
 

 

 

 

 

 
 

 

AGENDA & Notice of Planning Commission Work Session Meeting 

 
The Planning Commission of the City of Newport will hold a work session meeting at 6:00 p.m., 

Monday, August 27, 2012, at the Newport City Hall, Conference Room “A”, 169 SW Coast Hwy., 

Newport, OR 97365.  A copy of the meeting agenda follows. 

 

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, 541-574-0613. 

 

The City of Newport Planning Commission reserves the right to add or delete items as needed, change the 

order of the agenda, and discuss any other business deemed necessary at the time of the work session. 

 
NEWPORT PLANNING COMMISSION  

Monday, August 27, 2012, 6:00 P.M. 

 

AGENDA 
 

 

 

A. New Business. 

 

 1.    Review of the Economic Opportunities Analysis. 

  

B.  Adjournment. 
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ECONOMY 
 
 

BACKGROUND 
The Economic section presents the results an economic opportunities analysis for the 
City of Newport.1 Consistent with statewide planning Goal 9 and OAR 660-009, the 
primary goals of the economic opportunities analysis are to (1) determining whether 
Newport has enough employment land through conducting an economic opportunities 
analysis (EOA) and (2) developing a strategy to guide economic development policy 
and actions in Newport. These documents: (1) are informed by recent data, (2) consider 
the viewpoints of various stakeholder groups in the community, (3) express an 
economic development vision for Newport, and (4) clearly articulate the city’s role in 
implementing the strategy.  

Purpose 
The purpose of the Economy section of the Newport Comprehensive Plan is to meet the 
requirements of Statewide Planning Goal 9 and its Administrative Rule (OAR 660-009). 
State policy requires the Economy section to identify economic opportunities for 
Newport. The goals of the Economy section are to: 

(1) Inventory industrial and other employment land, 
(2) Identify the major categories of industrial or other employment uses that could 

reasonably be expected to locate or expand Newport,  
(3) Describe the City’s strategy for economic development, and 
(4) Provide guidance for making decisions about use of employment lands.  

This section evaluates the existing employment land supply within the Newport Urban 
Growth Boundary to determine if it is adequate to meet present and future employment 
needs.  

Framework for economic development planning in Oregon 
The Economic section is designed to meet the requirements of Oregon Statewide 
Planning Goal 9 and the administrative rule that implements Goal 9 (OAR 660-009). 
The Land Conservation and Development Commission adopted amendments to this 
administrative rule in December 2005.2 The analysis in this Element is designed to 
conform to the requirements for an Economic Opportunities Analysis in OAR 660-009 
as amended. 

1. Economic Opportunities Analysis (OAR 660-009-0015). The Economic 
Opportunities Analysis (EOA) requires communities to identify the major 

                                 
1 Newport Economic Opportunities Analysis, prepared by ECONorthwest, July 2012 

2 The amended OAR 660-009, along with a Goal 9 Rule Fact Sheet, are available from the Oregon Department of 
Land Conservation and Development at http://www.oregon.gov/LCD/econdev.shtml.  

http://www.oregon.gov/LCD/econdev.shtml


categories of industrial or other employment uses that could reasonably be 
expected to locate or expand in the planning area based on information about 
national, state, regional, county or local trends; identify the number of sites by 
type reasonably expected to be needed to accommodate projected employment 
growth based on the site characteristics typical of expected uses; include an 
inventory of vacant and developed lands within the planning area designated for 
industrial or other employment use; and estimate the types and amounts of 
industrial and other employment uses likely to occur in the planning area. Local 
governments are also encouraged to assess community economic development 
potential through a visioning or some other public input based process in 
conjunction with state agencies. 

2. Industrial and commercial development policies (OAR 660-009-0020). Cities with 
a population over 2,500 are required to develop commercial and industrial 
development policies based on the EOA. Local comprehensive plans must state 
the overall objectives for economic development in the planning area and identify 
categories or particular types of industrial and other employment uses desired by 
the community. Local comprehensive plans must also include policies that 
commit the city or county to designate an adequate number of employment sites 
of suitable sizes, types and locations. The plan must also include policies to 
provide necessary public facilities and transportation facilities for the planning 
area.  

3. Designation of lands for industrial and commercial uses (OAR 660-009-0025. 
Cities and counties must adopt measures to implement policies adopted 
pursuant to OAR 660-009-0020. Appropriate implementation measures include 
amendments to plan and zone map designations, land use regulations, public 
facility plans, and transportation system plans. More specifically, plans must 
identify the approximate number, acreage and characteristics of sites needed to 
accommodate industrial and other employment uses to implement plan policies, 
and must designate serviceable land suitable to meet identified site needs.  

This Element presents an Economic Opportunities Analysis and the economic 
development strategy and action plan for Newport. Figure 1 shows the relationship 
between the EOA and the economic development strategy for Newport. The purpose of 
each product is: 

• Economic Opportunities Analysis. The EOA is intended to determine whether 
Newport has enough employment land. The EOA requires inventorying existing 
employment lands and identifying economic opportunities, an analysis that is 
guided by Goal 9.  

• Economic Development Strategy and Action Plan. This document articulates 
a community economic development vision and includes specific actions for how 
to achieve that vision. The economic development vision and goals are intended 
to: (1) provide direction about economic development policy for the City, 
especially policy relating to land use and (2) coordinate economic development 
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efforts among the organizations in Newport that work on economic development 
issues. 

Figure 1. Newport process for economic development analysis 

 
Source: ECONorthwest 

Organization of the Economic section 
The remainder of this section is organized as follows: 

• Land Available for Industrial and Other Employment Uses presents a 
regional inventory of industrial and other employment lands. 

• Land Demand and Site Needs in Newport presents the employment forecast 
for Newport and an estimate of how much land is needed to accommodate the 
20-year employment forecast. It also describes the types of sites that are needed 
to accommodate industries that are likely to locate or expand in Newport. 

• Implications presents a comparison of land supply and site needs and 
discusses the implications of the Economic Opportunities Analysis. 

• Economic Vision, Goals, Policies, and Actions presents a high-level summary 
of Newport’s economic development strategy.  
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LAND AVAILABLE FOR INDUSTRIAL AND OTHER EMPLOYMENT USES 
The buildable lands inventory is intended to identify commercial and industrial lands that 
are available for development for employment uses within the Newport UGB. The 
inventory is sometimes characterized as supply of land to accommodate anticipated 
employment growth. Population and employment growth drive demand for land. The 
amount of land needed depends on the type of development and other factors. 

This section presents the residential buildable lands inventory for the City of Newport. 
The results are based on analysis of Geographic Information System data provided by 
City of Newport staff and Lincoln County Tax Assessment data. The analysis also used 
aerial orthophotographs for verification. This section includes tabular summaries and 
narrative descriptions. The results also include several series of maps that are available 
from the City’s Community Development Department. The methods used to conduct the 
inventory are summarized in the full Economic Opportunities Analysis Report. 

Land base 
Table 1 shows acres within the Newport UGB and city limits in 2011. According to the 
City GIS data, Newport has about 8,179 acres in 7,668 tax lots within its UGB. The UGB 
includes areas within Yaquina Bay that are not developable. Newport has about 7,151 
acres within its City Limits. Additionally, the City has about 1,028 acres between the City 
Limits and Urban Growth Boundary (the UGA). 

Table 1. Acres in Newport UGB and City Limit, 2012 

 

Area Tax Lots
Total 

Acres
Acres in 
Tax Lots

City Limits 7,066 7,151 8,060
Urban Growth Area 602 1,028 3,808
  Total 7,668 8,179 11,868

Source: City of Newport GIS data; analysis by ECONorthwest  
Note: Table includes all areas within the UGB, including non-residential areas 
Urban Growth Area is the unincorporated area between the City Limits  
and Urban Growth Boundary 

Table 1 summarizes all land in the Newport UGB. The next step was to identify the 
employment land base (e.g., lands with plan designations that allow employment). The 
land base includes traditional employment designations—Commercial, Industrial, and 
Shoreland)—as well as public lands (including the Newport Airport which is presented 
as a separate category). Most lands in the Public plan designation are considered 
committed, however, a review of lands designated Public with City Staff identified some 
lands with development capacity. 

Table 2 shows that about 3,424 acres within the Newport UGB is included in the 
employment land base (including lands in Airport and Public designations). Thus, about 
42% of land within the Newport UGB is included in the employment land base. The land 
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base includes all land in tax lots that have any portion that is in an employment or public 
plan designation.  

Table 2. Lands designated for employment uses,  
Newport UGB, 2012 

 

Area Value

Newport UGB

  Number of Tax Lots 7,668

  Acres in UGB 8,179

Newport Employment Land
  Tax Lots in Employment Designations (Comm/Ind/Shoreland) 1,918

  Acres in Land Base in Employment Designations 1,557

Newport Airport Land

Tax Lots in Airport 3

Acres in Airport 541

Newport Public Land

Tax Lots in Public 207

Acres in Public 1,326

Source: City of Newport GIS data; analysis by ECONorthwest 

The third step in the inventory was to classify lands into mutually-exclusive categories 
that relate to their development status. The categories include: 

• Vacant land  
• Partially vacant land 
• Undevelopable land 
• Developed land 
• Public land 
• Semi-public land 
• Destination resort land 

See Economic Opportunities Analysis Report for detailed definitions of these categories, 
which were used to perform a preliminary classification. The next step was to show the 
results in map form overlaid on a 2009 aerial photo to validate the classifications. After 
validating the classifications, City staff reviewed and commented on the draft maps. 

Table 3 shows all employment land in the Newport UGB by classification and plan 
designation. The results show that of the 3,424 acres in the UGB, about 2,639 acres are 
in classifications with no development capacity, and the remaining 785 acres have 
development capacity.  

Analysis by plan designation shows that about 11% (390 acres) of the employment land 
in the Newport UGB is designated Commercial, 17% (573 acres) is designated 
Industrial, and 29% (594 acres) are in Shoreland. A total of 1,867 acres (nearly 50%) 
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are in Public plan designations (note that the Airport is in the Public plan designation). 
The majority of land in the Public plan designation is committed, but a few sites owned 
by the city and port were considered available for development during the planning 
period. These lands are both in the Public plan designation and public ownership. 
These lands were classified as Vacant (approximately 206 acres). 

Table 3. Employment acres by classification and plan designation, Newport UGB, 
2012 

 
Source: City of Newport data; analysis by ECONorthwest 
Note: Areas in shown as Airport are in the Public plan designation. They are shown separately here because of 
economic activities at the airport. 

Table 4 shows employment acres by classification and constraint status for the Newport 
UGB in 2012. Analysis by constraint status (the table columns) shows that about 1,674 
acres are classified as built or committed (e.g., unavailable for development), 1,350 
acres were classified as constrained, and 400 were classified as vacant and suitable for 
employment uses.  

Table 4. Employment acres by classification, Newport UGB, 2012 

 
Source: City of Newport data; analysis by ECONorthwest 
Note: Constraints do not include any deductions related to slope. 

Classification Tax Lots Total Ac Tax Lots Total Ac Tax Lots Total Ac Tax Lots Total Ac Tax Lots Total Ac Tax Lots Total Ac
Developed 907 263 102 82 549 62 2 537 44 250 1,604 1,194
Semi-Public 21 9 5 12 4 61 0 0 12 4 42 87
Public 47 12 1 0 37 317 1 4 116 859 202 1,192
Unbuildable 32 7 1 0 12 22 0 0 15 7 60 37
Vacant 106 42 71 441 6 1 0 0 20 206 203
Partially Vacant 4 7 7 38 4 130 0 0 0 0 15 174
Destination Resort 2 51 0 0 0 0 0 0 0 0 2

Total 1,119 390 187 573 612 594 3 541 207 1,326 2,128 3,424

Percent of Total 53% 11% 9% 17% 29% 17% 0% 16% 10% 39% 100% 100%

Commercial Industrial Shoreland Airport TotalPublic
Plan Designation

690

51

Land suitable for 
Employment

Classification Tax Lots Total Ac
Developed 

Ac
Constrained 

Ac Suitable Ac
Land with no development capacity

Developed 1,604 1,194 814 381 0
Semi-Public 42 87 74 12
Public 202 1,192 679 513 0
Unbuildable 60 37 26 11 0

Subtotal 1,908 2,509 1,592 917 0
Land with development capacity

Vacant 203 690 0 366 323
Partially Vacant 15 174 81 40 53
Destination Resort 2 51 0 27 24

Subtotal 220 915 81 433 400
Total 2,128 3,424 1,674 1,350 400

Land not suitable for 
new Employment

0



Vacant buildable land 
The next step in the commercial and industrial buildable land inventory was to net out 
portions of vacant tax lots that are unsuitable for development. Areas unsuitable for 
development fall into three categories: (1) developed areas of partially vacant tax lots, 
(2) areas with physical constraints (in this instance areas with shoreline buffers, 
wetlands, geologic buffers, or floodways), or (3) lands that are already committed to a 
use (public/quasi-public or private open space). 

Table 5 shows land with development capacity (e.g., lands classified as vacant, partially 
vacation, or destination resort) by constraint status. The data show that about 81 acres 
within tax lots with development capacity are developed. An additional 433 acres have 
development constraints that are unsuitable for employment uses, leaving about 400 
vacant suitable employment acres within the UGB.  

Table 5. Employment land with development capacity (Vacant, Partially Vacant, 
and Destination Resort) by constraint status, Newport UGB, 2012 

 

Plan Designation/ 
Classification Tax Lots

Total Acres 
in Tax Lots

Developed 
Acres

Constrained 
Acres

Suitable 
Acres

Commercial
Vacant 106 42 0 13 29
Partially Vacant 4 7 2 3 2
Destination Resort 2 51 0 27 24

Subtotal 112 99 2 43 54
Industrial

Vacant 71 441 0 251 190
Partially Vacant 7 38 9 20 9

Subtotal 78 479 9 270 199
Shoreland

Vacant 6 1 0 1 1
Partially Vacant 4 130 71 17 42

Subtotal 10 131 71 18 42
Public

Vacant 20 206 0 102 104
Subtotal 20 206 0 102 104

TOTAL 220 915 81 433 400
Source: City of Newport GIS data; analysis by ECONorthwest 

Maps 2-7 through 2-12 show commercial and industrial land in Newport by development 
status with development  constraints. The maps show the City of Newport in six tiles 
(maps), from the northern edge of the UGB to the southern edge of the UGB. 

Table 6 shows the size of lots by plan designations for suitable employment land. 
Newport has nearly 195 lots that are smaller than 2 acres (with 106 acres of land). 
Newport has 15 lots between 2 and 10 acres (73 acres of land), four lots between 10 
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and 20 acres in size (51 acres of land), and six lots 20 acres and larger (171 acres of 
land). 
Table 6. Lot size by plan designation, suitable acres, Newport UGB, 2012 

 
Source: City of Newport GIS data; analysis by ECONorthwest 

The data in Table 6 suggest that Newport has a deficiency of larger commercial sites. 
Newport has no commercial sites over 20 acres, 2 sites between 10 and 20 acres (with 
a total of 24 acres) and one site between 5 and 10 acres. Both sites over 10 acres are 
located in the Wolf Tree destination resort area and are not currently serviced. Not sites 
over five acres are available north of Yaquina Bay. Newport’s industrial zone allows 
commercial uses outright—which could address part of the deficit. Some of this 
deficiency could potentially be addressed through redevelopment. 

Redevelopment potential 
Redevelopment potential addresses land that is classified as developed that may 
redevelop during the planning period. While many methods exist to identify 
redevelopment potential, a common indicator is improvement to land value ratio. 
Different studies have used different improvement to land value ratio thresholds to 
identify redevelopment potential.  

One of the key issues in preparing an accurate inventory of employment lands in 
Newport is how to identify and inventory under-utilized or redevelopable lands. This 
study does not make a distinction between under-utilized and redevelopable sites.  The 
inventory consistently uses the term “redevelopable” since it is consistent with the 
terminology of the statewide land use program.3  For the purpose of this study, 

                                 

3 In this instance, the terminology is a little confusing. OAR 660-009-0005(1) defines redevelopment as follows: 
"Developed Land" means non-vacant land that is likely to be redeveloped during the planning period. For the purpose 
of clarity, we use the term developed to mean land committed to existing productive employment uses and 
redevelopable as lands that have potential for redevelopment during the planning period. 

Plan Designation <0.25

>=0.25 
and 

<0.50

>=0.50 
and 

<1.00

>=1.00 
and 

<2.00

>=2.00 
and 

<5.00

>=5.00 
and 

<10.00

>=10.00 
and 

<20.00

>=20.00 
and 

<50.00 Total
Acres

Commercial 7 4 5 2 3 9 24 0
Industrial 13 3 17 9 19 34 12 94 199
Public 1 2 1 0 8 0 15 78
Shoreland 42 0 1 0 0 0 0 0

Subtotal 62 9 23 12 30 43 51 171
Tax Lots

Commercial 88 11 7 2 1 1 2 0
Industrial 27 9 21 7 5 5 1 3
Public 9 3 1 0 3 0 1 3
Shoreland 9 0 1 0 0 0 0 0

Subtotal 133 23 30 9 9 6 4 6

Suitable Acres in Tax Lot

54

104
42

400

112
78
20
10

220



however, the definition of “redevelopable” land is considered synonymous with “under-
utilized” properties.  

In the context of the Newport commercial and industrial buildable lands inventory, 
redevelopment potential addresses land that was initially classified as developed that 
may redevelop during the planning period. While many methods exist to identify 
redevelopment potential, a common indicator is improvement to land value ratio. A 
threshold used in some studies is an improvement to land value ratio of 1:1. Not all, or 
even a majority of parcels that meet this criterion for redevelopment potential will be 
assumed to redevelop during the planning period.  

The factors that affect redevelopability are many, but the economics are pretty 
straightforward. Redevelopment occurs when achievable rents exceed the current 
return on investment of the land and improvements. The reality, of course, is much 
more complicated. One way to think about the market for land is “highest and best use” 
which is a function of: 

1. Achievable Pricing – Given the product type and location, what lease rates or 
sales prices are achievable? 

2. Entitlements – What do local regulations allow to be built? 
3. Development Cost – What is the cost to build the range of product types allowed 

(entitled) at that location? 
4. Financing – What is the cost of capital, as well as the desired returns necessary 

to induce development of that form?  

Conversations with commercial realtors and developers confirm the conclusion that it is 
difficult to develop reliable models of redevelopment potential. The factors are 
complicated and are location and time specific. Moreover, public policy can play a 
significant role in facilitating redevelopment. 

One approach to estimating redevelopment would be using supply side approaches 
using GIS datasets. The problem with supply side approaches is that the base data 
available to conduct empirical analyses is quite coarse and as a result, the analyses are 
limited and the results have varying levels of inaccuracy. The improvement to land value 
approach has some problems; for example, it does not make distinctions for land 
intensive employment uses that require minimal built structure investments. Despite this 
limitation, it has utility in identifying districts that may be worth focusing resources on. 

More robust approaches can consider employment densities, floor area ratios, and 
other factors. Often, however, the quality of the data is a limiting factor and the cost of 
generating new or cleaning existing data sets is prohibitive. For this study, we attempted 
to use employment density combined with improvement to land value ratios. Our 
assessment was the results were unreliable and unsuitable as a valid indicator of 
redevelopment potential. 

Thus, this study uses a demand-based approach to estimating how much land will be 
redeveloped over the 20-year planning period. The study makes demand-side 
deductions from total employment growth to account for new employment that will not 
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need any new land. This approach, however, will not meet key city objectives in 
developing economic development strategies. 

One foundational element of the city’s strategy is to identify districts that are “ripe” for 
redevelopment and then to focus efforts on those districts.  To identify potential districts, 
we analyzed the improvement to land value ratio of all commercial properties within the 
UGB. That analysis was followed by field assessment and discussions with city staff 
and other experts. 

Table 6 shows improvement to land ratios for developed land in Newport. About one-
quarter of Newport’s developed sites (319 acres of land) have an improvement to land 
value ratio of less than 0.25, suggesting that these sites have high redevelopment 
potential. Another 8% of Newport’s developed land has an improvement to land ratio of 
between 0.25 and 1.0 and 11% of Newport’s land has a ratio of between 1.0 and 2.0, 
suggesting redevelopment potential. Higher improvement to land value ratios suggest 
decreasing probability of redevelopment potential.  

Table 6. Improvement to land value ratio, land classified as “developed,” Newport 
UGB, 2012 

 
Source: City of Newport GIS data; analysis by ECONorthwest 

Of particular interest for the purpose of this study is low-improvement value commercial 
land. The improvement to land value ratio analysis in Table 7 shows 89 acres of 
commercial land with an improvement to land value ratio of less than 1.0:1.0; 35 of 
those acres have an improvement to land value ratio of less than 0.5:1.0. Rows with 
darker shading have more redevelopment potential. 

Plan Designation
>0.00 - 
<0.25

>=0.25 - 
0.50

>=0.50 - 
<0.75

>=0.75 - 
<1.00

>=1.00 and 
<2.00

>=2.00 - 
<3.00 >=3.00 No Data Total 

Acres
Airport 167 0 0 0 0 0 0 370 537
Commercial 15 20 35 19 82 20 28 42 263
Industrial 5 11 11 6 14 9 14 11
Public 131 2 0 0 1 2 71 43 250
Shoreland 1 3 1 1 48 1 42 95 192

Total
Acres 319 36 47 27 147 33 155 561 1324
Percent of Acres 24% 3% 4% 2% 11% 2% 12% 42% 100%

Tax Lots
Airport 1 0 0 0 0 0 0 1
Commercial 54 74 100 87 188 51 71 282 907
Industrial 6 17 11 11 16 10 7 24
Public 6 4 0 5 5 5 15 4 44
Shoreland 5 11 7 9 21 3 17 480 553

Total
Tax Lots 72 106 118 112 230 69 110 791 1608
Percent of Acres 4% 7% 7% 7% 14% 4% 7% 49% 100%

Improvement to Land Value Ratio 

82

2

102



Table 7: Developed commercial land by improvement-to-land value ratio, Newport 
UGB, 2012 

 

Improvement to
Land Value Ratio Number Percent Number Percent
>0.00 - <0.25 54 6% 15 6%
>=0.25 - 0.50 74 8% 20 8%
>=0.50 - <0.75 100 11% 35 13%
>=0.75 - <1.00 87 10% 19 7%
>=1.00 and <2.00 188 21% 82 31%
>=2.00 - <3.00 51 6% 20 8%
>=3.00 71 8% 28 11%
No Data 282 31% 42 16%

Total 907 100% 263 100%

Tax Lots Acres

Source: City of Newport GIS data; analysis by ECONorthwest 

Map 1 shows the location of potential commercial redevelopment districts, based on 
direction from the Technical Advisory Committee and city staff to focus commercial 
redevelopment strategies on the Highway 101 and Highway 20 corridors north of 
Yaquina Bay. 

. 
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Map 1. Potential commercial redevelopment districts 

 
Source: City of Newport GIS data; analysis by ECONorthwest 
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EMPLOYMENT LAND DEMAND IN NEWPORT 
OAR 660-009 requires cities to maintain a 20-year inventory of sites designated for 
employment. To provide for at least a 20-year supply of commercial and industrial sites 
consistent with local community development objectives, Newport needs an estimate of 
the amount of commercial and industrial land that will be needed over the planning 
period. Demand for commercial and industrial land will be driven by development in the 
target industry clusters, the expansion and relocation of existing businesses, and new 
businesses locating in Newport. The level of this business expansion activity can be 
measured by employment growth in Newport.  

This section summarizes key findings from in the Economic Opportunities Analysis 
report from: (1) Appendix A: National, State, County, and Local Economic Trends, (2) 
Appendix B: Factors Affecting Future Economic Growth in Newport, and (3) Appendix 
C: Employment Forecast and Site Needs for Industrial and other Employment Uses. 
This section focuses on the issues related to growth of industries with the most potential 
growth industries for Newport. 

Newport’s competitive and comparative advantages 
Economic development opportunities in Newport will be affected by local conditions as 
well as the national and state economic conditions. Economic conditions in Newport 
relative to these conditions in other coastal communities form Newport’s competitive 
and comparative advantages for economic development. These advantages have 
implications for the types of firms most likely to locate or expand in Newport. 

There is little that Newport can do to influence national and state conditions that affect 
economic development. Newport can, however, influence local factors that affect 
economic development. Newport’s primary advantages are: access to the ocean, 
location in the central Oregon Coast, access to Highways 101 and 20, range of 
businesses in Newport, interest of business groups to work together, and high quality of 
life. Newport is likely to attract businesses that prefer to locate near to the ocean or 
businesses that have a choice of where to locate and prefer the quality of life factors in 
Newport. 

The local factors that form Newport’s competitive and comparative advantages are 
summarized below. 

• Location. Newport is located in Lincoln County, along Highway 101, at the 
center of Oregon’s Coast. Newport is one of the largest coastal communities and 
a regional center for retail trade, services, and government activity. Businesses in 
Newport have access to natural resources from surrounding rural areas, such as 
ocean products, wood products, agricultural products, and other resources. 
Businesses that need access to or want to attract customers from other coastal 
communities may locate in Newport. 

• Transportation. Businesses and residents in Newport have access to a variety 
of modes of transportation: automotive (Highways 101 and 20), cargo vessels (at 
the newly renovated International Terminal), air (the Newport Municipal Airport), 
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rail (in Toledo via the Willamette and Pacific Railroad), and transit (Lincoln 
County Transit). Businesses that need access to multiple modes of 
transportation, especially automotive and cargo vessels, may choose to locate in 
Newport. Newport’s distance from Interstate 5, the Willamette Valley, and 
Portland are a barrier to attracting businesses that need direct access to I-5 or 
access to markets in the Willamette Valley.   

• Marine-related. One of Newport’s primary advantages is being on the Oregon 
Coast, with direct access to the Pacific Ocean. Newport’s economy has 
developed with the following advantage: 

o Proximity and access to the ocean. Access to the ocean from Yaquina 
Bay is direct and fast. Boats in the Bay can get to the open ocean in about 
10 minutes. This direct access to the ocean from a protected bay is 
relatively unique in the Northwest. Businesses that make frequent trips to 
and from the ocean may find Newport’s access to the ocean appealing.  

o Marine industries. Newport has a wide-ranging of existing marine 
industries: the NOAA fleet, research and education, law enforcement, 
commercial fishing, seafood processing, recreational fishing, tourism-
related ocean activities, and services for the marine industries. These 
industries form the base of a marine research and ocean observing 
industry cluster. Newport has opportunities to attract more marine 
industries, including small businesses that provide goods or services to 
marine businesses.  

o Agreement about marine uses. Newport has a wide-range of marine 
stakeholders, such as: the Port of Newport, NOAA, the Hatfield Marine 
Science Center, commercial or recreational fishermen, the Coast Guard, 
and many others. These stakeholders are generally in agreement about 
the types of uses that should occur in Yaquina Bay, which focus on 
research, aquaculture, energy production, and transportation. The 
collaborative nature of the relationship among marine users is an 
advantage for economic development because there is broad agreement 
about the types of marine uses in and around Newport. 

o Existing marine infrastructure. Newport’s existing marine infrastructure 
is an advantage for attracting businesses. The community will need to 
make investments, such as those that brought the NOAA fleet to Newport 
or the renovation to the International Terminal, to continue attracting 
marine-related businesses. In addition, the concentration of marine uses 
in Newport gives the Port advantages in attracting funding for the dredging 
necessary to accommodate large vessels. 

• Tourism. The existing tourism industry in Newport is an advantage for economic 
development. Tourism results in $116.8 million in direct spending annually, 
supporting about 1,600 jobs, and resulting in lodging tax revenues of 
approximately $2.2 million annually. While direct spending and lodging tax 
revenues have grown since 2000, employment in tourism industries has 
remained relatively flat over the 10-year period.  
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Newport’s tourism infrastructure includes destinations such as the Oregon Coast 
Aquarium, recreational amenities, overnight accommodations, restaurants, retail, 
and cultural amenities. The amenities not only contribute to the success of 
Newport’s tourism industries but enhance the quality of life for residents in and 
around Newport. The existing tourism industry in Newport offers opportunities to 
increase tourism and grow employment directly and indirectly related to tourism. 

• Buying power of markets. The buying power of Newport’s households, 
residents of nearby communities, and visitors provide a market for goods and 
services. Newport’s role as a regional center for retail and services is a 
competitive advantage for attracting retail and other services. 

• Labor market. The availability of labor is critical for economic development. 
Availability of labor depends not only on the number of workers available but the 
quality, skills, and experience of available workers. 
 
Businesses in Newport have access to workers in Newport and from neighboring 
communities. Businesses need access to reliable skilled workers, both with and 
without higher education. Businesses that need skilled workers but that do not 
require a specialized college degree may find workers within the greater Newport 
area. These workers can gain job skills through training at the Oregon Coast 
Community College or on-the-job training. Some businesses, especially 
organized involved in research and education, may need to attract workers that 
have specialized college degrees from other parts of Oregon or out-of-state.  

• Public policy. Public policy can impact the amount and type of economic growth 
in a community. The City can impact economic growth through its policies about 
the provision of land and redevelopment. Success at attracting or retailing firms 
may depend on the availability of attractive sites for development and public 
support for redevelopment. In addition, businesses may choose to locate in 
Newport (rather than another coastal community) based on: the City’s tax 
policies, development changes (i.e., systems development charges), the 
availability and cost of public infrastructure (i.e., transportation or sanitary sewer), 
and attitudes towards businesses.  
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Potential growth industries  
An analysis of growth industries in Newport should address two main questions: (1) 
Which industries are most likely to be attracted to Newport? and (2) Which industries 
best meet Newport’s vision for economic development? The types of industries that 
Newport wants to attract have the following attributes: high-wage, stable jobs with 
benefits; jobs requiring skilled and unskilled labor; employers in a range of industries 
that will contribute to a diverse economy; and industries that are compatible with 
Newport’s community values. The industries presented in the following section are 
consistent with the City’s vision and goals for economic development, presented at the 
end of the Housing section. 

The industries that fit with the Community’s aspirations for growth, Newport’s economic 
conditions, regional and national growth potential, and that fit with Newport’s 
comparative advantages are:  

• Marine and ocean observing research and education. Newport has been a 
growing center for marine and ocean research and education, with establishment 
of the Hatfield Marine Science Center in Newport more than 50 years ago. Since 
then, other marine and ocean research and educational institutions have located 
in Newport, such as the Oregon Coast Aquarium and, most recently, the National 
Oceanic and Atmospheric Administration (NOAA)’s Pacific Marine Operations 
Center.  
Growing the existing cluster of marine and ocean research and educational 
institutions has been a goal in Newport. In 2008, The Yaquina Bay Economic 
Foundation (YBEF) developed the document “Establishing Newport, Oregon as a 
Hub of Ocean Observing Activities in the Pacific Northwest: A Strategic 
Framework.” This document describes the goal of developing an ocean 
observing industry cluster as a method of economic development to attract jobs 
to and grow jobs in Newport. 
The Framework describes a range of ocean-observing economic activities, 
including research (aboard vessels and from sea floor “cabled” observatories), 
marine education, developing hardware used for ocean observing, and repair 
and maintenance of vessels and equipment. The data generated through the 
local research is valuable to commercial and recreational fishermen or cargo 
shippers.  
Key economic development opportunities in the ocean-observing industry cluster 
include:  

o Operations and maintenance of marine research vessels. With the 
deployment of UNOLS vessel R/V Oceanus, the NOAA Pacific research 
fleet, and wave energy test berth, there will be a steady demand for 
personnel and services to operate and maintain these vessels. These 
include vessel piloting, navigation, crew support services, equipment 
operation, vessel maintenance, and logistics.  
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o Development of facilities to support marine research operations and 
maintenance. These include development and expansion of dock facilities, 
construction of storage and maintenance buildings, deployment of cranes 
and loaders, construction of access roadways and surfaces for forklift 
transport of equipment to vessels, and hiring skilled operations and 
maintenance personnel. 

o Development of facilities and programs to support marine education. 
These include expansion of facilities at the Oregon Coast Aquarium, 
development of marine education camps and facilities, implementation of 
educational programs including eco-tourist based learning experiences, 
and expansion of marine education research. 

o Instrument design, manufacturing, deployment, sales, and service. With 
the Newport region being a hub for marine science research, the demand 
will grow for companies to supply, operate, and maintain ocean 
instruments, including sensors, underwater instrumentation, 
telecommunications gear, and autonomous underwater vehicles, along 
with skilled personnel in the fields of design, engineering, manufacturing, 
operations, maintenance, and customer relations.  

o Expanded marine research. As federal and state investments in marine 
research and education increase, so will Newport’s role grow, adding 
scientists, researchers, technicians, and students. This will result in 
expanded research facilities, including labs, conference facilities, 
residential facilities, and offices. 

• International commerce. The Port of Newport is one of the few deep draft ports 
on the Oregon Coast, which is accessible by large cargo vessels. The Port 
stopped shipping via large cargo vessels about a decade ago because the 
physical condition of the docks and Port infrastructure required repairs. The Port 
in the process of renovating the International Terminal of the Port. The Terminal 
is a 17-acre facility with about 1,000 feet of deep-water waterfront, docks, and 
storage facilities. 
At completion of renovation of the International Terminal is completed, the Port 
will be able to accommodate cargo ships, by the beginning of the second quarter 
of 2013. The Port is considering export opportunities for the International 
Terminal, such as exporting logs, which would result in about four to six ships 
carrying cargo from Newport per year. Over the long term, the International 
Terminal may attract one ship per month and may ship other goods in addition to 
logs, such as value added lumber, other wood products (e.g., paper products or 
wood chips), or other agricultural products (e.g., hay bales). One goal of 
renovation of the International Terminal is creating 50 new jobs between 2013 
and 2018.  
Operation of the International Terminal depends access to Highways 20 and 
Highway 101 from the north, for trucks carrying logs.  

• Fishing and seafood processing. Newport is one of Oregon’s largest 
commercial fishing port, accounting for about one-third of the State’s commercial 
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fishing activity. In 2008, Newport was home to about 238 fishing vessels, 
including both short-haul boats that fish in Oregon’s Coastal fisheries and distant-
haul boats that fish in Alaska’s fisheries. Newport’s commercial fishing vessels 
generated 61 million pounds of seafood, with a value of $32.5 million in 2008, 
accounting for about one-third of the seafood harvested in Oregon. The 
economic contribution of the fishing industry on personal income in Newport in 
2008 was about $123 million, accounting for about 30% of statewide economic 
contribution from fishing.4 

• Tourism. Tourism plays an important role in Newport’s economy. The 2005 EOA 
showed that about 33% of employment in Newport was related to tourism or arts. 
In 2010, about 36% of employment was in the sectors most directly related to 
tourism: accommodation and food service, arts and recreation, and retail trade. 
The strengths of Newport’s tourism cluster include: 

o Destinations such as the Oregon Coast Aquarium 
o Recreational amenities, such as sightseeing tours or fishing charters 
o Overnight accommodations, such as bed and breakfast inns, hotels, 

motels, RV parks and campgrounds, and private vacation rentals 
o A wide range of restaurants, including fine dining 
o Arts and cultural opportunities, such as art dealers, museums, or 

performance arts 

  

                                 

4 The most recently available report describing Newport’s fishing industry is: “Oregon’s Commercial Fishing Industry, 
Year 2007 and 2008 Review.” Oregon Department of Fish and Wildlife and Oregon Coastal Zone Management 
Association, Inc. 
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Employment and employment forecasts 
Goal 9 requires that cities provide for an adequate supply of commercial and industrial 
sites consistent with plan policies. To meet this requirement, Newport needs an 
estimate of the amount of commercial and industrial land that will be needed over the 
planning period. The Economic Opportunities Analysis report presents the forecast for 
employment growth in Newport in detail. This section summarizes the results of the 
forecast for employment growth and land needs 

Table 8 presents the forecast of employment growth by land use type in Newport’s UGB 
from 2012 to 2032. Table 8 shows Newport’s employment base in 2012, with about 
10,060 total employees,5 and forecast for 12,276 employees in 2032, an increase of 
2,216 employees at an average annual growth rate of 1.0%.  

Table 8 forecasts growth in all land-use types and it forecasts a shift in the composition 
of Newport’s employment: 

• Industrial will increase from 11% of employment in Newport in 2010 to 15% by 
2032. The cause of this expected growth is faster growth in target industry 
businesses that require industrial land, such as manufacturing related to ocean 
observing businesses, ship and boat repair businesses, seafood processing, or 
businesses related to international shipping. 

• Commercial employment will decrease from 72% of employment in Newport in 
2010 to 70% by 2032. Although employment in commercial businesses will 
decrease as a percent of total employment, commercial employment will account 
for the majority of employment growth (1,300 new jobs).  

• Government employment will decrease from 17% of employment in Newport in 
2010 to 15% by 2032. Even with this decrease in the share of total employment, 
government employment will grow by nearly 160 people over the 20-year period. 
This employment will be the result of growth in public educational and research 
organizations, as well as growth in government to provide additional services to 
Newport’s growing population. 

                                 

5 The forecast of employment in Newport is based on an estimate of covered employment in 2010. Covered 
employment does not include all workers in an economy, most notably excluding sole proprietors. Appendix C in the 
Economic Opportunities Analysis report describes the approach to converting from covered employment to total 
employment. 



Table 8. Forecast of employment growth in by building type, Newport UGB, 2012–
2032 

 

Land Use Type Employment
% of 
Total Employment

% of 
Total

Industrial 1,108              11% 1,841              15% 733              
Commercial 7,269              72% 8,593            70% 1,324         
Government 1,683              17% 1,841              15% 158              

Total 10,060            100% 12,276          100% 2,216         

2012 2032
Change 

2012 to 2033

Source: ECONorthwest 
Note: Green shading denotes an assumption by ECONorthwest 

Some new employment will locate on underutilized land, such as the districts along 
Highway 101 identified in the buildable lands analysis as having development capacity. 
Table 8 shows employment growth on underutilized lands and on vacant lands. Table 9 
assumes that some employment will locate on underutilized lands, reducing the need 
for vacant employment land:   

• Some employment growth will occur on sites with existing built space. 
Some employment will locate in existing buildings, such as buildings with 
vacant spaces that can accommodate business tenants. In addition, existing 
businesses may be able to accommodate new employment by making more 
efficient use of existing office space (e.g., adding a new cubicle). This 
forecast assumes that 10% of commercial employment can be 
accommodated this way and that 50% of government employment can be 
accommodated in existing built space. 

• Some employment growth will be accommodated on land with 
additional capacity. Some employment growth will be accommodated on 
land with additional development capacity, through infill or redevelopment. 
Some parcels with an existing building may have capacity to add another 
building, which is infill development. In other cases, the existing building may 
be obsolete, resulting in redevelopment of the existing building, with 
increased capacity to accommodate employment. This forecast assumes that 
15% of commercial employment will be accommodated through infill or 
redevelopment. 

Using these assumptions, 211 new employees will be accommodated on underutilized 
land and 1,805 new employees will require vacant (including partially vacant) land over 
the 2012 to 2032 period. 
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Table 9. New employment locating on underutilized land or vacant land, Newport, 
2032  

 
Source: ECONorthwest 
Note: Vacant land includes land identified in the buildable lands inventory as vacant or partially vacant. 

Table 10 shows demand for vacant (including partially vacant) land in Newport over the 
20-year period. The assumptions used in Table 10 are: 

• Employment density. Table 10 assumes the following number of employees 
per acre (EPA): Industrial will have an average of 10 employees per acre and 
Commercial and government will have an average of 20 EPA.  
 
These employment densities are consistent with employment densities in 
Oregon cities of similar size as Newport. Some types of employment will have 
higher employment densities (e.g., a multistory office building) and some will 
have lower employment densities (e.g., a convenience store with a large 
parking lot). 

• Conversion from net-to-gross acres. The data about employment density is 
in net acres, which does not include land for public right-of-way. Future land 
need for employment should include land in tax lots needed for employment 
plus land needed for public right-of-way. One way to estimate the amount of 
land needed for employment including public right-of-way is to convert from 
net to gross acres based on assumptions about the amount of land needed 
for right-of-way.6 A net to gross conversion is expressed as a percentage of 
gross acres that are in public right-of-way.  
 
Net-to-gross factors generally range from 15% to 20% for cities like Newport. 
Given that Newport has an existing well developed street system, this 
forecast uses a net-to-gross conversion factor of 15% for industrial and 20% 
for commercial and government.  

Using these assumptions, the forecasted growth of 1,805 new employees will result in 
the following demand for vacant (and partially vacant) employment land: 86 gross acres 

                                 

6 OAR 660-024-0010(6) uses the following definition of net buildable acre. “Net Buildable Acre” consists of 43,560 
square feet of residentially designated buildable land after excluding future rights-of-way for streets and roads. While 
the administrative rule does not include a definition of a gross buildable acre, using the definition above, a gross 
buildable acre will include areas used for rights-of-way for streets and roads. Areas used for rights-of-way are 
considered unbuildable. 

Land Use 
Type

New 
Employment

Existing Built 
Space

Land with
Additional 
Capacity

Emp. on 
Vacant Land

Industrial 733                0 0 733                
Commercial 1,324             132 199 993              
Government 158                79 0 79                  

Total 2,216             211                199            1,805           

Employment on
Underutilized Land



of industrial land, 63 gross acres of commercial land, and 5 gross acres of land for 
government uses.  

Table 10 . Demand for vacant land to accommodate employment growth, 
Newport, 2012 to 2032  

 

Land Use 
Type

Emp. on 
Vacant Land

EPA 
(Net Acres)

Land 
Demand 

(Net Acres)
Land Demand 
(Gross Acres)

Industrial 733                10                   73                86                  
Commercial 993                20                  50              63                
Government 79                  20                   4                 5                    

Total 1,805             127            154              
Source: ECONorthwest 
Note: Vacant land includes land identified in the buildable lands inventory as vacant or partially vacant. 

City of Newport Economic Opportunities Analysis July 2012 Page 22 



IMPLICATIONS FOR INDUSTRIAL AND OTHER EMPLOYMENT LAND NEED 
This section provides a brief summary of the implications of the economic opportunities 
needs analysis for Newport. It includes a general comparison of land supply and 
demand and description of the characteristics of needed sites. The buildable lands 
analysis is followed by a discussion of the key implications of the analysis for Newport. 

Comparison of land capacity and demand 
Table 11 shows the inventory of suitable employment land by plan designation. Table 3 
presented an estimate of demand for vacant (including partially vacant) land needed to 
accommodate employment growth over the planning period. Table 11 compares the 
supply of buildable land with the demand for employment land: 

• Industrial. Newport has a supply of nearly 200 acres of buildable land 
designated for industrial uses. The employment forecast projects demand for 
86 acres of industrial land. Newport has more industrial land than the City 
is projected to need over the 20-year period, with a surplus of 113 gross 
acres of industrial land. 

• Commercial. Newport has 54 acres of land designated for commercial uses 
and 42 acres designated for Shoreland uses. According to the City’s zoning 
code, the purpose of land designated for shore land uses is for use by water-
dependent businesses. Newport has a surplus of 33 acres of land for 
commercial uses.  

Table 11. Sufficiency of employment land to accommodate employment growth, 
gross acres, Newport, 2012 to 2032  

 

Land Use Type
Land Supply 

(Gross Acres)
Land Demand 
(Gross Acres)

Land 
Surplus 
(Deficit)

Industrial 199 86                   113
Commercial

Commercial 54
Shoreland 42

Commercial Subtotal 96 63                   33
Source: ECONorthwest 
Note: Vacant land includes land identified in the buildable lands inventory as vacant or partially vacant. 

The employment forecast identified demand for five acres of land to accommodate 
government uses. These uses can be accommodated in a number of ways: (1) on land 
designated for Public uses, (2) on land designated for Commercial use, or (3) through 
redevelopment of land with underutilized buildings. 

Newport has a deficiency of larger commercial sites. Newport has no commercial sites 
over 20 acres, 2 sites between 10 and 20 acres (with a total of 24 acres) and one site 
between 5 and 10 acres. Both sites over 10 acres are located in the Wolf Tree 
destination resort area and are not currently serviced. Not sites over five acres are 
available north of Yaquina Bay. Newport’s industrial zone allows commercial uses 
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outright—which could address part of the deficit. Some of this deficiency could 
potentially be addressed through redevelopment. 

Characteristics of needed sites 
OAR 660-009-0015(2) requires the EOA identify the number of sites, by type, 
reasonably expected to be needed for the 20-year planning period. Types of needed 
sites are based on the site characteristics typical of expected uses. The Goal 9 rule 
provides flexibility in how jurisdictions conduct and organize this analysis. The 
Administrative Rule defines site characteristics as follows in OAR 660-009-0005(11): 

(11) "Site Characteristics" means the attributes of a site necessary for a particular 
industrial or other employment use to operate. Site characteristics include, but are 
not limited to, a minimum acreage or site configuration including shape and 
topography, visibility, specific types or levels of public facilities, services or energy 
infrastructure, or proximity to a particular transportation or freight facility such as rail, 
marine ports and airports, multimodal freight or transshipment facilities, and major 
transportation routes. 

This section presents a high-level discussion of the characteristics of land needed to 
accommodate the targeted industries, based on the identified need for: 86 gross acres 
of industrial land and 63 gross acres of commercial land.  

MARINE AND OCEAN OBSERVING RESEARCH AND EDUCATION 
• Location within the City. Locational requirements of businesses in marine and 

ocean observing research and education cluster vary, depending on the type of 
business.  

o Organizations involved in research and education may need access to the 
waterfront (i.e., a place to dock ships). While some organizations may 
prefer to have offices near the waterfront, others may find a location away 
from the water front acceptable. 

o Businesses involved with maintenance and manufacturing may need to 
have a location along the water front (e.g., for ship maintenance), while 
others may prefer a location near Highway 20 or the airport. 

Newport has a limited supply of land with direct or nearby access to the Bay 
Front and should identify opportunity sites in these areas for use by marine and 
ocean observing organizations. The economic development strategy includes an 
action item of identifying specific opportunity sites for growth of this cluster within 
Newport. 

• Size of sites. The size of sites required by businesses in this cluster will vary. 
Some businesses may require no new space and make use of space within an 
existing building, such as a small firm involved in research. Other businesses 
may require a larger site (e.g., one to two acres) to build a new facility. A large 
organization could require a five- to ten-acre site. 
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• Constraints and topography. Office-based businesses may be willing to locate 
on land with slopes of 15% or more. Manufacturing, maintenance, and related 
businesses will need relatively flat sites. 

• Transportation access. All businesses will need automotive access. 
Businesses that manufacture products for use outside of Newport will need 
sufficient access to Highway 101 and possibly to Highway 20. Businesses in this 
cluster are likely to require boat and shipping access in the Bayfront. 

INTERNATIONAL COMMERCE 
• Location within the City. Businesses involved in international commerce will 

prefer to locate near the Port of Newport’s facilities. Some of these businesses 
may require a Bayfront location and some may not need waterfront access.   
Newport has a limited supply of land with direct or nearby access to the Bay 
Front, especially land near the Port of Newport’s facilities. The Port, however, 
has some vacant land near the terminal that could be made available for related 
uses. The City and Port should identify opportunity sites in these areas for use by 
businesses in this cluster.  

• Size of sites. Warehouse and distribution firms may require a relatively small 
site (e.g., 1- to 2-acres) for small-scale businesses or may require a large site 
(e.g., 20- or more acres) for large-scale operations. Small businesses may prefer 
to locate in existing buildings (if available). 

• Constraints and topography. These businesses will need relatively flat sites. 

• Transportation access. Business in this cluster may need direct access to 
Highway 20 and to Highway 101. Businesses in this cluster will require access to 
shipping from the International Terminal at the Port of Newport. 

FISHING AND SEAFOOD PROCESSING 
• Location within the City. Businesses involved in fishing and seafood 

processing are likely to require a Bay Front location, with waterfront access.   

• Size of sites. Some businesses may require relatively small locations on the 
waterfront, such as an office with a place to dock fishing vessels. Seafood 
processors firms may require a relatively small site (e.g., 1- to 2-acres) for small-
scale businesses or may require a large site (e.g., 10- or more acres) for large-
scale operations. Small businesses may prefer to locate in existing buildings (if 
available). 

• Constraints and topography. These businesses will need relatively flat sites. 

• Transportation access. Business in this cluster may need direct access to 
Highway 20 and to Highway 101. Businesses in this cluster will require access to 
the Bay Front. 
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TOURISM  
• Location within the City. Tourism businesses will require a location in areas 

where visitors frequent, such as along Highway 101, in Nye Beach, or in the 
Historic Bayfront. Some businesses may prefer a location with an ocean view, 
such as restaurants or overnight-accommodations. 

• Size of sites. Some businesses, such as a retail store or small restaurant, in this 
cluster can locate on a small site (1-acre or less) and in an existing building. 
Some businesses, such as restaurants or overnight-accommodations, may need 
larger sites (2- to 5-acres) and may prefer to build new facilities. Need for sites 
larger than 5-acres will be restricted to large businesses, generally those building 
new facilities. 

• Constraints and topography. These businesses can locate on sites with 
slopes. 

• Transportation access. Businesses providing services to visitors will need 
access to local streets, with space for parking. 

• Visibility. Businesses in this cluster generally requires a site with high visibility, 
either along Highway 101 or in one of Newport’s districts with other services for 
visitors. 
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Implications 
The conclusion of the economic opportunities analysis is that Newport has enough land 
to accommodate the forecast for employment growth over the next 20-years. The City’s 
challenge is managing the existing land base and infrastructure to retain existing 
businesses and attract new businesses. The actions proposed in the Economic 
Development Strategy focus on these issues, emphasizing the City’s role in managing 
these issues. 

• Identify and manage opportunity sites for the target industries. The 
community’s aspiration for economic development is growth of businesses 
related to marine and ocean observing research and education. In addition, the 
community wants to grow employment in international commerce, fishing, and 
tourism. A key factor in growing employment in these clusters to Newport is 
whether the City has an attractive land-base with the characteristics and 
infrastructure needed by businesses in these cluster. 
Businesses in all of these clusters complete for land in similar areas: along the 
Bay Front and in South Beach. There is a limited amount of vacant land with 
direct access to the Bay Front. The Economic Development Strategy includes an 
action of identifying opportunity sites for the marine and ocean observing cluster.  
Some vacant land along the Bay is likely to be used for international commerce 
(e.g., land owned by the Port) and some will continue to be used for fishing and 
related industries. For other land with direct Bay access, the City will need to 
work with stakeholders and land-owners to prioritize development of key 
properties with Bay access.  
Newport has no commercial sites over 20 acres, 2 sites between 10 and 20 
acres (with a total of 24 acres) and one site between 5 and 10 acres. Both sites 
over 10 acres are located in the Wolf Tree destination resort area and are not 
currently serviced. Not sites over five acres are available north of Yaquina Bay. 
Newport’s industrial zone allows commercial uses outright—which could address 
part of the deficit. Some of this deficiency could potentially be addressed through 
redevelopment. 
The City’s economic development strategy also identifies annexation policy as a 
potential tool to work with property owners in the unincorporated areas of the 
UGB to clarify issues such as infrastructure provision outside of the city limits.  
The project ultimately will result in an Urban Growth Management Agreement 
(UGMA) between the City of Newport and Lincoln County that includes the South 
Beach area. The Newport City Council has a goal of accomplishing this in the 
next five years. Having a well-defined annexation strategy is important to the City 
because it can ensure efficient provision of municipal services and adequate 
sites for businesses. 

• Facilitating redevelopment along Highway 101. Newport has a substantial 
amount of land that is potentially redevelopable. Map 2-2 shows three districts 
with concentrations of redevelopment potential: (1) along Highway 101 around 
the City Center District, (2) along Highway 20, east of the intersection with 
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Highway 101, and (3) along Highway 101 between NE 6th Street and NE 12th 
Street. These areas all include underutilized and vacant land. 
The City has limited resources available to encourage redevelopment. While 
each of these areas offers redevelopment opportunities, we recommend the City 
consider focusing effort on redevelopment around the City Center District. This 
area is a gateway from the south to the northern side of Newport. It is connected 
to the Historic Bayfront and is near City Center. This area includes larger parcels 
with relatively low improvement to land value ratio, some of which are unused.  
The Economic Development Strategy includes an action to evaluate creating an 
urban renewal district (URD) north of Yaquina Bay. The purpose of the District is 
address the issues of underutilized commercial and industrial properties and 
infrastructure deficiencies, with the purpose of spurring new development. We 
recommend considering the commercial portions of the Highway 101 and 
Highway 20 corridors in the District.  
The URD would provide a source of financing for upgrades and improvements to 
public infrastructure. Improvements in areas the City targets for redevelopment 
along Highway 101 can catalyze redevelopment of key commercial areas. 
Without a source of financing for the improvements, encouraging redevelopment 
in key areas of Highway 101 will be more difficult for the City. 

• Making infrastructure investments in key areas. The City has limited funds to 
maintain existing infrastructure and facilities and very little financial capacity to 
make strategic investments. Existing funds are generally used for basic 
maintenance. The lack of funds leaves the City in a reactive position for 
addressing infrastructure problems.  
The City has some funds available from urban renewal for investment in the 
South Beach area. We recommend making investments in South Beach on key 
opportunity sites that need infrastructure improvements to enable development of 
marine and ocean observing businesses.  
The Strategy also includes actions for maintaining and improving infrastructure: 
to the International Terminal, necessary to support fishing, and infrastructure 
used by visitors. There may be opportunities for infrastructure investments that 
benefit businesses in multiple clusters, such as improvements to marine 
infrastructure used by fisherman and the Port. In addition, improvements to roads 
connecting the Bay Front with Highway 20 may benefit multiple users.  
Given the limited funding available, the City will need to seek infrastructure 
grants. There may be opportunities for public-private partnerships that improve 
infrastructure. 



ECONOMIC VISION, GOALS, POLICIES, AND ACTIONS 
This part of the Economic section  presents Newport’s vision for economic development 
and the goals, policies, and actions to implement the vision. The memorandum 
“Newport Economic Development Strategy” dated July 30, 2012 presents the full action 
plan for implementing the economic development strategy. 

City of Newport’s Role in Economic Development 
A number of organizations are working on economic, business, and workforce 
development in the region. Many of these have representation on the technical advisory 
committee (TAC) for this project. These organizations include: 

• City of Newport 
• Lincoln County 
• Economic Development Alliance of Lincoln County 
• Greater Newport Chamber of Commerce 
• Oregon Coast Community College, Small Business Development Center 
• Port of Newport 
• Yaquina Bay Economic Foundation 
• Yaquina Bay Ocean Observing Initiative 

With so many organizations having an interest in economic development, it is critical 
that roles be clearly defined. Moreover, coordination amongst the organizations will be 
important as the community moves into implementation of the strategy. 

The focus of this section is primarily on the City’s role: what resources can the City 
commit to economic development and what roles are most appropriate for the City. 
Following are foundational assumptions about the City’s role: 

• The City plays a support role in economic and business development 
• The City is one of several organizations that provide and maintain infrastructure 
• The City has some limited staff and financial resources that can be invested in 

appropriate economic development activities 
• The City has an obligation to adopt an economic development strategy, policies 

to manage employment lands, and maintain a 20-year supply of commercial and 
industrial sites under Goal 9 and OAR 660-009. 

• The City is not the appropriate organization to coordinate business recruitment 
and retention activities or to house staff that are coordinating business 
recruitment and retention activities 

The economic development vision, strategies and actions that follow primarily focus on 
those activities that the City would lead on, or that relate directly to an activity the City 
would lead on. This approach is consistent with the intent of this project: to articulate the 
City’s role in economic development. It does not, however, provide details on the 
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activities of partner organizations, nor does it commit partner organizations to any 
specific activity. 

Vision for Economic Development  
The City of Newport embraces change and works collaboratively to create a 
dynamic, entrepreneurial, and forward looking community.  

Newport’s dynamic and collaborative waterfront community represents its diverse 
economy – an innovative and technologically advanced fishing and seafood industry; a 
rapidly growing marine research enterprise; and a resourceful coastal tourism and 
recreation industry. Newport’s citizens place a high value on education, invest in lifelong 
learning, and upgrade skills for tomorrow's economy. People and families are attracted 
to the region for its diverse job opportunities and entrepreneurial environment. 
Residents invest in a quality of life reflected in numerous recreational opportunities, 
substantial infrastructure and support services, a vibrant arts community, and a beautiful 
and sustainable natural environment.  

Goals, Policies, and Actions for Economic Development 
The goals, policies and actions build from the vision for economic development as well 
as Newport’s key competitive advantage for economic development: (1) the City’s 
proximity and access to the ocean, (2) the City’s attraction of visitors, (3) the City’s role 
as a regional employment center, (4) existing urban infrastructure (i.e., road system or 
wastewater system), and (5) existing workforce and relationships among businesses, 
nonprofits, and agencies.  

Each topic below includes a broad goal statement and description of strategic 
considerations and issues related to the goal that must primarily be addressed through 
strategies and actions on the part of the City. 

JOB GROWTH 
Goal: Create conditions that are attractive to the growth of existing business 
and attract new businesses to Newport to create new jobs 

Newport wants to promote economic conditions and a positive business climate that 
encourages growth of jobs through growth of existing businesses and attraction of 
new businesses. Newport wants to strike a balance between economic development 
strategies to help existing businesses grow (i.e., economic gardening) and to attract 
new businesses. The City wants to focus on growth of jobs in the following 
employment clusters, as targeted industries: marine and ocean observing research 
and education, tourism, fisheries, and international commerce. 

Strategic considerations 

The City and its community partners have limited resources to invest in developing 
infrastructure and promoting economic development. Which industries offer the most 
opportunity for growth of jobs, of the type that the community wants to invest resources 
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in growing? What are the high priority growth industries that the community should 
make investments in? 

The information below describes the targeted industries and presents issues that can be 
addressed through actions by the City or its community partners.  

• The employment cluster identified by the Technical Advisory Committee (TAC) 
as being most important to grow is marine and ocean observing research and 
education. The TAC prioritized taking actions to grow the other three other 
clusters as approximately equal. 

• Newport has had some success at developing employment in marine and ocean 
observing research and education. The three categories of businesses in this 
cluster are: (1) research or education organizations, (2) maintenance of 
equipment, and (3) manufacturers of equipment, such as that used in research 
and education or energy production. Stakeholders in Newport who want to grow 
employment in the marine and ocean observing cluster will need to take actions 
to facilitate that growth. 

• Tourism is one of Newport’s existing employment clusters, with about 1,500 jobs 
in and direct travel spending of $122.7 million annually from tourism-related 
industries in 2010.7 Tourism is seasonal, with the majority of tourism spending in 
summer and the lowest tourism spending in winter. If growing employment in 
tourism is a high priority, actions will be required to capture a larger share of 
regional tourism spending, and reduce the volatility of tourism’s seasonality. 

• Newport has one of three deep draft ports on the Oregon Coast, which creates 
opportunities for international commerce. With completion of the renovation of 
the Port of Newport’s International Terminal, the Port will be able to 
accommodate deep draft cargo vessels for shipping. The types of goods likely to 
be shipped from the International Terminal include logs, other wood products, 
value-added wood products (e.g., dimensional lumber), or other agricultural 
products. The primary product that the Port expects to ship is logs. The Port and 
its partners may need to take actions to diversify the types of products shipped 
from the Port and developing other opportunities for economic development 
related to the Port. 

• Fishing and seafood processing continue to be important industries in Newport. 
Newport is one of Oregon’s largest commercial fishing ports, accounting for 
about one-third of the State’s commercial fishing activity. In 2008, Newport was 
home to about 238 fishing vessels, including both short-haul boats that fish in 
Oregon’s Coastal fisheries and distant-haul boats that fish in Alaska’s fisheries. 
Newport’s commercial fishing vessels generated 61 million pounds of seafood, 
with a value of $32.5 million in 2008, accounting for about one-third of the 
seafood harvested in Oregon. The economic contribution of the fishing industry 
on personal income in Newport in 2008 was about $123 million, accounting for 

                                 
7 Dean Runyan Associates, Newport Travel Impacts, 1991-2010p, May 2011 
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about 30% of statewide economic contribution from fishing.8 Changes in fishing 
permits and quotas as well as retention of the fishing fleet are key issues for 
Newport. 

• Newport is a regional center of activity on the Central Oregon Coast, with 
regional retailers, a government center, and the location of regional educational 
and research agencies. Newport’s retailers serve the Central Coast region. 
Newport can take actions to capitalize on that role as a regional center to re-
capture retail leakage, capture a larger share of spending from visitors, and 
increase the share of retail spending in Newport region. 

• Newport has an aging population. According to Census data, the average age of 
Newport’s residents has increased from 40.9 years old in 2000 to 43.1 years old 
in 2010. This trend is consistent with national trends. Newport has an older 
population on average than the State (38.4 years old) and younger than the 
County (49.6 years old). The aging of the population is a combination of the 
aging of long-term residents of Newport and in-migration of older workers or 
retirees. These demographic trends create some economic opportunities, such 
as attracting older entrepreneurs (and their business opportunities) and providing 
services to the aging population (e.g., recreational services or medical services). 

• Newport’s economic and business climate may be perceived as challenging to 
some businesses that consider moving to Newport. Some potential issues 
include: (1) a lack of attractive land in good locations ready for development, (2) 
lack of some services (e.g., major medical facilities or cohesive business and 
shopping areas), (3) lack of coordination about economic development issues. 
The City and its partners in economic development will need to take steps to to 
address these issues.  

Policies and actions 

Given the strategic considerations outlined above, what actions can the City and its 
partners take to promote job growth in the high priority target industries? The following 
policies and actions should take into account the limited resources available for public 
investment in infrastructure and efforts to support economic development. 

Action: Create and staff a Business Growth and Recruitment Coordinator 
function 

Description: In the past, the area had a staff position that focused on business 
development and recruitment. This position was housed with the Greater 
Newport Chamber of Commerce. Historically, the City of Newport partially funded 
the position and contributed about $40,000 annually from transient room tax 
revenues. This function, however, could also be contracted. 
 

                                 
8 The most recently available report describing Newport’s fishing industry is: “Oregon’s Commercial Fishing Industry, 
Year 2007 and 2008 Review.” Oregon Department of Fish and Wildlife and Oregon Coastal Zone Management 
Association, Inc. 



 

The TAC also indicated that YBOOI will be submitting a proposal to the Oregon 
Innovation Council (Oregon InC) to support economic development of ocean 
observing and research. This proposal would include a staff position and would 
not exclusively focus on the Newport area. 
 
The TAC was unanimous in their support for re-creating and staffing a similar 
position. This action is an overarching approach to provide resources for many of 
the development and coordination functions that are not currently met. This 
position would complement and help to coordinate the activities of other 
organizations (the City, the Port of Newport, the Economic Development Alliance 
of Lincoln County, YBOOI and others). The TAC was also clear that the position 
needed a very clear work program in order to achieve the desired outcomes. 
 
The business growth and recruitment coordinator would have several roles: (1) to 
work with local businesses on expansion efforts; (2) to work on recruiting new 
businesses—particularly in the target industry sectors; (3) to conduct research 
and analysis in support of local business development; and (4) to coordinate 
activities among the economic development partners.  
 
An essential first step for the community partners is to develop a work plan for 
the business recruitment coordinator for the first 1-2 years.  
Rationale: The business growth and recruitment coordinator will address a 
critical development and coordination role that does not currently exist. 
Who does it: Ideally, the TAC prepares work plan, position description and 
secures funding and determines the preferred host organization. An alternative 
would be to form an ad hoc committee that has representation of key 
organizations. 
Possible funding sources: City of Newport, Local economic development 
partner organizations; other grant sources. 
When: Initiate in year 1; continues through five-year period 
Benchmarks: Development of a work plan; hiring of a business growth and 
recruitment coordinator; implementation of the work plan. 

Policy 1. The City shall help facilitate growth of employment in the marine and 
ocean observing research and education cluster 

Action 1.1. Identify a person or organization responsible for coordinating 
among stakeholders 

Description: One person should be responsible for coordinating growth of this 
cluster among stakeholders. This person will be responsible for coordinating with 
stakeholders, assisting businesses in negotiating local and state regulations, and 
leading efforts to grow employment in this cluster. The TAC also indicated that 
YBOOI will be submitting a proposal to the Oregon Innovation Council (Oregon 
InC) to support economic development of ocean observing and research. This 
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proposal is being developed in partnership with the Economic Development 
Alliance of Lincoln County. This proposal would include a staff position and would 
not exclusively focus on the Newport area. Moreover, YBOOI is applying for 
nonprofit status. 
 
This would not be a City staff position, however, the City would play a support 
role on this strategy. This position  would coordinate activities with the Business 
Growth and Recruitment Coordinator. This function could be overseen by YBOOI 
or the Economic Development Alliance of Lincoln County with support from the 
business growth and recruitment coordinator. The rationale for this, in part, is that 
marine research and ocean observing are a significant employment cluster that is 
not specific to Newport.  
Rationale: The growth of this cluster will require efforts of a range of community 
stakeholders. Having a coordinator will ensure that progress is being made on 
key initiatives. 
Who does it: YBOOI coordinator (if funded by Oregon InC); otherwise, business 
growth and recruitment. 
Possible funding sources: Oregon Innovation Council, Economic development 
partner organizations, other State grants, and private foundations. 
When: Initiate work in year 1; continue through five-year period. 
Benchmarks: Hiring of a coordinator; development of a work plan based on the 
business plan described in Action 1.2; implementation of the work plan. 

Action 1.2 Update the strategic and business plan to guide growth of the 
marine and ocean observing cluster 

Description: The purpose of the strategic and business plan is to plan for 
development in the marine and ocean observing cluster. The plan should first 
define the scope of the marine research and ocean observing cluster (e.g., the 
types of businesses and support services needed for a healthy cluster) through 
market research. The plan should document the types of businesses desired in 
the cluster, the infrastructure needed by these businesses, and the 
characteristics of sites needed by these businesses (e.g., location, site size, 
etc.). This analysis should also explore links to the fishing and seafood 
processing industries. 
 
The Port of Newport was in the process of updating its strategic plan in 2012. 
The Port’s strategic plan should include a task to coordinate with the update the 
strategic and business plans for growth of the marine and ocean observing 
cluster.  
Rationale: The TAC identified a need to develop a detailed understanding of this 
cluster and develop a strategy based on data and analysis to capitalize on 
marine and ocean observing. 
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Who does it: YBOOI members and staff from the Economic Development 
Alliance of Lincoln County will coordinate the initial strategy development as well 
as funding proposals. The other economic development partners, including the 
City, will play a support role in this effort. 
Possible funding sources: Grants, Oregon Innovation Council 
When: Develop strategy in year 1; implementation in Years 1 through 5 
Benchmarks: Completion of the strategic/business plan; implementation of the 
strategy. 

Action 1.3 Identify opportunity sites for growth of the marine and ocean 
observing cluster 

Description: The locational requirements of businesses in marine and ocean 
observing research and education cluster vary, depending on the type of 
business.  

• Organizations involved in research and education may need access to the 
waterfront (i.e., a place to dock ships). While some organizations may 
prefer to have offices near the waterfront, others may find a location away 
from the water front acceptable. 

• Businesses involved with maintenance and manufacturing may need to 
have a location along the water front (e.g., for ship maintenance), while 
others may prefer a location near Highway 20 or the airport. 

Newport has a limited supply of land with direct or nearby access to the Bay 
Front and should identify opportunity sites in these areas for use by marine and 
ocean observing organizations. This task will use data from the commercial and 
industrial buildable lands inventory. 
The inventory should be comprehensive and should identify and document sites 
that are available for the range of related use: office, lab space, collaborative 
space, warehousing, dock access, maintenance yards, and manufacturing. It 
should also identify any dock space that could be shared or used for non-
exclusive uses. 
This action will require close collaboration with Oregon State University (OSU) 
and the Port of Newport—both of whom own and manage key properties in 
South Beach. OSU is in the process of identifying needs for marine research and 
ocean observing on their site as part of an update of the Hatfield Marine Science 
Center master plan. The City should work with OSU to clarify whether private 
businesses could be located on the campus. The Port of Newport has also 
indicated that portions of their South Beach site may have development potential. 
This action should also consider strategic sites on the north side of Yaquina Bay, 
including the Port of Newport’s proposed International Shipping Terminal. Sites 
on the north side can provide additional docking capacity. The inventory and 
evaluation should include other sites outside of water-dependent and water-
related uses. While the emphasis is on water uses, not all businesses that are 
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within the marine research and ocean observing sector will require water access. 
Some businesses may require industrial sites, others, office space. For such 
sites in South Beach, the city could consider providing incentives to encourage 
property owners reserve the sites for businesses related to the marine and ocean 
observing cluster. The incentives may be in the form of extending infrastructure 
to southern sites that do not have infrastructure. 
The identification of key sites would build on the buildable lands inventory 
conducted as a part of the update of the Economic Opportunities Analysis, and 
the strategic plan developed for the marine research and ocean observing sector.  
Rationale: Having adequate sites in appropriate locations is a prerequisite for 
siting new businesses. While the buildable land inventory in the updated 
Economic Opportunity Analysis identifies sites with development capacity, it did 
not go the next step and identify which sites are appropriate for target industries. 
This action would make those determinations.  
Who does it: City of Newport  
Possible funding sources: City of Newport 
When: Year 2, start date contingent upon completion of Action 1.2 
Benchmarks: Identification of opportunity sites 

Action 1.4 Stakeholder workshops 
Description: These types of workshops should be held periodically to maintain 
momentum and foster relationships. Stakeholders would discuss their role in the 
cluster, opportunities for growing the cluster in Newport, and each stakeholder’s 
capacity to contribute to growth of the cluster. These workshops provide 
stakeholders in Newport an opportunity to ask questions about other 
stakeholder’s locational needs, assess opportunities to attract new 
agencies/businesses to Newport, and understand the needs of businesses that 
might consider moving to Newport. The Yaquina Bay Ocean Observing Initiative 
conducted a stakeholder strategy retreat in July of 2011. That retreat brought 
state and local stakeholders in the marine and ocean observing research and 
education cluster together to collaboratively identify strategies for growing the 
cluster and defined a set of actions for moving the initiative forward.  
Rationale: As a member of YBOOI, the City of Newport is an important partner 
and should be consistently involved in this activity. The workshops would allow 
Newport city staff and city policy makers to network with economic development 
partners to better understand initiatives being undertaken in other communities 
and businesses and identify linkages and opportunities.  
Who does it: Yaquina Bay Ocean Observing Initiative/Economic Development 
Alliance are lead in coordinating these meetings. It is essential that city of 
Newport staff and policy makers are consistently engaged in this process and are 
aware of how city resources can leverage this sector.  
Possible funding sources: These meetings can be coordinated at minimal cost. 
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When: Year 2. 
Benchmarks: Holding the workshops; attending workshops; information sharing; 
refinement of strategies identified during the workshops. 

Policy 2. The City shall encourage growth of tourism-related employment 

Action 2.1. Develop tourism-related amenities and facilities. 
Description: Work with the private sector and non-profit organizations to 
encourage development of amenities and facilities that would support and 
increase tourism. These amenities could include a golf course, events facility, or 
other facilities. These projects would not be constructed or maintained by the 
City. The City has historically provided funding to external organizations through 
grants funded by transient lodging tax revenues for such amenities. 
Rationale: Support for strategic private and non-profit investments in amenities 
and facilities will encourage tourism. 
Who does it: City of Newport Administration/City Committees, Greater Newport 
Chamber of Commerce. 
Possible funding sources: Transient lodging tax grants. 
When: Years 1 through 5 based on priorities and cost. 
Benchmarks: Completion of projects. 

Action 2.2. Work with the Port of Newport and the Greater Newport Chamber of 
Commerce to study opportunities to make Newport a destination for cruise 
ships and other recreational activities. 

Description: Newport could be a destination for cruise ships, if the City had the 
infrastructure and facilities necessary to accommodate cruise ships. This action 
focuses on City coordination with the Port of Newport to ensure this action is 
reflected in the Port’s strategic plan. The action, would largely be implemented by 
the Port. It would start with an evaluation of whether residents and businesses in 
Newport support the idea of becoming a cruise ship destination. If there is 
sufficient public support, conduct an evaluation of the infrastructure necessary to 
accommodate cruise ships and a feasibility study for becoming a cruise ship 
destination.  
This evaluation should go beyond cruise ships. For example, the Port of Newport 
could create kayak launching areas. The evaluation should include analysis of 
recreation activities that can stand alone (such as cycling or kayaking) but would 
also complement cruise ship patrons. As part of this action, and to support other 
actions, City of Newport should participate in the Port of Newport’s strategic 
planning process. Moreover, once the plan is complete, the city should see ways 
to coordinate with the Port.  
Rationale: Cruise ships can create significant short-term economic activity, 
particularly in the Bay Front area. Moreover, exposure to the community may 
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lead to additional visits. Cruise ship patrons will desire a range of activities; this 
step would evaluate which activities are most desired. 
Who does it: Newport Community Development, Port of Newport, and Greater 
Newport Chamber of Commerce (outreach); Destination Newport Committee (a 
City committee); Consultant (feasibility study). 
Possible funding sources: Port of Newport (strategic plan); Transient lodging 
tax revenues. 
When: Scope project (Year 1); implement study (Years 2-3). 
Benchmarks: Completion of outreach and feasibility assessment. 

Action 2.3. Maintain meaningful tourism marketing 
Description: Support tourism marketing by working with tourism-related 
stakeholders. This function has historically occurred through a city committee 
and has been funded by room tax revenues. This action would be a continuation 
of this program, with an emphasis on strategically investing in marketing 
activities.  
This action should include evaluation of existing and potential marketing in the 
areas of marine education and eco-tourism, recreational tourism (watersports, 
hiking, etc.).While some degree of eco-tourism promotion has occurred, 
opportunities exist to expand marketing. Moreover, Newport has a long legacy of 
activities that might be considered eco-tourism—only in recent years have these 
activities been identified as eco-tourism. Evaluation of eco-tourism should include 
an assessment of related opportunities: linkages to the Hatfield Marine Science 
Center, the Oregon Coast Aquarium, and other tourism activities. In short, the 
community has an opportunity to integrate tourism and marine research. 
Historically, most of the focus has been on marketing to educational institutions 
to bring school children to the Oregon Coast Aquarium and other attractions. . 
This creates an opportunity to expand marketing activities to other educational 
sectors—higher education, lifelong learning, etc. This could include re-
establishing the Elderhostel that used to be run through Oregon Coast 
Community College, or other targeted marketing activities.  
Rationale: Tourism is a significant contributor of jobs and revenues to Newport’s 
economy. Growth in tourism jobs and payroll has been more or less flat for the 
past decade. The objective is to maintain current levels of jobs and payroll—and 
ideally increase them. 
Who does it: Destination Newport Committee; Greater Newport Chamber of 
Commerce in cooperation with private businesses; Business recruitment 
coordinator. 
Possible funding sources: Existing transient room tax funds. 
When: Ongoing. 
Benchmarks: Tangible marketing activities that are reported annually to the 
Newport City Council through the Destination Newport Committee. Travel and 
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tourism related economic impacts as reported by Dean Runyan Associates in 
their reports. 

Policy 3. The City shall coordinate with the Port of Newport on shared economic 
development objectives 

Action 3.1. Evaluate opportunities to expand the goods shipped via the Port 
Description: Conduct a market analysis of potential ways to expand the goods 
shipped from the Port. Potential opportunities include barges of containers along 
the U.S. Pacific coast or shipping value-added products from the Port, where the 
value-added processing is done in or nearby Newport. 
The City supports a meaningful industrial footprint at the Port Terminal. 
Development could include terminal facilities, warehouse facilities, and other 
facilities that support international shipping. The City will coordinate with the Port 
of Newport on identification and provision of infrastructure to support anticipated 
levels of activity. 
Rationale: The feasibility assessment will provide the basis for identifying the 
type and scope of infrastructure improvements that will be needed. 
Who does it: Port of Newport; City of Newport and the Economic Development 
Alliance of Lincoln County support and coordination. 
Possible funding sources: Port of Newport; State planning grants (DLCD or 
Business Oregon). 
When: As soon as possible (some work is already in progress). 
Benchmarks: Completion of market analysis. 

Policy 4. The City shall encourage growth of businesses involved with fishing and 
value-added seafood. 

Action 4.1. Coordinate relationships with the Port of Newport, fishing 
businesses and other business interests within the community 

Description: Encouraging growth of businesses involved with fishing and value-
added seafood requires that city staff and elected officials have a working 
knowledge of the issues facing the industries. This is developed through regular 
engagement and interaction with the City, Port of Newport, fishing businesses, 
and other interested parties (e.g., the Destination Newport Committee).  
 
The City is in the position to encourage growth in fishing and value-added 
seafood in a number of ways. City land use regulations and other requirements 
influence the environment within which the industry operates. In addition, the city 
owns and maintains critical infrastructure and facilities that businesses need in 
order to operate in Newport. Some ways that the City can assist the industry are: 
creating connections with other businesses in Newport to increase business, 
assisting with creative solutions to issues facing the industry, working through 
potential conflicts with other businesses and residences, or providing assistance 
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with industry needs for rights-of-way and parking. 
 
In addition, the presence of fishing and value-added seafood production in 
Newport is part of Newport’s attraction for tourists. The City can support growth 
of this industry through support of tourism marketing and advertising.  
 
This action will result in periodic meetings between staff and officials with the City 
of Newport, Port of Newport, industry representatives, and other interested 
parties. The purpose of the meetings is to ensure that all stakeholders are 
working together to address issues and encourage growth in the industry. The 
action will also result in strategic use of room tax funds for supporting tourism 
marketing and advertising. 
Rationale: Working directly with the fishing industry will allow better coordination 
of activities and needed improvements. 
Who does it: Business growth and recruitment coordinator will set and facilitate 
meetings with City of Newport, Port of Newport, industry representatives, and 
other interested parties. 
Possible funding sources: Economic improvement district and support for 
tourism marketing and advertising through use of room tax funds 
When: Coordination meetings and project identification (year 2). 
Benchmarks: Holding meetings; identification of infrastructure improvements. 
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WORKFORCE AVAILABILITY AND QUALITY 
Goal: Provide appropriate workforce and entrepreneurial training 
opportunities to meet the needs of Newport’s target industries 

Newport has identified four target industries: marine and ocean observing research 
and education, tourism, fisheries, and international commerce. This goal insures that 
Newport has a workforce with the skills, training, and education to meet the needs of 
these target industries.  

Strategic considerations 

The City and its community partners have limited resources to invest in developing a 
high-quality workforce. The role of workforce development is generally assumed by 
educational institutions, such as the Community College, universities, and public 
schools (K-12). Given the limited resources available, the City will play a limited role in 
workforce development and primarily work through its partners in ensuring that 
businesses in Newport have access to qualified workers. 

The information below describes the issues related to workforce availability and quality.  

• Newport has an aging population, as described in the previous section. In 
addition, the Office of Economic Analysis forecasts that Lincoln County’s percent 
of people 65 years and older will increase from 20% in 2000 to 30% in 2030, 
compared to Oregon’s increase from 13% to 19% of the population. The aging 
workforce has skills and experience that can benefit businesses in Newport. The 
loss of workers as older workers exit the workforce will need to be mitigated, to 
ensure that businesses have access to enough workers.  

• Newport has a smaller share of younger workers. About one-third of Newport’s 
population is between the ages of 20 to 49 years, compared to 40% of Oregon’s 
population. What can Newport do to provide opportunities for young workers at 
businesses in Newport, both for people raised in Newport and to attract young 
workers? 

• An important issue for businesses in Newport is availability of a skilled and 
educated workforce. What can the City and other economic development 
stakeholders do to support better preparing the workforce to meet the needs of 
existing and future businesses in Newport? What can be done to provide the 
existing workforce with skills needed to fill jobs in marine and ocean observing 
research and education? 

Strategies and actions 

Given the strategic considerations outlined above, what actions can the City and its 
partners take to ensure that businesses in Newport have access to skilled workers, 
especially for high priority target industries? These actions should take into account the 
limited resources available for public investment and the role of the City and its 
community partners in workforce development. 
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Policy 5. The City shall support workforce development 

Action 5.1. Provide strategic contributions in staff or dollars to partners to 
support workforce development 

Description: Provide opportunities for communication between businesses in 
Newport who need employees and the Oregon Coast Community College. The 
City may also choose to provide support (in terms of staff or dollars) to workforce 
development organizations such as Oregon Coast Community College or the 
school district. 
The TAC clearly identified the current lack of training opportunities in the area of 
marine research and ocean observing as a barrier. Oregon Coast Community 
College would be the logical organization to fill that void, however, the 
Community College needs funding to support more ocean-related workforce 
development. 
Rationale: Newport has a need for qualified, trained workers, such as workers to 
service marine equipment or qualified mechanics for the Port. 
Who does it: Newport City Council. 
Possible funding sources: Existing transient room tax funds; grants. 
When: Annually. 
Benchmarks: Annual progress reports from Oregon Coast Community College 
staff , establishing how funding has contributed to workforce development. 

  

City of Newport Economic Opportunities Analysis July 2012 Page 42 



 

City of Newport Economic Opportunities Analysis July 2012 Page 43 

SUPPLY OF COMMERCIAL AND INDUSTRIAL LAND  
Goal: Provide an adequate number of sites of suitable sizes, types, and 
locations to accommodate a variety of economic opportunities over the 
planning period  

Newport wants to provide enough land to accommodate employment growth over 
the 20-year planning period. Newport will need employment sites with a range of 
characteristics, such as different sizes, locations, access to transportation, access to 
the waterfront, and zoning designations. Newport wants to ensure that the City has 
an adequate number of sites to allow market choice for businesses in its four 
targeted industries, as well as for other economic opportunities.  

Strategic considerations 

Newport has more than 785 acres of land for commercial and industrial uses with 
development capacity, of which about 400 acres are unconstrained and suitable for 
employment uses. In addition, Newport has a substantial amount of underutilized9 with 
redevelopment potential. 

• Newport’s commercial and industrial land base has substantial constraints, such 
as steep slopes, that will prohibit development. These constraints are an issue 
and will require careful siting of businesses. While these constraints will create 
additional challenges for development in many instances, they do not necessarily 
preclude development.  

• Newport has no commercial sites over 20 acres, 2 sites between 10 and 20 
acres (with a total of 24 acres) and one site between 5 and 10 acres. Both sites 
over 10 acres are located in the Wolf Tree destination resort area and are not 
currently serviced. No sites over five acres are available north of Yaquina Bay. 
Newport’s industrial zone allows commercial uses outright—which could address 
part of the deficit. Some of this deficiency could potentially be addressed through 
redevelopment. 

• Newport has a limited amount of unconstrained vacant or partially commercial 
land with development capacity (about 54 acres). Newport has a substantial 
amount of underutilized commercial properties, with about 90 acres that have an 
improvement to land ratio less than 1.00. Much of the underutilized commercial 
properties are along Highway 101 or just off of the Highway. These commercial 
properties have redevelopment potential, although it is not clear which of these 
sites will redevelop over the next 20-years.  

                                 

9  Broadly, underutilized land can be consider land that is not meeting its full economic potential. In short, it is land 
that is not in its highest and best use. In the context of the state land use system, the terminology is a little confusing. 
OAR 660-009-0005(1) defines redevelopment as follows: "Developed Land" means non-vacant land that is likely to 
be redeveloped during the planning period. For the purpose of clarity, we use the term developed to mean land 
committed to existing productive employment uses and redevelopable as lands that have potential for redevelopment 
during the planning period. 



 

• Encouraging redevelopment of the commercial properties may require 
investments from the City. The City does not have sufficient funding to invest in 
redevelopment of all the underutilized commercial properties at once. The City 
should select a few areas with higher redevelopment potential to focus 
redevelopment efforts on. This could include strategies to aggregate parcels, or 
strategies to reduce infrastructure costs. 

• Land with development capacity in South Beach is limited. The City will need to 
work with businesses in the marine and ocean observing research and education 
cluster to identify other locations for new or expanded businesses, especially 
those that do not require close proximity to the waterfront (i.e., research offices or 
fabrication of marine research equipment and instruments). In some instances, 
the City may want to negotiate development agreements with property to better 
ensure that development is consistent with the City’s economic development 
vision. 

• There is land with development capacity near the International Terminal, along 
and near the Bay Front. The City should work with its partners and the land 
owner to determine what uses are appropriate for this area, which will be 
important for development of marine-related industries given the limited amount 
of developable land along the waterfront. 

• Newport has a reasonably large supply of land around the Airport. This land 
presents opportunities for development, especially for employment uses related 
to or dependent on aviation. While the land is not currently serviced, the City has 
identified strategies to service the land, given a business or developer who 
wanted to partner with the City on developing around the Airport.  

Strategies and actions 

Given the strategic considerations outlined above, what actions can the City and its 
partners take to make the best use of Newport’s commercial and industrial land base? 
What should the City do to encourage redevelopment of commercial land, given the 
limited amount of vacant and partially vacant commercial? How can the City best use its 
existing land base to support the targeted industries, especially given the very limited 
land supply in South Beach? These actions should take into account the limited 
resources available for public investment in infrastructure and efforts to support 
economic development. In short, the city needs a clearly articulated strategy for the 
management of waterfront properties.  

Policy 6. The City shall encourage better use of underutilized and/or blighted 
commercial sites. 

Action 6.1. Evaluate creation of an urban renewal district north of Yaquina Bay 
Description: The URD should address the issues of underutilized  commercial 
and industrial properties and infrastructure deficiencies. The housing needs 
analysis made a similar recommendation focused on reducing housing cost by 
addressing infrastructure deficiencies in certain areas as identified by the city. 
The specific purpose should be developed through a broader set of discussions. 
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The URD would potentially allow the city to use the additional tools offered by the 
URD including flexibility to resell land, land acquisition, land assembly, loans, 
upgrading or razing dilapidated commercial structures, facilitating the purchase 
or sale of land, and other tools. The URD could also address highway corridors, 
sign clutter, business facades, overhead lines, etc.  
The City will also need to determine the extent of the URD boundary. The TAC 
suggested starting with properties that are adjacent to the Highway 101 and 
Highway 20 corridors.  
Rationale: A URD would provide the city with additional tools for land acquisition 
and potentially funding for economic development and infrastructure projects 
through the bonding authority created by the district.  
Who does it: City of Newport. 
Possible funding sources: Urban Renewal District. 
When: Evaluation of the URD should occur in Year 1; steps to establish the 
district, should it have council support should occur in Year 2. Implementation 
would occur in subsequent years.  
Benchmarks: Evaluation of URD; establishment of URD; completion of projects. 

Policy 7. The City shall ensure an adequate supply of commercial and industrial 
sites 

Action 7.1 Develop strategies to prioritize target industry uses on opportunity 
sites 

Description: Once opportunity sites are identified for employment and business 
growth of the target industries, develop land use strategies to reserve these sites 
for use by organizations in this cluster.  
The initial emphasis in site identification should be on sites that are suitable for 
water-related and water-dependent uses, international shipping, fishing and 
seafood processing, and tourism. The implementation of this strategy would be 
on a voluntary basis—the City is not proposing additional land use regulations to 
implement this strategy. Rather, the City, working with other economic 
development partners, will engage with individual property owners to negotiate 
development agreements.  
According to the Municipal Research and Services Center of Washington a 
development agreement: 

“is a contract between a local jurisdiction and a person who has 
ownership or control of property within the jurisdiction. The purpose of the 
agreement is to specify the standards and conditions that will govern 
development of the property. The development agreement provides 
assurance to the developer that he/she may proceed to develop the 
project subject to the rules and regulations in effect at the time of 
approval - the development will not be subject to subsequent changes in 
regulations. Development agreements should also benefit the local 
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jurisdiction. The city or county may include conditions (mitigation 
measures) that must be met to assure that a project at a specific location 
does not have unacceptable impacts on neighboring properties or 
community infrastructure. The agreement may clarify how the project will 
be phased, the required timing of public improvements, the developer's 
contribution toward funding system-wide community improvements, and 
other conditions. The agreement can also facilitate enforcement of 
requirements, since it is a contract that details the obligations of the 
developer and local jurisdiction.”10 
 

ORS 94.504 provides the legal basis for development agreements in Oregon. 
The statute allows a city to enter into a development agreement “with any person 
having a legal or equitable interest in real property for the development of that 
property.” The statute requires development agreements include specific 
information (ORS 94.504(2) through (7). The statute also requires that the 
agreement is consistent with local regulations and that the local government 
approve the agreement after notice and hearing. 
To initiate this task, the City should identify the desired outcomes of the 
agreements and develop a list of potential elements of the development 
agreements. The agreements should place limitations on the use of properties to 
those that are consistent with the target industries. The agreement may also spell 
out any improvements that the city is willing to make to support development of 
the cluster, and under what conditions those improvements will be made. Once 
the general framework is established, the city should contact select property 
owners in areas targeted for marine research and ocean observing. The 
agreements should initially be targeted to properties in the South Beach area and 
should consider parcel size as a factor. 
Rationale: Current policies allow development of sites consistent with outright 
allowed or conditional uses as defined in the Newport Development Code. For 
example, some commercial uses are allowed in the I-1 zone. Rather than use 
regulatory approaches, this strategy will look to voluntary and incentive based 
strategies. Negotiating development agreements is a way to voluntarily engage 
property owners without land use regulation. Having resources to assist in 
business recruitment (the business growth and recruitment coordinator) provides 
incentive for property owners to work with the City on development agreements. 
Who does it: The City Community Development Department works with 
economic development partners to identify key provisions of the development 
agreements, then contacts property owners and negotiates development 
agreements. The economic development partners will provide support as 
appropriate. 
Possible funding sources: City of Newport; Urban renewal funds. 
When: Develop key provisions in year two; negotiate agreements in years 3-5. 

                                 
10 http://www.mrsc.org/subjects/planning/lu/developagreements.aspx 



 

Benchmarks: Identification and adoption of development agreements. 

Action 7.2: Develop an annexation strategy for commercial and industrial 
properties in South Beach 

Description: This action would result in an annexation strategy for commercial 
and industrial property in South Beach. The project would work with property 
owners in the unincorporated areas of the UGB to determine issues such as 
infrastructure provision outside of the city limits. The project ultimately will result 
in an Urban Growth Management Agreement (UGMA) between the City of 
Newport and Lincoln County that includes the South Beach area. The Newport 
City Council has a goal of accomplishing this in the next five years. 
Rationale: Having a defined annexation strategy will ensure efficient provision of 
municipal services, as well as adequate sites for businesses. This strategy may 
also address the issue of limited number of larger commercial sites. 
Who does it: City of Newport Community Development, Lincoln County 
Planning. 
Possible funding sources: City funds; state planning grants. 
When: Initiate work in year 1 or 2. 
Benchmarks: Adoption of UGMA. 
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INFRASTRUCTURE AND PUBLIC FACILITIES 
Goal: Make investments in infrastructure and public facilities to support the 
target industries 

Newport wants to improve economic conditions and promote growth of businesses 
in the target industries. High quality infrastructure and public facilities are important 
to support economic growth. The City has limited funds to support maintenance of 
existing infrastructure and public facilities. The City wants to leverage the limited 
funds available for infrastructure and public facility maintenance and improvements 
through working with local partners and the State to make strategic investments. 

Strategic considerations 

Newport provides a range of public infrastructure: municipal water system, wastewater 
system and treatment, local street system, stormwater system, street lighting, multi-use 
paths, and parks. Newport also has a range of public facilities: recreation center, 
performing arts center, library, Abby Street pier, a boardwalk, and public parking lots. 
The City has limited funds available to maintain existing infrastructure and public 
facilities. Recent upgrades to the City’s water and wastewater systems have been 
made, in part, by leveraging local funds with funds from external sources.  

The information below describes the issues related to Newport’s infrastructure and 
public facilities.  

• Newport’s municipal water system and wastewater treatment plan have recently 
been (or are in the process of being) upgraded. The City has sufficient water 
treatment capacity and wastewater treatment facility capacity to accommodate 
expected growth, including growth of industries with high water or wastewater 
demands. The City will need to work with existing and new businesses to meet 
changing demands for water and wastewater usage, such as changes to 
regulation of wastewater effluent temperatures or new needs of marine-based 
industries for wastewater treatment. 

• The City has limited funds to maintain existing infrastructure and facilities and 
very little financial capacity to make strategic investments. Existing funds are 
generally used for basic maintenance.  

o The distribution system (e.g., pipes or pumps) for the water and 
wastewater systems are deteriorating. While the City has plans to upgrade 
parts of the distribution system, the needs for replacement are greater 
than the City’s resources for maintenance. The City is heavily reliant on 
outside sources of revenue to maintain the systems, such as grants and 
loans. 

o The City has a considerable number of public facilities, some of which are 
important to growth of the target industries (e.g., the Abby Street pier). 
The City has no dedicated funds to maintain these facilities. Where 
appropriate, the City has used funds from the transient lodging tax 
revenues or business license revenues to maintain public facilities. 
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• The lack of funds leaves the City in a reactive position for addressing 
infrastructure problems. Some funds are available in the South Beach area for 
infrastructure maintenance and improvements through the urban renewal district. 
As a result, the City may be able to pro-actively support growth in South Beach 
and make strategic infrastructure investments.  

• Much of the City’s vacant land supply is on the south side of the City, south of 
South Beach and north of and around the Airport. In addition, Newport has some 
vacant buildable land at the northern side of the City. The City is extending 
service to some of these areas but some areas will be unserviced.  

o The City is extending services on the south side of Newport to 50th Street. 
While the City could extend services to about 62nd Street, the vacant land 
south of 50th Street will remain unserviced until there is developer interest 
in building in this area and funding to support extending services.  

o The City is extending services north of 71st Street but not beyond about 
78th Street. This will leave some vacant land unserviced. The slopes and 
land instability may make servicing some of the vacant lands in this area 
challenging.  

• The City has a considerable supply of properties that are underutilized or 
redevelopable, especially along Highway 101. These sites have existing services 
and could support more economic activity than they currently support.  

• The Yaquina Bay Bridge provides advantages to Newport, both as a connector 
between north and south Newport and as a historic resource. The Bridge, 
however, is a constraint to shipping because of low clearance and is a constraint 
on automotive and freight capacity on Highway 101. In addition, the Bridge is an 
impediment to pedestrian and bicycle traffic between South Beach and the 
northern part of Newport. As of now, ODOT has no plans to upgrade or replace 
the bridge and has not identified a future funding source to do so. 

Strategies and actions 

Given the strategic considerations outlined above, what actions can the City and its 
partners take to leverage existing funds for maintenance and upgrades to Newport’s 
infrastructure and public facilities? These actions should take into account the limited 
resources available for public investment, both at the local and State level. 

Policy 8. The City shall ensure adequate infrastructure is available. 

Action 8.1 Identify and make infrastructure investments on the opportunity 
sites 

Description: Once opportunity sites are identified for employment and business 
growth of the marine and ocean observing cluster, identify the municipal and 
other infrastructure deficiencies on each site (if any). Work with partners and 
involved stakeholders to secure funds for making necessary infrastructure 
upgrades. This action should engage other service providers such as the natural 
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gas, communications and other service providers. The Port of Newport should 
also be involved.  
Rationale: Sites must have sufficient infrastructure capacity to be viable 
opportunity sites. 
Who does it: The business recruitment coordinator would organize the meetings 
and document the results. Other economic development partners would 
participate and provide information. City staff would work with elected officials to 
prioritize the investments.  
Possible funding sources: City; state and federal grants. 
When: Identify infrastructure needs (After completion of the initial phases of Task 
7.1; years 3-5). 
Benchmarks: Identification of needs; inclusion of projects in the city’s capital 
improvement plan; completion of projects. 

Action 8.2. Coordinate provision of infrastructure to the International Terminal 
Description: Trucks bringing goods to the International Terminal typically use 
Moore Drive to access the port from Highway 20. Depending on the results of the 
Port’s economic and feasibility assessments, these transportation connections to 
the Port may need to be upgraded for additional capacity. 
Rationale: Infrastructure capacity must be available for international shipping to 
be viable. 
Who does it: Port of Newport lead; City of Newport support. 
Possible funding sources: City of Newport; Port of Newport; state and federal 
transportation funding programs; Oregon Infrastructure Finance Authority 
When: As soon as the Port identifies needs the City should work to conduct 
preliminary project evaluations and get them into the capital improvement 
program. This action links to Action 3.1 and is contingent upon substantial 
progress towards that Action. 
Benchmarks: Completion of feasibility assessment (Port); identification of 
projects; projects included in the CIP. 

Action 8.3. Develop and maintain infrastructure used by visitors 
Description: Where legally allowed or permissible, use lodging and local gas tax 
revenues to support or maintain infrastructure used by visitors, such as local 
roads and sidewalks in areas frequented by visitors. Use lodging and local gas 
tax revenues for street-scaping and improving the appearance of Highway 101. 
This action would include development of specific policy language related to use 
of transient room tax revenues for development of infrastructure, including as 
match to other state and federal grants. 
Rationale: Strategic investments in visitor infrastructure will encourage tourism. 
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Who does it: City Public Works Department; input from the Greater Newport 
Chamber of Commerce. 
Possible funding sources: Transient lodging and local gas tax revenues. 
When: Years 1 through 5. 
Benchmarks: Completion of projects. 

Action 8.4. Develop infrastructure needed to support fishing and seafood 
processing 

Description: Changes in permitting and fishing quotas have impacted the 
industry in significant ways. This action would identify specific things Newport or 
its partners could do to maintain the commercial finishing industry. This could 
include issues such as ensuring that permits stay in Newport if operators retire or 
move, providing support for additional infrastructure such as ice making, and 
other actions. 
Coordinate with fishery businesses to understand their future business plans and 
infrastructure needs. Work with stakeholders to develop or maintain infrastructure 
needed to maintain businesses in fishing, ensuring that fishing rights stay in 
Newport. This action should include a regular forum for the City, the Port and 
other organizations to meet with representatives of the fishing industry. 
This action will include an assessment of the condition of in-water structures – 
docks and other facilities. These facilities are owned by the City, the Port of 
Newport and private entities. Ideally, this assessment would be coordinated and 
completed by all relevant entities at the same time.  
Rationale: Working directly with the fishing industry will allow better coordination 
of activities and needed improvements. Commercial fishing and seafood 
processing are one of Newport’s core industries. It is important that Newport 
maintain this industry. 
Who does it: Local operators, OSU Sea Grant, and the OSU Extension Agent; 
City of Newport and Port of Newport are in supporting roles. 
Possible funding sources: Economic Development Improvement District; City, 
state or federal transportation funds, Connect Oregon; Oregon Infrastructure 
Finance Authority. 
When: As appropriate. 
Benchmarks: Holding meetings; identification of infrastructure improvements; 
completion of projects. 

Action 8.5: Work with ODOT on upgrades to Yaquina Bay Bridge 
Description: The Yaquina Bay Bridge is the primary connection between the 
northern and southern portions of Newport. The bridge is near the end of its 
engineered life and has both capacity and safety issues. Ultimately, the Oregon 
Department of Transportation will determine if and when to upgrade the bridge. 
Because of the nature of this critical lifeline, the City will continue to work with 
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ODOT and other partners to encourage ODOT to initiate planning studies on the 
span that will ultimately result in inclusion in the Statewide Transportation 
Improvement Program. 
Rationale: Having a safe and efficient transportation connection between the two 
areas of Newport is critical to future economic development. 
Who does it: City, Port of Newport, Greater Newport Chamber of Commerce, 
Economic Development Alliance of Lincoln County. 
Possible funding sources: This primarily requires staff effort. 
When: Ongoing. 
Benchmarks: Obtaining a firm commitment from the State of Oregon to initiate 
planning efforts to replace the span. 

  

City of Newport Economic Opportunities Analysis July 2012 Page 52 



 

City of Newport Economic Opportunities Analysis July 2012 Page 53 

Implementation 
Figure 1 shows the proposed implementation schedule for the Newport Economic 
Development Strategy. 

Figure 1. Proposed implementation schedule 

 

2012
Goal/Action 4th Qtr 1st Qtr 2nd Qtr 3rd Qtr 4th Qtr 1st Qtr 2nd Qtr 3rd Qtr 4th Qtr 1st Qtr 2nd Qtr 3rd Qtr 4th Qtr 1st Qtr 2nd Qtr 3rd Qtr 4th Qtr 1st Qtr 2nd Qtr 3rd Qtr
JOB GROWTH
Goal: Create conditions that are attractive to the growth of existing 
business and attract new businesses to Newport to create new jobs

Action: Create and staff a Business Growth and Recruitment Coordinator 
function

Strategy 1. Facilitate growth of employment in the marine and ocean 
observing research and education cluster

Action 1.1. Identify a person or organization responsible for coordinating 
among stakeholders
Action 1.2 Develop a strategic and business plan to guide growth of the 
marine and ocean observing cluster
Action 1.3 Identify opportunity sites for growth of the marine and ocean 
observing cluster
Action 1.4 Stakeholder workshops

Strategy 2. Encourage growth of tourism-related employment
Action 2.1. Develop tourism-related amenities and facilities.

Action 2.2. Work with the Port of Newport to study opportunities to make 
Newport a destination for cruise ships and other recreational activities.

Action 2.3. Maintain meaningful tourism marketing
Strategy 3. Coordinate with the Port of Newport on shared economic 
development objectives

Action 3.1. Evaluate opportunities to expand the goods shipped via the 
Port Some work in progress; schedule TBD

Strategy 4. Encourage growth of businesses involved with fishing and 
value-added seafood.

Action 4.1. Coordinate relationships with the Port of Newport, fishing 
businesses and other business interests within the community

WORKFORCE AVAILABILITY & QUALITY
Goal: Provide appropriate workforce training opportunities to meet the 
needs of Newport’s target industries

Strategy 5. Support workforce development
Action 5.1 – Provide strategic contributions in staff or dollars to partners 
to support workforce development

SUPPLY OF COMMERCIAL AND INDUSTRIAL LAND
Goal: Provide an adequate number of sites of suitable sizes, types, and 
locations to accommodate a variety of economic opportunities over the 
planning period

Strategy 6. Encourage better use of underutilized commercial sites.
Action 6.1. Evaluate creation of an urban renewal district north of Yaquina 
Bay

Strategy 7. Ensure an adequate supply of commercial and industrial 
sites

Action 7.1 Develop policies to prioritize target industry uses on opportunity 
sites
Action 7.2: Develop an annexation strategy for commercial and industrial 
properties in South Beach

INFRASTRUCTURE AND PUBLIC FACILITIES
Goal: Make investments in infrastructure and public facilities to support 
the target industries

Strategy 8. Ensure adequate infrastructure is available.
Action 8.1 Identify and make infrastructure investments on the opportunity 
sites
Action 8.2. Coordinate provision of infrastructure to the International 
Terminal Contingent upon completion of Action 3.1; probably years 3‐5
Action 8.3. Develop and maintain infrastructure used by visitors
Action 8.4. Develop infrastructure needed to support fishing and seafood 
processing As  appropriate; coordinate with Action 4.1
Action 8.5: Work with ODOT on upgrades to Yaquina Bay Bridge

2013 2014 2015 2017 2018

 

 



Please Note:  ORS197.763(6):  “Unless there is a continuance, if a participant so requests before the conclusion of the initial evidentiary hearing, the record shall 
remain open for at least seven days after the hearing.”  (applicable only to quasi-judicial public hearings)  

 

 

 

 

 
 

AGENDA & NOTICE OF PLANNING COMMISSION MEETING 

 
The Planning Commission of the City of Newport will hold a meeting at 7:00 p.m. Monday, August 27, 2012, at the Newport City Hall, Council 

Chambers, 169 SW Coast Hwy., Newport, OR 97365.  A copy of the meeting agenda follows. 

 

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, 541-574-0613. 

 

The City of Newport Planning Commission reserves the right to add or delete items as needed, change the order of the agenda, and discuss any 

other business deemed necessary at the time of the meeting. 

 
NEWPORT PLANNING COMMISSION 

Monday, August 27, 2012, 7:00 p.m. 

AGENDA 

 

A. Roll Call.  

 

B. Approval of Minutes. 

 

1.  Approval of the Planning Commission work session and regular session meeting minutes of July 9, 2012, and the work 

session minutes of July 23, 2012.   

  

C. Citizens/Public Comment. 

 

1.  A Public Comment Roster is available immediately inside the Council Chambers.  Anyone who would like to address 

the Planning Commission on any matter not on the agenda will be given the opportunity after signing the Roster.  Each 

speaker should limit comments to three minutes.  The normal disposition of these items will be at the next scheduled 

Planning Commission meeting.  

 

D. Consent Calendar. 

   

E. Public Hearings. 

  

 Legislative Actions: 

 

1.  File No. 2-CP-11.  Legislative amendment to continue the update to the Transportation System Plan (TSP) element of 

the Comprehensive Plan by focusing the effort on US 101 in South Beach between the Yaquina Bay Bridge and SE 62
nd

 

Street setting out policy framework in support of an alternative mobility standard.  The update includes zoning ordinance 

amendments establishing a trip budget program for South Beach, citywide traffic impact analysis requirements, and 

citywide transportation improvement requirements for infill development by updating the Zoning Code chapter of the 

Newport Municipal Code with the addition of Chapter 14.43 (South Beach Transportation Overlay Zone), Chapter 14.44 

(Transportation Standards), and Chapter 14.45 (Traffic Impact Analysis).  Functional classification maps and project 

priorities/estimates are also updated.  
 

F. New Business. 

   

G. Unfinished Business. 

  

H. Director Comments. 

 

I.  Adjournment. 
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Planning Commissioners Present:  Jim Patrick, Gary East, Mark Fisher, Rod Croteau, Glen Small, Jim McIntyre. 

 

Citizens Advisory Committee Members Present:  Lisa Mulcahy, Bob Berman, and Bill Branigan. 

 

City Staff Present:  Community Development Director (CDD) Derrick Tokos and Executive Assistant Wanda Haney.  

 

ODOT Staff Present:  John deTar. 

 

Consultants Present:  Darci Rudzinski (Angelo Planning Group) and Sumi Malik (CH2M HILL).  

 

Lincoln County Staff Present:  Lincoln County Planning Director Onno Husing. 

 

Chair Patrick called the Planning Commission work session to order at 6:00 p.m. and turned the meeting over to CDD Tokos.   

 

A.  New Business. 

 

1.  Discussion of the TSP (Transportation System Plan) element of the Comprehensive Plan.  Tokos noted that included in the 

packets was an updated version of the changes to the TSP chapter of the Comprehensive Plan.  Also were updates to the 

functional classification maps, which update maps from the 1997 TSP.  The relevance of these maps to the City is that is what 

determines how big those roads need to be; and for anyone developing, these maps are important to them as well.  First, Tokos 

wanted to tackle the policies and then talk about the functional classification maps and the project list.  Tokos recalled that 

there was a question raised about trying to visualize what we are talking about in the amount of traffic change from today to the 

end of the 20-year horizon.  He said about 3.5 times the amount of traffic we see today will be occurring in the system in 20 

years.  He said that the South Beach site projects are intended to help address that.  Tokos skipped forward to the policies on 

page 46. 

 

Tokos noted that Goal 1 pretty much is the overriding objective we are shooting for to provide a safe and efficient multi-modal 

transportation system.  This means not only for vehicles; but also pedestrians, bicycles, transit, and Port and related facilities as 

well, consistent with our TSP.  Tokos noted that there is a great deal of analysis that goes into preparing this.  Our objective is 

to implement this plan.  Tokos said that this chapter is a summary; not the full technical documents.  It includes the 1997 TSP 

and all updates since then; the 2008 Local Street Plan from the north side, the 2008 Bicycle and Pedestrian update; Tech Memo 

13, which is the technical analysis that supports the alternative mobility standard in South Beach and hopefully will be updated 

with another document and refinement plans that will be added; the 2010 South Beach Peninsula Improvement Plan; and the 

Coho/Brant Refinement Plan, for which the final document was just received from Cameron McCarthy.  Tokos said all of those 

projects have been added into the TSP so the tables refer to the appropriate plan.  As we continue to work with the summary 

document, we may have to go back and reference a specific project in more detail.   

 

Policy 2 talks about the various elements.  2A gets into the street system and says that streets will be designed in accordance 

with the street design classification in the TSP.  The City has done alternative ones (skinny streets) in some residential areas.  

Policy 3 talks about allowances for deviating from standards in areas and when alternative streets can be developed; like what 

is proposed in the Coho/Brant plan.  Tokos noted that Policy 4 wasn’t changed.  That is a standard requirement we have to 

adhere to.  The City has to make sure that development is not going to overtax the transportation system.   

 

Policy 5 talks about the modifications to 101 in South Beach.  It recognizes that the bridge is a constraint and is not likely to be 

alleviated in the foreseeable future.  There is also language that it is the City’s policy to continue to work with ODOT on trying 

to find a way to alleviate that.  The bridge is a reason for the alternative mobility because the State recognizes that it is a 

constraint they can’t deal with.  deTar said it would be great if the State had funding to provide an additional bridge; but it 

doesn’t, and the outcome becomes extremely restrictive on what development can occur.  The alternative mobility standard 

allows the community to continue to develop.  Otherwise the highway standards become restrictive and prevent development 

the community would like to have.  deTar agreed the alternative mobility standard doesn’t fix the problem with the bridge.  

Fisher said that sometimes a community has to say this is a severe and dangerous situation, and everybody should be looking at 

it.  His concern is that if we continue reducing the standards, nobody is going to look at us.  He said maybe we need to say this 

is an emergency; and people will look at the bridge.  He said we will never have the money.  Patrick said that the numbers will 

run out regardless by 2032 if Newport doesn’t add a sole because it is the background traffic adding to the numbers.  At some 
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point, the numbers will get bad enough that they have to do something about it.  Fisher thought that “they” would be a small 

group like this one starting up.  He said we just can’t ignore it because the more we alleviate the problem with words and put it 

off, the bigger it gets.  deTar agreed that the bridge is going to have a lot more traffic trying to go across it than the capacity 

can accommodate.  He said this is not just happening in his region, which consists of ten counties.  He said there is the same 

situation underway right now in Salem with the Willamette River bridges.  A major new bridge would need to double capacity 

across the river in order to accommodate the extent of development happening in west Salem.  He added that the same 

circumstances are happening in Eugene, Springfield, Corvallis, and Albany.  He said the costs for these solutions are 

enormous.  He added that, as a State, we have not been willing to pay for what transportation needs there are.  We have 

consistently decided not to do that.  deTar said that, as he had noted before, the last gas tax adopted in 2009 became effective in 

2011, and all that money is dedicated to projects that the Legislature selected to address problems that already exist.  He said 

they haven’t kept pace with routine inflation, and we fell behind.  Fisher said that the bridges deTar mentioned weren’t 

designed 80 years ago.  The first earthquake we have, that bridge will be red flagged.  He said that the Salem bridge was built 

to higher standards than this one here.  He said the bridge was not built for handling today’s loads.  We are way beyond what 

was designed for 60,000 pound loads with 125,000 pound loads going over it.  The bridge is not capable of continuing that 

forever.  Fisher would like someone to put a star on this problem saying they recognize it.  McIntyre said that unless a City puts 

a moratorium on growth, there is a real problem with bridges and infrastructure to support growth.  He said that in the case of a 

large corporation, they keep a reserve study saying they will need “x” amount of money for changes and set money aside.  

Otherwise, where is the money going to come from?  That hasn’t been done here.  We have to plan for it some way or cut 

down growth and then decide to set aside money until we get to a point where we can improve infrastructure.  We recognize it 

is a problem; but we have to figure a way to resolve the problem.   

 

Tokos said that what he hoped for is a commitment from the State to initiate planning work.  They don’t have money to build 

it, but they have the capacity to start planning for it.  That doesn’t require millions of dollars of investments up front.  

Eventually, money will have to come from the Federal Government emergency fund because of a catastrophic failure of the 

bridge.  We don’t want to be at square one then.  Small asked what keeps Newport from going ahead with that.  Tokos said that 

we don’t have jurisdiction over those areas.  We can do something on the Newport side, but it won’t meet state standards.  We 

need them to be an active partner.  Small agreed that we need them to be an active partner and not just shuffle numbers.   

 

deTar said there was analysis done in 97 that talked about alternative crossing locations.  Other locations can be eliminated and 

focus can be on the corridor.  Then you can do an environmental impact statement (EIS), which is going to be very expensive.  

That EIS will look at traffic impacts including to downtown and in South Beach.  It will be looking at the impact on the bridge, 

which is a historic property and on the national register.  There will be a number of issues.  He said it will be millions of dollars 

to go through that process.  deTar said ODOT doesn’t have a function as a agency whereby they can put it on a list and say 

they are going to get to it as a planning project.  He said there is not a long-standing list the City can get on and work your way 

to the top.  There is no way for the State to establish that this bridge is any more important than Lincoln City, Albany, or 

Corvallis.  The area commission establishes priorities on projects.   

 

Tokos said that regarding the bridge, one thing the Commission may want to think about is making a recommendation to the 

City Council if this plan is adopted that they include a letter to the State Highway Commission that this is just an interim 

solution and that the State needs to start making as a priority work in planning for replacement of these facilities.  He said this 

alternative mobility standard isn’t without value.  The objective thing is recognition from the State that they don’t have the 

financial ability to achieve the standard highway standard we have in place right now.  They need to accept there is going to be 

congestion that we can’t build our way out of.  The City will be able to develop with more flexibility than we can with current 

State standards.  Just talking about a method without bridge improvements is not without value.  Croteau said we need to look 

strategically at this.  He said that it seems the best way to get higher priority is to increase pressure on the bridge.  Continue 

development in South Beach and make congestion so awful that the bridge would move up the list.  He said he looks at 

congestion as a positive thing in the future of the bridge.  Branigan asked that since it is the Legislature that decides where 

money goes and decides the priorities, if the City shouldn’t be pushing on our Legislators.  McIntyre agreed that we need to 

lobby our Legislators.  Tokos said we can certainly copy our coastal caucus the same letter we send to the Transportation 

Commission so that they are aware as well that, while this is an interim solution, serious planning for replacement of the bridge 

is needed.  There currently is the capacity to plan for replacement once funding does become available.   

 

Croteau asked deTar what other jurisdictions are doing.  deTar said that Corvallis finished a study looking at other ways, but 

came back that a bypass is the only solution that would be feasible.  They didn’t inject any promises.  In Salem, they are 

finishing an EIS.  That project has been ongoing for seven years.  He noted that the environmental documents prepared for the 

Federal Highway Administration have a limited life.  You can complete an environmental document and hope that lines up 

with funding to move ahead with the project.  He said the planning aspects of it are that first you have to consider alternate 

routes for another place for the bridge or if alternate travel modes are feasible.  At that point, it requires an EIS.  The planning 

part can reduce the expense of that so that you are just working in one corridor rather than looking all the way up the Bay.  

That sort of analysis can be done to narrow the earlier work down to a preferred location.  deTar said the 1997 study identified 

the location of the existing bridge as preferred.  The other alternatives don’t change the demand on 101.  People don’t divert.  
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Going off 101 is not what they came to the coast to do.  He said you could build a bridge at another location, but it wouldn’t 

replace the need for a bridge right here.  That is why in the 90s, the conclusion was to build more capacity on the 101 corridor.  

Branigan said with the work that needs to be done, the whole thing will probably take the 20 years this document addresses.  

He said that, unless we start right now, 20 years from now we will be facing a much larger problem and have nothing in place.  

deTar said the City is saying everything it needs to say to those people that make those decisions.  Tokos said the City will 

present this work we are putting together, what this doesn’t accomplish, and what needs to be looked at beyond this certain 

amendment. 

 

Tokos continued on page 47 with Policy 6, which is that the City supports the alternative mobility standard.    Policy 7 talks 

about the need for a Transportation Impact Analysis (TIA).  He said that once the Commission gets through the Comprehensive 

Plan, they will see a TIA section added to the comprehensive code.  For the first time, the City would have real standards when 

it gets to a scale where we need to have detailed analysis and what that entails.  He said this policy is the justification for a TIA. 

 

Policy 8 gets at the issue of primary trips.  He thinks this may still need a little work.  He said the objective was to encourage 

certain types of development in South Beach, such as grocery stores and gas stations, which would allow people not to have to 

drive over the bridge.  The intention was that there should be some accommodation for that.  Tokos said he doesn’t know if we 

have a clear standard for that in the proposal.  deTar confirmed that certain retail and personal services uses were identified; 

like grocery stores less than 15,000 square feet.  He said they are trying to work on the wording for No. 8.  As he read it, he 

can’t see what is really being called for.  Tokos noted this is putting a policy in place for why it is appropriate for certa in 

businesses not to be hit with trips they could be accounted for.  It will be discounting a percentage because the business is 

located in South Beach and provides an alternative to driving over the bridge for those services.  Branigan asked if the trip 

budget is discounted.  Tokos explained that fewer trips would be accounted for that business because of the nature of the use.   

 

Policy 9 talks about the trip budget and the need for staying on top of generated trips associated with growth.  Policy 10 talks 

about engaging ODOT in a conversation about the bridge. 

 

Section ‘B’ deals with the Pedestrian System Plan; and Section ‘C’ with the Bicycle System Plan.  Some language was added 

that picks up that there are some bicycle and pedestrian improvements that are part of the system plan for South Beach.  

 

Section ‘D’ talks about transit.  The City needs to coordinate with Lincoln County Transit Service to improve the functionality 

of the transit system.  The section doesn’t have a table in it.  Tokos is working on updating with Lincoln County Transit.  There 

are still some common things.  The City financially supports county transit.  Newport is a hub for Lincoln County Transit 

Services; all traffic feeds into Newport.  Lincoln County Transit is adding a 5-day valley transit.  We want to add language 

about how to make that more robust and make that system more accessible for employers (HMSC for example with people 

coming from Corvallis) and for tourist-oriented retail.  That would be the primary goal.  It includes improving transit stops, 

which could involve having that conversation with larger retailers.  Fred Meyer, for example, is installing a transit bus stop as 

part of their remodel.  Branigan asked about ‘D-5’; the City providing shuttle service.  Tokos said that already exists with 

Lincoln County Transit.  We do not want to provide any competition to that; just continue to be a viable partner with the 

County so that they stay solvent and continue providing service.  Tokos said he would work on that language.   

 

Section ‘E’ is about access management.  Patrick wondered how realistic these things were.  Tokos said it came out of the 2008 

Local Improvement Plan.  Tokos said something that may be unrealistic in the City proper but appropriate to keep in mind as 

we grow is to continue trying to combine accesses wherever possible.   

 

Section ‘F’ regards a funding plan.  ‘F-1’ is to employ whatever resources we have or combining them together.  It talks about 

what those funding sources are.  Outside funding sources shall be aggressively pursued.  It leverages the Urban Renewal 

Agency.  It recognizes that the City will probably have to extend the South Beach Urban Renewal District out an additional ten 

years to sync up with the State’s funding.  Otherwise, we have to shut down the South Beach URD about the time the State will 

have money to partner with us.  The City has to look at extending the life of the district so we can use urban renewal funds 

when the State’s funds are available.  Tokos noted that the State is in the debt-retirement mode.  There are bridge repairs they 

have to pay off, so it will be a while before they can come to the table as a viable partner. 

 

Tokos wanted to briefly talk about the functional classification maps.  There were three included in the packet.  He noted that 

these were created by CH2MHILL with the City’s assistance.  Tokos began discussion with the north side (Agate Beach area) 

map.  He noted that Avery and 73
rd

 were added.  They weren’t on the original in 1997.  This is where the waste transfer station 

is and a lot of our industrial lands.  The biggest undeveloped industrial parcel is up there.  Avery and 73
rd

 are collectors where 

they tie into 101.  At some point, 73
rd

 Street would likely have a signal.  60
th

 and Biggs to 55
th

 is a carryover of what was in the 

1997 plan.  It is the collector for Agate Beach.  He noted that where the dotted line is, the road doesn’t exist there; homes are 

there.  Further south, Oceanview is a collector.  36
th

 and Harney is the north/south alternative to 101 that has long been in the 

TSP.  36
th

 is a collector; and Harney is a minor arterial.   
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Map 2, downtown, shows Harney through there.  It had to be identified even though we don’t have all of the rights-of-way.  

It’s not in the TSP, but there will be a road up there at some point.  The collector system on the west side consists of 

Oceanview, which runs down through and connects with Spring, Coast, and Elizabeth.  It is the scenic bike route.  There is a 

connection between Oceanview and Nye that doesn’t exist right now, but rights-of-way are in place.  Tokos said he would 

show that as a dotted line.  Major connections across are 11
th

, 6
th

, 3
rd

, Olive, 2
nd

, and Fall.  7
th

 was added in the 2008 Local 

Street Plan; but it’s not high priority where the dotted line is because some bridges will have to be constructed.  On the east 

side, one of the major changes in the 2008 Local Street Plan just getting reflected is Avery shifting over to Benton as a 

north/south collector.  It ties into coos and hits Olive.  South of that, with the remodel of the City building and the redirection 

of 9
th

 Street, it loops around City Hall tying into 10
th

, looping to 2
nd

, and up.  Patrick said Tokos might as well dot the line by 

the high school.  Tokos said he realized the school has the street closed; but it is still a street, and it’s not known how long that 

arrangement lasts.  It hasn’t been finalized as a long-term solution.  He agreed there is a conversation to be had, but Eads is a 

collector and handles a fair amount of traffic.  With the 2008 plan, 1
st
 Street was added as an east/west alternative on the east 

side.  Patrick said maybe we should dot that one.  Tokos said 1
st
 Street at 101 would b ea right turn only onto 101.  Tokos said 

that the stuff along Bay is self-explanatory.  Branigan asked if John Moore would be increased to a principal arterial.  Tokos 

said it is a minor arterial, which is a pretty heavy classification for us.  Patrick noted that where Abbey crosses 101 to extend 

onto Elizabeth, he recalled that there was supposed to be a light there.  Tokos said he would take a look at it.  He wasn’t sure 

we want that there.  Patrick said he thought the reason it was on Abbey and 101 was because of the hospital; rather than Fall 

and 101.  Patrick said it was listed in there.  Tokos said there is not very much on the east side.  There is the future extension of 

6
th

 Street to tie into Newport Heights for further residential development in that area.  

 

The last map is of the south side.  Tokos noted that we really didn’t have one in 1997.  This is new.  It picks up the minor 

arterial of Ferry Slip down to Ash.  That Ferry Slip at 101 will go away.  Ferry Slip will connect onto Ash.  The system that has 

been talked about at recent meetings is shown by the dotted line where Abalone will be extended down to 35
th

.  Ash Street 

south of 40
th

 is shown by the dotted line.  That will just serve commercial and industrial development on the north side of Mike 

Miller Park.  Harborton will make a big connection between 40
th

 and 50
th

.  At some point 50
th

 will be realigned to line up with 

the State park entrance.  62
nd

 will loop down and be a connector to the south.  Patrick asked if we should extend Ash to tie into 

50
th

 Street.  Tokos said that would be tough because that would run through Mike Miller Park.  He said we can’t pull that off. 

 

Tokos asked the Commissioners if the materials they had reviewed so far seemed to make sense.  The consensus was that they 

do.                                                                                       

 

B.  Adjournment.  Having no further time, the work session meeting adjourned at 7:00 p.m. 

 

Respectfully submitted, 

 

 

_______________________________  

Wanda Haney 

Executive Assistant  
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Draft Minutes 

City of Newport Planning Commission  

Regular Session 

Newport City Hall Council Chambers 

Monday, July 9, 2012 

 

 

Commissioners Present:  Jim Patrick, Jim McIntyre, Glen Small, Rod Croteau, Mark Fisher, and Gary East.  

 

City Staff Present: Community Development Director Derrick Tokos and Executive Assistant Wanda Haney. 

 

A.  Roll Call.  Chair Patrick called the meeting to order in the Council Chambers of Newport City Hall at 7:03 p.m.  On roll 

call, McIntyre, Small, Croteau, Patrick, Fisher, and East were present.   

 

B. Approval of Minutes. 

 

1.   Approval of the Planning Commission regular session meeting minutes of June 11, 2012, and the joint Newport/Lincoln 

County PC work session minutes of June 25, 2012.   

 

MOTION was made by Commissioner McIntyre, seconded by Commissioner East, to approve the Planning Commission 

minutes as presented.  The motion carried unanimously in a voice vote.   

 

C.   Citizen/Public Comment.  No comments on non-agenda items.   

 

D. Consent Calendar.  Nothing on the consent calendar. 

 

E. Public Hearings.   

 

Patrick opened the public hearing portion of the meeting at 7:04 p.m. by reading the statement of rights and relevance.  He asked 

the Commissioners for declarations of conflicts of interest, bias, ex parte contact, or site visits.  Patrick declared ex parte contact 

when Don Huster had started to talk to him about the assisted living facility before he stopped him.  Fisher declared a site visit 5-

6 years ago, and again today he went back out and talked to a neighbor.  Patrick called for objections to any of the Planning 

Commissioners or the Commission as a whole hearing these matters; and no objections were raised. 

 

Quasi-Judicial Actions: 

 

1.  File No. 2-PD-12.  A request submitted by Donald Huster (Newport Village, LLC, property owner) for approval of an 

amendment to the planned development preliminary development plan and the final development plan approved in 2006 for Blue 

Water Ridge.  Under File No. 2-PD-06/2-SUB-06, Blue Water Ridge was approved for a development of 101 single-family 

residential units.  These amendments propose to divide the property into three parcels for 7 phases of development.  

Development of Phase 1 on Parcel 1 would consist of a 120-unit assisted-living facility with 88 assisted-living units and a 

separate 32-bed memory care wing.  Subsequent phases will offer various types of independent living such as apartments, 

condominiums, duplexes, and single-family homes, which may total up to an additional 170 units.  The subject property consists 

of approximately 37.35 acres and is currently identified as Tax Lot 1403 of Assessor’s Map 10-11-20.   
 
Patrick opened the hearing for File No. 2-PD-12 at 7:06 p.m. by reading the summary of the file from the agenda.  He called for 

the staff report.  Tokos noted that the Commissioners had the staff report outlining the complete set of criteria for this requested 

amendment to an existing planned development originally approved in 2006.  He noted a correction to the notice in that this is an 

8-phase development, not 7.  Tokos had displayed on a board, the plans showing the phasing pattern.  The request is also for the 

final development plan for the first phase containing the assisted-living facility.  Those plans were included in the packet as well.  

Tokos noted that he had the complete record with him.  Tokos noted that, as he had mentioned, the development was originally 

approved in 2006.  In 2009, an amendment was made to what constitutes vesting in the proposal.  It was determined that an 

investment of $2 million would be vested.  The applicant has made more than that getting infrastructure in place.  Originally the 

concept was to develop with 101 single-family residences.  Tokos said that this amendment is a wholesale redo of the planned 

development.  The larger concept is for 8 phases.  Instead of a conventional single-family development, Phase 1 would be a 120-

unit assisted living facility.  Phases 2-8 could be an additional 170 units ranging from single-family to townhouses, or whatever 

the market would support, for independent living with the concept for residents over 55.  The applicant is proposing not to go 

with the street concept of the original development.  The streets will be under a condominium-style arrangement across the entire 

development.  That is the only way to do private roads under the City’s code.  They will be under one ownership.  Tokos noted 

that the southern-most property, Phases 7 and 8, are in an R-4 zone.  He said there has been a fair amount of grading work done.  

The circulation pattern changed somewhat from the original, but it’s not a wholesale deviation.  One stream crossing was 
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eliminated.  Tokos didn’t go through all the individual findings because they are all discussed in some detail in the staff analysis 

referring to the criteria under NMC Section 14.35.070 for the preliminary plan and NMC Section 14.35.100 in the case of the 

final development plan.  Tokos spent a little bit of time talking about the recommended conditions of approval.  He noted that 

listed on page 18 of the staff report, are what to consider if the Commission should decide to approve the amendments.  Tokos 

noted that the preliminary plan approval sets out requirements for the entire development.  The final development plan is just for 

Phase 1.  In the future, the Commission will review final development plans for the other phases.  Phase 1 is what is proposed for 

imminent development, which is the assisted living concept.   

 

Condition 1 relates to that assisted living facility.  Standards require that the amount of off-street parking be consistent with the 

type of development.  There is a parking ratio.  There are two similar uses this facility could fall under:  convalescent and 

nursing home or elderly housing with over 16 units.  In both of those cases, a facility of this size would require twice as many 

parking spaces as are proposed in this plan.   The code does allow for situations like this where the applicant can do a parking 

demand analysis where they can go out and say this is a development being done elsewhere in the state and this is the parking 

they provided and it seems to be working well.  Through that they can demonstrate that the parking proposed is adequate.  Tokos 

said he fully suspects that what they are proposing is adequate.  Through the parking code, review of the parking demand 

analysis is typically done at staff level.  The Commission can just include that as a condition to confirm what is being provided is 

going to be adequate.   

 

Condition 2 gets at terms of use, ownership, and maintenance of open space.  It talks about how that gets done; probably by 

easement. There is an allowance by tract.  It is unlikely that the applicant will be doing a subdivision where streets need to meet 

public street standards.  They could get to that.  Tokos noted that the applicant will talk about how they would like the open 

spaces to work.  There needs to be some mechanism for who is responsible for maintenance and gets at how they are designing 

it.   

 

Condition 3 gets at that as well.  It does note trail improvements within open space areas.  Those improvements would all begin 

with Phase 2.  Tokos said that a fair way to view this is that with Phase 1 the applicant means to get some productive use of this 

property and get some infrastructure in; which will serve as a catalyst for development of the rest of the property.  There will be 

some infrastructure for the trail system, which will follow as the other phases are developed and there is demand for those types 

of facilities. 

 

Condition 4 gets at under what circumstances a geologic hazards permit is required.  There was a geologic report with the prior 

development concept of 101 homes.  That geologic report did identify areas of local landslides in what will be Phases 6 and 8.  

Our code requires that if there is documented slide activity, then a geologic report will be required.  Therefore, when the 

applicant comes in for Phases 6 and 8, they need to do a geologic hazards report to address conditions noted in the original 

report.   

 

Condition 5 talks about building setbacks, and that they may be eliminated in Phases 2-8; not in Phase 1.  Phase 1 includes an 

exception to building height, but the applicant’s justification was the significant setbacks that this facility will have from 

property boundaries.  The setbacks proposed by the applicant would apply in Phase 1.  In Phases 2-8, there could be ‘0’ lot lines 

if the terrain dictates it is needed.  But the proposal is that building separation will not be less than 8 feet, which would apply 

through all phases.  McIntyre asked if there didn’t need to be an access easement for the property owner on the ‘0’ lot line for 

access to the side of their house for maintenance.  Tokos said that may have to be worked out in the condominium rules.  The 

proposal is talking about being under one ownership; not the conventional lot lines.   

 

Condition 6 gets at minimum lot sizes being reduced and provides an allowance for that.  But in no event, shall the maximum 

density exceed 170 units on top of the 120-unit assisted living facility.  This is applicable only if the developer decides that he 

may want to go back to another subdivision approach; not if it stays a condominium approach under one common owner.   

 

Condition 7 relates to maximum building heights, which is 42 feet for Phase 1; Phases 2-6 would adhere to the 30-foot maximum 

for R-2; and Phases 7 and 8 would be 35 feet in the R-4 zone.   

 

Condition 8 is the provision for utilities and that appropriate easements and services will be in place for each phase of this 

development. 

 

Condition 9 talks about the need for the alternative access at NW 60
th

, which is probably not needed for Phase 1.  As this 

develops out, with the long access into that site and the number of additional dwelling units, the Fire Department may say they 

need that second access.   

 

Condition 10 deals with the fire code requirements for streets as far as travel width and gross vehicle weight. 

 

Condition 11 also relates to a fire issue assuring that fire hydrants are spaced appropriately.  The Fire Department indicates that 

some fire hydrants may need to be moved around.   
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Condition 12 is about access.  The information provided by the applicant indicates that the primary access is off 101.  The 

applicant did a fair amount of work with ODOT to reach an agreement of where they need to improve 101 to be adequate for this 

development.  It has been a number of years since they obtained that approval; and they will need to have that updated.  Tokos 

said he didn’t anticipate anything material in changes to the proposal.  Traffic generation won’t be any different than previously 

determined given that the number of units assigned for assisted living or memory care will not generate the same amount of 

traffic. 

 

Condition 13 is a carryover from the prior proposal and deals with CC&Rs. 

 

Condition 14 acknowledges that the developer has provided an investment of $2 million. 

 

Tokos noted that there is a fair amount of analysis in the staff report as to how this meets planned development standards and is 

the type the Commission could approve. 

                                         

Proponents:  Don Huster, Manger of Newport Village, LLC, PO Box 800, South Beach.  Huster noted that most of the 

Commissioners are familiar with this project from previous applications.  He said they worked hard for several years to 

identify a productive use for this property.  He noted that the housing market is still very soft.  They were looking for a use 

that was allowable under the current zoning and that was relatively consistent with the planned development approval, 

meets the market need, would be beneficial to the community, and is economically viable.  Huster said they believe that 

this assisted living and memory care meets all of these objectives.  He said that the size of the facility has been determined 

based on a market study as well as an economic study, which is a critical point in the equation for that.  Phase I is a 

catalyst to get the rest of the project started.  Part of the reason for having it the size proposed is that they do have an 

agreement with ODOT that is still in effect.  Part of the cost Phase I needs to bear is the required work at 101.  The project 

needs to be large enough to absorb those costs as well.  The market study, for which they contracted with Aaron Brown 

and Associates, shows that actually there is a need for a facility larger than what is being proposed.  The City’s 2011 

Housing Needs Study shows a higher-age population.  There is already a need for special requirements for seniors, which 

will only continue to grow.  The market study tells them that they are not overbuilding.  Relating to the Newport Economic 

Development Study that is just wrapping up, Huster said that in addition to this being a land use application, it is a big step 

to allowing a business that could be a significant employer.  Over 100 construction jobs would be created for a period of 

two years, and as it transitions into an operational facility, 150 direct and indirect jobs would be created in the community.  

He noted that is of big significance for economic development.  Huster said that, going back a few months, they had to 

identify the process and what they needed to do before going out for investment.  This is the last step of the plan.  He said 

that if someone is considering investing, they want to know this has the approval to move forward.  He said this is an 

important final step. 

 

Huster had a few comments about the Staff Report.  The first was in regard to Section 3(c)(x) about a geologic report 

identifying landslide risks in Phase 6 and 8.  Huster noted that they and GeoDesign have parted ways.  One reason for that 

was in the area of Phase 6, GeoDesign put boring equipment into dirt that had been piled there as a result of a road being 

cut through.  He said therefore those results were meaningless.  Huster assured that they want to be sure they are building 

on solid ground.  But, he suggests an alternative to a geologic hazards permit would be an updated report from a licensed 

engineering geologist.  Tokos said that under the City’s code, if we now have a report, those are the facts we are working 

off of.  Unless the conditions have changed, that is the requirement we are stuck with.  He said we could probably put in an 

allowance that as an alternative to getting a permit, a study could be provided from another engineering geologist 

indicating those conditions no longer exist.  Huster reiterated that they do not want the buildings moving or sliding down 

the hill; and as they get to those phases, they propose that might be an option for looking at those. 

 

Huster made a quick comment on setbacks.  He said they are largely requested because of the terrain of the property.  He 

noted that when looking at senior living type of arrangements, they have a strong desire for single-level living.  They need 

the flexibility to do that and be as attractive as possible to target that market. 

 

Regarding Section 3(c)(xii), in the last paragraph it states that streets and utilities be in place prior to building permits 

being issued.  Huster said he prefers to eliminate putting up a bond because they are private roads, and he feels it is better 

to pave after the construction is complete rather than prior.   

 

Under Section 3(d)(vi)  regarding a homeowners’ association, Huster said they are not planning to further subdivide the 

land.  It will be a condominium classification; not the typical planned development homeowners’ association. 

 

Huster said that schedule-wise (under Section (3)(D)(xiv)), the ODOT agreement for improvement to 101 is still in effect.  

With the agreement in place, the approach permit is not expected to be delayed and they could start relatively quickly.  The 

first half of next year is the target.  The final design would commence.  As the road construction was getting completed, 
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they would follow up with the building construction.  Access to the site could be done on the parallel if things work out.  

Huster said that as he was reading the staff report, it did take three years of negotiations and discussion and expense to get 

this cooperative improvement in place.  In respect to what was existing, he would like to see wording to the effect that the 

new planned development they are requesting clears exiting approval only upon ODOT’s concurrence of the plan.  He 

wouldn’t want the old approval to go away and have no agreement in place.  Huster asked about a mechanism for 

transferring approval to successor entities.  The assisted-living facility and that parcel of land will be put in a separate 

entity.  Tokos said it wouldn’t be a problem to draft that up in the findings and final order so that language is clearer.  

Huster said he talked with Fire Marshal Rob Murphy who had looked into the number of units that would require a second 

emergency access, and he came back with 100 units.  Huster thought that was more like apartment units, which is not what 

they are really doing now.  The conversation was left that Murphy will get back to Huster.  He said his understanding was 

that under Phase 1 the second access wasn’t necessary.  As they go into Phase 2, or at some point, it will be necessary.  He 

wants to have a clear understanding and would like it defined at what point the emergency access would need to be in 

place.  McIntyre agreed that the access off 60
th

 wasn’t anywhere near the assisted-living facility.  Huster said the street 

ownership will be private roads with lane width of 11 feet.  Constructing wider roads would be more expensive and adds to 

the cost.  He said that 11 feet width is acceptable because of the nature of a senior-living facility.  He said that just keeping 

the streets private is better for this community.   

 

Small asked again how many jobs Huster anticipated being created.  Huster said that according to the modeling, it was 100 

construction jobs for a period of 1 ½ to 2 years.  When the facility is up and running, there would be 150 direct and 

indirect jobs.  These would be low-paying jobs up to very well-paying jobs.  He said that is based on Phase 1, which is the 

best job-creator part of the development.  Residents in the independent living units up the hill won’t need as much care.  

There will be additional landscaping.  A clubhouse is planned.  The development will continue to grow, but the bulk comes 

in Phase 1.  Small asked what the reasoning was behind paving after construction.  Huster said to avoid damage to the 

streets during construction.  The utilities would be in.  The street surface would be basically gravel and then asphalt the 

final layer prior to final inspection.  McIntyre agreed that typically trucks and construction traffic tear up asphalt so that by 

the finish of construction you have to redo it.  Huster said they are trying to be cost-effective.  Small noted that the idea 

was that an analysis be done to show that the amount of parking would be adequate.  But, he has a concern with only three 

handicap spaces for the assisted-living facility.  He wondered if that seemed like a good ratio.  Fisher agreed that didn’t 

sound like enough.  Huster said that he drove around town to get a feel for that; and Oceanview, which is the closest to 

what they are proposing, had 72 assisted-living units with 93% occupancy and had 53 parking spaces with 4 handicap 

stalls.  At 2:30 p.m. there were 15 cars total in the parking lot with one in handicapped.  McIntyre said he would be 

interested in seeing a study on the peak periods, like weekends, holidays, etc.  He said the parking issue is a concern.  He 

wondered how many people would be employed there.  Huster said there would be 80 employees, but because it is a 24/7 

operation, they wouldn’t be there all the time.  McIntyre wondered, assuming half of them will be there, where they are 

going to park.  He also thought that an analysis needs to be done.  Tokos said that is the recommendation in the staff 

report.  Fisher wondered why the residents in Longview Hills, which abuts this property, weren’t noticed of the public 

hearing.  Huster noted that it’s the land owners who are notice, and they live in California.  McIntyre noted that the 

application included a buildings height calculations memo that shows building corners with one at 55 feet and quite a 

number over and above 42 feet.  He asked for clarification of how 42 feet was determined to be the maximum height.  

Tokos explained that you take the average of several points to calculate that.  Some are over and some are under; there will 

be an average.  Croteau asked Huster if he had any comments regarding the staff-recommended conditions.  Huster said 

they could work with all of those.  He noted that ODOT’s access is beyond the City’s control.  They do have an agreement 

in place with ODOT now.  That 170 unit number is based on the trip count calculation.  If you take the assisted living and 

memory care, the trip cap for that and the independent senior living for the rest adds up to be the same as for the 101 home 

subdivision approval.  He said they are trying to keep it the same so there is not a big push to them there.  Tokos said that 

we do have to make a finding that the access will be adequate.  He thinks in the final findings and final order, he can do 

that because there is the original ODOT approval for 101 dwellings.  He said this proposal is not so dissimilar from that.  

He doesn’t anticipate anything different needed at 101.  The applicant has the approval from the State.  McIntyre asked if 

the balance of the 170 additional homes will be condominiums and if those are all going to be in the form of senior 

independent living.  Huster said that is the intent.  He envisions small bungalows and different types of retirement homes.  

He said they want to achieve flexibility to address the market; so if they had a template that allows flexibility for the 

market as they go forward, it would be helpful.  McIntyre said he is concerned about the width of the streets if the balance 

could be single-family homes with families and working-class people.  They need to get access in and out, and he is 

concerned about narrow street widths reducing the flow of traffic.  Huster said that is not the plan.  The trip counts have 
been around independent living units. 

 

Doris Lamb, owner of Adeo In-home Care (previously Heartfelt Hands).  Lamb said she has been working with the elderly 

in this community for over 30 years.  Her agency covered Lincoln County, and she sees a need for this.  It provides a 

process and options so the elderly don’t have to leave the community to seek assisted living and memory care.  She said 



5  Planning Commission meeting minutes 7/9/12. 

there are not very many choices in this area.  The Lincoln City facility closed, and Newport is often full; or people choose 

not to go there and have to head into the valley. 

 
Dr. Richard Beemer, 2545 NE Douglas St, retired surgeon who has lived in the community for over 35 years.  Beemer said amen 

to what Lamb said about the need for this type of facility.  Beemer said that his wife, who just retired, used to work with Lamb 

and has seen people with this need.  He said that he personally had knowledge of two couples currently leaving the county to go 

into the valley to live in a progressive care bungalow because there is nothing like this available here.   

 

Bob Johnson, COO of Mennonite Services Northwest (MSNW), 1679 Victorian Way, Eugene, OR 97401.  Johnson said they are 

a consulting and management company out of Albany.  He said they are pleased to support this project.  He said that from their 

experience, the whole coast is underserved in this area.  He thinks this project will go a long way in developing those services 

needed here and allow people to stay here to get those services rather than going to the valley.  They are involved in the project 

because they think it will be good for Newport and beyond.  He said the project can be successful based on the market study and 

communication with people here because Huster will develop a quality community.  Johnson said they will be pleased to be 

involved in the future to manage.  Small asked if the Mennonite Services will be part of the management team.  Johnson said 

they will help construct it now and are in the process of developing a management contract.  Small asked if this is the same as the 

one they manage in Albany.  Johnson confirmed it would be associated.  He noted that MSNW developed out of Mennonite 

Village.  Small noted that facility has an incredible reputation, which speaks well of this project.  Small asked if these would be 

dwelling units that are purchased.  Johnson said that part has not been decided yet.  There are many types of models; entrance by 

equity where it’s purchased or month-month rentals.  He said all that they are talking about at this time is the assisted living and 

memory care.  There were no other proponents present wishing to testify. 

 

Opponents:  There were no opponents present wishing to testify, so the applicant waived rebuttal. 

 

Patrick closed the public hearing at 8:00 p.m. for Commissioner deliberation.  East said there is definitely a demonstrated need 

for this type of facility.  He thought the Commission should consider approving this action with the conditions that have been 

reviewed with Tokos.  He said the conditions of approval may need some adjustment.  Tokos said that if the Commission is 

inclined to approve this, they can give staff direction to prepare findings and final order for their consideration at the next 

meeting.  Tokos said that from the discussion, he noted three adjustments to work in:  On the geotechnical report, to work in an 

alternative that the developer could get a second opinion instead of doing another permit.  He said that the second has to do with 

requiring pavement prior to occupancy rather than prior to issuing building permits; which we can do.  He said the other one is a 

direction that all continues under the same framework in a manner that is very clear that it applies to the applicant or successor; 

which we can do.  It was noted that another one was dealing with the access issue to 101.  Small said that he would like to see it 

conferred in such a way that the entire plan doesn’t lapse if ODOT doesn’t redo their approval.  Tokos said he could put that in.  

The point is if ODOT doesn’t authorize that, the developer can fall back to the access agreement for the single-family homes.  It 

can be framed in the findings and conditions that the approval is there if that isn’t granted by ODOT or if those 101 single-family 

trips go away and this replaces it.  Tokos said we can frame it that way. 

 

Fisher said that he certainly has no complaint with the need for a care facility in Newport.  At the same time, he does see a 

substantial difference between what was approved with Newport Village and the New Blue Water Ridge development.  The 

original planned developed would be void after three years unless substantial construction had taken place.  That was defined by 

Huster as construction of one of the 9 phases, 11% of the infrastructure completed, and lots platted.  Then again the Commission 

was asked not to cause that to die even though they hadn’t completed 11% but had invested enough millions of dollars that we 

should feel comfortable approving it.  Fisher said that he has been out to the site three times.  He was out there today.  He said he 

can’t see $2 million worth of work.  He said the agreement from three years ago said $2 million of work be performed as verified 

by review of cost documentation.  He said he doesn’t see that.  Fisher said he would like to see a facility like this, but he  feels 

like the financing just isn’t there.  He said he doesn’t want to see a development try to start up and fail.  He said he is not 

convinced this one will make it. 

 

Croteau agreed the proposal fills a need.  He believes the criteria are met.  He said he shares Fisher’s concern, but he is sensitive 

to the fact that the economy has changed a lot since the start of this project and a change of point of view was required.  In hopes 

of them getting financed, he has to be supportive.   

 

Small said he is really in favor of this concept.  He thought it was significant that one thing Huster talked about was the 

economic benefit to the community.  Small sat on that board, and that wasn’t one of the areas focused on; but it is a real concern, 

and he likes the possibility that a retirement-related industry could be an economic boom and source of development for Newport 

with a significant number of jobs created.  Small likes the concept of the assisted living and independent living in combination.  

In fact, he likes this approach more than the 101 single-family unit development before.  Small said he does have a concern about 

parking.  He would agree that the parking analysis be done.  He would encourage maybe three handicap but indicate maybe do 

better than three.  If they are really looking to meet the needs of assisted living and retirement community, he would like to see 

that come into play.   
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McIntyre noted that in the past the project was approved.  The thing he recalls for that project is that the Commission stated their 

approval that Huster’s project had spent at least $2 million in improvements.  There were a lot of improvements.  Huster noted  

that some underground facilities were already placed.  There was a tremendous amount of earthwork done.  There are smooth 

areas now that weren’t to begin with.  There were engineering constraints, and permits were as much a part of getting it done.  

McIntyre continued that he thinks this is a great project that will certainly fill a need on the coast.  He said it has a dynamite 

location.   He said he did have a concern about parking and about height limits.  He said that as long as the feasibility for future 

development is not impacted, and he thinks that has already been looked at.  He thought traffic patterns and conditions that will 

occur in there should be looked at.  If only assisted and independent living, that goal is probably covered.  McIntyre said that 

because this project is adjacent to 101, he is concerned about the noise from the highway.  He wondered if the City has looked at 

that.  Tokos said the City hasn’t looked at that, there are no standards that would get at that.  One thing is that there is a pretty 

substantial setback from the highway, which will help in that regard.  There are no specific noise standards; but the applicant has 

taken care in siting the facility.  He said the developer can incorporate elements into the design to further reduce noise.  McIntyre 

said he was fully in support of the application with the various conditions placed on it. 

 

Patrick agreed that there is a real need.  He said Lincoln County is a revolving door for the retired.  They go to the valley when 

they need assistance.  He agreed the economy has been slow.  He said because of that the Commission has been babying this 

project along rather than see them have to start from step one.  Patrick said there is a big increase in height, but the way this 

property is, there is a canyon between it and any other house.  McIntyre added that the property slopes up to the east.  Patrick 

said he had no concern in this case really; unless it would be the building design.  He was in favor of doing it. 

 

MOTION was made by East, seconded by McIntyre, to approve the planned development amendments with the staff-

recommended conditions and the four adjustments as discussed and that the findings and final order be brought back to the 

Commission at the next meeting.  The motion passed 5-1 in a voice vote, with East, Patrick, Croteau, Small, and McIntyre voting 

in favor, and Fisher opposed.   

 

F. New Business.  No new business to discuss.    

 

G.  Unfinished Business.  No unfinished business to discuss.    

 

H.  Director’s Comments.  Tokos mentioned the vacancy on the Planning Commission and said he would come back with a 

report on the recruiting for that position.  He will get a schedule of when it might be filled.  If no applications have been 

received, we will have to re-advertise the position.  He encouraged the Commissioners that if they knew of anyone that was 

interested, to let them know.     

 

I.  Adjournment.  Having no further business to discuss, the meeting adjourned at 8:18 p.m. 

 

Respectfully submitted, 

 

____________________________________ 

Wanda Haney,  

Executive Assistant 
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Planning Commissioners Present:  Jim Patrick, Gary East, Mark Fisher, Glen Small, Jim McIntyre. 

 

Planning Commissioners Absent:  Rod Croteau (excused). 

 

Citizens Advisory Committee Members Present:  Lisa Mulcahy and Bob Berman. 

 

Citizens Advisory Committee Members Absent:  Bill Branigan (excused). 

 

City Staff Present:  Community Development Director (CDD) Derrick Tokos and Executive Assistant Wanda Haney.  

 

ODOT Staff Present:  John deTar. 

 

Consultant Present:  Darci Rudzinski (Angelo Planning Group).  

 

Lincoln County Staff Present:  Lincoln County Planning Director Onno Husing. 

 

As Chair Patrick hadn’t arrived yet, Co-Chair Small called the Planning Commission work session to order at 6:00 p.m. and 

turned the meeting over to CDD Tokos.  Tokos noted that the Commission would have only a work session this evening.  A 

review of the final order for amendments to the Blue Water Ridge planned development had been scheduled for the 7:00 p.m. 

meeting, but the developer is working with ODOT on some issues of access at 101, which may result in some modifications of 

the final development plan.  The final order and findings will probably be brought back at the second meeting in August.    

 

A.  New Business. 

 

1.  Discussion of the Transportation System Plan (TSP) changes to the Zoning Code.  Tokos noted that at the last meeting, the 

Commission reviewed the Comprehensive Plan with the policy language.  Tonight’s review involves the policy implementation 

piece.  There are three chapters being added to the zoning code, and Tokos wanted to walk through each one.   

 

The first was Chapter 43, the South Beach Overlay Zone.  There are transportation analysis zones (TAZs) within that overlay.  

This chapter puts that program into effect.  The first part covers the purpose.  This is a tracking tool to make sure our 

assumptions of growth down there are on target and improvements based on those assumptions are appropriate.  The overlay 

boundary is shown on the map.  ‘Applicability’ (.030) emphasizes that this applies to development that will result in either an 

increase or decrease in vehicle traffic.  The standard language is included that if there are conflicts between this section and 

others, this chapter applies.  ‘Permitted Uses’ (.040) explains that uses permitted in the underlying zone are allowed.  This 

doesn’t regulate uses.  There are some definitions of terms (.050):  TAZ, trip, and primary trip.  ‘Trip Generation’ (.060) is 

basically that the proposed development may not produce more PM peak hour trips than are allowed in that TAZ except as 

provided elsewhere in the chapter.  Tokos said there are a number of measures in place that should help prevent getting to the 

cap.  Berman asked if there were any projections by TAZ when the caps would be approached.  Tokos said this is the assumed 

amount of trips produced by the TAZ over the 20-year period; and there are no projections of when we will hit that.  He said 

that basically the way it will work with this document is with Trip Assessment Letters as noted in .060(A).  Section .060(B) 

explains that there are certain uses on which we only have to count the primary trips.  The number of trips is based on the ITE 

Trip Generation Manual.  The City will be picking up software for this application as well, which will make it easy for us to do 

the Trip Assessment Letter for people.  The intent is that they won’t have to do it themselves.  We can tabulate it for them and 

send a form letter to ODOT for tracking.  This accounts for primary trips and is not picking up the pass-by stuff.  This is 

basically the discount provision for uses that presumably, if located in South Beach, will take trips off the bridge.  So they get 

the benefit of not having all of their trips counted.  Fisher noted that when the Commission did the Wilder approval, it was 

discussed that there was no gas station in South Beach; and he agreed it could decrease traffic on the bridge if services were 

down there.  Tokos noted that there is a trip budget ledger that we will maintain.  Section .070 tells us basically what we need 

to keep in the ledger for tracking PM peak-hour trips.  The Trip Assessment Letter is discussed under section .080.  It explains 

that the letter is required for a use that will either increase or decrease trips.  Trips are based on the manual, and the City can do 

the assessment letter for folks.  We then provide a copy of the letter to ODOT.  Point ‘E’ on page 3 notes that if a Traffic 

Impact Analysis (TIA) is done by a major developer, the result of that analysis will be captured.  ‘Allocation of Trips’ (.090) 

explains that allocation is on a first-come-first-served basis.  A number of trips are not allocated to every parcel.  The thought is 

that would lock in the trips and hold them ‘hostage’ on undeveloped property.  Allocation is just by TAZ.  If we have to, we 

Draft MINUTES 

City of Newport Planning Commission 

Work Session 

Newport City Hall Conference Room ‘A’ 

Monday, July 23, 2012 

 



2    Planning Commission Work Session 7/9/12. 

will re-evaluate the allocations.  Trips are not transferable from one TAZ to another.  It explains under what circumstances the 

number of trips assigned to a TAZ can be exceeded.  One way is through an allocation from the reserve fund, which is 10% out 

of all trips in all TAZs held in reserve.  ‘Trip Reserve Fund’ (.100) explains in further detail that if someone wants to tap that 

fund, it will go to the Planning Commission as a Type III review.  Tokos noted that the Trip Assessment Letters are handled in 

a ministerial manner; just over the counter and tallied out of the ITE manual.  He said that if it gets into the trip reserve, that is 

more policy-oriented and needs to go to the Planning Commission.  Tokos noted that the typical uses that will generate large 

amounts of trips are big-box retail and fast food.  Tokos said when we get to 65% of allocated trips in a TAZ have been 

utilized; we do a full comprehensive report of the whole study area.  He said if we had back-to-back large developers, he would 

expect we would get into the trip reserve.  In answer to a question from Berman, Tokos noted that the existing uses were 

accounted for in the analysis.  Tokos noted that section .100(B) talks about the criteria that would be used for the analysis.  As 

explained in Section .110, the City would provide notice to other property owners when there is a trip allocation from the Trip 

Budget and the Trip Reserve Fund so that they know what is still left.  Section .120, ‘Amending the Trip Budget Program’, 

explains under what circumstances the program will be re-evaluated.  At 10 years, there will be a comprehensive reassessment.  

Tokos said there is always a relief valve; and here, it is that a developer could initiate a legislative amendment.  There are 

mitigation methods.  There is the 65% review threshold.  Tokos said that is how the tracking piece would work.  On page 5, it 

shows that there will be a cross-reference for the land division code regarding the Trip Assessment Letter and the Traffic 

Impact Analysis.  Berman asked, if other than just the maps, there wasn’t a written legal description of the overlay boundary; 

and Tokos said not at this juncture.  Berman thought that some areas were difficult to understand from just the map.  Tokos 

said that some work is being done to clear up the boundary and get them identified clearer than in the past.  Tokos said that the 

text of this code is very clear that this overlay applies only within City limits. 

 

Chapter 44 provides the transportation standards.  Tokos thought it might be tweaked a little bit more.  The intent is to show 

how our transportation standards are applied and explain the relationship between this chapter and the subdivision code.  Now 

the subdivision code explains the standards.  You can do alternative street designs.  It explains what a developer has to do 

before selling lots.  What the City doesn’t have is what happens with in-fill development; like a development on a vacant lot 

next to a substandard street.  This is trying to get at that.  Or another case would be where somebody (like Wilder with 40
th

 

Street) has a street done legally but not dedicated as part of the subdivision plat.  What are the street standards that apply in that 

situation?  Should it be the same as for the subdivision if you are talking about the same kind of street?  Tokos thinks there still 

needs to be some language cleanup; but we are starting to get there.  Section .010 indicates that the purpose of this chapter is 

intended to provide standards of this nature.  ‘When Standards Apply’ is explained in Section .020.  Tokos thought that Section 

.030 (‘Engineering Design Criteria’) needs tweaked a little.  It basically states that the City Engineer and Public Works 

Department maintain standards.  They are trying to create a standard design manual for Newport.  This is set up so that once 

they adopt their standards, it picks that up; until then, the standards are whatever they feel are appropriate.  The standard design 

manual would cover sidewalks, curb, storm drainage; detailed construction specs of what we would expect somebody to put in 

before it is accepted long-term for maintenance by the City.  ‘Conditions of Development Approval’, Section .040, states that 

required public facilities have to be in place before the development is good to go.  The City can only require what is roughly 

proportional to the impact of the development.  Tokos said that the development standards under Section .050(A)(1) are 

somewhat redundant, although there are some new parts to it.  He said before it was unclear if they had to have street frontage.  

Section .050(A)(2) is a cross-reference to the subdivision code acknowledging that if development is within or adjacent to a 

subdivision; it has to meet those standards.  Section .050(A)(3) gets at the circumstance where a street is dedicated by a 

different instrument, it has to meet subdivision standards.  Section .050(A)(4) gets at development on substandard streets.  

Tokos said that because requirements have to be roughly proportional to the impact of the development, if there is a house on a 

big lot with a lot of street frontage and only gravel, he doesn’t know if it is roughly proportional to require this development to 

do full standards.  He thought sidewalks should at least have to be linked up.  Section .050(B) talks about where we might not 

want to require improvements if there is the potential that they could cause safety hazards and things of that nature.  Section 

.050(C) discusses how rights-of-way are created and conform to what our standards are.  Potentially too, if we are accepting 

something outside the subdivision, the size of the right-of-way needs to conform to the subdivision code.  Tokos assumes we 

may want to do some work on Section .050(D) (‘Creation of Access Easements’).  It assumes that an access easement is 

sometimes necessary and that the City may approve that.  This section is trying to provide sidebars on easements, but he is not 

sure the language is quite right.  He said we might want to change it to ‘the City has authority to require easements” and just 

leave it at that.  McIntyre suggested maybe adding, “at City’s discretion”.  Section .050(E) gets to gaps in the subdivision code.  

The subdivision code doesn’t get to grades.  This section fills in some of the gaps in terms of street design; mostly tied to fire 

code.  Tokos said that is Chapter 44, but he thinks we need to take a look at it and whether we need to so some tweaks.   

 

Chapter 45 is about the Traffic Impact Analysis (TIA).  Tokos said these are the thresholds.  He noted that the Commission saw 

this in a rougher draft during the public outreach process.  He said that most jurisdictions have this.  These are the standards for 

at what point somebody doing development needs to do a detailed traffic analysis because what they are doing is likely to have 

impact on traffic and we need to know what that impact is going to be.  Section .010 (‘Applicability’) talks about under what  

circumstances a TIA will be required.  Amendments to the Comprehensive Plan or zoning map would be one.  Tokos thought 

we might want to put flexibility on the zoning map if someone is taking property out of a different class but still dealing with 

the same Comprehensive Plan designation (like R-1 to R-2 or R-3 to R-4) where the traffic is kind of a wash between the two.  
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Rudzinski said we might want to tie it back to recent legislation and allow for rezoning consistent with the Comprehensive Plan 

to be good without a TIA.  She said tying back to State law would cover the City in this situation.  Tokos noted that any new 

direct access on 101 will require a TIA.  Berman wondered why not add Highway 20.  Rudzinski thought she might recall it 

being in an earlier draft.  It was noted that Highway 20 can be added throughout where it mentions 101.  Tokos noted that a 

TIA is required for uses generating 50 or more PM peak-hour trips on the highway or 100 PM peak-hour trips on the local 

transportation system.  He said we can be more flexible on local streets than on the highway.  An increase in use of adjacent 

street or direct road approach to 101 and 20 by 10 or more vehicles that exceed 26,000 pounds GVW (truck traffic) would 

require a TIA.  Patrick asked if the Port’s log hauling would trigger that; and Tokos confirmed it would.  He noted the property 

used to be a log landing, but has sat vacant and unused for more than decade.  Assuming this code is in effect before they 

actually develop, they would need to do a TIA.  Tokos continued that a request to use the Trip Reserve Fund would trigger the 

need for a TIA as well.  Section .020 lists the TIA requirements.  A pre-application conference is required.  The City Engineer 

would be involved in this meeting as well.  deTar noted that Highway 20 needs to be added to .020(A) as well.  Tokos 

continued that ODOT would be involved in the pre-application meeting if the highway was involved.  Item .020(B) talks about 

the preparation of the traffic analysis.  Item .020(C) talks about what resources are used to calculate trips (the ITE manual).  It 

is talking about the PM peak-hour trips.  Under Item .020(D), an intersection analysis is required if there are 50 or more peak-

hour trips.  Patrick asked if the log hauling would trigger that.  Tokos said it could at John Moore road; but that doesn’t 

necessarily mean it will show that it needs improvement.  Item .020(E) talks about complying with the Transportation Planning 

Rule (TPR), OAR 660-012-0060.  Tokos noted that the TPR is lengthy and detailed.  It was just recently changed and will 

continue to be changed.  There are some specific standards in there that have to be followed.  We will just reference that OAR 

and work out of that rule.  If it were included in here, we risk having our code become out of date.  Item .020(F) relates to 

structural conditions.  Tokos said that is more of a City thing.  We want to make sure any structural deficiencies on the 

roadway are picked up on the analysis.  He said that is especially true with heavy truck traffic.  Berman asked if, for Item 

.020(G), truck or heavy vehicle is defined somewhere or if it goes back to the 26,000 pounds; and Tokos and deTar confirmed 

it did.  Tokos said that it was not actually defined anywhere; but that was a good point, and he would add that.  Tokos noted 

that this doesn’t expressly say that we are not going to allow heavy truck traffic anywhere.  What we are asking for under Item 

(F) is a required analysis of the condition of the road.  Section .030 (‘Study Area’) talks about what needs to be included:  (A) 

all site access points adjacent to the site, accesses between that development and the next development down; (B) roads 

through and adjacent to the site; (C) all intersections needed for signal progression analysis (thinking of stacking at signals); 

(D) would be covered at the pre-application meetings.  If the City Engineer sees something else, this is where he brings it up.  

Section .040 (‘Approval Process’) provides that it will be handled as part of the discretionary review; so if there were a 

conditional use permit for example, it would be part of that.  If there is no discretionary action (it is allowed outright), it would 

be handled as a Type II review.  Section .050 lists the approval criteria:  (A) analysis complies with requirements as provided 

in Section .020; (B) gets at some of the significant pieces.  It is discretionary, and that is why we are going through this kind of 

review.  That standard is related to safety; (C) in case of an amendment to the Comprehensive Plan or zoning map that has a 

significant effect, solutions are consistent with the TPR; (D) for affected non-highway facilities, any standards adopted by the 

City has been met and not cause excessive queuing at intersections.  Until the City has an adopted level of standards, we will 

be leaning on “as determined by the City Engineer”; (E) proposed improvements are designed and constructed to transportation 

standards in Transportation Standards (Chapter 14.44) or in the subdivision code (Chapter 13).  Section .060 states what 

conditions can be imposed for approval.  Section .070 (‘Fee in Lieu Option’) puts into place the fee in lieu option.  It is not an 

SDC, which is a contribution to a larger system.  The fee in lieu would be in lieu of doing frontage improvements.  Maybe the 

development is on a longer stretch of substandard road that is part of a larger improvement plan.  The one Tokos thinks will 

come up the most is number (3) under .070; “when required improvements are inconsistent with phasing of transportation 

improvements in the vicinity”, and the City may want to get something done before the developer does his improvement.  

Section .070(B) is how the fees are going to be calculated.  Patrick asked if the standards were site specific.  Tokos said we 

may want to take a look at those standards.  It is by standard, but some are site specific.  We may say, “as of a certain date” to 

make sure we account for any very specific situations that are warranted so at least we don’t lose that when we establish the 

fee.  We can take a look at that.  There is no policy that those funds will be used in that location.  McIntyre said he sees it as a 

problem if the funds are not used where a person paid.  Patrick asked if someone paid money in lieu of and then develop 

happens ten years down the road, do they pay again.  Tokos said no because it has already been paid.  Section .070(C) provides 

that funds have to be used within the City UGB.  It would be a nightmare to track for certain properties, or one that is not 

annexed forever.  On page 4 is a cross-reference added to the land division code.  Now the developer has to put in 

improvements and they have to be accepted before they file the final plat.  This is to put in the provision for payment in lieu.   

 

Tokos said the next step in terms of the TSP is that a public hearing will be scheduled for the second meeting in August.  Tokos 

said he will be bringing both the Comprehensive Plan and zoning changes to the Planning Commission at that time.  There will 

be some tweaks addressing comments that were heard here and a few gaps with the comprehensive piece being worked on.   

 

Berman asked that since South Beach has been covered here, if anything has been considered about extending it to the rest of 

the city.  Tokos said there is a grant to do core analysis on 101 from the bridge to Highway 20.  In 1997, the City did a 

comprehensive transportation analysis.  In 2008, only a north side local street improvement plan was done.  The highway on 

the north side hasn’t been looked at.  Tokos said a corridor study from the bridge to the intersection of Highways 101 and 20 
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would be well-timed at this point.  Tokos talked about what this corridor study will look at.  He said that, other than that, there 

is nothing in the immediate works at this point.  Berman said that it seems at some point, we should look at the whole citywide 

traffic flow and coordinate it.  Tokos said that still in the TSP for the north side is to put together north/south and east/west 

collectors to provide relief to the highway.                                                 

 

2.  Review and Discussion of the Territorial Sea Plan (TSP) Significant Viewing Areas in Lincoln County.  Tokos noted that 

there were maps in the packet, but he also had a map to show on the overhead.  He noted that when discussing the TSP process 

at the joint meeting, the Commissions had talked about where those spots would be.  DLCD and OPRD took on the effort of 

putting together view shed analysis for the TSP.  That is ongoing at the State level.  Those efforts will determine how wave 

energy can be put in along our coast.  They hadn’t done a study of the impact along the coast.  They put together a list of where 

they want to start to do analyses.  They would go out to those view sheds and do photographic documentation of what it looks 

like now so they have a baseline of what level of development would be acceptable.  The question will be whether it is a well-

known area where anything would destroy the scenic vista of the area, maybe only applies to the near-shore view shed of 2-3 

miles out, or doesn’t really matter because it is an area that isn’t in a super-sensitive view shed.  What we are talking about is 

close in, versus midrange, versus distant.  There will be different levels of impact in different areas.  They selected basically 

state and federal park sites.  This map is of the initial cut for Lincoln County.  Tokos is asking the Commissioners where they 

want to do this analysis.  Is this adequate or are we missing areas that should be picked up?  Fisher said that for the 

communities along the coast, it seems unreasonable to allow anything in the view going west of areas like Lincoln Beach and 

Beverly Beach.  But he said he is operating differently than the State.  He asked if they had set guidelines or standards or are 

the local jurisdictions supposed to set them.  Tokos said the State has methodology they will want to follow; at least a 

benchmark.  They will be looking at analyzing view sheds with a lot of use.  They will be using a matrix to determine how 

sensitive and how important a view shed is.  Tokos said it is totally objective.  He said that if enough people look at it, they will 

get relative quality.  They will plug it into the matrix.  Tokos said the request the State has given us right now is where they 

should be doing this analysis and are there areas not being picked up by this analysis.  They are asking other jurisdictions as 

well.  He said that the Commissioners could provide feedback where they should be looking up and down the coastline.  Fisher 

thought that along all residential areas there.  Tokos said what he envisions in each of these areas is that they will be doing a 

panoramic view out to set a bubble.  He asked if there are other areas they should fill in so they have that covered.  McIntyre 

said it would depend on how high above the ocean level it is; the higher up, the further out you can see.  Tokos said they picked 

view points in each of the state parks, which is easier than residential points of concentration.  There are a lot of people that 

probably take advantage of this view.  Homes are a tricky one.  East said that state park views are not as important as 

residential views.  Patrick said the flapper-type wave energy buoys couldn’t be seen from South Beach State Park if you were 

standing at the beach.  McIntyre said unless you have a 3-story condo down in Southshore.  Fisher asked what about Nye 

Beach, and Tokos said he had thought of that one too.  He said if we pick up Nye Beach, that is probably enough to pick up the 

Yaquina Bay State Park.  His thought was to move that one up to Nye Beach.  Berman said he would like to add Moolack 

Beach.  Patrick said we should also pick up the surfing spot.  Berman noted that the biggest distance in our area is between 

South Beach and Lost Creek.  Tokos said that Beverly Beach and South Beach are long enough that maybe we should suggest 

they need to pick up both ends for the full spectrum.  If they do the south side of South Beach State Park, they have Southshore 

covered.  Tokos said we can pass on to them that the analysis needs to cover the full spectrum.  Pacific Shores and Surfland are 

just south of Southshore.  Tokos asked if we should add Surfland or Thiel Creek.  He said should we consider existing houses 

or a future destination resort.  He will suggest they add something in the Surfland/Thiel Creek area.  Tokos asked what they 

thought about the Waldport area.  Fisher said we don’t want then off shore of cities.  Tokos said maybe if they pick up the 

spectrum, the Waldport area would be covered.  Going back up north, Tokos wondered if there should be something between 

Fishing Rock and Gleneden Beach.  Patrick suggested adding the mouth of the Siletz.  The Inn at Spanish Head will be added.  

Chinook Winds Casino/Hotel will be added.  Husing noted that Cascade Head is in Tillamook County and should be covered 

by them.   

 

Tokos summed up the suggestions that Nye Beach will be added and Yaquina Bay State Park will be dropped, Moolack Beach 

will be added, Surfland/Thiel Creek area will be added, something between Gleneden Beach and Fishing Rock will be added, 

the mouth of the Siletz will be added, the Inn at Spanish Head will be added, and Chinook Winds will be added, and we will 

suggest for these larger parks that they pick up the further extent of the parks.  Husing asked Tokos if he would craft that into 

an email to share with colleagues.  He noted that this is our first take on this.  Fisher said that if Tillamook doesn’t do one at 

Cascade Head, then we should probably add Three Rocks.   

 

Husing said the State wants to do his with us.  They want to get a few of us to do this collaboratively.  They are asking where 

else should we do it.  Husing said they will carve out a day or two with a small team and do the assessments.  He said we are 

all struggling with how far to bubble out.  He likes the spirit of trying to do this with us.   

 

Tokos asked the Commissioners if they wanted to have someone off the Commission involved.  He said this would come to the 

Planning Commission as a quality check.  This information would be brought before the different policy-making bodies.  He 

said the Commission could have someone participate in the data collection, which would probably take a couple of days.   
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Husing said they could keep in touch with someone by cell phone when they will be in the area.  Patrick though they should 

take one from each of the bodies and get them together as a team.  That way you will have some people who have a stake in the 

community and some that don’t.  Husing thought a team of people might come up with a lot of the same results.  The question 

is how to bubble these areas and how they will overlap and what the different zone classifications will be.  The results will 

provide guidance to the wave energy folks. 

 

Tokos said that basically the approach would be to capture GIS points, have a decent quality camera and take panoramic shots 

in a competent manner, and have the matrix to go along with that.  Patrick thought they need to pick commonly accessible 

elevations.  Tokos thought also to pick up concentrations of people where the view is important because of that concentration.  

Husing said we should expand this conversation to others in the County.  He thought the Commission did a great job of filling 

in the gaps.  He said that what is likely to happen is that we will have examples of what happened further north.  We will also 

have an example of how this system really works.   

 

Tokos said the site visits will be in August.  Husing said we will have three other cities involved soon.  He said we have our 

own GIS talent here.  He thought it will be an interesting dialog about how to draw bubbles.  From what he has seen, there will 

be ocean zone classes 1-4 at least out 3 miles.  We will start creating this on maps by drawing the bubbles, overlapping them, 

and labeling with classes.  Probably in the fall, we will look at computer generations.  East asked if they would know what 

these devices look like when they are out doing the study of these key views.  Tokos said there should be some benchmark 

when doing this type of placement in different categories.  BLM criteria are being applied to the data collection.  Husing said 

that when the computer generations are ready, we can start talking about the obvious technology.    

 

For the Commission, Berman was willing to assist with data collection, with Patrick and East as backups. 

 

B.  Adjournment.  Having no further discussion, the work session meeting adjourned at 7:40 p.m. 

 

Respectfully submitted, 

 

 

_______________________________  

Wanda Haney 

Executive Assistant  
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NEWPORT TRANSPORTATION SYSTEM PLAN* 

Proposed changes to the Transportation System Plan are shown in underlined text for 

new language and stikethrough text for suggested deletions. 

 
This Transportation System Plan (TSP) describes the individual elements that make up the 

transportation framework system for the City of Newport.  Plus, the TSP represents 

recommended project improvements and goals and policies towards establishing a coordinated 

multi-modal transportation network for the City of Newport intended to comply with Statewide 

Planning Goal 12 and the Transportation Planning Rule. 

 

The complete TSP describes in detail the various components of a transportation system, makes a 

complete analysis of those various components, and describes the process used to develop the 

plan.  The current Transportation System Plan was completed in 1997 and adopted in 1999.  In 

2008, s Several updates to the plan were adopted, including major updates in 2008 and 2012.  By 

this reference, the complete TSP as amended by Ordinance No(s). 1963 is incorporated herein.  

Where the text references “TSP,”, the reference is to the TSP as amended unless otherwise noted. 

 

However, the complete plan, including the updates, is morecontains more information than most 

individuals want to wade sort through to helpwhen looking for guide guidance the on how future 

decisions should be made to implement the plan.  This section will therefore summarize the 

projects contained in the TSP and include the goals and policies needed to assure compliance.  

Persons interested in obtaining For a more complete thorough understanding of the or 

analysisreasoning for the projects, goals, and policies should review, the full TSP documentation 

referenced in Policy 1, Goal 1 of this chapter.should be consulted. 

 

 

Transportation System Plans for Each Mode 
 

The transportation System Plan TSP places a strong emphasis on the preservation and improved 

operation of the Highway US 20 and Highway US 101 corridors.  The City of Newport views 

Highway US 101 and Highway US 20 as the most important arterials in the multi-modal 

transportation network and likewise recognizes the importance of these facilities as statewide 

facilities per the Oregon Highway Plan.  In implementation of the City’s Comprehensive Plan and 

the associated Transportation System Plan, the City will strive to maintain the function of these 

facilities to meet their statewide as well as regional needs. 

 

The Transportation System Plan comprises all the improvements in the Middle Alternative, as 

developed during the TSP process.  The Middle Alternative has been identified as the preferred 

alternative, which includes transportation improvements that support the identified goals and 

objectives and the adopted and acknowledged Comprehensive Plan.  The preferred alternative 

recommends $77 million in capital improvements over the next 20 years ($31 million in surface 

transportation improvements).  The following describes the recommended projects for each mode 

contained in the preferred alternative.  For further specifics on the projects, refer to the complete 

Transportation System Plan. 

 

The transportation System Plan TSP was amended in 2008 to add a North Side Local Street Plan 

to support commercial development and redevelopment activity within the area bounded by 12
th
 

Street on the north, John Moore/Harney Drive on the east, the Pacific Ocean on the west, and the 

Yaquina Bay on the south.  The 2008 amendment included a more comprehensive Pedestrian and  
 

*Added by Ordinance No. 1802 (1-4-99); Amended by Ordinance No. 1963 (8-18-08) and Ordinance No. 

XX (X-X-12). 
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Bicycle Plan for the entire City.  In February of 2010 a refinement plan was prepared for the 

South Beach Peninsula to identify transportation and related improvements to SE Marine Science 

Drive, SE Ferry Slip Road, SE Pacific Way, SE 25
th
 Street and SW Abalone Street, needed to 

support marine research and industrial development anchored by the new NOAA pacific marine 

operations center. The TSP was last amended in 2012 to address needed system improvements 

south of the Yaquina Bay Bridge, in Newport’s South Beach Area, including an infrastructure 

refinement plan for the Coho / Brant neighborhood situated west of Highway 101 and north of 

SW 35
th
 Street. 

 

The City has concentrated recent efforts on addressing transportation and land use issues in the 

South Beach area (south of the Yaquina Bay Bridge) where a significant amount of the City’s 

new development is anticipated.  A combination of anticipated 2030 levels of land development 

in South Beach and increasing background traffic volumes along US 101 will result in greater 

congestion levels, particularly during the summertime peak. However, traffic growth is likely to 

be high enough that other times of the year will also experience significant congestion.  The City 

has an adopted South Beach Urban Renewal Plan that includes street improvements which will be 

critical new components of the system. However, due to limited State transportation funding for 

bridge improvement or replacement, the capacity of the Yaquina Bay Bridge is expected to 

continue to be the major constraint in the operation of the transportation system south of the 

bridge.  Because of this, the City and ODOT worked together to identify a transportation system 

and management strategy that will support future growth in South Beach, one that includes 

alternative mobility standards for US 101, strategic improvements to the state highway, and a 

variety of improvements to both the local roadway system and the pedestrian and bicycle system.  

The improvements are discussed further in the Transportation Planning in South Beach section.  

The local and state actions and improvements that are identified for South Beach constitute the 

reasonable limits of what can be done to improve congestion on US 101, short of building more 

capacity into the Yaquina Bay Bridge. The City is committed to finding long-term solutions 

sufficient to address the existing capacity and structural limitations of the existing structure that 

affect the bridge’s ability to carry vehicles and pedestrians.  To this end, the City will continue to 

engage ODOT, Lincoln County, and its other regional partners in conversations regarding future 

project planning and funding that would lead to improvements to, and possibly replacement of, 

the Yaquina Bay Bridge. 

 

Roadway Improvements 
 

The roadway improvements include new roadway construction, focusing primarily on a north-

south arterial to be constructed in stages.  The majority of the projects include reconstruction or 

making minor improvements to existing roads in order to increase traffic flow.  for extensions and 

improvements to existing facilities as well as the development of new facilities. The 

recommended roadway improvements are listed in Table 1 and Table 2 and are discussed in more 

detail in the Transportation System Plan.  Table 2A identifies the recommended projects based on 

the north side local street plan amendment. Table 1 identifies project location, description and 

priority for projects in the local roadway system. As indicated by headings in Table 1, the projects 

listed are identified by the 1997 TSP, as well as updates to this plan in 2008 and 2012.  All 

project cost estimates are shown in 2011 2012 dollars; cost estimates for projects from the 1997 

TSP (and 2008 update) have been redone adjusted for projects that have been altered or partially 

implemented.  Projects Costs for projects yet to be implemented have been adjusted to account 

for inflation.  
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Table 1:  Roadway Improvement Projects (replaces tables 1, 2 and 2A) 

Project Description Functional 

Class 

Sidewalks Bicycle 

Lanes 

Priority  Estimated 

Cost ($2012)
1
 

Source 

New Roadway Projects or Extensions 

NE Harney Street between NE 

3
rd

 and Hwy 20 

Minor 

Arterial 

Yes Yes High $824,000 2012 

Cost 

Estimate 

North-South Arterial – Phase 

IB 

(between NE 7
th

 St and NE 

32
nd

 St) From 1997 TSP 

Minor 

Arterial 

No No Medium $3,720,000 

 

1997 

TSP 

Extend NW Nye St to Ocean 

View Dr From 1997 TSP 

Minor 

Arterial 

Yes Yes High $240,000
 

1997 

TSP 

Connect SE 1
st
 St (between SE 

Douglas and SE Fogarty) 

Local Yes Yes  

(one 

side) 

Low $250,000 

 

1997 

TSP 

Extend NE Avery St (between 

NE 71
st
 St and NE 73

rd
 St 

Local Yes No Low $369,000 2012 

Cost 

Estimate 

Extend SW Abbey St to SW 

Elizabeth St 

Collector Yes No Medium $141,000 2012 

Cost 

Estimate 

Extend NE 5
th

 St (between NE 

7
th

 Dr and Newport Heights 

Rd 

Local No No Low $1,680,000 2012 

Cost 

Estimate 

Extend NW Biggs to NW 60
th

 

St and Extend NW 60
th

 St to 

US 101 

Collector Yes No Low $102,000 1997 

TSP/199

5 Cost 

Estimate 

Extend NW Harney Dr 

(between US 101 and Ocean 

View Dr) 

Collector Yes Yes Medium $452,000 1997 

TSP/ 

1995 

Cost 

Estimate  

Extend SW Abalone from SW 

29
th

 Street to SW 35
th

 

Street/US 101 

Collector Yes Yes High $2,315,000 2012 

Coho / 

Brant 

Plan 

Ash Street at SE 40
th

 Street, 

extend to approx. 1,200 feet 

south 

Collector Yes Yes Medium $1,473,000 2012 

South 

Beach 

TSP 

update 

New SE 50
th

 Street segment 

extending from existing road 

Collector Yes Yes Low $1,565,000 2012 

South 
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Project Description Functional 

Class 

Sidewalks Bicycle 

Lanes 

Priority  Estimated 

Cost ($2012)
1
 

Source 

to South Beach State Park 

entrance 

Beach 

TSP 

update 

New road from SE 50
th

 Street 

to SE 62
nd

 Street at US 101 

Collector Yes Yes Low $5,017,000 2012 

South 

Beach 

TSP 

update 

Extend SW 28
th

 Street south 

from SW 27
th

 Street to connect 

with SW Brant Street 

Local Yes No Low $554,000 2012 

Coho / 

Brant 

Plan 

Construct SW 35
th

 street from 

US 101 to SE Ferry Slip Rd 

Collector Yes Yes Medium $653,000 2012 

Coho / 

Brant 

Plan 

Improvements to Existing Roadways 

Reconstruct NE 3
rd

 St 

(between NE Eads St and NE 

Harney Dr)  

Local Yes No Medium $243,000 1997 

TSP 

Extension of 60
th

 east of 

Highway 101 to connect with 

Hazel Ct and the improvement 

of hazel down to NE 57
th

 

Street  

Collector Yes No Low $94,000 1997 

TSP 

Widen US 101 to five lanes 

(NE NE 31
st
 Street to North 

City Limits) 

Principal 

Arterial 

Yes Yes Low $13,000,000 1997 

TSP 

Widen US 20 to five lanes 

(John Moore Rd to US 101) 

Principal 

Arterial 

Yes Yes Medium $1,730,000 1997 

TSP 

Add travel lanes on US 101 

from Yaquina Bay Bridge to 

SE 32
nd

 Street and restrict 

westbound movements at 

Pacific Way to emergency and 

transit vehicles only. 

Principal 

Arterial 

Yes Yes Medium $659,000 2012 

South 

Beach 

TSP 

update 

Add travel lanes on US 101 

from SE 40
th

 Street to South 

Beach State Park/New SW 

50
th

 Street 

Principal 

Arterial 

Yes Yes Low $1,602,000 2012 

South 

Beach 

TSP 

update 

Add travel lanes on US 101 

from New SE 50
th

 Street to 

SW 62
nd

 Street 

Principal 

Arterial 

Yes Yes Low $799,000 2012 

South 

Beach 

TSP 

update 
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Project Description Functional 

Class 

Sidewalks Bicycle 

Lanes 

Priority  Estimated 

Cost ($2012)
1
 

Source 

Widen and pave SE Ash Street 

from Ferry Slip to SE 40th 

Collector Yes Yes High $506,000 2012 

South 

Beach 

TSP 

update 

Add eastbound through lane to 

receive traffic from second 

southbound through lane at SE 

40
th

 and US 101 

Collector No. No. Medium $161,000 2012 

South 

Beach 

TSP 

update 

Widen SE Ferry Slip to three 

lane section from SE Marine 

Science Dr to SE 29
th

 St   

Minor 

Arterial 

Yes Yes Medium $547,000 2010 SB 

Peninsul

a Plan 

Widen and pave SW 27
th

 St 

from SW Brant St to SW 

Abalone St 

Local Yes No High $145,000 2012 

Coho / 

Brant 

Plan 

Widen and pave SW 27
th

 St 

from SW Coho St to existing 

improvements 

Local Yes No Low $101,000 2012 

Coho / 

Brant 

Plan 

Widen and pave SW 28
th

 St 

from Brant to Abalone slope 

(with pedestrian. stairs down 

embankment) 

Local No No Low $303,000 2012 

Coho / 

Brant 

Plan 

Widen and pave SW 29
th

 St 

from SW Coho St to SW 

Brant St 

Local No No Low $229,000 2012 

Coho / 

Brant 

Plan 

Widen and pave SW 30
th

 from 

SW Brant St to SW Abalone 

St 

Local Yes Yes High $311,000 2012 

Coho / 

Brant 

Plan 

Widen and pave SW Coho St 

from SW 29
th

 St to SW 30th St 

Local Yes Yes Low $186,000 2012 

Coho / 

Brant 

Plan 

Widen and pave SW Brant St 

from SW 27
th

 to SW 30
th

 St 

Local Yes No High $707,000 2012 

Coho / 

Brant 

Plan 

North Side Local Street Plan Street and Roadway Projects   

Improve to 2-lane NE Benton 

Street from NE 8th Street to 

NE 10th Street  

Local Yes No High $316,000 2008 

North 

Side TSP 

update 
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Project Description Functional 

Class 

Sidewalks Bicycle 

Lanes 

Priority  Estimated 

Cost ($2012)
1
 

Source 

SW 9th St/ NE Benton St 

Connectivity Enhancement; 

Pedestrian xing and signage 

improvements from Abbey to 

NE 11th to facilitate corridor 

as a local parallel route to US 

101 and access between US 20 

and the bay front. Consider all 

way stop at 9th/Hurbert. 

Local   High $34,000 2008 

North 

Side TSP 

update 

Improve to 3-lane urban 

standard NE 1st Street from 

US 101 to US 20 to provide 

westbound-to-northbound 

bypass of intersection of US 

101 with US 20.  

Local Yes Yes High $557,000 2008 

North 

Side TSP 

update 

Improve to 2-lane urban 

standard SW Neff Street from 

US 101 to SW 2nd Street to 

add system connectivity. 

Local Yes Yes High $515,000 2008 

North 

Side TSP 

update 

Improve to 2-lane urban 

standard SW 7th Street from 

SW 2nd Street to SW 

Elizabeth Street to add system 

connectivity. 

Collector Yes Yes Low $19,200,000 2008 

North 

Side TSP 

update 

Alternative Port Access Road 

Improvements; Evaluate 

improvements to SE Benson 

Road and/or SE John Moore 

Drive to improve access to 

waterfront area 

Collector 

(Benson) 

Arterial 

(John 

Moore) 

  Medium/ 

Low 

Planning study 

needed to 

determine 

alignment and 

cost 

2008 

North 

Side TSP 

update 
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Transportation System Management/New Traffic Signals 

 

Transportation System Management is a traffic control tool that attempts to maximize the 

efficiency of the existing transportation system without additional roadway capacity.  TSM 

projects can be characterized as being low-capital cost alternatives that can be implemented in a 

relatively short time frame and that aim to make better use of existing facilities, either by 

operational changes or by better traffic management. 

 

There are several TSM projects that have been recommended for implementation in Newport.  

These projects are listed in Table 3 2 below.  Table 3-A 2 identifies the projects location, 

description and priorities priority for TSM projects in the adopted north side local street plan 

amendment roadway system.  As indicated by headings in Table 2, the projects listed are 

identified by the 1997 TSP, as well as updates to this plan in 2008, 2010 and 2012.  All project 

cost estimates are shown in 2012 dollars; cost estimates for projects from the 1997 TSP (and 2008 

update) have been adjusted to account for inflation. 
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 Table 2:  Transportation Management System (TSM) Improvement Projects (replaces 

Tables 3 and 3A) 

Location/ 

Limits 

Project Description Priority Estimated Cost 

($ 2012) 

Source 

TSM Improvement Projects – City-wide 

US 101 Revisions 

(between OR 20 

and Yaquina Bay 

Bridge)   

Removal of on-street parking, no 

bike lanes, left turns only at Bayley, 

Abbey, Hurbert, Angle, and Olive 

High $31,000 1997 TSP 

US 101/NE Avery 

Street 

Access management modification 

(right-in, right-out only) 

High $18,000 1997 TSP 

John Moore Rd at 

SE Bay Blvd   

Provide realignment and 

channelization 

High $51,000 1997 TSP 

US 101 to Cape Provide island and channelization High $7,500 1997 TSP 

Naterlin at US 101 

(Yaquina Bay 

Bridge) 

Provide realignment and 

channelization 

High $45,000 1997 TSP 

NE 52
nd

 St Area 

Improvements  

Improve NE Lucky Gap between NE 

52
nd

 St and NE 54
th

 St; provide 

access from Longview Hills to NE 

52
nd

 St 

Medium $1,000,000 

 

 

 

 

1997 TSP 

NW 56
th

 St 

Improvement Area   

Eliminate Old Hwy Loop between 

NW 55
th

 St and NW 58
th
 St; extend 

NW 56
th

 St to US 101; improve NW 

Gladys St between NW 56
th

 St and 

NW 60
th

 St as a frontage road 

High $545,000 1997 TSP 

US 101  

 

Surface Parking Lots for 101 

Business:  Construct surface parking 

lots to supplement parking removed 

from 101 restriping 

Medium $270,000 1997 TSP 

Abbey St  Construct a new parking structure on 

Abbey St parking lot (4 levels with 

top level open); include bike racks; 

restripe Bay Blvd to accommodate 

parallel parking south of Fall St to 

Naterlin Dr 

Low $3,975,000 1997 TSP 

NE 57
th

 St  Eliminate US 101 access; cul-de-sac 

NE 57
th

 St on its western terminus; 

connect NE Hazel Ct to NE 60
th

 St 

Medium $270,000 1997 TSP 

SW 2
nd

 St between 

US 101 and SW 

Angle St 

 

Close SW 2
nd

 St between US 101 and 

SW Angle St (to be completed as 

part of signalization project at US 

101 and Angle St) 

Low $45,000 1997 TSP 

US 101 and 

Hurbert St 

Signal improvements to provide for 

left turns 

High $270,000 1997 TSP 

US 101/OR 20   Signal revisions/improvements; 

realign E Olive St 

High $1,120,000 1997 TSP 
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Location/ 

Limits 

Project Description Priority Estimated Cost 

($ 2012) 

Source 

US 101 at NW 

11th Street 

Realign intersection to eliminate 

slight off-set.  Consider need for 

additional east/west turning lanes 

and/or signalization improvements. 

High $570,000 

ROW needed 

2008 North 

Side TSP 

update 

US 101 at NW 6th 

Street 

Realign intersection to eliminate off-

set.  Consider need for added 

east/west turning lanes and/or 

improved signal to address 

congestion problem. 

High $730,000 

ROW needed 

2008 North 

Side TSP 

update 

North Side Local Street Plan TSM Improvement Projects 

US 101, US 20 

north to NW 12th 

Street 

Evaluate opportunities for driveway 

and/or minor street closures or 

consolidation. 

High As redevelopment 

occurs. 

2008 North 

Side TSP 

update 

US 101 at US 20 Add 2nd southbound left turn lane. 

Widen eastbound US 20 to receive 2 

lanes of traffic, transition to one lane 

east of US 101. 

High $885,000 

ROW needed 

2008 North 

Side TSP 

update 

US 20 at NE Coos 

Street 

Add signal and improve intersection 

to encourage north/ south local street 

alternative to US 101. Signal could 

help relieve congestion at NE Eads. 

High $605,000 2008 North 

Side TSP 

update 

US 20 at SE John 

Moore Drive 
Add north/south left turn lanes and 

adapt signal phase.  Combine 

northbound right/through lanes. 

Medium $220,000 2008 North 

Side TSP 

update 

SW Hatfield Drive 

at SW Bay 

Boulevard 

Stripe separate right and left turn 

lanes, add crosswalk and no parking 

designation on Hatfield Dr.  Add 

curb extensions on Bay Blvd. to 

facilitate pedestrian crossing. 

High $52,000 2008 North 

Side TSP 

update 

SW 2nd Street, 

SW Coast Street to 

SW Lee Street 

Realign intersections of SW Lee 

Street, SW Hurbert Street, SW High 

Street and SW Coast Street to 

eliminate off-sets. 

Medium $805,000 

ROW needed 

2008 North 

Side TSP 

update 

US 101 at Angle 

Street 
Modify 1997 TSP to install traffic 

signal and left turn lanes on US 101.  

Remove on-street parking in vicinity 

of intersection to accommodate 

added lanes.  Consider alternative to 

retain on-street parking by 

eliminating lefts on US 101 at Angle 

and evaluating local connectivity thru 

refinement plan after installation of 

signal at US 101/Abbey. 

Medium $600,000 2008 North 

Side TSP 

update 

US 101 at Hurbert 

Street 
Modify 1997 TSP to install left turn 

lanes on US 101.  Remove on-street 

parking in area of intersection for 

High $100,000 2008 North 

Side TSP 

update 
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Location/ 

Limits 

Project Description Priority Estimated Cost 

($ 2012) 

Source 

added lanes.  Consider alternative to 

retain on-street parking by 

eliminating lefts on US 101 at 

Hurbert and evaluating local 

connectivity thru refinement plan 

after installation of signal at US 

101/Angle. 

John Moore Drive 

at Bay Blvd. 
Stripe John Moore for separate left 

and right turns.  Modify curb radii to 

enhance right turns from John Moore 

onto Bay. Add eastbound left turn 

lane and pedestrian crossing. 

High $400,000 2008 North 

Side TSP 

update 

Various Locations Signage Improvements: 

 Directional signs from US 20 to 

both John Moore and 9
th

 for Bay 

Front visitors 

 Directional signs from Bay Front 

parking lots and along Bay Blvd 

to Naterlin for Ocean access 

 Improve signage to parking on 

Bay 

High $21,000 2008 North 

Side TSP 

update 

South Beach TSM Improvement Projects  

US 101 at 32
nd

 

Street 

Remove traffic signal from 

intersection of US 101 and SE 32
nd

 

Street. Convert intersection of US 

101 and 32
nd

 Street right in and right 

out. Add one travel lane in each 

direction, construct multi-use path on 

west side with buffer and shoulder. 

Add shoulder/bike lane and sidewalk 

on east side of the highway. Acquire 

right-of-way as needed and institute 

access management. 

High $787,000 

($190,000 for interim 

improvements per 

2012 Coho/Brant 

Refinement Plan) 

2012 South 

Beach TSP 

update 

US 101 at 35
th

 

Street 

Widen intersection to add 

channelization and install traffic 

signal. Add one travel lane in each 

direction and construct multi-use 

path on west side with buffer and 

shoulder. Add shoulder/bike lane and 

sidewalk on east side of US 101. 

Construct 35
th

 Street to connect with 

US 101 (approx. 600-700 ft.) with 

multi-use path on north side and 

sidewalk on south side. Acquire 

right-of-way as needed and institute 

access management. 

High $1,935,000 

($1,119,000 for 

interim improvements 

per 2012 Coho/Brant 

Refinement Plan)  

2012 South 

Beach TSP 

update 

US 101 at SW 40
th

 

Street 

Widen intersection to add 

channelization and install traffic 

signal. Add one travel lane in each 

Medium $2,624,000 2012 South 

Beach TSP 

update 
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Location/ 

Limits 

Project Description Priority Estimated Cost 

($ 2012) 

Source 

direction and construct multi-use 

path on west side with buffer and 

shoulder. Add shoulder/bike lane and 

sidewalk on the east side of US 101 

north of 40
th

 Street and shoulder to 

the south. Add sidewalks on north 

side of 40
th

 [cost does not include 2
nd

 

EB through lane to receive dual SB 

lefts from US 101 (see Project #12)]. 

Acquire right-of-way as needed and 

institute access management.   

US 101 at South 

Beach State 

Park/New SW 50
th

 

Street  

Construct traffic signal and 

intersection improvements to add 

new east leg.  Multi-use path with 

buffer on west side of US 101 and 

shoulder/bike lanes on both sides. 

Multi-use path on north side of 50
th

 

and sidewalk on south side. 

Low $1,970,000 2012 South 

Beach TSP 

update 

US 101 at SW 62
nd

 

Street   

Widen intersection to add 

channelization. Shoulder/bike lanes 

on both sides of US 101. Multi-use 

path on west side of US 101 with 

buffer and north side of 62
nd

. 

Sidewalk on south side of 62
nd

. 

Low $1,054,000 2012 South 

Beach TSP 

update 

SE Ferry Slip 

Road  

Close intersection of US 101 at SE 

Ferry Slip Road, and overlay and 

widen roadway from SE 32
nd

 Street 

to north end of SE Ash Street 

(~1,100 feet). 

High $144,000 2012 South 

Beach TSP 

update 

SE 40
th

 Steet at US 

101 to approx. 

500-700 feet east 

Add eastbound through lane to 

receive traffic from second south 

bound through lane at intersection of 

40
th

 Street with US 101 

Medium $154,000 2012 South 

Beach TSP 

update 
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New Traffic Signals 

 

It has been identified that as traffic volumes increase, several intersections throughout Newport 

will require the installation of traffic signals.  The cost for each traffic signal is estimated at 

$200,000, totaling $1 million for five signals.  This includes the cost for installation and signal 

coordination infrastructure but does not include intersection road work. 

 

Listed below are the locations that will likely require new traffic signals or turn lanes, or both, as  

traffic volumes increase.  The proposed location and spacing of new traffic signals on state 

facilities would comply with existing plans and policies, as indicated in the 1991 Oregon 

Highway Plan and as detailed in the City of Newport Access Management Plan.  These 

intersections should be monitored to determine the point in time at which signalization is 

warranted: 

 

 Highway US 101 at Abbey Street (1-5 years High) 

 Highway US 101 at Angle Street (11-15 years Low) 

 Highway US 101 at NE 36
th
 St. (6-10 years Medium) 

 Highway US 101 at NE 52
nd

 St. (6-10 years) 

 Highway US 101 at NE 73
rd

 St. (16-20 years Low) 

 US 101 at SE 35
th
 Street (High) 

 US 101 at SW 40th Street (High) 

 US 101 at South Beach State Park/New SW 50th Street (Low) 

 

Transportation modeling shows that traffic flow near the bridge would be improved by relocating 

the traffic signal at 32nd Street southward to 35th Street. When the planned 35
th
 Street 

intersection widening is complete and a traffic signal is installed, the traffic signal from the 

intersection of US 101 and SE 32nd Street will be removed and replaced with a stop sign for 

motorists approaching US 101 from the side street. In addition, the 32
nd

 Street intersection with 

US 101 will be limited to right in and right out traffic movements.   

 

Functional Classification System 

 

Streets perform various roles in a community, ranging from carrying large volumes of through 

traffic to providing direct access to abutting property.  These functions are often conflicting, and a 

hierarchical classification system is needed to determine the appropriate function and purpose of 

each roadway. 

 

Figures 1 through 3, and Table 43 presents the recommended functional classification system 

plan for the City of Newport.  This plan recommends four roadway classifications as follows: 

 

 Principal Arterials – These facilities carry the highest volumes of through 

traffic and primarily function to provide mobility and not access.  Principal 

arterials provide continuity for intercity traffic through the urban area and are 

usually multi-lane facilities.  The only facilities identified as principal arterials 

are US Highways 101 and 20. 

 

 Minor Arterials – These facilities interconnect and augment the principal 

arterial system and accommodate trips of somewhat shorter length.  Such 

facilities interconnect residential, shopping, employment, and recreational 

activities within the community. 
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 Collector Streets – These streets provide both land access and movement within 

residential, commercial, and industrial uses.  These streets gather traffic from 

local roadways and serve as connectors to arterials. 

 

 Local Streets – These streets provide land access to residential and other 

properties within neighborhoods and generally do not intersect any arterial 

routes.  All remaining streets not listed in Table 4 are classified as local streets. 
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Figure 1: Functional Classification of Roadways – Agate Beach Map 
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Figure 2: Functional Classification of Roadways – Downtown Map 
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Figure 3: Functional Classification of Roadways – South Beach Map 
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Table 43:  Recommended Functional Classification of Roadways from 1997 TSP 

 

Principal Arterials Limits 

US Hwy 101 

US Hwy 20 

North UGB Limits to South UGB Limits 

Hwy 101 to East UGB Limits 

Minor Arterials Limits 

SW Abalone St 

SE Bay Blvd 

SE Ferry Slip Rd 

Harney Dr 

John Moore Rd 

North-South Arterial 

SE OSU Marine Science Dr 

SW 32
nd

 St  

Hwy 101 to SE Marine Science Dr 

John Moore Rd to East UGB Limits 

SE Marine Science Dr to SE Ash St 

Hwy 101 to North-South Arterial Hwy 20 

SE Bay Blvd to Hwy 20 

Harney Dr to Harney Dr 

SW Abalone St to end of Street 

SE Abalone St to Hwy 101 

Collectors Limits 

SW Abalone St 

SE Abbey St 

SW Alder St 

SW Angle St 

SE Ash St  

SE Avery St 

NE Avery St 

NE Avery St 

SE Bay Blvd 

SW Bayley St 

NE Benton St 

SW Canyon Way 

NW Coast St 

NE Coos St 

NE Eads St 

NW Edenview Way 

SW Elizabeth St 

SW Fall St 

SW Fall St 

SE Ferry Slip Road 

SE Fogarty St 

SW Harbor Way 

SE Harborton St 

SE Harney Dr 

SW Hatfield Dr 

SW Hurbert St 

SW Naterlin Dr 

SW Neff Way 

NW Nye St 

SW Nye St 

NW Ocean View Dr 

W Olive St 

NW Spring St 

NE Yaquina Heights Rd 

NE 1
st
 St 

SE 2
nd

 St 

Stub out at cemetery to SW 35
th
 St 

Hwy 101 to SW Harbor Way 

SW 2
nd

 St to SW Neff Way 

SW 2
nd

 St to SW 9
th
 St 

SE Ferry Slip to southern terminus 

SE 2
nd

 St to East Olive (Hwy 20) 

East Olive (Hwy 20) to NE 12
th
 St 

NE 73
rd

 to North UGB Limits 

SE John Moore Rd to SW Naterlin Dr 

SW 7
th
 St to SW 11

th
 St 

NE 3
rd

 St to NE 12
th
 St 

SW Hurbert St to SW Fall St 

SW 2
nd

 St to NW 8
th
 St 

NE 3
rd

 St to SE 2
nd

 St 

East Olive (Hwy 20) to NE 12
th
 St 

Hwy 101 to NW Ocean View Dr 

SW Bayley St to W Olive St 

SW Canyon Way to SW Bay Blvd 

SW Elizabeth St to Hwy 101 

SE Marine Science Dr to SE Ash St 

SE Bay Blvd to SE 4
th
 St 

SW Abbey St to SW 13
th
 St 

SE 40
th
 St to SE 50

th
 St 

SE 4
th
 St to SE John Moore Rd 

SW 9
th
 St to SW Bay Blvd 

SW 2
nd

 St to SW Canyon Way 

SW Government St to SW Bay Blvd 

SW Alder St to Hwy 101 

West Olive St to NW Ocean View Dr 

SW 2
nd

 St to West Olive St 

NW 12
th
 St to Hwy 101 

SW Elizabeth St to Hwy 101 

NW 8
th
 St to NW 12

th
 St 

NE Harney Dr to Hwy 20 

Hwy 20 to Hwy 101 

SE Benton St to SE Coos St 
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SW 2
nd

 St 

NW 3
rd

 St 

NE 3
rd

 St 

SE 4
th
 St 

NW 6
th
 St 

NE 6
th
 St 

NE 7
th
 St 

SW 7
th
 St 

NW 8
th
 St 

SW 9
th
 St 

SE 10
th
 St 

NW 11
th
 St 

NE 11
th
 St 

NE 12
th
 St 

SW 13
th
 St 

NW 15
th
 St 

NE 20
th
 St 

SE 32
nd

 St 

SE 35
th
 St 

SE 40
th
 St 

SE 50
th
 St 

SE 62
nd

 St 

NE 73
rd

 St 

SW Elizabeth St to SW Angle St 

NW Coast St to Hwy 101 

NW Harney St to NE Eads St 

SE Fogarty St to SE Harney Dr 

NW Coast St to Hwy 101 

Hwy 101 to NE Eads St 

NE 7
th
 Dr to Yaquina Heights Dr 

SW 2
nd

 St to SW Elizabeth St 

NW Coast St to NW Spring St 

Hwy 101 to SE 2
nd

 10
th
 St 

SE Benton St to SW 9
th
 St 

NW Spring St to Hwy 101 

Hwy 101 to NE Eads St 

Hwy 101 to NE Eads St 

SW Harbor Way to SW Bay St 

NW Ocean View Dr to Hwy 101 

Hwy 101 to NE Crestview Dr 

Hwy 101 to SE Ferry Slip Road 

Hwy 101 to eastern terminus 

Hwy 101 to SE Harborton St 

SE Harborton St to US 101 

SE 50
th
 St to Hwy 101 

Hwy 101 to NE Avery St 

 

 

The hierarchical functional classification system requires different design standards for each 

roadway classification.  For instance, major thoroughfare routes require different access control 

standards, paving requirements, right-of-way widths, and traffic safety devices.  The TSP 

includes graphics showing the typical design standards for each roadway under the functional 

classification system. 

 

The suggested design standards are to be used as a guideline for roadway construction, including 

the development of new roads and the reconstruction of existing roads.  The roadway design 

standards are established to ensure consistency throughout the City, but because the City has 

diverse topographic and natural constraints, they must provide flexibility for unique and special 

situations.  The City also may permit alternate street cross-section design in response to the 

challenges and needs of specific areas, where these standards are supported by the 

recommendations of a refinement planning process.  Recent examples of where a more flexible 

approach to roadway design was adopted include the Coho/Brant and South Beach Peninsula 

Transportation Refinement Plans.    

 

Transportation Planning in South Beach  

 

Primary access to businesses and residents in South Beach principally relies on US 101.  Recent 

analysis of the transportation system’s capability to support existing and future growth indicates 

that the existing Oregon Highway Plan’s (OHP) mobility standards or “targets” would not be met 

along US 101 for the 2030 planning horizon. This condition results from the combination of 

background traffic growth (e.g., through traffic) and anticipated development within the South 

Beach area. Substantial highway improvements in South Beach would not be sufficient to 

respond to the additional travel demand because the system is limited by the capacity of the 

Yaquina Bay Bridge, given its physical constraints as well as system infrastructure costs.  To 

respond to this expected future condition, and to come into compliance with the State’s 

expectations for mobility on US 101, the TSP identifies a variety of improvements to local street, 
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bicycle, and pedestrian systems, as well as to US 101 that will improve local circulation and 

facilitate traffic movements on US 101.  The identified improvements on the local roadway 

system, as described in Table 1
1
.  The Oregon Transportation Commission recognizes that the 

mobility targets established in OHP Table 6 may not be feasible or practical in all circumstances.  

OHP Policy 1F states that alternate mobility targets can be developed to reflect the balance 

between relevant objectives related to land use, economic development, social equity, and 

mobility and safety for all modes of transportation.  New mobility standards for US 101 have 

been identified and analyzed in conjunction with planned transportation system improvements in 

the report titled “Newport Transportation System Plan Update - Alternate Mobility Standards 

Final Technical Memorandum #13 Summary of Measures of Effectiveness,” dated April 2012in 

order to confirm that the mobility targets can reasonably be met within the planning horizon. 

 

The Oregon Transportation Commission has sole authority to set standards for state facilities.  

The City supports the application of alternative mobility standards at intersections on US 101 in 

order to facilitate planned growth in South Beach.  This change to mobility standards on US 101 

as a result of planning done in 2011-12 represents a decision to accept a higher level of 

congestion.  In recognition of the constraint that the existing Yaquina Bay Bridge poses to access 

to South Beach, and the lack of funds for large capacity improvements on the highway system in 

the foreseeable future, the City has chosen to help implement the State’s alternate mobility 

standards, given that a higher level of controlled congestion on US 101 is an acceptable trade-off 

for accommodating economic development and reduced costs of total transportation system 

improvements associated with development.   

 

An infrastructure refinement plan was prepared for the Coho/Brant neighborhood concurrent with 

the preparation of the TSP.  That plan identifies needed improvements to local and collector 

streets in the neighborhood considering the transportation network identified in the TSP update 

for the greater South Beach area. 

 

 

 

  

                                                 
1
 In 2012, Ordinance XX updated the TSP to include transportation improvements for South Beach.  The 

technical memoranda that constitute the analysis and recommendations for the transportation system in 

South Beach are documented and included in Ordinance XX.    Newport Transportation System Plan 

Update - Alternate Mobility Standards Final Technical Memorandum #13 Summary of Measures of 

Effectiveness informs the development of alternate mobility standards for US 101 in the South Beach study 

area. The development of these standards is based on the findings of technical memoranda #5, #10, #11 and 

#12 prepared for the Newport Transportation System Plan (TSP) Update.    
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Trip Budget Program 

 

The purpose of the Trip Budget Program is to ensure that the planned transportation system meets 

the needs of existing and future development in South Beach.  The underlying premise of the 

program is that the planned transportation system can accommodate a reasonable level of land 

development and still operate at an acceptable level.  The assumed number of trips that will be 

generated by development in South Beach over a 20-year planning horizon was determined based 

on projected population growth and permitted land uses, but with the assumption that not all areas 

were 100% buildable due to environmental constraints.
2
  The land uses in this scenario, and the 

vehicular trips this future growth will generate, are anticipated to be accommodated on the 

adopted planned transportation system over a similar time horizon.  The Trip Budget Program 

will be used to maintain the balance between the expected land uses and the identified needed 

transportation improvements in South Beach. 

 

The City maintains a zoning overlay for South Beach that sets the parameters for allocating trips 

to new development and provides a framework for how and when the City of Newport and 

ODOT will revisit 20-year growth assumptions.  The overlay, titled the South Beach Overlay 

Zone (“SBOZ”), includes developable and redevelopable land in the South Beach portion of 

Newport, from the Yaquina Bay Bridge south to properties accessing SE 62nd Street (Figure 2: 

South Beach Overlay Zone).  The SBOZ helps the City track the consumption of trips from future 

development.  It is a tool to assess new growth and compare it to the assumptions upon which the 

transportation system and improvements are based. 

 

TAZ Trip Budgets 

 

The Trip Budget Program is based on the number of trips projected to be generated from new 

development in South Beach over a 20-year time horizon.  South Beach transportation analysis 

zones (“TAZs”) were created, as shown in Figure 2, to forecast future trips.  Future development 

assumptions were made based on existing land use designations, environmental constraints in the 

area, and information gathered from property owners and businesses regarding assumptions about 

the amount of development that could be expected for each of the TAZs within the planning 

horizon.  Table XX lists the TAZs in the SBOZ and the PM peak hour trip total for each TAZ, at 

the time of plan adoption.  The total number of trips available in the SBOZ at the time of plan 

adoption also is shown in Table XX; these totals are the basis for the Trip Budget Program. 

 

                                                 
2
 Land Use Scenario #2 in Newport Transportation System Plan Update - Alternate Mobility Standards 

Technical Memorandum #12 Analysis of South Beach Land Use Scenarios.  Further supported by technical 

reports titled “Review of Newport TSP Update – Technical Memorandum #10: Biological/Wetlands 

Review” and “Newport Transportation System Plan Update – Alternate Mobility Standards Technical 

Memorandum #11 2030 Baseline System.” 
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Table 4: South Beach Overlay Zone Trip Budget Totals 
 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Review and approval of the trip allocation for a development proposal is a ministerial action by 

the Community Development Director, or designee.  It does not involve a discretionary land use 

decision or public notification.  Through this process, the City determines whether or not 

remaining trips available in the TAZ can accommodate the development proposal.  Proposed 

developments that would generate more PM peak hour trips than what remains in the budget for 

the TAZ can be approved only by submitting a land use application requesting to use trips from 

the Trip Reserve Fund.   

 

Trip Reserve Fund 

 

Trips from the Trip Reserve Fund can be allocated to development projects anywhere within the 

SBOZ.  The trips in the reserve fund were calculated based on the cumulative total of all the 

TAZs in the SBOZ and roughly equal 10% of the total PM peak hour trips available in the SBOZ, 

as shown in Table 4.  Reserve trips may be allocated across TAZ boundaries, to any land use type 

that is permitted by the underlying zoning.
3
  Through the SBOZ, the City applies the following 

criteria to determine when trips should be allocated out of the Trip Reserve Fund to support a 

proposed development project: 

 There are insufficient unassigned trips remaining in the TAZ to accommodate the 

proposed types of use(s).  

 The proposal to use trips from the Trip Reserve Fund to meet the requirements of the Trip 

Budget is supported by a Transportation Impact Analysis.  

 There are sufficient trips available in the Trip Reserve Fund to meet the expected trip 

generation needs of the proposal. 

 

Approval of the allocation of trips from the Trip Reserve Fund is a discretionary decision, subject 

to attendant with public notice, opportunity to comment, and an appeals process. Allocation of 

reserve trips is approved only where a transportation analysis demonstrates that the impacts from 

                                                 
3
 As opposed to TAZ trips, which must be allocated within the TAZ boundaries where development is 

proposed. 

Area   TAZ Trip Budget
1
 

Area A 1,237 

Area B and C 798 

Area D  606 

Area E  167 

Area F  626 

Area G 257 

Area H 300 

Area I 181 

Area J 200 

Trip Reserve Total
2
 490 

SBOZ Trip Total 4,862 

1
TAZ Trip Budgets are projected PM Peak Hour Trips forecasted for 

each TAZ during the next 20 years.  TAZ Trip Budgets are based upon 
Scenario #2 in the "Newport Transportation System Plan Update--
Alternate Mobility Standards Final Technical Memorandum #12.”     
2
 The SBOZ Trip Reserve Total is 10% of the PM Peak Hour Trips from 

each TAZ.  These trips can be allocated anywhere within the SBOZ 
through Newport Zoning Code provisions.   
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the proposed development is consistent with the planned preferred transportation system, or that 

the transportation impacts can be mitigated with improvements proposed as part of the 

development.   

 

Transportation Impact Analysis Requirement 

 

To ensure that the number of trips available in the Trip Budget and Trip Reserve Fund are not 

being exceeded by development, the City will need to know the expected trip generation from 

each development proposal.  In order for this information to be included in a development 

application, the City has traffic-related submittal requirements in the Zoning Ordinance.  For 

development proposals, including changes in uses that will have a limited impact on the 

transportation system, this can be accomplished by determining the number of PM peak hour trips 

expected from the future development and ensuring that the effect to the transportation system is 

consistent with the transportation improvements planned for South Beach.  Additional traffic 

analysis is required for higher traffic generating uses, such as  development proposals that include 

a requested change in the underlying land use designation or zone, or, proposals that request trips 

from the Trip Reserve Fund to support a development proposal.  The “two tiered” nature of such 

submittals in the City Zoning Ordinance requires a Trip Assessment Letter of all applicants, and 

requires a Transportation Impact Analysis (“TIA”) when certain prescribed threshold conditions 

are met.  The TIA section in the Zoning Code also includes thresholds that, if met or exceeded by 

a development proposal, would require that a TIA be submitted to the City for review and 

approval through a Type III review process. 

 

The Zoning Code shall describe the thresholds for requiring a TIA that are applicable to 

development anywhere in Newport.  The required elements of a TIA also are described.  

However, City staff has some discretion to determine the level of analysis necessary, based in 

part on the size and expected impact of the proposed project.  Initial information on a proposed 

project and expected transportation impacts is gained through a pre-application conference 

between City staff and the applicant.  The zoning code should allow the City to require needed 

transportation improvements as a condition of approval when the TIA shows that there is a need 

for the improvements. A fee-in-lieu option may also be included in the zoning code to provide for 

some flexibility as to when those improvements are made. 

 

Trip Generation Calculation 

 

The number of PM peak hour trips a proposed development is expected to put on the 

transportation system is based on trip generation by use in the latest edition of the Institute of 

Transportation Engineers (ITE) Trip Generation Manual.  One identified way to reduce the 

number of trips across the Yaquina Bay Bridge to reach essential goods and services is to 

promote a mix of uses in South Beach and to encourage service-related uses not currently found 

south of the bridge.  Consistent with this approach, certain land use types must only consider the 

“primary trips” for the use rather than the trips that also would accrue from “passby” or “diverted-

link” trips.  Passby and diverted link trips involve intermediate stops on the way from a trip origin 

to a primary destination.  “Passby" or "diverted linked" trips are identified by the type of use in 

the latest edition of the Institute of Transportation Engineers (ITE) Trip Generation Manual. The 

following uses will be required to calculate only “primary trips”: 

 Personal service oriented uses, such as professional offices and branch banks. 

 Sales or general retail uses, total retail sales area under 15,000 square feet, such as a 

grocery store.  This does not include restaurants.  

 Repair oriented uses.     

 

Monitoring the Trip Budget Program 
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The trip generation information obtained from the Trip Assessment Letter required of each 

development proposal, as well as alterations or changes in use, in South Beach will be is used by 

City staff to keep the Trip Budget updated.  Upon approval of the trip allocation, City staff will 

updates the available PM peak hour trip total for the subject TAZ by deducting the trips allocated 

to the permitted development.  In the case of a change in use, where the new use generates less 

trips than the previous use, or through mitigation capacity is added to the system then trips may 

be added to the Trip Budget.  The Trip Reserve Fund will be similarly updated when 

development is allocated trips from the Fund.  

 

The Planning Commission and City Council should receives periodic updates on the status of the 

tTrip bBudget.  The frequency of these updates may depends upon the respective body’s work 

program but occur at least once a year.   

 

Amending the Trip Budget Program 

 

It is unlikely that development will match up precisely to the assumptions in the future 

transportation analysis and, despite the flexibility afforded by the trip reserve, the Trip Budget 

Program may need to be updated to reflect actual development trends or to accommodate 

economic development opportunities that were not foreseen at the time of its adoption. These 

updates will be accomplished by: 

 A comprehensive reassessment of the trip budget program that will begin no more than 

10 years from effective date of Trip Budget Program ordinance.  

 A reevaluation of the Newport Transportation System Plan and the associated trip budget 

will occur when 65% of the total trips in any given TAZ have been committed to 

permitted development.   

o This review will be initiated no later than 6 months from the time the threshold is 

reached.  In anticipation of development reaching the 65% threshold, the City could 

also choose to commence the review any time development pressure in a certain TAZ 

warrants such an action.   

o The development proposal that triggers the 65% Review will not be denied based on 

this required review.  Subsequent development proposals within the subject TAZ 

may also be reviewed and approved by the City during the review process.  If the 

review necessitates updates to the Trip Budget Program, proposed changes will be 

adopted through a TSP and associated Zoning Code amendments.   

o To ensure that the 65% Review provides timely information, the it will be completed 

within 12 months from initiation, or pursuant to a schedule that is part of a work 

program previously agreed upon by both the City and ODOT.    

Major updates or adjustments of the land use scenarios and the trip budget for South Beach will 

require a legislative amendment to the TSP. Transportation Planning Rule findings of compliance 

with the adopted transportation system plan must support the modification.    
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Figure 4: South Beach Overlay Zone
4
 

 

                                                 
4
 Corresponds with Figure 2-2 from Newport Transportation System Plan Update - Alternate Mobility 

Standards Technical Memorandum #12 Analysis of South Beach Land Use Scenarios. 



 Planning Commission August 27, 2012 Hearing Draft 

Page - 9 - 
 

Page 152___      CITY OF NEWPORT COMPREHENSIVE PLAN:  Newport Transportation System Plan. 

  

Pedestrian Facility Improvements 

 

Specific to the City’s pedestrian plan are recommendations for a continuous sidewalk system in 

good repair that will connect existing and future pedestrian and transit traffic generators.  

Emphasis is given to the pedestrian/transit interface. Also critical to the plan is the support it 

provides for tourist foot traffic, from the main traffic area and to specific tourist attractions.  To 

this end, Ssidewalk improvements were identified to link existing sidewalks and to provide a 

system of sidewalks to ensure a balanced transportation system that offers realistic non-motorized 

alternatives.  Particular Early City efforts focus was focused on providing safe and convenient 

travel for children who walk to school.  Figure 5 through Figure 8 of the 1997 Transportation 

System Plan presented the recommended pedestrian plan element of the transportation network 

for Newport that was adopted in 1999.  Existing sidewalks are also shown on the 1997 TSP 

recommended plan.  The pedestrian and bicycle plan was greatly expanded in 2008 as part of the 

Transportation System Plan Update project and resulted in a new pedestrian and bicycle plan 

being adopted by the City of Newport in when the City adopted a new Pedestrian and Bicycle 

Plan2008.  The City’s existing pedestrian facilities and proposed pedestrian system in the 

pedestrian and bicycle plan adopted in 2008 are illustrated in Maps 2-1, 3-1, 3-2, and 3-3 of that 

plan the 2008 Pedestrian and Bicycle Plan.
5
  The update to the transportation system serving 

South Beach resulted in recommended projects that will enhance the pedestrian experience south 

of the bridge, including sidewalks along the west side of US 101, south to 35th Street, which will 

be part of future roadway improvements, and a multi-use path and sidewalks east of the highway, 

along 40th Street, Harborton Road, and 50th Street.  South Beach improvements are illustrated 

Figure 3, Recommended South Beach Pedestrian and Bicycle Projects.   

  

In 2011 the City conducted a series of charrettes with the public to improve recreational access to 

Agate Beach. The Agate Beach Wayside Project resulted in a conceptual design and list of 

associated improvements after extensive outreach by the City of Newport and Lincoln County 

with neighboring property owners, business owners, Oregon Department of Transportation, the 

Oregon Parks and Recreation Department, Surfrider Foundation, and other stakeholders.  

Major elements of the project include: improved parking lot circulation and safety; pedestrian 

improvements for Lucky Gap Trail; pedestrian improvements to North Agate Beach (i.e. “surfer 

access”), and; improvements to NW Agate Way and sidewalks on NW Gilbert Way. 

 

Specific to the plan are recommendations for a continuous sidewalk system in good repair that 

will connect existing and future pedestrian and transit traffic generators.  Emphasis is given to the 

pedestrian/transit interface. Also critical to the plan is the support it provides for tourist foot 

traffic, from the main traffic area and to specific tourist attractions.  Table 5 displays includes the 

recommended pedestrian facility improvements from the 1997 TSP along existing streets needed 

over the next 20 years.  Table 6A identifies the pedestrian and bicycle facility improvements from 

the Newport Pedestrian and Bicycle Plan adopted in 2008. As indicated in the source column in 

Table 5, the projects listed are identified in the 1997 TSP, as well as updates to this plan in 2008 

and 2012.  All project cost estimates are shown in 2011 dollars; cost estimates for projects from 

the 1997 TSP (and 2008 update) have been adjusted to account for inflation.   

 

Planning level cost estimates have been prepared for projects needed to provide continuous 

sidewalks within the school bus perimeter and in the core area, and to provide sidewalks where 

they do not currently exist on streets that will be part of the future arterial or collector network. 

 

                                                 
5
 See maps 2-1, 3-1, 3-2, and 3-3 in the 2008 Pedestrian and Bicycle Plan.  Note that the location of the 

shared use path and the proposed sidewalk along Highway 101 depicted on Map 3-3, Proposed Pedestrian 

System in South Newport, has been updated; see Figure 3, Recommended South Beach Pedestrian and 

Bicycle Projects. 
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Adding sidewalks along a roadway are only part of the pedestrian solution; many busy streets and 

intersections are difficult to cross and can be barriers to walking.  Allowing people to cross streets 

as freely as possible is important in maintaining a pedestrian-friendly environment.  Often the 

width of the street, the geometry of the intersection, and the signal timing are designed only for 

the needs of the vehicle; not the pedestrian. 

 

To increase pedestrian crossing opportunities and safety, two approaches can be considered:  (1) 

designing roads that allow crossings to occur safely by incorporating design features such as 

raised medians or signal timing that creates gaps in traffic; or (2) constructing actual pedestrian 

crossings with pedestrian-activated signals, mid-block curb extensions, marked crosswalks, etc. 

 

There are a variety of locations in Newport where crosswalk improvements are necessary to 

maintain pedestrian safety.  The 1995 Oregon Bicycle and Pedestrian Plan 2008 Pedestrian and 

Bicycle Plan identify several techniques that can be implemented at busy intersections. 

 

Bicycle Facility Improvements 

 

Figure 9 of the 1997 TSP illustrated the recommended bicycle plan for the City of Newport.  The 

figure includes city- and state-designated facilities throughout the City, including bike lanes and 

designated bike routes.  Highway US 101 currently is the a state-designated bike route that is 

known nationally as the Oregon Coast Bike Route.  In Newport, the Oregon Coast Bike Route 

diverges from the highway between Ocean View Drive and the Yaquina Bay Bridge onto city 

streets located west of the highway that have lower traffic volumes and are closer to the Pacific 

Ocean.  Other City-designated routes are along Ocean View Drive, Coast Street, and Elizabeth 

Street.  These routes are currently signed, but lack separated bike lanes.  The City’s goal was is to 

provide bicycle routes that enable safe and efficient travel for through bike traffic traveling along 

the Oregon Coast, as well as to provide a system for traveling within the city.  The system of 

bicycle facilities has been designed to connect both north-south and east-west bicycle traffic.  It 

has also been designed to connect all major generators of bicycle traffic with residential 

neighborhoods and tourist facilities.  The pedestrian and bicycle plan was greatly expanded as 

part of the Transportation System Plan Update project and resulted in a new pedestrian and 

bicycle plan being and adopted by the City of Newport in 2008.  The existing bicycle facilities 

and proposed bicycle facilities are illustrated in the 2008 pPedestrian and bBicycle pPlan adopted 

in 2008 are illustrated in Maps 2-2, 3-4, 3-5, and 3-6 of that plan.
6
  The update to the 

transportation system serving South Beach resulted in recommended projects to enhance the 

pedestrian experience south of the bridge.  Sidewalks will be extended on both sides of the 

highway south to 35th Street.  South of 35th Street, a multi-use path will be constructed on the 

west side of the highway; a sidewalk will be constructed on the east side.  Multi-use paths and 

sidewalks will be constructed along SE 40th Street, Harborton Road and the new alignment for 

SE 50th Street. 

 

Table 6 5 presents the recommended bicycle route improvements identified in the 1997 TSP.  The 

cost estimate for upgrading existing roads to include bicycle lanes has been prepared for each 

route or series of routes.  The cost estimates for bicycle facilities on new roadways have been 

included in the roadway construction cost estimates.  All project cost estimates are shown in 2012 

dollars; cost estimates for projects from the 1997 TSP (and 2008 update) have been adjusted to 

account for inflation.  Table 6A identifies the pedestrian and bicycle facility improvements from 

the Newport Pedestrian and Bicycle Plan adopted in 2008. 

 

                                                 
6
 See Maps 2-2, 3-4, 3-5, and 3-6 in the 2008 Pedestrian and Bicycle Plan.  The location of the proposed 

shared use path in South Beach was updated by the 2012 South Beach amendments (see Figure 3 

Recommended South Beach Pedestrian and Bicycle Projects). 
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Table 5:  Recommended Pedestrian and Bicycle Improvements
7
 (Replaces Tables 5, 

6, and 6A) 

Project From - to Description  Project 

Lead 

Priority Estimated 

Cost           

($ 2012) 

Source 

US 101 Crossings    

NW 68th 

Undercrossing 

n/a An undercrossing 

of US 101 at NW 

68th  

ODOT / 

Newport 

Low $2,340,000  2008 Ped. 

Bike Plan 

Mid-block 

between 16th 

Street & 17th 

Street 

n/a Add median, raised 

stop bars, 

appropriate 

signage, and 

striped continental 

crosswalk 

ODOT / 

Newport 

Low $265,000  2008 Ped. 

Bike Plan 

NW 15
th

 Street n/a Add crosswalk  ODOT / 

Newport 

Low $11,500 2008 Ped. 

Bike Plan 

13th Street n/a Add median, raised 

stop bars, 

appropriate 

signage, and 

striped continental 

crosswalk 

ODOT / 

Newport 

Low $265,000  2008 Ped. 

Bike Plan 

10th Street n/a Add median, raised 

stop bars, 

appropriate 

signage, and 

striped continental 

crosswalk 

ODOT / 

Newport 

Medium $265,000  2008 Ped. 

Bike Plan 

8th Street n/a Add median, raised 

stop bars, 

appropriate 

signage, and 

striped continental 

crosswalk 

ODOT / 

Newport 

Medium $265,000  2008 Ped. 

Bike Plan 

3rd Street / 4th 

Street 

n/a Add median, raised 

stop bars, 

appropriate 

signage, and 

striped continental 

crosswalk 

ODOT / 

Newport 

High $265,000  2008 Ped. 

Bike Plan 

2nd Street 

(outside City 

Hall) 

n/a Add median, raised 

stop bars, 

appropriate 

signage, and 

striped continental 

ODOT / 

Newport 

High $265,000  2008 Ped. 

Bike Plan 

                                                 
7
 All project estimates, unless otherwise noted, are shown in 2012 dollars.  Costs are escalated at a 4% per year from the 

previous project estimate (1997, 2008 or 2011). 
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Project From - to Description  Project 

Lead 

Priority Estimated 

Cost           

($ 2012) 

Source 

crosswalk 

SW Angle 

Street 

n/a Add curb 

extensions 

ODOT / 

Newport 

High $78,000  2008 Ped. 

Bike Plan 

SW Lee Street n/a Add curb 

extensions 

ODOT / 

Newport 

High $53,000  2008 Ped. 

Bike Plan 

SW Hurbert 

Street 

n/a Add curb 

extensions 

ODOT / 

Newport 

High $38,000  2008 Ped. 

Bike Plan 

SW Alder 

Street 

n/a Add curb 

extensions 

ODOT / 

Newport 

High $53,000  2008 Ped. 

Bike Plan 

SW Neff Way n/a Add median, raised 

stop bars, 

appropriate 

signage 

ODOT / 

Newport 

Medium $265,000  2008 Ped. 

Bike Plan 

SW Abbey 

Street 

n/a Tighten the turning 

radius for vehicles, 

add marked 

crosswalks 

ODOT / 

Newport 

Low $205,000  2008 Ped. 

Bike Plan 

SW Bay Street n/a Tighten the turning 

radius for vehicles, 

add marked 

crosswalks 

ODOT / 

Newport 

Low $205,000  2008 Ped. 

Bike Plan 

Mid-block 

between SW 

Bayley Street 

& SW Minnie 

Street 

n/a Add median, raised 

stop bars, 

appropriate 

signage, and 

striped continental 

crosswalk, and 

curb extensions 

ODOT / 

Newport 

Medium $265,000  2008 Ped. 

Bike Plan 

Sidewalks    

US 101
8
  Yaquina Bay 

Bridge to 

Abalone 

Street  

Construct sidewalk 

on west side of 

highway 

  $186,000 2012 

South 

Beach 

TSP 

update 

US 101
9
 Abalone 

Street to 

Anchor 

Way/35
th

 

Street 

Construct sidewalk 

on west side of 

highway 

  $332,000 2012 

South 

Beach 

TSP 

update 

                                                 
8
 Funding currently proposed from FEMA as part of tsunami evacuation route.  The Ash Street Extension roadway 

improvement project (south of SE 40
th
 Street) shows a multi-use path at this location. This estimate is for an 

independent sidewalk improvement. 
9
 Project included as part of the Ash Street Extension roadway improvement project (south of SE 40

th
 Street) as a multi-

use path. 
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Project From - to Description  Project 

Lead 

Priority Estimated 

Cost           

($ 2012) 

Source 

NE Avery 

Street 

US 101 to 

end of street 

Construct sidewalk 

on west side of 

street 

Newport Medium $219,000  2008 Ped. 

Bike Plan 

NE 71st Street NE Avery 

Street to NE 

Echo Ct  

Construct sidewalk 

on south side of 

street 

Newport Low $115,000  2008 Ped. 

Bike Plan 

NE 70th Street NE Avery St 

to fire access 

easement 

road 

Construct sidewalk 

on north side of 

street 

Newport Low $79,000  2008 Ped. 

Bike Plan 

Fire Access 

Easement 

NE 70th St to 

NE 71st St 

Construct 

pedestrian 

accessway 

Newport Low $18,000  2008 Ped. 

Bike Plan 

US 101 NE Avery St 

to Agate 

Beach Access 

Rd 

Construct sidewalk 

on west side of 

street 

ODOT / 

Newport 

Low $700,000  2008 Ped. 

Bike Plan 

NE 57th Street US 101 to NE 

Evergreen Ln 

Construct sidewalk 

on south side of 

street 

Newport Medium $130,000  2008 Ped. 

Bike Plan 

NE Evergreen 

Lane 

End of street 

to NE 54th St 

Construct sidewalk 

on west side of 

street 

Newport Low $245,000  2008 Ped. 

Bike Plan 

NE 54th Street NE Evergreen 

Ln to NE 

56th St 

Construct sidewalk 

on north side of 

street 

Newport Low $60,000  2008 Ped. 

Bike Plan 

NE 56th Street NE 54th St to 

NE Lucky 

Gap St 

Construct sidewalk 

on east/south  of 

street 

Newport Low $85,000  2008 Ped. 

Bike Plan 

NE Lucky Gap 

Street 

NE 56th St to 

NE 57th St 

Construct sidewalk 

on east side of 

street 

Newport Low $55,000  2008 Ped. 

Bike Plan 

NW 60th 

Street 

US 101 to 

end of street 

Construct sidewalk 

on both sides of 

street 

Newport Medium $155,000  2008 Ped. 

Bike Plan 

NW 58th 

Street 

US 101 to 

end of street 

Construct sidewalk 

on both sides of 

street 

Newport Medium $225,000  2008 Ped. 

Bike Plan 

NW 57th 

Street 

NW Gladys 

St to end of 

street / NW 

Biggs St to 

end of street 

Construct sidewalk 

on south side of 

street 

Newport Low $115,000  2008 Ped. 

Bike Plan 

NW 56th 

Street 

US 101 

Access Rd to 

Construct sidewalk 

on south side of 

Newport Medium $145,000  2008 Ped. 

Bike Plan 
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Project From - to Description  Project 

Lead 

Priority Estimated 

Cost           

($ 2012) 

Source 

end of street street 

NW 55th 

Street 

US 101 to 

end of street 

Construct sidewalk 

on north side of 

street 

Newport Medium $160,000  2008 Ped. 

Bike Plan 

NW 
Rhododendron 

Street 

NW 55th St 

to NW 60th 

St 

Construct sidewalk 

on east side of 

street 

Newport Medium $105,000  2008 Ped. 

Bike Plan 

NW Biggs 

Street 

NW 56th St 

to NW 60th 

St 

Construct 

sidewalks on both 

sides of street 

Newport Medium $155,000  2008 Ped. 

Bike Plan 

NW Gladys 

Street 

NW 56th St 

to NW 60th 

St 

Construct 

sidewalks on west 

side of street 

Newport Low $90,000  2008 Ped. 

Bike Plan 

NW 

Lighthouse 

Drive 

US 101 to 

end of street 

Construct 

sidewalks on north 

side of street 

Newport Low $335,000  2008 Ped. 

Bike Plan 

NE Harney 

Street 

US 101 to NE 

Big Creek Rd 

Construct 

sidewalks on south 

side of street 

Newport Medium $210,000  2008 Ped. 

Bike Plan 

NE Lakewood 

Drive 

NE Harney to 

end of street 

Construct sidewalk 

on one side of 

street 

Newport Medium $190,000  2008 Ped. 

Bike Plan 

NE Crestview 

Drive 

NE 20th St to 

end of street 

Complete sidewalk 

gaps on west side 

of street 

Newport Low $34,000  2008 Ped. 

Bike Plan 

NE Crestview 

Place 

NE 20th St to 

end of street 

Construct 

sidewalks on west 

side of street 

Newport Low $63,000  2008 Ped. 

Bike Plan 

NE 20th Place NE 20th St to 

end of street 

Construct 

sidewalks on south 

side of street 

Newport Low $61,000  

 

 

2008 Ped. 

Bike Plan 

NE Douglas 

Street 

NE 20th Pl to 

end of street 

Construct 

sidewalks on west 

side of street 

Newport Low $59,000  2008 Ped. 

Bike Plan 

NW 

Oceanview 

Drive 

US 101 to 

NW Spring St 

Construct 

sidewalks on west 

side of street 

Newport Low $495,000  2008 Ped. 

Bike Plan 

NW Spring 

Street 

NW 

Oceanview 

Dr to NW 8th 

St 

Construct 

sidewalks on west 

side of street 

Newport Medium $105,000  2008 Ped. 

Bike Plan 

NW 8th Street NW Spring St 

to NW Coast 

St 

Construct 

sidewalks on north 

side of street 

Newport Medium $32,000  2008 Ped. 

Bike Plan 
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Project From - to Description  Project 

Lead 

Priority Estimated 

Cost           

($ 2012) 

Source 

NW 15th 

Street 

NW 

Oceanview 

Dr to NW 

Grove St 

Construct 

sidewalks on south 

side of street 

Newport Low $68,000  2008 Ped. 

Bike Plan 

NW 12th 

Street 

NW Spring St 

to just east of 

NW Nye St 

Construct 

sidewalks on south 

side of street 

Newport Medium $87,000  2008 Ped. 

Bike Plan 

NW 11th 

Street 

NW Spring St 

to US 101 

Complete sidewalk 

gaps on both sides 

of street 

Newport High $130,000  2008 Ped. 

Bike Plan 

NW 10th 

Street 

NW Spring St 

to NW Nye St 

Construct sidewalk 

on south side of 

street 

Newport Medium $79,000  2008 Ped. 

Bike Plan 

NW 6th Street NW Coast St 

to NW Nye St 

Construct 

sidewalks on north 

side of street 

Newport High $183,000
10

 2008 Ped. 

Bike Plan 

NW 12th 

Street 

US 101 to NE 

Benton St 

Complete sidewalk 

gaps on south side 

of street 

Newport High $60,000  2008 Ped. 

Bike Plan 

NE 8th Street US 101 to NE 

Eads St 

Construct 

sidewalks on one 

side of the street 

Newport Medium $130,000  2008 Ped. 

Bike Plan 

NE 7th Street US 101 to NE 

Eads St 

Construct 

sidewalks on one 

side of the street 

Newport High $130,000  2008 Ped. 

Bike Plan 

NE Jeffries 

Place 

NE 7th St to 

end of street 

Construct 

sidewalks on west 

side of street 

Newport Low $39,000  2008 Ped. 

Bike Plan 

NE 7th Drive NE 7th St to 

end of street 

Construct 

sidewalks on west 

side of street 

Newport Low $94,000  2008 Ped. 

Bike Plan 

NE 6th Street NE 7th Drive 

to end of 

street 

Construct 

sidewalks on south 

side of street 

Newport Low $100,000  2008 Ped. 

Bike Plan 

NE 4th Street US 101 to NE 

Douglas St 

Construct 

sidewalks on both 

sides of street 

Newport High $170,000  2008 Ped. 

Bike Plan 

NE 3rd Street NE Eads St to 

NE Harney St 

Complete sidewalk 

gaps on both sides 

of street 

Newport High $140,000  2008 Ped. 

Bike Plan 

NE 2nd Street US 101 to NE 

Eads St 

Complete sidewalk 

gaps on both sides 

of street 

Newport Medium $125,000  2008 Ped. 

Bike Plan 

                                                 
10

 Project cost estimate developed in 2012.   
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Project From - to Description  Project 

Lead 

Priority Estimated 

Cost           

($ 2012) 

Source 

SE 1st Street US 101 to SE 

Douglas St 

Construct 

sidewalks on south 

side of street 

Newport High $105,000  2008 Ped. 

Bike Plan 

SE 2nd Street SE Benton St 

to SE 

Douglas St 

Construct 

sidewalks on south 

side of street 

Newport High $46,000  2008 Ped. 

Bike Plan 

SE Benton 

Street 

SE 1st St to 

US 20 

Construct 

sidewalks on west 

side of street 

Newport High $18,000  2008 Ped. 

Bike Plan 

SE Coos 

Street 

SE 2nd St to 

US 20 

Construct sidewalk 

on west side of 

street 

Newport Medium $39,000  2008 Ped. 

Bike Plan 

SE Douglas 

Street 

SE 2
nd

 St to 

US 20 

Construct sidewalk 

on west side of 

street 

Newport Medium $39,000  2008 Ped. 

Bike Plan 

SE 2
nd

 Street SE Fogarty St 

to SE Harney 

St 

Construct 

sidewalks on south 

side of street 

Newport High $45,000  2008 Ped. 

Bike Plan 

SE 4
th

 Street SE Fogarty St 

to SE Harney 

St 

Construct 

sidewalks on south 

side of street 

Newport High $45,000  2008 Ped. 

Bike Plan 

SE Harney 

Street 

SE 4
th

 Street 

to SE 2
nd

 St 

Construct 

sidewalks on east 

side of street 

Newport High $39,000  2008 Ped. 

Bike Plan 

Bay Blvd Length of 

street 

Complete sidewalk 

gaps on both sides 

of street 

Newport Medium $185,000  2008 Ped. 

Bike Plan 

SW Hatfield 

Drive 

SW Bay Blvd 

to SW 10
th

 St 

Construct 

sidewalks on west 

side of street 

Newport Low $67,000  2008 Ped. 

Bike Plan 

SW Harbor 

Drive 

SW Bay St to 

SW 11
th

 St 

Construct 

sidewalks on west 

side of street 

Newport High $51,000  2008 Ped. 

Bike Plan 

SW Neff Way 

/ SW Alder St 

US 101 to 

SW 2
nd

 St 

Construct 

sidewalks on both 

sides of street 

Newport High $170,000  2008 Ped. 

Bike Plan 

SW 7
th

 Street SW Alder St 

to SW 

Elizabeth St 

Construct  

sidewalks on north 

side of street 

Newport Medium $180,000  2008 Ped. 

Bike Plan 

SW Elizabeth 

Street 

SW 

Government 

St to SW 

Abbey St 

Construct sidewalk 

on west side of 

street 

Newport High $145,000  2008 Ped. 

Bike Plan 

SW Yaquina State Construct sidewalk State Parks / Low $140,000  2008 Ped. 
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Project From - to Description  Project 

Lead 

Priority Estimated 

Cost           

($ 2012) 

Source 

Government 

Street / 

Yaquina State 

Park 

Park adjacent to road 

through park 

Newport Bike Plan 

SE Marine 

Science Dr  

SW Abalone 

to end of 

street 

Construct 

sidewalks on south 

and east side of 

street 

Newport Medium $250,000  2010 

South 

Beach 

Peninsula 

Plan 

SE Ferry Slip 

Road 

SE 29
th

 St to 

SE Marine 

Science Dr  

Construct 

sidewalks on east 

side of street 

Newport Medium $27,000  2010 

South 

Beach 

Peninsula 

Plan 

SW Brant 

Street 

SW Abalone 

St to end of 

street 

Construct 

sidewalks on west 

side of street 

Newport High $433,000
12

 2012 

Coho/Bra

nt Infra. 

Plan 

SE 35
th

 Street SE Ferry Slip 

Rd to end of 

street 

Construct sidewalk 

on one side of 

street 

Newport High $400,000  2008 Ped. 

Bike Plan 

SE Fogarty 

Street 

US 20 to SE 

Bay Blvd 

Construct sidewalk 

on east side of 

street 

Newport Medium $110,000  2008 Ped. 

Bike Plan 

NE 36
th

 Street US 101 to NE 

Harney St 

Construct sidewalk 

on one side of 

street 

Newport Medium $135,000  2008 Ped. 

Bike Plan 

NE 10
th

 Court NE Eads to 

NE Benton St 

Construct 

sidewalks on both 

sides of street 

Newport Medium $120,000  2008 Ped. 

Bike Plan 

NE 10
th

 Street NE Benton St 

to US 101 

Construct 

sidewalks on both 

sides of street 

Newport Medium $125,000  2008 Ped. 

Bike Plan 

NE 5
th

 Street NE Benton St 

to NE Eads St 

Construct 

sidewalks on both 

sides of street 

Newport Medium $125,000  2008 Ped. 

Bike Plan 

NE Fogarty 

Street 

US 20 to NE 

3
rd

 Street 

Construct 

sidewalks on both 

sides of street 

Newport Medium $115,000  2008 Ped. 

Bike Plan 

SE Moore 

Drive 

Bay Blvd to 

SE 2
nd

 Street 

Construct sidewalk 

on west side of 

road 

Newport Medium $125,000  2008 Ped. 

Bike Plan 

SE 2
nd

 Street SE Moore 

Drive west 

Construct 

sidewalks on both 

sides of street 

Newport Medium $23,000  2008 Ped. 

Bike Plan 
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Project From - to Description  Project 

Lead 

Priority Estimated 

Cost           

($ 2012) 

Source 

SE 5
th

 Street SE Moore 

Drive west 

Construct 

sidewalks on both 

sides of street 

Newport Medium $180,000  2008 Ped. 

Bike Plan 

San-Bay-O 

Circle 

Proposed 

connection to 

Crestview to 

proposed 

connection to 

Chambers Ct 

Construct sidewalk 

along one side of 

street from 

proposed 

connections to 

Crestview and to 

Chambers Court 

Newport Medium $48,000  2008 Ped. 

Bike Plan 

Sidewalks and Bike Lanes  

40
th

 Street  East of US 

101 to South 

Beach Village  

Construct bicycle 

lane and sidewalk 

along north side of 

street 

  $89,000 2012 

South 

Beach 

TSP 

update 

NW Nye 

Street 

NW 15
th

 St to 

SW 2
nd

 St 

Construct bicycle 

lanes on both sides 

of street and 

complete sidewalk 

gaps on east side of 

street 

Newport High $195,000  2008 Ped. 

Bike Plan 

NE Benton 

Street / NE 

Coos Street 

NE 12
th

 Street 

to US 20 

Construct bicycle 

lanes and 

sidewalks on both 

sides of street 

Newport Medium $525,000  2008 Ped. 

Bike Plan 

NE 7
th

 Street NE Eads St to 

NE 6
th

 St 

Construct bicycle 

lanes on both sides 

of street and 

sidewalks on south 

side of street 

Newport High $215,000  2008 Ped. 

Bike Plan 

NE Harney 

Street 

US 20 to NE 

3
rd

 Street 

Construct bicycle 

lanes and 

sidewalks on both 

sides of street and 

sidewalks on south 

side of street 

Newport Medium $91,000  2008 Ped. 

Bike Plan 

US 20 NE Harney St 

/  SE Moore 

Dr to US 101 

intersection 

Construct bicycle 

lanes and fill in 

sidewalk gaps on 

both sides of street 

ODOT / 

Newport 

Medium $55,000  2008 Ped. 

Bike Plan 

SW 10
th

 Street SW Hatfield 

Dr to SE 2
nd

 

St 

Stripe bicycle lanes 

on south side of 

street and fill in 

sidewalk gaps on 

both sides of street 

Newport Medium $45,000  2008 Ped. 

Bike Plan 
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Project From - to Description  Project 

Lead 

Priority Estimated 

Cost           

($ 2012) 

Source 

SW 2
nd

 Street SW Nye St to 

SW Coast St 

Strip bicycle lanes 

on both sides of the 

street and complete 

sidewalk gaps on 

north side of the 

street 

Newport Low $72,000  2008 Ped. 

Bike Plan 

SW 26
th

 Street SW Brant St 

to SW 

Abalone St 

Construct sidewalk 

on north side and 

striped bike lane 

on south side of the 

street 

Newport Medium $52,000 2012 

Coho / 

Brant 

Plan 

Recommended Bicycle System Improvements    

Bicycle 

Parking  

 Parking at major 

bus stops and bus 

stations (for 

tourists) 

  

High 

 

$28,000 

2008 Ped. 

Bike Plan 

Bicycle Racks   Racks for all Dial-

a-Ride vehicles (10 

racks) 

  

High 

 

$14,000 

2008 Ped. 

Bike Plan 

West Olive St  

 

Elizabeth St 

to Nye St 

Striping for bicycle 

lanes along 

identified 

roadways to 

complete the East-

West Bike Route.   

 High 

 

 

$3,000 

 

 

2008 Ped. 

Bike Plan 

SW 2
nd

 St  Nye St to 

Angle St 

Angle St  SW 2
nd

 St to 

SW 9
th

 St 

SW 9
th

 

St/Avery St  

Angle St to 

SE 1
st
 St 

SE 1
st
 St  Avery St to 

Fogarty St 

Fogarty St  SE 1
st
 St to 

SE 2
nd

 St 

SE 2
nd

 St  

 

Fogarty St to 

Harney Dr 

John Moore 

Rd  

Harney Dr to 

US 20 

Eads St NE 12
th

 St to 

NE 3
rd

 St 

Provide a bike 

route 

 Low $145,000 2008 Ped. 

Bike Plan 

NE 3
rd

 St  Eads St to 

Harney Rd 

Big Creek Rd  Harney Dr to 

NE 12
th

 St   

Provide bikeway; 

also includes 

sidewalk 

improvements.  

  

Medium 

 

$205,000 

2008 Ped. 

Bike Plan 
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Project From - to Description  Project 

Lead 

Priority Estimated 

Cost           

($ 2012) 

Source 

Road will be 

closed to traffic 

after completion of 

the North-South 

Arterial. 

Ocean View 

Dr  

US 101 to the 

new Nye St 

extension 

Add bicycle route 

signs along 

identified 

roadways to 

provide a north-

south alternate 

bicycle route to US 

101 (signed route 

only).   

 High $1,000 2008 Ped. 

Bike Plan 

Nye St  

 

Ocean View 

Dr to Olive St 

Olive St  

 

Nye St to the 

Beach at 

Elizabeth St 

Elizabeth St  Olive St to 

SW 2
nd

 St 

(connects to 

existing 

bicycle path 

along 

Elizabeth St) 

Bicycle Lanes    

SW Canyon 

Way 

SW Fall St to 

SW 9
th

 St 

Construct bicycle 

lane on east side of 

street 

Newport Low $11,000  2008 Ped. 

Bike Plan 

US 101 Yaquina Bay 

Bridge to 

South Beach 

State Park 

Access 

Stripe bicycle lanes 

on both sides of 

street 

ODOT Low $64,000  2008 Ped. 

Bike Plan 

West Olive US 101 to 

SW Elizabeth 

St 

Stripe bicycle lanes 

on both sides of 

street 

Newport Medium $24,000  2008 Ped. 

Bike Plan 

New Boat 

Launch 

Pathway 

Marine 

Science Dr to 

New Boat 

Launch 

Designate bike and 

pedestrian lane on 

access road on 

Northern edge of 

parking lot 

Port Low $11,000  2008 Ped. 

Bike Plan 

Shared Roadways / Bicycle Boulevards    

Oregon Coast 

Bicycle Route 

US 101 to 

Yaquina Bay 

Bridge 

Implement Level 1 

and 2 bicycle 

boulevard 

applications 

(signage, pavement 

markings) 

Newport Medium $9,000  2008 Ped. 

Bike Plan 

NE Harney US 101 to NE Implement Level 1 Newport Low $2,000  2008 Ped. 
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Project From - to Description  Project 

Lead 

Priority Estimated 

Cost           

($ 2012) 

Source 

Street Big Creek Rd and 2 bicycle 

boulevard 

applications 

(signage, pavement 

markings) 

Bike Plan 

11th Street NW Spring St 

to NE Eads St 

Implement Level 1 

and 2 bicycle 

boulevard 

applications 

(signage, pavement 

markings) 

Newport High $2,000  2008 Ped. 

Bike Plan 

6th Street NW Coast St 

to NE Eads St 

Implement Levels 

1, 2 and 3 bicycle 

boulevard 

applications 

(signage, pavement 

markings, 

intersection 

treatments) 

Newport High $2,000  2008 Ped. 

Bike Plan 

NW 3rd Street 

/ NW 4th 

Street 

NW Coast St 

to NE Eads St 

Implement Levels 

1, 2 and 3 bicycle 

boulevard 

applications 

(signage, pavement 

markings, 

intersection 

treatments) 

Newport Medium $3,000  2008 Ped. 

Bike Plan 

SW 7th Street SW 2nd St to 

SW Elizabeth 

St 

Implement Level 1 

and 2 bicycle 

boulevard 

applications 

(signage, pavement 

markings) 

Newport Medium $2,000  2008 Ped. 

Bike Plan 

SW 10th / 9th 

Street 

SE 2nd St to 

SW Bay St 

Implement Levels 

1, 2 and 3 bicycle 

boulevard 

applications 

(signage, pavement 

markings, 

intersection 

treatments) 

Newport High $3,000  2008 Ped. 

Bike Plan 

SW Canyon 

Way / SW 

Hurbert Street 

SW Bay Blvd 

to NW 6th St 

Implement Levels 

1, 2 and 3 bicycle 

boulevard 

applications 

(signage, pavement 

markings, 

intersection 

treatments) 

Newport High $3,000  2008 Ped. 

Bike Plan 
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Project From - to Description  Project 

Lead 

Priority Estimated 

Cost           

($ 2012) 

Source 

SW Bay Street SW 9th St to 

SW 12th St 

Implement Level 1 

and 2 bicycle 

boulevard 

applications 

(signage, pavement 

markings) 

Newport High $1,000  2008 Ped. 

Bike Plan 

SW 10th 

Street / SW 

12th Street 

SW Bay St to 

US 101 

Implement Level 1 

and 2 bicycle 

boulevard 

applications 

(signage, pavement 

markings) 

Newport High $1,000 2008 Ped. 

Bike Plan 

Bay Blvd SW Naterlin 

Dr to SE 

Moore Dr 

Implement Level 1 

and 2 bicycle 

boulevard 

applications 

(signage, pavement 

markings) 

Newport Medium $3,000  2008 Ped. 

Bike Plan 

South Beach 

State Park 

US 101 Implement Level 1 

and 2 bicycle 

boulevard 

applications 

(signage, pavement 

markings) 

Newport Low $3,000  2008 Ped. 

Bike Plan 

NE Eads 

Street 

US 20 to NE 

12th Street 

Implement Levels 

1, 2 and 3 bicycle 

boulevard 

applications 

(signage, pavement 

markings, 

intersection 

treatments) 

Newport High $18,000  2008 Ped. 

Bike Plan 

SE Moore 

Drive 

Bay Blvd to 

US 20 

Implement Level 1 

and 2 bicycle 

boulevard 

applications 

(signage, pavement 

markings) 

Newport High $2,000  2008 Ped. 

Bike Plan 

SW 26
th

 Street US 101 to 

west of town 

Implement Level 1 

and 2 bicycle 

boulevard 

applications 

(signage, pavement 

markings) 

Newport Medium $1,000  2008 Ped. 

Bike Plan 

Old Boat 

Launch access 

US 101 to old 

boat launch 

Implement Level 1 

and 2 bicycle blvd 

applications 

(signage, pavement 

markings) 

Newport Low $17,000  2008 Ped. 

Bike Plan 
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Project From - to Description  Project 

Lead 

Priority Estimated 

Cost           

($ 2012) 

Source 

Shared-use Paths    

Ferry Slip 

Road  

Marine 

Science Drive 

to SE 29
th

 

Street 

Shared use path Newport High $77,000 2010 

South 

Beach 

Peninsula 

Plan  

Bay Road  Shared use path Newport Medium $432,000 2008 Ped. 

Bike Plan 

Harborton 

Road 

40
th

 Street to 

50
th

 Street  

Multi-use path  

along south side 

with bicycle lanes 

and sidewalk along 

north side 

Newport Medium $1,344,000 2012 

South 

Beach 

TSP 

update 

Realigned 50
th

 

Street 

East of US 

101 to 

existing 50
th

 

Street
11

 

Multi-use path 

along north side 

with bicycle lanes 

and sidewalk along 

south side 

ODOT / 

Newport 

Low $435,000 2012 

South 

Beach 

TSP 

update 

US 101 SE Ash St to 

South Beach 

State Park 

Construct shared-

use path on west 

side of road 

ODOT / 

Newport 

Low $349,000 2012 

South 

Beach 

TSP 

update 

NE Big Creek 

Road 

NE Harney St 

to NE 12
th

 St 

Construct a shared-

use path along the 

NE Big Creek 

right-of-way 

Newport Medium $520,000  2008 Ped. 

Bike Plan 

SE 2
nd

 Street 

Bridge 

SE Douglas 

St to SE 

Fogarty St 

Construct a non-

motorized shared-

use bridge over the 

existing ravine to 

provide a more 

direct connection 

to Yaquina View 

Elementary School 

from the nearby 

residential areas 

Newport Low $1,750,000 to 

$3,500,000 

2008 Ped. 

Bike Plan 

Yaquina Bay 

Bridge 

Bridge Shared use path 

along west side of 

bridge; Provide a 

dedicated travel 

space for bicyclists 

and pedestrians  

 

Newport Low $16,000,000 

to 

$21,000,000 

2008 Ped. 

Bike Plan; 

2012 

South 

Beach 

TSP 

update  

                                                 
11

  Project included as part of the Ash Street Extension roadway improvement project north of SE 40
th
 Street as a multi-

use path. 
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Project From - to Description  Project 

Lead 

Priority Estimated 

Cost           

($ 2012) 

Source 

North Jetty 

Trail 

SW Naterlin 

Dr to north 

jetty 

Construct a shared-

use path out the 

north jetty 

Newport High $920,000  2008 Ped. 

Bike Plan 

San-Bay-O 

Connection 

San-Bay-O 

Circle to NE 

Crestview 

Construct a shared-

use path 

connection; 

requires an 

easement over 

private property.  

Exact location 

uncertain. 

Newport Medium $41,000  2008 Ped. 

Bike Plan 

Route to Main 

Shopping Area 

NE Chambers 

Ct to Frank 

Wade Park 

and Park to 

San-Bay-O 

Circle 

Construct a shared-

use path 

connecting to main 

shopping area 

Newport High $96,000  2008 Ped. 

Bike Plan 

Path across old 

RV Park 

SE Pacific 

Way to 

Marine 

Science Dr  

Improve pathway 

through RV park, 

route pedestrians 

off blind corner at 

SE Pacific Drive 

and Marine 

Science Dr  

Newport High $1,000 2008 Ped. 

Bike Plan 

Estuary Trail 

Access 

SE 35
th

 St to 

Chestnut St 

Provide a 

dedicated travel 

space for bicyclists 

and pedestrians as 

an alternative to 

Idaho Point Road 

Newport Medium $205,000  2008 Ped. 

Bike Plan 

Connector to 

OCCC 

SE 35
th

 St to 

OCCC 

Provide a 

dedicated travel 

space for bicyclists 

and pedestrians 

Newport Medium $530,000  2008 Ped. 

Bike Plan 

Ash Extension Ash Street 

end to SE 35
th

 

St 

Provide a 

dedicated travel 

space for bicyclists 

and pedestrians 

along railway 

right-of-way 

 Newport Medium $225,000  2008 Ped. 

Bike Plan 

Connector to 

US 101 

Stairways 

US 101 to 

SW 26
th

 and 

SW 27
th

 

Avenues 

Provide access to 

US 101 stairways 

Newport High $93,000  2008 Ped. 

Bike Plan 

Develop of 

SW Coho St 

S Jetty Rd to 

SW 29
th

 St 

Construct shared 

use path 

Newport Medium $84,000
12

 2008 Ped. 

Bike Plan 

                                                 
12

 Project cost developed in 2012 as part of the Newport Coho/Brant Infrastructure Refinement Plan. 
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Project From - to Description  Project 

Lead 

Priority Estimated 

Cost           

($ 2012) 

Source 

Connector – 

SW 29
th

 Street 

or SW 30
th

 

Street 

State Park 

and South 

Beach 

neighborhood 

Links into State 

Park trail system 

Newport High $129,000
13

 2008 Ped. 

Bike Plan 

Connector State Park to 

South Shore 

Links into State 

Park trail system 

Newport Medium $185,000  2008 Ped. 

Bike Plan 

Connector South Shore 

to Airport 

Links State Park 

trail system to 

airport 

Newport Low $1,050,000  2008 Ped. 

Bike Plan 

Yaquina Bay 

Estuary Trail 

Extension 

Yaquina Bay 

Trail to SE 

35th Street 

Extends existing 

trail 

Newport High $380,000  2008 Ped. 

Bike Plan 

NW Coast 

Street 

NW 8th St to 

NW 11th St 

Provide bicycle 

and pedestrian 

improvements over 

existing gravel 

road 

Newport Medium $135,000  2008 Ped. 

Bike Plan 

NW Nye 

Street 

NW 15th St 

to Oceanview 

Construct shared-

use path 

connecting Nye to 

Oceanview 

Newport Medium $130,000  2008 Ped. 

Bike Plan 

SW Coho St  Jetty Way to 

SW 29
th

 St 

Construct shared-

use path 

Newport Medium $82,000 2012 

Coho / 

Brant 

Plan 

Jetty Way SW 26
th

 St to 

South Beach 

State Park 

parking areas 

Construct shared-

use path 

OPRD / 

Newport 

Low $486,000 2012 

Coho / 

Brant 

Plan 

SW Abalone 

Street 

SE Marine 

Science Dr to 

US 101 

Construct 

sidewalks on west 

side of street 

Newport High $490,000 2012 

Coho/Bra

nt Infra. 

Plan 

Wayside Improvements    

Agate Beach SW Corner of 

US 101 and 

NW Agate 

Way to north 

end of Agate 

Beach 

Realign parking, 

improve streets, 

sidewalks, trails, 

and construct 

restroom/showers 

Newport High $697,120
14

 2011 

Agate 

Beach 

Design 

Charrette 

 
 
atrix 

                                                 
13

 Project cost developed in 2012 as part of the Newport Coho/Brant Infrastructure Refinement Plan. 
14

 Project cost developed in 2011. Project funded in 2012 with FHWA Scenic Byways Grant. 
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Transit Plan 

 

It is difficult for cities the size of Newport to support fixed-route transit.  The City had attempted 

to provide such transit service through the Newport Area Transit System, but low ridership and 

funding constraints lead to discontinuation of the service in July 1991.  In November 1992, 

Lincoln County, with some funding from the City of Newport, began operation of a county-wide 

public transit system, the Central Coast Connection.  The name was later changed to Lincoln 

County Transit (LCT).  Lincoln County Transit currently provides the combined services of a 

scheduled stop system and a dial-a-ride service.  County employees coordinate athe daily fixed-

route system consisting of an intercity shuttle system with and east and south county vans buses 

operating as feeder lines to the intercity shuttle.  The CCC  LCT shuttle makes intercity runs from 

Newport to Lincoln City daily.  Newport is the hub for all intercity routes.  The CCC LCT shuttle 

and the intercity feeder lines between Siletz, Toledo, Waldport, Yachats, and Newport are open to 

the general public.  LCT has added a coast to valley service that operates five days from Newport 

to Corvallis and Albany Amtrak.  Dial-a-ride service operates on a demand/response basis for 

Newport residents. 

 

Lincoln County Transit provides bus service to the South Beach community through the 

“Newport City Loop,” between 7:30 a.m. to 5:30 p.m., seven days a week.  Stops are provided 

north and south of the Yaquina Bay Bridge.  Improvements to the transit system could make bus 

ridership more viable for South Beach employees and residents, with the dual benefit of reducing 

single-occupancy trips on US 101 and supporting economic development in the area.  Anecdotal 

evidence supports the assertion that the infrequency of bus service and the daytime-only service 

hours hinder employees working in South Beach from commuting by bus.  In addition to the 

recommended transit improvements included in the TSP, the City is committed to working with 

Lincoln County Transit to improve the bus system and, in particular, increasing ridership in South 

Beach and decreasing local single-occupancy vehicle trips on US 101 and the Yaquina Bay 

Bridge .   

 

Table 7 6 displays all the recommended transit improvements included in the Plan with their 

associated annual or capital costs.  Funding is from state and federal sources. 

 

Table 6:  Recommended Transit Improvements 

 
Transit Improvements Priority Estimated 

Annual 

Operating 

Costs 

Estimated 

Capital Cost 

Support expanded daily Lincoln County Transit 

Service to enhance commute options for Newport 

employers and access to retail districts 

High $434,200 ------- 

Provide covered bus shelters at major bus stops High  $40,000 

Enhance dial-a-ride service through the use of 

private taxis as a backup service 

Medium 8,000 ------- 

Construct a centrally located transit facility Low  $500,000 

    

Total Cost (Transit Improvements)   $540,000 

 

 



 Planning Commission August 27, 2012 Hearing Draft 

Page - 27 - 
 

Page 152___      CITY OF NEWPORT COMPREHENSIVE PLAN:  Newport Transportation System Plan. 

  

Airport Transportation Plan 

 

The Newport Municipal Airport is owned by the City of Newport.  It is classified as a General 

Aviation General Utility category airport and is a public airport capable of handling corporate-

type aircraft.  The Newport Municipal Airport Master Plan outlines a staged development 

program for the airport (see Table 87, below). 

 

 

Table 87:  Staged Development Program – Projected Development 

 
 

Stage II (1995-1999) 

 

Local 

 

FAA 

 

Other 

 

Total 

 

Road Relocation 

Land Acquisition 

Hangar Taxiways 

Auto Parking 

Aircraft Apron 

Clear Zone Earthwork 

Runway Marking 

Single-Unit Hangars (5) 

FBO Hangar 

Corporate Hangar 

Airport Maintenance Shop 

ARFF Station/City Fire Station 

 

$18,000 

$1,000 

$4,000 

$40,000 

$11,000 

$10,000 

$200 

$0 

$0 

$0 

$200,000 

$9,000 

 

$162,000 

$9,000 

$32,000 

$0 

$94,000 

$90,000 

$1,800 

$0 

$0 

$0 

$0 

$81,000 

 

$0 

$0 

$0 

$0 

$0 

$0 

$0 

$125,000 

$300,000 

$200,000 

$0 

$0 

 

$180,000 

$10,000 

$36,000 

$40,000 

$105,000 

$100,000 

$2,000 

$125,000 

$300,000 

$200,000 

$200,000 

$90,000 

 

Total Stage II 

 

$293,200 

 

$469,800 

 

$625,000 

 

$1,388,000 

 

Stage III (2000-2009) 

    

 

Terminal 

Auto Parking 

Terminal Roadway 

Apron Expansion 

Relocate VOR 

Parallel Taxiway Extension 

Overall Runway 16-34 & Taxiway 

Runway 2-20 Taxiway 

Corporate Hangars (2) 

Single-Unit Hangars (5) 

 

$300,000 

$225,000 

$22,000 

$10,000 

$50,000 

$39,000 

$88,000 

$23,000 

$0 

$0 

 

$280,000 

$0 

$198,000 

$90,000 

$0 

$351,000 

$787,000 

$207,000 

$0 

$0 

 

$0 

$0 

$0 

$0 

$0 

$0 

$0 

$0 

$400,000 

$375,000 

 

$580,000 

$225,000 

$220,000 

$100,000 

$50,000 

$390,000 

$875,000 

$230,000 

$400,000 

$375,000 

 

Total Stage III 

 

$757,000 

 

$1,913,000 

 

$775,000 

 

$3,445,000 

 

Total Stages II and III 

 

$1,050,200 

 

$2,382,800 

 

$1,400,000 

 

$4,833,000 
Source:  Newport Municipal Airport Master Plan, 1991 

 

 

Water Transportation 

 

The upland areas adjacent to, and development within, Yaquina Bay are controlled by the City of 

Newport, Lincoln County, the Port of Newport, and the State of Oregon.  The tourism, 

commercial fishing, and commercial shipping industries that use the bay provide a significant part 

of the local economy.  The Recommended Water Transportation Plan considers a wide variety of 

needs and acknowledges the competition between marine-related industries for certain tracts of 

waterfront property. 
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Recommended improvement projects for the port have been prioritized into three categories 

based on the time frame for implementation (see Table 98, below).  Funding has not been 

determined for all of the projects. 

 

 

Table 98:  Recommended Port Improvement Projects 

 
Priority 1 – Develop in the Next 5 Years 

    Project 

Cost  

($ X 1,000) 

Funding 

Source 

 

Rehabilitation of Port Dock 5 Pier 

 

75 

 

Port 

 

Multi-Level Parking Structure 

 

2,000 

 

Urban Renewal 

 

Revitalization of Newport International Terminal 

 

Unknown 

 

Port 

 

Rehabilitation of Existing Corps of Engineers Breakwater and d175 

Feet of New West Extension 

 

1,200 

 

Corps/State/Port 

 

Marine Commercial Lease Facility 

 

Undetermined 

 

Undetermined 

 
Priority 2 – Develop in the Next 5 to 10 Years 

   Project 

  

 

Widening of Bay Blvd 

 

Undetermined 

 

Undetermined 

 

Public Viewing Dock 

 

Undetermined 

 

Undetermined 

 
Priority 3 – Develop in Next 10 to 15 Years 

    Project 

  

 

Second Ship Berth 

 

32,000 

 

Port 

 

Second Barge Berth 

 

5,800 

 

Port 
Source:  Public Facilities Plan, 1990 and Port of Newport Staff Review, 1996 

 

 

Rail Transportation 

 

Willamette and Pacific Railroad provides freight service from the western Willamette Valley to 

the terminus of the rail line at Toledo, six miles east of Newport.  There is no direct service into 

Newport. 

 

 

Pipeline Transportation 

 

Current pipeline service includes transmission lines for electricity, cable television, and telephone 

service, and pipeline transport of water, sewage, and natural gas.  The Newport TSP encourages 

the continued use of these services for the movement of these commodities through the City. 

 

The Plan also recognizes the increasing likelihood that telecommuting and other “super-highway” 

technologies will become viable alternatives to physical commuting, thus reducing and possibly 

even eliminating some auto trips during the peak hours.  The use of telecommuting and other 

similar technologies should be encouraged through land use policy and plans. 
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Other Elements of TSP 

 

Funding 

 

The City of Newport Transportation System Plan also contains a section on the funding of the 

various projects and an analysis of transportation funding alternatives.  For a complete discussion 

on the available options, please refer to the TSP and the adopted TSP updates. 

 

There are a variety of funding options available to the City of Newport.  To fund all of the 

recommended capital improvement projects in the TSP and the TSP updates would most likely 

require a number of new revenue sources.  For purposes of illustration, the following provides an 

example of what it would take to fund the entire TSP (see Table 9).  The funding options include: 

 

 Obtain $16 million in additional revenue from State grants and programs 

 Use revenue bonds to pay for recommended parking structure 

 Create local improvement districts to pay for neighborhood street improvement 

projects 

 Increase SDC charges from $300/dwelling unit to $837 (from 20% to 50% of 

needed capital expenditure) 

 Implement a city-wide street utility fee (e.g. $2/month for all residences) 

 

Table 109 shows that the new funding sources would generate a surplus of revenue of about $1 

million in Years 1-5.  If this surplus were carried forward into Year 6-10, there would be enough 

revenue for all of the recommended capital improvement projects. 

 

Table 109 shows that the new funding sources would generate a surplus of revenue of about $1 

million in Years 1-5.  If this surplus were carried forward into Years 6-10, there would be enough 

revenue for all of the recommended capital improvement projects. 

 

Table 109 displays a potential scenario that would fund the entire recommended 1997 TSP over 

the 20 year period.  It does show that the recommended 1997 TSP can realistically be 

implemented over the next 20 years.  Regardless, the following funding strategy should include 

the following: 

 

 Aggressively pursue federal and state funding options for capital improvement 

projects, especially for HighwaysUS 20 and US 101. 

 

 Increase System Development Charges (SDCs) to a more comparable rate with 

surrounding communities (i.e. 50 to 60% of the needed revenue, $875 to $1,000 

per dwelling unit). 

 

 Seek one or more of the local funding options previously discussed. 

 

 Carefully prioritize capital improvement projects. 

 

 

Table 109:  Total Funding From Various Sources to Fund the Recommended 1997 TSP 

(1996 Dollars) 

 
 Years 1-5 Years 6-10 Years 11-20 Total 

Existing Highway Fund Revenue 

City’s Existing SDC Revenue 

$349,800 

$763,000 

$384,000 

$500,000 

$742,500 

$1,000,000 

$1,476,300 

$2,263,000 
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Additional State Contributions 

 

Total Available Funds 

$535,100 

 

$1,647,900 

$1,024,300 

 

$1,908,300 

$14,496,500 

 

$16,239,000 

$16,055,900 

 

$19,795,200 

Revenue Bonds for Parking Structure 

 

Local Improvement Districts for 

Neighborhood Street Improvements 

 

Increase SDC Charge (50% of needed 

TSP) 

 

Street Utility Fee ($2/month 

residential) 

 

Total Revenue from New Sources 

$0 

 

$268,000 

 

 

$895,000 

 

 

$1,000,000 

 

 

$2,163.000 

$0 

 

$0 

 

 

$89,500 

 

 

$10,000,000 

 

 

$1,895,000 

$3,207,000 

 

$268,000 

 

 

$1,790,000 

 

 

$2,000,000 

 

 

$7,265,000 

$32,070,000 

 

$5,360,000 

 

 

$3,580,000 

 

 

$4,000,000 

 

 

$11,323,000 

 

TOTAL REVENUE 

 

$3,810,900 

 

$3,803,300 

 

$23,504,300 

 

$11,323,000 

 

Total Project Costs 

 

Unfunded Project Costs 

 

$2,807,300 

 

($1,003,600) 

 

$5,060,700 

 

$1,257,400 

 

$23,079,400 

 

($424,600) 

 

$30,947,400 

 

($170,800) 

 

 

Access Management 

 

The purpose of the Access Management Plan is to define an effective access management 

program that will enhance mobility and improve the safety of roadways in the City of Newport.  

Access management strategies that limit the number of conflict points, separate conflicts as much 

as possible, reduce deceleration requirements, and separate turning traffic from traffic will all 

contribute to better mobility and safety on the City of Newport’s roadways.  

 

The primary focus of the access management plan is on the major arterials in the City of 

Newport; HighwayUS 101 and HighwayUS 20.  The plan seeks to maintain the function of these 

roadways as the primary through routes in the City of Newport.  The Access Management Plan as 

detailed in the TSP establishes policies and criteria that support this function.   

 

The Access Management Plan must address the growth in traffic in Newport through planning for 

the future transportation system.  The Oregon Transportation Planning Rule requires in Section 

660-12-045 Subsection (2): 

 

Local governments shall adopt land use or subdivision ordinance regulations, consistent 

with applicable federal and state requirements, to protect transportation facilities, 

corridors, and sites for their identified functions.  Such regulations shall include:  (a) 

aAccess control measures;, for example, driveways and public road spacing, median 

control and signal spacing standards, which are consistent with the functional 

classification of roads and consistent with limiting development on rural lands to rural 

uses and densities.; […]  

 

Access management can be most effectively implemented when it is integrated into the land use 

permitting process.  Or developing areas, this allows jurisdictions an immediate tool to implement 

their access management goals as these areas apply for permits and submit plans for agency 

review.  Applying access management to a developed arterial – representative of the conditions of 

many sections of HighwayUS 101 and HighwayUS 20 in the City of Newport – is a much more 

difficult task due to right-of-way limitations and the economic concerns of adjacent property 
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owners.  In such areas, access management can best be implemented as adjacent properties 

redevelop or as part of roadway improvement or retrofit plans. 

 

Access management is a set of measures to regulate access to streets, roads, and highways from 

public roads and private driveways.  The purpose of access management is to maximize the 

efficiency and safety of the existing roadway while preserving the flow of traffic and limiting the 

number of traffic conflicts.  A traffic conflict occurs where the paths of two traffic movements 

intersect.  Crossing conflicts are the most serious because of the potential for collisions.  The area 

and complexity of the crossing conflicts are also affected by the roadway cross-section.  For 

example, with a four-lane cross-section, each conflict involves two lanes, whereas with a two-

lane section, each of the conflict points involves only one lane. 

 

There are many different strategies for accomplishing access management, but the common 

theme of all strategies is to reduce traffic conflicts.  Strategies to reduce conflicts are listed below 

followed by select examples for tools that can be used to implement the strategy: 

 

 Limit the number of conflict points 

 ⁄    Installation of median barriers or closure to eliminate left turns at ingress and    

      egress points   

 ⁄    Installation of traffic signals at high volume intersections or driveways  

 ⁄    Optimization of traffic signal spacing and coordination 

 ⁄    Installation of physical barriers along frontage properties, e.g. curbs, fences, 

      Landscaping 

 ⁄    Regulate maximum width of driveways 

 

 Separate conflicts as much as possible when they cannot be eliminated 

 ⁄     Regulate minimum spacing of driveways 

 ⁄    Consolidate access for adjacent properties 

 ⁄    Regulate maximum number of driveways per frontage property 

 ⁄    Consolidate existing access as parcels redevelop 

 ⁄    Require access on adjacent cross-section (when available) in lieu of driveways 

      on major highways    

 

 Reduce deceleration requirements 

 ⁄    Improve driveway sight distance 

 ⁄    Increase effective approach width of driveway 

 ⁄    Restrict parking on roadway adjacent to driveway to increase driveway    

      turning speeds 

 ⁄    Install right-turn acceleration lane 

 

 Separate turning traffic from through traffic 

 ⁄    Install continuous two-way left turn lane 

 ⁄    Require adequate internal design and circulation plan 

 ⁄    Provide local service roads 

 ⁄    Encourage connections between adjacent properties 

 

Many of these tools can be used within the City of Newport.  Specific recommendations for 

application of these access management strategies will be provided in the Goals ad Policies 

section. 

 

During the development of the Newport TSP, specific access management goals were established 

for the City of Newport’s primary arterials, HighwayUS 101, and HighwayUS 20.  These access 

management goals address these facilities in both the established and the developing areas of the 
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City as defined in the maps contained in the Access Management Plan contained in the TSP.  The 

goals reflect the input of the Technical Advisory Committee, the Citizens Sounding Board, and 

public input from the Open Houses as well as correspondence from members of the public. 

 

Supporting access management goals were developed for the two types of areas in the City:  

established areas and developing areas.  The goals for these areas are defined below as well as the 

range of strategies that were explored by the study team. 

 

 

Established Areas 

 

Many properties now having direct access to the highway within these established areas will 

eventually redevelop.  At such time, alternate access may be provided and existing private 

accesses can be closed.  The reduction in traffic conflicts, due to preventing future private 

accesses and closing old private accesses, will allow the highway to operate safely at higher 

volumes of traffic. 

 

 

The types of access management tools most appropriate for these established areas include: 

 

 Optimize traffic signal spacing and coordination 

 Install physical barriers along frontage properties, e.g. curbs, fences, landscaping 

 Regulate maximum width of driveways 

 Regulate minimum spacing of driveways 

 Consolidate access for adjacent properties 

 Regulate maximum number of driveways per frontage property 

 Require access on adjacent cross-street (when available) in lieu of driveways on 

HighwayUS 101 and HighwayUS 20 

 Require adequate internal design and circulation plan 

 Encourage connections between adjacent properties 

 Install traffic signals at high volume intersections or driveways 

 

Spacing goals for the established areas are 500 feet for driveways, ¼ mile for public roads, and ½ 

mile for signals.  As redevelopment occurs, these spacing standards and access management tools 

should be evaluated and applied as appropriate to the specific needs of the project. 

 

 

Developing Areas 

 

The types of access management tools most appropriate for these areas are: 

 

 Install median barriers or closure to eliminate left turns at ingress and egress 

points 

 Install traffic signals at high volume intersections or driveways 

 Optimize traffic signal spacing and coordination 

 Install physical barriers along frontage properties, e.g. curbs, fences, landscaping 

 Regulate maximum width of driveways 

 Regulate minimum spacing of driveways 

 Consolidate access for adjacent properties 

 Regulate maximum number of driveways per frontage of property 

 Require access on adjacent cross-street (when available) in lieu of driveways on 

major highways 
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 Improve driveway sight distance 

 Increase effective approach width of driveway 

 Install right-turn acceleration lane 

 Install continuous two-way left turn lane 

 Require adequate internal design and circulation plan 

 Provide local service roads 

 Encourage connections between adjacent properties 

 

Spacing standards for primary arterials in developing areas are 800 feet for driveways, ½ to one 

mile for public roads, and ½ to one mile for signals.  As development and redevelopment occurs, 

these spacing standards and access management tools should be evaluated and applied as 

appropriate to the specific needs of the project. 

 

 

GOALS AND POLICIES 
 

The following goals and policies are intended to guide the decision makers and the development 

community in the administration of the Transportation System Plan (TSP) and the development 

of applicable implementing ordinances consistent with the TSP.  This section is not intended to 

provide review criteria for specific projects or to function as a capital improvement plan. 

 

Goal 1:  To provide a safe and efficient multi-modal transportation system consistent with 

the Transportation System Plan. 

 

Policy 1:  To improve and maintain a transportation system that is consistent with the The middle 

alternative shall be the preferred alternative of the adopted 1997 TSP, as amended by the project 

lists contained within the following updates: 

 

A.   Transportation system Plan Update Technical Memo # 2 (Northside Local Street 

Plan) dated July 2008. 

B. Transportation System Plan Update Technical Memo # 4 (Pedestrian and Bicycle 

Plan) dated July 2008. 

C. Newport Transportation System Plan Update - Alternate Mobility Standards Final 

Technical Memorandum #13 Summary of Measures of Effectiveness dated April 

2012. [Note: Final Draft TSP will include a Final Report in place of TM #13.] 

D. South Beach Peninsula Transportation Refinement Plan, dated February 9, 2010. 

E. Agate Beach Wayside Improvements Design Charrette Concept Plan dated, March 

2, 2011. 

F. Coho/Brant Infrastructure Refinement Plan, dated July 2012. 

 

Policy 2:  To develop implementing ordinances and funding options consistent with the 

following: 

 

A.  Street System Plan 

 

1.  New roadway projects, transportation management system improvements and 

improvements to existing roadways shall be consistent with the TSP subject to 

available funding. 

 

2.  The City does hereby adopt the classification system contained in the TSP as 

guidelines and shall develop implementing ordinances consistent with the 

classifications.  However, the topography of the City of Newport limits the 

ability to develop streets that are totally consistent with the classification system 



 Planning Commission August 27, 2012 Hearing Draft 

Page - 34 - 
 

Page 152___      CITY OF NEWPORT COMPREHENSIVE PLAN:  Newport Transportation System Plan. 

  

at all times.  It is therefore imperative that the classification system be flexible in 

its application to account for specific circumstances. Streets created as part of a 

subdivision shall be designed in accordance with the adopted street design 

classification system in the TSP and the development standards in the 

subdivision ordinance unless a modification through the subdivision approval 

process is granted.  The City shall require all new development to make street 

frontage improvements consistent with adopted engineering standards 

proportional to the impact of the development on public facilities.  

 

3. The City will implement street cross-section designs that deviate from adopted 

street classification system standards where such designs apply to a defined area, 

respond to area-specific challenges and needs, and are supported by the findings 

and recommendations of an adopted Refinement Plan.  

 

3. 4. The City shall require that any change to the acknowledged Comprehensive 

Plan land use designations must make a finding that the change will not reduce 

the function of streets, especially Highway 101 and Highway 20, as identified in 

the TSP.  

 

4. 5. Because the cost of a new bridge is beyond the capability of the City of 

Newport, the City shall, within two years, prepare a refinement plan to develop a 

strategy for dealing with increased traffic across the Yaquina Bay Bridge. The 

City supports optimizing the existing transportation system through 

modifications to US 101 and local transportation system improvements in South 

Beach, as identified in the TSP.  The capacity of the Yaquina Bay Bridge is 

expected to continue to be the major constraint in the operation of the 

transportation system south of the bridge, and funding for a new or expanded 

facility is not likely in the foreseeable future.  

 

6.  To ensure that capacity on US 101 is sufficient to accommodate planned local 

growth south of the Yaquina Bay Bridge, the City supports adoption of alternate 

mobility standards by the Oregon Transportation Commission for the section of 

highway between the bridge and South 62
nd

 Street.  These standards will allow a 

higher level of congestion than would be acceptable without the alternate 

standards.  The alternate standards will support economic development and 

reduce the costs of total transportation system improvements associated with 

development.   

 

7. Comprehensive plan land use changes and development proposals that meet 

established thresholds for traffic generation or heavy vehicles, or that propose to 

take access directly from US 101, shall submit a transportation impact analysis as 

part of the application.  The analysis shall evaluate the impacts of the 

development and propose mitigation that would allow transportation facilities to 

operate under conditions consistent with the planned transportation system.  

These analyses are a necessary tool to aid City decision-making related to the 

transportation system and its adequacy to accommodate both existing and future 

users.  Whenever a direct property connection to US 101 is proposed, the City 

will coordinate with ODOT to ensure that the analysis addresses both state and 

local requirements. 

 

8. Many of the commercial activities needed by residents are missing from 

the South Beach community.  South Beach residents currently must travel 

across the Yaquina Bay Bridge to obtain these goods and services. 
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Development of commercial uses that provide for the goods and services 

needed in the South Beach community warrants special consideration by 

the City of Newport.  The Newport Development Code shall include 

special traffic analysis provisions for certain uses in order to encourage 

such development. 
 

9. The City shall monitor the transportation impacts of development in South 

Beach through a South Beach Overlay Zone (SBOZ) and an associated Trip 

Budget Program to ensure that vehicle trips that result from new development do 

not exceed the number of trips that can be accommodated by the planned 

transportation system.  When development in the SBOZ occurs inside the urban 

growth boundary but outside City limits, the City shall coordinate with Lincoln 

County through the development approval process to ensure that County-

approved trips are recorded.    

 

10. The City shall continue to engage ODOT in conversations regarding future 

project planning and funding that would lead to improvements to, and possibly 

replacement of, the Yaquina Bay Bridge.  The City is intent on finding long-term 

solutions sufficient to address existing capacity and structural limitations that 

affect the bridge’s ability to carry vehicles and pedestrians  

 

B.  Pedestrian System Plan 

 

1.  The City shall provide a continuous pedestrian network consistent with the 

TSP, to the greatest extent possible considering funding limitations, topographic 

constraints, and existing development patterns. 

 

2.  The City shall provide a safe walking environment. 

 

3.  The City shall provide a pedestrian-oriented urban design especially on the 

Bay Front, in the City Center, and in Nye Beach. 

 

4.  The Ccity shall work to implement the Goal, Policies and Implementation 

Strategies related to pedestrian facilities identified on pages 1-3 and 1-4 of the 

Newport Pedestrian and Bicycle Plan adopted in 2008.  The City also shall work 

to implement identified pedestrian system improvements in South Beach, 

consistent with the adopted TSP.   

 

 

C.  Bicycle System Plan 

 

1.  The City shall provide a safe and efficient bicycle network consistent with the 

TSP, considering funding limitations, topographic constraints, and existing 

development patterns. 

 

2.  The City shall work to implement the Goal, Policies and Implementation 

Strategies related to bicycle facilities identified on pages 1-3 and 1-4 of the 

Newport Pedestrian and Bicycle Plan adopted in 2008.  The City shall also work 

to implement identified bicycle system improvements in South Beach, consistent 

with the adopted TSP.   

 

D.  Transit System Plan 
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1.  The City shall support the Lincoln County Transit Service consistent with the 

TSP considering funding limitations, topographic constraints, and existing 

development patterns. 

 

2. The City shall work with Lincoln County Transit to identify and address the 

following:  

a. Barriers to transit ridership, such as frequency of buses, convenience and 

proximity of the transit stops to employment areas, etc.  

b. Enhancements to service, including but not limited to modifying existing 

transit loops, adding stops to the loops, or adding additional routes. 

c. Impediments to providing service (funding, ridership numbers, etc.)  

d. Physical amenities to promote transit use, such as shelters, signage, 

benches, posted schedules, signal timing/preferential treatment at 

intersections, etc. 

 

3. The City shall continue to work with Lincoln County Transit, ODOT, and 

Lincoln County to identify opportunities for transit improvements in the planned 

roadway system, such as “queue-jump” opportunities for buses through 

intersection configurations and preferential signal timing along US 101. 

 

4. The City shall encourage new retail, office, industrial, and institutional 

developments to provide transit facilities on site if identified in an adopted transit 

plan and shall work to ensure that there are safe pedestrian and bicycle 

connections through and from the site to existing and planned transit routes.   

 

2.5.  The City shall explore with Lincoln County Transit opportunities to provide 

the possibility of providing a shuttle service across the bay during the busy 

tourist season to help reduce traffic congestion, i.e. on the Yaquina Bay Bridge, 

subject to the availability of funding. 

 

E.  Access Management Plan 

 

1.  The City shall implement an access management strategy for the established 

and developing areas of the City of Newport along Highway 101, Highway 20, 

and other arterials that supports the City’s Transportation Goal and ensures that 

those streets can accommodate traffic in a safe and efficient manner as traffic 

increases. 

 

2.  In established areas of the City of Newport as identified in the TSP, the City 

shall encourage consolidation or reduction of accesses as possible during 

property redevelopment and/or frontage improvements.  Spacing goals for the 

established areas are 500 feet for driveways, ¼ mile for public roads, and ½ mile 

for signals.  As redevelopment occurs, these spacing standards and access 

management tools should be evaluated and applied as appropriate to the specific 

needs of the project. 

 

3.  In developing areas of the City of Newport as identified in the TSP, as sites 

develop or redevelop, accesses shall be planned, consolidated, and/or reduced to 

meet the spacing standard to the greatest extent possible.  Spacing standards for 

primary arterials in developing areas are 800 feet for driveways, ½ mile to one 

mile for public roads, and ½ mile to one mile for signals. 
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4.  The City shall develop specific ordinance provisions to further this access 

management plan. 

 

F.  Funding Plan 

 

1.  The City shall continue to employ a variety seek one or more of the local 

funding options discussed in the TSP (i.e., such as the local gas tax, street utility 

fee, general obligation bonds, local improvement districts, developer exactions, 

system development charges), to fund the planned transportation system. 

 

2.  The City shall carefully prioritize capital improvement projects through the 

development, maintenance, and implementation of the TSP and Capital 

Improvement Program. 

 

3.  The City shall aggressively pursue federal and state funding options for 

capital improvement projects, especially for Highways 101 and 20. 

 

4. The City shall continue to plan for and finance needed infrastructure 

improvements necessary to support economic development consistent with 

adopted urban renewal plans. 

 

5. The City shall pursue extending the South Beach Urban Renewal Plan to 

provide funding for projects beyond the year 2020 if needed to better coordinate 

City plans with the timeline for future state funding.   
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The following is a new chapter in the Newport Zoning Ordinance, to be codified at Chapter 14.43 of the 

Newport Municipal Code. 

CHAPTER 14.43 SOUTH BEACH TRANSPORTATION OVERLAY ZONE (SBTOZ). 

14.43.010.  Purpose.  The purpose of the SBTOZ is to promote development in the South 

Beach area of Newport in a way that maintains an efficient, safe, and functional 

transportation system.  This Section implements the Trip Budget Program for South 

Beach established in the Newport Transportation System Plan to ensure that the planned 

transportation system will be adequate to serve future land use needs.   

14.43.020.  Boundary.  The boundary of the SBTOZ is shown on City of Newport Zoning 

Map. 

14.43.030.  Applicability.  The provisions of this Section shall apply to development that 

has the effect of increasing or decreasing vehicle trips to a property that is within the city 

limits. Any conflict between the standards of the SBTOZ and those contained within 

other chapters of the Newport Zoning Ordinance shall be resolved in favor of the 

SBTOZ. 

14.43.040.  Permitted Land Uses.  Any permitted use or conditional use authorized in the 

underlying zone may be permitted, subject to the applicable provisions of this Ordinance 

and the additional provisions of this overlay zone. 

14.43.050.  Definitions 

A.  Transportation Analysis Zone (TAZ).  A geographical area used in transportation 

planning modeling to forecast travel demands.   

B. Trip.  A single or one-direction vehicle movement with either the origin or 

destination inside the area being studied as specified in the latest edition of the 

Institute of Transportation Engineers (ITE) Trip Generation Manual.   

C. Primary Trip.  A trip made for the specific purpose of visiting the generator.  The 

stop at the generator is the primary reason for the trip.  The trip typically goes 

from origin to generator and then returns to the origin.  Primary trips do not 

include "passby" or "diverted linked" trips as those terms are defined in the latest 

edition of the Institute of Transportation Engineers (ITE) Trip Generation 

Manual. 

D. Trip Budget Program.  The program for tracking the number of vehicle trips 

attributed to new development as described in Chapter 14.43 of the Newport 

Zoning Ordinance and Transportation System Plan element of the Newport 

Comprehensive Plan. 
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14.43.060. Trip Generation.  Proposed development on parcels within the SBTOZ may 

not generate more PM peak hour trips than are budgeted for the TAZ in which the parcel 

is located, except as provided in Section 14.43.100.   

A. Documentation that this requirement is met can be provided through the submittal of 

a Trip Assessment Letter, pursuant to 14.43.080.A, or a Traffic Impact Analysis, if 

required by 14.45.010. 

B. The PM peak hour trip generation is determined through the latest edition of the ITE 

Trip Generation Manual.  The following uses are required to calculate primary trips 

only, as defined in 14.43.050.C: 

(1) Personal service oriented uses. 

(2) Sales or general retail uses, total retail sales area under 15,000 

square feet. 

(3) Repair oriented uses.   

14.43.070. Trip Budget Ledger.  The Community Development Director shall maintain a 

ledger which contains the following: 

A. For each TAZ, the total number of vehicular PM peak-hour trips permitted to be 

generated by future development projects. 

B. The balance of unused PM peak-hour trips within each TAZ. 

C. The balance of unused PM peak-hour trips in the Trip Reserve Fund. 

D. For each TAZ, where applicable, the number of trips allocated from the Trip 

Reserve Fund.   

E. The percentage of the total trips that have been allocated within each TAZ.   

14.43.080.  Trip Assessment Letter.   

A. Proposed development that would increase or decrease the number of vehicle trips 

being generated to or from a property must submit a Trip Assessment Letter that 

demonstrates that the proposed development or use will not generate more PM 

peak-hour trips than what is available in the trip budget for the TAZ in which it is 

located.   

B. Upon request by the applicant, the City shall develop and provide applicant with a 

Trip Assessment Letter. 

C. The latest edition of the Trip Generation Manual published by the Institute of 

Transportation Engineers (ITE) shall be used as the standard by which to 

determine expected PM peak hour vehicle trips, unless a specific trip generation 
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study that is approved by the City Engineer indicates an alternative trip generation 

rate is appropriate. 

D. A copy of the Trip Assessment Letter will be provided to ODOT prior to City 

action on the proposal.  

E. A Trip Assessment Letter shall rely upon information contained in a Traffic 

Impact Analysis, where such analysis has been prepared pursuant to Chapter 

14.45 of this Ordinance. 

14.43.090.  Allocation of Trips.  Trips are allocated by TAZ in the SBTOZ.  The trip 

totals for each TAZ, available for future allocation within the SBTOZ, can be obtained 

from the Community Development Department.     

A. Trips may not be transferred from one TAZ to another. 

B. Total number of trips allocated to any TAZ may be exceeded only through: 

(1)  The allocation of trips from the Trip Reserve Fund, pursuant to 

14.43.100, or 

(2)  Mitigation of the expected impacts of the proposed development, 

supported by a Traffic Impact Analysis (Chapter 14.45). 

C.   City shall allocate trips to proposed development when available trips in a TAZ, 

as may be supplemented through the Trip Reserve Fund, meet or exceed the number 

of trips identified in the Trip Assessment Letter.  Allocation of trips to proposed 

development from a TAZ budget is a ministerial action. 

14.43.100.  Trip Reserve Fund.  The Trip Reserve Fund total is maintained by the 

Community Development Department.    

A. Development proposals that require trips from the Trip Reserve Fund to satisfy 

the requirements of this Section are subject to a Type III review process. 

B. Trips from the Trip Reserve Fund may be used to satisfy the requirements of this 

Section for any permitted land use type, provided all of the following criteria is 

met: 

(1) There are insufficient unassigned trips remaining in the TAZ to 

accommodate the proposed types of use(s);  

(2) The proposal to use trips from the Trip Reserve Fund to meet this 

Section is supported by a Transportation Impact Analysis, pursuant to 

Chapter 14.45; and  
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(3) There are sufficient trips available in the Trip Reserve Fund to meet 

the expected trip generation needs of the proposal. 

14.43.110. Notice of Allocation of Trips.  Notice of a proposal to allocate trips from the 

Trip Budget and notice of the subsequent decision is not required.  The City will provide 

notice of an application for approval of trips from the Trip Reserve Fund in a manner 

consistent with that of a Type III notice procedure. 

14.43.120. Amending the Trip Budget Program.   

A. A comprehensive reassessment of the Trip Budget Program will occur no later 

than 10 years from the effective date of this ordinance.   

B. The Trip Budget Program shall be evaluated for compliance with the provisions 

of OAR 660-012 prior to, or concurrent with, changes in the comprehensive plan 

land use designations within the SBTOZ. 

C. A reevaluation of the Trip Budget Program is required when 65% of the total trips 

in any given TAZ have been committed to permitted development.   

(1) A 65% Review will be initiated by the City and coordinated with 

ODOT. A 65% Review must be initiated no later than 6 months from 

the time the threshold is reached.     

(2) The 65% Review will be completed within 12 months from initiation, 

or pursuant to a schedule that is part of a work program previously 

agreed upon by both the City and ODOT.  Prior to completion, 

applicants can propose mitigation and potentially obtain approval of 

proposed development, pursuant to OAR 660-012-0060. 
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The following cross reference is proposed for the City Subdivision Ordinance. 

 

13.05.070 Land Division Application 

A. A person seeking approval of a land division shall submit the following to the 

Community Development Department: 

[…] 

13. A Trip Assessment Letter, if required by Chapter 14.43. 

14. A Traffic Impact Analysis, if required by Chapter 14.45. 

13. 15. Other materials that the applicant believes relevant or that may be required by the 

city. 
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The following is a new chapter in the Newport Zoning Ordinance, to be codified at Chapter 14.44 of the Newport 

Municipal Code  

 

CHAPTER 14.44 TRANSPORTATION STANDARDS 

 

14.44.010  Purpose.  The purpose of this Chapter is to provide planning and design standards for 

the implementation of public and private transportation facilities and city utilities and to 

indicate when and where they are required.  Streets are the most common public spaces, 

touching virtually every parcel of land.  Therefore, one of the primary purposes of this 

Chapter is to provide standards for attractive and safe streets that can accommodate vehicle 

traffic from planned growth and provide a range of transportation options, including options 

for driving, walking, bus, and bicycling. This Chapter implements the City’s Transportation 

System Plan. 

 

14.44.020 When Standards Apply.  The standards of this section apply to new development or 

redevelopment for which a building permit is required that places demands on public or 

private transportation facilities or city utilities.  Unless otherwise provided, all construction, 

reconstruction, or repair of transportation facilities, utilities, and other public improvements 

within the City shall comply with the standards of this Chapter. 

 

14.44.030 Engineering Design Criteria, Standard Specifications and Details.  The design 

criteria, standard construction specifications and details maintained by the City Engineer, or 

any other road authority within Newport, shall supplement the general design standards of 

this Chapter.  The City’s specifications, standards, and details are hereby incorporated into 

this code by reference. 

 

14.44.040 Conditions of Development Approval.  No development may occur unless required 

public facilities are in place or guaranteed, in conformance with the provisions of this Code.  

Improvements required as a condition of development approval, when not voluntarily 

accepted by the applicant, shall be roughly proportional to the impact of the development on 

public facilities.  Findings in the development approval shall indicate how the required 

improvements are directly related and roughly proportional to the impact.  

 

14.44.050 Transportation Standards. 

 

A. Development Standards.  The following standards shall be met for all new uses and 

developments: 
 

1. All new lots created, consolidated, or modified through a land division, partition, lot line 

adjustment, lot consolidation, or street vacation must have frontage or approved access to 

a public street. 
 

2. Streets within or adjacent to a development subject to Chapter 13.05, Subdivision and 

Partition, shall be improved in accordance with the Transportation System Plan, the 

provisions of this Chapter, and the street standards in Section 13.05.015. 
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3. Development of new streets, and additional street width or improvements planned as a 

portion of an existing street, shall be improved in accordance Chapter 13.05, and public 

streets shall be dedicated to the applicable road authority; 

 

4. Substandard streets adjacent to existing lots and parcels shall be brought into 

conformance with the standards of Chapter 13.05. 

 

B. Guarantee. The City may accept a future improvement guarantee in the form of a bond, letter 

of credit or non-remonstrance agreement, in lieu of street improvements, if it determines that 

one or more of the following conditions exist: 

 

1. A partial improvement may create a potential safety hazard to motorists or pedestrians; 

 

2. Due to the developed condition of adjacent properties it is unlikely that street 

improvements would be extended in the foreseeable future and the improvement 

associated with the project under review does not, by itself, provide increased street 

safety or capacity, or improved pedestrian circulation; 

 

3. The improvement would be in conflict with an adopted capital improvement plan; or 

 

4. The improvement is associated with an approved land partition and the proposed land 

partition does not create any new streets. 

 

C. Creation of Rights-of-Way for Streets and Related Purposes.  Streets may be created through 

the approval and recording of a final subdivision or partition plat pursuant to Chapter 13.05; 

by acceptance of a deed, provided that the street is deemed in the public interest by the City 

Council for the purpose of implementing the Transportation System Plan and the deeded 

right-of-way conforms to the standards of this Code; or other means as provided by state law. 

 

D. Creation of Access Easements.  The City may approve an access easement when the 

easement is necessary to provide viable access to a developable lot or parcel and there is not 

sufficient room for public right-of-way due to topography, lot configuration, or placement of 

existing buildings.  Access easements shall be created and maintained in accordance with the 

Uniform Fire Code. 

 

E. Street Location, Width, and Grade.  The location, width and grade of all streets shall conform 

to the Transportation System Plan, subdivision plat, or street plan, as applicable and are to be 

constructed in a manner consistent with adopted City of Newport Engineering Design 

Criteria, Standard Specifications and Details.  Street location, width, and grade shall be 

determined in relation to existing and planned streets, topographic conditions, public 

convenience and safety, and in appropriate relation to the proposed use of the land to be 

served by such streets, pursuant to the requirements in Chapter 13.05.  
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The following is a new chapter in the Newport Zoning Ordinance, to be codified at Chapter 14.45 of the 

Newport Municipal Code  

CHAPTER 14.45 TRAFFIC IMPACT ANALYSIS 

14.45.010.  Applicability.  A Traffic Impact Analysis (TIA) shall be submitted to the city 

with a land use application if the proposal: 

A. Must determine whether a significant affect on the transportation system would 

result from an amendment to the Newport Comprehensive Plan or to a land use 

regulation, as specified in OAR 660-012-0060. 

B. Is required by ODOT to provide a TIA in conjunction with an application for an 

approach road permit as specified in OAR 734-051-3030(4). 

C. Is expected to generate 100 PM peak-hour trips or more onto city streets or county 

roads. 

D. An increase in use of any adjacent street by 10 vehicles or more per day that 

exceeds 26,000 pound gross vehicle weight. 

E. A request to use Trip Reserve Fund trips to meet the requirements of Chapter 

14.43, South Beach Transportation Overlay Zone. 

14.45.020.  Traffic Impact Analysis Requirements.  

A. Pre-application Conference. The applicant shall meet with the City Engineer prior 

to submitting an application that requires a Traffic Impact Analysis (TIA).  This 

meeting will be coordinated with ODOT when an approach road to US-101 or 

US-20 serves the property so that the completed TIA meets the requirements of 

City and ODOT.   

B. Preparation.  The submitted TIA shall be prepared by an Oregon Registered 

Professional Engineer that is qualified to perform traffic engineering analysis and 

will be paid for by the applicant. 

C. Typical Average Daily Trips and Peak Hour Trips. The latest edition of the Trip 

Generation Manual, published by the Institute of Transportation Engineers (ITE) 

shall be used to gauge PM peak hour vehicle trips, unless a specific trip 

generation study that is approved by the City Engineer indicates an alternative trip 

generation rate is appropriate. An applicant may choose, but is not required, to use 

a trip generation study as a reference to determine trip generation for a specific 

land use which is not well represented in the ITE Trip Generation Manual and for 

which similar facilities are available to count.  
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D. Intersection-level Analysis.  Intersection-level analysis shall occur at every 

intersection where the analysis shows that 50 or more peak hour vehicle trips can 

be expected to result from the proposal at a private connection to a state highway, 

or when an increase of 100 or more vehicle trips can be expected on a city street.   

E. Transportation Planning Rule Compliance.  The requirements of OAR 660-012-

0060 shall apply as defined by that Rule.  

F. Structural conditions.  The TIA shall address the condition of the impacted 

roadways and identify structural deficiencies or reduction in the useful life of 

existing facilities related to the proposed development. 

G. Heavy vehicle routes.  If the proposal includes an increase in 10 or more of the 

vehicles described in Section 14.45.010.D, the TIA shall address the provisions of 

Section 14.45.020.F for the routes used to reach US-101 or US-20. 

14.45.030.  Study Area. The following facilities shall be included in the study area for all: 

A. All site-access points and intersections (signalized and unsignalized) adjacent to 

the proposed site. If the proposed site fronts an arterial or collector street, the 

analysis shall address all intersections and driveways along the site frontage and 

within the access spacing distances extending out from the boundary of the site 

frontage. 

B. Roads through and adjacent to the site. 

C. All intersections needed for signal progression analysis. 

D. In addition to these requirements, the City Engineer may require analysis of any 

additional intersections or roadway links that may be adversely affected as a result 

of the proposed development. 

14.45.040.  Approval Process. When a TIA is required, attendant review process will be 

that accorded to the related land use proposal.    If a land use action is not otherwise 

required, then approval of the proposed development shall follow a Type II decision 

making process.  

14.45.050.  Approval Criteria. When a TIA is required, a development proposal shall be 

approved upon satisfaction of all criteria applicable to the proposal, and the following 

criteria:  

A. The analysis complies with the requirements of 14.45.020;  

B. The TIA demonstrates that adequate transportation facilities exist to serve the 

proposed development or identifies mitigation measures that resolve the traffic 
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safety problems  in a manner that is satisfactory to the City Engineer and, when 

state highway facilities are affected, is satisfactory to ODOT; and  

C. In the case of an amendment to the Newport Comprehensive Plan or zoning map 

that has a significant affect, the TIA demonstrates that solutions have been 

developed that are consistent with the provisions of OAR 660-012-0060; and 

D. For affected non-highway facilities, the TIA establishes that any Level of Service 

standards adopted by the City have been met, and development will not cause 

excessive queuing or delays at affected intersections as determined by the City 

Engineer; and 

E. Proposed public improvements are designed and will be constructed to the 

standards specified in Chapter 14.44 Transportation Standards or Chapter 13.05, 

Subdivision and Partition, as applicable. 

14.45.060.  Conditions of Approval. The City may deny, approve, or approve a 

development proposal with conditions needed to meet operations, structural, and safety 

standards and provide the necessary right-of-way and improvements to ensure 

consistency with the City’s Transportation System Plan  

14.45.070.   Fee in lieu Option.  The City may require the applicant to pay a fee in lieu of 

constructing required frontage improvements.    

A. A fee in lieu may be required by the City under circumstances including but not 

limited to the following:  

(1) There is no existing road network in the area.  

(2) There is a planned roadway in the vicinity of the site, or an existing 

roadway stubbing into the site, that would provide better access and local 

street connectivity.  

(3) When required improvements are inconsistent with the phasing of 

transportation improvements in the vicinity and would be more efficiently 

or effectively built subsequent to or in conjunction with other needed 

improvements in area.   

B. The fee shall be calculated as a fixed amount per linear foot of needed 

transportation facility improvements. The rate shall be set at the current rate of 

construction per square foot or square yard of roadway built to adopted City or 

ODOT standards at the time of application.  Such rate shall be determined by the 

City, surveying local construction bid prices, ODOT bid prices, and/or any other 

available and appropriate bid price information.  This amount shall be established 
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by the City Council by resolution upon the recommendation of the City Engineer 

and reviewed periodically.  The fee must be paid prior to final plat recording for 

land division applications or issuance of a building permit for land development 

applications.  

C.  All fees collected under the provisions of Section 14.45.070 shall be used for 

construction of roadway improvements within  City of Newport’s Urban Growth 

Boundary and consistent with the Transportation System Plan.  Fees assessed to 

the proposed development shall be roughly proportional to the benefits the 

proposed development will obtain from improvements constructed with the paid 

fee. 

 

The following cross reference to the “payment in lieu” option is proposed for the City 

Subdivision Ordinance 

 

13.05.090 Final Plat Requirements for Land Divisions Other than Minor Replats or 

Partitions  

 

[…] 

 

B. Provision of Improvements. It shall be the responsibility of the developer to install all required 

improvements and to repair any existing improvements damaged in the development of the 

property. The installation of improvements and repair of damage shall be completed prior to final 

plat approval. Except as provided in Subsection C. or where a payment in lieu of constructing a 

required improvement is allowed by City and has been paid by developer, per Chapter 14.45, the 

final plat will not be approved until improvements are installed to the specifications of the city 

and "as constructed" drawings are given to the city and approved by the city engineer. The 

developer shall warrant the materials and workmanship of all required public improvements for a 

period of one year from the date the city accepts the public improvements. 
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Planning Commissioners Present:  Jim Patrick, Gary East, Mark Fisher, Rod Croteau, Glen Small, Jim McIntyre. 

 

Citizens Advisory Committee Members Present:  Lisa Mulcahy, Bob Berman, and Bill Branigan. 

 

City Staff Present:  Community Development Director (CDD) Derrick Tokos and Executive Assistant Wanda Haney.  

 

ODOT Staff Present:  John deTar. 

 

Consultants Present:  Darci Rudzinski (Angelo Planning Group) and Sumi Malik (CH2M HILL).  

 

Lincoln County Staff Present:  Lincoln County Planning Director Onno Husing. 

 

Chair Patrick called the Planning Commission work session to order at 6:00 p.m. and turned the meeting over to CDD Tokos.   

 

A.  New Business. 

 

1.  Discussion of the TSP (Transportation System Plan) element of the Comprehensive Plan.  Tokos noted that included in the 

packets was an updated version of the changes to the TSP chapter of the Comprehensive Plan.  Also were updates to the 

functional classification maps, which update maps from the 1997 TSP.  The relevance of these maps to the City is that is what 

determines how big those roads need to be; and for anyone developing, these maps are important to them as well.  First, Tokos 

wanted to tackle the policies and then talk about the functional classification maps and the project list.  Tokos recalled that 

there was a question raised about trying to visualize what we are talking about in the amount of traffic change from today to the 

end of the 20-year horizon.  He said about 3.5 times the amount of traffic we see today will be occurring in the system in 20 

years.  He said that the South Beach site projects are intended to help address that.  Tokos skipped forward to the policies on 

page 46. 

 

Tokos noted that Goal 1 pretty much is the overriding objective we are shooting for to provide a safe and efficient multi-modal 

transportation system.  This means not only for vehicles; but also pedestrians, bicycles, transit, and Port and related facilities as 

well, consistent with our TSP.  Tokos noted that there is a great deal of analysis that goes into preparing this.  Our objective is 

to implement this plan.  Tokos said that this chapter is a summary; not the full technical documents.  It includes the 1997 TSP 

and all updates since then; the 2008 Local Street Plan from the north side, the 2008 Bicycle and Pedestrian update; Tech Memo 

13, which is the technical analysis that supports the alternative mobility standard in South Beach and hopefully will be updated 

with another document and refinement plans that will be added; the 2010 South Beach Peninsula Improvement Plan; and the 

Coho/Brant Refinement Plan, for which the final document was just received from Cameron McCarthy.  Tokos said all of those 

projects have been added into the TSP so the tables refer to the appropriate plan.  As we continue to work with the summary 

document, we may have to go back and reference a specific project in more detail.   

 

Policy 2 talks about the various elements.  2A gets into the street system and says that streets will be designed in accordance 

with the street design classification in the TSP.  The City has done alternative ones (skinny streets) in some residential areas.  

Policy 3 talks about allowances for deviating from standards in areas and when alternative streets can be developed; like what 

is proposed in the Coho/Brant plan.  Tokos noted that Policy 4 wasn’t changed.  That is a standard requirement we have to 

adhere to.  The City has to make sure that development is not going to overtax the transportation system.   

 

Policy 5 talks about the modifications to 101 in South Beach.  It recognizes that the bridge is a constraint and is not likely to be 

alleviated in the foreseeable future.  There is also language that it is the City’s policy to continue to work with ODOT on trying 

to find a way to alleviate that.  The bridge is a reason for the alternative mobility because the State recognizes that it is a 

constraint they can’t deal with.  deTar said it would be great if the State had funding to provide an additional bridge; but it 

doesn’t, and the outcome becomes extremely restrictive on what development can occur.  The alternative mobility standard 

allows the community to continue to develop.  Otherwise the highway standards become restrictive and prevent development 

the community would like to have.  deTar agreed the alternative mobility standard doesn’t fix the problem with the bridge.  

Fisher said that sometimes a community has to say this is a severe and dangerous situation, and everybody should be looking at 

it.  His concern is that if we continue reducing the standards, nobody is going to look at us.  He said maybe we need to say this 

is an emergency; and people will look at the bridge.  He said we will never have the money.  Patrick said that the numbers will 

run out regardless by 2032 if Newport doesn’t add a sole because it is the background traffic adding to the numbers.  At some 
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point, the numbers will get bad enough that they have to do something about it.  Fisher thought that “they” would be a small 

group like this one starting up.  He said we just can’t ignore it because the more we alleviate the problem with words and put it 

off, the bigger it gets.  deTar agreed that the bridge is going to have a lot more traffic trying to go across it than the capacity 

can accommodate.  He said this is not just happening in his region, which consists of ten counties.  He said there is the same 

situation underway right now in Salem with the Willamette River bridges.  A major new bridge would need to double capacity 

across the river in order to accommodate the extent of development happening in west Salem.  He added that the same 

circumstances are happening in Eugene, Springfield, Corvallis, and Albany.  He said the costs for these solutions are 

enormous.  He added that, as a State, we have not been willing to pay for what transportation needs there are.  We have 

consistently decided not to do that.  deTar said that, as he had noted before, the last gas tax adopted in 2009 became effective in 

2011, and all that money is dedicated to projects that the Legislature selected to address problems that already exist.  He said 

they haven’t kept pace with routine inflation, and we fell behind.  Fisher said that the bridges deTar mentioned weren’t 

designed 80 years ago.  The first earthquake we have, that bridge will be red flagged.  He said that the Salem bridge was built 

to higher standards than this one here.  He said the bridge was not built for handling today’s loads.  We are way beyond what 

was designed for 60,000 pound loads with 125,000 pound loads going over it.  The bridge is not capable of continuing that 

forever.  Fisher would like someone to put a star on this problem saying they recognize it.  McIntyre said that unless a City puts 

a moratorium on growth, there is a real problem with bridges and infrastructure to support growth.  He said that in the case of a 

large corporation, they keep a reserve study saying they will need “x” amount of money for changes and set money aside.  

Otherwise, where is the money going to come from?  That hasn’t been done here.  We have to plan for it some way or cut 

down growth and then decide to set aside money until we get to a point where we can improve infrastructure.  We recognize it 

is a problem; but we have to figure a way to resolve the problem.   

 

Tokos said that what he hoped for is a commitment from the State to initiate planning work.  They don’t have money to build 

it, but they have the capacity to start planning for it.  That doesn’t require millions of dollars of investments up front.  

Eventually, money will have to come from the Federal Government emergency fund because of a catastrophic failure of the 

bridge.  We don’t want to be at square one then.  Small asked what keeps Newport from going ahead with that.  Tokos said that 

we don’t have jurisdiction over those areas.  We can do something on the Newport side, but it won’t meet state standards.  We 

need them to be an active partner.  Small agreed that we need them to be an active partner and not just shuffle numbers.   

 

deTar said there was analysis done in 97 that talked about alternative crossing locations.  Other locations can be eliminated and 

focus can be on the corridor.  Then you can do an environmental impact statement (EIS), which is going to be very expensive.  

That EIS will look at traffic impacts including to downtown and in South Beach.  It will be looking at the impact on the bridge, 

which is a historic property and on the national register.  There will be a number of issues.  He said it will be millions of dollars 

to go through that process.  deTar said ODOT doesn’t have a function as a agency whereby they can put it on a list and say 

they are going to get to it as a planning project.  He said there is not a long-standing list the City can get on and work your way 

to the top.  There is no way for the State to establish that this bridge is any more important than Lincoln City, Albany, or 

Corvallis.  The area commission establishes priorities on projects.   

 

Tokos said that regarding the bridge, one thing the Commission may want to think about is making a recommendation to the 

City Council if this plan is adopted that they include a letter to the State Highway Commission that this is just an interim 

solution and that the State needs to start making as a priority work in planning for replacement of these facilities.  He said this 

alternative mobility standard isn’t without value.  The objective thing is recognition from the State that they don’t have the 

financial ability to achieve the standard highway standard we have in place right now.  They need to accept there is going to be 

congestion that we can’t build our way out of.  The City will be able to develop with more flexibility than we can with current 

State standards.  Just talking about a method without bridge improvements is not without value.  Croteau said we need to look 

strategically at this.  He said that it seems the best way to get higher priority is to increase pressure on the bridge.  Continue 

development in South Beach and make congestion so awful that the bridge would move up the list.  He said he looks at 

congestion as a positive thing in the future of the bridge.  Branigan asked that since it is the Legislature that decides where 

money goes and decides the priorities, if the City shouldn’t be pushing on our Legislators.  McIntyre agreed that we need to 

lobby our Legislators.  Tokos said we can certainly copy our coastal caucus the same letter we send to the Transportation 

Commission so that they are aware as well that, while this is an interim solution, serious planning for replacement of the bridge 

is needed.  There currently is the capacity to plan for replacement once funding does become available.   

 

Croteau asked deTar what other jurisdictions are doing.  deTar said that Corvallis finished a study looking at other ways, but 

came back that a bypass is the only solution that would be feasible.  They didn’t inject any promises.  In Salem, they are 

finishing an EIS.  That project has been ongoing for seven years.  He noted that the environmental documents prepared for the 

Federal Highway Administration have a limited life.  You can complete an environmental document and hope that lines up 

with funding to move ahead with the project.  He said the planning aspects of it are that first you have to consider alternate 

routes for another place for the bridge or if alternate travel modes are feasible.  At that point, it requires an EIS.  The planning 

part can reduce the expense of that so that you are just working in one corridor rather than looking all the way up the Bay.  

That sort of analysis can be done to narrow the earlier work down to a preferred location.  deTar said the 1997 study identified 

the location of the existing bridge as preferred.  The other alternatives don’t change the demand on 101.  People don’t divert.  
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Going off 101 is not what they came to the coast to do.  He said you could build a bridge at another location, but it wouldn’t 

replace the need for a bridge right here.  That is why in the 90s, the conclusion was to build more capacity on the 101 corridor.  

Branigan said with the work that needs to be done, the whole thing will probably take the 20 years this document addresses.  

He said that, unless we start right now, 20 years from now we will be facing a much larger problem and have nothing in place.  

deTar said the City is saying everything it needs to say to those people that make those decisions.  Tokos said the City will 

present this work we are putting together, what this doesn’t accomplish, and what needs to be looked at beyond this certain 

amendment. 

 

Tokos continued on page 47 with Policy 6, which is that the City supports the alternative mobility standard.    Policy 7 talks 

about the need for a Transportation Impact Analysis (TIA).  He said that once the Commission gets through the Comprehensive 

Plan, they will see a TIA section added to the comprehensive code.  For the first time, the City would have real standards when 

it gets to a scale where we need to have detailed analysis and what that entails.  He said this policy is the justification for a TIA. 

 

Policy 8 gets at the issue of primary trips.  He thinks this may still need a little work.  He said the objective was to encourage 

certain types of development in South Beach, such as grocery stores and gas stations, which would allow people not to have to 

drive over the bridge.  The intention was that there should be some accommodation for that.  Tokos said he doesn’t know if we 

have a clear standard for that in the proposal.  deTar confirmed that certain retail and personal services uses were identified; 

like grocery stores less than 15,000 square feet.  He said they are trying to work on the wording for No. 8.  As he read it, he 

can’t see what is really being called for.  Tokos noted this is putting a policy in place for why it is appropriate for certa in 

businesses not to be hit with trips they could be accounted for.  It will be discounting a percentage because the business is 

located in South Beach and provides an alternative to driving over the bridge for those services.  Branigan asked if the trip 

budget is discounted.  Tokos explained that fewer trips would be accounted for that business because of the nature of the use.   

 

Policy 9 talks about the trip budget and the need for staying on top of generated trips associated with growth.  Policy 10 talks 

about engaging ODOT in a conversation about the bridge. 

 

Section ‘B’ deals with the Pedestrian System Plan; and Section ‘C’ with the Bicycle System Plan.  Some language was added 

that picks up that there are some bicycle and pedestrian improvements that are part of the system plan for South Beach.  

 

Section ‘D’ talks about transit.  The City needs to coordinate with Lincoln County Transit Service to improve the functionality 

of the transit system.  The section doesn’t have a table in it.  Tokos is working on updating with Lincoln County Transit.  There 

are still some common things.  The City financially supports county transit.  Newport is a hub for Lincoln County Transit 

Services; all traffic feeds into Newport.  Lincoln County Transit is adding a 5-day valley transit.  We want to add language 

about how to make that more robust and make that system more accessible for employers (HMSC for example with people 

coming from Corvallis) and for tourist-oriented retail.  That would be the primary goal.  It includes improving transit stops, 

which could involve having that conversation with larger retailers.  Fred Meyer, for example, is installing a transit bus stop as 

part of their remodel.  Branigan asked about ‘D-5’; the City providing shuttle service.  Tokos said that already exists with 

Lincoln County Transit.  We do not want to provide any competition to that; just continue to be a viable partner with the 

County so that they stay solvent and continue providing service.  Tokos said he would work on that language.   

 

Section ‘E’ is about access management.  Patrick wondered how realistic these things were.  Tokos said it came out of the 2008 

Local Improvement Plan.  Tokos said something that may be unrealistic in the City proper but appropriate to keep in mind as 

we grow is to continue trying to combine accesses wherever possible.   

 

Section ‘F’ regards a funding plan.  ‘F-1’ is to employ whatever resources we have or combining them together.  It talks about 

what those funding sources are.  Outside funding sources shall be aggressively pursued.  It leverages the Urban Renewal 

Agency.  It recognizes that the City will probably have to extend the South Beach Urban Renewal District out an additional ten 

years to sync up with the State’s funding.  Otherwise, we have to shut down the South Beach URD about the time the State will 

have money to partner with us.  The City has to look at extending the life of the district so we can use urban renewal funds 

when the State’s funds are available.  Tokos noted that the State is in the debt-retirement mode.  There are bridge repairs they 

have to pay off, so it will be a while before they can come to the table as a viable partner. 

 

Tokos wanted to briefly talk about the functional classification maps.  There were three included in the packet.  He noted that 

these were created by CH2MHILL with the City’s assistance.  Tokos began discussion with the north side (Agate Beach area) 

map.  He noted that Avery and 73
rd

 were added.  They weren’t on the original in 1997.  This is where the waste transfer station 

is and a lot of our industrial lands.  The biggest undeveloped industrial parcel is up there.  Avery and 73
rd

 are collectors where 

they tie into 101.  At some point, 73
rd

 Street would likely have a signal.  60
th

 and Biggs to 55
th

 is a carryover of what was in the 

1997 plan.  It is the collector for Agate Beach.  He noted that where the dotted line is, the road doesn’t exist there; homes are 

there.  Further south, Oceanview is a collector.  36
th

 and Harney is the north/south alternative to 101 that has long been in the 

TSP.  36
th

 is a collector; and Harney is a minor arterial.   
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Map 2, downtown, shows Harney through there.  It had to be identified even though we don’t have all of the rights-of-way.  

It’s not in the TSP, but there will be a road up there at some point.  The collector system on the west side consists of 

Oceanview, which runs down through and connects with Spring, Coast, and Elizabeth.  It is the scenic bike route.  There is a 

connection between Oceanview and Nye that doesn’t exist right now, but rights-of-way are in place.  Tokos said he would 

show that as a dotted line.  Major connections across are 11
th

, 6
th

, 3
rd

, Olive, 2
nd

, and Fall.  7
th

 was added in the 2008 Local 

Street Plan; but it’s not high priority where the dotted line is because some bridges will have to be constructed.  On the east 

side, one of the major changes in the 2008 Local Street Plan just getting reflected is Avery shifting over to Benton as a 

north/south collector.  It ties into coos and hits Olive.  South of that, with the remodel of the City building and the redirection 

of 9
th

 Street, it loops around City Hall tying into 10
th

, looping to 2
nd

, and up.  Patrick said Tokos might as well dot the line by 

the high school.  Tokos said he realized the school has the street closed; but it is still a street, and it’s not known how long that 

arrangement lasts.  It hasn’t been finalized as a long-term solution.  He agreed there is a conversation to be had, but Eads is a 

collector and handles a fair amount of traffic.  With the 2008 plan, 1
st
 Street was added as an east/west alternative on the east 

side.  Patrick said maybe we should dot that one.  Tokos said 1
st
 Street at 101 would b ea right turn only onto 101.  Tokos said 

that the stuff along Bay is self-explanatory.  Branigan asked if John Moore would be increased to a principal arterial.  Tokos 

said it is a minor arterial, which is a pretty heavy classification for us.  Patrick noted that where Abbey crosses 101 to extend 

onto Elizabeth, he recalled that there was supposed to be a light there.  Tokos said he would take a look at it.  He wasn’t sure 

we want that there.  Patrick said he thought the reason it was on Abbey and 101 was because of the hospital; rather than Fall 

and 101.  Patrick said it was listed in there.  Tokos said there is not very much on the east side.  There is the future extension of 

6
th

 Street to tie into Newport Heights for further residential development in that area.  

 

The last map is of the south side.  Tokos noted that we really didn’t have one in 1997.  This is new.  It picks up the minor 

arterial of Ferry Slip down to Ash.  That Ferry Slip at 101 will go away.  Ferry Slip will connect onto Ash.  The system that has 

been talked about at recent meetings is shown by the dotted line where Abalone will be extended down to 35
th

.  Ash Street 

south of 40
th

 is shown by the dotted line.  That will just serve commercial and industrial development on the north side of Mike 

Miller Park.  Harborton will make a big connection between 40
th

 and 50
th

.  At some point 50
th

 will be realigned to line up with 

the State park entrance.  62
nd

 will loop down and be a connector to the south.  Patrick asked if we should extend Ash to tie into 

50
th

 Street.  Tokos said that would be tough because that would run through Mike Miller Park.  He said we can’t pull that off. 

 

Tokos asked the Commissioners if the materials they had reviewed so far seemed to make sense.  The consensus was that they 

do.                                                                                       

 

B.  Adjournment.  Having no further time, the work session meeting adjourned at 7:00 p.m. 

 

Respectfully submitted, 

 

 

_______________________________  

Wanda Haney 

Executive Assistant  
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Planning Commissioners Present:  Jim Patrick, Gary East, Mark Fisher, Glen Small, Jim McIntyre. 

 

Planning Commissioners Absent:  Rod Croteau (excused). 

 

Citizens Advisory Committee Members Present:  Lisa Mulcahy and Bob Berman. 

 

Citizens Advisory Committee Members Absent:  Bill Branigan (excused). 

 

City Staff Present:  Community Development Director (CDD) Derrick Tokos and Executive Assistant Wanda Haney.  

 

ODOT Staff Present:  John deTar. 

 

Consultant Present:  Darci Rudzinski (Angelo Planning Group).  

 

Lincoln County Staff Present:  Lincoln County Planning Director Onno Husing. 

 

As Chair Patrick hadn’t arrived yet, Co-Chair Small called the Planning Commission work session to order at 6:00 p.m. and 

turned the meeting over to CDD Tokos.  Tokos noted that the Commission would have only a work session this evening.  A 

review of the final order for amendments to the Blue Water Ridge planned development had been scheduled for the 7:00 p.m. 

meeting, but the developer is working with ODOT on some issues of access at 101, which may result in some modifications of 

the final development plan.  The final order and findings will probably be brought back at the second meeting in August.    

 

A.  New Business. 

 

1.  Discussion of the Transportation System Plan (TSP) changes to the Zoning Code.  Tokos noted that at the last meeting, the 

Commission reviewed the Comprehensive Plan with the policy language.  Tonight’s review involves the policy implementation 

piece.  There are three chapters being added to the zoning code, and Tokos wanted to walk through each one.   

 

The first was Chapter 43, the South Beach Overlay Zone.  There are transportation analysis zones (TAZs) within that overlay.  

This chapter puts that program into effect.  The first part covers the purpose.  This is a tracking tool to make sure our 

assumptions of growth down there are on target and improvements based on those assumptions are appropriate.  The overlay 

boundary is shown on the map.  ‘Applicability’ (.030) emphasizes that this applies to development that will result in either an 

increase or decrease in vehicle traffic.  The standard language is included that if there are conflicts between this section and 

others, this chapter applies.  ‘Permitted Uses’ (.040) explains that uses permitted in the underlying zone are allowed.  This 

doesn’t regulate uses.  There are some definitions of terms (.050):  TAZ, trip, and primary trip.  ‘Trip Generation’ (.060) is 

basically that the proposed development may not produce more PM peak hour trips than are allowed in that TAZ except as 

provided elsewhere in the chapter.  Tokos said there are a number of measures in place that should help prevent getting to the 

cap.  Berman asked if there were any projections by TAZ when the caps would be approached.  Tokos said this is the assumed 

amount of trips produced by the TAZ over the 20-year period; and there are no projections of when we will hit that.  He said 

that basically the way it will work with this document is with Trip Assessment Letters as noted in .060(A).  Section .060(B) 

explains that there are certain uses on which we only have to count the primary trips.  The number of trips is based on the ITE 

Trip Generation Manual.  The City will be picking up software for this application as well, which will make it easy for us to do 

the Trip Assessment Letter for people.  The intent is that they won’t have to do it themselves.  We can tabulate it for them and 

send a form letter to ODOT for tracking.  This accounts for primary trips and is not picking up the pass-by stuff.  This is 

basically the discount provision for uses that presumably, if located in South Beach, will take trips off the bridge.  So they get 

the benefit of not having all of their trips counted.  Fisher noted that when the Commission did the Wilder approval, it was 

discussed that there was no gas station in South Beach; and he agreed it could decrease traffic on the bridge if services were 

down there.  Tokos noted that there is a trip budget ledger that we will maintain.  Section .070 tells us basically what we need 

to keep in the ledger for tracking PM peak-hour trips.  The Trip Assessment Letter is discussed under section .080.  It explains 

that the letter is required for a use that will either increase or decrease trips.  Trips are based on the manual, and the City can do 

the assessment letter for folks.  We then provide a copy of the letter to ODOT.  Point ‘E’ on page 3 notes that if a Traffic 

Impact Analysis (TIA) is done by a major developer, the result of that analysis will be captured.  ‘Allocation of Trips’ (.090) 

explains that allocation is on a first-come-first-served basis.  A number of trips are not allocated to every parcel.  The thought is 

that would lock in the trips and hold them ‘hostage’ on undeveloped property.  Allocation is just by TAZ.  If we have to, we 
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will re-evaluate the allocations.  Trips are not transferable from one TAZ to another.  It explains under what circumstances the 

number of trips assigned to a TAZ can be exceeded.  One way is through an allocation from the reserve fund, which is 10% out 

of all trips in all TAZs held in reserve.  ‘Trip Reserve Fund’ (.100) explains in further detail that if someone wants to tap that 

fund, it will go to the Planning Commission as a Type III review.  Tokos noted that the Trip Assessment Letters are handled in 

a ministerial manner; just over the counter and tallied out of the ITE manual.  He said that if it gets into the trip reserve, that is 

more policy-oriented and needs to go to the Planning Commission.  Tokos noted that the typical uses that will generate large 

amounts of trips are big-box retail and fast food.  Tokos said when we get to 65% of allocated trips in a TAZ have been 

utilized; we do a full comprehensive report of the whole study area.  He said if we had back-to-back large developers, he would 

expect we would get into the trip reserve.  In answer to a question from Berman, Tokos noted that the existing uses were 

accounted for in the analysis.  Tokos noted that section .100(B) talks about the criteria that would be used for the analysis.  As 

explained in Section .110, the City would provide notice to other property owners when there is a trip allocation from the Trip 

Budget and the Trip Reserve Fund so that they know what is still left.  Section .120, ‘Amending the Trip Budget Program’, 

explains under what circumstances the program will be re-evaluated.  At 10 years, there will be a comprehensive reassessment.  

Tokos said there is always a relief valve; and here, it is that a developer could initiate a legislative amendment.  There are 

mitigation methods.  There is the 65% review threshold.  Tokos said that is how the tracking piece would work.  On page 5, it 

shows that there will be a cross-reference for the land division code regarding the Trip Assessment Letter and the Traffic 

Impact Analysis.  Berman asked, if other than just the maps, there wasn’t a written legal description of the overlay boundary; 

and Tokos said not at this juncture.  Berman thought that some areas were difficult to understand from just the map.  Tokos 

said that some work is being done to clear up the boundary and get them identified clearer than in the past.  Tokos said that the 

text of this code is very clear that this overlay applies only within City limits. 

 

Chapter 44 provides the transportation standards.  Tokos thought it might be tweaked a little bit more.  The intent is to show 

how our transportation standards are applied and explain the relationship between this chapter and the subdivision code.  Now 

the subdivision code explains the standards.  You can do alternative street designs.  It explains what a developer has to do 

before selling lots.  What the City doesn’t have is what happens with in-fill development; like a development on a vacant lot 

next to a substandard street.  This is trying to get at that.  Or another case would be where somebody (like Wilder with 40
th

 

Street) has a street done legally but not dedicated as part of the subdivision plat.  What are the street standards that apply in that 

situation?  Should it be the same as for the subdivision if you are talking about the same kind of street?  Tokos thinks there still 

needs to be some language cleanup; but we are starting to get there.  Section .010 indicates that the purpose of this chapter is 

intended to provide standards of this nature.  ‘When Standards Apply’ is explained in Section .020.  Tokos thought that Section 

.030 (‘Engineering Design Criteria’) needs tweaked a little.  It basically states that the City Engineer and Public Works 

Department maintain standards.  They are trying to create a standard design manual for Newport.  This is set up so that once 

they adopt their standards, it picks that up; until then, the standards are whatever they feel are appropriate.  The standard design 

manual would cover sidewalks, curb, storm drainage; detailed construction specs of what we would expect somebody to put in 

before it is accepted long-term for maintenance by the City.  ‘Conditions of Development Approval’, Section .040, states that 

required public facilities have to be in place before the development is good to go.  The City can only require what is roughly 

proportional to the impact of the development.  Tokos said that the development standards under Section .050(A)(1) are 

somewhat redundant, although there are some new parts to it.  He said before it was unclear if they had to have street frontage.  

Section .050(A)(2) is a cross-reference to the subdivision code acknowledging that if development is within or adjacent to a 

subdivision; it has to meet those standards.  Section .050(A)(3) gets at the circumstance where a street is dedicated by a 

different instrument, it has to meet subdivision standards.  Section .050(A)(4) gets at development on substandard streets.  

Tokos said that because requirements have to be roughly proportional to the impact of the development, if there is a house on a 

big lot with a lot of street frontage and only gravel, he doesn’t know if it is roughly proportional to require this development to 

do full standards.  He thought sidewalks should at least have to be linked up.  Section .050(B) talks about where we might not 

want to require improvements if there is the potential that they could cause safety hazards and things of that nature.  Section 

.050(C) discusses how rights-of-way are created and conform to what our standards are.  Potentially too, if we are accepting 

something outside the subdivision, the size of the right-of-way needs to conform to the subdivision code.  Tokos assumes we 

may want to do some work on Section .050(D) (‘Creation of Access Easements’).  It assumes that an access easement is 

sometimes necessary and that the City may approve that.  This section is trying to provide sidebars on easements, but he is not 

sure the language is quite right.  He said we might want to change it to ‘the City has authority to require easements” and just 

leave it at that.  McIntyre suggested maybe adding, “at City’s discretion”.  Section .050(E) gets to gaps in the subdivision code.  

The subdivision code doesn’t get to grades.  This section fills in some of the gaps in terms of street design; mostly tied to fire 

code.  Tokos said that is Chapter 44, but he thinks we need to take a look at it and whether we need to so some tweaks.   

 

Chapter 45 is about the Traffic Impact Analysis (TIA).  Tokos said these are the thresholds.  He noted that the Commission saw 

this in a rougher draft during the public outreach process.  He said that most jurisdictions have this.  These are the standards for 

at what point somebody doing development needs to do a detailed traffic analysis because what they are doing is likely to have 

impact on traffic and we need to know what that impact is going to be.  Section .010 (‘Applicability’) talks about under what  

circumstances a TIA will be required.  Amendments to the Comprehensive Plan or zoning map would be one.  Tokos thought 

we might want to put flexibility on the zoning map if someone is taking property out of a different class but still dealing with 

the same Comprehensive Plan designation (like R-1 to R-2 or R-3 to R-4) where the traffic is kind of a wash between the two.  
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Rudzinski said we might want to tie it back to recent legislation and allow for rezoning consistent with the Comprehensive Plan 

to be good without a TIA.  She said tying back to State law would cover the City in this situation.  Tokos noted that any new 

direct access on 101 will require a TIA.  Berman wondered why not add Highway 20.  Rudzinski thought she might recall it 

being in an earlier draft.  It was noted that Highway 20 can be added throughout where it mentions 101.  Tokos noted that a 

TIA is required for uses generating 50 or more PM peak-hour trips on the highway or 100 PM peak-hour trips on the local 

transportation system.  He said we can be more flexible on local streets than on the highway.  An increase in use of adjacent 

street or direct road approach to 101 and 20 by 10 or more vehicles that exceed 26,000 pounds GVW (truck traffic) would 

require a TIA.  Patrick asked if the Port’s log hauling would trigger that; and Tokos confirmed it would.  He noted the property 

used to be a log landing, but has sat vacant and unused for more than decade.  Assuming this code is in effect before they 

actually develop, they would need to do a TIA.  Tokos continued that a request to use the Trip Reserve Fund would trigger the 

need for a TIA as well.  Section .020 lists the TIA requirements.  A pre-application conference is required.  The City Engineer 

would be involved in this meeting as well.  deTar noted that Highway 20 needs to be added to .020(A) as well.  Tokos 

continued that ODOT would be involved in the pre-application meeting if the highway was involved.  Item .020(B) talks about 

the preparation of the traffic analysis.  Item .020(C) talks about what resources are used to calculate trips (the ITE manual).  It 

is talking about the PM peak-hour trips.  Under Item .020(D), an intersection analysis is required if there are 50 or more peak-

hour trips.  Patrick asked if the log hauling would trigger that.  Tokos said it could at John Moore road; but that doesn’t 

necessarily mean it will show that it needs improvement.  Item .020(E) talks about complying with the Transportation Planning 

Rule (TPR), OAR 660-012-0060.  Tokos noted that the TPR is lengthy and detailed.  It was just recently changed and will 

continue to be changed.  There are some specific standards in there that have to be followed.  We will just reference that OAR 

and work out of that rule.  If it were included in here, we risk having our code become out of date.  Item .020(F) relates to 

structural conditions.  Tokos said that is more of a City thing.  We want to make sure any structural deficiencies on the 

roadway are picked up on the analysis.  He said that is especially true with heavy truck traffic.  Berman asked if, for Item 

.020(G), truck or heavy vehicle is defined somewhere or if it goes back to the 26,000 pounds; and Tokos and deTar confirmed 

it did.  Tokos said that it was not actually defined anywhere; but that was a good point, and he would add that.  Tokos noted 

that this doesn’t expressly say that we are not going to allow heavy truck traffic anywhere.  What we are asking for under Item 

(F) is a required analysis of the condition of the road.  Section .030 (‘Study Area’) talks about what needs to be included:  (A) 

all site access points adjacent to the site, accesses between that development and the next development down; (B) roads 

through and adjacent to the site; (C) all intersections needed for signal progression analysis (thinking of stacking at signals); 

(D) would be covered at the pre-application meetings.  If the City Engineer sees something else, this is where he brings it up.  

Section .040 (‘Approval Process’) provides that it will be handled as part of the discretionary review; so if there were a 

conditional use permit for example, it would be part of that.  If there is no discretionary action (it is allowed outright), it would 

be handled as a Type II review.  Section .050 lists the approval criteria:  (A) analysis complies with requirements as provided 

in Section .020; (B) gets at some of the significant pieces.  It is discretionary, and that is why we are going through this kind of 

review.  That standard is related to safety; (C) in case of an amendment to the Comprehensive Plan or zoning map that has a 

significant effect, solutions are consistent with the TPR; (D) for affected non-highway facilities, any standards adopted by the 

City has been met and not cause excessive queuing at intersections.  Until the City has an adopted level of standards, we will 

be leaning on “as determined by the City Engineer”; (E) proposed improvements are designed and constructed to transportation 

standards in Transportation Standards (Chapter 14.44) or in the subdivision code (Chapter 13).  Section .060 states what 

conditions can be imposed for approval.  Section .070 (‘Fee in Lieu Option’) puts into place the fee in lieu option.  It is not an 

SDC, which is a contribution to a larger system.  The fee in lieu would be in lieu of doing frontage improvements.  Maybe the 

development is on a longer stretch of substandard road that is part of a larger improvement plan.  The one Tokos thinks will 

come up the most is number (3) under .070; “when required improvements are inconsistent with phasing of transportation 

improvements in the vicinity”, and the City may want to get something done before the developer does his improvement.  

Section .070(B) is how the fees are going to be calculated.  Patrick asked if the standards were site specific.  Tokos said we 

may want to take a look at those standards.  It is by standard, but some are site specific.  We may say, “as of a certain date” to 

make sure we account for any very specific situations that are warranted so at least we don’t lose that when we establish the 

fee.  We can take a look at that.  There is no policy that those funds will be used in that location.  McIntyre said he sees it as a 

problem if the funds are not used where a person paid.  Patrick asked if someone paid money in lieu of and then develop 

happens ten years down the road, do they pay again.  Tokos said no because it has already been paid.  Section .070(C) provides 

that funds have to be used within the City UGB.  It would be a nightmare to track for certain properties, or one that is not 

annexed forever.  On page 4 is a cross-reference added to the land division code.  Now the developer has to put in 

improvements and they have to be accepted before they file the final plat.  This is to put in the provision for payment in lieu.   

 

Tokos said the next step in terms of the TSP is that a public hearing will be scheduled for the second meeting in August.  Tokos 

said he will be bringing both the Comprehensive Plan and zoning changes to the Planning Commission at that time.  There will 

be some tweaks addressing comments that were heard here and a few gaps with the comprehensive piece being worked on.   

 

Berman asked that since South Beach has been covered here, if anything has been considered about extending it to the rest of 

the city.  Tokos said there is a grant to do core analysis on 101 from the bridge to Highway 20.  In 1997, the City did a 

comprehensive transportation analysis.  In 2008, only a north side local street improvement plan was done.  The highway on 

the north side hasn’t been looked at.  Tokos said a corridor study from the bridge to the intersection of Highways 101 and 20 
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would be well-timed at this point.  Tokos talked about what this corridor study will look at.  He said that, other than that, there 

is nothing in the immediate works at this point.  Berman said that it seems at some point, we should look at the whole citywide 

traffic flow and coordinate it.  Tokos said that still in the TSP for the north side is to put together north/south and east/west 

collectors to provide relief to the highway.                                                 

 

2.  Review and Discussion of the Territorial Sea Plan (TSP) Significant Viewing Areas in Lincoln County.  Tokos noted that 

there were maps in the packet, but he also had a map to show on the overhead.  He noted that when discussing the TSP process 

at the joint meeting, the Commissions had talked about where those spots would be.  DLCD and OPRD took on the effort of 

putting together view shed analysis for the TSP.  That is ongoing at the State level.  Those efforts will determine how wave 

energy can be put in along our coast.  They hadn’t done a study of the impact along the coast.  They put together a list of where 

they want to start to do analyses.  They would go out to those view sheds and do photographic documentation of what it looks 

like now so they have a baseline of what level of development would be acceptable.  The question will be whether it is a well-

known area where anything would destroy the scenic vista of the area, maybe only applies to the near-shore view shed of 2-3 

miles out, or doesn’t really matter because it is an area that isn’t in a super-sensitive view shed.  What we are talking about is 

close in, versus midrange, versus distant.  There will be different levels of impact in different areas.  They selected basically 

state and federal park sites.  This map is of the initial cut for Lincoln County.  Tokos is asking the Commissioners where they 

want to do this analysis.  Is this adequate or are we missing areas that should be picked up?  Fisher said that for the 

communities along the coast, it seems unreasonable to allow anything in the view going west of areas like Lincoln Beach and 

Beverly Beach.  But he said he is operating differently than the State.  He asked if they had set guidelines or standards or are 

the local jurisdictions supposed to set them.  Tokos said the State has methodology they will want to follow; at least a 

benchmark.  They will be looking at analyzing view sheds with a lot of use.  They will be using a matrix to determine how 

sensitive and how important a view shed is.  Tokos said it is totally objective.  He said that if enough people look at it, they will 

get relative quality.  They will plug it into the matrix.  Tokos said the request the State has given us right now is where they 

should be doing this analysis and are there areas not being picked up by this analysis.  They are asking other jurisdictions as 

well.  He said that the Commissioners could provide feedback where they should be looking up and down the coastline.  Fisher 

thought that along all residential areas there.  Tokos said what he envisions in each of these areas is that they will be doing a 

panoramic view out to set a bubble.  He asked if there are other areas they should fill in so they have that covered.  McIntyre 

said it would depend on how high above the ocean level it is; the higher up, the further out you can see.  Tokos said they picked 

view points in each of the state parks, which is easier than residential points of concentration.  There are a lot of people that 

probably take advantage of this view.  Homes are a tricky one.  East said that state park views are not as important as 

residential views.  Patrick said the flapper-type wave energy buoys couldn’t be seen from South Beach State Park if you were 

standing at the beach.  McIntyre said unless you have a 3-story condo down in Southshore.  Fisher asked what about Nye 

Beach, and Tokos said he had thought of that one too.  He said if we pick up Nye Beach, that is probably enough to pick up the 

Yaquina Bay State Park.  His thought was to move that one up to Nye Beach.  Berman said he would like to add Moolack 

Beach.  Patrick said we should also pick up the surfing spot.  Berman noted that the biggest distance in our area is between 

South Beach and Lost Creek.  Tokos said that Beverly Beach and South Beach are long enough that maybe we should suggest 

they need to pick up both ends for the full spectrum.  If they do the south side of South Beach State Park, they have Southshore 

covered.  Tokos said we can pass on to them that the analysis needs to cover the full spectrum.  Pacific Shores and Surfland are 

just south of Southshore.  Tokos asked if we should add Surfland or Thiel Creek.  He said should we consider existing houses 

or a future destination resort.  He will suggest they add something in the Surfland/Thiel Creek area.  Tokos asked what they 

thought about the Waldport area.  Fisher said we don’t want then off shore of cities.  Tokos said maybe if they pick up the 

spectrum, the Waldport area would be covered.  Going back up north, Tokos wondered if there should be something between 

Fishing Rock and Gleneden Beach.  Patrick suggested adding the mouth of the Siletz.  The Inn at Spanish Head will be added.  

Chinook Winds Casino/Hotel will be added.  Husing noted that Cascade Head is in Tillamook County and should be covered 

by them.   

 

Tokos summed up the suggestions that Nye Beach will be added and Yaquina Bay State Park will be dropped, Moolack Beach 

will be added, Surfland/Thiel Creek area will be added, something between Gleneden Beach and Fishing Rock will be added, 

the mouth of the Siletz will be added, the Inn at Spanish Head will be added, and Chinook Winds will be added, and we will 

suggest for these larger parks that they pick up the further extent of the parks.  Husing asked Tokos if he would craft that into 

an email to share with colleagues.  He noted that this is our first take on this.  Fisher said that if Tillamook doesn’t do one at 

Cascade Head, then we should probably add Three Rocks.   

 

Husing said the State wants to do his with us.  They want to get a few of us to do this collaboratively.  They are asking where 

else should we do it.  Husing said they will carve out a day or two with a small team and do the assessments.  He said we are 

all struggling with how far to bubble out.  He likes the spirit of trying to do this with us.   

 

Tokos asked the Commissioners if they wanted to have someone off the Commission involved.  He said this would come to the 

Planning Commission as a quality check.  This information would be brought before the different policy-making bodies.  He 

said the Commission could have someone participate in the data collection, which would probably take a couple of days.   
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Husing said they could keep in touch with someone by cell phone when they will be in the area.  Patrick though they should 

take one from each of the bodies and get them together as a team.  That way you will have some people who have a stake in the 

community and some that don’t.  Husing thought a team of people might come up with a lot of the same results.  The question 

is how to bubble these areas and how they will overlap and what the different zone classifications will be.  The results will 

provide guidance to the wave energy folks. 

 

Tokos said that basically the approach would be to capture GIS points, have a decent quality camera and take panoramic shots 

in a competent manner, and have the matrix to go along with that.  Patrick thought they need to pick commonly accessible 

elevations.  Tokos thought also to pick up concentrations of people where the view is important because of that concentration.  

Husing said we should expand this conversation to others in the County.  He thought the Commission did a great job of filling 

in the gaps.  He said that what is likely to happen is that we will have examples of what happened further north.  We will also 

have an example of how this system really works.   

 

Tokos said the site visits will be in August.  Husing said we will have three other cities involved soon.  He said we have our 

own GIS talent here.  He thought it will be an interesting dialog about how to draw bubbles.  From what he has seen, there will 

be ocean zone classes 1-4 at least out 3 miles.  We will start creating this on maps by drawing the bubbles, overlapping them, 

and labeling with classes.  Probably in the fall, we will look at computer generations.  East asked if they would know what 

these devices look like when they are out doing the study of these key views.  Tokos said there should be some benchmark 

when doing this type of placement in different categories.  BLM criteria are being applied to the data collection.  Husing said 

that when the computer generations are ready, we can start talking about the obvious technology.    

 

For the Commission, Berman was willing to assist with data collection, with Patrick and East as backups. 

 

B.  Adjournment.  Having no further discussion, the work session meeting adjourned at 7:40 p.m. 

 

Respectfully submitted, 

 

 

_______________________________  

Wanda Haney 

Executive Assistant  
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