
Case Files: l-SUB-16/l & 2 PD-16/2-CP-16/l-Z-16
Date Filed: June 7,2016
Hearing Date: July 25, 2016/Planning Commission

PLANNING STAFF REPORT

APPLICANT: Ronald L. Adams, Oregon State University (Bonnie Serkin, Landwaves, Inc.,
property owner) (Elizabeth Decker/JET Planning, authorized representative).

2. REQUEST: Approval of amendments to the Newport Comprehensive Plan Map, Zoning Map,
Preliminary Development Plan, Final Development Plan and Tentative Subdivision Plat for
Phase 1 of Wilder. The proposals accomplish the following:

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

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

C. Revises the Newport Comprehensive Plan Map from “High Density Residential” to “Low-
Density Residential” in the southerly portion of Phase 5. This involves approximately 2.2
acres of land.

D. Revises the Newport Zoning Map for the same southerly portion of Phase 5 from R
3/”Medium Density Multi-Family Residential” to R-2/”Medium Density Single-Family
Residential.”

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

F. Adds “Multi-Family: Clustered” as an additional multifamily residential development type
in the “Kit of Parts” to describe intended building form and design for student housing in
Phase 4.

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

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

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

J. Expands Final Development Plan to include Phase 6.

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

L. Amend Preliminary Development Plan, Final Development Plan and Tentative Plat to divide
Phase 2B, planned for apartment development, into two separate lots.
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3. LOCATION: The subject property is located in the South Beach neighborhood directly east
and northeast of Mike Miller Park and is accessed from US 101 at SE 40th Street.

4. LOT SIZE: Approximately 62 acres, including Tax Lots 100 and 103 of Assessor’s Map 11-
11-20 (Parcels 1 and 2, Partition Plat 2015-01) and the Plat for Wilder Phase 1, Book 18 Page
46.

5. STAFF REPORT

A. REPORT OF FACTS

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

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

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

iv. Topography and Vegetation: The subject property contains a mix of level and
moderately steep sloped property. The site is forested except where land has been
cleared for development.

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

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

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

File No. 2-PD-15/3-PD-l5/l-SUB-15. The preliminary planned development
plan was amended to include a change to the zoning district boundary between R
3 Multi-Family Residential and C-i Commercial zones that expanded the
commercial area along the full length of College Way and increased the range of
allowed uses in the C-i zoned Village Center area to include retail sales and
services, offices, lodging, community services like churches, educational
institutions, and day care. The revised preliminary planned development plan also
included a variance to the Zoning Ordinance satellite and shared parking
regulations to permit future shared parking arrangements between Village Center
users and the Oregon Coast Community College. The range of development
anticipated in the preliminary and final planned development plans was amended
to reflect completed build-out, current market conditions, and revised predictions
and Accessory Dwelling Units (ADUs) were added as a development option in
Phases 2-4 subject to conditions approved by Newport Planning Commission.
The Final Development Plan included a detailed site design for Phases 2-4, with
updated street names and cross-section drawings. New street cross-sections and
a micro-cottage development type were added to the “Kit of Parts.” Amendments
were adopted by final order on June 24, 2015.

File No. i-PD- 14/2-PD- 14. A minor amendment to the Preliminary Development
Plan and Final Development Plan for Phase i of Wilder. Changes to the
Preliminary Development Plan were limited to the Village Center commercial
area, including authorization for required parking to extend across zoning
boundaries when provided on the same lot or parcel as the proposed use and an
allowance that on-street spaces count against off-street parking requirements
provided the spaces are located within 200-feet of the lot or parcel upon which
the use is located. The Final Development Plan included a layout for three
commercial buildings in the Village Center. Amendments were adopted by final
order on February 11, 2015.

File No. 2-PAR-l4. Partitioned property identified as Tax Lot 100 of Lincoln
County Assessor’s Tax Map il-i 1-20 into two separate parcels. Additional right-
of-way was also dedicated along College Way and adjacent to Harborton Street.
The partition was approved by final order on September 15, 2014.

File No. i-PD-l0/2-PD-iO/i-SUB-10. Modified the plans approved in File No.
5-PD-09/6-PD-09/3-SUB-09 by (1) modifying setbacks, (2) revising lot coverage
standards, (3) adjusting lot size and densities for commercial and residential uses,
(4) updating street, tract and housing category names, and (5) updating the
subdivision lot configurations. The number of multi-family units was increased
from a maximum of 120 to 150, bringing the total for all Phase 1 dwelling units
to 383. The maximum commercial square footage was increased from 25,000
square feet to 36,000 square feet. Amendments were adopted by final order on
June 2$, 2010.

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

File No. 1-PD-09!2-PD-09/3-PD-09/1-SUB-09. Modified the preliminary
planned development plan to adjust land use designations consistent with
Comprehensive Plan and Zoning Map amendments, revised the preliminary plan
due to site conditions, and removed a portion of property that was being
transferred to an abutting residential property owner; modified the final planned
development plan to reflect Comprehensive Plan and Zoning Map amendments
and adjusted the boundary and size of the OCCC site; approved the final planned
development plan for a portion of Phase 1; and tentative subdivision plan for a
portion of Phase 1. Amendments were adopted by final Order on March 30, 2009.

File No. 4-CP-08/2-Z-08. Modified the zoning designations of the approximate
86 acres annexed in 2007 to allow more flexibility and to reflect the OCCC parcel
by Ordinance No. 1968 adopted December 1, 2008.

File No. 5-PAR-07. Partitioned the annexed property so that a portion could be
conveyed to OCCC for construction of their central campus by final order adopted
September 11, 2007.

File No. l-AX-07/2-Z-07. Annexed property, which included the subject
property, into the City and established zoning to allow the implementation of the
South Beach Plan by Ordinance No. 1922 adopted June 1$, 2007, and amended
by Ordinance No. 1931 adopted August 6, 2007.

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

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

File No. 1-CP-06/1-UGB-06/2-CP-06/2-Z-06 (South Beach Neighborhood Plan
as adopted in December 2006 by Newport Ordinance No. 1899) (concurrence
with Urban Growth Boundary adjustment by Lincoln County Ordinance No. 447
adopted April 18, 2007).

ix. Notice: Public notice of the application and public hearing was mailed to
surrounding property owners within 200 feet of the subject property and public
entities and agencies on June 15, 2016. Notice of the public hearing was also
published in the Newport News-Times on July 15, 2016.

x. Pre-application Meeting: An initial pre-application meeting between the
applicant and city staff was held on February 16, 2016.
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xi. Planning Staff Report Attachments:

Attachment “A” — Applicant’s Narrative, prepared by JET Planning, revised July
20, 2016 with Appendices A through K, summarized as follows:

Appendix A — Application form
Appendix B — Assessor’s Tax Map
Appendix C — List of Property Owners within Notification Area
Appendix D — Preliminary Title Report
Appendix E — Written Letters from Utility Providers
Appendix F — Preliminary Development Plan
Appendix G — Final Development/Tentative Subdivision Plan (reduced set)
Appendix H — Kit of Parts
Appendix I — Comprehensive Plan Maps and Legal Descriptions
Appendix I — SE Harborton Street Cross-Section
Appendix K — Cross-Section Drawing Through Phases 3 and 4

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

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

Attachment “D” — Notice of Public Hearing and Map

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

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

Attachment “G” — Email Exchange between Community Development Director
Derrick Tokos and Valerie Grigg Devis with the Oregon Department of
Transportation (dated June 24th to July 5th)

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

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

Attachment “I” — Email from Lola Jones, Executive Director, Samaritan House,
Inc., dated July 20, 2016

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

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

The applicant, Oregon State University (OSU), is applying for modifications to allow
development of 130 student housing apartments to support their expanding Newport operations
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centered around the Hatfield Marine Science Center. The proposed modifications would transfer
density and multifamily units already approved in Wilder from phases near the Village Center to
the northwest corner of the site, closest to the OSU campus on the south shore of the Yaquina
Bay. OSU is applying for a Comprehensive Plan Map Amendment and Zoning Ordinance Map
Amendment to allow multifamily development in the northwest corner of the site known as Phase
4, and a related Tentative Subdivision Plan, Preliminary Planned Development Major
Modification and Final Planned Development Major Modification.

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

This application also includes minor changes proposed to Phase 2B, planned for apartment
development, to split an existing lot to better facilitate development financing and timelines. The
total site for Phase 1 of Wilder is approximately 60 acres in size, including lots that have already
been final platted, dedicated parks and open space, and right-of-way.

This application affects Tax Lots 100 and 103 of Assessor’s Tax Map 11-11-20 consisting of
approximately 41.24 acres. The site is located in the South Beach neighborhood directly east of
Mike Miller Park and south of 40th Street on land zoned R-2, R-3 and C-i. full build-out of
Phase 1 of Wilder will include four different sizes of single-family lots, cottage clusters, flex lots
suitable for row houses, duplexes and micro-cottages, multifamily units, and commercial
development.

As previously approved, Phase 1 of Wilder will be constructed in several phases and micro-
phases to allow phasing of needed improvements to each portion of the Master Plan site as it
develops.

C. Evaluation of the Request:

i. Comments: Notice of the request was mailed on June 15, 2016, to affected
property owners and various City departments, public/private utilities and
agencies within Lincoln County, and other individuals. As of July 20, 2016, three
responses were received. Valerie Grigg Devis, Senior Region Planner, Oregon
Department of Transportation provided an email response on July 5, 2016
indicating that their agency does not have any concerns with the proposal
(Attachment HG?!). A letter was also submitted by Sara $chreiber, a Wilder
resident, expressing concerns about noise, traffic congestion, and environmental
impacts of the project (Attachment “1”). Lola Jones, Executive Director,
Samaritan House, Inc., responded to Ms. Schreiber’s letter in a July 20, 2016
email (Attachment “J”).

ii. Applicable Criteria: Amendments to the Newport Comprehensive Plan must
comply with the Newport Comprehensive Plan Section entitled “Administration
of the Plan” (p. 287-289), which requires findings describing the nature of the
changes to the Comprehensive Plan Map and why they are necessary to carry-out
(a) a public need for the change; or (b) a significant change in community attitudes
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or priorities; or (c) a demonstrated conflict with another plan goal or policy that
has a higher priority; or (d) a change in a statute or statewide agency plan; or (e)
applicable statewide planning goals.

Revisions to Newport Zoning Maps must satisfy the provisions of NMC
14.36.010, which requires that the change furthers a public necessity and
promotes the general welfare of the community.

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

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

The applicant points out that this request seeks to modify the location of the Low-
Density Residential and High-Density Residential designations within the Wilder
Planned Development boundaries. In total, the applicant proposes to add 8.1 acres
of High-Density Residential in place of existing Low-Density Residential in the
northeast corner of the site, with a corresponding reduction of 2.2 acres of High-
Density Residential to the north and east of the Village Center to be changed to
Low-Density Residential. (See Attachment “A,” Appendix I, Proposed
Comprehensive Plan Map.) The proposed amendment will result in a net increase
of 4.7 acres of High-Density Residential and a net decrease of 5.2 acres of Low-
Density Residential as shown in the following table:

Existing (acres) Proposed (acres)
Retail Commercial 5.3 551

High-Density Residential 9.5 14.2
Low-Density Residential 45.1 39.9
Total 59.9 59.62
Notes; (I) Minor boundary adjustment approved with Case file #2-PD- 15 and #3-PD-I 5.
(2) Acre discrepancy due to rounding; total area remains the same as proposed.

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

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

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

For these reasons, it is reasonable for the Planning Commission to conclude that
sufficient information has been provided to justify the proposed Comprehensive
Plan Map amendment.

iv. Amendments to the Newport Zoning Map:

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

Revisions to Newport Zoning Maps must satisfy the provisions of NMC
14.36.010, which requires that the change furthers a public necessity and
promotes the general welfare of the community. The above analysis, along with
that contained in the previous section justifying the Comprehensive Plan
Amendment, are sufficient reasons for the Commission to conclude that these
standards have been met.

v. Compliance with NMC Section 14.35.020, Permitted Uses. An approved
Planned Development Permit may only include those uses permitted outright or
conditionally in the underlying district...

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

• Retail sales and services, excluding bulk retail
• Community services, including churches
• Hotels
• Offices
• Educational institutions
• Day care facilities
• Housing over commercial including live-work units

The applicant proposes single-family and two-family residential uses in the R-2
zone, and single-family, two-family and multifamily uses in the R-3 zone. With
this application, the applicant also proposes to allow Day Care facilities with
accessory Community Service uses such as personal development education,
counseling, and distribution ofdonations to clients as outright permitted uses; they
are permitted conditionally in the R-3 zone.

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

vi. Compliance with NMC 14.35.030. Accessory Uses in Planned Development.
In addition to the accessory uses typicalfor the primary or conditional uses
authorized, accessory uses approved as part ofa planned development may
include the following uses:

A. Golfcourses.
B. Private parks, lakes or waterways.
C. Recreation areas.
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D. Recreation buildings, clubhouses or social halls.
E. Other accessory structures that the Planning Commission finds are designed
to serve primarily the residents ofthe planned development and are compatible
to the design of the planned development.

Accessory Dwelling Units (ADU5) have previously been approved for Phases 1,
2D, 3 and 4 in Wilder; however, they are no longer proposed for Phase 4 and are
not requested for Phase 6. No other accessory uses are proposed other than those
customary for the primary and conditional uses.

vii. Compliance with NMC Section 14.35.070, Criteria for Approval of a
Preliminary Development Plan. The criteria for modifiing a preliminary
development plan have been addressed as follows:

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

Wilder Phase 1 is 62 acres in size, exceeding the 2-acre minimum site size for
a planned development.

(b).NMC Section ]4.35.070(B)(]) The minimum lot area, width, frontage, and
yard requirements otherwise applying to individual buildings in the zone in
which a planned development is proposed do not apply within a planned
development.

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

(c) NMC Section ]4.35.070(B)(2) If the spacing between main buildings is not
equivalent to the spacing that would be required between buildings similarly
developed under this Code on separate parcels, other design features shall
provide light, ventilation, and other characteristics equivalent to that
obtainedfrom the spacing standards.

The applicant notes that, as previously proposed, design features will be
incorporated into the development that provide light, ventilation, and other
characteristics equivalent to that obtained from the spacing standards. The
design features of the development are identified in the “Kit of Parts”
(Appendix H, Attachment “A”) and include such things as buildings with
multi-planed sloped roofs, porches, balconies, variations in materials and
colors, use of natural materials to blend with the surroundings, large shared
common green spaces, etc.

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

The applicant points out in their narrative that buildings, off-street parking and
loading facilities, open space, landscaping, and screening will provide
protection outside the boundary lines of the development comparable to that
otherwise required of the development in the zone.

The proposed residential areas of the site are shielded/buffered from adjacent
property to the north, west, and east by steep ravines and dense existing
vegetation. Each lot will be fully landscaped, and street trees are provided
along all streets, which will provide another level of buffering.

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

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

The off-street parking areas in Phases 4 will be screened with a mixture of
topographic changes, landscaping buffers, and location of facilities primarily
to the sides of buildings. In Phase 6, the parking area will be located in front
of the buildings to comply with the terms of the PUD easement along the
parcel, which prohibits any permanent structures within the easement and
allows parking. Landscaping will be provided in Phase 6 between the parking
area and Harborton Street to minimize the visual impacts; consistent with the
terms of the easement, landscaping will consist of grass and shrubs rather than
trees that could interfere with the electric lines. (See Attachment ‘TA,”
Appendix G, Sheet 19 for landscaping plan for Phases 4 and 6.)

(e) NMC Section ]4.35.O7O(B)4) The maximum building height shall, in no
event, exceed those building heights prescribed in the zone in which the
planned development is proposed, except that a greater height may be
approved tfsurrounding open space within the planned development, building
setbacks, and other designfeatures are used to avoid any adverse impact due
to the greater height.

The applicant has previously received approval for three-story buildings that
are up to 45 feet in height in the R-3 District, which will apply to development
in Phases 4 and 6. No other building height modifications are proposed. The
height of multifamily structures in Phase 4 will be visually mitigated from
other areas within and adjacent to the development through a combination of
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topographical changes and existing tree buffers. (See cross-section in
Appendix K, Attachment “A”).

(f NMC Section ]4.35.070(B)f5) The building coverage for any planned
development shall not exceed that which ispermittedfor other construction in
the zone exclusive ofpublic and private streets.

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

Zone Percentage Building
Coverage Maximum
Allowed

R-2 57%
R-3 60%
C-i 85-90%

(g) NMC Section 14.35.070(C) (1) The planned development may result in a
density in excess of the density otherwise permitted within the zone in which
the planned development is to be constructed not to exceed 5%...

In their narrative, the applicant notes that they are not seeking to increase the
density above what is permitted in the R-2 and R-3 base zones. The total units
proposed for Phase 1 of Wilder in the preliminary development plan is 258-
345 units on 54.3 gross acres of land zoned R-2 and R-3, or an average density
of 4.7 to 6.3 units per acre. Density of individual developments in Phases 4
and 6 will also comply with the maximum density for the R-3 zone of no more
than one unit per 1,250 SF. Phase 4 is proposed at 130 units on 5.09 acres, or
one unit per 1,706 SF. Phase 6 is proposed at 12 units on 1.78 acres, or one
unit per 6,461 SF due to development constraints associated with the 75-foot
PUD easement. Phase 2B is proposed at 28 units on a combined 34,369 SF,
or one unit per 1,227 SF, which is less than a 2% increase in density relative
to the 1,250 SF per unit standard consistent with the 5% increase allowed by
this section.

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

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

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

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

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

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

• Create a vibrant Village Center that will provide commercial, office, and
higher density residential uses to serve the residential population, support
the OCCC campus, and create jobs for local residents.
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• Graduate residential density outward from the Village Center to create an
appropriate transition to the lower density areas of the site, with a second
node of multifamily density at the northeast corner of the site buffered
from the intervening single-family development.

• Provide for a variety of housing types t’ accommodate different needs,
incomes, and a sense of place and community.

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

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

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

• Protect and provide for management of significant natural resource areas
on site, including wetlands, streams, and natural vegetation, by clustering
development on buildable portions of the site.

The modifications to Phases 4 and 6 will integrate a dynamic element of
student housing and affordable housing, respectively, into Wilder to better
maximize and activate the multimodal transportation options, mixed-use
development in the Village Center, and open space opportunities throughout
Wilder. The lotting changes to Phase 2B will have no impact on the provision
of a mix of residential densities to support a vibrant Village Center.

(j) NMC Section 14.35.070(f) The planned development will be compatible with
the area surrounding the project site and with no greater demand on public
facilities and services than other authorized uses for the land.

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

The location and level of public services needed to support this planned
development, including utilities and streets, were also estimated and planned
for in the South Beach Neighborhood Plan and a detailed infrastructure
analysis and traffic study was prepared for the prior Phase 1 Planned
Development approvals. The applicant has also obtained service letters from
the various utility providers that serve the site indicating that services are
available and can be further extended to serve the site (Appendix E,
Attachment “A”).
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The major infrastructure necessary to serve the overall Phase 1 site identified
in the previously approved plans has already been constructed. This includes
the Collector roadway facilities, 40th Street and Harborton Street, from
Highway 101 to College Way. College Way has also been constructed
between Harborton Street and the College’s main campus building. Major
utility facilities, including water and sewer lines, have also been constructed
within 40th Street, Harborton Street, and College Way to serve Phase 1 of
Wilder. All streets and utilities are in place to serve the proposed development
in Phases 4 and 6, the subject of this modification. Additional infrastructure
will be developed for Phases 2 and 3 as detailed in the previous application,
#2-PD-15, and no changes are proposed to those phases with the exception of
additional utility connections to serve the two lots now proposed in Phase 2B.

The Newport Public Works Department provided preliminary feedback on the
proposed utility plans and driveway alignments that was incorporated into the
July 1, 2016 completeness review letter (Attachment “H”), but has not had an
opportunity to review the July 20, 2016 revised plan set (Attachment “B”).
The question before the Planning Commission is whether or not the planned
development modifications will place a greater demand on public facilities
and services than other authorized uses for the land. The applicant has aligned
the driveways for Phases 4 and 6 in response to staff feedback, added sidewalk
along the Phase 6 street frontage, and has put together a program for extending
utilities to Phases 2B, 4 and 6 that is not dissimilar to what might be proposed
with a conventional subdivision outside of the context of a planned
development. Therefore, it is reasonable for the Commission to conclude that
this standard has been satisfied even though there may be a need for minor
modifications to the layout of utilities, streets and drive isles.

(k) NMC Section 14.35.070(G) financial assurance or bonding may be required
to assure completion of the streets and utilities in the planned development
prior to final approval.

The applicant agrees to either complete construction of streets and utilities or
provide the necessary financial assurances or bonding to ensure completion of
the streets and development within each phase or micro-phase prior to
recordation of a final subdivision plat for such phases.

viii. Compliance with NMC Section 14.35.100, Criteria for Approval of the Final
Development Plan. The criteria for modifying a final development plan have
been addressed as follows:

(a) NMC Section 14.35.100(A) The final Development Plan must substantially
conform to the land use and arterial street pattern as approved in the
Preliminaty Development Plan.

As shown in the attached Final Development PlaiilTentative Subdivision Plan
(Attachment “3”), the Final Development Plan land uses and street pattern
match the approved Preliminary Development Plan for the overall Phase 1 of
Wilder, as modified by the accompanying Preliminary Development Plan
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Major Modification. (See Appendix G, Attachment “A”). A change in the R
2 and R-3 zoning districts and related land uses is proposed with this
application, and is reflected in the proposed Final Development Plan. No
changes are proposed to the street pattern.

(b) NMC Section 14.35.100(3) The proposed uses shall be compatible in terms of
density and demand for public services with uses that would otherwise be
allowed by the Comprehensive Plan.

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

(c) NYC Section 14.35.100(C) Adequate services normally rendered by the city
to its citizens must be available to the proposed development at the time of
approval of the Final Development Plan. The developer may be required to
provide special or oversizefacilities to serve the planned development.

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

The major Collector roadway facilities that serve the development, 40th Street
and Harborton Street, have already been constructed through the site from
Highway 101 to College Way. Harborton Street will be completed with a
sidewalk on the northleast side along the Phase 6 frontage with this
application.

Major utility facilities, including water and sewer lines, have also already been
constructed within 40th Street, Harborton Street, and College Way to serve
Phase 1 of Wilder and the College campus. The applicant has prepared
detailed utility plans that illustrate how these facilities will be further extended
to serve development within the site. (See Attachment “A,” Appendix G,
Sheets 15-18.) Storm water facilities will also be constructed on site to collect
and treat run-off from impervious surfaces prior to being discharged to on-site
drainage ways.

As previously noted, the City of Newport Public Works Department has not
had an opportunity to review the July 20th plan set. While the applicant has
made provisions for extending public services to the proposed lots in Phases
2B, 4 and 6 that the Commission can rely upon to conclude that this standard
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has been satisfied, some modifications to the layout of utilities may be
required before the City will accept them as part of the public system.

One such change may relate to how storm drainage is managed. The plans
show it being channeled through Phase 4 before discharging into a natural
drainage. In a July 1, 2016 completeness review letter, the City asked why it
was necessary to channel storm drainage from Harborton through the
development? Additionally, if the run-offmust be routed through the property
then the system will need to be modelled to confirm that it is adequately sized
and that the outfall is sufficient to dissipate anticipated flows. It does not
appear that this issue has been addressed.

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

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

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

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

(e) NMC Section 14.35.100(E) The plan shall provide for adequate landscaping
and effective screening for off-street parking areas and for areas where
nonresidential use or high-density residential use could be detrimental to
residential uses.

The applicant points out in their narrative that a revised landscaping plan has
been prepared for Phases 4 and 6, refining a plan previously approved as part
of Case file #2-PD-09. (See Attachment “A,” Appendix G, Sheet 19.)
Sustainable native plantings have been used where appropriate throughout the
site to blend with the natural landscape. Street trees and landscaped curb
extensions are provided along all local streets. Landscape curb-extensions
will double as stormwater planter swales that provide for a natural means to
collect and treat run-off from the development.
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The surface parking areas for Phases 4 and 6 serving medium-density
development will be screened with a combination of landscaping,
topographical changes, and location of parking areas to the sides of buildings
where feasible.

A combination of enhanced entry landscaping and enhanced forest edge
planting is proposed along the east side of Harborton Street, which will be part
of the screening for the off-street parking area in Phase 6. Grass and shrubs
will be planted under the power lines and trees will be planted beyond 75-feet.
This will create a transition between the street and the off-street parking area
in Phase 6 and between the street and the adjacent residential areas in future
Phase 5.

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

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

The applicant points out that the buildings and parking areas in Phases 23, 4
and 6 will be located to screen adjacent properties from noise and glare. Phase
4 will be buffered from Wilder properties to the south and east by significant
open space and a ravine, from properties to the west by open space and
landscaping, and from Harborton Street to the north by landscaping. The
majority of the parking in Phase 4 is located internal to the site and screened
by the proposed apartment buildings to minimize the noise and glare that may
be associated with the parking areas. In Phase 6, landscaping will be used to
minimize the noise and glare associated with parking areas and buildings;
landscaping along Harborton to screen the parking areas will be consistent
with the restrictions for development in the PUD easement.

(g) NMC Section 14.35.100(G) ArtUlcial lighting, including illuminated signs and
parking areas lights, shall be so arranged and constructed as not to produce
direct glare on adjacent property or otherwise interfere with the use and
enjoyment ofadjacent property.

Artificial lighting used on site will be arranged and constructed to minimize
direct glare on adjoining property. Low-impact pedestrian scale lighting will
be used throughout the development and will be shielded where necessary.
As noted above, surface parking areas and associated parking lot lighting
within Phases 2B, 4 and 6 will be shielded by building placement and
landscaping buffers.

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

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

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

As shown in the proposed development schedule (Page 19, Attachment “A”),
the plan can be completed within a reasonable period with steady development
planned over the next 10 years. The major public infrastructure necessary to
serve the development, including 40th Street and Harborton Street to College
Way, have already been constructed per the prior development approvals for
the site.

(j) NMC Section 14.35.lOO(J,) The streets are adequate to serve the anticipated
traffic.

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

Subsequently, the City, Lincoln County, and ODOT worked to establish an
alternative mobility standard for US 101 south of the Yaquina Bay Bridge
which resulted in the creation of increased transportation system capacity,
replacing the trip cap. The City reserved 403 trips from the Trip Budget for
properties in the annexation area, including 257 weekday PM peak hour trips
allocated to Wilder. Under the City’s trip vesting standards, Phase 1 of Wilder
will have tentatively vested 313 trips total for development proposed within
this Final Development Plan, superseding the Trip Budget limit. (See
discussion of trips at page 25, Attachment “A”.) The City will confirm the
actual number of vested trips by letter should these amendments to Phase 1
Wilder be approved, consistent with NMC 14.43.080. The streets have been
shown to be adequate for proposed development in the Final Development
Plan, which is a portion of the full build-out of 345 units analyzed and
approved in the Preliminary Development Plan.

(k) NMC Section 14.35.100(K) Proposed utility and drainage facilities are
adequatefor the population densities and type ofdevelopment proposed.

The applicant notes that they believe the planned utilities that will serve the
development to be adequate and appropriate for the land use. Utilities,
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including water and sewer, have already been constructed through the Wilder
site along 40th Street and Harborton Street from Highway 101 to the OCCC
campus. As shown in the proposed utility plans, water and sewer will be
extended from existing stubs in Harborton to serve development in Phases 4
and 6 and new water and sewer will be constructed in 46th Street to serve
Phase 2B (Attachment “A,” Appendix G, Sheets 15-1 8). Stormwater facilities
are also proposed that will collect and treat run-off from impervious surfaces
within the development before being discharged to on-site drainage ways.

It is reasonable for the Commission to conclude that the applicant has
established that it is feasible to construct utility and drainage facilities
adequate to serve the population densities and types of development
envisioned for Phases 23, 4 and 6. Additional information is needed to
confirm that the size and location of the infrastructure conforms to Public
Works Department design guidelines for acceptance as part of the City
system. The City and applicant must also reach an agreement as to whether
or not public storm drainage should be routed through Phase 4 as opposed to
being handled within the Harborton Street right-of-way. These details can be
worked through prior to the City Council hearing.

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

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

(m)NMC Section 14.3 5.100(M) The Final Development Plan complies with the
requirements and standards of the Preliminary Development Plan.

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

(n) NMC Section 14.35.100(N) No building shall be erected in a planned
development district except within an area contained in an approved Final
Development Plan, and no construction shall be undertaken in that area
except in compliance with the provisions ofsaid plan. All features required
in the Final Development Plan shall be installed and retained indefinitely or
until approval has been received from the Planning Commission or
Community Development Directorfor modflcation.
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In their narrative, the applicant acknowledges that no construction will be
completed outside of the area or out of compliance with the approved Final
Development Plan.

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

(a) NMC Section 13.05.015(A), Criteria for Consideration of Modification to
Street Design. As identified throughout the street standard requirements,
modifications may be allowed to the standards by the approving authority. In
allowing for mocflflcations, the approving authority shalt consider
modflcations of location, width, and grade of streets in relation to existing
and planned streets, to topographical or other geological/environmental
conditions, to public convenience and safety, and to the proposed use ofland
to be served by the streets. The street system as modUled shall assure an
adequate traffic circulation system with intersection angles, grades, tangents,
and curves appropriate for the traffic to be carried considering the terrain.
Where location is not shown in the Transportation System Plan, the
arrangement ofstreets shall either:

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

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

An updated street circulation plan for Phase 1 of the Wilder Master Plan is
provided as part of the concurrent Preliminary Planned Development
Modification application. (See Attachment “A,” Appendix G.) The proposed
circulation plan has been refined to accommodate grading, utilities, and site
layout for Phases 23, 4 and 6.

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

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

(b) NMC Section 13.05.015KB), Minimum Right-of-Way and Roadway Width.
Unless othen4’ise indicated on the development plan, the street right-of-way
and roadway widths shall not be less than the minimum width in feet shown
in the following table:
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Type ofStreet Minimum Minimum
Right-of- Roadway
Way Width Width

Arterial, Commercial and Industrial 80 feet 44feet
Collector 60 feet 44feet
Minor Street 50feet 36feet
Radius for turn-around at end ofcul-de-sac 50feet 45 feet
Alleys 25feet 20feet

Modifications to this requirement may be made by the approving authority
where conditions, particularly topography, geology, and/or environmental
constraints, or the size and shape of the area of the subdivision or partition,
make it impractical to otherwise provide buildable sites, narrower
right-of-way and roadway width may be accepted. If necessary, slope
easements may be required.

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

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

The applicant’s narrative notes that the new sidewalk they will be constructing
along the north side of Harborton, where it abuts Phase 6, will; be 4-feet in
width. The sidewalk may need to be at least 5-feet in width to meet
accessibility standards for disabled persons. There appears to be sufficient
room for a 5-foot wide walkway, and the City and applicant can work through
this issue prior to the City Council hearing.

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

This criterion is not applicable. There are no reserve strips proposed for the
subdivision.
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(d) NYC Section 13.05.015 (D), Alignment. Streets other than minor streets shall

be in alignment with existing streets by continuations of their center lines.

Staggered street alignment resulting in “T” intersections shall leave a

minimum distance of 200 feet between the center lines of streets having

approximately the same direction and, in no case, shall be less than 100 feet.
If not practical to do so becattse of topography or other conditions, this
requirement may be modUled by the approving authority.

The applicant notes that this criterion is not applicable; the applicant does not
propose any new streets creating any new alignments in Phases 4 and 6 and
46th and Ellis Street alignments have already been approved.

(e) NMC Section 13.05.015(E), Future Extensions of Streets. Proposed streets
within a land division shall be extended to the boundary of the land division.
A turnaround if required by the Uniform Fire Code will be required to be
provided. If the approval authority determines that it is not necessary to
extend the streets to allow the future division ofadjoining land in accordance
with this chapter, then this requirement may be modified such that aproposed
street does not have to be extended to the boundaiy of the land division.

As described above, the collector roadway that serves the site, identified as
Harborton Street, has already been constructed through Phase 1 of the Wilder
Master Plan site south to a point just beyond the intersection of Harborton
Street and College Way. Harborton Street transitions to 40th Street in the
north of the Planned Development, which extends across the development’s
western boundary running east-west to intersect with Highway 101. No new
streets are proposed within Phases 4 and 6 that would require additional
extensions. In Phase 2B, 46th and Ellis Streets have been approved, with Ellis
Street continuing to the south to intersect with College Way.

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

1. Streets shall be laid out to intersect at right angles.
2. An arterial intersecting with another street shall have at least 100 feet of

tangent adjacent to the intersection.
3. Other streets, except alleys, shall have at least 50feet oftangent adjacent

to the intersection.
4. Intersections which contain an acute angle of less than 80 degrees or

which include an arterial street shall have a minimum corner radius
sufficient to allowfor a roadway radius of2Ofeet and maintain a uniform
width between the roadway and the right-of-way line.

5. No more than two streets may intersect at any one point.
6. If it is impractical due to topography or other conditions that require a

lesser angle, the requirements of this section may be modified by the
approval authority’. In no case shall the acute angle in Subsection F. 1. be
less than 80 degrees unless there is a special intersection design.
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The applicant notes that this criterion is not applicable because no new streets
are proposed.

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

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

(h) NMC Section 13.05.015(H), Sidewalks. Sidewalks in conformance with the
city ‘s adopted sidewalk design standards are required on both sides of all
streets within the proposed land division and are required along any street
that abuts the land division that does not have sidewalk abutting the property
within the land division. The city may exempt or modfy the requirement for
sidewalks only upon the issuance of a variance as defined in the Zoning
Ordinance.

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

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

(i) NMC Section 13.05.015(I), Cul-de-sac. A cul-de-sac shall have a maximum
length of400feet and serve building sites for not more than 18 dwelling units.
A cul-de-sac shall terminate with a circular turn-around meeting minimum
Unform Fire Code requirements. ModUlcations to this requirement may be
made by the approving authority. A pedestrian or bicycle way may be required
by easement or dedication by the approving authority to connect from a
cul-de-sac to a nearby or abutting street, park, school, or trail system to allow
for efficient pedestrian and bicycle connectivity between areas if a
modification is approved and the requested easement or dedication has a
rational nexus to theproposed development and is roughlyproportional to the
impacts created by the proposed land division.
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This criterion is not applicable as there are no cul-de-sacs proposed in Phases
2B, 4 and 6.

(j) NMC Section 13.05.015(J), Street Names. Except for extensions of existing
streets, no street name shall be used which will duplicate or be confused with
the name ofan existing street. Street names and numbers shall conform to the
established pattern in the city, as evident in the physical landscape and
described in City ofNewport Ordinance No. 665, as amended.

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

(k) NMC Section 13.O5.015K.), Matginal Access Street. Where a land division
abuts or contains an existing or proposed arterial street, the Planning
Commission may require marginal access streets, reverse frontage lots with
suitable depth, screen planting constrained in a non-access reservation along
the rear or side property line, or other treatment necessary for adequate
protection of residential properties and to afford separation of throttgh and
local traffic.

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

(1) NMC Section 13.05.015(L), Alleys. Alleys shall be provided in commercial
and industrial districts. Ifother permanent provisionsfor access to off-street
parking and loading facilities are provided, the approving authority is
authorized to modfy this provision fa determination is made that the other
permanent provisions for access to off-street parking and loading facilities
are adequate to assure such access. The corners of alley intersections shall
have a radhts ofnot less than 12 feet.

This criterion is not applicable because there are no alleys proposed within
Phases 2B, 4 and 6. Off-street parking in Phases 4 and 6 will be accessed
directly from Harborton Street and served with private drive aisles. Off-street
parking in Phase 2B will be accessed from 46th Street.

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

Not applicable because there is no non-residential development proposed with
Phases 2B, 4 and 6.
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(n) NMC Section 13.05.020(3), Block Size. No block shall be more than 1,000
feet in length between street corners. liodJIcations to this requirement may
be made by the approving authority tfthe street is adjacent to an arterial street
or the topography or the location of adjoining streets justUles the
mothfication. A pedestrian or bicycle way may be required by easement or
dedication by the approving authority to allow connectivity to a nearby or
abutting street, park, school, or trail system to allow for efficient pedestrian
and bicycle connectivity between areas a block ofgreater than 1,000feet if
a modification is approved and the requested easement or dedication has a
rational nexus to theproposed development and is roughlyproportional to the
impacts created by the proposed land division.

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

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

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

(p) NMC Section 13.05.025(3), Utility Infrastructure. Utilities may not be placed
within one foot of a survey monument location noted on a subdivision or
partition plat.

The applicant notes that utilities will not be placed within one foot of a survey
monument location. Final utility locations will be provided in future
construction plan submittals to the City.

(q) NMC Section 13.05.025cc.), Water Cottrse. If a tract is traversed by a water
course such as a drainage way, channel, or stream, there shall be provided a
storm water easement or drainage right-of-way conforming sitbstantially to
the lines of the water course, and such further width as will be adequate for
the purpose. Streets or parkways parallel to the major water courses may be
required.
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Storniwater drains through the site in existing stormwater systems, roadside
swales, and natural low spots in undeveloped areas. There are no significant
water bodies or water courses identified within the Wilder site except for two
small wetlands. The small wetland in Phase 4 will be filled. The small
wetland in Phase 6 will be retained. The applicant proposes to route Phase 4
stormwater in a public storm drain from Harborton Street to an existing
drainage way to the south of Phase 4. As previously discussed, additional
analysis is needed to determine whether or not a public storm drain system is
needed to adequately convey Phase 4 runoff. City staff and the applicant can
work through this issue prior to the City Council hearing.

(r) NYC Section 13.05.030(A) The size (including minimum area and width) of
lots andparcels shall be consistent with the applicable lot size provisions of
the Zoning Ordinance, with the following exception.

Where property is zoned and planned for business or industrial use, other
widths and areas may be permitted at the discretion of the Planning
Commission. Depth and width of properties reserved or laid out for
commercial and industrial pttrposes shall be adequate to provide for the off-
street service and parking facilities required by the type of use and
development contemplated.

R-3 zoning is proposed for both Phases 4 and 6, to facilitate multifamily
development. Phase 4, Lot 1 will total 5.08 acres and Phase 6, Lot 1 will total
1.7$ acres, satisfying the 5,000 Sf minimum requirement for the R-3 zone.
Phase 23 is also zoned R-3, and Lot 27 will total 13,623 Sf and Lot 28 will
total 20,746 SF, meeting the minimum standard.

(s) NYC Section 13.05.030(3) Each lot and parcel shall possess at least 25 feet
offrontage along a street other than an alley.

Both lots proposed for Phases 4 and 6 will have in excess of25 feet of frontage
along Harborton Street. Lot 27 in Phase 2B will have in excess of 25 feet of
frontage along Harborton Street and 46th Street, and Lot 28 will have
sufficient frontage along 46th and Ellis Streets.

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

No through lots or parcels are proposed with these phases.
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(u) NYC Section 13.05.030(D) The side lines oflots andparcels shall run at right
angles to the street upon which they face, except that on curved streets they
shall be radial to the curve. ModUlcations to this requirement may be made
by the approving authority where it is impractical to do so due to topography
or other conditions or when the efficient layout of the land division has the
lines running as close to right angles (or radial) as practical.

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

(v) NYC Section 13.05.030(E), Special Setback Lines. All special building
setback lines, such as those proposed by the applicant or that are required by
a geological report, which are to be established in a land division, shall be
shown on the plat, or if temporaly in nature, shall be included in the deed
restrictions.

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

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

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

(x) NYC Section 13.05.030(G), Development Constraints. No lot ofparcel shall
be created with more than 50% of its land area containing wetlands or lands
where the city restricts development to protect sign ificant Statewide Land Use
Planning Goal S or Goal 17 resources, except that areas designated as open
space within a land division may contain up to 100% ofa protected resource.

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

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

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

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

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

(aa) NMC Section 13.05.035(B). Improvement work shall not commence until
after the city is notified, and, fwork is discontinuedfor any reason, it shall
not be resumed until after the city is notified.

The applicant agrees to notif’ the city before commencing improvement work.

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

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

(cc) NMC Section 13.05.035(D). Underground ittilities, sanitaly sewers, and
storm drains installed in streets shall be constructedprior to the siufacing of
the streets. Stubsfor service connectionfor underground utilities and sanitaly
sewers shall be placed to allow future connections without disturbing the
street improvements.

Utilities in Phases 4 and 6 will connect to stubs already placed in Harborton
Street. Connections to existing utility stubs will be coordinated to minimize
re-surfacing of Harborton Street. Utilities in Phase 2B will be constructed
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prior to construction of 46th Street. (See Attachment “A,” Appendix G, Sheet
17 for Utility Plan.)

(dd) NMC Section 13.05.035(E). A map showing public improvements as built
shall be filed with the city upon completion of the improvements.

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

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

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

(ff) NMC Section 13.05. 040(A)(1), Streets. All streets, including alleys, within the
land division, streets adjacent but only partially within the land divisions, and
the extension ofland division streets to the intersectingpaving line ofexisting
streets with which the land division streets intersect, shall be gradedfor the
full right-of-way width. The roadway shall be improved to a width of36feet
or other width as approved by the approval authority by excavating to the
street grade, construction ofconcrete curbs and drainage structures, placing
a minimum of six inches of compacted gravel base, placement of asphaltic
pavement 36 feet in width or other width as approved by the approval
authority and approximately two inches in depth, and doing such other
improvements as may be necessary to make an appropriate and completed
improvement. Street width standards may be adjusted as part of the tentative
plan approval to protect naturalfeatures and to take into account topographic
constraints and geologic risks.

The streets serving Phases 4 and 6 have already been constructed and extended
through the development, including the minimum width required for the
applicable “Kit of Parts” street sections approved for use in Wilder. SE
Harborton Street will be completed with an attached sidewalk on the
northleast side of the street along the Phase 6 frontage. Construction of the
sidewalk will occur concurrent with the development. Harborton Street,
where it fronts Phase 23, has also been completed, and 46th and Ellis Streets
fronting the lots in Phase 2B will be constructed to the approved Village
Center cross-sections with development of this phase.

(gg) NMC Section 13.05.040(A)(2) Surface Drainage and Storm Sewer System.
Drainage facilities shall be provided within the land division and to connect
the land division drainage to drainage ways or storm sewers outside the land
division. Design ofdrainage within the land division shall take into account
the capacity and grade necessary to maintain unrestricted flow from areas
draining through the land division and to allow extension of the system to
serve such areas.

As illustrated in the utility plan, drainage facilities are proposed within the
subdivision to connect the subdivision to drainage ways outside the
subdivision in accordance with City standards. (See Attachment “A,”
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Appendix G, Sheets 15-18.) The applicant proposes to route Phase 4 storm
water in a public storm drain from Harborton Street to the existing drainage
way south of Phase 4. The applicant states that the storm runoff from
Harborton is currently collected in a roadside swale picked up by inlets in
these swales and then discharged into the phase 4 area at two locations (pipe
outfalls) where it makes its way into the wetland and through Phase 4. This
infrastructure was put in place as part of the original 40th street project. Now
that Phase 4 is being developed, (and wetland being mitigated), the applicant
believes that this public runoff from Harborton should be piped through the
Phase 4 site to the drainage way on the south side of Phase 4. Given that the
runoff is from a public road they believe that the conveyance system should
be public. The Newport Public Works Department will want to carefully
evaluate the drainage proposal to see if there is a viable method of managing
that run-off within the Harborton Street right-of-way. It is reasonable for the
Commission to conclude that this is a technical issue that can be resolved prior
to the City Council hearing as the method used to convey the runoff is unlikely
to impact site design.

Phase 2B storm water will be collected in a drainage way along the proposed
lot line down the middle of the parking lot shared by both lots through an
easement, draining to 46th Street.

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

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

(ii) NMC Section 13.05. 040(A)’4), Water. Water mains shall be installed to allow
service to each lot or parcel and to allow for connection to the city system,
and service lines or stubs to each lot shall be provided. Fire hydrants shall be
installed as required by the Unform Fire Code. The city may require that
mains be extended to the boundary of the land division to provide for future
extension or looping.

A water main is already installed in Harborton Street and will provide
service to the development in Phases 4 and 6. A water main is planned
along 46th Street which will provide service to the two lots in Phase 2B. As
illustrated in the utility plan, water mains and fire hydrants will be installed
to serve each lot in accordance with standards adopted by the City. (See
Attachment ‘A,” Appendix G, Sheets 15-18.)
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(jj) NMC Section 13.05.040(A)(5), Sidewalks. Required sidewalks shall be
constructed in conjunction with the street improvements except as specfled
below:
a. Delayed Sidewalk Construction. Ifsidewalks are designed contiguous with

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

b. Commencing three (3) years afterfiling ofthefinalplat, or a date otherwise
specfled by the city, the city engineer shall cause all remaining sections
of sidewalk to be constructed, using the remaining funds from the
aforementioned cash bond. Any surplus funds shall be deposited in the
city ‘s generalfund to cover administrative costs. Any shortfall will bepaid
from the generalfund.

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

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

(kk) NMC Section 13.05.040(3). All public improvements shall be designed and
built to standards adopted by the city. Until such time as a formal set ofpublic
works standards is adopted, public works shall be built to standards in any
existingpublished set ofstandards designated by the city engineerfor the type
of improvement. The city engineer may approve designs that dffer from the
applicable standard if the city engineer determines that the design is
adequate.

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

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

The applicant understands that they must abide by this requirement.
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(mm) NMC Section 13.05.045(A). Tentative plans for land divisions shall be
approved only fpublic facilities and utilities (electric and phone) can be
provided to adequately service the land division as demonstrated by a written
letter from the public facility provider or utility provider stating the
requirements for the provision ofpublic facilities or utilities (electric and
phone) to the proposed land division.

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

(nn) NYC Section 13.05.045(3). for public facilities of sewer, water, storm
water, and streets, the letter must identzjj’ the:

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

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

(oo) NYC Section 13.05.050(A), Underground Utilities and Service facilities,
Undergrounding. All utility lines within the boundary of the proposed land
divisions, including, but not limited to, those requiredfor electric, telephone,
lighting, and cable television services and related facilities shall be placed
underground, except surface-mounted transformers, surface-mounted
connection boxes and meter cabinets which may be placed above ground,
temporary utility service facilities during construction, high capacity electric
and communication feeder lines, and utility transmission lines operating at
50,000 volts or above. The subdivider shall make all necessary arrangements
with the serving utility to provide the underground service.
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All utility facilities within the subdivision will be designed in accordance
with this standard. The main Central Lincoln PUD transmission lines
through South Beach will be located above ground within a 75-foot right-of-
way along the north/east side of Harborton Street.

(pp) NYC Section 13.05.050(3), Underground Utilities and Service Facilities,
Non-City-Owned Utilities. As part of the application for tentative land
division approval, the applicant shall submit a copy ofthepreliminaiyplat to
all non—city—owned utilities that will serve the proposed subdivision. The
subdivider shall secure from the non—city—owned utilities, including but not
limited to electrical, telephone, cable television, and natural gas utilities, a
written statement that will set forth their extension policy to serve the
proposed land division with underground facilities. The written statements
from each utility shall be submitted to the city prior to the final approval of
the platfor recording.

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

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

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

(rr) NYC Section 13.05.060, Street Signs. Street name signs, traffic control signs
andparking control signs shall be furnished and installed by the city.

As required, street signs, traffic control signs and parking control signs will
be furnished and installed by the City Street Department.

(ss) NYC Section 13.05.065, Yonuments. Upon completion of street
improvements, monuments shall be reestablished and protected in monument
boxes at eveiy street intersection and all points of curvature and points of
tangency ofstreet center lines.

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

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

The applicant notes that, as previously conditioned in #l-SUB-09, the
developer will have up to four years to submit the final plat for the initial phase
of development and an additional four years for each subsequent phase of
development included in the tentative subdivision plan.

D. Conclusion: If the Planning Commission finds that the applicant meets the criteria for
amending the Newport Comprehensive Plan Map, Newport Zoning Map, and for
modifying the Preliminary Development Plan, Final Development Plan, and Tentative
Plat, then the Commission should forward a favorable recommendation to the City
Council. The Commission may suggest that the Council attach reasonable conditions of
approval, which the Commission finds are necessary to satisfy the approval criteria.
Conditions of approval need to be relate to the applicable criteria and request (must have
a rational nexus) and need to be roughly proportional to the impact created by the
development in order to be constitutionally permissible as conditions of approval. The
burden on demonstrating that conditions of approval have both a rational nexus and are
roughly proportional is on the government, not the applicant. If, on the other hand, the
Commission finds that the request does not comply with the criteria and cannot be made
to comply through reasonable conditions of approval (as required by ORS 197.522), then
it should recommend the City Council deny the request.

6. STAFF RECOMMENDATION: On balance, the applicant has demonstrated that the approval
criteria have, or can be, satisfied. Revisions may be needed to ensure that proposed utilities are
adequate to serve Phases 23, 4 and 6; however, any changes of this nature are unlikely to impact
site design in a meaningful way. Further, as discussed herein, it is reasonable for the Planning
Commission to expect that any changes to the design of the proposed utilities can be worked out
between the applicant and city staff prior to the request being presented to the City Council for
approval. Staff recommends the Planning Commission take public testimony and ask questions
of the public, staff and applicant. Once this has occurred, the Commission can close the hearing
to new testimony, deliberate, and provide a recommendation to the City Council. Findings and
a final order will be prepared for the City Council hearing, which is tentatively scheduled for
September 6, 2016, and would be based upon the information contained in this staff report as
informed by the recommendation provided by the Planning Commission.

Derrick I. Tokos, AICP
Community Development Director
City of Newport

June 21, 2016
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I. GENERAL IN FORMATION

Applicant: Oregon State University
Leasing & Strategic Real Property Management
3015 Sw western Blvd
Corvallis, OR 97333

Property Owner: Landwaves, Inc.
2712 SE 20th Ave
Portland, OR 97202

Preparer: JET Planning, LLC 2G Associates
215 w 4t) St Ste 209 400 Columbia St Ste 160
Vancouver, WA 98660 Vancouver, WA 98660

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

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

General Location: South Beach-Wilder Master Plan Area

Assessor’s Number: R364534, R529961

Map & Tax Lot: 11-11-20-00-00100-00
11-1 1-21-00-00700-00
11-1 1-21-00-01300-00

Legal Description: Parcels 1 and 2, Partition Plat No. 2015-01

Zoning Designations: R-2 (Medium-Density Single Family)
R-3 (Medium-Density Multifamily)
C-i (Retail & Service Commercial)

Comprehensive Plan
Designations: Low-Density Residential

High-Density Residential
Retail Commercial
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IL OVERVIEW

Background

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

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

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

This application also includes minor changes proposed to Phase 2B, planned for
apartment development, to split an existing lot to better facilitate development financing
and timelines.

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

As previously approved, Phase 1 of Wilder will be constructed in several phases and
micro-phases to allow phasing of needed improvements to each portion of the Master
Plan site as it develops.

Previous Land Use Approvals

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

1 osu is listed as the applicant for this set of applications, however, the project is truly a collaboration
between OSU and Landwaves, who is the property owner and has been the applicant for all previous
Wilder applications. OSU is considered the applicant for Phase 4, and Landwaves is the applicant for
Phase 6 and all other phases.
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approval for a new tentative subdivision plan, and amend the Comprehensive Plan and
Zoning Ordinance maps focused on changes to Phase 4 to accommodate the proposed
student housing. The original Preliminary Development Plan for “South Beach Village
Phase I,” which included the area now known as Phase 1 of Wilder, was approved on
May 29, 2007. (Case file #1-PD-07) Subsequent modifications to the Preliminary
Development Plan for Phase 1 of Wilder2 were approved as case file #1-PD-09, #5-PD-
09, #1-PD-b, #3-PD-10, #1-PD-14, and #2-PD-15. The Final Development Plan for
portions of Phase 1 of Wilder was initially approved March 30, 2009 (Case file #2-PD-09)
and subsequently modified in case file #6-PD-09, #2-PD-10, #2-PD-14, and #3-PD-15.
The Tentative Subdivision Plat for Phase 1 of Wilder was approved as case file #1-SUB-
09 and modified through case file #3-SUB-09, #1-SUB-lO and #1-SUB-15, and Final
Subdivision Plat for Wilder Phase 1, which includes a portion of Phase 1 of Wilder, was
recorded in April 2010. The parent lot for Phase 1 of Wilder was initially partitioned in
2007 as two parcels, Map & Tax Lot 11-11-20-AD-03100-00 and 11-11-20-00-00100-00.
(Case file #5-PAR-07, recorded November 29, 2007.) A second partition in 2014 divided
Map & Tax Lot 11-11-20-00-00100-00 into two parcels, creating Map & Tax Lot 11-11-
20-00103-00 of approximately 0.89 acres. (Case file #2-PAR-14, recorded in December
2014.)

Goals of Modifications Achieved through the 2009 Approvals:

• Minimized grading in Tract “A” Park associated with street improvements.

• Responded to market conditions.

• Eliminated need for a Variance for street length.

• Maximize usable park area in Tract “A”.

• Improved access to Lots 38 thru 40 of Wilder Phase 1.

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

• Provided a continuous pedestrian connection through all phases.

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

• Modified phasing plan to address construction practicalities.

• Created orderly self-orienting blocks.

• Incorporated flexibility into the plan to accommodate market conditions.

Goals of Modifications Achieved through the 2010 Approvals:

• Reflected changes that have occurred through the Final Plat for Wilder Phase 1.

2 As used throughout this document, “Phase 1 of Wilder” or simply “Phase 1” refers to the entire 62-acre
site. Phase 1 of Wilder will include multiple sub-phases which are referred to throughout the
development plan as “Wilder Phases 1, 2, 3”, etc. Wilder Phase 1 (a sub-phase of Phase 1 of Wilder) has
been final platted, and is referred to here as “Wilder Phase 1,” the designation assigned by the Lincoln
County Surveyor.
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• Modified setbacks to provide flexibility to accommodate homes as proposed by
builders.

• Updated street and tract names.

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

• Revised housing category names to be consistent with marketing names.

• Prepared updated exhibit depicting platting of Phase 18 in conjunction with 1C.

• Allowed Accessory Dwelling Units (ADU5) in Phase 18 and 1C.

Goals of Modifications Achieved through the 2014 Approvals:

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

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

Goals of Modifications Achieved through the 2015 Approvals:

• Adjusted zoning district border between R-3 Multifamily Residential and C-i
Commercial zones to expand commercial area along the full length of College
Way.

• Expanded range of allowed uses in the C-i zoned Village Center area to include
retail sales and services, offices, lodging, community services like churches,
educational institutions, and day care.

• Allowed variance to satellite and shared parking regulations to allow future
shared parking arrangements between Village Center users and the Oregon
Coast Community College.

• Adjusted range of development anticipated in the preliminary and final
development plans to reflect completed build-out, current market conditions, and
revised predictions.

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

• Expanded Final Development Plan to include Phases 2-4.

• Updated Street names and cross-sections to serve proposed development in
Phases 2-4, including modifications to street widths in response to conditions of
approval.

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

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

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

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

• Add “Multi-Family; Clustered” as an additional multifamily residential
development type in the “Kit of Parts” to describe intended building form and
design for student housing in Phase 4.

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

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

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

• Expand Final Development Plan to include Phase 6.

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

Summary of Requested Applications

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

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

WiUer Community Master Plan Development Applications Page 5



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

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

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

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

5. E1alDeveloorment Plan Major Modification for Portion Phase of WUder:
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The applicant proposes to modify the approved Final Development Plan for Phase 1
of Wilder. (Case file #2-PD-09, #6-PD-09, #2-PD-b, #2-PD-14, #3-PD-15). The
Final Development Plan proposes detailed development, including streets, buildings,
landscaping, open space etc., within the portion of Phase 1 of Wilder on the west
side of harborton Street. This application expands the Final Development Plan to
encompass Phase 6 as well. (See Appendix G.)

The major modifications to the Final Development Plan incorporate changes in Phase
4 to facilitate student housing, in Phase 2B to create two lots in place of a single lot,
and in Phase 6 to facilitate affordable housing consistent with the changes to the
Preliminary Development Plan. All other aspects of the Final Development Plan
remain the same.
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IlL PRELIMINARY AND FINAL DEVELOPMENT PLAN PROVISIONS

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

Geographic Extent:
Phase 1 of Wilder is located in the South Beach neighborhood and is bounded by
Mike Miller Park and the Oregon Coast Community College (OCCC) on the west, 40th

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

See Appendices F and G, showing the full extent of Phase 1 of Wilder in the
Preliminary Development Plan, and the portions included in the Final Development
Plan.

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

• Create a vibrant Village Center that will provide commerUal, office,
community service, lodging, day care, and higher density residential uses to
serve the residential population, support the QCCC campus, and create jobs
for local residents.

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

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

The proposed graduated density design ensures that development will be
compatible and in harmony with the area. The location of the various
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proposed uses and development intensity is appropriate to site-specific
conditions, such as adjacent uses and topography.

The Village Center is the heart of activity within the development located
next to the college campus. ft features housing over commercial such as
live-work arrangements, offices, cafes, small retail shops, services, and
entertainment uses, community services, educational institutions, day care,
lodging, and apartments. To the north, micro-cottages, row houses, garden
apartments and urban flats will provide a transition to the lower density
development areas within the site outside of the Village Center. The central
portion of the site features single-family detached homes, including cottage
cluster housing, and homes on Village, Classic, Grand, and Edge lots. The far
northern portion of thc site, which includes some stecper topogmnhv
features mostly larger lots for thc dcvclopmcnt of hillside homes wiw viw

of the surrounding area as well as a cottage cluster designed around a
common open space.

The prQposed pIan also includes a node of multifamily residential units in the
northwest cornet of the site to accommodate student housing for OSU and
affordable housjg, The student housing node will be buffered from the
sing-famiIy development in Phase 3ypn space and vegetation andts
kcation on Harbofton Street near 40th Street will_provJe converent access
to multimodal connections to the OSU Hatfield Marine Science Center to the
north. The affordable hous uster on the northeast side of Harborton
Street will transition to rnedium-dpjresidenUaHn Phase 7nd be
buffered from single-family_devegppent_inPhase5to by gp

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

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

The buildings also accommodate design features that help create a unique
sense of place and community. This includes such things as classic front
porches, cottage cluster housing centered on a green space that allows
sharing of resources between neighbors, and locating parking areas and
garages/carports behind buildings accessible through alleys.
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• Design and construct to sustainable standards to lessen the impact to the
natural environment and to reduce long-term operational costs.

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

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

As outlined in the previously approved “Kit of Parts,” the proposed
development includes neo-traditional street designs to accommodate multiple
modes of transportation and create a sense of place and promote traffic
calming. These streets include such features as curb extensions, wider
sidewalks within the Village Center, and on-street parking. The mtimd1
transportation network withki Wilder will also connect to the Citys broader
transportation ne ork such as routes north of WI r gprovkie multimodai
connections for OSU students to access Hatfield Marine Science_Center.

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

Preserved natural areas, trails, and parks are fully integrated into the site
design. Neighborhood parks are planned that will provide active and passive
recreational uses such as, playgrounds, sport courts, lawn areas, and trails.
Parks will be centrally located within or near the single-family residential
neighborhoods on both sides of Harborton Street. Wilder Twin Park has
been built adjacent to Wilder Phase 1 and dedicated to the City for public
use, and Wilder has provided a temporary dog park and disc golf course for
the past five years. Trails have been constructed to connect Wilder Twin
Park to Mike Miller Park, and additional open space dedications and trail
connections will connect to other areas within the development and the
planned regional trail system off-site. cçH wilt be cQnstructed and
dedicated wfth Phase4to extend the trail_north from c
bppjjcant will expiçr p ns to createaloc& connection to serve
development in Phase 4. Private open space will also be provided within
multifamily VI1t tn

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

The proposed development is clustered on the site, to enable the
preservation of natural resources. Much of the site is currently forested and (
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has been managed as a sustainable forest. The site contains steep ravines,
streams, and wetlands. These areas have been incorporated into parks and
open space tracts to allow for preservation and to create site amenities for
the residents, with the exception of one small wetland in Wilder Phase 4 that
will be filled and mitigted. Soft surface, low-impact trails will be developed
in these areas to allow for both active and passive uses. Trees and other
natural vegetation will be preserved when possible and landscaping will be
planted to enhance the environment and provide habitat for wildlife.

Compatibilily with Surrounding Development:
The proposed uses within the Master Plan for Phase 1 of Wilder complies with the
City’s Comprehensive Plan and zoning, or will comply with proposed plan and zoning
changes if approved, and is consistent with the adopted South Beach Plan
Neighborhood Plan, as well as other approved development applications for the site.
The Phase 1 site is compatible with the surrounding area in that it is consistent with
these previously approved plans and is it reasonable to assume that the surrounding
area will continue to develop according to these plans.

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

Types of Development:
Approved types of residential development include:

• Village Lots (<4,600 square feet) for single-family homes.

• Classic Lots (4,601- 6,200 square feet) for single-family homes.

• Grand Lots (6,201-9,999 square feet) for single-family homes.

• Edge Lots (10,000+ square feet) for single-family homes.

• Cottage units.

• Flex Lots for row houses, duplexes, and micro-cottage units.

• Multifamily units including multifamily clustered apartments.

As previously approved, the project includes a housing product known as cottage
cluster housing (see “Kit of Parts,” Appendix H). Ten cottage units have been built
in Wilder Phase 1 and an additional cluster may be included in future Phase 5 ai
additional cluster of 10 cottagc units will be constructed within Wilder Phase ‘1. This
is a unique type of development that includes the following special characteristics:

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

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

• Open space provides front door access and commons.

• Parking is typically clustered in one area at periphery.
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As previously approved, the project also includes micro-cottages, functionally similar
(1

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

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

• Parking is accessed from rear alley.

• Homes open onto main Street, providing a “front porch” feel.

The project will also include clustered apartments as an additional type of
multifamily units, intended primarily for student housing. (See Appendix H, page
7LCharacteristics_include:

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

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

• Private outdoor space is provided in shared commonsgreenaces,
balconies, and patios.

Site Design:
Village Center Area (C-i and R-3 Zoning) (Phases 2A, 2B, 2E, 2F)
o Village Center Retail, Services, Entertainment, Offices, Lodging, Educational

Institutions, Community Services, Day Care
o Housing over Commercial, induding live-work units
o Multifamily Residential

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

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

The transition area located adjacent to Harborton Street between 46th and th

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

Detached Single-Family Housing Area (R-2 Zoning) (Phases 1, 2D, 3T4)
o Cottage Cluster Housing
o Village, Classic, Grand or Edge Lot Homes
o Flex Lots for Row Houses, Duplexes or Micro-Cottages
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The detached single-family housing area within the site is primarily located along
and north of 44th Street, extending farther north to include homes along 42’ Place
and within Phase 1.

At the western terminus of 44th Street a small, walk-in cottage cluster housing area
is nearly completed. Each single-family cottage takes access from a shared
pedestrian way located within a common tract rather than a traditional Street. A
second cottagc cluster will bc developed in the ccntcr of Phasc ‘1, arranged around a
common grccn space that may include a wctland feature, accessible from 11 Circlc
and intcrnal pedestrian ways. Thc cottages will hovc front porches facing the
central green space and back entrances facing the street.

Village, Classic, Grand and Edge lots are proposed in the lower density residential
portion of the site, which accommodate a variety of housing sizes. Many of these
homes take access from alleys allowing front doors, rather than garages/carports, to
be oriented toward the adjacent public streets.

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

The student housing area is located south of Harborton Street in the northwest
corner of the site, and will feature multifamily residential development including
clustered apartments.

Graduated Single and Multifamily Area fR-2 and R-3 Zoning) (Phase 5)
o Multifamily Residential
o Cottage auster Housing
o Village, Classic, Grand or Edge Lot Homes
o Rex Lots for Row Houses, Duplexes or Micro-Cottages

The east side of Harbofton Street will include a mix of housing types raduallv
decreasing in density as they transition from the Village Center to the northern limits
of the project. Multifamily housing is envisioned to the northeast of College Way,
with a mix of single-family housing types to the north transitioning to larger lots on
hillier topography at the northern edge. The topography will help define the limits of
this phase and provide a buffer between Phase 5 and Phase 6.

Community Housing Area fR-3 Zoning) (Phase 6)
o MultifaLmLly_Residential
o CommjJty Services, Day Care

Thccmmunjhousiniea is located northeast of Hrborton Street along the
northern edge of the site, and wilt feature multifamily residential development
developed to meet affordability goals, and supporting community service uses such
as education and day care, primarily aimed at residents.

Dimensional and Bulk Standards:
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Approved development standards for each development type within any of the zones
that permit the use have been established as follows.

Setbacks:
Single Family Residential:

• Front*: 5 feet (Village and Classic Lots)
• Front*: 10 feet (Grand and Edge Lots)
• 2’ Front*: 5 feet (Village and Classic Lots)
• 2 Front*: 10 feet (Grand and Edge Lots)
• Side: 0 feet (Village Lots)
• Side: 5 feet (Classic, Grand and Edge Lots)
• Rear: 5 feet
• Rear Abutting Alley: 5 feet
• Garage/carport: 0-5 feet or 20 feet
• Garage/carport (alley served): 0 feet

*Front setback applies to a public street only.

Residential Cottage Cluster Housing:
• Front*: 5 feet
• 2nd Front*: 5 feet
• Side: 0 feet
• Rear: 5 feet
• Garage/carports: 0 feet

*Front setback applies to a public street only.

Flex Lots for Residential Row Houses, Duplexes, and Micro-Cottages:
• Front*: 0 feet
• 2T1d Front*: 3 feet
• Side (interior): 0 feet
• Rear: 5 feet
• Rear Abutting Alley: 0 feet
• Garage/carport: 0-5 feet or 20 feet
• Garage/carport (alley served): 0 feet

*Front setback applies to a public street only.

Multifamily Residential, including Clustered Apartments:
• Front: 0 feet
• 2nd Front: 0 feet
• Side: 0 feet
• Rear: 5 feet
• Rear: 10 feet (when abutting single-family residential)

Commercial or Mixed-Use:
• Front: 0 feet same as standard
• Side: 0 feet same as standard
• Rear: 0 feet same as standard

Minimum Lot Area:
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• Single-Family Residential: 3,500 square feet.
• Residential Cottage Cluster Housing: 1,000 square feet.
• Flex Lots: 1,000 square feet.
• Multifamily Units: 5,000 square feet. same as standard
• Commercial or Mixed-Use: No minimum lot area.

Maximum Lot Coverage:
• Single-family and flex lots in any zone over 10,000 square feet shall not have

building coverage over 3,500 square feet.
• Single-family and flex lots in any zone between 5,000 and 9,999 square feet

shall not have building coverage over 3,000 square feet.
• Single-family and flex lots in any zone under 5,000 square feet shall not have

building coverage over 2,600 square feet.
• Cottage Cluster Housing on individual lots: 80°h
• ADUs on Village, Classic, Grand and Edge lots will be exempt from the

maximum square foot standards listed above, however, in no case will the
total combined lot coverage for the primary and accessory dwelling unit
exceed the city standard of 57% in the R-2 zone and 60% in the R-3 zone.

• Multifamily residential and clustered apartment lots of apysizein theR-3
zone shaH not have buildi ovg. over 60%. same as standard

• Commerdal development in C-i zone: 85% to 90% same as standard

Minimum Lot Width (Residential): 15 feet
Minimum Lot Width (Commercial/Mixed-Use): 0 feet same as standard

Minimum Lot Frontage
Modifications have been approved for the requirement contained in NMC Section
13.05.030.5 that “each lot or parcel shall possess at least 25 feet of frontage along a
Street other than an alley” in order to accommodate cottage cluster development.
The subject Planned Development includes walk-in cluster cottage homes, which are
modeled after the Cluster Development type identified in the previously approved
“Kit of Parts”. In order to accommodate this unique type of development, these lots
will front onto and take access from a pedestrian access tract, rather than a
traditional street right-of-way. Parking for these units is clustered within common
tracts and garages rather than being located on the individual lots.

Height:
The applicant has previously received approval for 3-story buildings that are up to 45
feet in height in the R-3 District. The proposed 3-story buildings will be located in
the Village Center area, which is internal to the Master Plan site and wilt not have
any adverse impacts on neighboring properties both within and outside of Wilder,
and in Phase 4, where they will be screened by vegetation and natural topographic
changes from surrounding phases and adjacent properties outside of Wilder. (See
Appendix K, illustrating the cross-section across Phases 3 and 4.) All of tlic proposed
3 story buildings arc located intcrnal to thc Master Plan sitc in thc Village Ccntcr
area and, thcrcforc, thcy will not havc any advcrsc impacts on properties outside of
the Planncd Dcvclopmcnt.
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Density:
The applicant is not proposing to increase the density above what is permitted in
each zone. Allowed density in the R-2 zone is 5,000 SF per unit for houses, 3,750
SF per unit for duplexes on interior lots, and 2,500 SF per unit for duplexes on
corner lots, and 1,250 SF per unit in the R-3 zone, averaged across the site.

Uses:
The Village Center is a mixed-use area with C-i and R-3 zoning, accommodating
Viltage Center retail, restaurants, offices, housing over commercial including live-
work units, and multifamily residential at the heart of Wilder adjacent to SE College
Way and Harborton Street.

Additional uses for the Village Center area with C-i zoning include retail sales and
services, excluding bulk retail; community service, including churches; lodging such
as hotels; educational institutions; and daycare facilities, as defined in the Newport
Municipal Code.

The primary use in R-2 and R-3 is residential, as well as parks. Additional uses in
the R-3 zone include community services, including day care and family-focused
support services like personal development education, counseling, and distribution of
donations to clients.

Zoning:
The site is zoned a mix of R-2 Medium-Density Single-Family Residential, R-3
Medium-Density Multifamily Residential, and C-i Retail and Service Commercial.

Comprehensive Plan:
The site is designated a mix of Low-Density Residential, High-Density Residential,
and Retail Commercial.

Estimated Range of DeveIqment:
The following table shows the estimated range of development anticipated for the
different types of residential and commercial development planned for Phase 1 as
part of the Preliminary Development Plan for the full extent of Phase 1. The range is
intended to provide flexibility with development of the full build-out of the site to
accommodate changing market conditions.

Estimated Range of Development Phase 1 (Prelim. Dev. Plan, Existing)
Village Lots (<4,600 sq. ft.) 17-25 units
Classic Lots (4,601-6,200 sq. ft.) 27-40 units
Grand Lots (6,201-9,999 sq. ft.) 22-42 units
Edge Lots (10,000+ sq. ft.) 14-28 units
Cottage Units 10-20 units
Flex Lots 26-40 units
Multifamily Units 56-150 units
Commercial Floor Area 25,000-36,000 square feet
Total Dwelling Units 172 -345 units
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Estimated Range of Development Phase 1 (Prelim. Dev. Plan, Proposed)
Village Lots (<4,600 sq. ft.) 18-25 units, minimal change
Classic Lots (4,601-6,200 sq. ft.) 10-34 units, decrease
Grand Lots (6,201-9,999 sq. ft.) 4-10 units, decrease
Edge Lots (10,000+ sq. ft.) 18-26 units, minimal change
Cottage Units 10-20 units, same
Flex Lots 28-40 units, minimal change
Multifamily Units 170-190 units, increase
Commercial Floor Area 25,000-36,000 square feet, same
Total Dwelling Units 258-345 units, increase to

minimum, same for maximum

The Final Development Plan will include Phases 1 through 4 encompassing all area
west of Harbofton Street, and Phase 6 to the northeast of Harbofton Street near 40th

Street. The portion of the Final Development Plan in Wilder Phase 1 has been
completed, as reflected in the following table.

Estimated Range of Development (Final Dev. Plan, Existing)
Village Lots (<4,600 sq. ft.) 16 units (12 complete)
Classic Lots (4,601-6,200 sq. ft.) 6 units (2 complete)
Grand Lots (6,201-9,999 sq. ft.) 10 units (3 complete)
Edge (10,000+ sq. ft.) 17 units (5 complete)
Cottage Units 20 units (10 complete)
Flex Lots 28 units (8 complete)
Multifamily Units 28 units
Commercial Floor Area 36,000 square feet (5,000 square

feet under construction)
Total Dwelling Units 125 units

Estimated Range of Development (F nal Dev. Plan, Proposed)
Village Lots (<4,600 sq. ft.) 16 units (12 complete), same
Classic Lots (4,601-6,200 sq. ft.) 4 units (2 complete), decrease
Grand Lots (6,201-9,999 sq. ft.) 4 units (3 complete), decrease
Edge (10,000÷ sq. ft.) 13 units (5 complete), decrease
Cottage Units 10 units (10 complete), decrease
Flex Lots 28 units (8 complete), same
Multifamily Units 170 units, increase
Commercial Floor Area 36,000 square feet (5,000 square

feet under construction), same
Total Dwelling Units 245 units, increase within app

roved Prelim Dev Plan range

Accessojyructures and Uses:
Accessory Dwelling Units (ADUs) are dwellings that will be permitted to accompany or
share lots and utilities with primary homes and can be a portion of the primary house; a
separate free-standing unit; or as a unit over a free-standing or attached garage.
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The addition of ADUs provides for more versatile living choices. ADUs are included in
the “Kit of Parts” (see Attachment H, page 47) and will provide a broader mix of housing
options to accommodate extended families, care givers, and smaller family sizes. They
may also create intergenerational living opportunities by providing a means for seniors,
relatives, or post-college children to live with their families in separate living quarters on
the same lot.

ADUs have been approved for all Village, Classic, Grand and Estate lots in Wilder Phase
1 (final platted as lots 1-7, 18-29, and 38-47) and Phases 2D and 3 and ‘1. Approval
criteria were established per the City Planning Commission’s File #3-PD-10 Final Order
for Accessory Dwelling Units (ADU5) in Phase 1 of Wilder and Final Order for File #2-PD-
15 I 3-PD-iS I 1-SUB-15 for Phases 2D and 3 and ‘1:

• Phases: ADUs are limited to Wilder Phase 1, 2D and 3 and 1, and no more than
one ADU is permitted per lot.

• Three types of ADUs are to be permitted: as a portion of the primary house, as a
separate free-standing unit, or as a unit over a free-standing or attached garage.

• Size: ADUs are not to exceed 600 square feet or 50% of the area of the primary
house, whichever is less.

• Building Height: The height standards and limitations for ADUs will be that of the
zoning district in which they are located.

• Architecture: ADUs will be constructed with architecture that is compatible with
that of the primary structure.

• Density: ADUs do not count against the density limitations of the planned
development.

• Utility hook-ups: ADUs will share utility hook-ups with primary homes.

• Parking: An additional off-street parking space will be provided for each ADU
located on Edge lots. Not more than 10 ADUs are permitted for all other lots
within Wilder Phase 1 based upon the number of on-street parking spaces
currently available. In all future phases, additional ADU5 will be permitted at a
rate of one unit for every two on-street parking spaces the applicant provides
within or immediately adjacent to the phase of development in which the ADU is
to be constructed.

ADUs are allowed as accessory uses throughout the Final Development Plan for Phases
1, 2D and 3 and ‘1 on all Village, Classic, Grand and Edge lots, at a ratio of no more than
one ADU for every two on-street parking spaces provided within or immediately adjacent
to the phase of development in which the ADU is constructed. The proposed maximum
ADUs per phase based on the available on-street parking spaces is as follows:

On-Street Parking Maximum ADUs
Spaces Available* Allowed

Phase 1 n/a 10
Phase 2D 11 6
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*See Sheets 3-5 of Appendix G for location of parking spaces.

Development Schedule and Phasing:
Phase 1 of Wilder has previously been approved as a multiphase development. The
applicant proposes four phases of development, broken into micro-phases, to complete
build-out of the portion of Phase 1 of Wilder west of Harbofton, with three additional
phases for the portion of Phase 1 of Wilder north and east of Harborton.3 Necessary
infrastructure will be completed with each phase. (See Phasing Plan, Sheet 2 of
Appendix G.)

• Phase 1: 40 lots, combination of single-family, flex lots, and cottage cluster
residential development. (Work begun 2009, and build-out substantially
complete. Remaining tots anticipated to be completed in 2016.)

• Phase 2A: Village Center commercial north. (Work begun 2015, anticipated
completion in 2018.)

• Phase 2B: Village Center apartments to be completed on two lots. The only off-
site infrastructure necessary for this phase is stormwater drainage through
Phases 2C and 2D to 44th Street, and easements for that purpose will be
recorded by the applicant prior to installation. Any necessary easements for
future utility connections for the benefit of Phase 2C will be recorded by the
applicant. 46th Street and Ellis Streets will provide access to Phase 2B; Harbofton
Street, College Way, and a portion of Ellis Street are already completed. (Work to
begin 2016, anticipated completion 2018.)

• Phase 2C: Medium-density residential transition, 20 flex lots for row houses,
duplexes or micro-cottages. Phasc 2C will likcly follow construction of Phasc 2B,
giving the rental market a chance to absorb the apartments in Phase 2B.
Extensions of Fleming and Geneva Streets will be constructed with this phase,
and will connect to 45th and 46th Streets constructed with Phase 2D. Utilities will
be extended from Phases 2B and 2D. Any necessary easements will be recorded
with this phase. (Work to begin 2016, anticipated completion 2018.)

• Phase 2D: Six lots, single-family residential development on Village Lots. Phase
2D will follow similar timing to Phase 2C to provide moderately priced single-
family homes in Wilder. Access to the homes and garages will be via existing 44th

Street, 45th Street and the section of Fleming Street connecting the two streets.
Utilities wilt connect to the existing tines in 44th Street. The phase wilt not be
dependent on any utility or roads proposed for Phases 2B or 2C. Any necessary
easements for utility connections for the benefit of Phase 2C will be put of record
by the applicant. (Work to begin 2016, anticipated completion 2018.)

• Phases 2E and 2F: Village Center commercial south. Work will include extension
of Harbor-ton Street to the edge of Phase 1 of Wilder. (Work to begin 2017,
anticipated completion 2025.)

Phases in Wilder are generally numbered based on geographic location rather than anticipated order of
construction. Final phase numbering will be determined at the time of final plat for each phase
consistent with the Lincoln County Assessor’s requirements.
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• Phase 3; Nine lots, single-family residential development. The pedestrian
connection in Tract “H” will be constructed and dedicated to the City with this
phase, as well as construction of 43td Street and utility extensions to serve lots in
this phase. (Work to begin 2017, anticipated completion 2018.)

• Phase 4: 22 lots, single family rcsidcntial dcvclopmcnt and coage cluster
development. Multifamily clustered apartment development of 130 units on a
single parcel. The pedestrian path in Tract “G” will be constructed and dedicated
to the City with this phase. (Work to begin 2016, anticipated completion 2018.)

• Phase 5: A mix of single-family and multifamily development will be developed in
this phase, to be further detailed and broken into micro-phases in future
applications. (Phase 5 is not included in the final development plan with this
application; timing is not yet determined.)

• Phase 6: Multifamily development of 12 units on a single parcel. The phase will
be served by existing utilities in Harbofton Street. (Work to begin 2017,
anticipated completion 2018.)

.II L_ .l_....I__...J L . — I

It is contemplated that the buyers of Phases 2E, 2C and 2D will be affiliated entities with
one common owner. Although the proposed phasing plan was developed to allow
independent construction of each micro phase, it is possible that the infrastructure for
all three sub phases will be installed simultaneously because of economies of scale in
construction costs. Landwavcs will declare any needed utility casements to serve the
sub phases if constructed independently prior to dedication of infrastructure installation.

Parking:
Required parking is authorized to extend across zoning boundaries when provided on
the same lot or parcel as the proposed use. On-street spaces are allowed to count
against off-street parking requirements provided the spaces provided are within 200 feet
of the lot of parcel upon which the use is located. Parking ratios for all residential and
commercial uses will follow those established in the Newport Municipal Code, with the
exception of a reguested variance to the apartment parking ratio for multifamily
clustered apartments. The applicant proposes a 1.3 space per unit ratio for clustered
apartments in place of the NMC standard 1 space for the first four units and 1.5 spaces
for additional units, based on available access to multimodal transportation options in
Wilder. (See Appendix G, Sheet 3 for count of off-street and on-street parking spaces
by phase.)

Parking needs for student housing projects are generally lower than those for traditional
multifamily, as supported by parking data for other OSU projects. A full census survey
of OSU Corvallis students in 2013 determined that 30% of students had cars on campus
and 70% did not. Students at the Newport will be upperclassmen in the marine
sciences program, and data on those groups also describes a relatively low parking
demand. A 2014 Corvallis study that oversampled upperclassmen determined that 32%
of students had cars and 68% did not. The parking lot to serve 100 residential units at
OSU’s Hatfield Marine Sciences Center provides 35 spaces, and faculty report that it is
on average two-thirds full. The relatively low demand for parking supports the request
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for a modest reduction to the parking requirement for multifamily clustered apartments.

As part of the Village Center commercial development, the appticant w#I has constructed
a private parking lot served by a private drive along the northern edge of the
commercial lots in Phase 2A which will to provide shared parking to serve the
commercial development, supplementing on-street parking provided along SE Harborton
Street and College Way. The private parking lot is will be located in proposed Tract “I”
and managed by adjacent commercial property owners. The private drive will provide
two-way, east-west circulation with primary access from SE Harborton Street to access
90-degree perpendicular parking on both sides. The private drive will connect to a two-
way public street (Ellis Street) that provides secondary access to SE College Way and
extends north to provide access to multifamily units in Phase 2B.

Future Village Center commercial development in Phases 2E and 2F south of College
Way will also be served by private off-street parking lots combined with on-street
parking. Tract “J” will be a shared private parking lot to be managed by adjacent
commercial property owners in Phase 2E.

Parking for the Village Center apartments will be a mix of off-street and on-street
parking. Parking facilities will include a private off-street parking area accessible from a
public toad looping around the north and west sides of the apartment lot. The parking
area will be divided down the middetppyjde off-street parking to the two incvidu
apartment ]ot, with reciprocal access_easements. The public road will be built to
modified Village Center roadway cross-sections added to the “Kit of Parts,” which
includes two-way circulation with angled parking on the apartment side of the street.
(See pages 14-15 of Appendix H.)

Parkinfor the Phase4dustered apments will beprovided in a private off-street
parking area accessible from Harbofton Street. Similarly, a private off-street parking
area accessible from the opposite side of Harborton Street will provide parking for the
multifamily residential in Phase 6.

Shared parking for the cottage cluster in Phase 1 is provided on Tracts “D” and “F.” A
shared parking lot to be owned in common by cottage owners in Phase I is proposed as
Tract “K,” which will be supplemented by privatc garages for each cottage.

The applicant may use the Oregon Coast Community College (OCCC) parking areas as
shared, satellite parking for uses in the Village Center in Phases 2A, 2E and 2F,
particularly uses with concentrated use patterns outside of peak hours, such as a church
with a large Sunday morning parking demand. The OCCC parking lots are vacant at
certain times and days, particularly weekends. This arrangement will allow future uses in
the Village Center area to provide adequate parking for visitors, minimize construction of
new parking lots while maximizing use of existing lots, and take advantage of the unique
colocation of the Village Center and OCCC. Individual users will comply with the
requirements of NMC 14.14.080 and 14.14.090.E.3 to provide written permission from
the property owner (OCCC) and all other parking standards in NMC 14.14.

Parking lot desigp in&[phases will follow the standards in NMC 14.14, with
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consideration aditnaUow-imp devejqprne cbJqies such aspeious
pavement and orp tr planter swales.

Landscaping:
A landscape plan has been previously approved that demonstrates how the site will be
landscaped in accordance with City standards, and an updated plan for Phases 4 and 6
is provided with this application showing how landscaping will buffer and enhance the
multifamily development. (See Appendix G, Sheet 19.) Sustainable native plantings
have been used where appropriate throughout the site to blend with the natural
landscape. Street trees and landscaped curb extensions are provided along all local
streets. Landscape curb-extensions will double as stormwater planter swales that
provide for a natural means to collect and treat run-off from the development.

Enhanced entry landscaping is proposed along both sides of Harborton at the northwest
corner of the site to screen parking areas in Phases 4 and 6 and to create a gateway to
Wilder.

An enhanced forest edge planting is also proposed along the east side of Harborton
Street. Grass and shrubs will be planted under the power lines and trees will be planted
beyond 75 feet. This will create a forested buffer or transition between the street and
the single-family residential areas to the east.

Lighting:
Artificial lighting used on site will be arranged and constructed to minimize direct glare
on adjoining property. Low-impact pedestrian scale lighting will be used throughout the
development and will be shielded where necessary. Street lighting is shown on Sheets
17-19 of Appendix G. Surface parking areas and associated parking lot lighting within
the Village Center area is oriented behind and to the side of buildings. This minimizes
the amount of artificial lighting that will glare onto adjoining properties. Retail and
monument signs will be pedestrian scale with limited lighting. The low density northern
portion of the development is buffered from adjacent property to the west by significant
vegetation, which wilt reduce glare from tights within homes and along streets. Parking
lot and building lighting in Phase 4 associated with student housing development will be
screened by vegetation buffers to prevent glare on Harborton, adjacent single-family
development to the south in Phase 3, or the adjacent property to the west.

Parks, Trails and Open Space:
Open space and recreation facilities include a neighborhood park, natural areas, and
nature and access trails.

A neighborhood park has been built within Tract “A” north of 43Id Street, and dedicated
to the City of Newport as Wilder Twin Park. The specific improvements within the park
have been finalized, approved through the City’s Park Department, and built. A
pedestrian connection through this park will link 42d Place and 43rd Street, using Tract
“H.” The connection will be built to neighborhood sidewalk standards with a 6-foot
paved width. The pedestrian connection will be constructed and dedicated to the City
with Phase 3 of the development.

C
Wilder community Master Plan Development Applications Page 22



An open green space with a trail connecting to Mike Miller Park has been created on
Tract “B”. An open green space designated Tract “G,” adjacent to Tract “B,” will
accommodate an extension of the trail north from Tract “B” to Harborton Street. The
trail within Tract “G” will be constructed and dedicated to the City with Phase 4 of the
development. The trail will continue the 5-foot-wide, soft-surface cross-section used for
natural trails in Tract “B.” (See “Kit of Parts,” page 29.) The applicant will explore
options to devetop a connector trail from Pbase 4 to connect to the trail across Tract

Tract “C” in Phase 1 has been built as a common open space owned in common by
cottage owners and provides a common “front lawn” for the cottage cluster. A new
Tract “K” for the cottage cluster in Phasc I is proposcd and will be owncd in common by
cottagc owners to zcrvc as a shared outdoor space.

4 and 6 will incojporate open spacechpp
balconies, play areas, green spaces, and potential trail connections for the enjoyment of
their respective residents.

Wilder has also created a temporary dog park and disc golf course for public use.

Street Design & Names:
Traffic will access the site via several proposed local streets and driveways connecting
from 40th Street and Harborton Street (two-lane Collector roadways) and College Way.
The Collector roadways, 40th Street and Harbofton Street, have been constructed from
US 101 east and south to College Way pursuant to prior approvals for the Planned
Development site. These streets constitute the northern part of a loop road system that
will ultimately connect to 50th Street on the south and then west to US 101. The
remaining portion of the loop connecting to 50th Street will be constructed at full build-
out of the Master Plan providing secondary access to the site. In the mean time, the
southern part of the loop system has been constructed as a gravel access road for
emergency vehicles and construction vehicles only. The City has been granted access
easements to the southern part of the loop sy rn.

The proposed development includes neo-traditional street designs that accommodate
multiple modes of transportation and create a “sense of place.” The streets are
generally narrower than streets found in conventional suburban neighborhoods and
feature integrated stormwater management systems, such as water quality swales
within planter areas, though they accommodate a 24-foot clear travel space in Phases
2C, 2D and 4 in compliance with recent City requirements. (See Decision for #2-PD-15
and #3-PD-15.) A variety of street types that have been approved include:

• Harborton Street will be extended south to the southeast boundary of Phase 1 of
Wilder with development of Phases 2E and 2F using the Main Street cross-
section from the “Kit of Parts,” identical to the cross-section used along
Harborton for one block north of College Way.

• Two modified Village Center Road types will be used along 46th Street,
transitioning to Ellis Street to connect with College Way, which will provide two-
way travel, angle-in parking and sidewalks within the cross-section to connect
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between the commercial, high-density residential, and medium-density
residential uses in the community core. (See pages 14 and 15 of Appendix H.)

• The City-Mandated Neighborhood Local Road type with a travel width of 24 feet
will be used for 42’ Place, terminating in an Auto Court. (See page 67 of
Appendix H.)

—Thc City Mandated Hillside Strcct type with a travel width of 2’l fcct to satisfy
Condition 11 of thc Final Order will be used for 41 Circle. (Sec page 3 of
Appendix H.)

• A woonerf — which integrates the pedestrian environment, urban-scale storm
water planters, and vehicular parking — has been constructed within Fleming
Street between 43rd Street and 44th Street, and will be extended south to 46th

Street. The “Kit of Parts” section allows flexible width for the woonerf section
along Fleming Street from 18 to 30 feet wide to accommodate on-street parking
and bio-swale plantings without compromising fire access. The section of
Fleming between 44th and 46th Streets will be 24 feet wide with no on-street
parking. (See page 69 of Appendix H.)

• Dead-end streets terminate in Auto Courts featuring decorative pavement.

• Residential alleys are used along Geneva Street and Ellis Street in Phase 1;
Geneva Street is proposed to extend south to 46th Street with Phase 2C. An alley
is also proposed along 45th Street. The Geneva Street and 45th Street alleys in
Phase 2C and 2D will be constructed to the Utility Alley standard added to the
“Kit of Parts,” which features hard surfacing and a 24-foot clear width. (See
page 68 of Appendix H.)

The previously approved “Kit of Parts” essentially creates an alternate set of street and
utility standards that replace the standards in NMC Chapter 13. As noted in NMC
13.05.105.A, the subdivision standards may be modified for a planned development.
The first version of the “Kit of Parts,” which illustrates these Street components used
throughout the development, was introduced and approved as a concept for the
development throughout Wilder with #1-PD-07, including streets with narrower widths.
There have been several revisions to the Kit with subsequent approvals.

Several of the major streets identified on the plan have already been constructed. 40th

Street, Harborton Street, and College Way have been constructed through the Phase 1
site per the previous approvals. The current design of 40th Street, Harborton Street, and
College Way, are consistent with previous approvals. 43rd Street, 44th Street, Ellis
Street, Fleming Street and Geneva Street have been constructed through Wilder Phase 1
per approvals.

Changes to the “Kit of Parts” including additional street sections with a minimum 24-foot
clear width were approved with #2-PD-15 and #3-PD-15 and required in Phases 2B, 2C,
2D and 3.

Street names within the development have been previously approved. Harbofton Street
is the existing street that is part of the loop road system to the east of Hwy 101 that
begins with 40th Street on the north and ends with 50 Street on the south (and
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eventually 62t). Harbofton Street is the longest stretch of the loop, running generally
north-south through the Village. Harborton Street is for the former name of South
Beach.

The streets that run perpendicular to Harborton Street are in numerical order, keeping
with the general system of street names in South Beach. Streets included in Phase 1
(completed) and Phases 2-3 4 (to be constructed):

.!L—4V Circlc as ncccszary to accommodatc thc City’s Strcct Grid.

• 42’ Place as necessary to accommodate the City’s Street Grid. It will terminate
in an auto court, and provide pedestrian access through the park to 43rd Street.

• 43rd Street as necessary to accommodate the City’s Street Grid. It terminates in
an auto court.

• 44th Street as necessary to accommodate the City’s Street Grid. It terminates at
the cottage cluster, where it intersects with Ellis Street.

• 45th Street as necessary to accommodate the City’s Street Grid. It provides a
connection between Fleming and Geneva Street.

• 46th Street as necessary to accommodate the City’s Street Grid. It terminates
where it intersects with a continuation of Ellis Street.

No public streets are proposed in Phases 4 and 6, which is already served by Harbofton
Street.

The following streets do not intersect with Harborton Street: Ellis Street, Fleming Street,
and Geneva Street.

• Ellis Street is for Ellis Island and for Ellis Bell, the pen name of Emily Bronte,
author of Wuthering Heights.

• Fleming Street is for Alexander Fleming who discovered penicillin, and
emppdFjnihoservedas State EpjemLoIgJof Oregon

• Geneva Street is for Lake Geneva, Wisconsin and its namesake Geneva,
Switzerland, as well as the old telephone exchange in the Dorchester area of
Boston.

Traffic:
As part of the prior annexation of the site to the City, the City adopted Ordinance 1931
to address potential transportation impacts of Phase 1. Ordinance 1931 states that the
City will not issue building permits for land uses in the annexation territory, which
includes both the subject site and property abutting 40th Street owned by GVR
Investments, if they generate more than 180 peak hour trips (based on Saturday mid
day peak hour in August). This “trip cap” limits the number of dwellings or commercial
floor area that can be constructed within Phase 1 of Wilder and the GVR Investment
Property based on the transportation improvements that are currently in place. When
additional traffic improvements are made pursuant to the Transportation Systems Plan
that is currently being updated, including the paving of Ash Street and the construction
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of a traffic signal at 40th Street and Highway 101, the trip cap may be lifted allowing the
full range of development to occur within the site consistent with the Traffic Study
Transportation Planning Rule.

A traffic analysis was prepared in conjunction with the annexation of the Wilder site in
2007 demonstrates how the proposed development within Phase 1 can be
accommodated within the limitations of the trip cap.

Subsequently, the City, Lincoln County, and ODOT worked to establish an alternative
mobility standard for US 101 south of the Yaquina Bay Bridge which resulted in the
creation of increased transportation system capacity. The City reserved 403 trips from
the Trip Budget for properties in the annexation area, including 257 weekday PM peak
hour trips allocated to Wilder. The applicant will apply these reserved trips to
development in Phase 1 of Wilder covered by the Preliminary Development Plan, less
trips that have been used by approved development in Wilder Phase 1 and the coffee
shop in the Village Center. The total trip budget is 1,237 weekday PM peak hour trips
for the TAZ A in which Wilder is located; Wilder may use some of these trips for future
development, including Phase 1 of Wilder, in addition to the reserved trips.

Separate from the trips reserved for Wilder through the Trip Budget, Wilder has vested
232 weekday PM peak hour trips for forecasted development with previous approvals
based on the tjp vesting standards in NMC 14.43.090(D). Apprtion of the vested trips
have alrey been allocated to development completed in Wilder Phase 1. When vested

thjpBudgtresefprWilder.WJth
approval of this application1 Wilder will tentativeLy have vested 313_weePMpak
hour trips for dev&opment within the Final Develqprnent Plan. Tentative weekday PM
peak hour yest trips bre down y phase as follows:

Phase 1 40 (40 SFD)
Phase 2A 49 (33 for retail/restaurant bldg, 16 for 6,025

SF specialty retail on 2 cads)
Phase 2B 17 (28 apartments)
Phase 2C 20 (20 SFD)
Phase 2D 6 (SFD)
Phase 2E 28 assumes OSFpciajty retail

pads)
Phase 2F 41 (assumes 15,000 SF specialty retail)
Phase 3 9 (9 SED)
Phase 4 22 (22 SFD) vested, to be increased to 81

(130 apartments) (proposed)
Phase 6 22 (7 for 12 apartments, 15 for 1,200 SF

daycare center) (proposed)
Total 232 existing, 313 øroposed

The vesting term previously approved for Wilder is 10 years, meaning these trips will be
yested through 2026. Additional tjlps for future phases of Wilder development will be
vested through amended planned development plans and tentative subdivision plan; (
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additional PM peak hour trip capaci’ within TAZ Area “A” in which Wilder is located
(prior to apppai of these modifications) Hable first_comes first served.

Utilities:
Adequate services are in place or will be made available at time of development of
Wilder as outlined within the infrastructure report that was prepared for the original
Preliminary Development Plan approval. Updated utility plans are included on Sheets
15-18 of Appendix G.

The major Collector roadway facilities that serve the development, 40th Street and
Harborton Street, have already been constructed through the site from Highway 101 to
College Way. A sidewalk on the north/east side of Harborton will be completed to serve
Phase 6. As shown in the updated Final Development Plan, various new public local
streets will be extended from the Collector to serve the neighborhoods within the site
consistent with the proposed circulation plan. (See Appendix F.)

Major utility facilities, including water and sewer lines, have also already been
constructed within 40th Street, Harborton Street, and College Way to serve Phase 1 of
Wilder and the Oregon Coast Community College campus. Utility plans illustrate how
these facilities will be further extended to serve development within the site, including
additional connections in Phase 2B to serve the two proposed lots. (See Sheets 15-18 of
Appendix G.) Stormwater facilities will also be constructed on site to collect and treat
run-off from impervious surfaces prior to being discharged to on-site drainage ways.

The development plan includes two ztormwatcr alternatives for Phase ‘1: a wetland
alternate that preserves an existing wetland as part of the drainage design, and a
mitigation alternate that would remove the wctbnd and mitigate the effects, routing all
stormwatcr through a traditional on street drainage system. The wetland alternate
would protect the wetland in a tract to ensure the City can access and maintain any
ubIic drainage infrastructure routed throuoh the wetland.
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IV. TENTATIVE SUBDIVISION PLAN

The applicant seeks to modify the tentative subdivision plan for Phase 1 of Wilder approved in
#1-SUB-15 and other previous approvals by adding a single lot each for Phases 4 and 6, and
creating two lots in Phase 28 from the single lot currently approved. (See Appendix G, Sheets
7-10.) All other provisions of the tentative subdivision plan for other phases remain unchanged,
and are not addressed in this application. The subject application for Phases 4 and 6 complies
with the procedures and submittal requirements for Tentative Subdivision Plan established in
Chapter 13.05 of the Newport Municipal Code as follows:

13.05.015 Streets.

13.05.015.A. Criteria for Consideration of Modifications to Street Design. As
identified throughout the street standard requirements, modifications may be allowed to the
standards by the approving authority. In allowing for modifications, the approving authority
shall consider modifications of location, width, and grade of streets in relation to existing and
planned streets, to topographical or other geological/environmental conditions, to public
convenience and safety, and to the proposed use of land to be served by the streets. The street
system as modified shall assure an adequate traffic Urculation system with intersection angles,
grades, tangents, and curves appropriate for the traffic to be carried considering the terrain.
Where location is not shown in the Transportation System Plan, the arrangement of streets
shall either.’

(a) Provide for the continuation or appropriate projection of existing principal streets in
surrounding areas; or
(b) Conform to a plan for the neighborhood approved or adopted by the Planning
Commission to meet a particular situation where topographical or other conditions make
continuance or conformance to existing streets impractical.

RESPONSE: An updated street circulation plan for Phase 1 of the Wilder Master Plan is
provided as part of the concurrent Preliminary Planned Development Modification application.
(See Appendix G.) The proposed circulation plan has been refined to accommodate grading,
utilities, and site layout for Phases 28, 4 and 6.

No new roads are proposed to serve Phases 28, 4 and 6. The Phase 28 lots will be served by
the existing SE Harborton Street, and the proposed 46th Street and Ellis Street. The
development in Phases 4 and 6 will take access from SE Harbofton Street, an existing collector
constructed with previous phases of development, and will provide onsite circulation within the
phases through private drive aisles.

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

13.05.015.8. Minimum Right-of-Way and Roadway Width. Unless otherwise
indicated on the development plan, the street right-of-way and roadway widths shall not be less
than the minimum width in feet shown in the following table:

I Type of Street Minimum Right-of-Way Minimum Roadway Width I
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Width
Arterial, Commercial and 80 feet 44 feet
Industrial
Collector 60 feet 44 feet
Minor Street 50 feet 36 feet
Radius for turn-around at 50 feet 45 feet
end of cul-de-sac
Alleys 25 feet 20 feet

Modifications to this requirement may be made by the approving authority where
conditions, particularly topography, geology, and/or environmental constraints, or the size and
shape of the area of the subdivision or partition, make it impractical to otherwise provide
buildable sites, narrower right-of-way and roadway width may be accepted. If necessary, slope
easements may be required.

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

In Phase 28, 46th Street and Ellis Street will be built to approved standards for Village Center
Road sections. (See Appendix H, pages 14-15.) No changes to the roadways are proposed to
accommodate the creation of two lots in place of one lot; the two lots will continue to have
frontage on public streets.

1305015.C. Reserve Strips. Reserve strips giving a private property owner control
of access to streets are not allowed.

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

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

RESPONSE: This criterion is not applicable; the applicant does not propose any new streets
creating any new alignments in Phases 4 and 6 and 46th and Ellis Street alignments have
already been approved.

13.05.015.E. Future Extensions ofStreets. Proposed streets within a land division
shall be extended to the boundary of the land division. A turnaround if required by the Uniform
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Fire Code will be required to be provided. If the approval authority determines that it is not
necessary to extend the streets to allow the future division of adjoining land in accordance with
this chapter, then this requirement may be modified such that a proposed street does not have

to be extended to the boundary of the land division.

RESPONSE: As described above, the collector roadway that serves the site, identified
as Harborton Street, has already been constructed through Phase 1 of the Wilder Master Plan
site south to College Way and will be extended south to the boundary of the Planned
Development. Harborton Street transitions to 40th Street in the north of the Planned
Development, which extends across the development’s western boundary running east-west to
intersect with Highway 101. No new streets are proposed within Phases 4 and 6 that would
require additional extensions. In Phase 25, 46th and Ellis Streets have been approved, with Ellis
Street continuing to the south to comment with College Way.

3-2-2.030. Intersection Angles.
7. Streets shall be laid out to intersect at right angles.

2. An arterial intersecting with another street shall have at least 100 feet of tangent
adjacent to the intersection.

3. Other streets, except alleys, shall have at least 50 feet of tangent adjacent to the
intersection.

4. Intersections which contain an acute angle of less than 80 degrees or which include an
arterial street shall have a minimum corner radius suffident to allow for a roadway
radius of 20 feet and maintain a uniform width between the roadway and the
right-of-way line.

5. No more than two streets may intersect at any one point.

6. If it is impractical due to topography or other conditions that require a lesser angle, the
requirements of this section may be modified by the approval authority. In no case shall
the acute angle in Subsection F.1. be less than 80 degrees unless there is a spedal
intersection design.

RESPONSE: This criterion is not applicable; no new streets are proposed.

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

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

13.05.015.H Sidewalks. Sidewalks in conformance with the city’s adopted sidewalk
design standards are required on both sides of all streets within the proposed land division and
are required along any street that abuts the land division that does not have sidewalk abutting
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the property within the land division. The dty may exempt or modify the requirement for
sidewalks only upon the issuance of a variance as defined in the Zoning Ordinance.

RESPONSE: On Harborton Street, a 12-foot wide multiuse path has been constructed on the
south/west side of the street that serves Phase 4 and provides adequate pedestrian circulation
for both sides of the street. An additional sidewalk will be constructed on the north/east side of
Harbofton along the Phase 6 frontage to provide a direct pedestrian connection from the
multifamily residential development to connect with an existing sidewalk along the north side of
40th Street to the west at Chestnut Street. Future pedestrian connectivity to the south will be
developed with plans for Phase 5 and may include alternative connections such as an off-street
trail. Sidewalks will be constructed along 46th and Ellis Streets in Phase 2B consistent with
approved Village Center roadway cross-sections. Sidewalks are supplemented with multiuse
pathways and nature trails to enhance pedestrian connectivity throughout Wilder.

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

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

13.05.015.). Street Names. Except for extensions of existing streets, no street name
shall be used which will duplicate or be confused with the name of an existing street. Street
names and numbers shall conform to the established pattern in the city, as evident in the
physical landscape and described in City of Newport Ordinance No. 665, as amended.

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

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

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

3-2-2060. Alleys. Alleys shall be provided in commercial and industrial districts. If
other permanent provisions for access to off-street parking and loading facilities are provided,
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the approving authority is authorized to modiñ,’ this provision if a determination is made that
the other permanent provisions for access to off-street parking and loading facilities are
adequate to assure such access. The corners of alley intersections shall have a radius of not
less than 12 feet.

RESPONSE: This criterion is not applicable; no alleys are proposed within Phases 2B, 4 and 6,
which are proposed for residential use. Off-street parking in Phases 4 and 6 will be accessed
directly from Harbor-ton Street and served with private drive aisles. Off-street parking in Phase
2B will be accessed from 46th Street.

13.05020 Blocks.

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

RESPONSE: Not applicable; no non-residential development is proposed with Phases 2B, 4
and 6.

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

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

13.05.025 Easements.

13.05.025.A. Utility Lines. Easements for sewers and water mains shall be dedicated
to the city wherever a utility is proposed outside of a public right-of-way. Such easements must
be in a form acceptable to the city. Easements for electrical lines, or other public utilities outside
of the public right-of-way shall be dedicated when requested by the utility provider. The
easements shall be at least 12 feet wide and centered on lot or parcel lines, except for utility
pole tieback easements, which may be reduced to six (6) feet in width.
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RESPONSE: Easements for sewer and water mains, public utilities and electrical lines outside
of the public right-of-way will be provided within the subdivision plat per the above
requirements. Public sewer, water and drainage easements will be provided in Phases 4 and 6
based on location of utilities and fire hydrants as needed; easements will be in a form
acceptable to the city. A 75-foot-wide easement for the electrical lines on the northeast side of
Harborton Street has already been recorded, and will be maintained with development of Phase
6. No sewers or water mains are proposed outside of public right-of-way in Phase 2B; a
drainage easement along the property line running through the parking lot will be recorded.

13 O5.025.B. Utility Infrastructure. Utilities may not be placed within one foot of a
survey monument location noted on a subdivision or partition p/at.

RESPONSE: Utilities will not be placed within one foot of a survey monument location. Final
utility locations will be provided in future construction plan submittals to the City.

13.05.025.C. Water Course. If a tract is traversed by a water course such as a
drainage way, channel, or stream, there shall be provided a storm water easement or drainage
right-of-way conforming substantially to the lines of the water course, and such further width as
will be adequate for the purpose. Streets or parkways parallel to the major water courses may
be required.

RESPONSE: Stormwater drains through the site in existing stormwater systems, roadside
swales, and natural low spots in undeveloped areas. There are no significant water bodies or
water courses identified within the Wilder site except for two small wetlands. The small
wetland in Phase 4 will be filled. The small wetland in Phase 6 will be retained. Phase 4
stormwater will be routed in a public storm drain from Harborton Street to an existing drainage
way to the south of Phase 4; the storm drain system will be located within a public easement,
either a stand-along storm water easement of combined with water and sewer easements in
Phase 4.

13.05.030 Lots and Parcels.

13.05 030.A. Size. The size (including minimum area and width) of lots and parcels
shall be consistent with the applicable lot size provisions of the Zoning Ordinance, with the
following exception:

(a) Where property is zoned and planned for business and industrial use, other
widths and areas may be permitted at the discretion of the Planning Commission. Depth and
width ofproperties reserved or laid out for commercial and industrial purposes shall be
adequate to provided for the off-street service and parking facilities required by the type of use
and development contemplated.
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RESPONSE: R-3 zoning is proposed for both Phases 4 and 6, to facilitate multifamily (
development. Phase 4, Lot 1 will total 5.08 acres and Phase 6, Lot 1 will total 1.78 acres,
satisfying the 5,000 SF minimum requirement for the R-3 zone. Phase 28 is also zoned R-3,
and Lot 27 will total 13,623 SF and Lot 28 will total 20,746 SF, meeting the minimum standard.

13.05.030.B. Street Frontage. Each lot and parcel shall possess at least 25 feet of
frontage along a street other than an alley.

RESPONSE: Both lots proposed for Phases 4 and 6 will have in excess of 25 feet of frontage
along Harbofton Street. Lot 27 in Phase 2B will have in excess of 25 feet of frontage along
Harbroton Street and 46th Street, and Lot 28 will have sufficient frontage along 46th and Ellis
Streets.

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

RESPONSE: No through lots or parcels are proposed with these phases.

13.05.030.D. t and Parcel Side4! The side lines of lots and parcels shall run
at right angles to the street upon which they face, except that on curved streets they shall be
radial to the curve. Modifications to this requirement may be made by the approving authority
where it is impractical to do so due to topography or other conditions or when the efflUent
layout of the land division has the lines running as dose to right angles (or radial) as practical.

RESPONSE: The proposed lot lines in Phase 28 run at right angles to Harborton Street on the
north and south edges of the lots. The proposed lot lines in Phases 4 and 6 run at right angles
to Harbofton Street on the west edge of the lots. On the eastern edge of the lots in Phases 4
and 6, the lot lines run near to radial while accommodating significant topographical changes.
The eastern side line of Tract “G” in particular is shaped by a steep ravine in between Phases 4
and 3, and sited to accommodate a public nature trail.

13.05.030.E. Special Setback Lines. All special building setback lines, such as those
proposed by the applicant or that are required by a geological report, which are to be
established in a land division, shall be shown on the plat, or if temporary in nature, shall be
induded in the deed restrictions.

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

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

RESPONSE: The lots in Phases 2B, 4 and 6 are larger than 175% of the required minimum lot
size in order to accommodate multifamily development at densities consistent with the R-3
zone.

The area to the east of Harborton is proposed as an oversized remainder lot. This lot will
ultimately be re-platted as part of full build-out of Phase 1 of Wilder. As part of the Preliminary
Planned Development application, the applicant has prepared a land use concept plan that
demonstrates how these lots could be re-platted in the future consistent with City standards as
permitted through a Planned Development. (See Appendix F.)

13.05. 030G. Development Constraints. No lot or parcel shall be created with more
than 50% of its land area containing wetlands or lands where the city restricts development to
protect significant Statewide Land Use Planning Goal 5 or Goal 17 resources, except that areas
designated as open space within a land division may contain up to 100% of a protected
resource. (...)

RESPONSE: Lot 1 of Phase 4 contains a small wetland totaling 2,053 SF, or less than 1% of
the lot; the wetland will be filled and mitigated with development. Lot 1 of Phase 6 includes a
small wetland totaling 1,548 SF, or approximately 2% of the lot, and will be protected with
development. Tract “G” in Phase 4 is designated as open space and includes steep slopes and
ravines. (See Sheet 16 of Appendix G.) There are no wetlands or other resources in the
proposed Phase 28 lots.

13. 05.030.H. Lots and Parcels within Geological Hazard Areas. Each new
undeveloped lot ofparcel shall include a minimum 1,000 square foot building footprint within
which a structure could be constructed and which is located outside of active and high hazard
zones and active landslide areas (See Section 2-4-7 of the Zoning Ordinance for an explanation
of hazard zones). New public infrastructure serving a lot or parcel shall similarly be located
outside of active and high hazard zones and active landslide areas.

RESPONSE: All of Phase 1 of Wilder is located outside of Geologic Hazard Areas as mapped by
the City of Newport (see Map C2 of City’s Geologic Hazards Map prepared June 17, 2011); this
criterion does not apply.

13.05.035 Public Improvements.

Public Improvernent Procedures. In addition to other requirements, public improvements
installed by a developer that is dividing land, whether required or voluntarily provided, shall
comply with this chapter, and with any publlc improvement standards or specifications adopted
by the city. The following procedure shall be followed:

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

RESPONSE: Engineering plans will be submitted to the city prior to construction of any public
improvements.

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

RESPONSE: The applicant will notify the city before commencing improvement work.

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

RESPONSE: The applicant will construct the improvements under the inspection and to the
satisfaction of the city engineer.

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

RESPONSE: Utilities in Phases 4 and 6 will connect to stubs already placed in Harborton
Street. Connections to existing utility stubs will be coordinated to minimize re-surfacing of
Harbofton Street. Utilities in Phase 23 will be constructed prior to construction of 46th Street.
(See Appendix G, Sheet 17 for Utility Plan.)

13.05.035.E. A map showing public improvements as built shall be filed with the city
upon completion of the improvements.

RESPONSE: The applicant will file as-built plans with the city.

13.05.035.F. Public improvements shall not be commenced until any appeals of the
subdivision approval are resolved.

RESPONSE: The applicant will abide by this requirement.

13.05.040 Public Improvement Requirements.

13.05.040.A. The following public improvements are required for all land divisions,
except where a subdivision p/at is reconfiguring or establishing rights-of-way for future public
streets:

1. St. eets. All streets, including alleys, within the land division, streets adjacent but
only partially within the land divisions, and the extension of/and division streets to the
intersecting paving line of existing streets with which the land division streets intersect, shall be
graded for the full right-of-way width. The roadway shall be improved to a width of 36 feet or (
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other width as approved by the approval authority by excavating to the Street grade,
construction of concrete curbs and drainage structures, pladng a minimum of six inches of
compacted gravel base, placement of asphaltic pavement 36 feet in width or other width as
approved by the approval authority and approximately two inches in depth, and doing such
other improvements as may be necessary to make an appropriate and completed improvement.
Street width standards may be adjusted as part of the tentative plan approval to protect natural
features and to take into account topographic constraints and geologic risks.

RESPONSE: The streets serving Phases 4 and 6 have already been constructed and extended
through the development, including the minimum width required for the applicable “Kit of Parts”
street sections approved for use in Wilder. SE Harborton Street will be completed with a 4-foot
wide sidewalk on the north/east side of the street along the Phase 6 frontage with this
development. Harborton Street fronting Phase 2B has also been completed, and 46th and Ellis
Streets fronting the lots in Phase 28 will be constructed to the approved Village Center cross-
sections with development of this phase.

2. Surface Drainage and Storm Sewer System. Drainage facilities shall be provided
within the land division and to connect the land division drainage to drainage ways or storm
sewers outside the land division. Design of drainage within the land division shall take into
account the capacity and grade necessary to maintain unrestricted flow from areas draining
through the land division and to allow extension of the system to serve such areas.

RESPONSE: As illustrated in the utility plan, drainage facilities are proposed within the
subdivision to connect the subdivision to drainage ways outside the subdivision in accordance
with City standards. (See Appendix G, Sheets 15-18.) Phase 4 storm water will be routed in a
public storm drain from Harborton Street to the existing drainage way south of Phase 4. Phase
2B storm water will be collected in a drainage way along the proposed lot line down the middle
of the parking lot shared by both lots through an easement, draining to 46th Street.

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

RESPONSE: A sewer main is already installed in Harbofton Street and will provide service to
the development in Phases 4 and 6. A sewer main is planned along 46th Street which will
provide service to the two lots in Phase 28. As illustrated in the utility plan, sanitary sewers will
be installed to serve each lot in accordance with standards adopted by the City. (See Appendix
G, Sheets 15-18.)

4. Wa±ter. Water mains shall be installed to allow service to each lot or parcel and to
allow for connection to the city system, and service lines or stubs to each lot shall be provided.
Fire hydrants shall be installed as required by the Uniform Fire Code. The city may require that
mains be extended to the boundary of the land division to provide for future extension or
looping.

RESPONSE: A water main is already installed in Harborton Street and will provide service to
the development in Phases 4 and 6. A water main is planned along 46th Street which will
provide service to the two lots in Phase 28. As illustrated in the utility plan, water mains and
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fire hydrants will be installed to serve each lot in accordance with standards adopted by the
City. (See Appendix G, Sheets 15-18.)

5. Sidewalks. Requited sidewalks shall be constructed in conjunction with the Street
improvements except as specified below:

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

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

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

RESPONSE: SE Harborton Street has been constructed consistent with approved construction
drawings including a 12-foot-wide multiuse path along the south/west side of Harborton Street
which will serve Phases 28 and 4. A sidewalk will be constructed along the north/east side of
Harborton Street fronting Phase 6 to provide a direct pedestrian connection to the west.
Sidewalks will be constructed along 46th and Ellis Streets with Phase 2B. (See Appendix G,
Sheets 4 and 5.)

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

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

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

RESPONSE: The applicant will abide by this requirement.

Q44deguacyofPublic Facilities and Utilities (Electric and Phonej

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

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

13.04. 045.B. For public fadlities of sewer, water, storm water, and streets, the letter
must identify the:

1. Water main sizes and locations, and pumps needed, if any, to serve the land
division.

2. Sewer mains sizes and locations, and pumping facilities needed, if any, to serve
the land division.

3. Storm drainage facilities needed, if any, to handle any increased flow or
concentration of surface drainage from the land division, or detention or retention
facilities that could be used to eliminate need for additional conveyance capacity,
without increasing erosion or flooding.

4. Street improvements outside of the proposed development that may be needed to
adequately handle traffic generated from the proposed development.

RESPONSE: The City provided a letter on September 18, 2015, identifying the utilities serving
Wilder generally and their adequacy for the Planned Development as proposed in #2-PD45 and
#3-PD-iS. (See Appendix E.) The modifications proposed with this application do not change
the total amount and intensity of proposed development, which remains consistent with the
previously approved Planned Development, and can be served by public facilities as verified in
the 2015 letter.

13.05.050 Underground Utllitiesaji4Sce Facilities.

13.05.050.A. Undergrounding. All utility lines within the boundary of the proposed
land divisions, including, but not limited to, those required for electric, telephone, lighting, and
cable television services and related fadlities shall be placed underground, except
surface-mounted transformers, surface-mounted connection boxes and meter cabinets which
may be placed above ground, temporary utility service facilities during construction, high
capadty electric and communication feeder lines, and utility transmission lines operating at
50,000 volts or above. The subdivider shall make all necessary arrangements with the serving
utility to provide the underground service.

RESPONSE: All utility facilities within the subdivision will be designed in accordance with this
standard. The main Central Lincoln PUD transmission lines through South Beach will be located
above ground within a 75-foot right-of-way along the north/east side of Harborton Street.

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

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

13.05.055 Street Lights.

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

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

13.05.060 Street Signs

Street name signs, traffic control signs and parking control signs shall be furnished and
installed by the city.

RESPONSE: As required, street signs, traffic control signs and parking control signs will be
furnished and installed by the City Street Department.

13.05.065 Monuments

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

RESPONSE: The applicant shall reestablish and protect monuments as required.

13.05.090 Final Plat Requirements for Land Divisions Other than Minor Replats or
Partitions.

13..05.090.A. Submission of Final Plat. Within two years after tentative plan
approval, such other time established at the time of tentative plan approval, or extensions
granted under this chapter, the owner and/or applicant (collectively referred to as the
“developer’9 shall cause the land division to be surveyed and a final plat prepared. If the
developer elects to develop the land division in phases, final plats for each phase shall be
completed within the time required (e.g. Phase I completed within two years, Phase II
completed within the next two years, etc.). The final p/at shall be in conformance with the
approved tentative p/an, this chapter, ORS Chapter 92, and standards of the Lincoln County
Surveyor.

RESPONSE: As previously conditioned in #1-SUB-09, the developer shall have up to four

Wilder Community Master Plan Development Applications Page 40



years to submit the final plat for the initial phase of development and an additional four years
for each subsequent phase of development included in the tentative subdivision plan.
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V. PRELIMINARY DEVELOPMENT PLAN MAJOR MODIFICATION FOR PHASE 1
(NMC 14.35) C

This application addresses only modifications to the Preliminary Development Plan for Phase 1
of Wilder proposed for Phases 2B, 4 and 6. All other aspects of the plan were approved in #2-
PD-15 and previous applications.

14.35.020. Permitted Uses. An approved planned development permit may only
include those uses permitted outright or conditionally in the underlying district. (..)

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

• Retail sales and services, excluding bulk retail
• Community services, including churches
• Hotels
• Offices
• Educational institutions
• Day care facilities
• Housing over commercial including live-work units

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

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

14.35.030. Accessory Uses in Planned Development. In addition to the accessory
uses typical for the priman/ or conditional uses authorized, accessory uses approved as part of
a planned development may include the following uses:

A. Golf courses.
B. Private parks, lakes or waterways.
C. Recreation areas.
D. Recreation buildings, clubhouses or social halls.
E. Other accessory structures that the Planning Commission finds are designed to serve

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

RESPONSE: Accessory dwelling units have previously been approved for Phases 1, 2D and 3
in Wilder, but are not proposed for Phases 4 and 6. No other accessory uses are proposed
other than those customary for the primary and conditional uses.

14.35.070. Criteria for Approval ofa Preliminary Development Plan. The
approval authority may approve an application for a Preliminary Development Plan when it finds
that the application complies with the following criteria:
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14.35.070.A. Size of the Planned Development Site.

1. A planned development shall be on a tract of land ofat least two acres in low density
residential areas, or;

RESPONSE: The total area for Phase 1 of Wilder is approximately 60 acres, including
rights-of-way and areas that have been previously developed. The planned
development includes a mix of low density, high density and commercial areas; the low-
density area exceeds the two-acre minimum.

2. A planned development may be allowed on any size tract of/and in high density
residential areas if:

a. An unusual physical or topographic feature of importance to the people of the
area or the community as a whole exists on the site or in the neighborhood,
which can be conserved and still leave the land owner equivalent use to the land
by the use of a planned development.

b. The property or its neighborhood has a historical character of importance to the
community that will be protected by the use of a planned development.

C. The property is adjacent to or across a street from property that has been
developed or redeveloped under a planned development, and a planned
development will contribute to the maintenance of the amenities and values of
the neighboring development.

RESPONSE: The planned development includes a mix of low density, high density and
commercial areas. The South Beach Neighborhood Plan requires that the subject site be
developed through a Master Plan process, such as that provided through the Planned
Development process.

14.35.070.B. Dimensional and Bulk Standards.

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

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

2. If the spacing between main buildings is not equivalent to the spacing, which would
be required between buildings similarly developed under this Ordinance on separate
parcels, other design features shall provide light, ventilation, and other characteristics
equivalent to that obtained from the spacing standards.

RESPONSE: As previously proposed, design features will be incorporated into the
development that provide light, ventilation, and other characteristics equivalent to that
obtained from the spacing standards. The design features of the development are

Wilder community Master Plan Development Applications Page 43



identified in the attached “Kit of Parts” and include such things as buildings with multi-
planed sloped roofs, porches, balconies, variations in materials and colors, use of natural
materials to blend with the surroundings, large shared common green spaces, etc.

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

RESPONSE: Buildings, off-street parking and loading facilities, open space,
landscaping, and screening will provide protection outside the boundary lines of the
development comparable to that otherwise required of the development in the zone.

The proposed residential areas of the site are shielded/buffered from adjacent property
to the north, west, and east by steep ravines and dense existing vegetation. Each lot
will be fully landscaped, and Street trees are provided along all streets, which will
provide another level of buffering.

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

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

The off-street parking areas in Phases 4 will be screened with a mixture of topographic
changes, landscaping buffers, and location of facilities primarily to the sides of buildings.
In Phase 6, the parking area will be located in front of the buildings to comply with the
terms of the PUD easement along the parcel, which prohibits any permanent structures
within the easement and allows parking. Landscaping will be provided in Phase 6
between the parking area and Harborton Street to minimize the visual impacts;
consistent with the terms of the easement, landscaping will consist of grass and shrubs
rather than trees that could interfere with the electric lines. (See Appendix G, Sheet 19
for landscaping plan for Phases 4 and 6.)

4. The maximum building height shall, in no event, exceed those building heights
prescribed in the zone in which the planned development is proposed, except that a
greater height may be approved if surrounding open space within the planned
development, building setbacks, and other design features are used to avoid any
adverse impact due to the greater height.

RESPONSE: The applicant has previously received approval for three-story buildings
that are up to 45 feet in height in the R-3 District, which will apply to development in
Phases 4 and 6. No other building height modifications are proposed. The height of
multifamily structures in Phase 4 will be visually mitigated from other areas within and
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adjacent to the development through a combination of topographical changes and
existing tree buffers. (See cross-section in Appendix K.)

5. The building coverage for any planned development shall not exceed that which is
permitted for other construction in the zone exclusive ofpublic and private streets.

RESPONSE: The buDding coverage in the Preliminary Planned Development shall not
exceed the maximum allowed in the zones.

14.35.070 C. Project Density.

1. The planned development may result in a density in excess of the density otherwise
permitted within the zone in which the planned development is to be constructed not to
exceed 5%. An increase in density of over 5% but less than 10% can be permitted by
the Planning Commission if the arrangement of yards and common open space is found
to provide superior protection to existing or future development on adjacent property.

2. If the Planning Commission finds that any of the following conditions would be
created by an increase in density permitted by the Section, it may either prohibit any
increase in density or limit the increase in density by an amount which is sufficient to
avoid creation of any of these conditions:

a. Inconvenient or unsafe access to the planned development.

b. Traffic congestion Th the streets that adjoin the planned development.

c. An excessive burden on sewerage, water supply, parks, recreational areas,
schools, or other public facilities which serve or are proposed to serve the
planned development.

RESPONSE: The applicant is not proposing to increase the density above what is
permitted in the R-2 and R-3 base zones. The total units proposed for Phase 1 of Wilder
in the preliminary development plan is 258-345 units on 54.3 gross acres of land zoned
R-2 and R-3, or an average density of 4.7 to 6.3 units per acre. Density of individual
developments in Phases 4 and 6 will also comply with the maximum density for the R-3
zone of no more than one unit per 1,250 SF. Phase 4 is proposed at 130 units on 5.09
acres, or one unit per 1,706 SF. Phase 6 is proposed at 12 units on 1.78 acres, or one
unit per 6,461 SF due to development constraints associated with the 75-foot PUD
easement. Phase 2B is proposed at 28 units on a combined 34,369 SF, or one unit per
1,227 SF, which is less than a 2% increase in density relative to the 1,250 SF per unit
standard consistent with the 5% increase allowed by this section.

14.35.070.D. Common Open Space.

1. No open space area may be accepted as common open space within a planned
development unless it meets the following requirements:

a. The location, shape, size and character of the common open space is suitable
for the planned development.
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b. The common open space is for amenity or recreational purposes, and the uses
authorized are appropriate to the scale and character of the planned (
development, considering its size, density, expected population, topography, and
the number and type of dwellings provided.

c. Common open space will be suitably improved for its intended use, except that
common open space containing natural features worthy ofpreservation may be
left unimproved. The buildings, structures, and improvements to be permitted in
the common open space are appropriate to the uses, which are authorized for
the common open space.

ci. The development schedule which is part of the development plan coordinates
the improvement of the common open space and the construction of buildings
and other structures in the common open space with the construction of
residential dwellings in the planned development.

e. If buildings, structures, or other improvements are to be made in the common
open space, the developer shall provide a bond or other adequate assurance that
the buildings, structures, and improvements will be completed. The City
Manager shall release the bond or other assurances when the buildings,
structures, and other improvements have been completed according to the
development plan.

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

2. No common open space area may be put to a use not specified in the Final
Development Plan unless the Final Development Plan is first amended to permit the use.
However, no change of use may be considered as a waiver of any of the covenants
limiting the use of common open space areas, and all rights to enforce these covenants
against any use permitted are expressly reserved.

RESPONSE: The proposed common open space within the site will be used for parks
and trails in a manner consistent with the approved Final Development Plan. No
changes to the use of common open space areas are proposed with this application.
Tract “G” will be used for open space and trail use.

3. If the common open space is not conveyed to a public agency, the covenants
governing the use, improvement, and maintenance of the common open space shall
authorize the city to enforce their provisions.

RESPONSE: Tract “G” will be dedicated to the City and no covenants will be needed.

14.35.070E. The planned development is an effective and unified treatment of the
development possibilities on the project site while remaining consistent with the Comprehensive
Plan and making appropriate provisions for the preservation of natural features such as streams
and shorelines, wooded cover, and rough terrain.
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RESPONSE: The proposed Planned Development Modification is an effective and unified
treatment of the development possibilities on the site and makes appropriate provisions for
preservation of natural features, The proposal also meets the purpose statement of the Planned
Development pursuant to NMC 14.35.010, which is “to encourage variety in the development
pattern of the community and the use of a creative approach to land development.”

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

• Create a vibrant Village Center that will provide commercial, office, and higher
density residential uses to serve the residential population, support the OCCC
campus, and create jobs for local residents.

• Graduate residential density outward from the Village Center to create an
appropriate transition to the lower density areas of the site, with a second node of
multifamily density at the northeast corner of the site buffered from the intervening
single-family development.

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

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

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

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

• Protect and provide for management of significant natural resource areas on site,
including wetlands, streams, and natural vegetation, by clustering development on
buildable portions of the site.

The modifications to Phases 4 and 6 will integrate a dynamic element of student housing and
affordable housing, respectively, into Wilder to better maximize and activate the multimodal
transportation options, mixed-use development in the Village Center, and open space
opportunities throughout Wilder. The lotting changes to Phase 26 will have no impact on the
provision of a mix of residential densities to support a vibrant Village Center.

14.35.070.F. The planned development will be compatible with the areas surrounding
the project site and with no greater demand on public facilities and services than other
authorized uses for the land.

RESPONSE: The proposed uses within the Master Plan for Phase 1 of Wilder complies with the
City’s Comprehensive Plan and zoning and is consistent with the adopted South Beach Plan
Neighborhood Plan, as well as other approved development applications for the site. The Phase
1 site is compatible with the surrounding area in that it is consistent with these previously
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approved plans and it is reasonable to assume that the surrounding area will continue to
develop according to these plans.

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

The major infrastructure necessary to serve the overall Phase 1 site identified in the previously
approved plans has already been constructed. This includes the Collector roadway facilities,
40th Street and Harborton Street, from Highway 101 to College Way. College Way has also
been constructed between Harborton Street and the College’s main campus building. Major
utility facilities, including water and sewer lines, have also been constructed within 40th Street,
Harborton Street, and College Way to serve Phase 1 of Wilder. All streets and utilities are in
place to serve the proposed development in Phases 4 and 6, the subject of this modification.
Additional infrastructure will be developed for Phases 2 and 3 as detailed in the previous
application, #2-PD-iS, and no changes are proposed to those phases with the exception of
additional utility connections to serve the two lots now proposed in Phase 2B.

14.35.070G. Financial assurance or bonding may be required to assure completion of
the streets and utilities in the planned development prior to final approval as for a subdivision
(see the Newport Subdivision Ordinance, NMC Chapter 13.05).

RESPONSE: The applicant will either complete construction of streets and utilities or provide
the necessary financial assurances or bonding to ensure completion of the streets and
development within each phase or micro-phase prior to final subdivision filing for that phase.

14.35.110 ocedure foModification of a Planned Development.

C. A major change in a Preliminary or Final Development Plan that includes any change
in the character of the development or any increase in the intensity or density of the land use
or in the location or amount of land devoted to specific land uses or any change in the location,
width, or size of a collector or major thoroughfare street, or that substantially changes the
location or speUfication for utilities but will not materially affect future Street or utility plans of
the City may be approved by the Commission after public hearing.

D. In considering any request for a change in a Preliminary or Final Development Plan,
the Planning Commission shall apply the same standards as are provided in this Article for the
approval of Preliminary or Final Development Plans. The Planning Commission may approve,
reject, modify, or attach special conditions to a request for modification of a Preliminary or Final
Development Plan. The Community Development Director in his reasonable discretion shall
determine whether each request for modification of a Preliminary or Final Development Plan is a
minor or major change within the remaining of subparts ofA, B, or C of this Section and shall
determine or refer each request appropriately.
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RESPONSE: The subject proposal meets the criteria for a Major Modification with review and
approval by the Planning Commission. The proposal seeks to modify the previously approved
Preliminary Development Plan by adjusting the boundaries of the zoning districts to swap R-3
areas near the Village Center with R-2 areas in the northwest corner of the site to facilitate
development of Phases 4 and 6. The modification will adjust the location of density within the
development but not increase the overall intensity of the development beyond that previously
approved and allowed in the base zoning. The proposal will not substantially alter the location
of a major collector or thoroughfare street, or utilities. The lot changes proposed to Phase 2B
will have no impact on the character of the development, as the development on the lots and
supporting infrastructure remain the same.

The applicant has responded to the standards for approval of a Preliminary Development Plan
as applies to this modification throughout this section.
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VI. FINAL DEVELOPMENT PLAN MAJOR MODIFICATION FOR PHASE 1 (NMC
14.35) C

This application addresses only modifications to the Final Development Plan for Phase 1 of
Wilder proposed for Phases 28, 4 and 6. All other aspects of the plan were approved in #3-PD-
15 and previous applications.

1435.100 Criteria for Approval of a Final Development Plan. The approval
authority may approve an application for a Final Development Plan when it finds that the
application complies with the following criteria:

A. The Final Development Plan must substantially conform to the land use and arterial
street pattern as approved in the Preliminary Development Plan.

RESPONSE: As shown in the attached Final Development Plan/Tentative Subdivision Plan, the
Final Development Plan land uses and street pattern match the approved Preliminary
Development Plan for the overall Phase 1 of Wilder as modified by the accompanying
Preliminary Development Plan Major Modification. (See Appendix G.) A change in the R-3
multifamily and R-2 single-family zoning districts and related land uses is proposed with this
application, and is reflected in the proposed Final Development Plan. No changes are proposed
to the street pattern.

B. The proposed uses shall be compatible in terms of density and demand for public
services with uses that would otherwise be allowed by the Comprehensive Plan.

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

C. Adequate services normally rendered by the city to its citizens must be available to
the proposed development at the time of approval of the Final Development Plan. The
developer may be required to provide special or oversize facilities to serve the planned
development.

RESPONSE: Adequate services are in place or will be made available at time of development
of Wilder as outlined within the infrastructure report that was prepared for the original
Preliminary Development Plan approval.

The major Collector roadway facilities that serve the development, 40th Street and Harborton
Street, have already been constructed through the site from Highway 101 to College Way.
harbofton Street will be completed with a sidewalk on the north/east side along the Phase 6
frontage with this application.
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Major utility facilities, including water and sewer lines, have also already been constructed
within 40th Street, Harborton Street, and College Way to serve Phase 1 of Wilder and the
College campus. The applicant has prepared detailed utility plans that illustrate how these
facilities will be further extended to serve development within the site. (See Appendix G,
Sheets 15-18.) Storm water facilities will also be constructed on site to collect and treat run-off
from impervious surfaces prior to being discharged to on-site drainage ways.

D. Access shall be designed to cause minimum interference with traffic movement on
abutting streets.

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

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

Phases 4 and 6 will take access from Harborton Street, and provide internal circulation with
private drive aisles. Phase 2B will front Harborton Street, and take access from the proposed
46th Street with additional frontage and on-street parking along Ellis Street.

E The plan shall provide for adequate landscaping and effective screening for off-street
parking areas and for areas where nonresidential use or high-density residential use could be
detrimental to residential areas.

RESPONSE: A revised landscaping plan has been prepared for Phases 4 and 6, refining a plan
previously approved as part of Case file #2-PD-09. (See Appendix G, Sheet 19.) Sustainable
native plantings have been used where appropriate throughout the site to blend with the
natural landscape. Street trees and landscaped curb extensions are provided along all local
streets. Landscape curb-extensions will double as stormwater planter swales that provide for a
natural means to collect and treat run-off from the development.

The surface parking areas for Phases 4 and 6 serving medium-density development will be
screened with a combination of landscaping, topographical changes, and location of parking
areas to the sides of buildings where feasible.

A combination of enhanced entry landscaping and enhanced forest edge planting is proposed
along the east side of Harbofton Street, which will be part of the screening for the off-street
parking area in Phase 6. Grass and shrubs will be planted under the power lines and trees will
be planted beyond 75-feet. This will create a transition between the street and the off-street
parking area in Phase 6 and between the street and the adjacent residential areas in future
Phase 5.
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The surface parking area in Phase 25 is located interior to the site and will be screened by (
proposed apartment buildings and site landscaping.

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

RESPONSE: The buildings and parking areas in Phases 25, 4 and 6 will be located to screen
adjacent properties from noise and glare. Phase 4 will be buffered from Wilder properties to
the south and east by significant open space and a ravine, from properties to the west by open
space and landscaping, and from Harborton Street to the north by landscaping. The majority of
the parking in Phase 4 is located internal to the site and screened by the proposed apartment
buildings to minimize the noise and glare that may be associated with the parking areas. In
Phase 6, landscaping will be used to minimize the noise and glare associated with parking areas
and buildings; landscaping along Harborton to screen the parking areas will be consistent with
the restrictions for development in the PUD easement.

G. Artificial lighting, including illuminated signs and parking area lights, shall be so
arranged and constructed as not to produce direct glare on adjacent property or otherwise
interfere with the use and enjoyment of adjacent property.

RESPONSE: Artificial lighting used on site will be arranged and constructed to minimize direct
glare on adjoining property. Low-impact pedestrian scale lighting will be used throughout the
development and will be shielded where necessary. As noted above, surface parking areas and
associated parking lot lighting within Phases 25, 4 and 6 will be shielded by building placement
and landscaping buffers.

H. The area around the development can be developed in substantial harmony with the
proposed plan.

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

I. The plan can be completed within a reasonable period of time.

RESPONSE: As shown in the proposed development schedule (Page 19), the plan can be
completed within a reasonable period with steady development planned over the next 10 years.
The major public infrastructure necessary to serve the development, including 40th Street and
Harborton Street to College Way, have already been constructed per the prior development
approvals for the site.
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J. The streets are adequate to serve the anticipated traffic.

RESPONSE: As part of the prior annexation of the site to the City, the City adopted Ordinance
1931 to address potential transportation impacts of Phase 1 by adopting a trip cap. A traffic
analysis was prepared in conjunction with the annexation of the Wilder site to the City
demonstrates how the proposed development within Phase 1 can be accommodated within the
limitations of the trip cap.

Subsequently, the City, Lincoln County, and ODOT worked to establish an alternative mobility
standard for US 101 south of the Yaquina Bay Bridge which resulted in the creation of increased
transportation system capacity, replacing the trip cap. The City reserved 403 trips from the Trip
Budget for properties in the annexation area, including 257 weekday PM peak hour trips
allocated to Wilder. Under the City’s trip vesting standards, Phase 1 of Wilder will have
tentatively vested 313 trips total for development proposed within this Final Development Plan,
superseding the Trip Budget limit. (See discussion of trips, page 25.) The streets have been
shown to be adequate for proposed development in the Final Development Plan, which is a
portion of the full build-out of 345 units analyzed and approved in the Preliminary Development
Plan.

K. Proposed utility and drainage facilities are adequate for the population densities and
type of development proposed.

RESPONSE: The planned utilities that will serve the development are adequate and
appropriate for the land use. Utilities, including water and sewer, have already been
constructed through the Wilder site along 40th Street and Harbofton Street from Highway 101 to
the OCCC campus. As shown in the proposed utility plans, water and sewer will be extended
from existing stubs in Harborton to serve development in Phases 4 and 6 and new water and
sewer will be constructed in 46th Street to serve Phase 28 (Appendix G, Sheets 15-18).
Stormwater facilities are also proposed that will collect and treat run-off from impervious
surfaces within the development before being discharged to on-site drainage ways.

L. Land shown on the Final Development Plan as common open space shall be conveyed
under one of the following options:

1. To a public agency that agrees to maintain the common open space and any
buildings, structures, or other improvements that have been placed on it.

2. To an association of owners or tenants, created as a non-profit corporation under the
laws of the State, which shall adopt and impose a declaration of covenants and
restrictions on the common open space that is acceptable to the Planning Commission
as providing for the continuing care of the space. Such an association shall be formed
and continued for the purpose of maintaining the common open space.

RESPONSE: Tract “G” will be conveyed to the City for trail and open space uses.

M. The Final Development Plan complies with the requirements and standards of the
Preliminary Development Plan.
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RESPONSE: The Final Development Plan will comply with the provisions of the modified
Preliminary Development Plan proposed concurrently with this application. (See Section V.)

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

RESPONSE: No construction will be completed outside of the area or out of compliance with
the approved by the Final Development Plan.

14.35.110 Proedure for Modification ofa Planned Develppment.

C. A major change in a Preliminaty or Final Development Plan that includes any change
in the character of the development or any increase in the intensity or density of the land use
or in the location or amount of land devoted to specific land uses or any change in the location,
width, or size of a collector or major thoroughfare street, or that substantially changes the
location or specification for utilities but will not materially affect future street or utility plans of
the City may be approved by the Commission after public hearing.

D. In considering any request for a change in a Preliminary or Final Development Plan,
the Planning Commission shall apply the same standards as are provided in this Article for the
approval of Preliminary or Final Development Plans. The Planning Commission may approve,
reject, modify, or attach special conditions to a request for modification of a Preliminary or Final
Development Plan. The Community Development Director in his reasonable discretion shall
determine whether each request for modification of a Preliminary or Final Development Plan is a
minor or major change within the remaining of subparts ofA, B, or C of this Section and shall
determine or refer each request appropriately.

RESPONSE: The subject proposal meets the criteria for a Major Modification with review and
approval by the Planning Commission. The proposal seeks to modify the previously approved
Final Development Plan by expanding the range of proposed uses in the R-3 zone, adjusting the
location of the single-family and multifamily zoning within the plan area, adjusting the lot
configuration in Phase 2B, and expanding the boundaries of the proposed Final Development
Plan to include Phase 6. The proposal will not substantially alter the location of a major collector
or thoroughfare street, or utilities.

The applicant has responded to the standards for approval of a Final Development Plan as
applies to this modification throughout this section.
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VII. COMPREHENSIVE PLAN MAP AMENDMENT

This application seeks to modify the location of the Low-Density Residential and High-Density
Residential designations within the Wilder Planned Development boundaries. In total, the
applicant proposes to add 8.1 acres of High-Density Residential in place of existing Low-Density
Residential in the northeast corner of the site, with a corresponding reduction of 2.2 acres of
High-Density Residential to the north and east of the Village Center to be changed to Low-
Density Residential. (See Appendix I, Proposed Comprehensive Plan Map.) The proposed
amendment will result in a net increase of 4.7 acres of High-Density Residential and a net
decrease of 5.2 acres of Low-Density Residential as shown in the following table:

Existing (acres) Proposed (acres)
Retail Commercial 5.3 551

High-Density Residential 9.5 14.2
Low-Density Residential 45.1 39.9
Total 59.9 59.62
Notes: (1) Minor boundary adjustment approved with Case file #2-PD-15 and #3-PD-15.
(2) Acre discrepancy due to rounding; total area remains the same as proposed.

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

The proposed amendment meets the criteria for a Minor Amendment to the
Comprehensive Plan Map as follows:

A. A change in one minor goal or policy.

RESPONSE: Not applicable; the applicant does not propose any text amendments.

B. A demonstrated need for the change to accommodate unpredicted population trends,
to satisfy urban housing needs, or to assure adequate employment opportunities.

RESPONSE: The proposed map amendment will accommodate student housing for OSU, which
looks to expand their Newport campus and provide dedicated housing opportunities for their
students. Providing student housing in this location will decrease pressure citywide for
multifamily or other reasonably priced rental accommodations, decreasing competition with
Newport residents for an already limited supply of housing. Additional High-Density Residential
designated land is needed in the vicinity of the OSU facilities at the Hatfield Marine Science
Center to house the students and allow them to take advantage of multimodal transportation
connections to Hatfield, to reduce overall trips and traffic generation across Newport.
Accommodating affordable housing in Wilder will also help to satisfy urban housing needs, by
meeting needs of low-income families transitioning from a temporary homeless shelter to more
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permanent housing accommodations that are affordable to very low-income households. There
are no similar facilities elsewhere in Newport or Lincoln County to meet these needs, and
additional High-Density Residential designated land is needed to site this development in an
area with ready access to amenities such as parks, multimodal transportation, and commercial
services in the Village Center.

C. The orderly and economic provision of key public facilities.

RESPONSE: Key public facilities, including toads, water, sewer, and parks have been
developed or are planned for development within the 60-acre Wilder Planned Development site.
Planned capacity for Wilder is 345 dwelling units, which will not change with this application,
merely shift location within the site. Because facilities are already available or planned, they
can provided in an orderly and economic fashion to meet the needs of the areas proposed for
re-designation with no adjustments or increase in capacity needed.

D. The ability to serve the subject property(s) with city services without undue burden
on the general population.

RESPONSE: As mentioned above, roads, water, sewer and parks have been developed or are
planned to developed as part of the Wilder Planned Development, which will not create any
burden on the general population. Locating multifamily housing in Wilder will reduce the overall
burden on the transportation system by residents of the OSU student housing project, because
they will be within a mile of the OSU Hatfield Center, greatly reducing their commute distance.
Additionally, there are existing and planned multimodal facilities, including a bike path on Ash
Street and off-street trails, that will connect the student housing to the OSU Hatfield Center,
providing further options to reduce transportation impacts.

E. The compatibility of the proposed change with the surrounding neighborhood and
community.

RESPONSE: The proposed High Density Residential designation in the northeast corner of
Wilder will be compatible with surrounding land use designations, which are High Density
Residential immediately north of the site, and Industrial to the immediate east. The Planned
Development includes techniques to buffer site development from adjacent uses, including
landscaping buffers, open space and topography changes. The change from High Density to
Low Density Residential near the Village Center will be compatible with surrounding
development because it does not fundamentally alter the gradual transition from high density in
the Village Center to lower density, single-family development to the north; instead, the
proposed amendment merely moves the line marking that transition. Further, the various tools
in the Planned Development will ensure a graduated transition between the different
designations that maintains compatibility by incorporating a variety of lot sizes and residential
development types, including medium-density products like townhomes and cottages to
minimize any friction between multifamily apartment-style development and single-family
detached development.

(
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VIII. ZONING ORDINANCE MAP AMENDMENT (NMC 14.36)

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

Wilder community Master Plan Development Applications Page 57



r

C



Wilder Community Master Plan
Development Applications

APPENDIX A.
Application Form



0
0



City of Newport
Land Use Application

Applicant Name(s): Property Owner Name(s) if other than applicant

Ronald L. Adams, Oregon State Univ. Bonnie Serkin, Landwaves, Inc
Applicant Mailing Address: Property Owner Mailing Address:

3015 SW Western BIvU, Corvallis, ORrJ 2712 SE 20th Aye, Portland, OR 97202
Applicant Phone No. Property Owner Phone No.

541.737.6925 503.221.0167
Applicant Email Property Owner Email

nicole.neuschwander © oregonstate.ej bonnie @ eenw.com
Authorized Representative(s): Person authorized to submit and act on this application on applicant’s behajf

Elizabeth Decker, JET Planninq
Authorized Representative Mailing Address:

215W. 4th St Ste 209, Vancouver, WA 98660
Authorized Representative Telephone No.

503.705.3806
Authorized Representative Email. edecker @jetplanning . net
Project Information

Property Location: Street name if address # not assigned

SE 40th St & SE Harborton St
Tax Assessor’s Map No.: 1 1 -1 1 -20 Tax Lot(s): 100
Zone Designation: R-2, R-3, C-i Legal Descri ption:Add additional sheets if necessary

Comp.Plan Designation: LDReS, HDRes, RCom See attached
Brief description of Land Use Request(s):
Examples:

1. Move narth property line 5 feet south See attached
2. Variance of2feetfrom the required 15-foot

front yard setback
Existing Structures: if any

Infrastructure along Harborton St and College Way, no buildings
Topography and Vegetation:

Gently sloping, forested with trees and undergrowth, cleared in portions.
Application Type (please check all that apply)

LI Annexation LI Interpretation UGB Amendment

El Appeal Minor Replat Vacation

fl Camp Plan/Map Amendment Partition Variance/Adjustment

1J Conditional Use Permit Planned Development LIPC
PC LI Property Line Adjustment LIStaff

LI Staff LI Shoreland Impact El Zone Ord/Map
El Design Review Subdivision LI Amendment

‘“-‘-- Permit --“ Use PermitSd1I1!iLIS •A!L

FOR OFFICE USE ONLY

File No. Assigned:

Date Received: Fee Amount: Date Accepted as Complete:

Received By: Receipt No. Accepted By:

City Hall

169, SW Coast Hwy

Newport, OR 97365

541.574.0629
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ORJ
City of Newport

Land Use Application

I undestand that I am responsible for addressing the legal criteria relevantto my application and
that the burden of proofJustifying an approval of my application Is with me. I aslo understand
that this responsibility Is Independent of any opinions expressed In the Community Development
and Planning Department Staff Report concerning the applicable criteria.

I certify that, t the best of my knowledge, all information provided in this applicatlop Is accurate.

L// App• ant Signature(s) ‘J Datec( yA11Y(’

_______________

- t’41aj QI C
attherthan applicant) J tate

e_bA—S-c Y\i

_________________

Auth orized representative Signature(s) (If other thair Date
applicant)

Please note application will not be accepted without all applicablesignatures.

Please ask staff for a list of application submittal requirements for your specific type of request.

C,

c

0

Page 2



Legal Description: P.P. 2015-01, PARCEL 2, ACRES 39.95

Brief Description of Land Use Requests:
1. Amend comprehensive plan map designations to shift locations of Low Density
Residential and High Density Residential designated areas within a Planned
Development with no net impact to total dwelling units or traffic generation.

2. Amend zoning ordinance map to shift locations of R-2 and R-3 zones corresponding
to the proposed comprehensive plan map amendment.

3. Create new residential and commercial lots through tentative subdivision plan for
future development.

4. Amend preliminary development plan and final development plan to reflect proposed
development types, uses, and locations.
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Western Title & Escrow Company
255 SW Coast Highway, Suite 100

Newport, OR 97365

\IV e s t e r fl Title & Escrow Office Phone: (541) 265-2285
Office Fax: (541) 265-9570

PUBLIC RECORDS REPORT

THIS REPORT IS FOR THE EXCLUSIVE USE OF:

Landwaves, Inc.
Attention: Liane Brakke-Pound
2712 SE 20th Avenue
Portland, OR 97202

Date Prepared: March 02, 2016

Report Number: 111954

Fee: $200.00

CONDITIONS, STIPULATIONS AND DEFINITIONS
(I) Definitions:

Q (a) “Customer”: The person or persons named or shown on this cover sheet.
(b) “Effective date”: The title plant date of March 01, 2016.
(c) “Land”: The land described, specifically as by reference, in this public record report and

improvements affixed thereto which by law constitute real property.
(d) “Liens and encumbrances”: Include taxes, mortgages, and deeds of trust, contracts,

assignments, rights of way, easements, covenants, and other restrictions on title.
(e) “Public records”: Those records which by the laws of the State of Oregon impart constructive

notice of matters relating to said land.

(II) Liability of Western Title & Escrow Company:

(a) THIS IS NOT A COMMITMENT TO ISSUE TITLE INSURANCE AND DOES NOT CONSTITUTE A
POLICY OF TITLE INSURANCE.

(b) The liability of Western Title & Escrow Company for errors or omissions in this public
record report is limited to the amount of the fee paid by the customer, provided, however,
that Western Title & Escrow Company has no liability in the event of no actual loss to
the customer.

(c) No costs of defense, or prosecution of any action, is afforded to the customer.
(d) In any event, Western Title & Escrow Company assumes no liability for loss or damage

by reason of the following:

1. Taxes or assessments which are not shown as existing liens by the records of any taxing
authority that levies taxes or assessments on real property or by the public records.

2. Any facts, rights, interests or claims which are not shown by the public records but which
could be ascertained by an inspection of the land or by making inquiry of persons in
possession thereof.

Publlc Records Report Page 1 of 6
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Report Number: 111954

3. Easements, liens or encumbrances, or claims thereof, which are not shown by the public
records.

4. Discrepancies, encroachments, shortage in area, conflicts in boundary lines or any other
facts which a survey would disclose.

5. (i)Unpatented mining claims; (ii) reservations or exceptions in patents or in Acts
authorizing the issuance thereof; (iii) water rights or claims or title to water.

6. Any right, title, interest, estate or easement in land beyond the lines of the area
specifically described or referred to in this report, or in abutting streets, roads, avenues,
alleys, lanes, ways or waterways.

7. Any law, ordinance or governmental regulation (including but not limited to building and
zoning laws, ordinances or regulations) restricting, regulating, prohibiting or relating to (i)
the occupancy, use or enjoyment of the land; (ii) the character, dimensions or location of
an improvement now or hereafter erected on the land; (iii) a separation in ownership or a
change in the dimensions or area of the land or any parcel of which the land is or was a
part; or (iv) environmental protection, or the effect of any violation of these laws,
ordinances or governmental regulations, except to the extent that a notice of the
enforcement thereof or a notice of a defect, lien or encumbrance resulting from a violation
or alleged violation affecting the land has been recorded in the public records at the
effective date hereof.

8. Any governmental police power not excluded by (II)(d)(7) above, except to the extent that
notice of the exercise thereof or a notice of a defect, lien or encumbrance resulting from a
violation or alleged violation affecting the land has been recorded in the public records at
the effective date hereof.

9. Defects, liens, encumbrances, adverse claims or other matters created, suffered, assumed,
agreed to or actually known by the customer.

(III) Report Entire Contract:

Any rights or actions or rights of action that the customer may have or may bring against Western
Title & Escrow Company arising out of the subject matter of this report must be based on the
provisions of this report. No provision or condition of this report can be waived or changed except by
a writing signed by an authorized officer of Western Title & Escrow Company. By accepting this
form report, the customer acknowledges and agrees that the customer has been afforded the
opportunity to purchase a title insurance policy but has elected to utilize this form of public record
report and accepts the limitation of liability of Western Title & Escrow Company as set forth
herein.

(IV) Fee:

The fee charged for this Report does not include supplemental reports, updates or other additional
services of Western Title & Escrow Company.

0
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Report Number: 111954

REPORT

Report Number: 111954

Effective Date: March 01, 2016 at 5:00 p.m.

A. The land referred to in this public record report is located in the County of Lincoln, State
of Oregon, and is described as follows:

Parcel 2, Partition Plat No. 2015-1, 1A, 1B, C, in the City of Newport, Lincoln County, Oregon,
according to the official plat thereof, recorded on January 2, 2015, Lincoln County Plat Records.

B. As of the effective date and according to the public records, we find title to the land
apparently vested in:

Landwaves, Inc., an Oregon corporation

C. And as of the effective date and according to the public records, the land is subject to
the following liens and encumbrances, which are not necessarily shown in the order of
priority:

1. City liens, if any, of the City of Newport.

2. Subject property is either situated within the urban renewal boundaries or within the shared area
of the City of Newport and is subject to the terms and provisions thereof.

3. An easement created by instrument, including the terms and provisions thereof,
Recorded: July 22, 1957
Document No.: Book 186, Page 211, Lincoln County Records
And Recorded: July 22, 1957
Document No.: Book 186, Page 221, Deed Records
In favor of: Central Lincoln People’s Utility District

Assignment/Assumption, including the terms and provisions thereof,
Recorded: March 1, 1993
Document No.: Book 257, Page 1927, Lincoln County Records

4. Road Right of Way in favor of Georgia-Pacific Corporation as disclosed by Instrument
Recorded: September 11, 1978
Document No.: Book 92, Page 508, Lincoln County Records

Assignment/Assumption, including the terms and provisions thereof,
Recorded: March 1, 1993
Document No.: Book 257, Page 1927, Lincoln County Records

Assignment and Assumption Agreement, including the terms and provisions thereof,
Recorded: February 23, 2010
Document No.: 2010-02039, Lincoln County Records

Public Records Report Page 3 of 6 “ e $ tern TUe & Escrow



Report Number 111954

5. Right of way Agreement, including the terms and provisions thereof,
Dated: December 29, 1982
Recorded: January 17, 1983
Document No.: Book 138, Page 396, Lincoln County Records
Between: Publishers Paper Co., a Delaware corporation
And: Rex Timber, Inc., an Oregon Corporation

Assigned by instrument,
Recorded:
Document No.:

Assignment/Assumption, including the terms and provisions thereof,
Recorded: March 1, 1993
Document No.: Book 257, Page 1927, Lincoln County Records

Assignment and Assumption Agreement, including the terms and provisions thereof,
Recorded: February 23, 2010
Document No.: 2010-02039, Lincoln County Records

6. Right of Way Agreement, including the terms and provisions thereof,
Dated: May 19, 1992
Recorded: August 21, 1992
Document No.: Book 249, Page 605, Lincoln County Records
Between: Boise Cascade Corporation
And: Georgia-Pacific Corporation

Assignment and Assumption Agreement, including the terms and provisions thereof,
Recorded: February 23, 2010
Document No.: 2010-02039, Lincoln County Records

7. Timber Easement, including the terms and provisions thereof,
Recorded: August 16, 2007
Document No.: 200711878, Lincoln County Records
Between: Landwaves, Inc., an Oregon Corporation
And: Emery Investments, Inc., an Oregon Corporation

8. Land Partition Deferred Improvement Agreement/Waiver of Remonstrance, including the
terms and provisions thereof,
Dated: September 10, 2007
Recorded: October 1, 2007
Document No.: 200713970, Lincoln County Records
Between: City of Newport
And: Landwaves, Inc.

9. Boundary Line Agreements, including the terms and provisions thereof,
Recorded: December 13, 2007
Document No.: 200717102, Lincoln County Records
And Recorded: December 13, 2007
Document No.: 200717103, Lincoln County Records

C

0

March 21, 1991
Book 227, Page 1403, Lincoln County Records

Al
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Report Number; 111954

10. Easement Agreement, including the terms and provisions thereof,
Dated: December 14, 2007
Recorded: December 14, 2007
Document No.: 200717237, Lincoln County Records
By & Between: The City of Newport, Landwaves, Inc., Emery Investments, Inc. and

Oregon Coast Community College District

Amended by instrument,
Recorded: October 2, 2012
Document No.: 2012-09575, Lincoln County Records

11. Easements, conditions, restrictions and notes as delineated on the recorded Partition plat 2007-
39.

12. Restrictive Covenant Agreement, including the terms and provisions thereof,
Dated: December 13, 2007
Recorded: January 3, 2008
Document No.: 200800027, Lincoln County Records

13. Restrictive covenants, including the terms and provisions thereof, to waive right of
remonstrance,
Recorded: January 3, 2008
Document No.: 200800028, Lincoln County Records
For: future use of adjacent properties

14. Timber Easement Agreement, including the terms and provisions thereof,
Dated: December 13, 2007
Recorded: January 3, 2008
Document No.: 200800029, Lincoln County Records

15. Reciprocal Easement Agreement, including the terms and provisions thereof,
Dated: December 13, 2007
Recorded: January 3, 2008
Document No.: 200800030, Lincoln County Records

Amended by instrument,
Recorded: February 28, 2011
Document No.: 2011-02149, Lincoln County Records

16. An easement created by instrument, including the terms and provisions thereof,
Dated: September 5, 2008
Recorded: September 25, 2008
Document No.: 200811292, Lincoln County Records
In favor of: Central Lincoln Peoplets Utility District

17. Easements for existing utilities in vacated area, if any.
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Report Number: 111954

1$. Declaration of Restrictive Covenant (Waiver of Remonstrance), including the terms and
provisions thereof,
Recorded: October 26, 2010 I

Document No.: 2010-10802, Lincoln County Records

19. Easements as delineated on Partition Plat No 2015-1, 1A, 1B, 1C.

END OF REPORT

Any questions concerning the Public Records Report should be directed by email to
titleofficersupport@westerntitle.com.

a

0
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Wilder Community Master Plan
Development Applications

APPENDIX E.
Written Letters from Utility
Providers
(Pioneer Telephone Co-op, Central Lincoln PUD, City of
Newport)
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PIONEER
Broadband and Voice Applications

February 25, 2016

Derrick Tokos
City Hall
169 SW Coast Hwy
Newport, OR 97365

Re: Telecommunications service

To whom it may concern,

.—“— _—‘—“., r——--.
Ir’\ ‘(Th

\, S.d) ::‘ •ii

Pioneer Telephone Cooperative has facilities adjacent to the future Wilder Development, including the
OSU student housing, in South Beach. At such time service to these properties is needed, voice and
broadband lines will be provided. If further information is needed, please call me at 541-740-5505.

Sincerely,

Bruce Tompkins
PTC OSP Engineer

c: Elizabeth Decker

-f
1 --

Wç •I’W’

PHILOMATH — P0 Box 631 . Philomath, OR 97370-0631 WALOPORT — PC Box 504 . Waldport. OR 97394-0504



Serving Portions of Coos, Douglas, Lane, and Lincoln counties on Oregon’s Central Coast

Sincerely,

Bernie Schuette

Senior Distribution Design Technician

Central Lincoln PUD

CENTRAL LINCDLN__

__

A COMMUNITY-OWNED ELECTRIC UTILITY

2129 N. Coast Hwy • P.O. Box 1126 • Newport, Oregon 97365-0090 • 541-265-3211 • clpud.org

3/1/16

To whom it may concern;

This letter is to confirm power availability at the new development for the Wilder subdivision located in

South Beach, OR.

Power is readily available for all phases of this project, including in the form of single and three phase

power if the need arises.
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Utility Sufficiency Letter for City of Newport:

The City provided a letter on September 18, 2015, identifying the utilities serving
Wilder generally and their adequacy for the Planned Development as proposed in
#2-PD-15 and #3-PD-15, provided here. The modifications proposed with this
application do not change the total amount and intensity of proposed
development, which remains consistent with the previously approved Planned
Development, and can be served by public facilities as verified in the 2015 letter.



City of Newport N
169 SW Coast Highway
Newport, OR 97365
P1541-574-3366 F1541 -574-3301

___________________

http://www.thecityofnewport.net/

Memo
To: Derrick Tokos, Community Development Director

From: Timothy Gross, Director of Public Works/City Engineer

Date: 9/18/2015 C,’

RE: Adequacy of Public Facilities and Utilities — Wilder Development Phase 2

The Wilder Development Phase 2 is currently served by a 12” Pvc C900 water main, and an 8”
3034 vc gravity sanitary sewer, both located in Harborton Street. Storm drainage is provided
via an 18” 3034 Pvc storm sewer in Flemming Street that discharges in a canyon north of the
proposed development. Transportation facilities are provided via Harborton Street, which has a
75’ wide right-of-way, two 12’ travel lanes, and an 8’ wide multiuse path on the west side.
Adequate water, sewer, storm sewer, and transportation facilities exist through these described
facilities to serve the proposed development.

C



Wilder Community Master Plan
Development Applications

APPENDIX F.
Preliminary Development Plan
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Wilder Community Master Plan
Development Applications

APPENDIX G.
Reduced Final Development Plans,
including Tentative Subdivision
Plan
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Transportation

Main Loop Road - Section 1

Section Summary

travel lanes 12-feet

on-street parking none

bicycle lanes 5-feet, one direction

sidewalk/trail 5-feet, 12-feet

planting strip / swale 6-feet, 12-feet

intended speed 35 mph

adjacent land uses undeveloped / low density residential

primary grade moderate to steep

Considerations

• A stormwater swale on the down-slope side of the roadway will capture and pre
treat some stormwater run-off, as well as provide a buffer for multi-use trail users.

• Bicyclists are accommodated in two ways. A striped 5-foot bicycle lane
accommodates skilled bicyclists for uphill travel. Skilled bicyclists traveling downhill
are expected to use the entire travel lane, as these bicyclists tend to prefer more
room to maneuver when their speed increases.

• An 8-foot multi-use trail provides accommodation for less skilled bicyclists, like
children and families. While this trail is intended to ‘meander” along the roadway, it
will be important to provide clear lines of sight and adequate turning radii for both
bicyclist and pedestrian safety.

MAP

I

planting bike travelsidewalk strip or lane lane
travel
lane swale

5’ 6’ 5’ 12’ 12’ 12’ 12’

64’

multi use trail

-1-

Kit of Parts tlmages shown are conceptual and do not represent final specific designs for Wilder) 13-May2O16 7



Transportation

MAP KEY
Main Loop Road - Section 2
This section of the Main Loop Road passes through adjacent residential areas, and acts

2 as a traffic collector, as well as a central spine for the community.

Section Summary

travel lanes

on-street parking

bicycle lanes

sidewalk / trail

planting strip / swale

intended speed

adjacent land uses

primary grade

11-feet

7-feet

5-feet

5-feet

7 - 12-feet

30 mph

medium density residential

moderate

5’ 7’-12’ 7’ 5’

sae%aIIc par parkingstripor ‘sftJewak

II, 11’

70’ - 80’

5’ 7’-12’ 7’ 5’

C

0

C
8 13-May-2016 (Images shown are conceptual and do not represent final specific designs for Wilder)

WILDER



Transportation

Main Street
Main Street travels through the village center and has the most urban character. Wide
sidewalks, planters, and street furniture (i.e., streetlights, flower baskets, benches, etc)
contribute to a very pedestrian-friendly commercial environment.

Section Summary

travel lanes

on-street parking

bicycle lanes

sidewalk / trail

planting strip / swale

intended speed

adjacent land uses

primary grade

il-feet

7-feet

5-feet

20 mph

village commercial / mixed use

flat

MAP KEY

3

slctewlk parking

-t

bike
lane

-t

travel
lane

12’ 7’ 5’ 11’

travel
lane

,..

.:-l

bike
lane

parking

70’

sidewalk

11’ 5’ 7’ 12’

-a-

12-feet

tree wells at sidewalk edge with trees periodically in parking

Kit of Parts (Images shown are conceptoal and do nor represent final specific designs for Wilder) 13-May2016 9



Transportation

Boulevard

This section of the Main Loop Road is a full boulevard with a median and planting
strips or bioswales. It will be the centerline of neighborhoods for the south of the village
center.

travel lanes

on-street parking

bicycle lanes

sidewalk/trail

planting strip / swale

intended speed

adjacent land uses

primary grade

11-feet

7-feet

5-feet

6-feet

7-feet

25 mph

medium to low density residential

moderate

MAP KEY

4

sidewalk parking

6’ 7’ 7’ 5’ 11’

:: flO travel earkingstflr Ej.
8’

80’

11’ 5’ 7’ 7’ 6’

Section Summary

C

C

C
10 13-May-2016 (Images shown are conceptual and do not represent final specific designs for Wilder] h1
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Tra nspo rtati on

Main Loop Road - Section 5
This section of the Main Loop Road serves as a transition zone between the residential
outskirts of the Village and the wastewater treatment plant.

Section Summary

travel lanes

on-street parking

bicycle lanes

sidewalk! trail

planting strip / swale

intended speed

adjacent land uses

primary grade

11-feet

7-feet

5-feet

12-feet

7-feet

35 mph

low density residential

moderate

70’

MAP KEY

5

planting
sidewalk strip or parking bike travel

swain lane lane
travel bike
lane lane

6’ 7’ 7’ 5’ 11’ 11’ 5’ 7’ 6’ 6’

planting
parking Strip or sdewaIk

SwSle

1-

Kit of Parts [Images shown are conceptual and do not represent final specific designs for Wilder) 13-May-2016 11



Transportation

11-feet

none

5-feet

6-feet

MAP KEY

6

Main Loop Road - Section 6
This section of the Main Loop Road connects Highway 101 to Wilder. A center turn
lane provides access to residential areas at the south end of the Village and to areas
adjacent to the property, like the wastewater treatment plant.

fr
planting

Sidewalk Strip Ot
swale

bike
lane

travel
lane

Center turn
lane t travel

lane

1
6’ 7’ 5’ 11’ 12’ ii’ 5’ 7’ 6’

70’

bike planting
I stnp or I sidewalk

lanp
L swale

0

0

0

Section Summary
travel lanes

on-street parking

bicycle lanes

sidewalk! trail

planting strip / swale

intended speed 35 - 40 mph

adjacent land uses undeveloped, low density residential

primary grade moderate

7-feet

-

12 13-May-2016 (Images shown are conceptual and do not represent final specific designs for Wilder)

WILDER



Tra nsportati on

Village Center Road - Section 1
The village center road travels around the village center to provide access to
commercial and residential uses in the center of the community.

travel
lane

Section Summary

travel lanes

on-street parking

bicycle lanes

sidewalk / trail

intended speed

adjacent land uses

primary grade

11- and 12-feet

16-feet, angle-in

none

10-feet (urban edge), 6-feet (residential edge)

20 mph

village commercial, high density residential

flat

MAP KEY

10’

I slijewalk arlgte In travel pkrg
plaIltIng sniewalk

I parkIng lane StrIp

-

16’ 12’

68’

11’ 7’ 6’ 6’

Kit of Parts (Images shown are conceptual and do not represent final specific designs for Wilder) 13-May2016 13



Transportation

MAP KEY

Section Summary
travel lanes

on-street parking

bicycle lanes

sidewalk / trail

intended speed

adjacent land uses

14 (Images shown ate conceptual and do not represent final specific designs for Wilder)

Village Center Road - Section 2
This section of the Village Center Road provides access to high- and medium-density
residential areas, and provides a transition between them. The angled parking serves
residents and visitors.

,.•t LI,

U.

‘,

be..
‘a,. U-.

11 6 C
11- and 12-feet

18-feet, 45 angle-in (urban edge)

none

8 feet (urban edge), 6-feet (residential edge)

20 mph

village commercial, high and medium density density
residential

primary grade flat

WILDER



Transportation

Village Center Road - Section 3
This section of the Village Center Road connects high density residential areas to the
Village Center. This section includes a transition to connect Ellis Street to College Way,
where parking is eliminated to reduce intersection conflicts.

Because this section borders the community college property, the college edge is
proposed to be finished with a simply curb. If the college chooses to develop on their
side of the property, the roadway would be finished to the full Village Center Road cross-
section.

Section Summary

travel lanes

on-street parking

bicycle lanes

sidewalk/trail

intended speed

adjacent land uses

primary grade

11-and 12-feet

18-feet, 45 angle-in (urban edge), none on site edge

none

8 feet (urban edge)

20 mph

village commercial, high density residential, open space or
future development

flat

MAP KEY

rIn: I-i:I,’

8’ 18’ 12’ ii’ 1’

curo

Kit of Parts (Images shown are conceptual and do not represent final specific designs for Wilder) 13-May2016 15



Transportation

Neighborhood Spine Road
These roads provide primary access to the neighborhoods throughout the Village.

8’ 6’ 7’ 6’ 8’

Section Summary

travel lanes

on-street parking

bicycle lanes

sidewalk! trail

planting strip / swale

intended speed

adjacent land uses

primary grade

64’

11-feet

7-feet

none

8-feet

6-feet

25 mph

medium density residential

flat to moderate

s.1

WILDER

MAP KEY

a

planting planting
sidewalk strip or parking trai.eI parking strip or sidewalk

swale 4 swale

7’ 11’ 11’

0

0
16 13May-2Ol6 (Images shown are conceptual and do not represent final specific designs for Wilder)



Transportation

Neighborhood Local Road
These roads provide local access to neighborhoods.

MAP KEY

Section Summary

travel lanes

on-street parking

bicycle lanes

sidewalk/ trail

planting strip! swale

intended speed

adjacent land uses

primary grade

16-feet, courtesy lane

7-feet

none

6-feet

no

15 - 20 mph

medium to low density residential

low to moderate

Queuing Uesign:

Periodic areas without
parking allow larger
vehicles to pass.

dk naaong

6 7 16’ 7’ 6’

42’

eIk

Kit of Parts (Images shown are conceptual and do not represent final specific designs for Wilder) 13-May2016 17



Transportation

Hillside Street

Hillside Streets provide a bioswale on the downhill side of the roadway to capture and
pre-treat stormwater runoff.

bicycle lanes

sidewalk / trail

planting strip / swale

intended speed

adjacent land uses

16-feet, courtesy lane

7-feet, one side

none

MAP KEY

queuing uesign:

Periodic areas without
parking allow vehicles to
pass.

5’ 7’

sidewalk parking cOurtesytwoWaY swale.4_

7’- 12’16’

Section Summary
travel lanes

on-street parking

- MY

C

0

0

5-feet

7-feet, on downhill side

15 mph

low density residential

primary grade moderate to steep

18 13-May-2016

photo: on-street parking is handled in a non-traditional way to accommodate wide bios wales,
walkways, and other green street treatments (Seattle, WA)

(Images shown are conceptual and do not represent final specific designs for Wilder]
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Tra nspo rtati on

Woonerf - “Street for Living”
Woonerf” (“Street for living”) is a Dutch term for a common space created to be shared
by pedestrians, bicyclists, and low-speed motor vehicles. They are typically narrow
streets without curbs and sidewalks, and vehicles are slowed by placing trees, planters,
parking areas, and other obstacles in the street.

MAP KEY

Section Summary

18-30 foot shared corridor

Left: A private drive trough the Fremont Lofts development in Seattle
creates an enclosed special precinct for residents, whether coming and
going by foot or vehicle.

travel lanes

on-street parking not designated, but permitted

bicycle lanes none

sidewalk! trail none

planting strip / swale none

intended speed less than 10 mph

adjacent land uses

primary grade

high- and medium-density residential

flat to moderate

Sustainability Factors

o multi-use street
encourages strong
community linkages

‘S narrow street width

O recycled-content in
asphalt & concrete

o shading from trees

0 integrated stormwater
managment systems

Kit of Parts (Images shown are conceptual and do not represent final specific designs for Wilder) 13-May-2016 19



Transportation

Green Alley

A green alley functions as a normal alley from a transportation perspective but is
treated with green features to facilitate stormwater absorption and reduce impervious
pavement area.

Section Summary

travel lanes

on-street parking

bicycle lanes

sidewalk / trail

planting strip / swale

intended speed

adjacent land uses

primary grade

20-foot total right-of-way

none

none

none

none

10 mph

residential

flat to moderate

MAP KEY

porous apron

6’

C

C

C

porous apron

2.5’ 3’ 2.5’
concrete concretevegetated drivingdriving swalestrip strip

6’

Sustainability Factors

Explore a variety of
materials for the porous
apron and driving strips.
Because the aprons will
not experience the use
of a normal roadway,
porous asphalt or other
hardscapes may work
well without continual
maintenance.

Consider a variety of
hearty low-growing plants
that are adaptive to the
coast climate in lieu
of grass for the central

vegetated sale.

F

20’
(plus 2’ shy distance from building faces)

20 13May2Q16 (Images shown are conceptual and do not represent final specific designs for Wilder)
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Urban Alley

Common in most traditional and neo-traditional neighborhoods, the alley provides
access to the rear of buildings. In addition to improving overall connectivity, the alley
also provides a place for services and storage (i.e., garbage cans and collection) and
allows street frontage to be uninterrupted by driveways.

Tra nspo rtati on

MAP KEY

1
‘U

Section Summary
travel lanes

bicycle lanes

sidewalk / trail

planting strip / swale

intended speed

adjacent land uses

primary grade

15-foot travel corridor

none

none

none

10-15 mph

village commercial

flat

Kit of Parts (Images shown are conceptual and do not represent final specific designs for Wilder) 13-May2016 21
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Transportation
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Green Street StratR
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Bioswales

24 13-May-2016

Bioswales are a vegetated swale system with an infiltration trench designed to retain
and temporarily store stormwater. They are planted with native grasses, sedges and
rushes that enhance filtration, cooling, and cleansing of water in order to improve water
quality and prevent sealing of subsoils.

Photo

s epa r

b/ a hi

Illf is
perIio

P 0 7
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t, ,r .•-•;•
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The bloswa?e abovn 15 set hOC/I from ti top: deep bios.

way to OCCOIlitflij(iSitP / o]pie 51ettIfl iOtO Olin for Oust (lie loid1vav: Ri a blosoale

out of thou vehii PpIuinl Vut AttIC Call
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Green Street Strategies

Porous pavement will need to
be tested on the Wilder site
before the treatment is used
for full applications.

Permeable or Porous Pavement
Permeable or perforated paving materials or payers with spaces that allow transmission
of water to aggregate base and subsoils. Runoff is temporarily stored in the base for
infiltration into the subsoils and/or slow release to storm drain system.

Photos clockwise from top left: parking lot with
several permeable pavement types including
payers and porous asphalt (Jean Vellum Natu
ral Capital Center Portland, OR): walkway of
porous payers (Portland State University Port
land, OR); parking lot of porous payers (North
Carolina); parking strip of porous payers.

Kit of Parts (Images shown are conceptual and do not represent final specific designs for Wilder) 13-May-2 016 25



Green Street Strater,

Smaller Roads

pl7O1U

Ec/de 4h
gtatn te(lE5’
neighhorhci )i

modate stonnwa
The roadwas was
onstreet pahslng s as
dated to a few loca not is

the bloch lace, bios wales wete

installed on both sides of the
roadway to treat stormwater
runoff, and a sidewalk was
provided on one side of the
road for pedestrians.

Designing and constructing smaller roads is one way to reduce the volume of
stormwater run off simply because there is less impervious surface. More of the
roadway right-of-way can then be dedicated to greenery (shade, C02 absoprtion,
aesthetics, etc.) and bioswales (to collect and treat localized stormwater runoff).
Additionally, smaller roads use fewer materials during their construction, particularly
petroleum-based materials like asphalt.

C -

(

26 13-May-2016 (Images shown are conceptual and do not represent final specific designs for Wilder)
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Pedestrian Circulation

MAP KEY Access Trails 0

2’ 6’ 2’

asphalt, concrete, wood (stairs)

10-feet

cross-slope maximum 2%

vertical clearance 10-feet minimum

Considerations

• Access trails and stairways should be sensitively designed and constructed to
minimize impact on the terrain and neighboring homes.

• Consider constructing stair systems from concrete and local stone, instead of
chemically-treated lumber. These materials are not as slippery as wood, are more
durable, and have greater longevity. In addition to providing access, a rock and
concrete stair system can also provide hillside stabilization and attractive rock
gardens.

• Fences on both sides of access trails should be limited to improve pedestrian
safety and encourage “eyes on the street.” If screening is desired, consider using
vegetation or fences that provide some privacy but retain the ability to see and hear
the trail (i.e., “good neighbor” fencing, wrought iron, etc.).

• Access trails should be lighted so that they can be used safely year-round. Lights 0
should minimize deflection into the sky and neighboring homes.

(Images shown are conceptual and do not represent final specific designs for Wilder)

WILD ER

Access trails provide short paved trail or stair connections between streets. These
trails improve pedestrian and bicycle connectivity and encourage more walking in the
community. If terrain allows, these trails should be ADA accessible.

access trails
shy

distance

1•
Ok

-:.i

travel way
shy

Jtance I
I,

Guidelines

surface

width

10’

28 13-May2016



Natural Trails

Natural trails are soft-surface walking/hiking trails that provide recreation opportunities
and access to nature in the community. Natural trails can support bicycling and
equestrian use if designed properly, but are generally intended to serve pedestrians.

1’ 3’ 1’ varies - as far as feasible varies

‘if equestnans ana nicyctsts arc enpecled to use the trail system, ave, rance should be at least 10

Guidelines

surface

width

cross-slope

horizontal slope

vertical clearance - pedestrians only

vertical clearance - bikes and horses

trail setback from waterways

Considerations

earth, wood chip, gravel

5-feet

2%, down slope

15% maximum

8-feet minimum

10-feet minimum

as much as feasible

• Trail systems significantly contribute to the marketability of the community and
increase property values.

• A natural soft-surface trail system is the best way to access some of the best parts
of Wilder and its surrounding areas. By contouring along the steep eastern slopes of
the property, residents can walk with relative ease to Idaho Point, King Slough, and
other parts of the community in a completely natural environment.

• This type of trail system is relatively easy to construct and maintain when done
properly. It also provides an opportunity to improve some existing land conditions by
improving drainage, stabilizing slopes with native vegetation, and removing invasive
plants like Himalayan blackberry and Scotch Broom.

Pedestrian Circulation

MAP KEY

8 minimum
Overhead clva,aflce*

butter

native earth.
wov’J chips trail setbach stream

Kit of Parts (Images shown are conceptual and do not represent final specific designs for Wilder) 13May-2Ol6 29



0
0

0



CD CD 0 m



C

C

0



Development Types

Village Center: Retail

I ri

_______

__::E— 1’

tr. .:
:‘

Unit Size:

Unit Height:

Parking:

Private Outdoor Space:

Density range / typ. lot size:

Target price range:

up to 3 stories

on street and shared parking lots

n/a

A range of sizes should include very small incubator” spaces to encourage small
businesses and create interest. Buildings should make a strong connection to the
street through glazing, roll-up openings, outside display or seating. Awnings and street
furniture provide important functions.

IN ZONE...

photos clockwise from left:
Downtown Cannon Beach, OR:
Co flee shop, Forest Heights
(Portland, OR): College Avenue
(Berkeley, CA): shops in Sis
ters, OR

General Specifications

no larger than 20,000sf

Kit of Parts (Images shown are conceptual and do not represent final specific designs for Wilderj 13-May-2 016 33



Development Types

Important to the success of any new retail is the ability of small businesses to start
up with minimal risk. Providing interesting small retail spaces is one way to do this.
Portable carts, small kiosks arcades and market hail type retail are all proven ways of
doing this.

IN ZONE...
Village Center: Small Retail Shops

Arcades and market halls
have several benefits: reduced
overhead, a high degree of vi
sual activity, and pass-through
spaces that can front to a
street and rear parking.

above: Granville Island market
(Vancouver, BC); right: City
Market (Portland, OR); below,
Swan’s Market (Oakland, CA)

0

0

0

Tiny stand-alone shops can take advantage of un
usual building or site geometry, and can energize
areas that would be otherwise empty.

34 13-May-2016

Food carts and portable kiosks can evolve
with a retail area, moving to the most suc
cessful locations and duplicating as demand
grows. Photo above: portable food cart
(Portland, OR)

(Images shown are conceptual and do not represent final specific designs for Wilder)
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Development Types

Village Center: Housing Over Commercial
IN ZONE...

Mixing residential and commercial activities contributes to “eyes on the street” and

_____

focuses human activity in core areas at all times of the day. Commercial can be retail, izorvl
office or civic uses, depending on demand. Housing can be elevator-served or walk up
townhouses stacked above.

+
--

Mixed use buildings are a time-honored
type, and occur at many scales and types
of construction. Clockwise trom above: NE
Portland, NW 23rd Av., Portland; Orenco
Station; SE Portland; Pacific City, OR

Kit of Parts (Images shown are conceptual and do not represent final specific designs for Wilder) 13-May-2 016 35



Development Types

Village Center: Hospitality

Hotels and Bed and Breakfasts near the commercial core will provide more activity and
help energize the area in the evening. These establishments often include restaurants
and other uses on the ground floor.

= El

Right: The Sylvia Beach Hotel, with
its author themed rooms, provides
a compelling and highly-desirable
lodging opportunity on the Oregon
Coast, where the hospitality indus
try is always looking for new and
innovative ways to attract visitors.

Above: Coast Cabins, a cluster of
short stay cabins in Manzanita, OR

IN ZONE...

R3

EU’
— I

-E

I
Bed & Breakfast lodging in Seattle and the San Juan Islands

miiirijLj

C

0

0
36 13-May-2016

Right: This “tree-sort” is a destina
tion place to stay in the woods of
Southern Oregon, pulling travelers
well out of their way to stay in a
creative bciflding type: treehouses!
(Takilma, OR)

timages shown are conceptual and do not represent final specific designs for Wilder)
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Development Types

Single-Family: Hill Homes

Unit Height: 2 story

Parking: off street

Private Outdoor Space: Backyard / front yard

Density range / typ. lot size:

Target price range:

• Larger lots

• Typically located at slope edges

Landscape standards can help to blend homes into landscape

IN ZONE...

Ri

The areas near the perimeter will generally have larger view lots, with somewhat larger
houses. Thoughtful landscape standards and stormwater management can contribute
to homes that blend into the landscape and to the stability of adjacent slopes.

photos clockwise from left:
traditional architecture (Port
land, OR); modern hill house,
(Berkeley, CA); craftsman
houses (Berkeley, CA)

Unit Size: 1200 - 2000+ sf

3- 7 du/acre

$$$TBD

Sustainability Options

6 Certification

6 High Energy Efficiency

6 Stonnwater managed on site

6 FSC-certified framing

6 Recycled content materials

6 Green building program
with incentives to avoid
excessively large homes,
and higher burden for
efficiencies, relative to
smaller homes

6 Renewable energy
production

6 Minimize alterations to
existing landscape

6 Detached garages improve
indoor air quality by keeping
garage fumes out of the
living spaces

• Design standards can steer construction toward a cohesive style for the community
(i.e. neo-traditional — or a particular material set and/or form, like wood siding,
sloped roofs)

Kit of Parts (Images shown are conceptual and do not represent final specific designs for Wilder) 13-May-2 016 39



Development Types

R3 R2
These homes will be the dominant housing type at Wilder. They allow open space for
each home and remain affordable for many families. Porches and limitations on garage
locations help to link this type to the street for improved neighboring opportunities.

IN ZONE... Single-Family: Medium Density Homes

photos: various medium

density housing styles and

configurations

General Specifications

Unit Size: 1200- 2000 sf

0

0

0

2 story

off street

Sustainability Options

6 Certifications

3 High Energy Efficiency

6 Stomiwater drywells

6 FSC-certified framing

6 Recycled content
materials

6 Reduce ecological
footprint through energy
savings, preferred
materials, good siting, etc.

6 Improve indoor air quality

3 Support potential
industrial tenants within
overall project, as well as
regional economy

6 Provide market
differentiation

6 Detached garages improve
indoor air quality by
keeping garage fumes out
of the living spaces

Unit Height:

Parking:

Private Outdoor Space: Backyard / front yard

Density range / typ. lot size: 8 - 10 du/acre

Target price range: $$

• Basic lot size is 5000 sf

• Affordable construction type

• Design and landscape standards, intended to support project quality without over
inflating housing costs

• Accessory units allowed (see page x)

(Images shown are conceptual and do not represent final specific designs for Wilder)40 13-May-2016
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Development Types

Single-Family: Urban Lot Houses
IN ZONE...

R3 fl R2

Unit Size:

Unit Height:

Parking:

Private Outdoor Space:

Density range / typ. lot size:

Target price range:

1-2 story

off street

Backyard / front yard

9 - 15 du/acre

$-$$

Urban lot houses are freestanding homes, but offer a more compact neighborhood as
well as more affordable housing.

photos; urban lot houses (Port
land, OR. & Newport, OR)

General Specifications
800 - 1,100 sf

Kit of Parts (Images shown are conceptual and do not represent final specific designs for Wilder) 13-May-2016 41



Development Types

IN ZONE...

R3 fl R2

w

Single-Family: Urban Micro Cottages
Very small homes have become a demonstrated success for some parts of the poplu
Iation, including single-occupant households and new home-owners. Small, indepen
dently sited cottages serve these populations well, and are an attractive way to attain a
home in an area with many regional outdoor attractions.

Unit Size: 450 - 1,000 sf

Unit Height: 1-2 story

Parking: off street

Private Outdoor Space: Backyard / front yard

Density range / typ. lot size: 10 - 18 du/acre

Target price range: $-$$

(Images shown are conceptual and do not represent final specific designs for Wilder)

photos: Micro-Cottages at
Wilder

0

0

C

General Specifications

A

42 13-May-2016
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Development Types

Townhouse
Townhouses provide the benefits of direct simple ownership (without the potential risks
of condominiums) while contributing to higher densities than free-standing homes.
They are a long-standing traditional type in many cultures, from the Victorians of San
Francisco to cutting edge modernist designs throughout the industrial world.

While townhouses are often built with garages below and directly off the street, the
preferred pattern is to have garages at the rear, either in a separate outbuilding (a
‘mews’ pattern typical in England) or tucked under the unit with open space provided
in front yards. Eliminating the garage door on the front improves the qualities of the
street, by providing more visual contact between the street and the homes.

When garages must be located at the front, they can be set 1/3 to half a story down to
increase the connection between street and house.

Unit Size:

Unit Height:

Parking:

2-3 story

garage, off street

Private Outdoor Space: Backyard

Density range:

Target price range:

10-20 d.u./gross acre

$-$$

IN ZONE...

R3Ti1I

Sustainability Options

6 Certification

6 High Energy Efficiency

6 Stormwaterdrywells

o FSC-certifled framing

o Recycled content
materials

o Increasing density
can in itself improved
sustainability by making
walking and transit more
viable for more trips.

6 Shared walls typically
lead to increased energy
efficiency for each unit

photos: Belmont Dairy (Port.
land, OR): Sullivans Gulch
townhouses (Portland, OR)

General Specifications

1,100 sf - 1,600 sf (18’ - 20’ wide)

Kit of Parts (Images shown are conceptual and do not represent final specific designs for Wilder] 13-May2016 43



Development Types

Cluster Development: Walk-In

Clustered developments offer a sense of scale among neighbors, who typically share
a small common open space. In truly successful designs, these spaces become very
desirable amenities.

IN ZONE...

R3 fl R2 fl Ri

General Specifications

Unit Size:

Unit Height:

Parking:

Private Outdoor Space:

Density range / typ. lot size:

Target price range:

800 - 1800 sf

1 - 2 story

off street, shared, and/or ganged garages

shared commons

8- 12 du/acre

C

0

0

$$

I—ui ir
I;:;u1 IL ir
iirif
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Development Types

Cottage clusters are a type of walk-in cluster where homes are smaller than typical
single family, increasing affordability and density within a single family neighborhood. R3 R2 Ri
They are being used in existing neighborhoods to create housing variety and
affordability.

Cluster Development: Cottage Clusters I IN ZONE...

Examples, counterclockwise
from above: Co-Housing
cluster, Denver, CD: short-stay
cabins at Manzanita, OR; Bella
Beach, Gleneden, OR; Ed
ward’s aDdition, Monmocith,
OR

General Specifications
Unit Size: 800 sf or less

Unit Height: 1- 2 story

Parking: shared

Private Outdoor Space: shared commons

Density range / typ. lot size: 12-24 du/acre

Target price range: $

• Typically an allowed use within single family neighborhoods, with 6 - 8 cottages in
lieu of 3 - 5 standard size homes

• Shared parking at periphery

• Open space provides front door access and commons
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Development Types

Multi-Family

Multi-family housing is a long-established housing type in cities and towns of all sizes,
and in all cultures. In modern construction, several types are common:

Apartments are owned by one party with tenants renting their individual units

Condominiums (condos’) are owned by the individual tenant, who also typically owns
an interest in the common areas of the property. A homeowners association manages
the joint ownership areas.

Flats are units on one floor of a multi-story building with conventional floor-to-floor
heights.

Lofts are units that have a higher floor-to-floor height and typically have a mezzanine
loft within, often over the kitchen/bath areas.

Multi-family units can be arranged in numerous configurations (e.g. along corridors,
around courtyards, off of circulation balconies, etc.). Each of these layouts lead to
different building types. Smaller buildings oriented off of a common stair landing at
each level can often fit in well with single family building massing.

Multi-family housing also can be located with other uses on the ground floor, especially
retail and commercial uses. This helps increase the level of activity in central areas,
with benefits for retailers and the public space.

IN ZONE...

R3

Apartment building (Denver, CD)

Apartment building in a single
family neighborhhod context

0

$ ED

General Specifications
Unit Size:

Unit Height:

Parking:

Private Outdoor Space:

Density range / typ. lot size:

Target price range:

46 13•May-2016

500-llOOsf

1-2 story

off street, shared, and/or ganged garages

shared commons, balconies, patios

8 - 12 du/acre

(Images shown are conceptual and do not represent final specific designs for Wilder)
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Development Types

Multi-Family: Clustered
Clustered Apartments could serve nearby institutions of higher education, such as
OCCC and OSU, as well as others in the community. The units can vary in size, and can
be shared among multiple residents.

Density range / typ. lot size:

Target price range:

12-34 du/acre

$

IN ZONE...

R3

General Specifications

Unit Size:

Unit Height:

Parking:

Private Outdoor Space:

300-800 sf

2-3 story

off street, shared, and/or ganged garages

shared commons, balconies, patios

Kit of Parts (Images shown are conceptual and do not represent final specific designs for Wilder) 13-May-2016 47



Development Types

Auxilliary Dwelling Unit (ADU), A.K.A. “Granny Flat”
IN ZONE...

An ADU is a second self-contained dwelling unit created on a lot with a house, attached
house or manufactured home. These dwellings are typically small (no larger than 800 R3 R2 Ri
si) and are intended to provide housing options for a variety of single occupant tenants.
Units can be joined to/over garages or stand alone on the property.

Unit Size:

Unit Height:

Parking:

Private Outdoor Space:

Density range / typ. lot size:

Target price range:

250-800 51

1 story

off street / on street

patio / deck

n/a

$-$$

(Images shown are conceptual and do not represent final specific designs for Wilder)
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ouse (Portland, OR - SIP roof panels, Net Zero Energy Design),
CO); ADU in fill, Portland, OR

General Specifications
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Building and Development Strategies

Green Building Certification

Certification programs provide the builder with explicit standards to achieve best environmental practices and provide
building owners with the assurance that their project is built to those standards. There are several home certification
approaches available, with different emphases; the most effective of these are described below. Around the U.S., local
and state jurisdictions have also adopted custom green building programs.

The most comprehensive programs, such as LEED, look beyond energy impacts to reward use of recycled content or
sustainably produced materials, healthy indoor environments, and watre conservation. However, no certification level
will gurantee sustainability. True sustainability in the built environment requires an on-going process of improvement
and innovation, and requires an underyling vision to guide decisions.

Certification Programs and Approaches

A voluntary certification program, based on a
checklist of prerequisites and credits, awarding
certification at increasing levels, up to platinum.
Credits are awarded in six areas: Sustainable Sites,
Water Efficiency, Energy & Atmosphere, Indoor
Environmental Quality, Materials and Resources, and
Design Process.

A specific LEED version re-tooled for single-family
homes, which gives additional credits for proximity to
community services

Energy Star Certified by U.S. Dept. of Energy (DOE) to be 15%
more efficient than code requirements.

Technical and design assistance with project-tailored
energy strategies for regional climate

Certifies and tests for energy savings of 15% better
than code, low-VOC materials, fresh air ventilation,
environ mentally preferred materials. Also technical
assistance.

(Images shown are conceptual and do not represent final specific designs for Wilder)

LEED Silver Residence Hall at Lewis &
Clark College

The LEED-H Silver Home at Parkdale, Oregon, Built by Neil Kelly homes

LEED certified projects receive a
plaque to display their commitment

LEED:

LEED-Homes

U.S. DOE’s Building
America Program

Ea rthAdva ntage

50 13-May-2016
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Design Standards

Design standards are a strategy for ensuring a level of quality for a neighborhood. They can take many forms, ranging
form basic site layout issues to detailed standards aimed at creating a unified look for a development.

Basic standards to address location of garages, entries and porches are widely accepted in many communities. They
help support the pedestrian nature of streets by creating a level of interconnection between the street and the living
areas of adjacent homes. Other communities impose standards geared toward a particular look, style or materials
palette.

Imposition of a narrow set of standards can affect both the cost of housing and its rate of sales. In some cases, how
ever, a strong discernible look to a neighborhood can improve sales and identity.

Left: Graphical design standards
used to improve the look of an
overall comm unity.

23May-2016 51

The Sea Ranch in California
uses design standards to tightly
control building materials, siting,
landscape and such details as
reflective surfaces and trash
enclosures.

A “new urbanist’ neighborhood in Monmouth, Oregon shows the benefit of stan
dards to engage the house with the street. The neighboring house, outside the

development, is dominated by a garage, and is less welcoming to the street.

Above: Design standards are of
ten used to provide for good solar
access to home lots.

(Images shown are conceptual and do not represent final specific designs for Wilder]
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Building and Development Strategies

Panelized Construction

Panelized construction can help reduce costs in housing construction and — if done correctly - contribute to a more-
resource efficient approach. Some building elements, such as roof trusses are commonly pre-manufactured and
brought to the site ready to install in production housing. Roof panels are another building component that has shown
strong potential for use in the housing industry, because of their efficiencies.

Wall panels can also be pre-manufactured, but do not always capture the same benefits in terms of resource efficiency,
due to wastage from window cut-outs and other irregularities. Nevertheless, an innovative manufacturer committed to
waste reduction and sustainable practices could be a strong partner in construction of the project.

Improves affordability

• Requires across-the-board attention to waste
reduction in design and production processes

• Potential for single-family and multi-family
building types

• Potential industrial use within project area

52 13-May-2016 (Images shown are conceptual and do not represent final specific designs for Wilder)

C)

0
construction. The Rose house was built with SIPs for the roof. (Portland,

OR)

The NowHouse uses SIPS technology for the entire construction.
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Modular Construction
Modular housing is undergoing somewhat of a renaissance, and can offer affordable construction at a higher design
quality than in past generations. Both aesthetics and sustainability have been improved.

rffV

(Images shown are conceptual and do not represent final specific designs for Wilder)
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)nica.

Park,
ne.

• Offers a balance of high design and affordability

• Factory-built and moved once to home site

• Somewhat more affordable than comparable homes built from scratch

• GlideHouse factory in Portland

• Potential industrial applications within project area
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Building and Development Strategies

Co-Housing

Unit Size:

Unit Height:

Parking:

Private Outdoor Space:

varies

off street

patio

Density range/typ. lot size: 8-12 du/acre

Target price range: $-$$

0

(

54 13-May-2016 (Images shown are conceptual and do not represent final specific designs for Wilder)

WILD ER

Co-housing is a specific housing type where residents arrange to share many amenities, usually including a common
house with kitchen. Residents often share meals, though they have individual kitchens as well. Co-housing
communities often act as an anchor to a larger neighborhood community.

photos clockwise from top left: Trillium Hollow (Portland, OR);
Hearthstone Co Housing (Denver, CO); CoHo Co-Housing (Corvallis,
OR 2); Cascadia Commons (Washington County, OR)

General Specifications
varies



Open Space

Development Types



Open Space Types

MAP KEY

right: Grey Friars’ Square is
dominated by an overarch
ing shade tree (Copenhagen,
Denmark)

Developed Open Space: Commons

A Village Center Plaza or Commons provides a mix of soft and hardscapes for a variety
of community uses, like farmers’ markets, bazaars, concerts, and festivals. The urban
design of the space creates a sense of enclosure but also permeability, with access
from multiple points.

photos above: farmers market
(Portland, OR); Prairie Cross- -.

ing (Greyslake, IL)

— —

j

Above: village plaza integrates existing vegetation: photo below: central plaza accentuates the
natural surroundings with soft surface walkways and grass instead of concrete.

C

C

C

Below left: Performance spaces can anchor a plaza(Coflee Crekk Development, Chesterton, IN)

Below right: Building form can help shape the public space and create a dramatic contrast with
surrounding streets, whether it is urban or green. (Slavon ice, Czech Republic)

56 13-May-2016 (Images shown are conceptual and do not represent final specific designs for Wilder)
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Developed Open Space: Neighborhood Park
This type of open space is intended to provide public gathering and recreation space
for community residents. A neighborhood park should be within 1/2 mile of each home
in Wilder so that residents can easily walk or bicycle to them. Ideally, the parks should
be connected through the trail system.

Park amenities could include:

* children’s play equipment
* open lawn areas

‘ shelters / focused gathering areas
* trails/ paths

I
I

MAP KEY

(Images shown are conceptual and do not represent final specflc designs for Wilder) 13-May-2016 57



Open Space Types

MAP KEY
Developed Open Space: Play Fields

Play fields are typically engineered open spaces that accommodate a variety of field
sports that require large areas for play (i.e., soccer, football, baseball, etc.) Successful
play fields are engineered to address drainage, grade change, lighting, and spectator
seating and usually require a higher level of maintenance.

C

/lbov. dlands vtflin

the project site

fIctive play fields could serve the college and the larger comm unity

58 13-May-2016 (Images shown are conceptual and do not represent final specific designs for Wilder)
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Open Space Types

Undeveloped Areas
MAP KEY

Undeveloped natural areas are typically steep slopes, wetlands, and other sensitive
natural areas

Sustainabillty Options

6 Retain as much existing
vegetation as possible,
particularly large trees

6 Design trails to reduce
erosion

6 Collaborate with other
property owners to reduce
invasive species and
maintain habitat potential

photos: existing undeveloped open space locations on the Wilder property

• Link Wilder trail network with OCCC and Mike Miller Park

• Maintenance strategy to be determined

* Conservation overlay?
* Conservation group management?
* HOA management?

Kit of Parts (Images shown are conceptual and do not represent final specific designs for Wilder] 13-May-2016 59
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Open Space Conservation Strategies

Riparian Corridors CThe steep terrain and perennial waterways throughout Wilder offer an opportunity to integrate riparian corridor
protection and a comprehensive soft-surface trail system.

hot

5ntturlac.e talI olback st,earn
-

5 varies varies

30 riparian / trail corridor

Guidelines

surface

width

cross-slope

horizontal slope

vertical clearance - pedestrians only

vertical clearance - bikes and horses

trail setback from waterways

earth, wood chip, gravel

5-feet

2%, down slope

15% maximum

8-feet minimum

10-feet minimum

as much as feasible

a

0

Sustainability Options

a use native earth as much
as possible

a use existing disturbance
corridors (utility
easements, old roads,
etc.)

ó keep trails out of core
habitat areas

avoid endangered or
threatened habitat areas

o minimize stream crossings

o establish native plant
species along the trail and
along waterways

o remove invasive plant
species

O control stormwater mn-off
from the trail

O design trails for expected
users

Considerations

• Identify and enhance important habitat areas and travel corridors. Try to keep these
areas intact so that wildlife is not completely displaced.

• Integrate education into the trail system and stream / habitat corridor protection
system.

62 13-May-2016 timages shown are conceptual and do not represent final specific designs for Wilder)
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Open Space Conservation Strategies

Tree Preservation
The steep terrain and perennial waterways throughout Wilder offer an opportunity to integrate riparian corridor
protection and a comprehensive soft-surface trail system.

Removal of trees will require care to
ensure that the trees left standing
are not overly exposed to winds, soil
compaction and other factors that
will reduce their chances of survival.

63
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Below: Roads at Black Butte Ranch are designed to leave important trees intact.

[Images shown are conceptual and do not represent final specific designs for Wilder) 13-May-2016
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Appendix

Additional Types, Variations
Variations on some of the preferred development types are included here.

Site Diagrams
These site diagrams show the conceptual layout of the proposed project, including zoning, open space and circulation
systems. Detailed planning will be submitted in phase-by-phase submittals.



Transportation

Hillside Streets provide a bioswale on the downhill side of the roadway to capture and
pre-treat stormwater runoff.

Hillside Street, Variation (City-Mandated)MAP KEY

Queuing Design:

Periodic areas without
parking allow vehicles to
pass.

sidewalk parking court::j1s0Y.zIY

5’ 7’ 24’ 7’- 12

Section Summary

travel lanes

on-street parking

bicycle lanes

sidewalk! trail

0

0

16-feet, courtesy lane

7-feet, one side

none

5-feet

planting strip / swale

intended speed

adjacent land uses

primary grade

7-feet, on downhill side

15 mph

low density residential

moderate to steep

66 13-May-2016

photo: on-street parking is handled in a non-traditional way to accommodate wide bios wales,
walkways. and other green street treatments Seattle, WA)

(Images shown are conceptual and do not represent final specific designs for Wilder)
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Transportation

Neighborhood Local Road, Variation (City-Mandated)
These roads provide local access to neighborhoods.

MAP KEY

Section Summary
travel lanes

on-street parking

bicycle lanes

sidewalk / trail

planting strip / swale

intended speed

adjacent land uses

primary grade

16-feet, courtesy lane

7-feet

none

6-feet

15-20 mph

medium to low density residential

low to moderate

Queuing Design: 7
Periodic areas without
parking allow larger
vehicles to pass.

sdewalk parking COtey,twOw3y

6’ 7’

parkrng SdnwIk

24’

50’

7’ 6’

no

Kit of Parts (Images shown are conceptual and do not represent final specific designs for Wilder) 13-May2016 67



Transportation

A green alley functions as a normal alley from a transportation perspective but is
treated with green features to facilitate stormwater absorption and reduce impervious
pavement area.

Section Summary

travel lanes

on-street parking

bicycle lanes

sidewalk/trail

planting strip / swale

intended speed

adjacent land uses

primary grade

20-foot total right-of-way

none

none

none

none

10 mph

residential

flat to moderate

Utility Alley (City-Mandated)
MAP KEY

hard surface hard surface

Cl

0

0

6’ 2.5’ 3’ 2.5’ 6’
concrete concrete
driving hard driving
strip surface strip

24’
(pIus 2’ shy distance from building faces)

68 13-May-2016 (Images shown are conceptual and do not represent final specific designs for Wilder) ,i.
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Tra nsportaton

Fleming St. (44th-46th, City-Mandated)
MAP KEY

Woonerf” (“Street for living”) is a Dutch term for a common space created to be shared
by pedestrians, bicyclists, and low-speed motor vehicles. They are typically narrow
streets without curbs and sidewalks, and vehicles are slowed by placing trees, planters,
parking areas, and other obstacles in the street.

4

I

Above: NW Cliff St. in Newport’s Nye Beach area allows for an in formal
mix of pedestrians, vehicles and cyclists. The unique paving pattern
communicates that it isa special type of street.

Section Summary

Left: A private drive trough the Fremont Lofts development in Seattle
creates an enclosed special precinct for residents, whether coming and
going by foot or vehicle.

travel lanes

on-street parking

bicycle lanes

sidewalk / trail

planting strip / swale

intended speed

adjacent land uses

primary grade

24 foot shared corridor

not designated, not permitted

none

none

none

less than 10 mph

high- and medium-density residential

flat to moderate

Kit of Parts (Images shown are conceptual and do not represent final specific designs for Wilder] 13-May-2016 69
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As AKS ENGINEERING & FORESTRY VANCOUVER
9600 NE 126th Avenue, Suite 2520, Vancouver, WA 98682
P: (360) 882-0419 F: (360) 882-0426

ENGiNEERING & FORESTRY OFFICES IN: TUALATIN, OR - VANCOUVER, WA - SALEM-KEIZER, OR

LEGAL DESCRIPTION
FOR

WILDER ZONING

ZONE R-3 NORTH

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

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

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

THENCE South 36°40’45” East, leaving said North line, for a distance of 60.77 feet;

THENCE South 56°02’46” West, for a distance of 265.91 feet;

THENCE South 2656’02” West, for a distance of 77.78 feet;

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

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

THENCE South 40°07’Ol” West, for a distance of 80.40 feet;

THENCE South S9°22’16” West, for a distance of 98.11 feet;

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

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

THENCE North 5820’19” West, for a distance of 115.76 feet;

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

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

Zoning for Wilder Property (AKS job #5203) july 18, 2016
Legal Description Page 1



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

This property contains 7.97 Acres, more or less.

( REGISTERED
PROFESSIONAL

LAND SURVEYOR

J
OREGON

JULY25. 1995
CANLAUESEDA

102712LS

AIC Zoning for Wilder Property (AKS Job 4S203) July 18, 2016
Legal Description Page 2



A5 AK5 ENGINEERING & FORESTRY VANCOUVER
9600 NE 126th Avenue, Suite 2520, Vancouver, WA 98682
P: (360) 682-0419 F: (360) 882-0426

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

LEGAL DESCRIPTION
For

WILDER ZOING

ZONE R-2

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

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

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

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

THENCE South 01S6’14” East, along said Easterly line, for a distance of 458.64 feet;

THENCE South 0113’22” West, along said Easterly line, for a distance of 474.86 feet;

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

THENCE North 7357’52” West, leaving said Easterly line, or a distance of 172.42 feet;

THENCE North 55°05’17” West, for a distance of 100.00 feet to a point on a curve;

THENCE along the arc of a non-tangent 342.00 foot radius curve to the right, the radius point
of which bears South 55°05’17” East, through a central angle of 2226’37”, for an arc length
of 133.97 feet, the chord of which bears South 4608’02” West for a distance of 133.11 feet;

THENCE South 5721’21” West, for a distance of 170.41 feet to the Westerly Right-of-Way
line of Harborton Street (also known as 4Qth Street);

AI( Zoning for Wilder Property (AKS Job #5203) July 18, 2016
Legal Description Page 1



THENCE North 32°38’39” West, along said Westerly Right-of-Way line, for a distance of
216.90 feet;

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

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

THENCE North 86°16’43” West, along the Southwesterly line of Parcel 2, also being the
Southerly line of Wilder Phase 1 as recorded in Book 18 Page 46, Lincoln County plat records,
for a distance of 279.32 feet;

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

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

THENCE North 86°24’59” West, along said Westerly line, for a distance of $8.01 feet to
another angle point in said Westerly line;

THENCE North 41°46’OO” East, along said Westerly line, for a distance of 332.07 feet to the
most Northerly Northwest corner of Wilder Phase 1, also being a Westerly corner of Parcel 2
of Partition Plat per Book 2015, Page 1;

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

THENCE South 7448’56” West, along the most Northerly-South line of Parcel 2, for a
distance of 249.11 feet to the West line of Parcel 2;

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

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

THENCE South 58°20’19” East, for a distance of 115.76 feet;

THENCE South 84°53’51” East, for distance of 126.42 feet;

THENCE South 30°37’44” East, for a distance of 53.12 feet;

Zoning for Wilder Property (AKS Job #5203) July 18,2016Legal Description
Page 2



THENCE North 59°22’16” East, for a distance of 98.11 feet;

THENCE North 40°07’Ol” East, for a distance of $0.40 feet;

THENCE North 31°39’42” East, for a distance of 76.90 feet;

THENCE North 24°24’31” East, for a distance of 156.90 feet;

THENCE North 26°56’02” East, for a distance of 77.78 feet;

THENCE North 56°02’46” East, for a distance of 265.91 feet;

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

THENCE South 84°40’37” East, along said North line, for a distance of 571.7lfeet to the
POINT OF BEGINNING.

This property contains 39.85 Acres, more or less.

Zoning for Wilder Property (AKS Job #5 203) July 18,2016
Page 3



A5 AKS ENGINEERING & FORESTRY VANCOUVER
9600 NE 126th Avenue, Suite 2520, Vancouver, WA 98682
P: (360) 882-0419 F: (360) 882-0426

ENGINEERING & FORESTRY OFFICES IN: TUAL.ATIN, OR - VANCOUVER, WA - SAIEM-KEIZER, OR

LEGAL DESCRIPTION
For

WILDER ZOING

ZONE R-3 SOUTH

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

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

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

THENCE South 3905’17” East, leaving said East line, along the Easterly line of Parcel 2, for a
distance of 215.49 feet;

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

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

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

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

THENCE North 8519’10” West, for a distance of 149.39 feet to the centerline of Harborton
Street (also known as 40th Street);

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

Zoning for Wilder Property tARS Job #5203) July 18,2016Legal Description
Page 1



THENCE continuing along the centerline of said Harborton Street, along the arc of 319.00
foot radius curve to the left, through a central angle of 30°15’32”, for an arc length of 168.47

t4.,, feet; the long chord of which bears North 10°26’56” West for a distance of 166.52 feet;

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

THENCE South 67°00’47” West, continuing along the North line of said Parcel 2, for a
distance of 55.18 feet to the Northwest corner of Parcel 1, also being an angle point in the
West line of Parcel 2 of said Partition Plat;

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

THENCE North 5721’21” East leaving the West line of said Parcel 2, for a distance of 275.00
feet to the Westerly Right-of-Way line of Harborton Street (also known as 40th Street);

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

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

THENCE along the arc of a 342.00 foot radius curve to the left, through a central angle of
22°26’37”, for an arc length of 133.97 feet, the long chord of which bears North 4608’02”
East for a distance of 133.11 feet;

THENCE South 5505’17” East, for a distance of 100.00 feet;

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

This property contains 6.20 Acres, mote or less.

( REGISTERED
PROFESSIONAL

,4AND SURVEYOR

(iS £diD
OREGON

JULY25. 19Q5
CABLA. BESDA

# 0271213
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As AKS ENGINEERING & FORESTRY VANCOUVER
9600 NE 126th Avenue, Suite 2520, Vancouver, WA 98682
P: (360) 882-0419 F: (360) 882-0426

ENGINEERING & FOREStRV OFFICES IN: TUALATIN, OR - VANCOUVER, WA - SALEM-KEIZER, OR

LEGAL DESCRIPTION
For

WILDER ZOING

ZONE C-i

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

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

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

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

THENCE South 0156’14” East, along said Easterly line, for a distance of 458.64 feet;

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

THENCE South 0114’34” East, along said Easterly line, for a distance of 314.61 feet;

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

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

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

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

Zoning for Wilder Property tARS fob #5203) July 18, 2016
Legal Description

Page;



THENCE North 37°29’37” West, along a Westerly line of said Parcel 2, for a distance of
482.65 feet to an angle point in said Westerly line;

THENCE North 8518’44” West, along a Southwesterly line of said Parcel 2, for a distance of
53.84 feet to an angle point in the Westerly line of Parcel 2;

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

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

THENCE North 57°21’14” East, along said North line, for a distance of 271.17 feet to a point
on a curve at the centerline of Harborton Street (also known as 40th Street);

THENCE along said centerline, along the arc of a non-tangent 319.00 foot radius curve to the
right, the radius point of which beats South 64°25’18” West, through a central angle of
30°15’32”, for an arc length of 168.47 feet, the long chord of which bears South 1026’56”
East for a distance of 166.52 feet;

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

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

This property contains 5.47 Acres, more or less.

PEGISTERED
PROFESSIONAL

LAND SURVEYOR

ILF tQae1)
OREGON

I JULY25, 1996
I CARLA BESEDA

# 0271 21S

.4K Zoning for Wilder Property (AKS Job #5203) July 18,2016
Legal Description Page 2
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Wilder Community Master Plan
Development Applications

APPENDIX J.
Approved SE Harbofton Street
Cross-Section
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Wilder Community Master Plan
Development Applications

APPENDIX K.
Cross Section Phase 3 and Phase 4
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Map and Tax Lot 11-11-20-00-00100-00
Map and Tax Lot 11-11-21-00-00700-00
Map and Tax Lot 11-11-21-00-01300-00

AREA
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ZONING
R-2 (Medium Density Single Family)
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TEAM MEMBERS:

Civil Engineer
2G Associates, Inc.
Fred Garmire
400 Columbia Street, Suite 160
Vancouver, WA 98660
503-939-8750

Applicant
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AREA TABLE
SYMBOL DESCRIPTION

BUILDINGS
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PUBLIC PARKING
ii .. PRIVATE PARKING

SIDEWALK

PUBLIC STREET

PRIVATE_STREET

C
GRAPHIC SCALE

0 100 200

ch1OOft.

PARKING NOTES:
1. UNLESS NOTED OTHERWiSE, TYPICAL PARKING STALLS

ARE 9’ WIDE BY 18 DEEP.
2. UNLESS NOTED OTHERWISE TYPICAL PARALLEL PARKING

STALLS ARE 7 WIDE AND MINIMUM 24 LONG.
3. WHEN COUNTING PRIVATE PARKING SPACES IN

RESIDENTIAL AREAS 1 PARKING SPACE IS ASSUMED FOR
EACH FLEX LOT AND 2 PARKING SPACES ARE ASSUMED
FOR EACH OTHER LOT TYPE.
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SHEETS 4 THROUGH 6.
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NOTES:
1. BUILDING ENVELOPES SHOWN ARE CONCE 4fAND FOR ILLUSTRATIVE PURPOSES ONLY
2. PUBLIC EASEMENTS WILL BE PROVIDEp- NECESSARY DURING DEVELOPMENT AND APPROVED WITH

CONSTRUCTION PLAN APPLICATIQl EASEMENTS WILL PROVIDE ADEQUATE ACCESS TO PUBLIC FACILITIES
CONSTRUCTED THROUGH PRPAfE PROPERTY. THESE EASEMENTS MAY BE FOR, BUT NOT LIMITED TO, THE

\CONVEYANCE OF STORMWER THROUGH PRIVATE PROPERTY.
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ATTACHMENT “C”
File #1-SUB-I 6/I & 2-PD-I 612-CP-I 6/1 -Z-I 6

Copy of Newport Ordinance No. 2076
(amending the Housing Element of the

CITY OF NEWPORT
Newport Comprehensive Plan)

ORDINANCE NO. 2076

AN ORDINANCE AMENDING THE HOUSING ELEMENT
OF THE CITY OF NEWPORT COMPREHENSIVE PLAN

TO INCORPORATE RECOMMENDATIONS IN THE
NEWPORT STUDENT HOUSING REPORT

(File No. 5-CP-14)

Summary of Findings:

1. On December 1, 2014 the Newport City Council adopted Resolution No. 3700, a
resolution accepting the analysis and recommendations of the Newport Student Housing
Study prepared by ECONorthwest. That study, dated November 2014, evaluated how the
Newport housing market will be impacted by Oregon State University’s proposal to expand
the Hatfield Marine Science Center to accommodate 450 additional students and 40 to 60
faculty members and staff over the next ten years.

2. The ECONorthwest study analyses the impact that additional students and faculty will
have on the City’s existing rental housing inventory; assesses the City’s buildable lands
inventory and housing policies in light of this potential development; identifies lands within
the city that are suitable for student housing; outlines public/private partnership opportunities
and incentive programs available to facilitate the construction of multi-family units for student
and workforce housing; and recommends policy and implementation measures that the City
of Newport can pursue to promote the realization of additional multi-family development.

3. A stakeholder group was formed to guide ECONotthwest’s work. It included
representatives from Oregon State University, the Oregon Coast Community College, the
Department of Land Conservation and Development, representatives from local
governments in Lincoln County, and individuals with direct experience in teal property
development and rental housing management.

4. In adopting Resolution No. 3700, the Newport City Council directed the Newport Planning
Commission to evaluate the policy and implementation measures identified in the report and
provide a recommendation for how they might be incorporated into the City of Newport’s
Comprehensive Plan.

5. The Newport Planning Commission actively participated in the development of the scope
of work for ECONorthwest’s report, was appraised of policy and implementation measures
as they were developed, and reviewed recommendations contained in the final draft of the
report prior to the document being presented to the City Council. This occurred at work
sessions on September 8, 2014 and November 24, 2014 and a regular meeting on
November 10, 2014.

6. On January 26, 2015, the Newport Planning Commission conducted a public hearing to
consider the policy and implementation measures contained in the report and, after taking
testimony and reviewing the information contained in the record, recommend that the City
Council adopt the changes into the Housing element of the Newport Comprehensive Plan.



7. The policy and implementation measures contained in the ECONorthwest report provide
a well thought out strategy that the City of Newport can pursue to assist Oregon State
University and others interested in developing multi-family housing in Newport. This is an
area where the existing Housing element in the Newport Comprehensive Plan provides little
guidance. The ECONorthwest report calls for the City to encourage development of multi
family housing, including student housing, throughout the City in areas that allow multi-family
development. This is to be accomplished by evaluating opportunities to incentivize such
development through use of a multiple unit tax exemption, or by leveraging Community Block
Grant Funds. Further, the City will work with individuals that own property in the vicinity of,
and including the Wilder development, and the Oregon Department of Transportation to
ensure that an adequate amount of appropriately zoned land is available for multi-family
development.

8. These amendments to the Housing element of the Newport Comprehensive Plan are
consistent with applicable Statewide Planning Goals in that the changes:

a. Have been developed and vetted with affected stakeholders and the City of
Newport Planning Commission and its Advisory Committee consistent with
Statewide Planning Goal 1, Public Involvement; and

b. Provide a policy basis to support future fact based land use decision making
processes to enhance the availability of land available for multi-family
development and to incentivize such development, consistent with Statewide
Planning Goal 2, Land Use Planning; and

c. Provide a policy framework that will allow the City of Newport to proactively work
with affected stakeholders and developers to ensure needed multifamily units are
developed concurrent with substantial new development like the planned
expansion of the Hatfield Marine Science Center campus. This will help to ensure
that there is an adequate number of needed housing units at price ranges and rent
levels affordable to Newport residents consistent with Statewide Planning Goal 8.
A policy framework that promotes the objective of ensuring that Newport
possesses an adequate number of affordable multi-family units is also consistent
with Statewide Planning Goal 9 because workers that have access to adequate
housing ensures that there will be a workforce available to area employers at
salaries they can afford; and

U. Support the timely, orderly, and efficient arrangement of public facilities and
services, and the safe and convenient extension of the City’s transportation
system by ensuring that changes to residential densities in vicinity of Wilder are
properly coordinated amongst affected property owners and agencies, as
encouraged by Statewide Planning Goals 11 and 12.

9. No other Statewide Planning Goals are applicable to the proposed changes to the
Housing element of the Newport Comprehensive Plan.

10. Since the rationale for the new policy and implementation measures is spelled out in
detail in the report titled “Newport Student Housing Study - Expansion of the Hatfield Marine
Science Center in Newport11’ dated November 2014, it is appropriate that the document be
included as an appendices to the Newport Comprehensive Plan.



11.The City Council held a public hearing on February 17, 2015 regarding the question of
the proposed amendments, and voted in favor of their adoption after considering the
recommendation of the Planning Commission and evidence and argument in the record.

12. Information in the record, including affidavits of mailing and publication, demonstrate that
appropriate public notification was provided for both the Planning Commission and City
Council public hearings.

THE CITY OF NEWPORT ORDAINS AS FOLLOWS:

Section 1. The Housing element of the City of Newport Comprehensive Plan is hereby
amended as set forth in Exhibit “A.”

Section 2. Appendix “D” to the City of Newport Comprehensive Plan is amended to include
the document titled “Newport Student Housing - Expansion of the Hatfield Marine Science
Center in Newport,” prepared by ECONorthwest, dated November 2014.

Section 3. This ordinance shall take effect 30 days after passage.

Date adopted and read by title only: February 17, 2015

Signed by the Mayor on February 18, 2015.

kk I—
- r

Sandra N. Roumagoux, r’1yor

ATTEST:

)WaS%1,4AL_
Marw M. Hawker, Ci Recorder

Approved as to form

te Rich, City Ahorney



Exhibit A
Ordinance No. 2076

File No. 5-CP-14

(Note: Language being added is identified with a double underline.)

HOUSING GOALS, POLICIES, AND IMPLEMENTATION MEASURES

Goals:

Goal 1: To provide for the housing needs of the citizens of Newport in adequate
numbers, price ranges, and rent levels which are commensurate with the financial
capabilities of Newport households.

Goal 2: To provide adequate housing that is affordable to Newport workers at all
wage levels.

Policy 1: The City of Newport shall assess the housing needs and desires of
Newport residents to formulate or refine specific action programs to meet those
needs.

Implementation Measure 1.1: The City of Newport shall establish a set of
verifiable and empirically measurable metrics to track trends in housing
development and affordability. The metrics should be based on readily available
data sets that are available on an annual basis and should include income and
housing cost trends, housing sales, building permits by type and value, as well as
others.

Implementation Measure 1 .2: The Community Development Department shall
prepare annual housing activity reports that include data on residential building
permits issued, residential land consumption, and other indicators relevant to
housing activity.

Implementation Measure 1.3: The Community Development Department shall
conduct an assessment of the housing needs of Newport residents and
workforce every five years. This assessment shall focus on the implementation
measures and related housing programs as described in the Housing section of
the Newport Comprehensive Plan.

Implementation Measure 1.4: The City of Newport shall assess the use of
creative funding and land use tools to facilitate the development of government-
assisted housing and workforce housing. Tools to be evaluated include urban
renewal, lodging tax revenues, system development charge structures, in lieu
fees, and others.

Policy 2: The city shall cooperate with private developers, nonprofits, and federal,
state, and local government agencies in the provision and improvement of
government assisted and workforce housing.

Page CITY OF NEWPORT COMPREHENSIVE PLAN: Housing.



Implementation Measure 2.1: The City shalt establish a residential land bank
program with the intent of facilitating the development of government-assisted
and workforce housing.

Policy 3: The city shall encourage diversity and innovation in residential design,
development and redevelopment that is consistent with community goats.

Implementation Measure 3.1: The City shall review the potential for establishing
policies and locations for transitional housing in ORS 446.265.

Implementation Measure 3.2: The City shall review options for allowing
innovative housing design including pre-approved housing plans. The review
shall consider impacts on government assisted or workforce housing on
innovative design and should include consideration of innovative options that
would result in an increase of workforce or government-assisted housing.

Implementation Measure 3.3: The City shall evaluate how the zoning code can
be modified to create more flexibility for innovative housing design, such as form-
based code options, or modifications to the conditional use process.

Policy 4: The City of Newport shalt designate and zone land for different housing
types in appropriate locations. Higher density housing types shall be located in areas
that are close to major transportation corridors and services.

Implementation Measure 4.1: The City of Newport shall review the
comprehensive plan and zoning maps to ensure that low- and high-density
residential lands are located in areas that are appropriate to associated housing
types.

Implementation Measure 4.2: The City of Newport shall review the Newport
Zoning Code to identify potential amendments related to facilitating the
development of needed housing types. The review shall, at a minimum, include
the following elements: (1) reduced minimum lot size in the R-1 and R-2 zones;
(2) allowing small homes under certain circumstances; (3) adoption of an
accessory dwelling unit ordinance; and (4) street width standards. Any proposals
to reduce minimum lot sizes shall consider building mass and the potential need
to reduce lot coverage allowances.

Policy 5: The City of Newport shall coordinate planning for housing with provision of
infrastructure. The Community Development Department shall coordinate with other
city departments and state agencies to ensure the provision of adequate and cost-
effective infrastructure to support housing development.

Implementation Measure 5.1: The Community Development Department shall
review functional plans (e.g., water, wastewater, transportation, etc.) to identify
areas that have service constraints or will be more expensive to service. This
review shall occur in conjunction with the five-year housing needs evaluation
described in Implementation Measure 1.3.

Page _.CITY OF NEWPORT COMPREHENSIVE PLAN: Housing.



Policy 6: The City of Newport shall discourage, and in some cases, prohibit the
development of residences in known environmentally hazardous or sensitive areas
where legal and appropriately engineered modifications cannot be successfully
made. In support of this policy, the city shall inventory, and to the greatest extent
possible, specifically designate areas that are not buildable or require special
building techniques.

Policy 7: As much as possible, the City of Newport shall protect residential
development from impacts that arise from incompatible commercial and industrial
uses; however, the city also recognizes that some land use conflicts are inevitable
and cannot be eliminated. Where such conflicts occur, the uses shall be buffered,
where possible, to eliminate or reduce adverse affects. Residences that develop
next to objectionable uses are assumed to be cognizant of their actions, so no
special effort by the adjacent use is requited. The residential development will,
therefore, be responsible for the amelioration of harmful affects.

Implementation Measure 7.1: The City of Newport shall investigate and evaluate
housing programs that may reduce the costs on renters and home buyers.

Implementation Measure 7.2: The City of Newport shall eliminate any
unnecessary review processes.

Policy 8: The City of Newport recognizes that mobile homes and manufactured
dwellings provide an affordable alternative to the housing needs of the citizens of
Newport. The city shall provide for those types of housing units through appropriate
zoning provisions.

Implementation Measure 8.1: The City of Newport shall review the mobile home
park inventory maintained by the Oregon Department of Housing and Community
Services to identify parks that may be at risk of transition to commercial uses.
Mobile home parks represent a low-cost housing alternative for lower income
households. The City should consider strategies to mitigate the conversion of
mobile home parks into other uses including working with park owners or
managers.

Implementation Measure 8.2: The City of Newport shall review the zoning code
to allow and encourage ‘park model” RVs as a viable housing type. This review
should include establishing appropriate definitions for Park Model RVs,
establishing appropriate development standards, reviewing minimum lot sizes,
and establishing a set of pre-approved Park Model plans.

Policy 9: Consistent with the Novemçr 2014 study titled “Newport Student Housing
— Exoanson of th Hatfield Marine Science Center in Newport” by ECONorthwest
(Appendix “D”), the City of Newport will encourage development of multifamily
housing, including student housing, throughout the City in areas that allow
multifamily develooment. Increasinu the suolv of multifamily housing is crucial to
meeting the needs of Newport’s workforce and lower-income households. as well as
to supporting student growth at the Hatfield Marine Science Center. The CiW will
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identiN and implement appropriate tools to suooott multifamily and student housing
development.

Imolementation Measure 1: The CiW of Newoort will endeavor to work with
Lincoln CounW to evaluate the use of the multiple unit tax exemotion to supoort
multifamily develooment. If the City and County choose to offer the multiple unit
tax exemption. they will work toaether to identify the area(s) to aoolv the tax
exemption. develoo criteria for offering the tax exemotion. and set criteria for
using the program (such as a programmatic cap).

Implementation Measure 2: The City of Newport will endeavor to work with
Linyoln County to evaluate the use of CDSG and Section 108 funds to support
develooment of subsidized low-income and (where applicable) workforce
multifamily housing.

Implementation Measure 3: The Cit of Newport will endeavor to work with
property owners around the WiJder develoDment and the Oreaon Deoartment of
Transoortation to coordinate the amount. type, and density of residential
development in this area. If necessary, the City of Newoort will ?diust the zoning
in this area to allow for development of student housing and other multifamily
housing.
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ç I ATTACHMENT “D”
File #1-SUB-I 611 & 2-PD-I 612-CP-1 6I1-Z-16

Wanda Haney Notice of Public Hearing & Map

From: Amanda Phipps <aphipps@newportnewstimescom>
Sent: Wednesday, June 15, 2016 9:59 AM
To: Wanda Haney
Subject: RE: City of Newport Legal Notice - File 1-SUB-16/1 & 2-PD-16/2-CP-16/1-Z-16

Wan da,
We have received your notice and will publish accordingly.

Thank you,
Amanda

From: Wanda Haney [mailto:W. Haney©NewportOregon.gov]
Sent: Wednesday, June 15, 2016 9:51 AM
To: ‘Amanda Phipps
Subject: City of Newport Legal Notice - File 1-SUB-16/1 & 2-PD-16/2-CP-16/1-Z-16

Amanda,
Attached is another notice of a public hearing (this one before the Planning Commission) for our File No. 1-SUB-16/1 &
2-PD-16/2-CP-16/1-Z-16, for publication once on FRIDAY, JULY 15, 2016, please. Again, would you please respond with
an email confirming receipt of the notice & if it will publish on this date.
Thanks,

ada

Executive Assistant

City of Newport

Community Development Department

169 SW Coast Hwy

Newport, OR 97365

541-574-0629

FAX: 541-574-0644

tv.hanev@newportoregon.gov

1
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CITY OF NEWPORT

NOTICE OF A PUBLIC hEARING

The City of Newport Planning Commission will hold a public hearing on Monday, July 25, 2016, at
7:00 p.m. in the City Hall Council Chambers to consider File No. 1-SUE-1611 & 2-PD-16/2-CP-16/1-Z-16 as
submitted by Ronald L. Adams, Oregon State University (Bonnie Serkin, Landwaves, Inc., property owner)
(Elizabeth Decker, JET Planning, authorized representative). The applicant is applying for modifications in order to
allow for development of student housing to support OSU’s expanding Newport operations centered around the
Hatfield Marine Science Center and for multi-family development for Samaritan House. The proposed modifications
would amend the Comprehensive Plan map designations by shifting locations of about 11 acres of low density and
high density residential designated areas within the planned development with no net change to the total number of
permitted dwelling units. The application includes the following requests: 1-SUB-16: Modifications to the tentative
subdivision plan for portions of Phase I of Wilder specific to proposed Wilder Phase 4 and to include a new parcel
for Phase 6 in the tentative plan. The plan was previously approved as Case F lie #l-SUB-09 and modified through
Case File #3-SUB-09, #1-SUB-b, and #1-SUB-15. The proposed modifications provide for a single lot in Phase 4
intended for multi-family development in place of individual single-family lots and cottage lots previously proposed,
and a single parcel for multi-family development in Phase 6. As previously conditioned, the proposed phased tentative
plat will be valid for a period of at least 10 years. 1-PD-16: Major modifications to the approved Preliminary
Development Plan for Phase 1 of Wilder (most recently modified in Case File #2-PD-is) to add multi-family
development to the northwest corner of the site, shown as Phase 4, in place of single-family development, to
accommodate student housing for OSU; add multi-family development to north of the site, shown as Phase 6, in place
of single-family development, to accommodate an affordable housing project; replace multi-family development in
the southeast corner of the site with single-family development to balance the proposed development for Phases 4 and
5; introduce a new multi-family residential development type to the “Kit of Parts” called Multi-Family: Clustered for
the proposed student housing development; allow a variance to the multi-family clustered residential parking standard
to decrease required spaces in recognition of available multimodal transportation alternatives; allow ‘Day Care’ and
supporting Community Services uses as permitted uses in the R-3 Medium-Density Mtilti-Family zone; adjust range
of development for various residential types with no net increase in units; and adjust multi-family and single-family
lot configurations for future phases of development east of Harborton Street. The Village Center continues to be the
heart of activity serving a spectrum of residential development types that gradually reduce in density farther from the
Village Center, with the addition of a node of student hotising, located closest to the OSU Hatfield Marine Science
Center, and affordable housing strategically located near the entrance to Wilder. 2-PD-16: Major modifications to
the approved final Development Plan for Phase I of Wilder (Case Files #2-PD-09, #6-PD-09, #2-PD-b, #2-PD-i4,
and #3-PD-15) by proposing detailed development, including streets, buildings, landscaping, open space, etc., within
the portion of Phase I of Wilder on the west side of Harborton Street. This application expands the Final Development
Plan to encompass Phase 6 as well. The major modifications to the Final Development Plan incorporate the change
to multi-family development in Phase 4 for stcident housing and in Phase 6 for affordable housing consistent with the
changes to the Preliminary Development Plan. 2-CP-16: The comprehensive Plan map amendment involves a change
to the comprehensive plan designation for Phase 4 and Phase 6 to High-Density Residential from Low-Density
Residential, with a corresponding change to Low-Density Residential from High-Density on the east side of Harborton
Street north of the Village Center to minimize the net change to High-Density Residential acres. There are no changes
to the total number of dwelling units proposed within Phase 1 of Wilder as a result of this amendment, simply a
relocation of density within the development. 1-Z-16: The zoning ordinance map amendment proposes to change
the zoning for Phase 4 and Phase 6 to R-3 Medium-Density Multi-family zoning from R-2 Medium-Density Single-
family to accommodate student and affordable housing. The zoning on the east side of Harborton Street north of the
Village Center will be changed correspondingly from R-3 Medium-Density Multi-family zoning to R-2 Medium-
Density Single-family to partially offset the additional R-3 acres in Phases 4 and 6. The location of the subject
property includes Tax Lot 00100 of Assessor’s Tax Map 11-11-20-00, Tax Lots 00700 & 01300 of Assessor’s Tax
Map Il-i 1-21-00 (Parcels I and 2, Partition PlatNo. 2015-01). The site is located in the South Beach neighborhood
directly east of Mike Miller Park and south of SE 40th Street on land zoned R-2, R-3, and C-i. The application must
be consistent with those approval criteria as set forth in Section 13.05.015 (for tentative subdivision plan approval)
of the City of Newport’s Municipal Code (NMC); NMC Chapter 14.35.070 (for preliminary development plan
approval); and NMC Section 14.35.100 (for final development plan approval). Pursuant to NMC 14.35.110 (C),
major changes to approved preliminary and final development plans, such as changes in character of the development
or any increase in the intensity or density of the land use or in the location or amount of land devoted to specific land
uses or any change in the location, width, or size of a collector or major thoroughfare street, or that substantially



changes the location or specification for utilities but will not materially affect future street or utility plans of the City
may be approved by the Planning Commission after public hearing and must satisfy the original approval criteria.
Pursuant to NMC Section 13.05.105 (A) (Exceptions for Planned Developments), the standards and requirements
otherwise applicable to standard subdivisions under Chapter 13 of the Municipal Code may be modified without a
variance for planned developments. Comprehensive Plan Map amendments require findings addressing the
following: 1. Change in one or more goal or policy; and 2. Demonstrated need to accommodate unpredicted
population trends, housing needs, employment needs, or change in community attitudes; and 3. Orderly and economic
provision of key public facilities; and 4. Ability to serve the subject property with City services without an undue
burden on the general population; and 5. Compatibility of the proposed change with the surrounding neighborhood
and community. Zoning Map amendments (as perNMC Section 14.36.010) require findings that the proposed zoning
is consistent with the Comprehensive Plan Map, furthers a public necessity, and promotes the general welfare.
Testimony and evidence must be directed toward the criteria described above or other criteria in the Comprehensive
Plan and its implementing ordinances that a person believes applies to the decision. Failure to raise an issue with
sufficient specificity to afford the City and the parties an opportunity to respond to that issue precludes an appeal
(including to the Land Use Board of Appeals) based on that issue. Testimony may be submitted in written or oral
form. Oral and written testimony will be taken during the course of the public hearing. Letters to the Community
Development (Planning) Department, City Hall, 169 SW Coast Hwy, Newport, OR 97365, must be received by 5:00
p.m. the day of the hearing or submitted to the Planning Commission during the hearing. The hearing will include a
report by staff, testimony (both oral and written) from those in favor (including the applicant) or opposed to the
application, rebuttal by the applicant, and questions and deliberation by the Planning Commission. Pursuant to ORS
197.763 (6), any person prior to the conclusion of the initial public hearing may request a continuance of the public
hearing or that the record be left open for at least seven days to present additional evidence, arguments, or testimony
regarding the application. The staff report may be reviewed or a copy purchased at the Newport Community
Development (Planning) Department (address above) seven days prior to the hearing. The application materials
(including the application and all documents and evidence submitted in support of the application), the applicable
criteria, and other file material are available for inspection at no cost or copies may be purchased for reasonable cost
at this address. Contact Derrick Tokos, Community Development Director, (541) 574-0626,
d.tokos@newportoreon.gov (mailing address above).

(FOR PUBLICA TION ONCE ONFRIDAY, JULY15, 2016)
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(
CITY Of NEWPORT

NOTICE OF A PUBLIC HEARING’

NOTICE IS HEREBY GIVEN that the Planning Commission of the City of Newport, Oregon, will
hold a public hearing on Monday, July 25, 2016, to consider the following requests related to the Wilder
development.

File No. 1-SUB-16/1 & 2-PD-1612-CP-16/1-Z-16.

Applicant & Owner: Ronald L. Adams, Oregon State University (Bonnie Serkin, Landwaves, Inc., property owner)
(Elizabeth Decker, JET Planning, authorized representative).

Requests: The applicant is applying for modifications in order to allow for development of student housing to support
OSU’s expanding Newport operations centered around the Hatfield Marine Science Center and for multi-family
development for Samaritan House. The proposed modifications would amend the Comprehensive Plan map
designations by shifting locations of about 11 acres of low density and high density residential designated areas within
the planned development with no net change to the total number of permitted dwelling units.

1-SUB-16: Modifications to the tentative subdivision plan for portions of Phase I of Wilder specific to proposed
Wilder Phase 4 and to include a new parcel for Phase 6 in the tentative plan. The plan was previously approved as
Case file #1-SUB-09 and modified through Case File #3-SUB-09, #1-SUB-lO, and #1-SUB-15. The proposed
modifications provide for a single lot in Phase 4 intended for multi-family development in place of individual single-
family lots and cottage lots previously proposed, and a single parcel for multi-family development in Phase 6. As
previously conditioned, the proposed phased tentative plat will be valid for a period of at least 10 years.

1-PD-16: Major modifications to the approved Preliminary Development Plan for Phase I of Wilder (most recently
modified in Case File #2-PD-is) to add multi-family development to the northwest corner of the site, shown as Phase
4, in place of single-family development, to accommodate student housing for OSU; add multi-family development
to north of the site, shown as Phase 6, in place of single-family development, to accommodate an affordable housing
project; replace multi-family development in the southeast corner of the site with single-family development to
balance the proposed development for Phases 4 and 5; introduce a new multi-family residential development type to
the “Kit of Parts” called Multi-family: Clustered for the proposed student housing development; allow a variance to
the multi-family clustered residential parking standard to decrease required spaces in recognition of available
multimodal transportation alternatives; allow ‘Day Care’ and supporting Community Services uses as permitted uses
in the R-3 Medium-Density Multi-family zone; adjust range of development for various residential types with no net
increase in units; and adjust multi-family and single-family lot configurations for future phases of development east
of Harborton Street. The Village Center continues to be the heart of activity serving a spectrum of residential
development types that gradually reduce in density farther from the Village Center, with the addition of a node of
student housing, located closest to the OSU Hatfield Marine Science Center, and affordable housing strategically
located near the entrance to Wilder.

2-PD-16: Major modifications to the approved final Development Plan for Phase I of Wilder (Case files #2-PD-09,
#6-PD-09, #2-PD-ID, #2-PD-14, and #3-PD-Is) by proposing detailed development, including streets, buildings,
landscaping, open space, etc., within the portion of Phase I of Wilder on the west side of Harborton Street. This
application expands the Final Development Plan to encompass Phase 6 as well. The major modifications to the Final
Development Plan incorporate the change to multi-family development in Phase 4 for student housing and in Phase
6 for affordable housing consistent with the changes to the Preliminary Development Plan.

2-CP-16: The comprehensive Plan map amendment involves a change to the comprehensive plan designation for
Phase 4 and Phase 6 to High-Density Residential from Low-Density Residential, with a corresponding change to
Low-Density Residential from High-Density on the east side of Harborton Street north of the Village Center to
minimize the net change to High-Density Residential acres. There are no changes to the total number of dwelling
units proposed within Phase I of Wilder as a result of this amendment, simply a relocation of density within the
development.

1 This notice is being sent to affected property owners within 200 feet of the subject property (according to Lincoln County tax records), affected
public/private utilities/agencies within Lincoln County. and affected city departments.
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1-Z-16: The zoning ordinance map amendment proposes to change the zoning for Phase 4 and Phase 6 to R-3
Medium-Density Multi-family zoning from R-2 Medium-Density Single-family to accommodate student and
affordable housing. The zoning on the east side of Harborton Street north of the Village Center will be changed
correspondingly from R-3 Medium-Density Multi-family zoning to R-2 Medium-Density Single-family to partially
offset the additional R-3 acres in Phases 4 and 6.

Location: The subject property includes Tax Lot 00100 of Assessor’s Tax Map 11-1 1-20-00, Tax Lots 00700 &
01300 of Assessor’s Tax Map 11-11-21-00 (Parcels I and 2, Partition Plat No. 2015-01). The site is located in the
South Beach neighborhood directly east of Mike Miller Park and south of SE 40th Street on land zoned R-2, R-3, and
C-I.

Applicable Criteria: Must be consistent with those approval criteria as set forth in Section 13.05.015 (for tentative
subdivision plan approval) of the City of Newport’s Municipal Code (NMC); NMC Chapter 14.35.070 (for
preliminary development plan approval); and NMC Section 14.35.100 (for final development plan approval).
Pursuant to NMC 14.35.110 (C), major changes to approved preliminary and final development plans, such as changes
in character of the development or any increase in the intensity or density of the land use or in the location or amount
of land devoted to specific land uses or any change in the location, width, or size of a collector or major thoroughfare
street, or that substantially changes the location or specification for utilities but will not materially affect future street
or utility plans of the City may be approved by the Planning Commission after public hearing and must satisfy the
original approval criteria. Pursuant to NMC Section 13.05.105 (A) (Exceptions for Planned Developments), the
standards and requirements otherwise applicable to standard subdivisions under Chapter 13 of the Municipal Code
may be modified without a variance for planned developments. Comprehensive Plan Map amendments require
findings addressing the following: I. Change in one or more goal or policy; and 2. Demonstrated need to
accommodate unpredicted population trends, housing needs, employment needs, or change in community attitudes;
and 3. Orderly and economic provision of key public facilities; and 4. Ability to serve the subject property with City
services without an undue burden on the general population; and 5. Compatibility of the proposed change with the
surrounding neighborhood and community. Zoning Map amendments (as per NMC Section 14.36.010) require
findings that the proposed zoning is consistent with the Comprehensive Plan Map, furthers a public necessity, and
promotes the general welfare.

Testimony: Testimony and evidence must be directed toward the criteria described above or other criteria in the
Comprehensive Plan and its implementing ordinances that a person believes applies to the decision. failure to raise
an issue with sufficient specificity to afford the City and the parties an opportunity to respond to that issue precludes
an appeal (including to the Land Use Board of Appeals) based on that issue. Testimony may be submitted in written
or oral form. Oral and written testimony will be taken during the course of the public hearing. Letters to the
Commcinity Development (Planning) Department (address below cinder “Reports/Application Material”) must be
received by 5:00 p.m. the day of the hearing or submitted to the Planning Commission dciring the hearing. The heating
will include a report by staff, testimony (both oral and written) from those in favor (including the applicant) or opposed
to the application, rebuttal by the applicant, and questions and deliberation by the Planning Commission. Pursuant to
ORS 197.763 (6), any person prior to the conclusion of the initial public hearing may request a continuance of the
public hearing or that the record be left open for at least seven days to present additional evidence, arguments, or
testimony regarding the application.

Reports/Application Material: The staff report may be reviewed or a copy purchased at the Newport Community
Development (Planning) Department, City Hall, 169 SW Coast Hwy, Newport, Oregon 97365, seven days prior to
the hearing. The application materials (including the application and all docciments and evidence submitted in support
of the application), the applicable criteria, and other file material are available for inspection at no cost or copies may
be purchased for reasonable cost at this address.

Contact: Derrick Tokos, Community Development Director, (541) 574-0626 (address above in “Reports/Application
Material”).

Time/Place of Hearing: Monday, July 25, 2016, 7:00 p.m. in the Newport City Hall Council Chambers (address
above in “Reports/Application Materials”).

MAILED: June 15, 2016.
PUBLISHED: Friday, Jcily 15, 2016/Newport News-Times.
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Wanda Haney

From: Wanda Haney
Sent: Wednesday, June 15, 2016 11:05 AM
To: Derrick Tokos; Jim Protiva; Joseph Lease; Mark Miranda; Mike Murzynsky; Rob Murphy;

Spencer Nebel; Ted Smith; Tim Gross; Victor Mettle
Subject: Public Hearing Notice - File No. 1-SUB-16/1 & 2-PD-16/2-CP-16/1-Z-16
Attachments: File 1-SUB-16--1 & 2-PD-16--2-CP-16--1-Z-16 Notice.docx

Attached is a public notice concerning a land use application. The notice contains an explanation of the
requests, a property description, and a date for a public hearing. Please review this information to see if you
would like to make any comments. We must receive comments at least 10 days prior to the hearing in order for
them to be considered. Should no response be received, a “no comment” will be assumed.

Executive Assistant

City of Newport

Community Development Department

169 SW Coast Hwy

Newport, OR 97365

541-574-0629

FAX: 541-574-0644

w.haney@newportoregon.gov

1
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From: Wanda Haney
Sent: Wednesday, June 15, 2016 10:58 AM
To: ‘Wingard, Patrick’; ‘97365NewportOR@usps.gov’
Subject: City of Newport Public Heating Notice - File 1-SUB-16/1 & 2-PD-16/2-CP-16/1-Z-16
Attachments: File 1-SUB-16--1 & 2-PD-16--2-CP-16--1-Z-16 Notice.docx

FYI — Attached is a notice of a Planning Commission public hearing regarding amendments to the tentative subdivision
plan, the preliminary development plans, the final development plan, the Comprehensive Plan map, and the Zoning
map within the Wilder Development.

Executive Assistant

City of Newport

Community Development Department

169 SW Coast I-lwy

Newport, OR 97365

541-574-0629

FAX: 541-574-0644

w.haney@newportoregon.gov
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BONNIE SERKIN
LANDWAVES INC
2712 SE 20TH AVE

PORTLAND OR 97202

ELIZABETH DECKER
JET PLANNING

215 W 4m ST STE 209
VANCOUVER WA 98660

RONALD L ADAMS
OREGON STATE UNIVERSITY

3015 SW WESTERN BLVD
CORVALLIS OR 97333-4038

CENTRAL LINCOLN PUD
ATTN: BRIAN BARTH
MGR ACCT & FINANCE

PC BOX 1126
NEWPORT OR 97365

MARION E STOCKER
9566 LOGSDEN RD
SILETZOR 97380

FRED ARTHUR YECK
TRUSTEE

PC BOX 352
NEWPORT OR 97365

JACK E STOCKER
TRUSTEE

PC BOX 688
SOUTH BEACH OR 97366

BGB LLC
16538 SW GLENEAGLE DR

SHERWOOD OR 97140

MARK B & CAROL S SALVAGE
23151 NE 15TH CT

SAMMAMISH WA 98074

EQUITY TRUST CO CUSTODIAN &
FBO MICHAEL IRA YEOMANS
ATTN: MICAHEL YEOMANS

5745 Sw ARBOR DR
SOUTH BEACH OR 97366

F & S NEWPORT LLC
2110 NE 36TH DR STE 1100
LINCOLN CITY OR 97367

GARY E & VERNON & ROBERT &
LOREN TRYON

PC BOX 975
WALDPORT OR 97394

CCCC SERVICE DISTRICT
ATIN: BIRGITTE RYSLINGE

400 SE COLLEGE WAY
NEWPORT OR 97365

OKSENHOLT CONSTRUCTION CO
PC BOX 540

LINCOLN CITY OR 97367

SUSANNAH LYNN ELIZONDO
2830 LEGACY POINT DR
ARLINGTON TX 76006

WILDER HOMEOWNERS ASSN
2712 SE 20TH AVE

PORTLAND OR 97202

VIRGINIA G GIBBS
4340 SE FLEMING ST

SOUTH BEACH OR 97366

BEVERLY W SHUTT
TRUSTEE

1565 SE RUNNING SPRINGS CT
NEWPORT OR 97365

KATHLEEN M ATKINSON
TRUSTEE

3001 OVERLOOK DR
BLOOMINGTON MN 55431

R EUGENE CURTIS &
CINDY SLYH CURTIS

4340 SE ELLIS ST
SOUTH BEACH OR 97366

KAREN BLOOMQUIST
4350 SE ELLIS ST

SOUTH BEACH OR 97366

SHARON AMLIN HANSEN &
KENNETH J HANSEN

4184 MEADOW WOOD DR
EL DORADO HILLS CA 95762

MARKUS HORNING &
LISA T MULCAHY
4356 SE ELLIS ST

SOUTH BEACH CR 97366

EMERY INVESTMENTS INC
ATTN: WILLIAM H EMERY

2712 SE 20TH AVE
PORTLAND CR 97202

GARY & SHIRLEY J HUNTER
TRUSTEES

410 SE 43R0 ST
SOUTH BEACH OR 97366

EDGAR L & CYNTHIA J WALES
1295 SE 11TH LP

CANBY OR 97013

DIEDRE CONKLING
4335 SE FLEMING ST

SOUTH BEACH OR 97366

DENISE E GUILD
TRUSTEE

P0 BOX 681
DEPOE BAY OR 97341

WILLIAM D MORIN &
LAURA MERNITZ

4041 NE WEST DEVILS LK RD #9
LINCOLN CITY OR 97367

LEONARD J & SUSAN E BYNUM
640 SW LINNEMAN CT
GRESHAM OR 97030
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CONSTANCE M MCLEOD STEVEN S & MICHELE M HALLMARK JEAN Z LARSON
4365 SE FLEMING ST P0 BOX 89 4330 SE ELLIS ST

SOUTH BEACH OR 97366 WINSTON OR 97396 SOUTH BEACH OR 97366

RYAN M PARKER & JASON DUCKLES &SARA BROCK
SACHIKO OTSUKI ANTHEA KRESTON4316 SE ELLIS ST

4360 SE FLEMING ST 861 SW JEFFERSONSOUTH BEACH OR 97366
SOUTH BEACH OR 97366 CORVALLIS OR 97333

SARA BARTON SCHREIBER
4336 SE ELLIS ST

SOUTH BEACH OR 97366

Exhibit “A”
Mailing Labels — Adjacent Properties



NW Natural
ATTN: Alan Lee

1405 SW Hwy 101
Lincoln City, OR 97367

Email: Patrick Wingard
DLCD

CenturyLink
ATTN: Corky Fallin

740 State St
Salem OR 97301

Lincoln County Assessor
Lincoln County Courthouse

225 W Olive St
Newport OR 97365

Lincoln County Surveyor
$80 NE 7th S

Newport OR 97365

wvCC
911 Dispatch

555 Liberty St SE Rm P-107
Salem OR 97301-3513

Lincoln County Clerk
Lincoln County Courthouse

225 W Olive St
Newport OR 97365

Central Lincoln PUD
ATTN: Randy Grove

P0 Box 1126
Newport OR 97365

Charter Communications
ATTN: Keith Kaminski

355 NE 1st St
Newport OR 97365

Lincoln County School District
ATTN: Superintendent

P0 Box 1110
Newport OR 97365

Lincoln County Commissioners
Lincoln County Courthouse

225 W Olive St
Newport OR 97365

Lincoln County Planning Dept
210 SW 2nd St

Newport OR 97365

Email: Newport Post Office

Victor Mettle
Code AdministratorlPlanner

Mark Miranda
Police Chief

Spencer Nebel
City Manger

JIM PROTIVA
PARKS & REC

Tim Gross
Public Works

Ted Smith
LIBRARY

Joseph Lease
Building Official

EXHIBIT ‘A’
(Affected Agencies)

Mike Murzynsky
Finance Director

Rob Murphy
Fire Chief



Derrick Tokos

From: Derrick lokos
Sent: Monday, June 13, 2016 4:36 PM
To: ‘plan.amendments@state.or.us’
Subject: Notice of Proposed Amendment
Attachments: FORM_lNotice_of_Proposed_Amendment.pdf; PreliminaryDevelopmentPlan_Old.pdf;

PreliminaryDevelopmentPlan_New.pdf; Appliation-Materials.pdf

Attached is a copy of the notice and supporting materials for proposed revisions to the Wilder Planned Development in
Newport.

Let me know if you have any questions.

De,rrLthl. To1ca AICP
Community Development Director
City of Newport
169 SW Coast Highway
Newport, OR 97365
ph: 541.574.0626 fax: 541.574.0644
d.tokos@newportoregon.ov
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ATTACHMENT “E”
File #1 -SUB-16/I & 2-PD-I 612-CP-I 6/1 -Z-I 6

Notice of June 28, 2016
Neighborhood Outreach Meeting

(mailed by OSU, dated 6117116)

University Housing and Dining Services
Oregon State University, 702 8uxton Hall, Corvallis, Oregon 97331-1317
T 541-737- 4771 F 541-737- 0686 I http:I/oregonstate.edu/uhds

Oregon State
UNIVERSITY

June 17, 2016

Project: Oregon State University Proposed student housing within Wilder Development

Subject: Neighborhood Meeting June 28 at 6:30pm, Orgon Coast Community Coflege

Dear Neighbor:

Oregon State University (OSU), is applying for land use and zoning modifications within the Wilder Development to allow for

the development of student housing to support future expansion of university marine studies teaching and research in

Newport. The proposed modifications will be integrated into the Wilder development, a mixed-use residential development

centered around SE Harborton Street and College Way. OSU is proposing to construct apartments within the northwest

corner of the Wilder Development for use as student housing.

OSU will hold a neighborhood meeting to share information about this proposal and respond to questions about the project’s

conceptual plans. This meeting will be held in the Oregon Coast Community College community meeting room on June 28th
from 6:30-7:3Opm. A short presentation on the proposed development will be provided by OSU student housing staff.
Following the presentation, OSU encourages neighbors to ask questions and provide the university feedback on the proposed
project.

Proposed Project Details:

• Location: SE Harborton Street (the extension 0f4Qth Street) east of Ash Street, within Wilder development.

• Size: 5-acre site.

• Timing: The proposed project will undergo review by the city of Newport over the summer of 2016. If approved by
the city, the project’s completion is planned to coincide with the opening of the new OSU marine studies building to
be built in Newport.

• Project applicant: Oregon State University.

• Current landowner: Candwaves, Inc (Wilder Development owner and developer).

• Proposed development: 130 apartments to be used for student housing, with parking, on-site landscaping, a new
public trail and open space.

• Zoning: Proposed change to R-3 Medium-Density Multifamily Residential.

• infrastructure: Roads, water, and sewer have been completed to serve the proposed development within the Wilder
Development and have capacity to serve this project with no net impact.

• Relationship to the Wilder Development: This development is currently approved for the construction of up to 345
residential units on both sides of SE Harborton Street, including homes already constructed. This proposal will adjust
the location of some of those units, but will not result in an increase in future residences.

• City of Newport development review process: OSU’s housing development proposal will also be reviewed during a
City of Newport Planning Commission meeting at 7 p.m. on July 25th The Planning Commission meeting is open to
the public.

Please contact me at any time with questions regarding this proposed project or the June 28th meeting.

Regards,

Dan Larson

Executive Director, University Housing & Dining Services
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ATTACHMENT “F”
File #1-SUB-I 6/1 & 2-PD-I 612-CP-I 6/I -Z-1 6

Email exchange between COD Tokos
Derrick Tokos & Jon Holbrook

(dated 6123116)

From: Derrick Tokos
Sent: Thursday, June 23, 2016 5:17 PM
To: ‘Jon’
Cc: Serina Adams; ‘Elizabeth Decker’; Tim Gross
Subject: RE: Samaritan House driveway alignment

Hi Jon,

I brought this concern to Elizabeth’s attention shortly after we received the application so that you had ample time to
look at design alternatives prior to the Planning Commission meeting. SE 4Oth/Harborton is a collector roadway that will
carry a large volume of traffic as the Planned Development builds out and we want to avoid offset intersections along
this roadway because they create turn movement conflicts that can compromise public safety.

Here are two relevant provisions of the Municipal Code:

NMC 14.35.100(D) — “Access shall be designed to cause minimum interference with traffic movement on abutting
streets.” This is a Final Development Plan standard. Offset intersections create safety issues on the abutting street for
the reason noted and we would construe that to be “interference with traffic movement.”

NMC 14.14.120(C) — “All accesses shall be approved by the City Engineer or designate.” I talked to our City Engineer, Tim
Gross, and he advised that the accesses will be required to be aligned because of the safety concerns.

We are in the process of putting together our completeness review comments, and will have them finished by the end of
next week. This may bring up other issues relevant to your project. I’ll make sure to copy you as well as Elizabeth once
the comments are compiled.

VeA’rI,ckiI. Tko- AICP
Community Development Director
City of Newport
169 SW Coast Highway
Newport, OR 97365
ph: 541.574.0626 fax: 541.574.0644
d.tokos@newportoregon.gov

From: Jon [mailto:custhome@hotmail.comJ
Sent: Thursday, June 23, 2016 8:31 AM
To: Derrick Tokos <D.Tokos@NewportOregon.gov>
Cc: Serina Adams <serinaadams@gmail.com>
Subject: Samaritan House driveway alignment

Hi Derrick,

We’re working on the Samaritan House design and apparently you told Elizabeth Decker that you might want
the Samaritan House driveway to align with the roadway on the opposite side of Harborton. My question is,
where in the municipal code does it state that a private driveway to a single piece of property needs to align

1



with a public street. This has never been a policy that I have heard of. Also keeping in mind that this is a PUD,
It does not make any sense that this should be a requirement.
Jon Holbrook
Jon Holbrook Design
405 SE Scenic Loop
Newport, OR 97365
Ph. 541-265-9366

Virus-free. www.avast.com
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ATTACHMENT “G”
File #1-SUB-16/1 & 2-PD-1612-CP-16/1-Z-16

Email exchange between CDD Tokos
& Valerie Grigg Devis wIODOTDerrick Tokos (dated 6124 to 715)

From: GRIGG DEVIS Valerie <Valerie.GRIGGDEVIS@odot.state.or.us>
Sent: Tuesday, July 05, 2016 3:25 PM
To: Derrick Tokos
Cc: LINER DuaneJ
Subject: RE: 11 Acre Comp Plan amendment & zone change
Attachments: DOC000.pdf

Follow Up Flag: Follow up
Flag Status: Completed

Derrick -

Thank you for the timely information. No further comments/concerns at this time.

With Best Regards,

Valerie Grigg Devis
Senior Region Planner
Oregon Department of Transportation
541-757-4197

From: Derrick Tokos [mailto: D.Tokos@NewportOregon.govJ
Sent: Thursday, June 30, 2016 8:32 AM
To: GRIGG DEVIS Valerie
Subject: RE: 11 Acre Comp Plan amendment & zone change

Valerie,

Here is the narrative and copies of relevant plan sheets. Phase 4 is the OSU student housing development (130
units). Phase 6 is a 12 unit development for Samaritan House, a local non-profit. The proposal doesn’t increase the total
number of dwelling units, just shifts more to apartments. Trips are within the approved budget for this TAZ.

Derrtck’I. To1c.o AIC?
Community Development Director
City of Newport
169 SW Coast Highway
Newport, OR 97365
ph: 541.574.0626 fax: 541.574.0644
d .tokos@newportoregon.gov

From: GRIGG DEVIS Valerie [mailto:Valerie.GRIGGDEVIS@odot.state.or.usj
Sent: Wednesday, June 29, 2016 1:50 PM

1



To: Derrick Tokos <D.TokosNewportOregon.gov>
Subject: RE: 11 Acre Comp Plan amendment & zone change

Hello Derrick —

I am having difficulty setting up a drophox account — Tm not sure why.
With a be possible for you to just send me a site plan, and a brief description?

With Best Regards,

Valerie Grigg Devis
Senior Region Planner
Oregon Department of Transportation
541-757-4197

From: Derrick Tokos [mailto: D.TokosöNewportOregon.gov]
Sent: Tuesday, June 28, 2016 3:38 PM
To: GRIGG DEVIS Valerie; LYONS Sheila A
Cc: ‘Elizabeth Decker’
Subject: RE: 11 Acre Comp Plan amendment & zone change

Valerie and Sheila,

I couldn’t get the 8mb file to you as an attachment, so I am sending you a Dropbox link to the information via a separate
email.

The file that I uploaded is the higher resolution copy of the application. Let me know if you have any trouble accessing
the information.

De1trtck,I. Yo1o AICP
Community Development Director
City of Newport
169 SW Coast Highway
Newport, OR 97365
ph: 541.574.0626 fax: 541.574.0644
d.tokosnewportoregon.ov

From: Derrick Tokos
Sent: Tuesday, June 28, 2016 3:23 PM
To: ‘GRIGG DEVIS Valerie’ <Valerie.GRlGGDEVlS@’odot.state.or.us>
Cc: LYONS Sheila A <Sheila.A.LYONS@odot.state.or.us>; ‘Elizabeth Decker’ <edecker@ietplanning.net>
Subject: RE: 11 Acre Comp Plan amendment & zone change

2



Hi Valerie,

Here is a copy of the application. It is a little fuzzy as I had to reduce the resolution of the document in order to keep the
file size under 10mb. The applicant’s representative, Elizabeth Decker, may have a better version if you are concerned
about legibility.

Please copy Ms. Decker on any comments you provide.

Thank you,

DerrtthI. 7o1co 741CP
Community Development Director
City of Newport
169 SW Coast Highway
Newport, OR 97365
ph: 541.574.0626 fax: 541.574.0644
d .tokos@ newporto regon.gov

From: GRIGG DEVIS Valerie [mailto:Valerie.GRlGGDEVlSodot.state.or.us1
Sent: Friday, June 24, 2016 8:12 AM
To: Derrick Tokos <D.TokosNewortOregon.gov>

Cc: LYONS Sheila A <Sheila.A.LYONS@odot.state.or.us>
Subject: 11 Acre Comp Plan amendment & zone change

Hello Derrick —

We’d like to see some additional details about this proposal Thanks!

Newport i-SUB-16/2-PD-16/2CP 004-16
Amend the Comprehensive Plan Map from Low Density Residential to High Density Residential from
High Density Residential to Low Density Residential; and the Zoning Map from R-3 to R-2 for 11.00
acres locates at T11S, Ri 1W, Sec 20, TL lOOm 700 & 1300.

With Best Regards,

Valerie Grigy Devis
Senior Region Transportation Planner

Oregon
J Department

of Transportation

3700 Southwest Philomath Blvd., Corvallis, Oregon 97333
Office: 541-757-4197 I Cell: 971-600-4335

Office Hours: Monday through Thursday 7:30 AM to 5 PM - Friday 9 AM to 1 PM

3



ATTACHMENT “H”
File #1 -SUB-I 611 & 2-PD-I 612-CP-I 611 -Z-1 6

N ‘

Staff Completeness Review Letter
(dated 711116)

CITY Of NEWPORT -

169 Sw COAST HWY / tax 541 574 0644

NEWPORT OREGON 97365 http / newportoregon gov

COAST GUARD CITY, USA 0 EGO N mombetsu, japan, sister city

July 1, 2016

Elizabeth Decker
Jet Planning
215 W 4th Street, #209
Vancouver, WA 98660

RE: Amendment to Wilder Phase 1 Planned Development (File No. 1-SUB-16/1 & 2-PD-
16/2-CP-16/1-Z-16)

Dear Ms. Decker,

We appreciate the time and attention you put into preparing the above referenced amendment to
Phase 1 of the Wilder Planned Development. After reviewing the documents, it appears that there
are a few additional pieces of information and/or clarifications needed before the request is
considered by the Newport Planning Commission.

The following are the specific issues that need to be addressed:

1. As referenced in my June 23 email, driveway accesses onto SE 40thlHarborton for phases 4 and
6 need to be aligned so that they are directly across from each other. SE 4Oth/Harborton is a
collector roadway that will carry a large volume of traffic as the Planned Development builds out
and we want to avoid offset intersections along this roadway because they create turn movement
conflicts that can compromise public safety. The parking layout for phase 6 should assume a
single point of access onto SE 4Oth,?Flarborton.

2. Please provide text legal descriptions and graphic exhibits for areas where the Comprehensive
Plan Map and Zoning Map are being amended to accomplish the shift in density referenced in
your narrative. This information will be used in the ordinance that will adopt the map changes.

3. The narrative discusses a transition between Phases 5 and 7; however, the boundary between
those phases is not shown on the phasing plan. Please add a boundary to illustrate the relative
size and location of the two phases.

4. The final development plan and tentative subdivision plan do not pick-up the map change from
R-3 to R-2. Please revise the plan sheets to reflect the location of the new zone boundary line
(except for Existing Conditions, Sheet 1).

5. I realize that it is a little more work, but it would be helpful if you could put together a total of 4
tables on sheet 16 of the narrative that compare the estimated range of development for the
preliminary and final development plans, as approved, to what is proposed with this amendment.

Page 1 of3



The current marked up tables lead people to assume that there is an increase, which is true for the
final development pian but not for the preliminary development plan. I have received questions
about this from a couple of people.

6. Please provide data to support the request to reduce the parking standard from 1.5 to 1.3 per unit
after the first 4 units. While expect students to walk or bike to the Hatfield Marine Science
Center, they still need a car in order to get to Newport and to access the services they will need
(groceries, restaurants, etc.). Can OSU provide supporting information from other housing
projects that they have been involved with?

7. If you are going to rely upon transit service to the apartments, then what kind of arrangements
have you made with the Lincoln County Transit District to provide service? Have you
considered creating a dedicated stop and bus shelter for students?

8. Provide a breakdown of the assumptions used to calculate required parking for phase 6.

9. The narrative makes reference to a landscaping plan that has been previously approved (page
20). What plan are you referring too? A landscaping plan is needed to illustrate concepts
discussed in your narrative for phases 4 and 6 and the open space tract between phases 3 and 4.
Areas where trees are to be retained for screening purposes should be identified on the plan.

10. A profile drawing illustrating the grade change between Phases 3 and 4 with conceptual
elevation drawings and tree heights would be helpful to show the level of screening that will take
place. This could be an effective way of addressing concerns raised at the neighborhood
meeting.

11. Please list the vested trips table in the narrative (page 25) as tentative. We’ll confirm the number
of vested trips by separate letter after a decision has been made on the application. Phase 6
should include trips attributed to the day care in addition to the 12 residential units.

12. The narrative indicates that sidewalk will be constructed on the north and east side of SE
4Oth/Harborton as those phases are built out (page 25) then indicates that it is not being provided
with Phase 6 (page 29). It appears that the requirement for sidewalk on the north/east side of
Harborton was deferred until development occurred that would generate a need for the
improvement. Phase 6 is such a development, and we request that you add sidewalk along the
phase 6 frontage tying in to where it currently terminates to the west.

13. Please confirm that trails in Tract “G” will be constructed prior to the final plat being recorded.
They will be consistent with the “nature trails” concept in the “Kit of Parts” correct?

14. It appears that Tract “G” at its narrowest is about 14-feet wide. The terrain is pretty steep and
retaining walls may be needed. Have you considered this when planning to extend a trail
through this narrow corridor? Also, I recall a discussion about limitations being put in place to
ensure that fencing is not installed along the perimeter of phase 3 so as to avoid a “walled” effect
that would be inconsistent with the natural trail concept in the “Kit of Parts.” How has that been
addressed?

15. I have received preliminary feedback from our Public Works Department regarding the utilities
depicted on Sheet 16. They are summarized as follows:

a. The hydrant and water meter for phase 6 should be located adjacent to Harborton. There
is no need for a public line to be stubbed into the property. The hydrant will need to be
served off of a separate fire line.
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b. Water service to phase 4 will need to be looped. This will improve fire flows and
provides redundancy should the City need to repair the line. One option is to extend a
public line into the property from the stub that is in place further to the west along
Harborton.

c. Storm drainage information is incomplete. For example, an isolated catch basin is shown
for phase 6. V/here does it go? Is the westernmost line on phase 4 private? What is its
size? Why does the public storm drainage system need to be channeled through phase 4?
If it must run through phase 4 then the system will need to be modelled to confirm that it
is adequately sized and that the outfall will be sufficient to dissipate anticipated flows.

This application is scheduled for a public hearing before the Newport Planning Commission on
Monday, July 25, 2016. 1 would appreciate receiving nine full sized plan sets and one 1 lxl7 inch
reduced copy by Wednesday, July 20, 2016, so that we can include the information in the
Commission’s packets.

Please don’t hesitate to contact me if you have questions regarding any of the points in this letter.

1::::’TOkAI
Community Development Director
City of Newport
ph: 541-574-0626
d.tokos@newportoregon. gov

xc: Tim Gross, City Engineer
Rob Murphy, Fire Marshall
file
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To: City of Newport
CITY OF NEWP

Re: Public Hearing regarding Wilder development
‘IJ 0?
RECEIVED o>

I am unable to attend the hearing scheduled for July 25, 2016. This is a submission to .

address the Landwaves application for a change in zoning. Quotes are taken from the
Wildernewport.com web site.

Noise: With apartments to house 200-500 students the impact on all property abutting
that development will be severe. One cannot deny the physics of acoustics; sound
travels up so those of us living in phase I above the 200-500 student housing will be
effected. We hear the Wine & Seafood Festival, various Rogue events, Fourth of July,
and sea lions along the waterfront, so of course, the sound from this density of humanity
will also travel up to us.

Congestion: 200-500 individuals, many with cars, will come to Wilder to live over a
period of time. This hub of humanity will be compounded with the establishment of
Samaritan House and its attendant residents and social service staff. Parking within
Wilder Phase I has been an issue since the building started. Also in the mix is Wilder
Phase II which entails an additional 6 houses, 7 quad apartments, and 20, 700 sq. ft.
mini-homes. All this traffic “will not materially affect future street or utility plans of the
city”?

What does this mean? “Allow a variance to the to the Multi-family clustered residential
parking standard to decrease required spaces in recognition of available multimodal
transportation alternatives.” There is a city bus and individual bicycles and???

Adequate building site: will the 8 apartments plus parking plus “green space” actually fit
on the land allocated? The development will be overlooking the plant working to supply
sand, gravel, and in the past, asphalt. No anticipated health effect or noise from this
proximity?

Mitigation of the wetland will be done how? This area was supposed to be a cottage
cluster like the one in Wilder Phase I and the wetland was touted as part of the appeal
for this development.

The zoning to the east side of Harborton and north of the Village Center (aka coffee
shop) will be changed from R-3 medium density, multi family density to R-2 Medium-
Density Single-family to partially offset” the proposed development. Realistically does
the city planning office consider this parcel (which now also includes a Disc Golf course
and a Pump Track) likely to be developed considering the topography? Is this a sleight
of hand move?

What does this mean - introduce a new multi-family residential development type to the
“kit of parts” called multi-Family.

Housing management: who will manage the property and enforce whatever standards
are applicable to the residents?



This is what we heard before we made the decision to buy a home in the Wilder sub
division. “More than a name, Wilder is a philosophy.” “The best way to live is in a
balance between human society and nature, and we created Wilder to strike that
balance. To make sure that balance is respected, we constructed a bioswale that
empties into the road, not into the ocean. We built our roads from permeable pavement
and shaped the thoroughfares of Wilder to encourage foot and bike traffic. We also left
the vast majority of the surrounding forest intact to make sure every view is a stunner.”

This proposal to change the zoning of Wilder leaves those of us who invested, literally
as well as philosophically, in Phase I, up the proverbial creek. I do now think that we
were deceived by the marketing of this development.

Sara Schreiber

4336 SE Ellis (Phase I)

541-758-0332



ATTACHMENT “J”
File #1 -SUB-1611 & 2-PD-I 612-CP-I 611-Z-16
Email from Lola Jones, ExecutiveDerrick Tokos Director, Samaritan House, Inc.

(dated 7/20116)
From: lola Jones <lolakathleenjones@gmail.com>
Sent: Wednesday, July 20, 2016 3:33 PM
To: Derrick Tokos
Cc: Bonnie Serkin; Elizabeth Decker (edecker@jetplanning.net); Evelyn Brookhyser; Bill Hall
Subject: Response to citizen input on Wilder Phase 6 - for use in the hearing Monday

Hello Derrick,

Thank you for taking my input and sharing it with the group on Monday night. I would like to respond to the
questions posed by Ms. Schreiber that reference the Samaritan House project.

Management on the property and enforcement of the standards of residency:
Samaritan House staff will manage this property. We currently employ one full time site manager for our
transitional housing facility and plan to hire an additional .5 time site management staff These staff will be
responsible for maintenance of the site.

Management of resident services will be performed by the case manager and executive director of Samaritan
House. We plan to hire an additional .5 time case manager for this project. The case manager will work with
residents on matters of personal development and family dynamics. The executive director will work with
residents on matters of tenancy, namely executing lease agreements, and recruiting new tenants. The executive
director and case manager will work together on matters of violation of standards of residency. If necessary,
these two staff will also conduct terminations of lease agreements for residents who violate the residency
standards.

Additionally, I would like to respond to some concerns that were voiced at the informational session held at the
community college in late June: guest parking/standards of behavior and drug and alcohol use.

All Samaritan House residents are responsible for the conduct of their guests. Guests of our residents are held to
the same standard of behavior as the residents themselves. These standards include things such as: cleanliness
of the unit and surrounding property, adherence to all city, county, state and federal laws, and behavior that does
not disturb neighbors. Guests are also subject to a curfew unless they have been approved as an overnight guest.
Non-overnight guests must leave property by 10pm. A resident may have a total of six overnights with a guest
in a six month period.

Guests are also required to adhere to our drug and alcohol policy that states that all illicit substances are banned
from property; this includes substances that are considered legal for adults such as alcohol or marijuana.
Residents with prescriptions for pharmaceuticals such as anti depressants or pain medications are permitted to
posses these medications on site and to use them according to the prescription. Misuse or abuse of a prescribed
medication is not allowed on any Samaritan House property. Violation of the drug and alcohol policy is grounds
for immediate removal from the program and termination of the lease agreement.

Relative to parking, guests will be required to park in the parking lot. Our project has ample parking for our
residents, their guests and the daycare program. After 10pm, only resident vehicles or pre-approved overnight
guest vehicles will be allowed in the lot. Samaritan House staff will enforce all relevant parking codes,
including ordinances regarding ‘car camping.”
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In conclusion I wish to say that we at Samaritan House look forward to contributing to the Wilder community
and sharing our highly successful model with more families than ever before. I thank the planning commission
for its consideration of our proposal and the community for their support of Samaritan House and the families
we serve. I invite people who are curious about our residency program to visit our website
www.samfamshelter.org.

Lola

Lauren (Lola) K. Jones, Executive Director
Samaritan House, Inc.
work: 541-574-8898
cell: 541-272-4527

GO DUCKS!

Please link your Fred Meyer Rewards card to Samaritan House and help homeless
families, simply by shopping at your local Fred Meyer.
Use ID #85585
www.fredmeyer. corn!communityrewards
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ATTACHMENT “K”
File No. 1-SUB-I Gil & 2-PD-1612-CP-1611-Z-16
7121116 Email from Elizabeth Decker

Derrick Tokos (responding to the Staff Completeness
review) —

From: Elizabeth Decker <edecker@jetplanning.net>
Sent: Thursday, July 21, 2016 12:11 PM
To: Derrick Tokos
Subject: Fwd: Wilder application revisions for PC review
Attachments: IMG_3993 - Park Phase 1 Boundary Fence.]PG; IMG_3991 - Park Phase 1 Boundary

Fence.] PG; Na rrativelCRevisionsl60720.docx

Forwarded message
From: Elizabeth Decker <edecker(ietplanning.net>
Date: Wed, Jul 20, 2016 at 2:04 PM
Subject: Wilder application revisions for PC review
To:
Cc: Fred Garmire <fred. garmire(Zi2 gassociates.us>, Bonnie Serkin <bonnie@eenw.com>, Beth Brett
<EBrett@mahlurn.com>, Nicole Neuschwander <Nicole.Neuschwander@oregonstate.edu>, David Craig
<david.craig(oregonstate.edu>

Hi Derrick,
Our team has revised the application materials in response to the technically complete comments we received to
facilitate PC review next week. We will be delivering printed materials as requested to update the plans and
binders this afternoon.

Generally, we have addressed your TC comments as follows, using the same numbering as your initial letter:

1. The driveways for Phases 4 and 6 have been aligned, with a single access onto Harborton from Phase 6, as
shown in the final development plan. (Appendix G, Sheet 4.)

2. Text legal descriptions are included in Appendix I with the zoning map. To simplify the legal descriptions,
some additional right-of-way was included within the R-3 area proposed in the NW corner of Wilder, which
slightly increases the total R-3 area proposed on paper, but does not have any impact on developable R-3 area.

3. All map and text references to Phase 7 have been eliminated, and the area generally intended as Phase 7 has
been combined with Phase 5 to be further defined in future applications.

4. The zoning boundary changes have been updated on all sheets in the final plan set, see Appendix G and full
size plans.

5. The preliminary and final development plan tables are included on pages 16-17 showing the changes to units
proposed with this application.

6. Current parking information for OSU and Hatfield specifically shows that about 30-35% of students have
cars, as shown in data summarized on page 20. OSU is proposing to provide enough parking spaces for one per
bedroom as the site is configured, which we propose is more accurate relative to demand than the blanket 1.5
spaces per unit since there are a large number of studio and one-bedroom units proposed (approximately 70% of
units in preliminary architectural plans).
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7. OSU, Samaritan and Wilder are supportive of adding a pair of bus stops on either side of Harborton to serve
these two developments, to take advantage of the existing Newport City Loop bus route that travels along
Harborton. No discussions or commitments have been made with Lincoln County Transit so far because it is
relatively early in the development process, but the site plan has been designed for Phases 4 and 6 to reserve
room for bus stops or shelters immediately adjacent to both developments. Both OSU and Samaritan have also
discussed providing their own shuttles for residents, on routes and timing in highest demand, depending on
future needs.

8. Parking for Phase 6 will be provided as follows, consistent with NMC ratios:
12 multifamily units at 1 space for the first four units, then 1.5 spaces: 16 spaces required
1200 Sf day care center not to exceed occupancy of 32 persons at 1 space per 4 persons/occupancy: 8 spaces
required
Total required: 24
Total provided: 24, plus identified location onsite to develop additional 14 spaces for future parking as needed

9. A revised landscaping plan is included with Appendix 0, Sheet 19.

10. A cross-section showing the relative height of residential units, existing trees, and topography changes is
included in Appendix K.

11. Trips on page 26 are listed as tentative. I included 15 additional trips for the 1,200 SF of daycare proposed
for Phase 6, using the rate of 12.46 PM peak hour trips per 1000 SF for daycare centers, from the 8th edition
ITE Trip Generation Manual, which is the most recent one I could locate.

12. Sidewalk will be built along the Harborton Street frontage of Phase 6 to serve residents and connect to the
existing sidewalk along the north side of 40th St that currently terminates at Chestnut Street. future pedestrian
connections from Phase 6 south to the Village Center will be developed in concert with plans for Phase 5, which
may include alternatives to a Harborton St sidewalk such as a trail through a linear park along Harborton or a
sidewalk connection to the east of Harborton through future residential development. References to the
sidewalk have been cleared up and aligned throughout the narrative.

13. The public trail in Tract “0” will be constructed or bonded for prior to final plat of Phase 4, consistent with
City requirements. The trail will be constructed to the ‘natural trail” segment contained in the Kit of Parts (see
page 29).

14. Tract “G” will be a minimum of 20-feet wide as proposed, which will provide sufficient width for trail
construction, screening, and Public Works access as previously discussed with the City. The terrain in the
vicinity is steep, but our engineer and surveyor have sited the trail alignment to allow construction at 2:1 to 3:1
slopes maximum. (See cross-section in Appendix K.) Existing fencing between Wilder Twin Park and the trail
connection to Mike Miller Park is shown in the two attached photos, and uses black vinyl chain link fence and
existing vegetation to minimize the visual impact. The applicant proposes to use a combination of the same
techniques for lots in Phases 3 and 4 along the boundary of Tract “0.”

15. Utility information has been updated on Exhibit G, Sheets 15-18. Public water is stubbed to the property
line in Phase 4 with a second stub to loop the system. (comments a & b.) Storm drainage info has been updated
on the utility sheets.

I realize, now that I already sent the document to the printers, that we had also discussed adding a process
update about the community meeting and I forgot. We can pull something together and submit later this week
or just mention it in our testimony on Monday. You had also suggested the opportunity to respond to the public
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comment letter received. Samaritan and OSU will be preparing responses to add to the record and will submit
them separately this week.

I have attached the revised narrative in track changes format so you can see where changes were made. Please
let me know if youtd like electronic versions of any of the other application materials.

Could you please send me a copy of the staff report when it is available, and any other written public comments
you receive prior to the hearing?

Thanks,
ED

[JETI
pIInInU J

Iiirahcth T)ecker
2 1 5 \\ 4th Street. #2O)
VanCouver. \\;\ 866()
503.705.3806
edecker(,j etplanning.net
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