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Case File: 2-Z-16
Hearing Date: November 14, 2016/Planning Commission

PLANNING STAFF MEMORANDUM
FILE No. 2-Z-16

Applicant: City of Newport (initiated by motion of the Planning Commission on 9/26/16).

Request: The request before the Planning Commission is to review and to provide a recommendation to the City
Council on proposed legislative text amendments to the Newport Zoning Ordinance (NZO) (Ordinance No. 1308,
as amended) updating Chapter 14.10 (“Height Limitations™) of the Newport Municipal Code. Changes allow
vertical evacuation structures within mapped tsunami inundation areas south of the Yaquina Bay Bridge to exceed
maximum building height limitations.

Findings Required: This is a legislative action and there are no applicable criteria.

Planning Staff Memorandum Attachments:

Attachment "A" — Markup of Amendments to Chapter 14.10 of the Newport Municipal Code

Attachment "B" — Map showing where vertical evacuation structures can exceed building height limitations
Attachment "C" — Notice of public hearing

Attachment "D" — Executive Summary - Marine Studies Initiative Building Siting Recommendation
Attachment "E" - Planning Commission Work Session Minutes for 8/22/16 and 9/26/16 meetings
Attachment "F" — Email from Bob Cowen, Director, Hatfield Marine Science Center, dated 10/18/16
Attachment "G" — Letter from the Department of Land Conservation and Development, dated 10/26/16
Attachment "H" — Copies of the Section 403 and 1704.5 of the 2014 Oregon Structural Specialty Code

Notification: The Department of Land Conservation & Development was provided notice of the proposed
legislative amendment in accordance with the DLCD requirements on October 7, 2016. Notice of the Planning
Commission hearing was published in the Newport News-Times on November 4, 2016 (Attachment "C").

Comments: As of November 9, 2016, the Community Development Department received correspondence
from Bob Cowen, Director, Hatfield Marine Science Center (HMSC) and Patrick Wingard with the Department
of Land Conservation and Development (DLCD). The documents are enclosed as Attachments "F" and "G."

Discussion of Request: Proposed revisions were initiated to create standards for the construction of vertical
evacuation structures in tsunami inundation areas in light of Oregon State University’s July 6, 2016 announcement
that they selected HMSC as the location for their new Marine Studies Initiative building (Attachment "D"). The
announcement noted that they intend to incorporate vertical evacuation features into the design of the building.
While the City has a process in place for applicants to seck a variance to building height limits, the City Council
felt that this is an issue that might best be addressed legislatively given that the existing height limits were put in
place before (a) the modern understanding of tsunamis and their potential impact on our community came to light
and (b) vertical evacuation was developed as a tool for responding to tsunami risks. A legislative option could
allow for the application of vertical evacuation technologies in a number of locations within the community.
Considering the above, the Council directed staff to work with the Planning Commission on potential legislative
amendments.

The Planning Commission discussed the matter at work sessions on August 22, 2016 and September 26, 2016
(Attachment "E™), and at the close of the September work session the Commission voted to initiate legislative
amendments to Chapter 14,10 of the Newport Municipal Code, which sets out general cxceptions to the building
height limitations listed in the Zoning Ordinance. Draft amendments are listed in Attachment "A." The standards
provide a non-discretionary means of authorizing vertical cvacuation structures. At its work sessions, the
Commission considered areas likely to be impacted by a tsunami, and expressed a desire to limit vertical
evacuation structures to areas south of the Yaquina Bay Bridge reasoning that the City’s exposure to tsunamis is
most acute in this portion of the community. Exposed areas north of the bridge are largely situated at the base of
bluffs, so folks in those areas nced only travel a short distance to reach high ground. A map of arcas where
vertical evacuation structures would be permissible is enclosed as Attachment "B."
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Oregon State University and the Department of Land Conservation and Development provided comment on the
draft code revisions (Attachment "F" and "G"). In response, staff has made additional changes to the Attachment
"A" drafi, including an explanation for each of the revisions. The Attachment "A" document include a policy
option as it relates to the magnitude of a tsunami that a structure must be designed to meet, and a couple of the
standards from the original draft have been removed but arc listed as optional add backs. Some of the staff
changes were made to better align the proposed, non-discretionary zoning code standards with the Oregon
Structural Specialty Code and the relevant building code sections are enclosed for the commission’s review
(Attachment "H").

VIL Conclusion and Recommendation; The Planning Commission should review the proposed amendments and
make a recommendation to the City Council on the request. The Commission recommendation can include
suggested changes to the proposed amendments.

gﬂick I. Tokos, AICP

Community Development Director
City of Newport

November 9, 2016
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November 8, 2016 Markup of Proposed Amendments to Chapter 14.10 of the Newport Municipal Code

to Allow Vertical Evacuation Structures to Exceed Maximum Building Height Limits

CHAPTER 14.10 HEIGHT LIMITATIONS

14.10.010  Height Limitations

A building, structure, or portion thereof hereafter erected shall not exceed the
height listed in Table A for the zone indicated except as provided for in Sections
14.10.020, General Exceptions to Building Height Limitations and 14.10.030,

Special Exceptions to Building Height Limitations.

14.10.020 General Exceptions to Building Height Limitations

A. The following types of structures or structural parts are not subject to the

building height limitations of this Code as long as the square footage of said
structure or structural part is no greater than 5% of the main building foot
print as shown on the site plan, or 200 square feet, whichever is less:
chimneys, cupolas, church spires, belfries, domes, transmission towers,
smokestacks, flag poles, radio and television towers, elevator shafts,
conveyors and mechanical equipment.

. No structure or structural part excepted under Subsection {(A) from the

building height limitations of this Code, whether freestanding or attached to
another structure or structural part, may exceed the maximum allowable
height by more than 25% unless approved by the Planning Commission per
section 14.10.030.

. Standalone antennas, cell towers, electrical transmission towers, telephone

or electric line poles and other public utility types of structures or structural
parts, where allowed by this Ordinance, are limited in height to 50 feet in R-
1, R-2, R-3, R-4, W-1, W-2, /-3 and C-2 zones; 100 feet in the P-1, C-1 and
C-3 zones; 150 feetin the I-1, I-2 and 1-3 zones. A taller structure or structural
part referenced under this subsection may be allowed upon the issuance of
a conditional use permit per Section 14.33 of this Code.

Staff: A lypographical error has been corrected. The Cily does not have a
W-3 zone district.

D. A stand-alone structure or paortion_of a building designed for vertical

evacuation from a tsunami where n which the structure or
building_is located is situated south of the Yaquina Bay Bridge within the

"XXL"_tsunami_inundation area boundary, as depicted on the maps titled
f'_!,,QQﬁ]_____SQ_#;,;@ﬂ___{gﬁ_sg_aga subduction Zone) Tsunami |nundation Map
Newport North, Qregon” and “Local Source (Cascadia Subduction Zoneg)
Tsunami Inundation Map Newport South, Oregon” produced by the Oregon

Department of Geology and Mineral Industries (DOGAMI), dated February
8. 2013 (i.e. the tsunami inundation maps), provided:
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November 8, 2016 Markup of Proposed Amendments to Chapter 14.10 of the Newport Municipal Code
to Allow Vertical Evacuation Structures to Exceed Maximum Building Height Limits

Staff: This language has been revised to acknowledge that vertical
evacuation assembly areas can be incorporated into the design of a building
or they may be developed as a stand-alone structure.

1. Evacuation assembly areas shall provide at least 10 square feet of space
per occupant. Assembly areas that are incorporated into a building shall
be sized to accommodate the maximum occupant load of that building;
For_stand-alone structures, the assembly area_shall be sized to
accommodate the occupant load of nearby building(s) and/or assembly
area(s) to which it is associated; and

Staff: This standard has been added in response to comments provided
by the Depariment of Land Conservation and Development, and provides
direction as to how a vertical evacuation area should be sized. The 10
square foot per occupant threshold is consistent with recommendations
contained in “Guidelines for Design of Structures for Vertical Evacuation
from Tsunamis, Second Edition,” published by the Federal Emergency
Management Agency and dated April, 2012.

Mﬂ_ﬂl& _evacuation assembly area shall be signed in a
ith_state and/or _federal _ gg_ldeilnes for the
lﬂemﬂ@j_o_qmgb_amh nd

Standard No. 3 - Alfernative A

Staff: This language is consistent with the draft reviewed by the Planning
Commission at its September 26, 2016 work session and allows the owner
to identify the magnitude of the tsunami event that the facility should be
designed to meet.

3. _Plans and specifications, stamped by an architect or engineer licensed in
the State of Oregon, establish that the structure is of sufficient height and
has been designed to withstand an earthquake and wave forces
attributable to the magnitude of the tsunami event for which the vertical
evacuation structure is intended to provide relief; and

Standard No. 3 - Alternative B

Staff: This language responds to feedback from the Depariment of Land
Conservation and Development, where they requested that the City require
vertical evacuation structures be designed for an XXL event.

3. Plans and specifications, stamped by an architect or engineer licensed in
the State of Oregon, establish that the structure is of sufficient height and

Wﬂﬂﬁm ‘wave forces
attributable to an “X0 i ev he tsunami
inundation ma@ and
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November 8, 2016 Markup of Proposed Amendments to Chapter 14.10 of the Newport Municipal Code
to Allow Vertical Evacuation Structures to Exceed Maximum Building Height Limits

4. An architect or engineer licensed in the State of Oregon is retained by the
applicant or land owner to perform structural observations during the
course_of construction, Prior to_issuance of a building permit, the
observer shall submit a written statement identifying the frequency and
extent of the structural observations to be perform. At the conclusion of
the work and prior to issuance of a certificate of occupancy, the structural
observer shall submit a statement that the site visits were performed and
that any deficiencies_identified as a result of those observations were
addressed to their satisfaction.

Staff: This section has been modified to more closely align with
requirements listed in Section 1704.5 of the Oregon Structural Specialty
Code for structural observations during construction related to seismic
resistance and wind loads. At the same time, it addresses concerns
raised by the OSU design team regarding the certification language
conlained in the prior draft and the frequency at which observations would
have to be performed.

BE. Except as provided in Section 14.10.020(D), Ne-no structure or structural
part excepted under this section from the building height limitations of this
Code may be used for human habitation.

Staff: While it is arguable that this subsection wouldn't apply to vertical
evacuation areas since they are not designed per se for human
habitation, this change makes it clear that is the case.

Optional Standards:

= The evacuation assembly area is the roof of the siructure; and

occupancy are located no higher than 50-feet above of the finished grade

acent to the exterior of the structure; and

Staff: These standards were included in the draft set of revisions discussed by
the Commission at its September 26, 2016 meeting. The requirement that
evacuation assembly areas be limited to rooftop areas was added by the
Commission in recognition of the fact that a vertical evacuation structure will
already exceed height limitations by a substantial amount and adding additional
pilched roof features would unnecessarily exacerbate the visual impact on the
surrounding landscape. The 50-foot height limit for enclosed spaces designed
for human occupancy limit accounts for the equipment constraints of the
Newport's Fire Department.

The OSU design team expressed concerns that the roof top assembly area
requirement is too limiting and would preclude designs that incorporate the
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November 8, 2016 Markup of Proposed Amendments to Chapter 14.10 of the Newport Municipal Code
to Allow Vertical Evacuation Structures to Exceed Maximum Building Height Limits

assembly area within an enclosed location. Also, in discussing the issue further
with Newport Fire Chief, Rob Murphy, he was satisfied that the Department
could provide an adequate response for occupied floors up to 75-feet, above
which provisions in Section 403 of the Oregon Structural Specially Code for
high-rise buildings trigger. Those provisions require that enhanced access and
fire suppression capabilities be incorporated into the interior of a building so that
a fire can be fought from the inside as opposed to the outside of the building. In
short, the Department has indicated that they do not need a height limitation to
be imposed as a result of limilations related to their response capabilities.

The inundation maps produced by DOGAM/ suggest a wave height for an XXL
event isn't likely to exceed 70-feet. Low lying areas in South Beach are around
12-feet in elevation, so it is unitkely that a structure over 75-feet in height would
be needed. It is possible that a structure 50 lo 60-feet in height would be
sufficient, depending upon its location.

14.10.03C¢  Special Exceptions to Building Height Limitations
Any person seeking a special exception to the building height limitations of this
Code shall do so by applying for an adjustment or variance as described in
Section 14.33 of this Code, and consistent with Section 14.52, Procedural
Requirements.**

("Amended by Ordinance No. 1839 (10-1.01).
“‘Amended by Ordinance No. 1989 (1-1-10).)
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November 8, 2016 Markup of Proposed Amendments to Chapter 14.10 of the Newport Municipal Code
to Allow Vertical Evacuation Structures to Exceed Maximum Building Height Limits

CHAPTER 14.10 HEIGHT LIMITATIONS

14.10.010

14.10.020

Height Limitations

A building, structure, or portion thereof hereafter erected shall not exceed the
height listed in Table A for the zone indicated except as provided for in Sections
14.10.020, General Exceptions to Building Height Limitations and 14.10.030,
Special Exceptions to Building Height Limitations.

General Exceptions to Building Height Limitations

A.

The following types of structures or structural parts are not subject to the
building height limitations of this Code as long as the square footage of said
structure or structural part is no greater than 5% of the main building foot
print as shown on the site plan, or 200 square feet, whichever is less:
chimneys, cupolas, church spires, belfries, domes, transmission towers,
smokestacks, flag poles, radio and television towers, elevator shafts,
conveyors and mechanical equipment.

No structure or structural part excepted under Subsection (A) from the
building height limitations of this Code, whether freestanding or attached to
another structure or structural part, may exceed the maximum allowable
height by more than 25% unless approved by the Planning Commission per
section 14.10.030.

Standalone antennas, cell towers, electrical transmission towers, telephone
or electric line poles and other public utility types of structures or structural
parts, where allowed by this Ordinance, are limited in height to 50 feet in R-
1, R-2, R-3, R-4, W-1, W-2,2AL3 and C-2 zones; 100 feet in the P-1, C-1 and
C-3 zones; 150 feetin the I-1, 1-2 and I-3 zones. A taller structure or structural
part referenced under this subsection may be allowed upon the issuance of
a conditional use permit per Section 14.33 of this Code.

Staff: A typographical error has been corrected. The Cily does not have a
W-3 zone district.

D. A _stand-alone_structure or portion of a building designed for vertical

evacuation from a tsunami where the property upon which the structure or
building is located is situated south of the Yaquina Bay Bridge within the
“XXL” tsunami inundation area boundary, as depicted on _the maps titled
“Local Source (Cascadia Subduction Zone) Tsunami_Inundation Map
Newport North, Oregon” and “Local Source {Cascadia Subduction Zone)
Tsunami Inundation Map Newport South, Oregon” produced by the Oregon
Department of Geology and Mineral Industries (DOGAMI), dated February
8, 2013 (i.e. the tsunami inundation maps), provided:
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November 8, 2016 Markup of Proposed Amendments to Chapter 14.10 of the Newport Municipal Code
to Aillow Vertical Evacuation Structures to Exceed Maximum Building Height Limits

Staff: This language has been revised lo acknowledge that vertical
evacuation assembly areas can be incorporated into the design of a building
or they may be developed as a stand-alone structure.

1. Evacuation assembly ar hall provide at least 10 square feet of space
per occupant. Assembly areas that are incorporated into a building shall
be sized to accommodate the maximum occupant load of that building,;
For stand-alone structures, the assembly area shall be sized to

accommodate the occupant load of nearby bmldmg{s}_andlor _assembly
area(s) to which it is associated; and

Staff: This standard has been added in response to comments provided
by the Department of Land Conservation and Development, and provides
direction as to how a verlical evacuation area should be sized. The 10
square foot per occupant threshold is consistent with recommendations
contained in “Guidelines for Design of Structures for Vertical Evacuation
from Tsunamis, Second Edition,” published by the Federal Emergency
Management Agency and dated April, 2012,

2. Ingress/egress to the evacuation assembly area shall b£_=g_ﬂ__ﬂ_d=__i__..§
m_aﬂnEL 50n5|ﬂeni w_th 5_ta_!.e and/or federal guidelines for the

Staff: This language has been revised in response lo feedback from the
OSU design team, where they expressed concern that directing the
general public to an assembly area could give the impression that the site
can meet the needs of more people than its design occupancy will
accommodate. There are stale and federal guidelines for signing
assembly areas, such as DOGAMI's "Tsunami Sign Placement
Guidelines” OFR-03-06. It is reasonable for the Commission to rely upon
these types of guidelines to ensure that access to an assembly area is
clearly identified.

Standard No. 3 - Alfernative A

a;; mgaﬁg to the mag mggg of ihg tsg;namf avgn! fgr wh ich the. vemcal
evacuation structure is intended to provide relief; and

Staff: This language is in fine with the dralt reviewed by the Planning
Commission at its September 26, 2016 work session and allows the

owner lo identify the magnitude of the tsunami event that the facility
should be designed to meet.
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November 8, 2016 Markup of Proposed Amendments to Chapter 14,10 of the Newport Municipal Code
to Allow Vertical Evacuation Structures to Exceed Maximum Building Height Limits

Standard No. 3 - Altemnative B

3. Plans and specifications, stamped by an archi engineer licensed in
the State of Qregon, establish that the structure is of sufficient height and

attributable to_ an “XXL” tsunami event as depicted on the tsunami
inundation maps; and

Staff: This language responds to feedback from the Department of Land
Conservation and Development, where they requested that the City
require vertical evacuation structures be designed for an XXL event.

4. An architect or engineer licensed in the State of Oregon is retained by the
applicant or land owner to_perform structural observations during the
course of construction. Prior to_issuance of a building permit, the
observer shall submit a written statement identifying the frequency and
extent of the structural observations 1o be perform. At the conclusion of
the work and prior to issuance of a certlficate of occupancy, the structural

that any defici gll{;_lﬁ |denj|fled as_ a r_e5ul!; of those obsewatlons were
addressed lo their satisfaction.

Slaff: This section has been modified to more closely align with
requirements listed in Section 1704.5 of the Oregon Struclural Specialty
Code for structural observations during construction related to seismic
resistance and wind loads. At the same tlime, it addresses concerns
raised by the OSU design team regarding the certification language
contained in the prior draft and the frequency at which observations would
have to be performed.

BE. Exceptas provided in Section 14.10.020(D), Me-no structure or structural

part excepted under this section from the building height limitations of this
Code may be used for human habitation.

Staff: While it is arguable that this code provision wouldn't apply to
vertical evacuation areas since they are not designed per se for human
habitation, this change makes it clear that is the case.

Optional Standards:

* The evacuation assembly area is the roof of the structure; and

= The lowest floor of rooms or enclosed spaces designed for human
occupancy are located no higher than 50-feet above of the finished grade
adjacent to the exterior of the structure; and
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November 8, 2016 Markup of Proposed Amendments to Chapter 14.10 of the Newport Municipal Code
to Allow Vertical Evacuation Structures to Exceed Maximum Building Height Limits

Siaff: These slandards were included in the draft set of revisions discussed by
the Commission at its September 26, 2016 meeting. The requirement that
evacuation assembly areas be limited lo rooftop areas was added by the
Commission in recognition of the fact that a vertical evacuation structure will
already exceed height limitations by a substantial amount and adding additional
pitched roof features would unnecessarily exacerbate the visual impact on the
surrounding fandscape. The 50-foot height limit for enclosed spaces designed
for human occupancy limit accounts for the eguipment consltraints of the
Newport's Fire Department.

The OSU design team expressed concerns that the roof top assembly area
requirement is too limiting and would preclude designs that incorporate the
assembly area within an enclosed location. Also, in discussing the issue further
with Newport Fire Chief, Rob Murphy, he was satisfied that the Departrment
could provide an adequate response for occupied floors up to 75-feef, above
which provisions in Section 403 of the Oregon Structural Specialty Code for
high-rise buildings trigger. Those provisions require that enhanced access and
fire suppression capabilities be incorporated into the interior of a building so that
a fire can be fought from the inside as opposed to the oulside of the building. In
short, the Department has indicated that they do not need a height limitation to
be imposed as a result of limitations related to their response capabilities.

The inundation maps produced by DOGAM/ suggest a wave height for an XXL
event isn't likely to exceed 70-feet. Low lying areas in South Beach are around
12-feet in elevation, so itis unlikely that a structure over 75-feet in height would
be needed. It is possible that a structure 50 to 60-feet in height would be
sufficient, depending upon its location.

14.10.030  Special Exceptions to Building Height Limitations
Any person seeking a specia! exception to the building height limitations of this
Code shall do so by applying for an adjustment or variance as described in
Section 14.33 of this Code, and consistent with Section 14.52, Procedural
Requirements.**

("Amended by Ordinance No. 1839 (10-1-07).
“Amended by Ordinance No. 1989 (1-1-10).)
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Attachment “C”



CITY OF NEWPORT
NOTICE OF A PUBLIC HEARING

The Newport Planning Commission will hold a public hearing on Monday, November 14, 2016, at 7:00 p.m.
in the City Hall Council Chambers to consider File No. 2-Z-16 involving text amendments to Chapter 14,10 (Height
Limitations) of the Newport Municipal Code allowing an exception to maximum height limitations to allow the
construction of vertical evacuation structures within mapped tsunami inundation areas. Pursuant to Newport
Municipal Code (NMC) Section 14.36.010, the Commission must find that the change is required by public necessity
and the general welfare of the community in order for it to make a recommendation to the City Council that the
amendments be adopted, Testimony and evidence must be directed toward the request above or other criteria,
including criteria within the Comprehensive Plan and its implementing ordinances, which the person believes to apply
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 testimony and written testimony will be taken during the
course of the public hearing. The hearing may include a report by staff, testimony from the applicant and proponents,
testimony from opponents, rebuttal by the applicant, and questions and deliberation by the Planning Commission.
Written testimony sent 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 to be included as part of the hearing or
must be personally presented during testimony at the public hearing. The proposed code amendments, additional
material for the amendments, and any other material in the file may be reviewed or a copy purchased at the Newport
Community Development Department (address above). Contact Derrick Tokos, Community Development Director

(541) 574-0626, d.tokos(@newportoregon.gov (mailing address above).

(FOR PUBLICATION ONCE ON FRIDAY, NOVEMBER 4, 2016)
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Attachment “D”



Marine Studies Initiative Newport Building Siting Recommendation
Executive Summary
July 6, 2016

Marine Studies Initiative Newport Building Siting Committee*

Introduction

Through its Marine Studies Initiative (MSI), Oregon State University will be recognized as a
global leader in 21st-century transdisciplinary education, research and outreach, and lead the
development of inclusive global strategies for successful stewardship of the oceans and planet.
The MSI will help to create a healthy future through research and teaching that emphasizes
collaboration, experiential learning and research, engagement with society and problem solving.

To achieve this goal, the MSI will leverage and build upon OSU’s existing strengths in the
marine-related sciences and other academic disciplines, coastal community engagement and
OSU’s state-of-the-art research and teaching facilities, especially those at the Hatfield Marine
Science Center (HMSC) in Newport, Oregon. By 2025, the goal is to have 500 full-time
equivalent marine studies students resident in Newport, with 400 of those students being
undergraduates and 100 as graduate students. The MSI will expand the collaborative, problem-
solving and experiential learning environment in Newport with access to real-world scholars,
agency scientists and engaging community issues. The MSI program will use existing
classrooms, seawater teaching laboratories and facilities, and the Guinn Library at HMSC. MSI
programming will improve overall “access to the sea” for OSU students, faculty and staff,
thereby creating the foundation for experiential learning and research.

As part of the MSI, the University plans to construct an academic and research building in
Newport. Given the importance of the MSI and the priority for safety in light of an eventual
significant seismic event occurring along the coast, OSU has conducted a comprehensive
evaluation of multiple potential site locations for this building. The primary purpose for this
evaluation was to develop a recommendation on siting the building within the tsunami
inundation zone at HMSC or on higher ground outside the inundation zone. The evaluation
included two third-party reports about the HMSC site (Poland Report) and two alternative sites
(Fortis Report), as well as information gathered from a public comment session in Newport,
consultations with legislators, and input from a range of government officials and OSU faculty --
primarily from the College of Earth, Ocean and Atmospheric Sciences (CEQAS) and the College
of Engineering (COE).

Regardless of the location selected for the MSI Newport building, Oregon State will meet the
following building principles:

¢ The building will be designed to ensure that its structural integrity is maintained for the
expected Cascadia Subduction Zone (CSZ) earthquake. This design will enable all
occupants—including those with limited mobility—to survive a future seismic event,
exit timely manner and, if required, safely follow a tsunami evacuation plan



e The building’s design and safety features will serve as a national and global showcase
and demonstrate state-of-the-art structural options for future buildings located in
seismically active regions worldwide, as well as for earthquake and tsunami readiness.

o The building will have a design occupancy of not more than 350 people.
Overview of Seismic Hazards

All of the Newport-area sites considered are in a high seismic zone. The primary contributor to
the seismic hazard is the Cascadia Subduction Zone. When a site is subjected to earthquakes
and/or tsunamis, specific seismic hazards are considered: strong shaking, fault rupture,
landslides, liquefaction, lateral spreading and tsunamis. All sites in the Newport-area will be
subjected to a similar amount of strong shaking during a CSZ event. Some of the hazards, such
as fault rupture and a tsunami event, can be avoided by site selection while other hazards, such as
liquefaction and lateral spreading, can be prevented through design and construction measures.

Researchers have been able to identify 41 tsunamis associated with CSZ earthquakes of various
sizes over the last 10,000 years. Based on the paleo seismic record, the average return interval for
significant earthquakes (ranging from 7.4 to 9.2 in magnitude) within the CSZ is about 300 years.
The last one occurred in 1700. In the last 10,000 years, the refereed literature indicates that there
has been one event of magnitude 9.2. Recent OSU research indicates that there may have been a
second event of this magnitude in the past 10,000 years, though this second event is currently not
in the refereed literature.

Earthquakes of different sizes generate different sizes of tsunamis. For simplicity, the Oregon
Department of Geology and Mineral Industries (DOGAMI) has used the “t-shirt™ sizes of S, M,
L, XL and XXI. to characterize the different sizes of tsunamis using estimated inundation line —
the inland limit of inundation due to the tsunami. According to DOGAMY], inundation depths at
HMSC range from less than 1 foot in the “S” event to 27 feet in the “XXL” event. The XXL-line
is associated with the largest tsunami in the past 10,000 years.

In 2015, the Governor’s Task Force on Implementation of the Oregon Resilience Plan
recommended that the L-line, the inundation limit associated with an L-size tsunami, be used for

planning and design purposes in the state of Oregon. For this recommended design event, the
inundation depth at HMSC for an L-size tsunami is six feet.

Student Housing to Be Located Outside of Tsunami Inundation Zone

Regardless of the location of the proposed MSI Newport building, all new OSU housing for
marine studies students, as well as other students working at HMSC, will be constructed above
the XXL inundation zone described by DOGAMI. Assuming that students spend about 9 to10
hours per day at their residence hall, the location of housing on higher ground reduces students’
potential time spent in the tsunami zone by about 40 percent while also mitigating the potential
impact that darkness might have on students should a seismic event occur at night. OSU is
currently conducting due diligence on a site located outside the XXL tsunami inundation zone
and proximal to HMSC, for use as student housing,



Overview of Site Characteristics

HMSC Site

The terrain in the South Beach area that includes the HMSC site is relatively flat and ranges from
15 to 18 feet above sea level. The area is underlain by a deep deposit of sand, whose density
varies with location and depth. OSU leases the HMSC campus property from the Port of
Newport. Over time, the City of Newport has invested $3.2 million to develop infrastructure to
support the build out of the HMSC marine research and educational facilities.

Sites above Tsunami Inundation Zone — "Alternative Sites”

The two alternative sites identified by OSU are located south of the Yaquina Bay Bridge; are
outside the tsunami inundation zone (*XXL-line") as identified by DOGAMI; and are within the
City of Newport and/or the city’s urban growth boundary. The sites are located between one to
two miles away from HMSC, respectively provide 11 and 29 acres of developable land; and
presently are heavily wooded with undulating terrain. One site includes infrequent deep ravines.

Summary Evaluation of Sites
Evaluation criteria of all prospective sites included the following factors:
1. Life Safety (seismic, inundation, evacuation, HMSC staff and visitor safety)
2. MSI Program Delivery
3. Cost of Development and Operations; and
4. Schedule

1.  Life Safety Factors

A. Seismic

Both the HMSC site and the alternative sites will experience strong shaking of similar levels, In
fact, it is possible that the altemative sites may experience greater shaking due to ground motion
amplification. Structures at any of the sites can be designed to survive the strong shaking.

HMSC Site: Previous soil borings have been undertaken to determine the site’s underlying sand
characteristics. Without appropriate seismic design measures, significant liquefaction settlement

is expected at the HMSC site, while it is anticipated the liquefaction settlement inland along the
evacuation path may range from negligible to up to six inches. Liquefaction-induced lateral
spreading, which may lead to cracks in the ground, is likely along the Yaquina Bay shoreline, but
lateral spread is not expected to extend to Marine Science Drive (Fortis Report). Both liquefaction
and lateral spreading hazards can be mitigated and are included in the construction cost estimates.

Alternative Sites: No signs of slope instability were observed and DOGAMI landslide maps
show no indication of historic landslides having occurred at the sites. Based on anticipated
subsoil conditions, modest ground motion amplification is anticipated and liquefaction at these
locations, and lateral spread hazard are anticipated to be relatively low. Exploratory drilling will



be required to better evaluate these hazards and guide the detailed design and construction
processes (Fortis Report).

B. Inundation

DOGAMI and OSU College of Engineering inundation models show an estimated arrival time of
30 minutes for the tsunami to reach the proposed HMSC building site. Based on the Poland report
recommendations, if the building were sited at HMSC, it should be designed to be repairable for
the L-sized tsunami and horizontal evacuation strategies and capabilities should be designed for
the worst case XXI-sized event. Inundation is not a concern for the alternative sites.

C. Evacuation (Revision of July 1, 2016 Report)

Throughout the world, the preferred method of evacuation planning for tsunamis stresses
horizontal evacuation routes, preparations, procedures and training. HMSC conducts tsunami
evacuation drills twice per year and a very high percentage of HMSC workers have a safety and
survival pack (“go bags”) nearby them at their place of work.

Evacuation modeling by the OSU College of Engineering shows that 100 percent of mobile
evacuees can make it safely to Safe Haven Hill before the predicted arrival of a tsunami. The
City of Newport and FEMA recently have completed a $900,000 project to improve the tsunami
evacuation assembly area at Safe Haven Hill. Located at 70 feet above sea level, the top of Safe
Haven Hill features a 2.33-acre area that includes approximately 50,000 square feet of cleared
space. Based upon federal and engineering emergency space standards of 10-square-feet per
person, the Safe Haven Hill evacuation area will serve 5,075 people. (See recommendation
below regarding investments in hardening the evacuation route to Safe Haven Hill.)

Importantly, in addition to providing an emphasis on horizontal evacuation plans, the MSI
building design process needs to consider building a seismically safe structure that includes
features to vertically evacuate people with limited mobility to the upper levels and roof of the
building or to the construction of a dedicated vertical shelter. Training and vertical evacuation
drills to serve injured, disabled or elderly individuals should be emphasized and routinely
conducted by OSU in coordination with other Newport-area community emergency planners.
By doing so, OSU will provide additional life safety capacity to the existing HMSC staff and
students, as well as visitors, other agency employees who work at HMSC, or others who work in
the South Beach area.

Oregon State employed 356 people at HMSC in the winter of 2015; 436 people in the summer of
2015; and is expected to grow to 800 to 900 people by 2025.

Evacuation to higher ground is not required at the alternative sites.

D. HMSC Staff and Visitor Safety

The evacuation route from HMSC to Safe Haven Hill presently is clearly marked with blue
tsunami evacuation signs. HMSC designed and implemented a tsunami interpretive trail on
behalf of community partners, which each year educate thousands of visitors within the HMSC
Visitor Center and the Oregon Coast Aquarium. HMSC is coordinating with South Beach
peninsula stakeholders to fully supply two disaster caches at critical nearby evacuation sites.



2. MSI Program Delivery

Building at an alternative site would significantly compromise MSI program delivery and the
ability to meet MSI program goals, due to the extensive spatial disconnect that would occur by
separating the activities to occur within the MSI Building from OSU and agency researchers
already working within HMSC, and by limiting users of the MSI building from ready access to
core HMSC research facilities, including seawater labs. Further, MSI students would still spend
the majority of their time at HMSC. Operationally, there would be added complications and likely
costs in administering and maintaining offsite facilities. Finally, OSU would miss the opportunity
-- and commitment made in the MSI building principles and during fund-raising -- to demonstrate
state-of-the-art innovation in seismic and tsunami resilient engineering for local and global coastal
communities.

3. Cost

HMSC site

OSU can build on leased land at no additional cost. Additional costs for providing seismic and
tsunami safety will be included in the $50 million project cost. Construction on this site creates
the opportunity to leverage additional public and private investments to support these safety
features.

Altemative Sites

Construction costs at the alternative sites, including site infrastructure (utilities, roads, lighting,
etc.), are estimated to be $1.5 to $3.5 million less than for the HMSC site. However, the
alternative sites would also require additional one-time expenditures, including the purchase of
land (estimated at $1 to $4 million) and required infrastructure (estimated at $1 to $3 million) to
accommaodate the off-site research building (shuttle, parking lot at HMSC, traffic flow
improvements, facility vehicles, etc.). In addition, annual operating costs of the alternative sites
would be approximately $500,000 to $700,000 due to the cost of shuttle services and building
facilities and custodial support.

4. Schedule from completion of architectural and engineering work

HMSC Site
Construction is estimated at 16 months.

Alternate Sites

Construction ranges between 16-17 months, including possible infrastructure and site preparation
work.

Additional Considerations
Faculty Input
Input regarding the siting of the MSI Newport building was sought from Oregon State faculty

with relevant expertise. The initial input was provided in the form of letters from the Geology and
Geophysics disciplinary group within the College of Earth, Ocean and Atmospheric Sciences



(CEOAS) and from faculty in the College of Engineering’s School of Civil and Construction
Engineering (COE). CEOAS Geology and Geophysics faculty urged the consideration of
alternative sites located outside of the known tsunami flooding zones. COE faculty noted that
Oregon State is in a unique position to provide evaluation in planning, design and construction,
and education to reduce the coastal impact of a Cascadia Subduction Zone event. COE faculty
urged OSU to design and construct the new Marine Studies facility beyond the conventional code
requirements to serve as a model for earthquake and tsunami resilience.

COE and CEQAS faculty were asked by University leadership to review and comment on the
two MSI building third-party reports: the Poland and Fortis reports. COE faculty did point out
the requirement to address life safety at the three locations due to an earthquake citing that the
MSI project would be new construction and would have to conform to seismic codes. The COE
faculty discussion did not reveal any “red flags™ or technical challenges which could not be
overcome, and they noted that a well-designed building within the tsunami inundation zone
would increase life safety opportunities for people already working within the surrounding area.
COE faculty concluded that the new construction and plans to increase life safety should be
integrated with the overall planning for the Newport campus.

CEOAS Geology and Geophysics faculty noted that the Poland Report concludes that a building
that can withstand a large earthquake and tsunami and provide life safety for an extra-large event
is feasible. They concluded that an alternative site “makes sense in terms of economic, hazard,
life safety and longevity considerations.” They also agreed with the recommendation for a new
reinforced evacuation path to provide improved egress from existing facilities in and around
HMSC. CEOAS Geology and Geophysics faculty concluded by recommending a long-term plan
to relocate all existing OSU facilities to an alternative site above the tsunami inundation zone to
substantively avoid the multiple natural hazards that exist at the HMSC site.

Community stakeholder input

Newport community stakeholder input is nearly unanimous in favor of building the MSI

Newport building at HMSC. The Mayor and City Manager of Newport both stressed the
investments made by the city and partners to improve the South Beach tsunami evacuation route
and evacuation assembly area at Safe Haven Hill. Lincoln County Commissioners remarked that
the risks of building at the HMSC site are mitigated by on-going advancement in structural design
to withstand tsunamis including vertical evacuation features, and by the advancement in effective
early detection and warning systems.

Leaders of three major OSU programs located at HMSC -- the Cooperative Institute for Marine
Resources Studies (CIMRS); the Coastal Oregon Marine Experiment Station (COMES); and the

Marine Mammal Institute (MMI} -- stressed that building on the HMSC site will provide “an
excellent example of how to build earthquake- and tsunami-safe buildings in coastal
communities” and that the new building can “be engineered to increase survivorship for
individuals working at South Beach by acting as an alternate on-location ‘safe haven’ for the
disabled and injured.”



Other HMSC facuity and staff emphasized the synergy of having the new MSI Newport building
be built on the HMSC campus to gain the positive benefits of collaboration with existing
personnel and facilities. HMSC faculty and staff also expressed concerns about potential damage
to the tsunami evacuation route from the earthquake and the need for seismic retrofitting of
existing OSU HMSC buildings.

HMSC Federal and State Agency plans (Revision of July 1, 2016 Report)

A survey of government agencies located on the HMSC campus, including the National Oceanic
and Atmospheric Administration (NOAA); the U.S. Environmental Protection Agency (USEPA);
the United States Department of Agriculture {USDA); the United States Fish and Wildlife Service
(USFWS); and the Oregon Department of Fish and Wildlife (ODFW), indicated that the agencies
were supportive of the MSI program, are aware of the potential seismic and tsunami hazards, and
had no plans to leave the HMSC location. Each agency is involved in discussions of how to best
prepare for seismic and tsunami hazards. NOAA leadership expressed interest in the potential for
vertical evacuation in the new MSI building, especially for individuals who are mobility
challenged and who may have difficulty reaching other higher ground locations in a timely
manmner,

Government agency and/or Commission Communications

Over the last two years, University officials have been in frequent contact with a wide variety of
federal, state and local government officials and entities. Throughout the consideration of the
capital project, both Governors Kitzhaber and Brown were kept fully aware that MSI plans
provided for the construction of the building in the tsunami inundation zone. Through
consideration of House Bill 5005, members of the Legislature’s Joint Ways and Means
Committee anticipated and enabled the construction of the project on the HMSC campus. In our
evaluation, members of the Newport Building Siting Committee also recognize that the
legislative history of the project’s consideration does not require that the building be located on
HMSC campus.

The committee acknowledges the importance of the natural hazard issues faced by all of Oregon’s
universities that are cited in a Feb. 1, 2016 letter sent by the chair and vice chair of the Oregon
Seismic Safety Policy Advisory Commission (OSSPAC). While these resiliency issues are
relevant to the location selected for the MSI Newport building, they predominantly apply to all of
OSU'’s statewide operations. The Newport Building Siting Committee believes that Oregon State
University should convene a seismic preparedness committee to evaluate and provide the
University strategic recommendations on the following issues in the event of a major seismic
event;

* Continuity planning for general university operations planning;
e Continuity planning for grant-funded research;
e Continuity planning for on-going student enrollment and tuition revenues;

¢ Continuity planning for research centers, experiment stations and extension centers along
the coast and throughout the state that would be relied on after a seismic event.



In the event of a C8Z XXL-sized event, OSU might face liability for repair, recovery and cleanup
of the campus facilities (both the existing and any new MSI Building). OSU’s Risk Management
intends to address this liability by extending existing insurance coverage to the new HMSC
building. This coverage insures for costs associated with repair, recovery and cleanup of the
campus facilities in the event of damage caused by either earthquake or flooding. OSU is
currently protected from property damage caused by earthquake at a $100 million limit which
specifically includes the Pacific Northwest earthquake zone and flood insurance at a $250 million
limit. The premium amount charged to OSU for such property insurance for the new MSI
building will not change because the property is inside or outside of the tsunami inundation zone.
While OSU is working to avoid or mitigate personal injury and any loss of life in such a
catastrophic event, we have also confirmed that OSU'’s liability is mitigated through insurance
and negligence findings are less likely given OSU’s dedication to meet or exceed industry
standards for building and evacuation training,.

A CSZ event might also have a significant impact on the surrounding community which might
require a shutdown of the HMSC campus. This shutdown can occur regardless of the location of
the new MSI building. Because of that possible shutdown, OSU is exposed to potential liability
in the form of lost tuition, lost research grant revenue and obligations to continue to pay
operating costs for the faculty and staff in salary and OPE. The financial model for MSI (which
has a large number of assumptions in it) projects $12.8 million in revenues for fiscal year

2025. More than 90 percent of that revenue is projected to come from tuition from the student
growth. Assuming OSU is still able to operate in Corvallis following a seismic event, OSU
would presumably move Newport-based classes to facilities in Corvallis, and relocate what
research activity that had not been lost into Corvallis labs. Because operating costs for the
faculty and staff in salary and OPE would continue despite a shutdown of HMSC, presumably
faculty and staff would move their work to Corvallis during restoration of the HMSC campus. In
addition, OSU is also covered by a business interruption policy which covers lost tuition and
research revenue and expenses, such as payment of salaries. OSU would look to its insurance
provider to cover its revenue losses to the extent that mitigation efforts are not 100 percent
successful.

In recent conversations, Jay Wilson, chair of the OSSPAC -- without expressing an opinion
regarding precisely where the facility should be constructed -- expressed that he was pleased with
the robust process OSU has followed. He said he understood OSU needs to balance function and
seismic issues, and he expressed an assurance that through this process, President Ray can reach
a thoughtful siting decision, whatever that decision may ultimately be.

During a February 2016 meeting with the Coastal Legislative Caucus, all legislators present were
adamant in supporting construction of the facility on the HMSC campus. A number of members
expressed deep concerns regarding the precedent — and possible impacts to the economic vitality
of the coastal region — if OSU were to locate the facility outside of the tsunami inundation zone.

From numerous conversations involving OSU officials and a wide variety of political and
governmental entities over the last two years, it is clear that construction within the inundation
zone should be contingent upon the inclusion of design elements that will enable the building to
withstand a significant seismic event, as well as provide for adequate evacuation infrastructure
and plans from the HMSC campus.



Donor intent

The degree to which the primary donor is committed to locating the building at HMSC is not
presently known. While the 2013 proposal to the primary donor was very explicit about building
at the HMSC site, follow up will be needed with all donors if one of the alternative sites is
selected. In the donor proposal, the building site at HMSC was specifically emphasized to:

1) Ensure that “students will have outstanding access to the full spectrum of research and
educational facilities of the Marine Studies Campus and nearby natural habitats;”

2) “Build on Hatfield Marine Science Center’s exceptional resources for education,
research and outreach;” and

3) “Access the collaboration and innovation which is so deeply ingrained in the culture at
Hatfield, where OSU researchers work in close proximity to and in collaboration with
researchers in federal and state agencies.”

As summarized in the section on program delivery, it may be possible to marginally meet these
expectations at an alternative site, but it will be more difficult and operationally expensive to do
50.

It was also clear within the donor proposal that "the facility will be designed with structural
resiliency for seismic and tsunami events,” and that “student housing facilities for the Marine
Studies Campus will be located outside the hazard zone.”

Summary Recommendations (Revision of July 1, 2016 Report)

Based on this comprehensive evaluation of the altemative sites and the HMSC location, it is
recommended that OSU build the new MSI Newport building on the HMSC campus. This
recommendation is based on due consideration of life safety while addressing program delivery,
cost and schedule.

By building a seismically safe structure on the HMSC campus — with the ability to vertically
evacuate people — OSU will deliver additional life safety capacity for existing HMSC employees
and visitors. Building at the HMSC campus site will maximize the ability to meet the MSI

programmatic goals due to new building’s proximity to existing OSU and agency researchers,
and access to core research facilities.

Even if the MSI building were built away from the HMSC campus, students would still spend the

majority of their day time at HMSC, significantly negating the intended goal of keeping students
out of the tsunami zone.

By building at the HMSC site, OSU will demonstrate state-of-the-art innovation in seismic and
tsunami resilient engineering to local and global coastal communities.

Further, by building a seismically safe structure on the HMSC campus with the ability to
vertically evacuate people, OSU will address life safety for those individuals with limited
mobility or who are injured during a seismic event by providing training and vertical evacuation
drills in coordination with other Newport-area community emergency planners. By doing so,



OSU also will provide additional life safety capacity to the existing HMSC staff and students, as
well as visitors, other agency employees who work at HMSC, or others who work in the South
Beach area.

The building should be designed to allow individuals with limited mobility to be assisted in
reaching the building’s upper floors and roof.

In addition to this summary recommendation, the MSI Siting Committee also recommends:

e Improvement of evacuation route between the HMSC campus and Safe Haven Hill to
mitigate risk from soil liquefaction. Hardening of the evacuation route with reinforced
pavement will reduce the risk of cracking and faulting along the route, hence improving
safe evacuation including for wheel chair access. The direct construction cost of this
hardening is estimated at about $515,000.

e Hold the project budget to $50 million even if the building gross square footage is
comprormised to achieve the life safety benefits.

¢ A holistic evaluation by the University of seismic conditions at all OSU locations,
including HMSC, and creation of a seismic safety improvement plan for each location.
This effort will include implementing over the next decade recommendations in the
Fortis Construction Inc. report as how to bring existing HMSC buildings up to
appropriate standards.

e Continuation of ongoing and improved seismic safety and tsunami evacuation training
for all HMSC visitors, students and employees in association with the local community.
This preparation must address the needs of everyone, including those with limited
mobility.

Finally, the MSI Newport Building and any related seismic improvements and safety efforts
should capture a full learning experience for OSU students, as well as the community at large.

*MSI Newport Building Siting Committee membership:

Ron Adams, Interim Provost and Executive Vice President

Scott Ashford, Dean, College of Engineering

Anita Azarenko, Associate Vice President designate, Capital Planning, Development & Facilities
Operations

Jack Barth, MSI Executive Director

Steve Clark, Vice President for University Relations and Marketing

Robert Cowen, HMSC Director

Lori Fulton, Manager of Capital Administration

Mike Green, Interim Vice President for Finance and Administration/CFO

Jock Mills, Director, Government Relations

Kelly Kozisek, Chief Procurement Officer

Terry Meehan, Associate General Counsel

Nicole Neuschwander, Director of Leasing and Strategic Real Property Management
Cindy Sagers, Vice President for Research

Gabrielle Serra, Director, Federal Relations
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MINUTES |
City of Newport Planning Commission i
‘Work Session
Newport City Hall Conference Room A
i August 22, 2016
' 6:00 p.m.
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Planning Commissioners Present: Jim Patrick, Lee Hardy, Bob Berman, Mike Franklin, and Jim Hanselman.
Planning Commissioners Absent: Rod Croteau and Bill Branigan (excused).
PC Citizens Advisory Committee Members Present: Karmen Vanderbeck and Dustin Capri.

PC Citizens Advisory Committee Members Absent: Bob Heida.

City Staff Present: Community Development Director (CDD) Derrick Tokos and Executive Assistant Wanda Haney.
1. Call to Order. Chair Patrick called the Planning Commission work session to order at 6:00 p.m.

2. Unfinished Business.

A, Preliminary discussion about the release of the 2016 flood insurance rate maps. Tokos noted that included in the
meeting packet was the preliminary release of the new FEMA Flood Study and Insurance Rate Maps. The letter distributed at
this meeting was the actual hard copy with instructions. There's an official 30-day review period followed by a 90-day appeal
period, after which they will look to finalize the maps in seven to ten months. We will take the study and maps through local
ordinance adoption, which should be in the fall of 2017. Hardy asked if we're obliged to adopt them. Tokos said if we want to

maintain flood insurance for our constituents we have to adopt them. Hardy said then people wouldn’t build in hazardous areas
and we wouldn't lose lives; what's wrong with that?

Tokos noted that when FEMA did the early release back in 2014 to get feedback on how the maps were coming together, we had
a few targeted areas. One was the Nye Beach turnaround. Franklin asked if the new gray area was revised. Tokos said yes, they
pulled it back considerably. They found that VE zones didn't play well with the vertical seawall. They had to adjust their
modeling a bit to get it to handle the seawall dynamic better, That’s why they said the original information was overly
conservative. Patrick said that area could still flood, but this is more realistic with respect to wave surge. Tokos said in that VE

zone, the surge shouldn’t be much beyond halfway through the parking lot at the turnaround. Patrick thought that made more
sense.

Tokos said that over by Neolha Point they were basically pulling most of the townhouses out. We gave them photos showing
flooding in 2007. While it may not be related 1o wave action, the thought was that if it’s subject to a 100-year event, it should
be in the 100-year flood plain so people know that when they purchase the property they possibly can get federally subsidized
flood insurance and they're not saying that nobody informed them. Berman asked how they know. If he's from out of the area
and buys a piece of property that looks perfectly reasonable, how does he know? Tokos said if there’s a lender involved, it’s
mandatory. It will come up in the disclosure documents. Berman asked who's disclosing it. Tokos said he thinks a lender will
require that it’s mandatory for insurance before purchasing property. Hardy said it's not clear in the disclosure documents used
in this state. Certain sellers, like banks, governmenis, housing authorities, and developers, don’t have to disclose. In addition,
on these forms the third answer cheice is, “don’t know.” She said we don’t have disclosures properly structured to provide that
information accurately. Patrick asked if it’s shown on title reports. Franklin said that banks find it. Tokos said that our office
gets contacted regularly. Hardy said hopefully it stops them because their banks won't lend the money; but there are a lot of
people who spend cash. Patrick said it would get tagged when they go to get insurance. Tokos noted that there’s the required
disclosure on the deed documents that you are responsible for going to your local planning office to review zoning laws. This is
an overlay, which is a zoning law. Hardy said that doesn’t mean that it gets read and they will do that. Tokos said it’s a “buyer
beware” system. Hardy said it’s not the be all to all concerns. Tokos said, it’s the system we work with. Hardy mentioned a
NOAA employee who was using a reattor that should have encouraged him to ask the right questions; but she dida’t. Now this
person is facing $30-$50 thousand to rebuilt HOA common area. That had been known for years, but he was never advised. It
was bank-owned property. Special assessments aren't in the CC&Rs. The disclosure form wasn’t required because it was bank-
owned property. I he bad asked to review minutes and budgets, he would have seen it; but nobody advised him of it. She said
a lot of people get burned relying on the disclosures. Berman said a seller is required to check those boxes if they're selling their
house. Hardy said, but the third answer is “I don't know.” Tokos said it's correct that they have that option in there. The
disclosure form is something held tight by the real estate lobby in the state. Capri said if you had just “yes” or “no” that’s scary

because you are liable. Hardy said it's easy if you don't know something to hire somebody to find the answer. Capri said
geologic reports are the same; there’s so many caveats.

1  Planning Commission Work Session Minutes - 8.22/16.



Looking at the Neolha Point aerial, Franklin asked if that structure next to the townhouses is required to get flood insurance,
You can see how tight that is. Tokos said we have to go through the 30-day review. We can pull out circumstances like that
where it comes up to the eaves of the structure and ask, what are you looking for on something like this? He said as a matter of
interpretation, it makes things difficult. They are giving us highly-defined, good-quality maps. They should be able to tell us, if
it's close, you are going through the process. Now it’s very tight. Berman said it looks like a corner is in. Carpi asked if a
structure touches, is it in? Tokos said, what do we do with that? He said it probably should have been already elevated. Franklin
asked if it’s the structure or the property lines. Once it's on the property, is that subject to FIRM? Tokos said, no, you could
have a large propesty. Patrick said what you are looking at is the flood level numbers and floor level. Tokos said he needs to
see what FEMA'’s expectations are with these new highly accurate maps as opposed to the old ones that were less accurate and
we had more discretion. Patrick noted that that structure Franklin asked about was built when it flooded down there. Tokos said
he didn't recall if that assisted living facility was flooded; but at least half of the townhouses were.

On a side note, Berman had a question about a property on the lower left of the map that had a white roof. He said that's a
derelict property that needs to be cleaned up. Tokos said that's a question for Jim Folmar, our Community Services Officer.
That’s who would handle that; it would be a nuisance abatement. Patrick thought it would be good if we could have Folmar
come and do an update to the Planning Commission about zoning things he handles.

Tokos said the third map we had talked about was the Big Creek area. They didn’t make any changes that we talked about. They
are pulling out a number of homes where we have had flooding. Hardy said she knew for a fact that a couple of the homes have
pumps under the houses, but are outside the zone, Patrick said that could be a spring thing, and not flooding. Herdy said the
first time it happened they dida’t call it a flood because it didn’t cover two square miles. She said it's probably a combination
of ground water and runoff. Tokos said he will follow up with FEMA. As he pointed out in his memo, the study was all coastal.
There was no hydrologic analysis of rivers or sireams. The dynamics of those have changed considerably; where they're located
and where the sand bars are. Hardy said you would think because it's the same water system, that they would look at it all at
once. Tokos said it's a big piece, and they didn’t tackle it. It makes you think that they would be more cautious there. Patrick
asked if they're ever going to tackle that. Tokos said he can ask them. They are looking to set up a consultation coordination
officer (CCO) mecting in mid-September. He will ask when or if it’s even on their radar. Patrick said it would be nice to know.
Capri thought Big Creek has big impact. He said anywhere rivers flow into the ocean it could flood in really different ways than
what this is projecting. Hanselman noted that it's increasing at Agate Beach, DOGAMI and OSU are studying changes of wave
actions on the beach. He said this is a 20-year cycle. Sand being deposited on Agate Beach may be coming from Cape Blanco.
They are saying that the Newport beaches extend as far as Cape Perpetua. The sand comes from the sloughing off of the bluffs.
That's what gets deposited north. There seems to be a reversal after twenty years. The depth changes dramatically in thirty
years, which will change these flood maps too. He said that in the pictures that DOGAMI has of Agate Beach and the high water

marks, it's remarkable where the high water is over fifty to sixty years. Some of this will change because nature changes. Patrick
said that brings up the reason to ask them.

Tokos noted that in the packet, he included the north side and south side maps and a link to the website where we have the panels
and the study. Patrick said he looked at those maps, but couldn’t read them. Tokos said on those, the blue area would be the
area. Tokos said the gist of this for Newport is that we don’t have a lot of expansion. Much is elevated and bluffs, The storm
surge can cause issues, One ares, Big Creek, has a large floodplain. Tokos shared with the Port of Newport their area. Kevin
Greenwood is working with the Port Commission. We will share their comments on behalf of the Port. They have McLean
Point. That will impact them a little bit. It's currently being used as a dredge disposal site. They actually benefit by and large.
Port Dock 7 is pulled out. FEMA originally set the bay height at 11.5 feet, but adjusted that to 12 feet. Tokos noted that there's
a fair amount coming out in South Beach in the State Park. A ot has to do with accretion as the beach area moves further out
toward the end of the Jetty. Berman said that's not buildable anyway. Tokos noted that some lots in Southshore are getting
drawn in on the south end; three or four are impacted. Capri wondered what that was on the north map up by 89%, Tokos said

it looks like something from the original maps. Maybe it was tracked further in. Berman said Moolack Creek goes back up in
there,

Tokos said, as part of our comments, there were a number of letters of map changes (LOMCs), letters of map amendments
(LOMAs), and letters of map revisions (LOMRs) that were all different flavors of changes made to FEMA maps outside the
regular update cycle that will be superseded. They sent a two-page printout listing the out-of-cycle map amendments that are
impacted because of these changes. We will be contacting those folks personally. Any property owner impacted will be
contacted. He noted that we have a property owner who is looking to develop on property that is going in. They are looking at
what to do. Do they want to develop in a more noncompliant manner? What's it going to cost to build in compliance with the
new maps? What's the cost of insurance? He said, on the other hand, Capri had mentioned someone wanting to develop on
property coming out. Capri said if it’s outside tidal action, anybody can do site specific. They submit & letter to FEMA. Tokos
added, if you can show that the development site is elevated and you don’t need to artificially elevate, you can do that. Berman
asked if these maps are based on Lidar. Tokos said yes, and also there's the study of the coast where they did modeling in terms
of wave surge and terrain features on the coastline. They have been observing wave action over a number of years. That's why
glong the coastline it’s broken down into finite sections and you will have different elevations for these different sections. They
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took a hard look at the coastline. Capri said before it didn’t follow the topography at alt. Tokos said the *09 maps were digitized
versions of the hand-drawn maps. They were very cartoonish, but it was the best they had at the time. Hanselman asked if the
red lines on the maps were the UGB or city boundaries. Tokos said that’s the city boundary. Capri thought it was good that we
would be sending notices out to the affected people. Hardy asked if the City will be keeping a registry of those people and
properties, Tokos said we will start a legislative file that we will keep under permanent retention,

On a side note, Patrick asked where we're at on the city limits. You can’t tell what's in and what's out, Tokos said the City
Council put their Urban Renewal hats on and talked about that, The general consensus was that we need to do concept planning
for the highway corridor at least down to 50 (32™ to 50%) with the same detail as we did for Coho/Brant. Then pick up a
conversation about annexation when they could have a more-informed discussion. Those property taxes will go up. We can
quantify what they will look like. Without that, we can’t answer what it will do if they come in looking at the long-term. Many
of those properties are industrial. Do they want to stay where they are, or will the City turn it over to commercial? When given
enough time, they can make those decisions. Hardy recalled that the developer of Wolf Tree did outrsach between there and
Newport to try to gain contiguous properties. The resort would develop sanitation and water system and sell it back. Then he
lost the property and Will Emery bought it. The original developer was offering free golf for life if the property owners would
agree to be annexed. Tokos noted that if a property is surrounded, we can take it; that's called island annexation. They have a
say. They can show up &t public hearings. But they couldn't stop it at the end of the day, Tokos said there are properties to the
south in the UGB he doesn’t show, but we don’t technicatly surround anything there, Hardy said that south of 98" on the west
side was targeted for that in the past. Patrick asked about 50%. Tokos said that is all surrounded. Patrick said for Surfland we
don’t have any way to get services down there. Capri said that 50% should be looked at. He said they are doing a development
there, and by the time the City annexes it, you will be stuck with development at County standards. Patrick asked if the Council
wants to do a design study down to there. Tokos said possibly to convert to commercial down to 40, and industrial will go
away. It's light industrial, which is a flex zone. They are not wanting to see a towing company for instance that won’t mix well
with a Trader Joe's. He's guessing that 32 to 40* will possibly shift to commercial; and 40" 1o 50% will be industrial. We
would want to have serious conversations with Hwy. 101 major landowners, like Tryon. Some of theirs is heavy industrial. They
have entertained other uses like Lowes, but it just didn’t happen. They are open, though. Wilder doesn't want to see heavy

industrial there afier the experience they had with that temporary asphalt plant that set up there. The issue is the smell if you're
a residential owner and an asphalt plant comes in.

Patrick mentioned Tillamook; and Tokos said that Tillamook is going to get hammered. There’s one little bit in the middle that's

high enough. He said the big concern is the assay stuff; the concept of having to do habitat protection and not knowing what that
is going to cost.

3. New Business.

A, Code changes to height limits for vertical evacuation. Hardy asked if we can limit that to existing buildings only.
Tokos said he didn't think that would be saleable, Existing buildings may not be designed to take on the extra load. He said this
is just an initial stab at the code language. He attached the guidelines FEMA has, which is a pretty good resource out there. It
gives you an idea of what some structures look like. He attached a couple of chapters; the link has the whole document. It was
felt that the most straightforward way to make changes would be to do a general exception. We have a variety of zones that fall
within the tsunami inundation area, We have other exceptions that are akin to this. Hardy asked if that would apply to new
construction. Tokos said it would apply to new or redevelopment. In the Height Limitations chapter of the NMC he added under
general exceptions, “Portions of a structure designed for vertica! evacuation from a tsunami where the property upon which the
structure is located is within a tsunami inundation area as depicted on the maps entitled. . ." and then spelled those out. We can
emend it in the future if newer maps are put out. He avoided putting a maximum height in here. We don’t know what that needs

to be in certain areas. In commercial and industrial the height limit is 50 feet, but that might not be sufficient in certain areas. It
depends on site-specific conditions.

Hardy asked if the City has an inventory of buiidable sites in the inundation zones. Tokos said we have a buildable lands
inventory from 2013 and 2015. If we bring this to adoption, he could map that. Hardy said you know where they are, and
someone wanted to build for vertical evacuation, it requires new construction to possibly be engineered to sustain impact, This
Just addresses one thing. Hardy thought that if it's just isolated to one thing, it leaves you hanging out there. Tokos said he can
talk to our Building Official, Joseph Lease, about whether the building code is sufficient. He suspects that the building code is
going to be flexible enough to allow you to design robustly to withstand wave force; it's not going to compel you. Hardy said it
seems that if we start allowing this exception for that kind of construction then it's encouraging high-risk behavior. Tokos said
there could be edditional standards in the zoning code or as local building codes. Hardy asked if they aren’t supposed to be
stricter than State codes. Tokos said only if they’re addressed in the State code; if not, we can address it. Capri thought you
would be identifying properties you can't develop. Hardy wondered why have laws and rules if you can’t develop safely. Berman
said that's the direction of almost any property. If an earthquake hits, the weak will fall over. Hanselman thought it was of
grealer importance to not want buildings in there in the first place. We wouldn’t want to give a height variance to residential just
to encourage people to stay. He doesn't see that as appropriate. He said we should be using standards to prevent that. Hardy
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said, or discourage anyway. Hanselman said to build a house that needs an evacuation level above 35 feet is counterproductive.
Capri said on all these lots are people that have spent fortunes; then you tell them that they can’t?

Tokos said the Commission could limit it to water-related or water-dependent; you have that flexibility if you want. Capri said
the purpose is to protect life safety. Tokos said it's not intended for people to try to use that to circumvent the height limits in
areas where there are views of the ocean and the bay. Patrick said that level’s not supposed to be for human habitation. Franklin
wondered who's going to review those. Vanderbeck wondered why not keep it as is and usc a conditional use permit to assess
exceptions. Why open it up? Tokos said the concern from the Council about handling it as a variance is that the variance
standards talk about practical difficulties and hardship. You could make a pretty good argument that there’s no problem with
anybody building to the current code, and they have no entitlement to vertical evacuation. They felt it's better as a legislative
matter. You are talking about height limits established before there were tsunami inundation zones, Hardy said we don't have
actual data about inundation. It's all computer-generated. Patrick said there were places in Thailand that withstood the tsunami,
and people vertically evacuated. There are studies saying this can be done. Hardy said, but it hasn’t been established here in
terms of impact on the topography. It's based on computer models. You don’t know what is going to move where. If they
evacuate vertically, can they survive? Tokos again noted that one way to go is to limit it to water-dependent and water-related
because under the revised statutes that apply to building codes, there's a prohibition to essential facilities being in inundation
zones. You could say vertical evacuation makes sense in W-1 and W-2 zoned areas where you could have higher occupancy.
That would make more sense. Not in residential zones; outside of maybe hotels. You could say R-4 would make sense to pick

up hotels then. The challenge is building further up there. Capri asked if it could go the Planning Commission. Tokos said we
would have to have standards for evacuation,

Berman said we're talking about height; and if he's reading the maps right, there’s 80 feet plus 30 plus 10; and that doesn't take
into account 10-30 feet of subsidence. A 200-foot building is impractical. If it's engineered and they're doing it right, it still
would be totally impractical. Tokos said it's not unrealistic to put in the standards that there be an engineer’s certification that
the design meets or likely would withstand the forces of waves aitributed 10 whatever level of tsunami. He said he could work
on language. Berman said the height is the thing. Ifit's 80 feet, that’s what we should be planning for. Capri wondered what
elevation that's taken from. Hardy said that waves are typically measured from the ocean floor. Vanderbeck wondered if it
could be set up so that it's just for that particular area. She said becanse when you're talking about anything having to do with
height, people will want to build something on top to get higher and will try to do whatever they can, Capri noted that there's
no view protection in Newport. Hardy agreed that you don’t own air space. Patrick asked what the purple and yellow on the
maps indicate. Tokos said they refer to “t-shirt-size characteristics; 8, M, L, XL, and XXI. Berman asked, as the color gets
lighter is there more extreme flooding? Franklin asked if it would be at sea level. Patrick said mean sea jevel at that time.
Looking at Oceanview, Franklin asked if it's at 70 feet, there would be a 10-foot wave then? Tokos said this is the elevation
where they check Oceanview. At about 75 feet, Oceanview gets overtopped with XL or XXL. Vertical escape would be 20 feet.
Tokos said if you have developable property and build a house there, it would not be ridiculous to build to withstand 35 feet,
Berman said we're talking about Hatfield; that's what initiated this, They're right in the middle of purple. Franklin wondered
what's going to happen after the wave when the water's rushing back out and there’s no sand left underneath it.

Tokos said we could put some language about having to have an engineer’s certification. Hardy asked how long that’s good for
in terms of the interest of the consumer. Are they protected if it gets passed when it's getting built and then fails ten years down
the road? Tokos said probably not. We evaluate at the time of construction; not how long those materials last. Hardy said if the
engineer doesn’t provide a warranty, then what use is it. Capri said they could hire a structural enginter to do it and then have
to hire a geo tech engineer to review it. Tokos said it's not unreasonable for a local jurisdiction to say if you're going to do this,
you are going to do it right. Provide engineered plans that set out how it withstands whatever tsunami you are designing to. That
knocks out single-family residences. Maybe they’re just designing to large; they choose. Berman said we wouldn't dictate, they

pick. Then we say, prove it. Franklin said what if somebody builds a cupola on top for escape; who enforces it? He doesn’t
know how you'd enforce it.

Tokos asked if the Commission wants language that limits this to water-dependent or water-related, or even commercial. Patrick
thought so. He doesn’t see it working for single-family. Vanderbeck said that hotels could build up in someone's view. Tokos
said, or maybe it could be not in an area where you can reasonably get out of there. There's a big chunk in South Beach that
can’t get out. Hardy asked why build that low anyway. Patrick thought that if we break the 50-foot limit, we don't want to give
an open height thing. We might have to write standards for it. He's not enthusiastic about saying you can bust through 50 feet
to 70 feet. Tokos said he'd rather not do a variance because the standards aren’t & great fit; hardship or practical difficulty in
mecting the code. You can meet the code; just don't build vertical evacuation. Berman said he thought it wes a conditional use
because he noted that in the code ebove that it says antennas upon the issuance of a conditional use permit. Tokos said he was
looking on the back of the code all the way at the bottom where it says adjustment or variance. Berman said they could take out
a conditional use permit if they want to exceed 50 feet. Tokos asked Berman what’s magical about 50 feet. Berman said that's
what's in the code. Tokos said not in water-related; that’s 35 feet. He said that one of the standards for a conditional use permit
is consistency with the character of the area, If it gets into a contested case, he's not positive that the discretionary criteria the
Planning Commission would have to rationalize would withstand an appeal.
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Patrick asked how tall is this building going to end up. How much is it breaking the 35-foot limit. Tokos said he believes the
full sct of materials released indicate they are targeting a large event; not XXL. He doesn’t think they could design something
to withstand XXL. The question with a discretionary review is what do you want to evaluate against. Patrick said what if we
give an exception to go over 35 feet in South Beach. He said we had the same discussion with NOAA. So we better have
something to stand on. If all of a sudden they do a 60-foot structure there, we won't hear the end of it. Tokos said if that is a
habitable area. It's only for vertical evacuation, and that's a big expense for what it is. If they can only add a safe haven for
employees, there's a point where they will stop adding to it. We’re making sure they don’t have ways of getting additional floors
of offices. Berman asked what goes between the 60 feet and the 35 feet. Tokos said raised ceilings, attic area, or just mechanical.
Berman said 40 feet would be the floor and then it said add 30% and another 10 feet. Hanselman said that's only proposing
vertical evacuation for 40 feet of flood level; it would have to be above that, so about 49 feet. Capri said you're talking 70 feet,
and we'd never hear the end of it. Tokos asked what standards do you apply? Concerning the discretionary criteria, we can’t
use it and put the Planning Commission in a pickle where you can't issue the decision that you want to make. Capri said we can
tell them they can’t have it unless it's under a certain height. Tokos said you can have a cap. Hanselman asked, if we tell people
they can have an evacuation level, do we also have to set standards for what that has to be built to.

Tokos said what if we set it up for water-dependent and water-related because we can justify that essential facilities that are
available in other zoning districts can't be put in tsunami zones; and W-1 and W-2 areas would be inundated in a tsunami.
Further, you have to provide engineering and geo tech methodology that what you are proposing will withstand the wave velocity
you are designing to; and you can’t have habitable space above 30 feet. How many projects are you likely to sec? Capri said in
theory, the Bay Front could have 70-foot buildings. Pacific Shrimp could do it. Patrick said it would be easier for them to
evacuate up the hill. Tokos said even with reinforced piling, they would have to swap it out. It would be a huge expense. Capri
asked if it could be just for South Beach. Tokos said that McLean Point is another area. The Commissioners said that at McLean
Point, they could run across the road. Tokos said that while the Bay Front has an area to evacuate to, there are a lot of tourists
and employees. There are constrained avenues and unstable slopes on the Bay Front. They would have twenty to thirty minutes
to evacuate. There would be disabled people. By the time they figure out they need to go somewhere, there may not be time to
go up hill. Tokos said you could limit it to South Beach; but his suggestion is not to. He thinks the rationale would be better to
state it as just in water-related and water-dependent zones, Hardy asked, and those are defined as? Tokos said whatever they're
defined as in the code. Hardy said maybe we should look at amending that, Hardy said the only way Hatfield is related to water
is to be able to go out on the ocean. That doesn’t mean the building siting has to be on the water, Berman said they do run
seawater through their facility. Hardy said you can pipe seawater anywhere. She said they have already acknowledged that the
existing buildings won’t stand up. Even if there's a new building there, they will have to pay payroll to their people even though
they can’t go to work. She said, why not just go up hill. Tokos said from the City Council there is a lot of momentum particularly
in the Hatfield area that they want o see the actual classrooms in the same location as the rest of the agency. Hardy said, in their
own words, if they locate the facility up the hill, they are still spending most of the days at Hatfield. Why do they need that
facility? Tokos said what getting the students up in Wilder accomplishes is that now they’re not down there 24/7. Housing is
gone from the campus, so they wouldn't be down there 24/7. Capri said you can’t change OSU’s opinion. Berman said they
have laboratories there. Hardy said, they're classrooms. Tokos said they are going to need access to seawater facilities and some
of the other State and Federal agencies. Berman said we’re not going to decide where they're going; they are. Hardy said only
if they're in compliance with the zoning ordinance. She said they can apply for a variance or a conditional use permit; and those
evaluations will start to quell some of those voices saying don't build there.

Tokos said what the City Council asked the Planning Commission to do is explore legislative options as opposed to a variance.
Those discretionary standards can be inconsistently applied and appealed over and over again. Practical difficulties are looked
at tightly in the courts, Can you do anything on your property? Someone can't get front-yard setback; that's the typical kind of
variance that can withstand an appeal. They would say you don't have to do vertical evacuation; what’s your hardship? Capri
thought that if everyone on the City Council heard that the building would have to be 70-75 feet tall, there would be less interest.
It changes the morphology of the buildings in Newport. Tokos said if you want to make sure it’s discretionary; what kind of
standerds do you put at it? With something like a conditional use, you’ll never get there. Vanderbeck asked why the City Council
wants to accommodate them before they're asked. Tokos said we don't. From the City Council's perspective, they anticipate
that something’s going to happen. There may be more than one down the road. There are new maps and new understanding of
the tsunami risk. The height restrictions were put in before that was known, They feel we should Jook at it legislatively. They
asked the Planning Commission to explore this and tell them what a good tool is. Hardy apreed it would be easier to enforce

with legislation rather than a variance. If it's designed properly, you can say this is what you could do. Ifit's discretionary, you
end up all over the place.

Capri said basically the building will be 75 feet tall. Tokos said if they have to engineer it to withstand that kind of wave force,
you're talking substantial costs. This is a huge project without additional habitable space and only for life safety purposes at that

point. Hardy said they have already indicated that they are willing to reduce the square footage if they reach the $50 million cap
they are looking at. They will end up with a much smaller building.

Tokos said we can get away with requiring engineering certification for a safe place to go, much like with our geologic permits,
We are not second guessing them; we are just saying you have to do it and we will accept the engineer's stamp, Capri said that
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takes out the Bay Front because they won't be able to do that on piles. Berman said if we get language in there for a 75-foot
building, that's not in character with the vision of South Beach. He doesn't want the views and the feeling of the marine area
distupted with a tall building. Tokos said you have the LNG tank. Patrick said you have the jail at 60 feet to the elevator tower.
Hanselman said they are not required to build vertical evacuation. If they want it, it hes to meet these engineering standards.
We're already dealing with an unknown class of tsunami. He said we will have to change everything.

Tokos asked if the Commissioners were comfortable with the reference to the TIM (tsupami inundation maps); and they
confirmed that they were. Tokos seid his thought for what he can do for an upcoming work session is to bring back two options.
One would be beefed-up nondiscretionary engineering standards and geo tech. Then a discretionary option where he will try to
make something up where there would be a hearing. Capri asked if you could base it on occupancy. Patrick said they will open
up that building to everybody down there. Capri said he understands that's choosing life. Patrick said we could always Limit it
to 35 feet, and they could do it; or we could say you have to run to Safe Haven Hill, and that's your only choice,

Tokos said one thing advantageous for having vertical evacuation down there is the same as for the Bay Front. You have the
aquarium, Hatfield, and RV parks. It will take time for them to figure out what’s going on, and some can’t get out, Somebody
will know to go to that vertical evacuation site. It's a safety measure. Patrick said all of these things assume earthquakes. At
that level we don’t know how much that is going to shift everything up and down. It's a shear guess. Hardy agreed that we don't
have direct experience here. Capri asked what about the handicapped and was told that it’s assumed people will help others.

Tokos said he will put together discretionary and nondiscretionary standards for further discussion at a work session, He thinks
we'll get nowhere with discretionary, There was discussion about the occupancy limit of Safe Haven Hill. Tokos said the
thought is that some people won't be able to get there because it’s too far or they can’t, 50 it's better to have vertical evacuation
where they can go. We want to create different apportunities because we don't know where they'il go. Berman said for
evacuations, most of the people at Hatfield are healthy. Tokos said it's more the tourists.

Tokos said the Commission could go through with legislative with options “A” and “B" and say you prefer “A,” but here is
option “B” the Council can also consider,

4, Adjournment. Having no further discussion, the meeting adjourned at 7:33 p.m.
Respectfully submitted,

Wanda Haney, r
Executive Assistant
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Draft MINUTES
City of Newport Planning Commission
Work Session
Newport City Hall Conference Room A
September 26, 2016
6:00 P.M.

Planning Commissioners Present: Jim Patrick, Lee Hardy, Rod Croteau, Mike Franklin,
James Hanselman, and Bob Berman.

Planning Commissioners Absent: Bill Branigan.

Planning Commission Citizens Advisory Committee Members Present: Karmen
Vanderbeck, Bob Heida, and Dustin Capri.

City Staff Present: Community Development Director (CDD) Derrick Tokos, and City
Recorder Peggy Hawker.

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

A. Unfinished Business

1. Continued Discussion Regarding Code Amendments for Vertical Evacuation
Structures. Tokos displayed a slide containing a map of the tsunami inundation areas.
He reported that the packet contains draft amendments to Chapter 14.10 of the
Newport Municipal Code that contain additional non-discretionary criteria for vertical
evacuation structures. He added that they build off of a work session that the Planning
Commission held on August 22, and a follow-up e-mail from Dustin Capri. He noted
that additional standards were included prohibiting occupiable space from being
added at an elevation that is above the maximum building height, limiting the
evacuation assembly area to the roof of a structure, and requiring that the assembly
area be accessible to the general public. He stated that an engineering requirement
was also added.

Tokos stated that a second packet document contains discretionary standards. He
noted that the Commission had requested an example of what might work. He added
that he included provisions to Chapter 14.33, for adjustments and variances, as
seemed most logical. He stated that non-discretionary standards can be folded into
the revisions of Chapter 14.33, but that regardless, the Municipal Code would need to
be amended to include a definition of vertical evacuation structures. He noted that the
FEMA definition for vertical evacuation structures is “A building or earthen mound that
has sufficient height to elevate evacuees above the tsunami inundation depth, and is
designed and constructed with the strength required to resist the forces generated by
tsunami waves.” He stated that the DLCD has another definition in its publication titled,



“Preparing for a Cascadia Subduction Zone Tsunami: A Land Use Guide for Oregon
Coastal Communities.”

The Commission reviewed the proposed changes to Chapter 14.10.020, General

Exceptions to Building Height Limitations, of the Municipal Code. The addition to this
section reads:

D. Portions of a structure designed for vertical evacuation from the tsunami where the
property upon which the structure is located is within a tsunami inundation area,
as depicted on the maps titled, “Local Source (Cascadia Subduction Zone)
Tsunami Inundation Map Newport North, Oregon,” and “Local Source (Cascadia
Subduction Zone) Tsunami Inundation Map Newport South, Oregon” produced by
the Oregon Department of Geology and Mineral Industries, dated February 8,
2013, provided:

1. The evacuation assembly area is the roof of the structure; and

2. Ingress/egress to the evacuation assembly area shall be made available to the
general public; and

3. The lowest floor of rooms or enclosed spaces designed for human occupancy
are located below the maximum building height of the zone district within which
the structure is locate; and

4. Plans and specifications, stamped by a licensed engineer, establish that the
structure has been designed to withstand an earthquake and wave forces
attributable to the magnitude of the tsunami event for which the vertical
evacuation structure is intended to provide relief.

Discussion ensued regarding exposure in other zones; shorter distance to safety;
where vertical evacuation towers can be located; what happens with people
standing on the roof of a vertical evacuation structure unprotected. Tokos
recommended keeping the footprint of vertical evacuation towers small and non-
discretionary within the city limits south of the bridge. There was consensus among
the Commission with this recommendation.

Tokos noted that rooftop vertical evacuation structures could be equipped with
amenities such as portable bathrooms, etc.

Further discussion ensued regarding height limitations in the W-1 and W-2 zones,
and it was suggested that the height limitation should be fifty feet only for vertical
evacuation structures; this limitation should be non-discretionary; it should include
areas south of the bridge within the XXL event boundaries; and be accessible to
the public in the event evacuation is necessary. A brief discussion ensued

regarding ADA requirements. The Commission concurred with including sections
D.(1.), (2.}, and (4.).



MOTION was made by Croteau, seconded by Franklin to initiate a legislative
amendment to Chapter 14.10, Height Limitations, of the Newport Municipal Code.
The motion carried unanimously in a voice vote.

B. Adjoumment. Having no further business/time, the meeting adjourned at 7:15 P.M.

Margaret M. Hawker, City Recorder
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Derrick Tokos

From: Cowen, Robert <Robert.Cowen@oregonstate.edu>

Sent: Tuesday, October 18, 2016 7:28 AM

To: Derrick Tokos

Subject: FW: Draft Newport Code Standards for Vertical Evacuation Structures

Hi Derrick — | ran this by Lori Fulton and our architect team. They provide the following feedback as
comments/suggestions. Hopefully it is useful. Thanks for sharing and acting proactively.

Bob

From: "Fulton, Lori"

Date: Monday, October 17, 2016 at 11:43 AM

To: Robert Cowen

Subject: RE: Draft Newport Code Standards for Vertical Evacuation Structures

Bob-

Below is our (OSU/YGH team) initial reaction to the language being suggested. We da appreciate the opportunity to
comment and are available for future discussions.

D.1 The language is too limiting and should be changed to open up possibilities. That is, an evacuation assembly
area may or may not be on the roof. Depending on how any one project executes a design, an evacuation area could be
within an enclosed floor. Additionally, this does not allow for consideration of a stand-alone structure, which may be an
alternative solution.

D.2 The language should reinforce addressing mobility challenged individuals and {perhaps) not everyone. Ifit's left
completely open, how would one determine the required design capacity? Making it open to the general public makes
sense, but directing the general public to a specific building seems unduly burdensome on an individual

project. Language could be modified to “Ingress/egress to the evacuation assembly area shall be signed according.”

D.3 We understand the intent of avoiding design of “stilted” structures.

D.4 It appears the language is written to allow projects to define the “level of tsunami events”. However, there is a
reference to DOGAMI's XXL as identified on specific 2013 maps. Perhaps this paragraph ties back to the earlier
reference?

D.5 This might be just a “rewording of language” issue. In order to have an engineer “certify” a structure is built per
the documents, the engineer would need to be on-site full time, or have an inspector on-site full time, during
construction, While doable, it would be at substantial cost to the client/owner and would be far in excess of industry
standards for even emergency response buildings such as hospitals, police and fire stations. Insurance companies and
attorneys do not typically like the word “certified”.

Lori

Lori Fulton

Manager, Capital Administration

Capital Planning and Development

3015 SW Western Blvd., Corvallis, Oregon 97331 | Phone: 541-737-4625 | Fax: 541-737-3013
lori.fulton@oregonstate.edu

From: Cowen, Robert
Sent: Monday, October 10, 2016 5:36 PM



To: Fulton, Lori <Lori.Fulton@oregonstate.edu>
Subject: FW: Draft Newport Code Standards for Vertical Evacuation Structures

Lori — Derrick Tokos sent me this draft of a Zoning change the city of Newport is considering — wanting to know if we see
anything to comment on {see note below and attached) — please share as you see fit, and send me any comments — let's
say by COB Friday so | can relay them back to him.

Thanks
Bob

Robert K. Cowen, Director
Hatfield Marine Science Center
Oregon State University

From: Derrick Tokos <D.Tokos@NewportOregon.gov>
Date: Friday, October 7, 2016 at 4:44 PM
To: Robert Cowen <Robert.Cowen@oregonstate.edu>

Subject: Draft Newport Code Standards for Vertical Evacuation Structures

Hi Bob,

Attached is a set of amendments that we are looking to make to the Newport Zoning Ordinance that would allow
vertical evacuation structures to exceed maximum building height limitations on certain lands subject to non-
discretionary approval criteria. Currently, the only way to potentially get there is through an application for a variance,
the standards for which were not crafted with this type of project in mind.

It is my understanding that you will be looking to incorporate a vertical evacuation assembly area into the design of the
classroom/research building that you will be constructing on the Hatfield Marine Science Center campus. Please take a
look at our proposed standards and let me know if you have any comments or concerns. You are also welcome to
attend the public hearings, the first of which will be held before the Newport Planning Commission at 7:00 pm on
Monday, November 14, 2016.

Thanks,

Derrick I. Tokos, 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
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Ore On Department of Land Conservation and Development
g 635 Capitol Street NE, Suite 150
Salem, Oregon 97301-2540

Phone: (503) 373-0050
Fax: (503) 378-5518
www.oregon.gov/LCD

October 26, 2016 ey

Kate Brown, Governor

Derrick I. Tokos

Community Development Director
City of Newponrt

169 SW Coast Hwy

Newport, OR 97365

Delivered via email: d.tokos@newportoregon.gov

RE; Municipal Code Zoning amendment: Vertical evacuation structures (2-Z-16); DLCD File No.
006-16

Dear Derrick:

We appreciate having the opportunity to work with you on this proposal. The City of Newport is a highly
valued partner in Oregon's Coastal Management Program and a leader amongst Oregon’s coastal
communities in planning for a Cascadia Subduction Zone earthquake and tsunami. We laud the city for
its initiative and proactive approach in confronting this unique and challenging issue. We look forward
to continued collaboration with the City on this project as well as other planning and community
development endeavors in the future.

Newport’s proposed plan amendment to allow vertical evacuation structures to exceed maximum
building height limits is consistent with DLCD's Tsunami Land Use Guide recommendations. Horizontal
evacuation to high ground after an earthquake is always the preferred option to get to safety before a
tsunami hits the Oregon coast. However, in certain locations and instances, vertical evacuation may be
the only or best option. While it is possible to get to high ground via Safe Haven Hill or the Oregon Coast
Community College campus from the South Beach area, it may not be possible for everyone to reach
high ground in time. This proposed amendment will allow for the building of vertical evacuation
structures to provide an alternative or back-up option to the South Beach community and the many
visitors who frequent this area.

The parameters set forth in the proposed amendment limit the scope of the allowance for vertical
evacuation structures to just the area south of Yaquina Bay, where the City’s exposure to tsunamis is
most acute. The language also stipulates the plans and specifications of these structures must be
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designed to withstand an earthquake and wave forces attributable to the event for which the structure
is intended to provide relief, and to allow public access to this emergency option in a tsunami event.

In addition to the parameters the City already specifies in the proposed plan amendment, DLCD also
recommends adding the following conditions:
e Vertical evacuation structures should be of sufficient height to place evacuees above the XXL
{extra extra-large) level of tsunami inundation for the area in which it is located; and,
» Vertical evacuation structures proposed as a component of new development shall provide at
least sufficient capacity to accommodate the evacuation needs of the proposed development.

We request that this letter be entered into the record of the proceedings. If you have questions or
would like to further discuss anything contained in this letter, please contact me at your convenience at
(503) 812-5448 or via email at patrick.wingard@state.or.us. Thank you very much for your time and
consideration and for the opportunity to comment on this important proposal.

Yours truly,
Patnick Wengarnd

Patrick Wingard
North Coast Regional Representative

Copy. Meg Gardner, DLCD Coastal Shores Specialist
Matt Spangler, DLCD Senior Coastal Policy Analyst
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SPECIAL DETAILED REQUIREMENTS BASED ON USE AND OCCUPANCY

4. Where two or more exity are required, not more than
one-half of the exits shall be permitted to include
either a horizontal sliding or vertical rolling grille or
door.

SECTION 403
HIGH-RISE BUILDINGS

403.1 Applicability. High-rise buildings shall comply with

Sections 403.2 through 403.6.

Exception: The provisions of Sections 403.2 through

403.6 shall not apply to the following buildings and struc-
tures:

1. Airport traffic control towers in accordance with
Section 412.3,

. Open parking garages in accordance with Section
406.5.

3. Buildings with a Group A-5 occupancy in accor-
dance with Section 303.6.

[ ]

4. Special industrial occupancies in accordance with
Section 503.1.1,

5. Buildings with a Group H-1, H-2 or H-3 occupancy
in accordance with Section 415.

403.2.1.2 Shaft enclosures. For buildings not greater
than 420 feet (128 000 mm) in building height, the
required fire-resistance rating of the fire barriers
enclosing vertical shafts, other than exit enclosures and
elevator hoistway enclosures, is permitted to be
reduced to 1 hour where automatic sprinklers are
installed within the shafts at the top and at alternate
floor levels.

403.2.2 Secismic considerations. For seismic consider-
ations, see Chapter 16.

403.2.3 Structural integrity of interior exit stairways
and elevator hoistway enclesures. For high-rise build-
ings of Risk Caregory Il or IV in accordance with Section
1604.5, and for all buildings that are more than 420 feet
(128 000 mm) in building height, enclosures for interior
exit stairways and elevator hoistway enclosures shall com-
ply with Sections 403.2.3.1 through 403.2.3.4.

403.2.3.1 Wall assembly. The wali assemblies making
up the enclosures for interior exit stairways and eleva-
tor hoistway enclosures shall meet or exceed Soft Body
Impact Classification Level 2 as measured by the test
method described in ASTM C 1629/C 1629M.

403.2.3.2 Wall assembly materials. The face of the
wall assemblies making up the enclosures for interior
exir stairways and elevator hoistway enclosures that are

403.2 Construction. The construction of high-rise buildings
shatl comply with the provisions of Sections 403.2.1 through
403.24.

not exposed to the interior of the enclosures for interior
exit stairvays or elevator hoistway enclosure shall be

403.2.1 Reduction in fire-resistance rating. The fire-
resistance-rating reductions listed in Sections 403.2.1.1
and 403.2.1.2 shall be allowed in buildings that have
sprinkler control valves equipped with supervisory initiat-
ing devices and water-flow initiating devices for each
floor.

403.2,1.1 Type of construction, The following reduc-
tions in the minimum fire-resistance rating of the
building elements in Table 601 shall be permitied as
follows:

1. For buildings not greater than 420 feet (128 000
mm) in building height, the fire-resistance rating
of the building elements in Type 1A construction
shall be permitted to be reduced to the minimum
fire-resistance ratings for the building elements
in Type IB.

Exception: The required fire-resistance rat-
ing of columns supporting floors shall not be
permitied to be reduced.

(3]

. In other than Group F-1, M and $-1 occupancies,
the fire-resistance rating of the building elements
in Type [B construction shall be permitted to be

reduced to the fire-resistance ratings in Type
[1A.

3. The building height and building area limitations
of a building containing building elements with
reduced fire-resistance ratings shall be permitted
to be the same as the building without such
reductions.
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constructed in accordance with one of the following
methods:

1. The wall assembly shall incorporate no fewer
than two layers of impact-resistant construction
board each of which meets or exceeds Hard Body
Impact Classification Level 2 as measured by the
test method described in ASTM C 1629/C
1629M.

. The wall assembly shall incorporate no fewer
than one layer of impact-resistant construction
material that meets or exceeds Hard Body Impact
Classification Level 3 as measured by the test
method described in ASTM C 1629/C 1629M.

3. The wall assembly incorporates multiple layers
of any material, tested in tandem, that meets or
exceeds Hard Body Impact Classification Level 3
as measured by the test method described in
ASTM C 1629/C 1629M.

403.2.3.3 Concrete and masonry walls. Concrete or
masonry walls shall be deemed to satisfy the require-
ments of Sections 403.2.3.1 and 403.2.3.2,

403.2.3.4 Other wall assemblies. Any other wall
assembly that provides impact resistance equivalent to
that required by Sections 403.2.3.1 and 403.2.3.2 for
Hard Body Impact Classification Level 3, as measured
by the test method described in ASTM C 1629/C
1629M, shall be permitted.

403.2.4 Sprayed fire-resistant materials (SFRM). The
bond strength of the SFRM instalted throughout the build-
ing shall be in accordance with Table 403.2.4.

[\
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TABLE 403.24
MINIMUM BOND STRENGTH

HEIGHT OF BUILDING" SFRM MINIMUM BOND STRENGTH
Up to 420 feet 430 psf
Greater than 420 feeat 1,000 psf

For SL. [ foot = 304.8 mm, 1 pound per square foot (psf) = 0.0479 kW/m®.
a. Above the lowest level of fire department vehicle access.

[F] 403.3 Automatic sprinkler system. Buildings and struc-
tures shall be equipped throughout with an automatic sprin-

kler system in accordance with Section 903.3.1.1 and a P
secondary water supply where required by Section 903.3.5.2. 8

required in spaces or areas of’

1. Open parking garages in accordance with Section
406.5

2, Telecommunications equipment buildings used
exclusively for telecommunications equipment,
associated electrical power distribution equipment,
batteries and standby engines, provided that those
spaces or areas are equipped throughout with an
automatic fire detection system in accordance with
Section 907.2 and are separated from the remainder
of the building by not less than 1-hour fire barriers
constructed in accordance with Section 707 or net
less than 2-hour horizontal assemblies constructed
in accordance with Section 711, or both.

(F] 403.3.1 Number of sprinkler risers and system
design. Each sprinkler system zone in buildings that are
more than 420 feet (128 000 mm) in building height shall
be supplied by no fewer than two risers., Each riser shatl
supply sprinklers on alternate {loors. If more than two ris-
ers are provided for a zone, sprinklers on adjacent floors
shall not be supplied from the same riser.

[F] 403.3.1.1 Riser location, Sprinkler risers shall be
placed in interior exit stairways and ramps that are
remotely located in accordance with Section 1015.2.

[F] 403.3.2 Water supply to required fire pumps.
Required fire pumps shall be supplied by connections to
no fewer than two water mains located in different streets,
Separate supply piping shall be provided between each
connection to the water main and the pumps. Each connec-
tion and the supply piping between the connection and the
pumps shall be sized to supply the flow and pressure
required for the pumps to operate.

Exception: Two connections to the same main shall be
permitted provided the main is valved such that an
interruption can be isolated so that the water supply
will continue without interruption through no fewer
than one of the connections.

[F] 403.3.3 Fire pump room. Fire pumps shall be located
in rooms protected in accordance with Section 913.2.1.

[F] 403.4 Emergency systems. The detection, alarm and
emergency systems of high-rise buildings shall comply with
Sections 403.4.1 through 403.4.9.

[F] 403.4.1 Smoke detection. Smoke detection shall be
provided in accordance with Section 907.2.13.1.
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[F] 403.4.2 Fire alarm system. A fire alarm system shall
be provided in accordance with Section 907.2.13.

[F] 403.4.3 Standpipe system. A high-rise building shall
be equipped with a standpipe system as required by Sec-
tion 905.3.

[F] 403.4.4 Emergency voice/slarm communication
system. An emergency voice/alarm communication sys-
tem shall be provided in accordance with Section
907.5.2.2.

adio coverage.
e shall be provided in

[F] 403.4.6 Fire command. A fire command center com-
plying with Section 911 shall be provided in a location
approved by the fire department.

403.4.7 Smoke removal. To facilitate smoke removal in
post-fire salvage and overhaul operations, buildings and
structures shall be equipped with natural or mechanical
ventilation for removal of products of combustion in
accordance with one of the following:

1. Easily identifiable, manually operable windows or
panels shall be distributed around the perimeter of
each floor at not more than 50-foot (15 240 mm)
intervals. The area of operable windows or panels
shall be not less than 40 square feet (3.7 m?) per 50
linear feet (15 240 mm) of perimeter.

Exceptions:

1. In Group R-1 occupancies, each sleeping
unit or suite having an exterior wall shall
be permitted to be provided with 2 square
feet (0.19 m*) of venting area in lieu of the
area specified in Ttem .

. Windows shall be permitted to be fixed
provided that glazing can be cleared by fire
fighters.

(]

-2

. Mechanical air-handling equipment providing one
exhaust air change every 15 minutes for the area
involved. Return and exhaust air shall be moved
directly to the outside without recirculation to other
portions of the building.

3. Any other approved design that will produce equiv-
alent results.

[F] 403.4.8 Standby power. A standby power system
complying with Chapter 27 and Section 3003 shall be pro-
vided for standby power loads specified in 403.4.8.2.
Where elevators are provided in a high-rise building for
accessible means of egress, fire service access or occupant
self-evacuation, the standby power system shall also com-
ply with Sections 1007.4, 3007 or 3008, as applicable.

[F] 403.4.8.1 Special requirements for standby
power systems. If the standby system is a generator set
inside a building, the system shall be located in a sepa-
rate room enclosed with 2-hour fire barriers con-
structed in accordance with Section 707 or horizontal
assemblies constructed in accordance with Section 711,
or both. System supervision with manual start and
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1704.2.5.1 Fabrication and implementation proce-
dures. The special inspector shall verify that the fabri-
cator maintains detailed fabrication and quality control
procedures that provide a basis for inspection control of
the workmanship and the fabricator’s ability to conform
to approved construction docinents and referenced
standards. The special inspector shall review the proce-
dures for completeness and adequacy relative to the
code requirements for the fabricator’s scope of work.

Exception: Special inspections as required by Sec-
tion 1704.2.5 shall not be required where the fabri-
cator is approved in accordance with Section
1704.2.5.2.

1704.2.5.2 icator approval. Special inspections
required by Section 1703 are not required where the
work is done on the premises of a fabricator registered
and approved to perform such work without special
inspection. Approval shall be based upon review of the
fabricator’s written procedural and quality control man-
vals and periodic auditing of fabrication practices by a
nationally recognized accrediting authority. At comple-
tion of fabrication, the approved fabricator shall submit
a certificate of compliance to the building official stat-
ing that the work was performed in accordance with the
approved construction documents.

1704.3 Statement of special inspections. Where special
inspection or testing is required by Section 1703, the regis-
tered design professional in responsible charge shall prepare
a statement of special inspections in accordance with Section
1704.3.1 for submittal by the applicant in accordance with
Section 1704.2.3.

Exception: The statement of special inspections is permit-
ted to be prepared by a qualified person approved by the
building official for construction not designed by a regis-
tered design professional.

1704.3.1 Content of statement of special inspections.
The statement of special inspections shall identify the fol-
lowing:

1. The materials, systems, components and work
required to have special inspection or testing by the
building official or by the registered design profes-
sional responsible for each portion of the work.

[

. The type and extent of each special inspection.
. The type and extent of each test,

Ja W

. Additional requirements for special inspection or
testing for seismic or wind resistance as specified in
Sections 1705.10, 1705.1t and 1705.12.

5. For each type of special inspection, identification as
to whether it will be continuous special inspection
or periodic special inspection.

1704.3.2 Seismic requirements in the statement of spe-
cial inspections. Where Section 1705.11 or 1705.12 spec-
ifies special inspection, testing or gualification for seismic
resistance, the statement of special inspections shall iden-
tify the designated seismic systems and seismic force-
resisting systems that are subject to special inspection.

2014 OREGON STRUCTURAL SPECIALTY CQDE
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1704.3.3 Wind requirements in the statement of special
inspections. Where Section 1705.10 specifies special
inspection for wind requirements, the statement of special
inspections shall identify the main windforce-resisting sys-
tems and wind-resisting components subject 10 special
inspection.

1704.4 Contractor responsibility. Each contractor responsi-
ble for the construction of a main wind- or seismic force-
resisting system, designated seismic system or a wind- or
seismic-resisting component listed in the statement of special
inspections shall submit a written statement of responsibility
to the building official and the owner prior to the commence-
ment of work on the system or component. The contractor’s
statement of responsibility shall contain acknowledgement of
awareness of the special requirements contained in the state-
ment of special inspection.

1704.5 Structural observations. Where required by the pro-
visions of Section 1704.5.1 or 1704.5.2, the owner shall
employ a registered design professional to perform structural
observations as defined in Section 202,

Prior to the commencement of observations, the structural
observer shall submit to the building official a written state-
ment identifying the frequency and extent of structural obser-
vations.

At the conclusion of the work included in the permit, the
structural observer shall submit to the building official a writ-
ten statement that the site visits have been made and identify
any reported deficiencies which, to the best of the structura)
observer’s knowledge, have not been resolved.

1704.5.1 Structural observations for seismic resistance.
Structural observations shall be provided for those struc-
tures assigned to Seismic Design Category D, E or F
where one or more of the following conditions exist:

1. The structure is classified as Risk Category 11l ot IV
in accordance with Table 1604.5.

2. The height of the structure is greater than 75 feet (22
860 mm) above the base.

3. The structure is assigned to Seismic Design Cate-
gory E, is classified as Risk Category 1 or IT in accor-
dance with Table 1604.5, and is greater than two
stories above grade plane,

4. When so designated by the registered design profes-
sional responsible for the structural design,

3. When such observation is specifically required by
the building official.

1704.5.2 Structural observations for wind require-
ments. Structural observations shall be provided for those
structures sited where V_, as determined in accordance
with Section 1609.3.1 exceeds 110 mph (49 m/sec), where
one or more of the following conditions exist:

1. The structure is classified as Risk Caregory I1I or IV
in accordance with Table 1604.5.

2. The building height of the structure is greater than
75 feet (22 860 mm).
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3. When so designated by the registered design profes-
sional responsible for the structural design.

4, When such observation is specifically required by
the building official.

SECTION 1705
REQUIRED VERIFICATION AND INSPECTION

1705.1 General. Verification and inspection of elements of
buildings and structures shall be as required by this section.

1705.1.1 Special cases. Special inspections shall be
required for proposed work that is, in the opinion of the
building official, unusual in its nature, such as, but not lim-
ited to, the following examples:

1. Construction materials and systems that are alterna-
tives to materials and systems prescribed by this
code.

2

. Unusual design applications of materiats described
in this code.

3. Materials and systems required to be installed in
accordance with additional manufacturer’s instruc-
tions that prescribe requirements not contained in
this code or in standards referenced by this code.

17035.2 Steel construction. The special inspections for steel
elements of buildings and structures shall be as required by
Section 1705.2 and Table 1705.2.

Exceptions:

1. Special inspection of the steel fabrication process
shall not be required where the fabricator does not
perform any welding, thermal cutting or heating
operation of any kind as part of the fabrication pro-
cess. In such cases, the fabricator shall be required to
submit a detailed procedure for material control that
demonstrates the fabricator’s ability to maintain suit-
able records and procedures such that, at any time
during the fabrication process, the material specifica-
tion, grade and mill test reports for the main stress-
carrying elements are capable of being determined.

2. The special inspector need not be continuously pres-
ent during ing of the following items, provided
the materials, welding procedures and qualifications
of welders are verified prior to the start of the work,
periadic_inspections are made of the work in prog-
ress and a visual inspection of all welds is made prior
to completion or prior to shipment of shop welding.

2.1. Single-pass fillet welds not exceeding %, inch
TR R
2.2. Floor and roof deck welding.

2.3. Welded studs when not installed with an auto-
matically timed stud welding machine in accor-
dance with Section 7 of AWS D1.1.

2.4, Welded sheet stee] for cold-formed steel mem-
bers.

2.5. Welding of stairs and railing systems.
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3. For welded studs installed with an automatically
timed stud welding machine and in accordance with
Section 7 of AWS DI.1, the special inspector need
not be continuously present during installation of
welded studs subject to the following provisions:

3.1. The special inspector shall perform a visual
inspection of all welded studs in accordance
with Sections 7 and 7.8.1 of AWS D1.1. Visual
inspection of welded studs installed with an
automatically timed stud welding machine may
take place either in the fabrication shop prior to
completion or prior to shipment, or on-site prior
to coverage.

3.2. The fabricator shall submit a certificate of com-
pliance to the building official stating that the
work was performed in accordance with the
approved construction documents.

1705.2.1 Structural steel. Special inspection for struc-
tural steel shall be in accordance with the quality assur-
ance inspection requirements of AISC 360.

Exception: The following provisions in AISC 360,
Chapier N, are not adopted:

Section N4, Item 2. {(Quality Assurance Inspector
Qualifications)

Section N3, Item 2, (Quality Assurance)

Section N3, ltem 3. (Coordinated Inspection)
Section N3, Item 4. (Inspection of Welding)
Section N7. (Approved Fabricators and Erectors)

Section NB8. (Nonconforming Material and Work-
manship)

1705.2.1.1 High strength belting. In addition to the
quality assurance inspection requirements contained in
AISC 360, Section N3, Item 6 (Inspection of High
Strength Bolting), the requirements of Table 1705.2 of
the Oregon Structural Specialty Code shall apply.

1705.2.1.2 Composite construction. In addition to the
quality assurance requirements contained in AISC 360,
Section N6 (Minimum Requirements for Inspection of
Composite Construction), the requirements of Table
1705.2 of the Oregon Structural Specialty Code shall
apply.

1705.2.2 Steel construction other than structural steel.

Special inspection for steel construction other than struc-

tural steel shall be in accordance with Table 1705.2 and
this section.

1705.2.2.1 Welding. Welding inspection and welding
inspector gualification shall be in accordance with this
section.

1705.2.2.1.1 Cold-formed steel. Welding inspec-
tion and welding inspector qualification for cold-
formed steel floor and roof decks shall be in accor-
dance with AWS D1.3,
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