PLANNING COMMISSION WORK SESSION AGENDA
Monday, April 25, 2022 - 6:00 PM
City Hall, Council Chambers, 169 SW Coast Hwy. Newport, OR 97365

All public meetings of the City of Newport will be held in the City Council Chambers of the
Newport City Hall, 169 SW Coast Highway, Newport. The meeting location is accessible to
persons with disabilities. A request for an interpreter, or for other accommodations, should be
made at least 48 hours in advance of the meeting to Peggy Hawker, City Recorder at
541.574.0613, or p.hawker@newportoregon.gov.

All meetings are live-streamed at https://newportoregon.gov, and broadcast on Charter Channel
190. Anyone wishing to provide written public comment should send the comment to
publiccomment@newportoregon.gov. Public comment must be received four hours prior to a
scheduled meeting. For example, if a meeting is to be held at 3:00 P.M., the deadline to submit
written comment is 11:00 A.M. If a meeting is scheduled to occur before noon, the written
comment must be submitted by 5:00 P.M. the previous day.
To provide virtual public comment during a city meeting, a request must be made to the meeting
staff at least 24 hours prior to the start of the meeting. This provision applies only to public
comment and presenters outside the area and/or unable to physically attend an in person
meeting.

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

1. CALL TO ORDER
Jim Patrick, Bill Branigan, Bob Berman, Jim Hanselman, Gary East, Braulio Escobar, Dustin
Capri, and Greg Sutton.

2. NEW BUSINESS


https://newportoregon.gov/

2.A Draft Request for Proposals to Redevelop the 2.3 Acres Property at 35th &
UsS 101.
Memorandum
Draft Request for Proposals
South Beach /US 101 Refinement Plan, Nov. 2021
Refinement Plan Appendices

2.B Transportation System Plan Part | — Comprehensive Plan Changes.
Memorandum
Updated Transportation Section of the Newport Comprehensive Plan
Updated Transportation Goals and Policies
Newport TSP Executive Summary, Mar 2022
Newport TSP Full Document, Feb 2022
Tracking Sheet of Pending TSP Edits
Jeff Bertuleit Public Comment
Wendy Engler Public Comment

3. UNFINISHED BUSINESS

4. ADJOURNMENT


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1345979/Memorandum.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1345980/RFP_for_SB_URA_Property_4.21.22_draft.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1345983/2021_South_Beach_Refinement_Plan_Final.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1345984/2021_South_Beach_Refinement_Plan_Appendices_Final.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1346840/Memorandum.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1346843/1-CP-17_Transportation_Section_of_Newport_Comprehensive_Plan_4.22.22_draft.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1346844/1-CP-17_Updated_Transportation_Goals_and_Policies_4.22.22_draft.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1346845/1-CP-17_Newport_TSP_Executive_Summary_Mar_022.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1346848/1-CP-17_Newport_TSP_Complete_Document_Feb_2022.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1346849/1-CP-17_Tracking_Sheet_of_Pending_TSP_Edits.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1325714/Jeff_Bertuleit_Public_Comment.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1346910/Wendy_Engler_Email..pdf

City of Newport

Memorandum

To:  Planning Commission/Commission Advisory Committee

From: Derrick I. Tokos, AICP, Community Development Dirw@/

Date: April 22, 2022

Re:  Draft Request for Proposals to Redevelop the 2.3 Acres Property at 35" & US 101

Enclosed is a draft copy of a Request for Proposals (RFP) for redevelopment of the Newport Urban
Renewal Agency’s 2.3 acre property in South Beach. It builds upon the work and outreach undertaken
to complete the South Beach / US 101 Refinement Plan last fall.

Please take a moment to review the draft and consider whether or not there are changes that could be
made to improve the document before it is released to prospective developers. A draft will be presented
to the Newport Urban Renewal Agency in May, and ’ll look to incorporate your feedback into the
document in advance of that meeting. The refinement plan and its appendices are enclosed for reference.

Attachments

Draft Request for Proposals

South Beach / US 101 Refinement Plan, Nov. 2021
Refinement Plan Appendices



Request for Proposals
2.3-Acre Development Opportunity
US 101 and 35t Street, Newport

Urban Renewal Agency of the
City of Newport, Oregon
, 2022
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INTRODUCTION

The Urban Renewal Agency of the City of Newport, Oregon (“Agency”) is seeking
to partner with a private developer(s) to redevelop 2.3 acres in the City’s South
Beach neighborhood with retail service uses to serve those that live, work or visit
the area. Potential uses may include a specialty grocer, general merchandiser,
micro-restaurant/food carts, or small-scale mixed retail/office/service uses.

Nestled on the south side of the Yaquina Bay Bridge, South/Beach is developed
with a mix of regional institutions, recreational facilities,sieighborhoods, and retail
businesses, including the popular Oregon Coast Aquarium, Hatfield Marine Science
Center, OMSI’'s Camp Gray, Oregon Coast Community College, Newport Municipal
Airport, and the Port of Newport’s South Beach Marina and RV Park. The City’s
largest residential planned
development is also located in
South Beach, known as the
“Wilder” community.

Agency’s property is situated at
the northeast corner of the
newly signalized intersection of
US 101 and 35t Street. The
few remaining buildings will be
removed, and the site will be
made available in a réady to
develop conditionwith requisite
utilities and public services.
The site frontage is fully developed with new driveway approaches, sidewalk, a
multi-use path, underground utilities andystreet lighting.

Through development and sale of the site, Agency seeks to achieve one or more of
the following objectives,(1) create a neighborhood hub and gateway to South
Beach, (2) support food entrepreneurs and surrounding businesses, (3) provide a
gathering space for residents and visitors with a variety of retail and/or restaurant
choices; and(4) create a stopping point for users of the South Beach pedestrian
and cycling network that connects the site with key destinations.

US 101 and 35" Street, Newport Orgon Development Opportunity RFP Page 3 of 12



SITE CONTEXT

Agency’s vision for the 2.3 acre site and surrounding area is that it will be become
a gateway to South Beach. Its visible and central location on US 101 could attract
investments in buildings that could house additional services or retail (e.qg.

specialty grocery,
restaurants, shops) as
well as a central
gathering space for
eating and convening of
groups to serve South
Beach area residents
and employees.

The site will also serve
as a key node along
South Beach’s iconic
bicycle and pedestrian
loop, which connects all
of the key destinations
in the area, including
the Newport Aquarium,
Hatfield Center, South
Beach State Park,
Rogue’s pubs, OMSI'’s
Camp Gray, and
Aquarium Village.

There are opportunities
and challenges
associated with
redevelopment of the
site,‘and developer(s)
are encouraged to
consider them when
preparing proposals.
Those identified by the
Agency include:

OMs| CAMP
GREY

\ ol 2
- ~.
~

STREETS
' OPPORTUNITY SITE
l-_. URA BOUNDARY
i crvumrs

Opportunities Challenges

o Highly visible with lots of through traffic on a o Far from downtown and other commercial activity
corner intersection

o Close to key destinations o Context is arterial/commercial

o Can be part of the South Beach brand o No existing building as centerpiece for adaptive reuse

o Can be a key node for multimodal path o Development must weather coastal conditions
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DEVELOPMENT CONSIDERATIONS

There are a number of factors that may have an impact on the redevelopment of
this site. This section provides an overview of these considerations, which should
be taken into account as interested parties explore their vision and ideas for the
property. 9 5

Site Availability: Agency has two
tenants subject to month-to-month
leases. South Beach Church
occupies a 6,598 square foot
structure at the northeast corner of
the property. The other tenant is
the Oregon Coast Community
Forest Association that is utilizing a
portion of a 3,500 square foot
storage building. Both tenants will
vacate by , 2023.
Developer(s) should plan for the
site to be available for construction
spring of 2024.

Site Preparation/Services: The
above referenced buildingswwill be
removed and the sitedwill be leveled
at Agency expensed Water, wastewater, storm drainage, power, and fiber are all
available to the site. The property possesses one driveway approach onto US 101
and two on SE Ferry Slip Road. These should be the assumed points of access for
redevelopment of the property.

Environmental: The property is free of environmental constraints. In the 1980’s
a portion of the property was developed with convenience store and card lock
fueling station. That building,later converted to a restaurant, has been
demolished and the tanks removed consistent with Oregon Department of
Environmental Quality requirements. A 1,200 gallon underground concrete
holding tank is,situated immediately north of the building occupied by South Beach
Church. That'buildingsad previously been used as an automotive repair shop.
The holding tank'has been cleaned and sealed, and it will be removed by Agency
as part of the site preparation work. Anderson Geological performed Phase I and
Phase II Site assessments in 2014 prior to Agency acquiring the property. Those
documents and associated records can be made available upon request.

Development Charges: The City of Newport provides a dollar for dollar System
Development Charge (SDC) credit for development existing on a property within
the last 10 years. Given the extent of previous development on this property,
which in addition to the above included a 4,675 square foot restaurant and 240
square foot drive through coffee establishment, SDCs will not be payable. A

US 101 and 35" Street, Newport Orgon Development Opportunity RFQ Page 5 of 12



School Construction Excise Tax, Affordable Housing Excise Tax, and building
permit fees will apply to new development.

Zoning: The property is currently zoned I-1/"light industrial,” a designation that
allows commercial/retail uses envisioned at this location. The I-1 zoning;
however, requires a 50-foot setback from US 101 that would limit the
development area on the site. Additionally, surrounding I-1 properties could
develop with actual light industrial uses, such as vehicle repair or self-storage,
that could be incompatible with the atmosphere desired for the site. Agency is
committed to addressing these zoning limitations prior to redevelopment.

Gateway: Agency is committing up to $1.0 million in@dditional funding to enhance
placemaking in South Beach to help promote a development concept for this 2.3
acre site, and transform the southern entrance_te Newport.” That effort will be in
concert with, and parallel to, the redevelopment of this site and will include public
art, wayfinding, and landscaping improvements (example below)

Investment opportunity: Left - Existingmulti-use path along Ferry:Slip Rd.
Right — Example of trailimprovements: Indianapolis Cultural Trail is a 3=mile trail connecting Downtown Indianapolis with
integrated artand landscaping. Photos compiled by SERA Architects.

Public/Private partnership:  Depending upon the value proposition offered by
the selected developer(s), Agency, could offer up to the full cost of the land as a
write down. The Agency prefersthe potential land write down not exceed
$750,000 but the decision would be subject to the development proposals solicited
as part of the RFP process. Development concepts for this site should incorporate
a public restroomyanddrest area as a user amenity given the site’s proximity to the
City’s looped multi-use path network. Agency is prepared to cover the cost of
those improvements and will coordinate an ongoing maintenance agreement with
the City.

Public outreach: A significant amount of outreach has been undertaken by the
Agency, the results of which are outlined in the South Beach/US 101 Refinement
Plan a copy of which is included in the appendices. Developer(s) are encouraged
to review that document and anticipate public vetting of their vision for the
property before a proposal is selected by the Agency.
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EXAMPLE CONCEPTS

Agency has worked closely with South Beach stakeholders to identify three,
potentially market viable redevelopment concepts to illustrate the types of end uses
the community hopes to see at this location. The concepts were informed by
outreach to individuals that live, work or visit the area and were vetted with business

professionals familiar with the Newport market.

Alternative A: “Food Destination” Specialty Grocery Plus Mi€ro-Restaurants.

The Agency-owned site will host a small/medium grocery with prepared food, a deli,
and perhaps small counter-service dining. Adjacentdto the grocery will be a cluster
of food carts with possible structured shelter andgpartial indoor space, and a micro-

restaurant pod with an indoor/outdoor blend.
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Credit: SERA Architects
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Alternative B: Mixed Retail.
The Agency-owned site will host a cluster of smaller retail/service/office uses, such
Ideal

as food carts, offices, coffee shop, retail, small medical, and similar uses.
retailers should be oriented to serving the local community, in addition to visitors,

and filling gaps in the South Beach market.

To Aquarium

SMALL SHELTER FOR
AMENITY & INDOOR
SEATING
1,500 SF

BIKE RACKS
RESTROOM/DRINKING WATER

G SE 35TH

‘ - EXISTING MULTI.
E -USE PATH A .
OUTDOOR

COFFEE SHOP OR
SMALL RESTAURANT

2,000 SF

!
Credit: SERA Architects
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Alternative C: “Go Big” Large Anchor and Retail.

The 2.3-acre Agency-owned site north of 35% Street will host a major tenant like a
Bi-Mart style general retailer/grocery on roughly 75% of site. The rest of the site
will fill out with detached additional retail and/or open space with trail amenities.

The southern parcels, which currently contain Airrow Heating, Columbia Distributing,
and Hoover’s Pub and Grill, will contain a small retail cluster and single large stand-
alone Restaurant (new or refresh). The southern parcels are,privately owned, and
concepts will be influenced by ongoing conversations with¢the current business and
property owners. Agency has reserved funding to facilitate redevelopment of these

sites including removal of the two legacy billboards.

GENERAL
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e RETAIL / GROCERY
GARDEN
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Credit: SERA Architects
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SUBMISSION AND EVALUATION

Agency seeks to select a developer(s) with the most creative and compelling vision
for redevelopment of the property that is both market viable and in line with the
stated community objectives. Further, the developer(s) must demonstrate that they
have the capacity to implement the concept they envision for the site. With that in
mind, responses to this RFP will be evaluated using the following criteria:

i B W NE

Vision for the site accomplishes community objectives.
Development proposal is financially feasible.

Developer(s) success in previous public-private partnerships.
Quality of representative projects.

Qualifications of the project team members.

Written responses should be succinct. There is no formal page limit enithe length
of a proposal; however, Agency suggest that the submittal not exceed 20 pages,
excluding appendices. Resumes, cut sheets, and other marketing materials may be
included in an appendix. ContentShould be organized as outlined in the table below.

Suggested | Total

Proposal Submittal Requirements Page Limit | Points
Development | Identify the developer(s) and describe theirrole(s). 1fpossible, include | 2 pages 5
Team potential joint venture partners or others.who would play a‘significant

role in implementing the development.
Vision Provide a concise descriptionsof,your vision for redevelopment of the site | 12 pages 50

and how the conceptdaligns with-community ‘objectives. This should

include a written business plan, an illustrative site plan, and elevation

drawing or,photographs of planned site improvements. Identify probable

development phasing (if applicable).
Financial Include a statement regarding the capability of developer(s) to secure 2 pages 20
Capacity financing necessary.to implement the development project, including:

on, Description of ownership and operating model

o Conceptual'sources and uses of financing
Development | Describe development team qualifications and experience in 3 pages 20
Team development of up to three (3) high quality, successful development
Experience | projects. For each, please provide:

o Project name and location o Development partners

o Description of project o Demonstrated use of local

o Total development cost contractors and/or minority and

o Total building area by use women owned businesses

o Developer(s) role in o Project timeline (site control
project through occupancy)

o Financing structure o Images of project

US 101 and 35t Street, Newport Orgon Development Opportunity RFQ
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References | Contact information for at least three (3) individuals that developer(s) 1 page 5
have partnered or contracted with to construct past projects.
Appendices | May include supporting materials to supplement above responses, such | No limit 0
as resumes of key personnel, non-binding letters of support from

financial partners, and testimonials from partners or stakeholders.

Interested developer(s) may submit proposals electronically by email to Community
Development Director Derrick Tokos, AICP at d.tokos@newportoregon.gov.
Proposal may also be submitted in hard copy form to the attention of the Community
Development Director at Newport City Hall (169 SW Coast Hwy, Newport, Oregon
97365).

Evaluation Schedule, Process, and Award

June 7, 2022: Request for proposals released:
July 7, 2022: Deadline for questions.

July 14, 2022: Deadline for Agency to “issuedaddenda (this will include a
summarized list of questions and answers).

August 1, 2022: Responses due by SpmPST.

August: Selected developers(s) will be invited to,present their proposal to the
Agency. This may bedn person or on a digital platform like ZOOM.

September: Selection announced.
The site is publicly accessible and available for self-guided tours at any time.
Public Records Disclosure

Information providedto.the Agency will become property of the Agency and will be
subject te public inspection after completion of the evaluation in accordance with
Oregon Public Records Law, ORS 192.410. If an entity responding to this RFP
believes that a specific portion of its response constitutes a “trade secret” under
Oregon Public’Records Lkaw (ORS 192.501(2)) and is; therefore, exempt from public
disclosure, the “entity must clearly identify that specific information as a “trade
secret.” Identification of information as a “trade secret” does not necessarily mean
that the information will be exempt from disclosure. The agency will make that
determination based upon the nature of the information and the requirements of
Oregon Public Record Law.

Designated Contact

For questions regarding this RFP please contact Derrick I. Tokos, AICP, Community
Development Director, City of Newport, at d.tokos@newportoregon.gov or 541-574-
0626.

US 101 and 35" Street, Newport Orgon Development Opportunity RFP Page 11 of 12
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SOUTH BEACH / US 101
REFINEMENT PLAN

Newport, OR November 2021
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Exhibit 1. Urban Renewal Investment Areas
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1. Plan Purpose and Background

Nestled on the south side of the Yaquina Bay Bridge, Newport’s South Beach provides a mix of
regional institutions, recreational facilities, neighborhoods, and retail businesses. The area has
changed substantially since 1983, when the City of Newport established an urban renewal
district in the area to address the lack of transportation connections, urban infrastructure, and
public amenities.

Since then, the Urban Renewal Agency (“the Agency”) has helped to complete the area’s
transportation network, fund the creation of a wastewater treatment plant, spur the
development of the popular Oregon Coast Aquarium, and as of 2021, is in the process of
making improvements to US 101 that will reconfigure key intersections to ease congestion. In
addition to the Aquarium, the area features a mix of institutions, including the Hatfield Marine
Science Center, OMSI's Camp Gray, Oregon Coast Community College, Newport Municipal
Airport, and the Port of Newport’s South Beach Marina and RV Park.

The South Beach Urban Renewal Plan is nearing its expiration at the end of 2025 and the
Agency acknowledges that the area still faces key transportation, redevelopment, and
placemaking barriers. This Urban Renewal Refinement Plan is an Action Plan that identifies a
set of impactful projects that the Agency could invest in with its remaining $5.15 million to
$8.97 million of funding.! Each of these projects was vetted for public support and ability to
achieve the objectives of the Urban Renewal District. The Agency’s goal is to distribute funds to
provide the greatest benefit to the tax base including area residents, visitors, and employees
while also helping to remove development barriers on the remaining underutilized parcels in
the area.

The new intersection of US 101 and SE 35th Street that was installed as part f he 202US 01 impovements in South
Beach creates an opportunity for redevelopment for adjacent parcels, including the Agency-owned site on the NE corner.
Credit: City of Newport

! The Agency would have up to $5.15 million for future projects costs if it proceeded with a “pay as you go” scenario
acquiring no new debt. The Agency would have up to $8.97 million if it takes out an additional loan in 2025.

South Beach / US 101 Refinement Plan - Fall 2021 1



South Beach Urban Renewal Plan
Objectives

Project concepts for the final phase of Urban Renewal
investments must be consistent with the following South
Beach Urban Renewal Plan (1983) objectives:?

Preserve forest, water, wildlife, and other natural
resources

Identify sites for public use such as the OSU
Marine Science Center

Complete a Port-facilitated marine recreation area

Encourage marine oriented activities on the
northern Shorelands

Assure the development of complementary uses
adjacent to the Airport

Plan new sewer, water, and transportation
capacity

Allocate a major part of South Beach to heavy
commercial and light industrial uses

South Beach Blighting Conditions (1983)

The South Beach Urban Renewal Plan was
created to reduce or eliminate blighted
conditions in South Beach, including:

Sub-standard street improvements, rights
of way, and traffic signalization and
management

Incomplete pedestrian/bicycle circulation
systems and Tsunami evacuation routes

Inadequate water storage capacity and
distribution lines

Undersized or absent sanitary sewer
collection service lines

Incomplete winter storm water
management systems

Inadequate neighborhood recreation
facilities and open space

Source: South Beach Urban Renewal Plan
Amendment 5

South Beach in 2021: While the Agency has made progress in solidifying the area as a functional
district within the city, several constraints remain:

While US 101 runs through the area as the key transportation spine, South Beach’s most

charming attractions are hidden from view.

South Beach’s many bike paths provide an alternative to car transport, but the network

feels patchy in places.

South Beach lacks a strong sense of place and could use landscaping and public art

installments more effectively.

Invasive species are a problem in South Beach, and current management is insufficient.

Residents, visitors, and employees in the area point to a lack of retail services in the area,
requiring them to cross the Yaquina Bay Bridge for any goods or services they might need.

Traffic congestion remains a concern, especially at 40th Street, which is poised to see

growth as the Wilder residential area builds out.

At the district’s southern end, lack of sewer infrastructure limits development opportunities

on industrial and commercial properties near the Airport.

2 The Benkendorf Associates Corp, “Substantial Amendment Five to the South Beach Urban Renewal Plan 5”7, City of
Newport, Oregon Urban Renewal Agency (September 2008).

South Beach / US 101 Refinement Plan - Fall 2021
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Plan Investment Priorities

Since the urban renewal area has existed for close to 40 years, the refinement plan
acknowledges the progress the Urban Renewal Agency has made in achieving its objectives as
well as the changed conditions and user base in the area. The Agency has established the
following investment priorities for the 2021 refinement plan to create a framework for how the
Agency will operate in the remaining life of the urban renewal area. They are based on
conversations with stakeholders, the Staff Technical Advisory Committee (composed of key
public works, planning, and management staff), and the Agency. They also reflect broader City
priorities as part of the Newport Vision 2040.

1. Promote a sense of place for residents and The City and Urban Renewal Agency are
visitors that reflects the South Beach identity. interested in helping South Beach to
contribute to the overall vision for
Newport:

2. Improve connectivity for bicyclists and

pedestrians to South Beach destinations. “In 2040, the Greater Newport Area is an
enterprising, livable community that feels

like home to residents and visitors alike.

3. Attract new development that can meet the We have carefully planned for growth with
service and retail needs of South Beach well-maintained infrastructure, affordable
residents housing for all income levels, robust public

transportation, diverse shopping
opportunities, and distinct, walkable

4. Invest in overcoming market and development  districts and neighborhoods.”
barriers on underutilized or vacant sites.

Source: Newport Vision 2040

5. Reduce sewer, water, and transportation
infrastructure barriers to enable job creation on industrial lands near the Airport.

6. Investin improvements that promote long-term community resiliency to address
tsunami, flooding, and earthquake hazards.

Aquarium Village offers an eclectic blend of makerspaces and businesses serving visitors, such as gift shops and
restaurants. Credit: ECONorthwest

South Beach / US 101 Refinement Plan - Fall 2021 3
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Refinement Plan Process and Public Involvement

The Urban Renewal Refinement Plan (“the Plan”) draws from many sources to identify
priorities and projects, including technical analysis of the development and infrastructural
needs in the community and significant community and stakeholder outreach. Exhibit 2 shows
the key elements of the planning process and overall project timeline.

Exhibit 2. Refinement Plan Timeline and Tasks

TECHNICAL

ANALYSIS

DELIVERABLE OUTREACH
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* Opportunities &
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i feasibility of 3
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° Survey

i+ Graphics and
description of
redevelopment
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Final Report
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and Investment
Strategy

© + URA Final

Presentation

* Final

Refinement
Plan

Engaged with the community. While COVID-19 restrictions prevented in-person engagement,
the planning team, which consisted of four consultants/subconsultants as well as City partners,
conducted community outreach throughout the entire planning process with:

18 interviews with individuals and committees completed by the City and the
consultant team. Participants included local business and property owners, real estate
brokers and developers, committees, community members, and economic development
professionals.

4 participants in a Marine Resource focus group conducted over the summer.

23 community members participated in a Community Workshop held online on August
26, 2021. Attendees were encouraged to prioritize project concepts and specific
investments.

466 respondents to two surveys that were released in July and September 2021. The first
survey was developed to understand key issues and priorities for community members.
The second survey was designed to generate feedback on specific project concepts.
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Analyzed the Area’s Opportunities and Constraints. The
Opportunities and Constraints Report in Appendix A provides
background information on key constraints for revitalization,
stakeholder priorities, and points to potential opportunities for
Agency investment in the area. JET Planning conducted a code
audit to further understand potential barriers associated with land
use regulation.

Evaluated Project Concepts. The existing conditions research and
community outreach informed a list of potential improvements and
infrastructure projects for implementation. The team, with Agency
support, developed an Investment Framework (Appendix B) for
evaluating and prioritizing those projects to ensure that all projects
met the goals and priorities of the Urban Renewal Plan.

o Ve

How do people perceive South
Beach? Survey respondents
indicated that South Beach
suffers from traffic congestion
and lacks a sense of place.

“No identity, just a place from
which businesses operate.”

“Traffic nightmare”

However, many respondents also
indicated that the area has
natural amenities and untapped
potential

“Potential to be the
fun...district of Newport.”

“Natural beauty”

This Plan proposes to nhanc South Beach’s sense of place by investing in landscaping, improving wayfinding, and adding

amenities including public art (See Project Sheet F for details). Eighty-five percent of survey respondents indicated that new
wayfinding and public art should include water-based themes related to existing uses in the area. Photos compiled by SERA

Architects.
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2. Opportunities and Constraints Summary

As a foundation for action, this chapter describes the opportunities and constraints present in
South Beach that serve as a basis for project needs and prioritization.

South Beach is home to some of Newport's
most visited institutional and recreational
organizations, many of which have potential
to expand in the near future. Residential
development is also underway with Wilder
planning to add twenty-six houses this year.
Each of these plans for growth provide
opportunities for South Beach, but also raise
concerns about current capacity.

Opportunities exist throughout the study area
but especially on the Peninsula and along US
101 to improve a sense of place and visitor
experience in South Beach. Stakeholders
identified opportunities to improve South Beach
through an overhaul of the area’s visual
identity, signage consolidation, and other
wayfinding and placemaking improvements.
The City could improve the visibility of
destinations from US 101 by consolidating
wayfinding signage, catalyzing redevelopment
of City-owned parcels, and/or the utilizing the
US 101 Ferry Slip Road closure to create a
southern gateway. Buying out billboards could
also help to remove visual clutter.

Lack of infrastructure, developer uncertainty, and negative public

The Oregon Coast Community College serves around 2,000
students and employs 45 faculty. Credit: ECONorthwest

The right-of-way closure at the US 101 and Ferry Slip Rd.
provides a location for a southern gateway to Newport.
Credit: ECONorthwest

Funding projects that enable new

perception is limiting development of Airport industrial sites. Lack development and job creation at

of sewer facilities, low water flows, and limited road access limit the

the Airport was not a priority for
survey respondents.

type of industries that can function on the Airport sites. Additionally,

developers are uncertain about the City’s plans for the site and
whether they will be able to build what they want if they do invest in

Only 7% identified it as very
important while 40% indicated it
was not important at all.

the property. Investing in infrastructure and clarifying the City’s
intentions would go a long way in promoting development.
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Limited and disconnected multimodal infrastructure and traffic congestion remain key
challenges in South Beach. While there are many multimodal pathways, sidewalks, and bike
lanes in the area, South Beach lacks a cohesive, signed, multimodal network. Additionally,
traffic congestion, especially during peak periods, make it difficult to cross the Yaquina Bay
Bridge and access key points along the Peninsula. Recent improvements, including the
relocation of the traffic signal to US 101 and 35t Street, provide a strong start to addressing
these issues.

o il —_ IR TS Vs mﬁ -
This Plan proposes a new traffic signal at the intersection of US 101 and 40th St. to improve safety and ease of access to
the Wilder Development, Oregon Coast Community College, and the planned OSU student housing development (see
Project Sheet H). Credit: ECONorthwest

Planning and development efforts in South Beach should
consider the natural and geologic hazards for which the area is While there were other

. . K . challenges and opportunities
at risk. Various systems (electric, sanitary sewer, etc.) may be identified in South Beach, this
impacted by a tsunami or other seismic events. Upgrades to these | plan focuses on those most
systems or new projects should take resiliency into consideration. | [¢.€vant forurban renewal

y W p10] u y - | investment
The Yaquina Bay Bridge is of particular concern — in the event of
bridge damage due to a natural disaster, the residents of South The full Opportunities and
. . Constraints Report is in
Beach would be cut off from all the essential services and Appendix A and includes
resources north of the bridge. Development of essential services | opportunities and constraints
. maps with corresponding

(access to food, fuel, and/or healthcare) in South Beach would tables.
provide some fundamental resiliency to the area if the bridge

were impassible.
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Land Use Policies, Zoning and Regulations Audit

Land use policies and regulations impact development possibilities in South Beach. The land
use code audit determined how existing land use plans, maps, and regulations impact

development in South Beach. It also identified potential revisions that could be enacted to better
align with area goals and investments. The detailed audit can be found in Appendix E. Exhibit 3

summarizes key findings and recommendations.

Exhibit 3. Land Use Audit Findings and Recommendations

Key Findings
Mapping - The mix of commercial
and light industrial zones along
US 101 generally aligns with
Urban Renewal District goals.
There is potential for select re-
designation from industrial to
commercial for key areas.

Recommendations
Expand commercial district along US 101 to encompass the SE
35th St gateway site and surrounding properties.

Rezone the NE corner of SE 40th St and US 101 for
commercial taking advantage of potential new signal.

Rezone parcel on south side of SE 40th St from heavy industrial
to light industrial to reduce potential use conflicts. Identify sites
for heavy industrial farther south.

Annexation - Nearly 25% of the
district is outside of the City
limits and cannot yet be
developed to urban levels of
intensity or served by urban
infrastructure. More than half of
these areas are designated for
industrial uses.

Actively pursue annexation of industrial properties using island
annexation provisions coupled with financial incentives to
offset infrastructure costs, engaging with individual property
owners to understand priorities and needs.

Engage with Lincoln County to complete the Urban Growth
Management Agreement to ensure an orderly transition from
County to City zoning and infrastructure.

Zoning - The City’s Zoning Code
clearly delineates zones with use
standards and site development
standards. The prevalent Light
industrial zone benefits from
allowing a flexible mix for
industrial and commercial uses
however this can result in
uncertainty about the
compatibility of future
development.

Limit uses inconsistent with district development goals by
prohibiting uses associated with low employment for all or
highway-abutting light industrial sites.

Introduce a 15-foot setback with required landscaping for both
industrial and commercial properties along US 101.

Develop landscape screening, buffering and/or fencing
standards to improve compatibility of light industrial uses.

Maintain existing land use and building permit procedures,
which minimize discretionary reviews.

Other Considerations - The City
should continue to monitor

issues such as parking demand
and trip allocation within South

Beach and adjust as appropriate.

Review the employment and tax generation potential of uses
permitted within the district to determine if future modification
of permitted uses is justified within the light industrial zone

Consider using development agreements for greater certainty
on proposed development for select sites

Monitor parking demand and implication of current parking
ratios for site development feasibility. Explore options for
shared parking on individual sites and district-wide parking
reductions.

Review the impact of commercial rezoning on the SBTOZ trip
budgets and reallocate trips within the district as necessary.
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South Beach Opportunity Sites

South Beach has several potential opportunity sites for new c .
i o - ommunity engagement
development. There is a cluster of vacant/underutilized sites on US and market analysis
101 near the Agency-owned site at 35" St. Two sites near the NOAA revealed key service gaps
. i in South Beach including:
facility that currently house dredge spoils or vacant warehouses could
be redeveloped for complementary uses. There are also limited Grocery stores

industrial development opportunities on vacant sites near the Airport. | .. i tions

All the sites in the tsunami evacuation zone could be developed with ~ General retail
commercial uses, while sites in the upland areas out of the evacuation
zone (including near Wilder) could be developed with housing.
Future demand drivers for the area include an increase in student
housing, expansion plans for the Wilder residential area, and other sites that might draw new
employers near the Airport. These new residents and employees are going to drive a changing
retail demand landscape.

Casual restaurants

The Barley Pod in Portland is an example of a food cart pod anchored by a brewing company, a concept that could work
well on the site. Credit: ECONorthwest
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Agency-Owned 35t Street Site

The US 101 and 35t Street Agency site offers an opportunity for the Agency to help promote a
development concept that meets community goals. Coupling these improvements with
gateways and public art would help to transform the southern entrance to Newport making this
site a “go-to” South Beach destination.

Exhibit 4. Opportunities and Challenges for the Agency-Owned 35th Street Site

Opportunities Challenges
e Highly visible with lots of through traffic on a e Far from Downtown and other commercial
corner intersection activity
o Close to key destinations e Context is arterial/commercial
e Can be a part of the South Beach brand o No existing building as centerpiece for adaptive
¢ Can be a key node for multimodal path reuse

Determining potential uses and vetting potential concepts was a

.. . . Project Sheet A includes
key part of refining this project. Four uses rose to the top as additional details that will

desirable and feasible for this site3: inform the 2022 RFQ
including:
* General Merchandiser Development objectives for
the site

= Specialty Grocery

Public private partnership

= Microrestaurants/foodcarts e

* Retail Zoning considerations

Taking these four uses, the planning team compiled three potential R RS
concepts for development on the site detailed below. Ultimately development concepts.
the City will use these concepts in a Request for Qualifications

(RFQ) to be released in Spring 2022.

Community Preferences

Which uses were most popular for the 35t Street site? Survey respondents who were South Beach
residents and employees favored a small or specialty grocer whereas those who lived in Newport or
elsewhere identified food carts or microrestaurants as their top choice.

Which concept was most popular for the 35th Street site? Survey respondents indicated that they
would like the site to become a “Food Destination” with specialty grocery and microrestaurants

“The realignment of the traffic signals [at US 101 and 35th] and the location just south of the
bridge is an opportunity to give South Beach a ‘go-to’ destination for a new type of shopping
experience” - South Beach Stakeholder

3 While a gas station was identified as a need both during community engagement and technical analysis, it was
determined that it would not contribute to the “gateway” envisioned on this site. A gas station may be better situated
near 40t St.
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[llustrative Site Plans

Alternative 1: “Go Big” Large Anchor and Retail. The 2.3-acre Agency-owned site north of 35"

Street will host a major tenant like a Bi-Mart style general retailer/grocery on roughly 75% of
site. The rest of the site will fill out with detached additional retail and/or open space with trail

amenities.

The southern parcels, which currently contain Airrow Heating, Columbia Distributing, and
Hoover’s Pub and Grill, will contain a small retail cluster and single large stand-alone
restaurant (new or refresh). The southern parcels are privately owned, and concepts will be
influenced by ongoing conversations with the current business and property owners. The site

should leverage adjacency to the Ferry Slip gateway site.
Economic Considerations: Recruiting a large grocer may prove challenging on the site if the
potential market is considered insufficient to sustain operations. Additionally, receiving

supplies on the Coast could be costly for potential tenants especially if they do not have other
stores nearby. However, a large anchor can draw other retail tenants to the area and the Agency

may want to consider partnership opportunities on this site to make it feasible long term.

Exhibit 5. Alternative 1: “Go Big” Large Anchor and Retail
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Credit: SERA Architects
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Alternative 2: “Food Destination” Specialty Grocery
Plus Microrestaurants. The Agency-owned site will
host a small/medium grocery with prepared food, a
deli, and perhaps small counter-service dining.
Adjacent to the grocery will be a cluster of food carts
with possible structured shelter and partial indoor
space, and a microrestaurant pod with an
indoor/outdoor blend.
Economic Considerations: The market area would
likely be sufficient to sustain a small grocery although

the tenant will need to be familiar with the challenges
of delivering to the coast. This site could provide an

ideal opportunity for a local grocer to expand.

8-10 FOOD CARTS

Food cart pod / microrestaurant
considerations

Tenanting/rightsizing will be important with
8-10 unique concepts being the ideal. More
would be too difficult to manage and less
would not provide enough choices.

The City should gauge interest among local
entrepreneurs or existing restaurants for

satellite locations.

The City should consider recruiting a master
lessee to operate/manage subleases and

establish ground rules.

To Aquarium

Exhibit 6. Alternative 2: “Food Destination” Specialty Grocery Plus Microrestaurants
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Alternative 3: Mixed Retail. The Agency-owned site will host a cluster of smaller
retail/service/office uses, such as food carts, offices, coffee shop, retail, small medical (i.e.,

Zoom+Care), and other uses popular in the community survey. This site should aim to add
urban appeal by concealing parking behind, providing access from Ferry Slip (which currently
has just one curb cut on US 101), and including open space or park use, assuming the small

commercial does not consume the entire 2.3 acres.

Economic Considerations: Without an anchor, some retailers may be hesitant to locate to this
site. Retailers that do locate here should be local-serving and fill gaps in the South Beach

market.

8-10 FOOD CARTS
5,000 SF

Exhibit 7. Alternative 3: Mixed Retail
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3. Investment Framework

The opportunities and constraints identified in Chapter 2 make it clear that South Beach is well-
positioned for growth but needs targeted investment to reach its potential. This chapter
establishes an evaluation framework to help frame the Agency’s decisions about which projects
to evaluate further, and ultimately advance for urban renewal funding. It also provides a
structure for implementation.

Who: The Agency and Partners
Established in 1983, the South Beach Urban

. . Renewal Plan has an original maximum
For all the projects evaluated, the Agency assumes it jndebtedness of $38,750,000. Key recent

will be leading investment or providing matching milestones include:
investment, given the limited time remaining inthe  ,49. The URA was extended at a reduced size
life of the district. Bringing new private investment for the purpose of upgrading the infrastructure

: e : : and acquiring land to support economic
into the community is a key goal of this Action Plan, development, With public input, a new project

provided such efforts can be coordinated before the st was developed with the 2009 extension, to be

plan closes to new projects. Successful funded with revenue bonds over three six-year

. . . . . phases.
implementation will require time and energy from

many partners within the City. 2018: The URA completed a substantial
amendment of this plan to move the deadline for
awarding projects from December 31, 2020, to
December 31, 2025. This amendment extends the
date after which no bonded indebtedness can be

Agency investments will span two investment areas  issued with respect to the Plan.
within the Urban Renewal Area: The Peninsula/US

101 Investment Area and the Airport Investment

Area

Where: Two Investment Areas

= The Peninsula/US 101 Investment Area is home to the area’s major institutions, attracts
visitors from around the United States and beyond, and is home to the area’s retail
establishments and hotels. The projects focused on this area include Projects A, B, E, F,
G, and H.

= The Airport Investment area includes the Municipal Airport and publicly and privately
owned land that is zoned for industrial development. The projects focused in this area
include Projects C and D.

When: End of 2025

If the Agency is to execute on its priority investments by 2025, it will need to be strategic about
the choices it makes and poised to act quickly. All projects must be awarded by December 31,
2025.
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How Much: Up to $9 million

As a part of the planning process, the Agency weighed the
priority of each project against its potential cost and discussed
the merits of the different funding scenarios. The Agency
ultimately decided that all the projects are important and is
willing to take out an additional loan in 2025 in order to
accomplish all projects. The Agency should aim to leverage
funding from regional, state, and federal partners as grant
dollars might be available which will impact how much
funding is needed.

Why/How: Investment Criteria

Evaluation criteria included:

1. Can the Agency award the project by 2025?
2. Will the project necessitate a substantial amendment?

3. Does the project align with the objectives from the 1983
South Beach Urban Renewal Plan?

Funding Scenarios

Pay as you go - $5.15 million

The Agency collects TIF dollars
through FYE 2025 and pays directly
for projects without acquiring new
debt. This scenario could complete
most projects with limited
incentives. Tax increment would
return to the districts in FYE 2026.

Additional Loan - $8.97 million

The Agency collects TIF through FYE
2027 by taking out a loan prior to
2025 to leverage last two years of
TIF. This scenario could fully fund all
projects. Tax increment would return
to the districts in FYE 2028.

2021 Forecasts by Tiberius Solutions

4. Does the project advance the 2021 investment priorities for the urban renewal area?

5. How much community support did the project receive?

Each project was evaluated against the first three specific criteria to ensure it met threshold
requirements. Projects that did not meet these requirements were excluded from further
consideration. Projects were further prioritized by their alignment with 2021 priorities,
community feedback and cost to determine the importance of the different projects.

Investment opportunity: Left - Existing multi-use path along Ferry Slip Rd.
Right - Example of trail improvements: Indianapolis Cultural Trail is a 3-mile trail connecting Downtown Indianapolis with
integrated art and landscaping. Photos compiled by SERA Architects.
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4. Action Plan Projects

Attracting new development to South Beach will take a coordinated effort by the City,
businesses, and private investors. Because limited public funds are available for capital projects
and programes, it is necessary to prioritize these investments. With targeted investments and

partnerships, South Beach could achieve its vision for a
more active commercial corridor and increased
opportunities for jobs. The strategic use of urban renewal
funds can help to improve visitor experience and increase
private sector confidence in investing in the District. It will
also provide a bridge for pioneering development projects
to overcome the significant financial gap for new
development in South Beach.

This chapter outlines eight projects that can help South
Beach achieve this vision. Some projects benefit the tax base
directly by removing market or infrastructural barriers for
businesses, while others focus on investments to
placemaking, public art, landscaping and other visualization
improvements that help establish a sense of place. These
projects also benefit the economy by promoting tourism and
local spending. Likewise, multimodal improvements that
cater to pedestrians and cyclists enhance the sense of place
and encourage people to spend time and money in the local
community.

Final Project Selection

All projects included in this plan met the threshold
evaluation criteria. The following table shows:

* Community support: These scores are based on how
the projects ranked in the community surveys and
other engagement.

= Strength of alignment with priorities: Projects that
clearly advanced one or more priorities were moved
forward.

= Cost: Projects were considered high cost if they were
$1M+, medium cost if they were between $500K and
$1M, and low cost if less than $500K.

What’s included in the project sheets?
A description of the project

Rationale for including the project on
the list

Alignment with South Beach’s 2040 vision
Implementation Steps
Outreach considerations

Potential partners for the City to engage
on the project

Planning cost estimates and

Additional funding considerations

Two projects were removed from the list
during prioritization and do not have
project sheets.

Provide transportation access to east
Airport properties - these properties are
unlikely to develop soon and therefore
do not have a pressing need for
transportation access

Install a traffic signal at SE 50" and US
101 - demand for this signal is very low
at this time

Additional details on project evaluation can be found in Appendix B.
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Exhibit 8. Refinement Plan Projects to be Funded with Remaining Tax Increment

Project

A Redevelop 35t Street
site to meet community
needs providing strategic

Rationale

Promote development that
meets public goals combined
with a gateway that improves

Meets
Priorities

Public
S