
1. Call to Order

2. New Business

2.A 2025 State of Oregon Legislative Update.

2.B Review City Center Revitalization Plan Design Guidelines.

2.C Community Development Orientation for Council (Informational Only).

PLANNING COMMISSION WORK SESSION AGENDA
Monday, August 25, 2025 - 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 the City Recorder at 541.574.0613, or
cityrecorder@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.

 Bill Branigan, Bob Berman, Jim Hanselman, Gary East, Braulio Escobar, John Updike,
Robert Bare, and Dustin Capri.

 

 Memorandum
DLCD Legislative Summary

 Memorandum
Urbsworks Memo, dated August 21, 2025
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3. Unfinished Business

3.A Planning Commission Work Program Update.

4. Adjournment

CDD Council Orientation

 

 PC Work Program 8-21-25
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City of Newport

Memorandum

Community Development

_______

Department

To: Planning Commission/Commission Advisory Committee

From: Derrick Tokos, Community Development Directj

Attached is a copy of a “2025 Land Use Legislation Report,” released by the Department of
Land Conservation and Development (DLCD) on August 11, 2025. The document
summarizes key bills that passed this session, and it includes links to the full text for those
that are interested in the details. For this work session, I will be prepared to highlight the
bills that are most relevant to the City of Newport and steps we may need to take to respond
to them. Please take a moment to look over the report and come prepared to share your
thoughts on the legislation. During this work session, Commission members will also have
an opportunity to discuss the legislation, ask questions, and request additional information
as needed.

Page 1 of 1

Date: August 21, 2025

Re: 2025 State of Oregon Legislative Update

Attachments
DLCD Legislative Summary
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Department of Land Conservation and Development 

Director’s Office 

                   635 Capitol Street NE, Suite 150 

Salem, Oregon 97301-2540 

Phone: 503-373-0050 

Fax: 503-378-5518 

www.oregon.gov/LCD 

 

     
 
 
 
 
TO:  Interested Persons, Local Governments, and State Agencies 
 
FROM:  Alexis Hammer, J.D., Legislative and Policy Manager 
  Alyssa Bonini, J.D., Legislative and Policy Analyst 

Aurora Dziadul, Legislative and Policy Analyst 
   
DATE:   August 11, 2025   
 
SUBJECT: 2025 Land Use Legislation Report  

Introduction 
This report describes legislation passed in the 2025 Oregon Legislative Session related to state 

land use statutes or the land use planning programs administered by the Department of Land 

Conservation and Development (DLCD or department) and regulated by the Land Conservation 

and Development Commission (LCDC or commission). This report is also available on the 

DLCD website. This report summarizes each legislative measure but does not provide a 

comprehensive breakdown of each bill. Therefore, we recommend this report be used as a 

reference and that readers refer to the bills and their history directly for a full picture of 

legislative intent and law. Please consult an attorney for legal advice about these bills.  

This report includes links to the Oregon Legislative Information System (OLIS) page for each 

bill. From those pages, readers can access bill language, measure history, and related 

testimony.  

State law requires DLCD to notify local governments when new statutory requirements require 

changes to local comprehensive plans, regional framework plans, or ordinances implementing 

these plans.* The application of these statutory changes should be determined by local planning 

staff and legal counsel. 

Note: sections where the deadline for local government compliance is different from the 

bill’s effective date are bolded.  

  

 
*Oregon Law (ORS 197.646) requires that “a local government shall amend its acknowledged comprehensive plan, 

regional framework plan, and land use regulations implementing the plan, by a self-initiated post-acknowledgment 

process under ORS 197.610 to 197.625 to comply with … a new statutory requirement.” Furthermore, this statute 

requires that, “when a local government does not adopt amendments to a comprehensive plan, a regional framework 

plan and land use regulations implementing the plan as required by … this section, the new statutory … requirements 

apply directly to the local government’s land use decisions.” 
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DLCD 2025-27 Budget 
The table below provides an overview of DLCD’s full 2025-27 Legislatively Adopted Budget, 

including current service level and policy option package (POP) investments in SB 5528, as well 

as funding to support work directed in HB 2138, HB 2258, and SB 504.  

 
Total grant funding available to local governments: $16,828,021 

SB 5528 – DLCD Budget Bill  
Chief Sponsor(s): at the request of Oregon Department of Administrative Services 
Effective date: June 26, 2025 
 
Summary:  

Package 100: DLCD Budget Adjustments ($198,790 General Fund (GF), $162,753 Other 

Funds (OF), -$65,677 Federal Funds (FF); 1 position/1.41 FTE)  

Fully funds a policy analyst position, increases natural resource specialist position authority to 

1.0 FTE, eliminates climate resiliency position, adds position authority — with GF match — for 

two federally funded planner positions. 

Package 101: Repurpose CGI Grant Funds (2 positions / 2.0 FTE)  

Uses Community Green Infrastructure grant funding to continue two limited duration positions to 

administer the grant program through the 2025-27 biennium. 

Package 501: HH-HAPO Budget Adjust & Continue Grant Funds ($3,528,069 GF)  

Invests an additional $3,500,000 for Housing Accountability and Production (HAPO) assistance 

grants and funds the approved HAPO manager position reclassification. 

Package 503: HH-Increase Housing Planning TA Funding ($1,700,000 GF) 

Provides funding to complete capacity and urbanization rulemaking and adds $1,500,000 for 

housing-related assistance grants. 

Package 504: HH-TA Funding for Wetlands Planning ($500,000 GF) 

Provides funding for local governments to complete wetlands planning to support housing 

production.  

 

 

 
† Includes adjustments through December 2024 Emergency Board. 
‡ Numbers subject to change with final reconciliation. 

  
2023-25 

Legislatively 
Approved† 

2025-27 
Current 

Service Level 

2025-27 
Legislatively 

Adopted‡ 

General Fund $50,842,495  $38,379,997  $49,533,762  

Other Funds $19,645,485  $9,229,191  $12,898,404  

Federal Funds $14,034,680  $9,706,699  $14,049,024  

Total Funds $84,522,660  $57,315,887  $76,481,190  

Positions / Full-
Time Equivalent 108 / 92.07 103 / 102.59 111 / 110.22 
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Package 506: HH-Track Housing Production by Program ($300,000 GF) 

Provides funding to collect and analyze housing data to understand the outcomes of state 

housing policies and programs. 

Package 801: LFO Analyst Adjustments ($158,121 GF)  

Provides a one-time reappropriation of $398,000 to complete the Offshore Wind Roadmap, 

includes $260,000 (one-time funding) to help pay costs of new positions provided in the 2024 

Legislative Session that were added to the 2025-27 budget at a lower pay step than at which 

they were hired, phases out $500,000 from SB 1564 (2024), with $50,000 remaining to 

complete housing model code work by January 1, 2026. 

Package 802: Vacant Position Reductions (-$338,447 GF; -1 position / -1.0 FTE) 

Eliminates a vacant Information Systems Specialist 8 position. 

HB 5006 – Close of Session Bill 
Chief Sponsor(s): at the request of Oregon Department of Administrative Services 

Effective date: June 30, 2025 

 

Summary:  

Section 62: Collins Creek Land Acquisition Partnership ($4,500,000 FF)  

Increases expenditure limitation (one-time) to pass through federal grant funding to 

Confederated Tribes of Siletz Indians for the Collins Creek property acquisition. 

Section 224: Statewide Adjustments ($315,369 GF, $6,460 OF, -$91,988 FF)  

Adjusts the department’s budget for changes in Attorney General rates, and Department of 

Administrative Services state government service charges, and other charges for services. 

Key Legislation 

Housing 

HB 2347 – Technical Fixes to Housing Legislation 
Chief Sponsor(s): at the request of Governor Tina Kotek for Department of Land Conservation 
and Development 
Effective date: January 1, 2026 
 
Summary:  

Technical fixes to HB 2001/2889 (2023): Allows DLCD to allocate housing planning grants to 

Tribal governments. Updates the deadline for cities to report housing permitting and production 

data to be at the discretion of the department. Corrects a scrivener’s error related to city reports 

on implementation of housing production strategies. 

Technical fix to HB 4064 (2022): Clarifies that local governments may only apply housing 

development standards to manufactured housing units that they would to site-built housing units 

of the same type.  

Technical fix to SB 1537 (2024): Clarifies criteria for determining a complete application for a 

developer opting into new housing development criteria for their pending application.  

Moves a statute outlining local governments’ responsibility to approve an application for a 

permit, subdivision, or construction of needed housing from ORS 197.522 into ORS 197A.  

6

https://olis.oregonlegislature.gov/liz/2025R1/Measures/Overview/HB5006
https://olis.oregonlegislature.gov/liz/2025R1/Measures/Overview/HB2347


   
 

2025 Land Use Legislation Report   4 
 

Changes references to “single-family” and “multifamily” housing in land use statutes (ORS 197, 

ORS 197A, ORS 215, ORS 227, ORS 329A, and ORS 418) to “single-unit” and “multiunit.”  

SB 48 – SB 1537 (2024) Technical Fixes  
Chief Sponsor(s): Senate Interim Committee on Housing and Development 
Effective date: September 26, 2025 
 

Summary:§  

Land use regulations: Clarifies that the “goal post” provisions — where a housing developer can 

opt into new housing development standards that have been adopted since their application 

was submitted and deemed complete — only apply within urban growth boundaries (UGBs). 

Clarifies that when a city applies to the Housing Accountability and Production Office (HAPO or 

Office) for an exemption to the mandatory adjustment provisions, the period they are not subject 

to those provisions while the Office assesses the application is only applicable for the initial 

application.  

One-time UGB site additions: Clarifies the definition of “site” used in the one-time UGB 

amendment provisions to mean: “a lot or parcel or any combination of lots and parcels that are 

contiguous or separated from one another by a street or road with or without common 

ownership.” 

Amends the land need eligibility criteria for the one-time UGB amendment procedures by further 

clarifying that the applicable “tract” “[c]onsists of one or more lots or parcels with or without 

common ownership and that abut each other or are separated by only a street or a road.” 

Specifies that cities are vested in their housing need eligibility data at the time of issuing public 

notice (i.e., that data carries forward in their application).  

Allows cities to accept agreements, letters, or equivalent assurances to provide utility services 

to UGB expansion areas. Specifies that only a property owner of a proposed site accepted by 

the city has standing for judicial review of a UGB amendment decision.  

Clarifies a technical error that inadvertently made only Metro eligible for the one-time UGB land 

exchange option. 

HB 2138 – Middle Housing and Infill Development 
Chief Sponsor(s): at the request of Governor Tina Kotek for Office of the Governor 
Effective date: June 30, 2025 (sections where the deadline for local government compliance is 
different from the bill’s effective date are bolded below) 
DLCD Appropriation: $3,891,599 
 
Summary:  
Middle housing: Requires counties to allow siting of middle housing on unincorporated urban 

lands (UULs). Defines UULs as within a UGB, zoned for urban development and not for future 

urbanization, and within the boundaries of public service providers.  

 
§ This summery covers Sections 1-8 of SB 48. Other sections of the bill are technical changes to the Moderate-

Income Revolving Loan Fund, which is operated by the Oregon Housing and Community Services Department 

(OHCS). For more information, please visit their site.  
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Amends the definitions of cottage cluster, duplex, triplex, and quadplex to include detached 

units. Changes the allowed footprint of a cottage cluster from 900 square feet to a “small 

footprint.” Changes to the cottage cluster definition do not become operative until January 

1, 2028.  

Adds a definition of “zoned for residential use” to ORS 197A.420 for purposes of defining where 

middle housing must be sited in a jurisdiction. This definition dictates that the land must be 

within a UGB, have base zoning that allows for residential uses and allows the development of a 

detached single-unit dwelling, is not zoned primarily for uses other than residential or future 

urbanization, and is incorporated or a UUL.   

Directs cities and counties that are required to allow middle housing to permit it on lots that have 

an existing single-unit dwelling, accessory dwelling unit (ADU), single-unit dwelling and ADU, or 

a duplex. Allows those lots to be divided through a middle housing land division process. 

Prohibits cities and counties from requiring a traffic impact analysis or traffic-related exactions 

for middle housing projects of 12 units or less and on a lot created by a land division more than 

five years prior.  

Requires local governments to implement a density bonus for producing an affordable or 

accessible homeownership unit, where the developer will receive an additional one unit for a 

duplex or triplex development and an additional two units for a quadplex, cottage cluster, or 

townhouse development. Allows local governments to implement a more localized density 

bonus instead.  

Makes the due date for city and county compliance with these provisions January 1, 

2027.   

Requires the Department of Administrative Services (DAS) to publish a maximum sales price 

and income eligibility by region for purposes of administering the density bonus.  

Single-room occupancies: Requires local governments to allow up to three times the number of 

single-room occupancy units permitted by the maximum density on a lot. Prohibits local 

governments from requiring more parking for a single room occupancy unit than they would for 

one-third of a regular unit (such as three single room occupancy units counting as one unit for 

purposes of parking requirements). Specifies that residential care facilities as defined in ORS 

443.400 are not included under these provisions. Makes the due date for city and county 

compliance with these provisions January 1, 2027.   

Promoting housing density: Invalidates prohibitive covenants and restrictions to developing 

ADUs, middle housing, or other housing types that would be developed below the maximum 

density of the zone in place before January 1, 2020. Becomes operative January 1, 2027. 

Requires local governments to apply clear and objective standards to tree removal codes 

related to housing development. 

Expedited and middle housing land divisions: Defines a single middle housing development for 

purposes of qualifying for a middle housing land division (MHLD). Allows nonconforming units 

on a lot to qualify for a MHLD. Allows a local government to require or not require separate 

utilities for water and wastewater. Provides that a local government may only prohibit 

subsequent land divisions if the minimum density for the zoning of the land has been met. 

Directs cities and counties to develop a simultaneous subdivision and MHLD application 
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process. Removes the noticing requirement and local appeals process for MHLDs and 

expedited land divisions.  

Rulemaking: Directs LCDC to adopt rules by January 1, 2028, with a focus on increasing 

development efficiency, implementing findings from the SB 1537 (2024) Section 5 studies, and 

conforming with the policy objectives of ORS 197A.025, on:  

• Siting and design standards for manufactured middle housing,  

• Siting and design standards for accessory dwelling units and single-room occupancies,  

• Defining “small footprint” and “community amenity” for cottage clusters, 

• Amending existing siting and design standards for middle housing,  

• Defining permissible criteria for discretionary review,  

• Developing model system development charges (SDCs) for residential development, 

and 

• Estimating reasonable zoned capacity for an inventory of buildable lands.  

Directs LCDC to provide a report to the Legislature on the feasibility of a safe harbor for local 

governments who utilize the model SDC method by July 1, 2028.  

HB 2316 – Home Start Lands (State-Owned Lands for Housing) 
Chief Sponsor(s): Representative Mannix 
Effective date: September 26, 2025 
 
Summary: Directs the Department of Administrative Services (DAS) to identify lands owned by 

the state inside UGBs to designate as Home Start Lands if they are better used for housing than 

their current use. DAS may also identify land that can be exchanged for real property of equal 

value to designate as Home Start Lands. Prescribes that local governments may nominate 

lands to DAS for designation of Home Start Lands. These lands must be subject to an 

affordability covenant making them available to low- or moderate-income households.  

Dictates that Home Start Lands can be used for single-unit dwellings, middle housing, or more 

dense housing if the zoning permits. Provides exceptions for using the lands including a slope of 

25 percent or greater, the property being within a 100-year floodplain, or otherwise regulated for 

land use goal protections. States that the development must meet the local government’s 

minimum density requirements and clear and objective standards as outlined in ORS 197A.400. 

Terminates Home Start Lands designation after three years of non-development or if DAS or the 

local government decides to terminate it.  

Specifies conditions of disposition of land including selling, transferring, or leasing for 99 years. 

Dictates that the housing developed must be available for sale or for lease to households of low- 

or moderate- income for a period of 30 years. Dictates that a notice of sale must be published at 

least once weekly for three weeks in a local newspaper in the county where the land for sale is. 

Outlines capital improvements developers must complete, and what assistance is available from 

DAS. States that proceeds of the sale of land must be placed in the newly created Home Start 

Lands Fund to implement the program. Requires that a home for sale be the owner’s primary 

residence (nine months out of a year) for at least five years after purchase. Requires DAS to 

coordinate with the Department of State Lands (DSL), and optionally, HAPO, to administer the 

above sections. Provides a property tax exemtpion framework for up to five years.  
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HB 2258 – Oregon Homes (Preapproved Residential Site Criteria) 
Chief Sponsor(s): House Interim Committee on Housing and Homelessness 
Effective date: June 24, 2025  
DLCD Appropriation: $631,806 
 
Summary: Allows LCDC to adopt rules requiring local governments to issue land use decisions 

on lots meeting certain criteria. Those lots must be lawfully established, within a UGB, zoned to 

allow residential use, within a specified size and slope range, not in areas protected for natural 

resources or hazards, and vacant or partially vacant. Approved residential developments must 

be either single-family, middle housing, or small multiunit housing types. The commission may 

also establish the procedures for approval at the local level, allowable variances, design 

standards, and land use standards including specific tree protections. Directs LCDC to adopt 

the first rules by January 1, 2027. Allows the Department of Consumer and Business Services 

(DCBS) to establish preapproved building plans or approve plans submitted by developers and 

coordinate the land use approvals established by LCDC. 

HB 3031 – Housing Infrastructure Financing Program 
Chief Sponsor(s): at the request of Governor Tina Kotek for Oregon Business Development 
Department 
Effective date: July 1, 2025 
 

Summary: Directs the Oregon Infrastructure Finance Authority (OIFA) to create housing 

infrastructure financing as grants or loans to local jurisdictions in Oregon including 

intergovernmental entities and federally recognized tribes. These funds can be used to develop 

or improve infrastructure or site development (including privately owned sites) projects related to 

transportation, water, wastewater, storm water, or for increasing capacity of these systems due 

to specific proposed housing developments. Outlines the criteria to qualify for these funds. The 

criteria address the number of housing units, locations within and not within UGBs, city 

population numbers, density priorities, affordable housing covenants, and timelines. Provides an 

existing definition for "housing authority" and allows for partnerships between housing 

authorities and housing developers with criteria for what the written agreement must contain. 

Directs the OIFA on how the funds should be apportioned. Directs HAPO to assist in the 

development of requirements and prioritization of funding. Directs OIFA to coordinate with 

OHCS with respect to the Housing Project Revolving Loan Fund. Allows the Oregon Business 

Development Department (OBDD) to adopt rules for the implementation of this section. The new 

Housing Infrastructure Project Fund will have its own State Treasury fund distinct and separate 

from the General Fund. OBDD may accept donations, grants, contributions, or gifts from non-

state sources for deposit into the fund. The fund will earn interest and be continuously 

appropriated to OBDD. 

The program is funded through SB 5531, which includes authorization for $10,000,000 in lottery 

bond proceeds. HB 5006 provides allocation for program staff of $1,200,000 in Lottery Funds 

and $1 of expenditure limitation from the Housing Infrastructure Project Fund. OBDD is required 

to bring projects back to the legislature for consideration in 2026.  
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SB 974 – Residential Development Application Approval Processes 
Chief Sponsor(s): Senator Anderson, Senator Jama, Senator Broadman, and Senator Meek  
Effective date: September 26, 2025 (alternative dates for local government compliance are 
noted below) 
 

Summary:  

Engineering review timelines: Defines “final engineering plans” and establishes a timeline for 

when local governments must approve these plans for residential development applications 

within a UGB — 30 days to establish completeness of the application, 120 days to review and 

issue a decision, and optional, mutually agreed upon extensions for up to 245 days total. 

Urban housing applications: Applies new review process criteria to applications for an upzone, a 

planned unit development, or a variance for residential development on residentially zoned or 

planned for land within an urban growth boundary, and calls them “urban housing applications.” 

The first issuance of a decision on the application must be done without a public hearing. 

Clarifies how the urban housing applications are appealable to the Land Use Board of Appeals. 

Sets the operative date for cities to conform with the urban housing application 

processing requirements as July 1, 2026. 

Design standards: Prohibits a local government from applying design standards to residential 

developments inside UGBs with 20 or more units (except for multifamily buildings). Design 

standards do not include building height, setbacks, and other regulations pertaining to health, 

environment, and safety. Repeals design standard provisions on January 1, 2033. 

SB 10 – Technical Change to Moderate-Income Housing Predevelopment 
Loans Program 
Chief Sponsor(s): Senator Wagner 
Effective date: April 7, 2025  
 
Summary: HB 2001 (2023) established the Moderate-Income Housing Predevelopment Loans 

program to provide financing and refinancing to local governments and housing developers for 

residential predevelopment costs. SB 10 moves that program from the Oregon Facilities 

Authority to the Network for Oregon Affordable Housing through a pass-through grant from 

Oregon Housing and Community Services.  

HB 3505 – Residential Sprinkler System Development Charges 
Chief Sponsor(s): Representative Marsh 
Effective date: January 1, 2026 
 
Summary: Prohibits a local government from imposing a new or increased system development 

charge on a residential development for the installation of a sprinkler system or the increased 

capacity of a water meter for the sprinkler system. 

HB 3144 – Manufactured Housing CC&Rs 
Chief Sponsor(s): Representative Marsh Effective date: January 1, 2026 

Summary: Deems a provision in a recorded instrument void and unenforceable if it restricts 

siting manufactured housing and was executed on or after the effective date of the bill. Makes 

void and unenforceable a provision in a governing document that restricts manufactured 
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housing siting. Extends the sunset for the Manufactured and Marina Communities Dispute 

Resolution Advisory Committee established by SB 586.  

HB 3145 – Funding for Affordable Manufactured Housing 
Chief Sponsor(s): Representative Marsh, Senator Anderson, Representative Diehl, 
Representative Bowman, Representative Gamba, and Senator Patterson 
Effective date: September 26, 2025  
 
Summary: Directs Oregon Housing and Community Services (OHCS) to use Local Innovation 

and Fast Track (LIFT) funding for manufactured homes. Allows up to five recipients or locations. 

Prescribes preferences for funding such as geographical diversity and Oregon-sourced 

materials. Dictates that recipients must cooperate on the report required by Section 5. 

Prescribes that $25,000,000 of LIFT funding should be used for these purposes if not otherwise 

obligated. Directs OHCS to contract with the Network for Oregon Affordable Housing (NOAH) to 

convene a public-private advisory committee to offer guidance on project proposals, which is to 

consist of representation from DLCD, DCBS, the Oregon Housing Stability Council, local 

governments, private firms, and individuals in the development community. The committee will 

provide recommendations for project approval to OHCS. NOAH will also provide technical 

assistance and support industry awareness and funding. Directs OHCS to submit a report to the 

Legislature by September 15, 2027, on the activities of the program and contractor. Repeals 

bill provisions on January 2, 2028. Appropriates $650,000 to OHCS to contract with NOAH. 

Urbanization 
SB 1129 – Urban Reserves Rulemaking 
Chief Sponsor(s): Senator Broadman 
Effective date: May 27, 2026  
 
Summary: Directs LCDC to amend rules relating to urban reserves by January 1, 2026 to allow 

local governments to: 

• Assign lower priority to exception and non-resource lands containing subdivisions or 

planned unit developments as compared to other exception and non-resource lands, and 

• Assign lower priority to the inclusion of otherwise high priority lands if it is difficult or cost 

prohibitive to service them with urban services. 

HB 2647 – City of Monmouth UGB Land Exchange 
Chief Sponsor(s): Representative Evans and Senator Patterson 
Effective date: January 1, 2026 
 
Summary: Allows the City of Monmouth to complete a UGB land exchange instead of the 

process outlined in SB 1537 (2024). Allows it to remove 90 or fewer acres of land which have: 

• More than 25 percent of its acreage mapped as flood hazards or wetlands, 

• Not been annexed by the city, 

• Not been designated for residential use, and 

• Not been served by city sewer service. 
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Allows the city to bring in 75 or fewer net residential acres to the UGB, which must have: 

• Not more than 25 percent of its acreage mapped as hazards or floodplains, 

• Ability to be connected to water and sewer services, and 

• Owners that consent to addition to the UGB and annexation to the city. 

HB 3921 – City of Roseburg UGB Land Exchange 
Chief Sponsor(s): Representative Osborne and Senator Brock Smith 
Effective date: May 28, 2025 
 
Summary: Requires the Director of the DLCD to issue an order acknowledging the UGB 

exchange for the City of Roseburg that was submitted on October 22, 2024. Deems all urban 

growth boundary adjustments, city boundaries, comprehensive plan amendments and land use 

regulations approved and acknowledged, notwithstanding ORS Chapter 197 and other state 

land use planning laws and rules. 

HB 2356 – Metro Service District Annexation 
Chief Sponsor(s): Representative McLain (at the request of Metro Regional Government) 
Effective date: January 1, 2026 
 
Summary: Notwithstands requirements of ORS 268.354 and ORS 198 to automatically bring 

properties annexed by a city into the metropolitan service district of that urban growth boundary. 

Resource Lands 
HB 3681 – EFSC Contested Cases and Transmission Line Condemnation 
Chief Sponsor(s): Representative Gamba 
Effective date: January 1, 2026 
 
Summary: Modifies the Energy Facility Siting Council (EFSC) contested case process for site 

certificate applications and changes the review criteria for a certificate of public convenience 

and necessity for overhead transmission lines. 

Directs the Public Utility Commission (PUC) to consider certificate petitions without requiring 

petitioner to first obtain required state or local land use approvals.  

Clarifies that in proceedings for condemnation, a certified copy of a high voltage transmisison 

line cite certificate is conclusive evidence that the line is a public use and is necessary for public 

convenience.  

HB 3874 – Wind Energy Project Size Increase for ESFC Site Certification 
Chief Sponsor(s): Representative Helm, Representative Gamba, and Representative Owens 
Effective date: January 1, 2026 
 
Summary: Increases minimum size for wind energy project to get an EFSC site certificate from 

50 megawatts to 100 megawatts. Wind projects generating at least 50 megawatts and less than 

100 megawatts are required to provide a decommissioning plan with financial assurances that 

the site will be restored to a “useful, nonhazardous condition.” 
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Counties are responsible for approving requirements during construction and operation of wind 

energy projects between 50-100 megawatts and ensuring they are safely and properly removed 

from the landscape at the end of their lifecycle. 

SB 75 – Wildfire Home Hardening Requirements Clarification  
Chief Sponsor(s): Senate Interim Committee on Natural Resources and Wildfire 
Effective date: January 1, 2026 
 
Summary: Corrects an error in ORS 215.291 and ORS 215.495 clarifying when home hardening 
building code and defensible space requirements apply. Removes wildfire hazard language and 
related regulatory requirements for home hardening building codes and defensible space for 
rural homes for purposes of developing an accessory dwelling unit on lands zoned for rural 
residential uses, or replacement dwellings on lands zoned for farm or forest uses. 
 

SB 83 – State Wildfire Map Repeal and Defensible Space / Replacement 
Dwelling Requirements 
Chief Sponsor(s): Senate Interim Committee on Natural Resources and Wildfire 
Effective date: June 26, 2025 
 
Summary:** Repeals the state wildfire hazard map created by SB 762 (2021) — and revised by 
SB 80 (2023) — and its application to defensible space requirements, accessory dwelling units 
and replacement dwellings, building codes, comprehensive planning, and other areas. Changes 
existing statute related to ORSC R327 building code standards for wildfire hazard mitigation, 
defensible space and the wildland urban interface (WUI), fire protection for lands outside of 
forest protection districts, and Oregon Conservation Corps Program for grant-supported fuels 
reduction projects. Makes adoption of R327 building code and defensible space standards 
optional for local governments. Includes conforming amendments related to replacement 
dwellings on farm and forest land and ADUs in areas zoned for residential development. 
 
Defensible space: Amends ORS 426.392 (minimum defensible space requirements and rules) 

to remove reference to the state wildfire map, including the ability for local governments to 

administer, consult on, and enforce defensible space requirements based on the map. Defines 

defensible space as “a natural or human-made area in which material capable of supporting the 

spread of fire has been treated, cleared or modified to slow the rate and intensity of advancing 

wildfire and allow space for fire suppression operations to occur.” Directs the State Fire Marshal 

(SFM) to create a defensible space model code for inclusion in the community risk-reduction 

program but prohibits the SFM from requiring local governments to adopt it. The SFM may 

assist local governments to facilitate the creation of defensible space. 

Wildland urban interface: Amends ORS 477.015 (urban interface protections and definitions) to: 

• Define “wildland” as forestland or “an unimproved area that contains enough unmanaged 

vegetation, at any time of the year, to constitute a fire hazard in the judgment of the 

forester, regardless of how the areas is zoned or taxed,” and  

• Revise the definition of “wildland-urban interface” to mean a “geographic area in which 

there is a concentration of dwellings in an urban or suburban setting near wildland.” 

 
** This summary does not include changes to ORS 476.690 relating to the Wildfire Programs Advisory Council. 
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Among other things, directs the Department of Consumer and Business Services (DCBS) to 

adopt the wildfire hazard mitigation code standards from Section R327 of the 2023 Oregon 

Residential Specialty Code, and prohibits DCBS from requiring local governments to adopt 

them. 

Comprehensive planning: Amends ORS 197.716 to remove reference to statute requiring the 

Oregon Department of Forestry (ODF) to adopt a definition of the “wildland urban interface.” 

Accessory dwelling units and replacement dwellings: Revises ORS 215.495 to remove 

reference to the statewide wildfire hazard map and map-related provisions in statutes 

authorizing a county to approve ADUs and replacement dwellings in high wildfire hazard zones. 

Removes requirements for ADUs to comply with applicable state/local defensible space 

standards if identified on the state wildfire map as located in the WUI. 

Removes requirement for ADUs or replacement dwellings to be altered, restored, or replaced to 

comply with the construction provisions in Section R327 of the Oregon Residential Specialty 

Code. 

SB 85 – Wildfire Risk Report 
Chief Sponsor(s): Senate Interim Committee on Natural Resources and Wildfire 
Effective date: May 28, 2025 
 
Summary: Requires DCBS and the SFM — in collaboration with the Department of Forestry and 
insurance industry representatives — to evaluate and develop community-based wildfire risk 
mitigation actions, programs, and strategies to reduce wildfire risks and improve insurance 
affordability in Oregon.  
 
Requires DCBS and SFM to submit a report to the State Wildfire Programs Director, the Wildfire 

Programs Advisory Council, and the interim legislative committees related to wildfire by 

February 2, 2026. 

Ocean and Coastal 
HB 2925 – Ocean Shores Permitting 
Chief Sponsor(s): at the request of Governor Tina Kotek for State Parks and Recreation 
Department 
Effective date: January 1, 2026  
 
Summary: Revises Oregon Parks and Recreation Department’s (OPRD) permitting process for 
ocean shore improvements and expands notice requirements. Authorizes OPRD to issue 
emergency permits under specific circumstances and creates a framework for general 
authorization permits for ocean shore improvements that are similar in nature, have predictable 
effects and relate to low-impact, restorative, or conservation-focused projects. Applies to OPRD 
permit applications submitted on or after the bill’s effective date. 
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HB 3963– Offshore Wind Roadmap Extension 
Chief Sponsor(s): Representative Gomberg 
Effective date: September 26, 2025 
 
Summary: Extends the deadline from September 1, 2025, to January 1, 2027, for the 
Department of Land Conservation and Development to complete Oregon’s Offshore Wind 
Roadmap as directed by HB 4080 (2024). 
 

SB 179 – Landowner Immunity 
Chief Sponsor(s): Senate Interim Committee on Judiciary 
Effective date: January 1, 2026 
 
Summary: Makes the 2024 temporary changes to immunity for landowners who allow public use 
of land without charge for recreational purposes permanent. 
Allows local governments included in ORS 174.116 to opt into ORS 105.668, which limits 

liability from ordinary negligence claims arising from the use of trails or structures on public 

easements or unimproved rights of way by foot, equine, bicycle or other nonmotorized means. 

Adds immunity to ORS 105.688 for improved paths, trails, roads and other rights of way that are 

used by the public to access land for recreational purposes and limits immunity for 

improvement, design, or maintenance that was completed in a manner constituting gross 

negligence or reckless, wanton or intentional misconduct, or for which the actor is strictly liable. 

Adds to the “recreational purposes” defined in ORS 105.672 the non-exclusive list of outdoor 

activities including running, walking, and bicycling.  

SB 504 – Nonstructural, Nature-Based Solutions to Shoreline Stabilization 
Rulemaking 
Chief Sponsor(s): Senator Brock Smith 
Effective date: January 1, 2026 
DLCD Appropriation: $268,488 
 
Summary: Directs LCDC to adopt rules by January 1, 2028, to allow, define, and provide 
guidance on nonstructural, nature-based solutions to be used for shoreline stabilization in 
estuaries, coastal shorelands, and the ocean shore. Allows the Department of State Lands 
(DSL) and the State Parks and Recreation Department (OPRD) to adopt conforming rules by 
January 1, 2029. 
 
In its rulemaking, DLCD is directed to, at a minimum: 

• Define “nonstructural, nature-based solutions”. 

• Provide guidance for the use of nonstructural, nature-based solutions to minimize 

harmful impacts from flooding and erosion. 

• Require that nonstructural, nature-based solutions conform with statewide land use 

planning goals and is prioritized over structural solutions to address erosion and 

flooding.  

• Not change rules allowing ODOT to use structural shoreline stabilization methods. 
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The rules advisory committee (RAC) must include the following interests:†† 

• Coastal engineering professionals 

• Restoration professionals 

• Environmental and recreational organization representatives 

• Tribal representatives 

• Land owners/managers 

• Fish and wildlife professionals 

• Local government officials 

SB 793 – Department of State Lands Territorial Sea Fees 
Chief Sponsor(s): at the request of Governor Tina Kotek for Department of State Lands 
Effective date: June 20, 2025 
 
Summary: Modifies and increases DSL rulemaking authority to adopt new rules for establishing 
fees for easements on state land, including the territorial sea. Easements on state land within 
the territorial sea need to adhere to specific policies for routing and installing infrastructure.  
 
Previously, DSL charged a one-time application fee of $5,000 for easements within the territorial 
sea and $750 for easements on other state lands. Moving forward, application and renewal fees 
must be reasonably calculated to offset the cost to DSL for granting and renewing easements. 
Requires the Director of DSL to adopt the rules by January 1, 2027. 
 

Administrative and Miscellaneous 
HB 2005 – Siting of Psychiatric and Behavioral Health Care Facilities 
Chief Sponsor(s): Representative Kropf and Representative Andersen 
Effective date: June 30, 2025 
 
Summary:‡‡ Requires local governments to allow by right a residential treatment facility or 
residential home within a UGB on lands zoned for residential commercial, employment, and 
industrial uses under specific criteria, in addition to public lands (excluding park lands). There 
are exceptions for lands that have natural resource or hazard restrictions or cannot be provided 
with public services. Does not require local governments to update any analyses related to land 
use goals. Exempts these decisions from the Land Use Board of Appeal’s (LUBA) authority. 
Requires a local government to issue a decision within 120 days.  
 
Within an urban growth boundary, requires a local government to allow by right a mental or 

psychiatric hospital on lands zoned for commercial, employment, and industrial uses, as well as 

public lands (excluding park lands), and where it is adjacent to an existing or pending crisis 

stabilization center. Exceptions are made for lands that have natural resource or hazard 

restrictions or cannot be provided with public services. Does not require local governments to 

update any analyses related to land use goals. Exempts these decisions from LUBA authority. 

Requires a local government to issue a decision within 120 days. Requires a local government 

 
†† HB 3569 (2025) requires the sponsoring legislator to be invited to serve as a non-voting member on legislatively 

mandated RACs that are appointed on or after January 1, 2026. 
‡‡ This summery covers Sections 58-63 of HB 2005. Other sections are not relevant to land use.  
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to allow by right a crisis stabilization center within a UGB if the property is owned by a public 

body and adjacent to an existing or pending mental or psychiatric hospital.  

Repeals ORS 197.670, which addresses existing zoning requirements and prohibitions for 

residential homes and facilities.  

HB 2256 – Private Right to Action for Conservation-Purchased Lots 
Chief Sponsor(s): Representative Fragala, Senator Prozanski, and Senator Manning, Jr. 
Effective date: January 1, 2026 
 
Summary: ORS 92.018 establishes buyer’s remedies for purchasing an illegally established unit 
of land, which includes individual action against the seller for damages. HB 2256 amends ORS 
92.018 to establish that a purchaser does not have individual right to action if it is a holder (such 
as a government entity, trust, or Tribal government per ORS 271.715), the unit of land was 
separately described in an instrument executed before January 1, 2025, and the unit of land has 
a conservation easement. If the unit of land is subsequently sold within five years for non-
conservation purposes, the new buyer may have individual right to action against the original 
buyer. 
 

HB 2658 – Frontage Improvements for Building Alterations 
Chief Sponsor(s): Representative Evans 
Effective date: January 1, 2026 
 
Summary: Prohibits a municipality over 15,000 in population from requiring a frontage 
improvement as a condition of approval for a construction permit to alter or renovate an existing 
building, so long as there is no increase to the square footage, the alteration cost does not 
exceed a limit set by the director of the DCBS, and the changes do not result in a change of 
occupancy classification. Sets alteration cost limit initially at $150,000, with annual increases 
due to the Consumer Price Index. If frontage improvements along a state highway are required 
for final action on a permit or zone change, requires ODOT or the municipality to coordinate on 
if design, engineering, or construction plans already exist. Makes these provisions applicable to 
all size cities on January 1, 2031.  
 

HB 2069 – Tribal Task Force  
Chief Sponsor(s): Representative Sanchez 
Effective date: June 24, 2025  
 
Summary: Creates the Governor’s Task Force on Tribal Consultation to identify and clarify 
requirements of state agencies to engage in Tribal consultation, to be completed by December 
31, 2026. 
 

HB 3136 – Real Estate Professionals on Planning Commissions 
Chief Sponsor(s): Representative Breese-Iverson, Senator Meek, and Senator Anderson 
Effective date: January 1, 2026 
 
Summary: Amends regulations regarding participation on county and city planning commissions 
to specify that only when a planning commission has five or fewer members is there a two-
person limit on participating persons that can be involved in selling or developing real estate.  
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HB 3560 – Childcare Facility Siting Expansion 
Chief Sponsor(s): Representative Marsh, Representative Neron, Senator Reynolds, 
Representative Andersen, Representative Bowman, Representative Chotzen, Representative 
Dobson, Representative Fragala, Representative Gamba, Representative Helm, Representative 
Hudson, Representative Kropf, and Representative E. Levy  
Effective date: January 1, 2026 
 
Summary: Changes zoning requirements to allow child care centers as an outright use on land 
zoned for multiunit residential and institutional uses. Relocates the child care facility siting 
statute from ORS 329 to ORS 197. Modifies the definition of “child care center” to include a 
preschool recorded program, school-age recorded program or a parent cooperative. Inside 
Metro's UGB, this bill permits child care centers in areas zoned for multiunit residential densities 
of at least 17 units per acre. Outside of the Metro UGB, this bill permits child care centers on 
residential lands zoned for densities of 12 units per acre or greater and on commercial and 
industrial land, but not heavy industrial land. Local governments may not add additional 
conditions of approval before allowing a child care center to co-locate with a conditional 
institutional use. Local governments must update their land use laws to comply by 
January 1, 2027.  
 

HB 3569 – Legislators as Non-Voting Members on Rules Advisory Committees 
Chief Sponsor(s): Representative Gamba  
Effective date: January 1, 2026 
 
Summary: Requires an agency that appoints a rules advisory committee regarding rules 
implementing legislation to invite one of the following to serve on the committee as a nonvoting 
member: 

• The first chief sponsor or first chief sponsor’s designee of the relevant legislation, or 

• The chair or chair’s designee of the committee that sponsored the legislation. 

Applies to advisory committees appointed on or after the effective date. 

SB 817 – LUBA Fee Increase 
Chief Sponsor(s): at the request of Governor Tina Kotek for Land Use Board of Appeals  
Effective date: January 1, 2026 
 
Summary: Increases LUBA fees for filing a notice of intent to appeal from $300 to $350 and a 
motion to intervene from $100 to $200. 
 

SB 967 – Local Improvements IGAS 
Chief Sponsor(s): Senator Broadman and Senator Nash  
Effective date: January 1, 2026 
 
Summary: Allows local governments to enter into an intergovernmental agreement for purposes 
of allocating authority over local improvements within a UGB. Requires local improvements to 
still comply with applicable land use regulations.  
 

SB 1099 – Preschools in Places of Worship 
Chief Sponsor(s): Senator Starr and Senator Anderson  
Effective date: June 3, 2025  
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Summary: Requires local governments to allow preschool or pre-kindergarten education on land 
where places of worship are allowed.  

Contact Information  
If you have questions or comments about the report or other legislation, please contact:  

• Alexis Hammer, J.D., Legislative and Policy Manager at 

alexis.hammer@dlcd.oregon.gov or 971-718-4545,  

• Aurora Dziadul, Legislative and Policy Analyst (Housing/Urbanization) at 

aurora.dziadul@dlcd.oregon.gov or 971-446-8834, or  

• Alyssa Bonini, J.D., Legislative and Policy Analyst (Natural Resources) at 

alyssa.bonini@dlcd.oregon.gov or 971-458-3866.  
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City of Newport

Memorandum

Community Development
Department

Date: August 21, 2025

14.30.060 Approva/Authority

To: Planning Commission/Commission Advisory Committee

From: Derrick Tokos, Community Development Dire7S.

Re: Draft Design Guidelines for the City Center Design Review District

At July 28, 2025 and August 11, 2025 work sessions, the Planning Commission reviewed clear and
objective form based code standards prepared by Urbsworks, Inc. for a new City Center Design
Review District. City’s must provide a clear and objective path approving housing projects; however,
they can also offer a discretionary path for approval. A City can also require discretionary approval
for certain projects, like particularly large buildings, as long as the parameters requiring discretionary
review are so tight that they make it difficult for a developer to utilize the clear and objective option.

Enclosed is a draft set of design guidelines prepared by Marcy Mclnelly, AlA, and Taylor Berberich
with Urbsworks, Inc. This is a start, and they are planning to further refine the language and pair it
with graphics in a deliverable that they will send to our office on Monday. Please take a moment to
review the memo and come prepared to discuss whether or not they are on point, or need adjustment.
Also, I would like to close the loop on the threshold in the code that will trigger mandatory guideline
review. The matter was briefly discussed at the August 11, 2025 work session; however, I didn’t get
a clear sense from the Commission about how best to proceed. Here is the existing triggering
language that applies to the Nye Beach Design Review District.

The following are the initial review authorities for a Design Review application:

B. Planning Commission. Forprojects that require design review under the design guideilnes
contained in the document entitled “Newport Design Review: Guidelines and Standards,”
dated July29, 20 15 including the following:

1. New construction, substantial improvement or relocation ofa dwelllng unit; commercial or
publlcflnstitutional building; or accessory structure that is over 65 feet in length or 35 feet in
height; or

2. New construction, substantial improvement or relocation ofa dwelling unit; commercial or
public/institutional building; or accessory structure that does not meet the design standards
contained in the document entitled “Newport Design Review: Guidelines and Standards”
dated July29, 20 15 or

3. New construction, substantial improvemeni or relocation of a dwe/llng unit; commercial or
publicflnstitutional building; or accessory structure that involves a conditional use, a variance,
or any other type of land use permit for which a Type Ill Land Use Action decision process is
requireo pursuant to Chapter 14.52 Procedural Requirements.

I look forward to our discussion on Monday!

Attachments
Urbsworks Memo, dated August 21, 2025

Page 1 of 1
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Date     21 August 2025 

Subject   Newport CCARP 

To    Derrick Tokos, Community Development Director, City of Newport 

From    Marcy McInelly, AIA, and Taylor Berberich, Urbsworks, Inc. 

Draft Design Guidelines  
DISCRETIONARY DESIGN REVIEW PROCESS 
These guidelines provide an approval path of approval that is alternative to the City 
Cener Design Review District FBC clear and objective development and design 
standards.  

 
Design Guideline # 1: Connected Pedestrian Network 
Intent: Maintain and reinforce the walking environment of Newport City 

Center with a network of public sidewalks and private paths. New 
development should set a new standard for quality and connectivity. 
o Approaches:  

§ For commercial projects, provide pedestrian paths to create 
linkages between adjoining public and private spaces. 

§ Circulation routes shall be continuous and integrated into 
the larger pedestrian circulation network. 

§ Specialty paving is encouraged. 
§ Where trails, paths, and sidewalks meet, and where they 

cross vehicular streets or driveways, shall clearly prioritize 
pedestrian movement.  

§ Place benches and other forms of seating along pathways, 
at key nodes and open spaces, and near intersections to 
provide rest stops and places to meet and socialize.  

§ Wayfinding shall be provided to give pedestrians the 
confidence to explore. 
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§ Provide pedestrian-scale lighting to provide safety and 
comfort to users.  

o Applicability: 
§ Traditional downtown 
§ Hwy 20 Gateway  
§ Hwy 101 Gateway 

 
Design Guideline # 2: Support the Multimodal Network 
× Intent: Projects that provide connections with a variety of transit 

modes and enhance their immediate environment with amenities are 
highly encouraged. Accommodate various forms of travel such as 
walking, biking, public transit, and driving in a safe, efficient, and 
convenient manner.  
o Approaches:  

§ Locate bike racks near entrances to buildings. 
§ Accommodate seamless movement: In a universally 

designed community there is no distinction between 
movement for commuting or movement for recreation.  

§ Projects shall provide variety and choice for getting from A 
to B. 

§ Place wayfinding to assist cyclists’ navigation and orientation 
to their surroundings.  

o Applicability: 
§ Traditional downtown 
§ Hwy 20 Gateway  

 
Design Guideline # 3: Universal Design 
× Intent: To ensure spaces are barrier-free and meet all comfort, access, 

ease of movement, and safety needs are met for every user. Universal 
design is the comprehensive, holistic design of the environment for 
living from the individual dwelling to the entire community. It applies 
the best practices in health, health equity impacts, building design, 
transportation planning, urban design, and landscape architecture. 
Universal design should be applied at the neighborhood, street, and 
building scale.  

23



draft 

 
 
 

3 
 

Urbsworks, Inc   |  Portland Oregon 97239 USA  |  503 827 4155  |  www.urbsworks.com 

 
 

o Approaches:  
§ Provide a diverse mix of uses to encourage mobility and 

access. 
§ Maximize access for all users. 
§ Ensure safe and clearly marked crossings are provided. 
§ Incorporate curbless street design. 
§ Provide public spaces that allow for diverse functions and 

consider the needs of varying mobility levels. 
§ Public spaces shall be designed so all users feel safe, 

especially women and girls traveling alone.  
§ Provide connected and continuous paths to and through 

development. 
§ Common areas shall be located and designed to ensure 

participation of all users regardless of age, gender, or 
physical ability.  

o Applicability: 
§ Traditional downtown 
§ Hwy 20 Gateway  
§ Hwy 101 Gateway 

 
Design Guideline # 4: Commercial Frontages 
× Intent: Support safe and walkable streets by creating a traditional 

town pattern of commercial buildings lining public streets. Create 
high visibility between commercial interiors and public ways. 
Encourage interaction between the public realm and businesses on 
the street.  
o Approaches:  

§ Accommodate retail and restaurant uses through adequate 
ceiling heights.  

§ Businesses located on corners shall provide an active 
streetscape experience using signage, landscaping, street 
furnishings, lighting, etc.  

§ Facades shall emulate a traditional storefronts using 
clerestory windows, awnings, stylized signage and lighting, 
and entrance treatments (such as planters or displays). 
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§ Entrances shall be designed so they can easily be identified 
and navigated by a range of users. Use color, materials, and 
form to differentiate the entrance from the rest of the 
buildings.  

§ Entrances shall have wide enough openings to 
accommodate wheelchairs, a person with a guide dog, a 
child in a stroller, or those carrying heavy loads. 

§ Clear glass windows shall inform the pedestrian what type of 
business is being conducted inside the building.  

§ Pedestrian level features such as landscaping, planters, 
seating, etc. shall be provided to create an inviting 
streetscape. 

§ Incorporate pedestrian-scale signage such as blade signs 
and sandwich board signs.  

§ A clear walking path shall be maintained at all times: avoid 
over-crowding the sidewalk with furnishings.   

§ Incorporate principles of universal design so all users have 
the same experience regardless of ability level. 

• Consider patrons in wheelchairs, with walkers, 
strollers, reduced vision, and hearing loss (to name a 
few scenarios). 

• Provide handrails if entrances require stepping up or 
down into the space. 

§ Trash collection areas shall be screened with fencing, 
masonry walls, landscape barriers, etc. Consider placement 
to keep unpleasant odors from patrons.  

o Applicability: 
§ Traditional downtown 
§ Hwy 20 Gateway  
§ Hwy 101 Gateway 

 
Design Guideline # 5: Residential Frontages 
Intent: Urban Residential Building Frontages are characterized by a 
façade which is set behind the Build To Line and a building entry 
threshold, such as a porch or terrace, set between the building and the 
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Build To Line or Frontage Line. The threshold may be at the pedestrian 
sidewalk level, elevated above it, or sunken below it. The residential 
building entry is accessed from the threshold. This configuration 
establishes a separation between the public realm and the residential 
façade to provide privacy and visually signal that the space is private.   

o Approaches:  
§ Landscaping shall be provided in the setback area between 

the building and the sidewalk. 
§ Place lighting along walkways and at front doors to provide 

safety for residents and subtle wayfinding.  
§ Horizontal transitions such as fences, hedges, and low gates 

shall be utilized to provide visual separation from the public 
realm. These features should fit with the character of the 
neighborhood. Transitions shall be accessible wherever 
possible.  

§ Provide stairs for vertical transition in accordance with 
applicable design standards.  

o Applicability: 
§ Traditional downtown 
§ Hwy 20 Gateway  
§ Hwy 101 Gateway 

 
Design Guideline # 6: Landscape Frontages 
× Intent: Landscape frontages separate spaces that do not have 

buildings, such as parking lots, open space, or street cafes from a 
public right of way. This can be characterized by a low wall, fence, 
and/or vertical landscaping such as a hedge that is aligned with the 
frontage line. The separation is intended to create outdoor urban 
space. 
o Approaches:  

§ Separations shall be of a height to maintain visibility on both 
sides.  

§ Landscape separations can be combined with masonry 
walls, boulders, and fencing to enhance visual interest. 

26



draft 

 
 
 

6 
 

Urbsworks, Inc   |  Portland Oregon 97239 USA  |  503 827 4155  |  www.urbsworks.com 

 
 

§ Consider incorporating evergreen shrubs and dwarf conifer 
trees to provide year-round landscape buffers.  

§ Adequate breaks along the frontage shall be provided at 
regular intervals for easy access to either side of the 
separation.  

§ Include zero-step pathways to and through the frontage in 
accordance with universal design principles. 

§ Provide shade trees for comfort and to cool hardscapes.  
§ Prioritize native and naturalized plant materials to support 

wildlife and increase the chances of plant survival. 
o Applicability: 

§ Traditional downtown 
§ Hwy 20 Gateway  
§ Hwy 101 Gateway 

 
Design Guideline # 7: Roof Form 

× Intent: Roofs should have similar configuration and character to historic 
styles in the district. 

o Approaches:  
§ Roof slopes on commercial projects shall be between 5:12 

and 12:12 unless there is a flat roof with parapet.  
§ Mechanical equipment shall be screened and integrated 

into the roof design.  
§ Roof shapes shall be consistent with traditional styles found 

in the neighborhood.  
§ A standing seam is recommended for metal roofs. 
§ Gable and hip roof forms are recommended. 
§ Parapet walls shall be integrated into the building. 
§ Rooftop mechanical equipment should be screened.  

o Applicability: 
§ Traditional downtown 
§ Hwy 20 Gateway  
§ Hwy 101 Gateway 
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Design Guideline # 8: Scaling and Orientation 
× Intent: Commercial building elements oriented towards a public or 

private street shall incorporate specific elements that contribute to the 
established scale of the district and support an active streetscape. 
o Approaches:  

§ Locate pedestrian-scale furnishings, lighting, and signage to 
balance the scale of the building.  

§ Entrances shall be oriented to the street for easy access and 
navigation.  

§ Avoid long, monotonous, uninterrupted walls by modulating 
and/ or articulating the façade.  

§ Differentiate the pedestrian scale from the building scale. 
§ Treatments along the base shall be included to reduce the 

overall bulk of the building.  
o Applicability: 

§ Traditional downtown 
§ Hwy 20 Gateway  
§ Hwy 101 Gateway 

 
Design Guideline # 9: Site Design and Open Space  
× Intent: To incorporate open spaces as a respite from urban 

hardscapes, to promote sustainability by relieving heat island effects 
and collecting stormwater, and to provide community space to rest 
and socialize.  
o Approaches:  

§ A diverse mix of uses shall be included to encourage 
mobility and access. 

§ Maximize access for all users.  
§ Ensure safe and clearly marked crossings are provided.  
§ Utilize curbless street design. 
§ Public spaces shall be provided that allow for diverse 

functions and consider the needs of varying mobility levels. 
§ Design public spaces so all users feel safe, especially 

women and girls traveling alone.  
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§ Incorporate connected and continuous paths to and 
through development. 

§ Design and locate common areas to ensure participation of 
all users regardless of age, gender, or physical ability.  

§ Place benches and other forms of seating along pathways, 
at key nodes and open spaces, and near intersections to 
provide rest stops and places to meet and socialize.  

§ Provide wayfinding to give pedestrians the confidence to 
explore. 

§ Provide pedestrian-scale lighting.  
§ Prioritize native or naturalized landscape materials to 

increase the chance of plant survival, support local wildlife, 
and mitigate the effects of invasive species. 

§ Include shade trees to give comfort from heat and mitigate 
heat island effects. 

§ Consider providing evergreen plants and trees for year-
round interest.  

o Applicability: 
§ Traditional downtown 
§ Hwy 20 Gateway  
§ Hwy 101 Gateway 

 
Design Guideline # 10: Parking Design and Orientation  
× Intent: Design places for parking that mitigate automobile and 

impervious surface impacts and integrate into the surrounding area. 
Parking  
o Approaches:  

§ Minimize the impact of parking facilities along street 
frontages. 

§ Parking facilities shall be designed to maximize pedestrian 
access to the building and site. 

§ Integrate safe pedestrian connections through the parking 
space and to each adjacent building entrance. 

o Applicability: 
§ Traditional downtown 
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§ Hwy 20 Gateway  
§ Hwy 101 Gateway 
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ORGANIZATIONAL CHART

2

Derrick Tokos
Director

Sherri Marineau
Executive 
Assistant

Beth Young
Associate Planner

Joseph Lease
Building Official

Sherri Ingles
Permit Technician

Anna Iaukea
Urban Renewal 

Project Manager

FTE: 6.47 

Personnel Budget: $817,870

(43% General Fund, 39%, Building Fund, 18% Urban Renewal)
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Core Responsibilities

3

26.0%

16.4%

15.0%

12.1%

6.8%

6.1%

3.9%

2.1%

1.4%

1.4%

1.1%

Building Services

Customer Assistance

Urban Renewal Projects

Code Administration

Licensing & Parking

Committee Work

Long Range Planning

Real Estate Transactions

Budget

State/Regional Partnerships

Management

Time Allocation• Carry-out management functions
• Provide technical/policy expertise on local, state 

and regional committees
• Prepare and update budgets
• Facilitate real estate transactions
• Long range planning to meet future needs
• Staff standing and ad-hoc committees
• Support business licensing/parking programs
• Administer zoning, subdivision, and related codes
• Develop, update, and implement URA plans
• Assist internal and external customers
• Building plan review and inspection services
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Local, State, and Regional Committees

4

• Cascades West Area Commission on Transportation
• DLCD Coastal Planners Network
• DLCD Housing Capacity and Urbanization Technical Advisory Committee
• LOC Community and Economic Development Policy Committee
• LOC Housing and Land Use Policy Work Group
• Lincoln County Homeless Advisory Board - Policy and Funding Committee
• Oregon Bicycle and Pedestrian Advisory Committee
• Oregon Building Officials Association
• Oregon Economic Development Association
• Oregon Permit Technician Association

Community Development Department staff participate on the following 
committees:
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Development Trends
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HISTORIC POPULATION TRENDS
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Newport Population Trends
by US Census Bureau

10,833 (2024)

Population 
increased by 844 
people (8.45%) 
from 2010 to 
2024
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CONSTRUCTION ACTIVITY
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2018 $30,142,999

2019 $24,141,503

2020 $21,200,985

2021 $14,345,994

2022 $42,807,059
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2024 $34,328,849
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INSPECTIONS PERFORMED

Monthly Average: 150 ( 70% In-House, 30% Contract Staff)

8

Typical Inspections for a New Dwelling: 16

• Foundation

• Framing

• Insulation

• Firewall

• Interior/Exterior Shearwall

• Final Structural

• Rough Mechanical

• Gas Piping/Pressure Test

• Final Mechanical

• Sanitary Sewer

• Water Service

• Rough Plumbing

• Final Plumbing

• Electrical Service

• Rough Electrical

• Final Electrical
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HOUSING FORECAST, NEWPORT UGB, 2022 - 2040 

9

Amounts to 31.3 Housing Units per year
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OREGON HOUSING NEED ASSESSMENT – NEWPORT ALLOCATION

10

Establishes annual and 20-year 
housing need allocations by income 
level for each jurisdiction 
Newport UGB (AMI) 1 year 20 year

0-30% 35 418

31-60% 21 291

61-80% 10 154

81-120% 27 511

>120% 24 467

Total Units 116 1,841
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DWELLING UNITS PERMITTED (LAST 10 YEARS)

26
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• Average units 
permitted per 
year: 60

• Single-Family 
units: 35%
211 units permitted

• Multifamily units: 
65%
392 units 
permitted
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Development Projects
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WYNDHAVEN MARKET RATE PROJECTS

13

Phase III – 90 Apartments With 
Storage Available to All Wyndhaven 
Phases

Project in Plan Review. 
Financing Constraints 
Might Lead to Phased 
Construction
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HMSC STUDENT HOUSING

14

OSU’s Fourth Attempt at 
Project

77 Units, Mostly Studio 
Apartments

Walkable/Bikeable
to HMSC Campus

Out of Tsunami Inundation 
Area

Under Construction
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NEW HOTEL DEVELOPMENT

15

Hotel Allred 26 Unit Expansion 
of the Whaler Hotel Completed 
in March of 2025

Proposed 47 Unit Hotel Abbey 
along the Bayfront. Approved 
by City. Developer Obtained 
Extension to 2026 Due to Poor 
Lending Environment 
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WILDER PLANNED DEVELOPMENT RESIDENTIAL CONSTRUCTION
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Fowler Homes 9-Lot Subdivision (Complete)

33-Unit Multi-Family Adjacent to South Beach 
Church (In Design)

46



BI-MART COASTAL FARM STORE

17

32,000 sq. ft. Facility

Site Development 
Permit Approved with 
Construction Possible 
2026
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OTHER SIGNIFICANT DEVELOPMENTS

18

Project Location Description
Toyota of Newport SE 32nd & US 101 New Showroom 20,000 sq. ft.  (Owner modifying 

design) 

SHS Coastal Stars NW Biggs Street 12,000 sq. ft. Drug and Alcohol Treatment 
Facility (Under Construction)

ODF/Newport Joint Fire 
Response Facility 

NE 73rd Street Shared Use Fire Response Facility and Training 
Grounds (Under Construction)

Central Lincoln PUD
Admin. Building

US 101 and Edenview Replace Administration Building on Main Campus 
(Construction 2025/26)

Wilder Future Phase SE Harborton Street 75 Lot Subdivision with 55 SFD and 20 MFD 
(Construction 2026)

OCCC Campus Expansion SE College Way 20-30,000 sq. ft. Trades-Oriented Addition 
(Construction 2026)

Elm Street Multi-Family SE Elm Street 75 units off of SE 35th Street (Construction TBD)
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Housing Incentives / Regulatory Changes
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CITY’S ROLE IN HOUSING

Public Policy

Market 
Feasibility

Capital

Land
Development 

Can Occur

Policy—including zoning, 
density, and design 
requirements– must allow 
developer to build a 
profitable project

There must be sufficient 
demand (rents, sales 
prices) to support a 
profitable project

Developer must be able to access 
resources for investment (e.g., equity 
investment, bank loans) 

Developer must 
control the site with 
reasonable acquisition 
costs 

Cities can directly 
influence public 
policy, land, and 
infrastructure.

Cities may have 
limited influence 
on market 
feasibility

20
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BUILDING FEE OFF-SET FOR LARGE MULTI-FAMILY

Affordable Housing Excise Taxes used to off-set building fees for market rate 
multi-family with 20+ units

21

Example: 12-Unit Building in New Complex

Building Permit $8,362.90
Plan Review $5,435.89
Fire/Life Safety Review $3,345.16
State Surcharge $1,003.55
Electrical $3,007.56
Plumbing $2,893.44
Mechanical $230.78
Fire Sprinkler $439.06
Deferred Submittal $100.00

Total Savings: $24,818.34
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SDC OFF-SET FOR AFFORDABLE SENIOR HOUSING

Affordable Housing Excise Taxes will off-set $120,000 in System Development 
Charges for NW Coastal Housing’s 32-Unit Senior Living Affordable Housing Project

22
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AFFORDABLE HOUSING TAX EXEMPTION

• Applies to multi-family rental housing 
that would not pencil out without 
property tax relief

• 10 year tax exemption on structural 
improvements in exchange for 
reserving a % of units as affordable

• Requires third party review of 
financial pro-forma with approval by 
policy-makers  

• Surfview Village Received $1.6 million in property tax relief over 10 years, allowing 
developer to finance their fee over that period of time

• Development also benefited from $123,685 in SDC Credit Transfer

SURFVIEW VILLAGE APARTMENTS

23
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NEWPORT BREWERY PARKING CREDITS

24

Bayfront Parking 
Management Program Allows 
Business to Expand Into 
Private Parking Areas, 
Allowing Newport Brewery to 
Establish Food Truck Pod 
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HOUSING PRODUCTION STRATEGY DEVELOPMENT CODE CHANGES

Key Development Code Changes Include:

• Height Limit Increased to 40-ft for 
Pitched Roof Multi-Family

• Administrative Adjustment Allowance 
to Numerical Standards (10%)

• Garage Setback to Apply from Edge of 
Road (Versus Property Line)

• On-Street Credit for Required Parking 
Applies Citywide

• Minimum Lot Size Adjustments Allowed

25
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EXAMPLE GARAGE SETBACK (EDGE OF ROAD VS PROPERTY LINE)

26

20’ Road 
Edge to Door

20’ Property Line to Door
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Short-Term Rental / Parking Program

27
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Short-Term Rentals

28

• Implement licensing program 
established in 2019, with clear 
and objective approval 
standards, building life/safety 
inspections, and a license cap  

• Department maintains a 3-4 year 
waitlist, and assists 20-25 
owners annually as licenses 
become available  

• There is currently 176 licenses 
within the City’s vacation rental 
overlay and 33 non-conforming 
licenses that phase out over time
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Parking Demand Management Program

29

• Implemented demand management along 
the Bayfront in 2024, with Nye Beach 
scheduled for 2026

• Community Development supports a 
standing parking committee, manages 
the City’s parking contracts, coordinates 
parking capital projects, and assists 
patrons with permitting needs

• 12-month totals for Bayfront include 
130,000+ transactions, $420,000 in 
revenue, increased parking availability 
and an improved vehicle turnover rate 
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City Center Revitalization Efforts

30
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PURPOSE

31

• Develop land use policies, regulations, financial incentives, 
to support reinvestment in Newport’s City Center

• Identify transportation solutions that compliment proposed 
land use policies to promote mixed use development to 
create a live-work environment where residents have 
convenient access to employment and essential services
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PATHWAY FORWARD

32
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CONCEPT

33
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HIGHWAY 101 - STREETSCAPE

34
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HIGHWAY 101 – FUTURE CROSS SECTIONS

35
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HIGHWAY 20 – FUTURE CROSS SECTION
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FESTIVAL OR PLAZA STREETS
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CITY CENTER DESIGN DISTRICT

38
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FORM BASED CODE
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Newport Urban Renewal Program

40
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The Three Urban Renewal Plans

41

• Department administers the City’s three 
urban renewal  plans, South Beach (1983), 
Northside (2015), and McLean Point (2015)

• Activities include updating and amending the 
plans, as needed, and implementing identified 
projects

• Awarding the remaining South Beach projects 
by the end of the calendar year deadline is an 
immediate priority
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Leveraging State/Federal Funds

42

Securing state and federal funding to stretch urban renewal resources 
is critical to the program’s success  

Example: Harney Street Safe Routes Project: $2,182,920 ($1,309,752 State, $873,168 NURA)
72



Priority South Beach URA Projects

43

• South Beach island annexation (roughly 150 acres)

• Installation of a large septic system for the Newport Municipal Airport

• Improve Fire Flow at the Newport Municipal Airport

• Installation of second water main under Yaquina Bay

• South Beach placemaking improvements

• South Beach loop path improvements

• Traffic signal at SE 40th and US 101

• SE Chestnut trail alignment 

The final round of South Beach Urban Renewal Projects are listed below:
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DERRICK I. TOKOS, AICP
COMMUNITY DEVELOPMENT DIRECTOR

CITY OF NEWPORT

PH: 541.574.0626
D.TOKOS@NEWPORTOREGON.GOV

QUESTIONS?
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Work SessionJune 23, 2025
• Update on the Comprehensive Plan streamlining project
• Review draft City Center Revitalization Comprehensive Plan amendments

Regular SessionJune 23, 2025
• Initiate legislative process for the City Center Revitalization Comprehensive Plan amendments

Work SessionJuly 14, 2025
• Review draft Zoning Ordinance housekeeping amendments
• Review draft Wastewater Treatment Plant Comprehensive Plan policy amendments

Regular SessionJuly 14, 2025
• Initiate legislative process for draft Zoning Ordinance housekeeping amendments
• Initiate legislative process to amend the wastewater section of the Comprehensive Plan

Work SessionJuly 28, 2025
• Review City Center Revitalization Plan form-based zoning amendments (Urbsworks to attend)

Regular SessionJuly 28, 2025
• Initiate legislative process for City Center Revitalization Plan form-based zoning amendments
• Public hearing on City Center Revitalization Comprehensive Plan Amendments 

Work SessionAugust 11, 2025
• Second review of the City Center Revitalization Plan form-based zoning amendments 
• South Beach Island Annexation boundary and proposed zoning

Work SessionAugust 25, 2025
• Review City Center Revitalization Plan design guidelines
• DLCD summary of 2025 land use legislation

Regular SessionAugust 25, 2025
• Public hearing to amend the wastewater section of the Comprehensive Plan
• Public hearing on draft zoning ordinance housekeeping amendments

CancelledSeptember 8, 2025

Work SessionSeptember 22, 2025
• Placeholder Review DOGAMI coastal dune hazard map updates and potential code changes
• Overview of CDD updated website (and associated resources)

Regular Session September 22, 2025
• Placeholder for Toyota of Newport amended Conditional Use Permit

Regular SessionOctober 13, 2025
• Public hearing on City Center Revitalization Plan form-based zoning amendments
• Public hearing on South Beach Island Annexation

Tentative Planning Commission Work Program 
(Scheduling and timing of agenda items is subject to change)
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