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City of Community Development Department
P.O. Box 970 = 414 E First Street = Newberg, Oregon 97132

- ew erg 503-537-1240 = Fax 503-537-1272 » www.newbergoregon.gov

PLANNING COMMISSION STAFF REPORT
RIVERLANDS PLANNED UNIT DEVELOPMENT

HEARING DATE: March 12,2020

FILE NO: PUD19-0002

REQUEST: To develop a 18 lot PUD single-family residential subdivision with
associated improvements

LOCATION: 1303 S River Street

TAX LOTS: Yambhill County tax lot R3229 02500

PROPERTY SIZE: 1.56 acres

APPLICANT: Del Boca Vista LLC
OWNER: Riverlands Subdivision LLC
ZONE: R-2/RD Medium Density Residential/Riverfront District

PLAN DISTRICT: MDR (Medium Density Residential)

OVERLAY: Airport Inner Horizontal Surface, Riverfront District Overlay

Attachments:
Order 2020-01 with

Exhibit “A”: Findings

Exhibit “B”: Conditions

Attachments

Application Material
Supplemental Application Material
Preliminary Plat
Agency Comments
Public Comments
Applicant Public Hearing Continuance Request
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DESCRIPTION OF APPLICATION:

The applicant is proposing to construct a 18 lot PUD single family residential
development located at 1303 S River Street (Tax Map 3229 02500) at a density of
11.5 dwelling units per acre. The housing will include fifteen 3 bedroom dwellings and
three 2-bedroom dwellings.

Attachment 1 contains the applicants’ narrative, plans and supporting documents.
Attachment 2 illustrates the preliminary plat submitted with the application. The
proposed PUD meets the City of Newberg’s Development Code (NDC) except for
one requirement that the applicant is proposing to adjust through the PUD process.
The requirement is the following:

1. 15.405.010 Lot area — Lot areas per dwelling unit under the provision of
15.405.020 Lot area exceptions.

The proposed development is also in the Riverfront Subdistrict and is required to
comply with NDC Chapter 15.352 which will be addressed later in this report.

SITE INFORMATION:
1. Location: 1303 S River Street

Size: 1.56 Acres

Topography: Topography slopes east to west at less than 1%

> WD

Current Land Uses: single family residential
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Natural Features: None
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Adjacent Land Uses:
a. North: single family residential and Newberg-Dundee Bypass
b. East: industrial (WestRock Mill Site)
C. South: undeveloped and rail line spur (WestRock Mill Site)
West: Newberg-Dundee Bypass Zoning:
a. North: Medium Density Residential/Riverfront District (R-2/RD)
b. East: AF-10 Agriculture/Forestry Small Holding District (Yamhill County)

C. South: AF-10 Agriculture/Forestry Small Holding District (Yambhill
County)

d. West: HI Heavy Industrial District (Yamhill County)
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Zoning

8. Access and Transportation: The applicant is proposing a 18-lot PUD of
single family homes. Access to these lots will occur from a residential street
that accesses S River Street, which is classified as a major collector.

9. Utilities:

a. Wastewater: The City’s GIS system shows the nearest wastewater line
is located at the intersection of S River Street/E Thirteenth Street. There
is an 8-inch wastewater line that runs along S River Street that
terminates at E Thirteenth Street near the City limits.

b. Water: The City’s GIS system shows there is a 6-inch ductile iron water
line along S River Street.

C. Stormwater: The City’s GIS system shows there is an existing 15-inch
stormwater line along S River Street.

d. Overhead lines: There are existing overhead lines running along the
property frontage. All new or modified service lines are required to be
undergrounded.

PROCESS: The planned unit development request is a Type Il application and
follows the procedures in Newberg Development Code 15.100.050. The Planning
Commission will hold a quasi-judicial hearing on the application. The Commission is
to make a decision on the application based on the criteria listed in the attached
findings. The Planning Commission’s decision is final unless appealed. Important
dates related to this application are as follows:

1. 11/21/19: The Community Development Director deemed the
application complete.
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1/13/20: The applicant mailed notice to the property owners within
500 feet of the site.

1/13/20: The applicant posted notice on the subject property.

1/22/20: The Newberg Graphic newspaper published notice of the
Planning Commission hearing for the February 13, 2020
meeting.

1/22/20: City staff posted notice of the Planning Commission

hearing in 4 public places.

2/13/20: After proper notice the Planning Commission opened and
continued the public hearing at the applicant’s request to
March 12, 2020.

3/12/20: After proper notice the Planning Commission held a public
hearing, took public testimony and deliberated on the
proposal.

AGENCY COMMENTS: The application was routed to several public agencies for
review and comment. Comments and recommendations from city departments have
been incorporated into the findings and conditions. As of the writing of this report, the
city received the following external agency comments (Attachment 2):

1.

2.
3.

Yamhill County — Reviewed, no conflict with a note “The house most likely has a
septic system. Decommission info will need to be sent to County Sanitarian.”
Frontier Communications — Reviewed, not conflict

Newberg Finance - Reviewed, no conflict.

Newberg Public Works — Reviewed, no conflict with note “All utility plans to be
reviewed and approved by Engineering Department prior to construction.”

. TVF&R — Reviewed, no conflict, comments have been worked into Exhibit “A”

Findings and Exhibit “B” Conditions of Approval

. Oregon Department of Transportation — Rail Division provided comments that are

integrated into the Public Improvements Standards section of the report regarding
a crossing order, sidewalks and fencing.

PUBLIC COMMENTS: At the time of writing this staff report no public comments
have been received.

ANALYSIS:

1.

Description: The applicant is proposing an 18-lot PUD residential subdivision
on property that is zoned R-2/RD. The applicant is proposing a limited
residential street with a 26-foot wide public street and 5-foot wide sidewalk. A
6-foot wide curb tight sidewalk is proposed in the cul-de-sac. The applicant is
proposing 47-feet of public right-of-way. The applicant is requesting one
modification of Newberg Development Code requirements, which is allowed
through the PUD process. The following modification is being requested:
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a. 15.405.010 Lot area — Lot areas per dwelling unit under the provision of
15.405.020 Lot area exceptions.

PRELIMINARY STAFF RECOMMENDATION: At this time staff recommends the
following motion:

Move to adopt Planning Commission Order 2020-01, which approves the requested
Planned Unit Development, tentative plat with the attached conditions.
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City of PLANNING COMMISSION ORDER 2020-01
<L
~Newberg

An ORDER APPROVING PUD19-0002 FOR THE RIVERLANDS PUD AT 1303 S
RIVER STREET, YAMHILL COUNTY TAX LoT NUMBER 3229 02500

RECITALS

Del Boca Vista LLC submitted an application for preliminary plan approval of a
Planned Unit Development (PUD) for eighteen (18) lots of residential use and one (1)
tract on Medium Density R-2/Riverfront District residentially zoned property at 1303 S
River Street with the Yamhill County Tax Lot number of 3229-02500.

After proper notice, the Newberg Planning Commission opened the hearing on
February 13, 2020 and continued the hearing to March 12, 2020 at the request of the
applicant.

After proper notice, the Newberg Planning Commission held a hearing on March 12,
2020 to consider the application, take public testimony and deliberated.

The Newberg Planning Commission finds that the application meets the applicable
criteria as shown in the findings in Exhibit “A”.

The Newberg Planning Commission orders as follows:

1.

The PUD preliminary plan application PUD19-0002 is hereby approved, subject to the
conditions contained in Exhibit “B”. Exhibit "B" is hereby adopted and by this
reference incorporated.

The findings shown in Exhibit “A” are hereby adopted. Exhibit "A" is hereby adopted
and by this reference incorporated.

This Order shall be effective March 26, 2020 unless appealed prior to that date.

If the applicant fails to submit material required for consideration at the next step in
accordance with the schedule approved at the previous step or, in the absence of a
specified schedule, within one year of such approval, the application as approved at
the previous step expires. If the applicant fails to obtain a building permit for
construction in accordance with the schedule as previously approved, or in the
absence of a specified schedule, within three years of a preliminary plan approval,
preliminary and final plan approvals expire. Prior to expiration of plan approval at any
step, the hearing authority responsible for approval may, if requested, extend or
modify the schedule, providing it is not detrimental to the public interest or contrary to
the findings and provisions specified herein for planned unit developments. Unless
the preliminary plan hearing authority provides to the contrary, expiration of final plan
approval of any phase automatically renders all phases void that are not yet finally
approved or upon which construction has not begun.
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Adopted by the Newberg Planning Commission this 12t day of March, 2020.
ATTEST:

Planning Commission Chair Planning Commission Secretary

List of Exhibits:
Exhibit “A”: Findings
Exhibit “B”: Conditions
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Exhibit “A” to Planning Commission Order 2020-01
Findings —File PUD19-0002
Riverlands PUD

l. Chapter 15.240 PD PLANNED UNIT DEVELOPMENT REGULATIONS

15.240.020 General provisions.

A. Ownership. Except as provided herein, the area included in a proposed planned
unit development must be in single ownership or under the development control of a
joint application of owners or option holders of the property involved.

Finding: The subject property is under ownership by Riverlands Subdivision LLC.
This criterion is met because the subject property is under single ownership.

B. Processing Steps — Type lll. Prior to issuance of a building permit, planned unit

development applications must be approved through a Type lll procedure and using

the following steps:
1. Step One — Preliminary Plans. Consideration of applications in terms of on-site
and off-site factors to assure the flexibility afforded by planned unit development
regulations is used to preserve natural amenities; create an attractive, safe,
efficient, and stable environment; and assure reasonable compatibility with the
surrounding area. Preliminary review necessarily involves consideration of the
off-site impact of the proposed design, including building height and location.

Finding: This application is being processed by a Type Ill procedure. The applicant has
acknowledged that their application is in the first step of the PUD review process. There are
no natural amenities on the site. There is a single family home to the north in the R-2/RD
zoning designation which is the same land use proposed by the applicant. To the east is
the closed WestRock mill site outside of the city limits. Under the current Newberg
Comprehensive Plan designation the WestRock area would be given an industrial
designation at the time the property is annexed.

To the south is undeveloped land and a rail road spur owned by WestRock. Under the
current Newberg Comprehensive Plan the area would be given a commercial designation
at the time the property is annexed. To the northwest is the Newberg-Dundee Bypass.

The PUD is in the area of the 2019 Riverfront Master Plan that has been adopted by the
City Council. As the Riverfront Master Plan is implemented the property to the east of S
River Street is identified be a mixed employment area and the property to the south of the
proposed PUD to be commercial and high density residential.
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The proposed PUD for single family residential will provide an attractive, safe, efficient and
stable environment for its residents as well as surrounding property owners. The applicant
is proposing three story homes, which are not unlike the homes constructed north of the
Newberg-Dundee Bypass.

This criterion is met because the applicant has made an effort to preserve natural
amenities, create an attractive, safe, efficient, stable environment that is compatible with
surrounding uses or planned land use.

2. Step Two - Final Plans. Consideration of detailed plans to assure substantial
conformance with preliminary plans as approved or conditionally approved. Final
plans need not include detailed construction drawings as subsequently required
for a building permit.

Finding: Not applicable for the first step in the PUD review process. The applicant has
acknowledged that there is a two-step process in the PUD review process and will require
compliance with NMC 15.240.040.

This criterion will be reviewed during step two of the PUD review process with the submittal
of the final PUD plans and associated material being provided by the applicant.

C. Phasing. If approved at the time of preliminary plan consideration, final plan
applications may be submitted in phases. If preliminary plans encompassing only a
portion of a site under single ownership are submitted, they must be accompanied
by a statement and be sufficiently detailed to prove that the entire area can be
developed and used in accordance with city standards, policies, plans and
ordinances.

Finding: This criterion is not applicable because the applicant is not requesting a phased
PUD and has stated in their narrative that they will develop the project in one phase.

D. Lapse of Approval. If the applicant fails to submit material required for
consideration at the next step in accordance with the schedule approved at the
previous step or, in the absence of a specified schedule, within one year of such
approval, the application as approved at the previous step expires. If the applicant
fails to obtain a building permit for construction in accordance with the schedule as
previously approved, or in the absence of a specified schedule, within three years of
a preliminary plan approval, preliminary and final plan approvals expire. Prior to
expiration of plan approval at any step, the hearing authority responsible for
approval may, if requested, extend or modify the schedule, providing it is not
detrimental to the public interest or contrary to the findings and provisions specified
herein for planned unit developments. Unless the preliminary plan hearing authority
provides to the contrary, expiration of final plan approval of any phase automatically
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renders all phases void that are not yet finally approved or upon which construction
has not begun.

Finding: The applicants’ narrative acknowledges the requirement of this section of the
NDC.

E. Resubmittal Following Expiration. Upon expiration of preliminary or final plan
approval, a new application and fee must be submitted prior to reconsideration.
Reconsideration shall be subject to the same procedures as an original application.

Finding: The applicants’ narrative acknowledges the requirement of this section of the
NDC.

F. Density. Except as provided in NMC 15.302.040 relating to subdistricts, dwelling
unit density provisions for residential planned unit developments shall be as follows:
1. Maximum Density.
a. Except as provided in adopted refinement plans, the maximum allowable
density for any project shall be as follows:

District Density Points

R-1 175 density points per gross
acre, as calculated in
subsection (F)(1)(b) of this
section

R-2 |310 density points per gross
acre, as calculated in
subsection (F)(1)(b) of this
section

R-3 |640 density points per gross
acre, as calculated in
subsection (F)(1)(b) of this
section

RP |310 density points per gross
acre, as calculated in
subsection (F)(1)(b) of this
section

C-1 |As per required findings

C-2 |As per required findings
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District

Density Points

C-3 |As per required findings

b. Density point calculations in the following table are correlated to dwellings
based on the number of bedrooms, which for these purposes is defined as an
enclosed room which is commonly used or capable of conversion to use as
sleeping quarters. Accordingly, family rooms, dens, libraries, studies, studios,
and other similar rooms shall be considered bedrooms if they meet the above
definitions, are separated by walls or doors from other areas of the dwelling
and are accessible to a bathroom without passing through another bedroom.
Density points may be reduced at the applicant’s discretion by 25 percent for

deed-restricted affordable dwelling units as follows:

Density Point Table
Density
Points:
Income
Restricted
Affordable
Density Points: Dwelling
Dwelling Type |Standard Dwelling Unit
Studio and 12 9
efficiency
One-bedroom 14 11
Two-bedroom 21 16
Three-bedroom 28 21
Four or more 35 26
bedrooms

The density points in the right-hand column are applicable to income-restricted
affordable dwelling units, provided the dwelling units meet the affordability criteria
under NMC 15.242.030 regarding affordable housing requirements for developments

using the flexible development standards.
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2. Approved Density. The number of dwelling units allowable shall be determined
by the hearing authority in accordance with the standards set forth in these
regulations. The hearing authority may change density subsequent to preliminary
plan approval only if the reduction is necessary to comply with required findings
for preliminary plan approval or if conditions of preliminary plan approval cannot
otherwise be satisfied.

3. Easement Calculations. Density calculations may include areas in easements if
the applicant clearly demonstrates that such areas will benefit residents of the
proposed planned unit development.

4. Dedications. Density calculations may include areas dedicated to the public for
recreation or open space.

5. Cumulative Density. When approved in phases, cumulative density shall not
exceed the overall density per acre established at the time of preliminary plan
approval.

Finding: The applicants’ narrative indicates that the property is zoned R-2/RD and is
allowed 310 density points per gross acre. Maximum density is calculated as follows, 310
points per acre x 1.56 acres = 483.6 density points. The applicant is proposing to construct
15 new three-bedroom and 3 new two-bedroom single family homes. Therefore, the
proposed number of density points is 28 (three bedroom) x 15 dwelling units + 21 (two
bedroom) x 3 dwelling units = 483 density points. Therefore, the proposed development is
less dense than what is allowed in the code. Easements are included in the density
calculation for utilities that are a benefit to the residents of the PUD. No dedication of land
for recreation or open space is proposed in the PUD. The applicant has indicated the PUD
will not be phased. City staff concurs with the applicants’ findings.

This criterion is met because the applicant has not exceeded the total allowed density
provided for in the NDC.

G. Buildings and Uses Permitted. Buildings and uses in planned unit developments
are permitted as follows:
1. R-1, R-2, R-3 and RP Zones.

a. Buildings and uses permitted outright or conditionally in the use district in

which the proposed planned unit development is located.

b. Accessory buildings and uses.

c. Duplexes.

d. Dwellings, single, manufactured, and multifamily.

e. Convenience commercial services which the applicant proves will be

patronized mainly by the residents of the proposed planned unit development.

Finding: The applicant is proposing single family home development for their project, which
is a permitted use under this section of the NDC.
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This criterion is met because the applicant is proposing single family home development
which is a permitted use for PUDs.

H. Professional Coordinator and Design Team. Professional coordinators and design
teams shall comply with the following:

1. Services. A professional coordinator, licensed in the State of Oregon to
practice architecture, landscape architecture or engineering, shall ensure that the
required plans are prepared. Plans and services provided for the city and between
the applicant and the coordinator shall include:

a. Preliminary design;

b. Design development;

c. Construction documents, except for single-family detached dwellings and

duplexes in subdivisions; and

d. Administration of the construction contract, including, but not limited to,

inspection and verification of compliance with approved plans.
2. Address and Attendance. The coordinator or the coordinator’s professional
representative shall maintain an Oregon address, unless this requirement is
waived by the director. The coordinator or other member of the design team shall
attend all public meetings at which the proposed planned unit development is
discussed.
3. Design Team Designation. Except as provided herein, a design team, which
includes an architect, a landscape architect, engineer, and land surveyor, shall be
designated by the professional coordinator to prepare appropriate plans. Each
team member must be licensed to practice the team member’s profession in the
State of Oregon.
4. Design Team Participation and Waiver. Unless waived by the director upon
proof by the coordinator that the scope of the proposal does not require the
services of all members at one or more steps, the full design team shall
participate in the preparation of plans at all three steps.
5. Design Team Change. Written notice of any change in design team personnel
must be submitted to the director within three working days of the change.
6. Plan Certification. Certification of the services of the professionals responsible
for particular drawings shall appear on drawings submitted for consideration and
shall be signed and stamped with the registration seal issued by the State of
Oregon for each professional so involved. To assure comprehensive review by
the design team of all plans for compliance with these regulations, the dated
cover sheet shall contain a statement of review endorsed with the signatures of
all designated members of the design team.

Finding: The applicants’ narrative states that the property owner is utilizing David Evans &
Associates for civil engineering and surveying. Brady Berry is an Oregon licensed engineer
(#14919PE) and is the professional coordinator for the project. Suntel Design, Inc. has
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submitted the architectural plans for the proposed houses. The landscape plan was
designed by Otten Landscape Architects. The applicant has acknowledged the requirement
to notify the City in writing of any design team changes. The applicants’ narrative states that
all PUD plans are signed and stamped by the following: Brady Berry, PE (Civil), Janet Otten
(Landscape) Jim Mei (Architect), Stephen Williams (Surveyor).

This criterion is met because the property owner is utilizing a licensed civil engineer, Brady
Berry, P.E., to design the proposed Riverlands PUD.

I. Modification of Certain Regulations. Except as otherwise stated in these
regulations, fence and wall provisions, general provisions pertaining to height,
yards, area, lot width, frontage, depth and coverage, number of off-street parking
spaces required, and regulations pertaining to setbacks specified in this code may
be modified by the hearing authority, provided the proposed development will be in
accordance with the purposes of this code and those regulations. Departures from
the hearing authority upon a finding by the engineering director that the departures
will not create hazardous conditions for vehicular or pedestrian traffic. Nothing
contained in this subsection shall be interpreted as providing flexibility to
regulations other than those specifically encompassed in this code.

Finding: ODOT rail has indicated that fencing along the south property line will need to
meet their requirements consisting of chain link or wrought iron picket. The applicant’s
material notes that building height for the three house designs is 29’ 11 3/8’ which meets
the 30 foot maximum. Yards meet the requirement for space on the same lot with a
building, unoccupied and unobstructed from a point 30 inches above grade upward. Lot
width and frontage meets the 25 foot requirement. Lot depth requirements are met and lot
is conditioned as noted later in this report. The number of off-street parking spaces are
conditioned as noted later in this report. Front yard setbacks will be 15 feet, setback of 20
feet to the garage, and 5 feet setback for interior yards.

The applicant is proposing the following modification under the allowances of this section of
the NDC.

The applicant is proposing to adjust the following code requirements:

1. Lot area requirements under NDC 15.405 to reduce the minimum lot size
so that the development would be more compatible with the target density
of the Medium Density Residential Comprehensive Plan designation. The
required base R-2 lot size is 3,000 square feet. The proposed lot sizes
range from 1,823 to 3,637 square feet. There will be additional
modifications to this lot size range for Lots 9 and 10 based on discussions
with the applicant that the lot perimeters need to expand to the west to the
cul-de-sac bulb pinch point with the sites perimeter boundary. This
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modification reduces the size of Tract A where the water quality facility will
be located. The applicant shall modify the proposed lot area (size) for Lots
9 and 10 so that the lots are to the cul-de-sac bulb pinch point with the sites
perimeter boundary.

The criterion will be met if the aforementioned condition of approval is adhered to because
the requested flexibility to development code requirements are allowed under the NDC
PUD regulations and it has been determined by City Staff that no hazardous conditions
have been created by allowing the aforementioned requested flexibility.

J. Lot Coverage. Maximum permitted lot and parking area coverage as provided in
this code shall not be exceeded unless specifically permitted by the hearing
authority in accordance with these regulations.

Finding: The subject property is zoned R-2. The applicant has stated that the proposal
meets the required lot and parking coverage standards. Under Section 15.405.030(B)(1)(b)
the maximum lot coverage is 50% and under 15.405.030(B)(2) maximum parking coverage
is 30%. The maximum combined lot and parking coverage allowed under Section
15.405.030(b)(3) is 60%.

A lot coverage table was submitted to determine if the requirements have been met. The
coverage for Lots 9 and 10 are under question based on where the actual property
boundaries are located in relation to Tract A. as noted in section |. Modification of Certain
Regulations above. The applicant has also noted that the respective proposed units may
shift on the lots based on what units may get constructed. Because of the modifications to
the lot area for Lots 9 and 10 and no drawings on lot coverage were provided the applicant
shall provide lot coverage calculation for buildings, parking and combined building and
parking at the tie of submittal of building plans and shall meet the requirements of
15.405.030(B)(1)(b), 15.405.030(B)(2), and 15.405.030(b)(3).

K. Height. Unless determined by the hearing authority that intrusion of structures
into the sun exposure plane will not adversely affect the occupants or potential
occupants of adjacent properties, all buildings and structures shall be constructed
within the area contained between lines illustrating the sun exposure plane (see
Appendix A, Figure 8 and the definition of “sun exposure plane” in NMC 15.05.030).
The hearing authority may further modify heights to:

1. Protect lines of sight and scenic vistas from greater encroachment than would

occur as a result of conventional development.

2. Protect lines of sight and scenic vistas.

3. Enable the project to satisfy required findings for approval.
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Finding: The applicant indicates that Lot 1 — Lot 5 should apply to the sun exposure plane
requirements and Lot 6 through Lot 18 should be exempt. It is further noted that Lots 1 — 5
meet the sun exposure requirements and requires buildings on these lots to have a
maximum height of 39.93 feet.

Exhibit K of the applicants’ narrative illustrates the sun exposure plane associated with the
proposed homes on Lots 1 - 5. The applicants’ narrative states “As depicted by the
Architectural Plans provided as Exhibit H through Exhibit J, the future dwellings proposed
on Lot 1 through Lot 5 satisfy all applicable requirements of the sun exposure plane. The
Applicant has included a 3-bedroom and 2-bedroom “solar design option” with the
Application.” After reviewing the applicants’ diagrams it does not appear that either the
future occupants of the Riverlands PUD or occupants of adjacent properties will be
negatively impacted by building heights.

The criterion is met because neither the residents of the Riverlands PUD or occupants of
adjacent property to the north will be negatively impacted by the proposed building heights.

L. Dedication, Improvement and Maintenance of Public Thoroughfares. Public
thoroughfares shall be dedicated, improved and maintained as follows:
1. Streets and Walkways. Including, but not limited to, those necessary for proper
development of adjacent properties. Construction standards that minimize
maintenance and protect the public health and safety, and setbacks as specified
in NMC 15.410.050, pertaining to special setback requirements to planned rights-
of-way, shall be required.

Finding: The applicant is proposing a limited residential street with a 26-foot wide public
street and 5-foot wide sidewalk. A 6-foot wide curb tight sidewalk is proposed in the cul-de-
sac. The applicant is proposing 47-feet of public right-of-way. The proposed roadway (E
River Court) will connect to the west side of S River Street and terminate in a cul-de-sac.

This criteria is met because the public streets and walkways will be constructed to City of
Newberg specifications, dedicated to the City and there will be no negative impact to public
health and safety.

2. Notwithstanding subsection (L)(1) of this section, a private street may be

approved if the following standards are satisfied.
a. An application for approval of a PUD with at least 50 dwelling units may
include a private street and the request for a private street shall be supported
by the evidence required by this section. The planning commission may
approve a private street if it finds the applicant has demonstrated that the
purpose statements in NMC15.240.010(A) through (D) are satisfied by the
evidence in subsections (L)(2)(a)(i) through (v) of this section.
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i. A plan for managing on-street parking, maintenance and financing of
maintenance of the private street, including a draft reserve study showing
that the future homeowners association can financially maintain the private
streef;
ii. A plan demonstrating that on- and off-street parking shall be sufficient
for the expected parking needs and applicable codes;
iii. Proposed conditions, covenants and restrictions that include a
requirement that the homeowners association shall be established in
perpetuity and shall continually employ a community management
association whose duties shall include assisting the homeowners
association with the private street parking management and maintenance,
including the enforcement of parking restrictions;
iv. Evidence that the private street is of sufficient width and construction to
satisfy requirements of the fire marshal and city engineer; and
v. The PUD shall be a Class | planned community as defined in ORS
Chapter 94.
b. If the PUD is established, the homeowners association shall provide an
annual written report on the anniversary date of the final approval of the PUD
approval to the community development director that includes the following:
i. The most recent reserve study.
ii. The name and contact information for the retained community
management association.
iii. A report on the condition of the private street and any plans for
maintenance of the private street.

Finding: The applicant is not proposing a private street. These criteria do not apply.

3. Easements. As are necessary for the orderly extension of public utilities and
bicycle and pedestrian access.

Finding: The applicant is proposing to dedicate right-of-way to provide for the public street,
public utilities, and sidewalks. The applicant has indicated that they are providing a 10-foot
public utility easement along all proposed lot frontages, except around the exterior of the
cul-de-sac bulb since no single-family homes take access from the cul-de-sac. Additionally
the existing railroad to the south of the development and the ODOT right-of-way for the
future Newberg-Dundee Bypass alignment to the west of the development reduces the
need to provide a 10-foot public utility easement in the cul-de-sac bulb for franchise utilities.
Because it is unclear if franchise utilities who typically utilize the public utility easement are
agreeable to the exclusion of a 10-foot public utility easement adjacent to the cul-de-sac
bulb, the applicant is required to coordinate with franchise utilities and provide a public
utility easement width meeting the requirements of the franchise utilities with a maximum
public utility easement of 10-feet along all property frontages as coordinated with franchise
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utility providers. The City of Newberg must be provided with documentation of the ultimate
public utility easement locations as coordinated with and approved by the necessary
franchise utilities prior to the approval of the final plat.

This criterion will be met if the aforementioned condition of approval is adhered to.

M. Underground Utilities. Unless waived by the hearing authority, the developer shall
locate all on-site utilities serving the proposed planned unit development
underground in accordance with the policies, practices and rules of the serving
utilities and the Public Utilities Commission.

Finding: The applicant is proposing that all on-site utilities are located underground. This
criterion is met.

N. Usable Outdoor Living Area. All dwelling units shall be served by outdoor living
areas as defined in this code. Unless waived by the hearing authority, the outdoor
living area must equal at least 10 percent of the gross floor area of each unit. So long
as outdoor living area is available to each dwelling unit, other outdoor living space
may be offered for dedication to the city, in fee or easement, to be incorporated in a
city-approved recreational facility. A portion or all of a dedicated area may be
included in calculating density if permitted under these regulations.

Finding: The applicants’ narrative states “as depicted in Exhibit H through Exhibit J, the
future gross floor area to be sited on lots with the Planned Unit Development is 720 SF. As
such, Section 15.240.020.N. requires each lot to provide a minimum of 72.0 SF (10% of
720 SF) of outdoor living area. In satisfaction of this requirement, the smallest backyard
areas in the proposed Planned Unit Development, being that of Lot 11 through 17, is 178
SF (5.67-ft by 31.5 ft.).

The applicant’s architectural plans indicate that the proposed homes will be three story
units but no stated gross square footage for the units is indicated that encompasses the
three floors. The applicant has not asked for a waiver. Based on staff review the gross floor
area of the proposed units cannot be determined but appears that the first floor is a
maximum of 720 square feet. The area for Lots 9 and 10 are also in questions as to where
the actual property line will be located that impacts the outdoor living area calculation.

The applicant submitted supplemental information on January 20, 2020 addressing the
Usable Outdoor Living Area requirement. The table indicates that the 3-bdroom units have
a livable square footage of 1,910 and required Outdoor Living Area of 191 square feet. For
the 3-bedroom solar units livable square footage is 1,847 and outdoor living area required
is 185 square feet. Finally, for the 2-bedroom solar units livable square footage is 1,847 and
outdoor living area required is 185 square feet.

This criterion is met because each dwelling unit will have more than the required 10 percent
of the gross floor area of each unit dedicated as usable outdoor living area.
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O. Site Modification. Unless otherwise provided in preliminary plan approval,
vegetation, topography and other natural features of parcels proposed for
development shall remain substantially unaltered pending final plan approval.

Finding: The applicants’ narrative states “... unless otherwise provided in Preliminary Plan
approval, natural features of the subject property will remain substantially unaltered
pending Final Plan approval.” As noted in the applicant’s narrative there are several trees
on the site that will be removed as part of the development. The removal of the trees are
approved and there are no additional vegetation, topography and natural features
remaining on the site.

This criterion is met.

P. Completion of Required Landscaping. If required landscaping cannot be
completed prior to occupancy, or as otherwise required by a condition of approval,
the director may require the applicant to post a performance bond of a sufficient
amount and time to assure timely completion.

Finding: This criterion is met because the applicants’ narrative acknowledges the
requirement to complete the landscaping prior to occupancy, or as conditioned and that the
director may require the applicant to post a performance bond of a sufficient amount and
time to assure timely completion of the landscaping.

Q. Design Standards. The proposed development shall meet the design requirements
for multifamily residential projects identified in NMC 15.220.060. A minimum of 40
percent of the required points shall be obtained in each of the design categories.

Finding: The applicant provided analysis on compliance with NMC 15.220.060. Staff
believes this criterion does not apply to the proposed PUD as no multifamily dwellings are
proposed and because the project is within the Riverfront District it has a separate set of
design standards.

15.240.030 Preliminary plan consideration — Step one.

B. Application. An application, with the required fee, for preliminary plan approval
shall be made by the owner of the affected property, or the owner’s authorized agent,
on a form prescribed by and submitted to the director. Applications, accompanied by
such additional copies as requested by the director for purposes of referral, shall
contain or have attached sufficient information as prescribed by the director to allow
processing and review in accordance with these regulations. As part of the
application, the property owner requesting the planned development shall file a
waiver stating that the owner will not file any demand against the city under Ballot
Measure 49, approved November 6, 2007, that amended ORS Chapters 195 and 197
based on the city’s decision on the planned development.
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Finding: The applicant has paid the required fee for a PUD review and the application was
made by the property owner. Application material with sufficient information and a sufficient
number of copies were provided to the city for referral reviews by other agencies and
departments. The applicant has provided a Measure 49 waiver.

This criterion is met because the applicant has paid the required fee, submitted the required
material for review of the project and a signed Measure 49 waiver.

C. Type lll Review and Decision Criteria. Preliminary plan consideration shall be
reviewed through the Type Ill procedure. Decisions shall include review and
recognition of the potential impact of the entire development, and preliminary
approval shall include written affirmative findings that:
1. The proposed development is consistent with standards, plans, policies and
ordinances adopted by the city; and

Finding: The applicant has provided a Type Il review application. As this report details, the
proposed development is consistent with standards, plans, policies and ordinances adopted
by the City of Newberg. In some cases conditions of approval are noted in order to address
any deficiencies.

This criterion is met because the proposed development is consistent with standards,
plans, policies and ordinances adopted by the city or is conditioned in order to be
consistent with such requirements.

2. The proposed development’s general design and character, including but not
limited to anticipated building locations, bulk and height, location and distribution
of recreation space, parking, roads, access and other uses, will be reasonably
compatible with appropriate development of abutting properties and the
surrounding neighborhood; and

Finding: No information was provided on the house footprints in the proposed PUD beyond
narrative statements on compliance with applicable code requirements. Architectural
drawings have been provided. There is a single family home to the north, industrial
development to the east, a vacant parcel with a railroad line to the south and the Newberg-
Dundee Bypass to the west and northwest. Staff in prior sections of this report has raised
questions about lot and parking coverage, and street trees in the cul-de-sac and suggested
conditions of approval. The anticipated location of the buildings, bulk and height, parking
and access will be reasonably compatible with abutting properties and the surrounding
neighborhood.

This criterion is met by way of the design of the PUD and its compatibility with existing
surrounding land use as conditioned.
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3. Public services and facilities are available to serve the proposed development.
If such public services and facilities are not at present available, an affirmative
finding may be made under this criterion if the evidence indicates that the public
services and facilities will be available prior to need by reason of:

a. Public facility planning by the appropriate agencies; or

b. A commitment by the applicant to provide private services and facilities

adequate to accommodate the projected demands of the project; or

c. Commitment by the applicant to provide for offsetting all added public costs

or early commitment of public funds made necessary by the development; and

Finding: City staff have evaluated the Riverlands PUD and have found that adequate
public services and facilities are available to serve the development. Referrals were sent
out for review by outside agencies as well as internal City of Newberg departments, no
issues were noted by any of the reviewers that could not be addressed with conditions of
approval. Comments from referral reviewers have been incorporated into this report. As
demonstrated throughout these findings, the provisions and conditions of this code have
been met.

These criteria are met as demonstrated through the applicants’ submittal and the evaluation
by City Staff of the applicants’ submittal.

4. The provisions and conditions of this code have been met; and

Finding: As demonstrated throughout these findings and conditions, the provisions and
conditions of this code have been met.

This criterion is met as demonstrated through the applicants’ submittal and the evaluation
by City Staff of the applicants’ submittal.

5. Proposed buildings, roads, and other uses are designed and sited to ensure
preservation of features, and other unique or worthwhile natural features and to
prevent soil erosion or flood hazard; and

Finding: There are no natural features or flood hazard designation on the site. The
buildings, roads and water quality facility are located to address the sites features and will
address soil erosion.

This criterion is met because the design of the PUD and placement of houses will not
create soil erosion.

6. There will be adequate on-site provisions for utility services, emergency
vehicular access, and, where appropriate, public transportation facilities; and
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Finding: The PUD provides utility services, and allows for emergency vehicular access on
the local limited residential cul-de-sac street and S River Street. There currently is no public
transit facilities in the area. TVF&R has noted that the curb to curb width is 26 feet and
does not allow parking on either side of the roadway to ensure emergency vehicle access.

This criterion is met because the proposed development has been reviewed by various
agencies and internal City of Newberg Departments, which have determined that there are
adequate on-site provisions for utilities and emergency vehicle access.

7. Sufficient usable recreation facilities, outdoor living area, open space, and
parking areas will be conveniently and safely accessible for use by residents of
the proposed development; and

Finding: The proposed 18 lot PUD does not provide recreational opportunities within the
PUD. Recreation space is available at Rogers Landing south of the site approximately 0.07
miles and at Scott Levitt Park is 0.3 miles northeast of the site on E Eleventh Street and
Ewing Yong Park 0.8 miles west of the site. Outdoor living space is provided for each lot in
the front and back yards that meets requirements. Parking will not be allowed on the local
residential street due to its 26 foot width, but parking will be allowed in the cul-de-sac
portion of the local residential street. Parking is accessible by residents of the development.

This criterion is met because the applicant has demonstrated that there will be sufficient
usable recreation facilities, outdoor living area, open space and parking areas.

8. Proposed buildings, structures, and uses will be arranged, designed, and
constructed so as to take into consideration the surrounding area in terms of
access, building scale, bulk, design, setbacks, heights, coverage, landscaping
and screening, and to assure reasonable privacy for residents of the development
and surrounding properties.

Finding: No information was provided on the house footprints in the proposed PUD beyond
narrative statements on compliance with applicable code requirements. Architectural
drawings have been provided. There is a single family home to the north, industrial
development to the east, a vacant parcel with a railroad line to the south and the Newberg-
Dundee Bypass to the west and northwest. Staff in prior sections of this report has raised
questions about lot and parking coverage, and street trees in the cul-de-sac and suggested
conditions of approval. The anticipated location of the buildings, bulk and height, parking
and access will be reasonably compatible with abutting properties and the surrounding
neighborhood.

This criterion is met by way of the design of the PUD and its compatibility with existing
surrounding land uses as conditioned.
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D. Conditions. Applications may be approved subject to conditions necessary to
fulfill the purpose and provisions of these regulations.

Finding: Exhibit “B”, Conditions of Approval, can be found in the next section of this report.
With the implementation of the conditions the proposed PUD will fulfill the purpose and
provisions of these regulations, therefore, this criterion is met.

15.220.030 Site design review requirements.
14. Traffic Study. A traffic study shall be submitted for any project that generates
in excess of 40 trips per p.m. peak hour. This requirement may be waived by the
director when a determination is made that a previous traffic study adequately
addresses the proposal and/or when off-site and frontage improvements have
already been completed which adequately mitigate any traffic impacts and/or the
proposed use is not in a location which is adjacent to an intersection which is
functioning at a poor level of service. A traffic study may be required by the
director for projects below 40 trips per p.m. peak hour where the use is located
immediately adjacent to an intersection functioning at a poor level of service. The
traffic study shall be conducted according to the City of Newberg design
standards. [Ord. 2619, 5-16-05; Ord. 2451, 12-2-96. Code 2001 § 151.192.]

Finding: The applicant is proposing a 18-lot single family residential development. The ITE
Trip Code for Single-Family Detached Housing is No. 210. The weekday PM Peak Hour
average trip rate for Single-Family Detached Housing is 1.0. The applicant’s development is
anticipated to create 18 PM Peak Hour trips which is below the 40-trips per PM Peak Hour
threshold which would require a traffic study. Therefore a traffic study is not required.

This criterion does not apply because the proposed project does not meet the threshold of
over 40 trips per p.m. peak hour.

15.305.020 Zoning use table — Use districts.

Finding: The subject property is zoned R-2/RD Medium Density Residential/Riverfront
District. Table 15.305.020 lists single family residential as a use permitted by right.

This criterion is met because Table 15.305.020 lists single family residential as a use by
right in the R-2/RD Zoning District.

15.440.010 Required off-street parking.

A. Off-street parking shall be provided on the development site for all R-1, C-1, M-1,
M-2 and M-3 zones. In all other zones, the required parking shall be on the
development site or within 400 feet of the development site which the parking is
required to serve. All required parking must be under the same ownership as the
development site served except through special covenant agreements as approved
by the city attorney, which bind the parking to the development site.
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Finding: No information has been provided on the location of parking other than a
statement that parking is provided and meets the requirement. Supplemental material
submitted on January 20, 2020 notes that one garage space and one surface space in front
of the garage will be provided for each house. Because no drawings have been provided to
show compliance with 15.440.010 the applicant shall provide drawings at the time of
building permit submittal to show compliance with parking requirements of 15.440.010.

This criterion will be met if the aforementioned condition of approval is adhered to.

15.440.030 Parking spaces required.

Use Minimum Parking Spaces Required
Residential Types

Dwelling, single-family or two- 2 for each dwelling unit on a single
family lot

Notes:

* “1-E” refers to fraternities, sororities, cooperatives and dormitories that require one parking space
for each three occupants for whom sleeping facilities are provided.

**  #3.-G(1)” refers to establishments or enterprises of a recreational or an entertainment nature
(spectator type, e.g., auditoriums, assembly halls, theaters, stadiums, places of public assembly) that
require one parking space for each four seats.

Finding: The applicant is proposing single-family dwelling units, which will require 2
parking spots for each dwelling unit on a single lot. The applicant has stated parking will be
provided. Supplemental material submitted on January 20, 2020 notes that one garage
space and one surface space in front of the garage will be provided for each house.
Because no drawings have been provided to show compliance with 15.440.030 the_
applicant shall provide drawings at the time of building permit submittal to show compliance
with parking requirements of 15.440.030.

This criterion will be met if the aforementioned condition of approval is adhered to.

If parking is proposed in part to be within a garage the garage has interior wall dimension
requirements of a single-car garage shall have a minimum inside width of 10 feet by 20
feet. A two-car garage shall have a minimum inside width of 20 feet by 20 feet.
Supplemental material submitted on January 20, 2020 notes that single car garages are
proposed and meet the 10 feet by 20 feet requirement. The requirement is met.

Chapter 15.352.030 The riverfront plan general provisions.

A. Report Adopted. The Newberg Riverfront Master Plan Final Report, dated June 29,
2001, is adopted by reference. The development standards listed in this chapter shall
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take precedence over those listed in the report. If ambiguity exists, this code shall
govern.

Finding: The Riverfront Master Plan has been considered by the applicant and addressed
by this report.

B. Permitted Uses and Conditional Uses. The permitted and conditional uses allowed
under the RF overlay subdistrict shall be the same as those uses permitted in the
base zoning districts.

Finding: Single family residential development is permitted in the R-2/RD overlay and
meets the requirement.

C. Street, Bike Path, and Pedestrian Walkway Standards. All development
improvements shall comply with standards contained in the circulation and
transportation element of the Newberg riverfront master plan.

Finding: The 2002 Riverfront Master Plan identifies a concept circulation plan with the
following element identified adjacent to the subject property, “River Street from Eleventh
south to Fourteenth: Widen street to 42-foot width, including curbs, two 14-foot shared
bike/traffic lanes, two 7-foot parking lanes. Add pedestrian connections (sidewalks or
pathways) on east and west sides. Construction cost: $450,000”. This project from the 2002
Riverfront Master Plan was not incorporated into the City’s Transportation System Plan
(TSP) when it was updated in 2016, therefore, the cross-section for S River Street shall
match the 2016 TSP not the cross-section noted above from the 2002 Riverfront Master
Plan. The applicant has indicated constructing the S River Street cross-section to a major
collector street standard as described in the response to NMC 15.505.030(E)(2) in this
document. This criteria is met.

D. View Corridors. Designated key views shall be protected. Key views include the
view from the top of the bluff on parcel 12 as noted in Figure 2 of the riverfront
master plan, the view from the top of the bluff south of Fourteenth Street generally
between College and River Streets, and the view from the riverbank near the barge
tie-up facility. These key views shall be protected as follows:
1. Any development on parcel 12 as noted in Figure 2 of the riverfront master
plan shall provide a public viewing area accessible from Fourteenth Street that
allows views from the top of the bluff to the river. Any viewing area at this
location may be connected to the public esplanade or the Fourteenth Street
public sidewalk.

Finding: Not applicable as the proposed PUD is not located along E Fourteenth Street.
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2. Development along the bluff on parcels 14, 15, and 16 as noted in Figure 2
of the riverfront master plan shall protect views of the river by providing a
public esplanade with a public walkway easement. Standards for the
esplanade are identified in the circulation and transportation element.

Finding: Not applicable as the proposed PUD is not located along E Fourteenth Street or
at the top of the bluff.

3. Development in the vicinity of the barge tie-up facility shall protect views of
the river by providing a public viewing area near the bank of the river. A public
viewing area in this location may be combined with the Willamette Greenway
Trail that will run through this location.

Finding: Not applicable as the proposed PUD is not located along E Fourteenth Street or
the barge tie-up area.

4. Additional important views may be identified through the land use approval
process. Additional views identified through the land use process may be
protected through conditions of approval.

Finding: Not applicable as no additional view corridors are identified in the Riverfront
Master Plan or in staff’s review of the application.

E. Significant Tree Grove. The area containing the significant tree grove located
north of Fourteenth Street and between College and River Streets shall be preserved.

Finding: Not applicable as the proposed development is not located on the site where the
significant tree grove is identified in the Riverfront Master Plan.

F. Visual/Noise Buffer. A visual/noise buffer shall be developed along River Street in
such a manner as to:
1. Promote the protection of SP Newsprint, or current owner of paper mill,
from uses that may complain against or otherwise hinder the operation of this
important industrial facility due to visual and noise impacts; and
2. Enhance the vitality and qualities of the land uses within the Newberg
riverfront;
3. Hardscape designs such as sound walls and similar barriers should only be
located on the east side of River Street. Buffers located on the west side of
River Street shall be designed in such a manner as to serve as a gateway to
invite and attract people into the riverfront area.
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Finding: The applicant is proposing to plant arborvitae along the eastern boundary of the
PUD along S River Street to provide a buffer to the industrial designated land to the east of
S River Street. The criteria are met.

G. Separate Rail Traffic from Other Modes. Major transportation improvements shall
be designed with considerations intended to separate rail traffic from other modes of
transportation.

Finding: The applicant’s proposed frontage improvements are adjacent to the existing
railroad line. The frontage improvements and roadway widening are part of a larger
transportation improvement project within the City of Newberg to develop the Riverside
Master Plan. Through discussions with the Oregon Department of Transportation Rail
Division in a rail diagnostic meeting that occurred on January 14, 2019, it was determined
that eventually the rail crossing adjacent to this project site would require rail crossing arms
and a fully signalized rail crossing. It's anticipated that the footprint of these future
improvements could impact Lot 18. The impact to Lot 18 will be evaluated at a future date
when the signalized rail crossing at this location gets incorporated into the City’s
Transportation System Plan. This requirement is met.

H. Esplanade Development. Prior to the development of the riverfront esplanade, a
slope stability and flood study shall be performed.

Finding: Not applicable to the PUD application as the site is not located adjacent to the
location of the esplanade.

15.352.050 Residential Design Standards.

A. Single-Family Dwellings.

1. For single-family dwellings, including manufactured homes on individual lots, at
least two of the following design features must be provided on the street-facing
facade:

a. Covered front porch at least six feet in width and length.

b. Eaves (minimum 12-inch overhang).

c. Bay or bow windows.

d. Dormers.

e. Window shutters.

f. Cupolas.

g. Horizontal lap siding.

Finding: The application material notes that Eaves (minimum 12-inch overhang and
horizontal lap siding are provided on the homes two meet the minimum of two design
features. The criterion is met.
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2. T1-11 and all other wood-based “full sheet” or panel-type siding is
prohibited on elevations visible from public rights-of-way.

Finding: The application material notes that T1-11 and all other wood-based “full sheet” or
panel-type siding is not proposed on elevations visible from public rights-of-way and meet
the criterion.

B. Attached and Multifamily Dwellings. The intent of the standards is to provide for
multifamily development of a smaller-scale character that is compatible with the
vision contained in the riverfront master plan. The standards are intended to require
larger developments to be compatible with single-family detached housing by
requiring the building to have a massing and appearance that are consistent with a
single-family house or townhouse.
1. For multifamily or attached housing, each dwelling unit shall be emphasized
by providing a unique element on the street-facing elevation. Examples of
such elements include roof dormers, roof gables, bay windows, porches, and
balconies.

Finding: This criterion does not apply as the proposed development is for detached single
family homes and not attached or multifamily dwellings.

2. Each dwelling unit with windows facing the street frontage shall also have an
exterior entrance on the street-facing elevation. Dwelling units on the corner of an
intersection shall only be required to meet this standard on one street-facing
elevation.

Finding: This criterion does not apply as the proposed development is for detached single
family homes and not attached or multifamily dwellings.

3. Individual units shall be articulated either with a change in roof line or in
building plane at an interval of no more than 40 feet. Roof line offsets shall be
a minimum four-foot variation vertically as measured from the gutter line.
Gable ends facing the street shall be considered to provide a roof line offset.
Building plane offsets shall be a minimum of three feet.

Finding: This criterion does not apply as the proposed development is for detached single
family homes and not attached or multifamily dwellings.

4. For multifamily dwellings and all nonresidential structures in residential
districts, at least two of the following design features must be provided:
a. Covered front porch at least six feet in width and length for each
individual unit that faces a public street. If a covered front porch is
provided to serve two or more units, the porch must provide not less
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than 30 square feet of area for each unit served within a single building
and have a minimum width of six feet.

b. Eaves (minimum 12-inch overhang).

c. Bay or bow windows.

d. Dormers.

e. Window shuftters.

f. Cupolas.

g. Horizontal lap siding.

Finding: This criterion does not apply as the proposed development is for detached single
family homes and not attached or multifamily dwellings.

5. T1-11 and all other wood-based “full sheet” or panel-type siding is prohibited on
elevations visible from public rights-of-way.

Finding: This criterion does not apply as the proposed development is for detached single
family homes and not attached or multifamily dwellings.

C. Standards for Garage Doors and Parking in Residential Zones.
1. Garage Location. All residential structures shall have a pedestrian entrance
facing the street. When parking is provided in a garage attached to the primary
structure, and garage doors face a street, the following standards must be
met:
a. The garage must not be more than 40 percent of the length of the
street-facing facade or 12 feet wide, whichever is greater.

Finding: Submitted Architectural drawings represent a pedestrian entrance facing the
street (E River Court) for all three house designs. The garages are 9 feet in width. The front
facade is 21 feet for all three house designs. 40% of the facade would be 8.4 feet. The 9
feet garage door width is less than 12 feet and meets the criterion.

b. The front of the garage can be no closer to the front Iot line than the
front facade of the house.

Finding: Submitted Architectural drawings for all three house designs indicate that that the
garage is no closer to the front line than the front facade of the house and meet the
criterion.

c. Individual garage doors may be no more than 90 square feet in area.

Finding: Submitted Architectural drawings and the written narrative indicate that the
garage doors for the three house designs is 72 square feet each and meets the criterion.
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d. There may be no more than two individual garage doors located side
by side without being separated by a space not less than 20 feet.

Finding: Submitted Architectural drawings and the written narrative indicate the three
house designs have single car garages and not side by side garages and meets the
criterion.

2. Surface parking areas shall be located behind or to the side of residential
structures.

Finding: No surface parking beyond the driveway to access the garage is proposed by the
three houses designs and meets the criterion.

3. If carports are provided on surface lots, they must be of an architectural
design that is compatible with the dwelling structure, and be constructed of
similar materials.

Finding: This criterion does not apply as the proposed development is not proposing
carports.

Chapter 15.505 PUBLIC IMPROVEMENTS STANDARDS

15.505.010 Purpose.

This chapter provides standards for public infrastructure and utilities installed with
new development, consistent with the policies of the City of Newberg comprehensive
plan and adopted city master plans. The standards are intended to minimize
disturbance to natural features, promote energy conservation and efficiency,
minimize and maintain development impacts on surrounding properties and
neighborhoods, and ensure timely completion of adequate public facilities to serve
new development.

15.505.020 Applicability.

The provision and utilization of public facilities and services within the City of
Newberg shall apply to all land developments in accordance with this chapter. No
development shall be approved unless the following improvements are provided for
prior to occupancy or operation, unless future provision is assured in accordance
with NMC 15.505.030(E).

A. Public Works Design and Construction Standards. The design and construction of
all improvements within existing and proposed rights-of-way and easements, all
improvements to be maintained by the city, and all improvements for which city
approval is required shall comply with the requirements of the most recently adopted
Newberg public works design and construction standards.
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Finding: The preliminary plans show the installation of a new public limited residential
street, and also includes sidewalks and bike lanes on S River Street. Other improvements
not limited to water, wastewater, and stormwater infrastructure are also included in the
applicant’s plans. These improvements requiring City approval shall comply with the City’s
Public Works Design and Construction Standards. Some improvements may require
approval from other agencies.

Through discussions with the Oregon Department of Transportation Rail Division in a rail
diagnostic meeting that occurred on January 14, 2019, it was determined that eventually
the rail crossing adjacent to this project site would require rail crossing arms and a fully
signalized rail crossing. The City of Newberg received comments on the proposed land-use
application from the ODOT Rail Division on January 8, 2019. ODOT Rail indicated that the
applicant would need to submit a rail crossing application due to proposed improvements
adjacent to the existing rail crossing, and obtain appropriate permitting for modifications to
the area of influence within the public right-of-way proximate to the existing rail crossing
1505.

Because permitting was not discussed in detail in the applicant’s narrative, public utility
infrastructure improvements not limited to street improvements, water, wastewater, and
stormwater will require completed permits from partner agencies to authorize different work
tasks. Issuance of required permits or approvals for development of the subject parcel not
limited to the agencies of Yamhill County, the State of Oregon including ODOT Rail
Division, and the Federal Government will be required prior to the City of Newberg issuing a
Public Improvement Permit.

This criterion will be met if the aforementioned condition of approval is adhered to.

B. Street Improvements. All projects subject to a Type Il design review, partition, or
subdivision approval must construct street improvements necessary to serve the
development.

Finding: The preliminary plans and narrative indicate the applicant will be installing a
limited residential street with 47-feet of right-of-way, 26-foot curb-to-curb, 5-foot wide
sidewalks along E River Court, and 6-foot wide curb tight sidewalks along the cul-de-sac
bulb.

This criterion will be met if all improvements necessary to serve the development are
completed, see conditions in Section 15.505.030.

C. Water. All developments, lots, and parcels within the City of Newberg shall be
served by the municipal water system as specified in Chapter 13.15 NMC.
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Finding: The preliminary plans show a connection to the existing water line in S River
Street, and extension of a public water line through the development with a blow off located
on the western end of the alignment.

This criterion will be met if all water improvements necessary to service the development
are completed, see conditions in Section 15.505.040(D).

D. Wastewater. All developments, lots, and parcels within the City of Newberg shall
be served by the municipal wastewater system as specified in Chapter 13.10 NMC.

Finding: The preliminary plans show an extension of the wastewater line in S River Street
approximately 210-feet north of the development before extending to the west along the
proposed limited residential street (E River Court).

This criterion will be met if all wastewater improvements necessary to service the
development are completed, see conditions in Section 15.505.040(E).

E. Stormwater. All developments, lots, and parcels within the City of Newberg shall
manage stormwater runoff as specified in Chapters 13.20 and 13.25 NMC.

Finding: The applicant’s narrative indicates the applicant will be creating a public
stormwater tract to treat new impervious surface areas created by the development. The
stormwater facility will then drain into the storm line in S River Street.

This criterion will be met if all stormwater improvements necessary to service the
development are completed, see conditions in Section 15.505.050.

F. Utility Easements. Utility easements shall be provided as necessary and required
by the review body to provide needed facilities for present or future development of
the area.

Finding: The applicant’s narrative indicates that all public utilities are to be constructed in
the new street right-of-way or in Tract A. The applicant has also indicated that public utility
easements are located along all proposed lots.

This criterion will be met if all easements necessary to service the development are
completed, see conditions in Section 15.505.040(F).

G. City Approval of Public Improvements Required. No building permit may be
issued until all required public facility improvements are in place and approved by
the director, or are otherwise bonded for in a manner approved by the review
authority, in conformance with the provisions of this code and the Newberg Public
Works Design and Construction Standards.
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Finding: This criterion will be verified to have been met during the building permit review
process.

15.505.030 Street standards.

A. Purpose. The purpose of this section is to:
1. Provide for safe, efficient, and convenient multi-modal transportation within the
City of Newberyg.
2. Provide adequate access to all proposed and anticipated developments in the
City of Newberg. For purposes of this section, “adequate access” means direct
routes of travel between destinations; such destinations may include residential
neighborhoods, parks, schools, shopping areas, and employment centers.
3. Provide adequate area in all public rights-of-way for sidewalks, wastewater and
water lines, stormwater facilities, natural gas lines, power lines, and other utilities
commonly and appropriately placed in such rights-of-way. For purposes of this
section, “adequate area” means space sufficient to provide all required public
services to standards defined in this code and in the Newberg public works
design and construction standards.

B. Applicability. The provisions of this section apply to:

1. The creation, dedication, and/or construction of all public streets, bike

facilities, or pedestrian facilities in all subdivisions, partitions, or other

developments in the City of Newberg.

2. The extension or widening of existing public street rights-of-way, easements,

or street improvements including those which may be proposed by an individual

or the city, or which may be required by the city in association with other

development approvals.

3. The construction or modification of any utilities, pedestrian facilities, or bike

facilities in public rights-of-way or easements.

4. The designation of planter strips. Street trees are required subject to Chapter

15.420 NMC.

5. Developments outside the city that tie into or take access from city streets.
C. Layout of Streets, Alleys, Bikeways, and Walkways. Streets, alleys, bikeways, and
walkways shall be laid out and constructed as shown in the Newberg transportation
system plan. In areas where the transportation system plan or future street plans do
not show specific transportation improvements, roads and streets shall be laid out
so as to conform to previously approved subdivisions, partitions, and other
developments for adjoining properties, unless it is found in the public interest to
modify these patterns. Transportation improvements shall conform to the standards
within the Newberg Municipal Code, the Newberg public works design and
construction standards, the Newberg transportation system plan, and other adopted
city plans.
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D. Construction of New Streets. Where new streets are necessary to serve a new
development, subdivision, or partition, right-of-way dedication and full street
improvements shall be required. Three-quarter streets may be approved in lieu of full
street improvements when the city finds it to be practical to require the completion
of the other one-quarter street improvement when the adjoining property is
developed; in such cases, three-quarter street improvements may be allowed by the
city only where all of the following criteria are met:

1. The land abutting the opposite side of the new street is undeveloped and not

part of the new development; and

2. The adjoining land abutting the opposite side of the street is within the city

limits and the urban growth boundary.

Finding: The applicant is proposing to construct a new limited residential street. The
applicant has proposed the following cross-section which requires a minimum of 47-feet of

right-of-way:
. 1-foot from back of walk to right-of-way
. 5-foot sidewalk

. 4.5-foot planter strip

. 0.5-foot curb

. 13-foot travel lane

. 13-foot travel lane

. 0.5-foot curb

. 4.5-foot planter strip

. 5-foot sidewalk

. 1-foot from back of walk to right-of-way

The applicant’s proposed roadway cross-section and dedication of right-of-way meets the
City’s Standard for a limited residential street. The applicant’s narrative indicates that
they’re proposing on-street parking along one side of the limited residential street.

However, Tualatin Valley Fire & Rescue (TVF&R) has indicated their standard is to not
allow on-street parking when the curb-to-curb pavement width is 26-feet or less. Because
TVF&R is the City’s ire service provider and their preference is to not allow on-street
parking on streets with a curb-to curb pavement width of 26-feet or less, the applicant will
be required to disallow on-street parking on the limited residential street and to sign the
street appropriately with “no parking” signage. On-street parking is allowed for in the cul-de-
sac.

The criteria will be met if the aforementioned condition of approval is adhered to.

E. Improvements to Existing Streets.
1. All projects subject to partition, subdivision, or Type Il design review approval
shall dedicate right-of-way sufficient to improve the street to the width specified
in subsection (G) of this section.
2. All projects subject to partition, subdivision, or Type Il design review approval
must construct a minimum of a three-quarter street improvement to all existing
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streets adjacent to, within, or necessary to serve the development. The director
may waive or modify this requirement where the applicant demonstrates that the
condition of existing streets to serve the development meets city standards and
is in satisfactory condition to handle the projected traffic loads from the
development. Where a development has frontage on both sides of an existing
street, full street improvements are required.

Finding: The applicant is proposing to widen S River Street adjacent to their development
and to construct improvements that meet the City’s standards for a major collector street.
The applicant has proposed the following half-street improvement cross-section which
requires a minimum of 30-feet of right of way:

. 1-foot from back of walk to right-of-way
. 5-foot sidewalk

. 5.5-foot planter strip

. 0.5-foot curb

. 6-foot bike lane (southbound)

. 12-foot travel lane (southbound)

In addition to constructing the cross-section for the maijor collector street, the applicant is
proposing a 4-foot grind and inlay to the east of the road centerline. The applicant’s
proposed roadway cross-section meets the City’s Standard for a major collector street. This
requirement is met.

3. In lieu of the street improvement requirements outlined in NMC 15.505.040(B),
the review authority may elect to accept from the applicant monies to be placed in
a fund dedicated to the future reconstruction of the subject street(s). The amount
of money deposited with the city shall be 100 percent of the estimated cost of the
required street improvements (including any associated utility improvements),
and 10 percent of the estimated cost for inflation. Cost estimates used for this
purpose shall be based on preliminary design of the constructed street provided
by the applicant’s engineer and shall be approved by the director.

Finding: The applicant’s property is not located on a street scheduled for a near term
reconstruction and therefore a fee in lieu for improvements is not applicable.

This criterion does not apply.

F. Improvements Relating to Impacts. Improvements required as a condition of
development approval shall be roughly proportional to the impact of the
development on public facilities and services. The review body must make findings
in the development approval that indicate how the required improvements are
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roughly proportional to the impact. Development may not occur until required

transportation facilities are in place or guaranteed, in conformance with the

provisions of this code. If required transportation facilities cannot be put in place or
be guaranteed, then the review body shall deny the requested land use application.

Finding: There are no improvements related to impacts identified as part of this proposed

action, therefore, this criterion does not apply.

G. Street Width and Design Standards.
1. Design Standards. All streets shall conform with the standards contained in

Table 15.505.030(G). Where a range of values is listed, the director shall

determine the width based on a consideration of the total street section width
needed, existing street widths, and existing development patterns. Preference
shall be given to the higher value. Where values may be modified by the director,
the overall width shall be determined using the standards under subsections
(G)(2) through (10) of this section.

Table 15.505.030(G) Street Design Standards

Curb-to- Motor . i
. . . Striped Bike
Right-of- Curb Vehicle Median On-Street
Type of Street . Lane (Both .
Way Width | Pavement Travel Type . Parking
. Sides)
Width Lanes
Arterial Streets
Expressway** oDOT oDoT oDoT oDOoT oDoT oDOT
Major arterial 95 - 100 feet | 74 feet 4 lanes TWLTL or | Yes No*
median*
Minor arterial 69 — 80 feet | 48 feet 2 lanes TWLTL or | Yes No*
median*
Collectors
Major 57 — 80 feet | 36 feet 2 lanes None* Yes No*
Minor 61— 65 feet | 40 feet 2 lanes None* Yes* Yes*
Local Streets
Local residential 54 — 60 feet | 32 feet 2 lanes None No Yes
Limited residential, 44 — 50 feet | 28 feet 2 lanes None No Yes
parking both sides
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Table 15.505.030(G) Street Design Standards

Curb-to- Motor . i
. . . Striped Bike
Right-of- Curb Vehicle Median On-Street
Type of Street . Lane (Both .
Way Width | Pavement Travel Type ] Parking
. Sides)
Width Lanes

Limited residential, 40 — 46 feet | 26 feet 2 lanes None No One side
parking one side
Local commercial/ 55— 65 feet | 34 feet 2 lanes None* No* Yes*
industrial

* May be modified with approval of the director. Modification will change overall curb-to-curb
and right-of-way width. Where a center turn lane is not required, a landscaped median shall be
provided instead, with turning pockets as necessary to preserve roadway functions.

** All standards shall be per ODOT expressway standards.

2. Motor Vehicle Travel Lanes. Collector and arterial streets shall have a minimum
width of 12 feet.

Finding: The applicant is proposing a 12-foot southbound travel lane on S River Street
which is a major collector roadway.

This criterion is met.

3. Bike Lanes. Striped bike lanes shall be a minimum of six feet wide. Bike lanes
shall be provided where shown in the Newberg transportation system plan.

Finding: The applicant is proposing a 6-foot southbound bike lane on S River Street which
is a major collector roadway.

This criterion is met.

4. Parking Lanes. Where on-street parking is allowed on collector and arterial
streets, the parking lane shall be a minimum of eight feet wide.

Finding: The applicant will be making improvements to S River Street, a major collector
street, adjacent to the development. No on-street parking on S River Street is proposed.

This criterion is met.
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5. Center Turn Lanes. Where a center turn lane is provided, it shall be a minimum
of 12 feet wide.

Finding: There are no center turn lanes proposed as part of this project. This criterion does
not apply.

6. Limited Residential Streets. Limited residential streets shall be allowed only at
the discretion of the review authority, and only in consideration of the following
factors:
a. The requirements of the fire chief shall be followed.
b. The estimated traffic volume on the street is low, and in no case more than
600 average daily trips.
c. Use for through streets or looped streets is preferred over cul-de-sac
streets.
d. Use for short blocks (under 400 feet) is preferred over longer blocks.
e. The total number of residences or other uses accessing the street in that
block is small, and in no case more than 30 residences.
f. On-street parking usage is limited, such as by providing ample off-street
parking, or by staggering driveways so there are few areas where parking is
allowable on both sides.

Finding: The applicant has indicated they will follow the requirements of the fire chief.

The applicant has indicated that the estimated future traffic associated with the proposed
development will generate approximately 172 average daily trips (ADT) based on ITE Trip
Code 210. The projected number of trips (172 ADT) is less than the threshold of 600 ADT
and therefore the traffic volume on the street is categorized a low. This criterion is met.

The applicant has indicated that due to existing development patterns in the vicinity of the
subject property, that continuation of the public street network through the property is
infeasible. The property is boarded by and existing railroad to the south and the Newberg-
Dundee Bypass right-of-way to the west and northwest. The applicant is therefore
proposing a cul-de-sac. This criterion is met.

The applicant has indicated the dead-end right-of-way is approximately 350-feet in length.
This criterion is met.

The applicant’s proposal indicates that 18-lots are being created and will access the limited
residential street. This criterion is met.

The applicant’s proposal indicates that 18-lots are being created and each lot will have the
required off-street parking in driveways and garages. Therefore, the need for on-street
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parking should be limited. Parking per TVF&R, will not be allowed in the 26-foot curb-to-
curb cross-section. This criterion is met.

7. Sidewalks. Sidewalks shall be provided on both sides of all public streets.
Minimum width is five feet.

Finding: The applicant is proposing 5-foot sidewalks with a planter strip along E River
Court and S River Street. The E River Court cul-de-sac will have a 6-foot sidewalk.

This criterion is met.

8. Planter Strips. Except where infeasible, a planter strip shall be provided
between the sidewalk and the curb line, with a minimum width of five feet. This
strip shall be landscaped in accordance with the standards in NMC 15.420.020.
Curb-side sidewalks may be allowed on limited residential streets. Where curb-
side sidewalks are allowed, the following shall be provided:

a. Additional reinforcement is done to the sidewalk section at corners.

b. Sidewalk width is six feet.

Finding: On S River Street the applicant is proposing a 6-foot planter strip inclusive of the
curb, which meets City standards. On River Court the applicant is proposing a 5-foot

planter strip inclusive of the curb. The applicant is proposing 6-foot curb tight sidewalks in
the cul-de-sac bulb at the western terminus of E River Court and omitting the planter strip.

This criterion is met.

9. Slope Easements. Slope easements shall be provided adjacent to the street
where required to maintain the stability of the street.

Finding: The applicant is not proposing a slope easement. This criterion does not apply.

10. Intersections and Street Design. The street design standards in the Newberg
public works design and construction standards shall apply to all public streets,
alleys, bike facilities, and sidewalks in the city.

Finding: The applicant is proposing to construct a new public limited residential street.
Because the applicant has not completed an intersection sight distance evaluation of
proposed intersection, the applicant will be required to conduct and submit an intersection

sight distance evaluation per Section 5.23 in the Public Works Design & Construction
Standards.

The criterion will be met if the aforementioned condition of approval is adhered to.
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11. The planning commission may approve modifications to street standards for
the purpose of ingress or egress to a minimum of three and a maximum of six
lots through a conditional use permit.

Finding: The applicant is not proposing a conditional use permit. This criterion does not
apply.

H. Modification of Street Right-of-Way and Improvement Width. The director,
pursuant to the Type Il review procedures of Chapter 15.220 NMC, may allow
modification to the public street standards of subsection (G) of this section, when
the criteria in both subsections (H)(1) and (2) of this section are satisfied:
1. The modification is necessary to provide design flexibility in instances where:
a. Unusual topographic conditions require a reduced width or grade
separation of improved surfaces; or
b. Lot shape or configuration precludes accessing a proposed development
with a street which meets the full standards of this section; or
c. A modification is necessary to preserve trees or other natural features
determined by the city to be significant to the aesthetic character of the area;
or
d. A planned unit development is proposed and the modification of street
standards is necessary to provide greater privacy or aesthetic quality to the
development.
2. Modification of the standards of this section shall only be approved if the
director finds that the specific design proposed provides adequate vehicular
access based on anticipated traffic volumes.

Finding: The applicant is proposing a limited residential street, and is not proposing further
modifications to the street right-of-way or improvement width. This criterion does not apply.

I. Temporary Turnarounds. Where a street will be extended as part of a future phase
of a development, or as part of development of an abutting property, the street may
be terminated with a temporary turnaround in lieu of a standard street connection or
circular cul-de-sac bulb. The director and fire chief shall approve the temporary
turnaround. It shall have an all-weather surface, and may include a hammerhead-type
turnaround meeting fire apparatus access road standards, a paved or graveled
circular turnaround, or a paved or graveled temporary access road. For streets
extending less than 150 feet and/or with no significant access, the director may
approve the street without a temporary turnaround. Easements or right-of-way may
be required as necessary to preserve access to the turnaround.
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Finding: The applicant is not proposing a temporary turnaround. This criterion does not
apply.

J. Topography. The layout of streets shall give suitable recognition to surrounding
topographical conditions in accordance with the purpose of this code.

Finding: The applicant has given suitable recognition to surrounding topographical
conditions. This criterion is met.

K. Future Extension of Streets. All new streets required for a subdivision, partition,
or a project requiring site design review shall be constructed to be “to and through”:
through the development and to the edges of the project site to serve adjacent
properties for future development.

Finding: The applicant’s plan and narrative show there are no possible future street
extensions as part of this project. This criterion does not apply.

L. Cul-de-Sacs.
1. Cul-de-sacs shall only be permitted when one or more of the circumstances
listed in this section exist. When cul-de-sacs are justified, public walkway
connections shall be provided wherever practical to connect with another street,
walkway, school, or similar destination.
a. Physical or topographic conditions make a street connection impracticable.
These conditions include but are not limited to controlled access streets,
railroads, steep slopes, wetlands, or water bodies where a connection could
not be reasonably made.
b. Buildings or other existing development on adjacent lands physically
preclude a connection now or in the future, considering the potential for
redevelopment.
c. Where streets or accessways would violate provisions of leases,
easements, or similar restrictions.
d. Where the streets or accessways abut the urban growth boundary and rural
resource land in farm or forest use, except where the adjoining land is
designated as an urban reserve area.
2. Cul-de-sacs shall be no more than 400 feet long (measured from the centerline
of the intersection to the radius point of the bulb).
3. Cul-de-sacs shall not serve more than 18 single-family dwellings.
Each cul-de-sac shall have a circular end with a minimum diameter of 96 feet,
curb-to-curb, within a 109-foot minimum diameter right-of-way. For residential
uses, a 35-foot radius may be allowed if the street has no parking, a mountable
curb, curbside sidewalks, and sprinkler systems in every building along the
street.
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Finding: The applicant has indicated that due to existing development patterns in the
vicinity of the subject property, that continuation of the public street network through the
property is infeasible. The property is boarded by an existing railroad line to the south and
the Newberg-Dundee Bypass right-of-way to the east. The applicant is therefore proposing
a cul-de-sac. The cul-de-sac is approximately 350-feet in length and serves 18-single family
dwellings. The cul-de-sac bulb has a curb-to-curb diameter of 96-feet, and a right-of-way
diameter of 110-feet.

This criterion is met.

M. Street Names and Street Signs. Streets that are in alignment with existing named
streets shall bear the names of such existing streets. Names for new streets not in
alignment with existing streets are subject to approval by the director and the fire
chief and shall not unnecessarily duplicate or resemble the name of any existing or
platted street in the city. It shall be the responsibility of the land divider to provide
street signs.

Finding: The applicant has indicated on the plans they intend to call the new limited
residential street E River Court. Because a street name sign has not yet been selected, the_
applicant will be required to select a street name, and install new street name signs at the
intersection of their proposed limited residential street and S River Street.

The criterion will be met if the aforementioned condition of approval is adhered to.

N. Platting Standards for Alleys.
1. An alley may be required to be dedicated and constructed to provide adequate
access for a development, as deemed necessary by the director.
2. The right-of-way width and paving design for alleys shall be not less than 20
feet wide. Slope easements shall be dedicated in accordance with specifications
adopted by the city council under NMC 15.505.010 et seq.
3. Where two alleys intersect, 10-foot corner cut-offs shall be provided.
4. Unless otherwise approved by the city engineer where topographical
conditions will not reasonably permit, grades shall not exceed 12 percent on
alleys, and centerline radii on curves shall be not less than 100 feet.
5. All provisions and requirements with respect to streets identified in this code
shall apply to alleys the same in all respects as if the word “street” or “streets”
therein appeared as the word “alley” or “alleys” respectively.

Finding: The applicant is not proposing alleys. These criteria do not apply.
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O. Platting Standards for Blocks.
1. Purpose. Streets and walkways can provide convenient travel within a
neighborhood and can serve to connect people and land uses. Large,
uninterrupted blocks can serve as a barrier to travel, especially walking and
biking. Large blocks also can divide rather than unite neighborhoods. To promote
connected neighborhoods and to shorten travel distances, the following
minimum standards for block lengths are established.
2. Maximum Block Length and Perimeter. The maximum length and perimeters of
blocks in the zones listed below shall be according to the following table. The
review body for a subdivision, partition, conditional use permit, or a Type Il
design review may require installation of streets or walkways as necessary to
meet the standards below.

Maximum | Maximum
Zone(s) Block Block
Length Perimeter

R-1 800 feet 2,000 feet

R-2, R-3, RP, | 1,200 feet | 3,000 feet
I

3. Exceptions.
a. If a public walkway is installed mid-block, the maximum block length and
perimeter may be increased by 25 percent.
b. Where a proposed street divides a block, one of the resulting blocks may
exceed the maximum block length and perimeter standards provided the
average block length and perimeter of the two resulting blocks do not exceed
these standards.
c. Blocks in excess of the above standards are allowed where access
controlled streets, street access spacing standards, railroads, steep slopes,
wetlands, water bodies, preexisting development, ownership patterns or
similar circumstances restrict street and walkway location and design. In
these cases, block length and perimeter shall be as small as practical. Where a
street cannot be provided because of these circumstances but a public
walkway is still feasible, a public walkway shall be provided.
d. Institutional campuses located in an R-1 zone may apply the standards for
the institutional zone.
e. Where a block is in more than one zone, the standards of the majority of
land in the proposed block shall apply.
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f. Where a local street plan, concept master site development plan, or specific
plan has been approved for an area, the block standards shall follow those
approved in the plan. In approving such a plan, the review body shall follow
the block standards listed above to the extent appropriate for the plan area.

Finding: The applicant is not proposing blocks. These criteria do not apply.

P. Private Streets. New private streets, as defined in NMC 15.05.030, shall not be
created, except as allowed by NMC 15.240.020(L)(2).

Finding: The applicant is not proposing private streets. This criterion does not apply.

Q. Traffic Calming.

1. The following roadway design features may be required in new street
construction where traffic calming needs are anticipated:

a. Serpentine alignment.

b. Curb extensions.

c. Traffic diverters/circles.

d. Raised medians and landscaping.

e. Other methods shown effective through engineering studies.
2. Traffic-calming measures such as speed humps should be applied to mitigate
traffic operations and/or safety problems on existing streets. They should not be
applied with new street constructions.

Finding: The applicant is not proposing traffic calming. These criteria do not apply.

R. Vehicular Access Standards.
1. Purpose. The purpose of these standards is to manage vehicle access to
maintain traffic flow, safety, roadway capacity, and efficiency. They help to
maintain an adequate level of service consistent with the functional classification
of the street. Major roadways, including arterials and collectors, serve as the
primary system for moving people and goods within and through the city. Access
is limited and managed on these roads to promote efficient through movement.
Local streets and alleys provide access to individual properties. Access is
managed on these roads to maintain safe maneuvering of vehicles in and out of
properties and to allow safe through movements. If vehicular access and
circulation are not properly designed, these roadways will be unable to
accommodate the needs of development and serve their transportation function.
2. Access Spacing Standards. Public street intersection and driveway spacing
shall follow the standards in Table 15.505.R below. The Oregon Department of
Transportation (ODOT) has jurisdiction of some roadways within the Newberg city
limits, and ODOT access standards will apply on those roadways.
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Table 15.505.R. Access Spacing Standards

i . i Driveway Setback
Roadway Functional Minimum Public Street .
. Area’ . i from Intersecting
Classification Intersection Spacing (Feet)?
Street®
Expressway All Refer to ODOT Access Spacing NA
Standards
Major arterial Urban Refer to ODOT Access Spacing
CBD Standards
Minor arterial Urban 500 150
CBD 200 100
Major collector All 400 150
Minor collector All 300 100

1 “Urban” refers to intersections inside the city urban growth boundary outside the central

business district (C-3 zone).
“CBD” refers to intersections within the central business district (C-3 zone).
“All” refers to all intersections within the Newberg urban growth boundary.
Measured centerline to centerline.
3 The setback is based on the higher classification of the intersecting streets. Measured from
the curb line of the intersecting street to the beginning of the driveway, excluding flares. If
the driveway setback listed above would preclude a lot from having at least one driveway, including
shared driveways or on adjoining streets, one driveway is allowed as far from the intersection as

possible.

Finding: The applicant has indicated that the newly proposed limited residential street will
create a new intersection with S River Street which is classified as a major collector. As
such, major collector minimum public street intersection spacing is 400-feet. The closest
improved intersection to the subject property is the intersection of S River Street at E
Twelfth Street. The new public street proposed by this application will be located
approximately 485-feet south of the existing intersection.

This criterion is met.

3.Properties with Multiple Frontages. Where a property has frontage on more than
one street, access shall be limited to the street with the lesser classification.
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Finding: The applicant’s plans show that once subdivided, Lot 1 and Lot 18 will have
frontage on E River Court (limited residential street) and S River Street (major collector).
Because the applicant’s plan do not show proposed driveway access locations for Lot 1
and Lot 18, the applicant will be required to take driveway access for Lot 1 and Lot 18 from
the limited residential street (E River Court) which has the lesser functional classification.
Driveways for Lot 1 and Lot 18 to be located as far from the intersection of E River Court/S
River Street as possible.

The criterion will be met if the aforementioned condition of approval is adhered to.

4. Driveways. More than one driveway is permitted on a lot accessed from either
a minor collector or local street as long as there is at least 40 feet of lot frontage
separating each driveway approach. More than one driveway is permitted on a lot
accessed from a major collector as long as there is at least 100 feet of lot frontage
separating each driveway approach.

Finding: The applicant is not proposing more than one driveway per lot. This criterion does
not apply.

5. Alley Access. Where a property has frontage on an alley and the only other
frontages are on collector or arterial streets, access shall be taken from the alley
only. The review body may allow creation of an alley for access to lots that do not
otherwise have frontage on a public street provided all of the following are met:
a. The review body finds that creating a public street frontage is not feasible.
b. The alley access is for no more than six dwellings and no more than six
lots.
c. The alley has through access to streets on both ends.
d. One additional parking space over those otherwise required is provided for
each dwelling. Where feasible, this shall be provided as a public use parking
space adjacent to the alley.

Finding: The applicant’s property does not have alley access. These criteria do not apply.
6. Closure of Existing Accesses. Existing accesses that are not used as part of
development or redevelopment of a property shall be closed and replaced with

curbing, sidewalks, and landscaping, as appropriate.

Finding: The applicant is not proposing to close an existing access. This criterion does not
apply.
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7. Shared Driveways.
a. The number of driveways onto arterial streets shall be minimized by the use
of shared driveways with adjoining lots where feasible. The city shall require
shared driveways as a condition of land division or site design review, as
applicable, for traffic safety and access management purposes. Where there is
an abutting developable property, a shared driveway shall be provided as
appropriate. When shared driveways are required, they shall be stubbed to
adjacent developable parcels to indicate future extension. “Stub” means that a
driveway temporarily ends at the property line, but may be accessed or
extended in the future as the adjacent parcel develops. “Developable” means
that a parcel is either vacant or it is likely to receive additional development
(i.e., due to infill or redevelopment potential).
b. Access easements (i.e., for the benefit of affected properties) and
maintenance agreements shall be recorded for all shared driveways, including
pathways, at the time of final plat approval or as a condition of site
development approval.
c. No more than four lots may access one shared driveway.
d. Shared driveways shall be posted as no parking fire lanes where required
by the fire marshal.
e. Where three lots or three dwellings share one driveway, one additional
parking space over those otherwise required shall be provided for each
dwelling. Where feasible, this shall be provided as a common use parking
space adjacent to the driveway.

Finding: The applicant is not proposing shared driveways. These criteria do not apply.

8. Frontage Streets and Alleys. The review body for a partition, subdivision, or
design review may require construction of a frontage street to provide access to
properties fronting an arterial or collector street.

Finding: The applicant’s project is not proposing frontage streets or alleys. This criterion
does not apply.

9. ODOT or Yamhill County Right-of-Way. Where a property abuts an ODOT or
Yamhill County right-of-way, the applicant for any development project shall
obtain an access permit from ODOT or Yamhill County.

Finding: The applicant’s proposed limited residential street connects to S River Street
which is jurisdictionally owned by Yamhill County. The property also abuts a rail line which
is jurisdictionally regulated through the Oregon Department of Transportation (ODOT), and
the property abuts ODOT right-of-way to the west as part of the Newberg-Dundee Bypass
alignment. It is unclear from the application if construction activities (i.e. grading or
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constructing the sidewalk in cul-de-sac bulb) could impact adjacent land parcels. Because
the applicant has not indicated the need to obtain permitting from other agencies, the_
applicant will be required to acquire the necessary right-of-way and/or construction access
permitting from Yamhill County and ODOT for improvements related to the development.

This criterion will be met if the aforementioned condition of approval is adhered to.

10. Exceptions. The director may allow exceptions to the access standards above
in any of the following circumstances:
a. Where existing and planned future development patterns or physical
constraints, such as topography, parcel configuration, and similar conditions,
prevent access in accordance with the above standards.
b. Where the proposal is to relocate an existing access for existing
development, where the relocated access is closer to conformance with the
standards above and does not increase the type or volume of access.
c. Where the proposed access results in safer access, less congestion, a
better level of service, and more functional circulation, both on street and on
site, than access otherwise allowed under these standards.
11. Where an exception is approved, the access shall be as safe and functional as
practical in the particular circumstance. The director may require that the
applicant submit a traffic study by a registered engineer to show the proposed
access meets these criteria.

Finding: The applicant is not proposing any exceptions. These criteria do not apply.

S. Public Walkways.
1. Projects subject to Type Il design review, partition, or subdivision approval
may be required to provide public walkways where necessary for public safety
and convenience, or where necessary to meet the standards of this code. Public
walkways are meant to connect cul-de-sacs to adjacent areas, to pass through
oddly shaped or unusually long blocks, to provide for networks of public paths
according to adopted plans, or to provide access to schools, parks or other
community destinations or public areas. Where practical, public walkway
easements and locations may also be used to accommodate public utilities.
2. Public walkways shall be located within a public access easement that is a
minimum of 15 feet in width.
3. A walk strip, not less than 10 feet in width, shall be paved in the center of all
public walkway easements. Such paving shall conform to specifications in the
Newberg public works design and construction standards.
4. Public walkways shall be designed to meet the Americans with Disabilities Act
requirements.
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5. Public walkways connecting one right-of-way to another shall be designed to
provide as short and straight of a route as practical.

6. The developer of the public walkway may be required to provide a
homeowners’ association or similar entity to maintain the public walkway and
associated improvements.

7. Lighting may be required for public walkways in excess of 250 feet in length.
8. The review body may modify these requirements where it finds that
topographic, preexisting development, or similar constraints exist.

Finding: The applicant is not proposing public walkways and no opportunities to create a
public walkway exist due to the railroad line to the south and the Newberg-Dundee Bypass
to the west and northwest. These criteria do not apply.

T. Street Trees. Street trees shall be provided for all projects subject to Type Il
design review, partition, or subdivision. Street trees shall be installed in accordance
with the provisions of NMC 15.420.010(B)(4).

Finding: The applicant’s landscape plan shows the installation of street trees along E River
Court, and no street trees are shown along S River Street. Street trees are required along
all improved public streets. No street trees are shown on the cul-de-sac. If no public utility
easement is required by the utility companies around the cul-de-sac bulb street trees will be
required. Because it’s unclear if the street tree criteria is being met, the applicant will be
required to provide any necessary street trees that are compliant with 15.420.010(B)
including street trees around the perimeter of the cul-de-sac bulb if a public utility easement
is not required by utility providers, and meet the sight distance requirements as set forth by
ODOT in association with the rail crossing order.

The criterion will be met if the aforementioned condition of approval is adhered to.

U. Street Lights. All developments shall include underground electric service, light
standards, wiring and lamps for street lights according to the specifications and
standards of the Newberg public works design and construction standards. The
developer shall install all such facilities and make the necessary arrangements with
the serving electric utility as approved by the city. Upon the city’s acceptance of the
public improvements associated with the development, the street lighting system,
exclusive of utility-owned service lines, shall be and become property of the city
unless otherwise designated by the city through agreement with a private utility.

Finding: The applicant’s plans show street lighting along both S River Street and E River
Court. Because it's unclear if the applicant is meeting City street lighting standards, the_
applicant will be required to adequately light the following locations or show via a lighting
analysis that the existing street lighting meets City standards. If existing street lighting does
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not meet City standards the applicant shall provide additional street lighting along the
property frontage that is compliant with the City’s Public Works Design and Construction
Standards.

Street lighting meeting City standards is required at the following locations:

. Street lighting will be required along the proposed limited residential street

. Street lighting will be required at the newly created intersection of the
proposed limited residential street and S River Street

. Street lighting will be required on the west side of S River Street along the
property frontage.

The criterion will be met if the aforementioned condition of approval is adhered to.

V. Transit Imnprovements. Development proposals for sites that include or are
adjacent to existing or planned transit facilities, as shown in the Newberg
transportation system plan or adopted local or regional transit plan, shall be required
to provide any of the following, as applicable and required by the review authority:
1. Reasonably direct pedestrian connections between the transit facility and
building entrances of the site. For the purpose of this section, “reasonably direct”
means a route that does not deviate unnecessarily from a straight line or a route
that does not involve a significant amount of out-of-direction travel for users.
2. A transit passenger landing pad accessible to disabled persons.
3. An easement of dedication for a passenger shelter or bench if such facility is in
an adopted plan.
4. Lighting at the transit facility.

Finding: The applicant is not proposing transit improvements and the site is not adjacent
to existing transit facilities. The Yamhill County Transit Development Plan does show a

future transit line along S River Street which is identified as a long-term priority with no date
for implementation identified. These criteria do not apply.

15.505.040 Public utility standards.
C. General Standards.
1. The design and construction of all improvements within existing and proposed
rights-of-way and easements, all improvements to be maintained by the city, and
all improvements for which city approval is required shall conform to the
Newberg public works design and construction standards and require a public
improvements permit.
2. The location, design, installation and maintenance of all utility lines and

facilities shall be carried out with minimum feasible disturbances of soil and site.
Installation of all proposed public and private utilities shall be coordinated by the
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developer and be approved by the city to ensure the orderly extension of such
utilities within public right-of-way and easements.

Finding: The applicant has indicated that the proposed improvements are located within
the 47-feet of right-of-way to be dedicated for the limited residential street or are within
easements meeting the City’s Public Works Design and Construction Standards.
Additionally, the public utilities were designed with the intent to minimize soil and site
disturbance as feasible. All construction of utilities will be coordinated with the City.

These criterion are met.

D. Standards for Water Improvements. All development that has a need for water
service shall install the facilities pursuant to the requirements of the city and all of
the following standards. Installation of such facilities shall be coordinated with the
extension or improvement of necessary wastewater and stormwater facilities, as
applicable.
1. All developments shall be required to be linked to existing water facilities
adequately sized to serve their intended area by the construction of water
distribution lines, reservoirs and pumping stations which connect to such water
service facilities. All necessary easements required for the construction of these
facilities shall be obtained by the developer and granted to the city pursuant to
the requirements of the city.
2. Specific location, size and capacity of such facilities will be subject to the
approval of the director with reference to the applicable water master plan. All
water facilities shall conform with city pressure zones and shall be looped where
necessary to provide adequate pressure and fire flows during peak demand at
every point within the system in the development to which the water facilities will
be connected. Installation costs shall remain entirely the developer’s
responsibility.

Finding: The applicant’s plans and narrative indicate that there is an existing water line in
S River Street. Water service is being shown to every lot. Because the applicant has not
submitted fire flow calculations, the applicant will be required to submit fire flow calculations

to show that the existing and proposed service is adequate prior to the issuance of the
Public Improvement Permit.

This criterion will be verified to have been met with the adherence to the condition of
approval.

3. The design of the water facilities shall take into account provisions for the
future extension beyond the development to serve adjacent properties, which, in
the judgment of the city, cannot be feasibly served otherwise.
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4. Design, construction and material standards shall be as specified by the
director for the construction of such public water facilities in the city.

Finding: The applicant’s plans and narrative indicate that there is an existing water line in
S River Street. Water service is being shown to every lot. Because the applicant has not
submitted construction plans, the applicant will be required to submit construction plans and
obtain a Public Improvement Permit to extend a public water line into E River Court and to
install water service laterals to the requirements of the City’s Public Works Design and
Construction Standards.

The criterion will be met if the aforementioned condition of approval is adhered to.

E. Standards for Wastewater Inprovements. All development that has a need for
wastewater services shall install the facilities pursuant to the requirements of the
city and all of the following standards. Installation of such facilities shall be
coordinated with the extension or improvement of necessary water services and
stormwater facilities, as applicable.
1. All septic tank systems and on-site sewage systems are prohibited. Existing
septic systems must be abandoned or removed in accordance with Yamahill
County standards.

Finding: The applicants’ narrative does not address if the existing home located on the
property is served by a septic tank. Because it's unclear if the existing home located on the
property is served by a septic tank, the applicant will be required to provide documentation
that a septic system does not exist for the existing house. If a septic system does exist it
will need to be abandoned or removed in accordance with Yamhill County standards and
provide documentation of such abandonment/removal prior to issuance of a City Public
Improvement Permit.

This criterion will be met if the aforementioned condition of approval is adhered to.

2. All properties shall be provided with gravity service to the city wastewater
system, except for lots that have unique topographic or other natural features
that make gravity wastewater extension impractical as determined by the director.
Where gravity service is impractical, the developer shall provide all necessary
pumps/lift stations and other improvements, as determined by the director.

3. All developments shall be required to be linked to existing wastewater
collection facilities adequately sized to serve their intended area by the
construction of wastewater lines which connect to existing adequately sized
wastewater facilities. All necessary easements required for the construction of
these facilities shall be obtained by the developer and granted to the city
pursuant to the requirements of the city.
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4. Specific location, size and capacity of wastewater facilities will be subject to
the approval of the director with reference to the applicable wastewater master
plan. All wastewater facilities shall be sized to provide adequate capacity during
peak flows from the entire area potentially served by such facilities. Installation
costs shall remain entirely the developer’s responsibility.

5. Temporary wastewater service facilities, including pumping stations, will be
permitted only if the director approves the temporary facilities, and the developer
provides for all facilities that are necessary for transition to permanent facilities.
6. The design of the wastewater facilities shall take into account provisions for
the future extension beyond the development to serve upstream properties,
which, in the judgment of the city, cannot be feasibly served otherwise.

7. Design, construction and material standards shall be as specified by the
director for the construction of such wastewater facilities in the city.

Finding: Preliminary plans indicate that the applicant will be able to meet requirements of
the Public Works Design and Construction Standards. The preliminary plans show a
connection to the existing southern terminus of the wastewater line approximately 210-feet
north of the development. The applicant is also showing and extension of the public
wastewater line to the west along E River Court. The applicant does not show the extension
of the wastewater line in S River Street to the southern extent of their property frontage.
Because the applicant has not submitted construction plans and does not show the full
extension of the wastewater line to the southern end of their property frontage in S River
Street, the applicant will be required to extend the wastewater line in S River Street to the
southern end of the subject property, submit construction plans, and obtain and Public
Improvement Permit to install the wastewater service main and laterals pursuant to the
requirements of the City’s Public Works Design and Construction Standards.

The criterion will be met if the aforementioned condition of approval is adhered to.

F. Easements. Easements for public and private utilities shall be provided as deemed
necessary by the city, special districts, and utility companies. Easements for special
purpose uses shall be of a width deemed appropriate by the responsible agency.
Such easements shall be recorded on easement forms approved by the city and
designated on the final plat of all subdivisions and partitions. Minimum required
easement width and locations are as provided in the Newberg public works design
and construction standards. [Ord. 2810 § 2 (Exhs. B, C), 12-19-16.]

Finding: The applicant has submitted a preliminary PUD development that indicates some
utility easements. Because the applicant has not recorded all utility easements, the
applicant will be required to submit a final plat that includes necessary utility easements
meeting the specifications and standards of the City’s Public Works Design and
Construction Standards, but not necessarily limited to:
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1) A 10-foot public utility easement along Lots 1 through Lot 18. Stormwater
facilities are not allowed to be co-located in public utility easements.

2) A maximum 10-foot public utility easement adjacent to the cul-de-sac bulb as
coordinated and approved by the required franchise utilities if required by said
franchise utility companies. Stormwater facilities are not allowed to be co-
located in public utility easements.

The criterion will be met if the aforementioned condition of approval is adhered to.

15.505.050 Stormwater system standards.

C. General Requirement. All stormwater runoff shall be conveyed to a public storm
wastewater or natural drainage channel having adequate capacity to carry the flow
without overflowing or otherwise causing damage to public and/or private property.
The developer shall pay all costs associated with designing and constructing the
facilities necessary to meet this requirement.

Finding: The applicant’s plans and narrative show a water quality and detention pond
proposed along the western edge of the development. The proposed water quality and
detention pond in Tract A will then be conveyed into the public stormwater line in S River
Street. Because the applicant has not provided construction plans or a final stormwater
report, the applicant will be required to provide detailed construction plans and a final
stormwater report that address requirements outlined in the Public Works Design and
Construction Standards in accordance with NMC 13.25 Stormwater Management.

The criterion will be met if the aforementioned condition of approval is adhered to.

D. Plan for Stormwater and Erosion Control. No construction of any facilities in a
development included in subsection (B) of this section shall be permitted until an
engineer registered in the State of Oregon prepares a stormwater report and erosion
control plan for the project. This plan shall contain at a minimum:
1. The methods to be used to minimize the amount of runoff, sedimentation, and
pollution created from the development both during and after construction.
2. Plans for the construction of stormwater facilities and any other facilities that
depict line sizes, profiles, construction specifications, and other such information
as is necessary for the city to review the adequacy of the stormwater plans.
3. Design calculations shall be submitted for all drainage facilities. These
drainage calculations shall be included in the stormwater report and shall be
stamped by a licensed professional engineer in the State of Oregon. Peak design
discharges shall be computed based upon the design criteria outlined in the
public works design and construction standards for the city.
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Finding: The applicant’s narrative indicates developing a 18-unit single-family residential
PUD. New impervious surface areas will be created and the applicant indicated they would
install one large stormwater facility in Tract A to treat stormwater. Because the applicant did
not discuss the need for an erosion and sedimentation control permit to construct the
proposed development, the applicant will be required to obtain 1200-C permit prior to
issuance of the Public Improvement Permit.

The criterion will be met if the aforementioned condition of approval is adhered to.

E. Development Standards. Development subject to this section shall be planned,
designed, constructed, and maintained in compliance with the Newberg public works
design and construction standards.

Finding: The applicant’s plans and narrative show a water quality and detention pond
proposed along the western edge of the development. The proposed water quality and
detention pond in Tract A will then be conveyed into the public stormwater line in S River
Street. Because the applicant has not submitted construction plans or a final stormwater
report, the applicant will need to submit a stormwater report and construction plans meeting
the City’s Public Works Design and Construction Standards and NMC 13.25 Stormwater
Management requirements and obtain a Public Improvement Permit prior to installing the
stormwater system improvements. Utility designs and alignments will be reviewed as part of
the Public Improvement Permit.

The criterion will be met if the aforementioned condition of approval is adhered to.

Conclusion: Based on the above findings, the application meets the required criteria
within the Newberg Development Code, subject to completion of the attached conditions
found in Exhibit “B”.
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Exhibit “B” to Planning Commission Order 2020-01
Conditions — File PUD19-0002
Riverlands PUD

The applicant must complete the following prior to final plat approval.

1. Substantially Complete the Construction Improvements: In accordance with
NDC 15.240.040, submit the final plan application. Prior to final plan approval for a
given phase, the applicant must substantially complete the construction
improvements and secure for them in accordance with city policy. Complete
construction and call for a walk-through inspection with the Engineering Division
(503-537-1273).

2. Conditions of Approval: Either write or otherwise permanently affix the conditions
of approval contained within this report onto the first page of the plans submitted for
building permit review.

3. Lot Area and Coverage

a. The applicant shall modify the proposed lot area (size) for Lots 9 and 10 so
that the lots are to the cul-de-sac bulb pinch point with the sites perimeter
boundary.

b. The applicant shall provide lot coverage calculation for buildings, parking and
combined building and parking at the tie of submittal of building plans and
shall meet the requirements of 15.405.030(B)(1)(b), 15.405.030(B)(2), and
15.405.030(b)(3).

4. Public Utility Easements:

a. The applicant is required to coordinate with franchise utilities and provide a
public utility easement width meeting the requirements of the franchise utilities
with a maximum public utility easement of 10-feet along all property frontages
as coordinated with franchise utility providers. The City of Newberg must be
provided with documentation of the ultimate public utility easement locations
as coordinated with and approved by the necessary franchise utilities prior to
the approval of the final plat.

5. Parking

a. The applicant shall provide drawings at the time of building permit submittal to
show compliance with parking requirements of 15.440.010.

b. The applicant shall provide drawings at the time of building permit submittal to
show compliance with parking requirements of 15.440.030.

“Working Together For A Better Community-Serious About Service"

Z:\MISC\WPSFILES\FILES.PUD (Planned Unit Dev Type3)\2019\PUD19-0002 Riverlands\Staff Reports\PC 3-12-20\Staff Report - PUD19-0002 Riverlands.docx



6. Required Permits:

a. Public utility infrastructure improvements not limited to street improvements,
water, wastewater, and stormwater will require completed permits from
partner agencies to authorize different work tasks. Issuance of required
permits for roadway work and work associated with the ODOT rail crossing
adjacent to the development, etc. not limited to the agencies of Yamhill
County, the State of Oregon, and the Federal Government will be required
prior to the City of Newberg issuing a Public Improvement Permit.

b. The applicant will be required to obtain 1200-C permit prior to issuance of the
Public Improvement Permit.

7. Roads and Sidewalks:

a. Public utility infrastructure improvements not limited to street improvements,
water, wastewater, and stormwater will require completed permits from
partner agencies to authorize different work tasks. Issuance of required
permits or approvals for development of the subject parcel not limited to the
agencies of Yamhill County, the State of Oregon including the ODOT Rail
Division, and the Federal Government will be required prior to the City of
Newberg issuing a Public Improvement Permit.

b. The applicant will be required to disallow on-street parking on the limited
residential street and to sign the street appropriately with “no parking”
signage. On-street parking is allowed for in the cul-de-sac.

c. The applicant will be required to conduct and submit an intersection sight
distance evaluation per Section 5.23 in the Public Works Design &
Construction Standards

d. The applicant will be required to select a street name, and install new street
name signs at the intersection of their proposed limited residential street and
S River Street.

e. The applicant will be required to take driveway access for Lot 1 and Lot 18
from the limited residential street (E River Court) which has the lesser
functional classification. Driveways for Lot 1 and Lot 18 to be located as far
from the intersection of E River Court/S River Street as possible.

f. The applicant will be required to acquire the necessary right-of-way and/or
construction access permitting from Yamhill County and ODOT for
improvements related to the development.

8. Street Trees:
a. The applicant will be required to provide any necessary street trees that are

compliant with 15.420.010(B) including street trees around the perimeter of
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the cul-de-sac bulb if a public utility easement is not required by utility
providers, and meet the sight distance requirements as set forth by ODOT in
association with the rail crossing order.

9. Street Lighting:

a. The applicant will be required to adequately light the following locations or
show via a lighting analysis that the existing street lighting meets City
standards. If existing street lighting does not meet City standards the
applicant shall provide additional street lighting along the property frontage
that is compliant with the City’s Public Works Design and Construction
Standards. Street lighting meeting City standards is required at the following

locations:
» Street lighting will be required along the proposed limited residential
street

» Street lighting will be required at the newly created intersection of the
proposed limited residential street and S River Street

» Street lighting will be required on the west side of S River Street along
the property frontage

10. Water:

a. The applicant will be required to submit fire flow calculations to show that the
existing and proposed service is adequate prior to the issuance of the Public
Improvement Permit.

b. The applicant will be required to submit construction plans and obtain a Public
Improvement Permit to extend a public water line into E River Court and to
install water service laterals to the requirements of the City’s Public Works
Design and Construction Standards.

11.Wastewater:

a. The applicant will be required to provide documentation that a septic system
does not exist for the existing house. If a septic system does exist it will need
to be abandoned or removed in accordance with Yamhill County standards
and provide documentation of such abandonment/removal prior to issuance of
a City Public Improvement Permit.

b. The applicant will be required to extend the wastewater line in S River Street
to the southern end of the subject property, submit construction plans, and
obtain and Public Improvement Permit to install the wastewater service main
and laterals pursuant to the requirements of the City’s Public Works Design
and Construction Standards.
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12.Easements:

a. The applicant will be required to submit a final plat that includes necessary
utility easements meeting the specifications and standards of the City’s Public
Works Design and Construction Standards, but not necessarily limited to:

1) A 10-foot public utility easement along Lots 1 through Lot 18.
Stormwater facilities are not allowed to be co-located in public utility
easements.

2) A maximum 10-foot public utility easement adjacent to the cul-de-sac
bulb as coordinated and approved by the required franchise utilities if
required by said franchise utility companies. Stormwater facilities are
not allowed to be co-located in public utility easements.

13. Stormwater:

a. The applicant will be required to provide detailed construction plans
and a final stormwater report that address requirements outlined in
the Public Works Design and Construction Standards in accordance
with NMC 13.25 Stormwater Management.

b. The applicant will need to submit a stormwater report and
construction plans meeting the City’s Public Works Design and
Construction Standards and NMC 13.25 Stormwater Management
requirements and obtain a Public Improvement Permit prior to
installing the stormwater system improvements. Utility designs and
alignments will be reviewed as part of the Public Improvement
Permit.

14.Lapse of Approval. If the applicant fails to submit material required for
consideration at the next step in accordance with the schedule approved at the
previous step or, in the absence of a specified schedule, within one year of such
approval, the application as approved at the previous step expires. If the applicant
fails to obtain a building permit for construction in accordance with the schedule as
previously approved, or in the absence of a specified schedule, within three years of
a preliminary plan approval, preliminary and final plan approvals expire. Prior to
expiration of plan approval at any step, the hearing authority responsible for approval
may, if requested, extend or modify the schedule, providing it is not detrimental to
the public interest or contrary to the findings and provisions specified herein for
planned unit developments. Unless the preliminary plan hearing authority provides to
the contrary, expiration of final plan approval of any phase automatically renders all
phases void that are not yet finally approved or upon which construction has not
begun.
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15.Final Plat Application Materials:

a.

Type | application form (found either at City Hall or on the website —
www.newbergoregon.gov in the Planning Forms section) with the appropriate
fees.

Compliance with requirements of NMC 15.240.040 Final plan consideration —
Step Two.

Two preliminary paper copies of the plat are acceptable for review at the time
of final plat application.

. Write response to any conditions of approval assigned to the land division.

A title report for the property, current within six months of the final plat
application date.

Copies of any required dedications, easements, or other documents.

Copies of all homeowner’s agreements, codes, covenants, and restrictions, or
other bylaws, as applicable. This shall include documentation of the formation
of a homeowner’s association, including but not limited to a draft
homeowner’s association agreement regarding the maintenance of planter
strips adjacent to the rear yard of proposed through lots.

. Copies of any required maintenance agreements for common property.

A bond, as approved by the city engineer, for public infrastructure
improvements, if the improvements are not substantially complete prior to the
final plat.

Any other item required by the city to meet the conditions of approval
assigned to the land division.

16.Final Mylar Copies of the Plat: Submit final mylar copies of the corrected final plat
(after red-line corrections have been made).

a.

One original and one identical copy of the final plat for signature. The plat
copies shall be printed on mylar, and must meet the requirements of the
county recorder and county surveyor. The plat must contain a signature block
for approval by the city recorder and community development director, in
addition to other required signature blocks for county approval.
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17.Required Signatures: According to NDC 15.235.180, approval of a final plat must
be acknowledged and signed by the following:

i.
ii.
iii.
iv.

Community Development Director
The County Assessor

The County Surveyor

The City Recorder

18.Recording: Deliver the approved plat to the office of the County Clerk for recording.
The County Clerk’s office is located at 414 NE Evans St, McMinnville, OR 97128.

19.Copy returned to the City: Return an electronic copy of the recorded plat to the
Director to complete the plat process. The land division will not be considered final
until the copy is returned to the Director. No permits will be issued for any
development on the property after the plat is signed until the copy is returned.

20.Development Notes:

a.

Postal Service: The applicant shall submit plans to the Newberg Postmaster
for approval of proposed mailbox delivery locations. Contact the Newberg
Post Office for assistance at 503-554-8014.

PGE: PGE can provide electrical service to this project under terms of the
current tariff which will involve developer expense and easements. Contact
the Service & Design Supervisor, PGE, at 503-463-4348.

Frontier: The developer must coordinate trench/conduit requirements with
Frontier. Contact the Engineering Division, Frontier, at 541-269-3375.

Comcast: The developer must coordinate trench/conduit requirements with
Comcast. 971-777-0933.

Tualatin Valley Fire & Rescue: The developer shall coordinate with TVF&R
on requirements noted in Attachment 4.

Addresses: The Planning Division will assign addresses for the new lots.
Planning Division staff will send out notice of the new addresses after they
receive a mylar copy of the recorded final plat.
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Attachment 1: Application Material

“Working Together For A Better Community-Serious About Service"

Z:\MISC\WPSFILES\FILES.PUD (Planned Unit Dev Type3)\2019\PUD19-0002 Riverlands\Staff Reports\PC 3-12-20\Staff Report - PUD19-0002 Riverlands.docx



DEC 09 2019

DEIL BOCA

VISTA

ACLIMITED LIABILITY COMEPANY

Riverlands

18-Lot Planned Unit Development

1303 NE River St. Newberg, OR 97132 (R3229/02500)

November 1, 2019



TABLE OF CONTENTS

EXHIBETS . oiiieiiioriiisi st r e e erer s s trereeeteeasasessrensnns s ssn ensnsnssssssnnssmermenrees beresbashessssanbe b aas R aans 4
SUBJECT PROPERTY & PROJECT SUMMARY ...oiiiiiiiniiiiiimiii i ssres s ses s enne 4
PROJECT DESCRIPTION L.oivvviivirrresrssissirrrnsisrsssssrcsaunse s sensssssss irssssassassasssssnnsnnessssssssinestosssersnsnns 6
INTRODUCTION Louiietiniitieet et ire e irs et sesaessbaaes et et 0400 s aua b0 nae s se0ssba01saassanssssassssisssnssassssinnstanes 6
EXISTING CONDITHIONS ...toiiiieriisrrmmnmisscreinersiarssrssrrnnsssansersressnsrsstrssisssssisssnsstesnsssssssensssnissssnss 6
ADJACENT PARCELS .o reirres et st reereratia s ss s e s e s aa e bba s e b b e s e s ke mnn bbb san s 8
PROPOSBED USE ... ooertiiereieriirsieiiesrerseasssesasa s seneonese smenns s sme rmesenebbeessas asbenns sasns snssnnasnsanntbbabas 8
TRANSPORTATION AND ACCESS ..o e r e s e e e e bbad b r st ba s s s aa b ranas 9
PUBLIC UTILITIES, SERVICES AND AMENITIES . ovvie et cesscmnis s s snen e s 9
AN T ARY Lottt it e st e it e ettt sbesbeease b ees b et e res e a5 e s fas e e e £ Rn £ ek k£ ehe ke e £ a e e s e ret e ee ek en e e a e E e e 9
MATER Lottt ittt et e e e ettt e bt eee s e ere et saa o0 121 1204 e s 28t a£ehe A e £ R bRt b ek st et 10
ST ORM L1tttk ettt ettt ettt a e et et 1es e s s e £ 4hg 2t A e £ SR e RS nE e aa e e A et et e b ek bbb n b e s 10
FRANCHISE UTILITIES ooiverririierier s e e e e et ecr e e e e e e et ee s te s se e res e ra b rastas s b e s te s aastaa s e s b s s et s n s aaraansananeenionesn s ees 11
S O SO PP 11
POLICE oot ettt et e bt v v ettt e e st ae e e e es e a5 s 4o e ab et e e o e he a R bed £ 2 e e n e e et a e e nn b et 11
SOHOO ettt ettt ettt e e e e b A4 b Rt A Ak bR bt bR R e e e 11
TR AN S T ettt ettt et e e e eeeeae et et et e raes e s es eaeeaeehe e be et SRR e R A e bt e ek s e R e Ao n e eneeRe et e ern e Rt en e b oo re e ene e 11
P A R S oot e e e e e et E Ao bt R e r e e T e e re AR bR er e et en e en e e et 11
LAND USE APPLICATION REQUEST — PLANNED UNIT DEVELOPMENT ... oo siiniiane 12
COMPLIANCE WITH THE CITY OF NEWBERG MUNICIPAL CODE.....ccoiiivimminninnnii, 12
Chapter 15.100 Land Use Processes and PTOCEAUIES ..o et cn e 12
15.100.050 Type Il procedure — Quasi-judicial hearing.........cccoov i e 12
CITY OF NEWBERG MUNICIPAL CODE ..ottt siess e st s ms e nnasens s s 13
Title 15 Development COOR.......coviiiririeee s rir e et e st s s na e s s ssaecran s as 13
Chapter 15.100 Land Use Processes and Procedures......c...oocvvievrinennne e necsssssennins 13
15.100.050 Type il procedure — Quasi-judicial hearing...........ccooo 13
15.100.090 Development permit apnliCation. v e 13
15,100,200 Compliance MeOUITEU.....c.ocoivs et et er bbb 14
15.100.210 Mailed NMOTICE. ooviiiiie i vsier et et ee et e e e ae e e b e e e b s st s e s s et s e raanesn s s mnb e b e e 14
15.100.230 Additional notice procedures for Type 11l quasi-judicial hearing. ..o, 14
15.100.260 Procedure for posted notice for Type lf and Il proceduras. ... verenicnicnnen, 15
Chapter 15.220 Site Design Review 15.220.060 Additional requirements for multifamily
rESIAENTIAl PrOJECES. 1 vvrevreeree ettt s e s e e e s s a e 15
Chapter 15.240 Planned Unit Developments.....c...vuiiiiiireimmmimmimissnesses 17
15.240.020 GENEIAl PrOVISIONS 1. oiiiiees s eint e etr et s ere e e s e b s s n b st r e e e esie e e aree e 17
15.240.030 Preliminary plan consideration — STEP 0N, ..ot 24
15.240.040 Final plan consideration — SEEP TWO. oot e 26
15.240.050 ENTOICRIMENT. ©1iiiiieiiriai ettt est st iirs e e s e vt cae s eb et et ra e seb et en e et ae e s r e ebabes 27
Chapter 15,302 Districts and Their Amendment..........ccccovv e, 27
15.302.032 Purposes of each zoning diStrict. ..o e 27
Chapter 15.305 Zoning Use Table......c.ooerevircrrieeirc et 27
15.305.020 Zoning use table — Use districts. .o 27
Chapter 15.352 Riverfront {RF) SUbIStriCt ........ccooieiinniiii s 28
15.352.030 The riverfront plan general provisions. ..., 28
Riveriands
Planned Unit Development Page 2

1303 NE River St. Newberg, CR 57132 (R3229/02500)



15.352.050 Residential design stanTards. ..o vvirrerrier e sib e 29

Chapter 15.405 Lot REQUITEMENTS.......coviiiiiiii i eea b e ae s rere e 30
15.405.010 Lot area — Lot areas per dwelling Unil. ..o e 30
15.405.020 Lot @rea eXCePTIONS. . oo e e e 30
15.405.030 Lot dimensions and froNtage. .. i e s 31
15.405.040 Lot coverage and parking coverage requitements. ..o e 31

Chapter 15.410 Yard Setback Requirements............ccocveniv i 32
15.410.010 General yard FeEUIIEIONS . vttt et e et et e e 32
15.430.020 Front vard SEIDACK. ..o e e e 33
15.410.030 Interior yard SEThatk ... e 33
15.410.060 Vision clearance SEEDack ..o ) 33
15.410.070 Yard exceptions and permitted intrusions into required yard setbacks...............o 34

Chapter 15.415 Building and Site Design Standards...........cocevncinninionimnnsns. 34
15.415.020 Building height mitation. ..o i e 34

Chapter 15.420 Landscaping and OUtdoOor Areas.........viieiiinincimssiisns i resssessssssessnsas 34
15.420.010 Required minimum SEANAATAS. . e e 34

15.420.020 Landscaping and amenities in public rights-of-way........c..cccvimiiiinnino.., 35

Chapter 15.430 Underground Utility Instailation ..., 37
15.430.010 Underground utility installation. ... 37

Chapter 15.440 Off-Street Parking, Bicycle Parking, and Private Walkways.......c...ccovvinevnenne 37
Article . Off-Street Parking REQUITEMEBNTS ..o e 37
15.440.010 Required off-Street Parking. . ..o e 37
15.440,030 Parking spaces reqUIred ... e e 38

Chapter 15.505 Public Utility Standards .........cccommiimimiiiie e 38
15,505,020 APPICABIITY. ..ottt e e e e s e 38
15.505.030 SIreet SEANGAITS. it ceicicr it err e s st r e e e 40
15.505.040 Public Utility SEENAATES. oo 52
15.505.050 Stormwater system standards. oo 54

CONCLUSHON . st vvretsiietirirsssrssesreres s vesies sesses s samneseses e sae 00040000000 100 9100800000 saaesaes s sas tan sa ks nbab b babnenbas 55
Riverlands
Planned Unit Development Page 3

1303 NE River St. Newberg, OR 37132 {R3229/02500)



EXHIBITS

A

B
C
D

T ¢y TMooom

Land Use Application

Tax Map

Proof of Ownership

Evidence of Authority to Sign

Preliminary Engineering

Preliminary Stormwater Report

Geotechnical Report

Conceptual Architectural Plans (3-bedroom)
Conceptual Architectural Plans {3-bedroom “Solar”)
Conceptual Architectural Plans (2-bedroom “Solar”)
Solar Exposure Exhibits

Draft Public Notice

Property Owner Information (500" Radius)

Covenant of Rights and Remedies {Measure 49 Waiver)

FIGURES & TABLES
PAGE# NAME

6
7
7

8&41

32
44

Figure 1: Subject Property Aerial
Figure 2: City of Newberg Zoning Map
Figure 3: City of Newberg Comprehensive Plan Map

Table 2: Lot Area & Coverage

Table 3: Requirements of Table 15.505.030.G. Versus Proposed Development

Riverlands

Planned

Unit Development

1303 NE River St. Newberg, OR 97132 (R3229/02500)

Table 1: Existing Conditions Adjacent to the Subject Property



SUBJECT PROPERTY & PROJECT SUMMARY

Property Ownership

Property Owner

Riverlands Subdivision LLC
PO Box 3189 Newberg, OR 97132

Applicant

Del Boca Vista LLC
PO Box 3189 Newberg, OR 97132

Tax Assessment Details

Tax Map & Tax Lot

R3228/02500

Address

1303 NE River 5t. Newberg, OR 97132

Subject Property Size

1.56-ac

Political Boundaries

City

Newberg

County

Yamhill

Planning Designations

Zoning Designation

R-2/RD {Medium Density Residential
District/Riverfront District)

Comprehensive Plan Desination

MDR/RD (Medium Density Residential
District/Riverfront District)

Environmental Findings

Stream Cotrridor

No

Flood Plain (FEMA 100 yr.)

No

Topography

East 1o West at less than 1%

Service Providers

Fire Protection

Tualatin Valley Fire & Rescue

School District

Newberg School District

Sewer City of Newberg
Water City of Newberg
Stormwater City of Newberg

Sanitary Hauler

Waste Management

Park & Recreation District

Chehalem Park and Recreation District

Proposal

Proposal

18-Lot Planned Unit Development

Future Development

Single-Family Detached Dweliings

Design Team Members

Design Coordinator’s Professional
Representative

MacKenzie Davis, Del Boca Vista LLC

Project Engineer

Brady Berry, David Evans & Associaies, Inc.

Project Surveyor

Stephen Williams, David Evans & Associates, Inc.

Project Architect

Jim Mei, Suntel Design Inc.

Project Landscape Architect

Janet Otten, Otten Landscape Architects, Inc.

Riverlands
Planned Unit Development
1303 NE River St. Newberg, OR 97132 {R3225/02500)

Page 5




PROJECT DESCRIPTION

INTRODUCTION

The owner of the subject property, Riverlands Subdivision LLC, proposes an 18-Lot Planned Unit
Development Subdivision of the 1.56-acre subject property. The subject property is located at
1303 NE River St. Newberg, OR 97132 (R3229/02500), to the south and east of the Newberg-
Dundee Bypass, west of S. River St. and north of E. 14t St.

This written narrative, together with Preliminary Engineering and Architectural development
plans, and other documentation included in the enclosed application materials, establishes that
the Application is in compliance with all applicable approval criteria, and provides the basis for
the Planning Commission recommendation of approval of this Application.

EXISTING CONDITIONS

The subject property generally slopes from east to west at less than 1%. There are no significant
natural resources identified on the subject property. There is an existing single-family detached
dwelling and associated structures on the subject property, which will be removed prior to
future development. Existing vegetation on the subject property is a mixture of trees and
groundcover associated with the existing single-family detached dwelling.
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The subject property has a Zoning Designation of R-2/RD (Medium Density Residential/Riverfront
District), and a Comprehensive Plan Designation of MDR/RD (Medium Density
Residential/Riverfront District).

Figure 2: City of Newberg Zoning Map

Figure 3: City of Newberg Comprehensive Plan Map
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ADJACENT PARCELS

As depicted by Figure 2: City of Newberg Zoning Map and Figure 3: City of Newberg
Comprehensive Plan Map, to the north of the subject property are Tax Lots 05318, 05319, and
05390 of Tax Map R3220CC, which are located within the City limits and are zoned R-2 and
designated MDR. Tax Lot 05390 of Tax Map R3220CC sites an existing single-family detached
dwelling. Tax Lots 05318 and 05319 of Tax Map R220CC are owned by the Oregon Department
of Transportation and are vacant. To the east of the subject property is the S. River St. public
right-of-way. To the west of the subject property is a vacant parcel owned by ODOT, which is
identified as Tax Map R3229/ROADS. To the south of the subject property is an inactive railroad
spur which is owned and operated by Westrock, and sited on Tax Lot 02600 of Tax Map R3229, a
vacant AF-10 zoned parcel under the jurisdiction of Yamhill County.

Table 1: Existing Conditions Adjacent to the Subject Property
North Vacant parcels owned by the Oregon Department of
Transportation & existing residential development in the City’s
R-2 Zoning District

East S, River St. public right-of-way.
South Railroad Spur owned and maintained by Westrock on vacant
parcel,

West & Northwest | Newberg-Dundee Bypass, and CDOT-owned vacant parcels.

PROPOSED USE

The subject property is located in the R-2/RD Zoning District, and has a Comprehensive Plan
Designation of MDR/RD. Parcels to the north of the subject property are also iocated in the R-2
Zoning District, and where developed, site Medium Density Residential deveiopment. This
Application proposes an 18-Lot Planned Unit Development on the subject property. While no
construction is proposed by this Application, approval of the proposed Planned Unit
Development will aliow for the future construction of single-family detached dwellings on the
subject property.

DENSITY:

As per Section 15.302.032.8.1. of the City of Newberg's Community Development Code, the
purpose of the R-2 Medium Density Residential District is “to provide a wide range of dwellings
types and styles at an average overall density of nine units per gross buildable acre in the
district”. As per Section 15.302.032.8.2. of the City of Newberg's Community Development Code,
“Typical housing types will include single-family dwellings on small fots...”.

The subject property is 1.56-acres in size. This Application proposes 18-Lots for a total density of
11.5-units per gross acre.

As per Section 15.240.20.F.1.a of the City's Community Development Code, Planned Unit
Developments within the R-2 district are permitted a maximum allowable density of 310 density
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points per gross acres, as calculated in Section 15.240.20.F.1.b. The subject property is zoned R-
2, and is 1.56-acres in size. The subject property is thereby permitted 483.6 density points.

As depicted by the Architectural Plan Sets provided as Exhibit H through Exhibit J, this
Application proposes fifteen 3-bedroom dwellings {15 x 28-points = 420-points), and three 2-
bedroom dwellings (3 x 21-points = 63-points). As regulated by Section 15.240.20.F.1.b, the
subject property is permitted 483.6 density points, and this Application proposes a total density
of 483-points. The proposed development satisfies all applicable density requirements.

TRANSPORTATION AND ACCESS

The subject property has frontage on the S. River St. public right-of-way which has a functional
classification of Major Collector. The City’s Transportation System Plan includes aspirational plan
No. S22 to reconstruct S. River St. between 1% St. and Rogers Landing Rd. to Major Collector
street standards, including bicycle lanes and sidewalks on each side of S. River St.

Following approva! of this proposed Planned Unit Development, the future development of the
subject property will warrant right-of-way dedication, and public improvements to the S. River
St. public right-of-way along the frontage of the subject property. As such, approval of the

propose Planned Unit Development furthers the goals of the City’s Transportation System Plan.

Regarding traffic generated by the future development of the subject property, based on the
Institute of Transportation Engineers (ITE} Trip Generation Manual, 8 Edition, the proposed
development will generate 18 new PM peak hour trips (18 lots generating 1 trip per unit during
the PM peak hour}. Accordingly, the proposed development does not meet the City’s threshold
requirement of generating at least 40 new vehicular trips during the PM peak hour to trigger the
need for a Traffic Study.

PUBLIC UTILITIES, SERVICES AND AMENITIES

Public utilities, including water, sanitary sewer, and stormwater water are available in the

S. River St. public right-of-way and will be extended at the time of the future development of the
subject property following issuance of a Public Improvement Permit. All public and private
utilities warranted by the future development of the subject property will be financed by the
developer at the time of future development.

SANITARY

As depicted by the Preliminary Engineering Plans provided as Exhibit £, there is an existing 12-
inch PVC force main located within the S. River St. public right-of-way to the northeast of the
subject property which is adequate to serve the future development of the subject property. The
City’s 2018 Wastewater Master Plan does not identify any improvements within the vicinity of
the subject property. As depicted by the Preliminary Engineering Plans provided as Exhibit E,
following approval of the proposed Planned Unit Development, sanitary lines will be extended to
and through the subject property to provide adequate service to future development.
Furthermore, a future Public Improvement Permit review and approval process wiil ensure
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adequate services are available to serve future development on the subject property in
compliance with all applicabte City standards and regulations.

WATER

As depicted by the Preliminary Engineering Plans provided as Exhibit E, there is an existing 6-inch
ductile iron water main located within the S. River St. public right-of-way to the east of the
subject property which is adequate to serve the future development of the subject property. The
City’s 2017 Water System Master Plan does not identify any improvements within the vicinity of
the subject property.

As depicted by the Preliminary Engineering Plans provided as Exhibit E, following approval of the
proposed Planned Unit Development, water lines will be extended to and through the subject
property to provide adequate service to future development. Furthermore, a future Public
Improvement Permit review and approval process will ensure adequate services are available to
serve future development on the subject property in compliance with all applicable City
standards and regulations.

STORM

As depicted by the Preliminary Engineering Plans provided as Exhibit E, there is an existing 15-
inch storm line located within the S. River St. public right-of-way to the east of the subject
property which is adequate to serve the future development of the subject property. The City’s
2015 Stormwater System Master Plan does not identify any improvements within the vicinity of
the subject property.

Erosion Control plans prepared by an Engineer Licensed in the state of Oregon are provided as
Sheet CO02 of Exhibit E. A Prejiminary Stormwater Report is provided as Exhibit F. A Composite
Utility Plan is provided as Sheet C300 of Exhibit E.

An Extended Dry Basin Stormwater Facility adequately sized to provide water quality and
quantity is proposed in Tract A, an approximately 6,050 SF Stormwater Tract in the southwestern
corner of the subject property. A new 8” storm main constructed within the proposed public
right-of-way will connect to the existing 15-inch storm main in the S. River St. public right-of-way,
and the proposed Extended Dry Basin in Tract A.

Runoff from future impervious areas on the subject property wilf be directed to the Stormwater
Facility via weepholes and catch basins. Furthermore, a stormwater planter is proposed along
the subject property’s northerly most frontage on S. River St. to account for runoff associated
with S, River St.

Furthermore, a future Public Improvement Permit review and approval process will ensure
adequate services are available to serve future development on the subject property in
compliance with all applicable City standards and regulations.
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FRANCHISE UTILITIES

Following approval of this Land Use Action, a future Public improvement Permit review and
approval process will ensure adequate franchise utilities, including electricity, gas, and
communication services, are provided to serve future development on the subject property.

FIRE

The subject property is served by Tualatin Vailey Fire & Rescue. Tualatin Valley Fire Station No.
20 is located at 414 E. 2™ St. Newberg, OR 97132 approximately 1.1-miles from the subject
property. During the review of this requested Land Use Action, the City will request comments
from the Newberg Fire Department, prior to issuance of a Staff Report.

POLICE

The Newberg Police Department at 401 E. 3rd St, Newberg, OR 97132 is located approximately
1-mile from the subject property. During the review of this requested Land Use Action, the City
will request comments from the Newberg Police Department, prior to issuance of a Staff Report.

SCHOOL

The subject property is currently located within the attendance boundaries of Edwards
Elementary School, Mountainview Middle School, and the Newberg High School. Edwards
Elementary School at 715 E. 8" St. Newberg, OR 97132 is located 0.4-miles from the subject
property. Mountainview Middle School at 2015 N. Emery Dr. Newberg, OR 97132 s located 2.4-
miles from the subject property. Newberg High School at 400 Douglas Ave. Newberg, OR 57132
is located 2.1-miles from the subject property.

TRANSIT

The Yamhill County Transit Area (YCTA} Newberg Route 5 has a stop at 1210 S. College St,
Newberg, OR 97132 adjacent to the Woodview Apartments, approximately 0.5-miles walking
distance to the northwest of the subject property.

PARKS

The Scott Leavitt Park at 1000 S. Columbia St. Newberg, OR 97132 is located 0.3-miles walking
distance to the northeast of the subject property. The Scott Leavitt Park includes amenities such
as a basketbali court, playground, and picnic tables.

The Ewing Young Park at 1201 S Blaine St, Newberg, OR 97132 is focated 0.8-miles walking
distance to the northwest of the subject property. The Ewing Young Park includes amenities such
as a skate park, BMX track, walking and jogging trails, covered shelters, restrooms, playground
equipment, picnic tables, a disc golf course.

It should be noted that the City of Newberg does not conduct future planning for CPRD or the
School District. However, the city coordinates with those agencies on a regular basis in regard to
future planning efforts. This type of coordination is typically done at the time of urban growth
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boundary expansion, when properties are added to serve as the future 20-year urbanizable area,
or areas where the city limits is expected to expand to meet growth needs.

LAND USE APPLICATION REQUEST — PLANNED UNIT DEVELOPMENT

This Application requests an 18-Lot Planned Unit Development Subdivision of the 1.56-acre
subject property identified as Tax Lot 02500 of Tax Map R3229.

As per Section 15.100.050.8.3., the proposed Planned Unit Development shall be processed
through Type Ill review procedure.

Prior to approval of this Application, the Applicant will give notice to all applicable parties
pursuant to all applicable provisions of Section 15.100.210 Mailed Notice, Section 15.100.230
and Additional Notice Procedures for Type lll Quasi-ludicial Hearing. A draft public notice is
provided as Exhibit L, and neighboring property owners' contact information {within 500-feet of
subject property) is provided as Exhibit M.

COMPLIANCE WITH THE CITY OF NEWBERG MUNICIPAL CODE
After reviewing the City of Newberg Municipal Code and Comprehensive Plan, this Application
found provisions of the following Sections to be applicable to the proposed development.

CITY OF NEWBERG MUNICIPAL CODE
Title 15 Development Code
Chapter 15.100 Land Use Processes and Procedures
15.100.050 Type 1l procedure — Quasi-judicial hearing
15.100.090 Development permit application.
15.100.200 Compliance required.
15.100.210 Mailed notice,
15.100.230 Additionai notice procedures for Type ill quasi-judicial hearing.
15.100.260 Procedure for posted notice for Type 1l and IIl procedures.
15.100.270 Procedure for published notice on Type |Il and Type iV procedures.
Chapter 15.220 Site Design Review
15.220.060 Additional reguirements for multifamily residential projects.
Chapter 15.240 Planned Unit Developments
15.240.020 General provisions
15.240.030 Preliminary plan consideration — Step one.
15.240.040 Final plan consideration — Step two,
15.240.050 Enforcement.
Chapter 15.302 Districts and Their Amendment
15.302.032 Purposes of each zoning district.
Chapter 15.305 Zoning Use Table
15.305.020 Zoning use table — Use districts.
Chapter 15.352 Riverfront (RF) Subdistrict
15.352.020 Where these regulations apply.
15,352.030 The riverfront plan general provisions.
5.352.050 Residential design standards.
Chapter 15.405 Lot Requirements
15.405.010 Lot area — Lot areas per dwelling unit.
15.405.020 Lot area exceptions.
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15.405.030 Lot dimensions and frontage.

15.405.040 Lot coverage and parking coverage requirements.
Chapter 15.410 Yard Setback Requirements

15.410.010 General yard regulations

15.410.020 Front yard sethack.

15.410.030 interior yard setback

15.410.060 Vision clearance setback

15.410.070 Yard exceptions and permitted intrusions into required yard setbacks
Chapter 15.415 Building and Site Design Standards

15.415.010 Required Minimum Standards Building height limitation.

15.415.020 Building height limitation.
Chapter 15.420 Landscaping and Qutdoor Areas

15.420.010 Required minimum standards.

15.420.020 Landscaping and amenities in public rights-of-way.
Chapter 15.430 Underground Utility installation

15.430.010 Underground utility installaticn.
Chapter 15.440 Off-Street Parking, Bicycle Parking, and Private Walkways

15.440.010 Required off-street parking.

15.440.030 Parking spaces required
Chapter 15.505 Public Utility Standards

15.505.020 Applicability.

15.505.030 Street standards.

15.505.040 Public utility standards.

15.505.050 Stormwater system standards.

CITY OF NEWBERG MUNICIPAL CODE
Title 15 Development Code

Chapter 15.100 Land Use Processes and Procedures

15.100.050 Type |l procedure — Quasi-judicial hearing
A, All Type Il decisions shall be heard and decided by the planning commission. The planning
commission’s decision shall be final unless the decision is appealed or the decision is a recommendation to
the city council.
B. Type Il actions include, but are not limited to:
3. Planned unit developments: This action is a final decision unless appealed.

RESPONSE: As per Section 15.100.050.8.3, the proposed Planned Unit Development shall be
processed through Type 1!l review procedure. This Application acknowledges the applicable
provisions of Section 15.100.050.C through Section 15.100.050.H regarding Type i review
procedure. This criterion is satisfied.

15.100.090 Development permit application.

Applications for development permits shall be submitted upon forms established by the director. An

application shall consist of all materials required by this code, including the following information:
A. 4 completed development permit application form.
B. Proof that the property affected by the application is in the exclusive ownership of the
applicant, or that the applicant has the consent of all owners of the affected property.
C. Other information required by this code.
D. The applicable fees. [Ord. 2451, 12-2-96. Code 2001 § 151.040.]
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RESPONSE: In satisfaction of Section 15.100.090 a completed Land Use Application form is
provided as Exhibit A, proof of ownership is provided as Exhibit C, and all other applicable
information required by the City of Newberg Municipal Code and Comprehensive Plan is included
with this Application. All applicable fees have been remitted with this Application. This criterion
is satisfied.

15.100.200 Compliance required.

Notice on all Type I through Type IV actions, including appeals, shall be conducted in accordance with this
article. [Ord. 2451, 12-2-96. Code 2001 § 151.070.]

RESPONSE: As per Section 12.100.200, the provisions of this Article are applicable to the
proposed development.

15.100.210 Mailed notice.

Mailed norice shall be provided as follows:
B. Type If and Type Il Actions. The applicant shall provide public notice to:

1. The owner of the site for which the application is made, and
2. Owners of property within 500 feet of the entire site for which the application is made.
The list shall be compiled from the most recent property tax assessment roll. For
purposes of review, this requirement shall be deemed met when the applicant can provide
an affidavit or other certification that such notice was deposited in the mail or personally
delivered.

RESPONSE: Prior to approval of this Application, the Applicant will give notice to all applicable
parties pursuant to all applicable provisions of Section 15.100.210 Mailed Notice. A draft public
notice is provided as EXHIBIT L, and neighboring property owners' contact information (within
500-feet of subject property) is provided as Exhibit M. This Application acknowledges the
applicable provisions of Section 15.100.210.C. through Section 15.100.210.J. regarding noticing
requirements. This criterion is satisfied.

15.100.230 Additional notice procedures for Type il quasi-judicial hearing.

In addition to the requirements of NMC 15.100.210, mailed notice for Type I development actions shall

also contain the following:
4. State that an issue which may be the basis for an appeal to the Land Use Board of Appeals
shall be raised not later than the close of the record at or following the final new hearing on the
proposal before the city. Such issues shall be raised with sufficient specificity so as to afjord the
hearing body and the parties an adequate opportunity to respond to each issue;
B. State the date, time and location of the hearing;
C. State that the failure of an issue to be raised in a hearing, in person or by letter, or failure fo
provide sufficient specificity to afford the hearing body an opportunity to respond to the issue may
preclude appeal to the Land Use Board of Appeals on that issue,
D. State that a copy of the staff report will be available for inspection at no cost at least seven
calendar days prior to the hearing and will be provided at reasonable cost;
E. Include a general explanation of the requirements for submission of testimony and the
proceduve for conduct of hearings. [Ord, 2451, 12-2-96. Code 2001 § 151.073.f

RESPONSE: Prior to approval of this Application, the Applicant will give notice to all applicable
parties pursuant to all applicable provisions of Section 15.100.230 Additional Notice Procedures
for Type Hil Quasi-Judicial Hearing. A draft public notice is provided as Exhibit L, and neighboring
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property owners' contact information (within 500-feet of subject property) is provided as Exhibit
M. This criterion is satisfied.

15.100.260 Procedure for posted notice for Type H and lii procedures.
[Detailed Provisions Omitted for Brevity]

RESPONSE: This Application acknowledges all applicable provisions of Section 15.100.260
Procedure for Posted Notice for Type Il and Il Procedures. All applicable provisions regarding
public notice will be satisfied prior to approval of this Application.

15.100.270 Procedure for published notice on Type |il and Type IV procedures.
[Detailed Provisions Omitted for Brevity]

RESPONSE: This Application acknowledges all applicable provisions of Section 15.100.270
Pracedure for Published Notice for Type i and IV Procedures. All applicabie provisions will be
satisfied prior to approval of this Application.

Chapter 15.220 Site Design Review

15.220.060 Additional requirements for multifamily residential projects.
The purpose of this section is to ensure that residential projects containing three or more units meet minimumn
standards for good design, provide a healthy and attractive environment for those who live there, and are
compatible with surrounding development. As part of the site design review process, an applicani for a new
multifamily residential project must demonstrate that some of the following site and building design elements, each
of which has a point value, have been incorporated into the design of the project. At least 14 points are required for
attached single-family projects of any size and smailer multifamily projects with six or fewer units and at least 20
points are required for multifamily projects with seven or more units. For more information and illustrations of each
element, refer to the Newberg Residential Development Design Guidelines (July 1997).
A, Site Design Elements.
1. Consolidate green space to increase visual impact and functional utility. This applies to larger
projects which collectively have a significant amount of open space areas which can be
consolidated into children's play areas, gardens, and/or dog-walking areas (three points),
2. Preserve existing natural features, inchuding topography, water features, and/or native
vegetation (three points).
3. Use the front setback to build a street edge by orienting building(s) toward the street with a
relatively shallow front yard (12 to 15 feet for two-story buildings) to create a more “pedestrian-
Sfriendly" enviromment {three points).
4. Place parking lots to the sides and/or back of projecis so that front yard areas can be used for
landscaping and other “pedestrian-fiiendly” amenities (three points).
5. Create “outdoor” rooms in larger projects by grouping buildings to create well-defined
outdoor spaces (two points).
6. Provide good-quality landscaping. Provide coordinated site landscaping sufficient to give the
site its own distinctive character, including the preseyvation of existing landscaping and use of
native species (two points).
7. Landscape at the edges of parking lots to minimize visual impacts upon the street and
surrounding properties (two points).
8. Use street trees and vegetative screens at the front properly line to soften visual impacts from
the street and provide shade (one point).
9. Use site furnishings to enhance open space. Provide communal amenities such as benches,
plaveround equipment, and fountains to enhance the outdoor environment (one point).
10. Keep fences neighborly by keeping them low, placing them back from the sidewalk, and using
compatible building materials {one point}.
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11. Use entry accents such as distinctive building or paving materials to mark major entries to
multifamily buildings or to individual units (one point),
12. Use appropriate outdoor lighting which enhances the nighttime safety and security of
pedestrians without causing glare in nearby buildings (one point}.

B. Building Design Elements.
1. Orient buildings toward the street, For attached single-family and smaller multifamily projects,
this means orienting individual entries and porches to the street. In larger projects with internal
circulation and grounds, this means that at least 10 percent of the units should have main entries
which face the streef rather than be oviented toward the interior (three points).
2. Respect the scale and patierns of nearby buildings by reflecting the architectural styles,
building details, materials, and scale of existing buildings (three points).
3. Break up large buildings into bays by varying planes at least every 50 feet (three points).
4. Provide variation in repeated units in both single-family attached and large multifamily
projects so that these projects have recognizable identities. Elements such as color; porches,
balconies, and windows; railings; and building materials and form, either alone or in
combination, can be used to create this variety (three points).
3. Building Materials. Use some or all of the following materials in new buildings: wood or wood-
like siding applied horizontaily or vertically as board and batten; shingles, as roofing, or on upper
portions of exterior walls and gable ends; brick at the base of walls and chimneys; wood or wood-
like sash windows, and wood or wood-like trim (one point for each material described above).
6. Incorporate architectural elements of one of the city's historical styles (Queen Anne, Dutch
colonial revival, colonial revival, or bungalow style) into the design to reinforce the city’s cultural
identity. Tvpical design elements which should be considered include, but are not limited to,
“crippled hip” roofs, Palladian-style windows, roof eave brackets, dormer windows, and
decorative trim boards (two points).
7. Keep car shelters secondary to the building by placing them to the side or back of units and/or
using architectural designs, materials, and landscaping to buffer visual impacts from the street
{two points).
8. Provide a froni porch at every main entry as this is both compatible with the city's historic
building pattern and helps to create an attractive, “pedestrian-friendly" streetscape (twa points).
9. Use sloped roafs at a pitch of 3:12 or steeper. Gable and hip roof forms are prefevable (two
points). [Ord. 2763 § 1 (Exh. A § 8), 9-16-13, Ord. 2505, 2-1-99. Code 2001 § 151.195.f

RESPONSE: As per Section 15.220.060. multifamily developments must provide at least 20 points
as specified by Section 15.220.060.A. and Section 15.220.060.8. As per Section 15.240.020.Q. the
proposed Planned Unit Development must provide a minimum of 40% of the points required for
multifamily projects identified in Section 15.220.060. As such, the proposed development must
provide a minimum of 8 points {20 points x 40%).

In satisfaction of Subsection 15.220.060.A.3., future single-family detached dwellings on the
subject property will have relatively shallow front yards. Concept plans provided with this
Application presently depict 20-ft to garages, and 13-ft to front patios). Future dwellings will be
oriented toward the street, thus creating a more “pedestrian-friendly” environment {3 points}.

In satisfaction of Subsection 15.220.060.A.8., street trees will be planted in conjunction with the
construction of future dwellings on the subject property. Furthermore, arborvitae is proposed to
be planted on S. River St. along the eastern property of the subject property. As such, future
landscaping will “soften visual impacts from the street and provide shade” (1 point}.
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In satisfaction of Subsection 15.220.060.8.1., individual covered porch entryways associated with
future dwellings, will be approximately 25-SF in area, and are oriented toward the public right-
of-way (3 points).

In satisfaction of Subsection 15.220.060.B.9., proposed roofs associated with future dwellings on
the subject property has a pitch of 3:12 or greater (2 points}.

As previously, described the proposed development provides 9 site and building design element
points. The provisions of Section 15.220.060 and Section 15.240.020.Q are satisfied.

Chapter 15.240 Planned Unit Developments
15.240.020 General provisions

A. Ownership. Except as provided herein, the area included in a proposed planned unit development must
be in single ownership or under the development control of a joint application of owners or option holders
of the property involved.

RESPONSE: The proposed Planned Unit Development is in a single ownership, Riverlands
Subdivision LLC. Proof of Ownership is provided as Exhibit C. Authority of Signature is provided as
Exhibit D. This criterion is satisfied.

B. Processing Steps — Type HI. Prior to issuance of a building permit, planned unit development
applications must be approved through a Type Il procedure and using the following steps:

1. Step One — Preliminary Plans. Consideration of applications in terms of on-site and off-site
factors to assure the flexibility afforded by planned unit development regulations is used to
preserve natural amenities; create an attractive, safe, efficient, and stable environment; and
assure reasonable compatibility with the surrounding area. Preliminary review necessarily
involves consideration of the off-site impact of the proposed design, including building height and
location.

2. Step Two — Final Plans. Consideration of detailed plans to assure substantial conformance with
preliminary plans as approved or conditionally approved. Final plans need not include detailed
construction drawings as subsequently required for a building permit.

RESPONSE: This Application acknowledges all applicable provisions of Section 15.240.020.8
Processing Steps. The proposed Planned Unit Development will be reviewed via Type il
procedure, and will under the two-step review process stipulated by Section 15.240.020.8.1. and
Section 15.240.020.8.2. This criterion is satisfied.

C. Phasing. If approved at the time of preliminary plan consideration, final plan applications may be
submitted in phases. If preliminary plans encompassing only a portion of a site under single ownership are
submitted, they must be accompanied by a statement and be sufficiently detailed 1o prove that the entire
area can be developed and used in accordance with city standards, policies, plans and ordinances.

RESPONSE: This Application does not propose a Phased development. As such, the provisions of
Section 15.240.020.C. Phasing are not applicable to this Application.

D. Lapse of Approval. If the applicant fails to submit material required for consideration at the next step in
accordance with the schedule approved at the previous step or, in the absence of a specified schedule,
within one year of such approval, the application as approved at the previous step expires. If the applicant
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fails to obtain a building permit for construction in accordance with the schedule as previously approved,
or in the absence of a specified schedule, within three years of a preliminary plan approval, preliminary
and final plan approvals expire. Prior to expiration of plan approval at any step, the hearing authority
responsible for approval may, if requested, extend or modify the schedule, providing it is not detrimental to

the public interest or contrary to the findings and provisions specified herein for planned unit

developments. Unless the preliminary plan hearing authority provides to the contrary, expiration of final
plan approval of any phase automatically renders all phases void that are not yet finally approved or upon

which construction has not begun.

RESPONSE: This Application acknowledges that the proposed Planned Unit Development must

comply with the specified or Conditioned development schedule as dictated by Section

15.240.020.D.

E. Resubmittal Following Expiration. Upon expiration of preliminary or final plan approval, a new

application and fee must be submitted prior to reconsideration. Reconsideration shall be subject to the
same procedures as an original application.

RESPONSE: This Application acknowledges that the proposed preliminary Planned Unit
Development or future Final Planned Unit Development approvals are allowed to expire as

dictated by Section 15.240.020.D., then a new Planned Unit Development Application must be

submitted.

F. Density. Except as provided in NMC 15.302.040 relating to subdistricts, dwelling unit density provisions
for residential planned unit developments shall be as follows:

1. Maximum Density.

a. Except as provided in adopted refinement plans, the maximum allowable density for any project

shall be as follows:

District
R-1

R-2

R-3

RP

C-1
C-2
C-3

Density Points

175 density points per gross acre, as
calculated in subsection (F)(1)(b) of this
section

310 density points per gross acre, as
calculated in subsection (F)(1)(b) of this
section

640 density points per gross acre, as
calculated in subsection (F)(1)(b) of this
section

310 density points per gross acre, as
calculated in subsection (F)(1)(b) of this
section

As per required findings
As per required findings
As per required findings

RESPONSE: As per Section 15.240.020.F.1.a of the City’s Community Development Code, Planned
Unit Developments within the R-2 district are permitted a maximum allowable density of 310
density points per gross acres, as calculated in Section 15.240.020.F.1.b. The subject property is
zoned R-2, and is 1.56-acres in size. The subject property is thereby permitted 483.6 density

points.
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b. Density point calculations in the following table are correlated to dwellings based on
the number of bedrooms, which for these purposes is defined as an enclosed voom which
is commonly used or capable of conversion to use as sleeping quarters. Accordingly,
family rooms, dens, libraries, studies, studios, and other similar rooms shall be
considered bedrooms if they meet the above definitions, are separated by walls or doors
from other areas of the dwelling and are accessible to a bathroom without passing
through another bedroom. Density points may be reduced at the applicant’s discretion by
25 percent for deed-restricted affordable dwelling units as follows:

Density Point Table

Density

Points:
Density Income-
Points: Restricted

Standard Affordable
Dwelling Type Dwelling  Dwelling Unit

Studio and 12 9
efficiency
One-bedroom 14 1
Two-bedroom 21 16
Three-bedroom 28 21
Four or more 35 26
bedrooms

The density points in the right-hand column are applicable to income-restricted
affordable dwelling units, provided the dwelling units meet the affordability criteria
under NMC 15.242.030 regarding affordable housing requirements for developments
using the flexible development standards.

RESPONSE: As directed by Section 15.240.020.F.1.a., the subject property is permitted 483.6
density points. As depicted by the Architectural Plan Sets provided as Exhibit H through Exhibit J,
this Application proposes fifteen 3-bedroom dwellings (15 x 28-points = 420-points), and three 2-
bedroom dwellings (3 x 21-points = 63-points). As such, the subject property is permitted 483.6
density points, and this Application proposes a total density of 483-points. This criterion is
satisfied.

2. Approved Density. The number of dwelling units allowable shall be determined by the hearing
authority in accordance with the standards set forth in these regulations. The hearing authority
may change density subsequent to preliminary plan approval only if the reduction is necessary to
comply with required findings for preliminary plan approval or if conditions of preliminary plan
approval cannot otherwise be satisfied.

RESPONSE: This Application acknowledges that the number of permitted dwelling units shall be
determined by the Hearing Authority in accordance with the standards of this Section. This
criterion is satisfied.

3. Easement Calculations. Density calculations may include areas in easements if the applicant
clearly demonstrates that such areas will benefit residents of the proposed planned unit
development.
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RESPONSE: This Application has calculated Planned Unit Development density permitted on the
subject property as directed by Section 15.240.020.F.1.a.

4. Dedications. Density calculations may include areas dedicated to the public for recreation or
open space.

RESPONSE: This Application has calculated Planned Unit Development density permitted on the
subject property as directed by Section 15.240.020.F.1.a.

5. Cumulative Density. When approved in phases, cumulative density shall not exceed the overall
density per acre established at the time of preliminary plan approval.

RESPONSE: This Application does not propose a Phased development. As such, the provisions of
Section 15.240.020.F.5. are not applicable to this Application.

G. Buildings and Uses Permitted. Buildings and uses in planned unit developments are permitted as
Jollows:
1. R-1, R-2, R-3 and RP Zones.

a. Buildings and uses permitted outright or conditionally in the use district in which the

proposed planned unit development is located.

b. Accessory buildings and uses.

¢. Duplexes.

d. Dwellings, single, manufaciured, and multifamily.

e. Convenience commercial services which the applicant proves will be patronized

mainly by the residents of the proposed planned unit development.

RESPONSE: As per Section 15.240.020.G.1.d., single-family family detached dwellings are a
permitted use in Planned Unit Developments within the R-2 Zoning District. This criterion is
satisfied.

H. Professional Coordinator and Design Team. Professional coordinators and design teams shall comply
with the following:
1. Services. A professional coordinator, licensed in the State of Oregon to practice architecture,
landscape architecture or engineering, shall ensure that the required plans are prepared. Plans
and services provided for the city and between the applicant and the coordinator shall include:
a. Preliminary design;
b, Design development;
¢. Construction documents, except for single-family detached dwellings and duplexes in
subdivisions; and
d. Administration of the construction contract, including, but not limited to, inspection
and verification of compliance with approved plans.

RESPONSE: Evans & Associates is providing civil engineering, survey, and landscape architecture
designs for the proposed development. The Professional Coordinator, Brady Berry is a
professional engineer (#14919PE) in the state of Oregon. Design Team Professionals are listed on
Page 5 of this Narrative. This Application acknowledges the provisions of Section
15.240.020.H.1.q., Section 15.240.020.H.1.b., and Section 15.240.020.H.1.d. The Preliminary
Engineering Plans provided as Exhibit E have been prepared by a Professional Engineer licensed
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in the State of Oregon. The provisions of Section 15.240.020.H.1.c are not applicable as this
Application proposes the future construction of single-family detached dwellings. This criterion is
satisfied,

2. Address and Attendance. The coordinator or the coordinator's professional representative shall
maintain an Ovegon address, unless this requirement is waived by the director, The coordinator
or other member of the design team shall attend all public meetings at which the proposed
planned unit development is discussed.

RESPONSE: In satisfaction of Section 15.240.020.H.2., the Professional Engineer, and
Coordinator’s Professional Representative maintain Oregon addresses. This Application
acknowledges that the Coordinator or a member of the design team are required to attend
future Public Meetings. This criterion is satisfied.

3. Design Team Designation. Except as provided herein, a design team, which includes an
architect, a landscape architect, engineer, and land surveyor, shall be designated by the
professional coordinator to prepare appropriate plans. Each team member must be licensed to
practice the team member s profession in the State of Oregon.

RESPONSE: in satisfaction of Section 15.240.020.H.3., the Applicant has retained a team of
Design Team Members, including a Professional Engineer, Professional Surveyor, Professional
Architect, and Professional Landscape Architect licensed within the State of Oregon. Contact
information for each design team member is listed on Page 5 of this narrative. This criterion is
satisfied.

4. Degign Team Participation and Waiver. Unless waived by the director upon proof by the
coordinator that the scope of the proposal does nof require the services of all members at one or
movre steps, the full design team shall participate in the preparation of plans at all three steps.

RESPONSE: This Application acknowledges the provisions of Section 15.240.020.H.4. Unless
waived by the Director, each Design Team Member will participate in each preparation of the
proposed Planned Unit Development during ali three development steps.

5. Design Team Change. Written notice of any change in design team personnel must be submitted
to the director within three working days of the change.

RESPONSE: This Application acknowledges the provisions of Section 15.240.020.H.5. Unless
waived by the Director, each Design Team Member will participate in each preparation of the
proposed Planned Unit Development during all three development steps.

6. Plan Certification. Certification of the services of the professionals responsible for particular
drawings shall appear on drawings submitted for consideration and shall be signed and stamped
with the registration seal issued by the State of Oregon for each professional so involved. To
assure comprehensive review by the design team of all plans for compliance with these
regulations, the dated cover sheet shall contain a statement of veview endorsed with the signatures
of all designated members of the design team.

RESPONSE: in satisfaction of Section 15.240.020.H.6., each plan set provided with this
Application is stamped and signed by the corresponding Design Team Member. A copy of the
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Final Planned Unit Development plan set will be signed by all Design Team Members and
provided to the City. This criterion is satisfied.

1. Modification of Certain Regulations. Except as otherwise stated in these regulations, fence and wall
provisions, general provisions pertaining to height, yards, area, lot width, frontage, depth and coverage,
number of off-street parking spaces required, and regulations pertaining to setbacks specified in this code
may be modified by the hearing authority, provided the proposed development will be in accordance with
the purposes of this code and those regulations. Departures from the hearing authority upon a finding by
the engineering director that the departures will not create hazardous conditions for vehicular or
pedestrian traffic. Nothing contained in this subsection shall be interpreted as providing fexibility to
regulations other than those specifically encompassed in this code.

RESPONSE: As further addressed in Section 15.405 Lot Requirements of this Narrative, this
Application has demonstrated compliance with all applicable fence and wall provisions, height,
yards, lot width, frontage, depth, lot coverage, off-street parking, and setback requirements
pertaining to development within the R-2 Zoning District.

As permitted by Section 15.240.020.1,, this Application requests a modification to the lot area
required within the proposed Planned Unit Development. The proposed lot area reduction will
permit a development which is more compatible with the target density of the Medium Density
Residential (MDR) Comprehensive Plan Designation. As directed by Section 15.240.020.1, the
proposed Planned United Development complies with the purposes of this Code, and the
proposed reduction in lot area will not create hazardous conditions for vehicular or pedestrian
traffic.

J. Lot Coverage. Maximum permitted lot and parking area coverage as provided in this code shall not be
exceeded unless specifically permitted by the hearing authority in accordance with these regulations.

RESPONSE: As further addressed in Section 15.405 Lot Requirements of this Narrative, the
proposed development satisfies ot and parking area coverage standards applicable to
development in the R-2 zoning district.

K. Height. Unless determined by the hearing authority that intrusion of structures into the sun exposure
plane will not adversely affect the occupants or potential occupants of adjacent properties, all buildings
and structures shall be constructed within the area contained between lines illustrating the sun exposure
plane (see Appendix A, Figure 8 and the definition of “sun exposure plane” in NMC 15.05.030). The
hearing authority may further modify heights to:

1. Protect lines of sight and scenic vistas from greater encroachment than would occur as a result

of conventional development.

2. Protect lines of sight and scenic vistas,

3. Enable the project to satisfy requived findings for approval.

RESPONSE: The subject property is adjacent to the S. River St. public right-of-way to the east,
and ODOT owned right-of-way to the west and northwest. To the south of the subject property
is an inactive railroad spur which is owned and operated by Westrock. The only existing
development adjacent to the subject property is a single-family detached dwelling in the R-2/RD
Zoning District to the north of the subject property adjacent to Lot 1 through Lot 5 of the
proposed Riverlands development.
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As per Section 15.240.020.K, the intent of the sun exposure plane is to ensure future structures
“will not adversely affect the occupants or potential occupants of adjacent properties”. As the
potential for future dwellings to impact adjacent properties is only present on Lot 1 through Lot
5, due to existing development patterns in the vicinity of the subject property, the Applicant
proposes that Lot 1 through Lot 5 should be subject to the sun exposure plane, while Lot 6
through Lot 18 should be exempt from said requirements.

As depicted by Exhibit K, the sun exposure plane on Lot 1 through Lot 5 requires that buildings
have a maximum height of 39.93-ft.

As depicted by the Architectural Plans provided as Exhibit H through Exhibit J, the future
dwellings proposed on Lot 1 through Lot 5 satisfy all applicable requirements of the sun
exposure plane. The Applicant has included a 3-bedroom and 2-bedroom “solar design option”
with this Application.

L. Dedication, Improvement and Maintenance of Public Thoroughfares. Public thoroughfares shall be
dedicated, improved and maintained as follows:
1. Streets and Walkways. Including, but not limited to, those necessary for proper
development of adjacent properties. Construction standards that minintize maintenance
and protect the public health and safety, and setbacks as specified in NMC 15.410.050,
pertaining to special setback requirements to planned rights-of-way, shall be required,

RESPONSE: As depicted by the Preliminary Engineering Plans provided as Exhibit E, and in
satisfaction of Section 15.240.020.L.1., this Application proposes that adequate vehicular and
pedestrian access be dedicated to the public as public right-of-way.

2. Notwithstanding subsection (L)(1) of this section, a private street may be approved if the
Sfollowing standards are satisfied.
[Detailed Provisions Omitted for Brevity]

RESPONSE: This Application does not propose a private street. As such, the provisions of Section
15.240.020.L.2. are not applicable to the proposed development.

3. Egsements. As are necessary for the orderly extension of public utilities and bicycle and
pedestrian access.

RESPONSE: As depicted by the Preliminary Engineering Plans provided as Exhibit E, and in
satisfaction of Section 15.240.020.L.3., Public Utility Easements are provided as to promote the
orderly extension of public utilities, and bicycle and pedestrian access where applicable.

M. Underground Utilities. Unless waived by the hearing authority, the developer shall locate all on-site
utilities serving the proposed planned unit development underground in accordance with the policies,
practices and rules of the serving utilities and the Public Utilities Commission.

RESPONSE: As depicted by the Preliminary Engineering Plans provided as Exhibit E, and in
satisfaction of Section 15.240.020.M., all on-site utilities serving the proposed Planned Unit
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Development are underground services designed in accordance with the policies, practices, and
rules of the serving utilities and the Public Utilities Commission.

N. Usable Outdoor Living Area. All dwelling units shall be served by outdoor living areas as defined in this
code. Unless waived by the hearing authovity, the outdoor living area must equal at least 10 percent of the
gross floor area of each unit. So long as outdoor living area is available to each dwelling unit, other
outdoor living space may be offered for dedication to the city, in fee or easement, to be incorporated in a
city-approved recreational facility. A portion or all of a dedicated area may be included in calculating
density if permitted under these regulations.

RESPONSE: As depicted by the Architectural Plans provided as Exhibit H through Exhibit J, the
future gross floor area to be sited on Lots within the Planned Unit development is 720 SF. As
such, Section 15.240.020.N. requires each lot provide a minimum of 72.0 SF {10% of 720 SF) of
outdoor living area. In satisfaction of this requirement, the smallest backyard areas in the
proposed Planned Unit Development, being that of Lot 11 through 17, is 178 SF (5.67-ft by 31.5-
ft). This criterion is satisfied.

O. Site Modification. Unless otherwise provided in preliminary plan approval, vegetation, topography and
other natural features of parcels proposed for development shall remain substantially unaltered pending
Jfinal plan approval.

RESPONSE: This Application acknowledges the provisions of Section 15.240.020.0.; unless
otherwise provided in Preliminary Plan approval, natural features of the subject property will
remain substantially unaltered pending Final Plan approval.

P. Completion of Requived Landscaping. If requived landscaping cannot be completed prior to occupancy,
or as otherwise required by a condition of approval, the director may require the applicant to post a
performance bond of a sufficient amount and time to assure timely completion.

RESPONSE: This Application acknowledges that if landscaping cannot be completed prior to the
issuance of occupancy permits, or as required by a Condition of Approval, the Applicant may be
required to post a performance bond of a sufficient amount and time to assure timely
completion.

Q. Design Standards. The proposed development shall meet the design requirements for multifamily
residential projects identified in NMC 15.220.060. A minimunt of 40 percent of the required points shall be
obtained in each of the design categories. [Ord. 2822 § 1 (Exh. A), 2-5-18; Ord. 2763 § I (Exh. 4 §§ 9,
10), 9-16-13; Ord. 2730 § 1 (Exh. A § 9), 10-18-10; Ord. 2720 § 1{4), 11-2-09; Ord. 2505, 2-1-99; Ord.
2451, 12-2-96. Code 2001 § 151.226.]

RESPONSE: As addressed under Section 25.220.060 of this narrative, the proposed future
development complies satisfies the design requirements for muitifamily residential projects
identified in Section 25.220.060.

15.240.030 Preliminary plan consideration — Step one.
A. Preapplication Conference. Prior to filing an application for preliminary plan consideration, the
applicant or coordinator may request through the director a preapplication conference to discuss the
feasibility of the proposed planned unit development and determine the processing requirements.
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RESPONSE: This Application acknowledges the provisions of this Subsection.

B. Application. An application, with the required fee, for preliminary plan approval shall be made by the
owner of the affected property, or the owner's authorized agent, on a form prescribed by and submitted to
the director. Applications, accompanied by such additional copies as reguested by the director for
purposes of referral, shall contain or have attached sufficient information as prescribed by the director to
allow processing and review in accordance with these regulations. As part of the application, the property
owner requesting the planned development shall file a waiver stating that the owner will not file any
demand against the city under Ballot Measure 49, approved November 6, 2007, that amended ORS
Chapters 195 and 197 based on the city’s decision on the planned development.

RESPONSE: The proposed Planned Unit Development is proposed by the owner of the subject
property, Rlverlands Subdivision LLC. Proof of Ownership is provided as Exhibit C. Authority to
Sign is provided as Exhibit D. A Planned Unit Development Application Form is provided as
Exhibit A. Riverlands Subdivision LLC, filed a Covenant of Waiver of Rights and Remedies
(Measure 49 Waiver) with the City during the review and approval of Case File No. ANX18-0001,
which annexed the subject property into the City. A copy of the previously executed Covenant of
Waiver of Rights and Remedies {Measure 49 Waiver) is provided as Exhibit N for reference.

C. Type HI Review and Decision Criteria. Preliminary plan consideration shall be reviewed through the
Type Il procedure. Decisions shall include review and recognition of the potential impact of the entire
development, and preliminary approval shall include written affirmative findings that:
1. The proposed development is consistent with standards, plans, policies and ordinances adopted
by the city; and
2. The proposed development’s general design and character, including but not limited to
anticipated building locations, bulk and height, location and distribution of recreation space,
parking, roads, access and other uses, will be rensonably compatible with appropriate
development of abutting properties and the surrounding neighborhood, and

RESPONSE: As supported by this narrative and enclosed Exhibits, the proposed future
development of the subject property is consistent with the standards, plans, policies, and
ordinances adopted by the City.

3. Public services and facilities are available to serve the proposed development. If such public
services and facilities are not at present available, an affirmative finding may be made under this
criterion if the evidence indicates that the public services and facilities will be available prior to
need by reason of:

a. Public facility planning by the appropriate agencies; or

b. A commitment by the applicant to provide private services and facilities adequate to

accommaodate the projected demands of the project; or

. Commitiment by the applicant to provide for offsetting all added public costs or early

commitment of public funds made necessary by the development; and

RESPONSE: As depicted by the Preliminary Engineering Plan Set provided as Exhibit E, there are
adequate services and facilities are available or will be constructed to serve the future
development of the subject property.

4. The provisions and conditions of this code have been met; and

Riverlands
Planned Unit Development Page 25
1303 NE River 51. Newberg, OR 97132 (R3229/02500)



RESPONSE: As supported by this narrative and enclosed Exhibits, the proposed future
development of the subject property is consistent with the provisions and conditions of this
Code.

5. Proposed buildings, roads, and other uses are designed and sited to ensure preservation of
features, and other unigue or worthwhile natural features and to prevent soil evosion or flood
hazard; and

RESPONSE: This application proposes the future construction of a new public road, stormwater
facilities, and 18 single-family detached dwellings. The proposed design is intended to preserve
existing conditions to the greatest extent feasible.

6. There will be adequate on-site provisions for utility services, emergency vehicular access, and,
where appropriate, public transportation facilities; and

RESPONSE: As depicted by the Preliminary Engineering Plan Set provided as Exhibit E, adequate
on-site provisions for utility services, and emergency vehicular access on the subject property.

7. Sufficient usable recreation facilities, outdoor living area, open space, and parking areas will
be conveniently and safely accessible for use by residents of the proposed development; and

RESPONSE: Future single-family detached dwellings will have a minimum rear yard area of 178
SF. Furthermore, each dwelling will be provided off-street parking in garages and driveways.
Additionally, on-street parking is proposed on one side of the new public right-of-way.

8. Proposed buildings, structures, and uses will be arvanged, designed, and constructed so as to
take into consideration the survounding area in terms of access, building scale, bulk, design,
setbacks, heights, coverage, landscaping and screening, and to assure reasonable privacy for
residents of the development and surrounding properties.

RESPONSE: As depicted by the Preliminary Engineering Plan Set provided as Exhibit E, and the
Architectural Plans provided as Exhibit H through Exhibit J, future single-family detached
dwellings will satisfy height, setback, and iot coverage standards applicable in the R-2 zoning
district.

D. Conditions. Applications may be approved subject to conditions necessary to fulfill the purpose and
provisions of these regulations. [Ord. 2822 § 1 (Exh. A), 2-5-18; Ord. 2693 § I (Exh. A(6}), 3-3-08; Ord.
2612, 12-6-04; Ord. 2451, 12-2-96. Code 2001 § 151.227.]

RESPONSE: This Application acknowledges the provisions of this Section.

15.240.040 Final plan consideration ~ Step two.
[Detailed Provisions Omitted for Brevity]

RESPONSE: This Application acknowledges the provisions of this Section. Following approvai of
the requested Preliminary Plan Consideration as dictated by Section 15.240.030, the Applicant
will satisfy all applicable provisions of this Section pricr to Final Plan Consideration.
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15.240.050 Enforcement.

Upon the applicant s violation of or failure to comply with any of the provisions of the performance contract or final
approved plan, the city may, in its discretion, invoke the enforcement procedures provided in the agreement or
under applicable law. [Ord. 2822 § 1 (Exh. A), 2-5-18; Ord. 2451, 12-2-96. Code 2001 § 151.229.]

RESPONSE: This Application acknowledges the provisions of this Section.

Chapter 15.302 Districts and Their Amendment

15.302.032 Purposes of each zoning district.
B. R-2 Medium Density Residential District.
1. The purpose of this land use designation is to provide a wide range of dwelling types and styles at an
average overall density of nine units per gross buildable acre in the district.
2. Typical housing types will include single-family dwellings on small lots, attached single-
family, duplex or multifamily dwellings, and manufactured dwelling parks. The district also is intended to
allow low intensity institutional uses that operate consistent with peaceful enjoyment of residential
neighborhoods. The R-2 district is intended to be consistent with the medium density residential (MDR)
designation of the comprehensive plan.

RESPONSE: The subject property is located within the R-2 Zoning District. As per Section
15.302.032.B.1. of the City of Newberg’s Community Development Code, the purpose of the R-2
Medium Density Residential District is “to provide a wide range of dwellings types and styles at
an average overall density of nine units per gross buildable acre in the district”.

As per Section 15.302.032.B.2. of the City of Newberg’s Community Development Code, “Typical
housing types will include single-family dwellings on small lots...”

The subject property is 1.56-acres in size. This Application proposes 18-Lots for a total density of
11.5-units per gross acre, so as to allow the future construction of single-family detached
dwellings on the subject property. '

It is of note, as the proposed development is a Planned Unit Development, density standards
applicable to the future development of the subject property are dictated by Section
15.240.20.F. of the City’s Community Development Code.

Chapter 15.305 Zoning Use Table
15.305.020 Zoning use table — Use districts.

Newberg Development Code — Zoning Use Table

M- Notes and
# Use R1|R2|R3|R4|RP|CA1 Cc2 C3 | C4 | M1 |M2]|MI M4 C CF | 1 | AR | Al |Special Use
Standards
200 |RESIDENTIAL
USES
Def. [Dwelling, single- P2y| P |P(3) P C{4) C(5) P | P(6) Subject fo
family detached density limits
of NMC
15.405 010(B)

RESPONSE: The subject property is located in the R-2 Zoning District. This Application requests
an 18-Lot Planned Unit Development, to permit the future construction of single-family
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detached dwellings on the subject property. As directed by the Newberg Development Code —
Zoning Use Table found in Section 15.305.020 of the City's Community Development Code, single-
family detached dwellings are a permitted use within the R-2 Zoning District.

Chapter 15.352 Riverfront {RF) Subdistrict

15.352.030 The riverfront plan general provisions.
A. Report Adopted. The Newberg Riverfront Master Plan Final Report, dated June 29, 2001, is adopted by
reference. The development standards listed in this chapter shall take precedence over those listed in the
report. If ambiguity exists, this code shall govern.

RESPONSE: The subject property is located in the R-2/Riverfront District zoning district.

B. Permitted Uses and Conditional Uses. The permitted and conditional uses allowed under the RF overlay
subdistrict shall be the same as those uses permitted in the base zoning districts.

RESPONSE: This Application acknowledges the provisions of this Section. As governed by
Subsection 15.305.020, single-family detached dwellings are a permitted use in the R-2 zoning
district.

C. Street, Bike Path, and Pedestrian Walkway Standards. All development improvements shall comply with
standards contained in the civeulation and transportation element of the Newberg riverfront master plan.

RESPONSE: The Newberg Riverfront Master Plan does not identify street, bike path, or
pedestrian walkway standards on the subject property.

D. View Corridors. Designated key views shall be protected. Key views inciude the view from the top of the
bluff on parcel 12 as noted in Figure 2 of the riverfront master plan, the view from the top of the bluff south
of Fourteenth Street generally between College and River Streets, and the view from the riverbank near the
barge tie-up facility. These key views shall be protected as follows:

[Detailed Provisions Omitted for Brevity]

RESPONSE: The provisions of this Subsection are not applicable not to this Application as the
subject property is not located within a designated key view area.

E. Significant Tree Grove. The area containing the significant tree grove located north of Fourteenth Street
and between College and River Streets shall be preserved.

RESPONSE: The provisions of this Subsection are not applicable not to this Application as the
subject property is not located within the designated Significant Tree Grove area.

F. Visual/Noise Buffer. A visual/noise buffer shall be developed along River Street in such a manner as to:
1. Promote the protection of SP Newsprint, or current owner of paper mill, from uses that may
complain against or otherwise hinder the operation of this important industrial facility due to
visual and noise impacts; and
2. Enhance the vitality and gualities of the land uses within the Newberg riverfront;

3. Hardscape designs such as sound walls and similar barriers should only be located on the east
side of River Street. Buffers located on the west side of River Street shall be designed in such a
manner as to serve as a gateway to invite and attract people into the riverfront area.
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RESPONSE: The SP Newsprint development is located to the east of the subject property across
the S. River St. public right-of-way. As depicted by the Landscape Plans provided within Exhibit E,
the Appiicant proposes the installation of arborvitae along the eastern boundary of the subject
property (adjacent to the S. River St. public right-of-way) to ensure an adequate visual/noise
buffer is established between the Riverlands development and SP Newsprint.

G. Separate Rail Traffic from Other Modes. Major transportation improvements shall be designed with
considerations intended to separate rail traffic from other modes of transportation.

RESPONSE: The provisions of this Subsection are not applicable not to this Application does not
propose a major transportation improvement.

H. Esplanade Development. Prior to the development of the riverfront esplanade, a slope stability and
flood study shall be performed. [Ord. 2564, 4-15-02. Code 2001 § 151.527.3.]

RESPONSE: The provisions of this Subsection are not applicable not to this Application as the
subject property is not located within the Riverfront Esplanade.

15.352.050 Residential design standards.
In addition to the development standards of the base zone, the following standards shall apply:
A. Single-Family Dwellings.
1. For single-family dwellings, including manufactured homes on individual lots, at least two of the
following design features must be provided on the street-facing facade:
a. Covered front porch at least six feet in width and length.
b. Eaves (minimum 12-inch overhang).
¢. Bay or bow windows.
d. Dormers.
e. Window shutters.
f Cupolas.
g. Horizontal lap siding.

RESPONSE: As depicted by the Architectural Plans provided as Exhibit H through Exhibit J, future
single-family detached dwellings include eaves with a minimum overhang of 12-inches, as well as
horizontal lap siding. This criterion is satisfied.

2. TI-11 and all other wood-based "full sheet” or panel-type siding is prohibited on elevations visible from
public rights-of-way.

RESPONSE: In satisfaction of Section 15.352.050.A.2. this Application does not propose T1-11 or
other wood-based “full sheet” or panel-type siding on elevations visible form the public right-of-
way.

B. Attached and Multifamily Dwellings
[Detailed Provisions Omitted for Brevity]

RESPONSE: The provisions of this Section are not applicable as this Application does not propose
attached or multifamily dwellings.
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C. Standards for Garage Doors and Pavking in Residential Zones.
1. Garage Location. All residential structures shall have a pedestrian entrance facing the street. When parking is
provided in a garage attached to the primary structure, and garage doors face a street, the following standards must
be met:
a. The garage must not be more than 40 percent of the length of the street-facing facade or 12 feet wide,
whichever is greater.

RESPONSE: As depicted by the Architectural Plans provided as Exhibit H through Exhibit J, and in
satisfaction of Section 15.352.050.C.1.a. garage doors associated with future dwellings on the
subject property are 9-ft in width. This provision is satisfied.

b. The front of the garage can be no closer to the front lot line than the fiont facade of the house.

RESPONSE: All future single-family detached dwellings will include garages which are no closer to
the front line than the front fagade of the dwelling.

c. Individual garage doors may be no more than 90 square feet in area.

RESPONSE: As depicted by the Architectural Plans provided as Exhibit H through Exhibit J, and in
satisfaction of Section 15.352.050.C.1.a. garages associated with future dwellings on the subject
property are 9-ft by 8-ft {72-sqft in area). This provision is satisfied.

d. There may be no more than two individual garage doors located side by side without being separated by
a space not less than 20 feet.

RESPONSE: The provisions of this Section are not applicable as this Application does not propose
individual garage doors located side by side.

2. Surface parking areas shall be located behind or to the side of residential structures.

RESPONSE: The provisions of this Section are not applicable as this Application does not propose
surface parking.

3. If carports are provided on surface lots, they must be of an architectural design that is compatible with the
dwelling structure, and be constructed of similar materials. [Ord, 2747 § 1 (Exh. A § 12), 9-6-11; Ord. 2564, 4-13-
02. Code 2001 § 151.527.5.]

RESPONSE:

Chapter 15.405 Lot Requirements

15.405.010 Lot area — Lot areas per dwelling unit.
[Detailed Provisions Omitted for Brevity]

15.405.020 Lot area exceptions.

The following shall be exceptions fo the required lot areas:

C. Planned unit developments, provided they conform to requirements for planned unit development
approval, [Ord. 2451, 12-2-96. Code 2001 § 151.566.]
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RESPONSE: This Application requests Planned Unit Development approval. As dictated by Section
15.405.020.C,, lot area requirements are not applicable to Planned Unit Developments provided
they conform to requirements for Planned Unit Development approval. As addressed in Section
15.240.020 PD Planned Unit Development Regulations of this narrative, this Application requests
a reduction in the lot area requirements of the R-2 zoning district.

15.405.030 Lot dimensions and frontage.
A. Width. Widths of lots shall conform to the standards of this code.
B. Depth to Width Ratio. Each lot and parcel shall have an average depth between the front and vear lines
of not more than two and one-half times the average width between the side lines. Depths of lots shall
conform to the standards of this code. Development of lots under 15,000 square feet are exempt from the
lot depth to width ratio requirement. -

RESPONSE: As per Section 15.405.030.8. the depth to width ratio requirement does not apply to
the proposed development as lots are under 15,000 SF.

C. Area. Lot sizes shall conform to standards set forth in this code. Lot area calculations shall not include
area contained in public or private streets as defined by this code.

RESPONSE: As permitted for a Planned Unit Development, and as addressed in Section
15.240.020 PD Planned Unit Development Regulations of this narrative, this Application requests
a reduction in the lot area requirements of the R-2 zoning district.

D. Frontage.
1. No lot or development site shall have less than the following lot frontage standards:
a. Each lot or development site shall have either frontage on a public street for a distance
of at least 25 feet or have access to a public street through an easement that is at least 25
feet wide. No new private streets, as defined in NMC 15.05.030, shall be created to
provide frontage or access except as allowed by NMC 15.240.020(L)(2).

RESPONSE: As depicted by the enclosed Preliminary Engineering Plan Set provided as Exhibit E,
each future lot on the subject property will have a minimum of 25-feet of frontage on a public
right-of-way.

b. Each lot in R-2 zone shall have a minimum width of 25 feet at the front building line
and R-3 zone shall have a minimum width of 30 feet af the front building line.

RESPONSE: As depicted by the enclosed Preliminary Engineering Plan Set provided as Exhibit E,
each future lot on the subject property will have a minimum of 25-feet of width at the front
building line.

15.405.040 Lot coverage and parking coverage requirements.
B. Residential uses in residential zones shall meet the following maximum lot coverage and parking
coverage standards. See the definitions in NMC 15.05.030 and Appendix 4, Figure 4.
1. Maximum Lot Coverage.
b. R-2 and RP: 50 percent
2. Maximum Parking Coverage. R-1, R-2, R-3, and RP: 30 percent.
3. Combined Maximum Lot and Parking Coverage.
a. R-1, R-2 and RP: 60 percent.
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RESPONSE: As depicted by the enclosed Preliminary Engineering Plan Set, the smallest proposed
lot size is Lot 10 at 1,823 SF. As depicted by the Architectural Pians provided as Exhibit H through
Exhibit J, future single-family dwellings wilt have a building footprint of 720 SF. Driveways to
serve future dwellings on the subject property will be 20-feet in depth by 12-feet in width (240
SF). As such, Lot 10 will have 39% building coverage, 13% parking coverage, and 53% building
and parking coverage. The below table details each proposed lot’s satisfaction of applicable fot
coverage standards of Section 15.405.040.8.

Table 2: Lot Area & Coverage
LoT BUILDING PARKING BUILDING PARKING | BUILDING &
AREA | FOOTPRINT | FOOTPRINT ; COVERAGE | COVERAGE PARKING
COVERAGE

Newberg Code 50% 30% 60%
Requirement

LOT1 2,449 SF 720 SF 240 SF 29% 10% 35%
1072 1,923 SF 720 SF 240 SF 37% 12% 50%
1073 1,923 SF 720 SF 240 SF 37% 12% 50%
LOT 4 1,923 SF 720 SF 240 SF 37% 12% 50%
LOTS 1,924 SF 720 SF 240 SF 37% 12% 50%
LOTH 1,924 SF 720 SF 240 SF 37% 12% 50%
LOT7 1,924 SF 720 SF 240 SF 37% 12% 50%
LOT 8 1,924 SF 720 SF 240 SF 37% 12% 50%
LOT9 3,637 SF 720 SF 240 SF 20% 7% 26%
LOT 10 1,823 SF 720 SF 240 SF 39% 13% 53%
LOT 11 1,864 SF 720 SF 240 SF 39% 13% 52%
LOT 12 1,864 S5F 720 SF 240 SF 39% 13% 52%
LOT 13 1,864 5F 720 SF 240 SF 39% 13% 52%
LOT 14 1,864 SF 720 SF 240 SF 39% 13% 52%
LOT 15 1,864 SF 720 SF 240 SF 39% 13% 52%
LOT 16 1,864 SF 720 SF 240 SF 39% 13% 52%
LOT 17 1,864 SF 720 5F 240 SF 39% 13% 52%
LOT 18 2,414 SF 720 SF 240 SF 29% 10% 40%

Chapter 15.410 Yard Setback Requirements

15.410.010 General yard regulations
A. No yard or open space provided around any building for the purpose of complying with the provisions of
this code shail be considered as providing a yard or open space for any other building,
B. No yard or open space on adjoining property shall be considered as providing required yard or open
space for another lot or development site under the provisions of this code.
C. No front yards provided around any building for the purpose of complying with the regulations of this
code shall be used for public or private parking areas or garages, or other accessory buildings, except as
specifically provided elsewhere in this code.
D. When the common property line separating two or more contiguous lots is covered by a building or a
permitted group of buildings with respect to such common property line or lines does not fully conform to
the required yard spaces on each side of such common property line or lines, such lots shall constitute a
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single development site and the yards as required by this code shall then rot apply to such common
property lines.

E. Dwellings Where Permitted above Nonresidential Buildings. The front and interior yard requirements
for residential uses shall not be applicable; provided, that all yard requirements for the district in which
such building is located are complied with,

F. In the Al airport industrial district, clear areas, safety areas, object-free areas, taxiways, parking
aprons, and runways may be counted as required yards for a building, even if located upon an adjacent
parcel.

G. In the AR airport residential district, clear areas, safety areas, object-free areas, taxiways, parking
aprons, and runways may be counted as required yards for a building, if located upon an adjacent parcel.
[Ord. 2647, 6-5-06; Ord. 2451, 12-2-96. Code 2001 § 151.550.]

RESPONSE: This Application acknowtedges all applicable provisions of this Section.

15.410.020 Front yard setback.

A. Residential (see Appendix A, Figure 16).
1. AR, R-1 and R-2 districts shall have a front yard of not less than 15 feet. Said yard shall be
landscaped and maintained.

RESPONSE: As depicted by the enclosed Preliminary Engineering plans provided as Exhibit E, the
proposed Planned Unit Development Subdivision of the subject property will allow for the future
construction of single-family detached dwellings with 15-foot front yard setbacks in satisfaction
of Section 15.410.020.A.1. This criterion is satisfied.

3. The entrance to a garage or carport, whether or not attached to a dwelling, shall be set back at
least 20 feet from the nearest property line of the street to which access will be provided.
Hovwever, the foregoing setback requirement shall not apply where the garage or carport will be
provided with access to an alley only.

RESPONSE: As depicted by the enclosed Preliminary Engineering plans provided as Exhibit E, the
proposed Planned Unit Development Subdivision of the subject property will allow for the future
construction of single-family detached dwellings with the 20-foot. garage setbacks in satisfaction
of Section 15.410.020.A.3.

15.410.030 Interior yard setback
A. Residential.
1. Al lots or development sites in the AR, R-1, R-2 and R-3 districts shall have interior yards of
not less than five feet, except that where a utility easement is recorded adjacent to a side lot line,
there shall be a side yard no less than the width of the easement.

RESPONSE: As depicted by the enclosed Preliminary Engineering plans provided as Exhibit E, the
proposed Planned Unit Development Subdivision of the subject property will allow for the future
construction of single-family detached dwellings designed in compliance with the 20-ft. garage
sethack requirement of Section 15.410.030.A.1.

15.410.060 Vision clearance setback
The following vision clearance standards shall apply in all zones (see Appendix 4, Figure 9).

Riverlands
Planned Unit Development Page 33
1303 NE River St. Newberg, OR 97132 {R3229/02500)



A. At the intersection of two streets, including private streets, a triangle formed by the intersection of the
curb lines, each leg of the vision clearance triangle shall be a minimum of 50 feet in length.

B. At the intersection of a private drive and a street, a triangle formed by the intersection of the curb lines,
each leg of the vision clearance triangle shall be a minimum of 25 feet in length.

C. Vision clearance triangles shall be kept free of all visual obstructions from two and one-half feet to nine
feet above the curb line. Where curbs are absent, the edge of the asphalt or future curb location shall be
used as a guide, whichever provides the greatest amount of vision clearance.

D. There is no vision clearance requirement within the commercial zoning district(s) located within the
riverfront (RF) overlay subdistrict. [Ord. 2564, 4-15-02; Ord. 2507, 3-1-99; Ord. 2451, 12-2-96. Code
2001 § 151.555.]

RESPONSE: As depicted by the sight distance triangles on Sheet C100 of the Preliminary
Engineering Plans provided as Exhibit E, the proposed development provides adequate site
distance at the intersection of the proposed public right-of-way and the existing S. River St.
public right-of-way. The proposed development’s compliance with applicable vision clearance
setback standards will be further addressed during the Public Improvement Permit Construction
Document review and approval process. This provision is satisfied.

15.410.070 Yard exceptions and permitted intrusions into required yard setbacks
[Detailed Provisions Omitted for Brevity]

RESPONSE: This Application acknowledges the provisions of this Section.

Chapter 15.415 Building and Site Design Standards

15.415.020 Building height limitation.
A. Residential.
1. Inthe R-1, R-2, AR, and RP districts, no main building shall exceed 30 feet in height. Accessory
buildings in the R-1, R-2, R-3, AR, and RP districts are limited to 16 feet in height, except as
Jollows:

RESPONSE: As depicted by the enclosed Preliminary Engineering plans provided as Exhibit E, the
proposed Planned Unit Development Subdivision of the subject property will allow for the future
construction of single-family detached dwellings less than 30-feet in height. This provision is
satisfied.

Chapter 15.420 Landscaping and Outdoor Areas

15.420.010 Required minimum standards.
C.. Installation of Landscaping. All landscaping required by these provisions shall be installed prior to the
issuance of occupancy permits, unless security equal to 110 percent of the cost of the landscaping as
determined by the director is filed with the city, insuring such installation within six months of eccupancy.
A security — cash, certified check, time certificates of deposit, assignment of a savings account, bond or
such other assurance of completion as shall meet with the approval of the city attorney — shall satisfy the
security requirements. If the installation of the landscaping is not completed within the six-month period, or
within an extension of time authorized by the director, the security may be used by the city to complete the
installation. Upon completion of the installation, any portion of the remaining security deposited with the
city shall be returned to the applicant. {Ord. 2720 § 1(16, 17}, 11-2-09; Ord. 2647, 6-5-06; Ord. 2564, 4-
15-02; Ord. 2561, 4-1-02; Ord. 2513, 8-2.99; Ord. 2451, 12-2-96. Code 2001 § 151.580.]
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RESPONSE: This Application acknowledges all applicable provisions of Section 15.420.010.C. In
the event landscaping associated with future single-family detached dwellings sited on the
subject property is not installed prior to the issuance of occupancy permits than the Building
Permit Applicant will post a security equal to 110% of the cost of the landscaping as determine
by the director is filed with the city, insuring such installation within six months of occupancy.

15.420.020 Landscaping and amenities in public rights-of-way.
The following standards are intended to create attractive streetscapes and inviling pedestrian spaces. A review body
may require any of the following landscaping and amenities to be placed in abutting public rights-of-way as part of
multifamily, commercial, industrial, or institutional design reviews, or for subdivisions and planned unit
developments. In addition, any entity improving existing rights-of-way should consider including these elements in
the project. A decision to include any amenity shall be based on comprehensive plan guidelines, pedestrian volumes
in the avea, and the nature of surrounding development.
A. Pedestrian Space Landscaping. Pedestrian spaces shall include all sidewalks and medians used for
pedestrian refuge. Spaces near sidewalks shall provide plant material for cooling and dust control, and
street furniture for comfort and safety, such as benches, waste receptacles and pedestrian-scale lighting.
These spaces should be designed for short-term as well as long-term use. Elements of pedestrian spaces
shall not obstruct sightlines and shall adhere to any other required city safety measures. Medians used for
pedestrian refuge shall be designed for short-term use only with plant material Jfor cooling and dust
control, and pedestrian-scale lighting. The design of these spaces shall facilitate safe pedestrian crossing
with lighting and accent paving to delineate a safe crossing zone visually clear to motorists and
pedestrians alike.
1. Street trees planted in pedestrian spaces shall be planted according to NMC 15.420.010(B)(4).
2. Pedestrian spaces shall have low (two and one-half feet) shrubs and ground covers for safety
purposes, enhancing visibility and discouraging criminal activity.
a. Plantings shall be 90 percent evergreen year-round, provide seasonal interest with fall
color or blooms, and at maturity maintain growth within the planting area (vefer to plant
material matrix below),
b. Plant placement shall also adhere to clear sight line requirements as well as any other
relevant city safety measures.

RESPONSE: As depicted by the Landscape Plans provided within Exhibit E, street trees will be
planted in conjunction with the construction of single-family detached homes on the subject
property in the future. Landscaping associated with the future development of the subject
property will be further reviewed for compliance with all applicable provisions of Section
15.420.020 during the Public Improvement Permit Construction Document, and Building Permit
review and approval process.

3. Pedestrian-scale lighting shall be installed along sidewalks and in medians used for pedestrian
refuge.
a. Pole lights as well as bollard lighting may be specified; however, the amount and type
of pedestrian activity during evening hours, e.g., transit stops, nighttime service districts,
shall ultimately determine the type of fixture chosen.
b. Luminaire styles shall match the avea/district theme of existing luminaires and shall
not conflict with existing building or roadway lights causing glare.
c. Lighting heights and styles shall be chosen to prevent glare and to designate a clear
and safe path and limit opportunities for vandalism (see Appendix A, Figure 17, T; ypical
Pedestrian Space Layouts).
d. Lighting shall be placed near the curb to provide maximum illumination for spaces
fitrthest from building illumination. Spacing shall correspond to that of the street frees to
prevent tree foliage from blocking light.
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RESPONSE: As depicted by the Preliminary Engineering plans provided as Exhibit E, street lighting
will be installed in conjunction with the future construction of single-family detached dwelings
on the subject property. Street lighting associated with the future development of the subject
property will be further reviewed for compliance with all applicable provisions during the Public
Improvement Permit Construction Document review and approval process.

4, Street furniture such as benches and waste receptacles shall be provided for spaces near
sidewalks only.
a. Furniture should be sited in areas with the heaviest pedestrian activity, such as
downtown, shopping districts, and shopping centers.
b. Benches should be arranged to facilitate conversation between individuals with L-
shaped arrangements and should fuce the area focal point, such as shops, fountains,
plazas, and should divert attention away from nearby traffic.

RESPONSE: This Application does not propose street furniture. These provisions are not
applicable to the proposed development.

5. Paving and curb cuts shall facilitate safe pedestrian crossing and meet all ADA requirements
for accessibility.

RESPONSE: Paving and curb cuts associated with future single-family detached dwellings will be
constructed to facilitate safe pedestrian crossing, and will satisfy all applicable ADA requirements
for accessibility. Compliance with all applicable ADA requirements wili be further reviewed
during the Public Improvement Permit Construction Document, and Building Permit review and
approval process.

B. Planting Strip Landscaping. All planting strips shall be landscaped. Planting strips provide a physical
and psychological buffer for pedestrians from traffic with plant material that reduces heat and dust,
creqting a more comfortable pedestrian environment, Planting strips shall have different arrangements and
combinations of plant materials according to the frequency of on-street parking (see Appendix 4, Figures
18 and 19).
1. Planting strips which do not have adjacent parking shall have a combination of ground covers,
fow (two and one-half feet) shrubs and trees. Planting strips adjacent to frequently used on-street
parking, as defined by city staff, shall only have trees protected by tree grates, and planting strips
adjacent to infrequently used on-sireet parking shall be planted with ground cover as well as trees
{see Appendix A, Figures 18 and 19, Typical Planting Strip Layouts). District themes or corridor
themes linking individual districts should be followed utilizing a unifying plant characteristic, e.g.,
bloom color, habit, or fall color. When specifying thematic plant material, monocultures should be
avoided, particularly those species susceptible to disease.
2. Street trees shall be provided in all planting strips as provided in NMC 15.420.010{B)(4).
a. Planting strips without adjacent parking or with infrequent adjacent parking shall
have street trees in conjunction with ground covers and/or shrubs.
b, Planting strips with adjacent parking used frequently shall have only street trees
protected by tree grates.
3. Shrubs and ground covers shall be provided in planting strips without adjacent parking with
low ftwo and one-half feet) planting masses to enhance visibility, discourage criminal activity, and
provide a physical as well as psychological buffer from passing traffic.
a. Plantings shall be 90 percent evergreen year-round, provide seasonal interest with fall
color or blooms and at maturity maintain growth within the planting area.
b. Ground cover able to endure infrequent foot traffic shall be used in combination with
street trees for planting strips with adjacent occasional parking (vefer to plant material
matrix below).
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c. All plant placement shall adhere to clear sight line requirements as well as any other
relevant city safety measures.

RESPONSE: As depicted by the Landscape Plans provided within Exhibit £, street trees will be
planted in conjunction with the construction of single-family detached homes on the subject
property in the future, Landscaping associated with the future development of the subject
property will be further reviewed for compliance with all applicable provisions of Section
15.420.020 during the Public Improvement Permit Construction Document, and Building Permit
review and approval process.

Chapter 15.430 Underground Utility Installation
15.430.010 Underground utility installation.

A, All new utility lines, including but not limited to electric, communication, natural gas, and cable
television transmission lines, shall be placed underground. This does not include surface-mounted
transformers, connections boxes, meter cabinets, service cabinets, temporary facilities during construction,
and high-capacity electric lines operating at 50,000 volts or above.

RESPONSE: This Application proposes the undergrounding of all utility lines built in conjunction
with the future development of the subject property.

B. Existing utility lines shall be placed underground when they ave relocated, or when an addition or
remodel requiring a Type Il design review is proposed, or when a developed area is annexed to the city.

RESPONSE: This Application acknowledges that existing utility lines shall be undergrounded when
they are relocated.

Chapter 15.440 Off-Street Parking, Bicycle Parking, and Private Walkways
Article |. Off-Street Parking Requirements

15.440.010 Required off-street parking.
A. Off-street parking shall be provided on the development site for all R-1, C-1, M-1, M-2 and M-3 zones.
In all other zones, the required parking shall be on the development site or within 400 feet of the
development site which the parking is required to serve. All required parking must be under the same
ownership as the development site served except through special covenant agreements as approved by the
city attorney, which bind the parking to the development site.

RESPONSE: As depicted by the Prefiminary Engineering Plan Set provided as Exhibit E, adequate
off-street parking associated with future single-family detached dwellings on the subject
property will be provided in driveways and garages.
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15.440.030 Parking spaces required

Use | Minimum Parking Spaces Required

Residential Types

Dwelling, multifamily and
multiple single-family
dwellings on a single lot

Studio or one-bedroom unit |1 per dwelling unit

Two-bedroom unit 1.5 per dwelling unit
Three- and four-bedroom |2 per dwelling unit
unit 0.75 spaces per bedroom

Five- or more bedroom unit

*» Unassigned spaces If a development is required to have more than 10 spaces on a lot, then it must
provide some unassigned spaces. At least 15 percent of the total required
parking spaces must be unassigned and be located for convenient use by all
occupants of the development. The location shall be approved by the director.

« Visitor spaces If a development is required to have more than 10 spaces on a lot, then it must
provide at least 0.2 visitor spaces per dwelling unit.

+ On-street parking credit | On-street parking spaces may be counted toward the minimum number of
required spaces for developments required to have more than 10 spaces on a lot.
The on-street spaces must be directly adjoining and on the same side of the
street as the subject property, must be legal spaces that meet all city standards,
and cannot be counted if they could be removed by planned future street
widening or a bike lane on the street.

« Available transit service | At the review body's discretion, affordable housing projects may reduce the
required off-street parking by 10 percent if there is an adequate continuous
pedestrian route no more than 1,500 feet in length from the development to transit
service with an average of less than one hour regular service intervals during
commuting periods or where the development provides its own transit, A
developer may qualify for this parking reduction if improvements on a proposed
pedestrian route are made by the developer, thereby rendering it an adequate
continuous route.

RESPONSE: As demonstrated by the Architectural Plans provided as Exhibit H through Exhibit J,
future development on the subject property will consist of 15 3-bedroom dwellings (Exhibit H &
Exhibit 1), and 3 2-bedroom dwellings (Exhibit J). As directed by Section 15.440.030, 3-bedroom
dwellings must provide a minimum of 2 spaces per dwelling unit, and 2-bedroom dwellings must
provide a minimum of 1.5 spaces per dwelling. This Application proposes a total of 2 off-street
spaces (one in a garage and one in a driveway) per dwelling unit.

Chapter 15.505 Public Utility Standards

15.505.020 Applicability.

The provision and utilization of public facilities and services within the City of Newberg shall apply to all land
developments in accordance with this chapter. No development shall be approved unless the following
improvements are provided for prior to occupancy or operation, unless future provision is assured in accordance
with NMC 15.505.030(E).

RESPONSE: As regulated by Section 15.505.020 of the City’s Community Development Code, the
proposed Planned Unit Development is subject to the provisions of this Chapter. As further
addressed, the proposed Planned Unit Development is designed to provide services for the
future development of the subject property in compliance with the provisions of this Chapter. A
future Public Improvement Permit review and approval process will further ensure the future
development of the subject property complies with the provisions of this Chapter. This
Application acknowledges that development will not be approved unless the following

Riverlands
Planned Unit Development Page 38
1303 NE River St. Newberg, OR 97132 (R3229/02500)



improvements are provided for prior to occupancy permit issuance, unless future provision is
assured in accordance with the provisions of Section 15.505.0303(E). This criterion is satisfied.

A. Public Works Design and Construction Standards. The design and construction of all improvements
within existing and proposed rights-of-way and easements, all improvements to be maintained by the city,
and all improvements for which city approval is required shall comply with the requirements of the most
recently adopted Newberg public works design and construction standards.

RESPONSE: The proposed Planned Unit Development is designed to provide services for the
future development of the subject property in compliance with the provisions of this Chapter
and the City's Public Works Design & Construction Standards. A future Public Improvement
Permit review and approval process will further ensure the future development of the subject
property complies with the provisions of this Chapter and the City’s Public Works Design &
Construction Standards. This criterion is satisfied.

B. Street Improvements. All projects subject to a Type Il design review, partition, or subdivision approval
must construct street improvements necessary to serve the development.

RESPONSE: As depicted by the Preliminary Engineering Plan Set provided as Exhibit E, the subject
property’s eastern boundary is adjacent to the S. River St. public right-of-way. This Application
proposes the construction of a new public right-of-way intersecting with S. River St. and dead-
ending in a cul-de-sac along the western boundary of the subject property. The proposed public
right-of-way is designed in compliance with all applicable requirements of the City of Newberg
and Tualatin Valley Fire & Rescue.

C. Water. All developments, lots, and pareels within the City of Newberg shall be served by the municipal
water system as specified in Chapter 13.15 NMC.

RESPONSE: As depicted by the Preliminary Engineering Pian Set provided as Exhibit E, there is an
existing 6-in water main located in the River St. public right-of-way to the east of the subject
property. The future development of the subject property will require connecting to the existing
water main in River St. A new 8-in water main will be constructed in the proposed public road on
the subject property, as well as water services to serve future single-family detached dwellings
on the subject property. This criterion is satisfied.

D. Wastewater. All developments, lots, and parcels within the City of Newberg shall be served by the
municipal wastewater system as specified in Chapter 13.10 NMC.

RESPONSE: As depicted by the Preliminary Engineering Plan Set provided as Exhibit E, there is an
existing 12-in sanitary sewer main located in the River St. public right-of-way to the north of the
subject property. The future development of the subject property will require connecting to the
existing sanitary sewer manhole in River St., constructing a new 8-in main in S. River 5t. and in
the proposed public road on the subject property, as well as sanitary laterals to serve future
single-family detached dwellings on the subject property. This criterion is satisfied.

E. Stormwater. All developments, lots, and parcels within the City of Newberg shall manage stormwater
runaff as specified in Chapters 13.20 and 13.25 NMC,
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RESPONSE: As depicted by the Preliminary Engineering Plans provided as Exhibit E, there is an
existing 15-inch storm line located within the S. River St. public right-of-way which is adequate to
serve the future development of the subject property. The City’s 2015 Stormwater System
Master Pian does not identify any improvements within the vicinity of the subject property.

Erosion Control plans prepared by an Engineer Licensed in the state of Oregon are provided as
Sheet CO02 of Exhibit E. A Preliminary Stormwater Report is provided as Exhibit F. A Composite
Utility Plan is provided as Sheet C300 of Exhibit E.

An Extended Dry Basin Stormwater Facility adequately sized to provide water quality and
quantity is proposed in Tract A, an approximately 6,050 SF Stormwater Tract in the southwestern
corner of the subject property. A new 8” storm main constructed within the proposed public
right-of-way will connect to the existing 15-inch storm main in the S. River St. public right-of-way,
and the proposed Extended Dry Basin in Tract A.

Runoff from future impervious areas on the subject property will be directed to the Stormwater
Facility via weepholes and catch basins. Furthermore, a stormwater planter is proposed along
the subject property’s northerly most frontage on S. River St. to account for runoff associated
with S. River St.

Furthermore, a future Public Improvement Permit review and approval process will ensure
adequate services are available to serve future development on the subject property in
compliance with all applicable City standards and regulations.

F. Utility Easements. Utility easements shall be provided as necessary and required by the review body to
provide needed facilities for present or future development of the area.

RESPONSE: As depicted by the Preliminary Engineering Plan Set provided as Exhibit E, Public
Utility Easements 10-feet in width are provided along all proposed lot frontages. No other utility
easements are warranted or proposed by this Application. This provision is satisfied.

G. City Approval of Public Improvements Required. No building permit may be issued until all required
public facility improvements are in place and approved by the director, or are otherwise bonded for in a
manner approved by the review authority, in conformance with the provisions of this code and the Newberg
Public Works Design and Construction Standards. [Ord. 2810 § 2 (Exhs. B, C), 12-19-16.]

RESPONSE: This Application acknowledges that future public improvements to be constructed
following Public Improvement Permit review and approval must be completed, or bonded for
prior tot Building Permit issuance.

15.505.030 Street standards.

B. Applicability. The provisions of this section apply to:
1. The creation, dedication, and/or construction of all public streets, bike facilities, or pedestrian
facilities in all subdivisions, partitions, or other developments in the City of Newberg.
2. The extension or widening of existing public street rights-of-way, easements, or street
improvements including those which may be proposed by an individual or the city, or which may
be required by the city in association with other development approvals.
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3. The construction or modification of any utilities, pedestrian facilities, or bike facilities in public
rights-of-way or easements.
4. The designation of planter strips. Street trees are required subject to Chapter 15.420 NMC.

RESPONSE: As directed by Section 15.505.030.8., the provisions of this Section are applicable to
the proposed development.

C. Layout of Streets, Alleys, Bikeways, and Walkways. Streets, alleys, bikeways, and walkways shall be laid
out and constructed as shown in the Newberg transportation system plan. In areas where the
transportation system plan or future street plans do not show specific transporiation improvements, roads
and streets shall be laid out so as to conform to previously approved subdivisions, partitions, and other
developments for adjoining properties, unless it is found in the public interest to modify these patterns.
Transportation improvements shall conform fo the standards within the Newberg Municipal Code, the
Newberg public works design and construction standards, the Newberg transporiation system plan, and
other adopted city plans.

RESPONSE: Future public right-of-way to serve the development of the subject property is not
identified in the City's Transportation System Plan. As detailed by the below table, the subject
property is bounded by existing development. The future development of the subject property
will require the construction of a new public right-of-way on the subject property, intersecting
with the S. River St. public right-of-way on the subject property’s eastern boundary and dead-
ending in a cul-de-sac on the subject property’s western boundary.

Table 1: Existing Conditions Adjacent to the Subject Property
Narth Vacant parcels owned by the Oregon Department of
Transportation & existing residential development in the City’s
R-2 Zoning District

Fast S. River St. public right-of-way.
South ' Railroad Spur owned and maintained by Westrock on vacant
parcel,

West & Northwest | Newberg-Dundee Bypass, and ODCT-owned vacant parcels.

The future development of the subject property will conform to applicable standards of City’s
Municipal Code, the Public Works Design & Construction Standards and the Transportation
System Plan. This criterion is satisfied.

D. Construction of New Streets. Where new streets are necessary to serve a new development, subdivision,
or partition, right-of-way dedication and full street improvements shall be requived. Three-quarter streets
may be approved in lieu of full street improvements when the city finds it to be practical to require the
completion of the other one-quarter street improvement when the adjoining property is developed; in such
cases, three-quarter street improvements may be allowed by the city only where all of the following criteria
are met:

1. The land abutting the opposite side of the new street is undeveloped and not part of the new

development; and

2. The adjoining land abutting the opposite side of the street is within the city limits and the urban

growth boundary.
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RESPONSE: Future public right-of-way to serve the development of the subject property will
include the construction of full street improvements for a new public right-of-way on the subject
property. This criterion is satisfied.

E. Improvements to Existing Streels.
1. All projects subject to partition, subdivision, or Type Il design review approval shall dedicaie
right-of-way sufficient to improve the street to the width specified in subsection (G) of this section.

RESPONSE: Future public right-of-way to serve the development of the subject property will
include the construction of full street improvements for a new public right-of-way, and half-
street improvements on the subject property’s frontage on S. River 5t.

2. All projects subject to partition, subdivision, or Type Il design review approval must construct a
minimum of a three-quarter streef improvement to all existing streets adjacent to, within, or
necessary to serve the development. The director may waive or modify this requirement where the
applicant demonstrates thai the condition of existing streets to serve the development meets city
standards and is in satisfactory condition to handle the projected traffic loads from the
development. Where a development has frontage on both sides of an existing street, full street
improvements are required.

RESPONSE: This Application is subject to Planned Unit Development review procedure. This
Application proposes half-street improvements on the subject property’s frontage on 5. River 5t.,
and full-street improvements on the newly proposed public right-of-way.

3. In lieu of the street improvement requirements outlined in NMC 15.505.040(B), the review
authority may elect to accept from the applicant monies to be placed in a fund dedicated to the
future reconstruction of the subject street(s). The amount of money deposited with the city shall be
100 percent of the estimated cost of the required street improvements (including any associated
utility improvements), and 10 percent of the estimated cost for inflation. Cost estimates used for
this purpose shall be based on preliminary design of the constructed street provided by the
applicant's engineer and shall be approved by the director.

RESPONSE: The provisions of this Section are not applicable as this Application does not propose
to provide a fee-in-lieu of street improvements.

F. Improvements Relating to Impacts. Improvements requived as a condition of development approval shall
be roughly proportional to the impact of the development on public facilities and services. The review body
must make findings in the development approval that indicate how the required improvements are roughly

proportional to the impact. Development may not oceur until required transporiation facilities are in place
or guaranteed, in conformance with the provisions of this code. If required transportation facilities cannot
be put in place or be guaranteed, then the review body shall deny the requested land use application.

RESPONSE: This Application acknowledges that improvements required as a Condition of
Approval should be roughly proportional to the impact of the future development on public
facilities and services, and that development may not occur until required transportation
facilities are in place or guaranteed.

G. Street Width and Design Standards.
1. Design Standards. All streets shall conform with the standards contained in Table
15.505.030(G). Where a range of values is listed, the divector shall determine the width based on
a consideration of the total street section width needed, existing street widths, and existing
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development patterns. Preference shall be given to the higher value. Where values may be
modified by the director, the overall width shall be determined using the standards under
subsections (G)(2) through (10) of this section.

Table 15.505.030(G) Street Design Standards

. Motor Striped
Rightofs | Eurbtecburh| o o ' Bike Lane | On-Street
Type of Street Way Pavement Median Type z
Width Width Travel (Both Parking
Lanes Sides)

Arterial Streets
Expressway** oDoT oDoT oDoT oDoT oDoT oDoT
Major arterial 95-100 |74 feet 4 lanes TWLTL or Yes No*

feet median*
Minor arterial 69 - 80 48 feet 2 lanes TWLTL or Yes No*

feet median*
Collectors
Major 57 - 80 36 feet 2 lanes None* Yes No*

feet
Minor 61-65 40 feet 2 lanes None* Yes* Yes*

feet
Local Streets
Local residential 54 - 60 32 feet 2 lanes Nane No Yes

feet
Limited residential, 44 - 50 28 feet 2 lanes None No Yes
parking both sides feet
Limited residential, 40 - 46 26 feet 2 lanes None No One side
parking one side feet
Local commercial/ 55 -65 34 feet 2 lanes None* No* Yes*
industrial feet

*  May be modified with approval of the director. Modification will change overall curb-to-curb and right-of-
way width. Where a center turn lane is not required, a landscaped median shall be provided instead, with
turning pockets as necessary to preserve roadway functions.

**  All standards shall be per ODOT expressway standards.

RESPONSE: Table 15.505.030.G. dictates that a Limited Residential Street with parking on one
side shall have between 40 and 46-feet of right-of-way, including a curb-to-curb pavement width
of 26-feet, 2 travel lanes, no median, no bicycle lanes, and on-street parking on one side of the
new road. As depicted by the Preliminary Engineering Plan Set provided as Exhibit E, Application
proposes the future construction of a new Limited Residential Street with 47-feet of right-of-
way, including 26-feet of curb-to-curb pavement, 2 travel lanes, no median, no bicycle lanes, and
on-site street parking on one side.

As depicted by the below Table 3: Requirements of Table 15.505.030.G. Versus Proposed
Development, the proposed future street satisfies all applicable standards of Table 15.505.030.G.
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Table 3: Requirements of Table 15.505.030.G. Versus Proposed Development
Right-of- | Curb-to-Curb | Motor | Median | Striped On-
Way Pavement ; Vehicle | Type Bike Street
Width Width Travel Lanes | Parking
Lanes
15.505.030.6. | 4 46 1. 26-ft. 2 NA | na | o
Requirement sides
Proposed
Limited One
Residential 47 ft. 26-ft. 2 N/A N/A .
. side
Street, Parking
on One Side

6. Limited Residential Streets. Limited residential streets shall be allowed only at the discretion of
the review authority, and only in consideration of the following factors:
a. The requirements of the fire chief shall be followed.

RESPONSE: The proposed Limited Residential Street is designed to satisfy applicable
requirements of Tualatin Valley Fire & Rescue.

b. The estimated traffic volume on the street is low, and in no case more than 600
average daily trips.

RESPONSE: Based on the Institute of Transportation Engineers (ITE) Trip Generation Manual, 8t
Edition, single-family detached dwellings (ITE Land Use Code No. 210) generate 9.55 average
daily trips (ADT). Following approval of the proposed Planned Unit Development and
Construction Document review and approval process, 18 single-family detached dwellings will be
sited on the subject property. As such, future traffic associated with the proposed development
will generate 172 ADT {18-dwellings * 9.55-ADT). This criterion is satisfied.

c. Use for through streets or looped streets is preferred over cul-de-sac streets.

RESPONSE: As previously addressed, due to existing development patterns in the vicinity of the
subject property, the continuation of the public street network through the subject property is
infeasible. This Application proposes of a new road intersecting with the S. River St. public right-
of-way on the eastern boundary of the subject property, and dead-ending in a cul-de-sac buib
along the western boundary of the subject property.

d. Use for short blocks (under 400 feet) is preferred over longer blocks.

RESPONSE: The proposed dead-end right-of-way will be approximately 350-ft in length. As
previously addressed, due to existing development patterns adjacent to the subject property,
the creation or extension of the street block system is not feasible.
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e. The total rumber of residences or other uses accessing the street in that block is small,
and in no case more than 30 residences.

RESPONSE: This Application proposes the division of the subject property to support the future
construction of 18 single-family detached dwellings.

1. On-street parking usage is limited, such as by providing ample off-street parking, or by
staggering driveways so there are few areas where parking is allowable on both sides.

RESPONSE: As depicted by the Preliminary Engineering Plan Set provide as Exhibit E, and the
Architectural Plans provided as Exhibit H through Exhibit J, the future development of the
subject property will provide adequate off-street parking in driveways and garages. As such, the
use of the additional on-street parking should be limited in nature.

7. Sidewalks. Sidewalks shall be provided on both sides of all public streets. Minimum width is five
Jeet.

RESPONSE: As depicted by the Preliminary Engineering Plan Set provide as Exhibit E, the future
development of the subject property will provide 5-foot sidewalks on the subject property’s
frontage on S. River St., and 5-foot sidewalks on both sides of the new public right-of-way. As
permitted by Section 15.505.030.G.8., this Application is proposing 6-foot wide curb-tight
sidewalks along the proposed cul-de-sac bulb.

8, Planter Strips. Except where infeasible, a planter strip shall be provided between the sidewalk
and the curb line, with a minimum width of five feet. This strip shall be landscaped in accordance
with the standards in NMC 15.420.020, Curb-side sidewalks may be allowed on limited residential
streets. Where curb-side sidewalks are allowed, the following shall be provided:

a. Additional reinforcement is done fo the sidewalk section at corners.

b. Sidewalk width is six feet.

RESPONSE: As depicted by Sheet C100 of the Preliminary Engineering Plan Set provide as Exhibit
E, this Application proposes half-street improvements to the existing S. River St. public right-of-
way, including 6-foot planter strips. Planter strips 4.5-feet in width are proposed on both sides of
the new public right-of-way, with the exception of the new cul-de-sac bulb where 6-foot curb-
tight sidewalks are proposed.

9. Slope Easements. Slope easements shall be provided adjacent to the street where required 1o
maintain the stability of the street.

RESPONSE: The subject property generally slopes from east to west at less than 1%. Slope
easements are not warranted or proposed by this Application.

10. Intersections and Street Design. The street design standards in the Newberg public works
design and construction standards shall apply to all public streets, alleys, bike facilities, and
sidewalks in the city.
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RESPONSE: This Application proposes the future construction of a new public street designed in
compliance with all applicable Public Works Design & Construction Standards.

H. Modification of Street Right-of-Way and Improvement Width. The divector, pursuant to the Type IT
review procedures of Chapter 15.220 NMC, may allow modification to the public street standards of
subsection {(G) of this section, when the criteria in both subsections (H)(1) and (2} of this section are
satisfied:
1. The modification is necessary to provide design flexibility in instances where:
a. Unusual topographic conditions require a reduced width or grade separation of
improved surfaces; or
b. Lot shape or configuration precludes accessing a proposed development with a street
which meets the full standards of this section; or
c. A modification is necessary to preserve trees ov other natural features determined by
the city to be significant to the aesthetic character of the area; or
d. A planned unit development is proposed and the modification of street standards is
necessary to provide greater privacy or aesthetic quality to the development.
2, Modification of the standards of this section shall only be approved if the director finds that the
spectfic design proposed provides adequate vehicular access based on anticipated traffic volumes.

RESPONSE: The provisions of this Section are not applicable as this Application does not propose
to modify street right-of-way or improvement widths.

L Temporary Turnarounds. Where a street will be extended as part of a fisture phase of a development, or
as part of development of an abutting property, the street may be ferminated with a temporary turnaround
in lieu of a standard street connection or circular cul-de-sac bulb. The director and fire chief shall approve
the temporary turnaround. It shall have an all-weather surface, and may include a hammerhead-type
turnaround meeting fire apparatus access road standards, a paved or graveled circular turmaround, or a
paved or graveled temporary access road. For streets extending less than 150 feet and/or with no
significant access, the director may approve the street without a temporary turnaround. Easements or
right-of~way may be vequived as necessary to preserve access to the turnaround.

RESPONSE: The provisions of this Section are not applicable as this Application does not propose
a temporary turnaround.

J. Topography. The lavout of streets shall give suitable recognition to swrrounding topographical
conditions in accordance with the purpose of this code.

RESPONSE: The proposed future public right-of-way is designed to accommodate existing
surrounding topographical conditions.

K. Future Extension of Streets. All new streets required for a subdivision, partition, or a project requiring
site design review shall be constructed 1o be “to and through”: through the development and to the edges
of the profect site to serve adjacent properties for fiture development.

RESPONSE: As previously addressed by Table 1: Adjacent to the Subject Property on Page 41 of
this narrative, existing development patterns surrounding the subject property prohibit the
future extension of the proposed public right-of-way. This Application proposes the future
construction of a dead-end street.

L. Cul-de-Sacs.
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1. Cul-de-sacs shall only be permitted when one or more of the circumstances listed in this section
exist. When cul-de-sacs are justified, public walkway connections shall be provided wherever
practical to connect with another street, walleway, school, or similar destination.
a. Physical or topographic conditions make a street connection impracticable. These
conditions include but are not limited to controlled access streets, railroads, steep slopes,
wetlands, or water bodies where a connection could not be reasonably made.
b. Buildings or other existing development on adjacent lands physically preciude a
connection now or in the future, considering the potential for redevelopment.
¢. Where streels or accessways would violate provisions of leases, easements, or similar
restrictions.
d. Where the streets or accessways abut the urban growth boundary and rural resource
land in farm or forest use, except where the adjoining land is designated as an urban
reserve ared.

RESPONSE: As depicted by the Preliminary Engineering Plan Set provided as Exhibit E, this
Application proposes the future construction of a new street dead-ending in a cul-de-sac bulb.
Said cul-de-sac bulb is proposed due to existing development patterns surrounding the subject
property which prohibit the future extension of the proposed public right-of-way.

2 Cyl-de-sacs shall be no more than 400 feet long (measured from the centerline of the
intersection to the radius point of the bulb).

RESPONSE: As depicted by the Preliminary Engineering Plan Set provided as Exhibit E, the
proposed street dead-ending in cul-de-sac bulb is approximately 350-feet in length.

3. Cul-de-sacs shall not serve more than 18 single-family dwellings.

RESPONSE: As depicted by the Preliminary Engineering Plan Set provided as Exhibit E, the
proposed street dead-ending in cul-de-sac bulb will serve 18 future single-family detached
dwellings.

Each cul-de-sac shall have a circular end with a minimum diameter of 96 feet, curb-to-curb,
within a 109-foot minimum diameter right-of-way. For residential uses, a 35-foot radius may be
allowed if the street has no parking, a mountable curb, cirbside sidewalks, and sprinkler systems
in every building along the street.

RESPONSE: As depicted by the Preliminary Engineering Plan Set orovided as Exhibit E, the
proposed cul-de-sac bulb has a curb-to-curb diameter of 96-feet, and a right-of-way diameter of
110-feet.

M. Street Names and Street Signs, Streets that ave in alignment with existing named streets shall bear the
names of such existing streets. Names for new sireets not in alignment with existing streets are subject to
approval by the director and the fire chief and shall not unnecessarily duplicate or resemble the name of
any existing or platted street in the city. It shall be the responsibility of the land divider to provide street
signs.

RESPONSE: The future street to be constructed on the subject property does not align with an
existing named street. This Application acknowledges that naming of the new street will be
subject to approvat by the City’s Community Development Director and Tualatin Valley Fire &
Recuse.
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N. Platting Standards for Alleys.

1. An alley may be required to be dedicated and constructed to provide adequate access for a
development, as deemed necessary by the director.

2. The right-of-way width and paving design for alleys shall be not less than 20 feet wide. Slope
casements shall be dedicated in accordance with specifications adopted by the city council under
NMC 15.505.010 et seq.

3. Where two alleys intersect, 10-foot corner cut-offs shall be provided.

4. Unless otherwise approved by the city engineer where topographical conditions will not
reasonably permit, grades shall not exceed 12 percent on alleys, and centerline radii on curves
shall be not less than 100 feet.

5. All provisions and requirements with respect to streets identified in this code shall apply to
alleys the same in all respects as if the word "“street” or “streets” therein appeared as the word
“alley” or “alleys" respectively.

RESPONSE: The provisions of this Section are not applicable as this Application does not propose

an alley.

O. Platting Standards for Blocks.

2. Maximum Block Length and Perimeter. The maximum length and perimeters of blocks in the
zones listed below shall be according to the following table. The review body for a subdivision,
partition, conditional use permit, or a Type II design review may require installation of streets or
walkways as necessary to meet the standards below.

Maximum Maximum
Zone(s) Block
Block Length .
Perimeter
R-1 800 feet 2,000 feet
R-2, R-3, RP, | | 1,200 feet 3,000 feet

Riverlands

Planned Unit Development

3. Exceptions.
a. If a public walkway is installed mid-block, the maximum block length and perimeter
may be increased by 25 percent.
b. Where a proposed street divides a block, one of the resulting blocks may exceed the
maximum block length and perimeter standards provided the average block length and
perimeter of the two resulting blocks do not exceed these standards.
¢. Blocks in excess of the above standards are allowed where access controlled streets,
street access spacing standards, railroads, steep slopes, wetlands, water bodies,
preexisting development, ownership patterns or similar circumstances resirict street and
walkway location and design. In these cases, block length and perimeter shall be as small
as practical. Where a street cannot be provided because of these circumstances but a
public walkway is still feasible, a public walkway shall be provided.
d. Institutional campuses located in an R-1 zone may apply the standards for the
institutional zone.
e. Where a block is in more than one zone, the standards of the majority of land in the
proposed block shall apply.
f Where a local street plan, concept master site development plan, or specific plan has
been approved for an area, the block standards shall follow those approved in the plan.
In approving such a plan, the review body shall follow the block standards listed above to
the extent appropriate for the plan area.
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RESPONSE: As previously addressed, due to existing development patterns adjacent to the
subject property, the creation or extension of the street block system is not feasible. This
Application proposes the future construction of a dead-end right-of-way approximately 350-ft in
length.

P. Private Streets. New private streets, as defined in NMC 15.05.030, shall not be created, except as
allowed by NMC 15.240.020(L)(2).

RESPONSE: The provisions of this Section are not applicable as this Application does not propose
the construction of a private street. As dictated by the City’s Transportation System Plan, S. River
St. has a functional classification of Major Collector.

R. Vehicular Access Standards.
2. Access Spacing Standards. Public street intersection and driveway spacing shall follow the
standards in Table 15.505.R below. The Oregon Department of Transportation (ODOT) has
jurisdiction of some roadways within the Newberg city limits, and ODOT access standards will
apply on those roadways.

Table 15.505.R. Access Spacing Standards

Roadway Functional 1 Minimum Public Street Driveway Setback from
Classification ol Intersection Spacing (Feet)? Intersecting Street’
Expressway All Refer to ODOT Access Spacing | NA
Standards
Major arterial Urban Refer to ODOT Access Spacing
CBD Standards
Minor arterial Urban 500 150
CBD 200 100
Major collector All 400 150
Minor collector All 300 100

1 wUrban" refers to intersections inside the city urban growth boundary outside the central business district

(C-3 zone).
“CBD" refers to intersections within the central business district (C-3 zone).
“All" refers to all intersections within the Newberg urban growth boundary.

2 Measured centerline to centerline.

3 The setback is based on the higher classification of the intersecting streets. Measured from the curb line of
the intersecting street to the beginning of the driveway, excluding flares. If the driveway setback listed above
would preclude a lot from having at least one driveway, including shared driveways or driveways on
adjoining streets, one driveway is allowed as far from the intersection as possible.

RESPONSE: This Application proposes a new intersection on S. River St. As per the City's
Transportation System Plan, S. River St. has a functional classification of Major Collector. As per
Table 15.505.R. (presumably a scrivener’s error; meant to read Table 15.505.030.R.), public
intersections should be spaced a minimum of 150-feet on Major Collectors. The closest
improved intersection to the subject property is the intersection of S. River St. and E. 12t Ave.
The new public right-of-way proposed by this application will be located approximately 385-ft
south of said intersection.
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3. Properties with Multiple Frontages. Where a property has frontage on more than one sireet,
access shall be limited to the street with the lesser classification.

RESPONSE: The provisions of this Subsection are not applicable as the subject property odes not
have multiple frontages.

4. Driveways. More than ene driveway is permiited on a lot accessed from either a minor
collector or lecal street as long as there is at least 40 feet of lot frontage separating each
driveway approach. More than one dviveway is permitted on a lot accessed from a major collector
as long as there is at least 100 feet of lot frontage separating each driveway approach.

RESPONSE: The provisions of this Subsection are not applicable as this Application does not
propose more than one future driveway per lot.

5. Alley Access. Where a property has frontage on an alley and the only other frontages are on
collector or arierial streets, access shall be taken from the alley only. The review body may allow
ereation of an alley for access to lots that do not otherwise have frontage on a public street
provided all of the following are met:

a. The review body finds that creating a public sireet frontage is not feasible.

b. The alley access is for no more than six dwellings and no more than six lots.

¢. The alley has through access fo streets on both ends.

d. One additional parking space over those otherwise required is provided for each

dwelling. Where feasible, this shall be provided as a public use parking space adjacent to

the alley,

RESPONSE: The provisions of this Subsection are not applicable as this Application does not
propose an alley.

6. Closure of Existing Accesses. Existing accesses that are not used as part of development or
redevelopment of a property shall be closed and replaced with curbing, sidewalks, and
landscaping, as appropriate.

RESPONSE: The provisions of this Subsection are not applicable as this Application does not
propose the closure of an existing access.

7. Shared Driveways.
[Detailed Provisions Omitted for Brevity]

RESPONSE: The provisions of this Subsection are not applicable as this Application does not
future shared driveways.

8. Frontage Streets and Alleys. The review body for a partition, subdivision, or design veview may
require construction of a frontage streel fo provide access to properties fronting an arterial or
collector street.

RESPONSE: This Application acknowledges the provisions of this Subsection.

9. ODOT or Yamhill County Right-of-Way, Where a property abuts an ODOT or Yamhill County
right-of-way, the applicant for any development project shall obtain an access permit from ODOT
or Yamhill County.
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RESPONSE: This Application acknowledges the provisions of this Subsection.

10. Exceptions. The director may allow exceptions to the access standards above in any of the
Jollowing circumstances:
a. Where existing and planned future development patterns or physical constraints, stich
as topography, parcel configuration, and similar conditions, prevent access in
accordance with the above standards.
b. Where the proposal is to relocate an existing access for existing development, where
the relocated access is closer to conformance with the standards above and does not
increase the type or volume of access.
c. Where the proposed access resulls in safer access, less congestion, a better level of
service, and more functional circulation, both on street and on site, than access otherwise
allowed under these standards.
11. Where an exception is approved, the access shall be as safe and functional as practical in the
particular circumstance. The director may require that the applicant submit a traffic study by a
registered engineer to show the proposed access meets these criteria.

RESPONSE: This Application acknowledges the provisions of this Subsection. Regarding traffic
generated by the future development of the subject property, based on the Institute of
Transportation Engineers (ITE) Trip Generation Manual, 8t Edition, the proposed development
will generate 18 new PM peak hour trips (18 iots generating 1 trip per unit during the PM peak
hour). Accordingly, the proposed development does not meet the City's threshold requirement
of generating at least 40 new vehicular trips during the PM peak hour to trigger the need for a

Traffic Study.

S. Public Walkways.

1. Projects subject to Type II design review, partition, or subdivision approval may be required to
provide public walkways where necessary for public safety and convenience, or where necessary
to meet the standards of this code. Public walkways are meant to connect cul-de-sacs to adjacent
areas, to pass through oddly shaped or unusually long blocks, to provide for networks of public
paths according to adopted plans, or to provide access to schools, parks or other community
destinations or public areas. Where practical, public walkway easements and locations may also
be used to accommodate public utilities.

2. Public walkways shall be located within a public access easement that is a minimum of 15 feet
in width.

3. A walk strip, not less than 10 feet in width, shall be paved in the center of all public walkway
casements. Such paving shall conform to specifications in the Newberg public works design and
construction standards.

4. Public walkways shall be designed to meet the Americans with Disabilities Act requirements.

5. Public walkways connecting one right-of-way to another shall be designed to provide as short
and straight of a route as practical.

6. The developer of the public walkway may be required to provide a homeowners’ association or
similar entity to maintain the public wallway and associated improvements.

7. Lighting may be required for public walkways in excess of 250 feet in length.

8. The review body may modify these requirements where it finds that topographic, preexisting
development, or similar constrainis exist.

RESPONSE: As previously addressed, due to existing development patterns in the vicinity of the
subject property, the continuation of the public street and pedestrian network through the
subject property is infeasible. This Application proposes 5-foot sidewalks on the subject
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property’s frontage on S. River St., and 5-foot sidewalks on both side of the new public road,
with the exception of a 6-foot curb-tight sidewalk on the proposed cul-de-sac bulb.

T. Street Trees. Street trees shall be provided for all projects subject to Type Il design review, partition, or
subdivision. Street trees shall be installed in accordance with the provisions of NMC 15.420.010(B)(4).

RESPONSE: As depicted by the Preliminary Engineering Plan Set provided as Exhibit E, this
Application proposes the future construction of landscaping strips. The future construction of
single-family detached dwelling son the subject property will ensure the installation of street
trees in compliance with all applicabie provisions of Subsection 15.420.010(B){4).

U. Street Lights. All developments shall include underground electric service, light standards, wiring and
lamps for street lights according to the specifications and standards of the Newberg public works design
and construction standards. The developer shall install all such facilities and make the necessary
arrangements with the serving electric utility as approved by the cily. Upon the city's acceptance of the
public improvements associated with the development, the street lighting system, exclusive of ufility-owned
service lines, shall be and become property of the city unless otherwise designated by the city through
agreement with a private utility.

RESPONSE: As depicted by the Prefiminary Engineering Plan Set provided as Exhibit E, this
Application proposes the future construction of street lighting designed in compliance with all
applicable City standards.

V. Transit Improvements. Development proposals for sites that include or are adjacent to existing or
planned transit facilities, as shown in the Newberg transportation system plan or adopted local or regional
transit plan, shall be required to provide any of the following, as applicable and required by the review
authority:
1. Reasonably direct pedestrian connections between the transit factlity and building entrances of
the site. For the purpose of this section, "reasonably direct” means a route that does not deviate
unnecessarily from a straight line or a route that does not involve a significant amount of out-af-
direction travel for users.
2, A transit passenger landing pad accessible to disabled persons.
3. An easement of dedication for a passenger shelter or bench if such facility is in an adopted
plan.
4. Lighting at the transit facility. [Ord. 2822 § 1 (Exh. 4), 2-3-18; Ord. 2810 § 2 (Exhs. B, C), 12-
19-16; Ord. 2763 § 1 (Exh. A § 19}, 9-16-13;, Ord. 2736 § 1 (Exh. A §§ 1, 3, 4), 3-21-11; Ord.
2619, 5-16-05; Ord. 2513, 8-2-99; Ord. 2507, 3-1-99; Ord. 2494, 4-6-98; Ord. 2451, 12-2-96.
Code 2001 §§ 151.681, 151.683, 151.684 — 151.686, 151.689 — 151.692, 151.694, 151.695,
151,701 - 151.703, 151.705.]

RESPONSE: The provisions of this Subsection are not applicable to this Application as the subject
property is not adjacent to existing or planned transit facilities of the City’s Transportation
System Plan or adopted local or regional transit plans.

15.505.040 Public utility standards.
B. Applicability. This section applies to all development where installation, extension or improvement of
water, wastewater, or private utilities is required to serve the development or use of the subject property.

C. General Standards.
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1. The design and construction of all improvements within existing and proposed rights-of-way
and easements, all improvements to be maintained by the city, and all improvements for which city
approval is required shall conform to the Newberg public works design and construction
standards and require a public improvements permil.

2. The location, design, installation and maintenance of all utility lines and facilities shall be
carried out with minimum feasible disturbances of soil and site. Installation of all proposed public
and private utilities shall be coordinated by the developer and be approved by the city to ersure
the orderly extension of such utilities within public right-of-way and easements.

RESPONSE: This Application acknowledges that a Public Improvement Permit must be obtained
prior to any construction of any public improvements. Following approval of this Planned Unit
Development, the proposed development will undergo Public Improvement Permit review and
approval to ensure future development complies with all applicable requirements of the City’s
Public Works Design & Construction Standards.

D. Standards for Water Improvements. All development that has a need for water service shall install the
facilities pursuant to the requirements of the city and all of the following standards. Instailation of such
[facilities shall be coordinated with the extension or improvement of necessary wastewater and stormwater
Sacilities, as applicable,
1. All developments shall be required to be linked to existing water facilities adequately sized to
serve their intended area by the construction of water distribution lines, reservoirs and pumping
stations which connect to such water service facilities. All necessary easements required for the
construction of these facilities shall be obtained by the developer and granted fo the city pursuant
to the reguirements of the city.
2. Specific location, size and capacity of such facilities will be subject to the approval of the
director with reference to the applicable water master plan. All water facilities shall conform with
city pressure zones and shall be looped where necessary to provide adequate pressire and fire
flows during peak demand at every point within the system in the development to which the water
facilities will be conmected. Installation costs shall remain entirely the developer's responsibility.
3. The design of the water facilities shall take into account provisions for the future extension
beyond the development to serve adjacent properties, which, in the judgment of the city, cannot be
feasibly served otherwise.
4. Design, construction and material standards shall be as specified by the director for the
construction of such public water facilities tn the city.

RESPONSE: As depicted by the Preliminary Engineering Plan Set provided as Exhibit E, the
proposed future development of the subject property will connect to the City’s existing water
facilities, is adequate to serve the future development of the subject property. Due to existing
development patterns surrounding the subject property the future extension of utilities is not
applicable to this Application. The future development is designed to comply with all applicable
City requirements. Following approval of this Planned Unit Development, the proposed
development will undergo Public Improvement Permit review and approval to ensure future
development complies with all applicable requirements of the City's Public Works Design &
Construction Standards.

E. Standards for Wastewater Improvements. All development that has a need for wastewater services shall
install the facilities pursuant to the requirements of the city and all of the following standards. Installation
of such facilities shall be coordinated with the extension or improvement of necessary water services and
stormwater facilities, as applicable.
1. All septic tank systems and on-site sewage systems are prohibited. Existing septic systems st
be abandoned or removed in accordance with Yamhill County standards.
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2. All properties shall be provided with gravity service fo the city wastewater system, except for
lots that have unigue topographic or other natural features that make gravity wastewater
extension impractical as determined by the director. Where gravity service is impractical, the
developer shall provide all necessary pumps/lifi stations and other improvements, as determined
by the director.

3. Alf developments shall be regquired to be linked to existing wastewater collection facilities
adequately sized to serve their intended area by the construction of wastewater lines which
connect to existing adequately sized wastewater facilities. All necessary easements required for
the construction of these fucilities shall be obtained by the developer and granted to the city

pursuani to the requirements of the city.

4. Specific location, size and capacity of wastewater facilities will be subject to the approval of the
director with reference to the applicable wastewater master plan. All wastewater facilities shall be
sized to provide adequate capacity during peak flows from the entire area potentially served by
such facilities. Installation costs shall remain entirely the developer's responsibility.

5. Temporary wastewater service facilities, including pumping stations, will be permitted only if
the director approves the temporary facilities, and the developer provides for all facilities that are
necessary for transition to permanent facilities.

6, The design of the wastewater facilities shall take into account provisions for the future
extension beyond the development to serve upstream properties, which, in the judgment of the city,

cannot be feasibly served otherwise.
7. Design, construction and material standavds shall be as specified by the director for the

construction of such wastewater facilities in the city.

RESPONSE: As depicted by the Preliminary Engineering Plan Set provided as Exhibit E, the
proposed future development of the subject property will connect to the City's existing water,
sanitary and stormwater facilities and services. Existing utility infrastructure in the vicinity of the
subject property is adequate to serve the future development of the subject property. Due to
existing development patterns surrounding the subject property the future extension of utilities
is not applicable to this Application. The future development is designed to comply with all
applicable City requirements. Following approval of this Planned Unit Development, the
proposed development will undergo Public Improvement Permit review and approval to ensure
future development complies with all applicable requirements of the City's Public Works Design

& Construction Standards.

F. Easements. Easements for public and private utilities shall be provided as deemed necessary by the city,
special districts, and utility companies. Easements for special purpose uses shall be of a width deemed
appropriate by the responsible agency. Such easements shall be recorded on easement forms approved by
the city and designated on the final plat of all subdivisions and partitions. Minimum required easement
width and locations are as provided in the Newberg public works design and construction standards. [Ord.
28108 2 (Exhs. B, C), 12-19-16.]

RESPONSE: As depicted by the Preliminary Engineering Plan Set provided as Exhibit £, Public
Utility Easements 10-feet in width are proposed along the frontage of all proposed lots. No other
easements are warranted or proposed by this Application.

15.505.050 Stormwater system standards.
C. General Requirement. All stormwater runoff shall be conveyed to a public storm wastewater or natural
drainage channel having adequate capacity to carry the flow without overflowing or otherwise causing
damage to public and/or private property. The developer shall pay all costs associated with designing and
constructing the facilities necessary to meet this requirement,
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RESPONSE: As depicted by the Preliminary Engineering Plan Set provided as Exhibit E, the future
development of the subject property will include the construction of a stormwater main in the
proposed public road, connecting to the existing stormwater main in S. River St. and provide
service to each future single-family detached dwelling. A Stormwater Facility will be constructed
in Tract A in the southwestern corner of the subject property. Stormwater runoff from future
dwellings on the subject property will be directed via weepholes into the stormwater system.
There is a secondary raingarden located to the north of the proposed intersection along the
subject property’s frontage on S. River St. As supported by the Preliminary Stormwater Report
provided as Exhibit F, the proposed stormwater facilities are adequately sized to support the
future development of the subject property. This Application acknowledges that the developer is
responsible for all costs associated with designing and constructing said stormwater facilities.
This criterion is satisfied.

D. Plan for Stormwater and Erosion Control. No construction of any facilities in a development included in
subsection (B) of this section shall be permitted until an engineer registered in the State of Oregon
prepares a stormwater report and erosion control plan for the project. This plan shall containS at a
minimum:
1. The methods to be used to minimize the amount of runoff, sedimentation, and pollution created
Jrom the development both during and after construction.
2. Plans for the construction of stormwater facilities and any other facilities that depict line sizes,
profiles, construction specifications, and other such information as is necessary for the city to
review the adequacy of the stormwater plans.
3. Design calculations shall be submitted for all drainage facilities. These drainage calculations
shall be included in the stormwater report and shall be stamped by a licensed professional
engineer in the State of Oregon. Peak design discharges shall be computed based upon the design
criteria outlined in the public works design and construction standards for the city.

RESPONSE: Erosion Control plans prepared by an Engineer Licensed in the state of Oregon are
provided within Exhibit E. A Preliminary Stormwater Report is provided as Exhibit F. A Composite
Utility Plan is provided as Sheet C300 of Exhibit E.

E. Development Standards. Development subject to this section shall be planned, designed, constructed,
and maintained in compliance with the Newberg public works design and construction standards. [Ord.
2810 § 2 (Exhs. B, C), 12-19-16.]

RESPONSE: This Application acknowledges the provisions of this Section. Future development of
the subject property will be planned, designed, constructed, and maintained in compliance with
all applicable standards of the City’s Public Works Design & Construction Standards.

CONCLUSION

This narrative and supporting documentation demonstrate compliance with all applicable
provisions of the City of Newberg Cormnmunity Development Code and Comprehensive Plan. The
Applicant thereby respectfully requests approval of this Comprehensive Plan Amendment
request.
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i 8 TYPE IIl APPLICATION - 2019
=~ INewbDerg (QUASI-JUDICIAL REVIEW)

File #:
TYPES - PLEASE CHECK ONE:
___Annexation ___ Conditional Use Permit
____ Comprehensive Plan Amendment (site specific) ____Type lll Major Modification
___ Zoning Amendment (site specific) X_ Planned Unit Development
___Historic Landmark Modification/alteration ___ Other: (Explain)

APPLICANT INFORMATION

APPLICANT: Del Boca Vistsa LLC
ADDRESS: PO Box 3189 Newberg, OR 97132

EMAIL ADDRESS: mackenzie@dbvcorp.com; teresa@dbvcorp.com
PHONE; S03-560:1832 MOBILE: FAX:
OWNER ({if different from above): Riverlands Subdivision LLC PHONE: $ame
ADDRESS: Same

ENGINEER/SURVEYOR: David Evans and Associates Inc.

ADDRESS: 2100 SW River Parkway, Portland, OR 97201

GENERAL INFORMATION: ’

PHONE: 503-223-6663

PROJECT NAME: Riverlands PROJECT LOCATION; 1303 S River Street

PROJECT DESCRIPTION/USE: 18-Lot subdivision

MAP/TAX LOT NO. (i.e.3200AB-400): R3228/02500 ZONE: R2RD_ giTESIZE: 156 sqQ. FT.O ACRE(®
COMP PLAN DESIGNATION: TOPOGRAPHY: Eastlo West at less than 1%

CURRENT USE: _Single-family detached dwelling, R-2/RD

SURROUNDING USES:

NORTH: Single-family detached dwelling, R-2/RD SOUTH: Portland & Westemn Railroad on R3229/02600 (vacant, AF-10, Yamhill County)

EAST: _SP Newsprint (across S River St ROW) WEST: ODOT owned vacant right-of-way (Yambhill County)

SPECIFIC PROJECT CRITERIA AND REQUIREMENTS ARE ATTACHED

General Checklist: O Fees O Public Notice Information O Current Title Report O Written Criteria Response O Owner Signature

For detailed checklists, applicable criteria for the written criteria response, and number of copies per application type, turn to:

ANDOXARON Jvismvivmisamsisiismvisiiis s s e e sean s R VA Sy TS p. 15
Comprehensive Plan / Zoning Map Amendment (site specific) ..........ccoevereiiiviiinniin p. 19
Conditional Use Permit ...........ccccoeeuiiinnnininmiininiansnsnssarivimsusismmmssossonsnsinssnamsssiassnrs p. 21

Historic Landmark Modification/Alteration
Planned Unit Development ........ccccuiiueiniiiiiaiinmiessmssinisioinsiinssissssinsissssssssssassases p. 26

The above statements and information herein contained are in all respects true, complete, and correct to the best of my knowledge and belief.
Tentative plans must substanllally conform to all standards, regulations, and procedure OWaIIy adopted by the City of Newberg. All owners must

sign th plication or. it legters fconsem Incomplete or missing informahonrﬂ approval process.
% %‘; = J0r21/19

v, 10/21/19
ﬁp(ﬁ' licant Signature Date Owne\r Sl gnature Date
MacKenzie Davis, Land Acquisition & Development Manager Marc Willcuts, Jackson & Co Member to Riverlands Subdivision

Print Name Print Name

Attachments: General Information, Fee Schedule, Noticing Procedures, Planning Commission Schedule, Criteria, Checklists

ZA\FORMS\PLANNING APPLICATIONS\Type 11 Application

Page 1 of 29
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Tax Map
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EXHIBIT C

Title Report



First American Title Insurance Company

t 3 . -
Fir St Amer 131 825 NE Evans Street
McMinnville, OR 97128
Phn - (503)376-7363
Atth. - (866)800-7294

1ST REVISED PUBLIC RECORD REPORT
FOR NEW SUBDIVISION OR LAND PARTITION

THIS REPORT IS ISSUED BY THE ABOVE-NAMED COMPANY ("THE COMPANY") FOR THE EXCLUSIVE USE
OF:

Del Boca Vista LLC
500 E. Hancock
Newberg, OR 97132
Phone: (971)706-2058
Attn: Teresa

Date Prepared : February 27, 2019

Effective Date : 8:00 A.M on February 25, 2019
Order No. : 1039-2979316

Reference : 1303 NE River Street

The information contained in this report is furnished by First American Titte Company of Oregon (the
"Company") as an information service based on the records and indices maintained by the Company for
the county identified below. This report is not title insurance, is not a preliminary title report for title
insurance, and is not a commitment for title insurance, No examination has been made of the Company's
records, other than as specifically set forth in this report. Liability for any loss arising from errors and/or
omissions is limited to the lesser of the fee paid or the actual loss to the Customer, and the Company will
have no greater liability by reason of this report. This report is subject to the Definitions, Conditions and
Stipulations contained in it.

REPORT

o

. The Land referred to in this report is located in the County of Yamhill, State of Oregon, and is
described as follows:

As fully set forth on Exhibit "A" attached hereto and by this reference made a part hereof.

B. As of the Effective Date, the tax account and map references pertinent to the Land are as
follows:

As fully set forth on Exhibit "A" attached hereto and hy this reference made a part hereof,

C. As of the Effective Date and according to the Public Records, we find title to the land apparently
vested in:

As fully set forth on Exhibit "B" attached hereto and by this reference made a part hereof

D. As of the Effective Date and according to the Public Records, the Land is subject to the foi!owing
liens and encumbrances, which are not necessarily shown in the order of priority:

As fully set forth on Exhibit "C" attached hereto and by this reference made a part hereof,

Public Record Report for New Subdivision or Partition
Page 1 of 7 (Ver. 20080422)



First American Title Insurance Company
Public Record Report for New Subdivision or Land Partition
Order No. 1039-2979316

EXHIBIT "A"
{Land Description Map Tax and Account)

Commencing at a point 20 rods North of the Southeast corner of a piece of land deeded by Edwin
Poppleton and wife to Jesse Edwards and wife by deed recorded April 9, 1890 in Book "Y", Page 92, Deed
Records, said land being a part of the Donation Land Claim of Joseph B. Rogers and wife, Notification No,
1473, Claim No. 55 in Township 3 South, Range 2 west of the Willamette Meridian in Yamhill County,
Oregon; thence running North 10 rods along what is known as River Street; thence running West 40
rods; thence running South 10 rods; and thence running East 40 rods to the place of beginning.

EXCEPTING THEREFROM the following parcel of land lying in the Joseph B. Rodgers D.L.C No. 55,
Township 3 South, Range 2 West, W.M., Yamhill County, Oregon and being a portion of that property
described in that Statutory Warranty Deed to John F. Hochtritt & Yvette Saarinen, recorded September
14, 1989 in Film Volume 236, Page 326 Records of Yamhill County; the said parcel being that portion of
said property included in a strip of land 145.00 feet in width, lying on the Southeasterly side of the 'L’
center line, which center line is described as follows:

Beginning at Engineer's center line Station 'L’ 470+64.06, said station being 240.06 feet South and
1,143.31 feet West of the Southeast corner of the David Ramsey D.L.C. No. 40, Township 3 South, Range
2 West, W.M.; thence North 76° 05" 16" East 536.04 feet; thence on a spiral curve left (the long chord of
which baars North 74° 38' 47" East 599.85 feet) 600.00 feet; thence on a 3,974.27 foot radius curve left
(the long chord of which bears North 63° 56' 48" East 1,080.96 feet) 1,084.32 feet; thence on a spiral
curve left (the long chord of which bears North 53° 14' 50" East 599.85 feet) 600.00 feet; thence North
51° 48' 20" East 1,171.67 feet; thence on a spiral curve right (the long chord of which bears North 53°
44' 50" East 599.72 feet) 600.00 feet; thence on a 2,950.86 foot radius curve right (the fong chord of
which bears North 73° 25" 10" East 1,605.82 feet) 1,626.33 feet; thence on a spiral curve right (the long
chord of which bears South 88° 11' 29" East 324.91 feet) 325.00 feet; thence on a 6,250.45 foot radius
curve right (the long chord of which bears South 80° 11" 02" East 1,298.62 feet) 1,300.96 feet; thence on
a spiral curve right (the long chord of which bears South 72° 23' 16" East 599.86 feet) 600.00 feet;
thence South 71° 28' 16" East 369.00 feet to Engineer's center line Station 'L’ 558+77.38 Back equals "I
559+00.00 Ahead.

ALSO that portion of said property lying on the Northwesterly side of the 'L' center line.
Bearings are based on County Survey No. 12330, filed October 1, 2007, Yamhill County, Oregon.

Map No.: R3229 02500
Tax Account No.: 67331

Public Record Report for New Subdivision or Partition
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First American Title Insurance Company
Public Record Report for New Subdivision or Land Partition
Order No, 1039-2979316

EXHIBIT "B"
{Vesting)

Riverlands Subdivision LLC, an Oregon limited liability company

Public Record Report for New Subdivision or Partition
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First American Titie Insurance Company
Public Record Report for New Subdivision or band Partition
Order No. 1039-2979316

EXHIBIT "C"
{Liens and Encumbrances)

Taxes for the current fiscal year are reduced by reason of partial Veterans Exemption. If the exempt
status is terminated under the statute prior to July %, said property will be taxed at 100% of the
assessed value.

The rights of the public in and to that pottion of the premises herein described lying within the limits
of streets, roads and highways.

Limited access provisions contained in Deed to the State of Oregon, by and through its Department
of Transportation recorded June 03, 2013 as Instrument No. 201308405, Deed and Mortgage
Records Deed of Records, which provides that no right of easernent or right of access to, from or
across the State Highway other than expressly therein provided for shall attach to the abutting

property.

Deed of Trust and the terms and conditions thereof.

Grantor/Trustor: Sigmund Holdings LLC, an Oregon limited liability company
Grantee/Beneficary: Shimoe Mukai

Trustee: First American Title

Amount: $210,000.00

Recorded: November 22, 2017

Recording Information: Instrument No. 201718770, Deed and Mortgage Records

Deed of Trust and the terms and conditions thereof,

Grantor/Trustor: Sigmund Holdings LLC, an Oregon fimited liability company
Grantee/Beneficiary: Gary Dixon and Julie Dixon

Trustee: First American Title

Amount: $95,000.00

Recorded: November 22, 2017

Recording Information: Instrument No. 201718771, Deed and Mortgage Records

Restrictive Covenant to Waive Remonstrance, pertaining to Annexation, including the terms and
provisions thereof

Recorded: February 1, 2019 as Instrument No. 201901388, Deed and
Mortgage Records

Restrictive Covenant to Waive Remonstrance, pertaining to Comprehensive Plan, including the terms
and provisions thereof

Recorded: February 1, 2019 as Instrument No. 201901389, Deed and
Mortgage Records

NOTE: Taxes for the year 2018-2019 PAID IN FULL

Tax Amount: $1,626.16
Map No.: R3229 02500
Property 1D: 67331

Tax Code No.: 29.2

Public Record Report for New Subdivision or Partition
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First American Title Insurance Company
Public Record Report for New Subdivision or Land Partition
Order No. 1039-2979316

1.
{a)
(b}
{c)
(d)

2,
{a)
{b)
(c)
{d)

3.

4,

DEFINITIONS, CONDITIONS AND STIPULATIONS

Definitions. The folfowing terms have the stated meaning when used in this report:

“Customer": The person or persons named or shown as the addressee of this report.

"Effective Date™ The effective date stated in this report.

"Land": The land specifically described in this report and improvements affixed thereto which by law constitute reat
property.

"Public Records”; Those records which by the laws of the state of Oregon impart constructive notice of matters relating to
the Land.

Liability of the Company.

This is not a commitment to issue title insurance and does not constitute a policy of title insurance.

The liability of the Company for errors or omissions in this public record report Is limited to the amount of the charge paid
by the Customer, provided, however, that the Company has no liabllity in the event of no actual loss to the Customer.

No costs (including, without limitation attorney fees and other expenses) of defense, or prosecution of any action, is
afforded to the Customer,

In any event, the Company assumes ne liabiiity for loss or damage by reason of the following:

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

{2y Any facts, rights, interests or ciaims which are not shown by the Public Records but which could be ascertained by
an inspection of the land or by making inquiry of persons in possession thereof,

{3} Easements, liens or encumbrances, or claims thereof, which are not shown by the Public Records.

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

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

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

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

(8) Any governmental police power not exciuded by 2(d)(7) above, except to the extent that notice of the exercise
thereof or a notice of a defect, lien or encumbrance resulting from a violation or alleged violation affecting the land
has been recorded in the Public Records at the effective date hereof,

(9) Defects, liens, encumbrances, adverse claims or other matters created, suffered, assumed, agreed to or actually
known by the Customer,

Report Entire Contract. Any right or action of right of action that the Customer may have or may bring against the
Company arising out of the subject matter of this report must be based on the provisions of this report, No provision or
condition of this report can be walived or changed except by a writing signed by an authorized officer of the Company. By
accepting this form report, the Customer acknowledges and agrees that the Customer has elected to utilize this form of
public record report and accepts the limitation of liability of the Company as set forth herein,

Charge. The charge for this report does not include supplemental reports, updates or other additional services of the
Company.

Public Record Report for Mew Subdivision or Partition
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First American Title Insurance Company
Public Record Report for New Subdivision or Land Partition
Order No. 1039-2979316
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This map is furnished for illustration and to assist in property location. The company assumes no liability
for any variation in dimensions by location ascertainable by actual survey
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First American Title Insurance Company
Public Record Report for New Subdivision or Land Partition
Order No. 1039-2979316
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Evidence of Authority to Sign



GorporationlLimited Liability Company - Information Change
§ Secretary of State - Comporation Dlvision - 255 Capltof St. NE, Suite 151 Salem, OR 87310-1327 - sos.oregon.gov/business - Phone: (503) 986-2200

Please Typs or Print Legibly In Black Ink. Attach Additional Shest if Necessary. Fax; (503} 378-4381
FILED W
_ REGISTRY NUMBER: 129195798 - —
ENTITY TYPE: ®DOMESTIC () FOREIGN 0CT 09 2010 Rlesct Bom
isad Statute 192,440-192.490, the infl tion on this application is public record.
{4?:3 gﬁg?anlacaagt{‘hgrle?agnﬁﬁx:?o all par&es upon request and Iel :.lsf‘ll{l”b‘g%:s%ed on uurp m?aebsne OREGON Far office use only

1, NAME OF CORPORATION OR LIMITED LIABILITY COMPANY:
Sigmund Holdings LLC

Complete only the sections that you are updating.
2. BUSINESS ACTIVITY 6. ADDRESS WHERE THE DIVISION MAY MAIL NOTICES:

- - Pains e ——— p— R

3. PRINCIPAL pu\cg OF BUSINESS: (Stfeet Address) 7. THE NEW REGISTERED AGENT HAS CONSENTED TO-THIS -

APPOINTMENT.
8. THE STREET ADDRESS OF THE NEW REGISTERED OFFICE
AND THE BUSINESS ADDRESS OF THE REGISTERED AGENT

ARE IDENTICAL.
4. THE REGISTERED AGENT HAS BEEN CHANGED TO: The entity has been notified in writing of this change.
. g, WITH DIRECT d Add
Marc Wilicuts fgltglevn]gnla’git addlress of atjeast orl\(eﬁ?i&x&sﬁ BI’}GOES {abiiatr?;ira.!;r contrﬁ!?rﬁgs’
T . hareholder of the corporation {member or manager of the LLC} or an authorized
5. :tﬂfl?tll?:fr?gg ‘ﬁnGSEtl:ltsA:ﬁtlﬁlﬂifgazmg?iﬁg DRESS: :e;:senta:ive wit;d!:act fnowledge of lhre op:raﬂons and businass activities of
registered agen% s office. ’ the corporation o7 LLC.
500 E Hancock Street
Newberg, OR 97132

10. NAME(S) AND ADDRESS{ES}OF CORPORATE OFFICERS OR LLC MEMBERS/ MANAGERS
Corporations list the name and address of one President and one Secretary {ORS 60,787, ORS 65.787, ORS 62.455, ORS 554.315).
Limited Liability Companies llst the name and addresses of the managers for a manager-managed {imited lability company or the name and address
of at least ane member for a member-managed limited liability company {ORS 63.787). Please attach a separate sheet of paper If needed.
If making changes to this sectien, list al current names and addresses. This replaces what Is currently on the record.

PRESIDENT OR OWNER(S) (MEMBERS): {Names and Addresses) SECRETARY OR MANAGER(S): (Names and Addresses)

11. EXECUTION: | declare as an authorized signer, under penalty of perjury, that this document does not fraudulently conceal, obscure,
alter, ot otherwise misreprasent the identity of any persen including officers, directors, employees, members, managers or agents. This
filing has been examined by me and is, to the best of my knowledge and belief,\true, correct and complete. Making false statements in
this document is against theflaw and may be penalized by fines, imprisonment, or both.

SIGNATURE: PRINTED NAME: TITLE:
Marc Willcuts member of Jackson & Company
CONTACT NAME: (To resolve questions with this filing) u FEE~ o = — =3
Teresa Gilmore on SIGMUND HOLDINGS LLC
PHONE NUMBER: (inciude area code) Free
=R N 1
R 129195798 ~-20442

Infermation Change 12/17)



CorporatlonILimited Liabtlity (‘.‘ompa = Information Change
@ f(503) 885-2200

Secretary of Stats - Corpuration Divislon « 255 Capltol St. NE, Suite 151 - Salem, OR §7310-1327 - eos.oregon, Phl
Piease Type or Print Legibly in Black ink. Attach Additional Shest if Necassal “Fax  (503)378-4381

REGISTRY NUMBER: 138499892 JUN 26 2019
ENTITY TYPE. (@ DOMESTIC () FOREIGN OREGON -
e s T Sl et Ay B b ication s publc record, SECRETARY OF ST = ooy

1. NAME OF CORPORATION OR LIMITED LIABILITY COMPANY:
Riverlands Subdivision LLC

Complete only the sections that you are updating.

2. BUSINESS ACTIVITY 6. ADDRESS WHERE THE DIVISION MAY MAIL NOTICES:
3, pR}&clpAL PLACE OF BUSINESS: (Street Address) 7. THE NEW REGISTERED AGENT HAS CONSENTED TO THIS -
APPOINTMENT.

8. THE STREET ADDRESS OF THE NEW REGISTERED OFFICE
AND THE BUSINESS ADDRESS OF THE REGISTERED AGENT

ARE IDENTICAL.
4. THE REGISTERED AGENT HAS BEEN CHANGED TO: The entity has been notified in writing of this change.
. 9. INDIVIDUAL WITH DIRECT KNOWLEDGE (N d Add!
Marec Willcuts tist the name and address of at least one individual who is(a dal:::;z: I;r cm:“)ﬁ::s}
5. REGISTERED AGENT'S PUBLICLY AVAILABLE ADDRESS. shareho!der_ of th_e corporation {member or managi 1LC) or an authorized
Must be an Oregon Street Address, which Is identical to the {;E’f:fp':,?a':‘,':n“;’;fg‘“ knowledge of the o s wethvites of
registered agent's offlce. b “l!“ I“I[

Marc Willcuts “ W
VISTA

A LTWITRD LIABIEITY CEMTARY

PO BOX 3165 NEWBERG, 97132

0. NAME(S) AND ADDRESS(ES)OF CORPORATE OFFICERS OR LLC MEMBERS/MANAGERS
Corporations list the name and address of one President and one Secretary (ORS 60,787, ORS 65,787, ORS 62.455, ORS 554.315).
Umited Uabllity Companies list the name and addresses of the manapers for a manager-managed limited liability company or the name and address
of at least one member for a member-managed limited liability company {ORS 63.787). Please attach a separate sheet of paper If needed.
{f making changes to this section, fist all current names and addresses. This replaces what is currently on the record.

PRESIDENT OR OWNER({S) (MEMBERS): (Names and Addresses) SECRETARY OR MANAGER(S): (Names and Addresses)

11, EXECUTION: | declare as an authorized signer, under penalty of perjury, that this document does not fraudulently conceal, cbscure,
alter, or otherwise misrepresent the identity of any person including officers, directors, employees, members, managers or agents. This
filing has been examined by me and is, to the best of my knowledge and belief, true, correct and complete. Making false statements in
this document is against the law apd may be penalized by fines, imprisonment, or both.

SIGNATURE: PRINTED NAME: TITLE:
V' Marc Willcuts , mernber of Jackson & Company
A
CONTACT NAME: (To resolve quastions with this filing} — - B - EIEEEsImE—————— W.T
RIVERLANDS SUBDIVISION S
Teresa Gilmore y
PHONE NUMBER: (Include area code} )
earch pragram.
' 138499892~20158779 s
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o8t AMER, THIS SPACE RESERVED FOR RECORDER'S USE
&

After recording return to:
Riverlands Subdivision LLC
500 E. Hancock St
Newberg, OR 57132

Until a change is requested alf tax
statements shall be sent to the
following address:

Same as above

File No.: 1039-2979316 (LB)
Date: January 05, 2018

STATUTORY BARGAIN AND SALE DEED

Sigmund Holdings LLC, an Oregon limited liability company, Grantor, conveys to Riverlands
Subdivision LLC, an Oregon Limited Liablity Company, Grantee, the following described real
property:

LEGAL DESCRIPTION: Real property in the County of Yamhili, State of Oregon, described as follows:
See Exhibit "A"

The true consideration for this conveyance is $305,000.00. (Here comply with requirements of ORS 93.030)

BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON TRANSFERRING FEE TITLE SHOULD
INQUIRE ABOUT THE PERSON'S RIGHTS, IF ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO
195.336 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007, SECTIONS 2 TO ¢ AND 17,
CHAPTER 855, OREGON LAWS 2005, AND SECTIONS 2 TO 7, CHAPTER 8, OREGON LAWS 2010, THIS
INSTRUMENT DOES NOT ALLOW USE OF THE PROPERTY DESCRIBED IN THIS INSTRUMENT IN
VIOLATION OF APPLICABLE LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING
THIS INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD CHECK WITH THE
APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO VERIFY THAT THE UNIT OF LAND BEING
TRANSFERRED IS A LAWFULLY ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010,
TO VERIFY THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON LAWSUITS
AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, AND TO INQUIRE ABOUT THE
RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF ANY, UNDER ORS 195.300, 195.301 AND 195.305
TO 195.336 AND SECTIONS 5 TO 11, CHAPTER 424, CREGON LAWS 2007, SECTIONS 2 TO 9 AND 17,
CHAPTER 855, OREGON LAWS 2009, AND SECTIONS 2 TO 7, CHAPTER 8, OREGON LAWS 2010.

Page 1of 2



APN: 67331 Bargain and Sale Deed File No.: 1039-2979316 (LB)
- continued . Date: 01/05/2018
Dated this ‘ 6 day of

20 /&7
Sigmund Holdings LLC, an Oregon limited liability

company
By:
NamB? Willcuts
Title: Member
STATEOF  Oregon )
: }s5.
County of  Yamhili )

This instrument was acknowledged before me on this] 5 day of

CIAL STAMP .
TEgFEFéA GILMORE ry Public for.Oregen
ng':;gé%%uuc&o 2536%? My commission expires: ]z/ 2t / z,
. MYGOM%%";‘IONWI%SDEGB&BEML 2021 .
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EXHIBIT A

LEGAL DESCRIPTION: Real property in the County of Yamhill, State of Oregon, described as
follows:

Commencing at a point 20 rods North of the Southeast corner of a piece of land deeded
by Edwin Poppleton and wife to Jesse Edwards and wife by deed recorded Aptil 9, 1890
in Book "Y", Page 92, Deed Records, said land being a part of the Donation Land Claim
of Joseph B. Rogers and wife, Notification No. 1473, Claim No. 55 in Township 3 South,
Range 2 west of the Willamette Meridian in Yamhill County, Oregon; thence running
North 10 rods along what is known as River Street; thence running West 40 rods;
thence running South 10 rods; and thence running East 40 rods to the place of
beginning.

EXCEPTING THEREFROM the following parcel of land lying in the Joseph B. Rodgers
D.L.C No. 55, Township 3 South, Range 2 West, W.M., Yamhill County, Oregon and
being a portion of that property described in that Statutory Warranty Deed to John F.
Hochtritt & Yvette Saarinen, recorded September 14, 1989 in Film Volume 236, Page
326 Records of Yamhill County; the said parcel being that portion of said property
included in a strip of land 145.00 feet in width, lying on the Southeasterly side of the
'L’ center line, which center line is described as follows:

Beginning at Engineer's center line Station 'L’ 470+64.06, said station being 240.06
feet South and 1,143.31 feet West of the Southeast corner of the David Ramsey D.L.C,
No. 40, Township 3 South, Range 2 West, W.M,; thence North 76° 05' 16" East 536.04
feet; thence on a spiral curve left (the long chord of which bears North 74° 38' 47" East
599.85 feet) 600.00 feet; thence on a 3,974.27 foot radius curve left (the long chord of
which bears North 63° 56’ 48" East 1,080.96 feet) 1,084.32 feet; thence on a spiral
curve left (the long chord of which bears North 53° 14' 50" East 599.85 feet) 600.00
feet; thence North 51° 48' 20" East 1,171.67 feet; thence on a spiral curve right (the
long chord of which bears North 53° 44' 50" East 599.72 feet) 600.00 feet; thence on a
2,950.86 foot radius curve right (the long chord of which bears North 73° 25" 10" East
1,605.82 feet) 1,626.33 feet; thence on a spiraf curve right (the fong chord of which
bears South 88° 11' 29" East 324.91 feet) 325.00 feet; thence on a 6,250.45 faot

" radius curve right (the long chord of which bears South 80° 11’ 02" East 1,298.62 feet)
1,300.96 feet; thence on a spiral curve right (the long chord of which bears South 72°
23’ 16" East 599.86 feet) 600.00 feet; thence South 71° 28" 16" East 369.00 feet to
Engineer's center line Station 'L’ 558+77.38 Back equals 'L' 559-+00.00 Ahead.

ALSO that portion of said property lying on the Northwesterly side of the 'L’ center line.

Bearings are based on County Survey No. 12330, filed October 1, 2007, Yamhill County,
Oregon.



EXHIBIT E

Preliminary Engineering



PRELIMINARY PLANS FOR e o

ano ASSOCIATES inc.

RIVERLANDS PLANNED UNIT DEVELOPMENT

NEWBERG, OR

\ |

VAMHILL-NEWBER

Drawing File: P:\D\DBVCO000DD0610400CADISHEETS\02 Land Use SetEC-CV-001-DBVC0006.dwg

By: Andrew Rappe

6/19/2019 1:04 PM
Save Date: 6/19/2019 11:38 AM  By: Atr
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@ VICINITY MAP o
SCALE: N.T.S.
DEL BOCA VISTA, LLC 1303 S RIVER STREET .
CONTACT: MACKENZIE DAVIS NEWBERG, OREGON 97132 w
PO BOX 2189 LATITUDE = 45°17'20°N, LONGITUDE = 122°58'11"W coo1 COVER SHEET
NEWBERG, OR 97132 cooz EXISTING CONDITIONS PLAN
PHONE: 971-281-8074 c100 SITE PLAN / PRELIMINARY PLAT
©200 GRADING PLAN
€300 COMPOSITE UTILITY PLAN
RIVERLANDS SUBDIVISION LLC DESCRIPTION:
PO BOX 3189 TAX LOT 2500 (YAMHILL COUNTY TAX MAP) LOCATED IN THE
NEWBERG, OR 97132 NORTHWEST/4 OF SECTION 29, TOWNSHIP 3 SOUTH, RANGE
2 WEST, WILLAMETTE MERIDIAN, CITY OF NEWBERG, YAMHILL
COUNTY, OREGON
ZONING:
ENGINEERING FIRM R-2RD ~{
DAVID EVANS & ASSOCIATES, INC. SITE AREA: ?,E
CONTACT: BRADY BERRY, PE 1.56 ACRES $
2100 SWRIVER PKWWY @
PORTLAND, OR 97201 N
PHONE: 503-499-0470 @’
EMAIL: Brady. Bemy@deainc.com Qg
ATTENTION: DATE:  06/20/2019
G i OREGON LAW REQUIRES YOU TO FOLLOW RULES ADGPTED
S < BY THE OREGON UTILITY NOTIFICATION CENTER. THOSE DESIGN: ATR
% = RULES ARE SET FORTH IN OAR 952-001-0010 THROUGH i
Py _‘:00 OAR 952-001-0090, YOU MAY OBTAIN COPIES OF THE RAVAE ;. ATR
FORE RULES BY CALLING THE CENTER.
POTENTIAL UNDERGROUND (NOTE: THE TELEPHONE NUMBER FOR THE OREGON UTILITY
FACILITY OWNERS NOTIFICATION CENTER IS 1-800-332-2344 or 811).
*ONE CALL" SHEET NO.

UTILITY NOTIFICATION CENTER

- C001

PROJECT NO. DBVC0000-0006
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DAVID EVANS

anp ASSOQOCIATES inc.

2100 SW River Parkway
Portland Cregon 97201
Phene: 503.223.6663
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DEL BOCA VISTA, LLC
NEWBERG, OREGON

Drmwing Flre: PHDADBYCODA0CIOIMMTICAMSKEETSIO2 Land Use SeREC-EX-001-DBVCU00E dwg

By: Andraw Rappa

By: Atr

BRESIZ01E 1:04 PM

Gave Oate: 61312018 11:37 AM

Plot Date;

BUILDING TO BE DEMOLISHED.
GRAVEL TO BE REMOVED.

TREE TC BE REMOVED.

EXISTING WATER METER TO BE REMOVED AND LATERAL
PLUGGED.

PROJECT
RIVERLANDS PLANNED UNIT DEVELOPMENT
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EXISTING FOWER POLE AND CVERHEAD SERVICE LINE
TO BE REMOVED.

EXISTING FENCE TO BE REMOVED.
EXISTING PAVEMENT TO BE SAWCUT AND REMOVED.

OIORONORDIOLO);

COuERED A

!:/ CARACE

EXISTING IMPERVIOUS AREA

BUILDINGS = 3669 SQFT
GRAVEL DRIVE 747 SQFT
CONCRETE = 680 SQFT

1|1H+JIH}J!
128 I A O TOTAL =6,096 SQFT

H UTILITY STATEMENT

THE UNDERGROUND UTILITIES SHOWN HAVE BEEN MAPPED *
. FROM FIELD SURVEY INFORMATION, OBSERVED ABCVE @

GROUND EVIDENCE AND GROUND MARKINGS BY OTHERS,
AND EXISTING DRAWINGS SUPPLIED BY OTHERS. THE $
SURVEYGR MAKES NO GUARANTEE THAT THE \
UNDERGROUND UTILITIES SHOWN COMPRISE ALL SUCH @

| UTILITIES IN THE AREA, EITHER IN SERVICE OR ABANDONED. Qg\,

THE SURVEYOR FURTHER DOES NOT WARRANT THAT THE
UNDERGROUND UTILITIES SHOWN ARE IN THE EXACT Q
LOCATION INDICATED ALTHOUGH HE DOES CERTIFY THAT

THEY ARE LOCATED AS AGCURATELY AS POSSIBLE FROM
INFORMATION AVAILABLE. THE SURVEYOR HAS NOT
PHYSICALLY LOCATED THE UNDERGROUND FACILITIES.

DATE: 06/20/2019

DESIGN:  ATR
DRAVWN: ATR
SHEET NO.
[1] 15 30 60
i ' C002
SCALE: 1"=30"

PROJECT NOC. DBVCO006-0008
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Drawing File: P:\D\DBVC00000006\0400CAD\SHEETSW02 Land Use SetEC-GR-001-DBVC0006.dwyg

By: Androw Rappe

6/19/2018 1:04 PM
Save Date: 6/12/2019 10:37 AM  By: Ach

Plot Date:
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KEYNOTES

= PUBLIC RIGHT-OF-WAY

= EXISTING SANITARY SEWER LINE
= EXISTING STORM DRAIN LINE

= EXISTING WATER LINE

= EXISTING GAS LINE

= EXISTING SEWER FORCE MAIN

= SANITARY SEWER LINE

= STORM DRAIN LINE

= WATER LINE

= UNDERGROUND COMM. CONDUIT
= EDGE OF PAVEMENT

= CROWN OF ROAD

=PROPOSED PROPERTY LINE

= EXISTING PROPERTY LINE
=PROPOSED LOT LINE

=PUBLIC UTILITY EASEMENT
=PUBLIC ACCESS EASEMENT

= SANITARY SEWER MANHOLE
= STORM DRAIN MANHOLE

= STORM DRAIN CATCH BASIN
= CONCRETE

=PROPOSED GATE VALVE
=PROPOSED WATER METER
= EXISTING WATER METER

= PROPOSED STREET LAMPS

(3) PROPOSED 8" PUBLIC SANITARY SEWER MAIN,

@ PROPOSED PUBLIC SANITARY SEWER MANHOLE.

PROPOSED CONNECTION TO EXISTING PUBLIC
SANITARY SEWER MANHOLE.

PROPOSED 6" SANITARY SEWER DOUBLE WYE
SERVICE BRANCH.

((5) PROPOSED 6" SANITARY SEWER SERVICE.

PROPOSED CONNECTION TO EXISTING 6"
WATER MAIN.

@ PROPOSED 8" PUBLIC WATER MAIN.

PROPOSED DOUBLE WATER SERVICE AND
METERS.

PROPOSED WATER SERVICE AND METER.
PROPOSED DEAD END BLOWOFF.
PROPOSED 12" PUBLIC STORM DRAIN MAIN.

PROPOSED 8" PUBLIC STORM DRAIN MAIN.

PEEReE® ®

PROPOSED PUBLIC STORM DRAIN MANHOLE.

PROPOSED PUBLIC STORM DRAIN MANHOLE ON

EXISTING STORM DRAIN MAIN.
@ PROPOSED PUBLIC CATCH BASIN.
PROPOSED CONCRETE HEADWALL.
@ PROPOSED OUTFALL CONTROL STRUCTURE.

PROPOSED STREET LAMP.
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SCALE: 1"=30'

=Ei&E
"1
DAVID EVANS

AnD ASSOCIATES inc.

2100 SW River Parkway
Portland Oregon 97201
Phone: 503.223.6663

DESIGN STUDIO

'_

=

LU

z

S Z

)

L - |

>0 o

w >

[ -

E <3 =

=<0 =

Z-o , =
5 2238 ¢ k&
§D>0".: =
g Wy d
BLZ0W 3 =

ZO% s

2% 8

L

2 5

3 &)

[0

]

=

o

~

o~
&
<

DATE: 06/20/2019
DESIGN: ATR
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GENERAL NOTES:

1. Contractor is to verify ali plant quantities,

2. Adjust plantings in the field os necessary.

3. Project is lo be irrigated by an cutomotic, underground system, which will
provide full coverage for all plont material. System is to be design/ build by
Landscape Controctor. Guarantee systemn for a minimum one year, Show drip

sysiems as olternate bid only.

4. All plants are to be fully folioged, well branched and true to form.

W et W W e Moo W W 5.

1
"
:
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gl |

5. Conlroctor is to notify Londscope Archileet or Owner’s Representative of any

W
om0

site changes or unforeseen conditions that maoy be detrimental to plant heolth, or
couse future problems to ony structural slements of the project.

6. Contrector shall notify the Londscope Architeci if specified materials or
methods are noi consistent with local climate and/or practices.
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QUTLINE SPECIFICATIONS PLANTING

GENERAL: AR plants shall conform te oll applicable siandards of the latest editien of the "American Asscclation of Nurserymen Standards”, AN.S.L
2601 — 1973. Meet or exceed the reguigtions and laws of Federal, State, ond County regulations, regarding the inspection of plant matericls, certified

as free from hazardous insecis, disease, and noxious weeds, and certified fit for sale in Oregon.

The apparent silence of the Specifications and Plons as te any detail, or the apparent omission from them of o detailed description ceoncerning any

point, shall be regorded as meaning that oniy the best gel ice is to prevail and that only maotericl

used. Al interpretations of these Specifications shall be made upon the basis above stated.

Landscape contractor shali perform a slte visit prior to bidding to view existing conditions.

f_first quality ore to be

PERFORMANCE QUALITY ASSURANCE: Use adequate numbers of skilled workmen wheo are thoroughly troined and experlenced in the necessary
horticulturel practices and who cre completely fomilior with the specified reguirements ond methods needed for the proper performance of the wark of

this section.

NOTIFICATION:
tandscape Architect's right of rejection of deficient materials ot project site.

Give Landscope Architect minimum of 2 days advance notice of times for inspections.

Inspections ot growing sile dees not preciude
Eoch plant folling to meet the cbove mentioned "Standards” or

otherwise failing te meet the specified requirements os gel ferth shall be rejected ond removed immedictety from the premises by the Controctor and

ot his expense, and replaced with sclisfaclory plants or trees conforming to the specifled reguirements.

SUBSTITUTIONS: Only as approved by the Landscape Architect or the Owner's Representotive

GUARANTEE AND REPLACEMENT: All plani maoterial sholl be guarenteed from tfina! acceptance for one full growing season or one year, whichever is

longer.

During this pericd the Contractor sholt reploce any plont material that is not in good condition and producing new growth {except that

moterial damaged by severe weother conditions, due to Owner's negligence, normally unforeseen peculiorities of the planting slte, or losl due te
vandalism). Guarantee to replace, at no cost to Qwner, unaccepteble plant matericls with plants of some variely, oge, size and quality as plont

originally specified.  Conditions of guarenies on replacement plont shall be same as for origina! plant.

Landscape Contracter shall keep on site for Owner's Representative’s inspection, all receipts for seil amendment and topsol defiveries.

PROTECTION
utilities prier to doing work.

PLANT QUALITY ASSURANCE: Deliver direct from nursery.
plonts in shade and protect them from weather immedictely upon delivery, if not to be plented within four hours,

Protect existing roods, sidewalks, ond curbs, landscoping, and other features remcining os finat work.
Repair end make good any domage teo service lines, existing feotures, ete. coused by landsceping installation.

Verlfy location of underground

Maintoin and protect roots of plant metericl from drying or other possibie injury. Store

Nursary stock shall be healthy, well brenched end rooted, formed true lo variely and species, full folioged, free of disease, injury, defecis, insecis,

weeds, ond weed roots. Trees sholl have siroighl trunks, symmeirical tips, and have an intect single tecder.

rejected upen inspection.

Any trees with double tecders will be
All Plonts: True to name, with one of each bundie or iot tagged with the common and botanical nome and size of the

plants in accordonce with standards of proctice of the American Association of Nurserymen, ond shall conform to the Standardized £lant _Nomes, 1942

Ldition.

Container grown stock: Small container—grown plants, furnished in removable containers, shall be well rooted to ensure healthy growth.
Bare root stock: Roots wel—bronched

plants In containers & minlmum of cne yeor prier to delivery, with roots fiiing container but not rool bound.
and fibrous.
made ball wil be acceptable.

Balled and burlopped {B&B}: Boli shali be of nalurat size to ensure healthy growth. Baoll shalf be firm and the burlep sound.

Grow contalner

No loose or

TOPSOIL AND FINAL GRADES: londscope Contractor is to verify with the General Contractor if the on sile topsoil is or is not conducive 1o proper plont

growth. Supply citernate bid for imported topsoil.

Landscape Contractor is to supply and plece 12" of tepseil in planting beds and 8" in lawn areas.
proper plant growth, the Londscape Contractor shall Import the required amount.

¥ topsoil stockpiled on site is not conducive to
Londscape Contractor is to submit semples of the imperted soil

andfor soil amendments to the Landscape Architect. The topsoil shall be & sandy loam, free of all weeds ond debris inimical to lawn or plant growth.

Landscoping shalt include finished grades and even distribution of topsoll te meet planling requirements.
Planting bed grades shall be opproximately 3" below cdjocent walks, paving,
remove alt depressions or fow areas to provide positive droinage throughout the area.

Grades ond slopes shall be os indicated.
finished grode lines, ste., te aliow for bark appiication. Finish groding shall

HERBICIDES: Prior t¢ soil preparation, cll areas showing ony undesirable weed or grass growth sholl be treaied
with Round—up in strict occordance with the monufocturer's Instructions.

SOIL PREPARATION: Werk cll areas by rototifling to o minimum depth of 8", Remove cll stones {over 1%" size),
sticks, mortar, lorge clumps of vegetotion, roots, debris, or extroneous motier turned up in working. Soil shall
be of a homogeneous fine texture. Level, smooth ond lightly compact area to plus or minus .10 of required
grades.

PLANTING HOLE: Lay out aif pianl locations ond excavale off soils from plenting holes to 2 1/2 times the root
ball or reot system width, Loosen sofl inside bottom of plani hole. Dispose of any "subseil” or debris from
excavation. Check drainege of planting hole with water, and adjust any orea showing drainage problems.

SOIL MIX: Prepare seil mix in each planting hole by mixing: 2 port native topsoll {no subsecil} 1 part compost {as
approved}

Thoroughty mix in planting hole and odd fertilizers ai the following rotes: Shrubs -~ 1/3 to 1/2 ib./ plant
Trees - 1/3 to 1 th./ plant

FERTIZER: For trees and shrubs use Commercial Fertilizer "A” Inorganic {5-4-3)} with micro—nutrients ond 50%
siow releasing nitrogen. For initial application in fine seed lawn oreas use Commercial Fertilizer "B” (8—16—8) with
micro—-nutrients and 50% slow—releasing ritrogen,  For lown maintenance use Commercicl Fertilizer "C"

{22-16-8) with micro-nutrients and 50% slow—releasing nitrogen. DG _NOT apply fertilizer to Water Quaiity Swale.

PLANYING TREES AND SHRUBS: flant upright end foce to give best appearance or relationship to adjocent plants
ond structures, Place 6" minimum, lighlly compocted loyer of prepared plonting seil under root system. Loosen
and remove twine binding and burlop from top 1/2 of root balls. Cut off cleanly alf broken eor froyed roots, end
spread roots oul,  Sltagger Plants in rows. Bockfil planting hole with soil mix while working each layer to
eliminate voids.

When approximately 2/3 full, woter thoroughly, then allow water to scok awey. Place remaining backfil ond dish
surface around plont to hold water. Finol grade should keep root ball siightly above surrounding grode, not to
exceed {". Woter ogain until no more water is absorbed, Initiot wolering by irrigation system is not allowed.

STAKING OF TREES: Stoke or guy oll trees. Stakes shail be 2" X 2" {nom.) qualily tree stakes with point.
shali be of Dougles Fir, clear ond sturdy. Stoke to be minimum 2/3 the height of the iree, not to exceed
8’0", Drive stoke firmly 1'—6" below the planting hele. Tree ties for deciduous trees sholl be "Chainlock” (or
better). For Evergreen trees use "Gro—Strait" Tree Ties (or o reinforced rubber hose and guy wires) with guy
wires of o minimum 2 strond twisted 12 ga. wire. Staking and guying shall be loose enocugh to aliow movement
of tree while holding tree upright.

They

MULCHING OF PLANTINGS: Mulch plonting oreas with dork, aged, medium grind fir or hemiock berk (aged al least
6 months) 1o a depih of 27 in ground cover areas and 2%" in shrub beds. Apply evenly, not higher than grade

of plant as it came froem the nursery, ond raoke to @ smooth finish. Water thoroughly, then hose down plonting
areo with fine spray to wash leaves of plants.

GENERAL MAINTENANCE: Protect ond maintgin werk descrived in these specificotions ogoinst dll defects of
moateriats and workmanship, through final acceptance. Reploce plants not in normat heallhy condition at the end
of this periad. Water, weed, cultivate, mulch, reset piants to proper grode or uprighl position, remove deod
wood and do necessary standard mcintencnce operctions. Irrigote when necessory 1o aveid drying out of piant
materals, and 1o promote hedlthy growth.

CLEAN-UP: At completion of each division of work cll extra material, supplies, equipment, etc., sholt be
removed from the sile. Al waks, paving, or olher surfoces shalf be swepl clean, mulch ereas shall have debris
removed and ony sol cleared from surface. Al grens of the project shall be kept clean, orderly ond compiete.

PLANT LIST:

SYM. # LATIN/COMMON NAME TREES SIZE SPACING
TREES

17 FRAXINUS EXCELSIOR GLOBOSUM 2" cat.  As shown

Globe Headed European Ash
SHRUBS

® 24 THUJA OCCIDENTALIS 'SMARAGD' 8" high. 4 o
Emerald Green Arborvitoe

Note;

LANDSCAPE SUBJECT TO FURTHER CHANGE FROM REVIEW OF PUBUC
IMPROVEMENTS, CONSTRUCTION DOCUMENTATION AND BUILDING PERMITS,

I

o

% 2" x 2" DF. STAKES—HOLD
= ] VERTICAL. DO NOT PENETRATE
S ROCTBALL. TWD PER TREE. STAKES
gg TC BE PLACED PERPENDICULAR TO
.- PREVAILING WiNDS.

y———CHAINLOCK TREE TIES

o (OR AS APPROVED).

L

€ g CROWN OF ROOTBALL TO BE

g5 / 2" ABOVE FINISHED GRADE.
w

€y 2" MOUND FOR WATER BASIN.

e 2 1/2" BARK MULCH.

KEEP MULCH B AWAY
FROM TRUNK.

= 3 FINISH GRADE.
T FidTn WA BACKFILL SOIL MIXTURE
WITH FERTILIZER.
2 to 2 1/2 XROOTBALL EXISTING SUBGRADE.
QO NOT OVER EXCAVATE
DIRECTLY UNDER ROOTBALL.

NOTE: ANY PROPOSED CHANGES TO OUR SPECIFICATION OR DETARL SHOULD BE
AFPROVED BY THE LANDSCAPE ARCHITECT. LIKEWISE, IN ACCORDANCE WITH

BEST PRACTICES OF LOCAL LANDSCAPE INSTALLATION, SHOULD THE | ANDSCAPE
CONTRACTCR FIND A PREFERRED ALTERNATE METHOD, THE LANDSCAPE ARCHITECT
MAY BE SO ADVISED.

O GENERAL DECIDUQUS TREE PLANTING DETAIL

NCQT TO SCALE

FINISH GRADE

2 1/2" BARK MULCH

BACKFILL SOL MIXTURE
WTH FERTRIZER

EXISTING SUBGRADE

SHRUB PLANTING DETAIL
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Riverlands Subdivision Stormwater Drainage Report

1 INTRODUCTION AND PURPOSE

The purpose of this report is to provide documentation for the stormwater management associated with
the development of the Riverlands subdivision, located on the west side of River Street between 11%
Street and 14™ Street in Newberg, Oregon, in Yamhill County. This report will evaluate the proposed
stormwater conveyance, water quality, and water quantity design.

The calculations and stormwater management methods contained in this report have been based on the
current City of Newberg Public Works Design and Construction Standards 2015 stormwater standards.

2 PROJECT LOCATION AND DESCRIPTION

This project proposes the construction of a new roadway with associated sidewalks, landscaping, and
stormwater facilities located on tax lot R3229 02500. The current property is mostly undeveloped with
an existing single family dwelling with a few trees, outbuildings, and driveway.

3 EXISTING CONDITIONS

The total site area is approximately 1.64 acres with 0.12 acres of offsite work. There is approximately
0.2 acres of existing impervious area per EX00! in Appendix 1. Currently, there is no storm system or
water quality facility on the property. The storm runoff from the site sheet flows to the west where it
eventually discharges into Chehatem Creek and Willamette River.

The soil is composed of:

s 2300A — Aloha silt loam, 0 to 3 percent slopes, Hydrologic Soil Group C/D

The NRCS Web Soil Survey documentation regarding soil groups and site composition is available in
Appendix 3.

February 2019 Page 1



Stormwater Drainage Report Riverlands Subdivision

4 DRAINAGE DESIGN/ANALYSIS

The proposed drainage analysis is based on the requirements of the City of Newberg Public Works
Design and Construction Standards, dated August 2015.

The storm runoff values contained in this report were modeled with Hydraflow Hydrographs Extension
for AutoCAD Civil 3D 2016 by Autodesk, Inc. Hydrologic analysis is based upon the Santa Barbara
Urban Hydrograph (SBUH) method. The following criteria were input fo the model:

s 24-Hour rainfall depths:
o 2-yr: 2.5 inches
o 10-yr: 3.5 inches
o 23-yr: 4.0 inches

» Hydrologic Soil Group is C taken from the NRCS Soil Survey of Yamhill County.

» NRCS 24-Hr Type 1A Hydrograph

s The runoff curve number (CN) value for developed urban impervious areas is 98.

¢ The runoff curve number (CN) value for good condition grassland is 74.

+ A minimum time of concentration of 5 minutes was used for all catchment areas within the
project area.

5 CONVEYANCE DESIGN

The proposed storm pipe system is designed using manning’s equation to have the capacity to convey
the runoff from a 25-year return frequency storm event without roadway ponding, and to convey runoff
from all impervious areas and some pervious areas on site with a minimum free flow velocity of 3.0
ft/s in all pipes.

Conveyance map EX003 is included in Appendix B. Calculations determining the pipe capacities and
flow velocities of the proposed storm drain system for a 25-year storm event are also compiled in
Appendix B.

6 WATER QUANTITY

The post-developed flow rates were determined by modeling the peak discharge released from the site
at a common downstream point. The design assumes approximately 70% of each post-developed lot
area will consist of impervious area based on keeping side and rear setbacks non-impervious. Table 1
below compares the peak pre-developed flow rates with the peak post-developed flow rates for the 2-
yr, 10-yr, and 25-yr storm events. The resulting post-developed peak flows do not exceed the pre-
developed peak flows for the listed storm events.
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Riverfands Subdivision Stormwater Drainage Report

Table 1: Storm event peak flows in cubic-feet per second.

2-year | 10-year | 25-year

Total Pre-developed 0.145 0.353 0472

Total Post-developed 0.100 0.241 0.420

7 WATER QUALITY

The proposed ponds are designed to treat runoff from proposed impervious areas. See Appendix 1 for
the post-developed basin maps EX002 and the water quality storm hydrographs. The same calculation
methods used for water quantity analysis were also used for water quality. The water quality storm
depth is 1 inch falling in 24 hours with an average storm return period of 96 hours per City of Newberg
standards.

Runoff from Basins P1-P3 will be routed into Facility A, an extended dry basin, which has a bottom
elevation of 165.00. The water quality volume required for the total contributing impervious areas is
1,632 fi*. The pond is designed to have a capacity of 6,658 ft* and maximum ponding depth of 4’ for a
25-year storm event. Discharge from Facility A will be controlled by two ditch inlets with rim
elevations of 165.00 and 167.8 with a 0.625” orifice restricting flow from the lower inlet to the higher.
Facility A will discharge into the proposed public storm drain system, connecting with the existing
storm drain system within River Street. In the rare occurrence that the basin capacity is exceeded,
overflow from Facility A will flow to the south into the adjacent railway, following existing drainage
patierns,

Runoff from Basin P4 will be routed into Facility B, a stormwater planter, which has a standard depth
of 8 in. and a length 26 ft. The water quality volume required for the total contributing impervious areas
is 77 fi*. The pond is designed to have a treatment volume of 87 f’. Facility B will discharge into the
public storm drain system within River Street. In the occurrence that the pond capacity is exceeded for
a greater storm event, BMP B will overflow into the street gutter.

8 CONCLUSION

The proposed development has appropriate stormwater facilities and a system that fulfills the required
conveyance, water quality and water quantity based on City of Newberg standards.

9 REFERENCES

Public Works Design and Construction Standards, City of Newberg, dated August 2015
NRCS County Web Soil Survey accessed on line on November 9, 2018
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Appendix 1: Basin Maps
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Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autodesk, Inc. v2020

Hyd. No. 4
FACILITY A - INFLOW

Tuesday, 02 /26 /2019

Hydrograph type = Combine Peak discharge = 0.087 cfs

Storm frequency = 1yrs Time to peak = 8.00 hrs

Time interval = 2 min Hyd. volume = 1,632 cuft

Inflow hyds. =123 Contrib. drain. area = 1.600 ac

FACILITY A - INFLOW

QA Hyd. No. 4 — 1 Year Q(et5)
0.10 0.10
0.09 0.09
0.08 n 0.08
0.07 0.07
0.06 0.06
0.05 0.05
0.04 \h 0.04
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\\M
0.02 ~s 0.02
[ N
0.01 / 0.01
0.00 V. 0.00
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Time (hrs)

—— Hyd No. 4 —— Hyd No. 1 ——— Hyd No. 2 ——— Hyd No. 3



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autodesk, Inc. v2020 Tuesday, 02 /26 /2019

Hyd. No. 6

P4

Hydrograph type = SCS Runoff Peak discharge = 0.005 cfs

Storm frequency = 1yrs Time to peak = 7.97 hrs

Time interval = 2 min Hyd. volume = 77 cuft

Drainage area = 0.050 ac Curve number = 03*

Basin Slope = 0.0% Hydraulic length = 0ft

Tc method = User Time of conc. (Tc) = 5.00 min

Total precip. = 1.00 in Distribution = Type IA

Storm duration = 24 hrs Shape factor = 484

* Composite (Area/CN) = [(0.040 x 98) + (0.010 x 74)] / 0.050

P4

Q (cfs) Hyd. No. 6 -- 1 Year Q (cfs)
0.10 0.10
0.09 0.09
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N 4 e
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Watershed Model Schematic

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autedesk, Inc. v2020

8_‘

3

W 6
= Wi 2

g

Legend

Hyd, Origin ription
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SCS Runoff P2
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SCS Runoff E1
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Project: Post-Construction.gpw Tuesday, 02 /26 /2019
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Hydrograph Summary Report,

ydraflow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autodesk, Inc. v2020

Hyd. |Hydrograph |Peak Time Time to  |Hyd. Inflow Maximum Total Hydrograph
No. type flow interval |Peak volume hyd(s) elevation strge used Description
(origin) (cfs) {min) {min) {cuft} (6} {cuft)
1 |SCS Runoff 0.304 2 474 4,264 — P1
2 |SCS Runoff 0.322 2 474 4,481 — Jo— — P2
3 |SCS Runoff 0.010 2 480 248 J— P3
4 |Combine 0.542 2 476 7.909 1,23 B FACILITY A - INFLOW
§ |Reservolr 0.096 2 948 7,514 4 167.82 4,698 FACILITY A - QUTFLOW
6 1SCS Runoff 0.022 2 474 308 | e— | — P4
7 |Combine 0.100 2 948 7,816 56 | e b e Post-Construction Discharge
8 |S8CS Runoff 0.145 2 518 4375 | e | | e E1

Post-Construction.gpw Return Period: 2 Year Tuesday, 02 /26 /2019




Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autodesk, Inc. v2020

Hyd.

P1

No. 1

Hydrograph type
Storm frequency
Time interval
Drainage area
Basin Slope

Tc method

Total precip.
Storm duration

SCS Runoff
2yrs

2 min

0.740 ac
0.0%

User
2.50in

24 hrs

Peak discharge
Time to peak
Hyd. volume
Curve number
Hydraulic length
Time of conc. (Tc)
Distribution
Shape factor

Tuesday, 02 /26 / 2019

0.304 cfs
474 min
4,264 cuft
92*

0 ft

5.00 min
Type IA
484

I wmnmnuwmnin

* Composite (Area/CN) = [(0.540 x 98) + (0.200 x 74)] / 0.740

Q (cfs) Hyd. No.l:rl1-- 2 Year G (i)
0.50 0.50
0.45 0.45
0.40 0.40
0.35 0.35
0.30 0.30
0.25 0.25
0.20 \ 0.20
0.15 0.15

\
0.10 0.10
%
0.05 \"""* 0.05
/
0.00 — 0.00

0 120 240

m—e Hyd NoO. 1

360 480 600

720

840 960 1080 1200

1320 1440 1560
Time (min)



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autodesk, Inc. v2020

Hyd. No. 2

P2

Hydrograph type = SCS Runoff
Storm frequency = 2yrs

Time interval = 2 min
Drainage area = 0.740 ac
Basin Slope = 0.0%

Tc method = User

Total precip. = 2.50in
Storm duration = 24 hrs

Peak discharge
Time to peak
Hyd. volume
Curve number
Hydraulic length
Time of conc. (Tc)
Distribution
Shape factor

Tuesday, 02 / 26 / 2019

0.322 cfs
474 min
4,481 cuft
93*

0 ft

5.00 min
Type IA
484

* Composite (Area/CN) = [(0.590 x 98) + (0.150 x 74)] / 0.740

Rt Hyd. No.Pzz-- 2 Year Q (cfs)
0.50 0.50
0.45 0.45
0.40 0.40
0.35 0.35
0.30 0.30
0.25 0.25
0.20 J 0.20
0.15 \ 0.15
0.10 / \ 0.10

' AN
0.05 \_\""“" 0.05
0.00 s 0.00

0 120 240 360 480 600 720 840 960 1080 1200

e Hyd NO. 2

1320 1440 1560
Time (min)



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autodesk, Inc. v2020 Tuesday, 02 /26 /2019

Hyd. No. 3

P3

Hydrograph type = SCS Runoff Peak discharge = 0.010cfs

Storm frequency = 2yrs Time to peak = 480 min

Time interval = 2 min Hyd. volume = 248 cuft

Drainage area = 0.120 ac Curve number = 74*

Basin Slope = 0.0% Hydraulic length = 0ft

Tc method = User Time of conc. (Tc) = 5.00 min

Total precip. = 2.50in Distribution = Type IA

Storm duration = 24 hrs Shape factor = 484

* Composite (Area/CN) = + (0.120 x 74)] / 0.120

P3

Q (cfs) Hyd. No. 3 -- 2 Year 0 fcfs)
0.10 0.10
0.09 0.09
0.08 0.08
0.07 0.07
0.06 0.06
0.05 0.05
0.04 0.04
0.03 0.03
0.02 0.02
0.01 /\-\ 0.01
0.00 0.00

0 120 240 360 480 600 720 840 960 1080 1200 1320 1440 1560

Time (min)
me Hyd NoO. 3



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autodesk, Inc. v2020 Tuesday, 02 /26 / 2019

Hyd. No. 4

FACILITY A - INFLOW

Hydrograph type = Combine Peak discharge = 0.542 cfs

Storm frequency = 2yrs Time to peak = 476 min

Time interval = 2 min Hyd. volume = 7,909 cuft

Inflow hyds. =1,2,3 Contrib. drain. area = 1.600 ac

FACILITY A - INFLOW

Q (cfe) Hyd. No. 4 - 2 Year Q (cfs)
1.00 1.00
0.90 0.90
0.80 0.80
0.70 0.70
0.60 0.60
0.50 0.50
0.40 0.40
0.30 r \\ 0.30
0.20 A \ 0.20

\M

0.10 jj 0.10
0.00 e 0.00

0 120 240 360 480 600 720 840 960 1080 1200 1320 1440 1560

Time (min)
= Hyd No. 4 e Hyd No. 1 e Hyd No. 2 = Hyd No. 3



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autodesk, Inc. v2020 Tuesday, 02 / 26 / 2019

Hyd. No. 5

FACILITY A - OUTFLOW

Hydrograph type = Reservoir Peak discharge = 0.096 cfs

Storm frequency = 2yrs Time to peak = 948 min

Time interval = 2 min Hyd. volume = 7,514 cuft

Inflow hyd. No. = 4 -FACILITY A - INFLOW Max. Elevation = 167.82 ft

Reservoir name = BMP A Max. Storage = 4,698 cuft

Storage Indication method used.

FACILITY A - OUTFLOW

Q (cfs) Hyd. No. 5 -2 Year Q{ets)
1.00 1.00
0.90 0.90
0.80 0.80
0.70 0.70
0.60 0.60
0.50 | 0.50
0.40 0.40
0.30 0.30
0.20 0.20
0.10 0.10
0.00 0.00

0 600 1200 1800 2400 3000 3600 4200 4800 5400 6000
Time (min)

e Hyd NoO. 5 = Hyd No. 4 [TITT11 Total storage used = 4,698 cuft



Pond Report

8

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autodesk, Inc. v2020 Tuesday, 02 /26 /2019

Pond No.1- BMP A
Pond Data

Contours -User-defined contour areas. Average end area method used for volume calculation. Begining Elevation = 165.00 ft

Stage / Storage Table
Stage (ft) Elevation (ft) Contour area (sqft) Incr. Storage (cuft) Total storage (cuft)
0.00 165.00 979 0 0
4.00 169.00 2,350 6,658 6,658
Culvert / Orifice Structures Weir Structures
[A] [B] [C] [PrfRsr] [A] [B] [C] [D]
Rise (in) = 0.63 0.00 0.00 0.00 Crest Len (ft) = 2.50 0.00 0.00 0.00
Span (in) = 0.63 0.00 0.00 0.00 Crest EL. (ft) = 167.90 0.00 0.00 0.00
No. Barrels =1 0 0 0 Weir Coeff. = 3.33 3.33 3.33 3.33
Invert EL. (ft) = 164.00 0.00 0.00 0.00 Weir Type = Rect
Length (ft) = 0.00 0.00 0.00 0.00 Multi-Stage = No No No No
Slope (%) = 0.00 0.00 0.00 n/a
N-Value = 013 .013 .013 n/a
Orifice Coeff. = 0.60 0.60 0.60 0.60 Exfil.(in/hr) = 0.000 (by Contour)
Multi-Stage = nla No No No TW Elev. (ft) = 0.00
Note: Culvert/Orifice outflows are analyzed under inlet (ic) and outlet (oc) control. Weir risers checked for orifice conditions (ic) and submergence (s).
Stage (ft) Stage / Discharge Elev (ft
4.00 " — 169.00
_—-'-'---
—-—-—-‘f
/"-___—-"-
3.00 // 168.00
2.00 167.00
1.00 166.00
0.00 165.00
0.00 1.00 2.00 3.00 4.00 5.00 6.00 7.00 8.00 9.00 10.00

= Total Q

Discharge (cfs)



Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autodesk, Inc. v2020 Tuesday, 02 /26 /2019

Hyd. No. 6

P4

Hydrograph type = SCS Runoff Peak discharge = 0.022 cfs

Storm frequency = 2yrs Time to peak = 474 min

Time interval = 2 min Hyd. volume = 303 cuft

Drainage area = 0.050 ac Curve number = 03"

Basin Slope = 0.0% Hydraulic length = 0ft

Tc method = User Time of conc. (Tc) = 5.00 min

Total precip. = 2.50in Distribution = Type lIA

Storm duration = 24 hrs Shape factor = 484

* Composite (Area/CN) = [(0.040 x 98) + (0.010 x 74)] / 0.050

P4

Q (cfs) Hyd. No. 6 - 2 Year Q (cfs)
0.10 0.10
0.09 0.09
0.08 0.08
0.07 0.07
0.06 0.06
0.05 0.05
0.04 0.04
0.03 0.03
0.02 0.02
0.01 \\- 0.01
0.00 = 0.00

0 120 240 360 480 600 720 840 960 1080 1200 1320 1440 1560
Time (min)

—— Hyd No. 6



Hydrograph Report

10

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autodesk, Inc. v2020

Hyd.

No. 7

Post-Construction Discharge

Tuesday, 02 /26 /2019

Hydrograph type = Combine Peak discharge = 0.100 cfs

Storm frequency = 2yrs Time to peak = 948 min

Time interval = 2 min Hyd. volume = 7,816 cuft

Inflow hyds. =56 Contrib. drain. area = 0.050 ac

Post-Construction Discharge

Qfete) Hyd. No. 7 -- 2 Year ets)
0.10 N 0.10
0.09 0.09
0.08 0.08
0.07 0.07
0.06 0.06
0.05 0.05
0.04 0.04
0.03 0.03

J
0.02 0.02
0.01 /\ 0.01
M ——
0.00 - 0.00
0 600 1200 1800 2400 3000 3600 4200 4800 5400 6000
Time (min)

e Hyd NO. 7

== Hyd No. 5

e Hyd No. 6
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Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autodesk, Inc. v2020 Tuesday, 02 /26 /2019

Hyd. No. 8

E1

Hydrograph type = SCS Runoff Peak discharge = 0.145 cfs

Storm frequency = 2yrs Time to peak = 518 min

Time interval = 2 min Hyd. volume = 4,375 cuft

Drainage area = 1.640 ac Curve number = 77"

Basin Slope = 0.0% Hydraulic length = 0ft

Tc method = TR55 Time of conc. (Tc) = 54.40 min

Total precip. = 2.50in Distribution = Type lA

Storm duration = 24 hrs Shape factor = 484

* Composite (Area/CN) = [(1.440 x 74) + (0.200 x 98)] / 1.640

E1

Q (cfs) Hyd. No. 8 -- 2 Year Q (cfs)
0.50 0.50
0.45 0.45
0.40 0.40
0.35 0.35
0.30 0.30
0.25 0.25
0.20 0.20
0.15 /\ 0.15
0.10 ' N 0.10
0.05 0.05
0.00 0.00

0 120 240 360 480 600 720 840 960 1080 1200 1320 1440 1560

Time (min)
e Hyd No. 8
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Hydrograph Summary Report,

ydraflow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autodesk, Inc, v2020

Hyd. |Hydrograph }Peak Time Time to  |Hyd. Inflow Madmum Total Hydrograph
No. type fiow interval |Peak volume hyd{s) elevation strge used Description
{origin} (cfs) {min) {min) {cuft) (ft} (cuft)
1 |SCS Runoff 0.480 2 472 6,640 J— e P1
2 |SCS Runoff 0.499 2 472 6,887 J— S — P2
3 |SCS Runoff 0.028 2 480 506 Y [ — — P3
4 |Combine 0.902 2 474 12,741 12,3 | e — FACILITY A - INFLOW
5 |Reservoir 0.233 2 588 12,309 4 167.86 4,764 FACILITY A - CUTFLOW
6 (SCS Runoff 0.034 2 472 465 J— —_— J— [=¥1
7 (Combine 0.241 2 588 12,775 5.6 —— Post-Consfruction Discharge
8 |SCS Runoff 0.353 2 512 8453 |  e——- ——— E1

Post-Construction.gpw Return Period: 10 Year Tuesday, 02 /26/2019




Hydrograph Report
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Hydraflow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autodesk, Inc. v2020

Tuesday, 02 /26 / 2019

Hyd. No. 1

P1

Hydrograph type = SCS Runoff Peak discharge = 0.480 cfs

Storm frequency = 10 yrs Time to peak = 472 min

Time interval = 2 min Hyd. volume = 6,640 cuft

Drainage area = 0.740 ac Curve number = 02*

Basin Slope = 0.0% Hydraulic length = 0ft

Tc method = User Time of conc. (Tc) = 5.00 min

Total precip. = 3.50in Distribution = Type IA

Storm duration = 24 hrs Shape factor = 484

* Composite (Area/CN) = [(0.540 x 98) + (0.200 x 74)] / 0.740

0 (cte} Hyd. No. 1 -- 10 Year Q (cfs)
0.50 0.50
0.45 0.45
0.40 0.40
0.35 0.35
0.30 w 0.30
0.25 0.25
0.20 0.20
0.15 / \ 0.15
0.10 A 0.10

/ (

0.05 = —] — 0.05
0.00 / u 0.00

0 120 240

——— Hyd No. 1

360 480 600

960 1080 1200

1320 1440 1560

Time (min)



Hydrograph Report
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Hydraflow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autodesk, Inc. v2020

Tuesday, 02 /26 /2019

Hyd. No. 2

P2

Hydrograph type = SCS Runoff Peak discharge = 0.499 cfs

Storm frequency = 10 yrs Time to peak = 472 min

Time interval = 2 min Hyd. volume = 6,887 cuft

Drainage area = 0.740 ac Curve number = 93*

Basin Slope = 00% Hydraulic length = 0ft

Tc method = User Time of conc. (Tc) = 5.00 min

Total precip. = 3.50in Distribution = Type IA

Storm duration = 24 hrs Shape factor = 484

* Composite (Area/CN) = [(0.590 x 98) + (0.150 x 74)] / 0.740

Q@ (et=) Hyd. No. 2 — 10 Year g
0.50 ﬂ 0.50
0.45 0.45
0.40 0.40
0.35 0.35
0.30 Q 0.30
0.25 0.25
0.20 0.20
0.15 /‘// \\ 0.15
0.10 f \-«.,\ 0.10

/
—-____
0.05 7 — 0.05
0.00 0.00
0 120 240 360 480 600 720 840 960 1080 1200 1320 1440 1560
Time (min)

me Hyd NO. 2
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Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autodesk, Inc. v2020 Tuesday, 02 /26 /2019

Hyd. No. 3

Fa

Hydrograph type = SCS Runoff Peak discharge = 0.028 cfs

Storm frequency = 10 yrs Time to peak = 480 min

Time interval = 2 min Hyd. volume = 506 cuft

Drainage area = 0.120 ac Curve number = 74*

Basin Slope = 0.0% Hydraulic length = 0ft

Tc method = User Time of conc. (Tc) = 5.00 min

Total precip. = 3.50in Distribution = Type |IA

Storm duration = 24 hrs Shape factor = 484

* Composite (Area/CN) = + (0.120 x 74)] / 0.120

P3

Q (cfs) Hyd. No. 3 — 10 Year Q (cfs)
0.10 0.10
0.09 0.09
0.08 0.08
0.07 0.07
0.06 0.06
0.05 0.05
0.04 0.04
0.03 0.03
0.02 0.02
0.01 — 0.01
0.00 0.00

0 120 240 360 480 600 720 840 960 1080 1200 1320 1440 1560

Time (min)
e Hyd No. 3



Hydrograph Report
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Hydraflow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autodesk, Inc. v2020

Hyd.
FACILITY A - INFLOW

No. 4

Tuesday, 02 /26 / 2019

Hydrograph type = Combine Peak discharge = 0.902 cfs
Storm frequency = 10 yrs Time to peak = 474 min
Time interval = 2 min Hyd. volume = 12,741 cuft
Inflow hyds. =1,2,3 Contrib. drain.area = 1.600 ac
FACILITY A - INFLOW
Q (cfs) Hyd. No. 4 -- 10 Year Q (cfs)
1.00 1.00
0.90 p 0.90
0.80 0.80
0.70 0.70
0.60 y{ 0.60
0.50 w 0.50
0.40 0.40
0.30 \\‘ 0.30
0.20 /J . 0.20
0.10 / e - 0.10
0 120 240 360 480 600 720 840 960 1080 1200 1320 1440 1560
Time (min)
e Hyd NoO. 4 = Hyd No. 1 e Hyd No. 2 = Hyd No. 3



Hydrograph Report
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Hydraflow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autodesk, Inc. v2020

Hyd. No. §

FACILITY A - OUTFLOW

Hydrograph type = Reservoir

Storm frequency = 10 yrs

Time interval = 2 min

Inflow hyd. No. = 4-FACILITY A - INFLOW
Reservoir name = BMP A

Peak discharge
Time to peak
Hyd. volume
Max. Elevation
Max. Storage

Tuesday, 02 / 26 / 2019

0.233 cfs
588 min
12,309 cuft
167.86 ft
4,764 cuft

Storage Indication method used.

FACILITY A - OUTFLOW

Q (cfs) Hyd. No. 5 - 10 Year Q (cfs)
1.00 1.00
0.90 0.90
0.80 0.80
0.70 0.70
0.60 0.60
0.50 0.50
0.40 0.40
0.30 0.30
0.20 0.20
0.10 s 0.10
0.00 0.00

0 600 1200 1800 2400 3000 3600 4200 4800 5400 6000

Time (min)

= Hyd No. 5 = Hyd No. 4 [11111] Total storage used = 4,764 cuft



Hydrograph Report
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Hydraflow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autodesk, Inc. v2020

Tuesday, 02/ 26 / 2019

Hyd. No. 6

P4

Hydrograph type = SCS Runoff Peak discharge = 0.034 cfs

Storm frequency = 10yrs Time to peak = 472 min

Time interval = 2 min Hyd. volume = 465 cuft

Drainage area = 0.050 ac Curve number = 93*

Basin Slope = 0.0% Hydraulic length = 0ft

Tc method = User Time of conc. (Tc) = 5.00 min

Total precip. = 3.50in Distribution = Type IA

Storm duration = 24 hrs Shape factor = 484

* Composite (Area/CN) = [(0.040 x 98) + (0.010 x 74)] / 0.050

@ (ch) Hyd. No. 6 -- 10 Year Q)
0.10 0.10
0.09 0.09
0.08 0.08
0.07 0.07
0.06 0.06
0.05 0.05
0.04 0.04
0.03 0.03
0.02 0.02
0.01 ) 0.01

"/ \h'--;
/
0.00 0.00
0 120 240 360 480 600 720 960 1080 1200 1320 1440 1560
Time (min)

——— Hyd No. 6



Hydrograph Report
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Hydraflow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autodesk, Inc. v2020

Hyd. No. 7
Post-Construction Discharge

Tuesday, 02 /26 / 2019

Hydrograph type = Combine Peak discharge = 0.241 cfs

Storm frequency = 10yrs Time to peak = 588 min

Time interval = 2 min Hyd. volume = 12,775 cuft

Inflow hyds. =56 Contrib. drain. area = 0.050 ac

Post-Construction Discharge

Q(cfs) Hyd. No. 7 -- 10 Year Qers)
0.50 0.50
0.45 0.45
0.40 0.40
0.35 0.35
0.30 0.30
0.25 0.25
0.20 0.20
0.15 0.15
0.10 0.10
0.05 0.05
0.00 0.00

0 600 1200 1800 2400 3000 3600 4200 4800 5400 6000
Time (min)

——— Hyd No. 7 e Hyd No. 5 ——— Hyd No. 6



Hydrograph Report
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Hydraflow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autodesk, Inc. v2020

Tuesday, 02 /26 /2019

Hyd. No. 8

E1

Hydrograph type = SCS Runoff Peak discharge = 0.353 cfs

Storm frequency = 10 yrs Time to peak = 512 min

Time interval = 2 min Hyd. volume = 8,453 cuft

Drainage area = 1.640 ac Curve number = 77"

Basin Slope = 0.0% Hydraulic length =0ft

Tc method = TR55 Time of conc. (Tc) = 54.40 min

Total precip. = 3.50in Distribution = Type |IA

Storm duration = 24 hrs Shape factor = 484

* Composite (Area/CN) = [(1.440 x 74) + (0.200 x 98)] / 1.640

Q (cfs) Hyd. No. 8 - 10 Year Q (cfs)
0.50 0.50
0.45 0.45
0.40 0.40
0.35 f\ 0.35
0.30 \ 0.30
0.25 \ 0.25
0.20 \ 0.20
0.15 0.15

e
———
0.10 / —-_\\ 0.10
0.05 / 0.05
0.00 0.00
0 120 240 360 480 600 960 1080 1200 1320 1440 1560
Time (min)

= Hyd No. 8
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Hydrograph Summary Report,

ydraftow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autadesk, Inc. v2020

Hyd. |Hydrograph Peak Fime Fime to Hyd. Inflow Maximum Total Hydrograph
No. type flow interval |Peak volume hyd{s} elevation strge used Description
{origin} (cfs) {min} {min) {cuft) (ft) {cuft)
1 |SCS Runoff 0.569 2 472 7851 | — | e — P1
2 |SCS Runoff 0.588 2 472 8,109 — | e — P2
3 |5CS Runoff 0.039 2 478 652 — U [ — P3
4  |Combine 1.086 2 474 15,237 1,23 | - — FACILITY A - INFLOW
5 |{Reservoir 0.405 2 626 14,795 4 167.91 4,848 FACILITY A - QUTFLOW
6 |SCS Runoff 0,040 2 472 548 | eeeee- — — P4
7 |Combine 0.420 2 526 15,343 586 — N— Post-Construction Discharge
8 |SCSRunoff 0.472 2 510 10,708 | e E1

Post-Construction.gpw Return Period: 25 Year Tuesday, 02726 /2019
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Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autodesk, Inc. v2020 Tuesday, 02 /26 /2019

Hyd. No. 1

P1

Hydrograph type = SCS Runoff Peak discharge = 0.569 cfs

Storm frequency = 25yrs Time to peak = 472 min

Time interval = 2 min Hyd. volume = 7,851 cuft

Drainage area = 0.740 ac Curve number = 92¥

Basin Slope = 0.0% Hydraulic length = 0ft

Tc method = User Time of conc. (Tc) = 5.00 min

Total precip. = 4.00in Distribution = Type IA

Storm duration = 24 hrs Shape factor = 484

* Composite (Area/CN) = [(0.540 x 98) + (0.200 x 74)] / 0.740

P1

Q (cfs) Hyd. No. 1 - 25 Year Q (cfs)
1.00 1.00
0.90 0.90
0.80 0.80
0.70 0.70
0.60 0.60
0.50 0.50
0.40 0.40
0.30 \\ 0.30
0.20 \ 0.20
0.10 — 0.10
0.00 0.00

0 120 240 360 480 600 720 840 960 1080 1200 1320 1440 1560

Time (min)
e Hyd NoO. 1
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Hydrograph Report

Hydraflow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autodesk, Inc. v2020 Tuesday, 02 / 26 / 2019

Hyd. No. 2

P2

Hydrograph type = SCS Runoff Peak discharge = 0.588 cfs

Storm frequency = 25yrs Time to peak = 472 min

Time interval = 2 min Hyd. volume = 8,109 cuft

Drainage area = 0.740 ac Curve number = 93*

Basin Slope = 0.0% Hydraulic length = 0ft

Tc method = User Time of conc. (Tc) = 5.00 min

Total precip. = 4.00in Distribution = Type IA

Storm duration = 24 hrs Shape factor = 484

* Composite (Area/CN) = [(0.590 x 98) + (0.150 x 74)] / 0.740

P2

Q (cfs) Hyd. No. 2 - 25 Year Q (cfs)
1.00 1.00
0.90 0.90
0.80 0.80
0.70 0.70
0.60 ﬂ 0.60
0.50 0.50
0.40 0.40
0.30 \\ 0.30
0.20 /\/J \ 0.20
0.10 /4 i 0.10
0.00 g 0.00

0 120 240 360 480 600 720 840 960 1080 1200 1320 1440 1560

Time (min)
e Hyd NO. 2
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Hydraflow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autodesk, Inc. v2020

Tuesday, 02 / 26 / 2019

Hyd. No. 3

P3

Hydrograph type = SCS Runoff Peak discharge = 0.039 cfs

Storm frequency = 25yrs Time to peak = 478 min

Time interval = 2 min Hyd. volume = 652 cuft

Drainage area = 0.120 ac Curve number = 74*

Basin Slope = 0.0% Hydraulic length = 0ft

Tc method = User Time of conc. (Tc) = 5.00 min

Total precip. = 4.00 in Distribution = Type IA

Storm duration = 24 hrs Shape factor = 484

* Composite (Area/CN) = + (0.120 x 74)] / 0.120

Q (cfs) Hyd. No. 3 - 25 Year R (s
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0.09 0.09
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Hyd. No. 4
FACILITY A - INFLOW

Tuesday, 02 /26 / 2019

Hydrograph type = Combine Peak discharge = 1.086 cfs
Storm frequency = 25yrs Time to peak = 474 min
Time interval = 2 min Hyd. volume = 15,237 cuft
Inflow hyds. = 1,2.3 Contrib. drain. area = 1.600 ac
FACILITY A - INFLOW
Q (cfs) Hyd. No. 4 -- 25 Year Q {afs)
2.00 2.00
1.00 1.00
k-\---\_,.._
/
0.00 0.00
0 120 240 360 480 600 720 840 960 1080 1200 1320 1440 1560
Time (min)
== Hyd No. 4 = Hyd No. 1 e Hyd No. 2 = Hyd No. 3
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Hydraflow Hydrographs Extension for Autodesk® Civil 3D® 2019 by Autodesk, Inc. v2020 Tuesday, 02 /26 / 2019
Hyd. No. 5

FACILITY A - OUTFLOW

Hydrograph type = Reservoir Peak discharge = 0.405 cfs

Storm frequency = 25yrs Time to peak = 526 min

Time interval = 2 min Hyd. volume = 14,795 cuft
Inflow hyd. No. = 4 -FACILITY A - INFLOW Max. Elevation = 167.91 ft
Reservoir name = BMP A Max. Storage = 4,848 cuft

Storage Indication method used.

FACILITY A - OUTFLOW

Q (cfs) Hyd. No. 5 — 25 Year Q (cfs)
2.00 2.00
1.00 1.00

\\__=;=L—7
0.00 ~ 0.00

0 600 1200 1800 2400 3000 3600 4200 4800 5400 6000

Time (min)
= Hyd No. 5 = Hyd No. 4 [1T111] Total storage used = 4,848 cuft
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Tuesday, 02 /26 / 2019

Hyd. No. 6

P4

Hydrograph type = SCS Runoff Peak discharge = 0.040 cfs

Storm frequency = 25 yrs Time to peak = 472 min

Time interval = 2 min Hyd. volume = 548 cuft

Drainage area = 0.050 ac Curve number = 93*

Basin Slope = 0.0% Hydraulic length =0ft

Tc method = User Time of conc. (Tc) = 5.00 min

Total precip. = 4.00in Distribution = Type IA

Storm duration = 24 hrs Shape factor = 484

* Composite (Area/CN) = [(0.040 x 98) + (0.010 x 74)] / 0.050

Q(efs) Hyd. No. 6 - 25 Year @ (ete)
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Hyd. No. 7
Post-Construction Discharge

Tuesday, 02 /26 / 2019

Hydrograph type = Combine Peak discharge = 0.420 cfs

Storm frequency = 25yrs Time to peak = 526 min

Time interval = 2 min Hyd. volume = 15,343 cuft

Inflow hyds. =56 Contrib. drain. area = 0.050 ac

Post-Construction Discharge

Qcfs) Hyd. No. 7 -- 25 Year Q (cfs)
0.50 0.50
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——— Hyd No. 7 —— Hyd No. 5 e Hyd No. 6
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Tuesday, 02 /26 /2019

Hyd. No. 8

El

Hydrograph type = SCS Runoff Peak discharge = 0.472 cfs

Storm frequency = 25yrs Time to peak = 510 min

Time interval = 2 min Hyd. volume = 10,708 cuft

Drainage area = 1.640 ac Curve number = 77"

Basin Slope = 0.0% Hydraulic length = 0ft

Tc method = TR55 Time of conc. (Tc) = 54.40 min

Total precip. = 4.00 in Distribution = Type IA

Storm duration = 24 hrs Shape factor = 484

* Composite (Area/CN) = [(1.440 x 74) + (0.200 x 98)] / 1.640

E1

Q (cfs) Hyd. No. 8 — 25 Year Q (cfs)
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Pipe Conveyance Calculations
MINIMUM PIPE SLOPES & CAPACITIES

Project: Riverland Subdivision
Client: Del Boca Vista, LLC Storm = SBUH Runoff (25-yr)
Job No.: DBVC00000006 Distribution = NRCS 24-hr Type |IA
Design: A. Rappé Check: Default 'n'= 0.013
Date: 02/26/19 Rev:
Pipe Sizing (via Manning's equation, full flow)
D t Q1 NRCS Di Checks
: ownstream ia.
Pipe Upstream Node Node TYPE 1A Slope (in) n Q2 Cap. A
(cfs) % (in) (cfs) (fps) Q>Qy | V>=3
SD01 CBO1 DI01 1.086 0.44 12 0.013 2.36 3.01 OK OK
SD02 0OCS01 MHO1 0.405 0.44 12 0.013 2.36 3.01 OK OK
SDO03 MHO1 MHO02 0.405 0.44 12 0.013 2.36 3.01 OK OK
SD04 CB02 MH03 0.040 0.44 12 0.013 2.36 3.01 OK OK

P:D\DBVC00000006\0600INFO\0670Reports\0670-01 Stormwater\Calculations\Conveyance Calculations.xls
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Hydrologic Soil Group—Yamhill County, Oregon
(Riverlands Subdivision)
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Hydrologic Soil Group—Yamhill County, Oregon

(Riverlands Subdivision)
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MAP INFORMATION

The soil surveys that comprise your AOl were mapped at
1:24,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause
misunderstanding of the detail of mapping and accuracy of soil
line placement. The maps do not show the small areas of
contrasting soils that could have been shown at a more detailed
scale.

Please rely on the bar scale on each map sheet for map
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL:
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator
projeclion, which preserves direction and shape but distorts
distance and area. A projection that preserves area, such as the
Albers equal-area conic projection, should be used if more
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as
of the version date(s) listed below.

Soil Survey Area:
Survey Area Data:

‘Yambhill County, Oregon
Version 6, Sep 18, 2018

Soil map units are labeled (as space allows) for map scales
1:50,000 or larger.

Date(s) aerial imnages were photographed: Aug 19, 2015—Sep
13, 2016

The orthophoto or other base map on which the soil lines were
compiled and digitized probably differs from the background
imagery displayed on these maps. As a result, some minor
shifting of map unit boundaries may be evident.

Natural Resources
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National Cooperative Sail Survey
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Hydrologic Soil Group—Yamhill County, Oregon

Riverlands Subdivision

Hydrologic Soil Group

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI
2300A Aloha silt loam, 0 to 3 C/D 1.7 100.0%
percent slopes
Totals for Area of Interest 1.7 100.0%

Description

Hydrologic soil groups are based on estimates of runoff potential. Soils are
assigned to one of four groups according to the rate of water infiltration when the
soils are not protected by vegetation, are thoroughly wet, and receive
precipitation from long-duration storms.

The soils in the United States are assigned to four groups (A, B, C, and D) and
three dual classes (A/D, B/D, and C/D). The groups are defined as follows:

Group A. Soils having a high infiltration rate (low runoff potential) when
thoroughly wet. These consist mainly of deep, well drained to excessively
drained sands or gravelly sands. These soils have a high rate of water
transmission.

Group B. Soils having a moderate infiltration rate when thoroughly wet. These
consist chiefly of moderately deep or deep, moderately well drained or well
drained soils that have moderately fine texture to moderately coarse texture.
These soils have a moderate rate of water transmission.

Group C. Soils having a slow infiltration rate when thoroughly wet. These consist
chiefly of soils having a layer that impedes the downward movement of water or
soils of moderately fine texture or fine texture. These soils have a slow rate of
water transmission.

Group D. Soils having a very slow infiltration rate (high runoff potential) when
thoroughly wet. These consist chiefly of clays that have a high shrink-swell
potential, soils that have a high water table, soils that have a claypan or clay
layer at or near the surface, and soils that are shallow over nearly impervious
material. These soils have a very slow rate of water transmission.

If a soil is assigned to a dual hydrologic group (A/D, B/D, or C/D), the first letter is
for drained areas and the second is for undrained areas. Only the soils that in
their natural condition are in group D are assigned to dual classes.

Rating Options

Aggregation Method: Dominant Condition

Component Percent Cutoff: None Specified

USDA

Natural Resources
== Conservation Service

Web Soil Survey
National Cooperative Soil Survey

11/8/2018
Page 3 of 4



Hydrologic Soil Group—Yamhill County, Oregon Riverlands Subdivision

Tie-break Rule: Higher

UsDA  Natural Resources Web Soil Survey 11/8/2018
== Conservation Service National Cooperative Soil Survey Page 4 of 4
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Project No. 18-4860

Katrina Little

The Riverlands, LLC

PO Box 3189

Newberg, Oregon 97132

Email: klittle@dbvcorp.com.com

SUBJECT: GEOTECHNICAL ENGINEERING REPORT
THE RIVERLANDS SUBDIVISION
1303 SOUTH RIVER STREET
NEWBERG, OREGON 97132

PROJECT INFORMATION

This report presents the results of a geotechnical engineering study conducted by GeoPacific
Engineering, Inc. (GeoPacific) for the above-referenced project. The purpose of our investigation
was to evaluate subsurface conditions at the site, and to provide geotechnical recommendations
for site development. This geotechnical study was performed in accordance with GeoPacific
Proposal No. P-6372, dated January 21, 2018, and your subsequent authorization of our proposal
and General Conditions for Geotechnical Services.

SITE AND PROJECT DESCRIPTION

The subject property is located on the west side of S River Street in the City of Newberg, Yamhill
County, Oregon. The property is approximately 1.5 acres in size and topography is flat to gently
sloping. Ground elevations range from 169 to 172 feet above mean sea level. The site is currently
occupied by one home, a garage, barn and several sheds on the east half of the property.
Vegetation consists of numerous trees and grass lawn to the east and a grass field on the western
portion. Some smaller areas of standing water were observed in the grass field at the western end
of the site.

It is our understanding that proposed development includes 16 lots for single family homes,
construction of a local public street, a storm water retention pond in the southwest corner and
associated underground utilities. The existing structures will be removed. A grading plan was not
provided for our review; however, we anticipate cuts and fill will be less than 4 feet.

18-4860, The Riverlands Subdivision GRPT GEOPACIFIC ENGINEERING, INC.
Version 1, April 17, 2018
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REGIONAL GEOLOGIC SETTING

The subject site lies within the Willamette Valley/Puget Sound lowland, a broad structural
depression situated between the Coast Range on the west and the Cascade Range on the east. A
series of discontinuous faults subdivide the Willamette Valley into a mosaic of fault-bounded,
structural blocks (Yeats et al.,, 1996). Uplifted structural blocks form bedrock highlands, while
down-warped structural blocks form sedimentary basins.

The site is underlain by the Quaternary age (last 1.6 million years) Willamette Formation, a
catastrophic flood deposit associated with repeated glacial outburst flooding of the Willamette
Valley (Yeats et al., 1996). The last of these outburst floods occurred about 10,000 years ago.
These deposits typically consist of horizontally layered, micaceous, silt to coarse sand forming
poorly-defined to distinct beds less than 3 feet thick.

Underlying the Willamette Formation is an unnamed sequence of non-marine, fine-grained strata
that consists of moderately to poorly lithified siltstone, sandstone, mudstone, and claystone with
common wood fragments and minor volcanic ash and pumice (Yeats et al.,, 1996). These rocks
are tentatively correlated with the Sandy River Mudstone, and the Troutdale and Helvetia
Formations. The unnamed strata rest on Miocene (about 14.5 to 16.5 million years ago) Columbia
River Basalt, a thick sequence of lava flows which forms the crystalline basement of the basin.

REGIONAL SEISMIC SETTING

At least three major fault zones capable of generating damaging earthquakes are thought to exist
in the vicinity of the subject site. These include the Portland Hills Fault Zone, the Gales Creek-
Newberg-Mt. Angel Structural Zone, and the Cascadia Subduction Zone.

Portland Hills Fault Zone

The Portland Hills Fault Zone is a series of NW-trending faults that include the central Portland Hills
Fault, the western QOaffield Fault, and the eastern East Bank Fault. These faults occur in a
northwest-trending zone that varies in width between 3.5 and 5.0 miles. The combined three faults
vertically displace the Columbia River Basalt by 1,130 feet and appear to control thickness changes
in late Pleistocene (approx. 780,000 years) sediment (Madin, 1990). The Portland Hills Fault occurs
along the Willamette River at the base of the Portland Hills and is about 20 miles northeast of the
site. The Oatfield Fault occurs along the western side of the Portland Hills and is about 18 miles
northeast of the site. The East Bank Fault occurs along the eastern margin of the Willamette River,
and is located approximately 23 miles northeast of the site. The accuracy of the fault mapping is
stated to be within 500 meters (Wong, et al., 2000). No historical seismicity is correlated with the
mapped portion of the Portland Hills Fault Zone, but in 1991 a M3.5 earthquake occurred on a NW-
trending shear plane located 1.3 miles east of the fault (Yelin, 1992). Although there is no definitive
evidence of recent activity, the Portland Hills Fault Zone is assumed to be potentially active
(Geomatrix Consultants, 1995).

18-4860, The Riverlands Subdivision GRPT 2 GEOPACIFIC ENGINEERING, INC.
Version 1, April 17, 2018
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Gales Creek-Newberg-Mt. Angel Structural Zone

The Gales Creek-Newberg-Mt. Angel Structural Zone is a 50-mile-long zone of discontinuous, NW-
trending faults that lies about 1/4 mile northeast of the subject site, as indicated on Figure 1. These
faults are recognized in the subsurface by vertical separation of the Columbia River Basalt and offset
seismic reflectors in the overlying basin sediment (Yeats et al.,, 1996; Werner et al., 1992). A
geologic reconnaissance and photogeologic analysis study conducted for the Scoggins Dam site in
the Tualatin Basin revealed no evidence of deformed geomorphic surfaces along the structural zone
(Unruh et al., 1994). No seismicity has been recorded on the Gales Creek Fault or Newberg Fault
(the fault closest to the subject site); however, these faults are considered to be potentially active
because they may connect with the seismically active Mount Angel Fault and the rupture plane of the
1993 M5.6 Scotts Mills earthquake (Werner et al. 1992; Geomatrix Consultants, 1995).

Cascadia Subduction Zone

The Cascadia Subduction Zone is a 680-mile-long zone of active tectonic convergence where
oceanic crust of the Juan de Fuca Plate is subducting beneath the North American continent at a
rate of 4 cm per year (Goldfinger et al., 1996). A growing body of geologic evidence suggests that
prehistoric subduction zone earthquakes have occurred (Atwater, 1992; Carver, 1992; Peterson et
al., 1993; Geomatrix Consultants, 1995). This evidence includes: (1) buried tidal marshes recording
episodic, sudden subsidence along the coast of northern California, Oregon, and Washington, (2)
burial of subsided tidal marshes by tsunami wave deposits, (3) paleoliquefaction features, and (4)
geodetic uplift patterns on the Oregon coast. Radiocarbon dates on buried tidal marshes indicate a
recurrence interval for major subduction zone earthquakes of 250 to 650 years with the last event
occurring 300 years ago (Atwater, 1992; Carver, 1992; Peterson et al., 1993, Geomatrix
Consultants, 1995). The inferred seismogenic portion of the plate interface lies roughly along the
Oregon coast at depths of between 20 and 40 miles.

FIELD EXPLORATION AND SUBSURFACE CONDITIONS

Our site-specific exploration for this report was conducted on March 19, 2018. A total of 3
exploratory test pits were excavated with a trackhoe to depths of 10.5 to 11 feet at the approximate
locations indicated on Figure 2. It should be noted that test pit locations were located in the field by
pacing or taping distances from apparent property corners and other site features shown on the
plans provided. As such, the locations of the explorations should be considered approximate.

A GeoPacific geologist continuously monitored the excavations and logged the test pits. Soils
observed in the explorations were classified in general accordance with the Unified Soil
Classification System. During exploration geotechnical conditions such as soil consistency,
moisture and groundwater conditions were noted. Logs of test pits are attached to this report. The
following report sections are based on the conditions observed during our investigation and
summarize subsurface materials encountered at the site.

18-4860, The Riverlands Subdivision GRPT 3 GEOPACIFIC ENGINEERING, INC.
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Topsoil Horizon: Directly underlying the ground surface in all test pits was a topsoil horizon
consisting of dark brown, highly organic SILT (OL-ML). The topsoil horizon was generally loose,
contained fine roots throughout, and extended to depths of 8 to 10 inches. However, thicker topsoil
extended to approximately 12 inches below the surface was observed in the vicinity of test pit TP-3,
where several trees were located.

Undocumented Fill: A thick layer of topsoil, approximately 18 inches, mixed with aggregate and
fragmented brick was observed in test pit TP-2. This undocumented fill appeared associated with the
nearby barn and fill may be present in other area near existing structures.

Willamette Formation: Underlying the topsoil horizon in all test pits were fine-grained loess soils
belonging to the Willamette Formation. From 0.5 to 3 feet below the surface, soils consisted of light
gray, medium expansive FAT CLAY (CH) that was generally characterized by a soft to very stiff
consistency. The fat clay was underlain by stiff to very stiff, SILT (ML) that was light brown with
strong gray and rust colored mottling. Field pocket penetrometer measurements of Willamette
Formation soils indicate an approximate unconfined compressive strength of 0.5 to 4.0 tons/ft2.

Laboratory testing conducted on representative samples obtained within test pits TP-1 at 2 feet,
indicated 95 percent by weight passing the U.S. No. 200 sieve, and a moisture content ranging
from 34.5 percent. Atterberg limit testing indicated a liquid limit of 85, and a plasticity index of 60.
The soil type classified as fat CLAY (CH) according to the USCS soil classification system, and as
A-7-6(66) according to AASHTO standards.

Laboratory testing conducted on representative samples obtained within test pits TP-1 at 9 feet,
indicated 81 percent by weight passing the U.S. No. 200 sieve, and a moisture content ranging
from 39 percent. Atterberg limit testing indicated a liquid limit of 43, and a plasticity index of 16.
The soil type classified as SILT (ML) with sand according to the USCS soil classification system,
and as A-7-6(14) according to AASHTO standards.

Groundwater and Soil Moisture

On March 19, 2018, perched groundwater seepage was encountered in test pit TP-2 at a depth of
10.5 feet. Discharge was visually estimated at 1/8 gallon per minute. It is anticipated that
groundwater conditions will vary depending on the season, local subsurface conditions, changes in
site utilization, and other factors. Perched groundwater may be encountered in localized areas and
small ponding was observed in the surface soils of the western portion of the site. Seeps and
springs may exist in areas not explored and may become evident during site grading.

Infiltration Testing

The stand pipe and open hole method of infiltration testing were performed at test pit TP-1. The
stand pipe method was performed at 7 feet below the ground surface in test pit TP-1 and a second
pit for the open hole method was excavated several feet to the north. Soils were pre-saturated for
a period of over 1 hour. Following the soil saturation, the infiltration tests were conducted. The
water level was measured to the nearest sixteenth of an inch with reference to the ground surface.
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Tests were conducted at half hour intervals and continued until two successive measurements did
not vary by more than 1/16" of an inch. The total test period was 4 hours. Table 1 presents the
results of our falling head infiltration tests.

Table 1. Summary of Infiltration Test Results

Exploration Depth Soil Type Infiltration Hydraulic Head
Designation (feet) yp Rate(in/hr) Range (inches)
TP-1 Stand Pipe 7 SILT (ML) 0.0 12
TP-1 Open Hole 8.3 SILT (ML) 0.0 9

The results of our infiltration testing indicate the soils exhibit low permeability with a high probability
of silting up over time.

CONCLUSIONS AND RECOMMENDATIONS

Our investigation indicates that the proposed development is geotechnically feasible, provided that
the recommendations of this report are incorporated into the design and sufficient geotechnical
monitoring is incorporated into the construction phases of the project. The primary geotechnical
concerns for the proposed development are the presence of weak soils in the upper 2 feet and low
permeability soils. No infiltration was observed during infiltration testing in test pit TP-1 at 8.3 feet
below existing ground surface.

Site Preparation Recommendations

Areas of proposed buildings, new streets, and areas to receive fill should be cleared of vegetation
and any organic and inorganic debris. Existing buried structures, should be demolished and any
cavities structurally backfilled. Inorganic debris and organic materials from clearing should be
removed from the site.

Existing fill and any organic-rich topsoil should then be stripped from construction areas of the site
or where engineered fill is to be placed. The estimated depth necessary for removal of topsoil is
approximately 8 to 10 inches — deeper stripping may be necessary to remove large tree roots in
isolated areas or disturbed soils. One such location was identified in test pit TP-2, where
approximately 18 inches of undocumented fill consisting of topsoil mixed with aggregate and brick
fragments was identified to the west of the existing barn. The upper 2 feet can be removed and
replaced with engineered fill to improve week soils. The final depth of soil removal will be
determined on the basis of a site inspection after the stripping/ excavation has been performed.
Stripped topsoil should preferably be removed from the site. Any remaining topsoil should be
stockpiled only in designated areas and stripping operations should be observed and documented
by the geotechnical engineer or his representative.

Any remaining undocumented fills and subsurface structures (tile drains, basements, driveway and
landscaping fill, old utility lines, septic leach fields, etc.) should be removed and the excavations
backfilled with engineered fill.
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Once stripping of a particular area is approved, the area must be ripped or tilled to a depth of 12
inches, moisture conditioned, root-picked, and compacted in-place prior to the placement of
engineered fill or crushed aggregate base for pavement. Exposed subgrade soils should be
evaluated by the geotechnical engineer. For large areas, this evaluation is normally performed by
proof-rolling the exposed subgrade with a fully loaded scraper or dump truck. For smaller areas
where access is restricted, the subgrade should be evaluated by probing the soil with a steel
probe. Soft/loose soils identified during subgrade preparation should be compacted to a firm and
unyielding condition, over-excavated and replaced with engineered fill (as described below) or
stabilized with rock prior to placement of engineered fill. The depth of over-excavation, if required,
should be evaluated by the geotechnical engineer at the time of construction.

Engineered Fill

All grading for the proposed development should be performed as engineered grading in
accordance with the applicable building code at time of construction with the exceptions and
additions noted herein. Proper test frequency and earthwork documentation usually requires daily
observation and testing during stripping, rough grading, and placement of engineered fill. Imported
fill material must be approved by the geotechnical engineer prior to being imported to the site.
Oversize material greater than 6 inches in size should not be used within 3 feet of foundation
footings, and material greater than 12 inches in diameter should not be used in engineered fill.

Engineered fill should be compacted in horizontal lifts not exceeding 8 inches using standard
compaction equipment. We recommend that engineered fill be compacted to at least 95% of the
maximum dry density determined by ASTM D698 (Standard Proctor) or equivalent. Field density
testing should conform to ASTM D2922 and D3017, or D1556. All engineered fill should be
observed and tested by the project geotechnical engineer or his representative. Rocky fill may
need to be evaluated by proofrolling and should be placed wet of optimum moisture content.
Typically, one density test is performed for at least every 2 vertical feet of fill placed or every 500
yd®, whichever requires more testing. Because testing is performed on an on-call basis, we
recommend that the earthwork contractor be held contractually responsible for test scheduling and
frequency.

Site earthwork will be impacted by soil moisture and shallow groundwater conditions. Earthwork in
wet weather would likely require extensive use of cement or lime treatment, or other special
measures, at considerable additional cost compared to earthwork performed under dry-weather
conditions.

Excavating Conditions and Utility Trench Backfill

All temporary cuts in excess of 4 feet in height should be sloped in accordance with U.S.
Occupational Safety and Health Administration (OSHA) regulations (29 CFR Part 1926) or be
shored. The existing native soils classify as Type B Soil and temporary excavation side slope
inclinations as steep as 1H:1V may be assumed for planning purposes. This cut slope inclination
is applicable to excavations above the water table only. Maintenance of safe working conditions,
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including temporary excavation stability, is the responsibility of the contractor. Actual slope
inclinations at the time of construction should be determined based on safety requirements and
actual soil and groundwater conditions.

Saturated soils and groundwater may be encountered in utility trenches, particularly during the wet
season. We anticipate that dewatering systems consisting of ditches, sumps and pumps would be
adequate for control of perched groundwater. Regardless of the dewatering system used, it should
be installed and operated such that in-place soils are prevented from being removed along with the
groundwater.

Vibrations created by traffic and construction equipment may cause some caving and raveling of
excavation walls. In such an event, lateral support for the excavation walls should be provided by
the contractor to prevent loss of ground support and possible distress to existing or previously
constructed structural improvements.

PVC pipe should be installed in accordance with the procedures specified in ASTM D2321. We
recommend that trench backfill be compacted to at least 95% of the maximum dry density obtained
by Modified Proctor ASTM D1557 or equivalent. Initial backfill lift thickness for a %4"-0 crushed
aggregate base may need to be as great as 4 feet to reduce the risk of flattening underlying flexible
pipe. Subsequent lift thickness should not exceed 1 foot. If imported granular fill material is used,
then the lifts for large vibrating plate-compaction equipment (e.g. hoe compactor attachments) may
be up to 2 feet, provided that proper compaction is being achieved and each lift is tested. Use of
large vibrating compaction equipment should be carefully monitored near existing structures and
improvements due to the potential for vibration-induced damage.

Adequate density testing should be performed during construction to verify that the recommended
relative compaction is achieved. Typically, one density test is taken for every 4 vertical feet of
backfill on each 200-lineal-foot section of trench.

Erosion Control Considerations

During our field exploration program, we did not observe soil types that would be considered highly
susceptible to erosion. In our opinion, the primary concern regarding erosion potential will occur
during construction, in areas that have been stripped of vegetation. Erosion at the site during
construction can be minimized by implementing the project erosion control plan, which should
include judicious use of straw wattles and silt fences. If used, these erosion control devices should
be in place and remain in place throughout site preparation and construction.

Erosion and sedimentation of exposed soils can also be minimized by quickly re-vegetating
exposed areas of soil, and by staging construction such that large areas of the project site are not
denuded and exposed at the same time. Areas of exposed soil requiring immediate and/or
temporary protection against exposure should be covered with either mulch or erosion control
netting/blankets. Areas of exposed soil requiring permanent stabilization should be seeded with an
approved grass seed mixture, or hydroseeded with an approved seed-mulch-fertilizer mixture.
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Wet Weather Earthwork

Soils underlying the site are likely to be moisture sensitive and may be difficult to handle or
traverse with construction equipment during periods of wet weather. Earthwork is typically most
economical when performed under dry weather conditions. Earthwork performed during the
wet-weather season will probably require expensive measures such as cement treatment or
imported granular material to compact areas where fill may be proposed to the recommended
engineering specifications. If earthwork is to be performed or fill is to be placed in wet weather or
under wet conditions when soil moisture content is difficult to control, the following
recommendations should be incorporated into the contract specifications.

e Earthwork should be performed in small areas to minimize exposure to wet weather.
Excavation or the removal of unsuitable soils should be followed promptly by the placement
and compaction of clean engineered fill. The size and type of construction equipment used
may have to be limited to prevent soil disturbance. Under some circumstances, it may be
necessary to excavate soils with a backhoe to minimize subgrade disturbance caused by
equipment traffic;

e The ground surface within the construction area should be graded to promote run-off of
surface water and to prevent the ponding of water,

e Material used as engineered fill should consist of clean, granular soil containing less than 5
percent passing the No. 200 sieve. The fines should be non-plastic. Alternatively, cement
treatment of on-site soils may be performed to facilitate wet weather placement;

e The ground surface within the construction area should be sealed by a smooth drum
vibratory roller, or equivalent, and under no circumstances should be left uncompacted and
exposed to moisture. Soils which become too wet for compaction should be removed and
replaced with clean granular materials;

e Excavation and placement of fill should be observed by the geotechnical engineer to verify
that all unsuitable materials are removed, and suitable compaction and site drainage is
achieved; and

¢ Geotextile silt fences, straw wattles, and fiber rolls should be strategically located to control
erosion.

If cement or lime treatment is used to facilitate wet weather construction, GeoPacific should be
contacted to provide additional recommendations and field monitoring.

Spread Foundations

The proposed residential structures may be supported on shallow foundations bearing on
competent native soils and/or engineered fill placed and compacted over competent native soils,
appropriately designed and constructed as recommended in this report.

Foundation design, construction, and setback requirements should conform to the applicable

building code at the time of construction. For maximization of bearing strength and protection
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against frost heave, spread footings should be embedded at a minimum depth of 12 inches below
exterior grade. Foundations should be designed by a licensed structural engineer.

The anticipated allowable soil bearing pressure is 1,500 Ibs/ft? for footings bearing on competent,
native soil below a depth of 2 feet and/or engineered fill. A maximum chimney and column load of
30 kips is recommended for the site. The recommended maximum allowable bearing pressure
may be increased by 1/3 for short-term transient conditions such as wind and seismic loading. For
heavier loads, the geotechnical engineer should be consulted. The coefficient of friction between
on-site soil and poured-in-place concrete may be taken as 0.42, which includes no factor of safety.
The maximum anticipated total and differential footing movements (generally from soil expansion
and/or settlement) are 1 inch and % inch over a span of 20 feet, respectively. We anticipate that
the majority of the estimated settlement will occur during construction, as loads are applied.
Excavations near structural footings should not extend within a 1H:1V plane projected downward
from the bottom edge of footings.

Footing excavations should penetrate through topsoil and any loose soil to competent subgrade
that is suitable for bearing support. All footing excavations should be trimmed neat, and all loose
or softened soil should be removed from the excavation bottom prior to placing reinforcing steel
bars. Due to the moisture sensitivity of on-site native soils, foundations constructed during the wet
weather season may require over-excavation of footings and backfill with compacted, crushed
aggregate.

Our recommendations are for house construction incorporating raised wood floors and
conventional spread footing foundations. If living space of the structures will incorporate
basements, a geotechnical engineer should be consulted to make additional recommendations for
retaining walls, water-proofing, underslab drainage and wall subdrains. After site development, a
Final Soil Engineer’s Report should either confirm or modify the above recommendations.

Drainage

The upslope edge of perimeter footings may be provided with a drainage system consisting of
3-inch diameter, slotted, plastic pipe embedded in a minimum of 1 ft* per lineal foot of clean, free-
draining gravel or uncompacted 3/4”-0 rock. Water collected from the footing drains should be
directed into the local storm drain system or another suitable outlet. A minimum 0.5 percent fall
should be maintained throughout the drain and non-perforated pipe outlet. Down spouts and roof
drains should not be connected to the foundation drains in order to reduce the potential for
clogging. The footing drains should include clean-outs to allow periodic maintenance and
inspection. Grades around the proposed structure should be sloped such that surface water drains
away from the building. Footing drain recommendations are given to prevent detrimental effects of
groundwater on foundations and should not be expected to eliminate all potential sources of water
entering a crawlspace. An adequate grade to a low point outlet drain in the crawlspace is required
by code.
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Flexible Pavement Design: Local Public Street

We understand that development at the site will included the construction of a new public street to
provide access to the new homes and support a 75,000-gross vehicle weight emergency vehicle.
We assume that traffic will primarily consist of light duty residential cars, weekly trash and recycling
pickups, and occasional fire trucks. The new street is designed with a cul-de-sac at the western
end, preventing any through traffic. We assumed an 18-kip ESAL count of 53,248 over 20 years,
accounting for projected population growth. Table 1 presents our flexible pavement design input
factors.

Table 1 — Flexible Pavement Section Design Input Factors for Local Public Street

Input Parameter Design Value
18-kip ESAL Initial Performance Period (20 Years) 53,248
Initial Serviceability 4.2
Terminal Serviceability 25
Reliability Level 85 Percent
Overall Standard Deviation 0.5
Roadbed Soil Resilient Modulus (PS) 7,5000
Structural Number 2.09

Table 2 presents our recommended minimum dry-weather pavement section with estimated
structural coefficients. Pavement design calculations are attached to this report.

Table 2 - Recommended Minimum Dry-Weather Pavement Section for Local Public Street

. Section Thickness Structural :
Material Layer (in) Coeticant Compaction Standard
. 91%/ 92% of Rice Density
Asphaltic Concrete (AC) 3 0.42 AASHTO T-209
Crushed Aggregate Base 2 0.10 95% of Modified Proctor
%"-0 (leveling course) ' AASHTO T-180
Crushed Aggregate Base 8 0.10 95% of Modified Proctor
11%4"-0 ’ AASHTO T-180
95% of Standard Proctor
Subgrade = 7,500 PSI AASHTO T-99 or equivalent
Calculated Structural Number 2.26

The subgrade should be ripped or tilled to a depth of 12 inches, moisture conditioned, root-picked,
and compacted in-place prior to the placement of crushed aggregate base for pavement. Any
pockets of organic debris or loose fill encountered during ripping or tilling should be removed and
replaced with engineered fill (see Site Preparation section). In order to verify subgrade strength,
we recommend proof-rolling directly on subgrade with a loaded dump truck during dry weather and
on top of base course in wet weather. Soft areas that pump, rut, or weave should be stabilized
prior to paving.
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If pavement areas are to be constructed during wet weather, the subgrade and construction plan
should be reviewed by the project geotechnical engineer at the time of construction so that
condition specific recommendations can be provided. The moisture sensitive subgrade soils make
the site a difficult wet weather construction project. General recommendations for wet weather
pavement sections are provided below.

During placement of pavement section materials, density testing should be performed to verify
compliance with project specifications. Generally, one subgrade, one base course, and one

asphalt compaction test is performed for every 100 to 200 linear feet of paving.

Wet Weather Construction Pavement Section

This section presents our recommendations for wet weather pavement section and construction for
new pavement sections at the project. These wet weather pavement section recommendations
are intended for use in situations where it is not feasible to compact the subgrade soils, due to wet
subgrade soil conditions, and/or construction during wet weather.

Based on our site review, we recommend a wet weather section with a minimum subgrade
deepening of 6 inches to accommodate a working subbase of additional 1'4"-0 crushed rock.
Geotextile fabric, Mirafi 500x or equivalent, should be placed on subgrade soils prior to placement
of base rock.

In some instances, it may be preferable to use Special Treated Base (STB) in combination with
overexcavation and increasing the thickness of the rock section. GeoPacific should be consulted
for additional recommendations regarding use of STB in wet weather pavement sections if it is
desired to pursue this alternative. Cement treatment of the subgrade may also be considered
instead of overexcavation. For planning purposes, we anticipate that treatment of the onsite soils
would involve mixing cement powder to approximately 6 percent cement content and a mixing
depth on the order of 12 to 18 inches.

With implementation of the above recommendations, it is our opinion that the resulting pavement
section will provide equivalent or greater structural strength than the dry weather pavement section
currently planned. However, it should be noted that construction in wet weather is risky and the
performance of pavement subgrades depend on a number of factors including the weather
conditions, the contractor's methods, and the amount of traffic the road is subjected to. There is a
potential that soft spots may develop even with implementation of the wet weather provisions
recommended in this letter. If soft spots in the subgrade are identified during roadway excavation,
or develop prior to paving, the soft spots should be overexcavated and backfilled with additional
crushed rock.

During subgrade excavation, care should be taken to avoid disturbing the subgrade soils.
Removals should be performed using an excavator with a smooth-bladed bucket. Truck traffic
should be limited until an adequate working surface has been established. We suggest that the
crushed rock be spread using bulldozer equipment rather than dump trucks, to reduce the amount
of traffic and potential disturbance of subgrade soils.
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Care should be taken to avoid overcompaction of the base course materials, which could create
pumping, unstable subgrade soil conditions. Heavy and/or vibratory compaction efforts should be
applied with caution. Following placement and compaction of the crushed rock to project
specifications (95 percent of Modified Proctor), a finish proof-roll should be performed before
paving.

The above recommendations are subject to field verification. GeoPacific should be on-site during
construction to verify subgrade strength and to take density tests on the engineered fill, base rock

and asphaltic pavement materials.

Seismic Design and Soil Liguefaction

The Oregon Department of Geology and Mineral Industries (Dogami), Oregon HazVu: 2018
Statewide GeoHazards Viewer indicates that the site is in an area where very strong ground
shaking is anticipated during an earthquake (Dogami HazVu, 2018). Structures should be
designed to resist earthquake loading in accordance with the methodology described in the 2015
International Building Code (IBC) with applicable Oregon Structural Specialty Code (OSSC)
revisions (current 2014). We recommend Site Class D be used for design per the OSSC, Table
1613.5.2 and as defined in ASCE 7, Chapter 20, Table 20.3-1. Design values determined for the
site using the USGS (United States Geological Survey) 2018 Seismic Design Maps Summary
Report are summarized in Table 3 and are based upon existing soil conditions.

Table 3 - Recommended Earthquake Ground Motion Factors (2010 ASCE-7)
Parameter Value
Location (Lat, Long), degrees 45.289026, -122.969614

Probabilistic Ground Motion Values,
2% Probability of Exceedance in 50 yrs

Mean Peak Ground Acceleration 0.457 g

Short Period, Ss 0.952¢g

1.0 Sec Period, S+ 0.436 g
Soil Factors for Site Class D:

Fa 1.119

Fv 1.564
SDs = 2/3x Fax Ss 0.710g
SD1 = 2/3 x Fy x St 0.454 g
Seismic Design Category D

Soil liquefaction is a phenomenon wherein saturated soil deposits temporarily lose strength and
behave as a liquid in response to earthquake shaking. Soil liquefaction is generally limited to
loose, granular soils located below the water table. According to the Oregon HazVu: Statewide
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Geohazards Viewer, the subject site is regionally characterized as having a moderate risk of soil
liquefaction (DOGAMI:HazVu, 2018).

For construction of single family structures, special design or construction measures are not
required by code to mitigate the effects of liquefaction. However, GeoPacific may be consuited to
perform further study of seismic hazards on the site if desired. If multi-family residential, high
occupancy, or critical structures were to be incorporated into plans for site development, further
study and evaluation of seismic hazards would be required by code to more fully evaluate the
potential adverse effects due to liquefaction. We anticipate that our additional explorations on the
site for the purpose of evaluating seismic hazards would include at least two cone penetrometer
tests.

UNCERTAINTIES AND LIMITATIONS

We have prepared this report for the owner and his/her consultants for use in design of this project
only. The conclusions and interpretations presented in this report should not be construed as a
warranty of the subsurface conditions. Experience has shown that soil and groundwater conditions
can vary significantly over small distances. Inconsistent conditions can occur between
explorations that may not be detected by a geotechnical study. If, during future site operations,
subsurface conditions are encountered which vary appreciably from those described herein,
GeoPacific should be notified for review of the recommendations of this report, and revision of

such if necessary.

Within the limitations of scope, schedule and budget, GeoPacific executed these services in
accordance with generally accepted professional principles and practices in the fields of
geotechnical engineering and engineering geology at the time the report was prepared. No
warranty, express or implied, is made. The scope of our work did not include environmental
assessments or evaluations regarding the presence or absence of wetlands or hazardous or toxic
substances in the soil, surface water, or groundwater at this site.

We appreciate this opportunity to be of service.
Sincerely,

GEOPACIFIC ENGINEERING, INC.

—

Mok L ot EXPIRES: 06/30/207 9

Michael T. Baker James D. Imbrie, G.E., C.E.G.
Geotechnical Staff Principal Geotechnical Engineer
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CHECKLIST OF RECOMMENDED GEOTECHNICAL TESTING AND OBSERVATION

ItNe:1 Procedure Timing By Whom Done
. - Contractor, Developer,
1 Preconstruction meeting Prlorsg?elﬁg:ﬂmng Civil and Geotechnical
Engineers
2 Fill removal from site or Prior to mass Soil Technician/
sorting and stockpiling stripping Geotechnical Engineer
3 Stripping, aeration, and During stripping Soil Technician

root-picking operations

Compaction testing of
4 engineered fill (95% of
Standard Proctor)

During filling, tested

every 2 vertical feet S0l Teshnican

During backfilling,
tested every 4
vertical feet for every
200 lineal feet

Compaction testing of
5 trench backfill (95% of
Standard Proctor)

Soil Technician

Prior to placing base

il Technici
i, So nician

6 Street Subgrade Inspection

; Prior to ing,
Base course compaction PSS

7 . L tested every 200 Soil Technician
(95% of Modified Proctor) lineal feet
8 Footing Subgrade Prior to placement of Soil Technician/
Inspection forms Geotechnical Engineer
Final Geotechnical ; : ; .
9 Engineer's Report Completion of project | Geotechnical Engineer
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A
Gopisine

14835 SW 72nd Avenue
Portland, Oregon 97224
Tel: (503) 598-8445 Fax: (503) 941-9281

TEST PIT LOG

Project: The Riverlands Subdivision ; .
Newberg, Oregon Project No. 18-4860 Boring No. TP-1
- (0]
£ § £ o2 = g
=l % | g|8E|&% : -
2|l s | % |2g|2€ Material Description
S| 5| &8 (=58
n = o m
Soft, highly organic SILT (OL), dark brown, grass roots and plant litter, moist to wet
- [Topsaill _ _ _ _ _ _ _ o e e e e e e — — — —
Soft to stiff, FAT CLAY (CH), light gray, faint orange mottling, high plasticity, medium
Lae 0.5 expansivity, homogenous, moist [Willamette Formation]
2 ; 15
3 4.0 il i ek el AR O SO S R S e =
Very stiff, lean CLAY (CL), light brown, moderate plasticity, homogenous, moist
= [Willamette Formation]
o Tl 28
5 Very stiff, SILT (ML), trace sand, light brown, low plasticity, friable, homogenous,
small holes less than 1/8 inch in diameter, damp [Willamette Formation]
6—
7_
] Infiltration test IT-1 conducted at -8.3 feet bgs.
8— MeisuEd_hydraulic conductivity (k) = 0 inches per hour.
| Very stiff, sandy SILT (SM), fine to medium sand, light brown, low plasticity,
homogenous, small holes less than 1/8 inch in diameter, moist [Willamette Formation]
9= 11,ggum
10—
19— Test Pit terminated at 10.5 feet.
No groundwater or seepage encountered in excavation.
12—
13~
14—
LEGEND s Date Excavated: 3.19.2018
100 to m :| dddd v Q Logged By: MTB
= (] Surface Elevation: 169 Feet
Bag Sample Split-Spoon Shelby Tube Sample Seepage Static Water Table Water Bearing Zone




-//f \f\- 3
GeoPacific
!nulnnering, Inc.

14835 SW 72nd Avenue

Portland, Oregon 97224 TEST PIT LOG

Tel: (503) 598-8445 Fax: (503) 941-9281

Project: The Riverlands Subdivision ; .
Newberg, Oregon Project No. 18-4860 Boring No. TP-2
[i}] — @
gl & | 2 | 2|8
£ o 3 2E L€y = T
2 = % |28 [S€ Material Description
2 E c £ @
=} 5 S =3 ]
w = o m
Soft, highly organic SILT (OL), dark brown, grass roots and plant litter, crushed
o aggregate and brick debris, moist to wet [Topsoil/Fill]
e 0.25
I\_Aeaum_ sti_f'f to_ sti_ff, F_f-\'l'_CI:AY_(Cﬁ),tht_gr;y,?airi ognae nTotﬁng_, hEh aaaicit_y, S
2+ 2.0 medium expansivity, homogenous, moist [Willamette Formation]
3 3.0 T T TR SRR CSLImGTIIT e e S T mfR SmOsm Tmiem e = i
Very stiff, lean CLAY (CL), light brown, moderate plasticity, homogenous, moist
. [Willamette Formation]
4 3.5
5_
Very stiff, SILT (ML), trace sand, light brown, low plasticity, friable, homogenous,
6 small holes less than 1/8 inch in diameter, damp [Willamette Formation]
7_
8= | ||l e o & L L L o L o o e e e e e e
a Very stiff, sandy SILT (SM), fine to medium sand, light brown, low plasticity,
homogenous, small holes less than 1/8 inch in diameter, moist [Willamette Formation]
9_
N 45’0
11
_ Test Pit terminated at 11 feet.
Perched groundwater seepage encountered in excavation at 10.5 Feet,
12— Discharge visually estimated at less than 1/8 gallon per minute.
13—
14—
ROEND 0 Date Excavated: 3.19.2018
= m :| dddd - Q Logged By: MTB
L () Surface Elevation: 171 Feet
Bag Sample Split-Spoon Shelby Tube Sample Seepage Static Water Table Water Bearing Zone




14835 SW 72nd Avenue

lfé?l'kﬁiﬁc Portland, Oregon 97224 TEST PIT LOG

Tel: (503) 598-8445 Fax: (503) 941-9281

Project: The Riverlands Subdivision ; :
Newbard, Oragon Project No. 18-4860 Boring No. TP-3
a =| &
gl 2| = [e22]58
o [ 2|2 . T
gl 2| 5 |2s|88 Material Description
2 1S c = @
] © [=] =0 o]
(7] = o sl
Soft, highly organic SILT (OL), dark brown, grass roots and plant litter, crushed
— aggregate and brick debris, moist to wet [Topsoil]
= 0.25
I\]ecgum_ sti_ff to_ sti_ff, I?AT_CL_AY_(C_H-),tht_gr;y,?airi oange nTotang_, hEh Eaaicigr, B
2+ 1.5 medium expansivity, homogenous, moist [Willamette Formation]
o 2.5 e e S o o o T et e .
Very stiff, lean CLAY (CL), light brown, moderate plasticity, homogenous, moist
= [Willamette Formation]
4 2.5
5_
Very stiff, SILT (ML), trace sand, light brown, low plasticity, friable, homogenous,
G~ small holes less than 1/8 inch in diameter, damp [Willamette Formation]
?_
8=l Il 1 e s sra sma s e s e e e e e e e S e P R e At e
_ Very stiff, sandy SILT (SM), fine to medium sand, light brown, low plasticity,
homogenous, small holes less than 1/8 inch in diameter, moist [Willamette Formation]
9_
10
1
| Test Pit terminated at 11 feet.
No groundwater or seepage encountered in excavation.
124
13—
14—
LECEHD = Date Excavated: 3.19.2018
@ m :| éﬂ% - Q Logged By: MTB
100 () Surface Elevation: 171 Feet
Bag Sample Split-Spoon  Shelby Tube Sample Seepage Static Water Table ~ Water Bearing Zone
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60

50—

T

30—

PLASTICITY INDEX

26—

16—

LIQUID AND PLASTIC LIMITS TEST REPORT

Baslhsd line indicates the approximate

epper Himil boundary for nalvral soils b

.
-
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fabt or O

T 36 40 B0 &0
LIQUID LIMIT

7G

80 90 100

116

90

89

88

a7

86

85

84

WATER CONTENT

83

82

81

80

NUMBER OF BLOWS

20

25

30

]

MATERIAL DESCRIPTION LL PL

P

%e<#40

%e<#200

uscs

Fat Clay 854 25.1

60.3

99.0

95.2

CH

Project:

Project No. 18-4860 Client: Riverlands, LLC

The Riverlands Subdivision

Location: TP-i
Sample Number: $18-081 Depth: 2

Remarks:

GEOPACIFIC ENGINEERING, INC.

Figure

Tested By: SJC




Parti

cle Size Distribution Report

= £ g E £ £ £ = =3 o o o =3 8§ 8
© ;aﬁ:&'?ﬁwﬁﬁ % $£%3F & zx¢g
100 T T | "'O--JI...J-L 0
i t | 1 3 3 ] i b ] v A
a0 A R : ; I Lo 10
i i | : ; i ol
{ H T | | i | R
80 T | i | L o 20
1 3 {3 3 t 3 3 ]
: RN : ; ! P
70 N T O ! ! T 30 L]
S:_, ‘ ; I B s
= 60 ; : i o 40 Q
- L ARl z
Z s ; i : i 50 4
E}J i : ! i N AR e}
{ : : A i ! ! s
m LT T S °3
& L R i
3(} 1 1] 3 3 i ] I 70 x
! CLh L
20 N ' T 80
i ; d { P OHT
10 : ! ; e 90
i ) I 3 1 k) ] 3
H t i i ] ] | i t i
D H LI R O | : : AR I 100
100 10 1 0. 0.01 0.001
GRAIN SIZE - mm.
o 43" % Gravel % Sand % Fines
° Coarse Fine Coarse| Medium Fine Silt i Clay
0.0 0.0 0.0 0.0 1.0 38 95.2
TEST RESULTS Material Description
Cpening Percent Spec.” Pass? Fat Clay
Size Finer (Percent) {X=Fail}
75 100.0
5 100.0 Atterberg Limits (ASTM D 4318)
375 100.0 PL= 25.1 LL= 854 Pi= 60.3
.25 100.0 L
#4 100.0 Classification
#10 100.0 USCS (D 248T)= CH AASHTO (M 145)=  A.7-6{66)
ﬁg ggg Coefficients
R Dap= Dggs= Dgo=
#100 97.9 n§3= D§§= D$g=
#200 95.2 D40= Cy= Ce=
Remarks
Moisture 34.5%
Date Received: Date Tested: 3/23/20]18
Tested By: SIC
Checked By:
Title:
¥ (no specification provided)
Location: TP-1 Date Sampled: 3/19/2018
Sample Number: SI8-081 Depth: 2 P
GEOPACIFIC Client: Riverlands, LLC
Project: The Riverlands Subdivision

ENGINEERING, |

NC.

Project No: 18-4860

Figure




60

50—

PLASTICITY INDEX
w &
=) <]

[ne
[=]
|

Dashed line indicates the approriimats -~
uppear tmit boundary for natural solls ———

LIQUID AND PLASTIC LIMITS TEST REPORT

i -

P

e

o

10— /E

N N2
A

Wil or GL B g O

20 30 40 50 60 70 8G 9

LIQUID LIMIT

0 100

110

441

43.8

43.7

I~
@
o,

oo
'(;!
w

S
n
[

WATER CONTENT
.
o

42.7

42.5

42.3

42.1

NUMBER OF BLOWS

25

30

46

MATERIAL DESCRIPTION LE PL PI Y%<#40

%<#200

uscs

Silt with Sand 42.9 27.1 15.8

99.2

814

ML

Location: TP-]

Project No. 18-4860 Client: Riverlands, LLC
Project: The Riverlands Subdivision

Sample Number: S18-082 Depth: 9'

GEOPACIFIC ENGINEERING, INC.

Remarks:

Figure

Tested By: SJC




Particle Size Distribution Report

c € £ E,. £ 8 £ ’5 o o oo o 89 8
© - oas T - _g R #EEd £ % 8
160 i : R ] i _"'(%"\’\ POaEn o
NN ﬂ TN
80 ! ; S t { E\E 10
i il 3 i I 3 3
i I i | | PN
ol g B : & e
80 ] i RN | | i AL 26
i 1 } | il 3 t ] 1 1 1
IR : e o o
70 + + ¢ H
] 1 ] 3 t 1 m
Z o A R E. 1. z R w0 Q
z Wil s TN 2
E 50 E 1 3 f 50 a
m 3 H i I 1 i 3 O
@) i i AR I i | Vol s
44 40 3 T ) i ] A T TR 60 Py
L1l t t i i ¥ 1 | [ th
(v t t i [ | t £ [ il
IR : 1 ; L
3¢ 1 s R ; 1 R ERI 70 B
i H 3 i I i 1 3 1 i
i N o
20 TRk i T T 80
1 H i 3 3 ] { i
1 H i) 3 3 ] i i
10 i ; i ; : —— 80
I H 3 ] 1) 3 E i L) 1
t £l 3 ¥ | i | ) i t 3
0 ; ! R H : R |11 100
100 10 0.1 .01 0.001
GRAIN SIZE - mm.
o 43" % Gravel % Sand % Fines
Coarse Fine Coarse.  Medium Fine Silt ] Clay
0.0 0.0 0.0 0.0 0.8 [7.8 BI.4
TEST RESULTS Material Description
Opening Percent Spec.” Pass? Silt with Sand
Size Finer (Percent} {X=Fail)
5 100.0
5 100.0 Atterberg Limits (ASTM D 4318)
375 100.0 PL= 27.1 LL= 429 Pi= 15.8
25 100.0 e
#4 100.0 Classification
410 100.0 USCS (D 2487)= ML AASHTO (M 145)=  A-7-6(14)
#20 99.9 Coefficients
#40 99,2 Dgg= 0.1321 Dgg= 0.0940 Dgy=
#100 91.6 Dso= Dag= D15=
#200 g1.4 Dig= Cu= Ce*
Remarks
Moisture 38.8%
Date Received: Date Tested: 3/23/2018
Tested By: SJC
Checked By:
Title:

i {no specification provided)

Location: TP-1 Date Sampled: 3/19/2018
|_Sample Number: 518-082 Depth: 9' - ple

GEOPACIFIC | it Foetmi i o
ENGINEERING, INC.

Project No: 18-4860 Figure




Project Name:

The Riverlands

Project #: 18-4860 Sample ID: S18-081 Depth: 2'
Material Type: Fat Clay
Engineering, Inc. Material Source: TP-1
EXPANSION INDEX ASTM D4829
Initial Height (0.001 in.) 1.000
Initial Moisture Content (0.1%) 16.2
Initial Dry Unit Weight (0.1 Ibf/cu.ft.) 91.0
Initial Degree of Saturation (50.0+/-2%) 51.4
Initial Dial Reading (0.001 in.) 0.2489
Final Dial Reading (0.001 in.) 0.1665
Final Moisture Content (0.1%) 0.4
Expansion Index 82
Sampled By: MTB Tested By: SJC
Sample Date: 3/15/2018 Tested Date: 3/28/2018

Expansion Index, El

0-20
21-50
51-90
91-130
>130

Potential Expansion

Very Low
Low
Medium
High
Very High



DAY .
Z .
GeoPacific

Real-World Geotechnical Solutions
Investigation * Design * Construction Support
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DARWin (tm) - Pavement Design

A Proprietary AASHTOWARE (tm)
Computer Software Product

Flexible Structural Design Module

GeoPacific Engineering, Inc.
14835 SW 72nd Avenue
Portland, OR 97224
Michael T Baker

Project Description

18~4860 The Riverlands Subdivision Local Public Street within Western
Cul—-de-sac New Pavement Section

Flexible Structural Design Module Data

18-kip ESALs Over Tnitial Performance Period: 53,248

Initial Serviceability: 4.2

Terminal Serviceability: 2.5

Reliability Level (%): 85

Overall Standard Deviation: .5
Reoadbed Soil Resilient Modulus (PSI): 7,500

Stage Construction: 1

Calculated Structural Number: 2.09

Specified Layer Design

Layer: 1
Material Description: 1/2-0 Lv 2 HMAC
Structural Coefficient {(Ri): .42

Drainage Coefficient {(Mi}): 1
Layer Thickness (Di) {in): 3.00
Calculated Layer SN: 1.26

Layer: 2
Material Description: 3/4-0 Crushed Rock
Structural Coefficient {Ai): .1

Drainage Coefficient {(Mi}: 1
Layer Thickness (Di) {in}: 2.00
Calculated Layer SN: .20

Layer: 3
Material Description: 1.5-0 Crushed Rock
Structural Coefficient {Al): .1

Drainage Coefficient {(Mi): 1
Layer Thickness (Di) {in}: 8.00
Calculated Layer SN: .80

Total Thickness {(in);: 13.00
Total Calculated 8SN: 2.26



DARWin (tm) - Pavement Design

A Proprietary AASHTOWARE {tm}
Computer Software Product

Flexible Structural Design Module

GeoPacific Engineering, Inc.
14835 8W 72nd Avenue
Portland, OR 97224
Michael T Baker

Project Description

18-4860 The Riverlands Subdivision Local Public Street within Western
Cul-de=sac New Pavement Section

Flexible Structural Design Module Data

18~-kip ESALs Over Initial Performance Period: 53,248

Initial Serviceability: 4.2

Terminal Serviceability: 2.5

Reliability Level (%): 85

Overall Standard Deviatien: .5
Roadbed Soil Resilient Modulus (PSI}: 7,500

Stage Constructien: 1

Calculated Structural Number: 2.09

Simple ESAL Calculation
Initial Performance Period {(years}: 20
Initial Two-Way Daily Traffic (ADT}: 200
% Heavy Trucks (ocf ADT) FHWA Class 5 or Greater: 3
Number of Lanes In Design Direction: 2
Percent of All Trucks In Design Lane {%): 100
Percent Trucks In Design Direction (%): 50
Average Initial Truck Factor (ESARLs/truck): 2
Annual Truck PFactor Growth Rate (%): 0O
Annual Truck Volume Growth Rate (%): 2
Growth: Compound

Total Calculated Cumulative Esals: 53,248



EXHIBIT H

Conceptual Architectural Plans
(3-Bedroom)
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EXHIBIT |

Conceptual Architectural Plans
(3-Bedroom “Solar”)
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EXHIBIT J

Conceptual Architectural Plans
(2-Bedroom “Solar”)
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MAIN LEVEL FLOOR PLAN

SCALE: 1j4=1-¢ 6AY, L.

LOT T8O RIVERLANDS
1,847 TOTAL SQUARE FEET

LOGAN

RIVERLANDS SUBDIMISION, LLC
PLAN NUMBER 111312

- 1N L .
16865 Booraa Frrry Road, Sklts 101, Lake Gawega, Oragon 51835
Tok (503) 624 0585- Fau: (580) 624 0185
suntuldamign.com
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UPPER LEVEL FLOOR PLAN
SCALE: /417

106 B4, KT,

LOT TBD RIVERLANDS
1,847 TOTAL SGUARE FEET

LOGAN

RIVERLANDS SUBDIVISION, L
PLARN NUMBER 111312

<« 1 N C .
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EXHIBIT K

Solar Exposure Exhibits
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EXHIBIT L

Draft Public Notice



City of Community Development Department

0
. ew el..g P.O. Box 970 = 414 E First Street » Newberg, Oregon 97132

503-537-1240. Fax 503-537-1272 www.newbergoregon.gov

NOTICE OF PLANNING COMMISSION HEARING ON AN
COMPREHENSIVE PLAN AMENDMENT

A property owner in your neighborhood submitted an application to the City of Newberg for an
18-Lot Planned Unit Development. The Newberg Planning Commission will hold a hearing on
XXX at 7pm at the Newberg Public Safety Building, 401 E. Third Street, Newberg, OR, to
evaluate the proposal. You are invited to take part in the City's review of this project by sending
in your written comments or testifying before the Planning Commission. For more details about
giving comments, please see the back of this sheet.

The application would permit an 18-Lot Planned Unit Development Subdivision of the 1.56-
acre property located on S. River St. in the City's Medium Density Residential/Riverfront
Zoning District (R-2/RD).

APPLICANT/PROPERTY OWNER: Riverlands Subdivision LLC
TELEPHONE: 971-706-2058

LOCATION: 1303 S River Street, Newberg
TAX LOT NUBER: Tax Map R3229/02500

Working Together For A Better Community-Serious About Service"

C:Users'MacKenzie\Deskiop\CPAY_ Working\PublicNotice-CPA.doc




We are mailing you information about this project because you own land within 500 feet of the
proposed development. We invite you to participate in the land use hearing scheduled before the
Planning Commission. If you wish to participate in the hearing, you may do so in person or be
represented by someone else. You also may submit written comments. Oral testimony is
typically limited to five minutes per speaker.

If you mail your comments to the City, please put the following information on the outside of the
envelope:

Written Comments: File xxx
City of Newberg Community Development Department
PO Box 970 Newberg, OR 97132

All written comments must be received by noon on XXX. Written information received after this
time will be read out loud at the hearing subject to time limits for speakers, and will be included
in the record if there are further proceedings.

You can look over all the information about this project or drop comments off at Newberg City
Hall, 414 E. First Street. You can also buy copies of the information for a cost of 25 cents a page.
A staff report relating to the proposal will be available for inspection at no cost seven days prior
to the public hearing. If you have any questions about the project, you can call the Newberg
Planning Division at 503-537-1240. A copy of the application is posted on the city website at
www.newbergoregon.gov/planning.

Any issue which might be raised in an appeal of this case to the Land Use Board of Appeals
(LUBA) must be raised during the public hearing process. You must include enough detail to
enable the decision maker an opportunity to respond. The applicable criteria used to make a
decision on this application for a Planned Unit Development are found in Newberg Development
Code Section 15.240.030

Prior to the conclusion of the initial evidentiary hearing, any participant may request an
opportunity to present additional evidence, arguments or testimony regarding the application
through a continuance or extension of the record. Failure of an issue to be raised in the hearing,
in person or by letter, or failure to provide statements or evidence sufficient to afford the decision
maker an opportunity to respond to the issue precludes appeal to the State Land Use Board of
Appeals based on that issue.

The Planning Commission will make a recommendation to the city council. The city council will
then hold a public hearing, and make a decision at the end of the public hearing process. If you
participate in the public hearing process, either by testifying at the public hearing, or by sending
in written comments, we will send you information about any decision made by the City relating
to this project.

Date Mailed: XXX

Working Together For A Better Community-Serious About Service"

C:\UsersMacKenzie'\Desklop'CPAY_Working\PublicNotice-CPA doc



EXHIBIT M

Property Owner Information (500" Radius)
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374749
R3220CC05301
DEREK CUMMINS
1005 E 12TH ST
NEWBERG OR 87132

374794
R3220CC05304
JESUS QUEZADA
908 E 12TH 8T
NEWBERG OR 97132

374829
R3220CC05307
KENNETH WILSON
1201 8 MERIDIAN 8T
NEWBERG OR 97132

374856

R3220CC05310

IMPERIC INVESTMENTS LLC
1103 N SPRINGBROOK RD
NEWBERG OR 97132

374883

R3220CC05313

OREGON STATE OF DEPT OF
TRANSPORTATION

355 CAPITOL ST NE RM 420
SALEM OR 97301

374936

R3220CC05316

OREGON STATE OF DEPT OF
TRANSPORTATION

RIGHT OF WAY SECTION 4040
FAIRVIEW INDUS

SALEM OR 97302

374963

R3220CC05319

OREGON STATE OF DEPT OF
TRANSPORTATION

RIGHT OF WAY SECTION 4040
FAIRVIEW INDUS

SALEM OR 97302

374990

R3220CC05322

OREGON STATE OF

4040 FAIRVIEW INDUSTRIAL DR
SEMS 2

SALEM OR 97302

375025

R3220CC05325

OREGON STATE OF

4040 FAIRVIEW INDUSTRIAL DR
SEMS 2

SALEM OR 97302

375052
R3220CC05328

JOSE JUAREZ

1010 S COLUMBIA ST
NEWBERG OR 97132

374758
R3220CC05302

LISA SURRATT

1001 E12TH ST
NEWBERG OR 97132

374801
R3220CC05305
JOHN CAPUTO

905 E12TH 8T
NEWBERG OR 97132

374838
R3220CC05308
MARTIN ESPINDOLA
1203 S MERIDIAN ST
NEWBERG OR 87132

374865

R3220CC05311

OREGON STATE OF DEPT OF
TRANSPORTATION

RIGHT OF WAY SECTION 4040
FAIRVIEW INDUS

SALEM OR 97302

374882

R3220CC05314

OREGON STATE OF

355 CAPITOL ST NE RM 420
SALEM OR 97301

374945

R3220CC05317

OREGON STATE OF DEPT OF
TRANSPORTATION

RIGHT OF WAY SECTION 4040
FAIRVIEW INDUS

SALEM OR 97302

374972

R3220CC05320

OREGON STATE OF

4040 FAIRVIEW INDUSTRIAL DR
SEMS 2

SALEM OR 87302

375007

R3220CC05323

OREGON STATE OF DEPT OF
TRANSPORTATION

4040 FAIRVIEW INDUSTRIAL DR
SE M52

SALEM OR 97302

375034
R3220CC05326
DONALD STYMIEST
1208 8 MERIDIAN ST
NEWBERG OR 97132

375089

R3220CC05330

OREGON STATE OF

4040 FAIRVIEW INDUSTRIAL DR
SEMS 2

SALEM OR 87302

374767
R3220CC05303
MARK TAYLOR

913 E 12TH ST
NEWBERG OR 97132

374810

R3220CC05306

DONALD GAY JR

PO BOX 783
MCMINNVILLE OR 87128

374847
R3220CC05309
STACIE PFOHL

1207 S MERIDIAN ST
NEWBERG OR 97132

374874

R3220CC05312

OREGON STATE OF DEPT OF
TRANSPORTATION

4040 FAIRVIEW INDUSTRIAL DR
SE MS#2

SALEM OR 97302

374909

R3220CC05315

OREGON STATE OF

4040 FAIRVIEW INDUSTRIAL DR
SE MS#2

SALEM OR 97302

374954

R3220CC05318

OREGON STATE OF DEPT OF
TRANSPORTATION

RIGHT OF WAY SECTION 4040
FAIRVIEW INDUS

SALEM OR 97302

374981

R3220CC05321

OREGON STATE OF

4040 FAIRVIEW INDUSTRIAL DR
SEMS 2

SALEM OR 87302

375016

R3220CC05324

OREGCN STATE OF DEPT OF
TRANSPORTATION

RIGHT OF WAY SECTION 4040
FAIRVIEW INDUS

SALEM OR 97302

375043
R3220CC05327
LARRY ILER

906 E 12TH ST
NEWBERG OR 87132

375123

R3220CC05331

OREGON STATE OF

4040 FAIRVIEW INDUSTRIAL DR
SEMS 2

SALEM OR 97302



375267

R3220CC05332

OREGON STATE OF

4040 FAIRVIEW INDUSTRIAL DR
SE MS 2

SALEM OR 97302

401489

M00235454
PUBLISHERS PAPER CO
PO BOX 4098
NORCROSS GA 30091

454975

R322902201

SP FIBER TECHNOLOGIES
NORTHWEST LLC

1301 NE WYNOOSKI RD
NEWBERG OR 97132

513052

R3218DD01201

WOODVIEW 70 LLC

15350 SW SEQUOIA PKWY STE
250

PORTLAND OR 97224

58261

R3219DD01400

WOODVIEW 70 LLC

15350 SW SEQUOIA PKWY STE
250

PORTLAND OR 97224

61872

R3220CC04101

WILLIAM JOHNSTON

1255 INDEPENDENCE AVE
WOODBURN OR 27071

61916

R3220CC04400

SP FIBER TECHNOLOGIES
NORTHWEST LLC

PO BOX 4098

NORCROSS GA 30091

62032

R3220CC04700

SP FIBER TECHNOLOGIES
NORTHWEST LLC

PO BOX 4098

NORCROSS GA 30091

62185
R3220CC05400
TFRL LLC

5201 SW WESTGATE DR STE 206

PORTLAND OR 87221

67368

R322902600

SP FIBER TECHNOLOGIES
NORTHWEST LLC

PO BOX 4098

NORCROSS GA 30091

375285

R3220CC05333

OREGON STATE OF DEPT OF
TRANSPORTATION

RIGHT OF WAY SECTION 4040
FAIRVIEW INDUS

SALEM OR 97302

401498

MOG235453
PUBLISHERS PAPER CO
PO BOX 4098
NORCROSS GA 30091

45953

R321900190

SP FIBER TECHNOLOGIES
NORTHWEST LLC

PO BOX 4098

NORCROSS GA 30091

559069

R321900191

SP FIBER TECHNCLOGIES
NORTHWEST LLC

PC BOX 4098

NORCROSS GA 30091

61792

R3220CC03500

OREGON STATE OF DEPT CF
TRANSPORTATION

RIGHT OF WAY SECTION 4040
FAIRVIEW INDUS

SALEM OR 97302

61881

R3220CC04200

SP FIBER TECHNOLOGIES
NORTHWEST LLC

PO BOX 4008

NORCROSS GA 30091

61989

R3220CC04500

SP FIBER TECHNOLOGIES
NORTHWEST LLC

PO BOX 4098

NORCROSS GA 30091

62050
R3220CC05300
CRAIG DALTON

3801 COFFEY LN
NEWBERG OR 87132

62194

R3220CC05401

OREGON STATE OF

RIGHT OF WAY SECTION 4040
FAIRVIEW INDUS

SALEM OR 97302

67386

R322902700

NEWBERG CITY CF

535 NE 6TH ST
MCMINNVILLE OR 97128

395708

M00221100

PUBLISHERS PAPER CO
PO BOX 4098
NORCROSS GA 30091

413608

M00235837

LARRY ILER

906 E 12TH ST
NEWBERG OR 87132

484831

M00265644

LISA SURRATT

1001 E 12TH ST
NEWBERG OR 97132

58163

R3219DD01200

WOODVIEW 70 LLC

29100 SW TOWN CENTER LOOP W
STE 100

WILSONVILLE OR 97070

61863

R3220CC04100

OREGON STATE OF

4040 FAIRVIEW INDUSTRIAL DR
SEMS 2

SALEM OR 97302

61907

R3220CC04300

SP FIBER TECHNOLOGIES
NORTHWEST LLC

PO BOX 4098

NORCROSS GA 30091

62005

R3220CC04600

SP FIBER TECHNOLOGIES
NORTHWEST LLC

PO BOX 4098

NORCROSS GA 30091

62112
R3220CC05390
THERESA GREEN
1301 S RIVER 8T
NEWBERG OR 87132

67322

R322902200

SP FIBER TECHNOLOGIES
NORTHWEST LLC

PO BOX 4098

NORCROSS GA 30091

67448

R323000100

HARDROCK ENTERPRISES LLC
21880 SW FARMINGTON RD
BEAVERTON OR 97007



EXHIBIT N

Covenant of Rights and Remedies (Measure 49 Waiver)



AFTER RECORDING RETURN TO:
City of Newberg

Community Development Depariment
PO Box 970 - (414 E. First Street)
Newberg, OR 97132

COVENANT OF WAIVER OF RIGHTS AND REMEDIES

Recitals
The undersigned, Riverlands Subdivision LLC  ang - {hereinafter referred to as
“Qwner” or “Owners”} has/have petilioned the City of Newberg (hereinafter referred to as “City”) to commence
certain proceedings, refating 10 Planned Unit Development .. for the

real property described in Exhibit A which is attached hereto and 'incorporated herein,

Pursuant to the enactment of Ballot Measure 49 {adopted November 6, 2007), if a public entity enacts one or
more land use regulations that restrict the residential use of private reaf property or a farming or forest practice
and thal reduce the fair market value of the property, then the owner of the property shali be entitled to just
compensation from the public entity that enacted the land use regulation or regulations as provided in Measure
49.

There is the potential that the Oregon electors or the Oregon Legistature may, in the future, enact further
statutory or constitutional amendments relating to compensation for the impact of local regulations upon real
property, under certain circumstances.

City does notwish to approve the Owner's/Owners' requested proceedings if the result would or could arguably
give rise to a later claim by the Owner or Owners, or the Owner'sfOwners’ sUCCessors or assigns for
compensation for the land use regulations in effect upon the effective date of the proceedings, or would or could
arguably require the City to waive the City's tand use regulations in effect upon the effective date of the
proceedings, which are being newly imposed upon the property by reason and resuit of the proceedings.

Owner(s) seek(s) to induce the City to proceed with the proceedings and therefore Owner(s) agree(s) to
eliminate the potential of claim for compensation or the right to seek waiver from the City's land use regulations
existing as of the effective date of the proceedings.

NOW THEREFORE, the undersigned Owner(s) warrant(s) that the Owner(s) executing this covenant hold(s} the full and
complete present ownership or any interest therein in the property, and hereby agree(s) and covenant(s) as follows:

1)

As inducement to the City to proceed with the following proceeding(s} affecting the subject real property:

Planned Unit Development | which may include designation of the property as subject to additional
applicable overlay zones and districts, e.g., Limited Use Overlay District, (all inclusively referred to herein as
“proceedings”), the undersigned Owner(s), on behalf of Owner(s), Owner's/Owners’ heirs, devisees, execulors,
administrators, successors and assigns, agree(s) and covenani(s) to the City of Newberg, its officers, agents,
employees and assigns that the undersigned hereby remises, waives, releases and forever discharges, and
agrees that Owner(s) shall be estopped from asserting any rights and remedies, actions, causes of action,
suits, claims, liabilities, demands, and rights to waivers arising under or granied by any statutory or
constitutional reguiatory compensation or waiver provisions, including but not limited to Ballot Measure 49
(2007) or otherwise enacted after the date of this proceeding which would create a right of ctaim for
compensation or waiver from City and use regulations that exist upon the effective date of the proceeding
and which, by the approval of the proceeding, are then applicable to the property.

This waiver and release shall bind the undersigned's heirs, devisees, executors and administrators, successors
in interests, and assigns. This covenant, waiver, release and discharge shall run with the land, and this
instrument, or a memarandum hereof, may be recorded in the official records of the County in which the
subject real properly is located. This instrument may be terminated upon the filing of a Nolice of Termination of
Covenant filed by the City of Newberg.

Page 28 of 29




3) If this instrument is given contemporaneous with a consent to future proceedings to be initiated by the City,
Owner(s) acknowledge(s) that the proceedings may be initiated by the City of Newberg at any time in the
discretion of the City of Newberg, and that this waiver and release is applicable to any ordinances adopted
prior to the effective date of the proceeding.

4) This document is executed of my/our own free will and without duress. |, or if more than one, each of us
respectively acknowledge that I/we have been advised to obtain legal advice prior to the execution of this
document, and that either |, or each of us respectively, have either obtained legal advice or have independently
elected not to seek legal advice prior to the execution of this document, recognizing that this document may
affect my/our legal rights and remedies.

OWN OWNER

MAZe witLcTs, MEMBEZ. TACKSON < CoMPANY Ll

JACIKESOID ¥ COMPANY  LLC, MEMBER Riveizi AVDS SUBDIVISION L@
STATE OF OREGON)

) ss.
County of Yamhill )

This instrument was acknowledged before me on this 22 —day of c, CTUBEE 20}5 9, by
MAZC WILLCULTS and

W e f—

Notary Public for Oregén

My Commission expires: _¢Z -0 - 28

=N OFFICIAL STAMP

4% MACKENZIE ROSE DAVIS
/  NOTARY PUBLIC-OREGON
COMMISSION NO. 947116

MY COMMISSION EXPIRES FEBRUARY 09, 2020

CITY OF NEWBERG APPROVED AS TO FORM:
Sue Ryan, City Recorder Truman A. Stone, City Attorney
Dated: Dated:

Page 29 of 29



EXPIRES 31 DECEMBER 2018

" REGISTERED
Leland MacDonald & Assoc,, LLC PROFESSIONAL
Land Surveyers LAND SURVEYOR
3765 Riverside Drive PR o
McMinnville, OR 97128

Phone: 472-7904
....... OHEGON
Fax : 472-0367 JANUARY 18, 2002
Leland A. MacDansald

L 53226

2 December 2018
Description of Real property for: RIVERLANDS SUBDIVISION LLC

A tract of land located In Secilon 29, Township 3 South, Range 2 West of the Willamette Meridian in
Yamhill County, Oregon, sald tract being more particularly described as follows:

Beginnirg at & point on the east margls of River Street in the City of Newberg, Oregon at the
easterly extenslon of the south line of that iract of land described In deed from YVETTE SAARINEN
to SIGMUND HOLDINGS LLC, recorded on November 22, 2017 in Instrument No, 201718769, Deed
Records of Yamhiill County, Oregon; thence North DD®20°36" West 165.33 feet, along sald east
margin to the easterly extension of the north line of said SIGMUND HOLDINGS LLC tract; thence
porth B9°46'54" West 30.00 feet the northeast corner of said S1IGMUND HOLDINGS LLC track,
belng & point on the centerline of sald River Street; thence North 289°46'54" West 326.85 feet to a
polnt on the southerly margin of the Newberg-Dundee Bypass at & polnt that is 145.00 feet distant
from, when measured perpendicular to the *L” centerline thereof, sald point belng the northwest
corner of said SIGMUND HOLDINGS, LLC tract and sald polnt also being a point on & non-tangent
curve concave to the southeast and having & radius of 2805.85 feet; thence 5.86 feet
southwesterly along sald margin and sald curve, the chord of which bears South 55° 56'20" West
E.B6 feet, to the beginning of a 145.00 offset to a 600 foot centerline splral curve at Engineers
Statlon “L” 516+ 56.09; thence southwesterly along sald margin and sald spiral offset, the chord of
which bsars South 53933"38” West 271.53 feef, to the southwest corner of sald SIGMUND
HOLDINGS, LLC tract; thence South B9%47°27” East 551,13 feet to the southeast corner of said
SIGMUND HOLDINGS LLC tract, belng a polnt on the centerltne of sald River Street; thence South
BO®47°27" Fast 30.00 feet on the easterly extenslon of the south line of sald tract te the POINT OF

BEGINNING,

S Page ¥ of 1



Attachment 2: Supplemental Application Material

“Working Together For A Better Community-Serious About Service"

Z:\MISC\WPSFILES\FILES.PUD (Planned Unit Dev Type3)\2019\PUD19-0002 Riverlands\Staff Reports\PC 3-12-20\Staff Report - PUD19-0002 Riverlands.docx



Doug Rux

e S P e R i |
From: Mackenzie Davis <MacKenzie@dbvcorp.com>
Sent: Monday, January 20, 2020 9:17 AM
To: Doug Rux
Cc: Kristen Svicarovich
Subject: RE: Riverlands PUD
Doug,

Please find my responses to your questions regarding the Riverlands PUD below in blue. Please let me know if you’d like
me to submit a formal memo.

Thank you, and enjoy your day offl

MacK

MacKenzie Davis, Land Acquisition & Devel
MAIM: 97 1-706-2058 Ext, 105 OFFICE 971-281-1

mackenzie@dbveorp.com

,..nlI"""I"IIm
DEL BOCA VISTA

™ g ?-1
D l'{.J _[J B O ( y /“\ 500 E. Hancock St. Newberg, OR 97132

PO, Box 3189 Newherg, OR 97132

i ,l‘ I I / \- www.adelbocavistadey
I, PLEASE NUTE: This message, inctuding anw albchments, osav ek

antg/or inshic infocmutloos Any distribatian of this communleatio
Intended recipient iy sboictly probibited socd soay be wabvwtul, 1w

A I. i '\I I T I': ” 1. l \ n I ]4 [ 'll ‘ (. £ \} |" \ \ ‘| recipient, notily e semder by replying to this messape and ihen o

From: Doug Rux <Doug.Rux@newbergoregon.gov>

Sent: Sunday, January 19, 2020 2:45 PM

To: Mackenzie Davis <MacKenzie@dbvcorp.com>

Cc: Kristen Svicarovich <Kristen.Svicarovich@newbergoregon.gov>
Subject: Riverlands PUD

MacKenzie,

Working on your application and wanted to share what I have identified so far:



1. Kristen has given me her comments on the engineering side. I need to circle back with her as I identified
today that the old (existing) Riverfront Master Plan requirements need to be included.

OK.

2. Your application did not address any of the requirements from the Riverfront provisions in Chapter
15.352.030 and 15.352.050.

Our responses to Section 15.352.030 through Section 15.352.050 are provided on Pages 28 — 30 of the
Narrative. Were you looking for more detail?

3. No data or table was provided regarding lot coverage other an it would be met an would comply.

I did not provide lot coverage calculations as lot coverage is typically addressed during the Building
Permit review. I would rather not provide lot coverage calculations now as it will tie my hands (in case
changes are proposed to architectural designs due to changes in the Engineering design process, etc.). If
you’re open to it I would prefer that lot coverage standards be a Condition of Approval.

4. T have questions/concerns on the boundary of Lots 9 and 10 as they relate to Tract A.

Can you be more specific regarding your question on the Lot 9 & 10 boundaries please.

5. Working through the sun exposure requirements to check compliance an d structure height.

Sounds good.

6. Usable Outdoor Living Area - appears that the numbers provided are only for the ground floor. The standard
requires gross floor area. Since the buildings are three floors I'm assuming the gfa is more that 720 square feet.



ARCH LIVEABLE SF REQUIRED OUTDOOR LIVING
AREA

3-BED 1,910 191

3-BED SOLAR 1,847 185

2-BED SOLAR 1,847 185

The smallest Lots in question are Lot 11 through Lot 17, being 1,864 SF (require 185 SF of outdoor living area).
Please see the below screenshot depicting how Lot 11 could satisfy said outdoor living area requirements

(providing 367.1 SF of outdoor living area, when only 191 SF is required):

188.5 SF
QUTDOCR
LIVING AREA

RIVERLANDS
LOT 11
1,864 SF

21

178.6 SF OUTDOOR LIVING AREA




7. Design - Some of my questions on this standard go back to parking, lot coverage, Riverfront standards , lot
size.

Dwellings require 2 off-street parking spaces per dwelling. Off-street parking will be provided in
driveways (1-space) and in garages (1-space). Lot coverage will be addressed during the Building
Permit review process. Riverfront standards have been addressed in our narrative, and will be further
reviewed during the Building Permit review process. Please elaborate on lot size (Section 15.240.020.1.
allows PUDs to modify the base zone lot area requirements).

8. No drawings were provided on the layout of homes on the proposed lots to see if parking requirements will
be met. All I have is a statement they will and building elevations that a single car garage will be provided. Also
need to check and see if the interior garage dimensions are being met.

Dwellings require 2-parking spaces per dwelling. Off-street parking will be provided in driveways (1-
space) and in garages (1-space). If you’re open to it please just Condition the off-street parking requirement.

ARCH Garage Dimensions Newberg Requirement for
Single Car Garage

3-BED 12(5"%. 215 10’ x 20

3-BED SOLAR 12/5 % 21:5 10" x 20’

2-BED SOLAR 12:5"R215' 10" x 20'

As detailed by the above table, garage dimensions are adequate.

9. Street trees - [ have questions about street trees around the cul-de-sac.

Section 15.505.030.L., cul-de-sacs shall have “curbside sidewalks” (see last sentence in L Section).
Please elaborate on your question.

10. Questions about parking in the cul-de-sac and TVF&R access.

Typically TVFR does not allow parking in cul-de-sac bulbs. I propose the bulb be a no-parking area.

4



Attachment 3: Preliminary Plat
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“Working Together For A Better Community-Serious About Service"
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Attachment 4: Agency Comments

“Working Together For A Better Community-Serious About Service"
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® www.tvfr.com

Tualatin Valley
Fire & Rescue

January 9, 2020

Doug Rux

City of Newberg

414 E. First Street
Newberg, OR 97132

Re: 1303 S River St., Newberg — 18 lot Riverlands — PUD19-0002
Tax Lot I.D: R3229 02500

Dear Doug,

Thank you for the opportunity to review the proposed site plan surrounding the above-named development
project. There may be more or less requirements needed based upon the final project design, however,
Tualatin Valley Fire & Rescue will endorse this proposal predicated on the following criteria and conditions of
approval.

FIRE APPARATUS ACCESS:

1. FIRE APPARATUS ACCESS ROAD DISTANCE FROM BUILDINGS AND FACILITIES: Access roads shall be within
150 feet of all portions of the exterior wall of the first story of the building as measured by an approved route around the
exterior of the building or facility. An approved turnaround is required if the remaining distance to an approved
intersecting roadway, as measured along the fire apparatus access road, is greater than 150 feet. (OFC 503.1.1)

2. EIRE APPARATUS ACCESS ROAD WIDTH AND VERTICAL CLEARANCE: Fire apparatus access roads shall have
an unobstructed driving surface width of not less than 20 feet (26 feet adjacent to fire hydrants (OFC D103.1)) and an
unobstructed vertical clearance of not less than 13 feet 6 inches. (OFC 503.2.1)

3. FIRE APPARATUS ACCESS ROADS FOR INDIVIDUAL ONE AND TWO FAMILY DWELLINGS AND
ACCESSORY STRUCTURES: The fire district will approve access roads of 12 feet for up to three dwelling units
(Group R-3) and accessory (Group U) buildings. (OFC 503.1.1)

4. NO PARKING SIGNS: Where fire apparatus roadways are not of sufficient width to accommodate parked vehicles and
20 feet of unobstructed driving surface, “No Parking” signs shall be installed on one or both sides of the roadway and
in turnarounds as needed. Signs shall read “NO PARKING - FIRE LANE” and shall be installed with a clear space above
grade level of 7 feet. Signs shall be 12 inches wide by 18 inches high and shall have red letters on a white reflective
background. (OFC D103.6)

5. NO PARKING: Parking on emergency access roads shall be as follows (OFC D103.6.1-2):
1. 20-26 feet road width — no parking on either side of roadway
2. 26-32 feet road width — parking is allowed on one side
3. Greater than 32 feet road width — parking is not restricted

6. FIRE APPARATUS ACCESS ROADS WITH FIRE HYDRANTS: Where a fire hydrant is located on a fire apparatus
access road, the minimum road width shall be 26 feet and shall extend 20 feet before and after the point of the hydrant.
(OFC D103.1)

Command and Business Operations Center and South Operating Center Training Center

North Operating Center 8445 SW Elligsen Road 12400 SW Tonquin Road
11945 SW 70th Avenue Wilsonville, Oregon Sherwood, Oregon
Tigard, Oregon 97223-9196 97070-9641 97140-9734

503-649-8577 503-259-1500 503-259-1600



10.

11.

12.

13.

14.

TURNING RADIUS: The inside turning radius and outside turning radius shall not be less than 28 feet and 48 feet
respectively, measured from the same center point. (OFC 503.2.4 & D103.3)

ACCESS ROAD GRADE: Fire apparatus access roadway grades shall not exceed 15%.

ANGLE OF APPROACH/GRADE FOR TURNAROUNDS: Turnarounds shall be as flat as possible and have a
maximum of 5% grade with the exception of crowning for water run-off. (OFC 503.2.7 & D103.2)

ANGLE OF APPROACH/GRADE FOR INTERSECTIONS: Intersections shall be level (maximum 5%) with the
exception of crowning for water run-off. (OFC 503.2.7 & D103.2)

AERIAL APPARATUS OPERATING GRADES: Portions of aerial apparatus roads that will be used for aerial
operations shall be as flat as possible. Front to rear and side to side maximum slope shall not exceed 10%.

GATES: Gates securing fire apparatus roads shall comply with all the following (OFC D103.5, and 503.6):
Minimum unobstructed width shall be not less than 20 feet (or the required roadway surface width).
Gates serving three or less single-family dwellings shall be a minimum of 12 feet in width.

Gates shall be set back at minimum of 30 feet from the intersecting roadway or as approved.

Electric gates shall be equipped with a means for operation by fire department personnel

Electric automatic gates shall comply with ASTM F 2200 and UL 325.

agrLONRE

ACCESS DURING CONSTRUCTION: Approved fire apparatus access roadways shall be installed and operational
prior to any combustible construction or storage of combustible materials on the site. Temporary address signage shall
also be provided during construction. (OFC 3309 and 3310.1)

TRAFFIC CALMING DEVICES: Shall be prohibited on fire access routes unless approved by the Fire Marshal. (OFC
503.4.1).

FIREFIGHTING WATER SUPPLIES:

15.

16.

17.

FIREFIGHTING WATER SUPPLY FOR INDIVIDUAL ONE- AND TWO-FAMILY DWELLINGS: The minimum available
fire flow for one and two-family dwellings served by a municipal water supply shall be 1,000 gallons per minute. If the
structure(s) is (are) 3,600 square feet or larger, the required fire flow shall be determined according to OFC Appendix
B. (OFC B105.2)

FIRE FLOW WATER AVAILABILITY: Applicants shall provide documentation of a fire hydrant flow test or flow test
modeling of water availability from the local water purveyor if the project includes a new structure or increase in the floor
area of an existing structure. Tests shall be conducted from a fire hydrant within 400 feet for commercial projects, or
600 feet for residential development. Flow tests will be accepted if they were performed within 5 years as long as no
adverse modifications have been made to the supply system. Water availability information may not be required to be
submitted for every project. (OFC Appendix B)

WATER SUPPLY DURING CONSTRUCTION IN MUNICIPAL AREAS: In areas with fixed and reliable water supply,
approved firefighting water supplies shall be installed and operational prior to any combustible construction or storage
of combustible materials on the site. (OFC 3312.1)

FIRE HYDRANTS:

18.

19.

FIRE HYDRANTS — ONE- AND TWO-FAMILY DWELLINGS & ACCESSORY STRUCTURES: Where the most remote
portion of a structure is more than 600 feet from a hydrant on a fire apparatus access road, as measured in an approved
route around the exterior of the structure(s), on-site fire hydrants and mains shall be provided. (OFC 507.5.1)

FIRE HYDRANT NUMBER AND DISTRIBUTION: The minimum number and distribution of fire hydrants available to a
building shall not be less than that listed in Table C 105.1. (OFC Appendix C)
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20. FIRE HYDRANT(S) PLACEMENT: (OFC C104)

e Existing hydrants in the area may be used to meet the required number of hydrants as approved. Hydrants that
are up to 600 feet away from the nearest point of a subject building that is protected with fire sprinklers may
contribute to the required number of hydrants. (OFC 507.5.1)

e Hydrants that are separated from the subject building by railroad tracks shall not contribute to the required number
of hydrants unless approved by the Fire Marshal.

e Hydrants that are separated from the subject building by divided highways or freeways shall not contribute to the
required number of hydrants. Heavily traveled collector streets may be considered when approved by the Fire
Marshal.

e Hydrants that are accessible only by a bridge shall be acceptable to contribute to the required number of hydrants
only if approved by the Fire Marshal.

21. REFLECTIVE HYDRANT MARKERS: Fire hydrant locations shall be identified by the installation of blue reflective
markers. They shall be located adjacent and to the side of the center line of the access roadway that the fire hydrant
is located on. In the case that there is no center line, then assume a center line and place the reflectors accordingly.
(OFC 507)

22. CLEAR SPACE AROUND FIRE HYDRANTS: A 3-foot clear space shall be provided around the circumference of
fire hydrants. (OFC 507.5.5)

BUILDING ACCESS AND FIRE SERVICE FEATURES
23. PREMISES IDENTIFICATION: New and existing buildings shall have approved address numbers; building numbers
or approved building identification placed in a position that is plainly legible and visible from the street or road fronting
the property, including monument signs. These numbers shall contrast with their background. Numbers shall be a
minimum of 4 inches high with a minimum stroke width of 1/2 inch. (OFC 505.1)
Provide a physical address on the new home, as well as, near the intersection of the private drive and public road

visible from both approaches of [enter road intersections here]

If you have questions or need further clarification, please feel free to contact me at (503)849-7516.

Sincerely,

T Doy
Ty Darby
Deputy Fire Marshal Il

Cc: file
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Doug Rux

From: Kristen Svicarovich

Sent: Wednesday, January 08, 2020 7:49 AM

To: BPoug Rux

Subject: FW: Newberg Land Use Decision: Riverlands PUD - 18 Unit Single Family Residential
Attachments: Fence details.pdf; Fiefd Diagnostic S River St 1-14-19.pdf; 2020-01-07

_RiverlandsSubdivision_PrelimEng.pdf

FYI.

Kristen Svicarovich, PE

City of Newberg

414 E. First Street

Newberg, Oregon 97132

503.537.1282
Kristen.Svicarovich@newbergoregon.gov

Helpful Links:

City of Newberg Online GIS Mapping

City of Newberg Municpal Code

City of Newberg Public Works Design and Construction Standards

From: MARTIN Carrie A [mailto:Carrie. AMARTIN@odot.state.or.us]

Sent: Wednesday, January 08, 2020 7:40 AM

To: Kristen Svicarovich <Kristen.Svicarovich@newbergoregon.gov>

Subject: RE: Newberg Land Use Decision: Riverlands PUD - 18 Unit Single Family Residential

Hello,

With this plan sheet adding sidewalks there has to be a rail Order and the sidewalks are required to travel thru the rail
crossing thru the other side of the tracks. This is requirement is per ORS824.204(2), OAR 741-100-0005, OAR 741-100-
0020(1), OAR 741-120-0020(2). There would also need to be continuous fencing installed parallel to the tracks on the
developer’s property with no gates. But as the fencing approaches River St. Lot 18 fencing needs to be tapered down to
a fence no higher than 4 ft tall. Here is a railroad fencing plan sheet. If something else is wanted please email me.
Sometimes Cities install 6 ft powder coated chain link fence. Usually this is alright with the railroads.

Shrubs need to be short plants so that the traveling public, bikes, and pedestrians have proper sight distance in
approach to the crossing as well as when they look left to right. (sight triangle)

Railroad signs cannot be blocked by trees or shrubs. The & foot tall shrubs need to be replaced with low lying shrubs only
for lot 18.

A application is required for many reasons but one is because the driveway is being created within 100 feet of the tracks.
Per the rail diagnostic notes to avoid the frog in the rait the sidewalk must be hrought around it to cross the tracks. More
right of way would be necessary from lot 18 1o swing the sidewalk and make a 90 degree connection to cross the tracks.
See diagram below. The house/townhouse for lot 18 may need to be smaller to accommodate the additional sidewalk
spacing and sight distance needed to maneuver around the frog in the rail line.

A sidewalk ends sign and/or type Il barricade would be needed at the end of the sidewalk.

OAR 741-120-0020 The roadway approach at a distance of 30 feet minimum from the outside rail cannot be more than 3
inches lower or 3 inches higher than the top of the ralil.



The rail devices will need to be added to a stamped plan sheet. The rail devices will need to be added to a plan sheet
including the W10-1 advanced crossing sign, advanced warning pavement markings, crossbuck assemblies, stop bars,
tactile strips, width of sidewalk, lanes, planter strips, distance from front of tactile strips to center of nearest rail
dimensioned on the plans, etc. | can send an example plan sheet if you'd like.

Will the County be turning over ownership to the City? If so we'll need a copy of the transfer, otherwards the County will
have to file the rail crossing application with us. The application can be sent directly to me via email. Here is a link to the
application and the ODOT Rail and Public Transit Division’s website.
htips://www.oregon.gov/ODOT/Forms/20D0T/9202. pdf

https://www.oregon.gov/ODOT/RPTD/Pages/Rail-Forms.aspx

ORS 824.202 gives ODOT Rail and Public Transit Division authority to regulate railroad crossings.

ORS 824.204(2) states the Authority will need to go thru the crossing order application process.

OAR 741-100-0005 extends the state’s jurisdiction distance equal to the safe stopping distance.

OAR 741-100-0020(1) states the definition of “Alter” and includes installation of curbs, sidewalks, or bicycle facilities.
OAR 741-120-0020(2) discusses grade crossing construction and maintenance that the width of the crossing surface
(roadway}, including sidewalk, approaches to the crossing must follow thru the crossing.

It would also need tactile strips {truncated domes).

I — &' light rail
12'-8" freight rail
{(From center

of nearest rail)
{Typ.)

PLACEMENT AT RAIL CROSSING




One thing that can be written is they must work thru the rail crossing application process with the City, County, Railroad,
and ODOT Rait and Public Transit Division and meet all requirements before occupancy. That statement alone could
keep it short so that if we missed anything in this write up everyone is covered. I'll attach the diagnostic notes if you'd
like to review them.

If you'd like to talk more we can set up a short meeting over the phone. If you need to meet on site we can do this as
well,

Thank you,

Carrie Martin

ODOT Rail and Public Transit Division
Crossing Compliance Specialist
503-986-6801

From: Kristen Svicarovich <Kristen.Svicarovich@newbergoregon.gov>

Sent: Tuesday, January 7, 2020 12:43 PM

To: MARTIN Carrie A <Carrie. A.MARTIN @odot.state.or.us>

Subject: Newberg Land Use Decision: Riverlands PUD - 18 Unit Single Family Residential

Carrie-

I left you a voicemail this morning and wanted to follow-up with an email. You should have received the land use
application for the Riverlands Planned Unit Development (PUD). This development is located in Newberg, OR on river
street just north of the rail-line near the WestRock mill site. | am in the process of writing conditions of approval for this
development and wanted to get your input on ODOT requirements to include in the land-use decision. We had a rail
diagnostic meeting on 1/14/2019 concerning this development.

I need your conditions by January 10™ in order to get them incorporated in the land-use decision.

Here is a digital copy of the plans. Please let me know if you have not received a hard copy of their land use-application.
Thanks,

Kristen

Kristen Svicarovich, PE

City of Newberg

414 E. First Street

Newberg, Oregon 97132

503.537.1282
Kristen.Svicarovich@newbergoregon.gov

Helpful Links:

City of Newberg Online GIS Mapping

City of Newberg Municpal Code

City of Newberg Public Works Design and Construction Standards




Field Diagnostic Meeting
January 14, 2019
Newberg — S River St.
ODOT Crossing No. 40A-000.40, USDOT 858639D

The diagnostic was held for the above crossing location. The following were present:

Carrie Martin, ODOT Rail & Public Transit Division, Crossing Compliance Specialist,
Carrie.A.Martin@odot.state.or.us

John Brown, ODOT Rail

Tom Wiser, Wiser Rail (speaking on behalf of railroad)
Doug Rux, City of Newberg

Bill Anderson, Yambhill County

Jessica Cain, Del Boca Vista LLC

Cheryl Caines, City of Newberg

Kristen Svicavovich, City of Newberg

S

ODOT Rail discuss current rail order for 3 track crossing. Needs a 3 instead of 2 track on
each sign approach. Rail crossing not per current Order.

County concurred River St. is the public road authority.

City says 1.56 acres to be develops into 16 lots.

City says utilities will be underground.

ODOT Rail — Will need permits for utilities to cross railroad. Talk to railroad.

City says Blaine rail line franchise expired. Railroad will need to get approval from City
now. Same comments from previous College St meeting.

City says road will have 12 ft wide sidewalks from bypass south, 5 %2 ft sidewalk north of
the bypass.

Tom (speaking on behalf of railroad) — Sidewalk will need to be outside of frog in track
switch so it will be a bit wider than normal if tracks stay the same.

City- 3 options- 1-Stays as mill, 2-some commercial, some mixed employment,
commercial, residential, 3- balance to stay industrial — ¥ % mix employment. Same

comments from previous College St meeting.

10. City discuss wanting tall vegetation on east side of crossing to block view of mill.




11.

12,

13.
14.
15.

16.

17.
18.

19,
20.
21.

22.
23.

24,
25.

20.
27.

ODOT Rail discuss having low vegetation and fencing (highest approximately 3 ft tall)
near rail crossing for visibility at rail crossing. Will need sight triangles to show visibility.
QOutside visibility triangle can have higher vegetation.

County wants to preserve rail line for trolley possibility. Same comments from previous
College St meeting,

City — Wants a trolley stop by River St.

Rail built approx. 1885. Same comments from previous College St meeting.

City/ODOT Rail- Will hit the limit on threshold for rail crossing signalization. Same
comments from previous College St meeting.

City to collect fees for future rail crossing improvements. Same comments from previous
College St meeting.

City discuss adding new street parallel to tracks.

ODOT Rail — discussion about distance of new street from tracks will need to be
discussed. May need to be in a rail Order.

City — Multiuse pathway 12° wide by bypass paraliel to tracks.

Discuss quiet zone option. Discussion about 1° non-mountable median.

Tom- gates and lights need to be installed between sidewalk and curb. Same comments
from previous College St meeting.

City/County - Discuss transfer of road authority from County road to City road.

ODOT Rail — will need to know who road authority is if jurisdiction transfer takes place.
Road authority will need to sign rail crossing application.

ODOT Rail — Need to 2 Look signs (R15-8).

ODOT Rail — No sidewalks currently. If adding sidewalk will need rail crossing
application. Will need to continue thru the rail crossing. Cannot stop at tracks.

ODOT Rail will need rail crossing application and plans from City of Newberg.

460 acres possible development.
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City of Newberg
414 E, First Street
P.O. Box 970
Newberg, OR 97132

City Manager
{603) 538-9421
. (603) 538-5013 Fax

Community Development Department - Planning Division
P.O. Box 870 - 414 E. First Street - Newberg, Oregon 97132 - (503) 537-1240 - Fax (503) 537-1272

REFERRAL TO: Ken Friday, Yamhill County

The enclosed material has been referred to you for your information and comment. Any comments you wish to
make should be returned to the Community Development Department prior to January 10, 2020. Please
refer questions and comments fo Doug Rux.

NOTE: Full size plans are available at the Community Development Department Office. RF.
~CEIVED

APPLICANT: Del Boea Vista LLC
DEC 26 2019

REQUEST: Planned Unit Development for 18 lots - Riverlands

YAMHILL COUNTY PLANNING
SITE ADDRESS: 1303 S River Street, Newberg
LOCATION: River Street north of E Fourteenth Street & South of Newberg-Dundee Bypass
TAX LOT: R3229 02500
FILE NO: PUD19-0002
ZONE: R-2/RD

HEARING DATE: February 13, 2020

‘_/Reviewed; no conflict.
Reviewed; recommend denial for the following reasons:

Require additional information to review. (Please list information required)

Meeting requested.
Comments. (Attach additional pages as needed)

—T\\L horase  Mevhe \;\L«_L\i Mg G. k(\ﬁ“ g_ S\t&‘\\-ﬁ\r\ﬁ.
T conmansslom tate ol maad 4o loe Seind- e (nuf\{\/j
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Segrance Gty | enear AR
Reviewed By: Date:

"Working Together For A Better Community-Serious About Service"



Attachment 5: Public Comments

None.

“Working Together For A Better Community-Serious About Service"

Z:\MISC\WPSFILES\FILES.PUD (Planned Unit Dev Type3)\2019\PUD19-0002 Riverlands\Staff Reports\PC 3-12-20\Staff Report - PUD19-0002 Riverlands.docx



Attachment 6: Applicant Public Hearing Continuance Request

“Working Together For A Better Community-Serious About Service"

Z:\MISC\WPSFILES\FILES.PUD (Planned Unit Dev Type3)\2019\PUD19-0002 Riverlands\Staff Reports\PC 3-12-20\Staff Report - PUD19-0002 Riverlands.docx



Doug Rux

From: Mackenzie Davis <MacKenzie@dbvcorp.com>
Sent: Thursday, February 13, 2020 10:18 AM

To: Doug Rux

Subject: Re: Riverlands

Doug,

Thank you for your patience. Yes, | would like to continue the Riverlands PUD PC Hrg to the March 12th hearing. |
authorize the extension of the 120-day period by 60-days.

Thank you.

MacKenzie
503-550-1932

From: Doug Rux <Doug.Rux@newbergoregon.gov>
Sent: Thursday, February 13, 2020, 10:15 AM

To: Mackenzie Davis

Subject: Riverlands

MacKenzie,

Have you come to a final resolution if you want to continue the hearing tonight to March? if so | need your official
request and time extension.

Thanks

Doug Rux, AICP

Community Development Director
City of Newberg

0:503.537.1212

C: 503.550.4517
Doug.Rux@newbergoregon.gov




