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A. DESCRIPTION OF REQUEST: The City of Newberg, is proposing an urban renewal district 

within a 600 acre area of Newberg generally described as the downtown area, Riverfront Master 

Plan area and connecting roadways of S Blaine Street and S River Street. Attachment 1 is a map 

of the proposed Newberg Urban Renewal Area. 

B. PROCESS:  ORS 457.089(1) requires that an urban renewal plan and accompanying report 

has to be determined to be in conformance with the Newberg Comprehensive Plan and 

Yamhill County Comprehensive Plan. The Planning Commission will hold a legislative 

hearing on the application.  The Commission makes a determination of compliance listed in 

findings. The Planning Commission’s determination is forwarded to the City Council, who 

will hold a legislative public hearing and render a final decision on the Urban Renewal Plan 

and accompanying Report and compliance with the Newberg Comprehensive Plan and 

Yamhill County Comprehensive Plan. Important dates related to this request are as follows: 

1. 7/20/20: The Newberg City Council accepted the Newberg Urban 

Renewal Feasibility Study on July 20, 202 by Resolution No. 

2020-3685. 

2. 8/17/20: The Newberg City Council formed the Newberg Urban Renewal 

Agency and declared blight conditions exist by Ordinance No. 

2020-2865. 

3. 5/24/21: The Ad Hoc Urban Renewal Citizens Advisory Committee 

recommended the Newberg Urban Renewal Plan and Report be 

forwarded to the Newberg Urban Renewal Agency for referral to 

taxing districts and to the Newberg City Council for adoption. 

4. 6/7/21:   The Newberg Urban Renewal Agency referred the Newberg 

Urban Renewal Plan and Report to Taxing Districts via 

Resolution No. 2021-02. 

5. 6/23/21:  The Newberg Graphic published notice of the Planning 

Commission hearing on conformance with the Newberg 

Comprehensive Plan and notice was posted in four public 

places. 

6. 7/7/21:   The Newberg Graphic published notice of the Planning 

Commission hearing on conformance with the Newberg 

Comprehensive Plan and Yamhill County Comprehensive Plan 

and notice was posted in four public places. 

7. 7/8/21: The Planning Commission opened the hearing and took 

testimony on the Newberg Comprehensive Plan conformance 

and continued the hearing to July 22, 2021. 

8. 7/22/21: The Planning Commission will hold a legislative hearing to 

consider the request of the Urban Renewal Plan conformance 

with the Newberg Comprehensive Plan and Yamhill County 

Comprehensive Plan. 
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C. PUBLIC COMMENTS: As of the writing of this report, the city has received thirteen letters 

of support for the Newberg Urban Renewal Plan that are included as Attachment 2. 

D. ANALYSIS: 

 Summary: 

 

The Planning Commission is being asked to make a recommendation to the City Council 

regarding the Council’s consideration and adoption of the proposed Newberg Urban Renewal 

Plan (Plan), Exhibit “A” and accompanying Report, Exhibit “B”.  

 

The focus of the Planning Commission’s review and recommendation is the conformance of 

the Plan with the Newberg Comprehensive Plan and Yamhill County Comprehensive Plan. 

This action does not require a public hearing but has been noticed as a public hearing for 

transparency purposes, and the Planning Commission is not being asked to approve the Plan 

and accompanying Report, but rather make a recommendation to the City Council on the 

conformance with the Newberg Comprehensive Plan and Yamhill County Comprehensive 

Plan and a recommendation on adoption of the Newberg Urban Renewal Plan.  The Planning 

Commission recommendation will be shared with the Yamhill County Board of 

Commissioners in their consideration of a resolution approving the Newberg Urban Renewal 

Plan. 

 

The Yamhill County Board of Commissioners review of the Newberg Urban Renewal Plan is 

established by ORS 457 as follows: “457.105 Approval of plan by other municipalities. In 

addition to the approval of a plan by the governing body of the municipality under ORS 457.095, 

when any portion of the area of a proposed urban renewal plan extends beyond the boundaries of 

the municipality into any other municipality and, in the case of a proposed plan by a county 

agency, when any portion of such area is within the boundaries of a city, the governing body of 

the other municipality may approve the plan and may do so by resolution, rather than by 

ordinance. A proposed plan for an urban renewal area which is wholly within the boundaries of a 

city, or which is wholly within the boundaries of a county and does not include any area within 

the boundaries of a city, must be approved only by the governing body of the municipality in 

accordance with ORS 457.095.” 

 

There are no explicit review criteria for a Planning Commission for the review of an urban 

renewal plan. The Oregon Revised Statute (ORS) ORS 457.089(1) states that “An urban 

renewal plan and accompanying report shall be forwarded to the planning commission of the 

municipality for recommendations, prior to presenting the plan to the governing body of the 

municipality for approval under ORS 457.095”. The generally accepted practice is for the 

Planning Commission to provide input on the relationship of the Plan to the Local Goals and 

Objectives (Section XIII of the Plan), and particularly to its conformance to the City of 

Newberg Comprehensive Plan, and in this case the Yamhill County Comprehensive Plan as a 

portion of the Plan (approximately 244 acres) is outside of the city limits but within the urban 

growth boundary. 

 

 Background: 

 

The City of Newberg has been engaged since January 2020 evaluating establishing an urban 
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renewal program. On July 20, 2020 the City Council accepted the Newberg Urban Renewal 

Feasibility Study and directed staff to prepare for City Council consideration the appropriate 

documentation to establish an urban renewal agency by Resolution No. 2020-3685. 

 

On August 17, 2020 the City Council adopted Ordinance No. 2020-2865 declaring that blighted 

areas exist within the City of Newberg, recognizing the need for an urban renewal agency to 

function in the City of Newberg, and providing for the exercise of the agency's powers by the City 

Council of the City of Newberg. This action created Section 2.40 Urban Renewal Agency in the 

Newberg Municipal Code. 

 

The Ad Hoc Urban Renewal Citizens Advisory Committee (CAC) has been meeting since 

October 2020 with assistance from Elaine Howard Consulting, LLC and city staff to prepare an 

Urban Renewal Plan and accompanying Report in conformance with ORS 457. The CAC has met 

eight (8) times in preparing the Plan and Report. The CACs final meeting was held on May 24, 

2021. They unanimously voted to recommend the Newberg Urban Renewal Plan and Report be 

forwarded to the Newberg Urban Renewal Agency for referral to taxing districts, and to the 

Newberg City Council for adoption. 

 

On June 7, 2021 the Newberg Urban Renewal Agency referred the Newberg Urban Renewal 

Plan and Report to Taxing Districts via Resolution No. 2021-02. That official notice was 

distributed on June 9, 2021. Staff and our consultant are in process of meeting with the taxing 

districts. Comments from the taxing districts are due by July 26, 2021 in accordance with ORS 

457.089(2)(b). 

 

Relationship to Newberg Comprehensive Plan Local Goals and Objectives: 

 

The Newberg Urban Renewal Plan (Plan) relates to local planning and development objectives 

contained within the Newberg Comprehensive Plan, Newberg Transportation Systems Plan, 

Newberg Water Master Plan, Newberg Wastewater Master Plan, Newberg Stormwater Master 

Plan and Newberg Municipal Code Title 15 Development Code. 

 

Section XIII of the Plan (Exhibit “A”) describes the purpose and intent of the Comprehensive 

Plan, the particular goals and policies within the Comprehensive Plan to which the proposed 

Plan relates, and an explanation of how the Plan relates to these goals and policies. The 

numbering of the goals, policies, and implementation strategies will reflect the numbering that 

occurs in the original document. Italicized text is text that has been taken directly from an 

original planning document. The Comprehensive Plan designations are shown in Figure 2 of 

the attached Plan (Exhibit “A”). The proposed land uses conform to Figure 2, the 

comprehensive plan designations and the maximum densities and building requirements can 

be found in Title 15 Newberg Development Code. 

 

This is not a comprehensive list of all parts of the Newberg Comprehensive Plan that are 

supported by this Plan. This list includes the major Goals and Policies from the 

comprehensive plan that are in conformance with the urban renewal plan, however, there may 

be other Goals and Policies that are not listed, but are still in conformance with this Plan. 

Exhibit “C” contains the findings related to Newberg Comprehensive Plan conformance. 
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Relationship to Yamhill County Comprehensive Plan Local Goals and Objectives: 

 

The Newberg Urban Renewal Plan (Plan) relates to local planning and development objectives 

contained within the Yamhill County Comprehensive Plan, Yamhill County Transportation 

Systems Plan, and Grow Yamhill County – Yamhill County Economic Development Plan. 

 

This is not a comprehensive list of all parts of the Yamhill County Comprehensive Plan that 

are supported by this Plan. This list includes the major Goals and Policies from the 

comprehensive plan that are in conformance with the urban renewal plan, however, there may 

be other Goals and Policies that are not listed, but are still in conformance with this Plan. 

Exhibit “C” contains the findings related to Yamhill County Comprehensive Plan 

conformance as well as the Yamhill County Transportation System Plan and Grow Yamhill 

County – Yamhill County Economic Development Plan. 

 

PRELIMINARY STAFF RECOMMENDATION:  The preliminary staff recommendation is made 

in the absence of public hearing testimony, and may be modified subsequent to the close of the public 

hearing. At this writing, staff recommends the following motion: 

Move to adopt Planning Commission Resolution 2021-373, which the Newberg Planning 

Commission finds, based upon the information provided in the staff report and the provided 

exhibits and attachments, that the Newberg Urban Renewal Plan conforms with the Newberg 

Comprehensive Plan and Yamhill County Comprehensive Plan. The Planning Commission 

further recommends the Newberg Urban Renewal Plan be adopted by the City Council. 
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PLANNING COMMISSION RESOLUTION 2021-373 

 

 A RESOLUTION DETERMINING THE NEWBERG URBAN RENEWAL PLAN AND 

ACCOMPANYING REPORT IS IN CONFORMANCE WITH THE NEWBERG 

COMPREHENSIVE PLAN AND YAMHILL COUNTY COMPREHENSIVE PLAN 

RECITALS 

1. The Newberg City Council accepted the Newberg Urban Renewal Feasibility Study on July 

20, 2020 by Resolution No. 2020-3685. 

2. The Newberg City Council formed the Newberg Urban Renewal Agency and declared blight 

conditions exist by Ordinance No. 2020-2865 on August 17, 2020. 

3. The Ad Hoc Urban Renewal Citizens Advisory Committee recommended the Newberg Urban 

Renewal Plan and Report be forwarded to the Newberg Urban Renewal Agency for referral to 

taxing districts and to the Newberg City Council for adoption on May 24, 2021. 

4. The Newberg Urban Renewal Agency referred the Newberg Urban Renewal Plan and Report 

to Taxing Districts via Resolution No. 2021-02 on June 7, 2021. 

5. After proper notice, the Newberg Planning Commission opened a legislative hearing on July 

8, 2021 to consider the Urban Renewal Plan’s conformance to the Newberg Comprehensive 

Plan.  The Commission heard testimony and continued the hearing to July 22, 2021. 

6. After proper notice, the Newberg Planning Commission opened a legislative hearing on July 

22, 2021 to consider the Yamhill County Comprehensive Plan conformance with the Newberg 

Urban Renewal Plan. 

7. The Newberg Planning Commission finds that the Newberg Urban Renewal Plan meets the 

applicable criteria from ORS 457.089(1), and the goals and policies of the Newberg 

Comprehensive Plan and Yamhill County Comprehensive Plan as shown in Exhibits “A”, 

“B”, and “C”. 

The Newberg Planning Commission hereby resolves as follows: 

1. The Planning Commission finds, based upon the information provided in the staff report and 

the provided Exhibits “A” and “B” that the Newberg Urban Renewal Plan conforms with the 

Newberg Comprehensive Plan and Yamhill County Comprehensive Plan. 

2. This recommendation is based on the staff report, Exhibit “A” Newberg Urban Renewal Plan, 

Exhibit “B” Urban Renewal Report, and Exhibit “C” Findings and by this reference are 

incorporated. 
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3. The Planning Commission recommends the Newberg City Council adopt the Newberg Urban 

Renewal Plan. 

Adopted by the Newberg Planning Commission this 22nd day of July, 2021. 

        ATTEST: 

 

Planning Commission Chair     Planning Commission Secretary 

 

 

List of Exhibits: 

 Exhibit “A”:  Newberg Urban Renewal Plan 

 Exhibit “B”:  Newberg Urban Renewal Report 

 Exhibit “C”:  Findings 
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Exhibit “A” to Planning Commission Resolution 2021-373 

Newberg Urban Renewal Plan 



  

 

 

Newberg Urban  Renewal Plan  
 

This docum en t rem ains draft un til e ithe r the  Yam hill County vote  on  approval of the  
Newberg Urban Renewal Plan  due  to  un incorporated  prope rties or the  City Council 

adoption  of the  Newberg Urban Renewal Plan . 
 

 

 

 

 

 

 

 

 

 

EXHIBIT "A"
Resolution No. 2021-373



Newberg Urban Renewal Plan  

Adopted  by the  City of Newberg 

August 16, 2021 

Ordinance  No. 2021 - 

If Am endm ents a re  m ade  to  the  Plan , the  Resolu tion  or Ordinance  Num ber and  da te  will 
be  listed  here . The  am endm ent will be  incorpora ted  in to  the  Plan  and  noted  through  a  
footnote . 

Th is Plan  was a lso  approved by Yam hill County by Resolu tion  No. ____ on  _____ as the re  are  
un incorpora ted  propertie s in  the  Area .  
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I. DEFINITIONS 
“Agency” m eans the  Newberg Urban  Renewal Agency. Th is Agency is re sponsib le  for 
adm in istration  of the  urban  renewal p lan . 

“Area” m eans the  propertie s and  righ ts-of-way located  with  the  Newberg Urban Renewal 
Boundary. 

“Bligh t” is de fined  in  ORS 457.010(1)(A-E) and identified  in  the  ord inance  adopting the  
u rban  renewal p lan .  

“Board  of Com m issioners” m eans the  Yam hill County Board  of Com m issioners.  

“City” m eans the  City of Newberg, Oregon.  

“City Council” or “Council” m eans the  Newberg City Council. 

“Com prehensive  Plan” m eans the  City of Newberg com prehensive  land  use  p lan  and  it’s 
im plem en ting ord inances, po licies, and  standards.  

“County” m eans Yam hill County, Oregon.  

“Fisca l year ending” m eans the  year com m encing on  Ju ly 1 and  closing on  June  30 of the  
next year. 

“Frozen  base” m eans the  tota l asse ssed  va lue  including a ll rea l, pe rsona l, m anufactured , 
and  u tility va lues with in  an  u rban  renewal area  a t the  tim e  of adoption . The  County 
Assessor certifies the  asse ssed  va lue  a fte r the  adoption  of an  u rban  renewal p lan .  

“Increm en t” m eans that part of the  assessed  value  of a  taxing d istrict a ttributable  to  any 
increase  in  the  asse ssed  va lue  of the  prope rty loca ted  in  an  urban  renewal area, or 
portion  thereof, ove r the  asse ssed  va lue  specified  in  the  certified  sta tem ent. 

“Maxim um  indebtedness” m eans the  am oun t of the  principa l of indebtedness included  
in  a  p lan  pursuant to  ORS 457.190 and  does not include  indebtedness incu rred  to  re fund 
or re finance  existing indebtedness. 

“ORS” m eans the  Oregon  Revised  Statu tes. Chapter 457 specifica lly re la te s to  u rban  
renewal. 

“Plann ing Com m ission” m eans the  Newberg Plann ing Com m ission .  

“Revenue  sharing” m eans under-levying tax increm ent proceeds to  e ffective ly share  a  
portion  of the  revenue  with  the  o the r taxing d istricts who levy pe rm anent ra te  taxes in  
the  u rban  renewal area as de fined  in  ORS 457.470. 
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“Tax increm ent financing (TIF)” is a  m ethod of funding u rban  renewal pro jects and  
program s through incurring debt that is  repa id by the  d ivision  of taxes accom plished  
through  the  adoption  of an  u rban  renewal p lan .  

“Tax increm ent finance  revenues” m eans the  funds a lloca ted  by the  asse ssor to  an  
u rban  renewal area due  to  increases in  assessed  va lue  over the  frozen  base  with in  the  
a rea.  

“UGB” m eans urban  growth  boundary. 

“Urban renewal a rea  (URA)” m eans a  b lighted  area  included in  an  u rban  renewal p lan  or 
an  area  included in  an  u rban  renewal p lan  unde r ORS 457.160. 

“Urban renewal p lan” or “Plan” m eans a  p lan , as it  exists or is  changed or m odified  from  
tim e  to  tim e, for one  or m ore  urban  renewal areas, as provided  in  ORS 457.085, 457.095, 
457.105, 457.115, 457.120, 457.125, 457.135 and 457.220. 

“Urban renewal pro ject” or “Project” m eans any work or undertaking carried  out unde r 
ORS 457 in  an  urban  renewal area. 

“Urban renewal report” or “Report” m eans the  officia l report that accom pan ie s the  urban  
renewal p lan  pursuan t to  ORS 457.087.  

  



3 |  N e w b e r g  U r b a n  R e n e w a l  P l a n  

 

II. INTRODUCTION  
A. Pla n  Ove rvie w  

The  City of Newberg has spen t the  last severa l years com ple ting p lann ing to  se t the  
stage  for an  urban  renewal p lan  wh ich  is a  key im plem enta tion  tool. The  City updated  a ll 
in frastructure  m aste r p lans. The  update s to  the  Transporta tion  System  Plan , Waste r 
Maste r Plan , Wastewate r Master Plan   were  techn ica l update s that consisted  of 
addendum s to  the  current m aste r p lans. and  the  Newberg Com prehensive  Plan . In  
addition , the  City prepared   the  Riverfron t Maste r Plan  and  the  Downtown Im provem ent 
Plan . Newberg has a lso  com ple ted  the  A NewBERG Vision , and  the  Newberg Econom ic 
Deve lopm en t Strategy, Newberg Strategic Tourism  Plan , Newberg Housing Needs 
Analysis, Newberg Econom ic Opportun ity Analysis, and  the  Urban Renewal Feasib ility 
Study. All of th is p lann ing has led  to  the  form ation  of the  Newberg Urban  Renewal 
Agency (Agency) and  the  preparation  of the  Newberg Urban  Renewal Plan  (Plan ).  

Opportun ity for public input was provided  for each  p lann ing docum ent used  as a  basis 
for th is u rban  renewal p lan . The  City a lso  convened an  Ad Hoc Urban  Renewal Citizens 
Advisory Com m ittee  (CAC) com prised  of represen tatives of the  Newberg City Council,  
Chehalem  Park and  Recreation  District, Tua latin  Valley Fire  and  Rescue  (TVF&R), 
Newberg School District,  Chehalem  Valley Cham ber of Com m erce , business owners and  
com m unity m em bers. The  CAC provided  input on  the  boundary, proposed  pro jects and  
finances for the  u rban  renewal a rea . The   Citizens Advisory Com m ittee  m et fourteen  
tim es and  at the ir last m ee ting on  May 24, 2021 unan im ously approved the  pro jects in  
the  Plan  and  unan im ously recom m ended the  Newberg Urban Renewal Plan  and  Report 
be  forwarded  to  the  Newberg Urban  Renewal Agency for re fe rra l to  taxing d istricts and  
to  the  Newberg City Council for adoption . 

Materia ls were  posted  on line  during the  feasibility study phase  of the  pro ject including a   
se rie s of videos to  expla in  urban  renewal. The  brie fings a t the  City Council and  Plann ing 
Com m ission  have  been  open  public m eetings. Additiona l opportun tie s for public input 
were  a t an  on line  Open  House  on  April 7, 2021, the  Newberg Urban  Renewal Agency 
(Agency) m eeting on  June  7, 021, Newberg Plann ing Com m ission  m eeting on  Ju ly 8, 2021 
and  the  Newberg City Council public hearing on   August 2, 2021. The  City Council public 
hearing was noticed  to  a ll p roperty owners in  the  City of Newberg  and m ailed  to a ll 
p roperty owners ou tside  the  city lim its but with in  the  u rban  renewal area .  

The  Newberg 2021 Urban  Renewal Plan  Area  (Area), shown  in  Figu re  1, consists of 
approxim ate ly 599.73 to ta l acre s: 452 acres of land  in  tax lo ts and  147.73 acre s of public 
rights-of-way.  It is  an ticipa ted  that the  Plan   will take  th irty years of tax increm ent 
co llections to  im plem ent. The  m axim um  am oun t of indebtedness tha t m ay be  issued  for  
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the  Plan  is $106,400,000 (One  Hundred  Six Million  Four Hundred  Thousand dollars). 
De ta iled  financia l ana lysis is  in  the  Report accom panying the  Newberg Urban Renewal 
Plan  . 

De ta iled  goa ls and  objectives deve loped for the  Plan  a re  in tended to  guide  tax 
increm ent finance  (TIF) revenue  investm ent in  the  Area  over the  life  of the  Plan . The  
pro ject category descrip tions and  list o f pro jects are  sim ila rly in tended to  a id  fu ture  
decision  m akers when  conside ring how best to  expend TIF revenue . The  Plan  is to  be  
adm in iste red  by the  Agency. Substantia l am endm ents to  the  Plan  m ust be  approved by 
City Council as outlined  in  Section  VII. All am endm ents to  the  Plan  are  to  be  listed  
num erica lly on  the  inside  of the  fron t page  of the  Plan  and  then  incorpora ted  in to  the  
Plan  docum ent and  noted  by footnote  with  an  am endm ent num ber and  adoption  date .  

The  re la tionsh ip  be tween  the  sections of the  Plan  and  the  ORS 457.085 requ irem ents is 
shown  in  Table  1. The  specific re fe rence  in  the  tab le  be low is the  section  of th is Plan  that 
prim arily addresses the  sta tu tory re ference . The re  m ay be  o the r sections of the  Plan  
that a lso  address the  sta tu te .  

Ta b le  1 - St a t u t o ry Re fe r e n ce s 

Statu tory Requ irem ent  Plan  Section  

ORS 457.085(2)(a) V, VI 

ORS 457.085(2)(b) V, VI 

ORS 457.085(2)(c) XIV 

ORS 457.085(2)(d) XIII 

ORS 457.085(2)(e ) XIII 

ORS 457.085(2)(f) IX 

ORS 457.085(2)(g) VIII 

ORS 457.085(2)(h ) III 

ORS 457.085(2)(i) VII 

ORS 457.085(2)(j) Not applicable  
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B. Urba n  Re n e w a l Ove rvie w  

Urban renewal a llows for the  use  of tax increm ent financing, a  funding source  that is  
un ique  to  u rban  renewal, to  fund its  pro jects. Tax increm ent revenues - the  am oun t of 
property taxes gene ra ted  by the  increase  in  tota l asse ssed  va lues in  the  urban  renewal 
a rea  from  the  tim e  the  u rban  renewal area is first estab lished  - a re  used  to  repay 
borrowed funds. The  borrowed funds are  used  to  pay for urban  renewal pro jects and  
cannot exceed  the  m axim um  indebtedness am ount se t by the  urban  renewal p lan .  

The  purpose  of u rban  renewal is to  im prove  specific areas of a  city that a re  poorly 
deve loped or underdeve loped, ca lled  b ligh ted  a reas in  Oregon  Revised  Statu te s (ORS) 
457.010. These  a reas can  have  o ld  or de te riora ted  bu ild ings, public spaces tha t need  
im provem ents, stree ts and  u tilitie s in  poor condition , a  com ple te  lack of stree ts and  
u tilitie s a ltoge the r, o r other obstacle s to  deve lopm en t. In  genera l, u rban  renewal 
pro jects can  include  construction  or im provem ent of stree ts, u tilitie s, and  other public 
facilitie s; assistance  for rehabilita tion  or redeve lopm ent of property; acqu isition  and  re-
sa le  of property (site  assem bly) from  willing se lle rs; and  im provem ents to  public spaces. 
Th is Area m eets the  de fin ition  of b light due  to its transportation  system  in frastructure  
de ficiencies, u tility in frastructure  de ficiencie s, and  unde rdeve loped  and  undeve loped 
propertie s. These  b ligh ted  conditions are  specifica lly cited  in  the  ord inance  adopting the  
Plan  and  described  in  de ta il in  the  Report. 

The  Report conta ins the  in form ation  requ ired  by ORS 457.087, including:  

• A descrip tion  of the  physica l, socia l, and  econom ic conditions in  the  a rea ; 
• Expected  im pact of the  Plan , including fisca l im pact in  ligh t of increased  

se rvices; 
• Reasons for se lection  of the  Plan  area; 
• The  re la tionsh ip  be tween  each  pro ject to  be  undertaken  and the  existing 

conditions; 
• The  estim ated  tota l cost of each  pro ject and  the  source  of funds to  pay such  

costs; 
• The  estim ated  com ple tion  da te  of each  pro ject; 
• The  estim ated  am oun t of funds requ ired  in  the  Area and  the  an ticipa ted  year 

in  wh ich  the  debt will be  re tired; 
• A financia l ana lysis of the  Plan ; 
• A fisca l im pact sta tem en t that estim ate s the  im pact of tax increm en t financing 

upon  a ll en titie s levying taxes upon  property in  the  area; and 
• A re location  report. 
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III. MAXIMUM INDEBTEDNESS 
Maxim um  indebtedness is the  am oun t of indebtedness secu red  by a  p ledge  of tax 
increm ent revenue  that can  be  spent on  pro jects, p rogram s and adm inistration  
throughout the  life  of the  Plan . The  m axim um  am oun t of indebtedness tha t m ay be  
issued  or incu rred  under the  Plan , based  upon  good fa ith  e stim ate s of the  scope  and  
costs of pro jects in  the  Plan  and  the  schedu le  for the ir com ple tion  is $106,400,000 (One  
Hundred  Six Million , Four Hundred  Thousand Dolla rs). Th is am ount is the  principa l of 
such  indebtedness and  does not include  in te rest or indebtedness incurred  to  re fund or 
re finance  existing indebtedness or in te rest earned  on  bond proceeds.  
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IV. PLAN GOALS 
The  goa ls of the  Newberg Urban  Renewal Plan  com e  d irectly from  existing publicly 
ve tted  and  City Council adopted docum ents.  A NewBERG Com m unity Vision  provides an  
overa ll vision  for the  city of Newberg iden tified  as Goals A and B be low.  The  City of 
Newberg Rive rfront Master Plan  provides the  goa ls for the  Riverfron t, Goal C. The  City of 
Newberg Downtown  Im provem en t Plan  provides goa ls for the  Downtown, Goal D. The  
u rban  renewal p lan  is an  im plem en tation  tool to  enable  the  city to  unde rtake  pro jects 
a lready iden tified  in  these  docum en ts and  in  the  City of Newberg Maste r Plans with in  
the  u rban  renewal area. There  a re  m any other Newberg p lann ing docum ents tha t 
provide  support to  the  pro jects iden tified  in  th is Plan . Those  are  reviewed in  Chapter XII 
of th is Plan .  
The  goa ls of the  Plan  repre sen t its  basic in ten ts and  purposes. Accom panying each  goa l 
a re  objectives, wh ich  genera lly describe  how the  Agency in tends to  achieve  each  goa l. 
The  u rban  renewal pro jects identified  in  Sections V and VI of the  Plan  a re  the  specific 
m eans of m eeting the  objectives. The  goa ls and objectives will be  pursued  as 
econom ica lly as is  feasib le  and  at the  d iscre tion  of the  Agency. The  goa ls and  objectives 
a re  not listed  in  any orde r of im portance  or priority. A m atrix of how the  pro jects a lign  
with  the  goa ls and  objectives is shown  in  Table  2.  

Goal A:  ECONOMIC DEVELOPMENT  

Goal 1. Enhance  industria l deve lopm ent capabilitie s and  opportun ities 

• Reten tion  and  expansion  of existing industria l businesses 
• Recru itm ent of traded  sector com pan ie s 
• Ensure  adequate  u tilities (water, sewer, storm   dra inage , e lectricity, natu ra l 

gas and  te lecom m unications) to  support industria l growth  
• Im prove  transportation  access for industria l land 

Goal 2. Enhance  com m ercia l deve lopm en t capabilitie s and opportun itie s 

• Redeve lop  vacan t and  underutilized  com m ercial/re ta il site s 
• Support crea tion  of new re ta il/com m ercia l businesses 

Goal 4: Com ple te  funding, adm in istra tive , and  organ iza tiona l actions for Newberg 
Downtown  Im provem en t Plan  

• Create  an  Urban  Renewal District 

Goal B:  LIVABILITY & DEVELOPMENT 

Goal 1. Blend the  bu ilt environm en t with  surrounding na tura l landscape  

Goal 2. Im prove  m ulti-m odal transportation   
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• Com ple te  ADA Spot Im provem en t Program  projects for Prim ary Critica l 
Rou te s to  im prove  walkability in  accordance  with  the  Newberg 
Transporta tion  System  Plan  

• Com ple te  b icycle  lanes and  lane  treatm en ts a long p lanned route s 
e stab lished  by the  Newberg Transportation  System  Plan  

Goal 4. Com ple te  Downtown  Im provem en t Plan  

• Im plem ent First Stree t im provem ent pro jects 
• Im plem ent West End/Mill District Pro ject 
• Im plem ent Second Stree t Mixed-use  District Pro jects 
• Im plem ent Cata lyst Deve lopm en t Pro jects 

Goal 5.  Im prove  In frastructure  

• Increase  the  supply of industria l and  com m ercia l/re ta il land 
• Ensure  adequate  u tilities (water, sewer, storm   dra inage , e lectricity, natu ra l 

gas and  te lecom m unications) to  support industria l growth  
• Im prove  transportation  access for industria l land 

Goal C:  RIVERFRONT AREA 

Goal 1. Provide  a  m ix of land  uses: public, re sidentia l, com m ercia l/m ixed use , and  
industria l. 

Goal 2. Plan  for a  m ulti-m odal transportation  ne twork to provide  access and  
connections to  the  rest of the  city, e specia lly Downtown  Newberg. 

Goal 3. Pre serve  open  space  and  incorpora te  na tura l featu re s as part of the  
riverfront’s strong sense  of p lace . 

Goal D:  DOWNTOWN AREA 

Goal 1. Downtown  will be  a  vibran t, inviting, and  fun  destination  for those  com ing 
from  near and  fa r. 

Goal 2. Downtown  stree ts will be  pedestrian-friendly and  safe  for a ll m odes of 
transportation .  

Goal 3. Downtown  will be  the  cente r for public life  – a  p lace  to  shop, work, visit, 
ga the r and  p lay.  

Goal 4. Downtown  will have  increased  density, a  d ive rse  m ix of businesses and  a  
broad  range  of p laces in  wh ich  to  live .  

Goal 5. Downtown  will be  easy to  naviga te  through  attractive , e ffective  signage  and 
physica l connections be tween  activity cente rs and  d istricts  

Goal 6. Downtown  will have  a  varie ty of easy-to  find  parking options 
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Goal 7. Downtown  will have  the  appropria te  type  and  leve l of in frastructu re  to 
support the  envisioned  fu ture  type , m ix and  in tensity of uses 

Goal E:  ADMINISTRATION  

Goal 1. Provide  for the  adm in istration  of the  urban  renewal p lan . 

Ta b le  2 – Re la t ion sh ip  o f Pro je ct s  t o  Ne w b e rg Urba n  Re n e w a l Pla n  Goa ls  

Pro ject Category   Goals 

Transporta tion    A,B,C,D 

In frastructu re   A,B,C,D 

Rive rfront Tra ils A,B,C 

Utility Undergrounding  A,B,C,D 

Acqu isition   A 

Adm in istration   A,B,C, D, E 

 

V. URBAN RENEWAL PROJECT CATEGORIES 
The  pro jects with in  the  Area  fa ll in to  the  fo llowing categorie s. The  pro ject lists a re  
separated  in to  specific geograph ica l sub  areas in  the  u rban  renewal area  as shown  in  
Figure  4 through  Figure  11. 

A. Pu b lic Tra n spor t a t ion  

B. In fra st ru ct u re  

C. Rive r fron t  Tra ils  

D. Un d e rgrou n d in g Ut ilit ie s  

E. Acq u is it ion / Disp os it ion  

F. Ad m in is t r a t ion  
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Figu re  1  – Ne w b e rg Urb a n  Re n e w a l Pla n  Are a  Bou n d a ry
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Figu re  2 - Ne w b e rg Urb a n  Re n e w a l Pla n  Are a  Bou n da ry Sh ow in g Un in corp ora t e d  
Prop e r t ie s  
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Figu re  3 - Urb a n  Re n e w a l Bou n d a ry w it h  Su b -Are a s 
 

 

Source : City of Newberg  
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VI.   URBAN RENEWAL PROJECTS   
Urban renewal pro jects au thorized  by the  Plan  a re  described  be low. They are  not listed  
in  any priority order. The  Agency will de te rm ine  the  orde r of the  pro jects and  m ay add 
and  rem ove  pro jects in  the  fu ture  th rough the  am endm ent process defined  in  Section  
VII of th is Plan . The  pro jects identified  for the  Area  are  described be low, including how 
they re late  to  the  existing conditions in  the  Area .  

A. Su b-Are a  A Rive r fron t : 

1. Pu b lic Tra n spor t a t ion  a n d  In fr a s t ru ct u re  

a) E Fourteenth  Stree t Extension  – S River Stree t to  NE Dog Ridge  Road. Includes 
stree t, curb , sidewalk, storm , water. New stree t to  m ee t City of Newberg 
standards. 

b ) E Industria l Stree t from  E Fourteenth  Stree t extension  to  NE Wynooski Road. 
Includes stree t, curb , sidewalk, storm , water, wastewater. New stree t to  m ee t 
City of Newberg standards. 

c) NE Wynooski  Stree t from  Bypass to  NE Dog Ridge  Road.  Includes stree t, 
curb , sidewalk, storm . Th is is  curren tly a  Coun ty Road. Im provem ents to  
existing road  to  m eet City of Newberg standards.  

2. Rive r fron t  Tra ils  

a ) Esplanade  south  of Mill Urban  Multi-Use  Tra il.  
 

 Figu re  4 – Su b -Are a  A Tra n sp or t a t ion , a n d  In fr a s t ru ct u re  a n d  Tra ils  

  
Source : City of Newberg  
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B. Su b-Are a  B Rive r fron t : 

1. Pu b lic Tra n spor t a t ion  a n d  In fr a s t ru ct u re  

a) S Rive r Stree t Im provem ents – Bypass to  Rogers Landing Road. Includes 
stree t, curb , sidewalk, storm , water, wastewater To m ee t City of Newberg 
standards. South  of E Th irteen th  th is is  curren tly a  County road.  

b ) Rail crossing im provem ents No. 40A-000.40 at S Rive r Stree t to  m ee t ODOT 
Rail requ irem en ts for fu ture  deve lopm ent. 

c) E Fourteenth  Stree t - S College  Stree t to  S River Stree t. Includes stree t, curb , 
sidewalk, storm , water. Th is is cu rrently a  County road . Im provem ents to  
existing road  to  m eet City of Newberg standards.  

2. Rive r fron t  Tra ils  

a ) S Rive r Stree t to  S College  Stree t – Urban  Multi-Use  Tra il 
b ) Esplanade  west of S Rive r Stree t - Urban  Multi-Use  Tra il  

 

Figu re  5 – Su b -Are a  B Tra n sp or t a t ion  a n d  In fra s t ru ct u re  

 
Source : City of Newberg 
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C. Su b-Are a  C Rive r fron t  

1. Wa st e w a t e r  

a ) Rive rfront Lift Station . Th is pro ject includes the  fo llowing m ain line  pro jects 
from  the  Wastewate r Master Plan  to  address the  lack of wastewate r 
in frastructure  in  th is a rea . 
i) Force  Main  B1 
ii) Gravity Main  B4 
 

Figu re  6 - Su b -Are a  C - Wa st e w a t e r  Pro je ct s  

Source : City of Newberg 
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D. Su b-Are a  D Rive r fron t : 

1. Pu b lic Tra n spor t a t ion  a n d  In fr a s t ru ct u re  

a) S Bla ine  extension  - E Nin th  Stree t to  S College  Stree t.  Includes stree t, curb , 
sidewalk, storm . New stree t to  m ee t City of Newberg standards. Alignm ent to  
be  genera lly ad jacen t to  the  existing ra ilroad . 

b ) S College  Stree t – E Ninth  Stree t to  E Fourteen th  Stree t. Includes stree t, curb , 
sidewalk, storm . Th is is  curren tly a  County road. Im provem en ts to  existing 
road  to m ee t City of Newberg standards.   

c) Rail crossing im provem ents No. 40A-000.60 at S College  Stree t to  m ee t ODOT 
Rail requ irem en ts for fu ture  deve lopm ent.   

 

Figu re  7– Su b-Are a  D Tra n sp or t a t ion  a n d  In fr a st ru ct u re  

 
Source : City of Newberg 
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E. Su b-Are a  E Rive r fron t : 

1. Pu b lic Tra n spor t a t ion  a n d  In fr a s t ru ct u re  

a) S Rive r Stree t im provem ents  -  E Nin th  Stree t to  Bypass.  Incudes stree t, 
curb , sidewalk, storm  and wate r .  

 

Figu re  8 – Su b -Are a  E Tra n sp or t a t ion  a n d  In fr a st ru ct u re  

 

Source : City of Newberg 
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F. Su b-Are a  F Dow n t ow n  

1. Pu b lic Tra n spor t a t ion  a n d  In fr a s t ru ct u re  

a) S Rive r Stree t im provem ents  - E Th ird  Stree t to  E Ninth  Stree t.  Includes 
stree t, curb , sidewalk, wastewater and  storm water.   

 

Figu re  9 – Su b -Are a  F Tra n sp or t a t ion  a n d  In fr a st ru ct u re  

Source : City of Newberg 
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G. Su b-Are a  G: Dow n t ow n   

1. Pu b lic Tra n spor t a t ion  a n d  In fr a s t ru ct u re  

a) S Bla ine  Stree t – E Th ird Stree t to  E Ninth  Stree t.  Includes stree t, curb , 
sidewalk, wate r and  storm water.   

 

Figu re  10– Su b-Are a  G Tra n sp or t a t ion  a n d  In fra s t ru ct u re  

  
Source : City of Newberg 
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H. Su b-Are a  H: Dow n t ow n   

1. Pu b lic Tra n spor t a t ion  a n d  In fr a s t ru ct u re  

a) Merid ian  Stree t - E Th ird  to  E She ridan- water line  rep lacem ent. 
b ) College  Stree t - E Th ird  to  E She ridan  – water line  rep lacem ent. 
c) Washington  Stree t – water line  rep lacem en t. 
d ) Main  Stree t - E Th ird  to RR Tracks – wate r line  rep lacem ent. 
e ) Blaine  Stree t E First to  E Th ird  – wate r line  rep lacem ent. 
f) N College  Stree t (Highway 219) a t Hancock Stree t (Highway 99) In te rsection  

Im provem ent -  Add sou th  bound right turn  lane  on  N College  Stree t. 
g) First Stree t Road Die t. Includes stree t, cu rb , sidewalk, wate r line  rep lacem en t, 

wastewater and  storm wate r. 
h ) Howard  Stree t - E Th ird  to  E First - water line  rep lacem en t. 
i) Sheridan  Stree t - RR Tracks to  ½ b lock east of N Main  - wate r line  

rep lacem en t. 
j) S Rive r Stree t im provem ents – E First Stree t to  E Th ird  Stree t. Incudes stree t, 

curb , sidewalk, and  wastewater and  storm water.  
k) N Bla ine  Stree t/E Hancock Signa l  
l) N Bla ine  Stree t/E First Stree t Signa l 
m ) Parking - Su rface  parking lo ts 1 and  2.  

2. Un d e rgrou n d in g Ut ilit ie s  

a ) Second Stree t u tility unde rgrounding S Grant Stree t to  S River Stree t  
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Figu re  11 – Su b-Are a  H Tra n spor t a t ion ,  In fra s t ru ct u re , Ut ilit ie s  a n d  Pa rk in g 

 
Source : City of Newberg 

I. Acq u is it ion / Disp os it ion   

Acqu isition /Disposition  a re  a llowed in  the  Plan .  Prior to  any property be ing acqu ired , it  
m ust be  identified  in  the  Plan  in  Section  VIII.  

J. Ad m in is t r a t ion  

Au thorize s expenditu res for the  adm in istrative  costs associa ted  with  m anaging the  URA 
including budge ting and  annual reporting, p lann ing and the  im plem en tation  of pro jects 
in  the  Area.  
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VII. AMENDMENTS TO PLAN 
The  Plan  m ay be  am ended as described  in  th is section . Adding o the r prope rtie s to  the  
Deve loper Incen tives Program  does not requ ire  an  am endm ent to  the  Plan .   

A. Su bs t a n t ia l Am e n d m e n t s  

Substantia l Am endm ents, in  accordance  with  ORS 457.085(2)(i), sha ll requ ire  the  sam e 
notice , hearing, and  approval procedure  requ ired  of the  origina l Plan , unde r ORS 
457.095, including public involvem ent, consu lta tion  with  taxing d istricts, p re sentation  to  
the  Agency, the  Plann ing Com m ission , the  Coun ty, and  adoption  by the  City Council by 
non-em ergency ord inance  a fte r a  hearing. If the re  a re  un incorporated  parce ls with in  
the  Area  at the  tim e  a  Substantia l Am endm ent is considered , it  m ust a lso  be  approved 
by Yam hill Coun ty th rough  adoption  of a  re so lu tion  by the  Board of County 
Com m issioners.  

Notice  of such  hearing sha ll be  provided  to  individua ls or households with in  the  City of 
Newberg, as requ ired  by ORS 457.120.  

Notice  of adoption  of a  Substantia l Am endm ent sha ll be  provided  in  accordance  with  
ORS 457.095 and 457.115.  

Substantia l Am endm ents are  am endm ents that:1 

1. Add land  to  the  urban  renewal area, except for an  addition  of land  tha t to ta ls 
not m ore  than  a  cum ula tive  1% of the  existing a rea  of the  urban  renewal a rea ; or  

2. Increase  the  m axim um  am oun t of indebtedness tha t can  be  issued  or incurred  
unde r the  Plan . 

3. Increase  in  duration  or the  tim e  to  re tie  Plan  debt un le ss the  increase  is 
necessary to  avoid  a  defau lt on  previously-issued  indebtedness 

B. Cou n cil Ap prove d  Am e n d m e n t s  

Council Approved Am endm ents a re  am endm ents that requ ire  approval by the  Newberg 
City Council by adoption  of a  re so lu tion . Council Approved Am endm ents are  the  
addition  of a  pro ject whe re  the  tax increm ent revenue  share  of the  project cost exceeds 
$500,000. Th is thre shold  m ay be  in fla ted  annually on  the  date  of adoption  of the  Plan  
by the  cost of in fla tion  for pro jects as published  by the  Seattle  Enginee ring News 

 
1 Unle ss o the rwise  pe rm itted  by sta te  law, no  land  equal to  m ore  than  20 pe rcen t o f the  to ta l land  area  of the  
origina l Plan  sha ll be  added  to  the  urban  renewal a rea  by am endm ents, and  the  aggregate  am ount o f a ll 
am endm ents increasing the  m axim um  indebtedness m ay not exceed  20 pe rcen t o f the  Plan’s in itia l m axim um  
indebtedness, as ad justed , as p rovided  by law and  by concurrence  provisions in  ORS 457.470. 
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Record  or other gene ra lly accepted  record  if the  Seattle  Engineering News Record  is no  
longe r published .  

C. Min or  Am e n d m e n t s  

 Minor Am endm ents are  am endm ents that are  not Substantia l Am endm ents or Council 
Approved Am endm ents as de fined  in  th is Plan  and  in  ORS 457. Minor Am endm ents 
requ ire  approval by the  Agency by re so lu tion .  

D. Am e n d m e n t s  t o  t h e  Ne w b e rg Com p re h e n s ive  Pla n  a n d / o r  Ne w b e rg 
Mu n icipa l Cod e .  

Am endm ents to  the  Newberg Com prehensive  Plan  and/or Newberg Municipa l Code  
that a ffect the  Plan  and/or the  Area  sha ll be  incorporated  au tom atica lly with in  the  Plan  
without any separate  action  requ ired  by the  Agency or City Council. If a  Substantia l 
Am endm ent is  prepared , the  Section  of th is Plan  on  Re lationsh ip  to  Loca l Objectives 
shou ld  be  updated.   

VIII. PROPERTY ACQUISITION AND DISPOSITION 
The  Plan  authorize s the  acqu isition  and  d isposition  of property as described  in  th is 
section . Property includes any and  a ll in te rests in  property, including fee  sim ple  
ownersh ip , lease , easem ents, licenses, or o ther righ ts to  use . If prope rty is acqu ired  it 
will be  iden tified  in  the  Plan  through a  Minor Am endm ent, as described  in  Section  VII. 
Iden tification  of property to  be  acqu ired  and  its an ticipa ted  d isposition  is requ ired  by 
ORS 457.085(g). If p rope rty acqu isition  includes a  public bu ild ing, how that public 
bu ild ing serves and  bene fits the  Area  m ust be  identified  per ORS 457.085(2)(j). 

A. Prop e r t y a cqu is it ion  fo r  pu b lic im p rove m e n t s  

The  Agency m ay acqu ire  any prope rty with in  the  Area  for the  public im provem ent 
pro jects unde rtaken  pursuant to  the  Plan  by a ll lega l m eans, including use  of em inen t 
dom ain . Good fa ith  negotiations for such  acqu isitions m ust occur prior to  in stitu tion  of 
em inent dom ain  procedures.  

B. Prop e r t y a cqu is it ion  from  w illin g se lle r s  

The  Plan  authorize s Agency acqu isition  of any in te re st in  property with in  the  Area  tha t 
the  Agency finds is necessary for priva te  redevelopm ent, bu t on ly in  those  cases where  
the  prope rty owner wishes to  convey such  in te re st to  the  Agency. The  Plan  does not 
au thorize  the  Agency to use  the  power of em inent dom ain  to acqu ire  property from  a  
priva te  party to  transfer prope rty to  anothe r priva te  party for private  redeve lopm ent. 
Property acqu isition  from  willing se lle rs m ay be  requ ired  to  support deve lopm ent of 
pro jects with in  the  Area.  
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C. La n d  d isp os it ion  

The  Agency will d ispose  of property acqu ired  for a  public im provem en t pro ject by 
conveyance  to  the  appropria te  public agency re sponsib le  for the  construction  and/or 
m ain tenance  of the  public im provem ent. The  Agency m ay re ta in  such  prope rty during 
the  construction  of the  public im provem en t. 

The  Agency m ay d ispose  of property acqu ired  unde r Subsection  B of th is Section  VIII by 
conveying any in te rest in  property acqu ired. Property sha ll be  conveyed a t its  fa ir reuse  
va lue . Fa ir reuse  va lue  is the  va lue , whether expressed  in  te rm s of ren ta l or capita l 
price , a t wh ich  the  urban  renewal agency, in  its d iscre tion , de te rm ines such  land  shou ld  
be  m ade  ava ilab le  in  orde r tha t it  m ay be  deve loped, redeve loped, cleared , conserved, 
or rehabilita ted  for the  pu rposes specified  in  the  Plan . Because  fa ir reuse  va lue  re flects 
lim ita tions on  the  use  of the  prope rty to  those  pu rposes specified  in  the  Plan , the  va lue  
m ay be  lower than  the  property’s fa ir m arke t va lue . 

Where  land  is so ld  or leased , the  purchase r or le ssee  m ust agree  to  use  the  land  for the  
pu rposes designated  in  the  Plan  and  to  begin  and  com ple te  the  bu ild ing of its 
im provem ents with in  a  pe riod  of tim e  that the  Agency de te rm ines is reasonable . 

D. Prop e r t ie s  t o  b e  a cqu ir e d   

Th is Plan  m ust provide  an  indication  of wh ich  rea l property m ay be  acqu ired  and  the  
an ticipa ted  d isposition  of sa id  rea l property whe the r by re ten tion , re sale , le ase  or o ther 
lega l u se , toge ther with  an  e stim ated  tim e  schedu le  for such  acqu isition  and  
d isposition . Th is m ay be  added at a  date  when the  prope rty is identified  and  m ay be  
added th rough  a  Minor Am endm ent.  

 

IX.   RELOCATION METHODS 
When  the  Agency acqu ire s occupied  property under the  Plan , residentia l or com m ercia l 
occupan ts of such  prope rty sha ll be  offe red  re location  assistance , as requ ired  under 
applicable  sta te  law. Prior to  such  acqu isition , the  Agency sha ll adopt ru le s and  
regu la tions, as necessary, for the  adm in istration  of re loca tion  assistance . The  Agency 
will com ply with  a ll applicable  sta te  law in  provid ing these  poten tia l bene fits. 

The re  are  p lans to acquire  land  for in frastructure  wh ich  m ay trigge r re location  bene fits 
in  the  fu tu re  in  the  Area. All acqu isitions will be  reviewed for poten tia l of re location  
bene fits.  
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X. TAX INCREMENT FINANCING OF PLAN 
Tax increm en t financing consists of u sing annual tax increm ent revenues to  m ake  
paym en ts on  debt, u sua lly in  the  form  of bank loans or revenue  bonds. The  proceeds of 
the  debt are  used  to finance  the  u rban  renewal pro jects au thorized  in  the  Plan . Debt 
m ay be  e ithe r long-te rm  or short-te rm .  

Tax increm en t revenues equal m ost of the  annual property taxes im posed  on  the  
cum ula tive  increase  in  asse ssed  va lue  with in  an  u rban  renewal area ove r the  frozen  
base  va lue  (i.e ., to ta l asse ssed  va lue  at the  tim e  an  urban  renewal p lan  is adopted). The  
property taxes for genera l obliga tion  (GO) bonds and  loca l option  levie s approved afte r 
Octobe r 6, 2001 are  not part of the  tax increm en t revenues.  

A. Ge n e ra l d e scr ip t ion  of t h e  p rop ose d  fin a n cin g m e t h ods 

The  Plan  will be  financed  using a  com bina tion  of revenue  sources. These  include : 

• Tax increm en t revenues; 

• Advances, loans, gran ts, and  any other form  of financia l assistance  from  
fede ra l, sta te , or loca l governm en ts, o r other public bodies; 

• Loans, grants, dedications, or o the r contribu tions from  priva te  deve lope rs 
and  property owners, including, but not lim ited  to, asse ssm en t d istricts; and 

• Any other public or priva te  source . 

Revenues obta ined  by the  Agency will be  used  to  pay or repay the  costs, expenses, 
advancem en ts, and  indebtedness incurred  in  (1) p lann ing or unde rtaking pro ject 
activitie s, or (2) otherwise  exercising any of the  powers gran ted  by ORS Chapter 457 in  
connection  with  the  im plem entation  of th is Plan , including costs associa ted  with  the  
preparation  of the  Plan . 

B. Ta x in cre m e n t  fin a n cin g 

The  Plan  m ay be  financed , in  whole  or in  part, by tax increm en t revenues a llocated  to  
the  Agency, as provided in  ORS Chapte r 457. The  ad  va lorem  taxes, if any, levied  by a  
taxing d istrict in  wh ich  a ll o r a  portion  of the  Area  is loca ted , sha ll be  d ivided  as 
provided  in  Section  1c, Article  IX of the  Oregon Constitu tion , and  ORS 457.440. Am ounts 
co llected  pursuan t to  ORS 457.440 sha ll be  deposited  in to  the  unsegrega ted  tax 
co llections accoun t and d istribu ted  to  the  Agency based  upon  the  d istribu tion  schedu le  
e stab lished  under ORS 311.390. 

C. Du ra t ion  

The  Agency in tends not to  co llect tax increm en t revenues for the  Area  a fte r th irty years 
of tax increm en t co llections. The  Agency sha ll no t in itia te  any Pro jects in  the  Area  
un le ss the  Agency reasonably pro jects it  will be  ab le  to  pay for those  Pro jects from  the  



26 |  N e w b e r g  U r b a n  R e n e w a l  P l a n  

 

p roceeds of indebtedness issued  on  or be fore  FYE 2052, and  from  other funds ava ilab le  
to  the  Agency. Except as provided  in  the  next sen tence , a ll indebtedness that is  secured  
by the  tax increm en t revenues of the  Area  sha ll m ature  no  la te r than  FYE 2052, and  the  
Agency sha ll structure  all its  indebtedness so tha t it  can  be  pa id  in  fu ll from  the  tax 
increm ent revenues of the  Area  that the  Agency reasonably pro jects it  will rece ive  on  or 
be fore  FYE 2052. The  Agency m ay issue  re funding indebtedness tha t m atures a fte r FYE 
2052, on ly if issu ing that re funding indebtedness is necessary to  avoid  a  de fau lt on  
previously-issued  indebtedness. 

D. Re vie w  o f Pla n  

Eve ry 5 years of the  Plan  from  the  date  of first tax increm ent revenues, the  Agency sha ll 
unde rtake  a  financia l ana lysis of the  Plan , including updated  pro jections for tax 
increm ent finance  revenues and  eva luating the  ab ility of the  revenues to  ach ieve  or 
exceed  the  Plan 's m axim um  indebtedness by the  an ticipa ted  expira tion  da te  in  FYE 
2052.  The  Agency sha ll a lso  review the  pro ject list for poten tia l changes. The  Agency 
sha ll consu lt and  confer with  a ffected  taxing d istricts regard ing the  re su lts of th is 
financia l and  pro ject update  and  will consider revenue  sharing or shorten ing the  tim e  
fram e  of the  Plan  if revenues are  exceeding pro jections. 

XI.     VALIDITY 
Shou ld  a  court of com pe ten t ju risd iction  find  any work, clause , sen tence , section  or part 
of th is Plan  to  be  inva lid , the  rem ain ing words, clauses, sen tences, sections or parts 
sha ll be  unaffected  by such  findings and  sha ll rem ain  in  fu ll force  and  e ffect for the  
du ration  of th is Plan . 

XII. ANNUAL REPORT  
The  Agency sha ll file  an  Annual Report in  com pliance  with  ORS 457.460.
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Figu re  12 Com pre h e n sive  Pla n  De s ign a t ion s 
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Figu re  13  Zon in g De s ign a t ion s  
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XIII. RELATIONSHIP TO LOCAL OBJECTIVES  
ORS 457.085 requ ire s tha t the  Plan  conform  to loca l objectives including the  
com prehensive  p lan  and  econom ic deve lopm en t p lan  of a  loca lity. Th is section  provides 
that ana lysis. Re levan t loca l p lann ing and  deve lopm ent objectives are  conta ined  with in  the  
Newberg Com prehensive  Plan  (Com prehensive  Plan ), Newberg Transporta tion  System  
Plan , Newberg Wate r Master Plan , Newberg Wastewater Maste r Plan , Newberg Storm water 
Maste r Plan , and  Newberg Municipa l Code  Title  15 (Municipa l Code ).  For the  Yam hill 
County findings, the  docum ents reviewed were  the  Yam hill County Com prehensive  Plan , 
the  Yam hill County Transporta tion  System s Plan  and  the  Grow Yam hill County, Yam hill 
County Econom ic Deve lopm ent Plan , 2013. The  fo llowing section  describes the  pu rpose  
and  in ten t of these  p lans, the  m ain  applicable  goa ls and  policies with in  each  p lan , and  an  
explanation  of how the  Plan  re la te s to  the  applicable  goa ls and  policie s. The  ana lysis covers 
the  m ost re levant sections of the  docum ents bu t m ay not cover every section  of the  
docum en ts that re la te  to  the  Plan .  

The  num bering of the  goa ls and  policies with in  th is section  re flects the  num bering that 
occurs in  the  origina l docum en t.  

Com prehensive  Plan  designa tions for a ll land  in  the  Area a re  shown  in   Figure  12. All 
proposed  land  uses conform  to Figure  12. Maxim um  densitie s and  bu ild ing requ irem ents 
for a ll land  in  the  Area  are  conta ined  in  the  Newberg Municipa l Code . Som e  of the  
propertie s are  pre sently outside  the  city lim its bu t in side  the  Urban  Growth  Boundary. It is  
an ticipa ted  tha t these  prope rtie s will be  annexed prior to  deve lopm ent and  will com ply 
with  the  requ ired  Com prehensive  Plan  and  Municipa l Code  designations.   

A. Ne w b e rg Com pre h e n sive  Pla n   

The  Com prehensive  Plan  is a  se t of policie s and a  m ap of land  use  designa tions that gu ide  
growth  and deve lopm en t in  the  city. The  Plan  re flects com m unity needs and  goa ls, and  is 
consisten t with  estab lished  sta tewide  goa ls and  gu ide lines.  The  Com prehensive  Plan  
con ta ins the  fo llowing sections: In troduction  and  Background; Goals and  Policie s; Plan  
Classifica tions; Popu lation  Growth; Land Need and  Supply; and  Sum m ary. As the  
Com prehensive  Plan  is updated  in  the  fu tu re , th is docum en t will au tom atica lly incorporate  
those  update s without the  Plan  having to  be  form ally am ended. Th is section  of the  Plan  
shou ld  be  updated  if the re  is a  substan tia l am endm en t com ple ted  in  the  fu tu re . 

A.  CITIZEN INVOLVEMENT 

GOAL: To m ainta in  a  Citizen  Involvem ent Program  that offe rs citizens the  opportun ity for 
involvem en t in  a ll phases of the  p lann ing process. 
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Fin d in g: The  prepara tion  of the  Plan  was gu ided  by a  Citizens Advisory Com m ittee  (CAC). 
The  Com m ittee  he ld  fou rteen  m eetings to  gu ide  preparation  of the  feasib ility study, 
d iscuss the  boundary, he lp  prioritize  the  pro ject list, review financia l com ponents of the  
Plan  and  review the  draft Plan  and  Report. The  CAC was com prised  of taxing d istrict 
repre sen tatives from  Tuala tin  Valley Fire  & Rescue , Newberg School District, Chehalem  
Park and  Recrea tion  District, and  the  Chehalem  Valley Cham ber of Com m erce , Newberg 
Downtown   Coalition , and  five  citizen  repre senta tives.   

Once  the  feasib ility study was com ple ted , it  was posted  to  the  Newberg website  as we ll as 
six videos expla in ing u rban  renewal techn ica litie s. A Frequently Asked Questions fact shee t 
was a lso  posted  to  the  website  as we ll as a ll docum ents from  the  Citizens Advisory 
Com m ittee .  

The  City provided  two update s to  the  City Council in  te levised  m eetings (Youtube ) and  
three  update s to  the  Plann ing Com m ission . Flye rs in  English  and  Span ish  were  d istributed  
a t the  Wednesday Farm ers’ Marke t and  throughout Newberg. Other brie fings were  
provided  to  the  Rotary (2), Kiwan is, and  City Club  (2). 

The  Plan  itse lf is  based  on  the  num erous p lanning docum ents prepared  in  the  City of 
Newberg a ll o f wh ich  were  thorough ly reviewed by the  citizens of Newberg. These  
docum en ts include  City of Newberg Rive rfront Maste r Plan , City of Newberg Downtown  
Im provem ent Plan , A NewBERG Com m unity Vision , the  Newberg Com prehensive  Plan , 
Storm water Maste r Plan , Wate r Master Plan , Wastewater Maste r Plan , Transporta tion  
System s Plan , and  the  Newberg Econom ic Deve lopm en t Stra tegy.  

E. AIR, WATER, AND LAND RESOURCE QUALITY 

GOAL: To m ainta in  and, where  feasib le , enhance  the  a ir, wate r and  land  re source  qua litie s 
with in  

the  com m unity. 

POLICIES: 

3. As public san ita ry sewer system s becom e ava ilab le , a ll deve lopm en t sha ll connect to  the  
public system . To encourage  econom ic deve lopm en t, the  City m ay perm it subsu rface  
sewerage  d isposa l where  the  system  m ee ts Sta te  and  County requ irem ents and  where  
un ique  circum stances exist. 

5. New industry shou ld  be  located  in  areas wh ich  m in im ize  im pacts. 

9. The  City will seek aba tem ent of the  ae sthe tic degrada tion  of the  environm ent re su lting 
from  blighted  ne ighborhoods, ind iscrim inate  waste  d isposa l, o ffensive  outdoor storage . 
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12. The  City will requ ire  deve lopm ent to  e stab lish  and  m ain ta in  adequate  leve ls of natu ra l 
a rea  bu ffers be tween  new deve lopm en t and  the  wate rways in  the  Riverfront District. 

13. The  City will d iscourage  the  deve lopm ent of u ses tha t will generate  or im port quantitie s 
of hazardous substances in to  the  Riverfron t District.  

14. Deve lopm en t in  the  Rive rfront District will be  encouraged to  re ta in  existing na tive  
vege ta tion  that con tribu te s to  habita t functions and  va lues.  

Fin d in g: Deve lopm ent of the  Rive rfront District and  Downtown is a  key goa l of the  Plan . 
Th is deve lopm en t will provide  new industry to  Newberg. Th is new industry will com ply with  
the  provisions of the  Com prehensive  Plan  as a ll new deve lopm en t will com ply with  the  
requ irem en ts of the  City of Newberg. In  the  Downtown  area new deve lopm ent and  in fill 
deve lopm ent will com ply with  the  provisions of the  Com prehensive  Plan  as a ll new 
deve lopm ent will com ply with  the  requ irem ents of the  City of Newberg. 

F.  AREAS SUBJECT TO NATURAL HAZARDS 

GOAL: To protect life  and  prope rty from  flooding and  o the r natura l hazards. 

POLICIES: 

6. The  City will d iscourage  deve lopm en t on  hazardous slope  a reas and  na tura l re source  
a reas in  the  Riverfron t District.  

Fin d in g: Deve lopm ent of the  Rive rfront District and  Downtown is a  key goa l of the  Plan . 
Th is new deve lopm en t will com ply with  the  provisions of the  Com prehensive  Plan  as a ll 
new deve lopm en t will com ply with  the  requ irem ents of the  City of Newberg. 

G. OPEN SPACE, SCENIC, NATURAL, HISTORIC AND RECREATIONAL RESOURCES 

GOALS: 

1. To  ensu re  that adequate  land  sha ll be  re ta ined  in  pe rm anent open  space  use  and  tha t 
na tura l, scen ic and  h istoric re sources are  pro tected. 

2. To  provide  adequate  recrea tiona l re sources and  opportun itie s for the  citizens of the  
com m unity and  visitors. 

3. To  pro tect, conserve , enhance  and  m ain ta in  the  Willam ette  River Greenway. 

1. Open  Space  & Natura l Resources Policies 

d . The  dedica tion  of easem en ts for public dra inageways and  stream  corridors shou ld  be  
encouraged when  prope rtie s a re  e ither deve loped or redeve loped.  Deve loped densities 
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that wou ld  norm ally be  a lloca ted  to  portions of the  prope rty with in  de lineated  stream  
corridors m ay be  transfe rred  to  ad jo in ing areas up  to  a  m axim um  increase  of 20 pe rcen t. 

2. Scen ic Resources Policie s 

b . The  City will encourage  identification  of scenic drives, sites and  viewpoints. 

c. The  City will encourage  the  pro tection  and  enhancem ent of views of the  Willam ette  River 
throughout the  Rive rfron t District.  

d . The  City sha ll seek to  protect identified  key views of the  Willam ette  Rive r tha t are  
identified  through  area  p lans, specific p lans, and  o the r p lann ing processes. 

4. Recrea tion  Policie s 

n . The  City will encourage  the  deve lopm ent of greenways or tra ils connecting the  Rive rfront 
to  other open  spaces and/or parks in  the  Newberg areas.  

o . The  City will encourage  the  deve lopm ent of a  regiona l Riverfron t pedestrian /b icycle  path  
connection , including connections to  Cham poeg State  Park, the  French  Pra irie , and  
Dundee .  

5. Willam ette  River Greenway Policie s 

f. Recreationa l access to  the  Willam e tte  Rive r for pedestrians, boa te rs (m otorizedand non-
m otorized), and  other use rs who wish  to  apprecia te  the  River from  itsbanks shou ld  be  
provided. 

i. Existing wate rfront parklands shou ld  be  deve loped to  m axim ize  the ir wate r orien ta tion  
and  provide  for a  varie ty of active  and  passive  recreationa l u ses, including m otorized  and  
non-m otorized  boa ting, p icn icking, walking, h iking, and  o the r activitie s tha t m ake  use  of the  
wate rfront and  wate rways.  

j. The  City will encourage  the  deve lopm ent of a  pedestrian  e sp lanade  in  the  Rive rfront 
District to  provide  views of the  river and  connections to  the  rive rfront. 

k. Waterfront recreationa l and park deve lopm ent a long the  Willam ette  Rive r will be  given  
em phasis to  provide  recrea tiona l resources for fu ture  genera tions. 

Fin d in g: There  are  specific pro jects with in  the  Plan  that will p rovide  for the  deve lopm ent of 
an  e sp lanade  and new tra ils in  the  Riverfron t District. These  pro jects will com ply with  the  
City’s policie s and  deve lopm ent standards.  

H.  THE ECONOMY 

GOAL: To deve lop  a  d ive rse  and  stab le  econom ic base . 
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POLICIES: 

1. Gene ra l Policie s 

a . In  orde r to  increase  the  pe rcentage  of persons who live  in  Newberg and  work in  
Newberg, the  City sha ll encourage  a  d ive rse  and  stab le  econom ic base . Potentia l m ethods 
m ay include , bu t a re  not lim ited  to, land  use  con tro ls and  capita l im provem en t program s. 

b . The  City sha ll encourage  econom ic expansion  consisten t with  loca l needs. 

c. The  City will encourage  the  creation  of a  d ive rsified  em ploym ent base , the  

strengthen ing of trade  cen te rs and  the  a ttraction  of both  capita l and  labor in tensive  
en te rprise s. 

d . Newberg will encourage  the  deve lopm ent of industrie s wh ich  represent the  m ost 
e fficien t use  of existing re sources including land , a ir, wate r, ene rgy and  labor.  

g. The  City sha ll encourage  business and  industry to locate  with in  the  Newberg City lim its. 

j. A m ixed-use  river-orien ted  com m ercia l a rea  shou ld  be  encouraged to be  

deve loped near the  Willam ette  River.  

2. Industria l Areas Policie s 

d . The  City sha ll unde rtake  specific activities to  encourage  the  growth  of existing 
businesses, to  encourage  a  d iversity of businesses, and  to  attract new businesses to  the  
com m unity in  industries tha t will p rovide  loca l em ploym ent opportun itie s consisten t with  
com m unity needs and  goa ls.  

g. The  City sha ll iden tify land  that will p rovide  for expansion  of existing businesses and/or 
a ttract new businesses and  sha ll re se rve  that land  for fu ture  industria l deve lopm ent tha t is 
consisten t with  com m unity needs and  goa ls. 

i. Industria l land  sha ll be  re se rved  for industria l u se s. 

3. Com m ercia l Areas Policie s 

a . The  City sha ll encourage  the  re ten tion  of the  downtown  core  as a  shopping, se rvice  and  
financia l center for the  Newberg area. New com m ercia l deve lopm ents sha ll be  encouraged 
to  locate  the re . 

d . To  m ain ta in  the  in tegrity and  function  of the  h ighway system , new com m ercia l 
deve lopm ent sha ll be  d iscouraged a long the  rou te  of any lim ited  access h ighway. 

4. Riverfron t District Policie s 



34 |  N e w b e r g  U r b a n  R e n e w a l  P l a n  

 

a . The  City will enhance  com m ercia l d iversity and  activity in  the  Riverfron t District by 
encouraging a  business m ix that provides goods and  services to  sa tisfy ne ighborhood and 
visitor needs and  that a lso  draws people  from  the  greate r region .  

b . The  City will encourage  deve lopm en t of the  Rive rfront District as a  d istinct river orien ted  
cen te r that can  he lp  support a  varie ty of loca l businesses. 

c. The  City will encourage  the  deve lopm ent of com m ercia l, re ta il, industria l, and  
em ploym ent uses tha t have  a  strong reason  for loca ting near the  Rive rfront and  support 
the  vision  of the  Riverfront District as a  walkable  and  b ikeable  m ixed-use  area.  

Fin d in g: One  of the  m ajor goa ls of the  Plan  is to  deve lop  a  d ive rse  and stab le  econom ic 
base . The  m ajority of funding in  the  Plan  is a lloca ted  to  transportation  and  in frastructu re . 
The  Rive rfront District is  presently a  non-econom ic use  and  is b lighted . Without the  
provision  of in frastructu re , th is area will not deve lop  to  its  fu ll capacity. The  Plan  will 
p rovide  transportation  and  in frastructu re  pro jects to  encourage  new deve lopm ent in  the  
a rea. The  pro jects designa ted  for the  Downtown  area  a lso  provide  key transportation  and  
in frastructure  pro jects to  encourage  econom ic deve lopm ent including rehabilita tion  of 
existing structu re s and  new deve lopm en t. Th is deve lopm ent will com ply with  the  City’s 
policie s and  deve lopm en t standards.  

I. HOUSING 

GOAL: To provide  for d ive rsity in  the  type , density and  location  of housing with in  the  City to  
ensure  the re  is an  adequate  supply of a ffordable  housing un its to  m eet the  needs of City 
re sidents of various incom e  leve ls. 

2. Location  Policie s 

c. The  City will encourage  m edium  - to  h igh  density- housing in  and  adjacent to  the  
com m ercia l core  of the  Rive rfront District m edium -density re sidentia l u ses in  the  weste rn  
and  northe rn  portions of the  Rive rfront District.  

3. Mix Policie s 

k. The  City sha ll encourage  an  adequate  supply of m ulti-fam ily housing d ispe rsed  
throughout the  City to  m ee t the  needs of ren te rs.  

n . The  City will encourage  housing deve lopm ent in  com m ercia l areas with in  the  Rive rfront 
District as part of m ixed use  deve lopm ents 

Fin d in g: The  m ajority of funding in  the  Plan  is a lloca ted  to  transportation  and  
in frastructure . These  pro jects are  in tended to  facilita te  deve lopm ent including 
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deve lopm ent in  com m ercia l a reas with in  the  Rive rfront District as part of m ixed use  
deve lopm ents and  in  the  Downtown  area  for m ixed use  deve lopm ent. 

J. URBAN DESIGN 

GOAL 1: To m ain ta in  and  im prove  the  natu ra l beauty and  visua l characte r of the  City. 

1.Genera l Policie s 

h . Curbs, gu tte rs, and  sidewalks shou ld  be  required  in  a ll new deve lopm ents. 

i. Curb  ram ps shou ld  be  requ ired  at in te rsections and  pedestrian  crosswalks whereve r new 
curbs are  in sta lled .  These  ram ps im prove  access for the  e lderly and  handicapped, as we ll 
as for stro lle rs, b icycle s and  other whee led  veh icle s. 

5. Downtown  Policies 

a . The  City shou ld  encourage  im provem ent of the  centra l business d istrict as the  econom ic, 
cu ltura l, business and  governm en ta l center of the  Newberg a rea . 

c. The  City shou ld  encourage  a  varie ty of com m ercia l and  se rvice  activitie s to  loca te  in  the  
cen tra l business d istrict, including m ixed-use  com m ercia l/re sidentia l bu ild ings and  m ixed-
use  com m ercia l/cra ft industria l to  crea te  a  vita l downtown  core  with  a  strong re ta il sector.  

d . The  City shou ld  d iscourage  the  use  of the  cen tra l business d istrict for non- in tensive  land  
uses or u ses wh ich  have  a  low floor area  to  site  size  ratio.  

e . The  City shou ld  encourage  a  h ighe r u tiliza tion  of downtown  space , encouraging in tensive  
use  of a ll bu ild ing leve ls.  

f. A conce rted  e ffort shou ld  be  m ade  to revita lize  the  cen tra l business d istrict th rough  
rehabilita tion  or redevelopm ent of existing a reas. 

g. The  City shou ld  conside r: 

• Adequate  off-stree t parking. 

• Adoption  of a  downtown  im provem ent p lan  which  shou ld  include  design  standards 
for a ll new priva te  and  public im provem en ts. 

• Various options to  m ake  the  downtown m ore  pedestrian  friendly, particu la rly as 
tra ffic volum es change  with  the  open ing of the  Phase  1 Bypass.  

Fin d in g: The  Plan  provides for the  extensive  provision  of new stree ts and  stree t 
reconstruction . These  stree ts will have  curbs, gu tte rs, sidewalks, and  cu rb  ram ps to   
conform  with  the  City standards for stree ts. Off stree t parking is one  of the  pro jects in  the  
Plan . The  pro jects a re  in tended to he lp  support the  Downtown  by provid ing transportation  
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and  in frastructu re  im provem ents to  he lp  facilita te  redeve lopm ent and deve lopm en t in  the  
Downtown area.  

6. Riverfron t District Policie s 

a . The  City will encourage  a  m ix of em ploym ent, housing, com m ercia l, and  industria l u se s 
se rving the  ne ighborhood and the  su rrounding com m unity to  enhance  the  Riverfron t 
District’s identity as a  vita l and  attractive  City asse t and  to  ensure  an  active , pedestrian  
friendly, and  th riving Rive rfront District.  

b . Deve lopm ent and  land  uses will be  encouraged that prom ote  the  Rive rfront District as a  
conven ient and  a ttractive  environm ent for residents of Newberg as we ll as for visitors from  
othe r citie s and  the  region  as a  whole .  

c. The  deve lopm ent of m ixed  com m ercia l u ses will be  encouraged in  the  Riverfron t District 
a long E Fourteenth , NE Waterfron t, S College , and  S River Stree ts.  

d . The  City will encourage  the  use  of com m on design  e lem ents such  as ga teways, 
wayfinding signage , stree tscape  fea tu re s, and  bu ild ing design  e lem ents for new and/or 
im proved deve lopm en t in  the  Rive rfront District in  order to  create  a  sense  of identity that is  
un ique  to  th is a rea  of Newberg.  

e . The  City will perm it land  uses with  design  feature s a long S Rive r Stree t tha t a re  
com patib le  with  or provide  a  bu ffe r be tween  residentia l and  re ta il u se s on  the  west side  of 
the  stree t and  industria l and  m ixed  em ploym en t uses on  the  Riverfron t Mill Site .  

f. The  City will encourage  com m ercia l structures with in  the  Riverfront District tha t a re  in  
sca le  with  com m ercia l site s and  su itab le  for rive r-orien ted  businesses. 

Fin d in g: The  Riverfront District is  pre sently a  non-econom ic use  and  is b ligh ted. Withou t 
the  provision  of in frastructure , th is area  will not deve lop  to  its fu ll capacity. The  Plan  will 
p rovide  transportation  and  in frastructu re  pro jects to  encourage  new deve lopm ent in  the  
a rea. These  pro jects will com ply with  the  City’s policie s and  deve lopm en t standards.  
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K. TRANSPORTATION 

GOAL 1: Establish  coope rative  agreem ents to  address transportation  based  p lann ing, 
deve lopm ent, ope ration  and  m ain tenance . 

POLICIES: 

b . The  City shou ld  work to  ensu re  that the  transporta tion  system  is deve loped in  a  m anner 
consisten t with  sta te  and  fede ra l standards for the  protection  of a ir, land  and water qua lity, 
including the  State  Im plem en tation  Plan  for com plying with  the  Clean  Air Act and  the  Clean  
Water Act.  

GOAL 2: Establish  consisten t policie s wh ich  requ ire  concurrent considera tion  of 
transportation /land  use  system  im pacts. 

POLICIES: 

a . Transportation  im provem en ts shou ld  be  used  to  gu ide  urban  deve lopm en t and  shou ld  
be  designed  to se rve  an ticipa ted  fu tu re  needs.  

e . The  City will encourage  the  deve lopm ent of re ta il deve lopm ent with in  the  downtown 
area. 

f. With in  the  Rive rfront District Mixed Em ploym ent area, the  City sha ll lim it new re ta il 
deve lopm ent to  up  to  60,000 square  fee t and  new office  deve lopm ent to  up  to 60,000 
square  fee t in  order to  m itiga te  tra ffic im pacts identified  in  the  2019 Rive rfront Maste r Plan  

GOAL 3: Prom ote  re liance  on  m ultip le  m odes of transportation  and  reduce  re liance  on  the  
au tom obile . 

POLICIES: 

a . Design  the  transporta tion  system  and re lated  facilitie s to  accom m odate  m ultip le  m odes 
of transporta tion  where  appropriate  and  encourage  the ir in tegra ted  use ;  

1) The  City shou ld  p lan  for a  ne twork of transporta tion  facilitie s and  services including but 
not lim ited  to  a ir, water, ra il, au to, pedestrian , bicycle  and  public transit.  

3) All loca l and  com m ute r transit se rvices m ust im plem en t the  accessib le  transportation  
requ irem en ts estab lished  by the  Am ericans with  Disabilities Act of 1990. 

d . The  City shou ld  deve lop  a  program  in  coordina tion  with  the  ra il line  owner to  ope rate  a  
tro lley on  the  ra il line  down  Bla ine  Stree t to  connect the  downtown  area  to  the  Riverfron t 
Mill Site .  

GOAL 4:  Min im ize  the  im pact of regiona l tra ffic on  the  loca l transporta tion  system . 
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POLICIES: 

a . Enhance  the  e fficiency of the  existing collector/a rte ria l stree t system  to  m ove  loca l tra ffic 
off the  regiona l system .  

GOAL 5: Maxim ize  pedestrian , b icycle  and  othe r non-m otorized  trave l th roughou t the  City. 

POLICIES: 

a . The  City shou ld  provide  safe , conven ient and we ll-m ain ta ined  b icycle  and  pedestrian  

transportation  system s that connect ne ighborhoods with  iden tified  com m unity 

a . Enhance  the  e fficiency of the  existing collector/a rte ria l stree t system  to  m ove  loca l tra ffic 
off the  regiona l system .  

i. A b icycle  path  shou ld  be  provided  a long or near the  bypass.  

GOAL 6: Provide  e ffective  leve ls of non-auto orien ted  support facilitie s (e .g. bus she lte rs, 
b icycle  racks, e tc.). 

a . The  City shou ld  deve lop  land  use , density, and  design  standards to  encourage  
deve lopm ent patte rns tha t accom m odate  pedestrian , b icycle  and  transit use s. 

b . New deve lopm ent shou ld  be  designed  to  accom m odate  in tegrated  m ultip le  m odes of 
transportation .  

d . The  City shou ld  provide  a  transporta tion  system  (tra ffic, b icycle , pedestrian  and  transit) 
with  facilitie s tha t a re  accessib le  to  a ll people , com plying in  the  process with  applicable  
provisions of the  Am ericans with  Disabilitie s Act (ADA). 

GOAL 7: Min im ize  the  capita l im provem en t and  com m unity costs to  im plem ent the  
transportation  p lan . 

POLICIES: 

a . The  Transportation  System  Plan  sha ll iden tify needed im provem en ts to  the  
co llector/a rte ria l stree t system , the  public transit system , the  pedestrian /b icycle  system  
and the  a ir, ra il, wate r, and  p ipe line  system s. Im provem ents shou ld  be  iden tified  as like ly 
funded or asp ira tiona l pro jects for the  20-year p lann ing horizon . (Ordinance  2016-2810, 
Decem ber 19, 2016)   

b . The  list o f im provem ent pro jects in  the  Transportation  System  Plan  sha ll gu ide  
deve lopm ent of the  city's  capita l im provem ent p lan  for transporta tion  pro jects. 
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i. New deve lopm ent and  existing deve lopm ent unde rgoing expansion  or m odifica tion  
shou ld  be  designed  to  accom m odate  p lanned long-te rm  transportation  im provem ent 
pro jects in  the  vicin ity of the  deve lopm en t. 

GOAL 9: Create  e ffective  circu la tion  and  access for the  loca l transportation  system . 

POLICIES: 

a . Enhance  existing rou te s and  add a lte rnative  route s for loca l trave l. 

3) The  City shou ld  coordina te  the  deve lopm ent of an  in tegrated  b ike  and  pedestrian  
system  tha t provides for connections be tween  and  through  adjacent deve lopm en t and  that 
provides conven ient links to  com m unity destina tions.  

b . Deve lop  a  system  of roads that provide  for e fficien t m ovem ent of tra ffic. Specific design  
gu ide lines for the  d iffe rent classifica tions of roadways is found in  the  Transporta tion  
System  Plan  and  the  Newberg Public Works Design  and  Construction  Standards. The  
functiona l classifications of roadways in  the  City of Newberg includes the  fo llowing:  

Expressway. Expressways shou ld  be  designed  to  expedite  the  m ovem en t of regiona l tra ffic 
through  the  u rban  area; they function  as freeways with  lim ited  access poin ts and  no  
priva te  deve lopm ent access poin ts.  

With in  the  City of Newberg, the  Highway 99W Bypass Corridor is in tended to  be  an  
expressway, wh ich  is genera lly a ligned  east/west a long the  southern  a lignm ent route  
depicted  in  the  Newberg/Dundee  Bypass Location  Environm enta l Im pact Sta tem en t. The  
length  of the  Highway 99W Bypass with in  the  City is approxim ate ly 3 m ile s. Expressways 
sha ll be  designed to  ODOT gu ide lines. 

Major Arte ria ls.  Major Arte ria ls expedite  the  m ovem ent of tra ffic to  and  from  m ajor trip  
gene rators and  be tween  com m unitie s, co llect and  d istribute  tra ffic from  principa l a rte ria ls 
to  co llector stree ts, o r d irectly to  tra ffic generators.  The  functiona l em phasis is  on  the  
m ovem ent of people , goods, and  se rvices th rough  the  city, the re fore  consolidating access 
poin ts, m in im izing parking, and  m anaging tra ffic flow to  prom ote  through-trave l is  the  
desired  condition . Exceptions m ay occur in  the  cen tra l business d istrict and  in  designated  
ne ighborhood com m ercia l a reas. With in  the  City of Newberg, Highway 99W is a  m ajor 
a rte ria l tha t is genera lly a ligned  east/west.  The  length  of Highway 99W with in  the  City is 
approxim ate ly 3.3 m iles. 

Minor Arte ria l.  Minor Arte ria ls co llect and  d istribu te  tra ffic from  m ajor a rte ria ls to  co llector 
and  loca l stree ts, and  facilita te  tra ffic m ovem ent be tween ne ighborhoods. Highway 219 
(Hillsboro-Silverton  Highway) from  first stree t to  the  sou the rn  u rban  growth  boundary is a  
m inor a rte ria l that is  genera lly a ligned  north /sou th . The  length  of Highway 219 with in  



40 |  N e w b e r g  U r b a n  R e n e w a l  P l a n  

 

Newberg (sou th  of Villa  Road) is approxim ate ly 3.0 m ile s. Springbrook Road and  
Mounta inview Drive  are  o the r exam ples of m inor arte ria ls.  

Major Collectors.  Major co llectors se rve  m ulti-ne ighborhood areas.  They are  in tended to  
channe l tra ffic from  loca l stree ts and/or m inor co llectors to  the  arte ria l stree t system .  A 
m ajor co llector can  a lso provide  access to  abu tting propertie s. Villa  Road, Haworth  Avenue , 
and  Wynooski Road are  a ll exam ples of m ajor co llectors.  

Minor Collectors.  A m inor co llector provides access to  abu tting prope rtie s and  serves the  
loca l access needs of ne ighborhoods by channeling tra ffic to  the  m ajor co llector and  
a rte ria l stree t system .  A m inor co llector is not in tended to  se rve  through  tra ffic. Merid ian  
Stree t, Colum bia  Drive , and  Vittoria  Way are  a ll exam ples of m inor co llectors.  

Loca l Stree ts.  Loca l stree ts provide  d irect access to  ad jo in ing propertie s and  connect to  
co llector stree ts.  Most re sidentia l ne ighborhood stree ts are  loca l stree ts.  

Fin d in g: There  are  num erous transportation  pro jects, including non-auto  orien ted  pro jects 
in  the  Plan  in  both  the  Rive rfront District and  Downtown  area. The  pro jects will im plem en t 
portions of the  City of Newberg Com prehensive  Plan , City of Newberg Transportation  
System  Plan , and  a re  the re fore  in  conform ance  with  the  Com prehensive  Plan . Som e  of the  
pro jects a re  designated in  the  Rive rfront Master Plan  and  the  Downtown Im provem ent 
Plan . These  pro jects will com ply with  the  City’s policie s and  deve lopm en t standards.  

L. PUBLIC FACILITIES AND SERVICES 

GOAL: To p lan  and  deve lop  a  tim e ly, orde rly and  e fficien t arrangem en t of public facilitie s 
and  se rvices to  se rve  as a  fram ework for urban  deve lopm ent. 

POLICIES: 

1. All Facilitie s & Se rvices Policies 

a . The  provision  of public facilitie s and  services sha ll be  used  as tools to  im plem en t the  
land  use  p lan  and  encourage  an  orderly and  e fficien t deve lopm ent patte rn . 

b . The  extension  of publicly-owned facilities and  se rvices in to cu rrently undeve loped areas 
sha ll occur on ly in  accordance  with  the  Water Master Plan , Wastewate r Maste r Plan , 
Storm water Maste r Plan  and  Newberg Design  and Construction  Standards.  

c. New public facilitie s and  se rvices sha ll be  designed at leve ls consisten t with  p lanned 
densitie s and  designated  land  uses for the  area. 

d . Se rvices sha ll be  p lanned to  m ee t an ticipa ted com m unity needs. 
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e . Owners of propertie s wh ich  a re  loca ted  on  un im proved stree ts should  be  encouraged to  
deve lop  the ir stree ts to  City standards. 

f. Maxim um  e fficiency for existing u rban  facilitie s and  se rvices will be  encouraged th rough  
in fill o f vacant land  with in  the  Urban  Growth  Boundary. 

g. Public facilitie s and  se rvices necessary to  m ee t the  specia l needs of industria l and m ixed 
em ploym ent activitie s shou ld  be  p lanned for those  a reas designated  industria l on  the  
com prehensive  p lan  m ap and shou ld  be  provided  a t a  leve l su fficien t to  support proposed  
activitie s, if public funds a re  ava ilab le .  

h . New re sidentia l a reas sha ll have :  paved stree ts, curbs, pedestrian  ways, wate r, 
wastewater, storm water, stree t ligh ts and  underground u tilitie s. 

2. Wastewate r, Storm water and  Water Policie s  

a . All existing deve lopm ent with in  the  City lim its sha ll connect to  public 

wastewater, storm water and  water system s as soon  as they becom e  ava ilab le . 

b . Water system s with in  the  p lann ing area  will be  designed  to  provide  an  adequate  peak 
flow for fire  pro tection . 

g. Storm wate r system s shou ld  be  designed  to  convey storm wate r based  on  im pervious 
a rea  with in  the  Urban  Growth  Boundary to  protect, m ain ta in , and  enhance  the  public 
hea lth , sa fe ty, and  genera l we lfa re . 

h . The  design  of the  storm water system  shou ld  provide  for the  dra inage  of su rface  water 
from  deve lopm ent, m inim ize  e rosion , and  reduce  degrada tion  of water qua lity due  to  
sedim ents and  pollu tan ts in  storm wate r runoff.  

i. Encourage  new deve lopm ent to  m axim ize  in filtra tion  of storm water runoff when so il 
conditions a llow.  

Fin d in g: There  are  num erous in frastructure  pro jects in  the  Plan . These  pro jects a re  
in tended to  deve lop  a  tim e ly, orderly and  e fficien t arrangem ent of public facilitie s in  the  
Area. These  pro jects will com ply with  the  City’s policie s and  deve lopm en t standards.  

M.  ENERGY 

GOAL: To conserve  energy th rough  e fficien t land  use  patte rns and  ene rgy- re la ted  policies 
and  ord inances. 

POLICIES: 

1. Plann ing Policie s 
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a . The  City will encourage  energy-e fficien t deve lopm ent patte rns. Such  pa tte rns sha ll 
include  the  m ixture  of com patib le  land  uses and  a  com pactness of urban  deve lopm ent. 

Fin d in g: The  pro jects in  the  Plan  provide  support for deve lopm ent in  the  Downtown , an  
e stab lished  a rea  with  a  com pactness of urban  deve lopm ent. The  pro jects will a lso 
encourage  deve lopm ent in  the  Riverfront District wh ich  is zoned for a  m ixtu re  of 
com patib le  uses and  a  com pactness of urban  deve lopm ent. These  pro jects will com ply with  
the  City’s policies and  deve lopm en t standards.  

B.  Cit y of Ne w b e rg Tra n sp or t a t ion  Sys t e m  Pla n  De ce m b e r  2016, u p da t e d   
Ma rch  2021 a d d in g Add e n d u m  Rive r fron t  Ma s t e r  Pla n  

The  Transportation  System  Plan  (TSP) provides a  long-te rm  gu ide  for City transporta tion  
investm ents by incorpora ting the  vision  of the  com m unity in to  an  equ itab le  and  e fficien t 
transportation  system . The  p lan  eva lua te s the  curren t transportation  system  and ou tlines 
policie s and  pro jects tha t a re  im portan t to  protecting and  enhancing the  qua lity of life  in  
Newberg through  the  next 20 years. The  TSP represen ts a  co llection  of past and  cu rrent 
ideas, incorporating projects, po licie s, decisions, and  standards from  past and  current 
p lans in to  a  single  docum ent. 

A TSP is requ ired  by the  Sta te  of Oregon  to  he lp in tegrate  loca l p lans in to  the  sta tewide  
transportation  system . The  p lan  ba lances the  needs of walking, b icycling, driving, transit, 
fre ight, and  ra il in to  an  equ itab le  and  e fficien t transportation  system . 

Plan  Deta ils 

Goal 1: Mainta in  or im prove  access to  existing propertie s and  em ploym ent a reas; im prove  
fre ight tra ffic and/or m in im ize  downtown  trips for th rough  tra ffic; have  m in im al im pact on  
adjacent prope rtie s. 

Goal 2: Em phasize  visua l and  aesthe tic qua lities in  the ir design ; m in im ize  any potentia l 
ene rgy, socia l, environm enta l, and  econom ic im pacts; im prove  ra il, water, and  a ir 
transportation  system s where  possib le . 

Goal 3: Enhance  access for em ergency response ; include  im provem en ts m eant to  reduce  
crash  frequency and seve rity and/or to  enhance  pedestrian /b icyclist safe ty. 

Goal 4: Include  “com ple te  stree t” princip le s with  both  veh icle  and  pedestrian /b icycle  
im provem ents; im prove  the  connectivity of the  stree t and/or sidewalk system ; im prove  
access to  public transit. 

Goal 5: Provide  the  m ost cost e ffective  im provem ent option  and  identify stab le  funding 
sources for im provem en ts; repa ir, m ain ta in , and/or im prove  existing facilitie s and  protect 
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needed right-of-way for fu ture  pro jects; o r constructed  as a  m itigation  requ irem ent by 
priva te  deve lopm ent. 

Potentia l Additiona l Funding Sources 

Urban Renewal District 

An  Urban Renewal District (URD) wou ld  be  a  tax-funded d istrict with in  the  City. The  URD 
would  be  funded with  the  increm en ta l increases in  property taxes re su lting from  
construction  of applicable  im provem en ts. Th is type  of tax increm en t financing has been  
used  in  Oregon  since  1960. Use  of the  funding includes, bu t is  not lim ited  to , transportation  
im provem ents, wh ich  are  funded by the  increm enta l taxes rathe r than  fee s. (P 53 of TSP)  

Fin d in g: There  are  num erous transportation  pro jects, including non-auto  orien ted  pro jects 
in  the  Plan  in  both  the  Rive rfront District and  Downtown  areas. The  pro jects are  in tended 
to  im plem ent the  City of Newberg Transporta tion  System  Plan . These  pro jects will com ply 
with  the  City’s policies and  deve lopm ent standards.  

C. Cit y of Ne w b e rg Wa st e w a t e r  Ma s t e r  Pla n  Ma y 2018, u p d a t e d  Ma y 2021 
a d d in g Ap p e n d ix K: Ad d e n d u m  t o  in clu d e  Rive r fron t  Ma s t e r  Pla n  

Plan  Deta ils 

In  2016, the  City of Newberg, Oregon, con tracted  with  Ke lle r Associa te s, Inc. (Ke lle r) to  
com ple te  a  wastewate r facility p lann ing study for the  City’s san itary sewer co llection  system  
and wastewate r treatm ent p lan t (WWTP). The  study area consists of a ll a reas with in  the  City 
of Newberg Urban  Growth  Boundary (UGB). Th is study was updated  in  2021 to  include  
provisions in  the   Rive rfront Master Plan .  

Fin d in g:  There  a re  wastewater pro jects iden tified  for East Industria l Stree t, S Rive r Stree t,  
and  First Stree t in  the  Plan  including new lines in  new stree ts, im provem ents in  existing 
stree ts, a  Riverfron t lift sta tion , a  force  m ain  and  a  gravity m ain  pro ject. These  pro jects will 
com ply with  the  City’s policie s and  deve lopm ent standards.  

D. Cit y of Ne w b e rg Wa t e r  Ma s t e r  Pla n  Ma y 2017, u p da t e d  Ma y 2021 a d d in g 
Ap p e n d ix E: Ad d e n d u m   Rive r fron t  Ma s t e r  Pla n  

Plan  Deta ils 

The  purpose  of th is Wate r Master Plan  (WMP) is to  perform  an  ana lysis of the  City of 
Newberg’s (City’s) wate r system  and: 

• Docum ent existing water system  service  a rea, facilitie s and  opera tion  

• Estim ate  fu ture  water requ irem en ts including potentia l wate r system  expansion  a reas 
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• Identify de ficiencie s and  recom m end wate r facility im provem en ts tha t correct 
de ficiencies and  provide  for growth  

• Update  the  City’s capita l im provem ent program  (CIP) 

• Eva luate  the  City’s existing operation  and  m ain tenance  (O&M) program  

• Eva luate  the  City’s existing system  deve lopm ent charges (SDCs) 

Fin d in g:  There  a re  wate r pro jects identified  in  the  Plan  for East Industria l Stree t, S River 
Stree t, E Fourteen th  Stree t, S Bla ine  Stree t, First Stree t, Merid ian  Stree t, N College  Stree t, 
Howard  Stree t, Wash ington  Stree t, Main  Stree t, E She ridan  Stree t, including new lines in  
new stree ts, im provem ents in  existing stree ts and  rep lacing water line s in  som e  Downtown  
stree ts. These  pro jects will com ply with  the  City’s policies and  deve lopm ent standards.  

E. Cit y of Ne w b e rg St orm w a t e r  Ma st e r  Pla n , u p d a t e d  Ju n e  2021  

Plan  Deta ils 

In  2013, the  City of Newberg (City) in itia ted  deve lopm en t of a  m ulti-objective  Storm water 
Maste r Plan  (Maste r Plan ) to  provide  a  clear unde rstanding of the  existing storm water 
system  and provide  a  capita l im provem en t project (CIP) program  to address de ficiencie s in  
the  system . The  m ain  objectives of th is p lan  are  as fo llows: 

a ) Update  the  City’s storm wate r system ’s hydrologic and  hydrau lic m ode ls to  
eva luate  system  capacity. 

b ) Deve lop  an  in tegrated  storm water system  capita l im provem ent program  to  
address storm  system  capacity needs and  water qua lity. 

c) Evalua te  stream  channe l conditions with  respect to  e rosion  and  im pacts from  
fu ture  deve lopm en t. 

d ) Continue  to com ply with  wate r qua lity regu lations. 
e ) Review the  City’s storm wate r m anagem en t program  and m ake  

recom m endations on  activitie s and  sta ffing where  applicable . 
f) Iden tify im plem en tation  prioritie s and  im pacts to  the  program  budge t. 
g) Deve lop  a  Maste r Plan  docum en t tha t is  u se fu l and  easy to  read, re fe rence , and  

update . 
Fin d in g:  There  a re  storm wate r pro jects identified  on  S Bla ine  Stree t, S Rive r Stree t, and  
First Stree t in  the  Plan . The re  are  a lso  storm water pro jects in  a ll new stree ts in  Subarea  A. 
These  pro jects will com ply with  the  City’s policie s and  deve lopm ent standards.  
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F. Ne w b e rg Econ om ic De ve lop m e n t  St ra t e gy Up d a t e d  2019 

Plan  Deta ils 

Goa l: Having a  qua lified and  educated  workforce ; an  environm ent of openness to  business 
investm ent; program s for re ten tion , expansion  and  recru itm ent of businesses; public 
investm ent in  critica l in frastructu re ; m e trics to  m easure  econom ic activity; a ll wh ile  be ing 
susta inable .  

INDUSTRIAL SECTOR 

Goal: Enhance  industria l deve lopm ent capabilitie s and  opportun itie s 

COMMERCIAL SECTOR 

Goal: Enhance  com m ercia l deve lopm en t capabilitie s and  opportun itie s 

BUSINESS DEVELOPMENT AND WORKFORCE 

Goal: Crea te  a  prem ie r business and  workforce  deve lopm en t program  

DOWNTOWN NEWBERG 

Goal: Com ple te  funding, adm in istrative , and  organ iza tiona l actions for Newberg Downtown  
Im provem ent Plan .  

TOURISM AND HOSPITALITY 

Goal: Newberg /  Chehalem  Valley a  regiona l, nationa l & in te rnationa l tou rist de stination  
 
Fin d in g: One  of the  m ajor goa ls of the  Plan  is to  deve lop  a  d ive rse  and stab le  econom ic 
base . The  m ajority of funding in  the  Plan  is a lloca ted  to  transportation  and  in frastructu re . 
The  Rive rfront District is  presently a  non-econom ic use  and  is b lighted . Without the  
provision  of in frastructu re , th is area will not deve lop  to  its  fu ll capacity. The  Plan  will 
p rovide  transportation  and  in frastructu re  pro jects to  encourage  new deve lopm ent in  the  
a rea. The  pro jects designa ted  for the  Downtown  area  a lso  provide  key transportation  and  
in frastructure  pro jects to  encourage  econom ic deve lopm ent including rehabilita tion  of 
existing structu re s and  new deve lopm en t. Th is deve lopm ent will com ply with  the  City’s 
policie s and  deve lopm en t standards. 

  



46 |  N e w b e r g  U r b a n  R e n e w a l  P l a n  

 

G. Ne w b e rg Mu n icip a l Cod e  Tit le  15 De ve lop m e n t  Cod e   

The  land  uses in  the  Area  will conform  to  the  zon ing designations in  the  Municipa l Code , 
including the  m axim um  densities and  bu ild ing requ irem ents, and  a re  incorpora ted  by 
re fe rence  here in . The  existing zon ing is shown  in  Figure  4. It shows the  expected  zon ing 
designations of the  parce ls tha t are  outside  of the  city lim its bu t in side  the  urban  growth  
boundary.  

As the  Municipa l Code  is updated , th is docum en t will be  au tom atica lly updated . If a  
substantia l am endm ent is  com ple ted  in  the  fu tu re , th is section  will be  updated  to  m atch  
the  curren t zon ing designa tions.  

The  zon ing categorie s a t the  tim e  of the  Newberg 2021 Urban Renewal Plan  preparation  
fo llow. They are  in  the  order that they occur in  Title  15 of the  Municipa l Code .  

Exis t in g Zon in g Ca t e gor ie s  

R-1 Low Density Residen tia l District. 

1. The  pu rpose  of th is land  use  designa tion  is to  provide  for low density u rban  single-fam ily 
re sidentia l u ses a t an  ave rage  overa ll density of 4.4 un its pe r gross bu ildable  acre  in  the  
d istrict. It is  in tended to provide  a  stab le  and  hea lth fu l environm en t toge ther with  the  fu ll 
range  of urban  se rvices. 

2. Typica l housing types will include  single -fam ily dwe llings, duplex dwellings, and  p lanned 
un it deve lopm ents. The  d istrict a lso  is in tended to a llow low in tensity in stitu tiona l uses that 
opera te  consisten t with  peace fu l en joym en t of re sidentia l ne ighborhoods. The  R-1 d istrict 
is  in tended to be  consisten t with  the  low density re sidentia l (LDR) designa tion  of the  
com prehensive  p lan . 

R-2 Medium  Density Residentia l District. 

1. The  pu rpose  of th is land  use  designa tion  is to  provide  a  wide  range  of dwe lling types and  
style s a t an  average  overa ll density of n ine  un its pe r gross bu ildable  acre  in  the  d istrict. 

2. Typica l housing types will include  single -fam ily dwe llings on  sm all lots, a ttached  single -
fam ily, duplex dwe llings,  o r m ultifam ily dwe llings, and  m anufactured  dwe lling parks. The  
d istrict a lso  is in tended to  a llow low in tensity institu tiona l u ses that ope rate  consisten t with  
peace fu l en joym en t of re siden tia l ne ighborhoods. The  R-2 d istrict is in tended to  be  
consisten t with  the  m edium  density residentia l (MDR) designa tion  of the  com prehensive  
p lan . 

R-3 High  Density Residen tia l District. 
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1. The  pu rpose  of th is land  use  designa tion  is to  provide  m ultifam ily dwe llings of d iffe rent 
types and  style s a t an  ave rage  overa ll density of 16.5 un its per gross bu ildable  acre  in  the  
d istrict. 

2. Typica l housing types will include  duplex dwellings, m u ltifam ily dwe llings, and  
m anufactu red  dwe lling and  m obile  hom e  parks. The  d istrict a lso is in tended to a llow low 
in tensity in stitu tiona l uses that opera te  consisten t with  peace fu l en joym ent of re sidentia l 
ne ighborhoods. Density m ay vary depending on  lot size , off-stree t parking a rea , 
transportation , landscaping and  o the r site  conside rations. The  R-3 d istrict is  in tended to  be  
consisten t with  the  h igh  density re sidentia l (HDR) designation  of the  com prehensive  p lan . 

RP Re s id e n t ia l-Pro fe ssion a l Dist r ict . The  RP re siden tia l-profe ssiona l d istrict provides for 
a  desirab le  m ixing of residentia l land  uses with  m edica l and  loca l business office  uses in  
possib le  close  proxim ity to  ad jacen t re sidentia l a reas. The  office  bu ild ing and  parking 
cove rage , tra ffic generation , open  space  and  other exte rna l factors a re  in tended to be  
com patib le  with  the  re sidentia l u se s pe rm itted . Th is d istrict m ay be  appropriate  in  
transition  areas be tween  m ajor land  uses as indica ted  in  the  adopted  p lan . The  RP d istrict 
is  in tended to be  consisten t with  com m ercia l or residen tia l designations on  the  Newberg 
com prehensive  p lan . RP d istricts sha ll be  loca ted  as to  conform  to  goals and  policie s 
identified  with in  the  Newberg com prehensive  p lan  and  in  areas wh ich  have  a  m in im al 
im pact on  the  livability or appropria te  deve lopm ent of abutting property. 

C-1 Ne igh b orh ood  Com m e rcia l Dist r ict . The  C-1 ne ighborhood com m ercia l d istrict is  
in tended to  crea te , p re se rve  and  enhance  a reas of re ta il e stab lishm en ts se rving frequently 
recurring needs in  conven ient locations. It is  typ ica lly appropria te  for sm all conven ience  
store s or ne ighborhood shopping cen te rs loca ted  with in  residen tia l ne ighborhoods. The  C-
1 d istrict is  in tended to  be  consisten t with  the  com m ercia l (COM) designa tion  of the  
com prehensive  p lan . 

C-2 Com m u n it y Com m e rcia l Dis t r ict . The  C-2 com m unity com m ercia l d istrict is in tended 
to  create , pre se rve  and  enhance  a reas with  a  wide  range  of re ta il sa les, com m ercia l 
se rvices, and  office  e stab lishm ents. Typica l deve lopm en t types include  individua l 
com m ercia l bu ild ings on  sm all and  large  site s, com m unity shopping cente rs, and  som e  
outdoor re ta il u se s. Th is d istrict is  typ ica lly located  a long h ighways and arte ria ls. Th is 
d istrict a lso  includes som e  deve lopm en t wh ich  does not strictly fit the  descrip tion  of 
“com m ercia l” but a lso  does not m erit a  separa te  zon ing d istrict. The  C-2 d istrict is  in tended 
to  be  consisten t with  the  com m ercia l (COM) and m ixed  use  (MIX) designa tions of the  
com prehensive  p lan . 

C-3 Ce n t r a l Bu s in e ss  Dis t r ict . The  C-3 centra l business d istrict is  in tended to pre serve  and  
enhance  a reas with in  wh ich  the  greate st possible  concentration  of re ta il sa le s and  business 
will occur. The  d istrict will be  applied  to the  “core” a rea  based  upon  the  gu ide lines 
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e stab lished  in  the  com prehensive  p lan . The  bu ild ings and  uses pe rm itted  re flect the  desire  
to  have  parking provided  on  a  d istrict-wide  basis ra ther than  having each  individua l 
bu ild ing or u se  provide  parking. The  C-3 d istrict is  in tended to  be  consisten t with  the  
com m ercia l (COM) designa tion  of the  com prehensive  p lan . 

C-4 Riverfron t Com m ercia l District. 

1. The  pu rpose  of the  C-4 riverfron t com m ercia l d istrict is  to  a llow a  m ix of u ses that: 

a . Provides a  varie ty of re ta il, com m ercia l, and  re sidentia l u ses that bene fit from  proxim ity 
to  the  rive r. 

b . Encourages access to  and  en joym en t of the  Willam ette  Rive r. 

c. Ensures com patib ility of deve lopm ent with  the  su rrounding area  and m in im izes im pacts 
on  the  environm en t. 

2. Prope rties zoned in  th is d istrict m ust com ply with  the  deve lopm en t standards of the  
riverfront ove rlay subdistrict, as described  in  NMC 15.352.010 through 15.352.060. 

3. The  C-4 d istrict is  in tended to be  consisten t with  the  com m ercia l/riverfront d istrict 
(COM/RD) designa tion  of the  com prehensive  plan . 

M-2 Ligh t  In du s t r ia l Dis t r ict . The  M-2 light industria l d istrict is  in tended to  crea te , 
p re se rve  and  enhance  a reas conta in ing a  wide  range  of m anufactu ring and  re la ted  
e stab lishm ents and  is typ ica lly appropria te  to  a reas provid ing a  wide  varie ty of site s with  
good ra il or h ighway access. The  M-2 d istrict is  in tended to  be  consisten t with  the  industria l 
(IND) designation  of the  com prehensive  p lan . 

CF Com m u n it y Fa cilit ie s  Dis t r ict . The  purpose  of the  CF com m unity facilitie s d istrict is to  
provide  for appropriate  deve lopm en t of com m unity facilitie s, p rim arily by public agencies 
or nonprofit o rgan iza tions. It encourages the  pre servation  of na tura l resources and  open  
space  resources inventoried  in  the  com prehensive  p lan . The  CF d istrict is  in tended to  be  
consisten t with  the  parks (P) and  public/quasi-public (PQ) designations in  the  
com prehensive  p lan . It m ay a lso be  consisten t with  any other designation  of the  
com prehensive  p lan  as de te rm ined  by the  city council. 

I In s t it u t ion a l Dis t r ict . The  I in stitu tiona l d istrict is  in tended to  support and  prom ote  
in stitu tiona l u ses. The  district provides for the  estab lishm ent and  growth  of la rge  
in stitu tiona l cam puses as we ll as accessory and  com patib le  uses. The  in stitu tiona l d istrict is  
in tended to  be  consisten t with  the  public/quasi-public (PQ) designation  of the  
com prehensive  p lan . 

M-E Mixe d  Em p loym e n t  Dis t r ict . The  M-E m ixed em ploym ent d istrict is  in tended to  
crea te  a  m ix of ligh t industria l and  lim ited  com m ercia l u se s that provide  em ploym ent 
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opportun ities for the  City of Newberg while  a lso  creating a  h igh-quality u rban  environm ent. 
Th is designation  can  provide  a  bu ffer be tween  industria l u se s with  a  h igh  degree  of 
exte rna l im pact and  othe r uses such  as residentia l and  recreationa l a reas. The  M-E 
designation  is in tended to  be  consisten t with  the  industria l (IND) and m ixed use  (MIX) 
designations of the  com prehensive  p lan .  

CC Civic Cor r ido r  Ove r la y Su b d is t r ict. The  CC subdistrict is  in tended to  em phasize  the  
civic and  h istoric characte r of that portion  of downtown  Newberg genera lly bounded by 
Sherm an  Stree t on  the  north , Bla ine  Stree t on  the  west, 5th  Stree t on  the  south  and  
Howard  and  School Stree ts on  the  east and  as depicted  on  the  zon ing m ap. The  subdistrict 
overlay m ay be  applied  with in  any zon ing d istrict. The  subdistrict sha ll be  designa ted  by the  
su ffix CC added to  the  sym bol of the  paren t d istrict. 

H His t o r ic La n d m a rks Ove r la y Su b d is t r ict . The  h istoric landm arks ove rlay subdistrict 
m ay be  crea ted  with in  any zon ing d istrict. The  ove rlay sha ll be  designated  by the  su ffix H 
added to  the  sym bol of the  paren t d istrict. All use s pe rm itted  in  the  parent zone  sha ll be  
a llowable  in  the  H overlay zone  except as otherwise  m ay be  lim ited  by th is code . 

IO In s t it u t ion a l Ove r la y Su b d is t r ict . The  institu tiona l overlay subdistrict m ay be  created  
with in  any zon ing d istrict. The  ove rlay sha ll be  designated  by the  su ffix IO added to  the  
sym bol of the  paren t d istrict. All u ses perm itted  in  the  paren t zone  sha ll be  a llowable  in  the  
IO ove rlay zone  except as otherwise  m ay be  lim ited  by th is code . 

RD Rive r fron t  Ove r la y Su b d is t r ict . The  riverfront overlay subdistrict m ay be  applied  to R-
1, R-2, R-3, M-1, M-2, M-3, M-E, C-1, C-4, and  CF zon ing d istricts. Th is subdistrict m ay be  
applied  to  lands sou th  of Ninth  Stree t to  the  Willam e tte  Rive r. The  overlay sha ll be  
designated  by the  su ffix RD added to the  sym bol of the  parent d istrict. All u se s perm itted  in  
the  paren t zone  sha ll be  a llowable  in  the  RD ove rlay zone  except as otherwise  m ay be  
lim ited  in  th is code . Where  provisions of the  subdistrict are  inconsisten t with  the  paren t 
d istrict, the  provisions of the  subdistrict sha ll gove rn . 

Byp a ss  In t e r ch a n ge  (BI) Ove r la y. The  bypass in te rchange  overlay sha ll apply to  lands 
with in  the  city lim its and  with in  approxim ate ly one-quarte r m ile  of the  end  of ram ps of the  
East Newberg and  Oregon 219 in te rchanges to  the  bypass. The  bypass in te rchange  overlay 
m ay be  applied  in  com bina tion  with  any zon ing d istrict. The  ove rlay shall be  designated  by 
the  su ffix BI added to  the  sym bol of the  parent d istrict. All u se s pe rm itted  in  the  parent 
zone  sha ll be  a llowed with in  the  bypass in te rchange  ove rlay except as specifica lly lim ited  
by th is code .  

Fin d in g:  The  Plan  conform s with   Title  15 of the  Newberg Municipa l Code  as the  pro jects 
will support the  deve lopm en t of parce ls in  the  Area  and  those  parce ls will be  deve loped in  
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accordance  with  the  Municipa l Code  through  the  norm al City of Newberg deve lopm ent 
review process.  

H. Ya m h ill Cou n t y Com pre h e n s ive  Pla n   

The  fo llowing findings were  prepared  by the  City of Newberg in  coordina tion  with  Yam hill 
County sta ff. 
 
Se ct ion  I Urb a n  Grow t h  a n d  Ch a n ge  a n d  Econ om ic De ve lop m e n t  

A. Urb a n  Are a  De ve lop m e n t  

GOAL STATEMENT 

1. To encourage  the  con ta inm ent of growth  with in  existing u rban  cen te rs, provide  for the  
orde rly, staged , d ive rsified  and  com patib le  deve lopm en t of a ll o f the  citie s of Yam hill 
County, and  assure  an  e fficien t transition  from  rura l to  urban  land  use .  
 
POLICIES 

A. Yam hill Coun ty will, in  coopera tion  with  the  citie s and  specia l d istricts of the  county, 
encourage  u rban  growth  to  take  the  form  of a  se rie s of com pact, ba lanced  com m unities, 
e ach  with  its  own  business and  com m unity center and  each  re la ted  to  industria l a reas and  
o the r centers of em ploym en t. 
 
C. Yam hill County will recogn ize  the  lands with in  estab lished  urban  growth  boundarie s as 
the  appropriate  and  desired  location  for urban  deve lopm en t. 
 
GOAL STATEMENT 

2. To encourage  the  con ta inm ent of urban  services and  facilitie s and  o the r public capita l 
im provem ents with in  existing urban izing a reas in  orde r to  ach ieve  an  orde rly pa tte rn  of 
u rban  growth .  
 
POLICIES 

A. Yam hill Coun ty will continue  to  seek fu ll coope ration  and  coordination  am ong the  citie s, 
the  school d istricts, othe r specia l-purpose  d istricts of the  coun ty and  the  county itse lf in  
jo in tly p lann ing and program m ing a ll land  use , u rban  se rvices and facilitie s and  o the r 
public im provem en ts having an  im pact on  the  ra te  and  d irection  of urban  growth .  
 
B. Yam hill County will seek to e stab lish  a  gene ra l com m itm ent by a ll p rovide rs of urban  
se rvices that no  subdivision  of lands in  designated  urban  areas on  the  Plan  Map will be  
pe rm itted  withou t the  provision  of urban  services com m ensurate  with  the  location , natu re  
and  sca le  of the  proposed  deve lopm ent, recogn izing the  ove ra ll capita l program  for 
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com m unity services and  the  u ltim ate  ne t cost to  the  com m unity of the  services to  be  
provided. 
 
Fin d in g (Goa ls  1 a n d  2):  One  of the  m ajor goals of the  Plan  is to  deve lop  a  d iverse  and  
stab le  econom ic base  wh ile  provid ing for orderly, staged , d ive rsified  and  com patib le  
deve lopm ent and  assuring an  e fficien t transition  from  rura l to  urban  land  use .  All 
un incorpora ted  a reas with in  the  Urban Renewal Plan  (Plan ) a re  with in  the  urban  growth  
boundary (UGB) and are  in tended to  be  deve loped to  u rban  densitie s in  the  fu ture .   

The  m ajority of funding in  the  Plan  is a lloca ted  to  transportation  and  infrastructure . The  
Rive rfront Maste r Plan  a rea  is pre sently a  non-econom ic use  and  is b ligh ted .  Without the  
provision  of in frastructu re , th is area will not deve lop  to  its  fu ll capacity. However, it  is 
with in  the  UGB so  provid ing in frastructure  for fu ture  deve lopm en t will p rovide  for orderly, 
staged, d iversified  and  com patib le  deve lopm en t.  

The  pro jects designa ted for the  Downtown  Im provem ent Plan  area a lso  provide  key 
transportation  and  in frastructure  im provem ents to  encourage  econom ic deve lopm ent 
including rehabilita tion  of existing structure s and  new deve lopm ent. These  pro jects will 
encourage  the  conta inm ent of growth  with in  the  existing urban  center. The  City of 
Newberg has coordina ted  with  providers of urban  se rvices with  the  UGB and the  proposed  
Plan  a rea  consisten t with  Goal 2. Policy A. The  Plan  conform s to  Section  I Urban  Growth  
and  Change  and  Econom ic Deve lopm en t Subsection  A. Urban  Area Deve lopm en t, Goals 1 
and2 of the  Yam hill Coun ty Com prehensive  Plan .  

GOAL STATEMENT 

3. To create  conven ien t and  a ttractive  residen tia l ne ighborhoods wh ich  can  be  e fficien tly 
se rviced  with  roads, u tilitie s, schools, parks and com m erce , and  can  take  advantage  of 
desirab le  physica l fea ture s; and  to  give  a  satisfactory range  of choice  to  the  prospective  
householder th rough  the  im agina tive  use  of a  varie ty of design  concepts.  
 
POLICIES 

A. Yam hill Coun ty will continue  to  recogn ize  tha t the  appropriate  location  of m edium -
density re sidentia l deve lopm ent is  in  areas having a  fu ll range  of u rban  services and  
am en itie s with in  or im m ediate ly ad jacent to  centra l business d istricts; im m edia te ly 
ad jacent to  public tra ffic genera tors, such  as schools, parks, hospita ls, and  regiona l or 
ne ighborhood shopping cen te rs; or in  se lected sm all areas having un ique  scen ic qua litie s 
and  a  loca tion  where  com m unity water supply and  sewage-disposa l system s, adequate  
access by way of a  road of co llector or h ighe r sta tus and  other u rban  se rvices necessary to  
m ee t the  needs of the  in tended re sidents can  and  will be  provided . 
 
Fin d in g: There  are  117 parce ls in  the  Plan  Area designated  for High Density Residen tia l 
u se s and  another 35 parce ls designa ted  for Medium  Density Residen tia l u se s. The  u tility 
unde rgrounding on  Second Stree t will a llow for h ighe r density re siden tia l u ses on  th is 
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stree t as TVF&R will be  ab le  to  se rvice  the  h ighe r density uses. Most of the  funding in  the  
Plan  is a llocated  to  transportation  and  in frastructu re . These  pro jects are  in tended to  
facilita te  deve lopm ent including deve lopm ent with in  the  Rive rfront Master Plan  a rea  as 
part of m ixed  use  deve lopm ents and  in  the  Downtown  area for m ixed  use  deve lopm ent. 
Im proving the  transporta tion  system  will a llow re sidents to  easily access recreationa l 
opportun ities a t the  rive rfront.  The  Plan  conform s to  Section  I Urban  Growth  and Change  
and  Econom ic Deve lopm ent Subsection  A. Urban  Area  Deve lopm ent, Goal 3 of the  Yam hill 
County Com prehensive  Plan .  
 
C. Alt e rn a t ive  De ve lopm e n t  

The  p lanned un it deve lopm ent (PUD) concept provides a  viab le  a lte rna tive  to  conven tiona l 
u rban  deve lopm ent patte rns. 
 
Fin d in g: Not applicable  th is proposa l is  not a  Planned un it deve lopm ent. 
 
E. Hou s in g 

GOAL STATEMENT 

1. To assu re  the  provisions of sa fe , san ita ry and  decent housing for a ll residen ts of the  
county at a  reasonable  cost.  
 
POLICIES 

A. Yam hill Coun ty will continue  to  cooperate  with  a ll governm en ts and  housing agencie s 
with in  the  region  in  prom oting un ified  housing policie s and  action  program s as we ll as an  
equ itab le  d istribution  of assisted  housing throughou t the  county. 
 
E. Yam hill Coun ty will coordinate  its e fforts with  each  city in  orde r to  avoid  potentia l 
conflicts with  re spect to  coun tywide  housing opportun itie s and  dem and. 
 
Fin d in g: There  are  117 parce ls in  the  Area  designa ted  for High  Density Residentia l uses 
and  another 35 parce ls designated  for Medium  Density Residentia l uses. The  u tility 
unde rgrounding on  Second Stree t will a llow for h ighe r density re siden tia l u ses on  th is 
stree t as TVF&R will be  ab le  to  se rvice  the  h ighe r density uses. Most of the  funding in  the  
Plan  is a llocated  to  transportation  and  in frastructu re . These  pro jects are  in tended to  
facilita te  deve lopm ent including deve lopm ent with in  the  Rive rfront Master Plan  a rea   as 
part of m ixed  use  deve lopm ents and  in  the  Downtown  area for m ixed  use  deve lopm ent. 
Im proving the  transporta tion  system  such  as E First Stree t, S River Stree t, S Bla ine  Stree t 
and  S Wynooski Stree t will a llow re siden ts to  easily access recrea tional opportun ities in  the  
Downton  area  a t the  rive rfront. The  Plan  conform s to Section  I Urban  Growth  and Change  
and  Econom ic Deve lopm ent Subsection  E. Housing, Goal 3 of the  Yam hill Coun ty 
Com prehensive  Plan .  
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F. Econ om ic De ve lop m e n t  

GOAL STATEMENT 

1. To m ain ta in  a  ra te  and  pa tte rn  of econom ic growth  su fficien t to  prevent recurring h igh  
leve ls of unem ploym ent and  under-em ploym en t in  the  county, ba lance  the  rea l property 
tax base  of the  various citie s, and  strengthen  loca l econom ic bases.  
 
POLICIES 
 
A. Yam hill Coun ty will, in  coopera tion  with  the  citie s, the  loca l cham bers of com m erce  and  
affilia ted  industria l prom otion  groups, and  State  agencie s concerned  with  State  and  
regiona l econom ic deve lopm ent, encourage  a  dive rsified  em ploym en t base , the  
strengthen ing of trade  cen te rs, and  the  attraction  of both  capita l and  labor in tensive  
en te rprise s, consisten t with  the  needs of each  com m unity and  the  coun ty as a  whole . 
 
B. Yam hill County will encourage  econom ic deve lopm en t pro jects wh ich  do not conflict 
with  the  predom inan t tim ber and  agricu ltura l characte r of the  county. 
 
C. Yam hill County will ensu re  citizen  participa tion  in  econom ic deve lopm ent p lann ing 
through  the  con tinued  involvem ent of the  Yam hill Coun ty Econom ic Deve lopm en t 
Com m ittee . 

D. Yam hill County will deve lop  an  Overa ll Econom ic Deve lopm ent Program  which  is 
consisten t with  the  coun ty com prehensive  p lan . Th is program  will be  outlined  in  an  
updated  Overa ll Econom ic Deve lopm en t Plan  wh ich , upon  com ple tion , will be  incorporated  
in to  the  econom ic e lem ent of the  county com prehensive  p lan . 
 
Fin d in g: One  of the  m ajor goa ls of the  Plan  is to  deve lop  a  d ive rse  and stab le  econom ic 
base . Th is will p rovide  a  strengthen ing of trade  cen te rs, and  the  attraction  of both  capita l 
and  labor in tensive  en te rprise s, consisten t with  the  needs of the  com m unity.  The  
Rive rfront Maste r Plan  a rea  is pre sently a  non-econom ic use  and  is b ligh ted . Without the  
provision  of in frastructu re , th is area will not deve lop  to  its  fu ll capacity. The  Plan  will 
p rovide  transportation  and  in frastructu re  pro jects to  encourage  new deve lopm ent in  the  
a rea. The  Rive rfront Area  is pro jected  to  create  both  construction  and  pe rm anen t jobs. 300 
– 400 pe rm eant jobs a re  an ticipated  on  the  form er m ill site  property in  addition  to  
em ploym ent with in  the  Rive rfront com m ercia l and  in  the  Downtown  area   

The  pro jects designa ted for the  Downtown  area a lso  provide  key transporta tion  and  
in frastructure  pro jects to  encourage  econom ic deve lopm ent including rehabilita tion  of 
existing structu re s and  new deve lopm en t. 

Citizen  participation  has been  a  key com ponent of the  p lann ing for th is Area . As a  base  for 
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deve loping the  Plan , the  fo llowing p lans were  prepared , a ll o f wh ich  had  sign ificant public 
involvem en t: 

Rive rfront Maste r Plan   
Downtown  Im provem en t Plan  
A NewBERG Vision  
Newberg Econom ic Deve lopm en t Stra tegy 
Newberg Strategic Tourism  Plan  
Newberg Housing Needs Analysis 
Newberg Econom ic Opportun ity Analysis 
Urban Renewal Feasib ility Study 
 

In  addition  to  these  p lans, the re  was extensive  citizen  involvem ent in  the  Plan .  The  
preparation  of the  Plan  was gu ided  by a  Citizens Advisory Com m ittee  (CAC). The  Com m ittee  
he ld  fourteen  m ee tings to gu ide  preparation  of the  feasib ility study, d iscuss the  boundary, 
he lp  prioritize  the  pro ject list, review financia l com ponen ts of the  Plan  and  review the  draft 
Plan  and  Report. The  CAC was com prised  of taxing d istrict repre sentatives from  Tuala tin  
Valley Fire  & Rescue , Newberg School District, Chehalem  Park and  Recrea tion  District, and  
the  Chehalem  Valley Cham ber of Com m erce , Newberg Downtown  Coalition , and  five  citizen  
repre sen tatives.  

Once  the  feasib ility study was com ple ted , it  was posted  to  the  Newberg website  as we ll as 
six videos expla in ing u rban  renewal techn ica litie s. A Frequently Asked Questions fact shee t 
was a lso  posted  to  the  website  as we ll as a ll docum ents from  the  Citizens Advisory 
Com m ittee .  

The  City provided  two update s to  the  City Council in  te levised  m eetings (Youtube ) and  
three  update s to  the  Plann ing Com m ission . Flye rs in  English  and  Span ish  were  d istributed  
a t the  Wednesday Farm ers’ Marke t and  throughout Newberg. Other brie fings were  
provided  to  the  Rotary (2), Kiwan is, and  City Club  (2). 

The  Plan  conform s to  Section  I Urban  Growth  and  Change  and  Econom ic Deve lopm ent 
Subsection  F. Econom ic Deve lopm en t, Goal 1 of the  Yam hill County Com prehensive  Plan .  
 
G. Com m e rcia l De ve lop m e n t  

GOAL STATEMENT 

1. To create  an  environm ent for com m ercia l deve lopm en t wh ich  will p re se rve  and  enhance  
the  vita lity of the  central business d istricts, assure  safer, m ore  conven ien t and  attractive  
com m unity and  ne ighborhood com m ercia l centers, and  pro tect prim e com m ercia l site s for 
u se  in  advance  of need .  
 
POLICIES 

E. Highway service  and  tourist com m ercia l u se s ca te ring to  the  needs of the  trave ling public 
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will be  encouraged to  loca te  with in  existing u rban  cen te rs. Traditiona l centra l com m ercia l 
u se s will be  encouraged to  locate  or re locate  on ly in  existing town  centers and  the  
d ispe rsa l of such  uses to  periphe ra l h ighway loca tions will be  d iscouraged .  
 
F. As part of the  on-going p lann ing program  the  coun ty will coordinate  with  the  cities to: 

1. Prepare  and  m ain ta in  an  inven tory of bu ildable  com m ercia l lands; and 

2. Work with  businessm en  and com m unity groups to  form ulate  re -deve lopm en t p lans for 
existing com m ercia l a reas. 
 
Fin d in g: One  of the  m ajor goa ls of the  Plan  is to  deve lop  a  d ive rse  and stab le  econom ic 
base . The  pro jects designa ted  for the  Downtown area  a lso  provide  key transportation  and  
in frastructure  pro jects to  encourage  econom ic deve lopm ent including rehabilita tion  of 
existing structu re s and  new deve lopm en t. The  Rive rfront Maste r Plan  a rea  is pre sently a  
non-econom ic use  and  is b ligh ted . Without the  provision  of in frastructu re , th is area will not 
deve lop  to  its  fu ll capacity. The  Plan  will p rovide  transporta tion  and  in frastructu re  pro jects 
to  encourage  new deve lopm ent including com m ercia l deve lopm ent in  the  area.  
 
The  pro jects designa ted for the  Downtown  area a lso  provide  key transporta tion  and  
in frastructure  pro jects to  encourage  econom ic deve lopm ent including rehabilita tion  of 
existing structu re s and  new deve lopm en t. The  Downtown  area  is a  key tourist hub  of 
com m ercia l u ses and  is with in  the  Plan  Area. The  City has an  inventory of bu ildable  
com m ercia l lands as part of its  Econom ic Opportun itie s Analysis wh ich  has obta ined  
County input and  been  shared  with  the  Coun ty. The  Urban Renewal Plan  a lso  address the  
redeve lopm ent of the  Downtown  area  with  in fill deve lopm ent and  in  the  Rive rfront Maste r 
Plan  a rea  supported  by in frastructure  im provem ents identified  in  the  Plan . 

The  Plan  conform s to  Section  I Urban  Growth  and  Change  and  Econom ic Deve lopm ent 
Subsection  G. Com m ercia l Deve lopm en t, Goal 1 of the  Yam hill Coun ty Com prehensive  
Plan .  

 

H. In d u st r ia l De ve lopm e n t  

GOAL STATEMENT 

1. To concen trate  industrie s of sim ila r types, se rvice  needs, and  perform ance  
characte ristics with in  designated  areas of each  of the  existing u rban  cente rs; to  encourage  
adequate  land  for new industria l deve lopm ent with in  urban  growth  boundaries; to  
encourage  the  re location  of existing industries from  undesirab le  loca tions in  orde r to  
e lim inate  land  use  conflicts; to  a ttract new industrie s in  accordance  with  the  need  to  
ach ieve  a  m ore  ba lanced  loca l property tax and em ploym en t base , wh ile  m ain ta in ing a  
h igh  standard  of environm en ta l qua lity; and  to  protect the  stab ility and functiona l aspect of 
industria l a reas by protecting them  from  incom patib le  uses. 
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POLICIES 

B. To the  grea te st extent possib le , industria l areas will be  located  with in  u rban  growth  
boundarie s. Those  industria l areas loca ted  outside  urban  growth  boundarie s will be  
com patib le  with  the  industria l deve lopm ent goa l and  will be  located  where  they can  be  
adequate ly se rved  by necessary m ajor u tility lines, including e lectric power substations and  
transm ission  lines, trunk sewer lines, trunk wate r lines, and  where  appropria te , trunk gas 
lines. 
 
D. Industria l u se s wh ich  a re  com patib le  with  surrounding re sidentia l deve lopm en t and  are  
willing to  bear the  cost of m ain ta in ing h igh  perform ance  characte ristics and  attractive  site  
and  bu ild ing layout and design , will be  encouraged to  loca te  or re locate  in  designated  
industria l parks and  that such  parks and  the ir staged  deve lopm ent will be  subject to  
p lanned un it deve lopm ent agreem en ts.  
 
E. Industria l u ses will be  located  so  tha t adequate  bu ffer space  is provided  be tween  
incom patib le  land uses. 
 
H. Established  industria l a reas m ay be  extended and new industria l a reas designated  by 
p lan  am endm ent where  deve lopm ent trends warran t such  extension  or designa tion  and  
fu ll u rban  services are  extended in to  the  area , if appropriate , and  the  extension  or 
designation  of land  use  and  se rvices is consisten t with  a ll other goa ls and  policie s of the  
com prehensive  p lan .  
 
I. Industria l deve lopm en t will u tilize  the  transporta tion  system  in  an  e fficien t and  safe  
m anne r and  reduce  ene rgy consum ption  by identifying for industria l deve lopm ent areas 
with  a lte rnative  transportation  opportun itie s, and  by locating em ploym ent opportun ities 
close  to  public transporta tion  and, where  appropria te , in  com m unity areas.  
 
Fin d in g: One  of the  m ajor goa ls of the  Plan  is to  deve lop  a  d ive rse  and stab le  econom ic 
base . The  Riverfront Master Plan  a rea  is presently a  non-econom ic use  and  is b lighted. 
Withou t the  provision  of in frastructure , th is a rea  will not deve lop  to its fu ll capacity. The  
Plan  will p rovide  transporta tion  and  in frastructu re  pro jects to  encourage  new deve lopm ent 
in  the  a rea.  Twenty-seven  pe rcent of the  Area  is zoned for industria l use s in  the  M-2 Light 
Industria l zone  with in  the  Riverfron t Master Plan  area. Th is area is with in  the  urban  growth  
boundary in  a lignm ent with  Policy B. The  City of Newberg has e stab lished  design  standards 
for industria l deve lopm ent with in  the  Plan  Area tha t m itiga tes im pacts and  is in  a lignm ent 
with  Policy D. The  industria l area  with in  the  Rive rfront Maste r Plan  provides transitiona l 
bu ffering using d iffe rent approaches in  a lignm ent with  Policy E. No extension  of industria l 
a reas a re  proposed  with  in  the  Plan  Area and  Policy H is not applicable . The  industria l area  
with in  the  Plan  is located  with in  the  Newberg urban  growth  boundary. The  City continues 
to  coordinate  with  the  Yam hill County Transit Area  on  provid ing a lte rna tive  access th rough  
transit options in  a lignm ent with  Policy I. 
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The  pro jects designa ted for the  Downtown  area a lso  provide  key transporta tion  and  
in frastructure  pro jects to  encourage  econom ic deve lopm ent including rehabilita tion  of 
existing structu re s and  new deve lopm en t.  

The  Plan  conform s to  Section  I Urban  Growth  and  Change  and  Econom ic Deve lopm ent 
Subsection  H. Industria l Deve lopm en t, Goal 1 of the  Yam hill County Com prehensive  Plan .  
 
 
SECTION II. Th e  La n d  a n d  Wa t e r  

A. Agr icu lt u ra l La n d s 

GOAL STATEMENT 

2. To conserve  Yam hill County's so il re sources in  a  m anne r re flecting the ir su itab ility for 
fore stry, agricu lture  and  u rban  deve lopm ent and  the ir susta ined  use  for the  purposes 
designated  on  the  county p lan  m ap. 
 
Fin d in g: The  Plan  is with in  the  urban  growth  boundary where  u rban  density deve lopm ent 
is  identified  to  occur. The re  a re  no  agricu ltura l designated  lands with in  the  Plan  Area. 
Focusing deve lopm en t with in  the  urban  growth  boundary and  with in  the  Plan  Area  a ligns 
with  Yam hill County’s so ils re sources by not having urban  sca le  deve lopm en t expanding 
onto  agricu ltura l and  fore st lands. 
 
The  Plan  conform s to  Section  II The  Land and Water Subsection  A. Agricu ltu ra l Lands, Goal 
2 of the  Yam hill Coun ty Com prehensive  Plan . 
 
C. Wa t e r  Re sou rce s  

GOAL STATEMENT 

1. To conserve  and  to m anage  e fficien tly ou r wate r re sources in  order to  susta in  and 
enhance  the  quantity and  qua lity of flows for a ll consum ptive  and  non-consum ptive  uses 
and  to  abate  flood, e rosion  and  sedim entation  problem s. 
 
Fin d in g: The  Plan  Area  will be  se rved  by a  m unicipa l wate r system  opera ted  by the  City f 
Newberg. Newberg’s water sou rce  is we ll fie lds located  in  Marion  County across the  
Willam ette  Rive r. The  City’s Wate r Treatm en t Plan t is  loca ted  just ou tside  of the  Plan  Area  in  
its  sou theast corner. The  Plan  Area encom passes lands that are  with in  a  flood area and  the  
Wilm ette  Rive r Greenway. The  City has overlay provisions for these  area  to pro tect them  
from  deve lopm ent and  conse rve  the  areas. 
 
The  Plan  conform s to  Section  II The  Land and Water Subsection  C. Water Resources, Goal 1 
of the  Yam hill County Com prehensive  Plan . 
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E. Op e n  Spa ce  

GOAL STATEMENT 

1. To insure  the  continuance  of the  open  space  characte r that has a lways existed  in  Yam hill 
County. 
 
POLICIES 

A. Yam hill Coun ty will coope rate  with  a ll gove rnm en ta l and  recrea tion  agencie s with in  the  
region  to  iden tify open  space  and  scen ic resources, to  de te rm ine  resident and  non-re siden t 
recrea tion  needs, and  to  form ulate  and  im plem ent m easures for open  space  pre serva tion  
and  use .  
 
GOAL STATEMENT 

2. To preserve  and  im prove  poten tia l recreationa l and  other open  spaces in  both  urban  
and  rura l environm en ts for a ll to  en joy. 

POLICIES 

A. Yam hill Coun ty will seek to e stab lish  a  perm anent county open  space  ne t; increased  
public access to  areas of prim e  recreationa l sign ificance ; the  deve lopm ent of additiona l 
wate r-based  recreationa l opportun ities; and  con tinu ity of scen ic views, bu ffer areas, 
wild life  and  natura l habita t and  associa ted  natura l environm en ts. 
 
Fin d in g (Goa ls  1 a n d  2): The  goa ls of the  adopted  Newberg Riverfron t Maste r Plan  support 
and  will he lp  im plem ent the  goa ls and  policie s of Yam hill Coun ty. The  specific goa ls a re : 

A. Provide  a  m ix of land  uses: public, re sidentia l, com m ercia l/m ixed use , and  
industria l. 

B. Plan  for a  m ulti-m odal transportation  ne twork to  provide  access and  connections to  
the  rest of the  city, e specia lly Downtown  Newberg. 

C. Pre se rve  open  space  and  incorporate  natu ra l fea ture s as part of the  rive rfront’s 
strong sense  of p lace . 

D. Honor the  long h istory of wate rfront industry at th is location . 

E. Provide  an  open  and  transparen t p lann ing process. 

F. Engage  a  d ive rse  group of stakeholde rs throughout the  p lann ing process. 

G. Create  a  p lan  that works for com m unity m em bers of a ll ages, ab ilitie s, and  cu ltura l 
backgrounds. 
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The  pro jects iden tified  in  the  Plan  for the  waterfront a rea  were  iden tified  in  the  Newberg 
Rive rfront Maste r Plan  and  include  tra ils and  the  deve lopm en t of the  e sp lanade  facilita ting 
recrea tiona l u ses for a ll citizens of Newberg and  Yam hill County.  

The  Plan  conform s to  Section  II The  Land and Water Subsection  E. Open  Space  Goals 1 and  
2 of the  Yam hill Coun ty Com prehensive  Plan .   

 

G. Eco logica lly a n d  Scie n t ifica lly Sign ifica n t  Na t u ra l Are a s  

GOAL STATEMENT 

To protect land  and wate r areas that have  substantia lly re ta ined  the ir na tura l characte r 
and  land  and water a reas tha t, a lthough  a lte red  in  characte r, are  im portant as habita t for 
p lan t, an im al or m arine  life , for the  study of natu ra l h istorica l, scien tific, o r pa leonto logica l 
fea tu re s or for the  apprecia tion  of the ir na tura l fea ture s. 
 
Fin d in g: The  Plan  a rea  includes frontage  a long the  Willam ette  Rive r. This a rea is iden tified  
to  be  re ta ined  as park and  open spaces tha t m ain ta ins as m uch  of the  na tura l characte r as 
possib le . The  form er Newberg Landfill and  Roge rs landing Park a re  with in  the  Plan  
boundarie s. Between  these  two areas the  Riverfront Master Plan  iden tifie s keeping it as 
open  space  tha t can  be  viewed from  the  esp lanade  a t the  top  of the  b lu ff.  Th is will 
p re se rve  the  habita t for p lan t, an im al or m arine  life . 
 
The  Plan  conform s to  Section  II The  Land and Water Subsection  G. Ecologica lly and  
Scientifica lly Sign ificant Natura l Areas of the  Yam hill County Com prehensive  Plan . 
 
I. His t o r ic Are a s , Sit e s , St ru ct u re s  a n d  Ob je ct s  a n d  Cu lt u ra l Are a s  

GOAL STATEMENT 

1. To pro tect site s, structure s and  objects that have  loca l, regiona l, sta tewide , or na tiona l 
h istorica l sign ificance , and  a reas characte rized  by evidence  of an  e thn ic, re ligious or socia l 
group with  d istinctive  tra its, be lie fs, and  socia l form s, for fu ture  generations. 

J. Poten tia l and  Approved Federa l Wild  and  Scen ic Waterways and  State  Scen ic Wate rways 

GOAL STATEMENT 

1. To pro tect approved fede ra l wild  and  scen ic wate rways and  state  scen ic wate rways, and  
to  coordinate  with  sta te  and  fede ra l agencies studying potentia l fede ra l wild  and  scen ic 
wate rways and  state  scen ic wate rways. 
 
Fin d in g: The  Willam ette  Rive r Greenway is loca ted  with in  the  Plan  boundaries. Th is a re  is  
protected  as a  Goal 5 Resource  by the  Newberg Com prehensive  Plan . The  a rea  has a  
Stream  Corridor designa tion  wh ich  lim its deve lopm ent activitie s. The  proposed e sp lanade  
in  the  Plan  is located  just outside  th is designated  a rea  but will p rovide  for recreationa l 
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viewing opportun itie s to  the  Willam e tte  Rive r and  French  Pra irie  loca ted  sou th  of the  river 
in  Marion  County. 
 
The  Plan  conform s to  Section  II The  Land and Water Subsection  H. Historic Areas, Sites, 
Structure s and  Objects and  Cu ltu ra l Areas of the  Yam hill Coun ty Com prehensive  Plan . 

SECTION III. Tra n sp or t a t ion , Com m u n ica t ion s  a n d  Pu b lic Ut ilit ie s  

A. Tra n sp or t a t ion  

GOAL STATEMENT 

1. To provide  and  encourage  an  e fficien t, sa fe , conven ient and  econom ic transportation  
and  com m unica tion  system , including road , ra il, wate rways, public transit and  a ir, to  se rve  
the  needs of existing and  pro jected  u rban  and  ru ra l deve lopm en t with in  the  county, as we ll 
as to  accom m odate  the  regiona l m ovem ent of people  and  goods and  the  transfer of 
ene rgy, recogn izing the  econom ic, socia l and  ene rgy im pacts of the  various m odes of 
transportation . 
 
POLICIES 

A. Yam hill Coun ty will encourage  the  estab lishm ent of a  transporta tion  system  supportive  
of a  geograph ica lly d istribu ted  and  d ive rsified  industria l econom y for the  county including 
coordina tion  with  a ll city com prehensive  p lans. 
 
B. All transportation -re la ted  decisions will be  m ade  in  conside ration  of land  use  im pacts 
including but not lim ited  to  ad jacen t land  use  pa tte rns, bo th  existing and  p lanned, and  
the ir designa ted  uses and  densitie s. 
 
D. Yam hill County will, in  coopera tion  with  the  State  Highway Division  and  the  citie s of the  
county, e stab lish  a  com prehensive  list o f recom m ended road  im provem en ts throughout 
the  coun ty, estab lish  a  su itab le  review m echanism  for arriving at and  am ending prioritie s 
on  a  continu ing basis and  work towards the  crea tion  of an  on-going capita l im provem en t 
program  close ly coordina ted  with  a ll agencie s of gove rnm ent re sponsib le , including citie s 
for road  location , construction , finance  and  m ain tenance . 
 
I. Yam hill County will encourage  b icycle  and  pedestrian  tra ffic as an  e lem en t of the  
transportation  system  by coordinating with  the  citie s with in  the  coun ty to  deve lop  an  
in tegrated  system  of safe  and  conven ien t b icycle  and  pedestrian  ways to  com plem ent 
o the r m odes of transportation . 
 
Fin d in g: There  are  num erous transportation  pro jects, including non-auto  orien ted  pro jects 
in  the  Plan  in  both  the  Rive rfront Maste r Plan  a rea  and  Downtown  area . The  pro jects will 
im plem en t portions of the  City of Newberg Com prehensive  Plan , City of Newberg 
Transporta tion  System  Plan , and  a re  there fore  in  conform ance  with  the  Newberg 
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Com prehensive  Plan . Som e  of the  pro jects a re  designated  in  the  Rive rfront Master Plan  
and  the  Downtown  Im provem ent Plan . These  pro jects will com ply with  the  City’s policies 
and  deve lopm ent standards. These  pro jects will he lp  the  Coun ty im plem ent Policy A to  
coordina te  with  citie s and  Policy I to  encourage  b icycle  and  pedestrian  ways to  com plem ent 
o the r m odes of transportation . The  Plan  conform s with  Section  III. Transportation , 
Com m unications and  Public Utilitie s Subsection  A. Transportation , Goal 1 of the  Yam hill 
County Com prehensive  Plan .  
 
SECTION IV. Pu b lic La n d , Fa cilit ie s , a n d  Se rvice s  

A. Pu b lic Fa cilit ie s  a n d  Se rvice s  

GOAL STATEMENT 

1. To deve lop  a  tim e ly, orde rly and  e fficien t arrangem ent of public se rvices and  facilitie s to  
se rve  as a  fram ework for urban  and  ru ra l deve lopm ent, including public lands and  
bu ild ings, parks and  recreation  areas and  facilitie s, schools, po lice  and  fire  protection , 
dom estic wate r supply, san itary and  storm  sewerage  and  other dra inage  facilities, and  
power, gas and  te lephone  services. 
 
POLICIES 

A. Yam hill Coun ty will coordinate  with  the  cities with in  its  ju risd iction  to  provide  an  orde rly 
phasing of water, san itary sewerage , storm  dra inage  and  o the r public se rvices and  facilitie s 
with in  the  urban  growth  boundarie s. 
 
Q. The  deve lopm ent of san itary sewerage  system s will be  supported  where  such  system s 
conform  to  a ll applicable  fede ra l and  sta te  standards pertinent to  the  co llection , trea tm ent, 
and  fina l d isposa l of e ffluent; support will be  given  for the  con tinued  separa tion  of san ita ry 
and  storm wate r co llection  system s and  the  deve lopm en t of correction  program s to  reduce  
ground and surface  wate r in filtra tion; support will be  given  for the  separa tion  and  d isposa l 
of industria l wastes wh ich  d iffe r sign ificantly from  norm al dom estic sewage  in  strength  or 
com position , or wh ich  conta in  sign ificant quantitie s of grease , chem ica ls or suspended 
m eta ls; and  the  p lann ing m anagem en t crite ria  enunciated  for dom estic water system s 
shou ld  be  applied  with  equal consideration  to  san itary sewerage  system s. 
 
Fin d in g: There  are  num erous in frastructure  pro jects in  the  Plan . These  pro jects a re  
in tended to  deve lop  a  tim e ly, orderly and  e fficien t arrangem ent of public facilitie s in  the  
Area. They will supply in frastructure  to  un incorpora ted  a reas tha t a re  a lso  in  the  UGB that 
will a llow them  to  annex in to  the  city and  provide  needed jobs and  econom ic activity.  The  
Plan  conform s with  Section  IV.  Public Land, Facilitie s and  Services Subsection  A. Public 
Facilitie s and  Services, Goal 1 of the  Yam hill County Com prehensive  Plan .  
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B. Pa rks  a n d  Re cre a t ion  

GOAL STATEMENT 

1. To provide  adequate  recrea tiona l opportun itie s in  both  the  rura l and  u rban  
environm ents to  m ee t existing and  pro jected needs. 

POLICIES 

A. Yam hill Coun ty will coope rate  with  a ll gove rnm en ts and  recreation  agencie s with in  the  
region  to  iden tify recrea tion , open  space , and  scen ic resources; de te rm ine  re sident and  
nonresident needs and  form ula te  and  im plem en t m easures for provid ing recreation  
se rvices. 
 
D. Yam hill County will encourage  the  loca tion  of u rban  parks in  scen ic a reas wh ich  are  
easily accessib le  to  m uch  of the  u rban  popu la tion  and  which  can  be  deve loped to  provide  
recrea tion  opportun ities for a  varie ty of age  and  in te re st groups. 
 
G. Yam hill County will prom ote  the  deve lopm en t of an  in tegrated  b icycle  and  pedestrian  
tra il system  to  provide  recreationa l opportun itie s and  to  link open  space , Yam hill Coun ty 
com m unitie s and  park a reas. 
 
I. Yam hill County will encourage  coope ration  am ong governm ent agencies to  increase  
recrea tion  opportun ities, p rogram s and facilities for county re sidents, and  will explore  the  
possib ilitie s of provid ing recrea tion  program s for the  sm all towns and  rura l a reas of the  
county. 
 
Fin d in g: The  goa ls of the  adopted  Newberg Rive rfront Maste r Plan  support and  will he lp  
im plem en t the  goa ls and  policie s of Yam hill County. The  specific goa ls a re : 

A. Provide  a  m ix of land  uses: public, re sidentia l, com m ercia l/m ixed use , and  
industria l. 

B. Plan  for a  m ulti-m odal transportation  ne twork to  provide  access and  connections to  
the  rest of the  city, e specia lly Downtown  Newberg. 

C. Pre se rve  open  space  and  incorporate  natu ra l fea ture s as part of the  Rive rfronts 
strong sense  of p lace . 

D. Honor the  long h istory of wate rfront industry at th is location . 

E. Provide  an  open  and  transparen t p lann ing process. 

F. Engage  a  d ive rse  group of stakeholde rs throughout the  p lann ing process. 
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G. Create  a  p lan  that works for com m unity m em bers of a ll ages, ab ilitie s, and  cu ltura l 
backgrounds. 

The  pro jects iden tified  in  the  Plan  for the  Rive rfront a rea  were  iden tified  in  the  Newberg 
Rive rfront Maste r Plan  and  include  tra ils and  the  deve lopm en t of the  e sp lanade  facilita ting 
recrea tiona l u ses for a ll citizens of Newberg and Yam hill County. A large  expanse  of the  
Rive rfront area  with in  the  Plan  is identified  to  be  park and  open  space  stre tch ing from  
Chehalem  Creek on  its  weste rn  broade r to  Roge rs Landing Park. From  Rogers Landing Park 
east the  steep  slope  is part of the  Willam ette  Rive r Greenway and will be  le ft undisturbed  
except for the  possib ility of fu tu re  tra ils. The  Newberg-Dundee  Bypass Tra il is  a lso  a  part of 
the  Plan . Th is wou ld  connect the  m issing section  be tween  S River Stree t and  E Weatherly 
Way enhancing the  b icycle  and  pedestrian  tra il system . These  pro jects he lp  im plem ent the  
County Policie s A, D, G and I above .  The  Plan  conform s with  Section  IV.  Public Land, 
Facilitie s and  Services Subsection  A. Public Facilitie s and  Services, Goal 1 of the  Yam hill 
County Com prehensive  Plan .  
 
C. Willa m e t t e  Gre e n w a y 

GOAL STATEMENT 

1. To pro tect, conserve , enhance  and  m ain ta in  the  natu ra l, scen ic, h istorica l, agricu ltu ra l, 
e conom ic and  recreationa l qua litie s of lands a long the  Willam ette  River. 
 
Fin d in g: There  are  specific pro jects with in  the  Plan  that will p rovide  for the  deve lopm ent of 
an  e sp lanade  and new tra ils provid ing additiona l recrea tiona l opportun itie s in  the  
Rive rfront area. These  pro jects will he lp  im plem ent the  Willam e tte  Greenway Goal 
Statem en t. The  Plan  conform s with  Section  IV.  Public Land, Facilitie s and  Services Goal 1. 
Willam ette  Rive r Greenway of the  Yam hill Coun ty Com prehensive  Plan .  
 
SECTION V. En viron m e n t a l Qu a lit y 

A. Air , Wa t e r  a n d  La n d  Re sou rce s  Qu a lit y 

GOAL STATEMENT 

1. To conserve  and  to protect natu ra l resources, including a ir, wate r, so il and  vege ta tion  
and  wild life , from  pollu tion  or de te rioration  wh ich  wou ld  dangerously alte r the  ecologica l 
ba lance , be  de trim enta l to  hum an  hea lth , or com prom ise  the  beau ty and  tranqu ility of the  
na tura l environm ent. 

GOAL STATEMENT 

2. To preserve  and  enhance  the  charm  and am en ity va lues of the  county, wh ile  
accom m odating change , through  ensuring harm ony be tween  u rban  deve lopm en t and  the  
na tura l environm ent, a t the  sam e  tim e  cu ltiva ting m ore  attractive  u rban  environm ents in  
wh ich  to  live , work and p lay. 
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Fin d in g (Goa ls  1 a n d  2): Deve lopm en t of the  Rive rfront a rea  and  Downtown area  is a  key 
goa l of the  Plan . Th is deve lopm ent will p rovide  new industry to  Newberg. Th is new industry 
will com ply with  the  provisions of the  Newberg Com prehensive  Plan  including Chapter 4 
Open  Space , Scen ic Natu ra l, Historic and  Recrea tiona l re sources.  All new deve lopm en t will 
com ply with  the  requ irem ents of the  City of Newberg to  protect these  re sources.  

The re  are  specific pro jects with in  the  Plan  that will p rovide  for the  deve lopm en t of an  
e sp lanade  and new tra ils in  the  Riverfron t area . Provid ing new deve lopm ent with in  the  
u rban  growth  boundary and  provid ing m ore  attractive  environm ents in  wh ich  to  live , work 
and p lay in  th is Area  will he lp  the  Coun ty im plem ent the  Air, Water, and  Land Resource  
goa l for the  county as a  whole .  The  Plan  conform s with  Section  V. Environm enta l Quality 
Subsection  A. Air, Wate r and  Land Resources Quality, Goal 1 and  2 of the  Yam hill Coun ty 
Com prehensive  Plan .  
 
SECTION VII. Im p le m e n t a t ion , Eva lu a t ion , a n d  Re vie w  

A. Cit ize n  In vo lve m e n t  

POLICY 

A. Yam hill Coun ty will continue  to  im plem ent an  ongoing citizen  involvem en t program  that 
provides county re siden ts opportun ity to  be  involved  in  a ll phases of the  p lann ing process. 
 
Fin d in g: The  prepara tion  of the  Plan  was gu ided  by a  Citizens Advisory Com m ittee  (CAC). 
The  Com m ittee  he ld  fou rteen  m eetings to  gu ide  preparation  of the  feasib ility study, 
d iscuss the  boundary, he lp  prioritize  the  pro ject list, review financia l com ponents of the  
Plan  and  review the  draft Plan  and  Report. The  CAC was com prised  of taxing d istrict 
repre sen tatives from  Tuala tin  Valley Fire  & Rescue , Newberg School District, Chehalem  
Park and  Recrea tion  District, and  the  Chehalem  Valley Cham ber of Com m erce , Newberg 
Downtown  Coalition , and  five  citizen  repre sentatives.  

Once  the  feasib ility study was com ple ted , it  was posted  to  the  Newberg website  as we ll as 
six videos expla in ing u rban  renewal techn ica litie s. A Frequently Asked Questions fact shee t 
was a lso  posted  to  the  website  as we ll as a ll docum ents from  the  Citizens Advisory 
Com m ittee .  

The  City provided  two update s to  the  City Council in  te levised  m eetings (Youtube ) and  
three  update s to  the  Plann ing Com m ission . Flye rs in  English  and  Span ish  were  d istributed  
a t the  Wednesday Farm ers’ Marke t and  throughout Newberg. Other brie fings were  
provided  to  the  Rotary (2), Kiwan is, and  City Club  (2). 

The  Plan  itse lf is  based  on  the  num erous p lanning docum ents prepared  in  the  City of 
Newberg a ll o f wh ich  were  thorough ly reviewed by the  citizens of Newberg. These  
docum en ts include  City of Newberg Rive rfront Maste r Plan , City of Newberg Downtown  
Im provem ent Plan , A NewBERG Com m unity Vision , the  Newberg Com prehensive  Plan , 
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Storm water Maste r Plan , Wate r Master Plan , Wastewater Maste r Plan , Transporta tion  
System s Plan , and  the  Newberg Econom ic Deve lopm en t Stra tegy.  

The  City brie fed  the  County on  the  Plan  on  May 27, 2021, June  17, 2021, Ju ly 1, 2021 and 
Ju ly 29, 2021.. These  were  open  public m ee tings wh ich  were  a lso  te levised .  

Fin d in g: The  Plan  conform s with  Section  VII. Im plem entation , Evaluation , and  Review 
Subsection  A. Citizen  Involvem ent, Policy A of the  Yam hill Coun ty Com prehensive  Plan .  
 
The  Plan  conform s with  the  Yam hill County Com prehensive  Plan . 
 

I. Ya m h ill Cou n t y Tra n sp or t a t ion  Sys t e m  Pla n , DKS, a d op t e d  b y Ord in a n ce  895 
Nove m b e r  5, 2015 

Goal 1: Provide  for Efficien t and  Conven ient Motor Veh icle  Trave l 

Goal 2: Provide  for the  Safe ty of All Transportation  Modes 

Goal 3: Provide  an  Equ itab le , Balanced  and  Connected  Multi-m odal 

Transporta tion  System  

Objective  1: Provide  adequate  facilities for a ll transportation  m odes. 
Objective  2: Distribu te  the  bene fits and  im pacts of transportation  decisions fa irly and  
address the  transporta tion  needs and  safe ty of a ll u sers, including the  young, e lderly, 
people  with  d isabilitie s, and  people  of a ll races, e thn icitie s, and  incom e  leve ls. 
Objective  3: Provide  connections to  a ll m odes tha t m eet applicable  County and  Am ericans 
with  Disabilitie s Act (ADA) standards. 
 
Goal 4: Increase  the  Quality and  Availab ility of Pedestrian  and  Bicycle  Facilitie s Objective  1: 
Im prove  b icycle  and pedestrian  facilities. 
 
Goal 6: Manage  the  Transporta tion  System  to  Support a  Prosperous and  Com petitive  
Econom y 
Objective  1: Enhance  access to  m ajor em ploym ent and  industria l locations. 
 
Goal 7: Provide  Transportation  Facilitie s and  Services that are  Fisca lly Responsib le  and  
Econom ica lly Feasib le  
Objective  2: Identify and  deve lop  d ive rse  and  stab le  funding sources to  im plem en t 
recom m ended pro jects in  a  tim e ly fash ion  and  ensure  susta ined  funding for road  
m ain tenance  and  transporta tion  im provem ent pro jects. 
 
Goal 8: Provide  a  Transporta tion  System  that Conserves Energy and  Pro tects and  Im proves 
the  Environm en t 
Objective  1: Min im ize  im pacts to  preserve  the  na tura l, scen ic, and  cu ltu ra l resources in  the  
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County. 
Objective  2: Min im ize  land  use  im pacts. 
 
Goal 9: Coordina te  with  Loca l and  Sta te  Agencie s and  Transportation  Plans 
Objective  2: Coordinate  with  loca l agency transporta tion  system  plans for com m unitie s 
with in  Yam hill Coun ty. 
Objective  4: Coordinate  with  loca l agencie s and  entitie s with in  Yam hill County including 
m ajor em ploye rs, incorporated  and  un incorpora ted  com m unitie s, and o the r stakeholders 
or groups, as appropria te , on  transportation  issues involving these  en titie s. 
 
Fin d in g: There  are  num erous transportation  pro jects, including non-auto  orien ted  pro jects 
in  the  Plan  in  both  the  Rive rfront Maste r Plan  a rea  and  Downtown  area . The  pro jects will 
im plem en t portions of the  City of Newberg Com prehensive  Plan , City of Newberg 
Transporta tion  System  Plan , and  a re  there fore  in  conform ance  with  the  Newberg 
Com prehensive  Plan . Som e  of the  pro jects a re  designated  in  the  Rive rfront Master Plan  
and  the  Downtown  Im provem ent Plan . These  pro jects will com ply with  the  City’s policies 
and  deve lopm ent standards.  

These  pro jects will p rovide  m ulti-m odal transporta tion  ne tworks including pedestrian  and  
b icycle  system s a long with  m ajor stree t construction  and  reconstruction  that will p rovide  
for fu ture  econom ic activity and  increased  jobs in  the  com m unity. These  pro jects and  
re su lting econom ic activity will he lp  Yam hill County im plem ent the  Yam hill County 
Transporta tion  System s Plan  Goal 1: Provide  for Efficien t and  Conven ien t Motor Veh icle  
Trave l, Goal 2: Provide  for the  Safe ty of All Transportation  Modes, Goal 3: Provide  an  
Equ itab le , Balanced  and  Connected  Multi-m odal Transporta tion  System , Goal 4: Increase  
the  Quality and  Availab ility of Pedestrian  and  Bicycle  Facilitie s, Goal 6: Manage  the  
Transporta tion  System  to  Support a  Prosperous and  Com petitive  Econom y, Goal 7: Provide  
Transporta tion  Facilities and  Services tha t a re  Fisca lly Responsib le  and  Econom ica lly 
Feasib le , Goal 8: Provide  a  Transporta tion  System  that Conserves Energy and  Pro tects and  
Im proves the  Environm ent, and  Goal 9: Coordina te  with  Loca l and  Sta te  Agencie s and  
Transporta tion  Plans. 
 
The  Plan  conform s with  the  Yam hill County Transporta tion  System  Plan .  

J. GROW YAMHILL COUNTY, YAMHILL COUNTY ECONOMIC DEVELOPMENT 
PLAN, 2013 

SWOT 
Weaknesses 

• Lack of m ajor em ployers and  industria l activity 
• Lim ited  em ploym ent opportun itie s 
• Insu fficien t water d istribu tion  system s to  accom m odate  provide  adequate  fire  flows 

for business expansion  or deve lopm en t in  som e  com m unities 
• In frastructu re  cha llenges in  m ost com m unities m aking it d ifficu lt to  support or 
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a ttract business growth . 
• Insu fficien t com m ercia l or industria l land   
• Availab le  land  not m ee ting requ irem ents for com pan ie s to  locate /not su itab le  for 

deve lopm ent 
 
Opportun ities 

• Potentia l m anufactu ring re surgence  
• Upgrades to  com m ercia l a reas and  downtowns to  deve lop  for wine /tou rism  and 

re ta il—downtown im provem ent pro jects 
• Proposed  wastewater trea tm ent and  other in frastructure  update s 

 
Threats 

• Lack of ready-to-bu ild  industria l and  com m ercia l sites to  d iversify em ploye r base  
• Lack of re sources to  address m ultitude  of in frastructure  issues 
• Lack of re sources for deve lopm en t 

 
Key Findings 

• Manufacturing is critica l to  the  econom y. The  County has a  great strength  in  the  
d ive rsity of its  m anufacturing com pan ie s. The re  a re  exte rna l th rea ts re la ted  to  the  
susta inability of a  strong m anufactu ring cluste r, bu t there  are  a lso local supports 
that can  be  prom oted  to  ensure  tha t the  com pan ie s located  in  the  Coun ty are  
d ive rse  and  focused  on  h igh-dem and or n iche  m arke ts. 

• In frastructu re  issues p lay a  m ajor ro le  in  lim iting econom ic deve lopm ent in  Yam hill 
County. In frastructure  includes roads, bridges, ra ilways, access to  in te rstate s, 
h ighways, and  a ir se rvice , inadequate  water system s, ava ilab le  public se rvices, e tc. 
The  Mid-Willam ette  Regiona l Econom ic Deve lopm ent Stra tegy iden tifies techn ica l 
and  com m unity assistance  pro jects for Yam hill County—m ost of wh ich  a re  
in frastructure  re lated . These  issues can  be  prioritized  and  resources sought to  
address them  in  orde r to  create  m ore  accessib ility to  business growth . 

 
Research  Conclusions 
The  econom ic deve lopm ent gaps described  in  the  findings above  m ust be  closed . These  
gaps include : 

• In frastructu re  issues 
• Lack of ava ilab le  industria l-zoned land 
• Ongoing support of prim ary jobs and  m anufacturing 
• Unem ploym ent 
• Lim ited  skilled  workers 
• Lower wages than  su rrounding areas 
• Alternatives to  re liance  on  wine-cen te red  tou rism  
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Mission  
Im plem entation  of the  Yam hill County Econom ic Deve lopm ent Plan  will d irect and  prioritize  
the  actions and  re source  a llocations necessary to  rea lize  business growth , job  re ten tion  
and  creation , and  enhanced  we ll-be ing for a ll ind ividua ls and  com m unitie s. 
 
Vision  
The  Yam hill Coun ty Econom ic Deve lopm ent Plan  will contribu te  to  the  deve lopm ent of 
thriving, vibrant com m unitie s where  people  live , learn , work, shop and  p lay; and  will foste r 
susta inability of a  dynam ic environm ent in  wh ich  business and  industry prospe r. 
 
Strategies 
Strategy 1: 

• Create  Com m unities Ready to  Rece ive  Business 
Strategy 2: 

• Reta in , Expand and Recru it Business 
Strategy 3: 

• Iden tify and  Com m it Resources that Will Invest in  Yam hill Coun ty Econom ic 
Deve lopm en t 

Strategy 4: 
• Deve lop  and  Support Vibrant Com m unitie s 

 
ACTION PLAN 
Strategy 1: Crea te  Com m unitie s Ready to Rece ive  Business 
 

Goals (The  “What”) Objectives (The  “How”) 
1.1 Understand  the  in frastructure  issues 
and  other       e conom ic deve lopm en t 
obstacle s facing our         com m unitie s 

1.1.1 Cata logue  in frastructure  and  other 
obstacle s          and  issues crea ting 
econom ic deve lopm ent           cha llenges. 
1.1.2 Iden tify curren t infrastructure  and  
o the r                pro jects tha t will rem ove  
barrie rs to                       e conom ic 
deve lopm ent. 
1.1.3 Package  the  in form ation  in  1.1.1 and  
1.1.2. 

1.2 In form  our com m unitie s about 
so lu tions and         re sources to  ove rcom e  
in frastructure  and              other econom ic 
deve lopm ent obstacles. 

1.2.1 Iden tify re sources to  address 
econom ic                 deve lopm en t obstacle s. 
1.2.2 Determ ine  the  best m ethod(s) to                            
com m unicate  the  knowledge  ga ined  in                  
Goal 1.1 to  key stakeholde rs. 
1.2.3 Com m unicate  the  in form ation  to  key                     
stakeholders. 
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1.2.4 Support com m unitie s in  m aking                           
im provem ents tha t will be tte r a ttract                     
business. 

 
Strategy 3: Iden tify and  Com m it Resources tha t Will Invest in  Yam hill County 
Econom ic Deve lopm ent 
 

Goals (The  “What”) Objectives (The  “How”) 
3.1 Iden tify and  bu ild  a  Toolbox of 
ava ilab le              business and  com m unity 
re sources. 

3.1.1 Coordina te  with  re source  partners 
(loca l,              regiona l, sta te  partners; 
workforce                         deve lopm ent, 
econom ic deve lopm ent,                  
com m unity action  groups) 
3.1.2 Iden tify potentia l financia l assistance                    
(grants, foundations, loans, com m unity                
growth  program s, governm ent assistance ,             
partner agencie s, p rivate  funding) 
3.1.3 Iden tify potentia l re sources for 
hum an                   deve lopm en t (low-
cost/no-cost tra in ing,               deve lopm ent 
opportun ities, education  and             skills  
deve lopm ent, h igh  perform ance ) 3.1.4 
Deve lop  process for investing Video                     
Lotte ry Fund. 

 
 
Fin d in g: The  Yam hill County Econom ic Deve lopm ent Plan  includes a  
Strengths/Weaknesses /Opportun itie s/Threa ts (SWOT) ana lysis. The  Plan  identifie s a  se rie s 
of issues noted  be low: 
 
Weaknesses 

• Lack of m ajor em ployers and  industria l activity 
• Insu fficien t water d istribu tion  system s to  accom m odate  provide  adequate  fire  flows 

for business expansion  or deve lopm en t in  som e  com m unities 
• In frastructu re  cha llenges in  m ost com m unities m aking it d ifficu lt to  support or 

a ttract business growth  
• Availab le  land  not m ee ting requ irem ents for com pan ie s to  locate /not su itab le  for 

deve lopm ent 

Opportun ities 
• Upgrades to  com m ercia l a reas and  downtowns to  deve lop  for wine /tou rism  and 

re ta il—downtown im provem ent pro jects 
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Threats 

• Lack of ready-to-bu ild  industria l and  com m ercia l sites to  d iversify em ploye r base  
• Lack of re sources to  address m ultitude  of in frastructure  issues 
• Lack of re sources for deve lopm en t 

 
The  Newberg Urban  Renewal Plan  (Plan ) d irectly addresses the  SWOT analysis. The  focus of 
the  Plan  is it address in frastructu re  de ficiency for both  industria l and  com m ercia l lands for 
wate r d istribution , wastewater, storm wate r and  transportation . Addressing these  issues 
will position  Newberg to  a ttract m ajor em ploye rs in  the  Riverfron t Master Plan  a rea  and  
these  types of industria l com pan ie s focus on  lands that m eets the ir site  se lection  
requ irem en ts to  be  as shove l ready as possib le  for the ir financia l investm ents. In  the  
Downtown  area  the  transporta tion  and  water im provem ents will upgrade  the  a rea  for in fill 
deve lopm ent tha t has been  identified  in  the  Downtown  Im provem ent Plan . The  Rive rfront 
and  Downtown  areas do  not have  ready to  bu ild  sites because  of the  lack of su fficien t 
in frastructure . Overa ll there  is a  lack of resources to  address these  in frastructure  issues 
and  the  u rban  renewal program  is a  State  Sta tu te  au thorized  program  to d irectly address 
the  in frastructure  issues identified  in  the  Newberg Urban  Renewal Plan . 
 
The  Yam hill Coun ty Econom ic Deve lopm ent Plan  iden tifie s as key findings that 
m anufactu ring is critica l. Additiona lly, tha t in frastructure  p lays a  m ajor ro le  in  lim iting 
econom ic deve lopm ent. The  Newberg Urban  Renewal Plan  d irectly addresses these  
findings identifying that m anufacturing in  the  Rive rfront a rea , on  the  form er m ill site , with  
redeve lopm ent opportun ities for new industria l u ses, bu t the  area  has in su fficien t 
in frastructure  to  support th is redeve lopm en t. 
 
Under the  Research  Conclusions section  of the  Yam hill County Econom ic Deve lopm en t 
Plan  gaps were  identified  for: 

• In frastructu re  issues 
• Lack of ava ilab le  industria l-zoned land 
• Ongoing support of prim ary jobs and  m anufacturing 
• Unem ploym ent 
• Lim ited  skilled  workers 
• Lower wages than  su rrounding areas 
• Alternatives to  re liance  on  wine-cen te red  tou rism  

 
The  Newberg Urban  Renewal Plan  d irectly responds to  seve ra l of these  gaps for 
in frastructure , lack of ava ilab le  industria lly zoned land  (redeve lopm ent of existing industria l 
land) rather than  expanding the  Urban  Growth  Boundary, and  lower wages by a ttracting 
new industria l deve lopm ent through  redeve loping prior deve loped land  that was outside  of 
the  City of Newberg but with in  the  Urban Growth  Boundary. 
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The  Yam hill Coun ty Econom ic Deve lopm ent Plan  includes a  sta tem en t for the  Mission  and 
Vision . The  Newberg Urban  Renewal Plan  d irectly re sponds to  the  Mission  com ponen t of 
a lloca tion  of re sources for position ing for business growth , and  job  crea tion  wh ich  enhance  
the  we ll-be ing for re sidents of Newberg and Yam hill County. For the  Vision  the  Newberg 
Urban Renewal Plan  advances it by contributing to  the  deve lopm en t of a  th riving, vibrant 
com m unity where  people  live , le arn , work, shop and  p lay; and  will foste r susta inability of a  
dynam ic environm en t in  wh ich  business and industry prospe r. Th is is ach ieved  by investing 
in  the  iden tified  in frastructure  in  the  Newberg Urban Renewal Plan .  
 
The  Yam hill Coun ty Econom ic Deve lopm ent Plan  iden tifie s Strategies. The  Newberg Urban  
Renewal Plan  re sponds to  the  Strategie s. For Stra tegy 1: Create  Com m unities Ready to  
Rece ive  Business, Goal 1.1, th rough  a  fu ll ana lysis of the  in frastructure  issues and  other 
econom ic deve lopm ent obstacles facing Newberg in  the  Plan  Area . The  Plan  additiona lly 
re sponds to  Goal 1.2 In form  our com m unitie s about so lu tions and  re sources to  overcom e  
in frastructure  and  o ther econom ic deve lopm en t obstacle s by identifying ORS 457 as a  tool 
to  re spond to the  in frastructu re  and  b ligh t issues identified  in  the  Plan  Area. 
 
Strategy 3: Iden tify and  Com m it Resources tha t Will Invest in  Yam hill County Econom ic 
Deve lopm en t, Goal 3.1, is  ach ieved  by fu rthering Objective  3.1.2 Identify potentia l financia l 
assistance  (grants, foundations, loans, com m unity growth  program s, gove rnm ent 
assistance , partner agencies, priva te  funding). Th is is ach ieved  by the  Yam hill County 
partnering with  Newberg in  approving the  urban  renewal p lan  and  provid ing governm en t 
assistance  to fund the  in frastructure  de ficiencie s identified  to  attract and  re ta in  existing 
businesses for econom ic prosperity for Newberg and a ll o f Yam hill Coun ty. 
 
The  Plan  conform s with  the  Yam hill County Econom ic Deve lopm ent Plan . 
 
Con clu s ion :  Based  on  the  above-m en tioned findings, the  request m ee ts goa ls and  policie s 
with in  the  Yam hill County Com prehensive  Plan . 
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XIV.  LEGAL DESCRIPTION 
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DESCRIPTION OF THE URBAN RENEWAL AREA OF THE CITY OF NEWBERG 

 

Beginning at the Southwest corner of Lot 10 Block 1 of Deskin’s Fourth Addition To Newberg, Oregon, a duly 

recorded subdivision in Yamhill County, Oregon, said point being the intersection of the east line of the 60-foot 

right-of-way of N. Meridian Street and north line of the 60-foot right-of-way of E. Sheridan Street; 

U1001. THENCE East along said north right-of-way of E. Sheridan Street, 520 feet more or less to the east 

line of the 60-foot right-of-way of N. River Street.   

U1002. THENCE South along said east right-of-way, 300 feet more or less to the north line of the 60-foot 

right-of-way of E. Hancock Street, said point also being the southwest corner of Woodward Place a\duly 

recorded subdivision in Yamhill County, Oregon; 

U1003. THENCE South 60 feet more or less to the intersection of the south right-of-way line of E. Hancock 

Street and east right-of-way line of S. River Street;  THENCE continuing South, along said east right-of-

way, 95 feet more or less to an angle point;  THENCE Southeasterly continuing along said east right-of-

way, 16-feet more or less to an angle point; THENCE South continuing along said east right-of-way, 50 

feet more or less to the north line of Highway 99W/E 1st Street right-of-way;  THENCE South across the 

Highway 99W/E 1st Street right-of-way 177 feet more or less to a point on the south right-of-way of 

Highway 99W, said point being 10 feet east of the east line of the 60-foot right-of-way of S. River Street; 

U1004. THENCE South, leaving said south right-of-way, 10-foot easterly and parallel to said east 60-foot 

right-of-way of S. River Street, 856 feet more or less to a point on the south line of the 60-fott right-of-

way of East 4th Street, said point also being on east line of the 80-foot right-of-way line of S. River Street; 

U1005. THENCE South along the said east right-of-way of S. River Street, 1,761 feet more or less to the north 

line of the 60-foot right-of-way of East 9th Street; 

U1006. THENCE East along said north right-of-way 1,180 feet more or less to the southeast corner of Lot 14, 

Block 50, of Edwards Addition, a duly recorded subdivision in Yamhill County, Oregon, said point also 

being intersection of said north right-of-way line and extension of the east line of the plat of City Park 

Addition, a duly recorded subdivision in Yamhill County, Oregon; 

U1007. THENCE South along said east line of the plat of City Park Addition and its extension thereof, 27 feet 

more or less to the Northwest corner of that tract of land described in Book 99 Page 1198, Yamhill County 

Deed Records; 

U1008. THENCE East along the north line of said tract 440 feet more or less to the west line Wynooski Street, 

said point being 20-feet westerly of the centerline of said Wynooski Street; 

U1009. THENCE Northeasterly, perpendicular to Wynooski Street, 50 feet more or less to the east right-of-

way of said Wynooski Street, said point being 30 feet easterly of the centerline of said Wynooski Street; 

U1010. THENCE Southeasterly along said east right-of-way 240 feet more or less to a point on the north line 

of that tract of land described in Instrument No. 2003-23925, Yamhill County Deed Records, said point 

being 30 feet easterly from the centerline of said Wynooski Street. 
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U1011. THENCE continuing Southeasterly parallel to and 30-feet easterly of the centerline of said Wynooski 

Street, 368 feet more or less to a point on the south line of the tract of land described in Instrument No. 

1993-3510, Yamhill County Deed Records, said point also being on the north line of the Newberg/Dundee 

Bypass right-of-way; 

U1012. THENCE East along the south line of said tract, 54 feet more or less to the southeast corner of said 

tract; 

U1013. THENCE North along the east line of said tract, 26 feet more or less to the south line of the tract of 

land described in Instrument No. 2003-23925, Yamhill County Deed Records; 

U1014. THENCE East along the south line of said tract, 594 feet more or less to the southeast corner of said 

tract; 

U1015. THENCE North along the east line of said tract, 2 feet more or less to the south line of Tract A, 

Highlands at Hess Creek – Phase 4, a duly recorded subdivision in Yamhill County, Oregon; 

U1016. THENCE Southeasterly along the south line of said Tract A, 580 feet more or less to an angle point, 

said point being on the north right-of-way of the Newberg/Dundee Bypass; 

U1017. THENCE South, departing from said south line, 264 feet more or less to the intersection point of the 

south right-of-way of the Newberg/Dundee Bypass and the east right-of-way line of NE Wynooski Road; 

U1018. THENCE Southeasterly along said south right-of-way line, 351 feet more or less to the northerly 

extension of the west line of the tract of land described in Instrument No. 2007-21167, Yamhill County 

Deed Records;  

U1019. THENCE South along said west line and its northerly extension, 1,055 feet more or less to the 

northerly right-of-way of NE Wynooski Road; 

U1020. THENCE Southeasterly along said northerly right-of-way, 679 feet more or less, to the northerly 

extension of the east line of Lot 27 of Wynooski Subdivision, a duly recorded subdivision in Yamhill 

County, Oregon; 

U1021. THENCE Southerly along the extension of said east line 121 feet more or less to the south right-of-

way of NE Wynooski Road, said point also being on the north line of said Lot 27; 

U1022. THENCE Westerly along said south right-of-way and continuing along the north line of said Lot 27, 

290 feet more or less to an angle point on said north line;   

U1023. THENCE Westerly continuing along said north line 325 feet more or less to the south right-of-way of 

NE Dog Ridge Road; 

U1024. THENCE Southwesterly along said south right-of-way 502 feet more or less to the point of 

intersection of the easterly extension of the north right-of-way of County Road 47; 

U1025. THENCE Westerly along the easterly extension of and north right-of-way of said County Road 47, 

1,375 feet more or less to the old Wynooski Street Bridge also falling along the Yamhill County side of 

the Willamette River; 

U1026. THENCE Westerly along the Yamhill County side of the Willamette River 3,760 feet more or less to 

its confluence with the center of Chehalem Creek; 
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U1027. THENCE Northwesterly along the center of Chehalem creek 4,480 feet more or less to the point of 

intersection with the southerly extension of the east line of Lot 11 of Glen Hollow Estates, a duly recorded 

subdivision in Yamhill County, Oregon; 

U1028. THENCE North along said southerly extension and east line of said Lot 11, 396 feet more or less to the 

southwest corner of Lot 14 of Hidden Meadows, a duly recorded subdivision in Yamhill County, Oregon; 

U1029. THENCE East along the south line of Hidden Meadows, 452 feet more or less to an angle point; 

THENCE Easterly along said south line 616 feet more or less to the southeast corner of Lot 15 of said 

Hidden Meadows; 

U1030. THENCE North along the east line of said Hidden Meadows subdivision, 534 feet more or less to the 

Southwest corner of that tract of land described in Book 125, Page 0481, Yamhill County Deed Records; 

U1031. THENCE East along the south line of said tract, 351 feet more or less to an angle point; THENCE 

Northeasterly along said south line, 73 feet more or less to the east line of said tract; 

U1032. THENCE North along said east line, 186 feet more or less to the intersection with the center of 

Chehalem Creek; 

U1033. THENCE Northerly, departing from said east line, along the center of Chehalem Creek, 2,020 feet 

more or less to a point being southwesterly 83 feet more or less from the southwest corner of Partition Plat 

97-53, a duly recorded partition plat in Yamhill County, Oregon; 

U1034. THENCE Northeasterly, leaving the said center of Chehalem Creek, 83 feet more or less to the 

Southwest corner of said Partition Plat; 

U1035. THENCE North along the west line of said Partition Plat, 295 feet more or less to an angle point; 

THENCE Northwesterly along said west line 123 feet more or less to an angle point; THENCE 

Northeasterly along said west line 18 feet more or less to the north line of said Partition Plat; 

U1036. THENCE East along said north line and the extension thereof, 369 feet more or less to the west line of 

the 60-foot right-of-way of Charles Street; 

U1037. THENCE North along said west right-of-way, 62 feet more or less to the north line of the 60-foot 

right-of-way of W. 9th Street; 

U1038. THENCE East along said north right-of-way, 1,205 feet more or less to the west line of the 60-foot 

right-of-way of S Blaine Street; 

U1039. THENCE North along said west right-of-way, 517 feet more or less to the northeast corner of the tract 

of land described in Instrument No. 2002-14801, Yamhill County Deed Records; 

U1040. THENCE West along the north line of said tract and the northerly extension thereof, 528 feet more or 

less to the northwest corner of the tract of land described in Instrument No. 2014-14033, said point also 

being on the east line of the tract of land described in Instrument No. 1997-15269, Yamhill County Deed 

Records; 

U1041. THENCE North along said east line and the northerly extension of, 539 feet more or less to the most 

westerly northwest corner of the tract of land described in Instrument No. 2019-16593, Yamhill County 

Deed Records;  
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U1042. THENCE East along the north line of said tract, 164 feet more or less to the most southeasterly 

northwest corner of said tract; 

U1043. THENCE North along the west line of said tract 37 feet more or less to the most northerly northwest 

corner of said tract; THENCE East along the north line of said tract 1 foot more or less to the southwest 

corner of the tract of land described in Instrument No. 2002-18241, Yamhill County Deed Records; 

THENCE North along the west line of said tract 147 feet more or less to the most southerly northwest 

corner of said tract; 

U1044. THENCE East 75 feet more or less along the along the north line of said tract to the most northerly 

southwest corner of said tract; 

U1045. THENCE North along the west line of said tract 45 feet more or less to the most northerly northwest 

corner of said tract, said point falling on the south line of that tract of land described in Instrument No. 

2018-16315, Yamhill County Deed Records; 

U1046. THENCE Easterly along the South line of said tract 36 feet more or less to the southeast corner of said 

tract, said point is also on the west line of that tract of land described in Instrument No. 2006-09500, 

Yamhill County Deed Records; 

U1047. THENCE South along said west line 45 feet more or less to the southwest corner of said Instrument 

No. 2006-09500; 

U1048. THENCE East along the south line of said tract 84 feet more or less to the southeast corner of said 

tract; 

U1049. THENCE North along the east line of said tract 150 feet more or less to the south line of the 60-foot 

right-of-way of E. 5th Street; 

U1050. THENCE West along said south right-of-way 26 feet more or less to the intersection point of the 

southerly extension of the west line of the tract described in Instrument No. 2003-23268, Yamhill County 

Deed Records; 

U1051. THENCE North along the southerly extension of said west line of and its northerly extension thereof, 

391 feet more or less to the south line of the tract described in Instrument No. 2017-06795, Yamhill 

County Deed Records; 

U1052. THENCE East along said south line, 41 feet more or less to the southeast corner of said tract, said 

point also being the southwest corner of Partition Plat 91-51, a duly recorded partition plat, in Yamhill 

County, Oregon; 

U1053. THENCE North along the east line of said Instrument No. 2017-06795, 141 feet more or less to the 

southwest corner of that tract of land described in Instrument No. 2019-15590, Yamhill County Deed 

Records; 

U1054. THENCE East along the south line of said Instrument No. 2019-15590, 50 feet more or less to the 

southeast corner of said tract; 

U1055. THENCE North along the east line of said tract, 140 feet more or less to the south line of the 60-foot 

right-of-way of E. 3rd Street; 
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U1056. THENCE West along said south right-of-way, 958 feet more or less to the west line of the 60-foot 

right-of-way of S. Grant Street; 

U1057. THENCE North along said west right-of-way, 300 feet more or less to the south line of the 60-foot 

right-of-way line of W. 2nd Street; 

U1058. THENCE West along said south right-of-way and the westerly extension of, 520 feet more or less to 

the west line of the 60-foot right-of-way of S. Harrison Street; 

U1059. THENCE North along said west right-of-way, 282 feet more or less to the northeast corner of that tract 

of land described in Instrument No. 2004-05850, Yamhill County Deed Records; 

U1060. THENCE Southwesterly along the north line of said Instrument No. 2004-05850 and continuing along 

the north line of the tract described in Instrument No. 2008-03366, Yamhill County Deed Records, 147 

feet more or less to the easterly right-of-way of the Southern Pacific Railroad; 

U1061. THENCE Northeasterly along said easterly right-of-way, 724 feet more or less to an angle point; 

THENCE Easterly along said easterly right-of-way 20 feet more or less to an angle point; THENCE 

Northeasterly along said easterly right-of-way 628 feet more or less to the south line of the 60-foot right-

of-way E. Sherman Street; 

U1062. THENCE East along said south right-of-way, 107 feet more or less to the east line of the 14 foot wide 

alley, said point being the northwest corner of Lot 5, Block 3 of Deskins Addition to Newberg, a duly 

recorded subdivision in Yamhill County, Oregon; 

U1063. THENCE South along said east line, 240 feet more or less to the north line of the 60-foot right-of-way 

line of E. Sheridan Street; 

U1064. THENCE East along said north right-of-way, 613 feet more or less to the west line of the 60-foot right-

of-way line of N. Blaine Street; 

U1065. THENCE North along said west right-of-way, 300 feet more or less to the north line of the 60-foot 

right-of-way of E. Sherman Street; 

U1066. THENCE East along said north right-of-way, 580 feet more or less to the east line of the 60-foot right-

of-way N. School Street; 

U1067. THENCE South along said east right-of-way, 300 feet more or less to the north line of the 60-foot 

right-of-way of E. Sheridan Street; 

U1068. THENCE East along said north right-of-way, 905 feet more or less to the east line of the 60-foot right-

of-way line of N. Meridian Street and the point of beginning.  
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Excepting the following described area:  

Beginning at a point on the south line of the 60-foot right-of-way of E. 3rd Street, said point being 10 feet west of 

the west line of the 60-foot right-of-way of S. River Street;  

U2001. THENCE South, parallel to and 10-feet west of the said west right of way of S. River Street, 300 feet 

more or less to the south line of the 60-foot right-of-way line of E. 4th Street, said point being also the west 

line of the 80-foot right-of-way for S. River Street;;  

U2002. THENCE South along said west right-of-way, 1,761 feet more or less to the north line of the 60-foot 

right-of-way line of E. 9th Street;  

U2003. THENCE West along said north right-of-way line, 1,865 feet more or less to the east line of the 60-

foot right-of-way line of S. Blaine Street;  

U2004. THENCE North along said east right-of-way, 1,399 feet more or less to the south line of the 60-foot 

right-of-way line of E. 5th Street;  

U2005. THENCE East along said south right-of-way line, 260 feet more or less to the east line of the 60-foot 

right-of-way line of S. Howard Street;  

U2006. THENCE North along said east right-of-way, 360 feet more or less to the south line of the 60-foot 

right-of-way of E. 4th Street;  

U2007. THENCE East along said south right-of-way, 200 feet more or less to the west line of the 60-foot 

right-of-way of S. School Street;  

U2008. THENCE North 60-feet more or less to the north right of way line of S. School St, said point being the 

southwest corner of the tract described in Instrument No. 1993-13456, Yamhill County Deed Records; 

THENCE North along the west line of said Instrument No. 1993-13456, 240 feet more or less to the south 

line of the 60-foot right of way of E. 3rd Street;  

U2009. THENCE East along said south right-of-way 1,414 feet more or less to the point of beginning. 

Containing approximately 600 acres, more or less. 



 

“Working Together For A Better Community-Serious About Service" 
Z:\MISC\WP5FILES\FILES.G (General File)\G 2019\GEN19-0017 Urban Renewal\Planning Commission\7-22-21\Comp Plan Urban Renewal PC Report Final.doc 

Exhibit “B” to Planning Commission Resolution 2021-373 

Newberg Urban Renewal Report 
 

 

 

 

 



 

 

 

Report Accompanying the 

Newberg Urban Renewal Plan 

 

This document remains draft until the Yamhill County vote on approval of the 

Newberg Urban Renewal Plan due to unincorporated properties and the City 

Council adoption of the Newberg Urban Renewal Plan.  

 

 

 

 

 

 

 

 

 

EXHIBIT "B"
Resolution No. 2021-373



This page intentionally left blank 

  

  



 

LIST OF PARTICIPANTS 

Mayor 

Rick Rogers  

City Council 

Elise Yarnell Hollamon,  

Julia Martinez Plancarte, 2 

Denise Bacon, 3 

Bryce Coefield, 4 

Mike McBride, 5 

Stephanie Findley, 6 

Planning Commission 

Jason Dale 

Jenna Morris 

Sharon Capri 

Robert Sherry 

Kriss Wright 

Charles Aban 

Jeffrey Musall 

Colin C Bolek, Student Commissioner 

City of Newberg Staff 

Dan Weinheimer, City Manager 

Doug Rux, AICP, Community Development 

Director 

Brett Musick, PE Senior Engineer 

Lacey Dykgraaf, Community Engagement 

Specialist 

Shannon Buckmaster, Economic Health 

Manager 

Bobbie Morgan, Community Development 

Office Assistant  

Ad Hoc Urban Renewal Citizens 

Advisory Committee 

John Bridges, Chair 

Francisco Stoller, Vice Chair 

Josh Duder, Executive Director, 

Chehalem Valley Chamber of 

Commerce 

Don Clements, Superintendent, 

Chehalem Park and Recreation District 

Stephanie Findley, Newberg City Council 

Joe Morelock, Superintendent, Newberg 

School District 

Molly Olson,  Infrastructure Chair, 

Newberg Downtown Coalition 

Loni Parrish, Citizen 

Angel Aguilar, Citizen 

Cassandra Ulven, Public Affairs Chief, 

Tualatin Valley Fire and Rescue (TVF&R) 

Consulting Team  

Elaine Howard Consulting, LLC 

Elaine Howard, Scott Vanden Bos 

Tiberius Solutions LLC 

Nick Popenuk, Ali Danko, Rob Wyman 

JLA Public Involvement  

Sam Beresky, Darren Cools 

 



    

 

  

 
 

 

Newberg Urban Renewal Plan adopted by the City of Newberg 

Date 

Ordinance No. 2021-  

This Plan was also approved by Yamhill County by Resolution No. ____ on _____ as 

there are unincorporated properties in the Area.  

 



                                                            

 

 

TABLE OF CONTENTS 
 

I. INTRODUCTION ........................................................................................................... 1 

II. THE PROJECTS IN THE AREA AND THE RELATIONSHIP BETWEEN URBAN RENEWAL 

PROJECTS AND THE EXISTING CONDITIONS IN THE URBAN RENEWAL AREA ........ 6 

III. THE ESTIMATED TOTAL COST OF EACH PROJECT AND THE SOURCES OF MONEYS 

TO PAY SUCH COSTS ................................................................................................. 21 

IV. FINANCIAL ANALYSIS OF THE PLAN ......................................................................... 22 

V. THE ESTIMATED AMOUNT OF TAX INCREMENT REVENUES REQUIRED AND THE 

ANTICIPATED YEAR IN WHICH INDEBTEDNESS WILL BE RETIRED ......................... 25 

VI. THE ANTICIPATED COMPLETION DATE FOR EACH PROJECT .................................. 31 

VII. REVENUE SHARING .................................................................................................... 36 

VIII. IMPACT OF THE TAX INCREMENT FINANCING ........................................................ 36 

IX. COMPLIANCE WITH STATUTORY LIMITS ON ASSESSED VALUE AND SIZE OF 

URBAN RENEWAL AREA ............................................................................................. 40 

X. EXISTING PHYSICAL, SOCIAL, AND ECONOMIC CONDITIONS AND IMPACTS ON 

MUNICIPAL SERVICES ................................................................................................ 41 

XI. REASONS FOR SELECTION OF EACH URBAN RENEWAL AREA IN THE PLAN ......... 60 

XII. RELOCATION REPORT................................................................................................ 60 

 

 



Page 1 | Report Accompanying the Newberg Urban Renewal Area Plan 

 

I. INTRODUCTION 

The Report Accompanying the Newberg Urban Renewal Plan (Report) contains 

background information and project details that pertain to the Newberg Urban Renewal 

Plan (Plan). The Report is not a legal part of the Plan but is intended to provide public 

information and support the findings made by the Newberg City Council as part of the 

approval of the Plan. 

The Report provides the analysis required to meet the standards of ORS 457.087, 

including financial feasibility. The Report accompanying the Plan contains the 

information required by ORS 457.085, including:  

• A description of the physical, social, and economic conditions in the area and 

expected impact of the plan, including fiscal impact in light of increased services; 

(ORS 457.087(1)) 

• Reasons for selection of the plan Area; (ORS 457.087(2)) 

• The relationship between each project to be undertaken and the existing 

conditions; (ORS 457.087(3)) 

• The estimated total cost of each project and the source of funds to pay such costs; 

(ORS 457.087(4)) 

• The estimated completion date of each project; (ORS 457.087(5)) 

• The estimated amount of funds required in the Area and the anticipated year in 

which the debt will be retired; (ORS 457.087(6)) 

• A financial analysis of the plan; (ORS 457.087(7)) 

• A fiscal impact statement that estimates the impact of tax increment financing 

(TIF) upon all entities levying taxes upon property in the urban renewal area; (ORS 

457.0857(8)) 

• A relocation report. (ORS 457.087(9)) 
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The relationship of the sections of the Report and the ORS 457.087 requirements is shown 

in Table 1. The specific reference in the table below is the section of this Report that most 

addresses the statutory reference. There may be other sections of the Report that also 

address the statute.  

Table 1 - Statutory References 

Statutory Requirement  

Report 

Section  

ORS 457.087 (1) X 

ORS 457.087 (2) XI 

ORS 457.087 (3) II 

ORS 457.087 (4) III 

ORS 457.087 (5) VI 

ORS 457.087 (6) IV,V 

ORS 457.087 (7) IV,V 

ORS 457.087 (8) VIII 

ORS 457.087 (9) XII 

The Report provides guidance on how the Plan might be implemented. As the Newberg 

Urban Renewal Agency (Agency) reviews revenues and potential projects each year, it has 

the authority to make adjustments to the implementation assumptions in this Report. The 

Agency may allocate budgets differently, adjust the timing of the projects, decide to incur 

debt at different timeframes than projected in this Report, and make other adjustments to 

the financials as determined by the Agency. The Agency may also make changes as allowed 

in the Amendments section of the Plan. These adjustments must stay within the confines of 

the overall maximum indebtedness of the Plan.
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Figure 1 - Newberg Urban Renewal Area Boundary 
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Figure 2 - Newberg Urban Renewal Area Boundary Showing Unincorporated 

Properties 
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Figure 3 - Urban Renewal Boundary with Sub-Areas 

 

 

Source: City of Newberg  
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II. THE PROJECTS IN THE AREA AND THE RELATIONSHIP 

BETWEEN URBAN RENEWAL PROJECTS AND THE EXISTING 

CONDITIONS IN THE URBAN RENEWAL AREA 

The projects identified for the Area are described below, including how they relate to 

the existing conditions in the Area. Much of the project descriptions and existing 

conditions come from the Newberg Transportation System Plan (TSP), Newberg Riverfront 

Master Plan, the Newberg Downtown Improvement Plan and utility master plans (Water, 

Wastewater, and Stormwater) for Newberg.  

A. Sub-Area A Riverfront: 

 Public Transportation and Infrastructure 

 E Fourteenth Street Extension – S River Street to NE Dog Ridge Road. Includes 

street, curb, sidewalk, storm, water. New street to meet City of Newberg 

standards. 

 E Industrial Street from E Fourteenth Street extension to NE Wynooski Road. 

Includes street, curb, sidewalk, storm, water, wastewater. New street to meet 

City of Newberg standards. 

 NE Wynooski  Street from Bypass to NE Dog Ridge Road.  Includes street, 

curb, sidewalk, storm. This is currently a County Road. Improvements to 

existing road to meet City of Newberg standards.  

 Riverfront Trails 

 Esplanade south of Mill Urban Multi-Use Trail.  

 

EXISTING CONDITIONS: These street  projects are listed as aspirational projects in the 

TSP.( p 85).  With the exception of NE Wynooski Street these streets do not currently 

exist. Public storm, water, and wastewater improvements are limited or non-existent in 

this area. The esplanade is listed as an aspirational project in the TSP. (p 87) 
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Figure 4 – Sub-Area A Projects

 

 Source: City of Newberg  
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B. Sub-Area B Riverfront: 

 Public Transportation and Infrastructure 

 S River Street Improvements – Bypass to Rogers Landing Road. Includes 

street, curb, sidewalk, storm, water, wastewater to meet City of Newberg 

standards. South of E Thirteenth this is currently a County road.  

 Rail crossing improvements No. 40A-000.40 at S River Street to meet ODOT 

Rail requirements for future development. 

 E Fourteenth Street - S College Street to S River Street. Includes street, curb, 

sidewalk, storm, water. This is currently a County road. Improvements to 

existing road to meet City of Newberg standards.  

 Riverfront Trails 

 S River Street to S College Street – Urban Multi-Use Trail 

 Esplanade west of S River Street - Urban Multi-Use Trail  

 

EXISTING CONDITIONS: 

S River Street is a two lane street with no curbs, sidewalks,  bike lane, and planter strip. 

It does not meet city street standards for new streets and is aspirational in the TSP. The 

rail crossing improvements do not meet ODOT Rail requirements for future 

development in the area. E Fourteenth Street is a County road and does not meet city 

street standards  and is aspirational in the TSP. The Riverfront Trails projects are listed 

as aspirational projects in the TSP. (p 87) Public storm, water and wastewater 

improvements are limited or non-existent in this area.  
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Figure 5 – Sub-Area B Transportation and Infrastructure 

 

Source: City of Newberg  
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C. Sub-Area C Riverfront 

 Wastewater 

a) Riverfront Lift Station. This project includes the following mainline projects 

from the Wastewater Master Plan to address the lack of wastewater 

infrastructure in this area. 

i) Force Main B1 

ii) Gravity Main B4 

 

EXISTING CONDITIONS:  

“Existing wastewater infrastructure within the Riverfront Area is mostly limited to the 

area north of the Bypass. The City of Newberg’s wastewater treatment plant is located 

just east of the project study area. 

The portion of the study area north of the Bypass is currently served by two lift stations 

(the Charles Lift Station and the Andrew Lift Station) and a network of gravity sewer 

mains and trunk lines, which ultimately convey wastewater to the City’s wastewater 

treatment plant. A small lift station also serves Rogers Landing, conveying wastewater 

to the gravity sewer system to the north. The Riverfront Industrial Site is served by a 

single gravity sewer connection at the northwest corner of the site.” (Riverfront Master 

Plan, p 50) 
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Figure 6 - Sub-Area C  - Wastewater Projects 

 

Source: City of Newberg 
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D. Sub-Area D Riverfront: 

 Public Transportation and Infrastructure 

 S Blaine extension - E Ninth Street to S College Street.  Includes street, curb, 

sidewalk, storm. New street to meet City of Newberg standards. Alignment to 

be generally adjacent to the existing railroad. 

 S College Street – E Ninth Street to E Fourteenth Street. Includes street, curb, 

sidewalk, storm. This is currently a County road. Improvements to existing 

road to meet City of Newberg standards.   

 Rail crossing improvements No. 40A-000.60 at S College Street to meet ODOT 

Rail requirements for future development.   

 

EXISTING CONDITIONS:  

S Blaine presently ends at E Ninth Street. It does not meet city standards for new 

streets. S College Street has a sidewalk partially on one side, curb partially on one side 

but no other street amenities. It does not meet city standards for new streets. Rail 

crossing  improvements do not meet ODOT Rail requirements for future development 

in the area. This area is generally served with public storm, water and wastewater 

infrastructure.   

Figure 7 – Sub-Area D Transportation and Infrastructure  

  
Source: City of Newberg 
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.  

E. Sub-Area E Riverfront: 

 Public Transportation and Infrastructure 

 S River Street improvements  -  E Ninth Street to Bypass.  Incudes street, 

curb, sidewalk, storm and water .  

 

EXISTING CONDITIONS:  

S River Street is a two lane street which has intermittent sidewalks, curbs and planting 

strips. It does not meet city standards for new streets. This area is generally served with 

public storm, water and wastewater infrastructure. It has been determined in the Water 

Master Plan that the public water main along this collector roadway is undersized to 

meet future development needs.     

Figure 8 – Sub-Area E Transportation and Infrastructure 

 

333

 

  Source: City of Newberg 
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F. Sub-Area F Downtown 

 Public Transportation and Infrastructure 

 S River Street improvements  - E Third Street to E Ninth Street.  Incudes 

street, curb, sidewalk, storm, and wastewater.   

 

EXISTING CONDITIONS:  

S River Street is a two lane street which has intermittent sidewalks, curbs and planting 

strips. It does not meet city standards for new streets. This area is generally served with 

public, water and wastewater infrastructure. It has been determined in the Wastewater 

Master Plan that the public wastewater main along this collector roadway is undersized. 

Figure 9 – Sub-Area F Transportation and Infrastructure

 

Source: City of Newberg 
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G. Sub-Area G: Downtown  

 Public Transportation and Infrastructure 

 S Blaine Street – E Third Street to E Ninth Street.  The entire project includes 

street, curb, sidewalk, storm, and water.  The Plan will be able to fund a 

portion of these costs. It is anticipated that plan could fund a portion of the 

storm improvement projects identified in the Stormwater Master Plan or a 

portion of the water replacement project identified in the Water Master Plan.  

 

EXISTING CONDITIONS:  

S Blaine Street has sidewalks on the west side of this section and limited areas of 

sidewalks on the east side. There is a railroad line running through the street with on 

street parking on both sides of the street. The street does not fully meet current City of 

Newberg Standards for a major collector. This area is generally served with public water 

and wastewater infrastructure. It has been determined in the Water Master Plan that 

the public water main along this collector roadway is undersized.   

Figure  10– Sub-Area G Transportation and Infrastructure 

 

Source: City of Newberg 

 

. 
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H. Sub-Area H: Downtown  

 Public Transportation and Infrastructure 

 North/South Streets  

 Meridian Street - E Third to E Sheridan- water line replacement. 

 College Street - E Third to E Sheridan – water line replacement. 

 Washington Street – water line replacement. 

 Main Street - E Third to RR Tracks – water line replacement. 

 Blaine Street E First to E Third – water line replacement. 

 N College Street (Highway 219) at Hancock Street (Highway 99) Intersection 

Improvement -  Add south bound right turn lane on N College Street. 

 

EXISTING CONDITIONS:  

North/South Streets  

“The water distribution system serving the Newberg downtown area is well established. 

There are no specific projects within the study area identified in the City of Newberg 

Water Distribution System Plan  to make improvements to the system, though the plan 

recommends replacing aging pipelines as part of the annual City budgeting process.” 

(Newberg Downtown Improvement Plan (NDIP), p 13)  “It is assumed that water and 

sewer systems in the NDIP planning area will be upgraded and improved as needed to 

support growth in conjunction with new development or with transportation projects.” 

(NDIP Appendix  F, p2)  

Water replacements noted for the North/South Streets are from those identified in the 

Routine Main Replacement Program within the Water Master Plan. These replacements 

address small and old pipes, often under 6-inch in diameter and installed prior to 1936.    

N College Street (Highway 219) in this area is currently developed with sidewalks and 

planter strips on both sides of the street. There is one travel lane in both directions. It 

does not meet current city standards for a minor arterial. 

 First Street Road Diet. Incudes street, curb, sidewalk, water line replacement, 

wastewater and stormwater. 

 

EXISTING CONDITIONS:  

There are three 12-foot travel lanes, a 6-foot bicycle lane and two 8-foot parking lanes 

and 10-foot to 11-foot sidewalks on each side of the street. (NDIP Appendix F, p3  

The Water, Wastewater and Stormwater Master plans include projects to address 

identified deficiencies in this area. Water lines in this area are primarily small and/or old 

as noted in the Routine Main Replacement Program within the Water Master Plan, 
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Inflow and infiltration (I&I) issues have been identified in segments of the wastewater 

lines (Project I&I #23) and there are storm line capacity issues in the downtown area 

identified in the Stormwater Master Plan (Project C-1A)     

The TSP and the Downtown Improvement Plan (p11) recommend changing the traffic 

patterns in the downtown to include the road diet.   

 Howard Street - E Third to E First - water line replacement. 

 Sheridan Street - RR Tracks to ½ block east of N Main - water line 

replacement. 

 S River Street improvements – E First Street to E Third Street. Incudes street, 

curb, sidewalk, and wastewater and stormwater.  

 

EXISTING CONDITIONS:  

“The water distribution system serving the Newberg downtown area is well established. 

There are no specific projects within the study area identified in the City of Newberg 

Water Distribution System Plan  to make improvements to the system, though the plan 

recommends replacing aging pipelines as part of the annual City budgeting process.” 

(Newberg Downtown Improvement Plan, p 13)  Water replacements noted for the 

streets above are from those identified in the Routine Main Replacement Program 

within the Water Master Plan. These replacements address small and old pipes, often 

under 6-inch in diameter and installed prior to 1936.    

“The downtown stormwater system is concentrated on Hancock Street, 1st Street, and 

Howard Street. The City of Newberg Drainage Master Plan identified a number of 

observed drainage problem areas, as reported by City staff. The plan identified one 

project within the study area. This project, located from Hancock near Howard Street, 

diagonally to Blaine Street, and only partially within the study area, recommends 

decommissioning a storm sewer line that runs on private property and upsizes 

surrounding lines to accommodate future anticipated flows.” (Newberg Downtown 

Improvement Plan, p13)   

Inflow and infiltration (I&I) issues have been identified in segments of the wastewater 

lines in the downtown area. Wastewater Master Plan project I&I #18 addresses the 

issues in this area of S River Street.  

 N Blaine Street/E Hancock Signal  

 N Blaine Street/E First Street Signal 
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EXISTING CONDITIONS:  

No signals exist at these locations, however, they are recommended in the Riverfront 

Master Plan Appendix H Transportation Planning Rule (TPR) Assessment and in the 

Transportation System Plan (TSP) – Addendum Riverfront Master Plan.  

 

 Parking -  Surface parking lots 1 and 2.  

 

EXISTING CONDITIONS:  

As part of the Newberg Downtown Improvement Plan (p15- p19), parking was surveyed 

and various parking lots were recommended. These parking lots do not presently exist 

and a specific location has not been identified.  

 Undergrounding Utilities 

 Second Street utility undergrounding 

 

EXISTING CONDITIONS:  

Utilities in this location are presently above ground. To allow multi-story development, 

the above ground lines must be removed. Otherwise, there is no fire apparatus service 

to the upper stories of the structures.  
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Figure  11 – Sub-Area G Transportation,  Infrastructure, Utilities and Parking 

 

Source: City of Newberg 
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I. Acquisition/Disposition  

Acquistion/Dispostion are allowed in the Plan.  Prior to any property being 

acquired, it must be identified in the Plan in Section VIII.  

EXISTING CONDITIONS:  

An urban renewal plan does not exist, so there is no existing urban renewal authority to 

acquire or dispose of property.  

J. Administration 

Authorizes expenditures for the administrative costs associated with managing 

the URA including budgeting and annual reporting, planning and the 

implementation of projects in the Area.  

EXISTING CONDITIONS:  

Once an urban renewal plan with its associated requirements for administration exists 

there will also be a need for administrative funds to be allocated for that 

administration.  
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II. THE ESTIMATED TOTAL COST OF EACH PROJECT AND THE 

SOURCES OF MONEYS TO PAY SUCH COSTS   

Table 2 shows the costs of the projects in FYE 2020 constant dollars and the estimated 

year of expenditure dollars. These costs are also shown in “year of expenditure” costs, 

which assumes inflation of 3.0% annually. Cost estimates come from the City of Newberg 

staff as informed by various master plans, the Newberg Downtown Improvement Plan, the 

Newberg Riverfront Master Plan, Newberg Transportation System Plan, Newberg Water Master 

Plan, Newberg Wastewater Master Plan, and Newberg Stormwater Master Plan.  

The Plan assumes that the Agency/City will use other funds to assist in the completion of 

the projects within the Area. The Agency/City may pursue regional, county, state, and 

federal funding, private developer contributions, and any other sources of funding that 

may assist in the implementation of the programs.  

The Agency will be able to review and update fund expenditures and allocations on an 

annual basis when the annual budget is prepared.  

Table 2 - Estimated Cost of Each Project in Constant FYE 2020 as Compared to Year 

of Expenditure Costs 

Project Title Constant FYE 

2020 

Year of Expenditure 

Project Cost 

Sub-Area A Riverfront  $ ( 10,993,346)  $      (15,424,205) 

Sub-Area B Riverfront  $    (3,585,702)  $        (4,414,680) 

Sub-Area C Riverfront  $       (159,986)  $           (180,064) 

Sub-Area D Riverfront  $    (6,312,464)  $      (10,769,564) 

Sub-Area E Riverfront  $    (1,674,421)  $        (3,304,637) 

Sub-Area F Downtown  $    (5,926,763)  $      (13,165,119) 

Sub-Area G: Downtown  $       (257,632)  $           (508,463) 

Sub-Area H: Downtown  $  (20,977,060)  $      (47,809,277) 

Financing Fees  $       (466,627)  $           (728,000) 

Administration  $    (5,730,000)  $      (10,084,039) 

Total Expenditures  $  (56,084,001)  $    (106,388,048) 
Source: City of Newberg and Tiberius Solutions  
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III. FINANCIAL ANALYSIS OF THE PLAN 

The estimated tax increment revenues through FYE 2052 are calculated based on projections of 

the assessed value within the Area and the consolidated tax rate that will apply in the Area.  

The long-term projections for FYE 2022 and beyond assume an annual growth rate of 6.50% for 

assessed value in the area (equal to 3% maximum annual appreciation for existing property plus 

3.5% exception value from new development). These projections of growth are the basis for the 

projections in Table 6, through Table 13. 

These projections of growth were informed by conversations with City staff based on the large 

amount of development potential within the Area. If actual assessed value growth is less than 

forecast, then it would reduce the financial capacity of the URA to fund projects listed in the Plan 

over the anticipated duration of the Plan. 

Table 3 shows the incremental assessed value, tax rates, and tax increment revenues each year, 

adjusted for discounts, delinquencies, and truncation loss. The tax rate used in this table reflects a 

blended rate of the incorporated and unincorporated properties as they have different tax rates. 

As properties incorporate, their tax rates will change and the future projections will vary from these 

original projections.  

The first year of tax increment collections is anticipated to be fiscal year ending (FYE) 2023. Gross 

tax increment financing (TIF)1 is calculated by multiplying the tax rate times the assessed value 

used. The tax rate is per thousand dollars of assessed value, so the calculation is “tax rate times 

assessed value used divided by one thousand.” The consolidated tax rate includes permanent tax 

rates only, and excludes general obligation bonds and local option levies as they will not be 

impacted by this Plan.  

Figure 12 shows expected TIF revenues over time and the projected tax revenues after 

termination of the Area. 

 

1 TIF is also used to signify tax increment revenues  
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Table 3 - Projected Incremental Assessed Value, Tax Rates, and Tax Increment Revenues 

 Current Year Prior 

Year 

 

FYE Total AV Frozen Base 

AV 

Increment  Tax Rate TIF Adjustments Net Net Total TIF 

2023 166,687,806 146,961,849 19,725,957 12.8077 252,643 (12,632) 240,011 - 240,011 

2024 177,522,515 146,961,849 30,560,666 12.8077 391,410 (19,571) 371,840 3,600 375,440 

2025 189,061,478 146,961,849 42,099,629 12.8077 539,198 (26,960) 512,238 5,578 517,815 

2026 201,350,474 146,961,849 54,388,625 12.8077 696,591 (34,830) 661,761 7,684 669,445 

2027 214,438,255 146,961,849 67,476,406 12.8077 864,215 (43,211) 821,004 9,926 830,930 

2028 228,376,742 146,961,849 81,414,893 12.8077 1,042,734 (52,137) 990,597 12,315 1,002,912 

2029 243,221,231 146,961,849 96,259,382 12.8077 1,232,857 (61,643) 1,171,214 14,859 1,186,073 

2030 259,030,611 146,961,849 112,068,762 12.8077 1,435,338 (71,767) 1,363,571 17,568 1,381,139 

2031 275,867,600 146,961,849 128,905,751 12.8077 1,650,980 (82,549) 1,568,431 20,454 1,588,885 

2032 293,798,994 146,961,849 146,837,145 12.8077 1,880,640 (94,032) 1,786,608 23,526 1,810,134 

2033 312,895,928 146,961,849 165,934,079 12.8077 2,125,226 (106,261) 2,018,965 26,799 2,045,764 

2034 333,234,164 146,961,849 186,272,315 12.8077 2,385,712 (119,286) 2,266,426 30,284 2,296,710 

2035 354,894,385 146,961,849 207,932,536 12.8077 2,663,128 (133,156) 2,529,972 33,996 2,563,968 

2036 377,962,521 146,961,849 231,000,672 12.8077 2,958,577 (147,929) 2,810,648 37,950 2,848,598 

2037 402,530,086 146,961,849 255,568,237 12.8077 3,273,230 (163,661) 3,109,568 42,160 3,151,728 

2038 428,694,541 146,961,849 281,732,692 12.8077 3,608,335 (180,417) 3,427,918 46,644 3,474,562 

2039 456,559,687 146,961,849 309,597,838 12.8077 3,965,222 (198,261) 3,766,961 51,419 3,818,380 

2040 486,236,066 146,961,849 339,274,217 12.8077 4,345,307 (217,265) 4,128,042 56,504 4,184,546 

2041 517,841,410 146,961,849 370,879,561 12.8077 4,750,098 (237,505) 4,512,593 61,921 4,574,513 

2042 551,501,102 146,961,849 404,539,253 12.8077 5,181,199 (259,060) 4,922,139 67,689 4,989,828 

2043 587,348,674 146,961,849 440,386,825 12.8077 5,640,323 (282,016) 5,358,306 73,832 5,432,139 

2044 625,526,337 146,961,849 478,564,488 12.8077 6,129,289 (306,464) 5,822,825 80,375 5,903,199 

2045 666,185,549 146,961,849 519,223,700 12.8077 6,650,038 (332,502) 6,317,536 87,342 6,404,879 

2046 709,487,610 146,961,849 562,525,761 12.8077 7,204,636 (360,232) 6,844,404 94,763 6,939,167 

2047 755,604,305 146,961,849 608,642,456 12.8077 7,795,283 (389,764) 7,405,519 102,666 7,508,185 

2048 804,718,585 146,961,849 657,756,736 12.8077 8,424,321 (421,216) 8,003,105 111,083 8,114,188 

2049 857,025,292 146,961,849 710,063,443 12.8077 9,094,248 (454,712) 8,639,535 120,047 8,759,582 

2050 912,731,935 146,961,849 765,770,086 12.8077 9,807,719 (490,386) 9,317,333 129,593 9,446,926 

2051 972,059,510 146,961,849 825,097,661 12.8077 10,567,566 (528,378) 10,039,188 139,760 10,178,948 

2052 1,035,243,379 146,961,849 888,281,530 12.8077 11,376,804 (568,840) 10,807,963 150,588 10,958,551 

TOTAL:     127,932,867 (6,396,643) 121,536,221 1,660,925 123,197,145 

Source: Tiberius Solutions  Note: Future annexations will result in higher tax rates than shown in this table as the present table in compiled of 

both tax rates in the City of Newberg and in unincorporated Yamhill County. The result would be additional tax increment revenues for the 

Agency and potentially an earlier time frame of reaching the maximum indebtedness.  
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Figure 12 - TIF Projections   

 

Source: Tiberius Solutions 
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IV. THE ESTIMATED AMOUNT OF TAX INCREMENT REVENUES 

REQUIRED AND THE ANTICIPATED YEAR IN WHICH 

INDEBTEDNESS WILL BE RETIRED 

Table 4 shows a summary of the financial capacity of the URA, including how total TIF revenue 

translates to the ability to fund urban renewal projects in constant 2020 dollars in five-year 

increments. Table 6, Table 7, Table 8 and Table 9 show more detailed tables on the allocation of 

tax revenues to debt service. Table 10, Table 11, Table 12, and Table 13 show potential 

allocations to projects, programs, and administration over time.  

The Area is anticipated to complete all projects and have sufficient tax increment finance 

revenue to terminate the urban renewal area in FYE 2052, a 30-year urban renewal plan. The 

Newberg Urban Renewal Plan has a specific duration provision of 30 years. If growth in assessed 

value is slower than projected, the Agency may not be able to complete all projects in the Plan. 

If growth in assessed value is more robust than the projections, it may take a shorter time 

period. These assumptions show one scenario for financing and that this scenario is financially 

feasible.  

The maximum indebtedness is $106,400,000 (One Hundred Six Million Four Hundred Thousand 

dollars). The estimated total amount of tax increment revenues required to service the 

maximum indebtedness of $106,400,000 is $123,197,148 and is from permanent rate tax levies. 

The increase over the maximum indebtedness is due to the projected cost of the interest on 

borrowings.  

The financial analysis projects capacity of funding for projects in five-year increments is shown 

below in Table 4. 

Table 4 - TIF Capacity of the Area in FYE 2020 Constant Rounded Numbers  

Total Net TIF  $     123,197,148  

Maximum Indebtedness  $     106,400,000  

Capacity (2020$)  $       56,084,001  

Years 1-5  $         3,494,758  

Years 6-10  $         6,733,599  

Years 11-15  $       10,089,234  

Years 16-20  $       10,950,166  

Years 21-25  $       10,777,140  

Years 26-30  $       14,039,104  
Source: Tiberius Solutions 

This financial analysis shows projected borrowings as identified in Table 5. This is only one 

scenario for how the Agency may decide to implement this Plan, and this scenario is financially 

feasible. The Agency may decide to do borrowings at different times or for different amounts, 

depending on their analysis at the time. The timeframes on these borrowings are designed to 
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have all borrowings repaid at the termination of the District in FYE 2052. The amounts shown 

are the principal amounts of the borrowings. The total amounts, including interest, are shown 

in the second column of Table 6.  

Table 5 - Estimated Borrowings and Amounts 

Loan Loan A Loan B Loan C 

Principal Amount  $ 3,000,000   $ 5,200,000  $   8,500,000. 

Interest Rate 5.00% 5.00% 5.00% 

Loan Term 20 20 20 

Loan Year 2024 2028 2033 

Interest Payment Start 2024 2028 2033 

Principal Payment Start 2024 2028 2033 

Annual Payment ($240,728) ($417,261) ($682,062) 
 

Loan Loan D Loan E 

Principal Amount  $     9,800,000   $   9,900,000  

Interest Rate 5.00% 5.00% 

Loan Term 15 10 

Loan Year 2038 2043 

Interest Payment Start 2038 2043 

Principal Payment Start 2038 2043 

Annual Payment ($944,154) ($1,282,095) 
Source: Tiberius Solutions
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Table 6 - Tax Increment Revenues and Allocations to Debt Service, page 1 

 Total FYE 2023 FYE 2024 FYE 2025 FYE 2026 FYE 2027 FYE 2028 FYE 2029 

Resources         

TIF: Current Year 121,536,224 240,011 371,840 512,238 661,761 821,004 990,597 1,171,214 

TIF: Prior Years 1,660,924 - 3,600 5,578 7,684 9,926 12,315 14,859 

Total Resources 123,197,148 240,011 375,440 517,815 669,445 830,930 1,002,912 1,186,073 

Expenditures         

Debt Service         

Scheduled Payments         

Loan A (4,814,555) - (240,728) (240,728) (240,728) (240,728) (240,728) (240,728) 

Loan B (8,345,229) - - - - - (417,261) (417,261) 

Loan C (13,641,240) - - - - - - - 

Loan D (14,162,316) - - - - - - - 

Loan E (12,820,953) - - - - - - - 

Total Debt Service, 

Scheduled Only 

(53,784,293) - (240,728) (240,728) (240,728) (240,728) (657,989) (657,989) 

Total Debt Service (53,784,293) - (240,728) (240,728) (240,728) (240,728) (657,989) (657,989) 

Debt Service Coverage 

Ratio 

 - 1.54 2.13 2.75 3.41 1.51 1.78 

Transfer to URA 

Projects Fund 

(69,412,854) (240,011) (134,712) (277,087) (428,717) (590,202) (344,923) (528,084) 

Total Expenditures (123,197,148) (240,011) (375,440) (517,815) (669,445) (830,930) (1,002,912) (1,186,073) 
Source: Tiberius Solutions 
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Table 7 - Tax Increment Revenues and Allocations to Debt Service, page 2 

 FYE 2030 FYE 2031 FYE 2032 FYE 2033 FYE 2034 FYE 2035 FYE 2036 FYE 2037 

Resources         

TIF: Current Year 1,363,571 1,568,431 1,786,608 2,018,965 2,266,426 2,529,972 2,810,648 3,109,568 

TIF: Prior Years 17,568 20,454 23,526 26,799 30,284 33,996 37,950 42,160 

Total Resources 1,381,139 1,588,885 1,810,134 2,045,764 2,296,710 2,563,968 2,848,598 3,151,728 

Expenditures         

Debt Service         

Scheduled 

Payments 

        

Loan A (240,728) (240,728) (240,728) (240,728) (240,728) (240,728) (240,728) (240,728) 

Loan B (417,261) (417,261) (417,261) (417,261) (417,261) (417,261) (417,261) (417,261) 

Loan C - - - (682,062) (682,062) (682,062) (682,062) (682,062) 

Loan D - - - - - - - - 

Loan E - - - - - - - - 

Total Debt 

Service, 

Scheduled Only 

(657,989) (657,989) (657,989) (1,340,051) (1,340,051) (1,340,051) (1,340,051) (1,340,051) 

Total Debt Service (657,989) (657,989) (657,989) (1,340,051) (1,340,051) (1,340,051) (1,340,051) (1,340,051) 

Debt Service 

Coverage Ratio 

2.07 2.38 2.72 1.51 1.69 1.89 2.10 2.32 

Transfer to URA 

Projects Fund 

(723,150) (930,896) (1,152,145) (705,713) (956,659) (1,223,917) (1,508,546) (1,811,677) 

Total 

Expenditures 

(1,381,139) (1,588,885) (1,810,134) (2,045,764) (2,296,710) (2,563,968) (2,848,598) (3,151,728) 

Source: Tiberius Solutions  
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Table 8 - Tax Increment Revenues and Allocations to Debt Service, page 3 

 FYE 2038 FYE 2039 FYE 2040 FYE 2041 FYE 2042 FYE 2043 FYE 2044 FYE 2045 

Resources         

TIF: Current Year 3,427,918 3,766,961 4,128,042 4,512,593 4,922,139 5,358,306 5,822,825 6,317,536 

TIF: Prior Years 46,644 51,419 56,504 61,921 67,689 73,832 80,375 87,342 

Total Resources 3,474,562 3,818,380 4,184,546 4,574,513 4,989,828 5,432,139 5,903,199 6,404,879 

Expenditures         

Debt Service         

Scheduled 

Payments 

        

Loan A (240,728) (240,728) (240,728) (240,728) (240,728) (240,728) - - 

Loan B (417,261) (417,261) (417,261) (417,261) (417,261) (417,261) (417,261) (417,261) 

Loan C (682,062) (682,062) (682,062) (682,062) (682,062) (682,062) (682,062) (682,062) 

Loan D (944,154) (944,154) (944,154) (944,154) (944,154) (944,154) (944,154) (944,154) 

Loan E - - - - - (1,282,095) (1,282,095) (1,282,095) 

Total Debt Service, 

Scheduled Only 

(2,284,206) (2,284,206) (2,284,206) (2,284,206) (2,284,206) (3,566,301) (3,325,573) (3,325,573) 

Total Debt Service (2,284,206) (2,284,206) (2,284,206) (2,284,206) (2,284,206) (3,566,301) (3,325,573) (3,325,573) 

Debt Service 

Coverage Ratio 

1.50 1.65 1.81 1.98 2.15 1.50 1.75 1.90 

Transfer to URA 

Projects Fund 

(1,190,356) (1,534,174) (1,900,341) (2,290,308) (2,705,623) (1,865,838) (2,577,626) (3,079,305) 

Total 

Expenditures 

(3,474,562) (3,818,380) (4,184,546) (4,574,513) (4,989,828) (5,432,139) (5,903,199) (6,404,879) 

Source: Tiberius Solutions 
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Table 9 - Tax Increment Revenues and Allocations to Debt Service, page 4 

 FYE 2046 FYE 2047 FYE 2048 FYE 2049 FYE 2050 FYE 2051 FYE 2052 

Resources        

TIF: Current Year 6,844,404 7,405,519 8,003,105 8,639,535 9,317,333 10,039,188 10,807,963 

TIF: Prior Years 94,763 102,666 111,083 120,047 129,593 139,760 150,588 

Total Resources 6,939,167 7,508,185 8,114,188 8,759,582 9,446,926 10,178,948 10,958,551 

Expenditures        

Debt Service        

Scheduled Payments        

Loan A - - - - - - - 

Loan B (417,261) (417,261) - - - - - 

Loan C (682,062) (682,062) (682,062) (682,062) (682,062) (682,062) (682,062) 

Loan D (944,154) (944,154) (944,154) (944,154) (944,154) (944,154) (944,154) 

Loan E (1,282,095) (1,282,095) (1,282,095) (1,282,095) (1,282,095) (1,282,095) (1,282,095) 

Total Debt Service, 

Scheduled Only 

(3,325,573) (3,325,573) (2,908,312) (2,908,312) (2,908,312) (2,908,312) (2,908,312) 

Total Debt Service (3,325,573) (3,325,573) (2,908,312) (2,908,312) (2,908,312) (2,908,312) (2,908,312) 

Debt Service Coverage 

Ratio 

2.06 2.23 2.75 2.97 3.20 3.45 3.72 

Transfer to URA Projects 

Fund 

(3,613,594) (4,182,612) (5,205,877) (5,851,270) (6,538,615) (7,270,636) (8,050,240) 

Total Expenditures (6,939,167) (7,508,185) (8,114,188) (8,759,582) (9,446,926) (10,178,948) (10,958,551) 
Source: Tiberius Solutions
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V. THE ANTICIPATED COMPLETION DATE FOR EACH PROJECT 

The schedule for construction of projects will be based on the availability of funding. 

The projects will be ongoing and will be completed as directed by the Agency. Annual 

expenditures for program administration are also shown. These are predicated on the 

fact that urban renewal activities will start off slowly in the beginning years and increase 

in the later years of the Area.  

The Area is anticipated to complete all projects and have sufficient tax increment 

finance revenue to terminate the Area in FYE 2052, a 30-year program. 

The amount of money available for projects in 2020 constant dollars for the Area is 

$56,084,001. See Table 2 for the individual project analysis. This $56,084,001 is 

calculated by taking the maximum indebtedness and bringing it back to constant 2020 

dollars. This is done as the Agency’s cost estimates are typically in constant dollars, so 

understanding how that relates to the overall MI over 30 years is important to enable 

the Agency to make projections on the allocation of funds throughout the life of the 

Area. 

Table 10, Table 11, Table 12 and Table 13 show the $56,084,001 of 2020 constant 

dollars for projects inflated over the life of the Area including administrative expenses. 

All costs shown in Table 10, Table 11, Table 12 and Table 13 are in year-of-expenditure 

dollars, which are adjusted by 3.0% annually to account for inflation. The year of 

expenditure total cost is $106,388,048.  

The 3% inflation rate is the rate to use in the future if any amendment to increase 

maximum indebtedness is pursued in accordance with ORS 457.470. 

The Agency may change the completion dates in their annual budgeting process or as 

project decisions are made in administering the Plan. The following tables are prepared 

to show that the Area is financially feasible as required by ORS 457. It assumes 

completion of projects as funding becomes available. If the City is able to jumpstart the 

Area by providing alternative funding sources which are repaid when tax increment 

revenues are available, or if other outside funding sources are secured, including but 

not limited to, developer contributions, the timing on projects can be moved up.
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 Table 10 - Programs and Costs in Year of Expenditure Dollars, Page 1 

 

 Total FYE 2023 FYE 2024 FYE 2025 FYE 2026 FYE 2027 FYE 2028 FYE 2029 

Resources         

Beginning Balance  - 80,477 50,026 44,295 298,894 711,025 43,778 

Interest Earnings 575,194 - 402 250 221 1,494 3,555 219 

Transfer from TIF Fund 69,412,854 240,011 134,712 277,087 428,717 590,202 344,923 528,084 

Bond/Loan Proceeds 36,400,000 - 3,000,000 - - - 5,200,000 - 

Total Resources 106,388,048 240,011 3,215,591 327,364 473,233 890,590 6,259,503 572,081 

Expenditures (YOE $)         

Sub-Area A Riverfront (15,424,205) - - - - - (5,858,365) - 

Sub-Area B Riverfront (4,414,680) - (2,761,178) (113,811) - - - - 

Sub-Area C Riverfront (180,064) - (180,064) - - - - - 

Sub-Area D Riverfront (10,769,564) - - - - - - - 

Sub-Area E Riverfront (3,304,637) - - - - - - - 

Sub-Area F Downtown (13,165,119) - - - - - - - 

Sub-Area G: Downtown (508,463) - - - - - - - 

Sub-Area H: Downtown (47,809,277) - - - - - - (110,908) 

Financing Fees (728,000) - (60,000) - - - (104,000) - 

Administration (10,084,039) (159,534) (164,323) (169,258) (174,339) (179,565) (253,360) (260,960) 

Total Expenditures (106,388,048) (159,534) (3,165,565) (283,069) (174,339) (179,565) (6,215,725) (371,868) 

Ending Balance - 80,477 50,026 44,295 298,894 711,025 43,778 200,213 
Source: Tiberius Solutions  
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Table 11 - Programs and Costs in Year of Expenditure Dollars, Page 2 

 FYE 2030 FYE 2031 FYE 2032 FYE 2033 FYE 2034 FYE 2035 FYE 2036 FYE 2037 

Resources         

Beginning Balance 200,213 655,585 965,484 852,209 5,451,868 40,695 67,783 62,602 

Interest Earnings 1,001 3,278 4,827 4,261 27,259 203 339 313 

Transfer from TIF Fund 723,150 930,896 1,152,145 705,713 956,659 1,223,917 1,508,546 1,811,677 

Bond/Loan Proceeds - - - 8,500,000 - - - - 

Total Resources 924,365 1,589,758 2,122,456 10,062,183 6,435,786 1,264,815 1,576,669 1,874,592 

Expenditures (YOE $)         

Sub-Area A Riverfront - - - (2,853,278) (6,092,571) (619,991) - - 

Sub-Area B Riverfront - - - (1,293,337) - - (246,354) - 

Sub-Area C Riverfront - - - - - - - - 

Sub-Area D Riverfront - - - - - - - - 

Sub-Area E Riverfront - - - - - - - - 

Sub-Area F Downtown - - - - - - - - 

Sub-Area G: Downtown - - - - - - - - 

Sub-Area H: Downtown - (347,434) (985,107) - - (265,441) (946,773) (1,338,849) 

Financing Fees - - - (170,000) - - - - 

Administration (268,780) (276,840) (285,140) (293,700) (302,520) (311,600) (320,940) (330,560) 

Total Expenditures (268,780) (624,274) (1,270,247) (4,610,315) (6,395,091) (1,197,032) (1,514,067) (1,669,409) 

Ending Balance 655,585 965,484 852,209 5,451,868 40,695 67,783 62,602 205,183 
Source: Tiberius Solutions 
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Table 12 - Programs and Costs in Year of Expenditure Dollars, Page 3 

 

 FYE 2038 FYE 2039 FYE 2040 FYE 2041 FYE 2042 FYE 2043 FYE 2044 FYE 2045 

Resources         

Beginning Balance 205,183 687,487 14,875 1,554,069 3,480,087 231,380 4,004,550 6,195,639 

Interest Earnings 1,026 3,437 74 7,770 17,400 1,157 20,023 30,978 

Transfer from TIF Fund 1,190,356 1,534,174 1,900,341 2,290,308 2,705,623 1,865,838 2,577,626 3,079,305 

Bond/Loan Proceeds 9,800,000 - - - - 9,900,000 - - 

Total Resources 11,196,565 2,225,099 1,915,289 3,852,147 6,203,109 11,998,375 6,602,199 9,305,923 

Expenditures (YOE $)         

Sub-Area A Riverfront - - - - - - - - 

Sub-Area B Riverfront - - - - - - - - 

Sub-Area C Riverfront - - - - - - - - 

Sub-Area D Riverfront (9,972,598) (796,966) - - - - - - 

Sub-Area E Riverfront - - - - - (3,304,637) - - 

Sub-Area F Downtown - - - - - - - - 

Sub-Area G: Downtown - - - - - (508,463) - - 

Sub-Area H: Downtown - (1,062,558) - - (5,588,509) (3,588,005) - - 

Financing Fees (196,000) - - - - (198,000) - - 

Administration (340,480) (350,700) (361,220) (372,060) (383,220) (394,720) (406,560) (418,760) 

Total Expenditures (10,509,078) (2,210,224) (361,220) (372,060) (5,971,729) (7,993,825) (406,560) (418,760) 

Ending Balance 687,487 14,875 1,554,069 3,480,087 231,380 4,004,550 6,195,639 8,887,163 
Source: Tiberius Solutions
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Table 13 - Programs and Costs in Year of Expenditure Dollars, Page 4 

 FYE 2046 FYE 2047 FYE 2048 FYE 2049 FYE 2050 FYE 2051 FYE 2052 

Resources        

Beginning Balance 8,887,163 12,113,873 2,747,674 7,509,709 12,927,228 19,045,038 25,910,900 

Interest Earnings 44,436 60,569 13,738 37,549 64,636 95,225 129,554 

Transfer from TIF Fund 3,613,594 4,182,612 5,205,877 5,851,270 6,538,615 7,270,636 8,050,240 

Bond/Loan Proceeds - - - - - - - 

Total Resources 12,545,193 16,357,053 7,967,289 13,398,528 19,530,478 26,410,900 34,090,693 

Expenditures (YOE $)        

Sub-Area A Riverfront - - - - - - - 

Sub-Area B Riverfront - - - - - - - 

Sub-Area C Riverfront - - - - - - - 

Sub-Area D Riverfront - - - - - - - 

Sub-Area E Riverfront - - - - - - - 

Sub-Area F Downtown - (13,165,119) - - - - - 

Sub-Area G: Downtown - - - - - - - 

Sub-Area H: Downtown - - - - - - (33,575,693) 

Financing Fees - - - - - - - 

Administration (431,320) (444,260) (457,580) (471,300) (485,440) (500,000) (515,000) 

Total Expenditures (431,320) (13,609,379) (457,580) (471,300) (485,440) (500,000) (34,090,693) 

Ending Balance 12,113,873 2,747,674 7,509,709 12,927,228 19,045,038 25,910,900 - 
Source: Tiberius Solutions 
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VI. REVENUE SHARING 

Revenue sharing targets are not projected to be reached as the threshold set in ORS 457 

(annual tax increment revenues in excess of 10 percent of the maximum indebtedness) 

is not met during the expected life of the Plan.  

Revenue sharing means that, at thresholds defined in ORS 457.470, the impacted taxing 

jurisdictions will receive a share of the incremental growth in the Area. The first threshold 

is when annual tax increment finance revenues exceed 10% of the original maximum 

indebtedness of the Plan ($10,640,000). At the 10% threshold, the Agency will receive the 

full 10% of the initial maximum indebtedness plus 25% of the increment above the 10% 

threshold, and the taxing jurisdictions will receive 75% of the increment above the 10% 

threshold.  

The second threshold is set at 12.5% of the maximum indebtedness ($13,300,000). If this 

threshold is met, revenue for the district would be capped at 12.5% of the maximum 

indebtedness, with all additional tax revenue being shared with affected taxing districts.  

If assessed value in the Area grows more quickly than projected, the revenue sharing 

triggers could be reached earlier.  

VII. IMPACT OF THE TAX INCREMENT FINANCING 

This section describes the impact of tax increment financing of the maximum 

indebtedness, both until and after the indebtedness is repaid, upon all entities levying 

taxes upon property in the Area. 

The impact of tax increment financing on overlapping taxing districts consists primarily 

of the property tax revenues foregone on permanent rate levies as applied to the growth 

in assessed value in the Area. These projections are for impacts estimated through FYE 

2052 and are shown in Table 14 and Table 15.  

The Newberg School District 29J and the Willamette Regional Education Service District 

are not directly affected by the tax increment financing, but the amounts of their taxes 

divided for the urban renewal plan are shown in the following tables. Under current 

school funding law, property tax revenues are combined with State School Fund revenues 

to achieve per-student funding targets. Under this system, property taxes foregone, due 

to the use of tax increment financing, are substantially replaced with State School Fund 

revenues, as determined by a funding formula at the state level.  

Table 14 and Table 15 show the projected impacts to permanent rate levies of taxing 

districts as a result of this Plan. Table 14 shows the general government levies, and Table 

15 shows the education levies.  
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Table 14 - Projected Impact on Taxing District Permanent Rate Levies - General 

Government 

FYE Yamhill 

County 

Yamhill 

County 

Extension 

Service 

Yamhill 

County 

Soil & 

Water 

City of 

Newberg 

Tualatin 

Valley Fire 

& Rescue 

Chehalem 

Park & 

Recreation 

Subtotal 

General 

Government 

2023 (48,301) (841) (663) (46,399) (28,582) (17,008) (141,795) 

2024 (75,556) (1,316) (1,038) (72,579) (44,709) (26,605) (221,804) 

2025 (104,209) (1,815) (1,431) (100,103) (61,664) (36,694) (305,917) 

2026 (134,724) (2,347) (1,850) (129,416) (79,721) (47,439) (395,497) 

2027 (167,222) (2,913) (2,297) (160,634) (98,951) (58,883) (490,900) 

2028 (201,833) (3,516) (2,772) (193,881) (119,432) (71,070) (592,504) 

2029 (238,693) (4,158) (3,278) (229,290) (141,244) (84,050) (700,713) 

2030 (277,950) (4,842) (3,817) (267,000) (164,473) (97,873) (815,955) 

2031 (319,758) (5,570) (4,392) (307,161) (189,212) (112,595) (938,688) 

2032 (364,284) (6,346) (5,003) (349,932) (215,560) (128,273) (1,069,398) 

2033 (411,704) (7,172) (5,654) (395,484) (243,620) (144,971) (1,208,604) 

2034 (462,206) (8,052) (6,348) (443,996) (273,504) (162,754) (1,356,859) 

2035 (515,990) (8,989) (7,087) (495,662) (305,330) (181,693) (1,514,751) 

2036 (573,271) (9,986) (7,873) (550,686) (339,225) (201,863) (1,682,905) 

2037 (634,275) (11,049) (8,711) (609,287) (375,324) (223,344) (1,861,990) 

2038 (699,245) (12,181) (9,604) (671,697) (413,768) (246,221) (2,052,715) 

2039 (768,437) (13,386) (10,554) (738,163) (454,712) (270,585) (2,255,837) 

2040 (842,127) (14,670) (11,566) (808,950) (498,317) (296,533) (2,472,162) 

2041 (920,606) (16,037) (12,644) (884,338) (544,756) (324,168) (2,702,548) 

2042 (1,004,187) (17,493) (13,792) (964,626) (594,214) (353,599) (2,947,910) 

2043 (1,093,201) (19,044) (15,014) (1,050,132) (646,886) (384,942) (3,209,219) 

2044 (1,188,000) (20,695) (16,316) (1,141,197) (702,983) (418,324) (3,487,514) 

2045 (1,288,962) (22,454) (17,703) (1,238,181) (762,725) (453,874) (3,783,899) 

2046 (1,396,485) (24,327) (19,180) (1,341,469) (826,351) (491,736) (4,099,548) 

2047 (1,510,998) (26,322) (20,752) (1,451,470) (894,112) (532,059) (4,435,714) 

2048 (1,632,955) (28,446) (22,427) (1,568,622) (966,278) (575,003) (4,793,731) 

2049 (1,762,838) (30,709) (24,211) (1,693,388) (1,043,135) (620,738) (5,175,019) 

2050 (1,901,164) (33,118) (26,111) (1,826,265) (1,124,988) (669,446) (5,581,091) 

2051 (2,048,481) (35,685) (28,134) (1,967,778) (1,212,160) (721,320) (6,013,558) 

2052 (2,205,374) (38,418) (30,289) (2,118,489) (1,304,999) (776,565) (6,474,135) 

TOTAL: (24,793,036) (431,897) (340,511) (23,816,275) (14,670,935) (8,730,228) (72,782,880) 

Source: Tiberius Solutions 
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Table 15 - Projected Impact on Taxing District Permanent Rate Levies – Education 

FYE SD 29J Willamette 

Regional ESD 

Portland 

Community 

College 

Subtotal 

Education 

Total 

Education 

and General 

Government 

2023 (87,357) (5,560) (5,300) (98,216) (240,011) 

2024 (136,649) (8,697) (8,290) (153,636) (375,440) 

2025 (188,469) (11,996) (11,434) (211,898) (517,815) 

2026 (243,658) (15,508) (14,782) (273,948) (669,445) 

2027 (302,434) (19,249) (18,347) (340,030) (830,930) 

2028 (365,030) (23,233) (22,145) (410,408) (1,002,912) 

2029 (431,695) (27,476) (26,189) (485,360) (1,186,073) 

2030 (502,693) (31,995) (30,496) (565,185) (1,381,139) 

2031 (578,306) (36,808) (35,083) (650,197) (1,588,885) 

2032 (658,834) (41,933) (39,969) (740,736) (1,810,134) 

2033 (744,596) (47,392) (45,172) (837,160) (2,045,764) 

2034 (835,933) (53,205) (50,713) (939,851) (2,296,710) 

2035 (933,207) (59,396) (56,614) (1,049,217) (2,563,968) 

2036 (1,036,804) (65,990) (62,899) (1,165,692) (2,848,598) 

2037 (1,147,134) (73,012) (69,592) (1,289,738) (3,151,728) 

2038 (1,264,636) (80,491) (76,720) (1,421,847) (3,474,562) 

2039 (1,389,775) (88,456) (84,312) (1,562,543) (3,818,380) 

2040 (1,523,049) (96,939) (92,397) (1,712,384) (4,184,546) 

2041 (1,664,985) (105,972) (101,008) (1,871,965) (4,574,513) 

2042 (1,816,147) (115,594) (110,178) (2,041,919) (4,989,828) 

2043 (1,977,135) (125,840) (119,945) (2,222,919) (5,432,139) 

2044 (2,148,586) (136,753) (130,346) (2,415,685) (5,903,199) 

2045 (2,331,183) (148,374) (141,423) (2,620,980) (6,404,879) 

2046 (2,525,647) (160,752) (153,221) (2,839,620) (6,939,167) 

2047 (2,732,753) (173,933) (165,785) (3,072,471) (7,508,185) 

2048 (2,953,320) (187,972) (179,166) (3,320,457) (8,114,188) 

2049 (3,188,223) (202,923) (193,416) (3,584,563) (8,759,582) 

2050 (3,438,396) (218,846) (208,593) (3,865,835) (9,446,926) 

2051 (3,704,830) (235,804) (224,757) (4,165,390) (10,178,948) 

2052 (3,988,582) (253,864) (241,971) (4,484,417) (10,958,551) 

TOTAL: (44,840,017) (2,853,963) (2,720,263) (50,414,267) (123,197,145) 

Source: Tiberius Solutions  Please refer to the explanation of the schools funding in the preceding section.  
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Table 16 shows the projected increased revenue to the taxing jurisdictions after tax 

increment proceeds are projected to be terminated. These projections are for FYE 2053.  

The Frozen Base is the assessed value of the Area established by the county assessor at 

the time the Area is established. Excess Value is the increased assessed value in the Area 

above the Frozen Base.  

Table 16 - Additional Revenues Obtained after Termination of TIF - FYE 2053 

Taxing District Permanent 

Tax Rate 

From 

Frozen 

Base 

From 

Excess 

Value 

Total 

General Government     

Yamhill County 2.5775 378,794 2,462,987 2,841,781 

Yamhill County Extension 

Service 

0.0449 6,599 42,905 49,504 

Yamhill County Soil & Water 0.0354 5,202 33,827 39,029 

City of Newberg 2.575 363,871 2,365,954 2,729,825 

Tualatin Valley Fire & Rescue 1.5252 224,147 1,457,439 1,681,586 

Chehalem Park & Recreation 0.9076 133,382 867,278 1,000,660 

Subtotal General Government 7.6656 1,111,995 7,230,390 8,342,385 

Education     

Newberg SD 29J 4.6616 685,078 4,454,496 5,139,574 

Willamette Regional ESD 0.2967 43,603 283,518 327,121 

Portland Community College 0.2828 41,561 270,236 311,797 

Subtotal Education 5.2411 770,242 5,008,250 5,778,492 

TOTAL: 12.9067 $1,882,237 $12,238,640 $14,120,877 
Source: Tiberius Solutions  
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VIII. COMPLIANCE WITH STATUTORY LIMITS ON ASSESSED 

VALUE AND SIZE OF URBAN RENEWAL AREA 

State law limits the percentage of both a municipality’s total assessed value and the total 

land area that can be contained in an urban renewal area at the time of its establishment 

to 25% for municipalities under 50,000 in population. As noted below, the frozen base 

(assumed to be FYE 2021 values), including all real, personal, personal, manufactured, 

and utility properties in the Area, is projected to be $146,961,849. The Yamhill County 

Assessor will certify the frozen base once the urban renewal plan is adopted.  

The percentage of total City assessed value in urban renewal areas is 6.87%, below the 

25% threshold. 

The Area contains approximately 600 acres, including public rights-of-way. The City of 

Newberg contains 3,719 acres.  This puts 16.13% of the City’s acreage in an urban renewal 

area, which is below the 25% threshold. 

Table 17 - Urban Renewal Area Conformance with Assessed Value and Acreage 

Limits 

  Acreage 
Assessed 

Value  

Newberg Urban Renewal Area  599.73 $146,961,849  

City of Newberg 3,719 $2,137,960,474 

% of City   16.13% 6.87% 

Source: Compiled by Elaine Howard Consulting, LLC with data from Tiberius Solutions, City of Newberg, and Yamhill 

County Department of Assessment and Taxation (FYE 2021) 
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IX. EXISTING PHYSICAL, SOCIAL, AND ECONOMIC 

CONDITIONS AND IMPACTS ON MUNICIPAL SERVICES 

This section of the Report describes existing conditions within the Newberg Urban 

Renewal Area and documents the occurrence of “blighted areas,” as defined by ORS 

457.010(1).  

A. Physical Conditions 

 Land Use 

The Area measures approximately 600 total acres in size, which is composed of 

760 individual parcels encompassing 452 acres, and an additional 148  acres in 

public rights-of-way. An analysis of FYE 2021 property classification data from the 

Yamhill County Department of Assessment and Taxation database was used to 

determine the land use designation of parcels in the Area. By acreage, Industrial 

uses account for the most prevalent land use within the Area (34.11%). This was 

followed by Exempt uses (23.85%). Detailed land use designations in the Area can 

be seen in Table 18. 

Table 18 - Land Use in the Area 

Land Use Parcels Acreage 
Percent of 

Acreage 

Industrial 22 154.19 34.11% 

Exempt 59 107.81 23.85% 

Residential 444 75.96 16.81% 

Farm 5 35.48 7.85% 

Commercial 191 30.51 6.75% 

Tract 15 28.31 6.26% 

Multi-Family 19 14.29 3.16% 

Forest 1 3.93 0.87% 

Miscellaneous 4 1.52 0.34% 

  TOTAL: 760 452.00 100% 

Source: Compiled by Elaine Howard Consulting, LLC with data from the Tiberius Solutions using the Yamhill 

County Department of Assessment and Taxation database (FYE 2021) 
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2. Comprehensive Plan Designations 

Comprehensive plan designations in the Area can be seen in Table 19 – 

Comprehensive Plan Designations in the Area. The designations for unincorporated 

properties are what the properties will be when annexed in the city. The most 

prevalent comprehensive plan designation by acreage in the Area is 

Industrial/Riverfront District overlay (27.01%). The second most prevalent 

comprehensive plan designation in the Area is Public/Riverfront District overlay 

(26.12%). RD in the following tables is the Riverfront District overlay.  

Table 19 – Comprehensive Plan Designations in the Area 

 

Comprehensive Plan Parcels Acreage Percent of Acreage 

Industrial/RD 6 122.08 27.01% 

Parks/RD 11 118.06 26.12% 

Medium Density Residential/RD 309 107.75 23.84% 

Commercial 247 39.25 8.68% 

High Density Residential/RD 58 21.53 4.76% 

High Density Residential 58 14.96 3.31% 

Mixed Use/RD 11 8.68 1.92% 

Medium Density Residential 28 7.25 1.60% 

Public/Quasi Public 11 6.14 1.36% 

Industrial 10 1.89 0.42% 

Commercial/RD 2 1.82 0.40% 

Parks 1 1.56 0.35% 

Low Density Residential  8 1.04 0.23% 

  TOTAL: 760 452.0 100% 
Source: Compiled by Elaine Howard Consulting, LLC with data from the Tiberius Solutions using the Yamhill County 

Department of Assessment and Taxation database (FYE 2021) 
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Figure 13 - Newberg Urban Renewal Area Comprehensive Plan Designations 
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 Zoning Designations 

Detailed zoning designations in the Area are shown in Table 20. 

The most prevalent zone designation is Light Industrial/Riverfront District Overlay 

(27.58%). The second most prevalent zone designation is Medium Density 

Residential/Riverfront District Overlay (27.36%) For properties that are not yet 

annexed, the zoning designation will be shown as the designation that will be 

applied when annexed. 

Table 20 - Zoning Designations in the Area 

 

Zoning Parcels Acreage Percent of 

Acreage 

Light Industrial Riverfront District 4 124.65 27.58% 

Riverfront District 312 123.67 27.36% 

Community Facility Riverfront District 11 89.78 19.86% 

Central Business District 242 38.44 8.50% 

Community Facility 1     16.18 3.58% 

High Density Residential Riverfront District 59 21.77 4.82% 

High Density Residential 58 14.96 3.31% 

Medium Density Residential 35 10.21 2.26% 

Institutional 3 4.39 0.97% 

Mixed Employment Riverfront District 10 3.87 0.86% 

Light Industrial District 10 1.89 0.42% 

Low Density Residential 8 1.04 0.23% 

Neighborhood Commercial - Riverfront District 4 0.58 0.13% 

Central Business District - Limited Use 1 0.23 0.05% 

Residential Professional 1 0.23 0.05% 

Community Commercial 1 0.13 0.03% 

  TOTAL: 760 452.0 100% 
Source: Compiled by Elaine Howard Consulting, LLC with data from the Tiberius Solutions using the Yamhill County 

Department of Assessment and Taxation database (FYE 2020-2021
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Figure 14 - Newberg Urban Renewal Area Zoning Designations 
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B. Infrastructure 

This section identifies the existing conditions in the Area to assist in establishing blight 

in the ordinance adopting the urban renewal plan. There are projects listed in several 

City of Newberg’s infrastructure master plans that relate to these existing conditions. 

They are listed by sub area and  are the projects reviewed by the Urban Renewal Citizens  

Advisory Committee in identifying projects for the Area. This does not mean that all of 

these projects are included in the urban renewal plan. The specific projects that are 

included in the Plan are listed in Sections II and III of this Report and are highlighted in 

the table below.   

Table 21 -  Blighting Infrastructure Conditions in the Area  

UR Sub Area A 
Riverfront 

Plan # 

 

TSP 

# 

Description     

E Fourteenth Street Extension - S River St to NE Dog Ridge Rd  21  

Includes Water Project    

E Industrial St (1) - E Fourteenth St Ext to Wynooski St 22  

Includes Wastewater Project    

Includes Water Project    

S Industrial St (2) - Bypass to E Fourteenth St Ext  23  

Includes Wastewater Project    

Includes Water Project    

Includes Stormwater Project    

S Industrial St (3)  - E Industrial St (1) to E Fourteenth St Ext  24  

Includes Water Project    

Wynooski Street    - Bypass to NE Dog Ridge Road 24 S45 

NE Dog Ridge Road  -E Fourteenth Street Extension to Wynooski 

Street 
26 

 

Esplanade South of Mill Urban Multi-Use Trail    P49 
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UR Sub Area B 
Riverfront 

Plan # 

 

TSP 

# 

Description     

S River Street Improvements - Bypass to Rogers Landing Rd 5  

Includes Wastewater Project   

Includes Water Project   

Includes Stormwater Project  S44 

E Fourteenth St Sidewalks  - S College St to S River St 8 P09 

Rail Crossing Improvements Crossing No. 40A-000.40 (River Street) 18  

E Fourteenth Street  - S College St to S River St (Sidewalks in TSP 

Project P09) 
19 

 

Includes Water Project   

 Waterfront Street  - S College St to UGB 20  

Includes Wastewater Project   

Includes Water Project   

Includes Stormwater Project   

Riverfront Trails  

S River Street to S College Street Urban Multi-Use Trail     

Esplanade West of S River Street Urban Multi-Use Trail    P49 

 

Sub Area C Master 

Plan 

Project # 

WASTEWATER  

Description   

Riverfront Lift Station*  C3.b 

Force Main B1*  C3.b 

Gravity Main B1    

Gravity Main B2    

Gravity Main B4*  C3.b 
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UR Sub Area D 
Riverfront 

Plan # 

TSP 

# 

Description    

S Blaine Street Extension - E Ninth St to S College St 1 E04 

Stormwater Project    

S College Street Improvements  - S Ninth St to E Fourteenth St  3 S43 

E Ninth St Sidewalks  - S Blaine St to S River St 7 P08 

Rail Crossing Improvements Crossing No. 40A-000.60 (College 

Street) 
17 

 

ADA Curb Ramps  - E Ninth Street, S Blaine  Street to S River Street 

(DKS) 
27A 

 

 

UR Sub Area E Riverfront 

Plan # 

TSP 

# 

Description    

S River Street Improvements -E Ninth to Bypass, +/-1000 LF 4c S22 

Includes Water Project    

Includes Stormwater Project    

Wynooski St Improvements - S River St to Bypass (*reduced to 

Ninth to Eleventh: +/-650 ft.) 
6 

S37 

ADA Curb Ramps  - E Ninth Street, S River Street to S Pacific Street  27B  

ADA Curb Ramps - Intersections Around Scott Leavitt Park, E 

Eleventh Street, S Willamette Street, S Columbia Street, E Tenth 

Street  

28 

 

 

UR Sub Area F 
Riverfront 

Plan # 

Description    

S River Street Improvements - E Third to E Ninth, +/-2200 LF 48 

Includes Wastewater Project   

Includes Stormwater Project   
 

 

 

 

  



 

Page 49 | Report Accompanying the Newberg Urban Renewal Area Plan 

 

 

Sub Area G 
Downtown 

Plan # 

Description   

Howard Street (Third to Fifth)  D108 

Blaine Street (Third to Ninth)  D 24 B 

ADA Curb Ramps -  S Blaine Street   
 

Sub Area H TSP # 

Description    

Hancock Street Road Diet (College to Garfield) TSP S07 

 Hancock, N Grant to N Edwards    

First Street Road Diet      (Harrison to River)                         TSP S07 

Wastewater Project  E First, S College to S Edwards    

Water Project - Waterline Replacement   

Stormwater Project   

Center Street (Third to Sheridan)   

Water Project – W Line Replacement    

Meridian Street (Third to Sheridan)   

Water Project - Waterline Replacement   

Edwards Street (Third to Sheridan)   

Water Project  - Waterline Replacement   

College Street (Third to Sheridan)   

Wastewater Project   - S College, E Second to E Fourth   

Water Project - Waterline Replacement   

    

Howard Street (Third to First)   

Water Project  - Waterline Replacement   

Howard Street (First to Sheridan)   

Water Project – Waterline Replacement    

    

Blaine Street (Hancock to Sherman)   

Water Project - E Sheridan to E First   

Washington Street (Third to Sheridan)   

Wastewater Project   

Water Project - Waterline Replacement   

Garfield Street (First to Sheridan)   

Wastewater Project E First to E Sheridan   

Water Project – Waterline Replacement    
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Sub Area H, continued TSP # 

Main Street (Third to Rail Road Tracks)   

Water Project - Waterline Replacement   

Grant Street (Third to Rail Road Tracks)   

Water Project – Waterline Replacement    

Lincoln Street (First to Second)   

Water Project  – Waterline Replacement    

Harrison Street (First to Second)   

Water Project  – Waterline Replacement    

Sheridan (Rail Road tracks to 1/2 block east of Main)   

Water Project - Waterline Replacement   

Third (Howard to River)   

Water Project – Waterline Replacement    

Sherman (School to Blaine)   

Water Project  – Waterline Replacement    

Blaine (Hancock to Third)   

Water Project - E First to E Third  TSP S10 

ADA Curb Ramps (DKS)  - S Blaine Street   

N College (Hwy 219) at Hancock (Hwy 99) Intersection  

Improvement  - Add South Bound Right Turn Lane on N College 
  

N Blaine/E Hancock Signal   

N Blaine/E First Signal   

S River Street Improvements  - E First to E Third, +/-600 LF  TSP S22 

Wastewater Project   

Stormwater Project   

Trolley Feasibility Study    

    

Surface Parking    

Second Street Utility Undergrounding  - Grant to River    
 

Source: City of Newberg as preapred for the Newberg Urban Renewal Citizens Advusory Committee   
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 Stormwater 

From the Newberg Riverfront Master Plan:  

“The study area drains in three directions: west to Chehalem Creek, south to the Willamette 

River, and east to Hess Creek. The southern portion of the site lies within the 100-year flood 

plain of the Willamette River and Chehalem Creek. Underground stormwater lines are few in 

number, and largely confined to the northern portion of the study area. A stormwater main 

bisects the study area, conveying stormwater from the drainage lines in the northern portion 

of the study area south to outfall at the Willamette River. This line was previously the 

wastewater outfall from the former wastewater treatment plant. 

Stormwater System - Recommended Improvements 

Improve the Stormwater System. Collection and conveyance of stormwater runoff will likely 

consist of a combination of underground structure and pipes, and low-impact development 

conveyance improvements, such as swales and flow-through planters. Treatment of 

stormwater runoff will likely consist of either mechanical or low-impact development 

treatment facilities. Significant stormwater mitigation measures can often deter prospective 

developers from the area if they are prohibitively expensive, particularly for small- to 

medium-sized development projects. Therefore, larger stormwater infrastructure projects, 

such as regional stormwater solutions, should be a city-led initiative. Ultimately, however, 

solutions should largely be opportunistic with development and phased in a way that 

supports continued, incremental growth in the area.  

Study the Potential Repurposing of the Existing Riverfront Industrial Site Lagoons as a 

Regional Stormwater Facility. The construction of a regional stormwater facility for 

treatment, detention, and/or disposal may address many of the difficulties individual 

developers face with stormwater management. There are, however, very limited options for 

locating such a facility. The existing lagoons provide an opportunity for stormwater 

management. However, any use of these ponds will likely necessitate investigation of the 

condition of the lagoon basin floor for contaminants which might adversely affect the 

Willamette River. Depending on the degree of contamination and the requirements of 

regulatory authorities, cleanup might also be required. In addition, some agreement would 

need to be made for stormwater conveyance to the pond, pond use, access, and 

maintenance between the property owner, the City, and properties contributing stormwater.” 

(p 53) 

From the Newberg Downtown Improvement Plan:  

“The downtown stormwater system is concentrated on Hancock Street, 1st Street, and 

Howard Street. The City of Newberg Drainage Master Plan identified a number of observed 

drainage problem areas, as reported by City staff. The plan identified one project within the 

study area. This project, located from Hancock near Howard Street, diagonally to Blaine 
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Street, and only partially within the study area, recommends decommissioning a storm sewer 

line that runs on private property and upsizes surrounding lines to accommodate future 

anticipated flows.” (p 13) 

  Wastewater 

From the Newberg Riverfront Master Plan:  

“Existing wastewater infrastructure within the Riverfront Area is mostly limited to the area 

north of the Bypass. The City of Newberg’s wastewater treatment plant is located just east of 

the project study area.  

The portion of the study area north of the Bypass is currently served by two lift stations (the 

Charles Lift Station and the Andrew Lift Station) and a network of gravity sewer mains and 

trunk lines, which ultimately convey wastewater to the City’s wastewater treatment plant. A 

small lift station also serves Rogers Landing, conveying wastewater to the gravity sewer 

system to the north. The Riverfront Industrial Site is served by a single gravity sewer 

connection at the northwest corner of the site. 

Wastewater Master Plan recommends improvements to the existing wastewater system 

within the planning area. The Wastewater Master Plan proposed abandoning the Charles Lift 

Station and Andrew Lift Station in the northeast portion of the study area, and replacing 

them with a single lift station (the Riverfront Lift Station) and a series of gravity mains 

(projects C4.b and C3.b in the Wastewater Master Plan). The Riverfront Lift Station would also 

serve a portion of the southeast portion of the study area with several gravity sewer 

extensions to the south and the east. The Wastewater Master Plan also recommended 

upsizing several gravity mains within the study area to convey future flows. No wastewater 

improvements are described for the eastern portion of the study area. 

Wastewater System - Recommended Improvements 

Improve the Wastewater System. The planning area currently lacks a complete wastewater 

system and will require extensive sewer infrastructure improvements to serve new 

development. Approximately six gravity mains, one force main, and a Riverfront Lift Station 

are recommended.” (p 50, 51) 

From the Newberg Downtown Improvement Plan:  

“Oriented on a grid system in downtown Newberg, the sanitary sewer system is well 

established to serve the study area. One of four named sanitary trunklines in the city, the 21-

inch-diameter Wynooski Trunkline cuts through the east end of the study area. The City of 

Newberg Sewerage Master Plan recommends upsizing a portion of this trunkline in the study 

area from 21 inches to 24 inches to increase its capacity for modeled 2040 flows.” (p 13,14) 
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 Water 

From the Newberg Riverfront Master Plan:  

“The existing water system is owned and operated by the City of Newberg. The study area is 

served by three reservoirs: the North Valley Reservoir Nos. 1 and 2 located on the north side 

of the City, and the Corral Creek Reservoir, located east of the City. 

These reservoirs are fed by transmission mains from the water treatment plant, which is 

located on the southeast corner of the study area. A well field south of the study area 

supplies the City’s water, which is conveyed to their water treatment plant. A water 

transmission main conveys treated drinking water from the treatment plant north through 

the Riverfront Industrial Site to the rest of the City. The area north of the Bypass is served by 

an existing water distribution network, with distribution mains. 2 to 8 inches in diameter. 

Several properties just south of the Bypass, including the Riverfront Industrial Site, are also 

served by water main extensions from the distribution system north of the Bypass. 

The City of Newberg has a re-use water system, which is currently confined to the City’s 

Wastewater Treatment Plant and nearby golf course for part of the year. The Riverfront 

Industrial Site property has water rights to water from the Willamette River, and this 

privately-owned non-potable water was used in the past for mill operations. 

Water System - Recommended Improvements 

Extend a Water Distribution Main West from the Transmission Main. To serve new 

development south of the Bypass, a water distribution main can be extended west from the 

transmission main near the water treatment plant. This new water distribution main should 

extend to the western portion of the study area and should connect to the existing water 

system to the north where possible to provide a fully looped system. 

Extend a Water Main from S College Street. To serve the north side of the Bypass, a water 

main could be extended from S College Street southwest along S Weatherly Way. This water 

main should also be connected to the water main serving the area south of the Bypass to 

provide a fully looped system. 

Improve the Water Distribution Network North of the Bypass. The existing mains are 

relatively small and will likely not provide sufficient fire flow for future connections as the 

area south of the Bypass develops. The minimum size of water distribution mains will be 8-

inches, per City standards. Final sizing will require a more in-depth analysis to ensure that 

minimum fire flow is maintained throughout the water system in accordance with City 

standards.” (p 49, 50) 

From the Newberg Downtown Improvement Plan:  

“The water distribution system serving the Newberg downtown area is well established. There 

are no specific projects within the study area identified in the City of Newberg Water 
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Distribution System Plan to make improvements to the system, though the plan recommends 

replacing aging pipelines as part of the annual City budgeting process. One location 

identified by the City of Newberg as having insufficient pressure for future development is the 

pipe on the south side of 1st Street.” (p 13) 

  Transportation 

From the Newberg Downtown Improvement Plan:  

The current transportation conditions through downtown Newberg vary by mode. As a state 

highway, OR 99W serves regional movement with three travel lanes in each direction along 

the 1st-Hancock couplet. Traffic signals along the corridor are timed to facilitate the 

movement of vehicular traffic and freight along the corridor, and the four intersections 

analyzed in the TSP currently meet ODOT mobility targets. Due to the traffic volume and 

width of the corridor, crossing the street at unsignalized intersections can be difficult for both 

motor vehicles and pedestrians/bicyclists that wait for gaps to travel north-south. The 

downtown area is well connected with sidewalks for pedestrian travel. Bicycle lanes are 

provided along the couplet and some connecting roadways. Transit service is provided along 

the couplet, but local and regional routes have limited service frequency with headways of 

one hour or longer. Additionally, transit stop information and other amenities are limited. p 

7 

The combined downtown parking system for Newberg includes 2,090 stalls nearly evenly split 

between on-street (45 percent of all spaces) and off-street (55 percent of all spaces) options. 

The on-street system is comprised of nine different stall types, the majority (68 percent) of 

which are unregulated, with no time restriction. An additional 28 percent of stalls are 2-Hour 

stalls, primarily located along 1st Street and the south side of Hancock Street. The remainder 

of stall types is a mix of 10- to 60-Minute stalls, Handicap, Theater, and Reserved stalls”. (p 

16)  
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C. Social Conditions 

The following social conditions were taken from the American Community Survey 2015-

2019 Five Year Estimates. The most common age bracket in the Area is under 18-24 years 

at 28%. 

Table 22 - Age in the Area 

Age Number Percentage 

Under 5 years             375  6% 

5 to 9 years                           180  3% 

10 to 14 years                           300  5% 

15 to 17 years                           204  3% 

18 to 24 years                        1,761  28% 

25 to 34 years                        1,175  19% 

35 to 44 years                          607  10% 

45 to 54 years                           518  8% 

55 to 64 years                           396  6% 

65 to 74 years                           227  4% 

75 to 84 years                           306  5% 

85 years and over                           187  3% 

TOTAL:   6,236 100% 

Source: American Community Survey 2015-2019 Five Year Estimates  
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The analysis of race and origin are shown in the table below. 

Table 23 – Hispanic or Latino Origin by Race in the Area 

 Number  Percentage 

Not Hispanic or Latino       5,080  81% 

White alone       4,539  73% 

Black or African American alone            16  0% 

American Indian and Alaska Native alone          132  2% 

Asian alone          183  3% 

Native Hawaiian and Other Pacific Islander alone            35  1% 

Some other race alone             -    0% 

Two or more races          175  3% 

Hispanic or Latino       1,156  19% 

White alone          947  15% 

Black or African American alone             -    0% 

American Indian and Alaska Native alone             -    0% 

Asian alone             -    0% 

Native Hawaiian and Other Pacific Islander alone             -    0% 

Some other race alone          101  2% 

Two or more races          108  2% 

TOTAL: 6,236 100% 

Source: American Community Survey 2015-2019 Five Year Estimates   

 

Thirty two percent of the residents reported an education that included less than high 

school or gaining a high school diploma. Twenty eight percent had a bachelor’s degree, 

master’s degree or a professional school degree.  

Table 24 -Education in the Area 

Education  Number  Percentage 

Less than high school              667  19.53% 

High school graduate (includes equivalency)              424  12.41% 

Some college           1,027  30.06% 

Associate's degree              338  9.89% 

Bachelor's degree              755  22.10% 

Master's degree              190  5.56% 

Professional school degree                15  0.44% 

Doctorate degree                 -    0.00% 

TOTAL:            3,416  100% 
Source: American Community Survey 2015-2019 Five Year Estimates   
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A standard income analysis was performed on the Area. The most prevalent income 

bracket in the Area was $40,000 – $49,999, with twenty three percent in this range.  

Table 25 - Income in the Area 

Income Range Number Percentage 

Less than $10,000                32  1.71% 

$10,000 to $19,999              120  6.40% 

$20,000 to $29,999              160  8.54% 

$30,000 to $39,999              166  8.86% 

$40,000 to $49,999              433  23.11% 

$50,000 to $59,999              201  10.73% 

$60,000 to $74,999              170  9.07% 

$75,000 to $99,999              263  14.03% 

$100,000 to $124,999              230  12.27% 

$125,000 to $149,999                79  4.22% 

$150,000 to $199,999                  1  0.05% 

$200,000 or more                19  1.01% 

TOTAL: 5,685 100% 
Source: American Community Survey 2015-2019 Five Year Estimates  

 

Additional data from the American Community Survey 2015-2019 Five Year Estimates 

shows that 57% of the responders drove alone to work and that 77% of those drove more 

than 10 minutes to work. 
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D. Economic Conditions 

1.  Taxable Value of Property within the Area 

The estimated total assessed value of the Area calculated with data from the Yamhill 

County Department of Assessment and Taxation for FYE 2021 including all real, 

personal, manufactured, and utility properties, is estimated to be $146,961,849.  

2.  Building to Land Value Ratio 

An analysis of property values can be used to evaluate the economic condition of 

real estate investments in a given area. The relationship of a property’s improvement 

value (the value of buildings and other improvements to the property) to its land 

value is generally an accurate indicator of the condition of real estate investments. 

This relationship is referred to as the “Improvement to Land Value Ratio," or “I:L.” The 

values used are real market values. In urban renewal areas, the I:L is often used to 

measure the intensity of development or the extent to which an area has achieved 

its short- and long-term development objectives. 

Table 26 shows the improvement to land ratios (I:L) for properties within the Area. 

In the Area 60 parcels representing 41% of the non-exempt acreage have I:L ratios 

less than 1.0. In other words, the improvements on these properties are worth less 

than the land they sit on. A reasonable I:L ratio for properties in the Area is 2.0. Only 

121 of the 701 non-exempt parcels in the Area, totaling 5% of the acreage have I:L 

ratios of 2.0 or more as determined by an analysis of the real market values from 

the Yamhill County Assessor data for FYE 2020-2021. In summary, the area is 

underdeveloped and not contributing significantly to the tax base in Newberg. There 

are 59 parcels listed as Exempt from taxation, so they have no assessed value. No 

improvement value means there are no taxable structures on the tax lot.  
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Table 26 - Improvement to Land Ratios in the Area 

 

Improvement to Land (I:L) 

Ratio 

Parcels Acreage Percent of 

Acreage 

Exempt 59 107.80 23.85% 

No Improvement Value 64 55.70 12.32% 

0.01-0.50 156 50.18 11.10% 

0.51-1.00 273 77.60 17.17% 

1.01-1.50 58 12.93 2.86% 

1.51-2.00 29 124.41 27.52% 

2.01-2.50 22 3.78 0.84% 

2.51-3.00 13 2.15 0.48% 

3.01-4.00 15 4.21 0.93% 

> 4.00 71 13.24 2.93% 

  TOTAL: 760 452.00 100% 

Source: Compiled by Elaine Howard Consulting, LLC with data from the Yamhill County Department of 

Assessment and Taxation (FYE 2020-2021) 
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E. Impact on Municipal Services 

The fiscal impact of tax increment financing on taxing districts that levy taxes within the 

Area (affected taxing districts) is described in Section VIII of this Report. This subsection 

discusses the fiscal impacts resulting from potential increases in demand for municipal 

services.  

The projects being considered for future use of urban renewal funding are for 

transportation improvements including auto oriented and non-auto-oriented projects, 

water, sewer and stormwater and other utility infrastructure improvements, facilitating 

redevelopment of properties, and plan administration. The use of tax increment allows 

the city to add an additional funding source to the City of Newberg general fund or 

system development charge funds to allow these projects to be completed.  

It is anticipated that these improvements will catalyze development on the undeveloped 

and underdeveloped parcels in the Area. This development will require city services. 

However, as the property is within the city limits or the urban growth boundary, the city 

has anticipated the need to provide services to the Area. As the development will be new 

construction or rehabilitation, it will be up to current building code which will aid in any 

fire protection needs.  

The financial impacts from tax increment collections will be countered by future 

economic development, and, in the future, adding increases in assessed value to the tax 

base for all taxing jurisdictions, including the City.  

X. REASONS FOR SELECTION OF EACH URBAN RENEWAL 

AREA IN THE PLAN 

The reason for selecting the Area is to provide the ability to fund projects and programs 

necessary to cure blight within the Area. The outcome of implementing these projects is 

anticipated to be a substantial increase to the economic growth in Newberg by providing 

new industrial parcels for development and providing infrastructure improvements 

inside the Area to assist with economic development.  

XI. RELOCATION REPORT 

When the Agency acquires occupied property under the Plan, residential or commercial 

occupants of such property shall be offered relocation assistance, as required under 

applicable state law. Prior to such acquisition, the Agency shall adopt rules and 

regulations, as necessary, for the administration of relocation assistance. The Agency will 

comply with all applicable state law in providing these potential benefits.    
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Exhibit “C” to Planning Commission Resolution 2021-373 

Findings –File GEN19-0017 

Newberg Urban Renewal Plan and Report 

 

A. Newberg Comprehensive Plan  

The Comprehensive Plan is a set of policies and a map of land use designations that guide 

growth and development in the city. The Plan reflects community needs and goals, and is 

consistent with established statewide goals and guidelines.  The Comprehensive Plan contains 

the following sections: Introduction and Background; Goals and Policies; Plan 

Classifications; Population Growth; Land Need and Supply; and Summary. As the 

Comprehensive Plan is updated in the future, this document will automatically incorporate 

those updates without the Plan having to be formally amended. This section of the Plan 

should be updated if there is a substantial amendment completed in the future. 

A. CITIZEN INVOLVEMENT 

GOAL: To maintain a Citizen Involvement Program that offers citizens the opportunity for 

involvement in all phases of the planning process. 

 

Finding: The preparation of the Plan was guided by a Citizens Advisory Committee (CAC). The 

Committee held fourteen meetings to guide preparation of the feasibility study, discuss the boundary, 

help prioritize the project list, review financial components of the Plan and review the draft Plan and 

Report. The CAC was comprised of taxing district representatives from Tualatin Valley Fire & 

Rescue, Newberg School District, Chehalem Park and Recreation District, and the Chehalem Valley 

Chamber of Commerce, Newberg Downtown Coalition, and five citizen representatives.   

Once the feasibility study was completed, it was posted to the Newberg website as well as six videos 

explaining urban renewal technicalities. A Frequently Asked Questions fact sheet was also posted to 

the website as well as all documents from the Citizens Advisory Committee.  

The City provided two updates to the City Council in televised meetings (Youtube) and three updates 

to the Planning Commission. Flyers in English and Spanish were distributed at the Wednesday 

Farmers’ Market and throughout Newberg. Other briefings were provided to the Rotary (2), Kiwanis, 

and City Club (2). 

The Plan itself is based on the numerous planning documents prepared in the City of Newberg all of 

which were thoroughly reviewed by the citizens of Newberg. These documents include City of 

Newberg Riverfront Master Plan, City of Newberg Downtown Improvement Plan, A NewBERG 

Community Vision, the Newberg Comprehensive Plan, Stormwater Master Plan, Water Master Plan, 

Wastewater Master Plan, Transportation Systems Plan, and the Newberg Economic Development 

Strategy.  
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E. AIR, WATER, AND LAND RESOURCE QUALITY 

GOAL: To maintain and, where feasible, enhance the air, water and land resource qualities 

within the community. 

POLICIES: 

3. As public sanitary sewer systems become available, all development shall connect to the 

public system. To encourage economic development, the City may permit subsurface 

sewerage disposal where the system meets State and County requirements and where unique 

circumstances exist. 

5. New industry should be located in areas which minimize impacts. 

9. The City will seek abatement of the aesthetic degradation of the environment resulting 

from blighted neighborhoods, indiscriminate waste disposal, offensive outdoor storage. 

12. The City will require development to establish and maintain adequate levels of natural 

area buffers between new development and the waterways in the Riverfront District. 

13. The City will discourage the development of uses that will generate or import quantities 

of hazardous substances into the Riverfront District.  

14. Development in the Riverfront District will be encouraged to retain existing native 

vegetation that contributes to habitat functions and values.  

Finding: Development of the Riverfront District and Downtown is a key goal of the Plan. This 

development will provide new industry to Newberg. This new industry will comply with the 

provisions of the Comprehensive Plan as all new development will comply with the requirements of 

the City of Newberg. In the Downtown area new development and infill development will comply 

with the provisions of the Comprehensive Plan as all new development will comply with the 

requirements of the City of Newberg. 

 

F. AREAS SUBJECT TO NATURAL HAZARDS 

GOAL: To protect life and property from flooding and other natural hazards. 

POLICIES: 

6. The City will discourage development on hazardous slope areas and natural resource areas 

in the Riverfront District.  

Finding: Development of the Riverfront District and Downtown is a key goal of the Plan. This new 

development will comply with the provisions of the Comprehensive Plan as all new development 

will comply with the requirements of the City of Newberg. 

 

G. OPEN SPACE, SCENIC, NATURAL, HISTORIC AND RECREATIONAL 

RESOURCES 
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GOALS: 

1. To ensure that adequate land shall be retained in permanent open space use and that 

natural, scenic and historic resources are protected. 

2. To provide adequate recreational resources and opportunities for the citizens of the 

community and visitors. 

3. To protect, conserve, enhance and maintain the Willamette River Greenway. 

1. Open Space & Natural Resources Policies 

d. The dedication of easements for public drainageways and stream corridors should be 

encouraged when properties are either developed or redeveloped.  Developed densities that 

would normally be allocated to portions of the property within delineated stream corridors 

may be transferred to adjoining areas up to a maximum increase of 20 percent. 

2. Scenic Resources Policies 

b. The City will encourage identification of scenic drives, sites and viewpoints. 

c. The City will encourage the protection and enhancement of views of the Willamette River 

throughout the Riverfront District.  

d. The City shall seek to protect identified key views of the Willamette River that are 

identified through area plans, specific plans, and other planning processes. 

4. Recreation Policies 

n. The City will encourage the development of greenways or trails connecting the Riverfront 

to other open spaces and/or parks in the Newberg areas.  

o. The City will encourage the development of a regional Riverfront pedestrian/bicycle path 

connection, including connections to Champoeg State Park, the French Prairie, and Dundee.  

5. Willamette River Greenway Policies 

f. Recreational access to the Willamette River for pedestrians, boaters (motorized and non-

motorized), and other users who wish to appreciate the River from its banks should be 

provided. 

i. Existing waterfront parklands should be developed to maximize their water orientation and 

provide for a variety of active and passive recreational uses, including motorized and non-

motorized boating, picnicking, walking, hiking, and other activities that make use of the 

waterfront and waterways.  

j. The City will encourage the development of a pedestrian esplanade in the Riverfront 

District to provide views of the river and connections to the riverfront. 
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k. Waterfront recreational and park development along the Willamette River will be given 

emphasis to provide recreational resources for future generations. 

Finding: There are specific projects within the Plan that will provide for the development of an 

esplanade and new trails in the Riverfront District. These projects will comply with the City’s 

policies and development standards.  

 

H. THE ECONOMY 

GOAL: To develop a diverse and stable economic base. 

POLICIES: 

1. General Policies 

a. In order to increase the percentage of persons who live in Newberg and work in Newberg, 

the City shall encourage a diverse and stable economic base. Potential methods may include, 

but are not limited to, land use controls and capital improvement programs. 

b. The City shall encourage economic expansion consistent with local needs. 

c. The City will encourage the creation of a diversified employment base, the strengthening of 

trade centers and the attraction of both capital and labor intensive enterprises. 

d. Newberg will encourage the development of industries which represent the most efficient 

use of existing resources including land, air, water, energy and labor.  

g. The City shall encourage business and industry to locate within the Newberg City limits. 

j. A mixed-use river-oriented commercial area should be encouraged to be developed near the 

Willamette River.  

2. Industrial Areas Policies 

d. The City shall undertake specific activities to encourage the growth of existing businesses, 

to encourage a diversity of businesses, and to attract new businesses to the community in 

industries that will provide local employment opportunities consistent with community needs 

and goals.  

g. The City shall identify land that will provide for expansion of existing businesses and/or 

attract new businesses and shall reserve that land for future industrial development that is 

consistent with community needs and goals. 

i. Industrial land shall be reserved for industrial uses. 

3. Commercial Areas Policies 

a. The City shall encourage the retention of the downtown core as a shopping, service and 
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financial center for the Newberg area. New commercial developments shall be encouraged to 

locate there. 

d. To maintain the integrity and function of the highway system, new commercial 

development shall be discouraged along the route of any limited access highway. 

4. Riverfront District Policies 

a. The City will enhance commercial diversity and activity in the Riverfront District by 

encouraging a business mix that provides goods and services to satisfy neighborhood and 

visitor needs and that also draws people from the greater region.  

b. The City will encourage development of the Riverfront District as a distinct river oriented 

center that can help support a variety of local businesses. 

c. The City will encourage the development of commercial, retail, industrial, and employment 

uses that have a strong reason for locating near the Riverfront and support the vision of the 

Riverfront District as a walkable and bikeable mixed-use area.  

Finding: One of the major goals of the Plan is to develop a diverse and stable economic base. The 

majority of funding in the Plan is allocated to transportation and infrastructure. The Riverfront 

District is presently a non-economic use and is blighted. Without the provision of infrastructure, this 

area will not develop to its full capacity. The Plan will provide transportation and infrastructure 

projects to encourage new development in the area. The projects designated for the Downtown area 

also provide key transportation and infrastructure projects to encourage economic development 

including rehabilitation of existing structures and new development. This development will comply 

with the City’s policies and development standards.  

I. HOUSING 

GOAL: To provide for diversity in the type, density and location of housing within the City 

to ensure there is an adequate supply of affordable housing units to meet the needs of City 

residents of various income levels. 

2. Location Policies 

c. The City will encourage medium - to high density- housing in and adjacent to the 

commercial core of the Riverfront District medium-density residential uses in the western and 

northern portions of the Riverfront District.  

3. Mix Policies 

k. The City shall encourage an adequate supply of multi-family housing dispersed throughout 

the City to meet the needs of renters.  

n. The City will encourage housing development in commercial areas within the Riverfront 

District as part of mixed use developments 
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Finding: The majority of funding in the Plan is allocated to transportation and infrastructure. These 

projects are intended to facilitate development including development in commercial areas within the 

Riverfront District as part of mixed use developments and in the Downtown area for mixed use 

development. 

 

J. URBAN DESIGN 

GOAL 1: To maintain and improve the natural beauty and visual character of the City. 

1. General Policies 

h. Curbs, gutters, and sidewalks should be required in all new developments. 

i. Curb ramps should be required at intersections and pedestrian crosswalks wherever new 

curbs are installed.  These ramps improve access for the elderly and handicapped, as well as 

for strollers, bicycles and other wheeled vehicles. 

5. Downtown Policies 

a. The City should encourage improvement of the central business district as the economic, 

cultural, business and governmental center of the Newberg area. 

c. The City should encourage a variety of commercial and service activities to locate in the 

central business district, including mixed-use commercial/residential buildings and mixed-use 

commercial/craft industrial to create a vital downtown core with a strong retail sector.  

d. The City should discourage the use of the central business district for non- intensive land 

uses or uses which have a low floor area to site size ratio.  

e. The City should encourage a higher utilization of downtown space, encouraging intensive 

use of all building levels.  

f. A concerted effort should be made to revitalize the central business district through 

rehabilitation or redevelopment of existing areas. 

g. The City should consider: 

• Adequate off-street parking. 

• Adoption of a downtown improvement plan which should include design standards 

for all new private and public improvements. 

• Various options to make the downtown more pedestrian friendly, particularly as 

traffic volumes change with the opening of the Phase 1 Bypass.  

Finding: The Plan provides for the extensive provision of new streets and street reconstruction. 

These streets will have curbs, gutters, sidewalks, and curb ramps to conform with the City standards 
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for streets. Off street parking is one of the projects in the Plan. The projects are intended to help 

support the Downtown by providing transportation and infrastructure improvements to help facilitate 

redevelopment and development in the Downtown area.  

6. Riverfront District Policies 

a. The City will encourage a mix of employment, housing, commercial, and industrial uses 

serving the neighborhood and the surrounding community to enhance the Riverfront 

District’s identity as a vital and attractive City asset and to ensure an active, pedestrian 

friendly, and thriving Riverfront District.  

b. Development and land uses will be encouraged that promote the Riverfront District as a 

convenient and attractive environment for residents of Newberg as well as for visitors from 

other cities and the region as a whole.  

c. The development of mixed commercial uses will be encouraged in the Riverfront District 

along E Fourteenth, NE Waterfront, S College, and S River Streets.  

d. The City will encourage the use of common design elements such as gateways, wayfinding 

signage, streetscape features, and building design elements for new and/or improved 

development in the Riverfront District in order to create a sense of identity that is unique to 

this area of Newberg.  

e. The City will permit land uses with design features along S River Street that are compatible 

with or provide a buffer between residential and retail uses on the west side of the street and 

industrial and mixed employment uses on the Riverfront Mill Site.  

f. The City will encourage commercial structures within the Riverfront District that are in 

scale with commercial sites and suitable for river-oriented businesses. 

Finding: The Riverfront District is presently a non-economic use and is blighted. Without the 

provision of infrastructure, this area will not develop to its full capacity. The Plan will provide 

transportation and infrastructure projects to encourage new development in the area. These projects 

will comply with the City’s policies and development standards.  

 

K. TRANSPORTATION 

GOAL 1: Establish cooperative agreements to address transportation based planning, 

development, operation and maintenance. 

POLICIES: 

b. The City should work to ensure that the transportation system is developed in a manner 

consistent with state and federal standards for the protection of air, land and water quality, 

including the State Implementation Plan for complying with the Clean Air Act and the Clean 

Water Act.  
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GOAL 2: Establish consistent policies which require concurrent consideration of 

transportation/land use system impacts. 

POLICIES: 

a. Transportation improvements should be used to guide urban development and should be 

designed to serve anticipated future needs.  

e. The City will encourage the development of retail development within the downtown area. 

f. Within the Riverfront District Mixed Employment area, the City shall limit new retail 

development to up to 60,000 square feet and new office development to up to 60,000 square 

feet in order to mitigate traffic impacts identified in the 2019 Riverfront Master Plan 

GOAL 3: Promote reliance on multiple modes of transportation and reduce reliance on the 

automobile. 

POLICIES: 

a. Design the transportation system and related facilities to accommodate multiple modes of 

transportation where appropriate and encourage their integrated use;  

1) The City should plan for a network of transportation facilities and services including but 

not limited to air, water, rail, auto, pedestrian, bicycle and public transit.  

3) All local and commuter transit services must implement the accessible transportation 

requirements established by the Americans with Disabilities Act of 1990. 

d. The City should develop a program in coordination with the rail line owner to operate a 

trolley on the rail line down Blaine Street to connect the downtown area to the Riverfront 

Mill Site.  

GOAL 4:  Minimize the impact of regional traffic on the local transportation system. 

POLICIES: 

a. Enhance the efficiency of the existing collector/arterial street system to move local traffic 

off the regional system.  

GOAL 5: Maximize pedestrian, bicycle and other non-motorized travel throughout the City. 

POLICIES: 

a. The City should provide safe, convenient and well-maintained bicycle and pedestrian 

transportation systems that connect neighborhoods with identified community 

a. Enhance the efficiency of the existing collector/arterial street system to move local traffic 
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off the regional system.  

i. A bicycle path should be provided along or near the bypass.  

GOAL 6: Provide effective levels of non-auto oriented support facilities (e.g. bus shelters, 

bicycle racks, etc.). 

a. The City should develop land use, density, and design standards to encourage development 

patterns that accommodate pedestrian, bicycle and transit uses. 

b. New development should be designed to accommodate integrated multiple modes of 

transportation.  

d. The City should provide a transportation system (traffic, bicycle, pedestrian and transit) 

with facilities that are accessible to all people, complying in the process with applicable 

provisions of the Americans with Disabilities Act (ADA). 

GOAL 7: Minimize the capital improvement and community costs to implement the 

transportation plan. 

POLICIES: 

a. The Transportation System Plan shall identify needed improvements to the 

collector/arterial street system, the public transit system, the pedestrian/bicycle system and 

the air, rail, water, and pipeline systems. Improvements should be identified as likely funded 

or aspirational projects for the 20-year planning horizon. (Ordinance 2016-2810, December 

19, 2016)   

b. The list of improvement projects in the Transportation System Plan shall guide 

development of the city's capital improvement plan for transportation projects. 

i. New development and existing development undergoing expansion or modification should 

be designed to accommodate planned long-term transportation improvement projects in the 

vicinity of the development. 

GOAL 9: Create effective circulation and access for the local transportation system. 

POLICIES: 

a. Enhance existing routes and add alternative routes for local travel. 

3) The City should coordinate the development of an integrated bike and pedestrian system 

that provides for connections between and through adjacent development and that provides 

convenient links to community destinations.  

b. Develop a system of roads that provide for efficient movement of traffic. Specific design 

guidelines for the different classifications of roadways is found in the Transportation System 
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Plan and the Newberg Public Works Design and Construction Standards. The functional 

classifications of roadways in the City of Newberg includes the following:  

Expressway. Expressways should be designed to expedite the movement of regional traffic 

through the urban area; they function as freeways with limited access points and no private 

development access points.  

Within the City of Newberg, the Highway 99W Bypass Corridor is intended to be an 

expressway, which is generally aligned east/west along the southern alignment route depicted 

in the Newberg/Dundee Bypass Location Environmental Impact Statement. The length of the 

Highway 99W Bypass within the City is approximately 3 miles. Expressways shall be 

designed to ODOT guidelines. 

Major Arterials.  Major Arterials expedite the movement of traffic to and from major trip 

generators and between communities, collect and distribute traffic from principal arterials to 

collector streets, or directly to traffic generators.  The functional emphasis is on the 

movement of people, goods, and services through the city, therefore consolidating access 

points, minimizing parking, and managing traffic flow to promote through-travel is the 

desired condition. Exceptions may occur in the central business district and in designated 

neighborhood commercial areas. Within the City of Newberg, Highway 99W is a major 

arterial that is generally aligned east/west.  The length of Highway 99W within the City is 

approximately 3.3 miles. 

Minor Arterial.  Minor Arterials collect and distribute traffic from major arterials to collector 

and local streets, and facilitate traffic movement between neighborhoods. Highway 219 

(Hillsboro-Silverton Highway) from first street to the southern urban growth boundary is a 

minor arterial that is generally aligned north/south. The length of Highway 219 within 

Newberg (south of Villa Road) is approximately 3.0 miles. Springbrook Road and 

Mountainview Drive are other examples of minor arterials.  

Major Collectors.  Major collectors serve multi-neighborhood areas.  They are intended to 

channel traffic from local streets and/or minor collectors to the arterial street system.  A major 

collector can also provide access to abutting properties. Villa Road, Haworth Avenue, and 

Wynooski Road are all examples of major collectors.  

Minor Collectors.  A minor collector provides access to abutting properties and serves the 

local access needs of neighborhoods by channeling traffic to the major collector and arterial 

street system.  A minor collector is not intended to serve through traffic. Meridian Street, 

Columbia Drive, and Vittoria Way are all examples of minor collectors.  

Local Streets.  Local streets provide direct access to adjoining properties and connect to 

collector streets.  Most residential neighborhood streets are local streets.  

Finding: There are numerous transportation projects, including non-auto oriented projects in the 

Plan in both the Riverfront District and Downtown area. The projects will implement portions of the 

City of Newberg Comprehensive Plan, City of Newberg Transportation System Plan, and are 
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therefore in conformance with the Comprehensive Plan. Some of the projects are designated in the 

Riverfront Master Plan and the Downtown Improvement Plan. These projects will comply with the 

City’s policies and development standards.  

 

L. PUBLIC FACILITIES AND SERVICES 

GOAL: To plan and develop a timely, orderly and efficient arrangement of public facilities 

and services to serve as a framework for urban development. 

POLICIES: 

1. All Facilities & Services Policies 

a. The provision of public facilities and services shall be used as tools to implement the land 

use plan and encourage an orderly and efficient development pattern. 

b. The extension of publicly-owned facilities and services into currently undeveloped areas 

shall occur only in accordance with the Water Master Plan, Wastewater Master Plan, 

Stormwater Master Plan and Newberg Design and Construction Standards.  

c. New public facilities and services shall be designed at levels consistent with planned 

densities and designated land uses for the area. 

d. Services shall be planned to meet anticipated community needs. 

e. Owners of properties which are located on unimproved streets should be encouraged to 

develop their streets to City standards. 

f. Maximum efficiency for existing urban facilities and services will be encouraged through 

infill of vacant land within the Urban Growth Boundary. 

g. Public facilities and services necessary to meet the special needs of industrial and mixed 

employment activities should be planned for those areas designated industrial on the 

comprehensive plan map and should be provided at a level sufficient to support proposed 

activities, if public funds are available.  

h. New residential areas shall have:  paved streets, curbs, pedestrian ways, water, wastewater, 

stormwater, street lights and underground utilities. 

2. Wastewater, Stormwater and Water Policies  

a. All existing development within the City limits shall connect to public wastewater, 

stormwater and water systems as soon as they become available. 

b. Water systems within the planning area will be designed to provide an adequate peak flow 

for fire protection. 
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g. Stormwater systems should be designed to convey stormwater based on impervious area 

within the Urban Growth Boundary to protect, maintain, and enhance the public health, 

safety, and general welfare. 

h. The design of the stormwater system should provide for the drainage of surface water from 

development, minimize erosion, and reduce degradation of water quality due to sediments 

and pollutants in stormwater runoff.  

i. Encourage new development to maximize infiltration of stormwater runoff when soil 

conditions allow.  

Finding: There are numerous infrastructure projects in the Plan. These projects are intended to 

develop a timely, orderly and efficient arrangement of public facilities in the Area. These projects 

will comply with the City’s policies and development standards. 

 

M. ENERGY 

GOAL: To conserve energy through efficient land use patterns and energy- related policies 

and ordinances. 

POLICIES: 

1. Planning Policies 

a. The City will encourage energy-efficient development patterns. Such patterns shall include 

the mixture of compatible land uses and a compactness of urban development. 

Finding: The projects in the Plan provide support for development in the Downtown, an established 

area with a compactness of urban development. The projects will also encourage development in the 

Riverfront District which is zoned for a mixture of compatible uses and a compactness of urban 

development. These projects will comply with the City’s policies and development standards.  

 

B. City of Newberg Transportation System Plan December 2016, updated  March 2021 adding 

Addendum Riverfront Master Plan 

The Transportation System Plan (TSP) provides a long-term guide for City transportation 

investments by incorporating the vision of the community into an equitable and efficient 

transportation system. The plan evaluates the current transportation system and outlines 

policies and projects that are important to protecting and enhancing the quality of life in 

Newberg through the next 20 years. The TSP represents a collection of past and current ideas, 

incorporating projects, policies, decisions, and standards from past and current plans into a 

single document. 

A TSP is required by the State of Oregon to help integrate local plans into the statewide 

transportation system. The plan balances the needs of walking, bicycling, driving, transit, 

freight, and rail into an equitable and efficient transportation system. 
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Goal 1: Maintain or improve access to existing properties and employment areas; improve 

freight traffic and/or minimize downtown trips for through traffic; have minimal impact on 

adjacent properties. 

Goal 2: Emphasize visual and aesthetic qualities in their design; minimize any potential 

energy, social, environmental, and economic impacts; improve rail, water, and air 

transportation systems where possible. 

Goal 3: Enhance access for emergency response; include improvements meant to reduce 

crash frequency and severity and/or to enhance pedestrian/bicyclist safety. 

Goal 4: Include “complete street” principles with both vehicle and pedestrian/bicycle 

improvements; improve the connectivity of the street and/or sidewalk system; improve access 

to public transit. 

Goal 5: Provide the most cost effective improvement option and identify stable funding 

sources for improvements; repair, maintain, and/or improve existing facilities and protect 

needed right-of-way for future projects; or constructed as a mitigation requirement by private 

development. 

Potential Additional Funding Sources 

Urban Renewal District 

An Urban Renewal District (URD) would be a tax-funded district within the City. The URD 

would be funded with the incremental increases in property taxes resulting from construction 

of applicable improvements. This type of tax increment financing has been used in Oregon 

since 1960. Use of the funding includes, but is not limited to, transportation improvements, 

which are funded by the incremental taxes rather than fees. (P 53 of TSP)  

Finding: There are numerous transportation projects, including non-auto oriented projects in the 

Plan in both the Riverfront District and Downtown areas. The projects are intended to implement the 

City of Newberg Transportation System Plan. These projects will comply with the City’s policies 

and development standards.  

 

C. City of Newberg Wastewater Master Plan May 2018, updated May 2021 adding Appendix 

K: Addendum to include Riverfront Master Plan 

In 2016, the City of Newberg, Oregon, contracted with Keller Associates, Inc. (Keller) to 

complete a wastewater facility planning study for the City’s sanitary sewer collection system 

and wastewater treatment plant (WWTP). The study area consists of all areas within the City 

of Newberg Urban Growth Boundary (UGB). This study was updated in 2021 to include 

provisions in the Riverfront Master Plan.  

Finding: There are wastewater projects identified for East Industrial Street, S River Street, and First 

Street in the Plan including new lines in new streets, improvements in existing streets, a Riverfront 
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lift station, a force main and a gravity main project. These projects will comply with the City’s 

policies and development standards.  

 

D. City of Newberg Water Master Plan May 2017, updated May 2021 adding Appendix E: 

Addendum Riverfront Master Plan 

The purpose of this Water Master Plan (WMP) is to perform an analysis of the City of 

Newberg’s (City’s) water system and: 

• Document existing water system service area, facilities and operation 

• Estimate future water requirements including potential water system expansion areas 

• Identify deficiencies and recommend water facility improvements that correct 

deficiencies and provide for growth 

• Update the City’s capital improvement program (CIP) 

• Evaluate the City’s existing operation and maintenance (O&M) program 

• Evaluate the City’s existing system development charges (SDCs) 

Finding:  There are water projects identified in the Plan for East Industrial Street, S River Street, E 

Fourteenth Street, S Blaine Street, First Street, Meridian Street, N College Street, Howard Street, 

Washington Street, Main Street, E Sheridan Street, including new lines in new streets, improvements 

in existing streets and replacing water lines in some Downtown streets. These projects will comply 

with the City’s policies and development standards.  

 

E. City of Newberg Stormwater Master Plan, updated June 2021  

In 2013, the City of Newberg (City) initiated development of a multi-objective Stormwater 

Master Plan (Master Plan) to provide a clear understanding of the existing stormwater system 

and provide a capital improvement project (CIP) program to address deficiencies in the 

system. The main objectives of this plan are as follows: 

a) Update the City’s stormwater system’s hydrologic and hydraulic models to 

evaluate system capacity. 

b) Develop an integrated stormwater system capital improvement program to 

address storm system capacity needs and water quality. 

c) Evaluate stream channel conditions with respect to erosion and impacts from 

future development. 

d) Continue to comply with water quality regulations. 

e) Review the City’s stormwater management program and make 

recommendations on activities and staffing where applicable. 
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f) Identify implementation priorities and impacts to the program budget. 

g) Develop a Master Plan document that is useful and easy to read, reference, 

and update. 

Finding: There are stormwater projects identified on S Blaine Street, S River Street, and First Street 

in the Plan. There are also stormwater projects in all new streets in Subarea A. These projects will 

comply with the City’s policies and development standards.  

 

Conclusion:  Based on the above-mentioned findings, the request meets goals and policies 

within the Newberg Comprehensive Plan. 

 

F. Newberg Economic Development Strategy Updated 2019 

Goal: Having a qualified and educated workforce; an environment of openness to business 

investment; programs for retention, expansion and recruitment of businesses; public 

investment in critical infrastructure; metrics to measure economic activity; all while being 

sustainable.  

INDUSTRIAL SECTOR 

Goal: Enhance industrial development capabilities and opportunities 

COMMERCIAL SECTOR 

Goal: Enhance commercial development capabilities and opportunities 

BUSINESS DEVELOPMENT AND WORKFORCE 

Goal: Create a premier business and workforce development program 

DOWNTOWN NEWBERG 

Goal: Complete funding, administrative, and organizational actions for Newberg Downtown 

Improvement Plan.  

TOURISM AND HOSPITALITY 

Goal: Newberg / Chehalem Valley a regional, national & international tourist destination 

 

Finding: One of the major goals of the Plan is to develop a diverse and stable economic base. The 

majority of funding in the Plan is allocated to transportation and infrastructure. The Riverfront 

District is presently a non-economic use and is blighted. Without the provision of infrastructure, this 

area will not develop to its full capacity. The Plan will provide transportation and infrastructure 

projects to encourage new development in the area. The projects designated for the Downtown area 

also provide key transportation and infrastructure projects to encourage economic development 

including rehabilitation of existing structures and new development. This development will comply 

with the City’s policies and development standards. 
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Conclusion:  Based on the above-mentioned findings, the request conforms with the 

Newberg Economic Development Strategy. 

 

G. Newberg Municipal Code Title 15 Development Code  

The land uses in the Area will conform to the zoning designations in the Municipal Code, 

including the maximum densities and building requirements, and are incorporated by 

reference herein. The existing zoning is shown in Figure 4. It shows the expected zoning 

designations of the parcels that are outside of the city limits but inside the urban growth 

boundary.  

As the Municipal Code is updated, this document will be automatically updated. If a 

substantial amendment is completed in the future, this section will be updated to match the 

current zoning designations.  

The zoning categories at the time of the Newberg 2021 Urban Renewal Plan preparation 

follow. They are in the order that they occur in Title 15 of the Municipal Code.  

Existing Zoning Categories 

R-1 Low Density Residential District. 

1. The purpose of this land use designation is to provide for low density urban single-family 

residential uses at an average overall density of 4.4 units per gross buildable acre in the 

district. It is intended to provide a stable and healthful environment together with the full 

range of urban services. 

2. Typical housing types will include single-family dwellings, duplex dwellings, and planned 

unit developments. The district also is intended to allow low intensity institutional uses that 

operate consistent with peaceful enjoyment of residential neighborhoods. The R-1 district is 

intended to be consistent with the low density residential (LDR) designation of the 

comprehensive plan. 

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 dwellings, 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. 

R-3 High Density Residential District. 
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1. The purpose of this land use designation is to provide multifamily dwellings of different 

types and styles at an average overall density of 16.5 units per gross buildable acre in the 

district. 

2. Typical housing types will include duplex dwellings, multifamily dwellings, and 

manufactured dwelling and mobile home parks. The district also is intended to allow low 

intensity institutional uses that operate consistent with peaceful enjoyment of residential 

neighborhoods. Density may vary depending on lot size, off-street parking area, 

transportation, landscaping and other site considerations. The R-3 district is intended to be 

consistent with the high density residential (HDR) designation of the comprehensive plan. 

RP Residential-Professional District. The RP residential-professional district provides for a 

desirable mixing of residential land uses with medical and local business office uses in 

possible close proximity to adjacent residential areas. The office building and parking 

coverage, traffic generation, open space and other external factors are intended to be 

compatible with the residential uses permitted. This district may be appropriate in transition 

areas between major land uses as indicated in the adopted plan. The RP district is intended to 

be consistent with commercial or residential designations on the Newberg comprehensive 

plan. RP districts shall be located as to conform to goals and policies identified within the 

Newberg comprehensive plan and in areas which have a minimal impact on the livability or 

appropriate development of abutting property. 

C-1 Neighborhood Commercial District. The C-1 neighborhood commercial district is 

intended to create, preserve and enhance areas of retail establishments serving frequently 

recurring needs in convenient locations. It is typically appropriate for small convenience 

stores or neighborhood shopping centers located within residential neighborhoods. The C-1 

district is intended to be consistent with the commercial (COM) designation of the 

comprehensive plan. 

C-2 Community Commercial District. The C-2 community commercial district is intended 

to create, preserve and enhance areas with a wide range of retail sales, commercial services, 

and office establishments. Typical development types include individual commercial 

buildings on small and large sites, community shopping centers, and some outdoor retail uses. 

This district is typically located along highways and arterials. This district also includes some 

development which does not strictly fit the description of “commercial” but also does not 

merit a separate zoning district. The C-2 district is intended to be consistent with the 

commercial (COM) and mixed use (MIX) designations of the comprehensive plan. 

C-3 Central Business District. The C-3 central business district is intended to preserve and 

enhance areas within which the greatest possible concentration of retail sales and business 

will occur. The district will be applied to the “core” area based upon the guidelines 

established in the comprehensive plan. The buildings and uses permitted reflect the desire to 

have parking provided on a district-wide basis rather than having each individual building or 

use provide parking. The C-3 district is intended to be consistent with the commercial (COM) 

designation of the comprehensive plan. 
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C-4 Riverfront Commercial District. 

1. The purpose of the C-4 riverfront commercial district is to allow a mix of uses that: 

a. Provides a variety of retail, commercial, and residential uses that benefit from proximity to 

the river. 

b. Encourages access to and enjoyment of the Willamette River. 

c. Ensures compatibility of development with the surrounding area and minimizes impacts on 

the environment. 

2. Properties zoned in this district must comply with the development standards of the 

riverfront overlay subdistrict, as described in NMC 15.352.010 through 15.352.060. 

3. The C-4 district is intended to be consistent with the commercial/riverfront district 

(COM/RD) designation of the comprehensive plan. 

M-2 Light Industrial District. The M-2 light industrial district is intended to create, 

preserve and enhance areas containing a wide range of manufacturing and related 

establishments and is typically appropriate to areas providing a wide variety of sites with 

good rail or highway access. The M-2 district is intended to be consistent with the industrial 

(IND) designation of the comprehensive plan. 

CF Community Facilities District. The purpose of the CF community facilities district is to 

provide for appropriate development of community facilities, primarily by public agencies or 

nonprofit organizations. It encourages the preservation of natural resources and open space 

resources inventoried in the comprehensive plan. The CF district is intended to be consistent 

with the parks (P) and public/quasi-public (PQ) designations in the comprehensive plan. It 

may also be consistent with any other designation of the comprehensive plan as determined 

by the city council. 

I Institutional District. The I institutional district is intended to support and promote 

institutional uses. The district provides for the establishment and growth of large institutional 

campuses as well as accessory and compatible uses. The institutional district is intended to be 

consistent with the public/quasi-public (PQ) designation of the comprehensive plan. 

M-E Mixed Employment District. The M-E mixed employment district is intended to create 

a mix of light industrial and limited commercial uses that provide employment opportunities 

for the City of Newberg while also creating a high-quality urban environment. This 

designation can provide a buffer between industrial uses with a high degree of external 

impact and other uses such as residential and recreational areas. The M-E designation is 

intended to be consistent with the industrial (IND) and mixed use (MIX) designations of the 

comprehensive plan.  

CC Civic Corridor Overlay Subdistrict. The CC subdistrict is intended to emphasize the 
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civic and historic character of that portion of downtown Newberg generally bounded by 

Sherman Street on the north, Blaine Street on the west, 5th Street on the south and Howard 

and School Streets on the east and as depicted on the zoning map. The subdistrict overlay 

may be applied within any zoning district. The subdistrict shall be designated by the suffix 

CC added to the symbol of the parent district. 

H Historic Landmarks Overlay Subdistrict. The historic landmarks overlay subdistrict 

may be created within any zoning district. The overlay shall be designated by the suffix H 

added to the symbol of the parent district. All uses permitted in the parent zone shall be 

allowable in the H overlay zone except as otherwise may be limited by this code. 

IO Institutional Overlay Subdistrict. The institutional overlay subdistrict may be created 

within any zoning district. The overlay shall be designated by the suffix IO added to the 

symbol of the parent district. All uses permitted in the parent zone shall be allowable in the 

IO overlay zone except as otherwise may be limited by this code. 

RD Riverfront Overlay Subdistrict. The riverfront overlay subdistrict may be applied to R-

1, R-2, R-3, M-1, M-2, M-3, M-E, C-1, C-4, and CF zoning districts. This subdistrict may be 

applied to lands south of Ninth Street to the Willamette River. The overlay shall be 

designated by the suffix RD added to the symbol of the parent district. All uses permitted in 

the parent zone shall be allowable in the RD overlay zone except as otherwise may be limited 

in this code. Where provisions of the subdistrict are inconsistent with the parent district, the 

provisions of the subdistrict shall govern. 

Bypass Interchange (BI) Overlay. The bypass interchange overlay shall apply to lands 

within the city limits and within approximately one-quarter mile of the end of ramps of the 

East Newberg and Oregon 219 interchanges to the bypass. The bypass interchange overlay 

may be applied in combination with any zoning district. The overlay shall be designated by 

the suffix BI added to the symbol of the parent district. All uses permitted in the parent zone 

shall be allowed within the bypass interchange overlay except as specifically limited by this 

code.  

Finding:  The Plan conforms with Title 15 of the Newberg Municipal Code as the projects will 

support the development of parcels in the Area and those parcels will be developed in accordance 

with the Municipal Code through the normal City of Newberg development review process.  

 

Conclusion:  Based on the above-mentioned findings, the request conforms with the 

Newberg Development Code. 

 

H. Yamhill County Comprehensive Plan  

 

The following findings were prepared by the City of Newberg in coordination with Yamhill County 

staff. 
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Section I Urban Growth and Change and Economic Development 

A. Urban Area Development 

GOAL STATEMENT 

1. To encourage the containment of growth within existing urban centers, provide for the orderly, 

staged, diversified and compatible development of all of the cities of Yamhill County, and assure an 

efficient transition from rural to urban land use.  

 

POLICIES 

A. Yamhill County will, in cooperation with the cities and special districts of the county, encourage 

urban growth to take the form of a series of compact, balanced communities, each with its own 

business and community center and each related to industrial areas and other centers of employment. 

 

C. Yamhill County will recognize the lands within established urban growth boundaries as the 

appropriate and desired location for urban development. 

 

GOAL STATEMENT 

2. To encourage the containment of urban services and facilities and other public capital 

improvements within existing urbanizing areas in order to achieve an orderly pattern of urban 

growth.  

 

POLICIES 

A. Yamhill County will continue to seek full cooperation and coordination among the cities, the 

school districts, other special-purpose districts of the county and the county itself in jointly planning 

and programming all land use, urban services and facilities and other public improvements having an 

impact on the rate and direction of urban growth.  

 

B. Yamhill County will seek to establish a general commitment by all providers of urban services 

that no subdivision of lands in designated urban areas on the Plan Map will be permitted without the 

provision of urban services commensurate with the location, nature and scale of the proposed 

development, recognizing the overall capital program for community services and the ultimate net 

cost to the community of the services to be provided. 

 

Finding (Goals 1 and 2):  One of the major goals of the Plan is to develop a diverse and stable 

economic base while providing for orderly, staged, diversified and compatible development and 

assuring an efficient transition from rural to urban land use.  All unincorporated areas within the 

Urban Renewal Plan (Plan) are within the urban growth boundary (UGB) and are intended to be 

developed to urban densities in the future.   

The majority of funding in the Plan is allocated to transportation and infrastructure. The Riverfront 

Master Plan area is presently a non-economic use and is blighted.  Without the provision of 

infrastructure, this area will not develop to its full capacity. However, it is within the UGB so 
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providing infrastructure for future development will provide for orderly, staged, diversified and 

compatible development.  

The projects designated for the Downtown Improvement Plan area also provide key transportation 

and infrastructure improvements to encourage economic development including rehabilitation of 

existing structures and new development. These projects will encourage the containment of growth 

within the existing urban center. The City of Newberg has coordinated with providers of urban 

services with the UGB and the proposed Plan area consistent with Goal 2. Policy A. The Plan 

conforms to Section I Urban Growth and Change and Economic Development Subsection A. Urban 

Area Development, Goals 1 and2 of the Yamhill County Comprehensive Plan.  

GOAL STATEMENT 

3. To create convenient and attractive residential neighborhoods which can be efficiently serviced 

with roads, utilities, schools, parks and commerce, and can take advantage of desirable physical 

features; and to give a satisfactory range of choice to the prospective householder through the 

imaginative use of a variety of design concepts.  

 

POLICIES 

A. Yamhill County will continue to recognize that the appropriate location of medium-density 

residential development is in areas having a full range of urban services and amenities within or 

immediately adjacent to central business districts; immediately adjacent to public traffic generators, 

such as schools, parks, hospitals, and regional or neighborhood shopping centers; or in selected small 

areas having unique scenic qualities and a location where community water supply and sewage-

disposal systems, adequate access by way of a road of collector or higher status and other urban 

services necessary to meet the needs of the intended residents can and will be provided. 

 

Finding: There are 117 parcels in the Plan Area designated for High Density Residential uses and 

another 35 parcels designated for Medium Density Residential uses. The utility undergrounding on 

Second Street will allow for higher density residential uses on this street as TVF&R will be able to 

service the higher density uses. Most of the funding in the Plan is allocated to transportation and 

infrastructure. These projects are intended to facilitate development including development within 

the Riverfront Master Plan area as part of mixed use developments and in the Downtown area for 

mixed use development. Improving the transportation system will allow residents to easily access 

recreational opportunities at the riverfront.  The Plan conforms to Section I Urban Growth and 

Change and Economic Development Subsection A. Urban Area Development, Goal 3 of the Yamhill 

County Comprehensive Plan.  

 

C. Alternative Development 

The planned unit development (PUD) concept provides a viable alternative to conventional urban 

development patterns. 

 

Finding: Not applicable this proposal is not a Planned unit development. 

 

E. Housing 
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GOAL STATEMENT 

1. To assure the provisions of safe, sanitary and decent housing for all residents of the county at a 

reasonable cost.  

 

POLICIES 

A. Yamhill County will continue to cooperate with all governments and housing agencies within the 

region in promoting unified housing policies and action programs as well as an equitable distribution 

of assisted housing throughout the county. 

 

E. Yamhill County will coordinate its efforts with each city in order to avoid potential conflicts with 

respect to countywide housing opportunities and demand. 

 

Finding: There are 117 parcels in the Area designated for High Density Residential uses and another 

35 parcels designated for Medium Density Residential uses. The utility undergrounding on Second 

Street will allow for higher density residential uses on this street as TVF&R will be able to service 

the higher density uses. Most of the funding in the Plan is allocated to transportation and 

infrastructure. These projects are intended to facilitate development including development within 

the Riverfront Master Plan area as part of mixed use developments and in the Downtown area for 

mixed use development. Improving the transportation system such as E First Street, S River Street, S 

Blaine Street and S Wynooski Street will allow residents to easily access recreational opportunities in 

the Downton area at the riverfront. The Plan conforms to Section I Urban Growth and Change and 

Economic Development Subsection E. Housing, Goal 3 of the Yamhill County Comprehensive Plan.  

 

 

F. Economic Development 

GOAL STATEMENT 

1. To maintain a rate and pattern of economic growth sufficient to prevent recurring high levels of 

unemployment and under-employment in the county, balance the real property tax base of the various 

cities, and strengthen local economic bases.  

 

POLICIES 

 

A. Yamhill County will, in cooperation with the cities, the local chambers of commerce and 

affiliated industrial promotion groups, and State agencies concerned with State and regional 

economic development, encourage a diversified employment base, the strengthening of trade centers, 

and the attraction of both capital and labor intensive enterprises, consistent with the needs of each 

community and the county as a whole. 

 

B. Yamhill County will encourage economic development projects which do not conflict with the 

predominant timber and agricultural character of the county. 
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C. Yamhill County will ensure citizen participation in economic development planning through the 

continued involvement of the Yamhill County Economic Development Committee. 

D. Yamhill County will develop an Overall Economic Development Program which is consistent 

with the county comprehensive plan. This program will be outlined in an updated Overall Economic 

Development Plan which, upon completion, will be incorporated into the economic element of the 

county comprehensive plan. 

 

Finding: One of the major goals of the Plan is to develop a diverse and stable economic base. This 

will provide a strengthening of trade centers, and the attraction of both capital and labor intensive 

enterprises, consistent with the needs of the community.  The Riverfront Master Plan area is 

presently a non-economic use and is blighted. Without the provision of infrastructure, this area will 

not develop to its full capacity. The Plan will provide transportation and infrastructure projects to 

encourage new development in the area. The Riverfront Area is projected to create both construction 

and permanent jobs. 300 – 400 permeant jobs are anticipated on the former mill site property in 

addition to employment within the Riverfront commercial and in the Downtown area  

The projects designated for the Downtown area also provide key transportation and infrastructure 

projects to encourage economic development including rehabilitation of existing structures and new 

development. 

Citizen participation has been a key component of the planning for this Area. As a base for 

developing the Plan, the following plans were prepared, all of which had significant public 

involvement: 

Riverfront Master Plan  

Downtown Improvement Plan 

A NewBERG Vision 

Newberg Economic Development Strategy 

Newberg Strategic Tourism Plan 

Newberg Housing Needs Analysis 

Newberg Economic Opportunity Analysis 

Urban Renewal Feasibility Study 

 

In addition to these plans, there was extensive citizen involvement in the Plan.  The preparation of 

the Plan was guided by a Citizens Advisory Committee (CAC). The Committee held fourteen 

meetings to guide preparation of the feasibility study, discuss the boundary, help prioritize the project 

list, review financial components of the Plan and review the draft Plan and Report. The CAC was 

comprised of taxing district representatives from Tualatin Valley Fire & Rescue, Newberg School 

District, Chehalem Park and Recreation District, and the Chehalem Valley Chamber of Commerce, 

Newberg Downtown Coalition, and five citizen representatives.  

Once the feasibility study was completed, it was posted to the Newberg website as well as six videos 

explaining urban renewal technicalities. A Frequently Asked Questions fact sheet was also posted to 

the website as well as all documents from the Citizens Advisory Committee.  

The City provided two updates to the City Council in televised meetings (Youtube) and three updates 
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to the Planning Commission. Flyers in English and Spanish were distributed at the Wednesday 

Farmers’ Market and throughout Newberg. Other briefings were provided to the Rotary (2), Kiwanis, 

and City Club (2). 

The Plan conforms to Section I Urban Growth and Change and Economic Development Subsection 

F. Economic Development, Goal 1 of the Yamhill County Comprehensive Plan.  

 

G. Commercial Development 

GOAL STATEMENT 

1. To create an environment for commercial development which will preserve and enhance the 

vitality of the central business districts, assure safer, more convenient and attractive community and 

neighborhood commercial centers, and protect prime commercial sites for use in advance of need.  

 

POLICIES 

E. Highway service and tourist commercial uses catering to the needs of the traveling public will be 

encouraged to locate within existing urban centers. Traditional central commercial uses will be 

encouraged to locate or relocate only in existing town centers and the dispersal of such uses to 

peripheral highway locations will be discouraged.  

 

F. As part of the on-going planning program the county will coordinate with the cities to: 

1. Prepare and maintain an inventory of buildable commercial lands; and 

2. Work with businessmen and community groups to formulate re-development plans for existing 

commercial areas. 

 

Finding: One of the major goals of the Plan is to develop a diverse and stable economic base. The 

projects designated for the Downtown area also provide key transportation and infrastructure projects 

to encourage economic development including rehabilitation of existing structures and new 

development. The Riverfront Master Plan area is presently a non-economic use and is blighted. 

Without the provision of infrastructure, this area will not develop to its full capacity. The Plan will 

provide transportation and infrastructure projects to encourage new development including 

commercial development in the area.  

 

The projects designated for the Downtown area also provide key transportation and infrastructure 

projects to encourage economic development including rehabilitation of existing structures and new 

development. The Downtown area is a key tourist hub of commercial uses and is within the Plan 

Area. The City has an inventory of buildable commercial lands as part of its Economic Opportunities 

Analysis which has obtained County input and been shared with the County. The Urban Renewal 

Plan also address the redevelopment of the Downtown area with infill development and in the 

Riverfront Master Plan area supported by infrastructure improvements identified in the Plan. 

The Plan conforms to Section I Urban Growth and Change and Economic Development Subsection 

G. Commercial Development, Goal 1 of the Yamhill County Comprehensive Plan.  
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H. Industrial Development 

GOAL STATEMENT 

1. To concentrate industries of similar types, service needs, and performance characteristics within 

designated areas of each of the existing urban centers; to encourage adequate land for new industrial 

development within urban growth boundaries; to encourage the relocation of existing industries from 

undesirable locations in order to eliminate land use conflicts; to attract new industries in accordance 

with the need to achieve a more balanced local property tax and employment base, while maintaining 

a high standard of environmental quality; and to protect the stability and functional aspect of 

industrial areas by protecting them from incompatible uses. 

POLICIES 

B. To the greatest extent possible, industrial areas will be located within urban growth boundaries. 

Those industrial areas located outside urban growth boundaries will be compatible with the industrial 

development goal and will be located where they can be adequately served by necessary major utility 

lines, including electric power substations and transmission lines, trunk sewer lines, trunk water 

lines, and where appropriate, trunk gas lines. 

 

D. Industrial uses which are compatible with surrounding residential development and are willing to 

bear the cost of maintaining high performance characteristics and attractive site and building layout 

and design, will be encouraged to locate or relocate in designated industrial parks and that such parks 

and their staged development will be subject to planned unit development agreements.  

 

E. Industrial uses will be located so that adequate buffer space is provided between incompatible 

land uses. 

 

H. Established industrial areas may be extended and new industrial areas designated by plan 

amendment where development trends warrant such extension or designation and full urban services 

are extended into the area, if appropriate, and the extension or designation of land use and services is 

consistent with all other goals and policies of the comprehensive plan.  

 

I. Industrial development will utilize the transportation system in an efficient and safe manner and 

reduce energy consumption by identifying for industrial development areas with alternative 

transportation opportunities, and by locating employment opportunities close to public transportation 

and, where appropriate, in community areas.  

 

Finding: One of the major goals of the Plan is to develop a diverse and stable economic base. The 

Riverfront Master Plan area is presently a non-economic use and is blighted. Without the provision 

of infrastructure, this area will not develop to its full capacity. The Plan will provide transportation 

and infrastructure projects to encourage new development in the area.  Twenty-seven percent of the 

Area is zoned for industrial uses in the M-2 Light Industrial zone within the Riverfront Master Plan 

area. This area is within the urban growth boundary in alignment with Policy B. The City of 
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Newberg has established design standards for industrial development within the Plan Area that 

mitigates impacts and is in alignment with Policy D. The industrial area within the Riverfront Master 

Plan provides transitional buffering using different approaches in alignment with Policy E. No 

extension of industrial areas are proposed within the Plan Area and Policy H is not applicable. The 

industrial area within the Plan is located within the Newberg urban growth boundary. The City 

continues to coordinate with the Yamhill County Transit Area on providing alternative access 

through transit options in alignment with Policy I. 

The projects designated for the Downtown area also provide key transportation and infrastructure 

projects to encourage economic development including rehabilitation of existing structures and new 

development.  

The Plan conforms to Section I Urban Growth and Change and Economic Development Subsection 

H. Industrial Development, Goal 1 of the Yamhill County Comprehensive Plan.  

 

 

SECTION II. The Land and Water 

A. Agricultural Lands 

GOAL STATEMENT 

2. To conserve Yamhill County's soil resources in a manner reflecting their suitability for forestry, 

agriculture and urban development and their sustained use for the purposes designated on the county 

plan map. 

 

Finding: The Plan is within the urban growth boundary where urban density development is 

identified to occur. There are no agricultural designated lands within the Plan Area. Focusing 

development within the urban growth boundary and within the Plan Area aligns with Yamhill 

County’s soils resources by not having urban scale development expanding onto agricultural and 

forest lands. 

 

The Plan conforms to Section II The Land and Water Subsection A. Agricultural Lands, Goal 2 of 

the Yamhill County Comprehensive Plan. 

 

C. Water Resources 

GOAL STATEMENT 

1. To conserve and to manage efficiently our water resources in order to sustain and enhance the 

quantity and quality of flows for all consumptive and non-consumptive uses and to abate flood, 

erosion and sedimentation problems. 

 

Finding: The Plan Area will be served by a municipal water system operated by the City f Newberg. 

Newberg’s water source is well fields located in Marion County across the Willamette River. The 

City’s Water Treatment Plant is located just outside of the Plan Area in its southeast corner. The Plan 

Area encompasses lands that are within a flood area and the Wilmette River Greenway. The City has 
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overlay provisions for these area to protect them from development and conserve the areas. 

 

The Plan conforms to Section II The Land and Water Subsection C. Water Resources, Goal 1 of the 

Yamhill County Comprehensive Plan. 

 

E. Open Space 

GOAL STATEMENT 

1. To insure the continuance of the open space character that has always existed in Yamhill County. 

 

POLICIES 

A. Yamhill County will cooperate with all governmental and recreation agencies within the region to 

identify open space and scenic resources, to determine resident and non-resident recreation needs, 

and to formulate and implement measures for open space preservation and use.  

 

GOAL STATEMENT 

2. To preserve and improve potential recreational and other open spaces in both urban and rural 

environments for all to enjoy. 

POLICIES 

A. Yamhill County will seek to establish a permanent county open space net; increased public access 

to areas of prime recreational significance; the development of additional water-based recreational 

opportunities; and continuity of scenic views, buffer areas, wildlife and natural habitat and associated 

natural environments. 

 

Finding (Goals 1 and 2): The goals of the adopted Newberg Riverfront Master Plan support and 

will help implement the goals and policies of Yamhill County. The specific goals are: 

A. Provide a mix of land uses: public, residential, commercial/mixed use, and industrial. 

B. Plan for a multi-modal transportation network to provide access and connections to the rest of 

the city, especially Downtown Newberg. 

C. Preserve open space and incorporate natural features as part of the riverfront’s strong sense of 

place. 

D. Honor the long history of waterfront industry at this location. 

E. Provide an open and transparent planning process. 

F. Engage a diverse group of stakeholders throughout the planning process. 

G. Create a plan that works for community members of all ages, abilities, and cultural 

backgrounds. 
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The projects identified in the Plan for the waterfront area were identified in the Newberg Riverfront 

Master Plan and include trails and the development of the esplanade facilitating recreational uses for 

all citizens of Newberg and Yamhill County.  

The Plan conforms to Section II The Land and Water Subsection E. Open Space Goals 1 and 2 of the 

Yamhill County Comprehensive Plan.   

 

G. Ecologically and Scientifically Significant Natural Areas 

GOAL STATEMENT 

To protect land and water areas that have substantially retained their natural character and land and 

water areas that, although altered in character, are important as habitat for plant, animal or marine 

life, for the study of natural historical, scientific, or paleontological features or for the appreciation of 

their natural features. 

 

Finding: The Plan area includes frontage along the Willamette River. This area is identified to be 

retained as park and open spaces that maintains as much of the natural character as possible. The 

former Newberg Landfill and Rogers landing Park are within the Plan boundaries. Between these two 

areas the Riverfront Master Plan identifies keeping it as open space that can be viewed from the 

esplanade at the top of the bluff.  This will preserve the habitat for plant, animal or marine life. 

 

The Plan conforms to Section II The Land and Water Subsection G. Ecologically and Scientifically 

Significant Natural Areas of the Yamhill County Comprehensive Plan. 

 

I. Historic Areas, Sites, Structures and Objects and Cultural Areas 

GOAL STATEMENT 

1. To protect sites, structures and objects that have local, regional, statewide, or national historical 

significance, and areas characterized by evidence of an ethnic, religious or social group with 

distinctive traits, beliefs, and social forms, for future generations. 

J. Potential and Approved Federal Wild and Scenic Waterways and State Scenic Waterways 

GOAL STATEMENT 

1. To protect approved federal wild and scenic waterways and state scenic waterways, and to 

coordinate with state and federal agencies studying potential federal wild and scenic waterways and 

state scenic waterways. 

 

Finding: The Willamette River Greenway is located within the Plan boundaries. This are is protected 

as a Goal 5 Resource by the Newberg Comprehensive Plan. The area has a Stream Corridor 

designation which limits development activities. The proposed esplanade in the Plan is located just 

outside this designated area but will provide for recreational viewing opportunities to the Willamette 

River and French Prairie located south of the river in Marion County. 
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The Plan conforms to Section II The Land and Water Subsection H. Historic Areas, Sites, Structures 

and Objects and Cultural Areas of the Yamhill County Comprehensive Plan. 



 

 

“Working Together For A Better Community-Serious About Service" 
Z:\MISC\WP5FILES\FILES.G (General File)\G 2019\GEN19-0017 Urban Renewal\Planning Commission\7-22-21\Comp Plan Urban Renewal PC Report Final.doc 

SECTION III. Transportation, Communications and Public Utilities 

A. Transportation 

GOAL STATEMENT 

1. To provide and encourage an efficient, safe, convenient and economic transportation and 

communication system, including road, rail, waterways, public transit and air, to serve the needs of 

existing and projected urban and rural development within the county, as well as to accommodate the 

regional movement of people and goods and the transfer of energy, recognizing the economic, social 

and energy impacts of the various modes of transportation. 

 

POLICIES 

A. Yamhill County will encourage the establishment of a transportation system supportive of a 

geographically distributed and diversified industrial economy for the county including coordination 

with all city comprehensive plans. 

 

B. All transportation-related decisions will be made in consideration of land use impacts including 

but not limited to adjacent land use patterns, both existing and planned, and their designated uses and 

densities. 

 

D. Yamhill County will, in cooperation with the State Highway Division and the cities of the county, 

establish a comprehensive list of recommended road improvements throughout the county, establish 

a suitable review mechanism for arriving at and amending priorities on a continuing basis and work 

towards the creation of an on-going capital improvement program closely coordinated with all 

agencies of government responsible, including cities for road location, construction, finance and 

maintenance. 

 

I. Yamhill County will encourage bicycle and pedestrian traffic as an element of the transportation 

system by coordinating with the cities within the county to develop an integrated system of safe and 

convenient bicycle and pedestrian ways to complement other modes of transportation. 

 

Finding: There are numerous transportation projects, including non-auto oriented projects in the 

Plan in both the Riverfront Master Plan area and Downtown area. The projects will implement 

portions of the City of Newberg Comprehensive Plan, City of Newberg Transportation System Plan, 

and are therefore in conformance with the Newberg Comprehensive Plan. Some of the projects are 

designated in the Riverfront Master Plan and the Downtown Improvement Plan. These projects will 

comply with the City’s policies and development standards. These projects will help the County 

implement Policy A to coordinate with cities and Policy I to encourage bicycle and pedestrian ways 

to complement other modes of transportation. The Plan conforms with Section III. Transportation, 

Communications and Public Utilities Subsection A. Transportation, Goal 1 of the Yamhill County 

Comprehensive Plan.  

 

SECTION IV. Public Land, Facilities, and Services 

A. Public Facilities and Services 
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GOAL STATEMENT 

1. To develop a timely, orderly and efficient arrangement of public services and facilities to serve as 

a framework for urban and rural development, including public lands and buildings, parks and 

recreation areas and facilities, schools, police and fire protection, domestic water supply, sanitary and 

storm sewerage and other drainage facilities, and power, gas and telephone services. 

 

POLICIES 

A. Yamhill County will coordinate with the cities within its jurisdiction to provide an orderly 

phasing of water, sanitary sewerage, storm drainage and other public services and facilities within the 

urban growth boundaries. 

 

Q. The development of sanitary sewerage systems will be supported where such systems conform to 

all applicable federal and state standards pertinent to the collection, treatment, and final disposal of 

effluent; support will be given for the continued separation of sanitary and stormwater collection 

systems and the development of correction programs to reduce ground and surface water infiltration; 

support will be given for the separation and disposal of industrial wastes which differ significantly 

from normal domestic sewage in strength or composition, or which contain significant quantities of 

grease, chemicals or suspended metals; and the planning management criteria enunciated for 

domestic water systems should be applied with equal consideration to sanitary sewerage systems. 

 

Finding: There are numerous infrastructure projects in the Plan. These projects are intended to 

develop a timely, orderly and efficient arrangement of public facilities in the Area. They will supply 

infrastructure to unincorporated areas that are also in the UGB that will allow them to annex into the 

city and provide needed jobs and economic activity.  The Plan conforms with Section IV.  Public 

Land, Facilities and Services Subsection A. Public Facilities and Services, Goal 1 of the Yamhill 

County Comprehensive Plan.  

B. Parks and Recreation 

GOAL STATEMENT 

1. To provide adequate recreational opportunities in both the rural and urban environments to meet 

existing and projected needs. 

POLICIES 

A. Yamhill County will cooperate with all governments and recreation agencies within the region to 

identify recreation, open space, and scenic resources; determine resident and nonresident needs and 

formulate and implement measures for providing recreation services. 

 

D. Yamhill County will encourage the location of urban parks in scenic areas which are easily 

accessible to much of the urban population and which can be developed to provide recreation 

opportunities for a variety of age and interest groups. 

 

G. Yamhill County will promote the development of an integrated bicycle and pedestrian trail system 

to provide recreational opportunities and to link open space, Yamhill County communities and park 
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areas. 

 

I. Yamhill County will encourage cooperation among government agencies to increase recreation 

opportunities, programs and facilities for county residents, and will explore the possibilities of 

providing recreation programs for the small towns and rural areas of the county. 

 

Finding: The goals of the adopted Newberg Riverfront Master Plan support and will help implement 

the goals and policies of Yamhill County. The specific goals are: 

A. Provide a mix of land uses: public, residential, commercial/mixed use, and industrial. 

B. Plan for a multi-modal transportation network to provide access and connections to the rest of 

the city, especially Downtown Newberg. 

C. Preserve open space and incorporate natural features as part of the Riverfronts strong sense of 

place. 

D. Honor the long history of waterfront industry at this location. 

E. Provide an open and transparent planning process. 

F. Engage a diverse group of stakeholders throughout the planning process. 

G. Create a plan that works for community members of all ages, abilities, and cultural 

backgrounds. 

The projects identified in the Plan for the Riverfront area were identified in the Newberg Riverfront 

Master Plan and include trails and the development of the esplanade facilitating recreational uses for 

all citizens of Newberg and Yamhill County. A large expanse of the Riverfront area within the Plan 

is identified to be park and open space stretching from Chehalem Creek on its western broader to 

Rogers Landing Park. From Rogers Landing Park east the steep slope is part of the Willamette River 

Greenway and will be left undisturbed except for the possibility of future trails. The Newberg-

Dundee Bypass Trail is also a part of the Plan. This would connect the missing section between S 

River Street and E Weatherly Way enhancing the bicycle and pedestrian trail system. These projects 

help implement the County Policies A, D, G and I above.  The Plan conforms with Section IV.  

Public Land, Facilities and Services Subsection A. Public Facilities and Services, Goal 1 of the 

Yamhill County Comprehensive Plan.  

 

C. Willamette Greenway 

GOAL STATEMENT 

1. To protect, conserve, enhance and maintain the natural, scenic, historical, agricultural, economic 

and recreational qualities of lands along the Willamette River. 

 

Finding: There are specific projects within the Plan that will provide for the development of an 

esplanade and new trails providing additional recreational opportunities in the Riverfront area. These 
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projects will help implement the Willamette Greenway Goal Statement. The Plan conforms with 

Section IV.  Public Land, Facilities and Services Goal 1. Willamette River Greenway of the Yamhill 

County Comprehensive Plan.  

 

SECTION V. Environmental Quality 

A. Air, Water and Land Resources Quality 

GOAL STATEMENT 

1. To conserve and to protect natural resources, including air, water, soil and vegetation and wildlife, 

from pollution or deterioration which would dangerously alter the ecological balance, be detrimental 

to human health, or compromise the beauty and tranquility of the natural environment. 

GOAL STATEMENT 

2. To preserve and enhance the charm and amenity values of the county, while accommodating 

change, through ensuring harmony between urban development and the natural environment, at the 

same time cultivating more attractive urban environments in which to live, work and play. 

 

Finding (Goals 1 and 2): Development of the Riverfront area and Downtown area is a key goal of 

the Plan. This development will provide new industry to Newberg. This new industry will comply 

with the provisions of the Newberg Comprehensive Plan including Chapter 4 Open Space, Scenic 

Natural, Historic and Recreational resources.  All new development will comply with the 

requirements of the City of Newberg to protect these resources.  

There are specific projects within the Plan that will provide for the development of an esplanade and 

new trails in the Riverfront area. Providing new development within the urban growth boundary and 

providing more attractive environments in which to live, work and play in this Area will help the 

County implement the Air, Water, and Land Resource goal for the county as a whole.  The Plan 

conforms with Section V. Environmental Quality Subsection A. Air, Water and Land Resources 

Quality, Goal 1 and 2 of the Yamhill County Comprehensive Plan.  

 

SECTION VII. Implementation, Evaluation, and Review 

A. Citizen Involvement 

POLICY 

A. Yamhill County will continue to implement an ongoing citizen involvement program that 

provides county residents opportunity to be involved in all phases of the planning process. 

 

Finding: The preparation of the Plan was guided by a Citizens Advisory Committee (CAC). The 

Committee held fourteen meetings to guide preparation of the feasibility study, discuss the boundary, 

help prioritize the project list, review financial components of the Plan and review the draft Plan and 

Report. The CAC was comprised of taxing district representatives from Tualatin Valley Fire & 

Rescue, Newberg School District, Chehalem Park and Recreation District, and the Chehalem Valley 

Chamber of Commerce, Newberg Downtown Coalition, and five citizen representatives.  
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Once the feasibility study was completed, it was posted to the Newberg website as well as six videos 

explaining urban renewal technicalities. A Frequently Asked Questions fact sheet was also posted to 

the website as well as all documents from the Citizens Advisory Committee.  

The City provided two updates to the City Council in televised meetings (Youtube) and three updates 

to the Planning Commission. Flyers in English and Spanish were distributed at the Wednesday 

Farmers’ Market and throughout Newberg. Other briefings were provided to the Rotary (2), Kiwanis, 

and City Club (2). 

The Plan itself is based on the numerous planning documents prepared in the City of Newberg all of 

which were thoroughly reviewed by the citizens of Newberg. These documents include City of 

Newberg Riverfront Master Plan, City of Newberg Downtown Improvement Plan, A NewBERG 

Community Vision, the Newberg Comprehensive Plan, Stormwater Master Plan, Water Master Plan, 

Wastewater Master Plan, Transportation Systems Plan, and the Newberg Economic Development 

Strategy.  

The City briefed the County on the Plan on May 27, 2021, June 17, 2021, July 1, 2021 and July 29, 

2021.. These were open public meetings which were also televised.  

Finding: The Plan conforms with Section VII. Implementation, Evaluation, and Review Subsection 

A. Citizen Involvement, Policy A of the Yamhill County Comprehensive Plan.  

 

Conclusion:  Based on the above-mentioned findings, the request meets goals and policies 

within the Yamhill County Comprehensive Plan. 

 

I. Yamhill County Transportation System Plan, DKS, adopted by Ordinance 895 November 

5, 2015 

Goal 1: Provide for Efficient and Convenient Motor Vehicle Travel 

Goal 2: Provide for the Safety of All Transportation Modes 

Goal 3: Provide an Equitable, Balanced and Connected Multi-modal 

Transportation System 

Objective 1: Provide adequate facilities for all transportation modes. 

Objective 2: Distribute the benefits and impacts of transportation decisions fairly and address the 

transportation needs and safety of all users, including the young, elderly, people with disabilities, 

and people of all races, ethnicities, and income levels. 

Objective 3: Provide connections to all modes that meet applicable County and Americans with 

Disabilities Act (ADA) standards. 

 

Goal 4: Increase the Quality and Availability of Pedestrian and Bicycle Facilities Objective 1: 

Improve bicycle and pedestrian facilities. 

 

Goal 6: Manage the Transportation System to Support a Prosperous and Competitive Economy 

Objective 1: Enhance access to major employment and industrial locations. 
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Goal 7: Provide Transportation Facilities and Services that are Fiscally Responsible and 

Economically Feasible 

Objective 2: Identify and develop diverse and stable funding sources to implement recommended 

projects in a timely fashion and ensure sustained funding for road maintenance and transportation 

improvement projects. 

 

Goal 8: Provide a Transportation System that Conserves Energy and Protects and Improves the 

Environment 

Objective 1: Minimize impacts to preserve the natural, scenic, and cultural resources in the County. 

Objective 2: Minimize land use impacts. 

 

Goal 9: Coordinate with Local and State Agencies and Transportation Plans 

Objective 2: Coordinate with local agency transportation system plans for communities within 

Yamhill County. 

Objective 4: Coordinate with local agencies and entities within Yamhill County including major 

employers, incorporated and unincorporated communities, and other stakeholders or groups, as 

appropriate, on transportation issues involving these entities. 

 

Finding: There are numerous transportation projects, including non-auto oriented projects in the 

Plan in both the Riverfront Master Plan area and Downtown area. The projects will implement 

portions of the City of Newberg Comprehensive Plan, City of Newberg Transportation System Plan, 

and are therefore in conformance with the Newberg Comprehensive Plan. Some of the projects are 

designated in the Riverfront Master Plan and the Downtown Improvement Plan. These projects will 

comply with the City’s policies and development standards.  

These projects will provide multi-modal transportation networks including pedestrian and bicycle 

systems along with major street construction and reconstruction that will provide for future economic 

activity and increased jobs in the community. These projects and resulting economic activity will 

help Yamhill County implement the Yamhill County Transportation Systems Plan Goal 1: Provide 

for Efficient and Convenient Motor Vehicle Travel, Goal 2: Provide for the Safety of All 

Transportation Modes, Goal 3: Provide an Equitable, Balanced and Connected Multi-modal 

Transportation System, Goal 4: Increase the Quality and Availability of Pedestrian and Bicycle 

Facilities, Goal 6: Manage the Transportation System to Support a Prosperous and Competitive 

Economy, Goal 7: Provide Transportation Facilities and Services that are Fiscally Responsible and 

Economically Feasible, Goal 8: Provide a Transportation System that Conserves Energy and Protects 

and Improves the Environment, and Goal 9: Coordinate with Local and State Agencies and 

Transportation Plans. 

 

Conclusion:  Based on the above-mentioned findings, the request meets goals and objectives 

within the Yamhill County Transportation System Plan. 
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J. GROW YAMHILL COUNTY – Yamhill County Economic Development Plan, 2013 

 

SWOT 

Weaknesses 

 Lack of major employers and industrial activity 

 Limited employment opportunities 

 Insufficient water distribution systems to accommodate provide adequate fire flows for 

business expansion or development in some communities 

 Infrastructure challenges in most communities making it difficult to support or attract 

business growth. 

 Insufficient commercial or industrial land  

 Available land not meeting requirements for companies to locate/not suitable for 

development 

 

Opportunities 

 Potential manufacturing resurgence 

 Upgrades to commercial areas and downtowns to develop for wine/tourism and retail—

downtown improvement projects 

 Proposed wastewater treatment and other infrastructure updates 

 

Threats 

 Lack of ready-to-build industrial and commercial sites to diversify employer base 

 Lack of resources to address multitude of infrastructure issues 

 Lack of resources for development 

 

Key Findings 

 Manufacturing is critical to the economy. The County has a great strength in the diversity of 

its manufacturing companies. There are external threats related to the sustainability of a 

strong manufacturing cluster, but there are also local supports that can be promoted to ensure 

that the companies located in the County are diverse and focused on high-demand or niche 

markets. 

 Infrastructure issues play a major role in limiting economic development in Yamhill County. 

Infrastructure includes roads, bridges, railways, access to interstates, highways, and air 

service, inadequate water systems, available public services, etc. The Mid-Willamette 

Regional Economic Development Strategy identifies technical and community assistance 

projects for Yamhill County—most of which are infrastructure related. These issues can be 

prioritized and resources sought to address them in order to create more accessibility to 

business growth. 

 

Research Conclusions 

The economic development gaps described in the findings above must be closed. These gaps include: 

 Infrastructure issues 

 Lack of available industrial-zoned land 
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 Ongoing support of primary jobs and manufacturing 

 Unemployment 

 Limited skilled workers 

 Lower wages than surrounding areas 

 Alternatives to reliance on wine-centered tourism 

 

Mission 

Implementation of the Yamhill County Economic Development Plan will direct and prioritize the 

actions and resource allocations necessary to realize business growth, job retention and creation, and 

enhanced well-being for all individuals and communities. 

 

Vision 

The Yamhill County Economic Development Plan will contribute to the development of thriving, 

vibrant communities where people live, learn, work, shop and play; and will foster sustainability of a 

dynamic environment in which business and industry prosper. 

 

Strategies 

Strategy 1: 

 Create Communities Ready to Receive Business 

Strategy 2: 

 Retain, Expand and Recruit Business 

Strategy 3: 

 Identify and Commit Resources that Will Invest in Yamhill County Economic Development 

Strategy 4: 

 Develop and Support Vibrant Communities 

 

ACTION PLAN 

Strategy 1: Create Communities Ready to Receive Business 

 

Goals (The “What”) Objectives (The “How”) 

1.1 Understand the infrastructure issues and other 

      economic development obstacles facing our   

      communities 

1.1.1 Catalogue infrastructure and other obstacles 

         and issues creating economic development  

         challenges. 

1.1.2 Identify current infrastructure and other       

         projects that will remove barriers to             

         economic development. 

1.1.3 Package the information in 1.1.1 and 1.1.2. 

1.2 Inform our communities about solutions and  

      resources to overcome infrastructure and        

     other economic development obstacles. 

1.2.1 Identify resources to address economic        

         development obstacles. 

1.2.2 Determine the best method(s) to                  

         communicate the knowledge gained in        

         Goal 1.1 to key stakeholders. 

1.2.3 Communicate the information to key           

          stakeholders. 
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1.2.4 Support communities in making                  

         improvements that will better attract            

         business. 

 

Strategy 3: Identify and Commit Resources that Will Invest in Yamhill County 

Economic Development 

 

Goals (The “What”) Objectives (The “How”) 

3.1 Identify and build a Toolbox of available       

      business and community resources. 

3.1.1 Coordinate with resource partners (local,     

         regional, state partners; workforce               

         development, economic development,         

         community action groups) 

3.1.2 Identify potential financial assistance          

         (grants, foundations, loans, community       

         growth programs, government assistance,    

         partner agencies, private funding) 

3.1.3 Identify potential resources for human         

         development (low-cost/no-cost training,      

         development opportunities, education and   

         skills development, high performance) 

3.1.4 Develop process for investing Video           

         Lottery Fund. 

 

 

Finding: The Yamhill County Economic Development Plan includes a Strengths/Weaknesses 

/Opportunities/Threats (SWOT) analysis. The Plan identifies a series of issues noted below: 

 

Weaknesses 

 Lack of major employers and industrial activity 

 Insufficient water distribution systems to accommodate provide adequate fire flows for 

business expansion or development in some communities 

 Infrastructure challenges in most communities making it difficult to support or attract 

business growth 

 Available land not meeting requirements for companies to locate/not suitable for 

development 

Opportunities 

 Upgrades to commercial areas and downtowns to develop for wine/tourism and retail—

downtown improvement projects 

 

Threats 

 Lack of ready-to-build industrial and commercial sites to diversify employer base 

 Lack of resources to address multitude of infrastructure issues 

 Lack of resources for development 
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The Newberg Urban Renewal Plan (Plan) directly addresses the SWOT analysis. The focus of the 

Plan is it address infrastructure deficiency for both industrial and commercial lands for water 

distribution, wastewater, stormwater and transportation. Addressing these issues will position 

Newberg to attract major employers in the Riverfront Master Plan area and these types of industrial 

companies focus on lands that meets their site selection requirements to be as shovel ready as 

possible for their financial investments. In the Downtown area the transportation and water 

improvements will upgrade the area for infill development that has been identified in the Downtown 

Improvement Plan. The Riverfront and Downtown areas do not have ready to build sites because of 

the lack of sufficient infrastructure. Overall there is a lack of resources to address these infrastructure 

issues and the urban renewal program is a State Statute authorized program to directly address the 

infrastructure issues identified in the Newberg Urban Renewal Plan. 

 

The Yamhill County Economic Development Plan identifies as key findings that manufacturing is 

critical. Additionally, that infrastructure plays a major role in limiting economic development. The 

Newberg Urban Renewal Plan directly addresses these findings identifying that manufacturing in the 

Riverfront area, on the former mill site, with redevelopment opportunities for new industrial uses, 

but the area has insufficient infrastructure to support this redevelopment. 

 

Under the Research Conclusions section of the Yamhill County Economic Development Plan gaps 

were identified for: 

 Infrastructure issues 

 Lack of available industrial-zoned land 

 Ongoing support of primary jobs and manufacturing 

 Unemployment 

 Limited skilled workers 

 Lower wages than surrounding areas 

 Alternatives to reliance on wine-centered tourism 

 

The Newberg Urban Renewal Plan directly responds to several of these gaps for infrastructure, lack 

of available industrially zoned land (redevelopment of existing industrial land) rather than expanding 

the Urban Growth Boundary, and lower wages by attracting new industrial development through 

redeveloping prior developed land that was outside of the City of Newberg but within the Urban 

Growth Boundary. 

 

The Yamhill County Economic Development Plan includes a statement for the Mission and Vision. 

The Newberg Urban Renewal Plan directly responds to the Mission component of allocation of 

resources for positioning for business growth, and job creation which enhance the well-being for 

residents of Newberg and Yamhill County. For the Vision the Newberg Urban Renewal Plan 

advances it by contributing to the development of a thriving, vibrant community where people live, 

learn, work, shop and play; and will foster sustainability of a dynamic environment in which business 

and industry prosper. This is achieved by investing in the identified infrastructure in the Newberg 

Urban Renewal Plan.  

 

The Yamhill County Economic Development Plan identifies Strategies. The Newberg Urban 
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Renewal Plan responds to the Strategies. For Strategy 1: Create Communities Ready to Receive 

Business, Goal 1.1, through a full analysis of the infrastructure issues and other economic 

development obstacles facing Newberg in the Plan Area. The Plan additionally responds to Goal 1.2 

Inform our communities about solutions and resources to overcome infrastructure and other 

economic development obstacles by identifying ORS 457 as a tool to respond to the infrastructure 

and blight issues identified in the Plan Area. 

 

Strategy 3: Identify and Commit Resources that Will Invest in Yamhill County Economic 

Development, Goal 3.1, is achieved by furthering Objective 3.1.2 Identify potential financial 

assistance (grants, foundations, loans, community growth programs, government assistance, partner 

agencies, private funding). This is achieved by the Yamhill County partnering with Newberg in 

approving the urban renewal plan and providing government assistance to fund the infrastructure 

deficiencies identified to attract and retain existing businesses for economic prosperity for Newberg 

and all of Yamhill County. 

 

The Plan conforms with the Yamhill County Economic Development Plan. 

 

Conclusion:  Based on the above-mentioned findings, the request conforms with Grow 

Yamhill County – Yamhill County Economic Development Plan. 
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Attachment 1:  Newberg Urban Renewal Area Map 
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IMPORTANT NOTICE TO ALL USERS:
DISCLAIMER AND LIMITATION OF LIABILITY

This information is not guaranteed to be accurate and 
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809 E 1st Street Newberg OR 97132 

www.PacificCrestREA.com  

 

 
Newberg City Council 
Mayor Rick Rogers 
cc: Doug Rux, Community Development Director 
 
Council Members and Mayor Rogers,  
 
As a citizen and local business owner, I am writing in my enthusiastic support of Newberg’s proposed Urban Renewal 
Area (URA).  
 
The transformative nature of URA’s in Storefront and Streetscape improvements, public facilities, and to assist with 
development infrastructure has been a proven boon to other Oregon communities, and across America as a whole.      
 
This is an opportunity for City Council to approve a bold investment in our community that will have a generation 
impact, and I thank you for your serious consideration in approving the Urban Renewal program.  
 
 

 

 

 

 

 

Philip E Higgins  
Principal Broker | OR & WA 
OR Lic # 960900059 / WA Lic # 50197 
Direct: 503-793-9039 | phiggins@PacificCrestREA.com 
809 E. First St. Newberg OR 97132 
Pacific Crest Real Estate Advisors 
Commercial Real Estate Brokerage | Advisory Services  
 
Oregon Real Estate Agency Pamphlet: https://www.oregon.gov/rea/licensing/Documents/Initial-Agency-Disclosure-Pamphlet.pdf   
Washington Real Estate Agency Pamphlet: http://apps.leg.wa.gov/rcw/default.aspx?cite=18.86.120  

 
  
 

http://www.pacificcrestrea.com/
mailto:phiggins@PacificCrestREA.com
https://www.oregon.gov/rea/licensing/Documents/Initial-Agency-Disclosure-Pamphlet.pdf
http://apps.leg.wa.gov/rcw/default.aspx?cite=18.86.120


June 5, 2021 
 
Newberg City Council 
PO Box 970 
Newberg, OR 97132 
 
RE: Newberg Urban Renewal Plan 
 
 
Newberg is a unique case when it comes to urban renewal and tax increment financing and I would urge 
your support for this important initiative. 
As someone who has been involved with the creation of an Urban Renewal District in another Oregon 
city, and experience with seeing how they work in a number of smaller towns across the Willamette 
Valley, I can wholeheartedly say the way Newberg has initiated this current proposal follows all of the 
best practices. 
 
For almost two years the city has worked with volunteers and experienced staff to analyze the need, 
look at boundaries and prioritize project lists more than any other government agency I have seen. The 
development process, while impacted by the COVID-19 outbreak, the City of Newberg has done an 
amazing job reaching out to impacted agencies, doing citizen outreach and using creative ways to 
communicate with the community at large. 
 
Of all the modern urban renewal districts I have seen, Newberg fits the definition more than most. 
Whenever you discuss urban renewal and Tax Increment Financing, one of the definitions is "blight." 
Many cities make the argument that farm fields are "blighted" because they are not being used to their 
highest and best use. In the case of Newberg, the blight definition isn't about developing unused land, 
but reclaiming two sites in the Riverfront area that wouldn't be developed without some sort of 
incentive. First you have the abandoned mill property, which by any definition, would be considered 
blighted. Simply ask the neighbors what it's like living next to that site. In addition, the plan also covers 
redeveloping the shuttered landfill. This is another great argument that the Newberg Urban Renewal 
Plan meets all legal definitions. 
 
When it comes to urban renewal, one of the philosophical arguments is that the government shouldn't 
be playing in economic development. In the case of the Newberg Urban Renewal Plan, with the 
challenges of redeveloping the riverfront and the unknown issues that will come with it, urban renewal 
is the only tool that will prompt private development to take the risk. In addition, as we see across the 
Willamette Valley, perfectly good farmland is being developed. Here is a chance for our local 
government to do what it can to protect farmland by redeveloping and reclaiming property that had a 
previous industrial use. 
 
The Newberg Urban Renewal Plan will tap into the mountains of work done in community outreach by 
addressing and funding the Riverfront Master Plan and the Downtown Improvement Plan. Imagine a 
situation where we ask people what they want their town to look like, and local government can help to 
make that happen. Remember in the Newberg Community Visioning program we asked that question. 
We shouldn’t just put the plans on a shelf. In the case of the Riverfront Master Plan, not only will 
industrial property be included and developed, but workforce housing to not only help with the housing 
shortage, but also by having affordable housing close to living-wage jobs, it will take stress off our 
transportation system.  



By using already established master plans as a guide, and verifying with Newberg residents and other 
taxing districts that this is how they would like tax dollars invested, with Tax Increment Financing, 
Newberg can take currently blighted property, and reclaim them to increase business and tax revenue. 
Any foregone tax revenue should be seen as an investment into future property tax revenue. In 
addition, as these properties redevelop, there will be an increase in SDC and Construction Excise Tax 
revenue helping taxing districts that rely on those funding mechanisms. 
 
If Newberg is to have a reclaimed riverfront area and vibrant downtown, urban renewal and tax 
increment financing are the only way to ensure that happens within the next three decades. With the 
economic, environmental and transportation challenges the area outlined in the district has, the 
Newberg Urban Renewal Plan is the most efficient way to assist the community in realizing the visioning 
the city worked so hard to create. 
 
Thank you, 
  
 
Patrick Johnson 
Former Newberg City Councilor 



 

May 27, 2021 
 
 
Newberg City Council 
PO Box 970 
Newberg, OR 97140 
 
Dear Mayor and Councilors: 
 
Portland General Electric (PGE) wishes to share its support of the proposed Newberg Urban 
Renewal Plan and Report and corresponding Urban Renewal District (URD).  PGE has worked 
closely with many URD’s throughout the region and values the many positive impacts they 
have on local socio-economic development and job creation.  The Newberg URD will be a 
critical tool to help fund the infrastructure improvements and expansions needed for this 
growing region.  
 
We are happy to see that the proposed URD includes the former WestRock mill site.  In 
addition to its 100 acres of “new redevelopment” industrial land, the URD will bring public 
access to existing and new park areas, creating a new doorway to the Willamette River 
envisioned in the Riverfront Master Plan.  With 600 acres in the Newberg URD, an opportunity 
comes alive for the community’s vision for future downtown businesses, citizens and visitors 
enjoy life and prosper in Yamhill County.   
 
PGE looks forward to working with the URD projects to deliver resilient, environmentally 
clean and affordable power. The $95.5 million URD investment in roads, water, wastewater 
and walking trails, in addition to other projects, brings new jobs and affordable housing to 
many in need. The envisioned destination commercial development on E Fourteenth Street 
and the esplanade along the Willamette River bluff, help bring new prosperity to Yamhill 
County residents as they move beyond recent pandemic impacts.   
 
Finally, I want to personally recognize the Newberg URD’s diversity, equity and inclusion 
statement.  These goals are shared by PGE and we believe the URD investments will foster 
and attract an increasingly diverse population by building infrastructure to support living 
wage jobs in a thriving, un-biased community where all people can live safely. 
 
Thank you for your collective leadership. You have PGE’s commitment to help the Newberg 
URD fulfill its mission and benefit the region for many years to come. 
 
Sincerely, 

 
 
Dave Robertson 
Vice President, Public Affairs      



May  21, 2021 
 
 
Newberg City Council 
PO Box 970 
Newberg, OR 97132 
 

 

I am writing in reference to the Urban Renewal Program currently being reviewed by the Council.  I have 

been interested in and working toward the successful completion of this project for several years.  I first 

became involved when invited by then Mayor Andrews to serve on the Riverfront Master Plan 

Committee to review possible development and redevelopment options.  At the time I was a Yamhill 

County Commissioner and was very concerned about the impact of the mill closure and the Bypass 

completion on that portion of the county and the cities of Dundee and Newberg. 

 

Doug Rux and I have spoken many times about the current project and I want to make the Council 

aware of my hope that you will move forward with the plans that are being brought forth.  I realize the 

outcomes of this project will be spread over 30 years.  However, without a carefully and fully thought-

out plan now, there is little chance of the future needs of Newberg being met in a way that enhances 

the livability and desirability of the community. 

 

The Urban Renewal Plan being brought forward incorporates the work of many committees and 

planning groups.  In this Plan there are multiple areas being addressed all of which are very important to 

the future of the City of Newberg and to Yamhill County.  It addresses economic development, housing, 

water infrastructure, multi modal transportation, wastewater infrastructure, and tourism to name a 

few.  It additionally addresses the improvements to the downtown area when the Bypass is completed. 

 

The vitality and livability of the entire Newberg community are impacted by this Plan.  I am excited 

about all the possibilities for diversity and inclusion it includes and I am hopeful the City Council will see 

fit to approve this proposal and move forward with the Urban Renewal funding necessary to provide for 

the future of Newberg and its citizens that this Plan provides. 

 

Sincerely, 

Stan Primozich   

 

 

 



 
 
 
 

 
 
 
 
 
May 28, 2021 
 
Rick Rogers, Mayor 
Newberg City Council 
414 E 1st St. 
Newberg, OR 97132 
 
RE: Newberg Urban Renewal Plan 
 
Dear Mayor Rogers: 
 
As the regional economic development organization serving Oregon’s Mid-Willamette Valley, 
SEDCOR focuses our efforts on traded sector companies seeking to grow, expand, or locate in 
our region.  We are excited to see the economic development opportunities that will be 
facilitated through Newberg’s Urban Renewal Plan and look forward to working with the 
community as you move forward. 
 
The redevelopment of the former WestRock site in Newberg will provide much-needed land 
for employers seeking to invest and grow in the region. Including that site in the city’s Urban 
Renewal Plan will focus public infrastructure investments and incentivize improvements and 
redevelopment that will provide long-term benefits to the regional economy. Compared to 
most other states, Oregon does not have many tools to promote economic development, 
which makes urban renewal, and the significant planning and preparation behind it, so 
important, providing certainty to investors and ensuring appropriate infrastructure is in place 
to support development.  
 
SEDCOR is working with the City of Newberg on a variety of innovative projects, including 
public-private partnerships that address challenges facing local workers and their families, 
such as childcare and affordable housing. The Urban Renewal Plan, with its emphasis on 
redevelopment of the WestRock site and implementation of the city’s Downtown 
Improvement Plan and Riverfront Master Plan, provides a mechanism for Newberg to continue 
to innovate as you seek to create a livable city for current residents and future generations. 
 
Thank you for your consideration. 
 
 

 
Erik Andersson 
President 
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