PLANNING COMMISSION AGENDA
June 14, 2012
7 p.m. Regular Meeting
Newberg Public Safety Building
401 E. Third Street

City of

ewberg

I CALL MEETING TO ORDER
Il. ROLL CALL

Il CONSENT CALENDAR (items are considered routine and are not discussed unless requested by the
commissioners)
1. Approval of May 10, 2012 Planning Commission Meeting Minutes

V. COMMUNICATIONS FROM THE FLOOR (5 minute maximum per person)
1. For items not listed on the agenda

V. QUASI-JUDICIAL PUBLIC HEARINGS (complete registration form to give testimony - 5 minute maximum per
person, unless otherwise set by majority motion of the Planning Commission). No new public hearings after 10
p.m. except by majority vote of the Planning Commissioners.

1. APPLICANT: MJG Development, Inc.
APPELLANT: Todd Waters
REQUEST: Appeal of the approval of the Oak Grove Apartment project
LOCATION: 3411 Hayes Street
TAX LOTS: 3216-02016 and 3216-02017
FILE NO.: PAR-12-002, DR2-12-003, ADJP-12-002, and ADJC-12-001
ORDER NO.: 2012-03
CRITERIA: Newberg Development Code sections 15.210, 15.220, 15.230, 15.235, 15.310, 15.405,
15.410, 15.415, 15.420, 15.425, 15.430, 15.440, 15.505 and Springbrook Oaks Specific Plan
Appendix A, B & File No. PUD-07-04/ADJ-131-04.

VI. ITEMS FROM STAFF

1. Update on Council items

2. Other reports, letters, or correspondence

3. Next Planning Commission Meeting: July 12, 2012
VII. ITEMS FROM COMMISSIONERS
VIII. ADJOURN

FOR QUESTIONS PLEASE STOP BY, OR CALL 503-537-1240, PLANNING & BUILDING DEPT. - P.O. BOX 970 - 414 E. FIRST
STREET

ACCOMMODATION OF PHYSICAL IMPAIRMENTS:
In order to accommodate persons with physical impairments, please notify the City Recorder’s office of any special physical accommodations
you may need as far in advance of the meeting as possible and no later than 48 hours prior to the meeting. To request these arrangements,
please contact the city recorder at (503) 537-1283. For TRS services please dial 711.
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PLANNING COMMISSION MINUTES
May 10, 2012
7:00 p.m. Regular Meeting
Newberg Public Safety Building
401 E. Third Street

TO BE APPROVED AT THE JUNE 14, 2012, PLANNING COMMISSION MEETING
l. CALL MEETING TO ORDER

Chair Thomas Barnes opened the meeting at 7:00 p.m.

1. ROLL CALL
Present: Thomas Barnes, Chair Cathy Stuhr, Vice Chair
Art Smith Lon Wall
Allyn Edwards Gary Bliss
Mayor Bob Andrews, Ex-Officio Kale Rogers, Student PC
Absent: Philip Smith (excused)
Staft Present: David Beam, Economic Development Coordinator/Planner

Steve Olson, Associate Planner
DawnKaren Bevill, Minutes Recorder

I1l.  CONSENT CALENDAR

Approval of the April 12, 2012 Planning Commission Meeting Minutes

MOTION #1: Cathy Stuhr/Art Smith approve the minutes from the Planning Commission Meeting of April
12, 2012 as amended. Motion carried (6 Yes/ 0 No/ 1 Absent [Philip Smith]).

IV. COMMUNICATIONS FROM THE FLOOR
No items were brought forward.
V. WORKSHOP: Update to the zoning use tables in the Development Code (continued)

The workshop will continue the process begun in March, 2012, of reviewing some draft classifications for
commercial and industrial uses, and determining in which zones they should be permitted, allowed conditionally,
or prohibited.

The Planning Commission divided into two groups: Group 1 discussed office uses categories: medical, business,
and industry offices as well as indoor, outdoor, and motor vehicle related commercial recreation. Group 2
discussed commercial service categories: commercial, commercial vehicle, industrial as well as personal service
uses and retail sales.
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Discussion Update:

Group 1: David Beam reported the group agreed with the draft but did have some concerns regarding
unlicensed individuals in the medical field such as those who practice naturopathic medicine and acupuncture.
He noted that most caregivers will be located in residential zones. Regarding business offices and industry
offices, one suggestion was to think about changing the titles of those categories to local versus export offices.
The exceptions section listed under business offices on page 11 of the packet says, “Office uses may be
accessory to other uses, such as manufacturing, school, or church uses”; yet on the same page in the exceptions
section listed under industry office it says, “Offices associated with on-site manufacturing uses are classified as
a manufacturing use.” The group recommends those two sections be consistent. They also suggest the zoning
section under industry office exclude the M-3 zone.

The group agreed under the commercial indoor uses that they should be allowed in M-1 and M-2 but should be
easily convertible into commercial industrial and a clear definition is needed. The discussion items listed under
the commercial recreation outdoor section were understandable regarding amusement parks, carnivals and
circuses, but there was much confusion regarding the remainder of the discussion items; they need further
clarification. The group agreed with motor vehicle recreation section in its entirety.

Group 2: Steve Olson reported the group found commercial services and personal services quite similar in their
impacts, but agreed to keep them as separate categories so personal services could be allowed in the R-P zone.
They also agreed the C-1 uses regarding businesses operating between 10 p.m. and 7 a.m. would need a
conditional use permit. The commercial vehicle services were acceptable as written. The group suggested that
industrial services require conditional use permits in C-2 zone, and be allowed in the industrial zones. For
example, a paint shop could cause problems if located next to a hotel in C-2. Conditional use would be alright
for industrial uses in a C-2 zone, but should not be allowed in a C-3 zone.

There are 60 types of retail sales establishments in the current code and are grouped into four categories in the
draft: general retail sales is allowed in all commercial zones; bulk outdoor retail sales such as car dealerships;
convenience retail sales are convenience stores; and wholesale and industrial sales tend to be bulky and sell
primarily to professional contractors. General retail sales, as drafted, would eliminate allowing second-hand
stores in the M-2 zone and needs to be researched further. They agreed with the bulk outdoor retail and
convenience retail sales sections. One discussion point in regard to wholesale and industrial sales were whether
they should be conditional in the C-2 zone.

VI. ITEMS FROM STAFF
TIME — 8:32 PM

Update on Council items:

David Beam stated the Urban Growth Boundary Expansion has been tabled due to the on-going discussions with
1,000 Friends of Oregon. Commissioner Stuhr requested to be kept updated on the process.

Other reports, letters, or correspondence

Mr. Olson referred to the Alley Access Memorandum written by Barton Brierley and reviewed the current rules.
New alleys will need to be 20 feet wide to allow two-way traffic and are almost exclusively secondary access.
Many of the existing alleys are platted with 12-16 feet width. The Development Code is not precise about the
extent that these alleys may be used without being paved or widened to a 20 foot width. Adequate fire access is
required for new structures. The question is how to change existing alleys when development occurs. There are
variable widths on existing alleys. Staff asked if they should initiate a process of looking into this. Commissioner
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Stuhr suggested creating a list to help prioritize what is most important regarding code updates. Mr. Olson will
bring a prioritized list back to the commission for discussion.

VIl. ITEMS FROM COMMISSIONERS

Steve Olson distributed a letter Commissioner Art Smith had written to the Planning Staff and Commissioners.
Commissioner Smith believed there were enough items and issues raised at the April 12, 2012, Planning
Commission meeting that they needed to be addressed. Commissioner Bliss stated he questioned things that
were said by the developer at that meeting and took him at his word. After some research, Commissioner Bliss
found the developer was not giving the commission adequate information regarding run-off. He asked the
engineering department if they review plats before they come before the commission and he was told they do at
the construction stage. The Planning Commission needs technical information in order to make an informed
decision. The fact that there was no discussion or provision in the applicant’s presentation on how drainage
would be dealt with as well staff stating it was design review criteria and not a part of the subdivision approval
criteria; he now disagrees and should have voted against the application in April. He accepted staff as saying it
was acceptable criteria. Commissioner Edwards believes the commission voiced their concerns about the project
and it was made clear the developer needed to meet the criteria. Unless the developer can meet those criteria, it
will not be built. Commissioner Bliss does not believe an application should be approved without a provision for
collecting drainage. Commissioner Stuhr said in order to make an informed decision the commission needs the
City technical crew to be weighing in.

Steve Olson stated when an application comes in they submit 20 copies, which are then routed to the appropriate
departments, utility companies, and other agencies. Any comments received from the various departments
always become part of the staff report. In the subdivision phase, engineered plans are required before
construction and then public works do a more detailed review. In the application presented last month, there
were not a lot of public improvements. Comments are normally received later in the process and it will not be
approved if the codes are not met. Commissioner Bliss said he was told by staff that drainage issues were design
review criteria and not approval criteria. The plan did not meet the code let alone the Oregon Drainage Law. He
believed they were approving a five lot subdivision. The drainage was incomplete. Commissioner Bliss asked
are applicants required to turn in topography to show the soil and detail. Mr. Olson replied a grading plan is
required if they are grading the site. Commissioner Art Smith stated he felt he was cut off because he was told it
was a design criteria but he believed it was unresolved. Mr. Olson stated if any of the commissioners ever
believe they do not have enough information to make an informed decision, they definitely should bring their
concerns forward. Mr. Olson also stated the developer has other design options for meeting Building Code
drainage requirements. Commissioner Bliss believes the developer should have presented those options;
applications should be complete upon being brought before the Planning Commission.

Vill. ADJOURN

Chair adjourned the meeting at 9:40 p.m.

Approved by the Planning Commission on this 14" day of June, 2012.

AYES: NO: ABSENT: ABSTAIN:
Planning Recording Secretary Planning Commission Chair
City of Newberg: Newberg Planning Commission Minutes (May 10, 2012) Page 3
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5.

Exhibit “2”
To Planning Commission Rules

OUTLINE FOR QUASI-JUDICIAL PUBLIC HEARING

Newberg Planning Commission

CALL TO ORDER
OPEN THE PUBLIC HEARING, ANNOUNCE THE PURPOSE, DISCUSS TESTIMONY
PROCEDURE, AND TIME ALLOTMENTS

CALL FOR ABSTENTIONS, BIAS, EX PARTE CONTACT, AND OBJECTIONS TO
JURISDICTION

LEGAL ANNOUNCEMENT
READ “QUASI-JUDICIAL ANNOUNCEMENTS” SHEET

STAFF REPORT
COMMISSION MAY ASK BRIEF QUESTIONS FOR CLARIFICATION

PUBLIC TESTIMONY
5 MINUTE TIME LIMIT PER SPEAKER (15 MINUTE LIMIT FOR APPLICANT AND

PRINCIPAL OPPONENT). SPEAKER GOES TO WITNESS TABLE, STATES NAME &
PRESENTS TESTIMONY. COMMISSION MAY ASK QUESTIONS OF SPEAKERS.

APPLICANT(S)

OTHER PROPONENTS

OPPONENTS AND UNDECIDED

STAFF READS WRITTEN CORRESPONDENCE (TIME LIMIT APPLIES)
APPLICANT REBUTTAL

moowz

CLOSE OF PUBLIC TESTIMONY PORTION OF HEARING
FINAL COMMENTS FROM STAFF AND RECOMMENDATION

PLANNING COMMISSION DELIBERATION INCLUDING DISCUSSION OF CRITERIA
WITH FINDINGS OF FACT

ACTION BY THE PLANNING COMMMISSION

A. ORDER OR RESOLUTION — Usually requires passage of order if the
commission is the final decision maker, or a resolution if the commission is only
advisory to the council.

B. VOTE - Vote is done by roll call.

C. COMBINATION — Can be combined with other commission action; separate vote
on each action is required.

City of Newberg: Planning Commission Rules & Guidelines Page 18
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QUASI-JUDICIAL
PUBLIC HEARING PROCESS
TESTIMONY AND EVIDENCE REQUIREMENTS

ORS 197.763 requires certain statements to be made at the commencement of a public hearing.

. The applicable City and State zoning criteria must be listed. This means that we must advise you of
the standards that must be satisfied by the applicant prior to our approval of an application. The
Planning Staff will list the applicable criteria during his or her presentation of the staff report.

. Persons wishing to participate in this hearing must direct their testimony or the evidence toward the
criteria stated by the Planner or other specific City or State criteria which you believe apply. You
must tell us why the testimony or evidence relates to the criteria.

. Any issue which might be raised in an appeal of this case to the Land Use Board of Appeals
(LUBA) must be raised in person or by letter at the local level prior to the City approving or
denying the application. The law states that the issue must be raised in enough detail to afford the
decision-maker and the parties an opportunity to respond. This part of the law is also known as the
"raise it or waive it" requirement. If you do not bring it up now, you can't bring it up at LUBA.

. Failure of the applicant to raise constitutional or other issues relating to proposed conditions of
approval in enough detail to allow the local government or its designee to respond to the issue
precludes an action for damages in Circuit Court.

. Prior to the conclusion of the initial evidentiary hearing on an application, any participant may

request an opportunity to present additional evidence or testimony regarding the application. The
Planning Commission will grant such a request through a continuance or extension of the record.

@%@ PACHINOO*OD OHEHOIHROP OO ACXOD @kl
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Planning and Building Department

City of
== P.O. Box 970 = 414 E First Street = Newberg, Oregon 97132
. ew erg 503-537-1240 = Fax 503-537-1272 = www.newbergoregon.gov

PLANNING COMMISSION APPEAL STAFF REPORT
OAK GROVE APARTMENTS - PROPERTY LINE ADJUSTMENT, PRELIMINARY
PARTITION PLAN, DESIGN REVIEW, & CODE ADJUSTMENT

FILE NO:

REQUEST:

LOCATION:

TAX LOT:
APPLICANT:
OWNER:

ZONE:

PLAN DISTRICT:

OVERLAYS:

PAR-12-002, DR2-12-003, ADJP-12-002, and ADJC-12-001

Property line adjustment between tax lots 3216-02016 and 3216-02017,
preliminary partition plat to divide tax lot 3216-02017 into two parcels and a tract,
code adjustment to reduce the number of required off-street parking spaces, and
design review for an 84 unit apartment complex.

Along Hayes Street, east of Springbrook Road, west of Oak Grove Street
(apartment site is north of Hayes Street, east of Springbrook Creek and west of
Oak Grove Street) Apartment site address is 3411 Hayes Street. Park site address
is 3575 Oak Grove Street.

3216-02017, 3216-02016
MJG Development, Inc.
Werth Family LLC/Chehalem Park and Recreation District (Oak Grove Park Site)

R-P/SP (Residential Professional/Springbrook Oaks Specific Plan); COM/SP
(Commercial/Springbrook Oaks Specific Plan)

MIX/SP

Springbrook Oaks Specific Plan

CONTENTS
Order 2012-03 with

Exhibit “A”: Findings
Exhibit “B”: Conditions

ATTACHMENTS:
1. Aerial Photo
2. Site Plan

3. Appeal Application

4. Project Application

5. Public Comments - through 5/4/12

6. Public Comments - from 5/5/12 through 5/24/12
7. Public Comments— from 5/25/12 through 6/6/12
8. PUD-7-04 Decision

9. Springbrook Oaks Specific Plan (by reference)

"Working Together For A Better Community-Serious About Service" Page 1
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Section I: Application Information

A. PROJECT LOCATION MAP

B. DESCRIPTION OF APPLICATION: The applicant has requested approval of a property line
adjustment, a preliminary partition plat, a code adjustment, and design review of an 84 unit
apartment complex.

The property line adjustment would adjust a property line between tax lots 3216-0216 & 3216-
02017 from its current north/south alignment, tilting it so that it moves approximately 45 feet to
the west at the north end and moves approximately 28 feet east at the south end. The property
line adjustment would change the size of tax lot 3216-02016 (the Oak Grove Park tract) from
1.90 acres to 1.94 acres, while tax lot 3217-02017 (the apartment tract) would change in size
from 10.72 acres to 10.68 acres.

The preliminary partition plat proposal is to divide the existing tax lot (3216-02017) into two
parcels and one tract. The tract would be protected stream corridor area. Parcel 1 would be the
site of the proposed apartment complex and parcel 2 would be a future commercial area. The
existing parcel is currently zoned for apartments and commercial development; the proposed
partition would divide the property along the existing zoning lines.

The applicant is asking for a code adjustment to the number of required off-street parking spaces
for the proposed apartment complex. The proposed apartment complex would require 125 off-
street parking spaces. The applicant is proposing 123 off-street spaces and 18 spaces on adjacent
streets, so the requested adjustment would allow two fewer parking spaces.

"Working Together For A Better Community-Serious About Service" Page 2
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The proposed apartment complex would have 84 units contained in seven different buildings that
would range from two to three stories in height. The buildings would be oriented to the
perimeters of the property, including along Hayes Street, with the drive aisles and parking spaces
located in the interior of the property.

SITE INFORMATION:

1.

Location: Along Hayes Street, east of Springbrook Road, west of Oak Grove Street
(apartment site is north of Hayes Street, east of Springbrook Creek and west of Oak
Grove Street)

Size: Approximately 10.7 acres (Apartment site and commercial site); 1.9 acres (White
Oak Park)

Topography: The parcel has a natural stream corridor running through the middle of it;
therefore, the eastern and western portions of the property naturally slope toward the
stream corridor on their respective sides.

Current Land Uses: Vacant; White Oak Park

Natural Features: The parcel has a wooded and heavily vegetated stream corridor, and the
remainder of the parcel on either side of the stream corridor is grassy field with little
other vegetation. White Oak Park has an oak grove.

Adjacent Land Uses:

a. North: Fred Meyer

b. East: The Oaks at Springbrook townhome housing development
C. South: The Oaks at Springbrook housing development

d. West: The 99W Drive-In and PGE substation are located west across Springbrook
Road

Access and Transportation: The project property is bisected by Hayes Street, a major
collector, and is bounded on the west side by Springbrook Road, a minor arterial, and on
the east side by Oak Grove Street, a local residential street. Access to the proposed
apartment complex would be from Hayes Street and on Oak Grove Street.

Utilities:

a. Sanitary Sewer: There is an existing 8” public sewer line located in Hayes Street
that this project would connect to.

b. Water: There is an existing 24” public water line located in Hayes Street that this
project would connect to. The applicant is proposing to bring the public water
line into the site to a new hydrant to serve the proposed apartment complex. A
domestic water line to serve the proposed apartment site would tee off of the
public water line on the property.

"Working Together For A Better Community-Serious About Service" Page 3
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C. Storm: Onsite stormwater would be piped to an existing stormwater management
facility located to the west of the proposed apartment complex.

d. Other: There are currently no overhead utilities on the site.
BACKGROUND

The Planning and Building Director approved the proposal on May 12, 2012. The Planning
Director’s decision was appealed to the Planning Commission on May 24, 2012 by Todd Waters.

PROCESS: The design review, partition, code adjustment, and property line adjustment request
is a Type Il application and follows the procedures in Newberg Development Code 15.100.040.
Following a 14 day public comment period, the Planning Director makes a decision on the
application based on the criteria listed in the attached findings. The Planning Director’s decision
is final unless appealed. If the Planning Director’s decision is appealed within the 14 day appeal
window, the proposal is then heard by the Newberg Planning Commission. The Planning
Commission would hear the proposal at a public hearing and make a decision based on the
applicable criteria listed in the findings. The Planning Commission’s decision is final unless
appealed to the City Council. Important dates related to this application are as follows:

1. 4/20/2012: The Planning Director deemed the application complete.

2. 4/20/2012: The applicant mailed notice to the property owners within 500 feet
of the site.

3. 4/20/2012: The applicant posted notice on the site.

4. 5/4/2012: The 14-day public comment period ended.

5. 5/10/2012: The Planning Director issued a decision on the application.

6. 5/24/2012: The Planning Director’s decision was appealed to the Planning
Commission

7. 6/14/2012: The Planning Commission will hold a hearing to review the
proposal

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

1. Newberg Fire Department (Chris Mayfield): Access and water supply to meet current
fire codes

2. Newberg-Dundee Police Department (Brian Casey): Reviewed; no conflict

3. Newberg School District: The District would need to re-draw Mabel Rush attendance

boundary to accommodate increased enrollment. [Also note: the applicant will be
required to pay school excise tax for future school capacity improvements].

"Working Together For A Better Community-Serious About Service" Page 4

Z:\FILES.P\2012\PAR-12-002_DR2-12-003_ADJP-12-002_ADJC-12-001 Oak Grove Apts\PC staff report_Oak Grove Apartments_2012-0531.doc

10 of 319



4, PGE: Reviewed; no conflict
5. Waste Management (Jack Miller): Need a plan for trash and recycling

PUBLIC COMMENTS: The city has received multiple written comments on the application
during the comment period before the Planning Director’s decision, in the period following the
decision, and again after notice of the Planning Commission hearing was sent. These comments
are included in Attachments 4, 5, and 6 of this report. Frequent concerns raised include:

1. Concerns about having the proposed apartment use on the site.

2. Concern about traffic, both on Hayes Street and Oak Grove Street.
3. Concern about provision of adequate parking.

4, Process concerns.

5. Concerns about noise, safety, property value, and wildlife impacts.
6. Concerns about potential light impact to the drive-in.

PROJECT ANALYSIS: The apartment project is located in an area that has been planned and
zoned for an apartment development as part of the Springbrook Oaks Specific Plan. This
particular parcel is Phase 5 of a planned unit development project that included the Springbrook
Oaks Townhomes, and the housing along Bur Oak Drive, Bur Oak Alley, and Oak Leaf Street.
A condition of that planned unit development approval was a specific requirement that this
parcel be developed with multi-family housing units. The parcel was planned to have access on
both Hayes Street and Oak Grove Street.

The Springbrook Oaks Specific Plan identified a number of transportation improvements that
needed to be installed in phases in conjunction with the project. The improvements required
included construction of Hayes Street and Brutscher Streets, installation of traffic signal at Hayes
Street and Springbrook Road, and various other improvements. The improvements envisioned
all have been installed with the exception of improvements to the Springbrook Road frontage,
which the plan anticipates being constructed at the time the commercial parcel is developed. The
transportation facilities are anticipated to continue to operate within their planned functions and
capacity with this development.

The project application includes a lighting plan that proposes lighting on the exteriors of the
buildings and street light style lighting for the internal parking area. All of the proposed lighting
meets Code standards and will not cause light trespass on neighboring properties in excess of the
0.5 foot candle standard. In addition to the distance from the proposed buildings and lights, the
vegetated stream corridor will mute the effect of the proposed exterior lighting.

APPEAL ANALYSIS: The appellant, Todd Waters, has listed four main objections to the
Planning Director’s decision. The objections are summarized below with a staff response to
each one.

1. Proposal is for 84 units instead of 60. The appellant contends that only 60 units should be
permitted on the site due to the previous approval of PUD-07-04.

"Working Together For A Better Community-Serious About Service" Page 5
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Response: This property is part of an earlier planned unit development approval in 2004 that
also included planning for the Springbrook Oaks Townhomes and the single family housing
along Bur Oak Drive, Bur Oak Alley, and Oak Leaf Street (File No. PUD-7-04). At that time,
the applicant was proposing 60 multifamily units. The project description stated the
following:

“This project includes three different residential building types: apartment buildings, attached
single familytownhouse units with opportunity for ‘flex space options’ in some townhouses, and
single familydetached units. The three product types provide a wide variety of housing
options for residents with close proximity to most community amenities. ... The planned
developmentimplements a gradual transition from larger single family detached lots at the
south end of the site to smaller detached dwelling unit lots, and then across Hayes Street to
attached row houses and multi-family dwelling units. This transition in development places
the higher density development closer to the commercial areas, and provides a mix of
affordable housing options for the community.”

The area south of Hayes Street is zoned R-3 (to Mistletoe Drive), and was originally envisioned to
have higher density multifamily housing. When the applicant proposed single family housing for
that area instead, the decision makers had serious concerns that the overall development would end
up with no multifamily housing at all. Thus, the PUD decision required the applicant to include
multifamily housing in this final phase. The decision did not preclude the applicant proposing more
units for the area in the future; however, they had to have at least 60 units on the site. In fact, the
permitted density of the underlying RP zone would have allowed a maximum of 221 units for phase
4 (townhomes) and phase 5 (proposed apartment site) — with the proposed 84 units, the density of
both phases combined is only at 166 total units. The PUD decision adopts a 20 foot building
separation between the future multifamily units, and then states that: “All standards not
specifically listed shall be according to the RP/SP and R3/SP zoning standards in the
Newberg Development Code”.

The applicant is now proposing 84 multifamily units for the property, which is within the density
requirements for the zone and the Springbrook Oaks Specific Plan. The current project proposal
still meets the intent of the previous PUD proposal to provide multifamily units within the project
area. As this is a new application for design review, with a public process and findings to criteria,
staff finds that the proposal for 84 units meets the density requirements and targets for the RP zone
and the Springbrook Oaks Specific Plan area.

. Number of off-street parking spaces provided, and permitting on-street parking. The
appellant contends that there are not adequate parking spaces available for the project, and
that the Planning Director erred when approving the requested Code adjustment to the number
of required off-street parking spaces. The appellant also does not believe that Hayes Street
can be used for on-street parking.

Response: The appellant is slightly miscalculating the number of required spaces for the
project (in his response he is adding the unassigned spaces to the required number; however,
the unassigned spaces are from the required number). The Development Code requires a
certain ratio of parking for each development. Dwellings are regulated according to the table
below (from NMC 15.440.030).

"Working Together For A Better Community-Serious About Service" Page 6
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Dwelling, multiple and multiple single-
family dwellings on a single lot

Studio or one-bedroom unit 1 per dwelling unit

Two-bedroom unit 1.5 per dwelling unit

Three- and four-bedroom unit 2 per dwelling unit

Five- or more bedroom unit 0.75 spaces per bedroom

» Unassigned spaces If a development is required to have more than 10

spaces on a lot, then it must provide some unassigned
spaces. At least 15 percent of the total required
parking spaces must be unassigned and be located
for convenient use by all occupants of the
development. The location shall be approved by the
director.

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

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

(emphasis added)

The applicant is proposing to construct 84 two-bedroom multiple dwelling units. Parking
requirements thus are as follows:

Parking ratio Spaces required
84 two-bedroom units 1.5 spaces per dwelling unit 126 spaces
Visitor spaces 0.2 spaces per dwelling unit 17 spaces
On-street parking credit | 1 space credit for each adjacent space (18 space credit)
Total off-street parking required 125 spaces

The proposal includes 123 parking spaces. Thus, the applicant was requesting an adjustment
to have two fewer off-street parking spaces than required. The Planning Director may grant a
Code adjustment for up to a 25% reduction in the number of required off-street parking
spaces; in this case, the Director granted an adjustment of just 1.6%. The Planning Director’s
decision was based in part on the close proximity of the project to Fred Meyer and transit

"Working Together For A Better Community-Serious About Service" Page 7
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stops served by the local Route 6 and Route 7 buses as well as by the 99W Link bus
(McMinnville to Tigard).

Hayes Street is a major collector roadway, with an existing curb-to-curb pavement width of
46 feet. The Development Code states that on-street parking is permitted with the approval
of the Director. The Code also gives the Director the discretion to allow a reduction of the
on-street parking lane width from eight feet wide to seven feet wide (NDC 15.505.060). In
this case, Hayes Street was built with extra width to enable a parking lane on one side in
addition to bike lanes and travel lanes. Thus, parking on Hayes Street would be permitted,
and would allow the proposed development to use on-street parking in accordance with the
Code provision.

3. Path to Fred Meyer is proposed as stairs, not a ramp. The appellant contends that the
proposed path to Fred Meyer must be a ramp in order to comply with the Development Code
and ADA requirements.

Response: The Development Code states that: “All required private walkways shall meet the
applicable building code and Americans with Disabilities Act requirements” (NDC
15.440.140). The project will be compliant with applicable building code and ADA
requirements. The proposed project has an accessible route to Fred Meyer readily available
by using the existing street and sidewalk network, and new connections to the townhome
neighborhood. Therefore, ADA would not require a ramp for the new connection to Fred
Meyer. There is a condition of approval in the staff report that directs the project applicant to
“coordinate with the Building Division to comply with O.S.S.C Chapter 11 requirements
(Disabled/ADA requirements — C.6.).

4. Stream corridor protection/barrier. The appellant contends that the stream corridor will be
polluted by proximity to apartments.

Response: The project proposal divides the stream corridor into its own tract as part of the
partition; thus the apartment complex would be on an adjoining separate lot. The conditions
of approval for the proposal include a provision that the applicant must “provide a plan to
protect the stream corridor during construction” (C.1.m). In addition, stream corridor areas
are protected under separate provisions of the Development Code (NDC Chapter 15.342).
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4 City of
INewberg PLANNING COMMISSION ORDER 2012-03

AN ORDER APPROVING THE PROPOSED PROJECT: PAR-12-002, DR2-12-003,
ADJP-12-002, AND ADJC-12-001 FOR A PROPERTY LINE ADJUSTMENT
BETWEEN TAX LOTS 3216-02016 AND 3216-02017, PRELIMINARY PARTITION
PLAT TO DIVIDE TAX LOT 3216-02017 INTO TWO PARCELS AND A TRACT, A CODE
ADJUSTMENT TO REDUCE THE NUMBER OF REQUIRED OFF-STREET PARKING
SPACES, AND DESIGN REVIEW FOR AN 84 UNIT APARTMENT COMPLEX AT 3411
HAYES STREET, TAX LOT 3216-02017, WITH CONDITIONS

RECITALS

. MJG Development submitted an application for a property line adjustment, a preliminary partition
plat, a code adjustment, and design review of an 84 unit apartment complex in April 2012. The
Planning Director deemed the application complete on April 20, 2012.

. The property line adjustment would adjust a property line between tax lots 3216-0216 & 3216-02017
from its current north/south alignment, tilting it so that it moves approximately 45 feet to the west at
the north end and moves approximately 28 feet east at the south end. The property line adjustment
would change the size of tax lot 3216-02016 (the Oak Grove Park tract) from 1.90 acres to 1.94
acres, while tax lot 3217-02017 (the apartment tract) would change in size from 10.72 acres to 10.68
acres.

. The preliminary partition plat proposal is to divide the existing tax lot (3216-02017) into two parcels
and one tract. The tract would be protected stream corridor area. Parcel 1 would be the site of the
proposed apartment complex and parcel 2 would be a future commercial area. The existing parcel is
currently zoned for apartments and commercial development; the proposed partition would divide
the property along the existing zoning lines.

. The applicant is asking for a code adjustment to the number of required off-street parking spaces for
the proposed apartment complex. The proposed apartment complex would require 143 parking
spaces. The applicant is proposing 141 off-street parking spaces, and (123 onsite and 18 on adjacent
streets), so the requested adjustment would allow two fewer parking spaces.

. The proposed apartment complex would have 84 units contained in seven different buildings that
would range from two to three stories in height. The buildings would be oriented to the perimeters
of the property, including along Hayes Street, with the drive aisles and parking spaces located in the
interior of the property.

. The apartment project is located in an area that has been planned and zoned for an apartment
development as part of the Springbrook Oaks Specific Plan. This particular parcel is Phase 5 of a
planned unit development project that included the Springbrook Oaks Townhomes, and the housing
along Bur Oak Drive, Bur Oak Alley, and Oak Leaf Street. A condition of that planned unit
development approval was a specific requirement that this parcel be developed with multi-family
housing units. The parcel was planned to have access on both Hayes Street and Oak Grove Street.
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7. After proper notice, the Planning Director approved the proposed project, with conditions, on May
10, 2012. The Planning Director’s decision was appealed to the Planning Commission on May 24,
2012, by Todd Waters.

8. After proper notice, the Newberg Planning Commission held a hearing on June 14, 2012 to consider
the application. The Commission considered testimony and deliberated on the item. The Newberg
Planning Commission finds that the application meets the applicable criteria as shown in the findings
attached in Exhibit “A” and must comply with the conditions of approval shown in Exhibit “B”.

The Newberg Planning Commission orders as follows:

1. The proposed project PAR-12-002, DR2-12-003, ADJP-12-002, and ADJC-12-001 is hereby
approved, subject to the conditions contained in Exhibit “B”. Exhibit "B" is hereby adopted and by
this reference incorporated.

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

3. This order shall be effective on June 29, 2012 unless appealed prior to that date. This order shall
expire two years after the effective date above if the applicant does not record the final plat by that
time, unless an extension is granted per Newberg Development Code 15.235.130(B). Design
Review approval is only valid for one year from the effective date (June 29, 2012). If building or
construction permits are not issued within this time period, then design review approval becomes
null and void and no construction may take place, unless an extension is granted per Newberg
Development Code 15.220.020(C).

Adopted by the Newberg Planning Commission this 14™ day of June, 2012.

ATTEST:

Planning Commission Chair Planning Commission Secretary

Attached:
Exhibit “A”: Findings
Exhibit “B”: Conditions
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Exhibit A: Findings - PAR-12-002, DR2-12-003, ADJP-12-002, and ADJC-12-001
Oak Grove Apartments

A. Property Line Adjustment; Applicable Criteria — Newberg Development Code 15.230.020

1. The property line adjustment does not create more lots than existed prior to the
adjustment.

Finding: The applicant’s request for a property line adjustment between Tax Lots 3216-02016 & 02017
does not create more lots than existed prior to the proposed adjustment.

2. The adjustment does not create any substandard condition relative to this code, including
lot area, lot width, setbacks, and access. If any of the original lots do not meet these
standards, the adjusted lots may remain non-conforming provided:

(a) The adjustment cannot reasonably or practically bring the lots into conformity.

(b) The adjustment does not worsen the non-conforming status of the lots.

Finding: Both original lots are large properties that far exceed minimum requirements for lot size, lot
width, and other lot dimensions. The property line adjustment does not create any substandard
conditions.

Property Line Adjustment Conclusion: The proposed property line adjustment meets the applicable
criteria, subject to the conditions listed in Section I11.A of this report.

B. Preliminary Partition Plat; Applicable Criteria — Newberg Development Code 15.235.030

(A) Approval does not impede the future best use of the remainder of the property under the same
ownership or adversely affect the safe and healthful development of such remainder or
adjoining land or access thereto.

Finding: Approval of the partition of into two parcels and a tract would not impede the future best use
of the property or of adjacent properties. The property is already zoned commercial on the west side the
stream corridor and residential-professional on the east side of the stream corridor. The proposed
partition would split the property along those lines, while also creating a tract for stream corridor
preservation. Therefore, the proposed partition facilitates future development of the remainder of the

property.
(B) The partition complies with this Code and implementing ordinances and resolutions.
NMC §15.405.030 Lot Dimensions and Frontage
A. Width. Widths of lots shall conform to the standards of this code.

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

C. Area. Lot sizes shall conform to standards set forth in this code. Lot area calculations shall not
include area contained in public or private streets as defined by this code.
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D. Frontage.
1. No lot or development site shall have less than the following lot frontage standards:

a. Each lot or development site shall have either frontage on a public street for a distance of at
least 25 feet or have access to a public street through an easement that is at least 25 feet wide.
No new private streets, as defined in NMC 15.05.030, shall be created to provide frontage or
access.

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

c. Each lot in an R-1, Al, or RP zone shall have a minimum width of 50 feet at the front
building line.

d. Each lot in an AR zone shall have a minimum width of 45 feet at the front building line.

Finding: Proposed Parcel 1 is located in Development Area B of the Springbrook Oaks, which requires
a 1,500 square foot minimum lot size. Proposed Parcel 1 is approximately 3.65 acres in size and
exceeds the required minimum lot size. Parcel 1 has the required frontage on both Hayes Street and Oak
Grove Street. Parcel 1 meets the minimum lot width standard in the R-P/SP zone.

Parcel 2 of the proposed partition is located in Development Area A of Springbrook Oaks, which
requires a 5,000 square foot lot minimum. Proposed Parcel 2 is well over the required minimum lot
size, and is approximately 4.6 acres in size. Parcel 2 has the required frontage on both Springbrook
Road and Hayes Street. There is not a minimum width in the C-2/SP zone, where Parcel 2 lies.

Parcels 1 and 2 meet the minimum depth to width ratios and minimum lot areas.
The tract is not a lot or development site, and thus is exempt from the lot dimension requirements.
NMC §15.510.040 Water Supply

All lots and parcels within subdivisions and partitions shall be served by the water system of the
city.

NMC §15.510.050 Wastewater

All lots and parcels within subdivisions and partitions shall, where practicable, as determined by
the Director, in accordance with the provisions of this Code, be served by the wastewater system of
the city.

NMC §15.510.060 Land Surface Drainage

Such grading shall be done and such drainage facilities shall be constructed by the land divider as
are adequate for the purpose of proper drainage of the partition or subdivision, of areas affected
thereby, and for the preservation of healthful and convenient surroundings and conditions for
residents of the subdivision or partition, and for the general public, in accordance with
specifications adopted by the City Council under §15.515.030.

NMC §15.505.030 Construction of New Streets and Alleys
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The land divider shall grade and pave all streets and alleys in the subdivision or partition to the
width specified in 815.505.060, and provide for drainage of all such streets and alleys, construct
curbs and gutters within the subdivision or partition in accordance with specifications adopted by
the City Council under §15.510.030. Such improvements shall be constructed to specifications of
the City under the supervision and direction of the Director. It shall be the responsibility of the
land divider or developer to provide street signs.

NMC §15.505.040 Improvements to Existing Streets

A subdivision, partition or development requiring a Type Il design review abutting or adjacent to
an existing road of inadequate width shall dedicate additional right-of-way to and improve the
street to the width specified in §15.505.060.

NMC §15.505.210 Sidewalks

Sidewalks shall be located and constructed in accordance with the provisions of 815.510.030.
Minimum width is five feet.

NMC 8§15.510.070 Street Trees

Street trees shall be provided adjacent to all public rights-of-way abutting or within a subdivision
or partition, or as required as part of a design review or other development. Street trees shall be
installed in accordance with the provisions of §15.420.010(B).

Finding: Sewer, water, and storm drain lines front the parcels, and will allow future development to
connect to those facilities.

The properties front Hayes Street, Oak Grove Street, and Springbrook Road. Hayes Street and Oak
Grove Street are improved to the city standards. Springbrook Road requires improvements. Parcel 2 is
in Development Area A of the Springbrook Oaks Specific Plan (SOSP). The plan states, “Street
improvements for Springbrook Road shall be constructed prior to or at the time of development of the
lands within Development Area A.”  Thus, Springbrook Road improvements will be required when
Parcel 2 is developed.

Street trees are required along the frontages. The plan includes street trees along the frontage of Parcel 1
in conjunction with the apartment development. Street trees will be required fronting Parcel 2 upon
development.

(C)Either,

1) Improvements required to be completed as part of the partition will be completed prior
to final plat approval; or

2) The partitioner will substantially complete, as defined by City policies, required
improvements prior to final plat approval, and enter into a performance agreement to
complete the remaining improvements. The performance agreement shall include
security in a form acceptable to the City in sufficient amount to insure completion of
all required improvements; or

3) A local improvement district shall have been formed to complete the required
improvements; or

4) The required improvements are contained in a City or other government agency
Capital Improvement Project that is budgeted and scheduled for construction.
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Finding: No particular improvements are required as part of the partition plat.

Partition Conclusion: The partition meets the applicable criteria, subject to the conditions listed in

Section 111.B of this report.

C. Code Adjustment; Applicable Criteria — Newberg Development Code 15.210.020 (C)

1. The director may approve adjustments to the dimensional standards of off-street parking spaces;
standards for minimum number of off-street parking spaces; and required spaces to be used for
compact cars excepting handicapped parking requirements.

Finding: The Development Code requires a certain ratio or parking for each development. Dwellings
are regulated according to the table below (from NMC 15.440.030).

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

Studio or one-bedroom unit
Two-bedroom unit
Three- and four-bedroom unit

Five- or more bedroom unit

1 per dwelling unit
1.5 per dwelling unit
2 per dwelling unit

0.75 spaces per bedroom

* Unassigned spaces

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

* Visitor spaces

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

* On-street parking credit

On-street parking spaces may be counted toward the
minimum number of required spaces for developments
required to have more than 10 spaces on a lot. The on-
street spaces must be directly adjoining and on the
same side of the street as the subject property, must be
legal spaces that meet all city standards, and cannot be
counted if they could be removed by planned future
street widening or a bike lane on the street.
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The applicant is proposing to construct 84 two-bedroom multiple dwelling units. Parking requirements

thus are as follows:

Parking ratio

Spaces required

84 two-bedroom units 1.5 spaces per dwelling unit 126 spaces
Visitor spaces 0.2 spaces per dwelling unit 17 spaces
On-street parking credit 1 space credit for each adjacent | (18 space credit)
space
Total off-street parking 125 spaces

required

The proposal includes 123 parking spaces. Thus, the applicant is requesting an adjustment to have two

fewer off-street parking

spaces than required.

2. Approval Criteria. The director shall find that approval will provide adequate off-street
parking in relation to user demands. The following factors may be considered in granting an

adjustment:

a. Special characteristics of users which indicate low demand for off-street parking (e.g.,
low income, elderly).

b. Opportunities for joint use of nearby off-street parking facilities.

c. Availability of public transit.

d. Natural features of the site (topography, vegetation and drainage) which would be
adversely affected by application of required parking standards.

e. Possible conversion of the site to other uses in the future.

f. No adjustment shall be greater than 25 percent of the requirement from which the
exception is granted.

Finding: The Institute of Traffic Engineers (ITE) Parking Generation manual provides data from 44
study sites in the “Low/Mid-Rise Apartment” (one to four levels) category. That data shows an average
weekday peak period parking demand 1.2 vehicles per dwelling unit in suburban locations, with an 85"
percentile peak hour demand of 1.46 spaces per dwelling unit. The proposal would provide more
parking than either the average or even the g5 percentile peak hour demand. Demand was lower in
urban locations (1.0 spaces average 1.17 85™ percentile), presumably because of increased access to
transit and pedestrian destinations in urban locations.

The proposed apartment complex is within a short walk (less than 1,000 feet) to a transit stop at the Fred
Meyer store. The proposal includes construction of a walkway that would provide access to the Fred
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Meyer lot and the transit stop. An additional transit stop is located at Safeway, which also is in close
walking distance. These transit stops serve the 99W Link (McMinnville to Tigard), as well as local
Route 6 and Route 7. Each of these routes has approximately hour headways each way during the day,
so combined on average one bus arrives about each 10 minutes. There is a high likelihood that at least a
few percent of the trips from the complex will be via these transit routes, and that the availability of
public transit will reduce the need for parking by at least two spaces.

In addition, the site is within walking distance to a number of potential pedestrian destinations: Fred
Meyer shopping complex, Springbrook Plaza shopping complex, Crossroads Plaza, McDonald’s,
Portland Community College, Providence Medical Center, and many more.  Again, there is a high
likelihood that at least a few percent of the trips from the complex will be pedestrian trips, which will
reduce the need for parking.

The adjustment would reduce the required parking by 1.6% (2/125), which is far less than the maximum
25% adjustment that could be allowed.

Adjustment Conclusion: The proposal will provided adequate off-street parking in relation to user
demands. The proposed reduction of required off-street parking spaces by two spaces is approved.

D. Design Review; Applicable Criteria - Newberg Development Code 15.220.050(B):

1. Design compatibility. The proposed design review request incorporates an
architectural design which is compatible with and/or superior to existing or proposed
uses and structures in the surrounding area. This shall include, but not be limited to,
building architecture, materials, colors, roof design, landscape design, and signage.

Finding: Existing and proposed uses in the area include two-story townhomes to the east, two story
small lot single family homes to the south, commercial buildings to the north, and future commercial
buildings to the west. The proposed development includes two story residential buildings along the
Hayes Street frontage. The only three story buildings are interior to the development and backing to
White Oak Park. Each building is articulated in a way to reduce the overall massing of the facades
from all sides. Additionally, each building will incorporate two different types of siding material as well
as using earth tone colors to further aid in breaking up each building mass. The low slope shed style roof
with large overhangs also reduces the building massing from the street. Landscaping design
incorporates lawn, street trees, and shrubs, which is similar in design to other developments nearby.
Screening is provided between the residential area and the commercial area to the north. The design is
compatible with the existing and proposed uses in the surrounding area.

2. Parking and On-Site Circulation. Parking areas shall meet the requirements of
NMC 15.440.010. Parking studies may be required to determine if adequate parking
and circulation are provided for uses not specifically identified in NMC 15.440.010.
Provisions shall be made to provide efficient and adequate on-site circulation without
using the public streets as part of the parking lot circulation pattern. Parking areas
shall be designed so that vehicles can efficiently enter and exit the public streets with a
minimum impact on the functioning of the public street.

Finding:

Parking provided: The Development Code requires a certain ratio or parking for each development.
Dwellings are regulated according to the table below (from NMC 15.440.030).

"Working Together For A Better Community-Serious About Service" Page 16

Z:\FILES.P\2012\PAR-12-002_DR2-12-003_ADJP-12-002_ADJC-12-001 Oak Grove Apts\PC staff report_Oak Grove Apartments_2012-0531.doc

22 of 319



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

Studio or one-bedroom unit
Two-bedroom unit
Three- and four-bedroom unit

Five- or more bedroom unit

1 per dwelling unit
1.5 per dwelling unit
2 per dwelling unit

0.75 spaces per bedroom

* Unassigned spaces

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

* Visitor spaces

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

* On-street parking credit

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

The applicant is proposing to construct 84 two-bedroom multiple dwelling units. Parking requirements

thus are as follows:

Parking ratio Spaces required

84 two-bedroom units 1.5 spaces per dwelling unit 126 spaces
Visitor spaces 0.2 spaces per dwelling unit 17 spaces
On-street parking credit 1 space credit for each adjacent | (18 space credit)

space

Total off-street parking 125 spaces

required
Unassigned parking 15% of required 19 spaces
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The proposal includes 123 parking spaces. Thus, the applicant requested an adjustment to have two
fewer off-street parking spaces than required (123 spaces). Findings approving this adjustment are
contained in Section C. above.

Location of unassigned parking: The application does not indicate that any of the parking will be
assigned. The carport spaces in buildings 1, 2, and 7 would naturally be used by tenants of those
buildings. The spaces south of building 6 would be the most convenient to be shared for visitors or
additional parking for users of buildings 1, 2, and 7. Thus, those spaces should remain unassigned.
Those total 19 spaces, which meets the minimum requirement for unassigned spaces. The remaining
units have close access to shared parking areas internal to the site. It is recommended that these remain
unassigned.

On-street parking credit: The development fronts on Oak Grove Street and Hayes Street. Oak Grove
Street is a local residential street with on-street parking allowed both sides. Thus credit may be given
for the parking spaces on the west side that abut the site. Hayes Street is currently 46 feet wide with two
lanes and bike lanes on both sides. This is far wider than needed for two travel lanes. The applicant
proposes to restripe the existing to provide a parking lane on the north side, and to retain bike lanes on
both sides and two travel lanes. There is more than adequate width to accommodate this design. In fact,
the narrowing of the travel width should help to provide traffic calming on Hayes Street. Thus these
spaces also may be counted for the credit.

On-site circulation: On site circulation provides aisles that meet dimensional standards, and turns that
meet fire turning standards.

Access: Two access points to the public streets are proposed. The first is on Hayes Street directly
opposite Oak Leaf Street. This will function much like a four-way intersection. The other is on Oak
Grove Street. This is located mid-block, which will provide good sight distance and minimize conflicts
with crossing traffic. Vehicles can efficiently enter and exit the public streets with a minimum impact
on the functioning of the public street. Access to both streets is needed to provide adequate on-site
circulation and access, including emergency access. Thus, access meets the requirements of NMC
15.505.200.

Bicycle Parking: One bicycle parking space per four units is required. The applicant proposes to
provide this under the stairways.

Thus, parking areas meet the requirements of NMC 15.440.010. The plan provides efficient and
adequate on-site circulation without using the public streets as part of the parking lot circulation
pattern. Parking areas are designed so that vehicles can efficiently enter and exit the public
streets with a minimum impact on the functioning of the public street.

3. Setbacks and General Requirements. The proposal shall comply with NMC
15.415.010 through 15.415.060 dealing with height restrictions and public access; and
NMC 15.405.010 through 15.405.040 and NMC 15.410.010 through 15.410.070
dealing with setbacks, coverage, vision clearance, and yard requirements.

Finding: The proposal meets each of the standards listed.
Building Height: The maximum building height in R-P/SP is 30 feet. All structures meet this limit.
Lot area and dimensions: The parcel meets these standards. See findings for the partition.
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Lot coverage and parking coverage: The maximum lot coverage in the R-P/SP zone is 50 percent. The
maximum combined lot and parking coverage is 60 percent. The proposed coverages are less than these
amounts.

Setbacks and yards: The required front setback and side/rear yard setbacks in the R-P/SP zone are 15
feet and 8 feet respectively. The maximum front setback is 25 feet. The proposal meets these setbacks.
The applicant will need to clarify that decks, porches, and stairways meet the required setbacks.

Vision Clearance: The site plan appears to meet vision clearance standards. The applicant will need to
clarify that the proposed landscaping and entry features meet vision clearance standards.

Public Access: The parcel has access to two public streets: Hayes Street, which is a major collector,
and Oak Grove Street, which is a local residential street.

4. Landscaping Requirements. The proposal shall comply with NMC 15.420.010
dealing with landscape requirements and landscape screening.

Finding: The landscape plan meets the requirements with the conditions listed in Section I11. C.8
below.

5. Signs. Signs shall comply with NMC 15.435.010 et seq. dealing with signs.

Finding: No signs are planned at this time. All future signs must comply with Development Code
standards and obtain required permits.

6. Manufactured Home, Mobile Home and RV Parks. Manufactured home, mobile
home, and recreational vehicle parks shall also comply with the standards listed in
NMC 15.445.050 et seq. in addition to the other criteria listed in this section.

Finding: Not applicable. The development proposal is not a manufactured home, mobile home, or RV
park.

7. Zoning District Compliance. The proposed use shall be listed as a permitted or
conditionally permitted use in the zoning district in which it is located as found in
NMC 15.304.010 through 15.328.040. Through this site review process, the director
may make a determination that a use is determined to be similar to those listed in the
applicable zoning district, if it is not already specifically listed. In this case, the director
shall make a finding that the use shall not have any different or more detrimental
effects upon the adjoining neighborhood area than those specifically listed.

Finding: The property is zoned R-P/SP. Multiple family dwellings are a permitted use in that zone.
Density in this area is governed by the standards adopted in the Springbrook Oaks Specific Plan, as
shown below (pgs. 24-25):

(8) Residential Density. Residential density is governed by the "SP" overlay subdistrict.

(A)  The following development standards shall be applied to Springbrook Oaks (please refer to
Graphic VI for map of development areas A through H). See NMC Figure 20. These standards shall
supersede any density or density transfer standards established in the Newberg Development Code.
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Area Zone Minimum Lot | Minimum Lot Area Maximum Density
Size Per Dwelling Unit (dwelling units per
(square feet) (square feet) acre)

A C-2 5,000 NA NA
B R-P 1,500* 1,500* 21.8**
C R-3 2,500* 2,500* 13.1*
D R-2 3,750* 3,750 8.8
E R-2 5,000 5,000* 6.6*
F R-P 1,500* 1,500* 21.8*°
G M-1 20,000 NA NA
H R-1 5,000* 10,000%° 3.3*

* Different than the standards established elsewhere in the Newberg Development Code.
In addition, the Springbrook Oaks Specific Plan allows consideration for land used as park space.

NMC 15.346.070(B)(8)(c): Increases in density of residential areas B, C, D and E may be
permitted in consideration for land designated for public purposes such as schools,
neighborhood parks, plazas, and the like (excluding stream corridors). For any given acreage
designated for the aforementioned purposes, the density of an equal amount of acreage may be
increased 20 percent in another area of Springbrook Oaks which has the same zone type as that
of where the public area is located.

The apartment parcel is in Area B of the Springbrook Oaks Specific Plan. It is approximately 3.65 acres
in size. The apartment parcel is in the same zone (R-P/SP) as the White Oak Park tract 1.94 acres,
which was created as part of the Planned Unit Development that created the apartment land. Thus, a
20% increase is allowed on Parcel 1 for an equivalent amount of land.

1.71 acres @ 21.8 dufac. = 37.3du
1.94 acres @ 21.8 x 120% = 50.8 du
3.65 acres = 88 du max.

There are 84 dwelling units proposed for Parcel 1. The proposal thus meets the maximum density
standard.

8. Subdistrict Compliance. Properties located within subdistricts shall comply with the
provisions of those subdistricts located in NMC 15.340.010 through 15.348.060.

Finding: Development of this property must comply with the provisions in the Springbrook Oaks
Specific Plan. Particular requirements for lot dimensions, uses, density, landscaping, and traffic
improvements are addressed in findings above.

9. Alternative Circulation, Roadway Frontage Improvements and Utility
Improvements. Where applicable, new developments shall provide for access for
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vehicles and pedestrians to adjacent properties which are currently developed or will be
developed in the future. This may be accomplished through the provision of local
public streets or private access and utility easements. At the time of development of a
parcel, provisions shall be made to develop the adjacent street frontage in accordance
with city street standards and the standards contained in the transportation plan. At the
discretion of the city, these improvements may be deferred through use of a deferred
improvement agreement or other form of security.

Finding: Street frontage improvements include restriping Hayes Street to include a parking lane.

As noted, the applicant proposes a walkway to the north property line that will allow access to the
shopping center property to the north. NMC 15.505.220 authorizes the review body to require a public
walkway to provide access to abutting properties where needed for access through long blocks, for
convenience, for access to community destinations, and similar reasons. In addition, the Springbrook
Oaks Specific Plan states that pedestrian access shall be provided to Fred Meyer. Thus, a requirement is
a public access easement at the northeast corner of the property connecting White Oak Park and the Fred
Meyer access.

10. Traffic Study Improvements. If a traffic study is required, improvements identified
in the traffic study shall be implemented as required by the director.

Finding: A traffic study is not required at this time. A previous traffic study was completed during the
overall review of the Springbrook Oaks development in 1999, and reviewed again in 2004 as land uses
were amended. All of the recommended improvements contained in the previous traffic study, with the
exception of Springbrook Road frontage improvements, have been completed, including roadway and
intersection improvements to Hayes Street and Springbrook Road. Per the Specific Plan, Springbrook
Road improvements will be required upon development of the commercial property. The applicant did
submit a traffic engineer’s analysis of the previous traffic study, which concluded that “the planned (and
constructed) roadway and traffic improvements included in the 1999 study will serve traffic from the
planned 84 apartments and 82 townhomes without additional roadway or traffic improvements.”

E. Additional Criteria That Apply - Newberg Development Code 15.220.060:
Additional requirements for multi-unit residential projects.

The purpose of this section is to ensure that residential projects containing three or
more units meet minimum standards for good design, provide a healthy and attractive
environment for those who live there, and are compatible with surrounding
development. As part of the site design review process, an applicant for a new multi-
unit residential project must demonstrate that some of the following site and building
design elements, each of which has a point value, have been incorporated into the
design of the project. At least 14 points are required for attached single-family projects
of any size and smaller multifamily projects with six or fewer units and at least 20
points are required for multifamily projects with seven or more units. For more
information and illustrations of each element, refer to the Newberg Residential
Development Design Guidelines (July 1997).

Finding: The multi-unit residential project contains 84 units. The project therefore must score at least
20 points according to the guidelines. The table below shows the point values obtained.
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Design Review

Possible Points

Points

Site Design Elements

Consolidate green space

Preserve existing natural features

Use front setback to build a street edge

Place parking lots on sides or back of projects

Create "outdoor rooms"

Provide good quality landscaping

Landscape at edges of parking lots

Use street trees and vegetative screens

Use site furnishings to enhance open space

Keep fences "neighborly”

Use entry accents

Use appropriate outdoor lighting

RPN N WIWW|(w

Building Design Elements

Orient buildings toward the street

Respect the scale and patterns of nearby buildings

Break up large building planes into bays

Wlw|lw

Provide variation in repeated units

Building materials:

a) wood or wood-like siding

b) shingles on roof or upper portions
¢) brick at base of walls or chimneys
d) wood or wood-like sash windows
e) wood or wood-like trim

1 each

NIFRP(WWIRFROIFR|IO(FRIFPIFRPINFPINWIN]WIN

Incorporate historical architectural elements

Keep car shelters accessory to building

Provide a front porch at every main entry

Use slope roofs at a pitch of 3:12 or steeper

NIN[ININ

OoOFr|IN|O

Total

The project scores well above the minimum points required.

Design Review Conclusion: The proposed design review meets the applicable criteria and standards,

with the conditions listed in Section IlI.

F. CONCLUSION: Based on the above mentioned findings, the project meets the criteria required

within the Newberg Development Code, subject to completion of the attached conditions.
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Exhibit B: Conditions - PAR-12-002, DR2-12-003, ADJP-12-002, and ADJC-12-001
Oak Grove Apartments

A THE FOLLOWING MUST BE COMPLETED IN ORDER TO FINALIZE THE
PROPERTY LINE ADJUSTMENT:

1. File deeds with the County Recorder conforming to the approved property line
adjustment and ORS 92.190.

a. The deeds must include signatures of both property owners.

b. NOTE: The new legal descriptions must include added portions and exclude the
exclusion portions as shown in the application. The adjusted portions of land
being transferred may not be recorded separately as new parcels.

2. File a survey with the County Surveyor of the adjusted property lines.
3. File a copy of the recorded deeds and survey with the Planning and Building Department,
City of Newberg.
B. THE FOLLOWING MUST BE COMPLETED IN ORDER TO FINALIZE THE
PARTITION:
1. Complete the property line adjustment.

2. Final Plat Application: In accordance with NMC 15.235.150(A), submit the following
for City review of the final plat application.

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

b. A current title report (within 6 months old) for the property. Include copies of all

existing easements and CC&Rs that pertain to the property.

C. A written response to these Conditions of Approval that specifies how each
condition has been met.

d. Two blue-line copies of the final partition plat for preliminary review. The city
will make red-line comments on these sheets for your surveyor/engineer to correct
prior to printing final Mylar copies.

e. Any other documents required for review.

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

a. Two sets (one original and one copy), 18 inches by 24 inches in size, of the final
partition plat (See Note 7 below). Original plats shall be in substantial conformity
to the approved tentative plan and shall conform to the Yambhill County
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Surveyor’s specifications and requirements pertaining to material that has the
characteristics of adequate strength, permanency, as well as suitability for binding
and copying. Plats shall be in clear and legible form and may be placed on as
many sheets as necessary, but a face sheet and an index page shall be included for
all plats placed upon three or more sheets. Scale requirements shall be the same
as specified for the tentative plans.

City Review: In accordance with NMC 15.235.160 and 15.235.180, Planning staff shall
determine that:

a.

Streets, roads, and alleys for public use are dedicated without any reservation or
restriction other than reversionary rights upon vacation of any such street or road
and easements for public utilities.

The proposal complies with this code.

The plat is in substantial conformity with the provisions of the tentative plan for
the partition, as approved.

The plat contains a donation to the public of all common improvements, including
but not limited to streets, roads, parks, sewage disposal and water supply systems.

Explanations of all common improvements required as conditions of approval of
the tentative plan of the partition have been accounted for and referenced on the
plat.

There will exist an adequate quantity and quality of water and an adequate sewage
disposal system to support the proposed use of the land described in the plat.

Either:

I. Improvements as required by this code or as a condition of tentative plan
approval have been filed with the Director; or

ii. A performance agreement (bond) or suitable substitute as agreed upon by
the city and applicant has been filed with the Director in sufficient amount
to insure the completion of all required improvements; or

ii. A petition for improvements has been properly executed by the applicant
who is effecting the partition and will be assessed for said improvements.

(\2 Taxes, as well as public liens, assessments and fees, with respect to the
partition area have been paid, or adequate guarantee has been provided
assuring said taxes, liens, assessments and fees will be paid prior to
recordation.

V. The subdivider has entered into agreement with the city relating to
completion of improvements, payment of sewer and water hookup fees,
inspection fees, public lands payments, monumentation or any other
elements deemed relevant to the purpose of this or any other city
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ordinance, state statute or federal law.

h. If the conditions set at the time of tentative land division approval are not fulfilled
and the final plat or final map is not recorded by the tentative plan expiration date,
the tentative land division approval is null and void.

Required Signatures: According to NMC 15.235.180, approval of a final partition plat
must be acknowledged and signed by the following:

a. Planning and Building Director
b. The County Assessor

C. The County Surveyor

d. The City Recorder

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

Completion: Return an exact copy of the recorded plat to the Director to complete the
partition process. NOTE: The Yamhill County Surveyor has changed the process for
recording final plats. The Surveyor no longer will record a third copy of the plat to be
returned to the City. Therefore, the applicant will be responsible for creating a mylar
copy of the final plat AFTER RECORDING and returning it to the City of Newberg.

C. THE FOLLOWING MUST BE COMPLETED BEFORE THE CITY WILL ISSUE A
BUILDING PERMIT:

1.

Permit Submittal: Submit a building permit application, two (2) complete working
drawing sets of the proposed project, two (2) complete electrical plans, and two (2)
copies of a revised site plan. Show all the features of the plan approved through design
review, including the following:

Bicycle parking details

Existing and finish grade elevations

Existing and proposed utility easements

Landscaping plan. See condition 8 below.

Mechanical details

0.S.S.C. Chapter 11 (ADA) requirements relating to access from the public way,
parking spaces and signage

Plumbing details

Structural details

Utility plan. See condition 4 below.

Vision clearance areas. Show that the proposed entry features comply with vision
clearance standards.

k. Label the building numbers on the site plan to correspond with the building
elevations.

Show that decks, stairways, and overhangs meet setback requirements.

—mSe e oooe
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m. Provide a plan to protect the stream corridor during construction.
n. Indicate the location of enclosed storage areas for each unit as required by NMC
15.420.010(2)(c).

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

Public Improvement Construction Drawings: Provide construction drawings for
review and approval by the Public Works Engineering Division. Include the following:

a. Plans for restriping Hayes Street with a parking lane.

b. Plans for the proposed public fire hydrant lines. Lines need to be 8-inch diameter.
Provide looping to the east to Oak Grove Street. Investigate and if feasible,
provide looping of the water line to the north to the fire hydrant line along the
Fred Meyer lot.

Private Utility Plan: Provide a utility plan that shows how the sanitary sewer, water and
storm laterals will be connected on the site. Include the following:

a. Sizes of all lines.
b. Landscape irrigation systems.
C. Backflow devices between the public and private systems. Provide a double

detector check near the main line on Hayes Street with lines to go to the fire
systems. Fire lines to the buildings need to be private. Show fire department
connections. Water supply to meet current fire codes.

d. The wastewater connection to Hayes Street shall have a manhole at the property
line instead of a clean out.

e. Show calculations that the detention pond has adequate capacity to serve the
development.

Signage: A separate design review process is required for all signage that is submitted
separately from this application.

Disabled/ADA Requirements: Coordinate with the Building Division to comply with
0.S.S.C. Chapter 11 requirements.

Garbage: Provide details for the trash enclosure. Provide written confirmation that
Waste Management has approved the method of refuse collection, and the design, size,
and location of any proposed refuse collection area. If a dumpster is required, the
dumpster enclosure must be located at least five (5") from the building, constructed of
masonry block or brick, and buffered from view with landscaping. Show that the trash
enclosure is located outside the Oak Grove Park access easement. Consider relocating
the trash enclosure to be interior to the complex.
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10.

11.

12.

Landscape Plan: Submit a revised landscape plan, subject to review and approval by
the Planning and Building Director, with the following additions or modifications :

Method of irrigation

Plant legend

Buffering around trash enclosure

Show the location of the community garden.

Clarify that lawn is proposed between buildings and along the Hayes Street
frontage.

f. Continue installation of street trees between the driveway on Hayes Street and the
stream corridor.

P00 T

Addressing plan: Coordinate with the Planning Division to create an addressing plan
for the buildings and units.

Parking assignment: Indicate whether any of the parking will be assigned. If so,
submit a plan for review and approval of assigned and unassigned spaces.

Property line adjustment: Complete the property line adjustment, and provide a copy of
the recorded survey and deeds to the Planning and Building Department.

Design Review fee: Pay the balance due of $18,455.53.

D. THE FOLLOWING MUST BE ACCOMPLISHED PRIOR TO OCCUPANCY

1.

Fire Department Requirements: This project is subject to compliance with all Fire
Department standards relating to access and fire protection. “No parking - fire lane”
striping and signage may be required on the access road. Signs must meet MUTCD and
City of Newberg Standards as to material type and design. If the building will have
monitored smoke detection or sprinklers, it will require a knox box.

Design Review Conditions: Contact the Planning Division (503-537-1240) to verify
that all design review conditions have been completed.

Site Inspection: Contact the Building Division (503-537-1240) for Building,
Mechanical, and Plumbing final inspections. Contact the Fire Department (503-537-
1260) for Fire Safety final inspections. Contact Yamhill County (503-538-7302) for
electrical final inspections. Contact the Planning Division (503-537-1240) for
landscaping and site work final inspections.

Easements: Record the following easements and provide a copy of the recorded
instrument to the Planning & Building Department. The location and language for any
easement must be reviewed and approved by the Planning & Building Director. Include
the following:

a. The sidewalk along Hayes Street as it crosses the property line.

b. A 15’ wide utility easement along the public water lines and hydrants (7.5’ on all
sides of the lines, including the hydrants)
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C. A 15’ wide public access easement along the pathway at the north east corner of
the site to allow access between the Oak Grove Park and the Fred Meyer site.

E. DEVELOPMENT NOTES

1.

A DEQ 1200-C permit will be required before a grading permit can be issued for all sites
greater than one acre.

The design review fee collected for this application was based on a total project cost of
$6,151,845. If the City determines that the actual project cost exceeds the original
estimate, at time of construction of each of the units, there may be additional design
review fees collected

Systems development charges (SDCs) will be collected when building permits are issued.
For questions regarding SDCs please contact the Engineering Division.

Parking assignment. The 19 parking spaces south of Building 6 shall remain
unassigned. Any plan for assigning the remaining spaces in the complex (other than the
carport spaces) shall be submitted for review an approval. It is recommended that the
remaining spaces be left unassigned.
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Attachment 1: Aerial Photo
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Attachment 2: Site Plan
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o RECEIVED
‘ Attachment 3: Appeal Application

APPEAL APPLICATION
OFFICE USE ONLY: (Pre-Apphcation Contbrence%@f{&ég for Type 1)
Total Ap Fee: File #: Project Cost: o
Less Pre-Ap Fee: Date: Receipt:
Balance Due: Date: . Receipt: .
TYPE - PLEASE CHECK ONE:

[_1Appeal of a Type | Decision (i.e. Design Review for a Duplex, Sign, or Single Family Residence)
[/ ]Appeal of a Type I Decision (i.e. Variance, or Design Review, Subdivision)

Appeal of a Type Il Decision (i.e. Conditional Use Permit)
BOther (explain):

l APPLICANT INFORMATION: ]

APPLICANT::__Todd Waters
ADDRESS: 439 Oak Leaf Street, Newberg Oregon 87132

PHONE: _503-487-0476. 503-264-7134 __ MOBILE: FAX:
CO-APPELLANT (if applicable): PHONE__503-487-0476, 504
ADDRESS:

l GENERAL INFORMATION: !

PROJECT NAME: Oak Grove Apariments FILE NUMBER OF PROJECT BEING
APPEALED: BAR:12:002_DR2.12.003_ADJP-12-002, ADJC-12-001

PROJECT LOCATION:
3444 Hayes-Street

PROJECT , )
ESCRIPTION/USE: 84 unit apartment site construction

BRIEFLY DESCRIBE THE REASON FOR YOUR APPEAL:

Please see 3 page attachment.

, SPECIFIC APPEAL REQUIREMENTS ARE ATTACHED Yes, see 3 page attachment !

General Checklist: D Fees [ Notice Information Cwritten response supporting appeal.

The above statements and information herein contained are in all respects true, complete, and correct to the best of my
knowledge and belief. | affirm that | was party to the initial proceedings.

o
Applicant Signature it@ 285y Date S Z&i 12 Owner Signature Date
Tt wWaoless
Print Name Print Name

ZAFORMSI\PLANNING APPLICATIONS\Appeal Application.2012.doc !
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Attachment 3: Appeal Application
Appeal Application

Applicant: Todd Waters

Address: 439 Oak Leaf Street, Newberg, Oregon 97132

Project Name: Oak Grove Project

File Numbers: PAR-12-002, DR2-12-003, ADJP-12-002, ADJC-12-001
Project Location: 3411 Hayes Street

Project Description: 84 unit apartment site construction

Reason for Appeal:

Let me begin by saying that the homeowners in the Oaks at Springbrook subdivision believe that
our neighborhood is one of the nicest in Newberg. Therefore it is a testament to the original plan
from the land owner as expressed in SOSP 1999 and again in PUD-7-04 2004. The original
plans also envisioned a maximum of 60 unit apartments for the phase 5 development, in keeping
with the ambience and design of the neighboring townhomes and single family homes built in
phases 1-4 in from 2004-2007.

We do not begrudge the landowners their due, they deserve to benefit greatly from their original
investment and decades long ownership in these properties. However, we are strongly against
the 40% increase in apartment units, from 60 to 84, which is a major departure from the original
2004 detailed plan, and the highly questionable decision to allow on street parking on Hayes
Street as a way to circumvent code.

Objection 1

PUD-7-04 states in multiple places that the applicant is requesting approval for 60 apartment
units, not 84, for the phase 5 build out. Buyers of the single family homes and townhomes of the
Oaks at Springbrook subdivision believed that a) there would only be a maximum of 60
apartments, that b) these apartments would fit into the existing neighborhood in harmony and
rely on internal parking only, and c) their design would be based upon the Newberg development
code and the layout depicted on page 1 of PUD-7-04. All three believes now appear to be false.
The owner is seeking to build 84 units, a change that requires property line adjustments, waiving
of code violations, and numerous discretionary judgments made by the Newberg Planning
director, in order to shoehorn it into a questionable compliance. If 60 units was the right number
in 2004, then why is 84 the right number now? We contend that 60 matched nicely with the
neighborhood, while 84 represents a disconnect from the original owners intent and plan.

See list of all locations where the proposal and evaluations in PUD-7-04 referred to the
apartments as having 60 units, sometimes even referring to 60 as the maximum.

PUD-7-04, Staff Report, page 9

The applicant is requesting approval for a multi-phase 212 unit Planned Development (PD)
which includes detached 70 single family dwelling units, 82 attached townhouses and 60 mulfi-
Jamily aparmment units.
m
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FROM. TEOD LOATRS
Attachment 3: Appeal Application
PUD-7-04, Staff Report, page 9
Phase 5 -2000-2007 60 dwelling units and streetscape improvements along phase froniage

PUD-7-04, Staff Report, page 10

Phase 5 - The final phase will include up 1o 60 nudti-family units in apartmeni-stvle buildings.
The site plan will include off-street parking. A detailed design review will be required prior to
construction of this phase.

PUD-7-04, Planning Commission Resolution No. 2004-178

The applicant is requesting approval for ¢ multiphase 212 unit Planned Development (PD)
which includes 70 detached single family dwelling units, 82 attached townhouses and 60 mulii-
Jamily apartment units.

PUD-7-04, Exhibit A, page 1
Phase 5 - 2006-2007 60 dwelling units and streetscape improvements along phase frontage on
Hayes Street.

PUD-7-04, Exhibit A, page 2

Phase 5 - The final phase will include up 10 60 multi-family units in apariment-style buildings.
The site plan will include off-street parking. Design review approval will be required for this
phase.

PUD-7-04, Exhibit A, page 40
Development of the Phase 5 property must include 60 multi-dwelling units.

All of the waived code violations and discretionary judgments made by the Newberg Planning
Director for Oak Grove Apartments stem from this massive departure from 60 units to 84 units.

This change from 60 units to 84 units represents a form of bait and switch to the homeowners of
the Oaks at Springbrook subdivision. They bought into the area expecting one kind of plan for
the neighborhood, and now once all the single family and townhome phases are sold out,
discover a different plan.

Objection 2

Development Review Application, page 18 of 23

Violation: 15.440.030 which requires 15% of total required parking spaces to be not assigned. In
this case, the required spaces are 126 + 17 + 22 or 165. But developer proposes only 123 off
street spaces plus very questionable 18 on street spaces or 141.

Newberg Planning Director Solution: Apply discretionary judgment per 15.210.030.C
Comment: The calculation made by the Planning Director does not follow the law.

Development Review Application, page 18 of 23

Violation: 15.440.030 which requires 20% visitor parking spaces per dwelling unit. In this case ,
required spaces is 126, plus 16.8 or 143. But developer proposes only 123 off street spaces plus
18 questionable off street spaces or 141..

Newberg Planning Director Solution: Apply discretionary judgment per 15.20.030.

m
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Attachment 3: Appeal Application

Development Review Application, page 20 of 23

Violation: 15.505.060 which requires that a major collector such as Hayes Street not have on
street parking. But developer proposes to use Hayes Street for parking by repainting the lines on
the street and creating 14 spaces.

Newberg Planning Director Solution: Apply discretionary judgment per 15.210.030.C

Development Review Application, page 20 of 23

Violation: 15.505.060, which requires that any on street parking of a collector such as Hayes
Street, achieved only through discretionary judgment of the Planning Director, be at least 8 feet
wide. But developer proposes only 7 feet wide.

Newberg Planning Director Solution: Apply discretionary judgment per 15.210.030.C

Notes:

To achieve the proposed total of 141 parking spaces, the developer’s calculation is as follows:
123 off street, add 14 from repainting Hayes Street, add 4 by allowing residents to use Oak
Hollow Street. This still does not get to 143, or 165, see above, but again, the Newberg Planning
Director Solution applies discretionary judgment per 15.210.030.C.

Development Review Application, implied

Suggesting that the Oak Grove Apartment complex can access 4 additional parking spaces on
Oak Hollow Street is ludicrous. The number one topic of the last two years of Oaks at
Springbrook HOA meetings, as documented in the minutes, and the most controversial topic, is
lack of parking in both the townhomes and the single family homes. Residents are upset about
owners vehicles blocking the sidewalks and some residents owning 4 of 5 cars due to teenage
children. Adding more cars to this issue is completely unacceptable. Additionally, the residents
of Oak Leaf Street are certain that Apartment occupants will use their street for overflow parking
purposes as well.

Objection 3

Development Review Application, page 19 of 23
Violation: 15.440.140, which requires ADA compliance for path to Fred Meyers. But developer
only proposes steps, not a ramp. The ramp can also accommodate families using strollers.

Objection 4

Development Review Application, omission

No barrier between the apartments and the stream corridor. The stream corridor is pristine
wildlife habitat for birds, coyotes, skunks, raccoons, porcupines. It is currently very inaccessible
due to dense growth. The apartments will change this, and it will become polluted.

O
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Attachment 4: Project Application

TYPE 1 APPLICATION ~- 2012
(ADMINISTRATIVE REVIEW)

File #:
TYPES — PLEASE CHECK ONE;:
Code Adjustment [ ]Property Line Consolidation
] Final Plat =1 Type | Extension or Type | Minor/Major Modification
-] Minor Design Review C1Type Il or Type il Extension or Minor Modification
Property Line Adjustment E_]Other: {Explain}

" APPLICANT INFORMATION:

APPLICANT: MJG Development, Inc.; Alln: Mike Gougler

ADDRESS: 201 N, Brutscher Street, Ste. 206, Newberg, Oregon 97132

EMAIL ADDRESS: _990ug@yahoo.com
PHONE; _(503) 537-0055 MOBILE; _(503) 810-5576 FAX:

OWNER (if different from above); Werth Family LLC; Atin: Dean Werth, Secretary PHONE: (503} 538-5157
ADDRESS: 33188 NE Haugen Rd, Newberg, Oregan 97132

ENGINEER/SURVEYQR: _1he Saunders Company, Inc.; Atin: Joe Schiewe PHONE: _{503) 537-9950 x 202

s g1
ADDRESS: PO Box 536, Dundee, Qregon 97115

"GENERAL INFORMATION:

PROJECT NAME: Oak Grove Apartiments - CA & PLA PROJECT LOCATION: Partition plat 206424 parcel 2 &3
PROJECT DESCRIPTION/USE: Apartments & Future commerciat

MAR/TAX LOT NO. (1..3200AB-400); 3218-02016 & 02017 ZONE RP&C2 gt gize: 94197 50 FT. [0 ACRE =
COMP 2LLAN DESIGNATION: MIX/SP TOPOGRAPHY: Gently slaping east & west to slrearn corridor center

CURRENT USE: White Oak Park & Vacant

SURROUNDING USES:
NORTH: Fred Meyer Store SOUTH: Hayes Street/ Oaks at Springbrook ph. #3 - med dens res

EAST: _Qaks at Springbrook ph. 4 - high densily residentia WEST: N. Springbrcok Road

SPECIFIC PROJECT CRITERIA AND REQUIREMENTS ARE ATTACHED

General Checklist: D Fees [JCurrent Title Report OWritten Criteria Response G Owner Signature

For detailed checklists, applicable criteria for the written criteria response, and number of copies per application type, turn to:

Code ADIUSTIMENT ..o e L s st s ba b e e e b s amn i ga
Finat Piat
Minor Design ReVIew ... .
Property Line Consolidation
Property Line Adjustment.. ...

The above siatements and information herein contained are in ali respects true, complete, and correct to the best of my knowledge and belief. Tentative
plans must substantially conform to all standards, regulations, and procedures officially adopted by the City of Newberg. Alf owners must sign the
application or submit letters of consent. Incomplete or missing information may delay the approval process.

Applicant Signature Date Owner Signature Date
Mike Gougler Dean Werth, Sec of Werth Family LLC
Print Name Print Name

Attachments: General Information, Fee Schedule, Criteria, Checklists

ZAFORMIBPLANNING APPLICATIONS Tvpe T Adpplicatian 200 2doc.doc i
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Attachment 4: Project Application

TYPE Il APPLICATION (LAND USE) -- 2012

File #:
TYPES ~ PL.EASE CHECK ONE:
[V |Design review [ 1Type Il Major Modification
[7]Tentative Plan for Partition [Jvariance
|:|Tentative Plan for Subdivision [ ]Other: (Explain)

APPLICANT INFORMATION:

APPLICANT: MJG Development, Inc.; Attn: Mike Gougler

ADDRESS: 961 N. Brutscher Street, Ste. 206, Newberg, Oregon 97132
EMAIL ADDRESS: 990ug@yahao.cam
PHONE; _(503) 537-9055 MOBILE: (503) 810-5578 EAX:

OWNER (if different from above): Werth Family, LLC; Altn: Dean Werh PHONE; _(503) 538-5157
ADDRESS: 33180 NE Haugen Rd, Newherg, Oregon 97132

ENGINEER/SURVEYOR: The Saunders Company, inc.; Altn: Joe Schiewe PHONE: (603) 537-9850 x 202

ADDRESS: PO Box 536, Dundee, Oregon 97115

GENERAL INFORMATION:

PROJECT NAME: Gak Grove Aparimenis PROJECT LOGATION: _NW comer of Hayes & Burl Street
PROJECT DESCRIPTION/USE: Multi-family housing - Apartments

MAP/TAX LOT NO. (i.e.3200AB-400); 33216 - 02017 ZONE; B¥8P giTE g)zE: 107 SQ,FT.[0 ACRE =
COMP PLAN DESIGNATION: _MIX/SP TOPOGRAPHY; _Gently sioping west

CURRENT USE; Yacant

SURROUNDING USES:
NORTH: Fred Meyer & QOak Grove Park SOUTH: Hayes Street then Med density residential single family homes

EAST: Oak Grove Park/ Burl Street then High Densily Residential townhomes WEST: West fork of Springbrook Creek then vacant commerciai property

! SPEGIFIC PROJECT GRITERIA AND REQUIREMENTS ARE ATTACHED

General Checklist: [1 Fees (1 Public Notice information (1 Cucrent Titie Repart (J Written Criteria Respanse O Owner Signature

For detailed checklists, applicable criteria for the written criteria response, and number of copies per application type, turn to:

Design Review ......oiva e re gt e e p. 12
Partition Tentative Plat ..... ...p. 14
Subdivision Tentative Plat e 17
Variance Checklist .....iviiniiiiinii i s s st s it s e s na e p. 20

The above statements and information herein contained are in all respects true, complete, and correct to the best of my knowledge and belief.
Tentative plans must substantially conform fo all siandards, regutations, and procedures officiaily adopted by the City of Newberg. All owners
must sign the application or submit letters of consent. Incomplete or missing information may delay the approval process.

Applicant Signature Date Owner Signature Date
Mike Gougler, MJG Development, Inc. Cean Werth, Secretary of Werth Family LLC
Print Name Print Name

Attachments: General Information, Fee Schedute, Criteria, Checklists

ZAFQRMINPLANNING APPLICATIONS  ype [T Application 2012.doc Pagc |
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MJG Development, Inc.

Development Team Members:

Owner:
Werth Family, LLC

33180 NE Haugen Rd, Newberg, OR 97132

Phone:
Contact:

(503) 538-5157
Dean Werth, Secretary

Applicant & Project Manager:
MG Development, Inc.

Development Review Application

Attachment 4: Project Application

Oakgrove Apartments

901 N. Brutscher Street, Ste. 206, Newberg, Oregon 97132

Phone:
Contact:

{503) 810-5576
Mike Gougler, President

Civil Design-Build Contractor:
The Saunders Company, Inc.
PO Box 536, Dundee, Oregon 97115
Phone: {503} 537-9950 x 202
Contact: Joe Schiewe, Project Manager

Geotechnical Engineer:
GeoPacific Engineering, Inc.
7312 SW Durham Road,
Portland, OR
Phone:  503-598-8445
Fax: 503-598-8705
Contact: lJim Imbrie, P.E.

Design-Build Landscaper:
Trademark Landscaping, Inc.

PO Box 2410, Oregon City, OR 97045
Phone:  503-631-3893

Fax: 503-631-4737
Contact: Steve Ellis, President
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Architect:

Scott Edwards Architecture LLP
2525 E. Burnside Street

Portland, Oregon 97214

Phone: (503) 226-3617
Contact: Brian Mares, LEED AP

Traffic Engineer:

Oregon Traffic Engineering, LLC
3101 Juniper Drive

Newberg, Oregon 97132

Phone: {503) 550-7777
Contact: Karl Birky, PE, PTOE

Design-Build Site Lighting Contractor:

torthStar Electric Contractors, Inc.

19450 SW Cipole Rd, Ste. 107
Tualatin, Oregon 97062-7111

Phone: {503} 612-0840
Contact: Ken Murphy
Page 3 of 23



Attachment 4: Project Application
MIJG Development, Inc. Development Review Application Oakgrove Apartments
C. Fee Calculations:

Based on the City of Newberg's Fee Schedule, the following fee are required to review the proposed
development. These are outlined below:

Fee Description Fee
Property Line Adjustment (Type 1) S 700.00
Code Adjustment (Type [} S 350.00
Design Review {Type ii: 5 6,151,845 x 0.006 => 50% due) $18,455.54
Preliminary Partition Plat (Type If: 5 700 + 2 * 570) S 840.00
Less $100 pre-application fee $ 100.00
$20,245.54

Note: See Construction Estimate included in Appendix E.

Page 4 of 23
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MIG Development, Inc,

1. Introduction

Attachment 4: Project Application

Development Review Application Oakgrove Apartments

TABLE OF CONTENTS

City of Newberg Application Forms
Development Team Members
Application fee calculations & payment

2. Table of Contents

3. Applicable City of Newberg Development Code Criteria Responses

Property Line Adjustment (PLA) & Partition (PPP) Criteria

Request

History
15.230.020.B
15.235.040.A
15.235.190 & 200
15.235.210 & 220
15.235.230
15.235.040.C

Description of PLA and partition request

Recent history & site information of existing parcel (s)

PLA: No new lot creation or substantial change in parcel sizes
PPP: Suitability of intended use

Dedications, front, interior & special setbacks

Lot & Parcel Side Lines

Drainage, railroad & land division needs

Public improvement {s} completion or security

Code Adjustment Criteria

15.210.020.B

Dimensional standards & minimum number of
Off-street parking spaces criteria

Type 1l Design Review Criteria

15.220.020 & 030
15.220.050 & 060
15.310.020
15.405.010 - G40
15.410.010-- 070
15.415.020 & 040
15.420.010 & 020
15.425.020 & 040
15.430.010
15.435
15.440.020 - 140
15.505.020 - 060
15.505.200
15.505.220

Site design review applicability & requirement criteria
Criteria for design review (Type Il process) & multi-unit projects
Residential Professional district/zoning criteria

Lot areas, dimensions, frontage & parking coverage criteria
Setbacks criteria

Building height limits & public access regquirement criteria
Landscaping & cutdoor area criteria

Exterior lighting criteria

Underground utility installation

Signs (will be addressed in future application)

Vehicle, bicycle parking & private walkway criteria

Layoul of streets, alleys, bikeway & walkways

Vehicle access standards

Public walkways

Page 5 of 23
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MIG Deveiopment, Inc.

Attachment 4: Project Application

Development Review Application Oakgrove Apartments

4, Springbrook Oaks Specific Plan {SOSP) Criteria

SOSP Appendix

A

General Policies
Transportation

Bullet #4 criteria
Bicycles, Pedestrians & Motor Vehicles

Development Standards Entry location, building mix, buffer from Fred Meyer

SOSP Appendix

Site density and utilities

B

Plan Policies

SOSP Appendix

Setbacks, staggered building fronts, street tree preferences
Density transfer

C {compliance not reguired)

Design Standards

SQSP PUD-07-04/ADJ-131-04 Criteria

Plan Refinement Pedestrian connections & 25 foot easement to Oak Grove
Park
Development Standards Spacing between multi-family buildings

5. Exhibit Drawings (all drawings are preliminary)

PLA
PPP
cs
C1.0
CL1
C1.2
c2.1
2.2
3.1
3.2
A2.1
Al.2
A3.1
A3.2
1.1
E1.1

Preliminary Property Line Adjustment
Preliminary Partition Plat

Cover Sheet

Site Analysis Diagram

Preliminary Site Development Plan - West
Preliminary Site Development Plan - East
Preliminary Grading Plan - West
Preliminary Grading Pian - East
Preliminary Utility Plan - West
Preliminary Utility Plan - East

Floor Plans — Building 1,2 & 7

Floor Plans = Building 3, 4,5 & 6

Exterior Elevations —Building 1, 2, 3 &6
Exterior Elevations — Building 5 & 7
Preliminary Landscape Plan

Preliminary Site Lighting & Photometrics Plan

Page 6 of 23
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Attachment 4: Project Application

MJG Development, Inc. Deveiopment Review Application Oakgrove Apartments
Appendixes

A Preliminary title reports & vesting deeds

B Preliminary plat/partition parcel (s) & tract legal descriptions

C Traffic impact analysis update letter

D Draft notices, notice area map & mailing list

E Development improvements value calculations

F Fred Meyer tentative approval of proposed site plan landscaping, stairs and

fence that are proposed on its property.
G Preliminary geotechnical engineering report

* Full size drawings accompany the submittal. Reduced drawings are not to scale.

Page 7 of 23
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Attachment 4: Project Application

MIJG Development, Inc. Development Review Application Oakgrove Apartments

Chapter 15.230 & 15.235
PROPERTY LINE ADJUSTMENT (PLA) &
PRELIMINARY PARTITION PLAT (PPP)

(City of Newberg Development Code - NDC)

Request: Property line adjustment and Preliminary Partition Plat.

Response: The applicant requests approval for (A} a property line adjustment between Partition
2004-24 parcels 2 & 3 and (B} a preliminary partition plat of Partition 2004-24 parcel 3 into two
parcels and a tract.

PLA & PPP Parcel recent prior history: Partition 2004-24 parcels 2 & 3.

Response: Partition 2004-24 parcels 2 & 3 were created via a replat of parcel 3 of partition plat
2002-44. Parcel 1 of partition plat 2002-44 has since been subdivided into the Oaks at Springbrook
phase 3 and 4 subdivisions. Partition 2004-24 parcel 2 was dedicated as White Oak Park and then
deeded to Chehelem Park & Recreation District for almost no cost. The dedication was to preserve the
natural oak tree grove and provide one of the planned parks for the Springbrook Oak specific plan
area residents. Partition 2004-24 parcel 3 became the remainder parcel that resides on both sides of
Hayes Street and the west fork of Springbrook Creek.

Pre-application meeting & completed application form requirement.

Response: A pre-application meeting with the City of Newberg was completed on March 7t, 2012,
The completed application forms and their associated fees for the all of the requested land use actions
are enclosed by attachment.

15.230.020.B.1 PLA: No new lot creation or nonconforming conditions.

Response: This property line adjustment requests to modify the property line between two existing
parcels (tax lots 3216 02016 & 3216 02017) into two adjusted parcels therefore the PLA does not
create additional lots, tracts or parcels. The PLA doesn’t substantially change the size or shape of the
two parcels. The existing parcel 2 & 3 are adjusted from the existing 1.90 & 10.72 to 1.94 & 10.68 acres
respectively. The west and south sides of parcel 2 are adjusted with the corresponding parcel 3
property line to allow an apartment building to sit parallel with the land contours, ease the ability to
meet code setback requirements and in the applicant’s opinion make better use of the land. The PLA
will not create any code substandard conditions such as non-conforming shaped parcels, vehicle and
utility service access restrictions and/or a street or interior setback problem,

Page 8 of 23
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Attachment 4: Project Application

MIG Development, Inc, Development Review Application Qakgrove Apartments

SITE INFO Partition request site information

Response: The applicant requests approval for a preliminary partition plat (PPP} on the adjusted
(10.68 acres) Parcel 3 of Partition Plat 2004-24. The proposed partition will divide the parcel into two
parcels and one tract. (Parcel 3a (apartment site) = 3.65 acres, Parcel 3b = 4.66 acres and Tract A
(stream corridor) = 2.37 acres) The adjusted parcel 3 proposed to be partitioned is located east of N.
Springbrook Road, south of Fred Meyer store & White Ouk Park, northwest of Oaks at Springbrook ph.
3, and west of Oak Hollow Drive. The existing parcel is split zoned with R-P/SP and C-2/5P on the east
and west side of West Springbrook Creek respectively. The topography of the site is gently sloping
down to west to east and east to west on the west and east sides of West Springbrook Creelc
respectively. The parcel is vacant, covered with grass & stream corridor brush and has public utility
services stubbed to it. Frontage roads Hayes Street, Oak Hollow Drive/Burl Street & N. Springbrook
Road are currently substantially improved and adequate utilities and vehicle access capacity to serve
the new parcels at their full development.

15.235.040 Partition requirements — Type Il

Response: The proposed PPP benefits the reasonable development of the parcels by removing the
existing split zoning, isolates & protects the non-buildable stream corridor into a tract and retains all
the existing vehicle and utility service access for the two new parcels. The new parcels meet the
minimum a) depth/width ratio, b) R-P and C-2 zoned lot areas and c} street frontage requirements
required within the NDC & SOSP. Vehicle access will be from the frontage streets and the utilities are
already stubbed to each parcel and no new street plan is proposed. Parcel 1 (R-P/SP zoned)
improvements will be completed via the accompanying site development design review process. No
public or private utility or access (street, alley or private driveway) construction improvements are
planned for the new parcel 2 (C-2/SP zoned) until a design review application for it is submitted.
Tract ‘A’ construction improvements are already complete. There are few, if any, known public
improvements needing to be constructed until each of the new parcels are ready to be fully developed.
The applicant will enter into a performance agreement, substantially construct the improvements
and/or post security in a form acceptable to the City to insure completion of all required public
improvements prior to final plat approval.

15.235.190 Dedications

Response: All existing and future planned street rights-of-way areas associated with this partition
have already been dedicated via previous partition plats. No additional need for rights-of-way
dedication is currently known.

Page 9 of 23
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Attachment 4: Project Application

MJG Development, Inc. Development Review Application Oakgrove Apartments

15.235.200 & 210 Lot & parcel side lines and suitability for intended use.

Response: The new parcel & tract side property lines, as far as practical, orient perpendicular to
their planned street frontages. The parcels retain their most exterior property lines and the new
internal lines follow the stream corridor survey meets and bounds alignments. Except for new parcel
2, the parcels and tract are likely to stay the same size through complete development. Parcel 3's
future development layout is not known at this time. The new parcels are of a size and zoning that can
be suitably developed into the allowed uses within their current zoning without being detrimental to
anyone’s health, safety or sanitary needs.

Page 10 of 23
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Attachment 4: Project Application

MJG Development, Inc. Development Review Application Oakgrove Apartments

Chapter 15.210
CODE ADJUSTMENT

15.210.020. C Dimensional standards & minimum number of off-street parking spaces.

Response: The applicant requests that the planning director allow the reduction of the required off-
street parking spaces ratio to apartment unit count ratio to 1.46 (123/84) from the code required 1.7.
[(84x 1.5+ 84 x20%)=143/84] The rationale for allowing the reduced ratio are 1) the site is
immediately adjacent to the mass transit stop, retail stores, restaurants, business and bank services
within the Springbrook {Fred Meyer) shopping complex, 2} additional storage is available within the
development, 3) within a couple of blocks to public parks, 4) a hospital, dog kennel, golf course and
many other services are within one mile and 5) the application proposes to modify Hayes Street
striping so that a total of eighteen on-street parallel parking spaces is made available along the site’s
Hayes Street & Oak Hollow Drive street frontage. The combined off & on-street parking would provide
a 1.68 (141/84) parking space/unit ratio (code = 1.7) parking spaces per apartment unit proposed.
The code adjustment request is less than 25%.
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Attachment 4: Project Application

MJG Development, Inc. Development Review Application Oakgrove Apartments

Chapter 15.220
TYPE II DESIGN REVIEW

15.220,020 Site design review applicability.

Response: [t was determined from the development code and within the pre-application meeting
that this development’s design review application would require a Type Il application process. The
application will respond to the Springbrook Oaks Specific Plan (SOSP) and PUD-7-04/ADJ-134-04
development standards criteria in a later section. The applicant will provide the detailed information
and construct the development as specified in NMC 15.220.030(B). The Applicant understands that if
this design review application is approved, the approval is valid for one year from date of the notice of
final decision and can be extended & modified by request and application respectively.

15.220.030.B Type Il Site design review requirements.

Response: The Applicant has provided the applicable detailed information required for the type Il
site design review requirements within the enclosed code criteria responses, exhibit drawings and
appendix sections of this application or will be provide them in a subsequent application. (signs) The
applicant requests a deferral for the traffic study requirement and has provided a traffic engineer’s
capacity analysis update to the existing SOSP transportation impact analysis instead. (See Appendix 'C’)

15.220.050.B Criteria for design review {Type i process).

Response: 1) Design compatibility: Buildings - The proposed site and building design incorporates
the general feel and direction of the adjoining neighborhoods. There are seven total buildings planned
for the site ranging from the larger three story building to the smaller two story building. Each
building is articulated in a way to reduce the overall massing of the facades from all sides.
Additionally, each building will incorporate two different types of siding material as well as using
earth tone colors to further aid in breaking up each building mass. The low slope shed style roof with
large overhangs also reduces the building massing from the street as well as providing additional
shading to the interior spaces, which helps reduce overall energy costs. Landscaping: Landscaping
design is equal or superior to adjacent properties and other apartment sites within Newberg.  2)
Parking & on-site circulation: Additional and more detailed responses to parking and circulation
code criteria can be found later in this application as part of criteria response for section 15.440.010.
The site plan exhibit best presents the proposed parking circulation and access/egress to the site. The
circulation doesn’t use the public streets for circulation and are specifically located across from other
streets and/or away from other street connections to minimize impacts other street functions. This
application requests that the Planning Director allow A} a modification for frontage parallel parking
along the Hayes Street, B) two exceptions to code criteria for access on to Hayes Street & Oak Hollow
Drive and C) a code adjustment for minimum number of off-street parking spaces. The rationales for
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Attachment 4: Project Application

MJG Development, Inc. Development Review Application Oakgrove Apartments

these requests are explained at the applicable codes sections. 3) Sethacks & general requirements:
The site plan and building elevations show that these setback and general requirement criteria have
been met. Additional and more detailed responses to sethacks and general requirerments criteria can
be found later in this application as part of criteria response for section 15.415.010 through
15.415.060, 15.405.010 through 15.405.040 and 15.410.010 through 15.410.070. 4) Landscaping
requirements: The preliminary landscaping plans indicate the proposed landscaping for the site and
have been prepared with the intention to meet the City’s criteria. The response to landscaping
requirements criteria can be found later in this application as part of criteria response for section
15.420.010. 5) Signs: The response to signage will be addressed in a subsequent application. 6) No
manufactured homes, mobile homes and RV parking are proposed. 7) The proposed multi-family
apartments are out right uses allowed within the R-3/5P zoning. 8) The property is not located within
a sub district. 9) No alternative circulation is proposed as a part of this application. 10) The
development has completed all the related public street improvements (other than frontage sidewalk
& street trees) that were required in the SOSP development’s traffic study. Please find the traffic
engineer’s SOSP transportation impact analysis update letter in Appendix C.

15.220.060 Additional requirements for multi-unit residential projects,

Response: A. Site design elements: 1) Consolidate green Space (3/3 pts) - Onsite green space
has been consolidated into corridors, transition areas and along the stream corridor to increase
pedestrian visual impacts and functional utility to allow transitions between structures. The specific
plan also had already had dedicated the adjacent White Oak Park to meet this desired criteria. 2)
Preserve existing natural features (3/3 pts) - The site improvements stay out of the nearby stream
corridor of the west fork of Springbrook Creek. 3) Street Edge (3/3 pts) - The buildings along Hayes
Street have been oriented to provide the shallow front yard by abutting tight to the 15 foot minimum
setback requirement within the SOSF. 4) Parking behind or to the side (3/3 pts) - The parking lots
have been placed behind and to the sides of the buildings. 5) Outdoor rooms (2/2 pts) - The
buildings have been grouped to preserve the White Oak Park, West Springbrook Creek stream corridor
and wider green space along primary pedestrian corridors. 6) Distinctive character landscaping
(2/2 pts) - The landscaping has been design to blend with the distinctive character of the SOSP. 7)
Landscape parking lot edges (2/2 pts) - Landscaping is being provided in linear landscape strips
along the fronts of all parking spaces and between the parking lot (s) and public streets. 8} Frontage
landscaping (2/2 pts) - An eight foot planter strip, street trees, shrubs and a low rail-style fence are
being provided along the Hayes Street frontage to soften site visual impacts and provide shade. 9} Site
furnishings (1/1 pt) - Benches have been placed in key locations within the pedestrian corridors and
a White Qak Parfc view location. 10) Neighborly fences (1/1 pt) - The four foot tall or less post and
rail style fence is proposed to be constructed along the Hayes Street frontage with similar material
type as found across Hayes Street. A slatted six foot chain link black vinyl fence is proposed at the top
of the slope at the border of the Fred Meyer property to provide a sound attenuation and to control
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MJG Development, Inc. Development Review Agplication Oakgrove Apartments

pedestrians to the stairs and paths. 11) Entry accents (1/1 ptj - The entry from Hayes Street and
Oal Hollow Drive has been accented on both sides with landscaping. 12) Qutdeor lighting (1/1 pt} -
The lighting plan (s) show the night-time safety and security lighting provided for the parking lots and
pedestrian paths. B.Building design elements: 1) Qrient building main entries toward the
street [1/3 pts) - Seven of the 84 apartment units have their front entries directly facing a public
street. Also, the apartment doors on the buildings adjacent to Hayes Street that are under the covered
stair entry corridor have direct access to Hayes Street. 2) Respect nearby building scale & pattern
(3/3 pts) - The buildings are two and three story buildings similar to the townhomaes to the east,
single family homes across Hayes Street and the height of the nearby Fred Meyer store. Exterior
materials will be similar to adjacent buildings. 3) Break up building planes (3/3 pts} ~ The
proposed building planes are staggered approximately every 22 feet (<50 feet). 4} Repeated unit
variations (1/3) - The design mixes three different standard unit layouts and will vary building
colors to provide a break between different buildings with same or similar unit types and fagades. 5)
Preferred building materials (2/5) - Buildings will be a combination of Hardi-lap and Hardi-panel
siding. 6) Historical architectural elements (0/2 pts) - No historical architectural elements are
proposed. 7} Buffer car shelters (2/2 pts) - No separate car shelters proposed and the carports are
internal & non-street facing. 8) Front porches at each main entry (1/2 pts) - See response within
building design element 1} above. 9} Sloped roofs (0/2 pts) - Roofs are proposed to be single sioped
shed roof at less than a 3/12 pitch. The 37+ point total exceeds the minimum of 20 points for the
proposed 84 unit apartment development therefore the criteria has been met.

Chapter 15.310
RP/SP DISTRICT

15.310.020 Permitted buildings and uses.

Response: The application proposes to develop multi-family dwellings (apartments) within the
current zoning of RP/S5P which is a permitted use.

Chapter 15.405
BUILDING AND SITE DESIGN STANDARDS

15.405.010 Lot area per dwelling unit, B.1 RP district;

Response: The application proposes to develop seven apartment buildings that contain a total of 84
units within a 3.65 acre (159,140 sf) site which equates to 2.64 units/5,000 sf and exceeds the criteria
minimumof 1.0.
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Attachment 4: Project Application

MJG Development, Inc. Development Review Application Oakgrove Apartments

15.405.030 Lot dimensions & frontage.

Response: The site development has a depth to width ratio of 0.9 (< 2) and has over 660 lineal feet of
frontage (> 50 feet).

15.405.040 Lot & parking coverage.

Response: The proposed lot coverage for the apartment buildings is {(43,819/159,140) = 27.5% (<
530% max), the parking coverage is (39,250/159,140) = 24.7% (< 30% max} and the combined lot &
parking coverage is 52.2%. (< 60% max.)

Chapter 15.410
YARD SETBACK REQUIREMENTS

15.410.010 General yard regulations.

Response: All proposed yard setbacks within this application pertain to only this project and will not
be used for private or public parking areas or assessor buildings.

15.410.020 Front yard setbacks.

Response: The application proposes a 15 foot front yard minimum setback (> 12 foot} per the SOSP
residential setback development area B requirements.

15.410.030 Interior yard sethacks.

Response: The application proposes a minimum eight foot interior yard setback which complies with
the City’s code and the SOSP setback requirements.

15.410.050 Planned rights-of-way setbacks.

Response: All City of Newberg required frontage public street rights-of-way have previously been
dedicated.

15.410.060 Vision Clearance setbacks.

Response: No structure or other visual obstructions are proposed within the 50 foot public
street/street and 25 foot drive/street intersection clear vision triangle restricted areas.
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Attachment 4: Project Application

MJG Development, Inc. Development Review Application Qakgrove Apartments

15.410.070 Yard setback intrusions.

Response: The application proposes permitted yard intrusions of a four foot or shorter post & rail
style fence (along Hayes Street) and various service drives & building eaves that project within the
vard setback. The application also proposes a six foot slatted black viny! chain link fence at the top of
the slope adjacent and within the Fred Meyers store property for sound buffering and pedestrian
control. The praposed stairs, fence and landscaping proposed within the Fred Meyers property has
been tentatively approved by Fred Meyer (See Appendix F’).

Chapter 15.415
BUILDING AND SITE DESIGN STANDARDS

15.415.020 Buitding height limitation.

Response: This application shall address building height limitations within the later responses to the
SOSP Appendix ¢’ standards criteria.

15.415.040 Public access required.

Response: The development has direct public street access and no building is being proposed to be
served by a private street.

Chapter 15.420
LANDSCAPING & OUTDOOR AREAS

15.420.010 Required minimum standards.

Response: All of the proposed apartment units include an open air private patio or deck (approx. 6" x
4"} and the application propaoses to allocate the remuining required area for the required ground fevel
units in the form of a delineated and dedicated private area (33 units x approx. 24 sf = 800 sf) within
the community garden. The application proposes 41% (65,193/159,140) of the lot area to be
landscaped which exceeds the 30% SOSP standards criteria and is more than double the NDC
landscaping criteria. The project also has the adjacent White Oak Park and stream corridor to
provide greenscape buffering. The parking areas will be landscaped with continuous five foot
minimum landscape strips and all areas not otherwise improve will be landscaped. The parking areas
shall have no less than 25 square feet of landscaping per parking space and are not located near a
public street. The parking area landscape strip (s} includes trees not exceeding 50 feet on center and
shrubs, ground cover or lawn. The apartment site doesn’t abut a residential area. The trees along the
collector streets will be spaced approximately 35 to 40 feet on center and be 1 % to 1 % caliper in size.
Trees, shrubs & ground cover sizes and spacing will be as required in the code and irrigation will be
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provided {unless the planning director allows flexibility on irrigation). Landscaping will be installed
prior to occupancy issuance unless adequate security Is provided to the City.

15.420.020 Public rights-of-way landscaping.

Response: Landscaping within the public rights-of-way shall include trees, grass and irrigation along
Hayes Street and Qak Hollow Drive. The street trees are proposed to meet the type, size and spacing
requirements within the code criteria. The application proposes to increase the standard cross slope
within a short section of the Hayes Street planter strip up to 5:1 to enable ADA access to one or two
apartment building entrances to the public sidewalk. An 'L’ shaped bench with some surrounding
shrubs is proposed just west of the Hayes Street entrance for those wanting to sit and view the stream
corridor while walking along Hayes Street. Hayes Street and Oak Hollow Drive already have the
pedestrian lighting required. All landscaping planting are proposed to be arranged to avoid
obstructing the vision triangle sight lines.

Chapter 15.425
EXTERIOR LIGHTING

15.425.020 Applicability & exceptions.

Response: The application required lighting information is provided in the preliminary site lighting
and photometrics plan.

15.425.040 Requirements.

Response: The application proposes to instail high-level light fixtures within the larger parking area
for security and safety. Other low-level lighting attached to the apartment buildings will provide
lighting to the other pedestrian and vehicle corridors. The lights shall be fully shielded and their light
shall not trespass property lines with an excess of one-half foot-candle.

Chapter 15.430
UNDERGROUND UTILITY INSTALLATION

15.430.010 Underground utility installation.

Response: The applicant proposes that all utilities be installed underground.

Chapter 15.435
SIGNS

Response: The applicant will address these criterions in a subsequent application.
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Chapter 15.440
OFF-STREET PARKING, BICYCLES PARKING AND PRIVATE WALKWAYS

ARTICLE L
Parking Requirements

15.440.020 Required parking.

Response: The application proposes the parking to reside within the on-site parking lots, the ground
floor building parking and along the street frontages which are all within 400 feet of the site.

15.440.020 Parking area and service drive design.

Response: The response to the proposed private parking areas and parking spaces criteria can be
found later in this application as part of criteria response for section 15.440.070. The two way access
driveways are proposed to be more than 20 foot in width.

15.440.030 Parking spaces required.

Response: The code specifies the vehicle parking requirement to be 1.5 parking spaces for each two
bedroom apartment plus 20% of total apartment count for visitor parking. (84 units x 1.5 + 84 units *
20% =143 spaces). The application proposes 100 parking spaces within the parking lot areas and 23
internal building carport spaces for total of 123 off-street parking spaces. The application via a code
adjustment has requested that the planning director allow the reduced number of off-street parking
spaces. The rationale is supplied in code criteria responses for 15.210.020.C.

15.440.060 Parking area and service drive improvements.

Response: All proposed parking areas and service drives include asphalt or portland cement
concrete paving and are graded so that nearly all storm water runoff will not drain over the public
sidewalk or onto adjacent properties. The parking areas will have curbs to restrict encroachment into
public or private property. The parking lot areas & service drives will be screened in accordance with
NMC 15.420.010(B). The parking lot lighting will be arranged or shielded to orient light within the
site and away from adjacent residential districts. The service drives and parking spaces shall comply
with NMC 15.440.070. No parking is proposed within the required front yard areas. The application
proposes 40 compact parking spaces which is 28% (40/141) of all parking spaces proposed. The
applicant is not proposing any affordable housing.
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15.440.070 Parking tabies and diagrams.

Response: The applicant proposes to meet the required dimensions of the proposed new parking
areas and will mark stalls clearly. No parking stalls are oriented so that entering or leaving will
require backing over a property line.

15.440.080 Off-street loading.

Response: No off-street loading berths are proposed since the apartment development will not
receive and distribute materials and merchandise by trucks.

Article Ii.
Bicycle Parking

15.440.100 Facility & design requirements.

Response: The application proposes to provide at least one bicycle parking rack which
accommodates two bike spaces for four apartment units in accordance to the code requirements. The
bicycle racks will be provided per the code criteria within the center corridor sections of the buildings
where they will be dry, secure and accessible.

Article lil,
Private Walkways

15.440.140 Private walkway location & design.

Response: The application proposes to meet applicable building code and the Americans with
Disabilities Act [ADA} requirements, be constructed with Portland cement concrete & four foot in
width, clearly mark all service drive pedestrian crossings and connect each pedestrian building
entrance with the public street sidewalks. The application also proposes to connect to the existing
sidewallc stubs within the White Oak Park. An off-site connection from the north side of the site to the
adjacent Fred Meyer store eastern N-S sidewalk is proposed via a stairway and a service drive
crossing. Appendix 'F’ encloses the tentative approval documents of the new connection with Fred
Meyers.

Page 19 of 23

64 of 319



Attachment 4: Project Application

MJG Development, Inc. Development Review Application Oakgrove Apartments

Chapter 15.505
STREET & TRANSPORTATION IMPROVEMENTS DESIGN STANDARDS

15.505.020 — .060 Layout of streets, alleys, bikeway and walkways.

Response: The application does not propose any new streets, alleys or bikeways. The applicant
proposes to modify the striping on the north side of the 46’ wide curb face to curb face major collector
Hayes Street to allow parking along the frontage of the site. The applicant requests a modification by
the planning director to allow (15.505.060.8B - D) a striping pattern on the north side of the street of a
7’ wide parking lane, a 5" wide bike lane and an 11’ travel lane to the 23’ street centerline and crown.
This would provide an additional 14 parking spaces for the site which holds the requested combined
parking code adjustment to 98.6% (141/143) of NDC criteria and allows for higher use of the over-
wide Hayes Street road section. Five foot sidewalks, planter strips and street trees will be installed
along the frontage prior to occupancy. The applicant is proposing an eight foot wide planter strip
width with a portion having a 5:1 slope and a partial pedestrian easement to provide a larger
pedestrian buffer from the parked cars, wider planter for tree long term health and to meet ADA
access needs to all the Hayes Street frontage ground floor units. No slope easements will be needed for
the street sidewalks.

15.505.200 Vehicular access standards.

Response: 15.505.200.B - Access: The application proposes two accesses to public streets. The
primary access to the major collector Hayes Street that will connect directly across from Oak Leaf
Street and is 342 (>200°) feet from the nearest intersecting cross street. The secondary access
connects to local Oak Hollow Drive with a minimum intersection spacing to other access and
intersecting streets of 80 feet which exceeds the minimums of 75 & 50 feet for local streets respectively.
The code has a footnote (4) that requires the intersection street spacing minimum be based on the
higher of the classification of the intersection street (Hayes — major collector) therefore the spacing
needs to be 100 feet. This will be addressed in the response within 15.505.200.C & H. 15.505.200.C -
Properties with multiple frontages: The code requires that properties with multiple street frontages
are required to access via the street of lower classification. This will be addressed in responses to
15.505.200.C & H. 15.505.200.H - Planning Director Exceptions: (1) The applicant requests an
exception to the non-compliance issue of the proposed secondary site driveway access separation from
a major collector street intersection determined within the criteria response for 15.505.200.B for the
following reasons: 1) the proposed separation is only 20% below the required 100 foot separation and
complies with both a local street and minor collector separation; 2) The existing bend in Oak Hollow
Drive/Qak Grove Drive and an access driveway to the White Oalc Park parcel creates a physical and
parcel configuration constraint that needs to be balanced with the separation with the major collector
separation, 3) Hayes Street was originally to be developed as a minor collector in the SOSP and 4)
elimination of this access would significantly reduce the level of service (residence & fire/life/safety) to
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the eastern buildings and lower functional circulation on the site than this access allows. (2) The
applicant requests an exception to the non-compliance issue of the proposed primary driveway access
to the major collector Hayes Street determined within the response for 15.505.200.C instead of onto
the local Oak Hollow Drive with the following reasons: 1) the proposal locates the major collector
access in the preferred position directly across from the existing local Oak Leaf Street; 2) The
separation between the next intersection of Oak Hollow Drive is 3.4 times the minimum for a major
collector, 3} Hayes Street was originally to be developed as a minor collector in the SOSP and 4} the
existing physical and parcel configuration limitations and access spacing issues mentioned in
requested planning director exception (1) above regarding access off Cak Hollow Drive males the
preferred primary access at the proposed location on the major collector Hayes Street.

15.505.210 Sidewalks.

Respeonse: Responses for sidewalks will be provided later within section 15.510.030.

15.505.220 Public walkways.

Response: The application proposes to connect to the NW end of the White Oak Park concrete path
and connect to the sites internal paths as well as the sidewalk along the west side of Fred Meyer. The
connection to the Fred Meyer sidewalk will require a stairway and a service drive crossing. This
application proposes to construct and maintain this concrete path connection within a site 15 foot
wide public pedestrian access easement, be not less than five foot in width and shall be designed as far
as practical to meet the ADA. The connection is less than 250 feet in length so no lighting is proposed
except the light provided by the existing lights within the Fred Meyer parking lot and any lighting on
the apartment buildings that do not require a variance for light encroachment trespass.
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DEVELOPMENT POLICIES — Appendix A
(Springbrook Oaks Specific Plan - SOSP)

General policies — Bullet #4.

Response: The application doesn’t completely meet all of the standards established SOSP Appendix D
therefore the application will be processed through the City of Newberg Type Il process.

Transportation (Bicycles & Pedestrians)

Response: The application proposes an off-street pedestrian and a public street bicycle lane
connection to Fred Mever and surrounding services.

Transportation {(Motorized Vehicles)

Response: The application doesn’t propose any new streets and all street connections and their
various traffic improvements within the SOSP have been completed.

Building Design and Development Standards (Residential)

Response: The applicant proposes to orient the building so that most of their door entries have a
direct sidewalk connection to the public street sidewalk. A mix of different building types are used as
encouraged within the SOSP. A significant grade separation, a six foot black vinyl chain link fence and
fandscaping is proposed to create a visual and sound buffer with the Fred Meyer property.

Building Design and Development Standards (Density)

Response: The application proposes a total of 84 apartment units in seven buildings within a 3.65
acre site area (1,895 sf / unit) which meets the minimum 1,500 sf/unit criterion but it doesn’t meet the
maximum density of 21.8 units per acre requirement. The applicant requests that the additional four
units of density to meet this requirement be transferred from the stream corridor tract immediately
east of the site that is allowed within SOSP standards section 10.44.318.8.B.

Building Design and Development Standards (Utilities)

Response: The site has all necessary public sanitary sewer, water and storm sewer utility services
provided along its Hayes Street frontage. These utility services includes an eight inch sanitary stub, an
eight inch water stub (connected to a 24" transmission main) and a 21 inch storm sewer main that
flows into a regionally sized storm detention/ water quality pond facility adjacent to the stream
corridor.
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Appendix B
(Springbrook Oaks Specific Plan - SOSP)

10.44.318 The Springbrook Oaks Specific Plan.

Response: The application meets the fifteen foot front dwelling setback and the City’s eight foot
interior setback. The building front walls have been designed to stagger as required within the SOSP.
A preference has been given towards the selection of the Oak species of street trees to maintain the
character of the development’s namesake. The application proposes a total of 84 apartment units in
seven buildings within a 3.65 acre site area (1,895 sf / unit}) which meets the minimum 1,500 sf/unit
criterion but it doesn’t meet the maximum density of 21.8 units per acre requirement. The applicant
requests that the additional four units of density to meet this requirement be transferred from the
stream corridor tract immediately east of the site that is allowed within SOSP standards section
10.44.318.8.B.

SOSP Appendix C ~ design standards compliance not required
H. - Building Height.

Response: The applicant proposes that none of the apartment buildings exceed the 35 foot maximum
height to the mid-point of the roof.

PUD-07-04 / ADJ-131-04
(Springbrook Oaks Specific Plan - SOSP)

COA L A. — General Development Plan Refinement.

Response: The application provides the connections to the south and west sides of the White Oak
Parlc path and a 25 foot wide access easement is provided from Oak Grove Drive/Burl Street.

COA XIlILA. - General development standards for individual lots.
Response: The multi-family apartment buildings have been spaced apart more than the minimum

20" separation.

Page 23 of 23

68 of 319



Attachment 4: Project Application

e

ORAINAGE ESMT. FOR =221

THE BENEFIT OF 0DOT -'
— INSTRUMENT NO.
200107893

|_~NO'58'55"F

S89°01'05"E
102,68’
50+
PVMT
v

!

i

|

CONSERVATION ESMT. FOR

RECREATION DISTRICT ~
INSTRUMENT NO. 20033218

W
sSS

§

(=3

W
— BTN
—~___N055'29"F

W

THE

BENEFIT OF CHEHALEM PARKS AND

0

<\

ol

P

PARCEL

MINOR PARTITION 9061 @
FRED MEYER .
\ G ) o °
o " X
N 1 i/.,\ G,
N 61'0“ 1 \a [
[Sagt E o S
y Q BN\ e
: EXISTING PROBERTY LINE g R @
__S1'00°00"E N b2y
3 L/192'62I \M \?
: . . ~
& e
e i |
e 1 PARCEL 2 _
=l AN . ADJUSTED AREA=1939 AC. ‘
ADJUSTED % EXIST AREA=1.902 AC. - |3
PROPERTY LINE 3 K . 2
2 § o {i 25" PRIVATE ACCESS il
( o \= ESMT TO PARCEL 2 =
f G IiER PP 2004-24 ¥ ©
N A SBI1314E 318,09 o=
© 7. b3

\\\ PAHSCEL{\B \ \MX

ADJUSTED AREA~10.678 AC.

% [EXIST. AREA=10.715 AC. ~ Mwl
’2 ? Z/\/ é[/

4=84'38'18"
R=13.50

%
= | g v T e w——
T - ® A -5
— ’ - = 2 —
O dd—w IR T2 == - 1
@) ‘r‘_ NB525S"E 44959 1 e RACAVER RNl fe, ! § % ;
T | % o T <q v NOLI
M =841726" " L LN ) + 8PAINEBADDK MO m
&) ffggg - _‘ R R oaxs AT HPF
E =22, | B i ":D, NS e N
Y e s <
]
Bl PARCEL s %O
s &7 — ) | s
5 ( . G52
J CONSERVATION ESMT. FOR THE 4‘ \ | §is T:L,
BENEFIT OF CHEHALEM PARKS AND y vl =3 tk
. Pl S(EJCRZESOTJI?}’ g:)smlcr ~ INSTRUMENT } 10 &3 NOTES:
e l o o ' ) 2 ) Iy 1. PARCEL OWNERS ARE LISTED IN APPENDIX "A”. OF
A g i k $ il < THE SUBMITTAL APPLICATION.
‘ R o o 2. SEE DESIGN DRAWINGS SUBMITTED WITH THIS
( = \ // { " APPLICATION FOR PROPOSED DEVELOPMENT AND
s | 400.9%’ \ N, << UTILITY SERVICES.
: T T — o 3. THERE ARE NO EXISTING BUILDINGS ON EITHER OF
P - [ S _ ~ THE PARCELS IN THIS PROPERTY LINE ADJUSTMENT.
, \iSs ¢ : 4. CONTOURS ARE FROM A COMBINATION OF FILED
/sx//( o S firsn / SURVEY AND GIS DATA FROM THE CITY OF NEWBERG.
| S S ) S8 5. SPRINGBROOK ROAD IS SHOWN PER AERIAL
S L gy C&T Vi f 55 /\\ PHOTOGRAPHS AND CGIS DATA.
A .
f‘ / f /. / / [ \\,\
[ K Py | NRANNY
{,( SR NA f«f}, & Q st N\ SURVEY REFERENCES:
4 \;fj 7} [ ) p > (¢ \ \,\;/ Z{( ¥8°20712" W SRR (1) PARTITION PLAT 90-61

(2) PARTITION PLAT 2004-24

TENTATIVE PROPERTY LINE ADJUSTMENT
FOR

THE WERTH FAMILY LLC
A PROPERTY LINE ADJUSTMENT BETWEEN PARCELS 2 AND 3 OF PARTITION PLAT
2004-24 LOCATED IN THE SEBASTIAN BRUTSCHER DLC NO. 51 LYING IN THE
SW QUARTER OF SECTION 16 AND THE NW QUARTER OF SECTION 21
TOWNSHIP 3 SOUTH, RANGE 2 WEST, WILLAMETTE MERIDIAN
CITY OF NEWBERG, YAMHILL COUNTY, OREGON

\ AAN
LOCATION
-

P

7 e

|

\

i

:
X
Q
2 £T
2 ;
= g 5
vy 0|
- : )
z = /
o
5/
,,
:

L

LH§

. TERNVWOOD RD

i e

I [ E

SITE MAP

SCALE: 1"=500'

PROPERTY DESCRIPTION:

PARCEL 3 OF PARTITION PLAT 2004-24 TAX LOT 2017 (YAMHILL COUNTY
TAX MAP 3S 2W 16) LOCATED IN THE SOUTHWEST CORNER OF SECTION 16
AND THE NORTHWEST CORNER OF SECTION 21 TOWNSHIP 3 SOUTH, RANGE 2
WEST, WILLAMETTE MERIDIAN, YAMHILL COUNTY, OREGON

REGISTERED

PROFESSIONAL
LAND SURVEYOR

The Saunders Company Inc.

C ENGINEERING - SURVEYING

DESIGN BUILD SERVICES

901 N. BRUTSCHER S$T., SUITE#202
NEWBERG, OREGON 97132
TEL: 503-537-9347 FAX: 503-534-9107
WWW.THESAUNDERSCOMPANY.NET

OREGON
JULY 16, 1987

THEODORE G. LAMBERT
\ 2294 Y/ BY: TGL DATE: 04/11/12 JOB NO. 8345
RENEWS: 12-31-2012 FILE: 8345-PLA-LUA | SCALE: AS NOTED| SHEET: 1 OF 1

69 of 319



Attachment 4: Project Application

TENTATIVE PARTITION PLAT
FOR

THE WERTH FAMILY LLC

A PARTITION PLAT OF PARCEL 3 OF PARTITION PLAT 2004-24 LOCATED IN THE
SEBASTIAN BRUTSCHER DLC NO. 51 LYING IN THE
SW QUARTER OF SECTION 16 AND THE NW QUARTER OF SECTION 21
TOWNSHIP 3 SOUTH, RANGE 2 WEST, WILLAMETTE MERIDIAN
CITY OF NEWBERG, YAMHILL COUNTY, OREGON

T\

PARCEL 2 MINOR
PARTITION 90-61
(FRED MEYER)

DRAINAGE ESMT. FDR 7
™\ | THE BENEFIT OF 6DOT
‘ — INSTRUMENT NO. B

200107883

|_no58'557E
23 \
o\Ij
5
<
70
Gﬂs Jdg'
st
jﬁ\{ﬂ Jg’}r‘ ¢

fmw /PAHCE 2/ i W

CONSERVATION £SHT. FOR THE 4‘\
2

253.31"

S89°01'05"E
l ’10\2.68' _ . A ey
g0t PARCEL 2 ) e
alll v "N PARTITION 2004-24 [ i
= - PROPERTY LINE ADJUSTMENT
, 50" R/ \ NO. 2012-XXX - E ///
\ S i NHB
\ ! ) {[ R < ///// i S
3 . YES STREE
SENEFIT OF CHERALEW PARKS AND WJ 2 g jnnmnnns |
o SECR%OT;%&')STR,CT ~ INSTRUMENT PARCEL 1 PROPOSED PRIVATE g™ g (3 o
= 7 ’ . : L ACCESS & UTILITY Al 7 ?"_/
| ’ AREA:3.65 AC. FSNT 10 PARGEL 2 = . ‘'
Bl \ . I = =
{ ; \ = \ - 58011314 318.09' ) e o i
M \ S1'00°00"E ; £ / /
2|y - 5.20" B
Qf By | = \ ot 17 |
3§ = —68. € ' ;
& o t \ e 1=93.17 i
[ o i AR o . - .
{; PARCEL 2 \ N 4=84'38"18" \K &
{ TOTAL AREA:4.66 AC. J AN Re1aso | W N
= \/ (EXC. ROAXD) [N oy : Ak
o | - 2 3
[ l 3=9542°34" 3 ‘ \ ’ \ \\W§ \\ T \\ | |
| R PO\ s e o N I | —
& e IR VPR NI _ S ¥ " "
2 | s SRS B e - S B
= ) Y 302, _.‘; _;__585:12)'75/5'1\/7' 5,9,8,_881v»4 G- 21( 4 gy e — W —/L;\ D@/ SITE MAP
O  A\AY —'_‘= L s - T SN & g——
= EREET —% A = “‘&TV e Eﬁ%/ﬁ\\ ’ SCALE: 1"'=500'
N H;é > /‘ ’/T,; w am/N85'12’5",,‘;%‘°’.%,9"§%Z’/:jé\\%\f -
. 7 o
S s i S ey s R e | 2l PROPERTY DESCRIPTION:
[_\% LI e LAT Z il ! !3 2 _ ol PARCEL 3 OF PARTITION PLAT 2004~24 TAX LOT 2017 (YAMHILL COUNTY
m L v / \ ; \ Bl aRgADDK ND-I m TAX MAP 35S 2W 16) LOCATED IN THE SOUTHWEST CORNER OF SECTION 16
s=841726° |/ /o L3 va AT SPAINBIA ]
SR Aotash \ S A A e pAKs AT g AND THE NORTHWEST CORNER OF SECTION 21 TOWNSHIP 3 SOUTH, RANGE 2
Z, 1=22.80 TRACT 0 WEST, WILLAMETTE MERIDIAN, YAMHILL COUNTY, OREGON
— 5 ; N
e 0 ! k \\ ( "A” <C
By 1 % o ﬂ 3
N fw L & \ \ s
> o 4 / '
~
w)
0
=3
=z

P

(OAKE AT 3PRINBBADDK NO.4

BENEFIT OWCHEH%LEM PARKS AND
RECREATION DISTR!

NOTES:

1. PARCEL OWNERS ARE LISTED IN APPENDIX "A" OF THE
SUBMITTAL APPLICATION.

T -

s
Rt

————soovosw_J ]

lr\iSTRUME T NO. 200332180

\ \\) @{{ J(H'\

2. SEE DESIGN DRAWINGS SUBMITTED WITH THIS

il APPLICATION FOR PROPOSED DEVELOPMENT ~AND
. UTILITY SERVICES.
- 5 3. THERE ARE NO EXISTING BUILDINGS ON EITHER OF
59°09" T 7
/ Nags9109"w S, /N,Q // A THE PARCELS IN THIS PARTITION PLAT. —
g ) 4. CONTOURS ARE FROM A COMBINATION OF FIELD REGISTERED
/ o )}i } / // it / SURVEY AND GIS DATA FROM THE CITY OF NEWBERG. PROFESSIONAL The Saunders Company Inc.
J e . 5. SPRINGBROOK ROAD IS SHOWN PER  AERIAL LAND SURVEYOR
Q’% e )) 155 PHOTOGRAPHS AND GIS DATA, ENGINEERING - SURVEYING
1 //// S < DESIGN BUILD SERVICES
- // / ( / \\\ 901 N. BRUTSCHER ST., SUITE#202
g)// ) \, LA 3 SURVEY REFERENC SREGON NEWBERG, OREGON 97132
A AT £ \ NS ; e : TEL: 503-337-9347 FAX: 503-554-9107
N 3. } \g \? \ 88,54\ \\7\\\ Y ES JULY 16, 1987 WWAY THESAUNDERSCOMPANY.NET
A ( ! R \// MNBQYO-QHWX W (1) PARTITION PLAT 80-61 THEODORE G. LAMBERT
E RAEEH M b N GRS\ (2) PARTITION PLAT 2004—24 \ 2294 BY: TGL DATE: 04/11/12 JOB NO. 8345
RENEWS: 12-31-2012 FILE: 8345-PP-LUA | SCALE: AS NOTED| sHeeT: 1 OF 1

70 of 319



Werth Family LLC

Attachment 4: Project Applicgtion
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CORTRU

N SPRNG]

N 1l [ - 2
SITE MAP SCALE: 1=500

PROPERTY DESCRIPTION:

£ FERNWOOD RD Z

PARCEL 3 OF PARTITION PLAT 2004-24 (PRIOR TO P.L.A. + PARTITION>

TAX LOT 2017 (YAMHILL COUNTY TAX MAP 35 2W 16D

LOCATED IN THE SOUTHWEST CORNER OF SECTION 16 AND THE NORTHWEST CORNER OF SECTION
21 TOWNSHIP 3 SOUTH. RANGE 2 WEST, WILLAMETTE MERIDIAN. YAMHILL COUNTY. OREGON

BENCHMARK DATA:

THE ELEVATIONS Of THE OAK GROVE APARTMENT TOPOGRAPHY 1S ON NGVD 1429 VERTICAL
DATUM BASED ON HOLDING YAMHILL COUNTY BENCHMARK STATION 170. BEING A BRASS DISC IN
MONUMENT BOX MARKING A 30-FOOT OFFSET TO THE NORTHERLY NORTHWEST CORNER OF
THE MCKERN DLC NO. 56G. LOCATED AT THE INTERSECTION OF SPRINGBROOK ROAD AND
SECOND STREET (FERNWOOD DRIVED. PUBLISHED BM ELEVATION=176.296 USF (53 735 METERS)

PROJECT TEAM

Hayes Street & Oak Grove Street
Newberg, Oregon

DEVELOPER

WERTH FAMLY LLC
33180 NE HAUGEN RD
NEWBERG., OR 47132
C/0 MJG DEVELOPMENT
CONTACT: MIKE GOUGLER
PH: 503.810.5576

GEOTECHNICAL ENGINEER

CIVIL DESIGN/BUILD CONTRACTOR

THE SAUNDERS COMPANY. INC.
901 N. BRUTSCHER. SUITE 202
NEWBERG. OR 97140

ENGINEERING CONTACT:  CHUCK GREGORY. P.E. (EXT-201
SURVEY CONTACT: TED LAMBERT. PL.S. PE. (EXT-203)

PHONE: 503.537.9347
FAX: 503.554 9107

ARCHITECT

SCOTT EDWARDS ARCHITECTURE
2525 E£. BURNSIDE STREET
PORTLAND. OR 47214

CONTACT: BRIAN MARES. LEED AP
PH: 503.226.3617

FAX: 503.226.3715

PROJECT MANAGER + PLANNING CONTACT: JOE SCHIEWE (EXT-202>

CONSTRUCTION CONTACT:
PHONE: 503.5379950
FAX: 503.537.9952

SITE LIGHTING DESIGNER

GEOPACIFIC ENGINEERING INC
14835 SW 72ND AVE
PORTLAND. OR 97224
CONTACT: JM IMBRIE. PE
PHONE: 503.598.8445

NORTHSTAR ELECTRICAL CONTRACTORS
19450 SW CIPOLE RD # 107
TUALATIN. OR 37062-7111

CONTACT: KEN MURPHY

PHONE: 503.612.0840

CLAR MOCRE (EXT-208>

LANDSCAPE DESIGNER

TRADEMARK LANDSCAPES, INC
PO BOX 2410

OREGON CITY, OR 497045
CONTACT: STEVE ELLIS
PHONE: (503 631-3893

FAX: 503.941.9281 FAX: 503.612.08491 FaX: (502 631-4737
UTILITY CONTACTS

WATER/SEWER/STORM TELEPHONE POWER

CITY OF NEWBERG PUBLIC WORKS FRONTIER PORTLAND GENERAL ELECTRIC

414 £ FIROT ©T.
NEWBERG OR 497132
PHONE: 503.538.9421

GAS

NORTHWEST NATURAL

19200 SW TETON AVE
TUALATIN OR 97062

CONTACT: BOB KELLER

PHONE: 502.816.0294
EMAIL: RMK eNWNATURAL.COM
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4155 SW CEDAR HILLS BLVD
BEAVERTCN. OR 97005-2016
CONTACT: DAVID ANTHONY

PHONE: 503.641.2004

EMAIL: DAVID.D.ANTHONY 6 5TR.COM

CABLE TELEVISION

COMCAST

4025 NMBUS LOOP

McMNNVILLE. OR. 47128

CONTACT: MIKE ALLEN

PHONE: 541.230.0219

EMAIL: MICHAEL __ALLEN#CABLE.COMCAST.COM

4480 SW BOECKMAN RD.
WILSONVILLE, OR 97070
CONTACT: JR AGUILAR
PHONE: 503.463.4325

FAX:
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Attachment 4; Project A
20 SYMBOL LEGEND:
525 PR 52-5" SYMBOL DESCRIPTION
STAR 1A
® DOOR TAG - SEE DOOR TYPES ON DOOR SCHEDULE SHEET
|
al
il KEYNOTE TAG - SEE KEYNOTE LEGEND ON THIS SHEET
INTERIOR ELEVATION TAG
5
el
WALL SECTION FLAG
RN b
| !
i |
{ i
! ! .
i t 2
I i 5
2 1 i o
=N |
o=/ | |
1 H
- KEY NOTES: | &
SYMBOL DESCRIPTION 0
1 BIKE PARKING (LONG TERM BIKE PARKING PROVIDED UNDER EACH L ‘ ’
EXTERIOR STAIR) pe=
I BIKE RACK: MODEL # CPBR 2-F-P BY CREATIVE PIPE INC., PORTLAND 0 —'I
5 OREGON I |
g o PROVIDE 27" HIGH CANE DETECTION RAILING WHERE HEAD HEIGHT ; .
2/ IS LESS THAN 00" AF.P a > o)
r = o o~
[ —
P (48]
i
a E Y~
- g So
2 U T
] o
SECOND FLOOR: BUILDINGS 1,2,4,6.6 AND 7 Z -
2 ).SECOND / THIRD FLOOR PLAN iR oow sutines iaio? - )
18" = 10" = == E-)
u O 8L
] — ;
; m D
132-10° < ™M =2
525" 80" 52-5°
STAIR 14
wn
12} Nl
TS
E S O
. N @
|
o t ~heed >
(4] = E ™
QS Om
™
T :E % = N
S 8o
! vE O
~hed Q:
i > T
CARPORT | O S 06 O
| =l Q.
% — . k 4—1\
o, GENERAL NOTES: Fon &
| 8
| 1.) ALL GENERAL DIMENSIONS ARE TAKEN FROM F.O. STUD OR GOLUMN G UN.O E 1) _QQJ
1 2) ALL GRIDLINES SHOWN ARE F O STUD U.N.O. '¥ E Q>)\ g
3.) IF NO DIMENSION IS SHOWN FOR A PARTICULAR WINDOW TYPE, SEE WINDOW © I o O
SCHEDULE ON SHEET AB.1. WINDOW TAGS ARE SHOWN ON THE BUILDING O I =
PLANS, SHEETS A2 1, A2.2 & A2.3 Q.
ABOVE 4) SEE DOOR SCHEDULE FOR DOOR TYPES AND INSTALLATION DETAILS , SHEET e —————
AB.1
5.) ALL GROUND FLOOR UNITS TO BE "ADAPTABLE® AS DEFINED 8 THE AvERicAns | E DATE | SUMMARY
5 WITH DISABLITIES ACT
5 6.) PROVIDE BLOCKING AT ALL FIRST FLOOR TOILET ROOMS FOR GRAB BARS
SEE INTERIOR ELEVATIONS ON SHEETS A7.1, A7 1 & A7.3 FOR LOCATIONS.
7.) 1HR FIRE-RATED WALL AND FLOOR/CEILING ASSEMBLIES REQUIRED E
BETWEEN UNITS. SEE SHEET A5.1 FOR ASSEMBLY TYPES w0
8[| SHADED AREAS INDICATE EXTENT OF VINYL FINISH FLOOR. Lgu Project #
; FLOOR PLANS - BUILDINGS
FeovE — - ———— LI 1 2and7
o
=
[©]
| —
118 Date: April 16, 2012
1 FIRST FLOOR PLAN suioines 124807 Q
18" = 100 A2 1
»
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62-5° 5215 1td
; SYMBOL DESCRIPTION arcnitectu re
2525 East Buresids SL
® DOOR TAG - SEE DOOR TYPES ON DOOR SCHEDULE SHEET e o
3032283715 fax
seatp
0 KEYNOTE TAG - SEE KEYNOTE LEGEND ON THIS SHEET
- B
. L] 3 e —————————

=

INTERIOR ELEVATION TAG

WALL SECTION FLAG i

==
2]
\@]j
yA
@ﬂ\
B

@
o
o S
8 e
P
q KEY NOTES: ;
SYMBOL DESCRIPTION D
P L
\D BIKE PARKING (LONG TERM BIKE PARKING PROVIDED UMDER EACH
e EXTERIOR STAIR) - U
B8IKE RACK: MODEL # CPBR 2-F-P BY CREATIVE PIPE INC., PORTLAND U J
OREGON N I
/E\ PROV!DE 27" HIGH CANE DETECTION RAILING WHERE HEAD HEIGHT 1 =
NS IS LESS THAN 80" AF P D > D
. N
[p— - o
=t
a E L ™~
@ IFO
J U Qo
ABOVE m
O
1
S Coow S
Jaw 2 o
i BUILDING 3 - FIRST AND SECOND FLLOOR PLANS 1 BUILDING 3 - FIRST AND SECOND FLLOOR PLANS 0 A (en] 8
18" = 10" 18" = 10" g q) g ;
; m D
< ™M =
132'-10"
80"
STAIR 1A
- (OYINN
4 N
1
TS
E S O
(@] Q
t e >
T O
({] B. Pl N
Q. O™
< 8 x>
S S0
xE O
> a g
g VO
) Q. ~
GENERAL NOTES: S 3D
g 1.} ALL GENERAL DIMENSIONS ARE TAKEN FROM F.O. STUD OR COLUMN CL U.N.O. E & Q
2.} ALL GRIDLINES SHOWN ARE F.O STUD U.N.O : U
3.} IF NO DIMENSION IS SHOWN FOR A PARTICULAR WINDOW TYPE, SEE WINDOW ('B ('B GJ
SCHEDULE ON SHEET A8.1. WINDOW TAGS ARE SHOWN ON THE BUILDING Q I 2
PLANS, SHEETS A2.1, A2.2 & A23 Q_
4.) SEE DOOR SCHEDULE FOR DOCR TYPES AND INSTALLATION DETAILS , SHEET oo
AB.1
5.) ALL GROUND FLOOR UNITS TO BE "ADAPTABLE® AS DEFINED BY THE AMERICANS EY DATE SUMMARY
WITH DISABLITIES ACT
6.) PROVIDE BLOCKING AT ALL FIRST FLOOR TOILET ROOMS FOR GRAB BARS.
SEE INTERIOR ELEVATIONS ON SHEETS A7.1, A7.1 & A7.3 FOR LOCATIONS.
7.) 1t HR FIRE-RATED WALL AND FLOOR/CEILING ASSEMBLIES REQUIRED E
BETWEEN UNITS. SEE SHEET A6.1 FOR ASSEMBLY TYPES w
8.} SHADED AREAS INDICATE EXTENT OF VINYL FINISH FLOOR. % Project #:
; FLOOR PLANS - BUILDINGS
% 3,4, 5and6
&
=t | || mee————————
Q

@ FIRST FLOOR PLAN - (BUILDINGS 4,5 and 6)

— A2.2
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architecture

2525 East Surrsda St
Peitanz, OR 97214
503,225.2617 phocs
502228.3715 fac
seatp.cem

MIBPOINT OF ROOF SLOP!

T.0.EAVE .

ggr

IH

214110

2) ;
£/ 4STFIN.FLOOR | &

gar

1) FIN.FLOOR

STAIR 1

@ BUILDING 1,2 AND 6 - ELEVATION @ BUILDING 1,2 AND 6 ELEVATION

18" = 10" 18 =10

@ BUILDING 1 AND 2 - ELEVATION (DRIVEWAY) @ 49 @ BUILDING 1,2 AND 6 - ELEVATION

8= 10 108" = 10"

Werth Family LLC

33180 NE Haugen RD.
Newberg, OR 97132

v—
0y
| - KEYNOTES THIS SHEET: q:) T
= E B sYM E S U
: = i | /T, | HORIZONTAL FIBER CEMENT LAP SIDING, 4" EXPOSURE, N v
‘ ’ : {17 | SMOOTH FINISH, PAINT. t 4‘_-01 %
] (2) | FIBER CEMENT PANEL, SMOOTH FINISH, PAINT ga G r(-,,\l)
<& xZ
g ‘ (3) | VINYL WINDOW, TYPICAL QO o IO\\
;E @) FIBERGLASS DOOR, SMOOTH FINISH, TYP, g -"EB o] %
} S -
@ BUILDING 5 - ELEVATION (DRIVEWAY) (8) | WOOD FASCIA, PAINT G o) 4(7‘) 9
148" = 10" — Q)
{6) | PREFINISHED METAL GUTTER, TYP. e U 8 Q
{7) | METAL BAR GRATE GUARDRAIL, PAINT O 8 :‘-EB g

]
{(8) | METAL BAR GRATE SCREEN WALL, PAINT T DATE | UMY

{9) | STEEL GUARDRAIL, PAINT

Qg | BIKE RACK

1:1> 27" HIGH CANE DETECTION RAIL UNDER STAIR WHERE HEAD
A HEIGHT IS LESS THAN 80".

Project #:

EXT. ELEVATIONS - BUILDINGS
1,2,3and6

/£2> PANEL JOINT - ALIGN WITH EDGE OF WINDOW, DOOR OR OPENING UNLESS NOTED
\ OTHERWISE. SEE 24 & 18/A8.3 FOR ADD'L INFO.

DESIGN REVIEW SET

A4

I Dote: April 16, 2012
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BUILDING 5 AND 7 - ELEVATION (WHITE OAK PARK ELEVATION)

BUILDING 5 AND 7 - ELEVATION

@ 178" =107

18" = 110"

BUILDING 5 AND 7 - ELEVATION

Werth Family LLC

33180 NE Haugen RD.
Newberg, OR 97132

18" = 10"

@ BUILDING 7 - ELEVATION (DRIVEWAY)

1/8" =107

KEYNOTES THIS SHEET:

a—

[}
<
=

ll

|

| ‘

|

B

HORIZONTAL FIBER CEMENT LAP SIDING, 4" EXPOSURE,

SMOQTH FINISH, PAINT.

GEETIET

©)

FIBER CEMENT PANEL, SMOOTH FINISH, PAINT

T e T

)

~

(w

VINYL WINDOW, TYPICAL

BHHYRBRIBH

=)

FIBERGLASS DOOR, SMOOTH FINISH, TYP.

@

WOOQD FASCIA, PAINT

)

PREFINISHED METAL GUTTER, TYP.

@ BUILDING 5 - ELEVATION (DRIVEWAY)

18" = 10"

S

METAL BAR GRATE GUARDRAIL, PAINT

©

METAL BAR GRATE SCREEN WALL, PAINT

I

i

architecture
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DATE | SUMMARY

@

STEEL GUARDRAIL, PAINT

)

(=}
=

G

BIKE RACK

)

C

27" HIGH CANE DETECTION RAIL UNDER STAIR WHERE HEAD

HEIGHT IS LESS THAN 80",

Project #

=

.

PANEL JOINT - ALIGN WITH EDGE OF WINDOW, DOOR OR OPENING UNLESS NOTED

OTHERWISE. SEE 24 & 18/A8.3 FOR ADD'L INFOQ.

EXT. ELEVATIONS - BUILDINGS
BUILDINGS 5, and 7

Oate: April 16, 2012
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SITE LIGHTING PLAN
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Attachment 4: Project Application

First American Title Insurance Company of Oregon
775 NE Evans Street

First American SN

Fax - (866)800-7294

FOR ALL QUESTIONS REGARDING THIS PRELIMINARY REPORT, PLEASE CONTACT:
Clayton Carter, Title Officer
Phone: {503)472-4627 - Fax: (866)800-7294 - Email: ctcarter@firstam.com

MJG Development, Inc. Order No.: 1039-1861105
901 N. Brutcsher PMBD 352 April 02, 2012
Newberg, OR 97132

Attn: Mike Gougler
Phone No.: (503)810-5576 - Fax No.:
Emait: ggoug@yahoo.com

Re:
Preliminary Title Report

2006 ALTA Owners Standard Coverage Liability $ Premium §$
2006 ALTA Owners Extended Coverage Liability $ Premium $
2006 ALTA Lenders Standard Coverage Liatility $ Premium §
2006 ALTA Lenders Extended Coverage Liability $ Premium §$
Endorsement Premium &
Govt Service Charge ' Cost $
Other Cost §

We are prepared to issue Title Insurance Policy or Policies in the form and amount shown above, insuring
title to the following described [and:

The land referred to in this report is described in Exhibit A attached hereto.
and as of March 21, 2012 at 8:00 a.m., title to the fee simple estate is vested in:

Chehalem Park and Recreation District, an Oregon non-profit corporation, as to Parcel 2
Werth Family LLC, an Oregon limited liability company, as to Parcel 3

Subject to the exceptions, exclusions, and stipulations which are ordinarily part of such Policy form and
the following:

1. Taxes or assessments which are not shown as existing liens by the records of any taxing
authority that levies taxes or assessments on real property or by the public records; proceedings
by a public agency which may result in taxes or assessments, or notices of such
proceedings, whether or not shown by the records of such agency or by the public records.

This report is for the exclusive use of the parties herein shown and is preliminary to the issuance of a
title insurance policy and shall become veoid unless a policy is issued, and the fult premium paid.
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Preliminary Report Order No.: 1039-1861105
Page 2 of 5
2. Facts, rights, interests or claims which are not shown by the public records but which couid be

ascertained by an inspection of the land or by making inquiry of persons in possession thereof.

3. Easements, or claims or easement, not shown by the public records; reservations or exceptions
in patents or in Acts authorizing the issuance thereof; water rights, claims or title to water.

4, Discrepancies, conflicts in boundary lines, shortage in area, encroachments or other facts which a
correct survey would disclose.

5. Any lien, or right to a lien, for services, tabor, material, equipment rental or workers
compensation heretofore or hereafter furnished, imposed by law and not shown by the public
records.

The exceptions to coverage 1-5 inclusive as set forth above will remain on any subsequently
issued Standard Coverage Title Insurance Policy.

In order to remove these exceptions to coverage in the issuance of an Extended Coverage
Policy the following items are required to be furnished to the Company; additional
exceptions to coverage may be added upon review of such information:

Survey or alternative acceptable to the company
Affidavit regarding possession
Proof that there is no new construction or remodeling of any improvement located on
the premises. In the event of new construction or remedeling the following is
required:

i. Satisfactory evidence that no construction liens will be filed; or

ii. Adequate security to protect against actuat or potential construction liens;

iii Payment of additionai premiums as required by the Industry Rate Filing

approved by the Insurance Division of the State of Oregon

O @

6. Subject property is under public ownership and is tax exempt. Any change in ownership before
delivery of assessment roll may result in tax liability. Account No. 527506, R3216 02016.

7. The rights of the public in and to that portion of the premises herein described lying within the
limits of streets, roads and highways.

8. An easement reserved in a deed, including the terms and provisions thereof; Parcel 2 Permanent
easement for dranage facilities
Recorded: May 21, 2001 as Instrument No. 200107893
From: Werth Family LLC, an Oregon Limited Liability Corporation
To: State of Oregon, by and through its Department of
Transortation

9, Easement as shown on the recorded Partition 2002-44
For: 10 Public Utility Easement

First American Title
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Preliminary Repert Order No.: 1039-1861105
Page 3 of 5
10. Deed of Conservation Easement, including terms and conditions contained therein:
Granted to: Chehatem Park and Recreation District, a municipal corporation
Recorded: December 23, 2003
Recording Information: 200332180
1i. Easement as shown on the recorded partition 2004-24
For: 25 foot private access easement

- END OF EXCEPTIONS -

NOTE: According to the public record, the foltowing deed(s) affecting the property herein described have
been recorded within 24 months of the effective date of this report: NONE

NOTE: Taxes for the year 2011-2012 PAID IN FULL

Tax Amount;: $36,556.32
Map No.: R3216 02016
Property ID: 527506

Tax Code No.: 29.20

Situs Address as disclosed on Yamhill County Tax Roif:

Oak Grove Apartment Project &, Oak Grove Park, Newberg, OR 97132

THANK YOU FOR CHOOSING FIRST AMERICAN TITLE!
WE KNOW YOU HAVE A CHOICE!

RECORDING INFORMATION

Filing Address: Yambhill County
535 NE Fifth Street
McMinnville, OR 97128

Recording Fees:  $41.00for the first page
$ 5.00 for each additional page

e
cc: Werth Family LLC

First American Title
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Preliminary Regort Order No.: 1039-1861105

Page 4 of 5

AME
ot LN

First American Title Insurance Company of Oregon

SCHEDULE OF EXCLUSIONS FROM COVERAGE

ALTA LOAN POLICY {06/17/06)

The following matters are expressly excluded from the coverage of this policy, and the Company wil not pay loss or damage, costs, attorneys' fees, or
expenses that arise by reason of:

1

w

(a) Any law, ordinance, permit, or governmental reguiation (including those refating ko building and zoning) restricting, regufating, prohibiting, aor
relating to
(i) the occupancy, use, or enjoyment of the Land;
(iiy the character, dimensions, or location of any improvement erected on the Land;
(i) the subdivision of fand; or
{iv) environmental protection;
or the effect of any violation of these laws, ordinances, or governmental reguiations. This Exclusion 1(a) does not modify or limit the ¢overage
provided under Covered Risk 5.
{b) Any governmental police power. This Exclusion 1(b} does nct madify or limit the coverage provided under Covered Risk 6.
Rights of eminent domain, This Exclusion does not moddify or limit the coverage provided under Covered Risk 7 or 8.
Defects, liens, encumbrances, adverse claims, or other matters
{a) created, suffered, assumed, or agréed to by the Insured Claimant;
{b) not Known to the Company, not recorded in the Public Records at Cate of Policy, but Known to the Insured Claimant and not disclosed in writing to
the Cormpany by the Tnsured Claimant prior to the date the Insured Claimant becare an Insured under this policy;
(c) resulting in no loss or damage to the Insured Claimant;
(d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk £1, 13, or 14);
or
{e) resulting in loss or ¢amage that would not have been sustained if the Insured Claimant had paid value for the Insured Mortgage.
Unenforceability of the lien of the Insured Mortgage because of the inability or failure of an Insured to comply with applicable doing-business laws of the
state where the Land is situated.
Invalidity or unenforceability in whole or in part of the ken of the Insured Mortgage that arises out of the transaction evidenced by the Insured Mortgage
and ig based upon usury or any consumer credit protection or truth-in-lending faw.
Any claim, by reasan of the operation of federal bankruptcy, state insclvency, or similar creditors’ rights laws, that the transaction creating the {ien of the
Insured Mortgage, is
(a) a fraudulent conveyance or fraudulent transfer, or
(b} a preferentiai transfer for any reason not stated in Covered Risk 13(b} of this policy.
Any lien on the Title for real estate taxes or assessments imposed by governmental autherity and created or attaching between Date of Policy and the
date of recording of the Insured Morigage in the Public Records. This Exclusion does not medify or limit the coverage provided under Covered Risk 11(b).

ALTA OWNER'S POLICY (06/17/06)

The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys' fees, or
expenses that arise by reason of;

L

i

(a) Any law, ordinance, permit, or governmental regufation (including those relating to buiiding and zoning) restricting, regulating, prohiiting, or
relating to
(i) the occupancy, use, or enjoyment of the Land;
(iiy the character, dimensions, or location of any improvement erected on the Land;
{iiiy the subdivision of fand; or
{lv} environmental protection;
or the effect of any violation of these laws, ordinances, or governmental regulaticns. This Exclusion 1(a) does not modify or limit the coverage provided
under Covered Risk 5.
{b) Any governmental police power, This Exclusion 1{b} does nct modify or Himit the coverage provided under Covered Risk 6.
Rights of eminent domain. This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.
Defects, liens, encumbrances, adverse claims, or other matters
(a) created, suffered, assumed, or agreed to by the Insured Claimant;
(b} not Known to the Company, not recorded! in the Public Records at Date of Policy, but Known to the Insured Claimant and not disclosed in writing to
the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy;
{c} resulting in no loss or damage to the Insured Claimant;
(d} attaching or created subsequent to Date of Policy (however, this does not meciify or limit the coverage provided under Covered Risks 9 and 10}; or
(e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the Titie.
Any claim, by reason of the operation of federal bankrupicy, state insolvency, or similar creditors’ rights laws, that the transaction vesting the Title as
shown in Schedule A, is
(a) a fraudulent conveyance or fraudulent transfer; or
(b} a preferentiat transfer for any reason not stated in Covered Risk 9 of this policy.
Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching between Oate of Policy and the
date of recording of the deed or other instrument of transfer in the Public Records that vests Titfe as shown in Schedule A,

SCHEDULE OF STANDARD EXCEPTIONS
Taxes of assessments which are not shown as existing liens by tha records of any taxing authority that levies taxes or assessments on real property or
by the public records; proceedings by a pubtic agency which may result in taxes or assessments, or notices of such proceedings, whether or not shown
by the records of such agency or by the pubdic records.
Facts, rights, interests or claims which are not shown by the public records but which could be ascertained by an inspection of the land or by making
inquiry of persens In possession thereof,
Easements, or claims of easement, not shown by the public recards; reservations or exceptions in patents or in Acts authorizing the issuance theraof;
water rights, claims or title to water.
Any encroachment {(of existing improvements located on the subject fand onto adjoining fand or of existing improvements
located on adjoining land onto the subject land), encumbrance, violation, variation, or adverse circumstance affecting the litle
that would be gisclosed by an accurate and compiete fand survey of the subject land. .
Any lien” or right to a fien, for services, labor, material, equipment rental or workers compensation heretofore or hereafter
furnished, imposed by law and not shown by the public recerds.

NOTE: A SPECIMEN COPY OF THE POLICY FORM (QR FORMS) WILL 8E FURNISHED UPGN REQUEST T 149 Rev. 7-22-08

First American Title
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Preliminary Report Order No.: 1039-1861105
Page 5 of 5

Exhibit "A"
Real property in the County of Yamhill, State of Oregon, described as follows:
Parcel 2 of Partition Plat 2004-24, recorded June 29, 2004 as Instrument No. 200412859, Deed and
Mortgage Records, Yamhill County, State of Oregon.
R3216-02016
Parcel 3 of Partition Plat 2004-24, recorded June 29, 2004 as Instrument No. 200412859, Deed and

Mortgage Records, Yamhill County, State of Oregon.
R3217-02017

First American Title
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Attachment 4: Project Application

Northwest Title Company

THIS SPACE RESERVED FOR RECORDER'S USE

Aler Recording Return to:

CHEHALEM PARK AND RECREATION DISTRIC™ gppycral yAMNILL COUNTY RECORDS N0
125 S, Elliott Road JAN COLEMAN, COUNTY CLERK
b
T e
Until a change is requested all tax statements @0193391208°A028454 12010018 ,
shall be sent to the following address: 03/11/2005 10:43:27 A1
DNR-00MR  Cntsl §in=z  ANITA

SAME AS ABOVE
B RRA A RN KRRk LR AR b erkas 30,00 $10.00 $11.00

STATUTORY BARGAIN AND SALE DEED
WERTH FAMILY, LLC, an Oregon Limited Liability Company, Grantor, conveys to CHEHALEM PARK
AND RECREATION DISTRICT, a Political Subdivision of the State of Oregon, Grantee, the following

described property:

Parcal 2 of Partition Plat 2004-24; ocatad in the Sabastian Brutschar D.L.C. No, 51, In the SW quartar of
Sactlon 16, Tawnship 3 South, Range 2 West, W.M., City of Nowberg, Yamhilt Gounty, Oragon.

THIS TNSTRUMENT WILL NOT ALLOW USE OF THE PROPERTY DESCRIBED IN THIS
INSTRUMENT IN VICLATION OF APPLICABLE LAND USE LAWS AND REGULATIONS, BEFORE
SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE
PROPERTY SHOULD CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING
DEPARTMENT TO VERIFY APPROVYED USES AND TODETERMINE ANY LIMITS ON LAWSUITS
AGATINST FARMING OR FOREST PRACTICES AS DEFINED IN ORS 30.930.

The true consideration for this conveyance is: $1.00

Dated this /%98 day of March, 2005

WERTH FAMILY LLC
3Y:

o e a unn
DEAN B, WERTH, Operating Manager
STATE OF OREGON, COUNTY OF Yambill )ss.

+4
The foregoing instrurient was acknowledged before me this 10 day of March , 2003 by DEAN M.
WERTH, Operating Manager of Werth Family, LLC

OFFICIAL SEAL M"‘"#

808 FICKER Natary Publie for Oregon

HOTARY PUBLIC - OAEGON
/ COMMISSION NO, 370698 Commission Expires: o .06 -20r
u?%nmsuns EXFIRES SEPT. 18, 2007 My p 7
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COMVIQUIT 1690 BTEYCASIE BT LAW PUBLISHING SO, PORTLAKD, O 0THM

B | P 3

¢
FORN HAYTY - BARGAR AHT BALE DEEC {nhvidust Mﬁ%‘pﬂ:lv)ﬂ -

LEN

DEAN WERTH

Traniry's Hames ered Addrady

Afer O, il w0 (e, Addrees, 210):

Merth Family LLC
G3.E

STATE OF OREGON,

COURLY OF canmmmrsram s emmmcmmmsavaas
1 certify that the within instrument was
received fOT (EC0Id OB mamm et a i mmem '
.| E— o'cloeX __....M., and recorded in
honk freel fvolome NO. wiwavina- ORDAZE o ooae
Recorded in Official Yamhill Counity Records n
CHARLES STERN, COUNTY CLERK y.
1L

; gl

DMR DOMR ¢ - 2 ANITA v,

49.99 10.00 20.98¢

BARGQAN ANO SALE DBED
DEAN WERTH as _to_ a 1/6 int

[Py - Ak e St Lt Betalald

WERTH_ & ELSIE FERN WERTH, Trustees of the WERIH LIVING TRUST dategd 6/15/99**

hereinafter called grantos, for the consideration hereinafter siated, does horeby grant, bargain, sell and convey unto
WERTH. FAMILY. LLC,..An.Qregon.Limited. Liablllby COMDIY.carmmmnnnnme i

KNOW ALL BY THESE PRESENTS that

hereinafter called grantes, and unto grantee's heirs, successors and assigns, all of that cortain roal prxo)xn
itarnents and appurtenances thereunto belanging or in any way appentalning, sitvated in an

State of Oregan, deseribed as foliows, ta-wit:

"kas ta a 1/6 interest and THE WERTH JOINT VENTURE, congiting of THE
HEXWORTH FAMILY PARNTERSHIP and THE PENTWORTH FPAMILY PARNERSHIP,
Oregon General Parthnerships as teo a 2/3 interest

Sae Exhibit

(IF SPACH INSUFFICIENT, COWTINUE QESCRIPTION ON NEVERSE)
To Have and (o Hold the same unto grantee and grantee's heirs, successors and assigns forever.
. The true and actual consideration paid for 1his transfer, stated in terms af dollars, s S DQN& ..., @ PO iR

AE AR RO XS R B % b PR G

FRTF HH 5 NP M MoK Hnce betwesn Ihe symbels O, if not applicable, ehould be deleied, 502 ORS 93.030.)

In consteuing this deed, where the context so requires, the singular inciudes the plural, and all grammatical changes shall be
made s0 that this deed shall apply equalty to corporations and to individuals,

IN WITNESS WHEREOF, the grantor has executed this instrument on ....... November 24,4999, —iif
grantor is a corporation, It has aused iHs name 1o be signed and ks seal, if any, affixed by an officer or other person duly suthatized

to do so by order of its board af dirgctors,

THIS INSTRUMENT IH VIDLATION OF APPLICABLE LAKD USE
QHS, BEFOAE SIGRING DR ACCEPTING THIS INSTRUMENT,
AGQUIRING FEE TITLE TO THE PROPEATY SHOVLD CHECK WY
ATE GITY OR COUNTY PLANNGRG DEPARTMENT TO VERIFY APPI
AND Y0 DETERMINE ANY LIMITS O LAWSIHNYS AGAINST FARMING
PRACGTICES AS DEFINED 18 GRS 30.510.

STATE OF OREGON, Crunty nf

This instrument wus acknowledged before mie on ..

by
BS e secmwsau—— s

[+ ]

ereskz BELMER MELTON

, with the tenements, hered-
i1l County,

both

"AY Attached

A Rtk w Kt ek ke B bemaadrobe X i

SEE ATTACHED SIGNATURE PAGES

T L P E P LR PR

Meotary Public for Qvegon
My commission expires
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SIGNATURE PAGE TC BARGAIN AND SALE DEED

Ll A T

WERTH

STATE QF OREGON CAQUNTY QF YAMHILL) ss

This instrument was acknowledged before me an the 25& day of
November, 1999 by DEAN WERTH

Notary Public #or Oxdgon

JAMED RAY STREINZ
My Commission Explres: 6’//?/200&

PR 1 NOTAHVPUBLEC-QHEGQN
e COMMISSION NO.ASZIN
11 COMMISSION FXPIRES 1 g

OFFICIAL SEAL I

WERTH LIVING TRUST DATED JUNE 15, 19995

A R s

ELMER MELTON WERTH, TRUSTZE

ELSIE FERN WERTH, TRUSTEE

STATE COF OREGON COUNTY OF YAMHILL)ss

265
This instrument was acknowledged before me on tha day of

November, 1999 by ELMER MELTON WERTH, TRUSTEE & ELSIi%EiRN WERTH,
TRUSTEE 714/ - e

OFFICIAL SEAL
 VERMILLION Notary publdc for Oregon /
MARK W.VE t /= ZZch/
T [4

$X515 noTaRY PUBLIC-CREGON My Commission Expires:
%/ GOMMISSION NO. (80056
WY COMMISSIDN EXRIRES JANUARY 20, 2001

THE PENTWORTH FAMILY PARTNERSHIP

WERTH LIVING TRUST DATED JUNE 15, 1999

it % ﬁ,{)zﬁ‘k@_

ELMER MELTON WERTH, TRUSTEE

g‘:ﬂ.a.u;} ﬁ(/m/ /f/d\/!fé :

ELSIE FERN WERTH, TRUSTEE

STATE OF OREGON COUNTY OF YAMHILL) g

This instrument was acknowledged before me on the 2(‘,1‘5 day of
November, 1939 by ELMER MILTON WERTH, TRUSTEE & ELSIE FERN WERTH,

TRUSTEE
—
OFF!CiAL SEAL M 74/‘/
ARK W, VERWILLION ,
e/ NgTARYPUSLFO-OHEGON Notary Publfic for Oregon /
B COMMISSIONND,  0B0BSS My Commission Expires: ([ 20 formr s
Y COMMISTION EXPIRES JANUARY 20, 2004 . y

!
J0 ANNB*?XTES é?

STATE OF OREGON COUNTY OF YAMHILL)ss

-
This instrument was acknowledged before me on the Z«q_m day of
November, 1999 by . YATES

Puhlic for Oregon
JAasTon Explres:

ID~1S5=2000)

/7
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FAGE TWQ - SIGNATURE PAGE TO BARGAIN AND SALE DEED

WERTH LIVING TRUST DATED APRIL 6, 1998

AQMW:\ A

DENNIS R. WERTH, TRUSTEZ

MARY 3." WERTH, TRUSTEE

[ pss ks Bt

DENNIS R, WERTH {(Individually}

“Nahi \J Hror 27

MARY S."WERTH (Individually’

STATE OF QREGON COUNTY OF YAMHILL} ss

This instrument was acknowledged before me on the Z‘:’% day of
Movember, 1999 by DENNIS R. WERTH, TRUSTEER & MARY S, WERTH, TRUSTEE
and DENNIS R, WERTH & MARY S, WERTH

g 2 il
QFFICIALSEAL

A R:Y:wﬁgﬁ%.‘gkﬁiéggu Notary Public for Oregon / / )
i NOTA :
i/ COMMIBRION NO, 004960 My Commission Expites: (/) e /voo
1Y GOMKHSSION EXPIRES JANHARY 20, 001

WRMNG TR[[f;TjDATED APRIL 17, 1990

JN‘"@ L. WERTH, TRUSTEE

O

Dﬂm WERT&%

Jf\;ﬂ . WERTH (Indivlduall}'}

£, 4l

DEANNE E. WERTH (Ingividually)

STATE OF OREGON COUNTY OF YAMHILL)ss

This lustrument was acknowledged befors me on thcrﬁ day of
Novembear, 1939 DY FeMES-b—WEREH—-FRUGPER & DEANNE &, WERTH,
TRUSTEE and by SAMES o & DEANNE E., WERTH

THE‘. H RTH FAMILY PARTNERSHIP

/7 e [ A T

DW B. WER'I‘H

@ﬁu/ﬂ/ A Dfws sty

PATRICIA A. WERTH

STATE QF OREGON COUNTY QF YAMHILL)sS

Thils instrument was acknowledged before me on Che ZS‘J\ day of
November, 1999 hy Dean E‘,dlerl, lcia A. Werth

%] NOTARYPUBLIC-CAEGON My CommisGion Efplres: S Y o
“ Wi COMMISHION NO 092108 ¥ B S:/f’;/ 2
Y COMMISSION EYPIRES MAY 14, 2000

Raj QFFICIAL SEAL 7
%‘g JAMES RAY STREINZ Noté’ry fupdic f?f Oregon

/e
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im

PAGE THREE ~ SIGNATURE PAGE T0 BARGAIN AND SALE DEED

O

BOWARD D. WERTH

s tns 227 Lo on Bl
LINDA M. WERTH

STATE OF OREGON COQUNTY OF YAMHILL)SsS

This insbrument was acknowiledged before me on the Z’.S"""4 day of
November, 1999 by Howard [, Werth & Linda M., Werth

JAMES RAY STREINZ <
NOTARY PUBLIC - CREQON My Commission Explres:

COMMISSION NO. 032103

OFFIGIAL SEAL Nortéry Pdbllic Aor Oregon :
Yot S oo

ROGER A. WERTH -
STATE OP OREGON  COUNTY OF YAMHILL) &8s

T™hig instrument was acknowledged before me on the Z57° day of
November, 1999 by /2«7<-..-— e

OFFIGIAL SEAL ~§
JAMES RAY STREMZ i

fotaky Puplic fof Oregon

NOTARYPUBLEG CREGON : .
My Commission EXpires: 5:/’?/(2000

SSION NO.G52108
LAY cammss:ompmss MAY 14, 2000

4% Z ) e
ARHARA A. CALMELS by Dean E. Werth as her Attorney in Fact

STATE OF OREGON COUNTY OF YAMHILIL)SS

This instrument was acknowledged bafore me on the wZé/C‘day of
November, 1999 by Dean E. Werth as Attorney in Fact for Barbara A.
Calmels

QEFICIAL 5L,

JAMES NAY STrE [ Notary pAblic gér Oregon
: NGT.1F:‘;.r§éJ'g¢<~ Gy ! My Comnfssion €xpixes: S/ frecc
N ! v
] MVCOMA'ISNONFEW‘? ik 1 g-‘m H
STATE OF QOREGON, -
o8,

Counéy of.. (“""‘Ll “ - On (his.,. 2(’ _day al. Nﬂyﬁm%?ﬁ' . JD‘:?('?
Lefare ma, tha und'srsrgnad a norary pubm: in &nd for said counfy nnd alale, parsonally appsared fhc within
named ............ Rirs A5k dd Tt g TTewetae 25 L M2

Jmawn fo mo to b.: tha identical individual. ... d'escnbcd in and w!xo eracutsd the within lnstrument and
acknowloedged fo me (hat... L\Q,. axu::u-‘cd the same froely and voluntarily,

IN TESTIMONY WHEREGQF, I have horeunto sof my fand and aflixed

QFFICIAL SEAL, iy obficial sopl ¢ho day and ypar last nhav, jtien.
MARK W, VERMILLION 'ZJ
NOTARY PUBLIC- OREGON

COMMIZSION NO,  (e08ts .
HYCw”!ssm“FXP’RESJ'\NUMYzo,eam My oommissiofi;ﬂ:::'}:ufubhc fjf Mfoéﬂﬂ e = X

cOoM4al-78

!—//7'],'
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/”o’r"—"_'-\.\
LAND SURVEYORS /,\; P
ENGINEERS & 30 &
EXHIBIT “A" 6037006!n:leg_-‘-_:z"
LEGAL DESCRIPTION FOR DEAN E. WERTH 111 Broadway
Vancouvar, WA
Parcel B 99660
May 26, 1999

A pareel of property located in the South half of the Sebastian Brutscher Donation Land
Claim No. 51, Township 3 South, Range 2 West of the Willamette Meridian, Yambhill County,
Oregon, described as follows:

COMMENCING at the Southeast corner of satd Brutscher Donation Land Claim;

THENCE North 00° 50' 10" East along the East iine of said Donation Land Claim, a
digtance of 2536.79 feet to the Northeast corner of the South half of said Donation Land Claimn;

THENCE North 89° 13' 14" West along the North fine of the South half of said Donation
Land Claim, a distance of 4005.30 feet to 4 point on the East line of Lot 2 of Minor Partition No.
1990-61, Yamhill County Surveys;

THENCE South 04* 03" 33* West along said East linc, 2 distance of 143.50 feet to the
TRUE POINT OF BEGINNING;

THENCE South 04° §3' 33" West continuing along said East line a distance of 143.12
feat;

THENCE South 67° 04' 37" West along said South line, 2 distance of 1207.91 fect to an
angle point;

THENCE North 22° 55 23" West along said South line, a distance of 346.71 feet to an
angic point;

THENCE North 89° 04' 35" West along said South line, a distance of [81.58 feetto a
point on the East right-of-way line of Springbrook Road;

THENCE South 08° 13' 10" West along said right-of-way line, a distance of 50.94 feet to
an angle point on the East right-of-way line of Springbrook Road, said point being 40.00 feet

from, when measured at right angles to the centerline; .

THENCE South 00? 55! 29" West along said right-ofeway line a distance of 922.18 feet
to a point on the North linc of that tract conveyed to Fernwood Grange No. 770 by deed recorded
in Volume 130, Page 511 Yamhill County records;

THENCE South 88° 59’ 09" East along said North ling, a distance of 401.00 feet to the
Northeast corner of said tract;

THENCE South 10° 11" 21" West along the East line of said tract, a distance of 130.72
feet to the Southeast corner of said tract;

J60/695-1385 » 503/283-9936 ¢ FAX 360/695-8117 * E-mail staft@olsonengr.com
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60370001 .leg

THENCE South 89° 20" 12" East along the Northerly South line of that tract conveyed to
Walter and Gladys Werth by deed recorded in Volume 3, Page 121, Yamhiil County records, a
distance of 240.04 feet to a point on the West line of said tract;

THENCE South 00° 55' 29" West along said West line, n distance of 990.00 feet to a
point on the South line of said Brutscher Donation Land Claim;

THENCE South 00° 54' 42" West alang the East line of that tract conveyed to Jesse and
Irene Walker by deed recorded in Volume 8, Page 247, Yamhill County records, a distance of

162,47 feet to a point on the North right-of-way line of Fernwood Road, said point being 30.00
feet from, when measured at right angles to the centerling;

THENCE South 897 00' 47" East along said right-of-way line, a distance 992.11 feet;
THENCE North 01° 00" 06" West a distance of 2053.64 feet;
THENCE North 89° 13' 14" West a distance of 60.02 feet;

THENCE North 01° 00" 00" West a distance of 384.72 fect to a point on a 365,00 foot
radius curve to the left;

THENCE along said 365.00 foot radius curve to the lef (the long chord of which bears
North 107 49" 52 West a distance of 124.64 feet) a distance of 125.26 feet;

THENCE North 20° 39' 45" West n distance of 10,86 feet to the TRUE POINT QF
BEGINNING,

EXCEPT the following described parcel:
A parcel of property located in the South haif of the Sebastian Brutscher Donation Land Claim
No. 51, Township 3 South, Range 2 West of the Willamette Meridian, Yamhill County, Oregon,
described as fotfows:

COMMENCING at the Southeast corner of said Brutscher Donation Land Claim:

- THENCE North 00° 50" i0" East along the East line of said Donation Land Claim, a
distance of 2536.79 feet to the Northeast corner of the South half of said Donation Land Claim;

THENCE North 89° 13' 14" West along the North line of ths South ha!f of said Donation
Land Claim, a distance of 4005.30 feet to a point on the East line of Lot 2 of Minor Partition No.
1990-61, Yamhill County Surveys;

THENCE South 04° 03' 33" West along said East line, a distance of 143.50 feet 1o 2

point on the west right-of-way line of Brutscher Street, being 30,00 feet from, when measured at
right angles to the centerline of said Brotscher Street and the TRUE POINT OF BEGINNING;

(ﬂ/f;
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60370001 lcg

THENCE South 20° 39" 45" East along said West right-of-way line a distance of 10,86
feet to a point on a 365.00 foot radius curve to the right;

THENCE continuing along the right-of-way line around said 365.00 foot radius curve to
the right (the long chord of which bears South 10° 49" 52" East a distance of 124.64 feet) a
distance of 125.26 feet;

THENCE South 01° 00" 00" East a distancea of [29.71 feet;
THENCE North 89° 22' §7" West a distance of 163.79 feet;

THENCE North 22° 55' 22" West a distance of 60.06 feet to a point on the South lin¢ of
the aforementioned Lot 2 of Minor Partition No, 1990-61;

THENCE North 67* 04' 37" East along said South line a distance of 160.17 feet to a
point on the East line of said Lot 2; '

THENCE North 04° (3' 33" East along said East tine a distance of 143.16 feet to the
~ TRUE POINT OF BEGINNING, ’

REGISTERED
PROFESSIONAL .
LAND SURVEYOR

< Wi DT

c OREGOM
FEBRUARY 2, 1983
BRUCE O, TOWLE

\ 2030

AENEWAL DATE: 6/3910"-“. _

e e e ————
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PARTITION PLAT 2004— 24

A REPLAT OF PARCEL 3 OF PARTITION PLAT 2002-44
LOCATED IN THE SEBASTIAN BRUTSCHER D.L.C. NO. 51

SOUTH 1,/2 OF THE Sw. 1/4 OF SECTION 16, AND

NORTH 1/2 AND THE S.E. 1/4 OF THE N.W. 1/4 OF SECTION 21

TOWNSHIP 3 SCUTH, RANGE 2 WEST, W.M.
CITY OF NLWBERG, YAMHILL COUNTY, OREGON

CITY OF NEWBERG PLANNING FRE NO. P—105-04
JUNE 17, 2004

NARRATIVE

THE PURPOSE 06 THIS SURVEY IS S0 PREPATE 4 FARTITION FLAT  THE PROPERTY 15 DESCATED 4S PARCEL
3 OF PARTITION PLAT 2002-44, TAMHLL COUNTY RECDRDS, THU DASS OF BEARINCS IS THE CENTERUNE OF
SPRIMGBROOK WAT BETWIEN THL SW CORMER OF THE SRUTSCWIR DLC WO 51 AND THE ME CORWIR OF THE
CREST UG MO, 52 AS SHOWN OR PARTITION PLAT 97-52. ECUNDASY DETERMINATION 1S BASED OM FOUND
UOHULENTS ARD RECORD DaTa,

THE WORTH LISE OF THIS PARTINON PLAT was OCILAENED BY HOLIENG FOUND MONUMENTS AS SET IV WINOR
PARTITON 5061 AND PROPOSED PROPERTY LME ADWSTMENT SHOWS OM G5 NG 11214 AND RECORDLO ™
RSTRUUENT N2, 199918459

THE EAST UNT WAS DITERMNED BY HOLOMG FOUND MOMULMINTS AS SCT B PARATCN PLAT 20DZ- 44

THE SOVTHERLY IMNES WERE DETERANEID BY MOLDING FCUMD MONMUMENTS AS SIT N PARTITION PLAT
2002- 42 AND PARTTION FLAT 9752, ADCITICRAL NOMGUENTS ALONG WOSTLETCE DAY, SURL STREET, AMD
ROYAL OAK STREET WERC FOUND 0 BE W RECORD POSITION, UNLESS ROTEC OTHERWISE

THE WEST LINC wAS DTTERWINED TO BE #0 FEFT TASTERLY DF, WMEM WEASURED AT RIGHMT ANGLES T0, THE
AFQREVINTIONED CENTIR(ME OF SPRINGEROOM WAY.

THAT TRACT OF LAND CONVIYED TO THE STATE OF OTGON, BY AND THROUGK 175 DEPARTUENT OF
TRAWSPORTATON, ™ MSTRUMLNT NO, 200107893 WAS OUTERMIMED BY ROLDMNG RECORD DATA PER 0COY
DRAWNG NG, 106 - 1.3 AND SAD INSTRIMENT

SURVEYOR'S CERTIFICATE

1. ANTHOMY BOWEULER, HIREBY CERTIFY THAT | HAME CORRECTLY SURWIYED AND MAQKED WITH PROPIR
MOWUUEMTS, ALL SOUNDARY COANERS Cr¢ THE LANDS REPRESENTED Os THE PARTIION PLAT, BENG LOCATED W
THE SOUTHMIST ONE GUARTER OF SECTION 16 AND THE KORTHRIST GU4RTER OF SLOCTION 21, TOWNSMIe 3 Soumv,
FANGE 7 WESY OF THE WLLAUETTE MERRXAN, OTY OF NEWBERG, YAMHTLL COUNTY, GRECOM. THE BOUNDARY BEIWG
WCRE PARTICILARLY OESLCRMEED AS FOLLOWS-

BECIMNMG AT THE oiiTtAL POINT, A 5/87 IRCr ROD WITH YELLOW PLASTIC CAP SNSCRBLO "RYDELL PLS 14377 AT
THL MOST EASTERLY NORTHEAST CORNER OF PARCEL 3, PARTITION PLAT 2002~44, YAMMLL GOUNTY PLAT RECORDS.
SMD PONT ALSO BEING ON THE WESTERLY RIGHT-OF-WAY OF BRUTSCHER STREET, 30 FEET WESTERLY OF, WHEN
MEASURED AT RICHT ANGLES TO, THE CENTERUNE OF SAID STREED THENCE ALONG SAID WOSTERLY RIGHT-OF-wAY
UNE SOUTH G1TKY00" EAST A DISTANCE GF 28983 FEET TO THE NORTHEASIERLY COANIR OF PARCEL 2, PARTINON
FLAT 2002~44, TAWSLL COUNTY PLAT RECORDS, TMENCE ALONG THE MORTHERLY UNE OF SMD PARCEL SOUTH
BSOC00” WEST A DISTANCE OF 51983 FECY YO IME SOUTHEAST CORKER OF TRACT ‘D' "0AKS AT SPRINGEROOK
NO, 2, YAUMILL COUMIY PLAT RECORDS, RA'G PONT BING 30.00 FEET EAST OF, WHEN MLASURED AT RIGHT
ANGLES T, THE CIMTERUNE OF BUML STREET, MMENCE ALONG THE EAST UNE OF S4I0 TRACT 07, NORTH 00987227
WEST & DISTANCE OF 233,29 FIET 10 A PONT OF CURVATURE: THENGE ALOHG THE ARG OF AN 11,00 FOOT RADWS
CURVE T0 THE RICMT, AN ARG CISTANCE OF 15 €2 SEET THROUGH A CLKTRAL ANGLE OF ESTIU'IZ® [THE LONG
CHOTD OF WHIGH BEARS NORTH £2°2716" TAST k DISTANCE OF 14.54 FEET) 70 A POMI OF NOm-TAXGENTAL
CURVATURE CN THI SGUTH RICHT-OF—waY LM OF MATES STREET, Saib Pt BING 37,50 FEET SOUTH OF, whEN
VEASURED AT MGHT ANGLES TO, ™ME CINTERUNE OF SANI STREST, THENCE ALONG SAID SCUTH RICHT-(F-wWAY
LINE, SOUTH 5577 357 WEIST & DISTANCE OF X225 TELT TO A PONT OF NOni-TAMGINTAL CURVATURE, SAID POWT
BEING G THE WESTERLY UNE OF TRAGY 'C, “0AKS AT SPRINGBRODN WL 2", THINCE AUONG SAD WESTERLY UNL,
ALONG THE ARC OF AN 1400 FOOT RADWUS CURVE TO THE RCMT, AW ARE DISTANCE OF 1804 FEET TUROUCH A
CENTRAL ANGLE OF 94728°43 (THE LONG CHORD OF WMICH BEARS SDUTM 47732547 EAST A DISTANCE OF 1645
FEET) TO A POINT OF TAHGERCY. SAD PONT BEMG 3000 FECY WEST OF, WHEN MEASURLD AT RIGHT ANGLES TO,
THE CENTERUNE OF BURL STRIET, THENGE SOUTH QU277 IAST & DISTANCE OF 183.57 FEET TD A POWT OF
CURVATURE: THENCE ALDNG THE ARC OF AN T1.00 FOOT RADWUS CLRVE 7O THE TOMT, AN ARG DXSTANCE OF 17,38
FEET THROUGH 4 CENTRAL ANGLE OF BZS9°28° (THL LONG CHORD OF wirCH BEARS SOUTH 4441227 wEST &
DASTANCE OF Y536 FECT) 70 A PONT BING 30.00 FSET RO OF, WHEN LEASURED AT RQHT AKGLES 70, THE
CEMTERLINE OF ROYAL OAX SYREET, THENLL SQUTH B31'05" WEST A DISTANCE OF 132.00 FEET TO & PONT oF
CURVATURE: TMENCE ALONG THE ARC OF A T1.00 FOOT RADIUS CURVE TO THE LEFT. AN ARL DISTAMCE OF 11152
FEET THROUGH A CENTRAL ANGLE OF B95328° (THE LONG CHORD OF WHICH EEARS SOUTH <441727° WEST A
CHSTANCE OF 10040 FERT} T A POMT BEING 30.00 FLEY TAST OF, WHEN MLASURLD AT RAGHT ANIRES TO, THE
CENTERUNE GF ROYAL OAK STRELT, THENCE SOUTH QO 22" EAST A DNSTAKCL OF 223.7% FECY 10 A POINT OM
THE, NORTH LINE OF LOT 148, “OAKS AY SPRINCEROOK ND. 27, THENCE ALONG THE NORTM UNE OF SAID 107 148,
SOUTH BOUT IS WEST A DISTANCE OF 90.12 FEET 10 THE NORTHEAST CORNER OF FMAT TRACT OF LAKD
DLSCRSED M INSTRUMENT NUMBER 200325055 THENCE ALONC TUE NORTH UME OF SAD TRACT, NOATH 89720712
WEST A DISTANCE ©F 240,04 FEET TO THE SCUTHIAST CORHER OF THAY TRACT AS DESCREID ™ wOLUWE 130,
FAGD 511, YAMHILL COUNTY RECONDS: THEMCT ALOMG THE EAST UNE OF SAD TRACT, NORTH 107121 £AST &
DISTAKCE OF 13063 FEET, THENCE ALOWG THE NORTH LIKD OF Saf) TRACT, NORTH BASS'09° WEST A DISTANCE OF
AGD94 FEET TO & POMT O8 THE EAST RIGHI~OF~WAY LINE OF SPRINGBROOK WAY, SAD POINT BEING 40.00 FEET
EASTIRLY OF, WHEA MEASUREG AT RIGMT ARGLES 70, TME CEWTESLINE OF SAID STREET: TMENCE ALONG SAID EAST
RIGHT- 05 - WAY LINE, HORTH OO'S5'29" EAST A DISTANCE OF T83.43 FEET 70 A POWT (N THL SOUTH LNE OF THAT
TRACT OF LAND DESCRISED IN INSTRUMENT NUMBER 200107833, YAMHLL COUNTY RECOADS: TMENCE ALOWG SMD
SCUTH LINE. SOUTH BT70F'0Y” EAST A DISTANCE OF 02.56 FEEL: THENCE ALOWG THE TAST LNE OF SUD TRACT

¥ ; THIMCE NORTH 137267207 WEST A DISTANCE OF 107.37 FEEF 1O

A FOINT O THE SOLFIHERLY LINE OF PARCEL 2. MINDR PARTITIOW 9061 THENCE ALOMG THE SCUTHERLY UNE OF
SND LNOR PARTINON. S0UTH BS4'35™ EAST A DISTANCE OF 111 79 FEET. THENCE SOUTH 22552 EASY A
DISTANCE OF 346 7% SECT. THEMCE MORTR E704°377 FAST 4 DISTANCE OF 10M7.57 FEET TO a PONT ON THE
SOUTHERLY UNE OF TMAT TRACT OF LAKD AS DESCRMIBED N INGTRUMENT NUMBER 199915458 THEMCE ALONG THE
SOUTHERLY LINE OF $A10 TRACT, SOUTH 22°55°22° TAST 4 DISTANCE OF 46.29 FEET. THEMCT SOUTH 795523
£AST A DISTANCE OF 13895 FEET THINCE NORTH 39700007 EAST A BISTANCE OF 52.13 FEET TO THE T
POMT,

EXCLUCNG THE PORTION LYNG WMTHIN THE RIGHT-OF-wAY OF HAYES STREET AS DLDXCATID 1N PARBTION PLAT
2002- 44, YAUHILL COUMTY PLAT RECORDS

COMTAINRG 1334, 561 SOUARE FEET CR 2604 ACRES. MORL O LESS

FiLu voe

DECLARATION

KNOW AL MEN BT THISC PRESENTS:  THAT WERTH FAMILY LLC, AN CREGON UWIED
UABIITY COUPANY, [LUER M. WERTH, DPTRATNG WAMACER, O ANNE YATES. OOTRATSG
MAMAGER, DEAN . WIRTH, QPERATING MANAGER, AMD HOWARD 0, WIRIH, OPCRATING
MAMACER, BEDSG TME OWMER OF THE LAND DUSCRAIED 1N THE SURVEYDA'S CERTSICATE
HERICN MADE. DD HERTRY WAXE, ESTABUSM AND DLCLARE THAT THIS PARTITOM PLAT IS &
TAUE AND CORRECT UAP AND PLAT THERECF ALL PARCELS BEWG TNL DIJEWSIONS SMOWN
AND ALL STREETS BEING THE WIDTHS SHOWN THEREON, AND CRANY ALL EAREUENTS SHOWN
n\ NOTED MERLOH.

D.:mn U WERTH, OPERATINE MAMAGER -0 »w TATES, Oombmm:n MENAGER

WER' ULY LL.C. WERTH FAMILY LLC,

DEAN € WIRTH, GPCRATING UANAGER HOARD D WERTH, CPERATING MANAGER
WERTH FAMLY Lu.C WERTH FAMLY Ll

ACKNOWLEOGMENT

STATE OF 0RXG !
B} =

counTY or )

TS INSTRUMERT WAS ACKNOWLEGCED BEFORE WE ON \V@%ﬁ

BY ELVER & WERTH, OPERATHG MANAGER, WERTH SaMEY LL ¢
Al cousson o TIIB UL
NOTARY SIGHATLRE

\ Setenm, e pones 51 OD
FOTRT PR - oneaak Boaenh 1,adog
STATE oF &ﬁr

COUNTY o

THIS DISTRUMERT WAS ACKNOWLEDGED BEFORE ME 09 LVII.@E

8Y JO ANNE YATES, OPLRATING MANACER, WERTH FAULY (LT,

L COMUISSION 2o, Ewm&mlnwl.

MY COLMBSSION EXPIRES: .m EO@
Q\ﬂmnbj W, 008

HOTARY PUBLIC - CRECOM

STATE ©F OREGON
55

Hn.!-r.q

Cowi Y OF !

TS NSTRUUEAT kS ADINOWEDEED SEFGAE NE O £l NHE
BY DEAN £ WERTH, OPERATING WANAGER, WORTH SAMLY L1 €
Tart I LMLty ovessore 25226
" SGRATIRE

h\uugn.._w P. E__é MY COMmASRON EXFIRES: B::E‘m_wﬁblm
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STATE OF OREGON )
Hultnomah 3 55
COUMTY OF waAunGEn b
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BY HOWARD D WERTH. OPERATING UANAGER, WERTH FAALY LL T,

gg covurssion No. L3 FL253
ROTRRY SxHATORE
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Attachment 4: Project Application

PARCEL 2 — PARTITION PLAT 2004-24
EXISTING LEGAL DESCRIPTION

PARCEL 2 OF PARTITION PLAT 2004-24 RECORDED JUNE 29, 2004 AS INSTRUMENT NO.
200412859, DEED AND MORTGAGE RECORDS, YAMHILL COUNTY, OREGON.

TOGETHER WITH ACCESS AND UTILITY EASEMENTS AS DISCLOSED ON THE SAID RECORDED
PARTITION PLAT.
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Attachment 4: Project Application

PARCEL 2 — PARTITION PLAT 2004-24
EXCEPTION PARCEL LEGAL DESCRIPTION

EXCEPTING THAT PORTION OF PARCEL 2 OF PARTITION PLAT 2004-24 RECORDED JUNE 29,
2004 AS INSTRUMENT NO. 200412859, DEED AND MORTGAGE RECORDS, YAMHILL COUNTY,
OREGON BEING DESCRIBED AS FOLLOWS:

COMMENCING AT THE NORTHWEST CORNER OF PARCEL 2 OF SAID PARTITION PLAT, SAID
CORNER ALSO BEING THE NORTHERLY CORNER OF PARCEL 3 OF SAID PARTITION PLAT;
THENCE SOUTH 01°00'00” EAST ALONG THE LINE COMMON TO SAID PARCELS 2 AND 3 A
DISTANCE OF 123.15 FEET TO A POINT THAT BEARS NORTH 01°00'00” W 69.48 FEET FROM
THE SOUTHWEST CORNER OF SAID PARCEL 2, SAID POINT ALSO BEING THE POINT OF
BEGINNING OF THE HEREIN-DESCRIBED EXCEPTION TRACT; THENCE CONTINUING
SOUTH 01°00'00” EAST ALONG THE LINE COMMON TO SAID PARCELS 2 AND 3 A DISTANCE
OF 69.48 FEET TO THE SOUTHWEST CORNER OF SAID PARCEL 2; THENCE SOUTH 89°13'14”
EAST ALONG THE SOUTH LINE OF SAID PARCEL 2 A DISTANCE OF 28.09 FEET; THENCE
LEAVING SAID SOUTH LINE NORTH 22°4528” WEST 75.74 FOOT TO A POINT ON THE WEST
LINE OF SAID PARCEL 2 AND THE POINT OF BEGINNING OF THE HEREIN-DESCRIBED
EXCEPTION TRACT.

SAID EXCEPTION PARCEL CONTAINING 975 SQUARE FEET, MORE OR LESS.
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Attachment 4: Project Application

PARCEL 2 — PARTITION PLAT 2004-24
ADJUSTED LEGAL DESCRIPTION

PARCEL 2 OF PARTITION PLAT 2004-24 RECORDED JUNE 29, 2004 AS INSTRUMENT NO.
200412859, DEED AND MORTGAGE RECORDS, YAMHILL COUNTY, OREGON.

TOGETHER WITH ACCESS AND UTILITY EASEMENTS AS DISCLOSED ON THE SAID RECORDED
PARTITION PLAT.

EXCEPTING THAT PORTION OF PARCEL 2 OF PARTITION PLAT 2004-24 RECORDED JUNE 29,
2004 AS INSTRUMENT NO. 200412859, DEED AND MORTGAGE RECORDS, YAMHILL COUNTY,
OREGON BEING DESCRIBED AS FOLLOWS:

COMMENCING AT THE NORTHWEST CORNER OF PARCEL 2 OF SAID PARTITION PLAT, SAID
CORNER ALSO BEING THE NORTHERLY CORNER OF PARCEL 3 OF SAID PARTITION PLAT,;
THENCE SOUTH 01°00°00” EAST ALONG THE LINE COMMON TO SAID PARCELS 2 AND 3 A
DISTANCE OF 123.15 FEET TO A POINT THAT BEARS NORTH 01°00'00” W 69.48 FEET FROM
THE SOUTHWEST CORNER OF SAID PARCEL 2, SAID POINT ALSO BEING THE POINT OF
BEGINNING OF THE HEREIN-DESCRIBED EXCEPTION TRACT; THENCE CONTINUING SOUTH
01°0000” EAST ALONG THE LINE COMMON TO SAID PARCELS 2 AND 3 A DISTANCE OF 69.48
FEET TO THE SOUTHWEST CORNER OF SAID PARCEL 2; THENCE SOUTH 89°13'14" EAST
ALONG THE SOUTH LINE OF SAID PARCEL 2 A DISTANCE OF 28.09 FEET; THENCE LEAVING
SAID SOUTH LINE NORTH 22°45728” WEST 75.74 FOOT TO A POINT ON THE WEST LINE OF
SAID PARCEL 2 AND THE POINT OF BEGINNING OF THE HEREIN-DESCRIBED EXCEPTION
TRACT.

TOGETHER WITH THAT PORTION OF PARCEL 3 OF PARTITION PLAT 2004-24 RECORDED
JUNE 29, 2004 AS INSTRUMENT NO. 200412859, DEED AND MORTGAGE RECORDS, YAMHILL
COUNTY, OREGON BEING DESCRIBED AS FOLLOWS:

BEGINNING AT THE NORTH CORNER OF SAID PARCEL 3, SAID CORNER ALSO BEING THE
NORTHWESTERLY CORNER OF PARCEL 2 OF SAID PARTITION PLAT; THENCE SOUTH
01°00'00” EAST ALONG THE LINE COMMON TO SAID PARCELS 2 AND 3 A DISTANCE OF
123.15 FEET; THENCE LEAVING SAID LINE NORTH 22°45'28" WEST 114.24 FEET TO A POINT
ON THE NORTHERLY LINE OF SAID PARCEL 3; THENCE NORTH 67°04'37" EAST ALONG SAID
NORTHERLY LINE 45.65 FEET TO THE NORTH CORNER COMMON TO SAID PARCELS 2 AND 3
AND THE POINT OF BEGINNING OF THE HEREIN-DESCRIBED TRACT.

SAID ADJUSTED PARCEL 2 CONTAINING 1.939 ACRES, MORE OR LESS.
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Attachment 4: Project Application

PARCEL 3 — PARTITION PLAT 2004-24
EXISTING LEGAL DESCRIPTION

PARCEL 3 OF PARTITICN PLAT 2004-24 RECORDED JUNE 29, 2004 AS INSTRUMENT NO.
200412859, DEED AND MORTGAGE RECORDS, YAMHILL COUNTY, OREGON.

TOGETHER WITH ACCESS AND UTILITY EASEMENTS AS DISCLOSED ON THE SAID RECORDED
PARTITION PLAT.
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Attachment 4: Project Application

PARCEL 3 — PARTITION PLAT 2004-24
EXCEPTION PARCEL LEGAL DESCRIPTION

EXCEPTING THAT PORTION OF PARCEL 3 OF PARTITION PLAT 2004-24 RECORDED JUNE 29,
2004 AS INSTRUMENT NO. 200412859, DEED AND MORTGAGE RECORDS, YAMHILL COUNTY,
OREGON BEING DESCRIBED AS FOLLOWS:

BEGINNING AT THE NORTH CORNER OF SAID PARCEL 3, SAID CORNER ALSO BEING THE
NORTHWESTERLY CORNER OF PARCEL 2 OF SAID PARTITION PLAT; THENCE SOUTH
01°00°00” EAST ALONG THE LINE COMMON TO SAID PARCELS 2 AND 3 A DISTANCE OF
123.15 FEET; THENCE LEAVING SAID LINE NORTH 22°45'28” WEST 114.24 FEET TO A POINT
ON THE NORTHERLY LINE OF SAID PARCEL 3; THENCE NORTH 67°04'37" EAST ALONG SAID
NORTHERLY LINE 45.65 FEET TO THE NORTH CORNER COMMON TO SAID PARCELS 2 AND 3
AND THE POINT OF BEGINNING OF THE HEREIN-DESCRIBED EXCEPTION TRACT.

SAID EXCEPTION PARCEL CONTAINING 2,608 SQUARE FEET, MORE OR LESS.
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Attachment 4: Project Application

PARCEL 3 — PARTITION PLAT 2004-24
ADJUSTED LEGAL DESCRIPTION

PARCEL 3 OF PARTITION PLAT 2004-24 RECORDED JUNE 29, 2004 AS INSTRUMENT NO.
200412859, DEED AND MORTGAGE RECORDS, YAMHILL COUNTY, OREGON.

TOGETHER WITH ACCESS AND UTILITY EASEMENTS AS DISCLOSED ON THE SAID RECORDED
PARTITION PLAT,

EXCEPTING THAT PORTION OF PARCEL 3 OF PARTITION PLAT 2004-24 RECORDED JUNE 29,
2004 AS INSTRUMENT NO. 200412859, DEED AND MORTGAGE RECORDS, YAMHILL COUNTY,
OREGON BEING DESCRIBED AS FOLLOWS:

BEGINNING AT THE NORTH CORNER OF SAID PARCEL 3, SAID CORNER ALSO BEING THE
NORTHWESTERLY CORNER OF PARCEL 2 OF SAID PARTITION PLAT, THENCE SOUTH
01°00'00” EAST ALONG THE LINE COMMON TO SAID PARCELS 2 AND 3 A DISTANCE OF
123.15 FEET; THENCE LEAVING SAID COMMON LINE NORTH 22°4528” WEST 114.24 FEET
TO A POINT ON THE NORTHERLY LINE OF SAID PARCEL 3; THENCE NORTH 67°04'37" EAST
ALONG SAID NORTHERLY LINE 45.65 FEET TO THE NORTH CORNER COMMON TO SAID
PARCELS 2 AND 3 AND THE POINT OF BEGINNING OF THE HEREIN-DESCRIBED EXCEPTION
TRACT.

TOGETHER WITH THAT PORTION OF PARCEL 2 OF PARTITION PLAT 2004-24 RECORDED
JUNE 29, 2004 AS INSTRUMENT NO. 200412859, DEED AND MORTGAGE RECORDS, YAMHILL
COUNTY, OREGON BEING DESCRIBED AS FOLLOWS:

COMMENCING AT THE NORTHWEST CORNER OF PARCEL 2 OF SAID PARTITION PLAT, SAID
CORNER ALSO BEING THE NORTHERLY CORNER OF PARCEL 3 OF SAID PARTITION PLAT;
THENCE SOUTH 01°00°00” EAST ALONG THE LINE COMMON TO SAID PARCELS 2 AND 3 A
DISTANCE OF 123.15 FEET TO A POINT THAT BEARS NORTH 01°00'00” W 69.48 FEET FROM
THE SOUTHWEST CORNER OF SAID PARCEL 2, SAID POINT ALSO BEING THE POINT OF
BEGINNING OF THE HEREIN-DESCRIBED EXCEPTION TRACT; THENCE CONTINUING SOUTH
01°00700" EAST ALONG THE LINE COMMON TO SAID PARCELS 2 AND 3 A DISTANCE OF 69.48
FEET TO THE SOUTHWEST CORNER OF SAID PARCEL 2; THENCE SOUTH 89°13'14" EAST
ALONG THE SOUTH LINE OF SAID PARCEL 2 A DISTANCE OF 28.09 FEET; THENCE LEAVING
SAID SOUTH LINE NORTH 22°4528"” WEST 75.74 FOOT TO A POINT ON THE WEST LINE OF
SAID PARCEL 2 AND THE POINT OF BEGINNING OF THE HEREIN-DESCRIBED TRACT,

THE ADJUSTED AREA OF PARCEL 3 CONTAINING 10.678 ACRES, MORE OR LESS.
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Attachment 4. Project Application
Oregon Traffic Engineering LLC

ADT to 16,230 ADT and the PM Peak Hour trips down from 2370 to 1845. The planned
additional 22 apartments will generate 150 ADT and 10 PM Peak Hour trips.

Review of Previous Studies: The 1999 Springbrook Oaks Mixed Use Development traffic
impact analysis completed by Kittelson and Associates, Inc, assumed that Parcel B would be
developed with a school that would generate 690 ADT and 60 PM Peak Hour trips. In the 2004
Springbrook Oaks Development Parcel H review completed by JRH Transportation Engineering
the planned development of Parcel B was changed to 62 apartment units and 82 townhomes.
The 2004 study determined that the apartments and townhomes would generate 895 ADT and 85
PM Peak Hour trips from Parcel B. The study also found a net 15% decrease in daily traffic
from the proposed changes in the development of the entire site (Parcels A through H). There
would be 3,015 fewer trips each day (ADT) from the development of the site and 525 fewer trips
during the PM Peak Hour.

The 1999 study assumed that Parcels C, D and E, lying south of Hayes (the east west
road) and west of Brutscher Street would develop with 200 apartments and 180 single family
homes. If one includes the planned school in Parcel B the total traffic in the 1999 traffic study in
areas B, C, D and E was

Land Use ITE Code Size Daily Trips PM Peak Hour
B — School 521 300 Students 690 60
C- Apts 220 200 Units 1,335 125
D — Single Family 210 100 Units 1,035 105
E — Single Family 210 88 Units 920 95
Total Trips 3,980 385
STREAM
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Attachment 4. Project Application

March 4, 2004

Joe Schiewe, P.E.

Oakridge Estates Development Corporation
4386 S.W. Macadam Avenue

Portland, OR 97239

RE:  Development Parcel H
Springbrook Oaks Specific Plan

Dear Joe:

[ have reviewed the documents and maps describing the plans for the development
within the Springbrook Oaks Specific Plan (SOSP) Development Parcel H. You
provided us with documents and maps describing the proposed 236-lot single-family
housing subdivision and a 9-hole golf course in Parcel G replacing a portion of the
property previously planned for Light Industrial. In addition, the hospital planned for
Parcel F has been constructed on another site directly accessing Highway 99. The 20-
acre SOSP hospital site has been replaced with 10 acres of assisted living facilities,
and approximately 10 acres are proposed for senior housing.

Kittelson & Associates developed a traffic report for the SOSP in 1999. This letter
updates the findings of that report and describes modifications which have occurred.

Review and Update the Assumptions of the Kittelson Traffic Study
Table 1 shows a comparison of the trips generated under the June 1999 Traftic Impact

Analysis of the Springbrook Oaks Mixed Use Development with the revised land uses
described above. The parcel layout is shown in Figure 1.
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Springbrook Oaks Specific Plan
Table 1: Trip Generation

1999 Kittelson Traffic Impact Analysis vs Current Plans

ITE Daily AM Peak Hour PM Peak Hour
Land Use Code Size Trips In QOut Total In Qut  Total
Total Trips
Parcel A— Shopping Center 820 70 ksp 5,420 80 50 130 240 255 495
Parcel B— Sehool 52+ 300-stdnts 690 165 Ho 235 25 35 60
Apartments 220 62 units 415 5 30 35 25 15 40
Townhouses 230 82 units 480 5 30 35 30 15 45
Parcel C— Apattments 220 200-units 1335 15 90 165 S 40 25
Single Family 210 70 units 725 15 40 55 50 25 75
Parcel D—Single-Family 210 +09-units 1035 20 69 29 65 46 105
Parcel-E-Single-Family 210 88-units 920 20 50 79 60 35 95
Parcels D&E— Single 210 136 units 1,405 30 80 110 90 60 150
Family
Parcel F--Hospital 610 1+00-beds 75 75 39 +05 48 30 120
Assisted Living 254 60 beds 165 7 3 10 10 15 25
Senior Housing 25/ 178 units 670 10 20 30 30 15 45
Parcel F- Med Office Bldg 720 25-4efs 865 50 19 69 25 66 35
19.5 kfs 625 40 5 45 20 45 65
Parcel G-Eight-Industriat +Ho 94test 6925 906 125 625 46 Ho4s  HI8S
Light Industrial 110 444 ksf' 3,270 425 60 485 65 495 560
Golf Course 430 9-holes 320 15 5 20 10 15 25
Parcel H- Single Family 210 90-uatts 946 20 50 79 65 35 106
236 units 2,465 50 130 180 170 90 260
URA- Single Family 210 60 units 620 S 35 40 35 25 605
S/0 Parcel H
Total Trips 19;245 | 1345 575 +920 s L6225 370
16,230 687 488 1,195 775 1,070 1,845
Internal Trips
Parcel A- Shopping Center 830 10 10 20 30 40 70
Parcel B- School 79 15 30 25 5 5 10
Parcels C,D,E&H- 655 10 5 15 40 20 60
Residential
Parcel F- Medical 256 S 5 10 5 20 25
0 0 0 0 0 0 0
Parcel G- Industrial 350 S s 10 15 15 30
165 0 0 0 0 3 [0
Total Internal Trips 55 45 35 30 90 106 195
1,650 20 [5 35 70 65 140
Pass-by Trips
Parcel A- Shopping Center 1,375 20 10 30 65 65 130
(30%)
Total Pass-by Trips 1,375 20 10 30 65 65 130
Total Net New Trips 1545 | 1,280 530 1816 585 5460 2045
13,205 647 450 1,105 635 940 1,560

NOTE: ltalics indicate changes from original plan.

JRH TRANSPORTATION ENGINEERING | March 3, 2004 | Springbrook Oaks Dev. Parcel H | 3
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Changes in Land Use

Table 1 reflects the number of changes which have occurred or are planned to occur in
the Springbrook Oaks Specific Plan area. These are itemized below.

e Parcel A — Shopping Center
This parcel has been constructed in accordance with the SOSP.

e Parcel B — School
The school has been replaced with 62 units of apartments and 82 units of townhomes.

o Parcel C — Single Family
The proposed 200 units has been reduced to 57-70 single-family units.

o Parcel D and Parcel E
The proposed 188 units between those two parcels have been reduced to a combined
136 units.

e Parcel F — Hospital

The hospital site has been replaced by a 60-bed assisted living facility and two senior
housing units, one of 55 units and the other 123 units, for a total of 178 units of senior
housing.

o Parcel F — Medical Office Building

After the assisted living and senior housing units are subtracted, as described above,
there are 35.4 gross acres remaining in Parcel F. Of that, 2.6 acres are being targeted
by the proposed Newberg/ Dundee Bypass, and another 5.2 acres will be occupied by
the golf course, which is included in the trip generation estimate for Parcel G. This
leaves a net of 27.6 acres for development.

e Parcel G — Light Industrial

Parcel G originally had a net acreage, exclusive of the Springbrook Creek corridor of
72 acres. This has been reduced by 7.9 acres for the proposed bypass and 33.2 acres
for the planned golf course. This leaves 34 acres in the M-1 Light Industrial-zoned
property. The trip generation shown is for a proportional share of the Light I[ndustrial
land and for a 9-hole golf course. Portions of the golf course are also located in
Parcel F and Parcel H; although, the entire trip generation is accounted for in Parcel
G.

e Parcel H — Single Family

This property was originally planned for 90 units. This has now been increased to
236 units. In URA land south of Parcel H, an application has been filed for
annexation and future development of this parcel. This would amount to 44
additional units of single-family dwelling units.

JRH TRANSPORTATION ENGINEERING | March 3, 2004 | Springbrook Oaks Dev. Parcel H | 4
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ODOT Highway 99 Bypass

A principal difference in the transportation system since the Kittelson report was
published is the provision of the Oregon Highway 99 bypass. This bypass passes
through the SOSP area through the southeasterly portion of Parcel F and then through
the center of Parcel G. The bypass is currently in the environmental impact study
stage. The bypass impacts the SOSP area in a number of ways. First, the land
occupied by the bypass will no longer be available for development. This in itself will
produce a significant reduction in trip generation. Secondly, the bypass will be
access-controlled without an intersection in the SOSP area. Frontage roads will be
provided at either side of the bypass to provide local access. The bypass will have a
grade-separation with Fernwood Road. Fernwood Road within the proposed ODOT
right-of-way would have to be reconstructed to build this grade separation. Because
any additional east-west connectivity within the SOSP area would require another
grade separation, the Oregon Department of Transportation has recommended that the
Hayes Street Extension envisioned in the original SOSP be eliminated.! In response,
the developer proposes continuing Hayes east from Brutscher and then northward to
intersect Highway 99 at Providence Way, which will connect to the planned northern
arterial. ODOT believes that Fernwood Road would be adequate to handle the traffic
diverted from the eliminated section of Hayes. ODOT recommends that a better
system alternative would be Fernwood Road to Brutscher Street to Hayes Street to
Springbrook Road.

! Letter — Oregon Department of Transportation — July 23, 2003 — to Jim Bennett, City Manager, City
of Newberg, from Allen Fox, Project Leader.

JRH TRANSPORTATION ENGINEERING | March 3, 2004 | Springbrook Oaks Dev. Parcel H | 5
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¢

e Access to the Post 236-lot Residential Subdivision (Greens at Springbrook)
with Development Parcel H of the SOSP

TRANSPORTATION OPTIONS FOR PARCEL H

Ideally, collectors and arterial streets should be latticed in a way to provide
connectivity in all directions. This helps to distribute traffic onto a roadway system in
a most efficient manner and helps to reduce total vehicle miles traveled.
Unfortunately, due to physical constraints, this ideal connectivity is not always
practical to achieve. However, anticipating the possibility of additional properties
being annexed by the City, the developer has designed the R-1 development in Parcel
H to connect to a possible future roadway which would provide east — west
connectivity.

The Oregon Department of Transportation is currently examining development for the
Newberg/ Dundee bypass. These plans have not been finalized. There is concern that

a connection might adversely impact development costs as a result of environmental

consequences of a possible additional bridge over East Spring Brook Creek.

Given those facts, it seems reasonable to examine whether a connection is warranted.
Three issues must be considered in this evaluation: 1) connectivity, 2) level of service
analysis, and 3) emergency service.

e Connectivity

Currently east/ west connectivity is provided in the area on Fernwood Road and on
Highway 99. Both of these connect with north/ south collector streets — Springbrook
Street, Brutscher Street, and Corral Creek Road. ODOT has stated that as part of the
Newberg/ Dundee bypass plans; they are considering developing a frontage road to
the bypass and OR 99 to provide access to properties adversely affected by the
construction of a limited access by-pass. This frontage road “would extend eastward
to provide access to all properties to the west of Springbrook Creek. All properties
east ofSpringbrook Creek would access to Corral Creek via Trails End or a newly
constructed frontage road, if necessary.”2

o Level of Service Analysis

For this analysis, we have made use of the Springbrook Ouaks Mixed-use Development
Traffic Impact Analysis by Kittelson & Associates, dated June 1999. Table 5 in the
Kittelson report indicates that the Brutscher Street/ Highway 99 intersection will
operate at level of service (LOS) D in the year 2012. With the construction of a
frontage road, traffic will be lowered at this intersection for an improved level of
service. Also, as indicated in Table 1 above, traffic volumes from the SOSP will be
approximately 25 percent less during the PM peak hour than originally projected. A
number of the improvements projected for the year 2012 have already been
completed. Hayes Street (East — West Roadway) has been constructed between

* Ibid.

JRH TRANSPORTATION ENGINEERING | March 3, 2004 | Springbrook Oaks Dev. Parcel H | 6
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¢

Brutscher and Springbrook. Also, the roundabout has been constructed at the
intersection of Brutscher and Hayes. Fernwood Road improvements west of
Brutscher are nearly complete, and a traffic signal at Hayes/ Springbrook is scheduled
for completion the summer of 2004.

e Emergency Service

The key element of providing emergency service in generally flat terrain, such as in
the southeast section of Newberg, is to ensure that there is access from at least two
different directions to all points in the development. This is achieved in Springbrook
Oaks by having access at Brutscher and Springbrook to both Highway 99 and
Fernwood Road. The development site east of Brutscher Street is located so that
circulation can be provided from both the north and south. This should alleviate any
concerns on the Springbrook Oaks side of Springbrook. East of Springbrook, future
development should be designed in such as way as to provide access both to the north
and to the south to alleviate emergency access concerns.

e Secondary Access between Parcel H and Corral Creek Road
The developer has agreed and intends to construct an emergency access road between
Parcel H and Corral Creek Road over a permanently dedicated access easement.
With concurrence of the Fire Marshall, it is proposed that an all-weather 24-foot
minimum width connection be provided from the north end of the Parcel H
development to Corral Creek. This road would not cross over any sensitive areas, as
would a Hayes Street Extension crossing over East Springbrook Creek. This roadway
could be built to accommodate pedestrians and bicyclists and, if necessary, could be
built to residential street standards and used as an outlet to Highway 99.

Another opportunity for secondary access would be a road from Parcel H to the
proposed bypass frontage road. Again, this route would not require crossing of the
sensitive Springbrook Creek area and would provide for future connections with
Corral Creek Road, allowing development of the County lands west of Corral Creek.

CONCLUSION REGARDING EAST-WEST ACCESS

Page 14 of the SOSP states that “Regardless of which access develops first, the second
access to and from development Parcel H should be provided as traffic and/or public
safety needs warrant it.

Based on the analysis described above and considering the traffic volumes projected
from the SOSP area, it can be concluded that, if emergency access as proposed is
provided, an east-west connector across the Springbrook corridor is not warranted to
accommodate the traffic or public safety needs of the proposed subdivision, the URA
lands under annexation request and for the remaining developable acres within the
SOSP.

JRH TRANSPORTATION ENGINEERING | March 3, 2004 | Springbrook Oaks Dev. Parcel H | 7
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RELATED ISSUES
o East/West connectivity for pedestrians

The SOSP has been designed to provide for east/west pedestrian and bicycle
connectivity directly across East Springbrook Creek. Two, low impact, pedestrian
crossings are planned; one at the north end of the property, the other near Fernwood
road. :

e Signalization of Fernwood and Springbrook

The Kittelson study suggests that a traffic signal would be appropriate at the
intersection of Fernwood and Springbrook; however, ODOT is planning to disconnect
the intersection of Second Street with Highway 219. As Second Street forms a
westerly extension of Fernwood Road, this disconnection will have a major effect on
traffic volumes using the intersection. It is highly likely that once Second Street is
disconnected, a signal at Springbrook and Fernwood would never be warranted. For
this reason, my recommendation is to not install a signal and to review its need
sometime after the bypass is constructed.

o Temporary Cross-section of Fernwood Road in the Vicinity of the Future
Bypass
The Newberg/Dundee bypass will be grade-separated from Fernwood Road. It is not
known at this time which road will go over the other. In either case, Fernwood Road
would be completely reconstructed as part of the bypass project in this area. Because
of this, it would not seem to be physically prudent to build the road to full collector
street standards until after the bypass improvement is in. My recommendation would
be to provide a minimum of 22 feet of paved surface with at least 2-foot gravel
shoulders on either side. From Brutscher to the sanitary sewer pump station, a
separated asphalt pedestrian way should also be provided.

o Fernwood Road Crossing of Springbrook Creek

The existing Fernwood Road crossing of East Springbrook Creek is at a sharp S’
section of Fernwood Road. It is recommended that this sharp curve be softened. The
roadway section recommended for this area would be that used in the recent crossing
of West Springbrook Creek, as shown in Figure 2. This cross-section minimizes the
impacts to the creek-related riparian areas.

e Fernwood Entrance to Parcel H Subdivision

At 236 units, plus the potential of 44 additional units in URA lands, the traffic from
the proposed subdivision is light enough to not require any special turn lane
provisions. Care should be taken at the exit to ensure that adequate sight distance is
provided.

e Traffic Volumes at Fernwood Road and Corral Creek Road
There is some local concern that the subdivision will produce abnormally high

volumes at the intersection of Fernwood Road and Corral Creek Road. The absolute
number of vehicles using this intersection will be quite low and well within the levels

JRE TRANSPORTATION ENGINEERING | March 3, 2004 | Springbrook Oaks Dev. Parcel H | 8
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capable of being handled by the intersection. This number will be diminished further
if the bypass frontage road is constructed.

s Corral Creek Road and Highway 99

Although the Kittelson report shows that the intersection of Corral Creek Road and
Highway 99 meets the ODOT volume-to-capacity (v/c) ratio standard, it also shows
that the left turns onto and off of Highway 99 will be operating at level of service
(LOS) F. This is a result of the high level of delays required for traffic trying to make
a left turn across high-speed traffic. One solution would be to place a traffic signal at
the intersection; however, volumes are going to be extremely light, and a signal at this
location coming out of a rural high-speed section of Highway 99 could be
problematic. ODOT is considering several options for this intersection ranging from
closing it altogether to placing an island in Highway 99 to limit access to and from
Corral Creek Road to be right turns only. This recommendation will serve to also
minimize traffic at the Corral Creek/ Fernwood intersection.

JRH TRANSPORTATION ENGINEERING | March 3, 2004 | Springbrook Oaks Dev. Parcel H | 9
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SUMMARY

The proposed changes in the SOSP area, especially those relating to Parcel H, Parcel
G, and Parcel F will have the effect of overall reducing traffic volumes into the SOSP
area and should have no substantial effect upon the analysis contained in the Kittelson
report.

Based on traffic demand, an additional east-west connection across East Springbrook
Creek is not warranted. There does not appear to be a need for additional analysis
beyond that which is contained in the Kittelson report and supplemented by this
document.

Please let me know if you have any further questions or desire elaboration.

Very truly yours,

James R. Hanks, P.E.

JRH TRANSPORTATION ENGINEERING | March 3, 2004 | Springbrook Oaks Dev. Parcel H | 11
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Transportation Impact Analysis

Springbrook Oaks Mixed-
Use Development '

Newberg, Oregon

KITTELSON & ASSOCIATES, INC.

*

Transportation Planning/Traffic Enginsering
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Section 5

Conclusions
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June 1999

Springbrook Oaks Mixed-Use Development Conclusions

Conclusions

The results of the traffic impact analysis indicate that the site can be developed while maintaining
acceptable operations on the surrounding transportation network. The site was assumed to be
developed with high trip generating uses to result in a conservative analysis. Actual trip generation

~‘may be less as the site develops. In addition, the analysis assumes no other significant changes to
the surrounding transportation system other than future East-West Road and extension of Brutscher
Street. Therefore, the need for and timing of the recommended improvements may vary as the site
develops and the surrounding transportation system changes. Specific conclusions and
recommendations are listed below.

CONCLUSIONS
» The study intersections currently operate with acceptable levels of service under existing
weekday a.m. and p.m. peak hour traffic conditions..

» Regardless of development of the site, 2012 background traffic conditions will require the
construction of a separate northbound right-turn lane at the Springbrook Street/Highway
99W intersection to maintain acceptable traffic operations. The remaining intersections
will continue to operate acceptably under 2012 background traffic conditions.

o Construction of dual northbound left-turn lanes at the Springbrook Street/Highway 99W
intersection is recommended after development of approximately 40 percent of the site in
order to maintain acceptable traffic operations. Construction of dual southbound left-turn
lanes at this intersection is recommended after development of 60 percent of the site.

o Construction of a separate southbound left-turn lane is recommended at the future East-

West Road/Springbrook Street intersection after development of approximately 10
percent of the site.

o The future East-West Road/Springbrook Street intersection will require a traffic signal
aftér development of approximately 60-percent build-out of the site. Construction of more
than one access on Springbrook Street may eliminate or postpone the need for this signal
by distributing the traffic.

e If the majority of site traffic is directed through the future Brutscher Street/East-West
Road intersection, then this intersection will require a traffic signal in the future.
Alternatives to a traffic signal include construction of a roundabout or an internal grid
network of streets to disperse traffic.

“% The Corral Creek Road/Highway 99W, Brutscher ‘Street/Highway 99W, Fernwood
Road/Springbrook Street, and Brutscher Street/Fernwood Road intersections are expected
to continue to operate acceptably with development of the site.

o A two-lane roadway will provide adequate capacity for the future East-West Road, but
separate left-turn lanes should be provided at all major intersections.

» Intersecting the future East-West Road halfway between Highway 99W and Fernwood
Road will provide the ideal spacing between major intersections. If this is not feasible, a
minimum of 365 feet of space is recommended between the future East-West Road and
any other major intersections on Springbrook Street.

® T_he Bast-West Road should be constructed for future connection with Hancock Street
and/or Hayes Street west of Springbrook Street to provide an alternative east-west route to

29

Kittelson & Associates, Inc.
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June 1999

Springbrook Oaks Mixed-Use Development Conclusions

Highway 99W. Although connecting the road with Hancock Street will extend the route
further west and is expected to have slightly higher utilization, either roadway 1s
constrained by Hess Creek to the west and will require motorists to use Highway 99W
when traveling further west.

o The eastern alignment of the future East-West Road is not critical for utilization as long as
connections to the parcels north and east of the site are provided.

s The potential golf course or 90 homes to be located on the cast portion of the site are low
trip generators and can be adequately served with primary access on Fernwood Road.

» Sidewalks and bicycle lanes internal to the site and between the site and the comumercial
properties to the north will provide for safe circulation of pedestrians and bicyclists and
encourage non-automobile trips, potentially reducing automobile traffic.

s More than one access is recommended for emergency vehicles for all major areas of the
site. :

Kittelson & Associates, Inc.
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City of Planning and Building Department
_— P.O. Box 970 = 414 E First Street = Newberg, Oregon 97132
) ew erg 503-537-1240. Fax 503-537-1272 www.newbergoregon.gov

WE WANT YOUR COMMENTS ON A PROPOSED NEW
DEVELOPMENT IN YOUR NEIGHBORHOOD

A property owner in your neighborhood submitted an application to the City of Newberg to
acquire approval to construct a multi-family apartment development. Development review
applications include a property line adjustment, preliminary partition plat, code adjustment
and a Type 11 design review. You are invited to take part in the City's review of this project by
sending in your written comments. For more details about giving comments, please see the
back of this sheet.

The development would include seven apartment buildings holding 84 mid-market apartment
units, 123 on-site parking spaces, pedestrian paths, dedicated storage and a resident garden
on a portion of Yamhill County Tax Lot 3216 02017.

APPLICANT: MJG Development, Inc.; Attn: Mike Gougler
TELEPHONE: (503) 810-5576

PROPERTY OWNER: Werth Family LLC; Attn: Dean Werth
LOCATION: 3411 Hayes Street, Newberg, Oregon 97132
TAX LOT NUMBER: 3216-02017

Working Together For A Better Community-Serious About Service"

\1192.168.2.156\Land Projects\8345\ENGINEERING\Land Use Entitlements\Applications-Narratives\Title & Notices\8345 Type Il Notice.doc
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We are mailing you information about this project because you own land within 500 feet of the
proposed new project. We invite you to send any written comments for or against the proposal
within 14 days from the date this notice is mailed.

If you mail your comments to the City, please put the following information on the outside of the
envelope:

Written Comments: File No. DR1-12-003, PAR-23-002, ADJC-12-001, ADJP-12-002
City of Newberg Planning & Building Department

PO Box 970

Newberg, OR 97132

You can look over all the information about this project or drop comments off at Newberg City
Hall, 414 E. First Street. You can also buy copies of the information for a cost of 25 cents a
page. If you have any questions about the project, you can call the Newberg Planning Division
at 503-537-1240.

All written comments must be turned in by 5:00 p.m. on
Any issue which might be raised in an appeal of this case to the Land Use Board of Appeals
(LUBA) must be submitted to the City in writing before this date. You must include enough
detail to enable the decision maker an opportunity to respond. The applicable criteria used to
make a decision on these applications (s) are found in the Newberg Development Code sections
15.210, 15.220, 15.230, 15.235, 15.310, 15.405, 15.410, 15.415, 15.420, 15.425, 15.430, 15.440,
15.505 and Springbrook Oaks Specific Plan Appendix A, B & PUD-07-04/ADJ-131-04.

The City Planning director will make a decision at the end of a 14-day comment period. If you
send in written comments about this project, you will be sent information about any decision
made by the City relating to this project.

Date Mailed:

Working Together For A Better Community-Serious About Service"

\1192.168.2.156\Land Projects\8345\ENGINEERING\Land Use Entitlements\Applications-Narratives\Title & Notices\8345 Type Il Notice.doc
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500 Foot List

ParcellD
R321602002

R321602004

R321602005
R321602013
R321602016
R321602017

. R3216CC00100

R3216CC01100

© R3216CC01200

" R3216CC01300
R3216CC01400

R3216CD0G100

* R3216CD00200
'R3216CD0030C
R3216CD00400
R3216CD00S00
R3216CD00600
R3216CD00700
3216CD00B00
R3216CDG0S00
R3216¢D01000
#3216C001100
- K3216CD01200
k32160001300
'R3216CD01400
R3216CD01500
R3216CDO1600
;§§215c001700
R3216CDO1800
R3216CD01900

R3216CD02000

R3216CD021G0
R3216CD02200
R3216CD02300
R3216CD02700
R3216CD02800
~R3216CD02900
§ﬁ215c003000
‘ﬁ3216CD03100
R3216CD03200
R3216CDO3300
R3216CD03400
'R3216CD03500

I

Site Addr
901 N Brutscher St

3300 E Portland Rd

3220 E Portland Rd
3720 Mistletoe Dr
3575 Oak Grove 5t

0

3105 E Portland Rd

0 E Portland Rd

3102 E Portland Rd

0 E Portland Rd

705 N Springbrook Rd

0

3729 Bur Oak Ct
3719 Bur Oak Ct
3713 Bur Oak Ct
3707 Bur Oak Ct
3703 Bur Oak Ct
3633 Bur Oak Ct
3629 Bur Qak Ct
3625 Bur Oak Ct
3619 Bur Oak Ct
3613 Bur Oak Ct
3607 Bur Oak Ct
3606 Bur Oak Ct
3612 Bur Oak Ct
3618 Bur Oak Ct
3624 Bur Oak Ct
3628 Bur Qak Ct
3632 Bur Qak Ct
3702 Bur Oak Ct

3708 Bur Oak Ct

3712 Bur Qak Ct
3718 Bur Oak Ct
3728 Bur Oak Ct
439 Oak Leaf St
429 Qak Leaf St
419 Qak Leaf 5t
409 Oak Leaf St
401 Qak Leaf St
349 Oak Leaf St
339 Oak Leaf 5t
329 Oak Leaf St
319 Oak Leaf St

Site City

Newberg
Newberg

Newberg
Newberg
Newberg
Newberg
Newberg
Newherg
Newberg
Newberg

Newberg
Newberg

Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg

Newberg
Newberg

Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg

Newberg

Site Zip
97132

97132

97132
97132
97132
97132
97132
97132
97132
97132
97132

97132

97132
97132
97132
97132
§7132
97132
97132
97132
97132
97132
97132
97132
97132
97132
87132
97132
97132
97132

97132

97132
97132
97132
97132
§7132
97132
97132
97132
97132
87132
97132
97132

Acres
2.8000

17.35CC

1.3800
2.0300
1,9000
10.720C
0.600C
4.8200
0.3600
0.2700
1.4800

0.1500

0.0982
(,0998
0.G977
0.0956
0.0985
0.0913
0.0893
0.0918
0.0850
0.0829
0.1028
0.1038
0.0806
0.0806
0.0828
0.0806
0.0806
0.0850

0.0806

0.,0806
0.0850
0.0806
0.1035
0.0782
0.0826
0.0785
0.0787
0.0831
0.0750
0.0792
0.0837

Beds Baths

0
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0.00

0.00

0.0C
0.0¢
0.00
0.00
.00
0.00
2,00
1.50
0.00

C.00

2.50
2.50
2.50
2.50
2.5C
2.50
2.50
2.50
2.50
2,50
2,50
2.50
2.50
2.50
2.50
2.5C
2.50
2,50

2,50

2.50
2,50
2.50
2.50
2.50
2.50
2.50
2.50
2.50
2.50
2.50
2.50
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o o o o o O

2270
1946

1988
1B65
1988
1865
2205
1994
1BGS
2205
1994
1865
1988
1865
1994
1B65
1988
1865
1994
2205

1994

1865
2205
1988
2205
1994
2205
1865
1994
2205
1865
1988
2205
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First American Title

owner

werth investment I LLC

Texas Commerce Bank National
Association

United States Nationa! Bank Of Qregon
Chehalem Park & Recreation District
Chehalem Park And Recreation District
Werth Family LLC

Convenience Retailers LLC

Francis Enterprises Inc

Francis Enterprises In<

Francis Deborah

Jennings Jerry M

Oaks At Springbrock Homeowners
Assoc

Williams Todd E

Knox Brenda L & John S
Crugnale Ercolino M Jr & Laura N
Afonso Ramon

Duerr Jeffrey M

Wirkkala Douglas G

Calton Tara L

Kawahara Yasunari & Rebecca L
Amsg LLC

Marsico Francescc & Raffaelina
Gibbs Patrick L & KarenJ B
Rodriguez David & Tamara L
Apa-Hali Paula )

Kraig Krystal M

Gotham Robert D

Mix Melissa A & Claude C
Knutson Andy James-Lee
Lawson Waiten W & Shelby L

Federal Home Loan Mortgage
Corporation

Appie Alda & Earl A Trustees For
Samter Rachel & Joshua
Bacon Robert S Jr & Kari J
Water Todd & Fengling
Tesiow Katie & Richard
Tannler Nicole H & Kurt M
Davis Jolee N

Johnson Living Trust
Johnson David & Elizabeth
Motta Jared P

Kuenzi Teresa

Bak Hun



R3216CD03600
R3216¢D03700
R3216CD03800
R3216CD03900
R3216CD04G00
R3216CD04100
R3216CD04200
R3216CD04300
R3216CD04400
R3216CD04500
R3216CD04600
R3236CD04700
R3216CD04860
R3216CD04900
R3216CD05000
R3216CD05100
R3216CD05200
§$216CD05300
R3216CD0E5400
R3216CD05500
R3216CD05660
R3216CDO5700
R3216CD05800
R3216CDO5900
R3216CD06000

R3216CD06100

f3216CD06200
#3216C006300
R3216CD06400
R3216CD06500
R3216CD06600
R3216CD06700
R3216CDO6800
R3216CD06900
R3216CD07000
R3216CDGT100
R3216CD07200
R3216CD07300
R3216CD07400
R3216CD07500
R3216CD07600
R3216CD07700
R3216CDO7800
R3216CD07900
R3216CD08000
R3216CD08100
R3216CDOB200
R3216CD0B300
R3216CD08400
R3216CD0B500

309 Qak Leaf St
303 Cak Leaf St
308 Qak Leaf 5t
318 Oak Leaf St
328 Oak Leaf St
338 Oak Leaf St
348 Qak Leaf St
400 Qak Leaf St
408 Oak Leaf St
418 Qak Leaf 5t
428 Cak Leaf St
438 Oak Leaf St
3503 Bur Oak Alley
3507 Bur Oak Alley
3511 Bur Qak Alley
3515 Bur Qak Alley
3517 Bur Oak Alley
3521 Bur Qak Alley
3525 Bur Qak Alley
411 Burl St

3519 Willow Cak Dr
3513 willow Gak Dr
3509 Willow Qak Dr
3505 Willow Oak Dr
3501 willow Qak Dr

0

3729 Qak Hollow Dr
3725 OQak Hollow Dr
3721 Oak Hollow Dr
3717 Oak Hollow Dr
3713 Oak Hollow Dr
3709 Oak Hollow Dr
3705 Qak Hollow Dr
3701 Oak Hollow Dr
3629 Oak Hollow Dr
3625 Oak Hellow Dr
3621 Qak Holfow Dr
3617 Oak Hollow Dr
3613 Qak Hollow Dr
3609 Qak Hellow Dr
3605 Cak Hollow Dr
31601 Qak Hollow Dr
717 Oak Hollow Dr
713 Cak Hellow Dr
709 Oak Holiow Dr
705 Cak Holiow Dr
627 Qak Hollow Dr
623 Oak Hollow Dr
619 Oak Hollow Dr
615 Oak Hellow Dr

Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg

Newberg
Newberg

Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberyg

Newberg

97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
87132

97132

97132
97132
97132
97132
97132
97132
§7132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132

0.0795
0.1259
0.0874
0.0806
0.0806
(.0850
0.G817
0.0805
0.0761
0.0721
0.0721
0.1154
0.0733
0.0585
0.0601
0.6618
0.0636
0.0653
0,0857
0.0643
0.0503
0.0505
0.0505
0.0506
0.0773

0.0898

0,0666
0.G441
0.0436
0.0632
0.0632
0.0435
0,0435
0.0632
G.0632
0.0435
0.0418
0,0715
0.1090
6.0509
0.0466
0.0604
0.0576
0.0430
0.0435
0.0786
0.0850
0.0436
0.0436
0.0884

< uwwuwuwwwuuuwuwh.&wubwhuuw
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2,50
2,50
2.50
2.50
2.50
2.50
2,50
2.50
2.50
2.50
2.50
2.50
2,50
2.50
2.50
2,50
2.50
2.50
2.50
2.50
2.50
2.50
2.50
2.50
2,50

0.00

2.50
2.50
2,50
2.50
2.5¢
2.50
2.50
2.50
2.50
2.50
2,50
2.50
2,50
2.50¢
2.50
2,50
2,50
2.50
2.50
2.50
2.50
2,50
2,50
2.50
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1865
2203
2205
1594
1865
2205
1994
1865
2205
1588
1865
2205
1611
1875
1785
1611
1875
1785
1875
1611
1785
1611
1785
1611
1875

¢

1641
1551
1551
1647
1681
1592
1592
1681
1648
1536
1536
1648
1658
1556
1556
1658
1656
1543
1543
1656
1644
1543
1543
1644

Wang Peter C

Creighton Kirk G & Belinda L
Hope Gecrge L & Constance L
Banc Of America Funding 2006-a Trust
Vasquez Anthony & Stephanie
Meyer Mary H

patterson }ustin T & Melissa H
Kelley Heather D & George L
Choate Erald & Yesenia
Tschan Liana T

Wanner Donald M Jr

Malich Gaetano

Walker Greggory B & Alissa K
Rague} Corie S

Toye Ryan M & Kelly M {wros}
Mendonsa Paul A

Fidanzo Tyjer & Brittany
Focareto David M & Kathryn L
Nomie Habib A & Dorcas
Gorny Nancy 2

Dean Anthony C

Wang Peter C

Snider Brian R & Rebecca S
Glaven Cathy L & Scott C
Davidhi Arber

Oaks At Springbrook Homeowners
ASS0C

QOkelley Deborah A

Smith Patrick J & Hsin-Hui Chien
Comfort Kandie L

Hillyard Mark A & Cindy L
Kaeo Kenneth & Heather
Davidson Joseph E & Vera
Marten Julie A

Lashiey Carot

Smith Kristina

Farris Samuel & Sarah R
Qelke Christian & April 50
Ritala Stacey

Kallianis Anthony M & Sally
McClay Brandy

Welsh Ryan & Kate

Stein Matthew C & Jocelyn M
Jeronimeo Lucy M

Marohn Beatrice Trustee For
Gladheim David M

McCarty William G

Bryant Kenna I

McNamara Michael T & Julie M
Harris Watter C & Diana M
Harris Walter C & Diana M



R3216CD08600
R3216CD08700
R3216CD0BBO0

3216CDO8Y00
R3216CD09000

R3216CD09100

R3216CD09200

R3216CD09300

R3216CD09400
R3216CD09500
R3216CD09600

R3216CD0S700
R3216CD0S800
R3216CD09900
R3216CD10000
R3216CD10100

R3216CD10200

R3216CD10300
R3216CD10400
R3216CD10500
R3216CD10600
R3216CD10700
"3216CD10800
K3216CD10900

3216CD11000
R3216CD11100
#4216CD11200
R3216CD11300
R3216CD11400
R3216CD11500
R3216CD11600
R3216CD11700
R3216CD11800
R3216CD11900
R3216CD12000
[3216CD12100
R3216CD12200

R3216CD12300

R3216CD12400
R3216CD12500
R3216CD12600
R3216CD12700
R3216CD12800
R3216CD12900
R3216CD13000
R3216CD13100
R3216CD13200
R3216CD13300

R3216CD13400

3600 Oak Grove 5t
3604 Oak Grove St
3608 Cak Grove St
3612 Oek Grove St
3616 Oak Grove 5t
3620 Oak Grove St
3624 Oak Grove St
3628 Qak Grove St
3702 Oak Grove St
3706 Qak Grove St
3710 Oak Grove St
3714 Oak Grove St
3718 Oak Grove St
3722 Oak Grove St
3726 Qak Grove St
3730 Cak Grove St

0

600 Little Oak St
604 Little Oak St
608 Little Oak St
612 Littie Cak St
616 Little Cak St
620 Little Oak St
624 Little Oak St
628 Little Oak St
704 Little Oak St
708 Little Dak St
712 Little Oak St
716 Little Oak 5t
720 Little Cak St
724 Little Cak St
728 Little Oak St
732 Little Oak St
736 Littie Oak St
740 Little Oak St
744 Little Oak St
748 Little Oak 5t

0

722 Cak Hollow Dr
718 Cak Hollow Dr
714 Oak Hollow Dr
710 Oak Hollow Dr
706 Oak Hollow Dr
702 Qak Hollow Dr
3701 Oak Grove St
3705 Oak Grove 5t
3709 Oak Grove St
3713 Oak Grove St

3717 Qak Grove St

Newberg
Newberg
Newberg
Newberg
fNewberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg

Newberg
Newberg

Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg

Newberg

Newberg
Newberg
Newberg
Mewberg
Newberg
Newberg
Newberg
Newberg
Newberg

Newberg

Newberg

97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
§7132

97132

97132
97132
97132
97132
97132
97132
97132
§7132
97132
97132
97132
97132
97132
§7132
97132
97132
97132
97132
97132
97132

97132

97132
97132
97132
97132
97132
97132
97132
97132
97132
97132

97132

0.0508
0.0463
0.0454
0.0644
0.0640
0.0435
£.0435
0.0565
0.,0565
0,0435
0.0435
C.0565
0.0565
0.0435
0.0432
0.0946

0.0469

0.0879
0.0420
0.0424
0.0816
0.0566
0.0436
0.043¢6
0.0567
0.0567
0.0436
0.0436
0.0567
0.0567
0.0436
0.0436
0.0567
0.0567
0.0436
0.0436
0.0736

0.0341

0.0464
0.0344
0.0464
0,0464
0.0344
0.0565
0.0711
0.0344
0.0344
0.0464

0.0464

uwwwuwwuuuuwuuuwuuuw [+ uuwuwuuuwwwwwuuw
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2.50
2.50
2,50
2.50
2,50
2.50
2.50
2.50
2.50
2,50
2,50
2.50
2.50
2.50
2.50
2.50

2.50
2.50
2,50
2.50
2.50
2.50
2.50
2.50
2,50
2.50
2.50
2.50
2.50
2.50
2.50
2.50
2.50
2.50
2,50
2.50

0.00

2.50
2.50
2.50
2.50
2,50
2,50
2.50
2,50
2.50
2.50
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1667
479
1479
1667
1654
1448
1448
1654
1674
1513
1513
1674
1652
1523
1523
1652

0

1674
1619
1619
1674
1674
1619
1619
1674
1674
1619
i61%
1674
1674
1619
1619
i674
1674
1619
1619
1674

1864
1817
1864
1864
1817
1864
1852
1822
1822
1853

1853

Mashberger Judy

Smith Norbert R & Mary M
Rice David G

Cocke Peter ) & Carolyn W
Sherman Michael & Emily
Romero Stephanie N
Newkirk Danette L
Schmelling Heather M
McNelis Kathleen L

Deveny Susette Trustee For
Campbell Deann

McCarthy Kathleen

LA Rotonda Dominic M
Morse Shannon M & Keith A
Bergen Marcus

Sawyer Mark

Daks At Springbrook Homeowners
Assoc

Adamski Caitlin E

Whitmore David } & Patricia K
Dickerson Bradley & Jami
Holland Carole Trustee For
Reed Robert W

Rinehart Kelly A

Barnes Lance M & Yolanda B
Birtcher Kable & Heather
Morgan Travis C & Kalina M
Folk Gregory A f Melissa L
Moore Katie

Zinkel Terrence D & Donna M
Horgan-Dickson LLC

Cenotto Lisa

Haraden Robert

Lietz June D

Koepke Stanley

Harrelf Charles }

willows Sean M

Stagg Larry S & Debra M

Oaks At Springbrook Homeowners
Ass0C

Palmore John

Smialek Gary M

Keliogg Janice L

Gray Gary R & Kelki
Avedovech Barbara

Korol Peggy A & Emil B
Bush Joseph L & Haley E
Rue Sarah S

Wilson Daniel C & Laurte L
Lund Michael & Melissa

Hebert Thomas B & Susan A Trustees
For



R3216CD13500
R3216CD13600
R3216CC13700
ﬁgz1eco13800
R3216CD13900
R3216CD14000
R3216CD14100
k32160014200
R3216CD14300
R3216CD14400

R3216CD14500
R3216CD14600

R3221BA00201
R3221BA00202
R3221BA00203
K3221BA00204
R3221BA00205
ﬁ§221BAoozos
K3221BA00207
R3221BA00208
R3221BA00209
32218400210
k32218400211
R3221BAD0212
R3221BA00213
R3221BA00214
R3221BA00215
R3221BA00216
R3221BA00217
R3221BA00218
R3221BA00219
§5221BA00220
55221BA00221
65221BA00222

R3221BA00223

R3221BAD0224
R3221BA00225
R3221BA00242
R3221BA00243
R3221BA00244
R3221BA00245
R3221BA00246
R3221BAD0247
R3221BA00248
R3221BA00249
k3221BA00253

A3221BB00100

R3221BB00200

3721 Oak Grove St
3725 Oak Grove St
3729 Dak Grove St

703 Little Oak St
707 Littie Oak St
711 Little Cak St
715 Little Oak St
719 Little Oak St
723 Little Oak St
727 Little Oak St
731 Little Oak St

0

231 Burl 5t
241 Buri 5t
251 Burl S5t
261 Burl St
271 Burl St
281 Burl 5t
301 Burl 5t
311 Burl St
321 Buri St
331 Burl St
341 Burl St
351 Burl St
346 Royal Oak St
336 Royal Qak St
326 Royal Qak St
316 Royal Qak St
306 Royal Oak St
300 Royal Oak St
286 Royal Oak St
276 Royai Oak St
266 Roval Oak St
256 Royal Oak St

246 Royal Oak St

236 Royal Oak St
226 Royal Oak 5t
211 Royai Oak St
221 Royal Qak St
231 Royal Dak St
241 Royal Dak St
251 Royal Oak St
261 Royal Dak St
271 Royal Oak St
281 Roval Oak St
]

216 NE Springbrook

Rd

212 NE Springbrook

Rd

Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg

Newberg
Newberg

Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg

Newberg

Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg
Newberg

97132
97132
97132
97132
97132
97132
97132
97132
97132
97132
§7132

97132

97132
97132
97132
97132
§7132
97132
97132
97132
97132
97132
97132
§7132
97132
97132
97132
97132
97132
97132
$7132
97132
97132
97132

97132

97132
57132
97132
97132
97132
97132
97132
97132
97132
97132
97132

97132

97132

0.0344
0.0344
0.0621
0.0563
0.0344
0,0344
0.0464
0.0464
0.0344
0.0344
0.0462

0.0129

0.1136
0.1155
0.1136
0.1155
0.1136
0,1145
0.0662
0.0662
0.0662
0.06G2
0.0738
0.0739
0.0814
0.0662
0.0662
0.0662
0.0662
0.0662
0.1145
0.1136
0.1155
0.1136

0.1155

0.1136
0.1155
0.1408
0,1391
0.1373
0.1355
0.1337
0.1320
0.1302
0.1277
0,0261

1.2300

2,0000
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2.5¢ 1826 Rosal Michael E & Racquel

2.50 1826 Smialek Michael

2.50 1853 Palma Michael G & Amy ]

2,50 1817 Zolotoff Nicholas T & Lindsay H
2.50 1817 Gurlides Stephen P Ir & Susan K
2,50 1817 Grobey Gail

2,50 1817 Romer Richard ¥ & Kammy M
2.50 1777 Petrillo Anthcny R

2,50 1817 Whitzel Denny N

2.50 1817 Everett Steven L & Shiela C

2,50 1777 Taylor-Weber Anthony & Jamie
0.00 @ g::osc.‘\t Springbrook Homeowners
3.00 2392 Van Dordrecht Cornell J & Julie D
3,00 2086 Grimm Heather

3.00 2295 Cetter Dianna C & Eric F

3,00 2941 Chencweth David B & Shari L
3,00 2392 Root Bradford ) & Shandal ]

3,00 2941 Nadora Luisitc S & Florinia G
2,50 1628 Clyde Jeffrey )

2,50 1790 Gonzales Arian Baguero

2.50 1533 Bonnell James M & Kimberlee
2.50 1676 Peters Dewayne & Mary A

2.50 2138 Popoff Peter C & Vicki L

2,50 1790 Crew Hillery

2,50 1790 Aley Clinton M & Norma I

2,50 1772 Courter Patrick D

2,50 1533 Bender Timothy & Nancy

2.50 1790 Jensen Gayle M

2,50 1772 Corsetti Shane

2,50 1533 Senegor Meris Trustee For

3.00 2392 Griffith Stuart

2.50 1957 Opitz Nancy

2,50 2295 Shinneman Charles & Jessica E
3.00 2392 Parker Virginia L

2.00 2958 Fégmmei Lawrence D & Linda D Trustess
3.00 2392 Maskew Rodney M & Denise M
3.00 2856 Stanley Tommy H & Kathy

4,00 3397 Maugeri Rose

4,00 3064 Beecher Christopher ] & Christine
3.00 2769 Wells Jeffrey & Karyn K

3.00 2392 Harris Jacob E & Amanda S

2,50 2856 Flannigan Lynn M & Michael W
3,00 2959 Andrews David W & Margaret
3.00 2392 Harris Bryan ) & Gennie 5

3.00 2359 Mendenhall David Trustee For
0.00 0 Chehalem Parks & Recreation District
0.00 0 Fernwood Grange NO 770

1,50 2002 Landis Curt & Tammy L
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208 NE Springbrook

R3221BB00300 H) 47132 0.3600 2  2.00 2050 Kindsvogol Robert W & Susan M
R3221BB00400 O NE Springbrock Rd 97132 0.8300 O 0.00 0 Mueller Gerald 0 & Mary S

3221BB00500 :g“ NE Springbrook 97132 0.9900 4  3.00 2088 Mueller Gerald D & Mary S
}®32218B00600 ;36 NE Springbrook 97132 0.6800 3  2.50 1443 Stout Linda M

R3221BBO0700 112 N Springbrook Rd Newberg 97132 3,9700 2.50 2148 Anderson Lawrence 1 & Christie L

R3221BB01000 0 97132  1.0000 0.00 O Spencer John W & Janelle L

R3221BBO1100 305 N Springbrock Rd Newberg 97132 6.2100 0.00 O Spencer John W & Janelle L

o o o w

R3221BB01200 309 N Springbrook Rd Newberg 97132  5.6400 06.00 0O Portland General Etectric Company
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Attachment 4: Project Application

Joe Schiewe

From: Joe Schiewe

Sent: Friday, April 13, 2012 2:08 PM

To: 'jfames.coombes@fredmeyer.com'

Cc: 'Mike Gougler'

Subject: Newberg Oakgrove Apartments development improvements on Fred Meyer property

Thank you for granting Mike Gougler and | with a meeting today regarding the proposed WFLLC Oakgrove Apartments development adjacent to your Newberg
store and its proposed improvements on Fred Meyer property. Please review the following draft meeting notes and let me know if | missed something and/or
you remember anything differently. Thanks.

1)
2)

3)
4)

5)

6)

7)
8)

Both parties agree that the proposed 84 unit apartment development with the proposed pedestrian stair connection and landscape/fence buffer should
be a win/win opportunity.

Fence location - Both parties agreed that maintenance of the slope by WFLLC, the sound barrier qualities and delineation of landscaping responsibilities
would be enhanced by placing the fence at top of slope.

Fence type - Jim asked whether the fence could match the one installed by Fred Meyer adjacent to the fuel station — Mike agreed.

Fence, stair & landscaping encroachment construction & maintenance easement — WFLLC would be responsible for the maintenance of the proposed
improvements; Jim will try to find and forward a previously approved easement to follow.

Stair & railing details: a) 6” rise/12” run treads with brushed concrete finish, b) lighting: Mike said a variance would be required to light it from
apartment side due to the City’s lighting limits across property lines. It was agreed to try to find a power source on Fred Meyer’s property to provide any
lighting needs so that electrical permits would not have power crossing a property line, c) railing — standard metal tube stair railing with baked on black
vinyl coating & anti-skateboarding bumps. (added)

Landscaping — Proposing evergreen trees with wildflower ground cover near the top of the slope and deciduous trees with vinca ground cover on
steeper slopes. Jim mentioned a specific pine tree type that Fred Meyer did not have luck with in the past, Mike said that type would not be used and
we would show in the landscape drawing what the proposed types were.

Storage — Jim said that might be able to accommodate some temporary storage needs.

Stripping topsoil fill placement on panhandle strip of WFLLC land — Jim thought that an easement that allowed minor encroachment of the proposed
topsoil fill onto Fred Meyer’s property up against the east side of its water quality swale berm could be accommodated. WFLLC would be responsible to
maintain the planted grass surface of the topsoil fill and buttressing the swale berm.

Thanks again.

Joe Schiewe
Property R&D Manager

3852 NE Zimri Drive
Newberg, Oregon 97132
Phone: (503) 537-9950 x 202
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Attachment 4. Project Application

GeoPacific

Engingering, ne.

Real-World Geotechnical Solutions
Investigation * Design » Construction Support

April 3, 2012
Project No. 12-2540

Mr. Dean Werth & Mr. Mike Gougler
Werth Family, LLC

33180 NE Haugen Road

Newberg, Oregon 97132

Via email: ggoug@yahoo.com

CC: Joe Schiewe, The Saunders Company jschiewe@thesaunderscompany.net

SUBJECT: GEOTECHNICAL ENGINEERING REPORT
OAK GROVE APARTMENTS
HAYES STREET & OAK HOLLOW DRIVE
NEWBERG, OREGON

This report presents the results of a geotechnical engineering study conducted by GeoPacific
Engineering, Inc. (GeoPacific) for the above-referenced project. The purpose of our investigation
was to evaluate subsurface conditions at the site and to provide geotechnical recommendations for
site development. This geotechnical study was performed in accordance with GeoPacific Proposal
No. P-4128, dated March 2, 2012, and your subsequent authorization of our proposal and General
Conditions for Geotechnical Services.

SITE DESCRIPTION AND PROPOSED DEVELOPMENT

The subject site is approximately 4 acres in size located northwest of the intersection of Hayes
Street and Oak Hollow Drive in the City of Newberg, Yamhill County, Oregon. Topography is flat to
very gently sloping. Grades steepen slightly to the west where a small drainage is present. The
site is currently unimproved and vegetation consists primarily of short grasses.

A site plan indicates the proposed development includes the construction of seven structures for
residential apartments. It is our understanding that five of the structures will be two-story buildings
and two will be three-story. The two-story structures adjacent to the drainage are planned with
daylight basement storage below the living space. A grading plan has not been finalized; however,
we anticipate cuts and fills will be on the order of 8 and 5 feet, respectively.

14835 SW 72" Avenue Tel (503) 598-8445
Portland, Oregon 97224 Fax (503) 941-9281
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REGIONAL AND LOCAL GEOLOGIC SETTING

Regionally, the subject site lies within the Willamette Valley/Puget Sound lowland, a broad
structural depression situated between the Coast Range on the west and the Cascade Range on
the east. A series of discontinuous faults subdivide the Willamette Valley into a mosaic of fault-
bounded, structural blocks (Yeats et al., 1996). Uplifted structural blocks form bedrock highlands,
while down-warped structural blocks form sedimentary basins.

The subject site is underlain by the Quaternary age (last 1.6 million years) Willamette Formation, a
catastrophic flood deposit associated with repeated glacial outburst flooding of the Willamette
Valley (Madin, 1990). The last of these outburst floods occurred about 10,000 years ago. In the
Tualatin basin, these deposits consist of horizontally layered, micaceous, silt to coarse sand
forming poorly-defined to distinct beds less than 3 feet thick. Locally, the flood deposits are
mantled by a thin layer of loess (windblown silt) that is difficult to distinguish from the water
deposited silt. Regional studies indicate that the thickness of the Willamette Formation in the
vicinity of the subject site is approximately 60 feet (Madin, 1990).

Underlying the Willamette Formation is an unnamed sequence of non-marine, fine-grained strata
that consists of moderately to poorly lithified siltstone, sandstone, mudstone, and claystone with
common wood fragments and minor volcanic ash and pumice (Yeats et al., 1996). These rocks
are tentatively correlated with the Sandy River Mudstone, and the Troutdale and Helvetia
Formations. The estimated thickness of unnamed sedimentary rock beneath the subject site is
about 500 feet. The unnamed strata rest on Miocene (about 14.5 to 16.5 million years ago)
Columbia River Basalt, a thick sequence of lava flows which forms the crystalline basement of the
basin.

REGIONAL SEISMIC SETTING
At least three major fault zones capable of generating damaging earthquakes are thought to exist in
the vicinity of the subject site. These include the Portiand Hills Fault Zone, the Gales Creek-

Newberg-Mt. Angel Structural Zone, and the Cascadia Subduction Zone.

Portland Hills Fault Zone

The Portland Hills Fault Zone is a series of NW-trending faults that include the central Portland Hills
Fault, the western Qatfield Fault, and the eastern East Bank Fault. These faults occurin a
northwest-trending zone that varies in width between 3.5 and 5.0 miles. The combined three faults
vertically displace the Columbia River Basalt by 1,130 feet and appear to control thickness changes
in late Pleistocene (approx. 780,000 years) sediment (Madin, 1990). The Portland Hills Fault occurs
along the Willamette River at the base of the Portland Hills, and is about 18 miles northeast of the
site. The Qatfield Fault occurs along the western side of the Portland Hills, and is about 16 miles
northeast of the site. The accuracy of the fault mapping is stated to be within 500 meters (Wong, et
al., 2000). No historical seismicity is correlated with the mapped portion of the Portland Hills Fault
Zone, but in 1991 a M3.5 earthquake occurred on a NW-trending shear plane located 1.3 miles east
of the fault (Yelin, 1992). Although there is no definitive evidence of recent activity, the Portland Hills
Fault Zone is assumed to be potentially active (Geomatrix Consultants, 1995).

Gales Creek-Newberg-Mt. Angel Structural Zone

The Gales Creek-Newberg-Mt. Angel Structural Zone is a 50-mile-long zone of discontinuous, NW-
trending faults that lies about 3.5 miles southwest of the subject site. These faults are recognized in
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the subsurface by vertical separation of the Columbia River Basalt and offset seismic reflectors in
the overlying basin sediment (Yeats et al., 1996; Werner et al., 1992). A geologic reconnaissance
and photogeologic analysis study conducted for the Scoggins Dam site in the Tualatin Basin
revealed no evidence of deformed geomorphic surfaces along the structural zone (Unruh et al.,
1994). No seismicity has been recorded on the Gales Creek Fault or Newberg Fault; however, these
faults are considered to be potentially active because they may connect with the seismically active
Mount Angel Fauit and the rupture plane of the 1993 M5.6 Scotts Mills earthquake (Werner et al.
1992: Geomatrix Consultants, 1995).

Cascadia Subduction Zone

The Cascadia Subduction Zone is a 680-mile-long zone of active tectonic convergence where
oceanic crust of the Juan de Fuca Plate is subducting beneath the North American continent at a
rate of 4 cm per year (Goldfinger et al., 1996). A growing body of geologic evidence suggests that
prehistoric subduction zone earthquakes have occurred (Atwater, 1992; Carver, 1992; Peterson et
al., 1993; Geomatrix Consultants, 1995). This evidence includes: (1) buried tidal marshes recording
episodic, sudden subsidence along the coast of northern California, Oregon, and Washington, (2)
burial of subsided tidal marshes by tsunami wave deposits, (3) paleoliquefaction features, and (4)
geodetic uplift patterns on the Oregon coast. Radiocarbon dates on buried tidal marshes indicate a
recurrence interval for major subduction zone earthquakes of 250 to 650 years with the last event
occurring 300 years ago (Atwater, 1992; Carver, 1992; Peterson et al., 1993; Geomatrix
Consultants, 1995). The inferred seismogenic portion of the plate interface lies approximately 50
miles west of the Portiand Basin at depths of between 20 and 40 kilometers below the surface.

FIELD EXPLORATION

Our site-specific exploration for this report was conducted on March 15, 2012. A total of 14
exploratory test pits were excavated with a backhoe provided by The Saunders Company at the
approximate locations shown on Figure 2. It should be noted that exploration locations were
located in the field by pacing or taping distances from apparent property comers and other site
features shown on the plans provided. As such, the locations of the explorations should be
considered approximate.

A GeoPacific geologist continuously monitored the field exploration program and logged the test
pits. Soils observed in the explorations were classified in general accordance with the Unified Soil
Classification System. During exploration, our geologist also noted geotechnical conditions such
as soil consistency, moisture and groundwater conditions. Logs of test pits are attached to this
report. The following report sections are based on the exploration program and summarize
subsurface conditions encountered at the site.

Undocumented Fill — Undocumented fill was encountered in test pits TP-1, TP-9, TP-11, TP-12,
and TP-14. The fill generally consisted of soft to medium stiff clayey silt with trace subangular rock
and trace organics. In explorations, the fill extended to 0.5 to 6.5 feet below the ground surface. A
thin (6 to 9 inches thick) topsail horizon had developed on the fill in test pits TP-11 and TP-12. We
anticipate other areas of fill may exist in the vicinity of the existing streets, the parking lot to the
north, and adjacent to the drainage.

Buried Topsoil — A Buried topsoil horizon was encountered beneath the undocumented fill in test
pits TP-1, TP-9, and TP-14. The buried topsoil was generally highly organic SILT (OL-ML) and
varied in thickness from 0.5 to 2 feet.
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Topsoil — Topsoil was encountered at the ground surface in test pits TP-2 through TP-8, TP-10,
and TP-13. The topsoil horizon generally consisted of highly to moderately organic, brown SILT
(OL-ML). The topsoil was loose, moist, contained many fine roots, and extended to a depth of
about 12 to 18 inches below the ground surface.

Willamette Formation — Material belonging to the Willamette Formation was encountered beneath
the fill or topsoil horizon in all explorations. These soils were typically light brown, clayey SILT
(ML) with strong orange and gray mottling and were generally medium stiff to very stiff. In test pits,
soils belonging to the Willamette Formation extended to a depth of about 5.5t0 9.5 feet below the
ground surface.

Weathered Sandy River Mudstone — Underlying the Willamette Formation in test pits TP-10 and
TP-12 through TP-14 was weathered Sandy River Mudstone. These soils generally consisted of
very stiff, micaceous, light brown, silty CLAY (CL). The clay to silt generally exhibited orange and
gray mottling, and extended beyond the maximum depth of exploration (9 feet).

Soil Moisture and Groundwater

On March 15, 2012, soils encountered in test pits were moist to wet. Groundwater seepage was
encountered in test pits TP-1, TP-3, TP-4, TP-6, TP-7, TP-10, TP-11, and TP-13 at depths ranging
between 0.5 to 6.5 feet. Discharge was visually estimated at 1 to 5 gallons per minute.

Experience has shown that temporary perched storm-related groundwater conditions often occur
within the surface soils over fine-grained native deposits such as those beneath the site,
particularly during the wet season. It is anticipated that groundwater conditions will vary depending
on the season, local subsurface conditions, changes in site utilization, and other factors.

CONCLUSIONS AND RECOMMENDATIONS

Our investigation indicates that the proposed development is geotechnically feasible, provided that
the recommendations of this report are incorporated into the design and construction phases of the
project. GeoPacific should review the foundation excavation prior to placement.

Site Preparation

Areas of proposed construction and areas to receive fill should be cleared of vegetation and any
organic and inorganic debris. Existing buried structures, if encountered, should be demolished and
any cavities structurally backfilled. Organic-rich root zones should then be stripped from
construction areas of the site or where engineered fill is to be placed. The estimated average
necessary depth of removal in undisturbed areas for moderately organic soils is about 12to 15
inches. The final depth of soil removal will be determined on the basis of a site inspection after the
stripping/ excavation has been performed. Stripped topsoil should preferably be removed from the
site. Any remaining topsoil should be stockpiled only in designated areas and stripping operations
should be observed and documented by the geotechnical engineer or his representative.

Remaining undocumented fills and any subsurface structures (dry wells, basements, driveway and
landscaping fill, old utility lines, septic leach fields, etc.) should be removed and the excavations
backfilled with engineered fill. Explorations indicate that 0.5 to 6.5 feet of undocumented fill is
present at the site. We anticipate that other areas of undocumented fill likely exist outside our
explorations. The fill encountered in our explorations had a low to moderate organic content. This
material should be suitable for reuse as engineered fill provided that it is blended with low organic
material and properly moisture conditioned prior to placement.
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Engineered Fill

All grading for the proposed construction should be performed as engineered grading in
accordance with the applicable building code at time of construction with the exceptions and
additions noted herein. Proper test frequency and earthwork documentation usually requires daily
observation and testing during stripping, rough grading, and placement of engineered fill. imported
fill material must be approved by the geotechnical engineer prior to being imported to the site.
Oversize material greater than 6 inches in size should not be used within 3 feet of foundation
footings, and material greater than 12 inches in diameter should not be used in engineered fill.

Engineered fill should be compacted in horizontal lifts not exceeding 8 inches using standard
compaction equipment. We recommend that engineered fill be compacted to at least 90% of the
maximum dry density determined by ASTM D1557 (Modified Proctor) or equivalent. Field density
testing should conform to ASTM D2922 and D3017, or D1556. All engineered filt should be
observed and tested by the project geotechnical engineer or his representative. Typically, one
density test is performed for at least every 2 vertical feet of fill placed or every 500 yd®, whichever
requires more testing. Because testing is performed on an on-call basis, we recommend that the
earthwork contractor be held contractually responsible for test scheduling and frequency.

Site earthwork will be impacted by soil moisture and shallow groundwater conditions. Earthwork in
wet weather would likely require extensive use of cement or lime treatment, or other special
measures, at considerable additional cost compared to earthwork performed under dry-weather
conditions. In general, Cement would need to be added once the moisture content gets about 5
percent above optimum. The cement should be added initially at 5 percent by volume and 1
percent additional for every 2 percent moisture content over and above 5 percent over optimum to
a maximum of 10 percent cement content.

Wet Weather Earthwork

Soils underlying the site are likely to be moisture sensitive and may be difficult to handle or
traverse with construction equipment during periods of wet weather. Earthwork is typically most
economical when performed under dry weather conditions. Earthwork performed during the wet-
weather season will probably require expensive measures such as cement treatment or imported
granular material to compact fill to the recommended engineering specifications. If earthwork is to
be performed or fill is to be placed in wet weather or under wet conditions when soil moisture
content is difficult to control, the following recommendations should be incorporated into the
contract specifications.

> Earthwork should be performed in smali areas to minimize exposure to wet weather.
Excavation or the removal of unsuitable soils should be followed promptly by the ptacement
and compaction of clean engineered fill. The size and type of construction equipment used
may have to be limited to prevent soil disturbance. Under some circumstances, it may be
necessary to excavate soils with a backhoe to minimize subgrade disturbance caused by
equipment traffic;

» The ground surface within the construction area should be graded to promote run-off of surface
water and to prevent the ponding of water;

> Material used as engineered fill should consist of clean, granular soil containing less than 5
percent fines. The fines should be non-plastic. Alternatively, cement treatment of on-site soils
may be performed to facilitate wet weather placement;
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» The ground surface within the construction area should be sealed by a smooth drum vibratory
roller, or equivalent, and under no circumstances should be left uncompacted and exposed to
moisture. Soils which become too wet for compaction should be removed and replaced with
clean granular materials;

» Excavation and placement of fill should be observed by the geotechnical engineer to verify that
all unsuitable materials are removed and suitable compaction and site drainage is achieved,;
and

» Bales of straw and/or geotextile silt fences should be strategically located to control erosion.

If cement or lime treatment is used to facilitate wet weather construction, GeoPacific should be
contacted to provide additional recommendations and field monitoring.

Excavating Conditions and Utility Trenches

We anticipate that on-site soils can be excavated using conventional heavy equipment such as
scrapers and trackhoes to a depth of 12 feet. All temporary cuts in excess of 4 feet in height
should be sloped in accordance with U.S. Occupational Safety and Heath Administration (OSHA)
regulations (29 CFR Part 1926), or be shored. The existing native soil is classified as Type B Soil
and temporary excavation side slope inclinations as steep as 1H:1V may be assumed for planning
purposes. This cut slope inclination is applicable to excavations above the water table only.
Maintenance of safe working conditions, including temporary excavation stability, is the
responsibility of the contractor. Actual slope inclinations at the time of construction should be
determined based on safety requirements and actual soil and groundwater conditions.

Saturated soils and groundwater may be encountered in utility trenches, particularly during the wet
season. We anticipate that dewatering systems consisting of ditches, sumps and pumps would be
adequate for control of perched groundwater. Regardless of the dewatering system used, it should
be installed and operated such that in-place soils are prevented from being removed along with the
groundwater.

Vibrations created by traffic and construction equipmént may cause some caving and raveling of
excavation walls. In such an event, lateral support for the excavation walls should be provided by
the contractor to prevent loss of ground support and possible distress to existing or previously
constructed structural improvements.

PVC pipe should be installed in accordance with the procedures specified in ASTM D2321. We
recommend that trench backfill be compacted to at least 90% of the maximum dry density obtained
by Modified Proctor ASTM D1557 or equivalent. Initial backfill lift thickness for a %"-0 crushed
aggregate base may need to be as great as 4 feet to reduce the risk of flattening underlying flexible
pipe. Subsequent lift thickness should not exceed 1 foot. If imported granular fill material is used,
then the lifts for large vibrating plate-compaction equipment (e.g. hoe compactor attachments) may
be up to 2 feet, provided that proper compaction is being achieved and each lift is tested. Use of
large vibrating compaction equipment should be carefully monitored near existing structures and
improvements due to the potential for vibration-induced damage.

Adequate density testing should be performed during construction to verify that the recommended
relative compaction is achieved. Typically, one density test is taken for every 4 vertical feet of
backfill on each 100-lineal-foot section of trench.
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Erosion Control Considerations

During our field exploration program, we did not observe soil types that would be considered highly
susceptible to erosion. In our opinion, the primary concern regarding erosion potential will occur
during construction, in areas that have been stripped of vegetation. Erosion at the site during
construction can be minimized by implementing the project erosion control plan, which should
include judicious use of straw bales and silt fences. If used, these erosion control devices should
be in place and remain in place throughout site preparation and construction.

Erosion and sedimentation of exposed soils can also be minimized by quickly re-vegetating
exposed areas of soil, and by staging construction such that large areas of the project site are not
denuded and exposed at the same time. Areas of exposed soil requiring immediate and/or
temporary protection against exposure should be covered with either mulch or erosion control
netting/blankets. Areas of exposed soil requiring permanent stabilization should be seeded with an
approved grass seed mixture, or hydroseeded with an approved seed-muich-fertilizer mixture.

Foundations

Based on our understanding of the proposed project and the results of our exploration program,
and assuming our recommendations for site preparation are followed, native deposits or
engineered fill are anticipated to be encountered at or near the foundation level of the proposed
structures. These soils are generally medium stiff to very stiff and should provide adequate
support of the structural loads.

Shallow, conventional isolated or continuous spread footings may be used to support the proposed
structure, provided they are founded on competent native soils as indicated above. We
recommend a maximum allowable bearing pressure of 1,500 pounds per square foot on native
siols and 2,000 pounds per square foot (psf) for designing the footings on fill soils. The
recommended maximum allowable bearing pressure may be increased by a factor of 1.33 for short
term transient conditions such as wind and seismic loading. All footings should be founded at least
12 inches below the lowest adjacent finished grade. Minimum footing widths should be determined
by the project engineer/architect in accordance with applicable design codes.

Assuming construction is accomplished as recommended herein, and for the foundation loads
anticipated, we estimate total settlement of spread foundations of less than about 1 inch and
differential settlement between two adjacent load-bearing components supported on competent
soil of less than about % inch. We anticipate that the majority of the estimated settlement will
occur during construction, as loads are applied.

Wind, earthquakes, and unbalanced earth loads will subject the proposed structure to lateral
forces. Lateral forces on a structure will be resisted by a combination of sliding resistance of its
base or footing on the underlying soil and passive earth pressure against the buried portions of the
structure. For use in design, a coefficient of friction of 0.5 may be assumed along the interface
between the base of the footing and subgrade soils. Passive earth pressure for buried portions of
structures may be calculated using an equivalent fluid weight of 390 pounds per cubic foot (pcf),
assuming footings are cast against dense, natural soils or engineered fill. The recommended
coefficient of friction and passive earth pressure values do not include a safety factor. The upper
12 inches of soil should be neglected in passive pressure computations unless it is protected by
pavement or slabs on grade.
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Footing excavations should be trimmed neat and the bottom of the excavation should be carefully
prepared. Loose, wet or otherwise softened soil shouid be removed from the footing excavation
prior to placing reinforcing steel bars. GeoPacific should observe foundation excavations prior to
placement of reinforcing steel and formwork, to verify that an appropriate bearing stratum has been
reached and that the actual exposed soils are suitable to support the planned foundation loads.

The above foundation recommendations are for dry weather conditions. Due to the high moisture
sensitivity of engineered fill and native soils, construction during wet weather is likely to require
overexcavation of footings and backfill with compacted, crushed aggregate. As a result of this
condition, we recommend foundation excavations be observed to verify subgrade strength.

Concrete Slabs-on-Grade

Preparation of areas beneath concrete slab-on-grade floors should be performed as recommended
in the Site Preparation section. Care should be taken during excavation for foundations and floor
slabs, to avoid disturbing subgrade soils. If subgrade soils have been adversely impacted by wet
weather or otherwise disturbed, the surficial soils should be scarified to a minimum depth of 8
inches, moisture conditioned to within about 3 percent of optimum moisture content, and
compacted to engineered fill specifications. Alternatively, disturbed soils may be removed and the
removal zone backfilled with additional crushed rock.

For evaluation of the concrete slab-on-grade floors using the beam on elastic foundation method, a
modulus of subgrade reaction of 150 kcf (87 pci) should be assumed for the medium stiff native silt
soils anticipated at subgrade depth. This value assumes the concrete slab system is designed and
constructed as recommended herein, with a minimum thickness of crushed rock of 8 inches
beneath the slab.

Interior slab-on-grade floors should be provided with an adequate moisture break. The capillary
break material should consist of ODOT open graded aggregate per ODOT Standard Specifications
Table 02630-2 or open graded %”-0 rock containing less than 5% fines from an approved source.
The minimum recommended thickness of capillary break materials on re-compacted soil subgrade
is 8 inches. The total thickness of crushed aggregate will be dependent on the subgrade
conditions at the time of construction, and should be verified visually by proof-rolling. Under-slab
aggregate should be compacted to at least 90% of its maximum dry density as determined by
ASTM D1557 or equivalent.

In areas where moisture will be detrimental to floor coverings or equipment inside the proposed
structure, appropriate vapor barrier and damp-proofing measures should be implemented. A
commonly applied vapor barrier system consists of a 10-mil polyethylene vapor barrier placed
directly over the capillary break material. Other damp/vapor barrier systems may also be feasible.
Appropriate design professionals should be consulted regarding vapor barrier and damp proofing
systems, ventilation, building material selection and mold prevention issues, which are outside
GeoPacific’'s area of expertise.
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Pavement Design

For design purposes, we used an estimated resilient modulus of 4,000 for compacted native soil.
Table 1 presents our recommended minimum pavement section for dry weather construction.

Table 1 - Recommended Minimum Dry-Weather Pavement Section

Material Layer Private Driveways Parking Lots Compaction Standard
. : . 91%/ 92% of Rice Density
Asphaltic Concrete (AC) 3in. 2.5in. AASHTO T-209
Crushed Aggregate Base 2in 2in 95% of Modified Proctor
%"-0 (leveling course) ) ’ AASHTO T-180
Crushed Aggregate Base 10in 8in 95% of Modified Proctor
1%"-0 ) : AASHTO T-180
: : 95% of Standard Proctor
Subgrade 12in. 12in. ASTM T-99 or equivalent

For design purposes, we used an estimated resilient modulus of approximately 15,000 for cement
treated native soil. Table 2 presents our recommended minimum pavement section for wet weather
and cement treated construction.

Table 2 - Recommended Minimum Cement Treated Pavement Section

Material Layer Private Driveways Parking Lots Compaction Standard

91%/ 92% of Rice Density
AASHTO T-209

95% of Modified Proctor

Asphaltic Concrete (AC) 3in 25in.

Crushed Aggregate Base

%"-0 (leveling course) 2in. 4in. AASHTO T-180
Crushed Aggregate Base 4in _ 95% of Modified Proctor
1%2"-0 ’ AASHTO T-180
5 % to 10% cement by volume
Subgrade 12in. 12 in. 95% of Standard Proctor

ASTM T-99 or equivalent

Any pockets of organic debris or loose fill encountered during ripping or tilling should be removed
and replaced with engineered fill (see Site Preparation Section). In order to verify subgrade
strength, we recommend proof-rolling directly on subgrade with a loaded dump truck during dry
weather and on top of base course in wet weather. Soft areas that pump, rut, or weave should be
stabilized prior to paving. |f pavement areas are to be constructed during wet weather, the
subgrade and construction plan should be reviewed by the project geotechnical engineer at the
time of construction so that condition specific recommendations can be provided. The moisture
sensitive subgrade soils make the site a difficult wet weather construction project.

During placement of pavement section materials, density testing should be performed to verify
compliance with project specifications. Generally, one subgrade, one base course, and one
asphalt compaction test is performed for every 100 to 200 linear feet of paving.
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Seismic Design

Structures should be designed to resist earthquake loading in accordance with the methodology
described in the 2006 International Building Code (IBC) with applicable 2007 Oregon Structural
Specialty Code (OSSC) revisions. We recommend Site Class D be used for design per the OSSC,
Table 1613.5.2. Design values determined for the site using the USGS (United States Geological
Survey) Earthquake Ground Motion Parameters utility are summarized below.

Table 3. Recommended Earthquake Ground Motion Parameters (2006 IBC / 2007 OSSC)

Parameter Value

Location (Lat, Long), degrees 45,304, -122.944

Mapped Spectral Acceleration Values
(MCE, Site Class D):

Short Period, S, 0.856 g
1.0 Sec Period, Sy 0.337 g
Soil Factors for Site Class D
Fa 1.158
Fy 1.726
SD; =2/3 xF,x S 06619
SD; = 2/3 x Fy X S4 0.388 g

Soil liquefaction is a phenomenon wherein saturated soil deposits temporarily lose strength and
behave as a liquid in response to earthquake shaking. Soil liquefaction is generally limited to
loose, granular soils located below the water table. Following development, on-site soils will
consist predominantly of stiff native coarse and fine-grained soils which are not considered
susceptible to liquefaction. Therefore, it is our opinion that special design or construction
measures are not required to mitigate the effects of liquefaction.

Drainage

The outside edge of perimeter footings should be provided with a drainage system consisting of
3-inch diameter, slotted, flexible plastic pipe embedded in a minimum of 1 ft° per lineal foot of
clean, free-draining gravel or 1 1/2” - 3/4” drain rock. The drain pipe and surrounding drain rock
should be wrapped in non-woven geotextile (Mirafi 140N, or approved equivalent) to minimize the
potential for clogging and/or ground loss due to piping. Water collected from the footing drains
should be directed into the local storm drain system or other suitable outlet. A minimum 0.5
percent fall should be maintained throughout the drain and non-perforated pipe outlet. The 0.5
percent fall may be omitted provide a 4-inch diameter, slotted, flexible plastic pipe is utilized in
construction. Down spouts and roof drains should not be connected to the foundation drains in
order to reduce the potential for clogging. The footing drains should include clean-outs to allow
periodic maintenance and inspection. Grades around the proposed structure should be sloped
such that surface water drains away from the building. Perimeter footing drains are recommended
to prevent detrimental effects of groundwater on foundations, and should not be expected to
eliminate all potential sources of water entering a crawlspace or beneath a slab-on-grade. An
adequate grade to a low point outlet drain in the crawlspace is required by code. Underslab drains
are sometimes added beneath the slab when placed over soils of low permeability and shallow,
perched groundwater.
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UNCERTAINTIES AND LIMITATIONS

We have prepared this report for the owner and their consultants for use in design of this project
only. This report should be provided in its entirety to prospective contractors for bidding and
estimating purposes; however, the conclusions and interpretations presented in this report should
not be construed as a warranty of the subsurface conditions. Experience has shown that soil and
groundwater conditions can vary significantly over small distances. Inconsistent conditions can
occur between explorations that may not be detected by a geotechnical study. If, during future site
operations, subsurface conditions are encountered which vary appreciably from those described
herein, GeoPacific should be notified for review of the recommendations of this report, and revision
of such if necessary.

Sufficient geotechnical monitoring, testing and consultation should be provided during construction
to confirm that the conditions encountered are consistent with those indicated by explorations. The
checklist attached to this report outlines recommended geotechnical observations and testing for
the project. Recommendations for design changes will be provided should conditions revealed
during construction differ from those anticipated, and to verify that the geotechnical aspects of
construction comply with the contract plans and specifications.

Within the limitations of scope, schedule and budget, GeoPacific attempted to execute these
services in accordance with generally accepted professional principles and practices in the fields of
geotechnical engineering and engineering geology at the time the report was prepared. No
warranty, expressed or implied, is made. The scope of our work did not include environmental
assessments or evaluations regarding the presence or absence of wetlands or hazardous or toxic
substances in the soil, surface water, or groundwater at this site.

We appreciate this opportunity to be of service.
Sincerely,

GEOPACIFIC ENGINEERING, INC.

EXPIRES: 06/30/20/ 3

Beth K. Rapp, G.I.T. James D. imbrie, G.E., C.E.G.
Project Geologist Principal Geotechnical Engineer

Attachments: References
Checklist of Recommended Geotechnical Testing and Observation
Figure 1 — Vicinity Map
Figure 2 — Site and Exploration Plan
Test Pit Logs (TP-1 - TP-14)
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14835 SW 72nd Avenue
GeoP Portland, Oregon 97224 TEST PIT LOG

Tel: (503) 598-8445 Fax: (503) 941-9281

Project: Oak Grove Apartments ) ]
J Newberg, Orggon Project No. 12-2540 Test Pit No. TP-1

- | 8 2 z | 2
S ls8g £ |25 |aN
2 |822 & (2035|2828 Material Description
a cel E [F27=235 @
& & o S| m
N Medium stiff to stiff, clayey SILT (ML), trace gravel, brown, strong orange and
1 gray mottling, moist (Fill)
! : 0 Highly organic SILT (OL-ML), dark brown, moist (Buried Topsoil)
2— 1.5
3 20
4-1 3.0 Stiff to very stiff, clayey SILT (ML), light brown, micaceous, strong orange and
] 4. | gray mottling, moist (Willamette Formation)
5 J“l
6__
7
8,
9: Test Pit Terminated at 8 Feet.
10—
. Note: Groundwater seepage encountered at 5 feet.
; Discharge visually estimated at approximately 1 gallon per minute.
1 4
12—
13—
14
15
16—
17
LEGEND
‘ > Date Excavated: 3/15/12
444‘ g g" Logged By: B. Rapp
— <L Surface Elevation:
Bag Sample Bucket Sample Shelby Tube Sample  Seepage  Water Bearing Zone Water Level at Abandonment
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14835 SW 72nd Avenue
ﬁ)‘m Portland, Oregon 97224 TEST PIT LOG

Tel: (503) 598-8445 Fax: (503) 941-9281

Project: Oak Grove Apartments . _
Newberg, Oregon Project No. 12-2540 Test PitNo. TP-2

| 21 8| =|,g| &
€ lstg| & 22583 (8%
81322 4 2685|8222 Material Description
S 15 5 7871238} 3

o 1] 1]

Highly organic SILT (OL-ML), dark brown, loose, roots throughout, moist to wet
(Topsoit)
1410t | | | - TTTTTT T T T T T T T TTTTTTTTTT
225
3-{ 40 Stiff to very stiff, clayey SILT (ML), light brown, micaceous, strong orange and
- gray mottling, moist (Willamette Formation)
4— 3.0
5 .
6 .
7 ]
8,,4
9,,
10— . .
| Test Pit Terminated at 9.5 Feet.
12— Note: No seepage or groundwater encountered.
13~
14—
15—
16 -
171
LEGEND
(0 . > Date Excavated: 3/15/12
“l‘ g 'E ;7:' Logged By: B. Rapp
- e 4 = Surface Elevation:
Bag Sample Bucket Sample Shelby Tube Sample  Seepage  Water Bearing Zone Water Level at Abandonment
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ﬁ';,); Cifie Portiand, Oregon 7224 TEST PIT LOG

Tel: (503) 598-8445 Fax: (503) 941-9281

Project: Oak Grove Apartments . .
Newberg, Oregon Project No. 12-2540 Test Pit No. TP-3
-l 2| &8 2 1|.,s| &
€ lgte| £ |28(5% |83
21882 2 [985|2s|s8 Material Description
[T Fa R} £ £ .= =i
a|"s= 5§ IT&§7|128| 8
[+ ] m
Highly organic SILT (OL-ML), dark brown, loose, roots throughout, moist to
wet (Topsoil)
14105 | | | bemmmmrmm e e
1.0 “
21 1.0 J‘J
3- 25 Medium stiff to very stiff, clayey SILT (ML), light brown, micaceous, strong
orange and gray mottling, trace fine roots, trace black staining, moist (Willamette
] Formation)
4— 3.5
5 ,,,,,
6
7
8
g Test Pit Terminated at 8 Feet.
10
Note: Groundwater seepage encountered at 2 feet.
11 Discharge visually estimated at approximately 2 gallons per minute.
12 -
13-
14—
15—
16
17—
LEGEND
P - Date Excavated: 3/15/12
““ g '%' Logged By: B. Rapp
S : Surface Elevation:
Bag Sample Bucket Sample Shelby Tube Sample  Seepage  Water Bearing Zone Water Level at Abandonment
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Y 14835 SW 72nd Avenue
GeoP Portland, Oregon 97224 TEST PIT LOG

Tel: (503) 598-8445 Fax: (503) 941-9281

Project: Oak Grove Apartments , )
Newberg, Oregon Project No. 12-2540 Test PitNo. TP-4
| & 2 = =| 2
€lsgkl £ |22g 5% 5N
B E% 2l 2 [203|8&(s2 Material Description
a s §E [T&71F38| 8
o %] 1]
B Highly organic SILT (OL-ML), dark brown, loose, roots throughout, moist to wet
(Topsoil)
14 05 “‘ —————————————————————————————————————————
4
/1
2—{ 0.5 “
— 3.0
3-1 35 Medium stiff to very stiff, clayey SILT (ML), light brown, micaceous, strong
orange and gray mottling, trace black staining, moist (Willamette Formation)
4 4.5
5,,,,
6w
7,,_
8- . :
B Test Pit Terminated at 7.5 Feet.
94
| Note: Groundwater seepage encountered at 1 to 2 feet.
10 . . ; ! ,
N Discharge visually estimated at approximately 2 gallons per minute.
11
12
137
14
15 -
16—
17-
LEGEND
‘ > Date Excavated: 3/15/12
1 ‘:‘ g E; Logged By: B. Rapp
- e < Surface Elevation:
Bag Sample Bucket Sample Shelby Tube Sample ~ Seepage  Water Bearing Zone Water Level at Abandonment
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14835 SW 72nd Aven
Portland, Oregon‘g;z‘;.i TEST PIT LOG

Tel: (503) 598-8445 Fax: (503) 941-9281
Project: Oak Grove Apartments , .
Newberg, Oregon Project No. 12-2540 Test Pit No. TP-5
o} g sl 2
€ legE & égfg ERED
£ (88¢g| ¢ |285/2¢2|82 Material Description
ro) aeLe £ = P I = g 1
e s & St 8
Q. 7] m
A Highly organic SILT (OL-ML), dark brown, loose, roots throughout, moist to wet
(Topsoil)
1410 | | | p--------—--—-——-————— = — =TT
2-1 15
3125 Stiff to very stiff, clayey SILT (ML), light brown, micaceous, strong orange and
gray mottling, moist (Willamette Formation)
4 |1 40
5*
SA
7
8- Test Pit Terminated at 7.5 Feet.
9_
10 Note: No seepage or groundwater encountered.
11
12—
13-
14—
15
16—
17 -
LEGEND
[ 4 - Date Excavated: 3/15/12
““ g 'g;" Logged By: B. Rapp
- <4 Surface Elevation:
Bag Sample Bucket Sample Shelby Tube Sample  Seepage  Water Bearing Zone Water Level at Abandonment
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e 14835 SW 72nd Avenue

3{0);’ jfic Portiand, Oregon 97224 TEST PIT LOG

Tel: (503) 598-8445 Fax: (503) 941-9281

Project: Oak Grove Apartments . .
Newberg, Oregon Project No. 12-2540 Test Pit No. TP-6
~| 2| & > s| 2
8 |858 5 |20glde|Ss Material Description
g i-288 E |[F2%15517 3
& | o | 9 Ol a
Moderately organic SILT (OL-ML), dark brown, trace fiil in upper 4 inches, loose,
a | roots throughout, moist to wet (Topsoil) _ _ _ _ _ ___ _ ___ _______ _ |
1~ 1.0 4
i i
2 3.0
3-135 Stiff to very stiff, clayey SILT (ML), light brown, micaceous, strong orange and
- gray mottling, trace black staining, moist (Willamette Formation)
4—| 3.5
5,,.,
6_
7i
8 . .
B Test Pit Terminated at 7.5 Feet.
9
10— Note: Groundwater seepage encountered at 1 foot.
N Discharge visually estimated at approximately 5 gallons per minute.
11—
12—
13—
14—
15—
16--
17
LEGEND

Date Excavated: 3/15/12

7
‘:“ g 'g Logged By: B. Rapp
' v A Surface Elevation:

Bag Sample Bucket Sample Shelby Tube Sample  Sespage  Water Bearing Zone Water Level at Abandonment
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14835 SW 72nd Avenue

Portland, Oregon 97224 TEST PIT LOG

Tel: (503) 598-8445 Fax: (503) 941-9281

Project: Oak Grove Apartments
Newberg, Oregon

Project No. 12-2540 Test Pit No. TP-7

Depth (ft)
Pocket
Penetrometer
(tons/ft?)
Sample Type
in-Situ
Dry Density
(Ib/ft%)
Moisture
Content (%)
Water
Bearing Zone

Material Description

w = ©
o oo

3+ 25

41 25

4
¢
- 4

Moderately organic SILT (OL-ML), dark brown, loose, roots throughout, moist to

Medium stiff to very stiff, clayey SILT (ML), light brown, micaceous, strong
orange and gray mottling, trace fine roots, moist (Willamette Formation)

Test Pit Terminated at 8 Feet.

Note: Groundwater seepage encountered at 5.5 feet.
Discharge visually estimated at approximately 1 to 2 galions per minute.

LEGEND

Sl

= 5 Gal.
100 to Bucket
000 g

Bag Sample Bucket Sample Sheiby Tube Sample  Seepage  Water Bearing Zone Water Level at Abandonment

Date Excavated: 3/15/12

‘:“ 'é g‘ Logged By: B. Rapp

- Surface Elevation:
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14835 SW 72nd Avenue
Portland, Oregon 97224 TEST PlT LOG

Tel: (503) 598-8445 Fax: (503) 941-9281
Project: Oak Grove Apartments ) _
Newberg, Oregon Project No. 12-2540 Test Pit No. TP-8
- | & 8l 2 |,s| &
€ lseg| F 224 gz’ &N
< gdj] 2 [BOEIGFS |z : F st
5 é?_zé s ‘é’ga é% 2 Material Description
& 3 a of &
B Moderately organic SILT (OL-ML), dark brown, loose, roots throughout, moist to
wet (Topsoil)
14o05¢ | | | pr—-—————=—————=——-——mmm e m e — == -1
- 2.0
2 25
3140 Medium stiff to very stiff, clayey SILT (ML), light brown, micaceous, strong
orange and gray mottling, trace fine roots, trace black staining, moist (Willamette
4 45 Formation)
5 .
6_(
7,,
8 : .
N Test Pit Terminated at 7.5 Feet.
9 ..
10 Note: No seepage or groundwater encountered.
11—
12—
13~
14--
15—
16-
17—
LEGEND ,
Date Excavated: 3/15/12

100 to
.000 g

‘:“ Z "g" Logged By: B. Rapp

= Surface Elevation:

Bag Sample Bucket Sample Shelby Tube Sample  Seepage  Water Bearing Zone Water Level at Abandonment
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e 14835 SW 72nd Avenue
ffi¢ Portland, Oregon 97224 TEST PlT LOG

Tel: (503) 598-8445 Fax: (503) 941-9281

Project: Oak Grove Apartments
Newberg, Oregon

Project No. 12-2540 Test Pit No. TP-9

Depth (ft)
Pocket
Penetrometer
(tons/ft?)
Sample Type
In-Situ
Dry Density
(Ib/ft%)
Moisture
Content (%)
Water
Bearing Zone

Material Description

Soft to medium stiff, low to moderately organic, clayey SILT (ML), gray to brown,
strong mottling, moderate sidewall caving, moist (Fill)

e o e e ot e o e m Rme N e e e M e e T A G EE mem e T e e M e e WA TR Dt e em e

Stiff, clayey SILT (ML), light brown, strong mottling, moist (Willamette Formation)

Test Pit Terminated at 9 Feet.

Note: No seepage or groundwater encountered.

LEGEND

5 Gal.
Bucket

Yo

100to
000 g

Bag Sample Bucket Sample Shelby Tube Sample  Seepage  Water Bearing Zone Water Lavel at Abandonment

Date Excavated: 3/15/12

‘:“ z g Logged By: B. Rapp

4 Surface Elevation:
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14835 SW 72nd Avenue
Portland, Oregon 97224 TEST PIT LOG

Tel: (503) 598-8445 Fax: (503) 941-9281

Project: Oak Grove Apartments
Newberg, Oregon

Project No. 12-2540 Test Pit No. TP-10

_ 8 g 2 =] 2
Elgegl & |2E5E |5
g 1882| g |985|8¢|2€ Material Description
g e E =p¥|S5 a
K K a of &
““ Highly organic SILT (OL-ML), dark brown, fine roots throughout, loose,
4” | moist to wet (Topsoil)
1dos5 1 ] | RS L L e e e e —
2— 1.0
3% 4.0 Medium stiff to very stiff, clayey SILT (ML), light brown, micaceous, strong
) orange and gray mottling, trace fine roots, moist (Willamette Formation)
4 3.5
5___
6
77 _________________________________________
Very stiff, silty CLAY (CL), light brown, micaceous, strong orange and gray
8 mottling, trace black staining, moist (Residual Soil)
9~
—] Test Pit Terminated at 8.5 Feet.
10—
11— Note: Groundwater seepage encountered at 0.5 feet.
| Discharge visually estimated at approximately 1 to 2 gallons per minute.
12—
137
14 -
15—
16--
17—
LEGEND
4 - Date Excavated: 3/15/12
‘:‘ g E ; Logged By: B. Rapp
,000 ¢
‘ Surface Elevation:
Bag Sample Sheiby Tube Sample  Seepage  Water Bearing Zone Water Lave! at Abandonment
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14835 SW 72nd Avenue

Portland, Oregon 97224 "TEST PITL
Tel: (503) 598-8445 Fax: {503) 941-9281 S OG
Project;: Oak Grove Apartments : .
: Newberg Orggon Project No. 12-2540 Test Pit No. TP-11
@ g = 2
€ ﬁg‘g i-% 3%5\ 95)9\: q_,é
g 1822 & |2ds|%s|32 Material Description
a|*s={ E [T27=3(7 8
& » Q (@] m
_ Soft to medium stiff, clayey SILT (ML), trace gravel, trace organics, brown to
1405 ?ﬁ‘);, strong orange and gray mottling, thin topsoil developed at surface, moist
: i
2405
- 2.0
3 3.5
4125 Medium stiff to very stiff, clayey SILT (ML), light brown, micaceous, strong
' orange and gray mottling, trace black staining, moist (Willamette Formation)
5,_
N 4
6 4
1 J‘J
7_
8..~
] Test Pit Terminated at 7.5 Feet.
9
10— Note: Groundwater seepage encountered at 6 feet.
Discharge visually estimated at approximately 1 to 2 gallons per minute.
11+
12
13-
14—
15—
16—
17
LEGEND
( 4 > Date Excavated: 3/15/12
“‘ % Logged By: B. Rapp
000 g (] g g .
Surface Elevation:
Bag Sample Bucket Sample Shelby Tube Samplte  Sespage  Water Bearing Zone Water Lavel at Abandonment
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14835 SW 72nd Avenue
Portland, Oregon 97224 TEST PIT LOG

Tel: (503) 598-8445 Fax: (503) 941-9281

Project: Oak Grove Apartments
Newberg, Oregon

Project No. 12-2540 Test PitNo. TP-12

_| & 8| 2 || &
2 (855 & |dos|2g|sE Material Description
Qa &c,c, 3 5‘ = 8 g

7 Soft to medium stiff, clayey SILT (ML), trace gravel, trace organics, brown to
1105 gray, strong orange and gray mottling, thin topsoil developed at surface, moist

- (Fill)

2— 05

34 25

4: 4.0 Very stiff, clayey SILT (ML), light brown, micaceous, strong orange and gray

' mottling, trace black staining, moist (Willamette Formation)

5__.

6_

7

Very stiff, silty CLAY (CL), light brown, micaceous, strong orange and gray

8 mottling, trace black staining, moist (Residual Soif)

gi
10— Test Pit Terminated at 9 Feet.
11

~ Note: No seepage or groundwater encountered.

12—
137
14

15—

16-

17—

LEGEND

P - Date Excavated: 3/15/12
‘J“ g g‘ Logged By: B. Rapp
1,000 g
— A Surface Elevation:
Bag Sample Bucket Sample Shelby Tube Sample  Seepage  Water Bearing Zone Water Level at Abandonment
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14835 SW 72nd Avenue
Portland, Oregon 97224
Tel: (503) 598-8445 Fax: (503) 941-9281

TEST PIT LOG

Project: Oak Grove Apartments
Newberg, Oregon

Project No. 12-2540

Test Pit No. TP-13

100 to
,000 g

[)
i

Bag Sample Bucket Sample Shelby Tuba Sample  Seepage

7

Water Bearing Zone

| & 8 2 |.g| &
€ lsg| © |22glsT|ad
8852 2 [29s|ge|2¢ Material Description
S1"5% & |8 1%8| &
a 2] i
— Moderately organic SILT (OL-ML), dark brown, fine roots throughout, loose,
~ moist to wet (Topsoil)
1-- 05
2115
3| a3p Stiff to very stiff, clayey SILT (ML), light brown, micaceous, strong orange and
' gray mottling, trace fine roots, moist (Willamette Formation)
4—| 4.5
5_._
8- 4 Very stiff, silty CLAY (CL),' light b(own, m_icaceou;, strong orange and gray
. “l‘ mottling, trace black staining, moist (Residual Soil)
7
8- Test Pit Terminated at 7 Feet.
97
- Note: Groundwater seepage encountered at 6.5 feet.
10 Discharge visually estimated at approximately 1 gallon per minute.
11
12-
13
14—
15
16—
17
LEGEND
Date Excavated: 3/15/12

z

Water Level at Abandonment

Logged By: B. Rapp
Surface Elevation:
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14835 SW 72nd Avenue
Portland, Oregon 97224
Tel: (503) 598-8445 Fax: (503) 941-9281

TEST PIT LOG

Project: Oak Grove Apartments
Newberg, Oregon

Project No. 12-2540 Test Pit No. TP-14

- 21 8| 2 s| &
§ £§§ 2 _éobg g% 2E Material Description
$ 3 a) o 3

. [ Medium stiff, clayey SILT (ML), trace gravel, brown, strong mottiing, moist (Filf) |

1410 Highly organic SILT (OL-ML), dark brown, fine roots throughout, moist to wet
‘ (Buried Topsoil)

2120
3- 25

— Stiff to very stiff, clayey SILT (ML), light brown, micaceous, strong orange and
4| 45 gray mottling, trace black staining, moist (Willamette Formation)
5_
6.,,
7_

Very stiff, silty CLAY (CL), light brown, micaceous, strong orange and gray

8 mottling, moist (Residual Soil)
g .
10 Test Pit Terminated at 9 Feet.
1

— Note: No seepage or groundwater encountered.
12--
13-
14—
15
16
17
LEGEND

‘ P > Date Excavated: 3/15/12
““ g E Z' Logged By: B. Rapp
: e - = Surface Elevation:
Bag Sample Bucket Sample Shelby Tube Sample  Seepage  Water Bearing Zone Water Lavel at Abandonment
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Attachment 5. Public Comments through 5/4/12

April 22, 2012

City of Newberg
Planning and Building Dept.
PO Box 970

Newberg, OR. 97132

RE: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

I am writing to express my concern about the Oak Grove Apartment project planned for my
neighborhood. While it will be nice tb have the land developed and the proposal to have pedestrian
paths and a resident garden are intriguing, my concern is with the request to reduce the number of off
street parking spaces.

{ am assuming occupancy of these units will be similar to the homes and townhomes in our
neighborhood which means each adult residing in a unit will have a vehicle. If we assume only 2 adults
per unit, which | believe is a low estimate; we can expect there will be a minimum of 168 vehicles. With
a plan for 123 on-site parking spaces, where will the additional 45 vehicles park?

There is currently no parking on Hayes St. or Springbrook Rd. Is this changing? If not, then it appears
the new development would bring, at minimum, an additional 45 vehicles to the surrounding streets in
the Oaks at Springbrook development. If you would drive through our neighborhood in the evening,
you will see the streets nearest the proposed development are already at capacity.

In addition, what are the plans for tenants that may have trailers, recreational vehicles, boats, etc.? The
governing documents of our homeowner association restrict these from our development. Will there be
parking available at the Oak Grove Apartments or will these be parked on our streets too?

It is imperative that this new development be a good neighbor and provide adequate off-street parking
for its residents. Thank you for your consideration and help in keeping this a livable neighborhood.

Sincerely,

7

A 5

'Moshberger

3600 Oak Grove St.

Newberg, OR. 97132
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April 23, 2012

City of Newberg

Planning & Building Department
PO Box 970

Newberg, OR 97132

RE: Written Comments: File No. PAR-12-002, DR2-12-003, ADJC-12-001,
ADJP-12-002

To Whom it May Concern,

Thank you for the opportunity to allow us homeowners bordering the above
referenced project to express our concerns. We only hope that you are sincere
in your statement, “We want your comments on a proposed new development
in your neighborhood”, because my husband and | have serious safety,
economic and quality of life concerns regarding the plan.

Firstly, to say, as it does in the report, that there would be “minimal traffic
impact”, could only be made by someone paid by the developer who does not
reside here, dodging thru fraffic, which, as an Association, have gone on record
with the city complaining about in the past. Our residence’s driveway, set on a
blind corner, is a tense challenge daily fo back out of without fear of some car
cutting through to go to Fred Meyer crashing into me as | back out. Do the
engineers take into consideration that taking a survey for one day cannot
possibly re-enact all circumstances which occur on our streets? Does the land
use board really think that an addition of 84 (I} apartment units will NOT impact
traffic on our little neighborhood streetsz We who live here can well imagine the
nightmare our streets will furn into to worsen the already over-used bypass taken
by drivers as a turnaround to get into the Fred Meyer Gas Station. Not to
mention the already dangerous off-street parking situation. Adding not enough
parking to an 84 unit apartment super complex won’t worsen our off street
parking? | don't comprehend that argument. It's nonsense.

What about the impact on the small slice of park we have in the
neighborhood? It cannot possibly absorb the amount of new users such a huge
development would entaill It will be overrun, and cause even more need for
clean up by the Parks Department (the garbage cans are already filled to
overflowing quite often after a weekend of use).
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Most notably, we plead with you to please realize the adverse financial impact
the homeowners will have when faced with an overcrowded neighborhood.
Our townhouse neighborhood currently has 4 rental vacancies, 2 homes for sale,
and at least one (perhaps more that | don't know about) empty foreclosed
home! Just how does it help Newberg to add to the vacancy rate by building
more units, which may or may not be fillede Our property values have already
been hit very hard. This project is going to cheapen our home even more. As it
is now, many of us are underwater on our mortgages and are just barely holding
on.

My husband, Robert Reed, bought this townhouse pre-built on his way out of the
country to serve in his second term in Irag. He bought af the worse time, of
course not redlizing it at the time. When he returned safely he lived here,
finished his degree at George Fox, and after we met, we both have been
enjoying living in Newberg. However, because of the bad economy and terribly
mortgage situation we do live in fear of not ever being able to sell, should the
need arise. Now Bob is in Afghanistan at the end of a two-year stint working as a
contractor (helping soldiers fix armored vehicles) just trying to recover some of
the money losses suffered during this current economic downturn.

It was with grave disappointment when | had to notify my husband via Skype
what the newest plans were for our development. That's all he needs to
concern himself and worry about when he is living in the middle of a war zone.
It's very hard. For both of us.

These plans make us very unhappy, and we sincerely wish you will consider what
il effect this grossly out of place development will make on our neighborhood,
surrounding streets, and the city of Newberg as a whole. Thank you.

With Concern,

A7 ’ 7 , . s =T v s p o2 e 5%
) /;f’ff {’ff 2 e Al T /iﬁf,@ CorE P A LT ?/ﬂ

Marsha E. Anderson & Robert W. Reed 2N Levr j’ém

616 Little Oak St. L7, ~
/ e P L 7 {f;;? = 27

Newberg OR 97132 fotier A et

503.679.7944
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Habib Nomie
3525 Bur Osk Aliey
Newberg, OR 87132

April 23, 2012

Clty of Newberg

Planning & Bullding Depariment
PO Box 970

MNewberg, OR 87132

RE: File No. PAR-12-002, DRZ-12.003, ADJC12-001, ADJP-12-002
Dear Sir or Madam:

I am a homeowner in the Oaks at Springbrook neighborhood. My home sits directly across the street
from these proposed apartments. | am completely opposed to the building of apariments at this
iocation,

The building of apartments will completely diminish the value of my home, and all other homes in the
community. In an economy where not many people are able to keep above water on their home loan,
this project will completely drown the homeowners in this comemunily. Right now our homes are not
what there were worth when we mﬁi it this cormmunity 8 vears ago, yet itis our home and we are
determined fo weather the storm. If apariments are allowed 1o be built in our backyard, it will be
detrimenial 1o this communily, If | had know that apartments were o be build when | purchased my
home, i would have severely affected my dedision to buy here. | am now seriously considering moving,
and lsaving ail together, the only reason being this propossed apartment complex.

We would like to share our input, and would request a community meeting on the subject of allowing
apariments 1o be builll on this parce! of fand. i is not it for those kind of buiidings.

It can be estimated that there are spprodimaiely 4 people to a household in this country. There are a
proposed 84 units to be built in this apartment complex. That would put an exira 336 people into this
community. Cumently there are 288 unifs in this communily, quite dense in Hsell. Adding these
apartments would increase in population almost 30%. We have a small park inside our community that
is just the right size righl now, fthis | ha our park would be ovenrun, Also there 5 the
issue of parking. We have had issues within the community of parking. Now there is the proposed 84
units with only 123 spaces for parking. How is that enough parking spaces? Assuming that only half the
units will be using two parking spaces (which now of days is under assuming}, that means there would
be a needed 126 spaces. This Is not including vislor parking. Parking will be limited and {}%;%gﬁgrw onio
the strests, which have limnited parking already for the residents of this community.

This community is a communily of people who have pride in owning their own home. Apariments do
not bring that kind of mindset irdo the cornunity. Apartments do have their place in 3 oity, but not here
in this communilty’s backyard. Having homss or town homes added 1o this commmunity would it in, if that
parcel of land has to be developed, bul apariments do not bring prde 1o g community. Nobody wanis to
live nend 1o apariments. They would be an evesore, even with 2 308 vegelation barrer betwesn.

will be discussing with our association about the infrusion of builiding apartments so dlose 1o a single
family housing communily. | wil use every means gt my disposal to stop the building of an apariment
complex here in my backyard, whether  means using the political systermn, media outlels, justice
systern, or communily organization.

Habib Nomie

Sincerely,
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April 24, 2012

City of Newberg
Planning & Building Department o
PO Box 970 Initial:
Newberg, OR 97132

RE: File No. PAR-12-002, DR-12-003, ADJC-12-001, ADJP-12-002

Dear Sir or Madam:

I am a homeowner in the Oaks at Springbrook neighborhood. My home sits directly across the
street from the proposed apartments. | am completely opposed to the building of apartments at
this location.

The building of apartments will completely diminish the value of my home, and all other homes
in this community (particularly the homes on Bur Oak Alley). In an economy where not many
people are able to keep above water on their home loan, this project will completely drown the
homeowners (myself included) in this community. Right now our home is not appraising for
even close to what we purchased it for. We have already lost over $50, 000.00 on the value of
the home from what we paid for our home three years ago. Honestly, what attracted me to
purchase my home was the green space area directly behind my home. If | had known that
apartments would be allowed to be built in our backyard, | surely would NOT have decided to
purchase our home or live in this community. | am extremely disappointed in the decision to
have apartments going in at this location. [f you must build on every single piece of grass in this
community, could you at lease choose to add townhomes or single family housing? Why must
we live like sardines?

I would like to share this input with you in hopes of convincing you to not allow this 84-unti
apartment complex to go up in this location. It can be estimated that there are approximately
four people to a household in this country. There are proposed 84 units to be built in this
complex. That would put an extra 336 people into this community-a community that | feel is
already bursting at the seams. Adding these apartments would increase the community
population by 30%. The park that is currently enjoyed by myself and neighbors would be gone
and overcrowded. Traffic would increase and parking, which is already full, would be disgusting.
| strongly feel the additional complex is the wrong decision for our small community.

This is a nice community of people who pride themselves on their homes and lifestyle. Folks in
apartments tend to not be as invested in the community as it is more of a short term living
arrangement for them. | hope the city decides to make the right decision for the people who
have already invested and lost so much to live here. The least we deserve is to be able to enjoy
the view of a few trees and a place to take our children to play. | will strongly consider moving
should the city decide to build up this area. What a terrible disappointment.

['will be discussing with our HOA Association about the intrusion of building apartments so close
to a single family housing community. | will use every means at my disposal to stop the building
of an apartment complex here in my own “pbackyard.”

Sincerely,
Kati Focareto
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April 26, 2012

To: City of Newberg
Planning and Building Dept.

RE: Proposed apartment complex on Hayes St.

| live at 620 Little Oak St. in the townhomes very close to the proposed site. | am
adamantly against this proposed building because of numerous safety issues we
currently have that will only be accacerbated with the addition of more housing units.

Currently this small townhome neighborhood is used as a shortcut to Fred Meyer’s back
entrance causing a constant stream of traffic that poses a danger to the children and
residents of this neighborhood. People have no respect for the LOCAL TRAFFIC ONLY
signs at both entrances to the neighborhood and drive through these streets at
excessive speeds. We have had no cooperation from the Newberg police dept in spite
of numerous requests to patrol and stake out this neighborhood to ticket speeders and
non-residents. Further, our HOA board does not enforce the parking in your garage
CC&R because residents want to use their garages for storage and not for their cars.
This has resulted in the streets being lined with parked cars making visibility even more
precarious for moving vehicles and pedestrians. In the 6 years I've lived here, I've
witnessed children almost being hit by speeding cars, | have also almost been hit while
walking my dogs, and some near miss head on collisions at Little Oak and Oak Grove.

As much as | hate to see more building and people congesting this area, | know it's
inevitable and my letter will probably have no impact on the building of this apartment
complex. My plea is if you go ahead and build, you need to get Fred Meyer to close that
back entrance to their shopping center. They have 5 other entrances. In the interest of
public safety, they should comply with this request. People need to use Hayes and
Brutscher to enter Fred Meyer parking lots.

One last comment, I'm terribly disappointed in the residents of this community, the
Newberg police dept., and Fred Meyer for not making public safety a priority. As usual,
a child will need to be hit by a car and killed before any action will be taken.

Kelly Rinehart
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Received April 26, 2012

3624 Oak Grove 5t
Newberg, OR 97132
April 23, 2012

City of Newberg

Planning and Building Department
PO Box 970

Newberg, OR 97132

RE: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-009
To Whom It May Concern:

Due to the current traffic and parking situation our neighborhood already experiences, I am
concerned and disappointed that the Planning and Building Department of the city is
considering allowing the construction of apartments boarding Hays and Oak Grove Street.

[ urge you to, at the least, divert the entrance of the apartment complex on to Hays Street.
Also, please consider the addition of soft speed bumps on each side of Oak Grove and Burl
Street to slow the traffic on Hays. The amount of traffic through Hays and the Townhomes
boarding Hayes is excessive for a neighborhood.

Much of the traffic through and around this neighborhood could have easily been diverted
on to the main roads with better city planning. Please require MJG Development, Inc. to
make traffic reducing improvements along Hayes and provide parking of two cards per unit
to guarantee adequate parking for those living there. Please do notapprove a code
adjustment to reduce the number of off-street parking spaces—this is crucial as there are
already issues with on street parking.

Thank you for your consideration of the homeowners in this neighborhood; and please due
the right thing by helping to keep your neighborhood and Newberg a nicer city to live.

Sincerely,

£

Danette Newkirk
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Attachment 5. Public Comments through 5/4/12
RECEIVED

Brittany Fidanzo
3517 Bur Oak Aly
Newberg, OR 97132
Initial April 26, 2012

City of Newberg

Planning & Building Department
PO Box 970

Newberg, OR 7132

RE: File No. PAR-12-002, DR2-12-003, AD]C-12-001, ADJP-12-002
To Whom it May Concern:

I am a homeowner in the Oaks at Springbooks neighborhood and my property is directly in front of
the proposed apartments. | am against the building of these apartments to the scale thatis
proposed and I insist on an opportunity to let my concerns be heard.

I am a stay-at-home mom to two small children. My family and I purchased our home because of
the quiet, safe, secure neighborhood. We have been here for three years and enjoy the quiet streets,
the neighborhood park, and the feeling of security. The building of these apartments compromises
every one of those things. To begin, the huge influx of people will make our park overcrowded and
our streets less safe. The proposed number of parking spaces is not nearly enough—where are all
of the cars expected to park? The only logical option is on the streets of our neighborhood. We pay
money every month for our HOA to maintain the landscaping and beauty of the streets and having it
clogged with cars from the apartment complex is a violation.

I am also concerned about the noise. The proposed complex is far too close to our single-family
homes. The noise of both the added people as well as the traffic would completely change the feel
and quality of life in our neighborhood.

This is an inappropriate location for a large apartment complex. Our neighborhood is considered
one of the very best of Newberg, and this complex would completely destroy that. Hayes Street is
NOT equipped to handle the additional traffic, there is not even close to the correct number of
parking spots allotted, and our parks as well as quality of life would be completely compromised.

The homeowners in this neighborhood take pride in their homes. There is a strong sense of
community here—people who understand the importance of a healthy environment for our
families. The apartment complex would completely destroy that. I, along with my fellow neighbors,
will use every means available to us to stop the building of these apartments. This piece of land is
not at all fit for this type of building.

Sincerely,

Brittany Fidanzo
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Written Comments: File No, PAR-12-002, DR2-12-003, ADJC- IP-12-002
City of Nowberg

Planning & Building Department

PO Box 970

Newberg, OR 97132

§>§

w“"‘

Dear Planning and Building Director,

tam opposed to any code adjustment to reduce the number of off-street parking spaces for the proposed
Gak Grove Apartmenis on Haves Street, In fact | w ms%é pre ”2: that the parking space requirement be

mereased.

Haves Strect does have anv on-street parking spaces available due to the bike path on cach side of the
road, | prefor t h&i he bike path remam rathor than providing on-street parking. There are no on-strect
parking spaces on other nearby major strects namely Highwav 99, Springbrook. Fernwood. and

Brutscher. The only on-street parking available near the Oak Grove Apartment location is within the
(aks at Springhrook {OAS) residentia

that already have probloms with hmited off-street parking which stresses the available on-sireet space

o
1

o 3;’33;@&35’;&{‘&: Within the OAS commaunity we have specific arcas

availabihitv, This has created much tonsion among owners m these &pu,z’ai arcas and caused mz;e::%g e,
sst, and heated arguments af%a«:‘i*zs all Owners within our HOA These specific arcas are the
g}wzzi’;@z‘;@ ¢s east of and adjacent to the proposed Oak Grove Apartments and the portion of the OAS
adjoining Haves Strect o the south of the proposed Oak Grove Apartments (specifically south of Haves
St.oand north of Mistletoe D)

Gur OAS dovelopment was designed with | offestrect parking than s actually needed by our
community and the on-strect parking that was meluded in our development has been barely sufficiont o

meof the additional parking necds,

I am asking that the same combination of offsstrect and on-street parking be provided to handie the total
needs to the remdents of the proposced Oak Grove Apartments within therr platted area so that our
development does not become therr overflow parking ot

I would have no objection to MIG Development using the mdusirial zoned porfion of their property 10
provide the neoded off-street parking for their apartment residents. 1f this 15 not a viable optfion, then |
would suggoest that they reduce the number or size of the rental units such that the total parking needs of

their residents can be contauned within the arca platted for apartment development.

Thank vou for your consideration of these concerns,
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%ﬁ;@%éﬁ%@ Ryan & Kate Welsh

REC 3605 Oak Hollow Drive
Newberg, OR 97132
April 27, 2012
City of Newberg
Planning & Building Department
PO Box 970

Newberg, OR 97132
RE: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002
Dear Sir or Madam:

| am a homeowner in the Oaks at Springbrook Townhomes neighborhood. My home backs up to the
park looking out to where these proposed apartments would be. | am completely opposed to the
building of apartments at this location.

The building of apartments will compietely diminish the value of my home, and all other homes in the
community. In an economy where not many people are able to keep above water on their home loan,
this project will completely drown the homeowners in this community. Right now our homes are not
what there were worth when we bought into this community 6 years ago, yet it is our home and we are
determined to weather the storm. If these apartments are allowed to be built in our backyard, it will be
detrimental to this community. If | had know that apartments were to be build when | purchased my
home, it would have severely affected my decision to buy here. | am now seriously considering moving,
and leaving all together, the only reason being this proposed apartment complex.

We would like to share our input, and would request a community meeting on the subject of allowing
apartments to be built on this parcel of land. it is not fit for those kind of buildings.

It can be estimated that there are approximately 4 people to a household in this country. There are a
proposed 84 units to be built in this apartment complex. That would put an extra 336 people into this
community. Currently there are 288 units in this community, quite dense in itself. Adding these
apartments would increase in population almost 30%. We have a small park inside our community that
is just the right size right now. If this increased happens our park would be overrun. Also there is the
issue of parking. We have had issues within the community of parking. Now there is the proposed 84
units with only 123 spaces for parking. How is that enough parking spaces? Assuming that only half the
units will be using two parking spaces (which now of days is under assuming), that means there would
be a needed 126 spaces. This is not including visitor parking. Parking will be limited and overflow onto
the streets, which have limited parking already for the residents of this community.

This community is a community of people who have pride in owning their own home. Apartments do
not bring that kind of mindset into the community. Apartments do have their place in a city, but not here
in this community’s backyard. Having homes or town homes added to this community would fit in, if that
parcel of land has to be developed, but apartments do not bring pride to a community. Nobody wants to
live next to apartments. They would be an eyesore, even with a 30ft. vegetation barrier between.

| will be discussing with our association about the intrusion of building apartments so close to a single
family housing community. | will use every means at my disposal to stop the building of an apartment
complex here in my backyard, whether it means using the political system, media outlets, justice
system, or community organization.

Sincerely,

4 ., d H
= 4 B fi;/’;
p 7/
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April 26, 2012

Re:

Applicant: MIG Development, Inc; Attn: Mike Gougler
Location: 3411 Hayes Street, Newberg, Or 97132 - Tax Lot 3206 - 020 (7

This is in response to the letter dated April 20, 2012, regarding a projected apartment
development called Oak Grove Apartments. We are owners in the Oaks at Springbrook
Townhomes (716 Little Oak) and object to this proposed development and the code
adjustment to reduce the number of off-street parking spaces. We believe that this proposed
development will devalue the townhomes in our development and increase the amount of
traffic running through our neighborhood putting small children and pedestrians in harms
way. We already have a great deal of traffic coming from Fred Meyers through our
neighborhood to avoid going all the way down Brutscher to Hayes. This traffic shows no
concern for those of us who call this neighborhood home and travel faster than they should.
The apartment residents would undoubtly also drive through our neighborhood to get to
their development as a short-cut. Also, reducing the number of off-street parking spaces puts
our streets in compromise for extra parking, which we are already extremely short of space.
The City and County should have made the developer of Oaks at Springbrook create more
parking for the townhomes as most people who live in three and four bedroom townhomes
have more than one car, especially if there are teenagers in the family. We simply do not
have enough parking in our development and 123 parking spaces for 84 units is not enough
parking space for that many people, period.

Most owners in the Oaks at Springbrook Townhomes are already up-side-down in their homes and
the addition of an apartment complex would devalue our homes even more.

Sincerely,
Terrence and(ggrf‘gf\?el (716 Little Oak St)

Mailing address: 901 Brutscher St, #D167 , Newberg, Or 97132
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April 28, 2012

City of Newberg

Planning & Building Department
P.O. Box 970
Newberg, OR 97132
File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002
Dear Newberg Planning & Building Director:

This letter is in regard to the proposed Oak Grove Apartments, consisting of an 84-unit
apartment complex. My husband & | moved into the Oaks at Springbrook community June
2006. We enjoy the community very much, and our HOA Board works hard at maintaining our
community in a pleasant environment.

In light of the proposed Apartment complex consisting of 84 units and 123 on-site parking
spaces, our concern is the lack of parking spaces and additional traffic through our
neighborhood. | would think that the statistics reveal that most units will have two adults,
which means two vehicles, totally an estimate of 168 parking spaces needed. My calculations
estimate that there would be 45 vehicles needing parking spaces.

| hope you take our concerns seriously and possibly re-evaluate the number of apartment units.

Tom & Susan Hebert

3717 Oak Grove Street

Newberg, Oregon 97132
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From: Gennie Harris [mailto:geharris@linfield.edu]
Sent: Tuesday, May 01, 2012 2:12 PM

To: Barton Brierley

Subject: Proposed Apartments on Hayes St.

Dear Mr. Brierley,

| am writing to you about the proposed apartments on Hayes St. (near Fred Meyer). | would like to
formally submit my concerns about the project via email (but please let me know if you need them in
another format). | live at 271 Royal Oak St. at the Oaks at Springbrook.

| am supportive of the property owner’s rights to build an apartment complex. However, | would ask the
city to NOT allow an exception to the current policies on parking. The proposed 123 parking spaces for
84 units is simply not enough, and | fear that Hayes Street will become a dangerous area of overflow
street parking. | used to live at the townhouses (3705 Oak Grove St.), and parking was a huge issue there
with many townhomes rented to college students (with 4 cars/unit) and many homeowners who used
garages for purposes other than for parking. The streets were packed with parking during the GFU
school year. | would anticipate this being an issue for the apartment complex, as well. Also, most
families have at least two cars. | think it would be more responsible for the developer to have fewer
units and more parking.

Thank you for your consideration. As my children grow older, | am especially concerned about their
safety as they walk and ride bikes near and around our home. Again, | support the property owner’s
rights, but | strongly feel that current parking policies should be enforced for the safety of the
community.

Sincerely,
Gennie Harris

Genevieve Harris, PhD  Assistant Professor of Multicultural Education 503.883.2238
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April 29, 2012

City of Newberg

Planning and Building Department
P.O. Box 970

414 First Street

Newberg, OR 97132

Dear Planning and Building Department,

[ am writing in regards to your recent letter alerting the homeowners of those in the
Springbrook Oaks NEIGHBORHOOD of the possibility of an apartment complex being
built within 500 feet of our NEIGHBORHOOD!

I do not feel that this would be an improvement within the town of Newberg nor our
NEIGHBORHOOD! The building of apartments would bring increased traffic, increased
transitional families, and increased crime! Families moving in and out, not owning a
piece of the NEIGHBORHOOD, and therefore not invested in the livelihood, peace, and
upkeep required to ensure a NEIGHBORHOOD’S safety is definitely not the way we
should be allowing Newberg to grow.

Yes, Newberg is growing and more housing may be needed however please think of this
in terms of keeping Newberg more safe and enjoyable for all! In order to keep the
NEIGHBORHOOD feel, please only allow single family homes in this place instead of
multi-family apartments.

Thank you very much for reading and reconsidering the future of Newberg and our
NEIGHBORHOOD!!

Heather Grimm
241 Burl St.
Newberg, OR 97132
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April 29, 2012

To: City of Newberg
Planning & Building Department
PO Box 970
Newberg, OR 97132

From: Joseph & Robyn Marsico
261 White Oak St
Newberg, OR 97132

Re: File No. PAR-12-002, DR2-12-003, ADIC-12-001, ADIP-12-002
To whom it may concern,

| am writing to express my strong opposition to the proposed apartment complex to be developed on
Hayes St.

We moved to Newberg nine years ago to be a part of quiet residential community of homeowners.

in that time we’ve witnessed the development of a community college directly across the street from
our subdivision, a public golf course, and expansion of the Fred Meyer to include a multiple lane gas
station. While many of these additions have positive qualities, it also further detracts from the quiet,
stable community we envisioned when we chose Newberg, and specifically this area of Newberg to
invest in.

The approval by the City of Newberg of an apartment complex with 84 units and 123 parking spaces this
close to our subdivision will cause me to put my home up for sale and relocate out of Newberg.

This development will impact our community in the following ways:

s This apartment complex will bring increased traffic and congestion to an area where children
routinely play and the elderly walk.

e This complex will bring renters who are more transient than stable, and take less pride in
maintaining their properties.

» Apartment complexes frequently bring an increase in crime to a community.

* An apartment complex this close to my subdivision will lower my property value and make it
more difficult to attract homeowners who want to reside in a quiet neighborhood.

All one needs to do is drive on the other side of 99W and view the conditions of many of the apartment
complexes to see the negative impact these properties have on a residential community to further

validate the points | note above.

I respectfully ask for your consideration of my feedback and request that this proposal be denied by the
city.

Regards
Joe & Robyn Marsico W
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April 29,2012 IS

City of Newberg

Planning & Building Department
PO Box 970

Newberg, OR 97132

RE: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002
Dear City of Newberg:

I am writing as a home owner in the Oaks at Springbrook Townhomes neighborhood
concerning the recent application for development of multifamily homes adjacent to our
property. I have serious concerns of the impact of this new development in regards to
tratfic impacts, parking, property values, crime, and the livability of our community.

My main concern is traffic, living here for over five years I have noticed in our
development people coming to and from the south entrance/exit to Fred Meyers. People
constantly take short cuts through our streets to cut their commute to wherever they are
going south of our Townhomes. Living in a town home whose backyard faces Brutscher
Street | am constantly reminded a majority of drivers do not obey the 25mph speed limit,
and I notice it while driving or walking my dog along Hayes Street. Adding an apartment
complex will not doubt exacerbate this issue as new renters speeding through our streets
to get home or to/from Fred Meyers faster. Our neighborhood has many children who
play in their (small) front yards and as many know children do go into the street from
time to time.

Parking is a huge concern in our neighborhood and has come up in our home owner
association meetings. This development is asking for a variance to the parking code,
which again will only exacerbate these conditions along Oak Hollow Drive which is
already full with parking of residents and visitors to the Townhomes owners. Overflow
parking from the development will no doubt impact the streets south of Hayes Street also.
I don’t know if the planning department as a consideration in this variance, actually
travels out to the adjacent developments and reviews parking conditions on an average
weekday or weekend, but it should.

I believe these adjacent properties would serve a better purpose as a public space such as
expanding the current White Oak Park with other activities. I constantly see people out
my back window walking their dogs, and kids playing in the parking lot of the vacant
Suntron business, which I assume they are trespassing on private property. Then again, I
assume they have called Suntron to get permission, as I believe the City has for their Fire
Department to train and the School District to train bus drivers.

I am also concerned about diminishing property values that a development of this type
brings, and the current rental values as some property owners in our townhouses rent
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their properties. 1f I would have known there would be apartments being built next to my
townhouse, | would have not purchased my current home.

The livability of our neighborhood will only diminish with the high occupancy turn over
rate of an apartment complex. I know, I traveled for work and lived in five apartments
before settling into my current residence. It’s unfortunate that due to the economic times
we are experiencing the developer is talking about rental properties instead of additional
Townhomes or single family residences that would blend in more with our community.
Hopefully the City is looking out for its citizens interests and not helping is own internal
budget concerns this type of development would bring.

I would hope the City of Newberg would consider the existing homeowners concerns
about adding another densely populated development to our neighborhood. What
happened to the proposal for a new school, or consider expanding the adjacent park
instead?

e N

Sinceiely,

an Willows
744 Little Oak Street
Newberg, OR 97132
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Arian and Karalee Baquero Gonzalez
311 Burl St

— W{g?w%%f%@?:ﬁ% Newberg, OR 97132
SRS M3 Ay
April 30, 2012

City of Newberg

Planning and Building Development

PO BOX 970 Initial
Newberg, OR 97132

RE: File NO. PAR-12-002, DR2-12-003, ADJC-12-001, ADIP-12-002
To Whom it May Concern:

We are writing to you about our concerns over allowing an apartment complex to be built in the Oaks at Springbrook
neighborhood.

As current homeowners here, we are strongly opposed to the addition of this apartment complex in our neighborhood.
We feel our community is one with hard-working families that enjoy the opportunity to live in a nice neighborhood. We
work diligently to pay our mortgages, our HOA’s, keep our homes nice and to have a safe, family friendly community.
The addition of an apartment complex so close to this community would greatly depreciate the value of our homes and
decrease the value of this neighborhood.

We recently bought our home here and one of the deciding factors for us was the fact that it was a quiet neighborhood
with little traffic in a nice community. We feel that when people decide to live in a place like Newberg, they are choosing
to buy in an area that has lower crime, less noise, less traffic and to escape from the “big city” lifestyle. Adding an
apartment complex would not only add many more people to this quiet neighborhood, but more noise, a iot more traffic
and a higher potential for crime. It is said that the apartment complex would have 84 apartments with only 123
designated parking spaces. This doesn’t even allow for each apartment to park 2 vehicles. What about any visitors these
apartments may have? They will be parking on our streets which aiready have enough cars parked on them. We pay a
fairly high HOA to keep our streets and parks in nice condition and to reside in a nice area. As a home owner right across
from Gladys park, we strongly oppose having people commonly use this park that do not have any type of personal
investment in keeping it nice. People living in the apartments will have no financial responsibility in keeping the
neighborhood well maintained; therefore they will be less likely to do so. Had we known that there were going to be
apartments possibly built in this area, we would have chosen to buy elsewhere.

We believe that although apartments are important to many cities, Newberg is a small community that seems to be
trying hard to improve the overall appearance and feel of this city. Adding an apartment community in a nice/newer
neighborhood seems only to be benefitting the developer financially without respect to people that actually live in this
community.

Please take into consideration the concerns expressed here by us, and those of our neighbors, and allow us a community
meeting about the apartments to be built on these parcels of land.

Sincerely,

Arian and Karalee Baquero Gonzalez
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ey 7ERL D Carole Holland
erCELYV A 612 Little Oak Street
) Newberg, OR 97132

April 30, 2012

City of Newberg

Planning & Building Department
PO Box 970

Newberg, OR 97132

Dear Sir or Madam,

RE: File No. PAR-12-002, DR2-12.003, ADJC12-001, ADJP-12-002

I am writing to complain about the plans o build apariments very close to our home. | find the idea
absolutely preposterous and | am ashamed fo find that the Newberg Planning and Bullding Department
have even considered the plan, and have absolutely no regard for the people that live in the district
already.

We like this area, and we bought the home here because it is not foo overdeveloped and never thought
it would be. | expected that there would be houses built on the suggested land at some point but never
apartments. The economy is such that most people would have trouble selling their homes if the plans
were approved, | assume the planning department is well aware of this fact.

| have included Mr Nomies' lefter to show my approval that our reasons for complaint are just. | could
not have put my cormplaint into words as well as he did. Sol can't see the need to write it all again.

We agree with everything he has fo say. Please do not allow this plan to materialise.

Sincerely,

- O elland

Carole Holland
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Habib Nomie
3525 Bur Qak Alley
Newberg, OR 97132

April 23, 2012

City of Newberg

Planning & Building Department
PO Box 970

Newberg, OR 97132

RE: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002
Dear Sir or Madam:

I am a homeowner in the Oaks at Springbrook neighborhood. My home sits directly across the street
from these proposed apartments. | am completely opposed to the building of apariments at this
{ocation.

The building of apariments will completely diminish the value of my home, and all other homes in the
community. In an economy where not many peopie are able to keep above water on their home loan,
this project will completely drown the homeowners in this community. Right now our homes are not
what there were worth when we bought into this community 6 years ago, yet it is our home and we are
determined to weather the storm. If apartments are allowed to be built in our backyard, it will be
detrimental to this community. If | had know that apartiments were to be build when | purchased my
home, it would have severely affected my decision to buy here. | am now seriously considering moving,
and leaving all together, the only reason being this proposed apartment complex.

We would like to share our input, and would request a community meeting on the subject of allowing
apartments to be buiit on this parcel of land. It is not fit for those kind of buildings.

it can be estimated that there are approximately 4 people to a household in this country. There are a
proposed 84 units to be built in this apartment complex. That would put an extra 336 people into this
community. Currently there are 288 units in this community, quite dense in itself. Adding these
apartments would increase in population almost 30%. We have a small park inside our community that
is just the right size right now. If this increased happens our park would be overrun. Also there is the
issue of parking. We have had issues within the community of parking. Now there is the proposed 84
units with only 123 spaces for parking. How is that enough parking spaces? Assuming that only half the
units will be using two parking spaces (which now of days is under assuming), that means there would
be a needed 126 spaces. This is not including visitor parking. Parking will be limited and overfiow onto
the streets, which have limited parking already for the residents of this community.

This community is a community of people who have pride in owning their own home. Apartmenis do
not bring that kind of mindset into the community. Apariments do have their place in a cily, but not here
in this community’s backyard. Having homes or town homes added to this community would fit in, if that
parcel of land has to be developed, but apartments do not bring pride to a community. Nobody wants to
live next to apartments. They would be an eyesore, even with a 30ft. vegetation barrier between.

| will be discussing with our association about the intrusion of building apartments so close to a singie
family housing community. | will use every means at my disposal to stop the building of an apariment
complex here in my backyard, whether it means using the political system, media outlets, justice
system, or community organization.

Sincerely,
%gé/é
Habib Nomie
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May 2, 2012 Submitted VIA Email Delivery

City of Newberg

Planning and Building Department
Barton Brierley, AICP

Jessica Nunley, AICP

PO Box 970

Newberg, OR 97132

RE: Written Comments: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002
Dear Mr. Brierly and Ms. Nunley,

This letter is in regard to the proposed Oak Grove Apartment project, and intended to provide
objections to a specific aspect of the development. As a property owner within 500 feet of the
project, | am in receipt of the public notice land use notice dated April 20, 2012.

| phoned Ms. Nunley on Tuesday, April 24 to discuss certain aspects of the proposed
development. During that conversation | learned the preliminary partition, property line
adjustment, design review and code adjustment are being considered collectively as Type | and
Il decisions. As explained by Ms. Nunley, the decision to approve, deny or modify therefore
rests in the hands of the Planning Director, Mr. Brierley.

While | support many aspects of the project, | would like to make specific objections to the
proposed reduction in off-street parking and corresponding creation of 18 on-street spaces.
According to the applicant’s information and related Newberg Code sections, the proposed 84-
unit complex would require the provision of 143 off-street spaces.

The application proposes to reduce the number of off-street spaces to 123. The application
also suggests creating 18 on-street parking spaces to move within 2 spaces of the code required
143. This leaves an actual reduction of only 2 overall spaces, but 20 total off-street code-
required parking spaces.

Initially, | would like to address specific approval criteria listed in Chapter 15.210.020.C.2
relating to reductions in off-street parking spaces. Within that section it states (emphasis

added);

The Director shall find that approval will provide adequate off-street parking in relation
to user demands. The following may be considered in granting an adjustment;
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a. Special characteristics of users which indicate low demand for off-street parking
(e.g., low income, elderly).

b. Opportunities for joint use of nearby parking facilities.
c. Auvailability of public transit.

d. Natural features of the site (topography, vegetation and drainage) which would be
adversely affected by application of required parking standards.

e. Possible conversion of the site to other uses in the future.

The applicant’s rationale for granting the elimination of 20 off-street parking spaces is
summarized on page 11 of their application. The rationale states;

“...1) the site is immediately adjacent to the mass transit stop, retail stores, restaurants,
business and bank services within the Springbrook (Fred Meyer) shopping complex, 2)
additional storage is available within the development, 3) within a couple of blocks to
public parks, 4) a hospital, dog kennel, golf course and many other services are within
one mile and 5) the application proposes to modify Hayes Street striping so that a total
of eighteen on-street parallel parking spaces is made available along the site’s Hayes
Street and Oak Hollow Drive Street frontage. “

The only specific approval criteria from 15.210.020.C listed in the applicant’s rationale is the
presence of a nearby transit stop. While applicable, the suggestion (and reasonably interpreted
intent of the code) would be fewer spots are needed on the assumption residents would use
transit.

However, the applicant fails to propose an outright reduction of off-street spaces to uphold
that intent. Rather, they propose to simply shift the proposed reduction in off-street spots to
on-street, while also reducing the overall code-required 143 spaces by 2 locations. Additionally,
there is no evidence provided to support the claim of transit ridership use by residents other
than to suggest a stop is nearby.

As proposed, the applicant’s reasoning does not serve as a rational nexus for approving the
reduction in off-street parking spaces. A reasonable interpretation of the intent of this request
is the applicant simply wishes to fit more units on the site.

Understanding the decision to grant the parking reduction request could potentially take other
factors into consideration given the word “may” is included in listing approval criteria in section
15.210.020.C.2, | would offer the following;

e The applicant’s response to the lot area development criteria from 15.405.010 suggests
their proposed ratio of 2.64 units is well above the minimum 1.0 and leaves ample room
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for a reduction in total units on the site, and thus fewer parking space needs. Certainly
it suggests there is enough room to adjust the layout of the development to
accommodate off-street parking needs.

e The proposed on-site parking ratio is calculated at 24.7%, which is far below the
maximum of 30%, The project also suggests a combined lot coverage of 52.2%, which is
well below the maximum of 60%. Combined, these factors suggest the availability of

ample room for additional off-street parking to accommodate resident needs.

e There is no evidence to suggest there are any natural features, hazards or other limiting
conditions that would restrict placing additional off-street parking on the site.

| would suggest the reasoning outlined here is more than adequate to support a denial of the
request for parking requirement adjustments. There appear to be no factors that would
prevent the developer from providing the code required off-street parking on the development
site.

| look forward to your response.

Sincerely,

Justin Patterson

Cc: Don Clements, Chehalem Parks and Recreation District
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May 2, 2012

Melissa Mix
3628 Bur Oak Ct.
Newberg, OR. 97132

City of Newberg
Planning & Building Dept.
Newberg, Or. 97132

RE: File No. PAR-12-002, DR2-12-003, ADJC-12-001,ADJP-12-002

Dear Director,

! am a homeowner in the Oaks at Springbrook and will be directly affected by my close
proximity to the proposed apt. complex located on Hayes 5t. My concern is that we are a
community of young families with children of all ages who play and use streets in and around
this site. An apt. complex of 84 units with the potential of over 300 extra people and increased
vehicles increases congestion for the Springbrook-Hayes street entrance into and out of our
community. At the Hayes-Brutcher entrance we already have additional traffic with the new
PCC complex and in the very near future Marques Newberg Care Center will begin building their
new Rehab and Care Center at the other end of Hayes St. Please consider the traffic issues this
complex will pose for our community. Those of us who are homeowners here chose this area
specifically for the non-cramped, open natural beauty at reasonable living costs. We have
already seen our water costs, city service costs go up with the increase population. When
looking at other apt. complexes in the Newberg area situated next to homes in neighborhoods
it degrades the appearance of the community with added cars along the side of streets, which
is a concern to all of us regarding the value of our homes. We have already taken a serious hit
with the economy. Jobs are not increasing pay to stay up with costs. Please consider all the
many ways in which your decision on this proposal will affect those of us in this community.
This area is a bright spot and adds so much to the city.

Respectfully,

A ’ g
Melissa Mix
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MICHAEL PALMA

5 0]
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To Whom It May Concern,

In reference to the letter received on the proposed building of an apartment
complex adjacent to the homes at Oaks at Springbrook, I am writing to share my
concerns.

I'have 3 main concerns; traflic/safety, parking, and property values. As the owner
of home mn an already depressed economy, with homes having lost rough;y 20%
of their value in this neighborhood, T am not happy 1o hear of apartmernts €‘§F§§_{
proposed literally in our backyard. Not only does it take away from the feel of our
single family home atmosphere and surroundings, ?mi it will greatly increase tral-

fic around our homes. Neither improves the appeal, and therefore selling point of

%sm‘if has already shown an indifference

5

homes in our community, The city of N
1o our safety concerns on the existing traffic that cuts through our neig
to access Fred Meyer, the apartments will only aggravate this situation. No
amount of ‘Local Traffic Only’ signs is going to keep our kids safe. I can guaran-
it will get a lot worse. Parking is vet another concern, that even the letter ad-

hborhood

[

gh parking for the people
g there really are no op-

mits will only make matters worse, There is not enoug

who live liere as it is, and if several have company visiting
tions that do not risk ucketing or towing,

rned about this situation. Only givi

tonCe

Obviously the home owners are
x«;eﬂ@%s to rf*%p{)‘ﬁ&% does raise the question of the intent of the short time-frame
believe you are doing a disservice to those whom you are

Sﬁlf}ﬁﬁkﬁ(}z 1o be re ?rmem} 12,

Sincerely yours,

Michacl Palnia

3729 OAK GROVE 87T, NEWBERG, OR 97132
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April 28, 2012

Written Comments: File No.

PAR 12-002, DR2-12-003, ADJC-12-002
City of Newberg

Planning & Building Department

Po Box 970

Newberg OR 97132

City of Newberg Planning & Building Department:

I own a home located at 328 Oak Leaf Street. We are the first owners and moved in to
our home in December of 2005. Since we have lived at the home we have had issues
with street parking. Those issues include not enough street parking and/or improper
use of street parking, such as cars parked for longer than 72 hours. Our HOA, Oaks at
Springbrook, has documented these parking issue in length over the past years.

The addition of the 84 unit Apartment complex, Oak Grove Apartments, further
referenced herin as “Apartments”, will congest our neighborhood with overflow parking,
if the Apartments are granted a reduction of “off-street parking spaces.” My family and
surrounding neighbors strongly object to the Planning & Building Department granting
the Apartments a reduction in “off-street parking spaces.”

The developer, MJG Development, Inc. states in their proposal a rationale for allowing
the redcution. The bases of MJG response is that the develoment is located near mass
transit, retail stores, restaurants, busniness and bank services; within in couple of
blocks to public parks; hospital, dog kennell, golf course and many other services.

Counter reponse: Although this maybe be true this would not necessarily reduce the
numbers of vehicles that a family may own. In fact, this may lead to vehicles being
unused or abanoned on the street or in our neighborhood for longer periods of time.

The devloper MJG, proposes that the applicant modify Hayes Street striping so that a
total of eighteen on-street parallel parking spaces is made availiable along the site’s
Hayes Street & Oak Hallow Drive Street frontage.

Counter reponse: This proposed area for additional parking is near the townhomes,
which have a greater parking challenge then our neighborhood. | would assume that
this proposal would not go over well with the townhome owners. More parking in these
are will also bring danger to the neumerous children that play in the neighborhood.
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In summary, we oppose the City of Newberg granting MJG Development a reduction in
“off-street parking spaces.”

Sincerely,

Anthony & Stephanie Vasquez
328 Oak Leaf Street

Newberg OR 97132
503-538-7215

Email: Vasquez72@hotmail.com
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File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002
City of Newberg

Planning & Department Building

PO BOX 970

Newberg, OR 97132

Esteemed Planning and Building Department:

I own a home on Butl Street directly across the street from Gladys Park. 1 am writing
to express my concern over the proposed zoning change from commercial to
apartment development. It is my understanding that this new zoning ordinance will
bring more people into the neighborhood and force property values down. The
zoning level will allow developers to build apartment buildings among the family
homes already here. This will cleatly bring more people into the neighborhood—
increasing traffic, noise, transience, and crime.

Our community is a quict, family-otiented neighborhood. This plays as much a part
in its value as the caliber of its build. Maintaining my home’s value and the wonderful
community atmosphere so enjoyed by my family and I are of utmost concern to me.
If my home declines in value, so does the financial security of my family. In addition,
inore crowding, more traffic, more noise, and crime would be extremely upsetting to
the many eldetly residents in the adjacent neighborhoods.

I know that as a department, you have been sensitive to the preservation of the
unique character of neighborhoods in Newberg and want to maintain the family
strengths of our community. I urge you to vote against this zoning issue. Zoning in
our neighborhood should remain as it is. Those wishing to build apartments, rather
than new homes, have many alternatives mote appropriate than this from which to
choose.

If T can help in any way to defeat this proposal, let me know. Thank you.

gincerely,

jcff

{; “lyde
361 Gl Séé{wbcrg, OR 97132
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May 3, 2012 %%%%
City of Newberg
Planning & Building Department
PO Box 970
Newberg, OR 97132

Dear Planning and Building Dept:

{ am writing concerning the application for the Oak Grove Apartment complex near Haves Street. | am
greatly concerned at what such a large apartment facility would do to the surrounding residential area.
84 apartment units will flood the area for housing. The houses in the Oaks at Springbrook community
are facing very depressed home valyes, and this would only further drag those home values down
further. This is going to create a lot of financial strain for many already established families in the area.

My second concern is the amount of parking the plan currently calls for. | do not think 123 parking spots
for 84 apartments will be sufficient parking. Most households have multiple cars. I think it’s likely that
resident and guest parking from the apartment complex will flow out into the Oak at Springbrook
neighborhood. The parking situation in the neighboring townhomes is already tight and a problem.

Please take these comments into account when making a decision on the application for the Oak Grove
Apartments.

Sincerely, ~

Pt

Katie Teslow

429 Oak Leaf St.
Newberg, OR 97132
{503} 538-3428
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RECEIVEID

Sandra B. White
3616 Short Oak Drive
o Newberg OR 97132
Initial: Ph: 503.538.4768
Cell: 408.607.8530
e-mail: sandra.esr@jessent.com

April 27" 2012

City of Newberg

Planning & Building Dept.
PO Box 970

Newberg, OR 97132

Re: File No. PAR-12-002, DR-12-003, ADJC-12-001, ADJP-12-002

I just received notification regarding the above file. It really concerns me that
the parking allowed for this apartment project, is less than 2 per unit. Where
would anyone who was visiting park? What if there were more than two people
living in a unit? Have you thought this through? There is no parking on Hayes
at this time, and we who live in "The Oaks” have very little parking for visitors as
it is.

Unless your plan includes a large parking lot beside the complex, I would
suggest you scrap it! I am totally against any code adjustments!

Sincerely,

i,’;’/ 7 ié:;?/i!wz’%if,f -
”/Sandra B. White
3616 Short Oak Drive
Newberg OR 97132
503-538-4768

=
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5/1/2012

Written Comments: File No. PAR-12-002, DR2-12-003, ADJC-12-001, AD]P-12-002
City of Newberg

Planning & Building Department

PO Box 970

Newberg, OR 97132

Dear City of Newberg,

It has come to our attention that an 84 unit Apartment complex is planned to be built in our
neighborhood.

My husband and I are all for positive growth and development in our town however; we do not
believe that the proposed building for this plot of land is appropriate.

We have lived in this community for eight years and in such a short time have experienced an
ongoing, unresolved issue with the parking in the Oaks of Springbrook community. Firstthe CC&R’s
written for our development state that homeowners cannot park on the street. Many homeowners
have homes that either cannot accommodate the number of cars they own nor are they designed to
house the typical number of cars most homeowners have. Secondly, the City of Newberg cannot
support or enforce the CC&R’s written because the streets are public therefore people continue to
park on the street. There is still no resolution to this issue.

The intersection at Burl and Hayes, that is closest to the planned new construction site has been
addressed with signage to prevent traffic accidents due to an overflow of homes with not enough
parking. The new development states that 84 units will be provided with 126 parking spots. That is
not enough for 2 residents per unit and visitors, assuming that each unit would have only 2 drivers
{which is likely to have at least 2 if not more per unit]. Where are these people going to leave their
cars? Aside from the safety issue, it is an eye sore. We care about the appearance of where we live
and would like to maintain a standard that gives our homes value that we are proud of.

Qur concern is that there are many safety issues connected to the present parking problem and
adding more homes with not enough parking in the immediate vicinity of our neighborhood is only
going to make this issue more relevant and upsetting to the homeowners who have already invested
in living here.

The homes closest to the new construction proposed have had their properties devalued in the

present economy and such additional building will only upset and devalue their investments even
further.
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2/2/12

Zitv of Newberg

Planning and Building Deg.
PO Box 971

Newberg, OR 97132

Re: File PAR-12-002.DR2-12-003,ADJC-12-001, ADJP-12-002

Dear Sir or Madam,

| am writing today as a homeowner in the Oaks at Springbrook neigﬁhorhooo‘ regarding
proposed apartments at this location. There are numerous reasons that my family and neignpors a¢-
-sposea 1o this development. First and foremost. adding this many units will bring a significant increase
in traffic in our neighborhood. Though the streets in cur neiéﬁ%’{)rhcod are supposed to be closed to
+hrough traffic. the location of these apartments guarantee many mere ‘tars‘driving through a
neighborhood loaded with young chjldren. This prospect truly scares our family and manvy of our
neighbors. Second, the property values of the existing homes in this afea are sure to go down with the
addition of a non-descript apartment complex. With our entire development having suffered from tne
housing market collapse, this development will not help our community return to original purchase price
anv time in the near future. Finally, the proposed development is also woefully short of proposed
parking spaces with only 123 spaces. That’s 1.4 spaces per unit but with college students and families
that will not be close to enough, so where are these cars much less visitors going to park?

For these reasons and many others, | urge the department to deny the develooment of this
property.

sincerely,

aﬂ(ﬂatt Stei”’"%
3601 Oak Hollow D
Newberg, OR 97132

198 of 319



agﬁgt 5: Public Comments throug 5/4?%
<) Y e [2ters

{ , 7 ,
; Lbtdaene & Ve, Finr
YL 35;’75&;@ 'f”f'a(
T / q 7152
L7y oF MewBer© gggi@;‘

Pm;wwg D f:‘?j?/

Ke: Fib do Pz s0d, ng‘z’il*‘&é’}s) ADTC— (2-08/ A&ﬁ”ﬁzz: ez

THARE Moo For Aswiwe FoR ouk 10-Per Keeadiw ¢ §4
ALARTmENTS BEmwe Buwr So close “To oug FonES, THIS
/5 SHecKNE AS THAT MEANS MANE MerE CARS A A0 Sﬁ:}ﬁg{i .
CHILDRER). L6 MREPDYy (Hhve SArery Phebrems wid 77
SirriATIoN AND GLADYS pf?ﬁ?z(’. D Paris
) . —  [RofeIET
A CEDRLEE Fox SrUwDEUTS (O/LL AIKELY ?@UT‘ 774@%": cp 0S
APRATMEITE | THEY HAVE Rrom mares 7o Curr Cos7s “"%”{&Eﬁlc LES
NoRmbi — Bur THEy frar SEED [ fHpoe TTHEIR ‘f""&”“ﬂ @ygﬁﬁabé
fbo Al THOSE, S T FEL) Parumse SPAcES AL fo;&r# o
STReET PARKMWE. HAYES STREET /S ALREADY A LT J oot
(s i e OO TRMEe AleHTS, 1T
ooy 94W TP Avord “TRAMSe A S TR oSS ‘
BE oo DM@&?@M; FoR wES1DEY <77 s o7 p @{Q&S‘Sﬂwﬁ‘;{{j
MHAUES FRom Ot WEGHE ok Hoo D t

, - Jelsll
- HE LACLES
AwD Good-BYE Tlo THowcnTSs THAT HoOME L
CeT ARcHK T TNORMAL “
e )75,

So FRom 45, No TJo THE FRohpED  APARTIN

HoweVER. Lo Khore) FRom EXPERItCE THAT N

ARS AT SAROS 4 ¥ oo StHome aw@m@f &) il g R
gw éfaac,f% DET SO — ifaﬁ itpE ACAEADY e

199 of 319



Attachment 5. Public Comments through 5/4/12

To Whom It May Concern:

| am writing to express my family’s concerns over the proposed apartment complex to be built at 3411
Hayes St. behind the Fred Meyers. | currently live in a townhome on Little Oak St. in the adjacent
neighborhood from the proposed complex. My family has had to handle the demise of property values
in the Newberg area since the economic decline of 2008. Unfortunately, we do not expect to see values
increase any significant amount over the next few years. Meaning we like many others remain upside
down and under water financially. As a result, we will continue to own our home for years into the
future. This is not related to my concern but | believe is important in terms of understanding our
concerns about construction of an apartment complex adjacent to our neighborhood. My family has
three major areas of concern which whomever has the ultimate decision needs to carefully consider.

First of all, The Oaks at Springbrook is obviously located directly behind Fred Meyers and there is an
entrance to Fred Meyers (previously explained to homeowners as the delivery driver’s entrance) at the
north end of the neighborhood which is continuously used by customers from all surrounding
neighborhoods to access Fred Meyer. This had led to multiple occasions yelling at drivers for speeding
through our neighborhood risking our children’s lives, as well as our own since all activities happen in
the front yards of our homes. With yet more residents in the immediate area we will be forced to deal
with even more drivers using our neighborhood as a short cut to Fred Meyers, putting ourselves and
most importantly our children in more danger of being hit by a car.

This brings us to our next concern. Our neighborhood has consistently struggled with available parking.
Being single car garages many homeowners are forced to park along the streets. This has been a topic
of contention at many homeowner meetings and most likely will continue to be so. A new apartment
complex does nothing but risk adding more parking troubles to our neighborhood and surrounding
neighborhoods as well. Although most research shows that renters are less likely to own a car and more
likely to use public transportation this cannot be considered common for Newberg. We have a large
portion of renters who are college students at George Fox University and also commuting students at
the new Portland Community College. Based on my calculations, there will not be enough spaces in the
new development for residents nor visitiors, meaning more vehicles that will require street parking
either on Hayes St. and/or spilling into the Oaks at Springbrook Townhome neighborhood which per
previous comments is already congested!

Our last concern is the burden this will place on property values in the Newberg area. All of the Oaks
neighborhoods have been hit by the economy, none more damaging than the townhomes. The only
relief owners have had is the opportunity to rent their homes in an effort to sideline their financial
challenges and retain the opportunity to achieve the American dream of homeownership. However, if
this project is approved the ability to rent our homes will be immediately and permanently damaged
due to the competitive nature of rental homes versus apartments. Both price and availability put
homeowners at a distinct disadvantage.

| completely understand the attraction to building a new apartment complex to the city. More residents
equals, more tax revenue, more consumers. But | implore you to explore the negative impacts that will
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be placed on your current city residents around this proposed project. What has damaged this country
on so many levels is the continual push to build and expand. Whereas, we would be better served
developing what we have and finding the things we need. We need more services, we need more
shopping options. | do not want to see my neighborhood decline even further than it has since 2008
because someone wants a shot at getting rich building another apartment complex.

Regards,

Charles and Shannon Harrell
740 Little Oak St.

Newberg, OR. 97132
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May 4, 2012
Initial e
Written Comments: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002
City of Newberg
Planning and Building Department
PO Box 970
Newberg, OR 97132

We live at 261 Royal Oak Street. When we made the decision to buy our home over 6
years ago we made that decision knowing that apartments had been planned in the area
north of Hays and just west of Springbrook.

Our concern is not that there will be apartments, but rather the issue of adequate parking
to support those that live in them and still provide adequate parking. Adjusting the code
to reduce the number of off-street parking would potentially result in a higher number of
cars parked within our neighborhoods than currently predicted. We feel the estimates of
how many cars would need on-street parking away from the apartments are
unrealistically low.

Given the likelihood that these will be desirable apartments that could be affordable to
not only families but also George Fox students, the estimates of new bodies living in this
area, many with their own cars might but considerably higher than projected. Assuming
4-6 students sharing an apartment, it is likely that number of cars needing parking spaces
will be much higher than anticipated. Additionally we believe their will be more total
vehicles in the family component that move into this development.

We are concerned that this overflow of more cars than predicted would create definite
safety concerns as a result of more car traffic and risk to pedestrians (mostly children)
and also the need to leave adequate access for fire and safety vehicles.

This is a wonderful community, with a great mix of families. Our concern is not with the
nature of apartments, but that challenge of providing enough safe parking for this new
influx of people in the area. We are not in favor of this code adjustment.

Respectfully,

David and Maggie Andrews
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Jessica Nunley

From: Arber [huntagratsna@yahoo.com]

Sent: Friday, May 04, 2012 1:16 PM

To: Jessica Nunley

Subject: Proposed Oak Grove Apartments: File No. PAR-12-002, DR2-12-003, ADJC-12-001,
ADJP-12-002

Hi Jessica,
Thank you for speaking with me on the phone today.

As I mentioned, there are a number of issues that I have with the 0Oak Grove apartment
proposal that I would like added to the file No.

PAR-12-002, DR2-12-003, ADJC-12-001, ADJIP-12-002. I have been speaking with some other
neighbors here at Oaks at Springbrook and they also are concerned about its impact on our
community. Let me just list some of the issues that have led me to oppose it in its current
form including some of the ones I mentioned on the phone:

1. The time frame for soliciting input from owners is too short. I understand that 14 days is
the requirement. However, if you include mailing time, that leaves something like 8 business

days. I only received the letter on April 24. So the city should have given owners at Oaks at
Springbrook (OAS) more time to respond.

2. The letter was sent only to certain owners and while I understand again that by law you
are only required to notify owners whose property falls within 500 feet of the proposed
project, a more responsible action would have been to mail all the owners at Oaks at
Springbrook. If one is to combine reasons 1 and 2, the process of notifying people who will
be impacted comes across as hastened and rather secretive. Not good.

3. I have some major issues with parking that will be needed by the project. The project
states 123 on site parking spaces which is insufficient for a complex of 84 units. I have
lived in quite a few apartment complexes and it has been my experience that usually there are
2 cars per unit, which brings the needs of the future residents to at least 168 parking
spaces with full capacity. That would be a massive amount of parking that I don't believe can
be supported without a serious impact on the adjacent townhomes/detached homes at OAS. The
parking in the townhome community at OAS is a mess because the developer did not anticipate
the number of cars that people would have correctly and as such everybody struggles with that
on a daily basis. I am concerned that a similar scenario will be created by the project as
well.

4. Property values: I am really concerned about the impact that this project will have on our
property values especially because we don't know much about the projected design of these
apartments. As far as I know there have been no models produced. Are they luxury apartments,
low income, 55+? Will they fit in? Will they not? I had no idea about this project when I
purchased my house at OAS. Had I known, my choice might have been for a different property.

5. Parking along Hayes: I see this as unrealistic. Hayes is not used by any other community
for parking. If we forget the safety for a moment regarding young families whose children
might play near it, the parking will create congestion. In addition, in the project
application, page 13, it seems that the proposed needed parking space is 1.7 per unit whereas
the request is for 1.46? That does not meet code.

6. If the project was initially calling for 60, why is it now calling for 84? Shouldn't the
first approval be invalidated since the terms of the initial proposal have changed? It's been
8 years since the project was approved in 2004. Things have changed quite a bit in this area

1
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and the project needs to reflect that. While profit may be a legal reason for the developer
to build in the area, it is concerning that it will happen at the expense of the
neighborhood.

7. The buildings will have a serious impact on the wildlife near the townhomes such as
coyotes, deer, skunks etc.

8. I also am against the proposal as the request property line adjustment takes away from
Oaks Park.

I believe the city needs to give the Oaks at Springbrook owners more time and should come up
with a platform e.g. meeting so that these issues can be raised more directly and where the
developer should be available to answer any questions we all have.

Thank you.
Best,

Arber Davidhi
3501 Willow Oak Dr.

2
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April 29, 2012 Bradley Dickerson
608 Little Oak St
Newberg, OR 97132

City of Newberg e

Planning and Building Department

PO Box 970

Newberg, OR 97132
RE: PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002
Dear Sir or Madam:

I'am a homeowner in the Oaks at Springbrook neighborhood. | am opposed to the building of apartments
at this location.

Currently the City of Newberg fails to help enforce the closed nature of our community. The outlet that is
by the Fred Meyer parking lot onto Little Oak Street onto Brutscher is a constant concern for the safety of
my small child. It is clearly marked that the loop of the Townhomes is for local residents only, but it is
consistently used as a cut through for cars that don’t want to go through the round about on Brutscher.
Adding another 84 units of apartment housing with the potential of 123 cars minimum is even more of a
threat to the safety of my child. Parking within the Oaks at Springbrook is always a problem and adding
apartments will add to this because of a lack of enforcement and plans for the additional cars.

Apartment buildings in general become eyesores to the public and create more of a nuisance to the city
infrastructure including police departments, fire departments and schools.

The fact that this plan was in the works for the past 13 years and that both Mike Gougler and Dean Werth
(Listed as Property Owners for the Springbrook Oaks Specific Plan) were a part of this plan creates what |
would cail a conflict of interest. | am sure that both made more than enough money off selling property to
D.R. Hortor who built the houses that we live in and were inspected by potentially county and city
officials. Currently we have had the siding on our homes ripped off and replaced with the potential of
having a roof repair in our futures because of poor inspection and building.

How many townhomes, single-family homes and then apartments does it take to overload a school
infrastructure that already struggles to accommodate our children with valuable education? The children
that come with these tenants will most likely attend a primary school within the vicinity of the apartments,
but will not contribute what | and the other homeowners in the area contribute in property taxes and state
taxes.

i also have concerns as to why the proposed new development lists 84 total units when the document
(FUD-7-04/ADJ-131-04) states that only 60 units will be built. Also a driveway from Little Oak Street into
the Apartments is planned instead of cutting into Hayes St near Oak Leaf St. This driveway will run
parailei to ine Park, which creates another hazard to the children that play at this park.

I'strongly urge you and my government to consider a better use of this tand, which does not include
apartments. | will be discussing this use of land with the homeowners of the Oaks at Springbrook
Association.

Sincerely,

bradiey Dickerson
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Jessica Nunley

From: Arber [huntagratsna@yahoo.com]

Sent: Friday, May 04, 2012 1:16 PM

To: Jessica Nunley

Subject: Proposed Oak Grove Apartments: File No. PAR-12-002, DR2-12-003, ADJC-12-001,
ADJP-12-002

Hi Jessica,
Thank you for speaking with me on the phone today.

As I mentioned, there are a number of issues that I have with the 0Oak Grove apartment
proposal that I would like added to the file No.

PAR-12-002, DR2-12-003, ADJC-12-001, ADJIP-12-002. I have been speaking with some other
neighbors here at Oaks at Springbrook and they also are concerned about its impact on our
community. Let me just list some of the issues that have led me to oppose it in its current
form including some of the ones I mentioned on the phone:

1. The time frame for soliciting input from owners is too short. I understand that 14 days is
the requirement. However, if you include mailing time, that leaves something like 8 business

days. I only received the letter on April 24. So the city should have given owners at Oaks at
Springbrook (OAS) more time to respond.

2. The letter was sent only to certain owners and while I understand again that by law you
are only required to notify owners whose property falls within 500 feet of the proposed
project, a more responsible action would have been to mail all the owners at Oaks at
Springbrook. If one is to combine reasons 1 and 2, the process of notifying people who will
be impacted comes across as hastened and rather secretive. Not good.

3. I have some major issues with parking that will be needed by the project. The project
states 123 on site parking spaces which is insufficient for a complex of 84 units. I have
lived in quite a few apartment complexes and it has been my experience that usually there are
2 cars per unit, which brings the needs of the future residents to at least 168 parking
spaces with full capacity. That would be a massive amount of parking that I don't believe can
be supported without a serious impact on the adjacent townhomes/detached homes at OAS. The
parking in the townhome community at OAS is a mess because the developer did not anticipate
the number of cars that people would have correctly and as such everybody struggles with that
on a daily basis. I am concerned that a similar scenario will be created by the project as
well.

4. Property values: I am really concerned about the impact that this project will have on our
property values especially because we don't know much about the projected design of these
apartments. As far as I know there have been no models produced. Are they luxury apartments,
low income, 55+? Will they fit in? Will they not? I had no idea about this project when I
purchased my house at OAS. Had I known, my choice might have been for a different property.

5. Parking along Hayes: I see this as unrealistic. Hayes is not used by any other community
for parking. If we forget the safety for a moment regarding young families whose children
might play near it, the parking will create congestion. In addition, in the project
application, page 13, it seems that the proposed needed parking space is 1.7 per unit whereas
the request is for 1.46? That does not meet code.

6. If the project was initially calling for 60, why is it now calling for 84? Shouldn't the
first approval be invalidated since the terms of the initial proposal have changed? It's been
8 years since the project was approved in 2004. Things have changed quite a bit in this area
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and the project needs to reflect that. While profit may be a legal reason for the developer
to build in the area, it is concerning that it will happen at the expense of the
neighborhood.

7. The buildings will have a serious impact on the wildlife near the townhomes such as
coyotes, deer, skunks etc.

8. I also am against the proposal as the request property line adjustment takes away from
Oaks Park.

I believe the city needs to give the Oaks at Springbrook owners more time and should come up
with a platform e.g. meeting so that these issues can be raised more directly and where the
developer should be available to answer any questions we all have.

Thank you.
Best,

Arber Davidhi
3501 Willow Oak Dr.

2
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Date: May 4, 2012

To: Newberg Planning and Building Department

7

From: Mary Mevyer, Oaks at Springbrook resident, 338 Oak Leaf S'{J ,

RE: Written Comments: File No PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002
Oak Grove Project

The primary concern | have with the project application is in regards to the increased number of units
and parking requirements.

| purchased my home on Oak Leaf St seventeen months ago and was drawn to this neighborhood
because of its family-oriented small-town atmosphere and beautiful design. Although many of the
homes along Oak Leaf St and the adjacent Royal Oak St have 2 car garages and driveways, there are still
many cars parked on the street daily. | would not want to see increased load due to overflow from the
apartments.

Also, | am opposed to allowing parallel parking along Hayes Street to make up for the shortfall in on-site
parking in the project plan. This will detract from the aesthetics of the neighborhood and cause a safety
hazard for drivers and pedestrians in the area. The proposed parallel parking along Hayes St, will result
in a 30% narrower section of the street and will be very inconsistent with the section of Hayes St from
Oak Hollow Dr to the traffic circle at Brutscher. The result will be a much more congested feel to that
area. In addition, it appears to me that this layout may not be in compliance with the Vision Clearance
Setback in NDC 151.555. Anyone exiting the property onto Hayes will have to pull into the bike lane in
order to see around the vehicles parallel parked along Hayes. This could be a serious safety hazard.

The application mentions availability of mass transit stop and various shopping and restaurants nearby,
and yes, we would like to see more people use mass transit, but the fact is that mass transit in this area
is not convenient for everyday transportation and the majority of residents will still have a car and need
a place to park it.

In summary:
Please deny requested modification for frontage parallel parking along Hayes Street.

Please deny request to modify code 15.210.020 to reduce required number of off-street parking spaces
and require that they provide at least 1.7 spaces per total units in off-site parking. This can be easily
achieved by reducing the number of units built back to 60 units as originally approved by the Planning
Commission and detailed in PUD-7-04/ADJ-131-04, Oaks at Springbrook Oaks No. 3. This will also
provide compliance with the maximum density of 21.8 units per acre requirement.

Thank you for your time and consideration of my comments.
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May 3, 2012

City of Newberg

Planning & Building Department
PO Box 970

Newberg, OR 97132

RE: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002
Dear Sir or Madam,

My husband and I are homeowners in the Oaks at Springbrook Townhomes neighborhood, due east of
a proposed apartment complex by MJG Development, Inc.. We are adamantly opposed to this
proposed development!

Please give serious consideration to the negative and potentially harmful impact this development
would have if built on this location. Also, for future reference, we would have appreciated earlier
notification and a longer time period to respond to this proposal for starters. Many of us work and
travel and did not have much time to prepare our input and response. Therefore, our feedback will be
briefer than we would have liked, to address such a important matter, but with no less greater concern.

Our concerns agree with and concur with the concerns addressed on the attached letter as well as these
concerns;

Because of the proposed road out of the new development onto Little Oak Street (which runs through
our neighborhood to direct access to Fred Meyers and Brutscher Street), we have grave concern first
and foremost for the obviously huge traffic increase through our neighborhood caused by population of
renters of 84 apartments! Do the math! This was not mean't to be a thru-way! This puts our playing
children at greater risk with the potential of bodily harm as people may speed through our
neighborhood to go to Fred Meyers or as a short cut! If your time permits, we invite you to come see
for yourself the potential harm this would have on our little neighborhood, which was not built for such
traffic volume.

Parking is already a problem for our neighborhood and this proposed development does not allot
enough parking spaces to contain its own units! Guess where they will be trying to park!?

We currently have several units in our own town home neighborhood for rent and often have a few
sitting empty. Is there really a need for 84 more rentals in this immediate area?

The potential of increased crime, inappropriate public disturbances would rock our relatively peaceful
area. This proposed apartment complex may attract lots of college students, which we support having

adequate housing available for them, just not in this small of location and the resulting impact.

The nature area/stream/wildlife would be removed, destroyed, greatly impacting our natural
environment and stability within the area!
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This is only a few of our concerns; but none the less important regarding this proposal. Please give
serious consideration to denying this development. Is there not another area closer to the college or
outside a community neighborhood like we currently enjoy, in which MJG Development could
consider? At the very least, although still not preferred, scale down the project to a reasonable scale,
bearing in mind the impact of such a large development onto such a small area.

We do appreciate your time and consideration. One last appeal, please consider carefully the negative
impact this development would have not only on our neighborhood, but for our community in general.

We know that financial outcome may be positive for the landowner, developer and city for tax
purposes, but in the end, we the residents, stand to lose more than that profit would ever replace.

Thank you again for your time. If you are planning a meeting or other avenues to address this
proposal, please let us know. Please keep us informed as to your decision(s) BEFORE its too late to be
a part of the process hence forth.

Sincerely; — ‘
{52:??;;; ﬁfbﬁ/}}%&/

Kammy RO);K:I" (Rlchard)
Homeowners in the Oaks
km.romer@gmail.com
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Habib Nomie
3525 Bur Oak Alley
Newberg, OR 97132

April 23, 2012

City of Newberg

Planning & Building Department
PO Box 970

Newberg, OR 97132

RE: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002
Dear Sir or Madam:

| am a homeowner in the Oaks at Springbrock neighborhood. My home sits directly across the street
from these proposed apartments. | am completely opposed to the building of apartments at this
location.

The building of apartments will completely diminish the value of my home, and all other homes in the
community. In an economy where not many people are able to keep above water on their home loan,
this project will completely drown the homeowners in this community. Right now our homes are not
what there were worth when we bought into this community 6 years ago, yet it is our home and we are
determined to weather the storm. If apartments are allowed to be built in our backyard, it will be
detrimental to this community. If | had know that apariments were to be build when | purchased my
home, it would have severely affected my decision to buy here. | am now seriously considering moving,
and leaving all together, the only reason being this proposed apartment complex.

We would like to share our input, and would request a community meeting on the subject of allowing
apartments to be built on this parcel of land. It is not fit for those kind of buildings.

It can be estimated that there are approximately 4 people to a household in this country. There are a
proposed 84 units to be built in this apartment complex. That would put an extra 336 people into this
community. Currently there are 288 units in this community, quite dense in itself. Adding these
apartments would increase in population almost 30%. We have a small park inside our community that
is just the right size right now. If this increased happens our park would be overrun. Also there is the
issue of parking. We have had issues within the community of parking. Now there is the proposed 84
units with only 123 spaces for parking. How is that enough parking spaces? Assuming that only half the
units will be using two parking spaces (which now of days is under assuming), that means there would
be a needed 126 spaces. This is not including visitor parking. Parking will be limited and overflow onto
the streets, which have limited parking already for the residents of this community.

This community is a community of people who have pride in owning their own home. Apartments do
not bring that kind of mindset into the community. Apartments do have their place in a city, but not here
in this community’s backyard. Having homes or town homes added to this community would fit in, if that
parcel of land has to be developed, but apartments do not bring pride to a community. Nobody wants to
live next to apartments. They would be an eyesore, even with a 30ft. vegetation barrier between.

| will be discussing with our association about the intrusion of building apartments so close to a single
family housing community. | will use every means at my disposal to stop the building of an apariment
complex here in my backyard, whether it means using the political system, media outlets, justice
system, or community organization.

Sincerely,

G5l

Habib Nomie
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Attachment 5: Public Comments thidugh 5/4/425-1

TO: Newberg Planning and Building Department ;
Initiak .
RE: Request for written comments concerning Oak Grove Apartments, Springbrook
http://www.newbergoregon.gov/planning/oak-grove-project

From : Todd Waters, Springbrook resident, 439 Oak Leaf Street, email: huang_fl@hotmail.com

Date: May 3, 2012
I have eight specific objections, and some general observations to the Oaks Apartment development.

Objection 1:
The proposed parking space quantity does not meet code, need 1.7 spaces per unit, but requesting 1.46.
See Project Application, page 13.
Comments:
a) Parking is already the number one problem for the Springbrook townhomes and single detached
homes, as evidenced by many months of HOA meeting minutes and surveys.
b) The developer’s previous Springbrook construction, phase 4, 82 townhomes, has gone terribly
wrong. The tiny garages in the townhomes do not fit most cars, and most residents park two to
a driveway or on the street. The townhome area looks so bad when commuters return home,
due to high density of cars and trucks scattered everywhere, no wonder prices have dropped
from original $220-260k to as low as $129-149k for the last 4 purchases according to Zillow.
c) The developer proposes using frontage along busy Hayes Street as parking. This is fudicrous. No
other tracts use Hayes as direct frontage in the area. The area will immediately look fow end.
d) Fails NDC 151.210: it is not in harmony with the surrounding neighborhood.
e) The project originally claimed no on street parking, but now they plead for parking along Hayes,
Street, bait and switch. See PUD -7-04 / ADJ-131-04, page 19, phase 5 description.

Objection 2:

The developer proposes a design that has ground floor front yards along busy Hayes Street. However,
no other development in the neighborhood does so. Front yards along busy Hayes would be dangerous
for young families. 1t will detract from the quietness of the area as well.

See Project Application, page 22.

Objection 3:*

The project exceeds the maximum dwellings per acre, set at 21.8.

Calculation: Parcel 3a is 3.65 acres. With 84 units, the dwellings per acre are over 23.
See Project Application, page 24.

Comment: The owner and developer are more interested in maximizing their profits at the expense of
the neighborhood. Please reduce the number of units back to 60, the original proposal.

Objection 4:
The project originally called for 60 units, but now they want 84
See PUD-7-04 / ADJ 131-04, page 18-19, phase 5 descriptions.

Written Comments: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002 Page 1 of 2
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Attachment 5. Public Comments through 5/4/12

Objection 4 continued:

See PUD-7-04 / ADJ-131-04, page 57, phase 5 development plan approval, section B.

Comments: Bait and switch. The owner is more interested in maximizing profits at the expense of the
preserving the nature of the area.

Objection 5:

The PUD-07-04 / ADJ-131-04, page 48, which the public was required to reference, specifically states
there is insufficient information to conclude compliance to SOSP design standards for the apartments..
Comment: If the city cannot make conclusions yet, how are we supposed to have a onetime only shot by
May 4, 2012 to influence the apparently incomplete design?

Objection 6:

The requested property line adjustment, which takes land away from Oaks Park, is unacceptable.
See drawing on page 30 of the Project Application.

Comment: Go back to the original plan for 60 units, leave existing green space in place.

Objection 7:
The buildings are too close to the stream corridor, not enough barriers, will harm wildlife.

Comment: | live directly adjacent to the stream corridor, and directly across the street from the
proposed apartments, 439 Oak Leaf Street, corner of Hayes and Oak Leaf. | have personally witnessed
the following animals near my house in the last two years: a) skunk, b) coyotes, c) deer, d) porcupine, e)
even a newt. | am certain their habitat will be partially destroyed by the new apartments, and lack of
barrier between the apartments and the stream corridor.

Objection 8:
The proposed stairwell to Fred Meyers should also include a ramp for young parents with strollers.
See Project Application, page 21.

General Observations:

It is no secret, nor unsurprising, that the residents of the single detached homes are very upset with this
development. They fear reduced property value, higher congestion, and lower quality of life, as a result
of the apartments. However, | do not begrudge the owner of their value and excellent foresight in their
decades long plan for their property, they should receive the benefit. However, | also believe they have
significantly underestimated the impact of their apartment proposal in terms of too little parking and
too many units.

| also fear the owner and developers will not control specific design and quality features, like what
happened to the townhomes with their tiny garages and complete retrofit of external weather proofing,
paid for by DR Horton after they lost the lawsuit. These repairs took all summer on the 82 units in 2011.

It is interesting to note that these will be the only apartments that 1 am aware of, south of Hwy 99, and
east of Springbrook, to be built. 1 hope they are designed and built to look beautiful and last a long time.

The developer “met with a Fred Meyers representative, why not meet with the homeowners on Oak
Leaf Street to hear our concerns directly?

Written Comments: File No. PAR-12-002, DR2-12-003, ADIC-12-001, ADJP-12-002 Page 2 of 2

213 of 319



Attachment 6: Public Comments 5/5/12 - 5/24/12

From: Josh Brown

To: Barton Brierley

Subject: Drive-In [File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002]
Date: Wednesday, May 09, 2012 12:01:57 PM

Re: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002
Just sending a quick note to say that I really hope you guys do the right thing when it comes to lighting on this new

apartment complex that's being built.
People from all over Oregon and southern Washington visit our town because of the Drive in as one of the last in that state.

It's a landmark.

Thank you,
Josh.
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Attachment 6: Public Comments 5/5/12 - 5/24/12

From: Josh Brown

To: Barton Brierley

Subject: Drive-In. [File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002]
Date: Wednesday, May 09, 2012 12:01:02 PM

Re: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002
Just sending a quick note to say that I really hope you guys do the right thing when it comes to lighting on this new

apartment complex that's being built.
People from all over Oregon and southern Washington visit our town because of the Drive in as one of the last in that state.

It's a landmark.

Thank you,
Josh.
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Attachment 6: Public Comments 5/5/12 - 5/24/12

From: Erank Purcell

To: Steve Olson; Barton Brierley

Cc: 99wdrivein@msn.com

Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002
Date: Wednesday, May 09, 2012 7:27:35 PM

Hey Steve & Barton,

Just a friendly reminder that the 99w is an important part of the Newberg community, which needs
protecting. Please require the developer of the 84 unit apartment complex being built on Springbrook
Road (and across from 99W Drive-1In) to install lighting that cuts down on ambient light, and has zero
additional direct light directed towards the 99w drive-in screen. Please require all new developments in
the area of the 99w to work the theater so that both can co-exist and thrive together.

Take care,
Frank Purcell
503.702.4404
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Attachment 6: Public Comments 5/5/12 - 5/24/12

From: SunyDay76@aol.com

To: Steve Olson; Barton Brierley

Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002
Date: Wednesday, May 09, 2012 4:23:26 PM

Re: 99W Drive-In

| understand that there is a new potential development across from the Drive In. As | am sure you
know, the 99W Drive In is the only Drive In in this area, and one of only 4 in the State of Oregon. This
is historically significant. If the viewability is not maintained, patrons will not continue to come, and the
Drive In will cease to exist. There is already a great deal of light pollution which makes it difficult to
enjoy the Drive In in certain areas of the viewing area. It would be an enormous loss, for those
interested in history, for Oregon families, and for the Newberg Community to lose the Drive In. My
feeling is that you should do everything that you can to make sure that any new Development follow
specific rules and guidelines in order to preserve the integrity of the Drive In.

See you out there this summer!

Jody Day
Patron of the 99W
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Attachment 6: Public Comments 5/5/12 - 5/24/12

From: Mark Fredricks

To: Steve Olson; Barton Brierley

Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002
Date: Wednesday, May 09, 2012 3:59:14 PM

Regarding File Numbers PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002:

I hope that the developers intend to include in their planning all

necessary steps and provisions in the lighting plans and landscaping plans
to limit the threat of light pollution that could interfere with the

viewing of movies on the 99W Drive-in screen by way of ambient light and
direct light.

The 99W Drive In is a treasure to the Newberg community and it would be a
shame to lose it just to gain another apartment complex.

-Mark Fredricks
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Attachment 6: Public Comments 5/5/12 - 5/24/12

From: Samuel Provoast

To: Steve Olson; Barton Brierley

Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002
Date: Wednesday, May 09, 2012 3:48:47 PM

Hello Mr. Steve Olson and Mr. Barton Brierley,
I am emailing you to comment as a fan of the 99W Driv-In. I would like to ask

that you make sure light pollution won't be an issue to the people who watch
movies at the outdoor theater across the street from where the proposed

new apartments will be built. The 99W Drive-In is an attraction from all over the
state and it would be a shame to tarnish the quality with outside light pollution.

Thank you for your service to our community and listening to my concerns.

Sam Provoast

sprovoastOo4@gmail.com
503.501.7717
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Attachment 6: Public Comments 5/5/12 - 5/24/12

From: lori dickson

To: Steve Olson; Barton Brierley

Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002
Date: Wednesday, May 09, 2012 1:35:39 PM

| am writing on behalf of the 99W Drive In. | have been told that there will be an 84 unit apartment complex to be known
as Oak Grove Apartments built across from the 99W drive-in screen. | love the Drive-in and just want to be sure that the
Planning and Building Department of Newberg and the Applicant and developers include in their planning all necessary steps
and provisions in the lighting plans and landscaping plans to limit the threat of light pollution that could interfere with the
viewing movies on the 99W Drive-in screen by way of ambient light and direct light.

Thank you, Lori Dickson

220 of 319


mailto:danger.cat@hotmail.com
mailto:steve.olson@newbergoregon.gov
mailto:barton.brierley@newbergoregon.gov

Attachment 6: Public Comments 5/5/12 - 5/24/12

From: Adam Barr

To: Steve Olson; Barton Brierley

Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002
Date: Wednesday, May 09, 2012 12:22:25 PM

Hello,

My name is Adam and | am writing to share my support of the Newberg Drive-in
and the recent application for a new apartment building nearby.

Just last week | was conferring with two people who just moved to the city and they
asked if there were any drive-ins left. 1 smiled and gladly told them where the 99
Drive-in was and we all shared stories about how great drive-ins are and how rare
they are these days. That drive-in is a special relic that people cherish. It is unique
and, while people do need apartments, those things are everywhere. No one is
gonna come spend money in Newberg simply because there are more apartment
buildings. They will come out fo the woodwork for something special like a drive-in.

Please consider finding a way to make sure that the apartment complex does not
interfere with the drive-ins ability to function.
It will be a sad day if that place closes.

Thanks for your time.

Cheers
-Adam

http://teacheradam.com
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Attachment 6: Public Comments 5/5/12 - 5/24/12

From: italiandragn@gamail.com on behalf of Andrew Russell Farley
Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002
Date: Wednesday, May 09, 2012 11:45:01 AM

Please include in your planning for Oak Grove Apartments all necessary steps and provisions in the
lighting plans and landscaping plans to limit the threat of light pollution that could interfere with the
viewing movies on the 99W Drive-in screen by way of ambient light and direct light. It must remain
dark to see the movies there.

Andrew Russell Farley
DragonTechnologies.Net
503.913.06.45

"We often have the choice between choosing what is right and what is easy."

222 of 319


mailto:italiandragn@gmail.com
mailto:AndrewRFarley@DragonTechnologies.Net

Attachment 6: Public Comments 5/5/12 - 5/24/12

From: demetrius anubis

To: Steve Olson; Barton Brierley

Subject: PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002
Date: Wednesday, May 09, 2012 2:04:56 PM

Hello. I'm a Newberg resident and recently learned of plans to build an 84 unit apartment
complex across Springbrook from the 99w drive in. I'm all for the jobs and business this will
generate here in Newberg. | am somewhat concerned about the potential light pollution issues
this could cause for the drive in theater across the road from the site. Please make sure that all
precautions are taken to minimize the effect these apartments would have on one of the few
remaining drive in theaters in our state.

Thank you for your time and consideration,
Shawn Wise.
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Attachment 6: Public Comments 5/5/12 - 5/24/12

From: Jimmy Radosta

To: Steve Olson; Barton Brierley

Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002
Date: Wednesday, May 09, 2012 11:28:31 AM

Dear Sirs:

Please make sure that Oak Grove Apartments are required to limit light pollution
that could threaten one of your city's most beloved institutions, the 99W Drive-In.

As a resident of Portland, I frequently visit Newberg and contribute to the local
economy while patronizing the 99W Drive-In, and it would be a shame to damage
its draw as one of the Pacific Northwest's only remaining drive-ins. Thank you for
your consideration.

Sincerely,
Jimmy Radosta

4372 NE 88th Ave.
Portland, OR 97220
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Attachment 6: Public Comments 5/5/12 - 5/24/12

From: Russell Fleming

To: Barton Brierley

Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002
Date: Wednesday, May 09, 2012 8:55:13 PM

The development of the Oak Grove Apartments in the Springbrook area of Newberg
has recently come to my attention, and I am concerned about the impact of it's
ambient light upon the 99W Drive-in movie theater.

Please consider the theater's landmark status. Having such an iconic attaction is one
thing that makes Newberg a desirable destination. You must appreciate how the
owners and operators of the theater have achieved a very safe, and family-friendly
atmosphere. Kids can play ball, grandparents can play cards, and everyone can
enjoy a great movie on a giant screen under the stars when the sun goes down.

My first experience at the drive-in was when | was 5 and it is still as marvellous
today as it was back then. I am very proud that we still have it and I think it would
be a terrible shame to lose it because of poor planning decisions. | am certain you
would forever regret allowing it to slip away, so please take all matters into
consideration when reviewing the applications from the above-mentioned
development.

Sincerely,

Russell N. Fleming
PO Box 254
Dundee, OR, 97115
(503) 789-6835
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Attachment 6: Public Comments 5/5/12 - 5/24/12

From: Pat

To: Steve Olson; Barton Brierley

Subject: No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002
Date: Wednesday, May 09, 2012 1:12:44 PM

| have just learned about the plans for the Oak Grove Apartments to begin construction in
Newberg. While | am happy to see Newberg growing so well | want to make sure that it is
being done so with forethought and careful planning. My fear isthat it isin dangerous
proximity to the historic Newberg Drive-In. Is there nowhere else in Newberg this complex
can go up? It ismy hope that anything and everything is being done to help mitigate light
pollution from the proposed complex from destroying this treasured pastime that so many of
us grew up with. The drive-in is a historic landmark and is one of the last ones still operating
in the state. We need to be doing everything we can to protect this thriving business in such
tough economic times.

Pat Ross

Assistant Shipper
Mountain View Seeds
Phone: (503) 588-7333
Fax: (503) 587-8688
pat@mtviewseeds.com

Www.mtviewseeds.com

All Mountain View Seeds sales are made subject to its Terms of Sale . This transmission is
confidential and only for the recipient identified above. Disclosure, distribution, or copying of this
communication by anyone else is strictly prohibited. If you have received this transmission in error,
please notify us by reply email or call 1 503 588 7333, and permanently delete this email.
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Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Thursday, May 10, 2012 8:45 AM

To: Jessica Nunley

Subject: FW: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

From: liz Fleming [mailto:lonalea2003@yahoo.com]

Sent: Thursday, May 10, 2012 1:06 AM

To: Steve Olson; Barton Brierley

Cc: liz fleming

Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

Dear Folks, | have understood that you are proposing to build an
apartment structure next to the 99W drive-in theater. | am all for making
new room for people to live in the Newberg community. However....we
really cherish the tradition of going to a drive-in theater during the
summer months. It is one the last attractions that Newberg has to offer.
Matter of fact, Newberg drive-in theater is one of the rarest drive-in
theaters around. They just don't make them anymore. But when you build
these units you well be putting in some light fixtures so people can see.
But these lights will be interfering with the screen at the 99W drive-in
theater !! They will put such a glare on the screen that it is going to be
greatly hard to see it. So with the say of many people who feel the same
way about this......\We STRONGLY ask that you take into consideration
the fact that the street lights will affect the screen of the theater, and
maybe you could strategically put them so they have none, or little effect
on the 99W Drive-in theater screen !! Please don't disrupt the only family
tradition of going to the Drive-in theater. We would really like to
preserve this fun entertainment ! The one really good thing about going to
this theater is that it helps promote keeping children and teenagers off the
streets and getting into trouble such as partying and using drugs, as well as
staying out of the arm of the law !!

Thank You for your time and consideration in this matter !

1
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Elizabeth Fleming

lonalea2003@yahoo.com
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Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Thursday, May 10, 2012 8:44 AM

To: Jessica Nunley

Subject: FW: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

From: Mike Scott [mailto:mscott454@yahoo.com]

Sent: Wednesday, May 09, 2012 9:18 PM

To: Steve Olson; Barton Brierley

Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

More traffic on Springbrook Rd? More threats to the 99W Drive-in? It's bad enough Jack in the box was added to town.
Now more apartments? Newberg is quickly losing it's appeal as a place to live.

Applicant and developers to include in their planning all necessary steps and provisions in the lighting plans and
landscaping plans to limit the threat of light pollution that could interfere with the viewing movies on the 99W Drive-in
screen by way of ambient light and direct light.

It must remain dark to see the movies there and just to send a short little note will help, the project is a little ways away but
is still close enough that we would want the planners and developers to remember the drive-in screen is there, is
threatened by light, and to please try to include it in their application.

Mike Scott

1
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Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Thursday, May 10, 2012 10:38 AM

To: Jessica Nunley

Subject: FW: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002 Oak Grove Apartments

Development and the 99W Drive-in

From: Brian [mailto:99wdrivein@msn.com]

Sent: Thursday, May 10, 2012 10:26 AM

To: Steve Olson; Barton Brierley

Subject: RE: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002 Oak Grove Apartments Development and the
99W Drive-in

City of Newberg

Planning and Building Department
PO Box 970

Newberg, Oregon 97132

Dear City of Newberg,

We just want the City and the builders to take in account the drive-in screens
sensitivity to ambient light and direct light when reviewing the planning stages for
the proposed Oak Grove Apartments complex. This has worked so far particularly
well with the Fred Meyer gas station, Crossroads Plaza and Coyote Place, and we
hope it works with Jack in the Box. The outdoor theatre screen is affected by light
pollution and must stay diligent and comment every time a development that
brings in new light fixtures is created. Unless provisions are accounted for in the
lighting plan to aim the fixtures down and cut off the light at the end of their
property-it could eventually get to a constant pollution level to light up the screen
like a full moon to where we can only view daylight scenes.

Thank you for your help and support over the years,

Brian Francis

Francis Enterprises, Inc.
99W Drive-in Theatre
http://www.99w.com

1
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503-554-8836
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Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Thursday, May 10, 2012 9:27 AM

To: Jessica Nunley

Subject: FW: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

From: jenipher thommen [mailto:jenipher.thommen@gmail.com]

Sent: Thursday, May 10, 2012 9:22 AM

To: Steve Olson; Barton Brierley

Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

In reference to the 99W Drive-in and Oak Grove Apartments,

I am asking that the Planning and Building Department of Newberg and for the Applicant and developers to
include in their planning all necessary steps and provisions in the lighting plans and landscaping plans to limit
the threat of light pollution that could interfere with the viewing movies on the 99W Drive-in screen by way of
ambient light and direct light.

Keep in mind that there are only 2 Drive-ins left in Oregon.

Please help us keep this one dark.

Thank you,

Jenipher Thommen
21740 S Foothills Ave
Oregon City OR 97045
(971)212-4821
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Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Thursday, May 10, 2012 8:45 AM

To: Jessica Nunley

Subject: FW: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

From: Matt S [mailto:33matt@gmail.com]

Sent: Thursday, May 10, 2012 3:34 AM

To: Steve Olson; Barton Brierley

Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

To whom it may concern,

I wish to submit my concerns related to the new apartment building on Springbrook near the 99W drive-in
theater. When | young | would go to the drive-in in Beaverton, off of Menlo and 153rd. That closed, and the
closest one is the one in Newberg now. I live in North Portland as of late, and your drive-in is my only option
for a drive-in theater. | am bringing business in from 30+ miles away! That means money not coming into
Newberg from elsewhere if this happens, just from light pollution! We would be losing our last drive-in, my
future children won't know what that even was, what a sad state of affairs.

Please heed our concerns!

Thank you

Matthew Saks

7534 N lvanhoe St

Portland, OR 97203
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Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Friday, May 11, 2012 8:34 AM

To: Jessica Nunley

Subject: FW: PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

From: theatergeekl6@aol.com [mailto:theatergeekl6@aol.com]
Sent: Thursday, May 10, 2012 8:08 PM

To: Steve Olson; Barton Brierley

Subject: PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

To whom it may concern,

| have recently found out that a property on the other side of Springbrook Road across from the 99W drive-in
screen has submitted an application to the City of Newberg for approval of an 84 unit apartment compleX.

| am writing to voice my concern about light pollution. My cousins and | go to the drive-in
every summer, and we grew up attending with our parents. Recently I've started taking my nephew
and my cousin takes her daughter. None of us want the drive-in to close for something as trivial as
too much light.

If there is any way that this issue can be taken into consideration, it would be much
appreciated by us, our friends, and generations of drive-in attendees to come.

Thank you for your time,

Kayla Nasco-Nunley
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Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Thursday, May 10, 2012 11:56 AM

To: Jessica Nunley

Subject: FW: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

From: jimcoop@aol.com [mailto:jimcoop@aol.com]

Sent: Thursday, May 10, 2012 11:53 AM

To: Barton Brierley; Steve Olson

Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

| am writing in regard to the Oak Grove Apartments that are in the permit process to be built across the street from the
99W Drive In.

As a customer of the drive in, | hope that the direct and ambient lighting concerns are dealt with. With the decline of
drive ins in recent years, it becomes increasingly important to preserve the the few we have left. The 99W Drive In caters
to the family atmosphere that | especially appreciate. | used to bring my kids there and now | bring my grandchildren to
watch movies outside. Please do what you can to minimize the impact of the apartments on the drive in. Thank you,

Jim Cooper
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Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Thursday, May 10, 2012 1:15 PM

To: Jessica Nunley

Subject: FW: PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

From: HopelesRomantc91@yahoo.com [mailto:HopelesRomantc91@yahoo.com]
Sent: Thursday, May 10, 2012 12:35 PM

To: Barton Brierley; Steve Olson

Subject: PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

My name is Reuben and I'm one of a 7 person family. Most of us frequent the 99W Drive-In. | understand that
there is an apartment complex that some people are wanting to build right across from the Drive-In. I've been
going there regularly with groups of up to 5 other people for about 4 years now, averaging about 7-10 visits per
open season. I'm not thoroughly educated on the engineering and legal processes that go along with the
building of structures like an apartment complex. But from what I do know, it seems that it would ultimately be
more time consuming and costly to go without precautions and possibly have the Drive-In sue the complex
owners for lost business and/or shut down because they can't stay afloat. | do know that it would not add
considerable costs nor time to require that the complex builders take measures preventing light pollution that
could be financially damaging to the Drive-In. Please require the apartment complex builders to account for
potential light pollution that would be financially damaging to the 99W Drive-In and take measures to prevent
it.
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Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Monday, May 14, 2012 7:23 AM

To: Jessica Nunley

Subject: FW: 99W Drive-In Theater File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

From: Curt Fleischman [mailto:cfpunk619@yahoo.com]

Sent: Sunday, May 13, 2012 7:11 AM

To: Steve Olson; Barton Brierley

Cc: Curt Fleischman; curtis.fleischman@safeway.com; Troy Russell

Subject: 99W Drive-In Theater File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

Good Morning,

This Email is in Regards to the Developement around the 99W Drive-In. | live in Camas Washington & the ever
decreasing Drive-In Theater in this area is a concern for me & my Family. The Nostalgia of this for mentioned
Drive-In & itself is something that should be placed on a Historical Landmark list. They are fading fast & those
that are left should be Nurtured & treated as a Landmark. Developements such as yours are killing this
American Icon.

I would hope that in your Developemnt plans there would be Measure put into place to Protect this Historic

Place so that we & our children will still be able to enjoy this American Institute of Entertainment.

Sincerely
Curtis Fleischman
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Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Monday, May 14, 2012 7:24 AM

To: Jessica Nunley

Subject: FW: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

From: John Smith [mailto:inurtrash@gmail.com]

Sent: Saturday, May 12, 2012 9:01 AM

To: Steve Olson

Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

Please don't allow ambient light to ruin the viewing pleasure of 99W drive-in customers. And, if this complex
must be built, pass a rule the drive-in cannot be sued by occupants of the complex who may complain about
noise and light, since they were there first.

Andy Holthouse
Oregon City, Oregon

andyocoregon@comcast.net
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Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Tuesday, May 15, 2012 8:31 AM

To: Jessica Nunley

Subject: FW: PAR-12-002, DR2-12-003, ADJC-12-001, ADJP

From: Martin Gottlieb-Hollis [mailto:mpgottli@gmail.com]
Sent: Monday, May 14, 2012 9:50 PM

To: Steve Olson

Subject: PAR-12-002, DR2-12-003, ADJC-12-001, ADJP

please keep light to a minimum in the new apartment complex so the movie theater can continue to run.
Thanks

Marty
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Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Tuesday, May 15, 2012 8:30 AM

To: Jessica Nunley

Subject: FW: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

----- Original Message-----

From: Peter Kagey [mailto:peterkagey@gmail.com]

Sent: Monday, May 14, 2012 11:12 PM

To: Steve 0Olson; Barton Brierley

Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

I like the 99W Drive-in. In fact, it's probably the main reason that I come to Newberg - and
whenever I'm there, I stop by grocery stores and restaurants for something to eat. So for the
sake of supporting the arts and the local economy, make sure that light pollution is
regulated at Oak Grover Apartments.

Best,
Peter Kagey

1

240 of 319



Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Tuesday, May 15, 2012 8:30 AM

To: Jessica Nunley

Subject: FW: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

From: sara davis [mailto:kittyprincess@gmail.com]

Sent: Monday, May 14, 2012 11:06 PM

To: Steve Olson; Barton Brierley

Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

Dear Steve Olson and Barton Brierley,

I've just heard of the proposed Oak Grove Apartments project on Springbrook Road and write to ask that the needs of
the 99W Drive-In be considered during the planning and development process. | used to live in Dundee and would
regularly see movies at the drive-in, and now that I live in Portland, my friends and family and | continue to make the trip
out to Newberg to enjoy this uniquely American experience several times a summer--and while in Newberg we stop for
dinner, gas, and often sundries and groceries. Please consider limiting the threat of light pollution that could interfere
with the viewing of movies on the 99W Drive-in screen by way of ambient light and direct light so that folks may continue
to enjoy evenings there. There are so few of these historic locations left that it is important to conserve them as best we
can. Thank you.

Sincerely,
Sara K Davis
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Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Tuesday, May 15, 2012 12:04 PM

To: Jessica Nunley

Subject: FW: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

From: Raymond [mailto:muehiman@gmail.com]

Sent: Tuesday, May 15, 2012 11:40 AM

To: Barton Brierley; Steve Olson

Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

Hello,

It is my understanding that a property on the other side of Springbrook Road across from the 99W drive-in
screen has submitted an application to the City of Newberg for approval of an 84 unit apartment complex to be
known as Oak Grove Apartments’ the plans are 123 on site parking spaces, pedestrian paths, dedicated storage
and a resident garden. This would likely include lighting at night. The Drive-in requires relative darkness for the
projection screen to function, and | ask that you take this into consideration.

The 99w Drive-in is nearly 60 years old, and is an institution in Newberg. The historical and

cultural significance can not be undervalued here, especially when compared to the generic apartment complex
that is currently threatening this classic venue. Please, take a moment to visit the 99w "About Us" page for
context: http://www.99w.com/aboutus.htm .

Thank you.

-Raymond Muehlman, Oregon Voter.
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Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Tuesday, May 15, 2012 2:56 PM

To: Jessica Nunley

Subject: FW: PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

From: Alyssa York [mailto:drum.badum@gmail.com]

Sent: Tuesday, May 15, 2012 2:37 PM

To: Steve Olson

Subject: PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

It is to my understanding the a property across the way from the 99 W drive in movie theatre have submitted an
application to the City of Newberg for approval of an 84 unit apartment complex to be known
as Oak Grove Apartments’ the plans are 123 on site parking spaces, pedestrian paths,
dedicated storage and a resident garden.

In order for the drive-in movie theatre to work, it must remain dark and the potential
new apartment complex’'s light would prevent viewing of movies at 99 W.

I simply ask that you consider the downside and how these apartments could ruin
business for a well-loved establishment (that's been around for 60 years!).

Sincerely,

A Newberg Resident.
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Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Tuesday, May 15, 2012 9:43 AM
To: Jessica Nunley

Subject: FW: 99W Drive-in

From: Katie Mann [mailto:katie_mann@c2f.com]
Sent: Tuesday, May 15, 2012 9:25 AM

To: Steve Olson

Cc: Barton Brierley

Subject: 99W Drive-in

Mr. Olson, Mr. Brierley,

Please keep in consideration the effect of light pollution as part of the impact statement regarding the development of
apartments on Springbrook Road. Drive-in’s are a dying breed and | can’t think of a better way to instill a sense of
community then by continuing to provide entertainment for the masses and support a local business.

Thank you for your time,

--Katie Mann
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Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Tuesday, May 15, 2012 8:31 AM

To: Jessica Nunley

Subject: FW: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002 / 99W Drive-In Theater

From: Dameian Zabona [mailto:standing8isdead@gmail.com]

Sent: Monday, May 14, 2012 8:06 PM

To: Steve Olson

Cc: Barton Brierley

Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002 / 99W Drive-In Theater

Dear Mr. Olson and Mr. Brierley -

I'm writing in defense of the 99W Drive-In Theater and asking the Planning & Building
Department of Newberg and for the applicant and developers of property on the other
side of Springbrook Road to include in their planning all necessary steps and provisions
in the lighting plans and landscaping plans to limit the threat of light pollution that could
interfere with the viewing movies on the 99W Drive-in screen by way of ambient light
and direct light.

The Drive-In is a family owned and operated business that has provided me with
countless summers of memories and fun while giving me an excuse to frequent
businesses there - it would be a shame to forego any protective action on your behalf for
this loved business in the name of progress.

Please keep the needs of this cherished business in mind when planning for the adjacent
development.

Yours - A loyal customer,

Dameian C. Zabona
444 NE Stanton #11
Portland, OR

97212
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Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Tuesday, May 15, 2012 8:31 AM

To: Jessica Nunley

Subject: FW: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

----- Original Message-----

From: Megan Lehar [mailto:mlehar@gmail.com]

Sent: Monday, May 14, 2012 9:55 PM

To: Steve 0Olson; Barton Brierley

Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

99W drive-in theater is the last in the Portland metro area. Please respect it's historical
and cultural significance to the metro community when planning development that surrounds it.
Any ambient light could damage the film experience for movie lovers.

Thanks,

Megan Lehar
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Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Tuesday, May 15, 2012 8:30 AM

To: Jessica Nunley

Subject: FW: PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002 Regarding lighting near 99W
drive-in

From: Chase Bailey [mailto:chase.a.bailey@gmail.com]

Sent: Monday, May 14, 2012 10:59 PM

To: Steve Olson

Subject: PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002 Regarding lighting near 99W drive-in

To whom it may concern,

Please take thought in the lighting design of your complex named "Oak Grove Apartments,” as the ambient
light may affect the viewing quality of the movies at the 99W Drive-in theater. We have few of these special
places to go in Oregon and would like business to continue at this establishment. Thank you.

Chase Bailey
5029 NE 34th Ave
Portland Or, 97211
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Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Tuesday, May 15, 2012 1:12 PM

To: Jessica Nunley

Subject: FW: File No. PAR-12-002, DR2-12-003, ADJC-12-001

From: Frankie Mardock [mailto:franknblu@gmail.com]
Sent: Tuesday, May 15, 2012 12:24 PM

To: Steve Olson

Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001

Hello, this is being sent because of the plans you are making with this apartment house.. leave the drive in alone
it is a wonderful fixture and a tribute to the past when days where far better. | have been coming to the drive in
for over fifty years and i hope to continue to go for another 50 years.. sincerely Frankie Lynn Mardock
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Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Wednesday, May 16, 2012 9:41 AM

To: Jessica Nunley

Subject: FW: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

From: Ron [mailto:rsdotson@gmail.com]

Sent: Wednesday, May 16, 2012 9:26 AM

To: Steve Olson; Barton Brierley

Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

Hello,

It is my understanding that a property on the other side of Springbrook Road across from the 99W drive-in
screen has submitted an application to the City of Newberg for approval of an 84 unit apartment complex to be
known as Oak Grove Apartments’ the plans are 123 on site parking spaces, pedestrian paths, dedicated storage
and a resident garden. This would likely include lighting at night. The Drive-in requires relative darkness for the
projection screen to function, and | ask that you take this into consideration.

The 99w Drive-in is nearly 60 years old, and is an institution in Newberg. The historical and cultural
significance can not be undervalued here, especially when compared to the generic apartment complex that is
currently threatening this classic venue. Please, take a moment to visit the 99w "About Us" page for context:
http://www.99w.com/aboutus.htm .

Thank you.

~ Ron Dotson, an Oregon Voter.
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Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Monday, May 21, 2012 10:33 AM

To: Jessica Nunley

Subject: FW: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

From: Caitlin Yoder [mailto:caitliny88@gmail.com]
Sent: Friday, May 18, 2012 10:28 PM
Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

Steve Olson and Barton Brierley,

Myself, my husband, and groups of our friends enjoy going to the drive in, it is one of the only times we go to
newberg and well worth preserving. | fully agree with the owners in that it must remain dark to see the movies there,
Also, i hope the planners and developers will remember the drive-in screen is there, is threatened by light, and will
try to include it in their application.

Caitlin
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Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Friday, May 18, 2012 10:14 AM

To: Jessica Nunley

Subject: FW: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

From: Stanfield [mailto:timdanakatie@canby.com]

Sent: Friday, May 18, 2012 10:09 AM

To: Steve Olson; Barton Brierley

Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

| am writing this letter because | am concerned about the proposed apartment complex across Springbrook Road from
the 99W drive-in. Itis my hope that consideration will be taken, first and foremost, to the existing businesses and the
possibility that the development in question will negatively affect the drive-in and it's ability to continue to operate.
Although not as popular as they once were, drive-ins offer an experience that is becoming harder and harder to find. We
attend shows there regularly and always look forward to introducing new people to the 99W drive-in and, along with it, the
city of Newberg and what it has to offer.

We don't live in Newberg, so | can tell you what comes to mind when an "outsider" thinks of Newberg: George Fox
University and the 99W Drive-in. Please do all you can to put the interests of existing businesses first.
Thank you,
Dana Stanfield
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Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Monday, May 21, 2012 10:33 AM

To: Jessica Nunley

Subject: FW: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

From: Tonya @ PFS - Bookkeeper [mailto:info@pfslic.net]

Sent: Friday, May 18, 2012 11:57 PM

To: Steve Olson; Barton Brierley

Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

Planning and Building Department of Newberg,

I'm asking the applicant and developers to include in their planning all necessary steps and provisions in the
lighting plans and landscaping plans to limit the threat of light pollution that could interfere with the viewing
movies on the 99W Drive-in screen by way of ambient light and direct light.

Thanks!

Tonya A. Davis
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Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Friday, May 18, 2012 1:09 PM

To: Jessica Nunley

Subject: FW: PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

From: Nancy Alldredge [mailto:alldredgenancy@yahoo.com]
Sent: Friday, May 18, 2012 12:59 PM

To: Steve Olson; Barton Brierley

Subject: PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

| have heard there is an apartment complex being built near the 99W Drive-In that may cause light pollution for the Drive-
In. One of the great things about living in Newberg is that there is still a nostalgic, awesome piece of history that most
towns have gotten rid of. Please remember the Drive-In when considering the "Oak Grove Apartments"” project. Newberg
wants to keep the Drive-In!

Sincerely,

Nancy Alldredge
116 W lllinois Street
Newberg, OR 97132
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Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Friday, May 18, 2012 10:13 AM
To: Jessica Nunley

Subject: FW: apartment comment

From: Lisa Hereford [mailto:lisahere66@yahoo.com]
Sent: Thursday, May 17, 2012 9:50 PM

To: Steve Olson

Subject:

Please keep the drive in in mind when planning any new buildings near it. It is a historic landmark that
shouldnt be destroyed by packing in new buildings.

Blessings and Grace,
Lisa:)

To wait with openness and trust is an enormously radical attitude toward life. It is choosing to hope that something is
happening for us that is far beyond our own imaginings. It is giving up control over our future and letting God define our
life. Itis living with the conviction that God molds us in His love, holds us in tenderness, and moves us away from the
sources of our fear.

Henri Nouwen
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Attachment 6: Public Comments 5/5/12 - 5/24/12

Jessica Nunley

From: Steve Olson

Sent: Monday, May 21, 2012 10:33 AM

To: Jessica Nunley

Subject: FW: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

From: Miranda Slayter [mailto:mirandaslayter@gmail.com]

Sent: Sunday, May 20, 2012 11:36 PM

To: Barton Brierley; Steve Olson

Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

Olson and Brierley,

The 99w Drive-In is one of the last drive in movie theaters in the country. The apartment complex

being built next to is needs to not interfere with the movie screen. Please have the applicants and
developers include in their planning, all necessary steps and provisions in the lighting plans and landscaping plans.

M.Slayter
slayterdesigns.com
360.980.1387
@SlayterDesigns

1

255 of 319



Attachment 7: Public Comments 5/25/12 - 6/6/12

May 28, 2012

Written Comments: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002
City of Newberg

Planning & Building Department

PO Box 970

Newberg, OR 97132

RE: Written Comments: File No. PAR-12-002, DR2-12-003, ADJC-12-001,
ADJP-12-002

Dear Planning and Building Department,

I'm writing in behalf of my husband (who is still in Afghanistan) and myself as
regards the above reference building project. We own a townhouse near the
proposed site, and make this address in Newberg our home. The scope of the
proposed apartment site has several negative aspects associated with it. This
includes, but it not limited to the following:

1) building noise pollution

2) increased building equipment traffic, and, if built, tenant traffic

3) lowering of property values in Oaks at Springbrook

4) over-population of a very small quadrant of land - potential for blight

5) off-street overlfow parking (come by at midnight and see for yourself - we are
already packed when everyone is home at night) from workers and, if the
place gets built, from apartment dwellers

6) currently high vacancy rates in our own develpment (note: because of the
down economy, as a community, we had to change our CC&Rs to include
the widespread use of rentals within our townhouse area - not what the
developer nor the owners originally intended)

7) considering how many mobile home parks are already planted in town we

“question the need for yet another rental complex in Newberg,
8) adverse impact of White Oak Park (will this apartment complex allow pets?)

These plans make us very unhappy. | will be participating at the meeting on
June 14, Please don’t waste city money mailing us seperate letters. Thank you.

Sincerely

Morshc: E. Anderson & Robert W. Reed
616 Little Oak St.

Newberg OR 97132

503.679.7944
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Attachment 7: Public Comments 5/25/12 - 6/6/12

Jessica Nunley

From: Bobbie Morgan

Sent: Tuesday, May 29, 2012 8:43 AM

To: Jessica Nunley

Subject: FW: Please join the review of Type Il Notice of Appeal_Oak Grove Apt_2012-0524.pdf

----- Original Message-----

From: Sandra White [mailto:sandra.esr@jessent.com]

Sent: Friday, May 25, 2012 10:05 PM

To: Bobbie Morgan; adam@teacheradam.com; drum.badum@gmail.com; andyocoregon@comcast.net;
99wdrivein@msn.com; caitliny88@gmail.com; chase.a.bailey@gmail.com; cfpunk619@yahoo.com;
timdanakatie@canby.com; lonalea2003@yahoo.com; fxpurcell@gmail.com; franknblu@gmail.com;
geharris@linfield.edu; jimcoop@aol.com; SunyDay76@aol.com; joshbbrownl@aol.com;
km.romer@gmail.com; katie mann@c2f.com; theatergeekl6@aol.com; lisahere66@yahoo.com;
danger.cat@hotmail.com; mark@fredricks.net; mpgottli@gmail.com; mlehar@gmail.com;
mscott454@yahoo.com; mirandaslayter@gmail.com; pat@mtviewseeds.com; peterkagey@gmail.com;
muehlman@gmail.com; HopelesRomantc9l@yahoo.com; rsdotson@gmail.com; sprovoast@4@gmail.com;
kittyprincess@gmail.com; demetrius7997@yahoo.com; info@pfsllc.net

Subject: RE: Please join the review of Type II Notice of Appeal_Oak Grove Apt_2012-0524.pdf

I don't see how we can change this document, but I do have serious doubts about having this
building in this area, since we already have parking problems when we have visitors.

I don't think the City has thought this through, and I did send a letter to them regarding
this, so it should be a matter of record.

Sincerely,

Sandra White

Short Oak Drive

Subject: Please join the review of Type II Notice of Appeal Oak Grove Apt_2012-0524.pdf

You are invited to review the document: Type II Notice of Appeal Oak Grove Apt 2012-0524.pdf.
You can use Adobe Acrobat 6 or later to review this document.

Click the attachment to open it in Acrobat, and make your comments using Comment & Markup
tools. When you are finished, click "Send Comments" to return your comments to the author.
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Attachment 7: Public Comments 5/25/12 - 6/6/12

Jessica Nunley

From: Bobbie Morgan

Sent: Tuesday, May 29, 2012 8:54 AM

To: Jessica Nunley

Subject: FW: Please join the review of Type Il Notice of Appeal_Oak Grove Apt_2012-0524.pdf
Attachments: Type Il Notice of Appeal_Oak Grove Apt_2012-0524.pdf

----- Original Message-----

From: Sandra White [mailto:sandra.esr@jessent.com]

Sent: Sunday, May 27, 2012 3:13 PM

To: Bobbie Morgan

Subject: FW: Please join the review of Type II Notice of Appeal Oak Grove Apt 2012-0524.pdf

Unfortunately, the city will do whatever they want, regardless of what we think. I have
already sent a letter by mail to the city regarding this and heard nothing back from them.
I have no idea how we can stop this from happening, but it is a very bad idea, just because
of the parking issues.

Sandra White

Short Oak Drive

----- Original Message-----

From: Bobbie Morgan [mailto:Bobbie.Morgan@newbergoregon.gov]

Sent: Friday, May 25, 2012 9:34 AM

To: adam@teacheradam.com; drum.badum@gmail.com; andyocoregon@comcast.net; 99wdrivein@msn.com;
caitliny88@gmail.com; chase.a.bailey@gmail.com; cfpunk619@yahoo.com; timdanakatie@canby.com;
lonalea200@3@yahoo.com; fxpurcell@gmail.com; franknblu@gmail.com; geharris@linfield.edu;
jimcoop@aol.com; SunyDay76@aol.com; joshbbrownl@aol.com; km.romer@gmail.com;

katie mann@c2f.com; theatergeekl6@aol.com; lisahere66@yahoo.com; danger.cat@hotmail.com;
mark@fredricks.net; mpgottli@gmail.com; mlehar@gmail.com; mscott454@yahoo.com;
mirandaslayter@gmail.com; pat@mtviewseeds.com; peterkagey@gmail.com; muehlman@gmail.com;
HopelesRomantc9l@yahoo.com; rsdotson@gmail.com; sprovoast@4@gmail.com;
sandra.esr@jessent.com; kittyprincess@gmail.com; demetrius7997@yahoo.com; info@pfsllc.net;
Bobbie Morgan

Subject: Please join the review of Type II Notice of Appeal Oak Grove Apt 2012-0524.pdf

You are invited to review the document: Type II Notice of Appeal_Oak Grove Apt_2012-0524.pdf.
You can use Adobe Acrobat 6 or later to review this document.

Click the attachment to open it in Acrobat, and make your comments using Comment & Markup
tools. When you are finished, click "Send Comments" to return your comments to the author.
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Attachment 7: Public Comments 5/25/12 - 6/6/12

May 30, 2012

City of Newberg Planning and Building Department
PO Box 970
Newberg, OR. 97132

File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002
Dear Planning Commission,

I live directly across the street from the planned Oak Grove Apartments and, in reviewing the site map; it appears

the plans include installing a trash collection area directly across from my front porch. This letter is to request the
collection area be relocated to within the complex as was done with the other collection area that is located in the

parking lot of the apartments.

In my profession as a Property Manager, | have dealt with maintaining trash enclosures on other properties and find
they attract dumping of rubbish from both tenants and non-tenants who do not want to pay for proper disposal. In
particular, ’'m talking about items such as couches, chairs, mattresses, TVs and other furniture type items. This is
especially a problem when the collection area is located near a street where the ‘drop off’ can be made quickly and
often unseen, such as the location that is planned directly off the street on Oak Grove/Oak Hollow.

The current location of this trash collection area is located right across from the townhomes so this will be the
‘view” from my front door. 1 purchased my home in 06 and appreciate living in a nice, well maintained
neighborhood, and 1 certainly do not think it is appropriate to locate a trash collection area directly across from our
homes. Please reconsider this placement and move it to a more suitable location within the Oak Grove Apartment
complex where it is not visible to residents in the surrounding neighborhood.

In addition, I continue to be concerned about the adequacy of on-site parking for the apartments. While I am
pleased to hear there will be parking available on Hayes, I believe 123 on-site parking spaces are inadequate for 84
units. At minimum, I would estimate two cars per unit, which would put 45 cars on the street without allowing any
additional parking for guests.

As we have found in the Oaks at Springbrook HOA, many residents have teenagers who have cars and other homes
are occupied by four to six students who each have a car. This easily increases the cars per household to four or
more which means 123 on-site parking spaces for the Oak Grove Apartments is certainly inadequate for 84 units.

In reviewing the plans, I also see there is no provision for tenants to park trailers, recreational vehicles, boats, etc.
The governing documents of our homeowner association restrict these from parking in our development yet I see no
provision in the apartment plans for tenants to park this type of vehicle/equipment within the complex. Will these
be parked on our neighborhood streets?

It is imperative that this new development be a good neighbor that provides adequate off-street parking for its
residents along with trash collection facilities that are not an eyesore to the surrounding neighbors. Thank you for
your consideration and help in keeping this a livable neighborhood.

Sincerely,

Ju’d’))/j Moshberger
3600 Oak Grove St.
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Jessica Nunley

From: Steve Olson

Sent: Wednesday, June 06, 2012 8:14 AM

To: Jessica Nunley

Subject: FW: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

----- Original Message-----

From: Alicia @yahoo [mailto:alicia.bashir@yahoo.com]

Sent: Tuesday, June 05, 2012 11:15 PM

To: Steve 0Olson; Barton Brierley

Cc: Alicia Bashir

Subject: File No. PAR-12-002, DR2-12-003, ADJC-12-001, ADJP-12-002

Dear Mr. Olson and Mr. Brierley,

With regard to the development above, please include in landscaping and architectural
planning, provisions to reduce light pollution upon the 99W Drive In.

This is great establishment that is treasured by many and provides a unique experience to
children and adults.

The residents of the apartments will also surely enjoy the theater as well.
Your assistance is much appreciated.

Sincerely

Alicia Bashir

1
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Attachment 8: PUD-07-04 Decision

CITY OF NEWBERG
PLANNED UNIT DEVELOPMENT
STAFF REPORT

FILE NO: PUD-7-04/ADJ-131-04

REQUEST: Theapplicantisrequesting approval for amulti-phase212 unit Planned Devel opment

(PD) whichincludesdetached singlefamily dwelling units, attached townhousesand
multi-family apartment units. The application includes arequest for achange of use
for 12 lots previously platted within The Oaksat Springbrook No. 2. and aproperty
line adjustment between two of those lots (lot 108 and ot 109). The requested PD
isaconditional use withinthe R-3/RP zoned portion of the Ste and a permitted use
in the R-P/SP portion of the site.

LOCATION: Springbrook Oaks Specific Plan - Brutscher & Hayes
TAX LOT: 3216-2010, 3221BA 207-218

APPLICANT: Oak Ridge Estates Development Corp.

OWNER: Werth Family LLC

ZONE: RP/SP, R3/SP

PLAN HDR/SP and MIX/SP

DESIGNATION:

PREPARED BY: City of Newberg Planning Staff

HEARING DATE:  April 8, 2004 Planning Commission

ATTACHMENTS:

A. Reso. 2004-178 wi/findings, map,
and conditions

B. Public Comments - attached

C. PUD-7-04/ADJ-131-04
Application - enclosed

D. Springbrook Oaks Specific Plan -
enclosed

E. Newberg Comprehensive Plan -
by reference

F. Newberg Development Code - by
reference
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Attachment 8: PUD-07-04 Decision

The Planning staff has determined that the following criteria apply to the subject proposal. The
Planning Commission or other interested parties should direct their comments to the criterialisted
or state why they feel other criteria may apply.

Criteria for Planned Unit Development Approval - NDC § 151.227(C)

D
(2)

3

(4)
()
(6)
(7)
(8)

The proposed development is consistent with standards, plans, policies and ordinances adopted

by the city; and

The proposed development's general design and character, including but not limited to

anticipated building locations, bulk and height, location and distribution of recreation space,

parking, roads, access and other uses, will be reasonably compatible with appropriate

development of abutting properties and the surrounding neighborhood; and

Public services and facilities are available to serve the proposed development. |f such public

servicesandfacilitiesarenot at present available, an affirmative finding may be made under this

criterion if the evidence indicates that the public services and facilities will be availableprior to

need by reason of:

@ Public facility planning by the appropriate agencies; or

(b) A commitment by the applicant to provide private services and facilities adequate to
accommodate the projected demands of the project; or

(© Commitment by the applicant to provide for offsetting all added public costs or early
commitment of public funds made necessary by the development.

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

Proposed buildings, roads, and other uses are designed and sited to ensure preservation of

features, and other unique or worthwhile natural features and to prevent soil erosion or flood

hazard; and

Therewill be adeguate on-site provisons for utility services, emergency vehicular access, and,

where appropriate, public transportation facilities; and

Sufficient usable recreation facilities, outdoor living area, open space, and parking areaswill be

conveniently and safely accessible for use by residents of the proposed devel oppment; and

Proposed buildings, structures, and useswill bearranged, designed, and constructed so asto take

into consideration thesurrounding areain termsof access, building scale, bulk, design, setbacks,

heights, coverage, landscaping and screening, and to assure reasonable privacy for residents of

the devdopment and surrounding properties.

Conditional Use Permit Criteria That Apply - NDC § 151.210

A.

C.

Thelocation, size, design and operating characteristicsof the proposed devel opment are such that
it can be made reasonably compatible with and have minimal impact on the livability or
appropriate development of abutting properties and the surrounding neighborhood, with
consideration to be given to harmony in scale, bulk, coverage and density; to the availability of
publicfacilitiesand utilities; to the generation of traffic and the capacity of surrounding streets,
and to any other relevant impact of the deve opment.

Thelocation, design, and site planning of the proposed devel opment will providea convenient and
functional living, working, shoppingor civicenvironment, and will be as attractiveasthe nature
of the use and its location and setting warrants.

The proposed development will be consistent with this code.

Springbrook Oaks Specific Plan Development Standard - NDC § 151.511(B).
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Attachment 8: PUD-07-04 Decision

Report adopted. The Springbrook Oaks specific plan dated August 2, 1999 is hereby
adopted by reference. The development standards listed in this section are intended to
implement the policies of the Springbrook Oaks specific plan. Development of
Springbrook Oaks shall follow the standards of this code section as well asthe policies of
theplan. If a conflict exists between the Springbrook Oaks specific plan policiesand the
Development Code, the Springbrook Oaks specific plan shall govern.

Permitted usesand conditional uses. Eight development areashave been establishedwith
corresponding zones within the Springbrook Oaks specific plan. The permitted and
conditional uses allowed under the " SP" subdistrict shall be the same as those uses
permitted in the basezoning districts. Exceptionsto this standard include thefollowing:
@ A golf course shall be permitted within the M-1 area, adjacent to the stream

corridor; and

(b) Densities and lot sizes shall be in accordance to the standards established in

division (B)(8)(a).

Street and pedestrian pathway standards. Street and pedestrian pathway devel opment
standards are established in 88 151.685 through 151.699 and 151.715 through 151.725.
Residential desgn. Multiple, non-repetitive home designs (detached dwelling units) shall
be used in the development. No two identical designs shall be located closer than every
three residences on any street frontage.

Setbacks. Figures1and 2 of the Springbrook Oaks Specific Plan identify special setback
standards that apply to the property.

(@ Residential.

1. Development Areas A through F Setbacks - Figure 1 of the Springbrook
Oaksspecificplan. Minimum and maximum front setbacksfor structures
shall be met in Development Areas A through F of the Springbrook Oaks
specificplan. Residential structuresshall benodoser nor further fromthe
front property line than as follows:

Minimum Maximum

Porch 10 25

Dwelling 15 25' (without porch)
Garage or 20 None

carport

Thefront of a garage may not be closer to the property line than the front
of the house unless each front on different streets.

3. I nterior setbacks. I nterior yard setbacksshall bethe sameasthe base zone.
An exception to thisstandard is made for single family attached housing,
where no interior setback isrequired for the “ zero” lot line.

4, Staggered front setbacks of at least two feet shall be established for
attached homes. No two attached dwelling units with the same setback
shall be located closer than every two residences on any street frontage.

Street trees. Street trees shall be provided adjacent to all public rights-of-way abutting or
within a subdivision or partition. Street trees shall be installed in accordance with the
provisions of § 151.580(B)(4). Trees shall be selected from the Sreet tree species list
authorized by City Council. Preference should be given towards the selection of oak
species to maintain the character of the development’s namesake: Springbrook Oaks.
Residential density. Residential density is governed by the” SP" overlay subdistrict.
@ Thefollowing devel opment standardsshall be applied to Springbrook Oaks (please
refer to GraphicVI for map of devd opment areas A through H of the Springbrook
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Oaks specificplan). SeeFigure20. Thesestandards shall supersede any density
or density transfer standards established in the Development Code.

Area Zone Minimum Lot Minimum Lot Area Maximum Density
Size Per Dwelling Unit (dwelling units
(square feet) (square feet) per acre)
A C-2 5,000 NA NA
B R-P 1,500* 1,500* 21.8**
C R-3 2,500* 2,500* 13.1*
D R-2 3,750* 3,750 8.8
E R-2 5,000 5,000* 6.6*
F R-P 1,500* 1,500* 21.8* 2
G M-1 20,000 NA NA
H R-1 5,000* 10,000*3 3.3*
* Different than the standards established elsewhere in the Development Code
1 Up to 100% of the land zoned R-P within Areas B may be developed for residential
use
2 Up to 20% of the land zoned R-P within Area F may be developed for residential use
3 Average lot area per dwelling in any one subdivision
(b) 1. A density shift of up to 20% is permitted between any two lots or portions
of lots of equal acreage within the same or different residential areas
(AreasB, C, D andE). Theshift may be up to 20% of total units permitted
within the lower density zone regardless of which direction the shiftingis
occurring. Any such shift shall be approved through a Typel process. An
agreement must be drafted and signed by all parties involved.
2. An example of density shifting is as follows:
Present maximum density A five-acrelot in Area B
permitted by zone =109 units
Afive-acrelotin Area C
= 65.5units
(20% = 13.1 units)
Proposed 20% shift: Lotin Area B = 122* units
Lotin AreaC = 52* units
OR
Lotin Area B = 95* units
Lotin Area C = 78* units
(© Increases in density of residential Areas B, C, D and E may be permitted in

consideration for land designated for public purposes such as schools,
neighborhood parks, plazas, and the like (excluding stream corridors). For any
given acreagedesignated for the aforementioned purposes, the density of an equal
amount of acreage may be increased 20% in another area of Springbrook Oaks
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which has the same zone type as that of where the public area islocated. The
density shift may also be directed to a different zone, in a similar manner to the
above. For example:

Present maximum A five-acrelot in AreaD

density of public land: zoned R-2 = 44 units
(20% = 8.8 units)

Proposed 20% density 44 units + 8.8

shift to another 5 acres units =52 units*

in Area D zoned R-2
OR

Proposed 20% density 109 units+ 8.8

shift to another 5 acres units = 117 units*
in Area B zoned R-3
*Rounded down to a whole unit number.

(d) Any area of land whose allowed density has increased due to a density shift may
includea corresponding decreasein thearea’ sminimum|ot sizeand minimum lot
area per dwelling unit.

(e No lot within any given zonemay increase density dueto a density shift morethan
once.

) Maximum lot coverage is described in the § 151.568.

(10)  Sign standards. Signs must comply with 88 151.590 through 151.601.

(11) Tree management plan. Any proposed development within Development Area H must
follow the approved tree management plan for Development Area H. Theplan shall be
developed by a third-party licensed arborist.

(12) Permitting process. Any proposed development shall follow the permit approval process
described in § 151.020 through 151.046. Exceptionsto this sandard are as follows:

@ Proposed subdivisions will be reviewed under the Type Il process; and

(b) Any proposed devel opment within Devel opment Areas A through F that meet the
Building Design and Development Standards in Appendix C (see Springbrook
Oaks SpecificPlan) will bereviewed under theTypel process. Theapplicant shall
providewritten documentation showing that each development standard hasbeen
met.

Springbrook Oaks Specific Plan, Miscellaneous Policies:
Where possble, opens space shall be conveyed to the Chehalem Park and Recreation District.

A central plaza park shall be located near the center of the Springbrook Oaksto provide a focal
point for community activity and a common identity for the community.

A visual and sound buffer shall be installed between the Fred Meyer property and Springbrook
Oaks. Thebuffer will be specifically designed to mitigate conflicts between the adjacent uses.

Fernwood Road shall be improved to City of Newberg Major Collector standards from
Springbrook Road to the access road to the development Area H as development proceeds. The
improvements shall provide, at a minium, a three-quarter street improvement along the
Springbrook Oaks frontage, and safe pedestrian bicycle access to Springbrook Road.
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Building Orientation. All development shall be oriented to a local or collector street when
possible. Orientation shall be achieved by the provision of an entry door fronting upon the street
with a direct sidewalk connection from the door to the public sidewalk.

Springbrook Oaks Specific Plan Appendix C - Building Design and Development Standards -
Attached Residential Dwelling Units Areas.

A. Individual entries shall be oriented towards a road.

B. Buildings shall be articulated in such a manner that no more than 25 feet of horizontal
building facade will be permitted.

When possible, garages and carports should not be adjacent to primary streets.

All buildings shall utilize materials that meet or exceed current industry standards.
Each dwelling unit shall incorporateindividual areasof exterior spacenolessthan 50 sg.
ft.

No roof slope shall be lessthan 4:12 pitch.

The minimum landscape per centage shall be 30% or more of the overall site.

No building shall be greater than 35 feet, or three storiesin overall height.

Trash enclosures.

Each development shall provide an internal pedestrian circulation system.

All parking ratios shall meet city standards.

All buildings shall be colored in earth tones.

Exterior trim

All primary collector streets.

All setbacks shall comply with Figures 10 and 11.

mooO

oCzZIrx&«—ITwOmM

Subdivision Criteria That Apply - NDC § 151.242

A.

Approval does not impede the future best use of the remainder of the property under the same

ownership or adversely affect the safe and healthful development of such remainder or any

adjoining land or accessthereto.

Thesubdivision complieswith thiscodeincluding but not limited to 88 151.450 through 151.617

and 88 151.680 et seq.

Either,

(A)  Improvementsrequired to be completed prior to final plat approval; or

(B) The subdivider will substantially complete, as defined by city policies, required
improvements prior to final plat approval, and enter into a performance agreement to
completetheremainingimprovements. The performanceagreementshall includesecurity
in a form acceptable to the city in sufficient amount to insure completion of all required
improvements; or

(© A local improvement district shall have been formed to complete the required
improvements; or

(D) Therequired improvements are contained in a city or other government agency capital
improvement project that is budgeted and scheduled for construction.

Additional Requirementsfor Multi-unit Residential Projects- NDC § 151.195

The purpose of this section isto ensure that residential projects containing three or more units
meet minimum standardsfor good design, providea healthy and attractive environment for those
who live there, and are compatible with surrounding development. As part of the site design
review process, an applicant for anew multi-unit residential project must demonstratethat some
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of the following site and building design elements, each of which has a point value, have been
incorporated into the design of the project. At least 14 points are required for attached sngle
family projects of any size and smaller multi-family projects with six or fewer unitsand at least
20 points arerequired for multi-family projects with seven or more units.

(A)  Sitedesign elements.

D

(2)
3

(4)
()
(6)

(7)
(8)
(9)

(10)
(11)

(12)

Consolidate green space to increase visual impact and functional utility. This
applies to larger projects which collectively have a significant amount of open
space areaswhich can be consolidated into children’ splay areas, gardens, and/or
dog-walking areas. (3 Points)

Preserve existing natural features, including topography, water features, and/or
native vegetation. (3 Points)

Use the front setback to build a street edge by orienting building(s) toward the
street with a relatively shallow front yard (12-15 feet for two story buildings) to
create amore “ pedestrian-friendly” environment. (3 Points)

Place parking lotsto the sidesand/or back of projects so that front yard areas can
be used for landscaping and other “pedestrian-friendly” amenities. (3 Points)
Create “outdoor” roomsin larger projects by grouping buildings to create well-
defined outdoor spaces. (2 Points)

Providegood qualitylandscaping. Providecoordinated sitelandscapingsufficient
to givethe steitsown distinctive character, including the preservation of existing
landscaping and use of native species. (2 Points)

Landscape at the edgesof parking lotsto minimize visual impacts upon the street
and surrounding properties. (2 Points)

Use street trees and vegetative screens at the front property line to soften visual
impacts from the street and provide shade. (1 Point)

Use site furnishings to enhance open space. Provide communal amenities such
as benches, playground equipment, and fountains to enhance the outdoor
environment. (1 Point)

Keepfencesneighborly by keepingthemlow, placingthem back fromthesidewalk,
and using compatible building materials. (1 Point)

Use entry accents such as distinctive building or paving materialsto mark major
entries to multi-unit buildings or to individual units. (1 Point)
Useappropriateoutdoor lighting which enhancesthenighttimesafety and security
of pededrians without causing glarein nearby buildings. (1 Point)

(B)  Building design elements.

D

(2)
3
(4)

Orient buildingstoward the street. For attached singlefamily and smaller multi-
family projects, this means orienting individual entriesand porchesto the street.
In larger projectswith internal circulation and grounds, this meansthat at least
10% of the units should have main entries which face the street rather than be
oriented toward the interior. (3 Points)

Respect the scale and patterns of nearby buildings by reflecting the architectural
styles, building details, materials, and scale of existing buildings. (3 Points)
Break up large buildings into bays by varying planes at least every 50 feet. (3
Points)

Providevariation in repeated unitsin both singlefamily attached and large multi-
family projectsso that these projects have recognizableidentities. Elementssuch
as color; porches, balconies, and windows; railings; and building materials and
form, either alone or in combination, can be used to createthisvariety. (3 Points)
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Building materials. Use some or all of the following materialsin new buildings:
wood or wood-like siding applied horizontally or vertically as board and batten;
shingles, asroofing, or on upper portionsof exterior walls and gableends; brick
at the base of wallsand chimneys; wood or wood-like sash windows; and wood or
wood-liketrim. (1 Point for each material described above)

I ncorporate architectural elements of one of city’ s historical styles (Queen Anne,
Dutch Colonial Revival, Colonial Revival, or Bungalow style) into the desgn to
reinforce the city’s cultural identity. Typical design elements which should be
considered include, but are not limited to, “crippled hip” roofs, Palladian-style
windows, roof eave brackets, dormer windows, and decorative trim boards. (2
Points)

Keep car shelters secondary to the building by placing them to the side or back of
units and/or using architectural designs, materials, and landscaping to buffer
visual impacts from the street. (2 Points)

Providea front porch at every main entry asthisisboth compatible with thecity’s
historic building pattern and helps to create an attractive, “ pedestrian-friendly”
street scape. (2 Points)

Use slope roofs at a pitch of 3:12 or deeper. Gable and hip roof forms are
preferable. (2 Paints)

Criteriafor Property Line Adjustments - NDC § 151.236

A propertylineadjustment isprocessed asa Type| application. The Director may approvetherequested
property line adjustment based on the following:

The requested property line adjustment does not create any more lots than currently exist.

The adjustment does not create any substandard conditions.

The adjustment cannot reasonably bring the lots into conformity.

The adjustment does not worsen the non-conforming status of the lots.
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Request:
The applicant isrequesting approval for amulti-phase 212 unit Planned Development (PD) which includes

detached 70 singlefamily dwelling units, 82 attached townhouses and 60 multi-family apartment units. The
application includes a request for a change of use for 12 lots previously platted within The Oaks at
Springbrook No. 2 from attached single family to detached single family, and a property line adjustment
between two of those lots (ot 108 and lot 109). The requested Planned Development is a conditional use
withinthe R-3/SP zoned portion of the site (south of Hayes Street) and apermitted usein the R-P/SP portion
(north of Hayes Street).

Project Description:

1. The site includes sections ‘B’ and ‘C’ of the City of Newberg - Springbrook Oaks Specific Plan,
adopted in 1999. The Oaks at Springbrook No. 3 isamulti-phased residential devel opment project
continuing in the theme of the Oaks at Springbrook No. 1 and No. 2. This project includes three
different residential building types:. apartment buildings, attached singlefamily townhouseunitswith
opportunity for ‘ flex spaceoptions’ in sometownhouses, and singlefamily detached units. Thethree
product types provide awide variety of housing options for residents with close proximity to most
community amenities.

2. Thefive phasesin The Oaks at Springbrook No. 3. are numbered sequentially corresponding to the
anticipated order of construction and dwelling unit build-out. The planned devel opmentimplements
agradual transition from larger single family detached lots at the south end of the site to smaller
detached dwelling unit lots, and then across Hayes Street to attached row houses and multi-family
dwelling units. Thistransition in development placesthe higher density development closer to the
commercid areas, and provides a mix of affordable hous ng optionsfor the community.

Phase Dwelling Units and other Project Dwelling Unit Style
| mprovements
Phase 1 - Currently 12 dwelling unitsand a property line Detached single family
platted adjustment between lots 108 and 109.
Phase 2 - 2004-2005 24 dwelling units, improvementson Detached single family
Tracts G and H, and streetscape
improvements along phase frontage
on Brutscher and Hayes Streets.
Phase 3 - 2004-2006 34 dwelling units and streetscape Detached single family
improvements along phase frontage
on Hayes Street.
Phase 4 - 2004-2007 82 dwelling units, Oak Grove Park Attached singlefamilywithpotential
improvements, improvements on ‘flex space’ accessory units
Tracts A, B, C, D, E, and F and
streetscapeimprovementsalong phase
frontage on Brutscher and Hayes
Streets.
Phase 5 - 60 dwelling units and streetscape Multi-family units - Proposed to be
2006-2007 improvements along phase frontage constructed as market allows.
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on Hayes Strest.

Phase 1 — Thisphase of the development requests approval for single family detached dwelling unitson 12
lots previoudly platted in the Oaks a Springbrook No. 2, originally gpproved for construction of attached
singlefamily dwelling units. These12|otsareincluded inthe Planned Devel opment review processin order
to changetheallowed use. Attached singlefamily homes are an allowed usein R-3/SP, but detached single
family home are allowed in R-3 only through the planned development process. The lot line adjustment
between L ots 109 and 108 will allow construction of two “model homes’ and atemporary parkinglot during
use of the model homes for new home sales. There are no other improvements required to begin home
constructioninthisphase. Thisphaseiscurrently withinthe Oaksat Springbrook Homeowners A ssociation.

Phase 2 — This phase of the planned development includes a single street with 24 single family detached
dwelling units. Again, singlefamily homes are allowed in this R-3/SP zoned area only through the planned
development process. An existing public neighborhood park islocated south of the proposed southern row
of lots. The new local street is approximately 500 feet long, ending in a cul-de-sac. This proposed
modification to the 400-foot length limit for a cul-de-sac is included in the Planned Development review
process. The shape and location of this phase, with very restricted vehicular access opportunity, limit the
street design options. The applicant proposesto includethis phase in the Oaks at Springbrook Homeowners
Association.

Phase 3 — This phase conta ns 34 detached dwel ling unit lots ranging from 6,000 squarefeet to 2,215 square
feet in area This area aso is zoned R-3/SP, requiring the planned development to dlow single family
homes. Thisphase accommodatesavariety of detached singlefamily homeplans. Proposed | ots25 through
45 are between 3,000 and 6,000 squarefeet and are designed to accommodate homes 30 feet to 32 feet wide
with two car garages. Lots 46 through 58 are smaller, dlowing homes 20 feet to 24 feet wide with single
car garages. Four lots — 54 through 57 — are dlightly less than 2,500 sg. feet in lot area. The applicant
proposes to include this phase in the Oaks at Springbrook Homeowners Association.

Phase 4 — This phase contains 82 townhouse lots. Twenty-two (22) of these lots (lots 61 through 82) are
designed for three story townhouse unitswith “flex” space on the ground level. Theflex spaceis proposed
to be used for ahome office or for asmall studio apartment rental unit. Theinclusion of alleysthrough the
center of this phase promotes avery livabl e streetscape and minimize thedominance of the front yardswith
garages and driveways. This design scheme also provides opportunities for on-street parking on one side
of the street. Open spacetracts A through F provide additional landscaping and pedestrian links to the Oak
Grove Park and to Brutscher Street. The model homes for this phase will be constructed on either lots 1
through 4 or 57 through 60. The planned improvements to Oak Grove Park will beconstructed with the
construction of the infrastructure of Phase 4. There will be fencing and streetscape landscaping along the
Brutscher Street and Hayes Street ROWSs to buffer the rear yards of these lots. The applicant proposes to
include this phase in the Oaks at Springbrook Homeowners Association.

Phase 5 - Thefinal phasewill include up to 60 multi-family units in apartment-style buildings. The site
plan will include off-gtreet parking. A detailed design review will be required prior to construction of this
phase.

2. The 17.5 acre site is located south of Highway 99W, north of Fernwood Road, west of Brutscher,
and east of Springbrook Road and the west Springbrook Creek stream corridor. The site is zoned R-P/SP
(Residential -Professional/Specific Plan) and R-3/SP (High Density Residential/ Specific Plan), withHDR/SP

\\ncd-admin\data\WP\PL ANNING\M | SC\WP5FI L ES\FILES.PUD\PUD-7-04& AD J-131-04.wpd Staff Report - Page 10

270 of 319



Attachment 8: PUD-07-04 Decision

and M1 X/SP comprehensive plan designations. Thesiteis subject to the provisions of the Springbrook Oaks
Specific Plan, adopted August 2, 1999. The topography of the site is generally flat outside the stream
corridor, with a two percent down-slope from north to south. The site is primarily comprised of former
farmland

3. TheFred Meyer store abuts the subject property to the north. A portion of The Oaksat Springbrook
No. 2 and a portion of the lot at 212 N. Springbrook Road are south of the site. Springbrook Road
and Springbrook Creek aretothewest. Suntron (formerly EFTC), Astor Houseretirement residence,
and farm land are to the east. Primary accessto the project is from Brutscher and Hayes Streets.
Brutscher Street is a minor collector street with a 60 foot right-of-way. Hayes Street is a minor
collector street with a 65-foot right-of-way. The entire Springbrook Oaks site fronts Fernwood
Road, amajor collector street. Significant improvements have been made to Fernwood Road from
Brutscher Street to the west fork of Springbrook Creek. Improvements have not been made from
Springbrook Road to the west fork of Springbrook Creek.

4, Current and proposed City sewer, water and storm water provisions to the site are shown in the
following table:

| Utility Current Provisons Proposed Provisons
Springbrook Springbrook Road containsa 15inchline.  Extension of the onsite 8-inch sanitary
Sawer Brutscher Street containsa 10 inch line, sewer system will be continued in each

connectingtoal2inchlinein Fernwood  phase.
Road, which terminates at the new pump
station in Fernwood.

A 6-inch forcemain and a12 inch force
main were installed in Fernwood Road in
the Spring of 2001. A new pump stationin
Fernwood Road was completed in Fall of
2001.

A new sewer main has been installed
recently along the stream corridor on the
west side of the project. Therealsoisan
existing sewer main in Burl Street and

Roya Oak Street.
Water Brutscher Street and Fernwood Road Extension of the existing onsite water
contain a 12-inch water main which system will be continued in each phase.

extends aong Fernwood to the sanitary
sewer pump station.

A 24-inch water main has been installed in
Hayes Street from the newly compl eted
reservoir to Springbrook Road.

8-inch water lines have been installed in
Burl Street and Roya Oak Street.

Storm Water The site drains generally to the western Extension of the existing onsite storm
fork of Springbrook Creek. Stormdrains  systemwill be continued in each phase
currently exist in Brutscher Street north of  utilizing the detention pond constructed
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Hayes, and within Hayes Street. Thesetie in the northwest portion of the site.
into a storm drainage detention/water

quality basin, which has an outfal to the

west fork of Springbrook Creek.

Planned Development Process.

NDC 8§ 151.226 requires that planned unit development applications be processed as a Type Il land use
procedure. The Typelll Planned Unit Development application is a quasi-judicia hearing processwhichis
heard and decided by the Planning Commission. Thedecision of the Planning Commission isfina unlessthe
decision is appealed or the decision is a recommendation to the City Council.

The Planned Development Process is intended to alow greater design flexibility than would normally be
allowed under the current zoning standards. Typically a PD includes a series of trade-offs; the City would
agree to reduce some of the zoning standards in exchange for additional design amenities.

Thisapplication requeststhat thefollowing dimensional criteriabe established for the Oaksat Springbrook No.

3.
Dimensional Criteria Table
Standard Required Proposed
NDC Specific Plan
Public Local Street Right-of-way 54’ to 65 60' 55t
Pavement Width 32 32 32
R-3 Detached Dwelling Units
Maximum Dwelling Unit Height 45 or 3story (the 35 overdl - or 3 30 / 2 story
lesser) story (the lesser)
Front Y ard Porch Setback 12 10 10
Front Y ard Building Setback 12 15 15
Front Yard Garage Setback 20 20 20
Rear Y ard Building Setback 5 -- 10
Interior Yard Building Setback 5 -- 35
Street Side Y ard Building Setback 5 15 10
Minimum Lot Width at Building Line 50 -- 30
Maximum Lot Coverage 70% 5%
RP Attached Dwelling Units
Maximum Dwelling Unit Height 30" or 25 story (the | 35 overal - or 3 352
lesser) story (the lessor) 3 story
Front Y ard Porch Setback 12 10 10
Front Y ard Building Setback 12 15 15
Front Y ard Garage Setback 20 20 20
Rear Y ard Building Setback 8 -- 10
1 Note: Staff recommends 56 feet width. 56 feet will alow a full 6-foot wide planter strip as
envisioned by the Specific Plan.
2 ND C defines “Building Height” as “the vertical distance.....to the average height (midpoint) of the

highest gable of a pitch or hip roof”.
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Interior Y ard Setback 8 -- 53
Rear Y ard Building/garage Setback to 8 -- 2
Alley Row

Street Side Y ard Setback 12 15 10
Minimum Lot Width at Building Line 50 20
Maximum Lot Coverage RP 60% 90%

M ulti-family Apartment Units
Building Separation Between Mullti- 20

family Units

Design Flexibility Table

200 0. ft. flex space for garage, home
occ., accessory dwelling on ground floor
of identified townhome units

Area B in the Specific Plan is designated RP
to “create amix of residential land uses with
professional offices...” Thisisproposedin
22 units.

Opportunity to eliminate requirement for
50 s0. ft. of exterior space for certain
townhomes

Staff recommends
that thisflexibility
be limited to not
more than 5 units.

Use of Acorn Style Street Lamps

| ssues:

>

Access to adjacent property. An undeveloped portion of Tax Lot 3221BB-200 lies east of
Springbrook Creek and has no other direct public access. It will be necessary for the applicant to
provide a 25-foot wide accessto the east side of Tax Lot 3221BB-200 for future development. The
applicant will also be required to install a standard driveway curb cut on the unnamed street in Phase
3to servethe accessdrivefor this portion of Tax Lot 3221BB-200. The applicant proposesto record
an sale option for thisaccess  Staff recommends that this be required to be dedicated public right-of-
way.

Northern street connection. The applicant has proposed to connect the street at the north end of the
project to an existing private driveway that accesses Fred Meyer and the Columbia River Bank
building. As conditioned, the applicant will be required to create a public street access connecting
directly to Brutscher Street near this area.

Alley accessfor LotsLots61-66 appear to have no public street access. The applicants have shown
two small recreation/open space areas within Phase 4, one labeled Tract B and an arealabeled O.S.
which is directly north of lots 61-66. adjacent to the public street asit dips to the south. In order to
provide appropriate public street accessto these 6 |ots, these three areas will require reconfiguration.

Fernwood Road I mprovement: The applicant will berequiredtoinstall an interim Fernwood Road
pedestrian connection between Springbrook Road and the west fork of Springbrook Creek. The
improvement will include improvements such as 5-foot wide asphalt or concrete pedestrian walk on
the north side of Fernwood Road.

No interior yard setback is required on the attached building side.
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> Fencing: Two neighbors to the west have requested fencing between their properties and this
development. The Planning Commission could require this fencing if it feels it is necessary for
neighborhood compatibility.

> Design Review Approval Requirement: Approval of the Planned Development will not approvethe
final design of the apartments proposed in Phase5. A design review application will be required prior
to development of this phase.

Public Agency Comments

> William A. Gille, Yamhill County Roads Dept.: Reviewed; no conflict.

> Mike Soderquist, Newberg Community Development Director: Reviewed; no conflict.

> ChrisMayfield, Newberg Fire Marshal: 1. Place hydrantsas required per UFC. 2. Phase5 bldgs
1, 2, 3 - make sure they meet access requirements per UFC

> Howard Wolfe, Newberg Building Division: 1. Rain Drainswill need to go to street. 2 Fences
with any part over 6 feet will need permits. 3 Retaining walls over 4 feet will need permits. 4.
Changesin elevation of 30" or morewill need protection. 5. No concentrated surface drainage
will be allowed onto adjacent properties.

> Brian Casey, Newberg Police Department: Reviewed; no conflict.

> Jack Miller, Newberg Garbage: | talked to Kirsten Van Loo at CES'NW about my concerns with
the parking in the alleys on this project. She said there was not going to be any parking in the
alleys allowed on the street. Thisisthe only way we would be able to pick-up the trash and
recycling in the alley. Also another problem that we came across when the houses on foothills
were built with alleys was the contractors would block the alley and would not let us through. So
we had to have all customers set there cans out on the street until all house where built. Also we
require house numbers on the back of the houses in the alleys also.

> Da Hammer, PGE: Prior to PGE’s Electrical Design, Developer must submit a full set of
engineered drawings.

> Oregon Division of State Lands: No removal fill-permit is requried for the described project
because: based on the information provided, no earthwork is currently being proposed. The
partition may create lots with a significant amount of wetlands or waterways. A consultant should
do a wetland delineation/determination prior to earthwork.

These comments are addressed within the attached findings and conditions.

Citizen Comments

> Carol Williams, Astor House (phone comment) commented that she would like to add a crosswak
across Brutscher Street just north of the roundabout.

> Curt Landis, 212 N. Springbrook Road (commenting on a concurrent partition application for the
property) would like to see Hayes Street opened up before further devel opment, would like a fence
around Phase 1 of Springbrook Oaks, and would like an easement and utilities to his property.

> Larry Anderson, 112 N. Springbrook Road (commenting on a.concurrent partition application for the
property) would like to see a fence continue from its current terminus across his property and his
neighbor's property to Hayes Street.

These comments are addressed within the attached findings.
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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 thiswriting, the staff recommends the following

motion:

° Moveto adopt Planning Commission Resol ution 2004-178Thismotion approvesthe requested
Planned Devel opment, including the conditional use permit and property line adjustment with
specific conditions.
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PLANNING COMMISSION RESOLUTION NO. 2004-178

ARESOLUTIONOFTHEPLANNINGCOMMISSIONOFTHECITY OF NEWBERG APPROVING
FILE PUD-7-04/ADJ-131-04, OAKS AT SPRINGBROOK OAKSNO. 3, INCLUDING A PLANNED
UNIT DEVELOPMENT AND CONDITIONAL USE PERMIT, AND PROPERTY LINE
ADJUSTMENT FOR PROPERTY LOCATED IN THE SPRINGBROOK OAKS SPECIFIC PLAN
AT BRUTSCHER & HAYESSTREETS, YAMHILL COUNTY TAX LOTS3216-2010 AND 3221BA
207-218.

WHEREAS, On February 24, 2004, Kirsten Van Loo, CES/NW submitted an application on behalf of
OakRidge Estates Development Company. The applicant is requesting approval for amulti-
phase 212 unit Planned Devel opment (PD) which includes 70 detached singlefamily dwelling
units, 82 attached townhouses and 60 multi-family apartment units. The application includes
arequest for achange of usefor 12 lotsprevioudy platted within The Oaksat Springbrook No.
2. and a property line adjustment between two of those lots (lot 108 and lot 109). The
requested PD isaconditional use within the R-3/RP zoned portion of the site and a permitted
usein the R-P/SP portion of the site. The property iswithin the Springbrook Oaks Specific
Plan on Brutscher & Hayes Streets.

WHEREAS, On March 11, 2004, notice of this request was mailed to the owner of record asidentified in
Y amhill County Assessor's Office, and all adjoining property ownerswithin adistance of 500
feet.

WHEREAS, Noticewas published inthe Graphic Newspaper on March 20, 2004, whichisat |east ten days
prior to the public hearing before the Planning Commission hearing scheduled for April 8,
2004; and on March 20, 2004 notice of the Planning Commission meeting was posted on the
siteand at four public places.

WHEREAS, On April 8, 2004, a hearing was held by the Newberg Planning Commission.

NOW THEREFORE, BE IT RESOLVED by the Planning Commission of the City of Newberg that it
approves PUD-7-04/ADJ-131-04, Oaksat Springbrook OaksNo. 3, including aplanned unit development and
conditional usepermit, and property lineadjustment for property located inthe Springbrook Oaks SpecificPlan
at Brutscher & Hayes Streets, Y amhill County tax lots 3216-2010 and 3221BA 207-218. Thisapprovd is
based on the staff report, findings and tesimony. The approval also is subject to the attached conditions.

BE IT FURTHER RESOL VED that the Planning Commission adoptsthefollowing devel opment standards
for PUD-7-04/ADJ131-04 to be known as Oaks at Springbrook No. 3.

Public L ocal Street Right-of-way 56’

Pavement Width 32

R-3 Detached Dwelling Units
Maximum Dwelling Unit Height 30' / 2 story
Front Y ard Porch Setback 10
Front Y ard Building Setback 15
Front Yard Garage Setback 20
Rear Y ard Building Setback 10
Interior Y ard Building Setback 35
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Street Side Y ard Building Setback 10

Minimum Lot Width at Building Line 30

Maximum Lot Coverage 5%
RP Attached Dwelling Units

Maximum Dwelling Unit Height 35'/ 3 story *

Front Y ard Porch Setback 10

Front Y ard Building Setback 15

Front Y ard Garage Setback 20

Rear Y ard Building Setback 10

Interior Y ard Setback S **

Rear Y ard Building/garage Setback to Alley Row 2

Street Side Y ard Setback 10

Minimum Lot Width at Building Line 20

Maximum Lot Coverage RP 90%
M ulti-family Apartment Units

Building Separation Between Multi-family Units 20
Design Flexibility Table

200 0. ft. flex space for home occupation, accessory dwelling on

ground floor of identified townhome units. At least 22 of the

townhouse units must provide flex space.

Opportunity to eliminate requirement for 50 sg. ft. of exterior space for

up to 5 townhome units.

Use of Acorn Style Street Lamps

* NDC “Building Height — the vertical distance.....to the average
height (midpoint) of the highest gable of a pitch or hip roof”.

*x This requirement does not apply to the common wall property
boundaries of attached dwelling units.

All standards not specifically listed shall be according to the RP/SP and R3/SP zoning standards in the Newberg
Development Code.

DATED this____ day of , 2004.

AYES: NAYS: ABSTAIN: ABSENT:
ATTEST:

Planning Commission Secretary Planning Commission Chair

Exhibits to be forwarded to Council as part of adoption ordinance:
Findings, Legal Description and AreaMap
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PLANNED UNIT DEVELOPMENT FINDINGS
PUD-7-04/ADJ-131-04

Planned Unit Development/Property Line Adjustment - Oaksat Springbrook OaksNo. 3

§ 151.226 PUD General Provisons.

A.

B.

Ownership. Finding: Theland included in this application is currently in one ownership.

Processing steps— Type l11. Finding: Thisapplication for a Planned Devel opment approval is
being processed as a Type |11 land use action, subject to review and approval by the Newberg
Planning Commission. The approval processincludes preliminary and final plan approvd.

Phasing. Finding: The project will have five phaseswith final approval of al phases. Thefive
phases in The Oaks a Springbrook No. 3. are numbered sequentialy corresponding to the
anticipated order of construction and dwelling unit build-out. The planned development
implementsagradual transition from larger singlefamily detached lots at the south end of the site
to smaller detached dwelling unit lots, and then across Hayes Street to attached row houses and
multi-family dwelling units. Thistransitionindevel opment placesthehigher density devel opment
closer to the commercia improvements, and providesamix of affordable housing optionsfor the

community.

Phase

Phase 1 -
platted

Phase 2 - 2004-2005

Phase 3 - 2004-2006

Phase4 - 2004-2007

Phase5 -
2006-2007

DwellingUnitsand other Project
I mprovements

Currently 12 dwelling units and a property

line adjustment between lots 108
and 109.

24 dwelling units, improvements
on TractsG and H, and streetscape
improvements along phase
frontage on Brutscher and Hayes
Streets.

34 dwelling units and streetscape
improvements along phase
frontage on Hayes Street.

82 dwelling units, Oak Grove Park
improvements, improvements on
Tracts A, B, C, D, E, and F and
streetscape improvements along
phase frontage on Brutscher and
Hayes Streets.

60 dwelling units and streetscape
improvements along phase
frontage on Hayes Street.
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Attached single family with
potential ‘flex space’
accessory units
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to be constructed as market
alows.
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Phase 1 — This phase of the development requests approval for single family detached dwelling unitson 12 lots
previoudy platted in the Oaksat Springbrook No. 2, origindly approved for construction of duplex dwelling units.
These 12 lotsareincluded in the Planned Devel opment review process in order to change the allowed use. The
lot line adjustment between Lots 109 and 108 will allow construction of two “model homes’ and a temporary
parking lot during use of the model homesfor new home sales. Thereareno other improvementsrequired to begin
home constructioninthisphase. Thisphaseiscurrently withinthe Oaksat Springbrook Homeowners Association.

Phase 2 — Thisphase of the planned devel opment includes asinglestreet with 24 singlefamily detached dwelling
units. An existing public neighborhood park islocated south of the proposed southern row of lots. The new loca
street is approximately 500 feet long, ending in a cul-de-sac. This proposed modification to the 400-foot length
limitfor acul-de-sacisincludedinthe Planned Devel opment review process. The shapeand location of thisphase,
withvery restricted vehicular accessopportunity, limit the street design options. The applicant proposesto include
this phasein the Oaks at Springbrook Homeowners Association.

Phase 3 — This phase contains 34 detached dwelling unit lots ranging from 6,000 square feet to 2,215 square feet
inarea. The phase accommodates avariety of detached single family home plans. Proposed lots 25 through 45
are between 3,000 and 6,000 sgquare feet and are designed to accommodate homes 30 feet to 32 feet widewith two
car garages. Lots46 through 58 are smaller, allowing homes 20 feet to 24 feet wide with single car garages. Four
lots— 54 through 57 — are slightly lessthan 2,500 sg. feet inlot area. The applicant proposesto include this phase
in the Oaks at Springbrook Homeowners Association.

Phase 4 — This phase contains 82 townhouse |l ots. Twenty-two (22) of theselots (lots 61 through 82) are designed
for three story townhouse units with “flex” space on the ground level. Theflex spaceis proposed to be used for
ahome office or for asmall studio apartment rental unit. Theinclusion of dleysthrough the center of this phase
promotes a very livable streetscape and minimize the dominance of the front yards with garages and driveways.
Thisdesign scheme also provides opportunities for on-street parking on one side of the street. Open spacetracts
A through F provide additional landscaping and pedestrian links to the Oak Grove Park and to Brutscher Street.
The model homes for this phase will be constructed on either lots 1 through 4 or 57 through 60. The planned
improvementsto Oak Grove Park will be constructed with the construction of theinfrastructure of Phase4. There
will be fencing and streetscape landscaping along the Brutscher Street and Hayes Street ROWSsto buffer the rear
yards of these lots. The applicant proposes to include this phase in the Oaks at Springbrook Homeowners
Association.

Phase5- Thefinal phasewill include up to 60 multi-family unitsin apartment-style buildings. Thesiteplanwill
include off-street parking. Design review approval will be required for this phase.

D. Lapse of Approval. Finding: The stipulations for a lapse of approval will be followed if the
timely submission of materids does not follow the proscribed schedule.

E. Re-submittal following expiration. Finding: If the approval expires the proscribed procedures
will be followed to re-submit an application on the subject property.

F. Density. Finding: Thisproperty is al within the Springbrook Oaks Specific Plan area and the
density evaluation is examined in detail in that section of the findings.
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G. Buildingsand Permitted uses. Finding: Thispropertyisall withinthe Springbrook Oaks Specific
Plan (SOSP). The SOSP mandates development of a “desirable mix of residentia land uses’
employing single family detached, single family attached, and multi-family housing styles
specifically in areas B and C. The Planned Development is proposed on 17+ acres of land with
zoning designations of R-P/SP and R-3/SP. The permitted uses within those two zoning districts
include afull range of residential building types. Duplexes, multiplefamily dwellings, and single
family dwellings are all alowed in both zoning districts. Both zoning districts allow planned
devel opments, and the R-3 district requiresthe use of the planned devel opment review processfor
singlefamily dwelling project approvad. The Planned Development approval process facilitates
“adesirable mix” while implementing the clear mandate in the SOSP to design a project so that
“Dendities can (should) be laid out so as to allow a low impact transition between use zones,
ranging from the most densein the north to least densein the south”.

H. Professional Coordinator. Finding: The application is coordinated by Mr. Tony Weller, a
licensed civil engineer in the State of Oregon.

Modification of Regulations. Finding: The Newberg Development Code (NDC) and SOSP
regulations requiring modification are identified in the “Dimensiona Criteria Table’ of this
document.

J. Lot Coverage. Finding: The standardsfor lot coverage contained inthe NDC and SOSP will be

modified with this PD approvd.

K. Height. Finding: The maximum height of buildings in the PD are specified as follows:
. Maximum height (R-3 District) detached singlefamily unit - 30 feet (thiscomplieswiththe
. I\N/ngci?num height (RP District) attached single family unit - 35 feet (this varies from the
. u[a)xcl?num height (RP District) apartment building - 40 feet (this varies from the NDC).

Someof the buil dings may project into the sun exposure planedescribedin NDC 151.226(K). This
will not adversdy affect the occupantsor potentia occupants of adjacent properties, becauseof the
energy efficient design of the units and the open space provided in the vicinity of the sites.

L. Dedication, improvement and maintenance of public thoroughfares.

Dedication, improvement and maintenance of public thoroughfares. Public thoroughfares shall
be dedicated, improved and maintained as follows:

@ Sreets and walkways. Including, but not limited to those necessary for proper
development of adjacent properties. Construction standards that minimize maintenance and
protect the public health and safety, and setbacks as specified in § 151.554, pertaining to special
setback requirements to planned right-of-ways, shall be required.

() Easements. Asare necessary for the orderly extension of public utilities and bicycleand
pedestrian access.

Citizen Comment: Curt Landis, 212 N. Springbrook Road (commenting on aconcurrent partition
application for the property) would like an easement and utilities to his property.
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Finding: All of the proposed public ROW will be dedicated on thefinal recorded plat of the Oaks
at Springbrook No. 3. Therequired street improvementswill be designed by alicensed engineer.
The construction documents will be approved by the City of Newberg and construction will be
inspected by a City of Newberg Engineering Divison employee. The maintenance of the
completed ROW improvementswill be guaranteed through the established processes currently in
place with the City.

The adjacent undevel oped portion of Tax Lot 3221BB-200 (212 N. Springbrook Road) lies east
of the west fork of Springbrook Creek and has no other direct public access. As conditioned the
applicant to provide a 25-foot wide access to the east side of Tax Lot 3221BB-200 for future
development. The applicant also will be required to install a standard driveway curb cut on the
unnamed street in Phase 3 to serve the access drive for this portion of Tax Lot 3221BB-200.

Underground Utilities. Finding: The required underground utilities will be designed by a
licensed engineer. The construction documents will be approved by the City of Newberg and
construction will be inspected by a City of Newberg Engineering division employee. The
maintenance of the completed underground utility sysems will be guaranteed through the
established processescurrently in place with the City. All of the proposed public utility easements
will be dedicated on the final recorded plat of the Oaks at Springbrook No. 3.

UseableOutdoor LivingArea. Finding: Eachindividual lot will have, at aminimum, 10% of the
grossfloor area of the dwelling unit as outdoor living area. This outdoor areamay bein afront,
sideor rear yard, or an outdoor deck or balcony. In addition, there are numerous open spacetracts
throughout the Planned Development that provide additional opportunity for casual outdoor
recreation. The Oak Grove Park will be cleared of blackberries and other undesirable underbrush
and seeded with appropriate meadow grass seed for a pasture-like appearance. There will be
walking paths through the park for casua outdoor recreation.

Site modification. Finding: The site will remain in a natural condition until final approval is
issued for each phase of this Planned Development.

Completion of required landscaping. Finding: Therequired landscaping will be designed by a
licensed landscapearchitect. Theconstruction documentswill beapproved by the City of Newberg
and construction will be inspected by a City of Newberg Engineering Division employee. The
maintenance of the completed landscaping will be guaranteed through the established processes
currently in place with the City, with responsibility placed through the Oaks at Springbrook
Homeowners Association.

Design Standards. Finding: The applicant has addressed both the SOSP and NDC design
standards. See Section 1V., V. and VI. below.

§151.227 PUD Criteria

A.

B.

Pre-application conference. Finding: Completed

Application. Finding: The correct form is submitted with findings graphic drawings and the
correct processing fee.
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C. Typelll Review and Decision Criteria.
...preliminary approval shall include written affirmative findings that:

1. The proposed devel opment is consistent with standards, plans, policies and ordinances
adopted by the city; and

Finding: Thisproperty islocated within the Springbrook Oaks Specific Plan (SOSP) adopted in
1999 to manage the development of the land contained with the Plan area. The applicant has
addressed the SOSP design standards. See Section1V.and V. below. Other specificstandardsare
addressed within these findings.

2. The proposed development’s general design and character...will be reasonably
compatible with appropriate devel opment of abutting properties and the surrounding
neighborhood.

Citizen Comment: Curt Landis, 212 N. Springbrook Road (commenting onaconcurrent partition
application for the property), would like a fence around Phase 1 of Springbrook Oaks.

Larry Anderson, 112 N. Springbrook Road (commenting on aconcurrent partition application for
the property) would like to see afence continue from its current terminus across his property and
his neighbor's property to Hayes Street.

Finding: Abutting development includes the following:

North: Fred Meyer Store: The Springbrook Oaks Specific plan requires avisual and sound buffer
between the Fred Meyer property and Springbrook Oaks. For the most part, thisis provided by the
Oak Grove, which will remainintact. A plan for abuffer must be provided for other areasaong
this border.

East: Astor House and farm land (potential assisted living facility). The Astor Houseis a high
density, very modern facility. The proposed development is a moderate density, modern facility.
The design will be very similar.

South: Park, Oaks at Springbrook Oaks #2, a small undeveloped part of atract. The proposed
development provides avery smooth transition from the attached single family in the Oaks #2 to
higher density attached in Phases 1, 2, and 3, and eventudly townhomes and apartmentsin Phases
4 and 5. Accesswill be provided to the small undeveloped tract.

West: Stream corridor, undeveloped commercia property, and County residential properties. The
homes and apartments will have rear views of the stream corridor, taking advantage of this
resource. Thisisanatura transition areato the commercial land.

3. Public services and facilities are available to serve the proposed development. |f such
public servicesand facilitiesare not at present available, an affirmative finding may be
made under thiscriterion if the evidenceindicatesthat the public servicesand facilities
will be available prior to need by reason of:

a. Public facilities planning by the appropriate agencies, or

b. A commitment by theapplicantto provideprivateservicesandfacilitiesadequate
to accommodate the projected demands of the project; or

C. Commitment by the applicant to provide for offsetting all added public costs or
early commitment of public funds made necessary by the devel opment.
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Finding: Current and proposed City sewer, water and storm water master plan improvements to the
Springbrook Oaks planning area are shown in the following table:
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| Utility Current Provisons Proposed Provisons
Springbrook Springbrook Road containsa 15inchline.  Extension of the onsite 8-inch sanitary
Sewer Brutscher Street containsa 10 inch line, sewer system will be continued in each

connectingtoal2inchlinein Fernwood  phase.
Road, which terminates at the new pump
station in Fernwood.

A 6-inch force main and a 12 inch force
main were installed in Fernwood Road in
the Spring of 2001. A new pump stationin
Fernwood Road was completed in Fall of
2001.

A new sewer main has been installed
recently along the stream corridor on the
west side of the project. Therealsoisan
existing sewer main in Burl Street and

Roya Oak Street.
Water Brutscher Street and Fernwood Road Extension of the existing onsite water
contain a 12-inch water main which system will be continued in each phase.

extends a ong Fernwood to the sanitary
sewer pump station.

A 24-inch water main has been installed in
Hayes Street from the newly compl eted
reservoir to Springbrook Road.

8-inch water lines have been installed in
Burl Street and Royal Oak Street.

Storm Water The site drains generally to the western Extension of the existing onsite storm
fork of Springbrook Creek. Stormdrains  systemwill be continued in each phase
currently exist in Brutscher Street north of  utilizing the detention pond constructed
Hayes, and within Hayes Street. Thesetie inthe northwest portion of the site.
into a storm drainage detention/water
quality basin, which has an outfall to the
west fork of Springbrook Creek.

The proposed street improvements are discussed in a subsequent section of this document.

All improvements will be constructed concurrent with each phase.

4, The provisonsand conditions of this code have been met; and

Finding: Compliancewiththe objectivesand design standards of the SOSPwill ensurethat all applicable
provisions and conditions of the NDC have been met. All final plat documentsand all construction plans

will be reviewed by City staff to ensure compliance with the conditions of approval of this Planned
Devel opment and the SOSP.
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5. Proposed buildings, roads, and other uses are designed and sited to ensure preservation of
features and other unique or worthwhile natural features and to prevent soil erosion or flood
hazard; and

Finding: Thedesign of thisPlanned Development respectsthe natural featuresand topography of thesite.
Thedesign of thisproject isaligned with the preliminary planning work accomplished during adoption of
the SOSP and sets aside the unique portions of the site in parks and/or open space.

6. Therewill be adequate on-site provisionsfor utility services, emergency vehicular access, and,
where appropriate, public transportation facilities; and

Finding: Theprovisionof utilities, publicROW and all requiredinfrastructureisaddressedin Section V1I.
of these findings. Certain modifications will be required to the utility layout. As conditioned, thereis
adequate public ROW for all vehicleand pedestrian needs, and adequateinfrastructurefor provision of all
necessary utilities. Thelotswith accessonly to dleywayswill require public street frontage. The cul-de-
sac in Phase 2 exceeds 400 feet length and serves more than 18 units. However, the cul-de-sac bulb
extends to Brutscher Street, half the lots also front Hayes Street, and the other half also front a park.
Therefore, there are significant provisions for emergency access.

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

Finding: The SOSP was designed to provide adequate public parks for recreation. This Planned
Development reflects the decisions made during adoption of the SOSP for location of parksand design of
the public ROW sysem. The site contains a 1.92 acre park and 1.17 acres of open space. All standards
for vehicle parking, open space and useable outdoor areas are met with this multi-phase Planned
Development project.

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

Finding: Please refer to the graphics documents addressing design of the dwelling units, landscaping
plans, and building e evations. Thesegraphic documentsdemonstratethe design compatibility of theunits
and the project — taking into consideration the desired densities of the SOSP.

Conditional Use Permit Criteria That Apply - NDC § 151.210

Thelocation, size, design and operating characteristicsof the proposed development aresuch that it can
be made reasonably compatible with and have minimal impact on the livability or appropriate
development of abutting propertiesand the surrounding neighborhood, with consideration to be given
to harmony in scale, bulk, coverage and density; to the availability of public facilities and utilities; to
thegeneration of trafficand the capacity of surrounding streets, andto any other relevantimpact of the
development.
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Finding: The property is within the Springbrook Oaks Specific Plan area. The proposed development isin
keeping with the vision of that plan. The proposal provides a smooth transition: higher densities closer to Fred
Meyer, and lower dengities further south. The abutting properties include the following:

North: Fred Meyer Store: The Springbrook Oaks Specific plan requiresavisua and sound buffer between
the Fred Meyer property and Springbrook Oaks. For the most part, thisis provided by the Oak Grove,
which will remainintact. A plan for abuffer must be provided for other areas along this border.

East: Astor House and farm land (potential assisted living facility). The Astor House is a high density,
very modernfacility. The proposed development isamoderate density, modern facility. The design will
be very smilar.

South: Park, Oaksat Springbrook Oaks#2, asmall undevelopedtract. Theproposed devel opment provides
avery smoothtransition fromtheattached singlefamily in the Oaks#2 to higher density attached in Phases
1, 2, and 3, and eventudly townhomes and apartmentsin Phases4 and 5. Accesswill be provided to the
small undeveloped tract.

West: Stream corridor and undeveloped commercial property. The homes and apartmentswill have rear
views of the stream corridor, taking advantage of this resource. Thisis a natural transition areato the
commercial land.

At the time the specific plan was created, a traffic study was prepared. This traffic study was the basis of the
recommended improvements in the area, such as improvement to Fernwood Road, the traffic circle at
Hayes/Brutscher, and the soon-to-be traffic signal at Hayes/Springbrook. This PD will necessitate further
pedestrian improvements on Fernwood Road from the west fork of Springbrook Creek to Springbrook Road.

Thus, the proposal meets the above criterion.

B. The location, design, and site planning of the proposed development will provide a convenient and
functional living, working, shopping or civicenvironment, and will be as attractive asthe natureof the
use and itslocation and setting warrants.

Finding: The proposal follows the vision of the Springbrook Oaks Specific Plan. It provides medium and high
density housing near shopping areas. It providesastrong network of pedestrian paths, parks, and open spaces. The
proposed architectura styles are modern, which is similar to and compatible with the surrounding architecture.
Overadl, this proposal meetsthis criterion.

C. The proposed development will be consistent with this code.
Finding: Detailed findings showing the consistency with Devel opment Code standards are contained el sewhere
in these findings.
V. §151.511(B) Springbrook Oaks Specific Plan Development Standards.
1 Report Adopted. The project areais contained within the parameters of the Springbrook Oaks
Specific Plan, adopted on August 2, 1999. The Specific Plan was developed under severa

important principles:
a. Land Use and zoning district locations should respond to existing surrounding uses.

\\ncd-admin\data\WP\PL ANNING\M 1 SC\WP5FI L ES\FILES.PUD\PUD-7-04& AD J-131-04.wpd Exhibit A - Page 9

286 of 319



Attachment 8: PUD-07-04 Decision

Finding: The Oaksat Springbrook No. 3 Planned Development isamixed-useresidential project
that responds to the existing zoning and uses nearby. Theresidentia products graduate from the
south to the north with increasing density and height. The mix of residential styles provides an
opportunity that responds to the city-wide need for affordable housing options.

b. Land uses should be mixed to encourage a balanced development.

Finding: TheOaksat Springbrook No. 3 Planned Development isamixed-useresidential project
including detached and attached products to meet the needs of a wide range of residents. The
residential components of the SOSP integrate into the area with higher impact commercial uses
providing separation from Highway 99W.

C. A variety of residential densities and housing types should be developed to provide
greater housing opportunities.

Finding: This Planned Development is a continuation of the development pattern initiated with
The Oaks at Springbrook No.1 and No.2. With approval of this component there will be awide
variety of housing options available within the SOSP. They include senior citizen housi ng,
detached single family options on a variety of lot sizes, attached single family housing with
potential studio apartments, and multi-family apartments.

d. Densdities should be laid out so as to allow a low impact transition between use zones,
ranging from the most dense in the north to least densein the south.

Finding: The planned development implements a gradua transition from larger single family
detached lots at the south end of the site to smaller detached dwelling unit lots, and then across
Hayes Street to attached row houses and multi-family dwelling units. This transition in
development placesthe higher density development closer to the commercia improvements, and
provides avariety of affordable housing options for the community.

e Brutscher Street should be used as a buffer between zoning districts.
Finding: This SOSP principle was implemented when the Specific Plan was adopted.

f. The site should contain a connected street pattern that is integrated into the Newberg
Transportation Plan.

Finding: The Oaksat Springbrook No. 1 and No. 2 initiated alocal street pattern that provides
connectivity and safe traffic patterns throughout the SOSP. The Oaks at Springbrook No. 3
continues the established traffic patterns and includes the use of pedestrian links and alleys. The
dleysprovideopportunitiesfor avaried streetscapewith emphasison* pedestrianfriendly” facades
by placing garages and driveways off of the streets. The pedestrian links throughout the project
enhance walking and bicycling opportunities.

0. Secondary collector streets should be used as an alternative to Highway 99.
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Finding: This SOSP principle was implemented when the Specific Plan was adopted. The
Planned Development respects the street classifications and the required streetscape amenities on
the collector streets.

h. A strong pedestrian circulation system should be devel oped to provide connectivity and
to reduce vehicular traffic.

Citizen comment: Carol Williams, Astor House (phone comment) commented that shewould like
to add a crosswak across Brutscher Street just north of the roundabout.

Finding: The Oaks at Springbrook No. 3 continues the established traffic patterns, streetscapes
and sidewalks, andincludesthe useof pedestrianlinksand alleys. Thedleysprovideopportunities
for a varied streetscape with emphasis on “pedestrian friendly” facades by placing garages and
driveways off of the streets. The pedestrian links throughout the project enhance walking and
bicycling opportunities.

There is a crosswak at the roundabout. However, there is no sidewalk on the west side of
Brutscher Street. The planned development proposes constructing thissidewalk. In addition, the
development should provide a series of benches along Brutscher Street and other long pedestrian
paths. The bencheswill provide resting points; thisisespecidly important considering the large
elderly population with the area.

i Sensitive stream corridors should be protected as much asis practical.

Finding: The proposed development is amost completdy outside the stream corridor. Thereis
aportion of the proposed lots Phase 3, L ots 31-35 that iswithin the stream corridor. The applicant
will be required on all portions of the site to protect the stream corridor.

Storm drainage from the siteis directed to adetention pond/water quality pond prior to releaseinto
the creek.

. Wooded areas of the property should be retained as much asis practical.

Finding: The Planned Development respects the significant natural area surrounding the Oak
GrovePark. Theproposed*“naturalizing” improvementsto Oak Grove Park will beinstalled during
construction of Phase 4 of this Planned Development.

K. Recreational opportunities should be provided in residential areas through
neighborhood parks.

Finding: The proposed improvementsto Oak Grove Park will beinstalled during construction of
Phase 4 of this Planned Development. These amenities are in additions to the development of
Gladys Park constructed in conjunction with The Oaks at Springbrook No. 2.

l. I mplementation policies should provide developers with some flexibility to respond to
future design and market forces.
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Finding: The planned devel opment processis one way thisflexibility is provided. The R-P/SP
areanorth of Hayes Street was designed to allow office use, multi-family use, or institutional use.
The R-3 area south of Hayes Street was designed to allow market rate apartments. The proposed
development respondsto market needsfor smaller lot, singlefamily detached housing. By locating
townhomes, accessory dwelling units’home office spaces, and apartments in the R-P area, the
overall housing needs/mixed use needs envisioned in the specific plan are met.

2.(b.) Denstiesandlot sizesshall bein accordanceto the standards established in division (B)(8)(a).
Finding: See Section 1V .8. below.
3. Street and Pedestrian Pathway Standards.

Finding: Sections151.685—151.699 and 151.715—151.725 areaddressed in Section V1I. of this
document.

4, Residential Design.

Finding: The applicant submitted graphics documents addressing design of the dwelling units,
landscaping plans, and building el evations (Refer to Applicant’ s Application, Section H.). These
graphic documents demonstrate the design compatihbility of the units and the project, taking into
consderation the desired densities of the SOSP. The application submittal includes drawings
illustrating that multiple, non-repetitive home designs (detached dwelling units) shall be used in
Phase 1 and 2 of the planned development. No two identical designs shall be located closer than
every three residences on any street frontage. The attached garages do not extend beyond any

primary entry facade.

5. Setbacks. Figures 1 and 2 of the Springbrook Oaks Specific Plan identify special setback
standards that apply to the property.

Finding: Seeresponse under item 6.(a)(1). below.

6. Residential - Development Areas A through F Setbacks - Figure 1 of the Springbrook Oaks
Specific Plan.

Finding: Adjustments to adopted setbacks for the buildings in the Planned Development are
requested. Thedimensionsin boldinthe*Proposed’ column are lessthan mandated by the SOSP
or NDC, as applicable. All other setbacks are met or exceeded.

Dimensional Criteria Table - Setbacks

R-3 Detached Dwelling Units
Maximum Dwelling Unit Height 45 or 3 story (thei35 overal - or 3 30' / 2 story
lesser) story (the lesser)
Front Y ard Porch Setback 12 10 10
Front Y ard Building Setback 12 15 15
Front Yard Garage Setback 20 20 20
Rear Y ard Building Setback 5 -- 10
Interior Yard Building Setback 5 -- 3.5
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Street Side Y ard Building Setback 5 15 10
Minimum Lot Width at Building Ling) 50 -- 30
Maximum Lot Coverage 70% 75%
RP Attached Dwelling Units
Maximum Dwelling Unit Height 30" or 25 story | 35 overdl - or 3 354
(the lesser) story (the lessor) 3 story
Front Y ard Porch Setback 12 10 10
Front Yard Building Setback 12 15 15
Front Yard Garage Setback 20 20 20
Rear Y ard Building Setback 8 -- 10
Interior Y ard Setback 8 -- 5t
Rear Y ard Building/garage Setback to 8 -- 2
Alley Row

Attached Home Setbacks - The preliminary plansidentify that 82 lotsin Phase 4 shall be used for
attached homes. As conditioned, the applicant will provide evidencethat staggered front setbacks
of at least two (2) feet shall be established for attached homesasone of thefinal approval submittal
documents. No two attached dwelling units with the same setback shall be located closer than
every two residences on any street frontage.

7. Street Trees.

Finding: Theapplicant hassubmitted astreet treeplan that conformswith the Devel opment Code
and Specific Plan standards.

8.  Residential Density.

Finding: Per the Springbrook Oaks Specific Plan, the following densities shall apply to the

proposed development:
Zone Minimum Lot Size Minimum Lot Area Per Maximum Density
Dwelling Unit (dwelling unitgacre)
R-P 1,500 sq. ft. 1,500 sq. ft. 21.8
R-3 2,500 sg. ft. 2,500 sg. ft. 131
RP Density Analysis:
Total Area 10.5 Acres
Maximum Density:  21.8 Unitsx 10.15 Acres = 221 Units
Proposed Units: 142

4 ND C defines “Building Height” as “the vertical distance.....to the average height (midpoint) of the

highest gable of a pitch or hip roof”.

IDoes not apply to the attached side of the attached dwellings.
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R-3 Density Analysis:

Total Area 7.35 Acres
Maximum Density:  13.1 Unitsx 7.35 Acres = 96 Units
Proposed Units: 70

Resdential density is governed by the "SP" overlay subdistrict. These standards supersede any
density or density transfer standards established in the Newberg Development Code. Up to one-
hundred percent (100%) of theland zoned R-Pwithin AreaB may be devel oped for residential use.
All of theattached dwelling unit lots proposed are greater than the applicabl e squarefoot minimum
listed above. Only 4 of the detached dwelling unit lots are smaller than 2500 square feet.

9. Sign Standards.

Finding: Project sgnage will be addressed as a separae application subsequent to application for
final approval of this Planned Development.

10.  Tree Management Plan.
Finding: The proposed development is not within Development AreaH.
11. Permitting Process.
Finding: The PUD application is being reviewed asa Typelll process.
12.  Plan Amendments.
Finding: No plan amendments are proposed at thistime.
Springbrook Oaks Specific Plan, Miscellaneous Policies:
Where possible, opens space shall be conveyed to the Chehalem Park and Recreation District.
Finding: The Oak Grove park isrequired to be conveyed to the Chehalem Park and Recreation District.

A central plaza park shall be located near the center of the Springbrook Oaksto provide a focal point
for community activity and a common identity for the community.

Finding: Previous developmentswithin Springbrook Oaks have devel oped major portions of this plaza.
First, a roundabout has been placed at the intersection of Brutscher and Hayes Street. Thereis avery
attractive fountain and landscaping within this roundabout. This serves as the visua focus for the
Springbrook Oaksarea. Second, aneighborhood park, Gladys Park, hasbeen constructed on the south side
of the this development. The Oaks at Springbrook Oaks No. 3 will continue this central plazafocus by
adding landscaping features at corner on the west side of Brutscher and Hayes. As conditioned, benches
will be placed in Tract G to serve as a gathering place.

A visual and sound buffer shall beinstalled between the Fred Meyer property and Springbrook Oaks.
The buffer will be specifically designed to mitigate conflicts between the adjacent uses.
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Finding: For the most part, thisis provided by the Oak Grove, which will remain intact. A planfor a
buffer must be provided for other areas along this border.

Fernwood Road shall be improved to City of Newberg Major Collector standards from Springbrook
Road to the accessroad to the development Area H as development proceeds. Theimprovementsshall
provide, at aminium, athree-quarter streetimprovementalongthe Springbrook Oaksfrontage, and safe
pedestrian bicycle accessto Springbrook Road.

Finding: Fernwood Road has been improved with a three-quarter street improvement from Brutscher
Street to the west fork of Springbrook Creek. Safe pedestrian and bicycle accessfrom the creek crossing
to Springbrook Road must be provided with this devel opment.

Building Orientation. All development shall be oriented to a local or collector street when possible.
Orientation shall be achieved by the provision of an entry door fronting upon the street with a direct
sidewalk connection from the door to the public sidewalk.

Finding: Almost all unitsare oriented toward the street as noted above. One exception islots 61-66 in
Phase4. theseare oriented toward apublic open space. Asconditioned, thisareawill requireredesignand
orientation toward the street. The other exception is Phase 5, buildings 1-4. Buildings 3 and 4 can be
oriented toward the street by asimplerotation of thebuilding. Buildings 1 and 2 areinterior to thelot and,
with construction of another street, cannot be oriented towards one. Since all other units are oriented
toward the street, it would be a reasonabl e all owance through the Planned Devel opment processto allow
these two buildings interior orientation.

Springbrook Oaks Specific Plan Appendix C - Building Design and Development Standards -
Attached Residential Dwelling Units Areas. (Appliesto Phase 4)

A. Individual entries shall be oriented towards a road.
Finding: All of the dwelling unit entries for Phase 4 are oriented towards a public street.

B. Buildingsshall bearticulated in such amanner that no morethan 25 feet of horizontal building
facade will be permitted.

Finding: Thebuildingsin Phase4 are staggered to avoid flat, unarticul ated primary facades. Pleaserefer
to the elevation and plan drawings.

C. When possible, garages and carports should not be adjacent to primary streets.

Finding: The design of Phase4 includesan alley system so that approximately 25% of the unitsarealley
loaded to the garages.

D. All buildings shall utilize materialsthat meet or exceed current industry standards.

Finding: Refer to the elevation and plan drawings (Applicant’s Application, Section H.) for selected
materids and color schemes.

E. Each dwelling unit shall incorporate individual areas of exterior space no lessthan 50 sg. ft.
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Finding: The magjority of the unitsin Phase 4 meet or exceed thisrequirement. As conditioned, no more
than 5 unitswill have lessthan the required standard exterior space. There may be certain unitsthat have
useable exterior outdoor space adjacent to public streets.
F. No roof dope shall belessthan 4:12 pitch.
Finding: All the roof pitches will meet or exceed this standard.
G. The minimum landscape percentage shall be 30% or more of the overall site.

Finding: Thesiteincludes alarge park that will be dedicated to Chehalem Park and Recreation District.
This standard is met.

H. No building shall be greater than 35 feet, or three storiesin overall height.

Finding: Thetownhouseunitsare designed astwo or three story units, with amaximum height of 35 feet
to the mid-point of the gable on the pitched roof.

l. Trash enclosures.
Finding: Each townhouse will be responsible for it’s own garbage and recycling.
J. Each development shall provide an internal pedestrian circulation sysem.

Finding: The Phase has sidewalks aong each public street and additional pedestrian links throughout the
development.

K. All parking ratios shall meet city standards.

Finding: Thetownhouse project includes garagesfor each unit with additional parkingin driveways and
along the public streetsin limited aress.

L. All buildings shall be colored in earth tones.
Finding: Pleaserefer to the elevation and plan drawings.
M. Exterior trim

Finding: Pleaserefer to the elevation and plan drawings
N. All primary collector streets.

Finding: All streets comply with the design standards adopted in the SOSP and/or modified in earlier
project approvds.

O. All setbacks shall comply with Figures 10 and 11.
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Finding: All setbacks comply with the design standards adopted in the SOSP and/or modified in earlier
project approvas.

VII. NDC §151.242 - Subdivison Standards

A. Approval does not impede the future best use of the remainder of the property under the same
ownership or adversdy affect the safe and healthful development of such remainder or any adjoining
land or accessthereto.

Citizen Comment: Curt Landis, 212 N. Springbrook Road (commenting on aconcurrent partition application for
the property) would like an easement and utilities to his property.

Finding: The applicant has submitted a subdivision application for development of a 140 |ot subdivision named
Oaksat Springbrook No. 3. Thesubdivision will not "adversely affect the safe and healthful development of such
remainder or any adjoining land or accessthereto” becauseboth city and state safety and health standards are built
intotheregulationsgoverning approva of tentative plans, and associated infrastructure, such asaccessand utilities.

The adjacent undevel oped portion of Tax Lot 3221BB-200 (212 N. Springbrook Road) lies east of the west fork
of Springbrook Creek and hasno other direct public access. Asconditioned the applicant to providea25-foot wide
right-of-way dedication to the east side of Tax Lot 3221BB-200 for future development. The applicant will also
be required to install a standard driveway curb cut on the unnamed street in Phase 3 to serve the accessdrive for
this portion of Tax Lot 3221BB-200.

B. The subdivision complies with this codeincluding but not limited to 88 151.450 through 151.617 and
88 151.680 et seqg.

Finding: There are two subdistricts that overlay additional requirements on development of land or uses on the
subject property. TheseincludePart 15 Stream Corridor Sub-district and Part 17 referring to the Springbrook Oaks
Specific Plan.

1. Part 15 - Stream Corridor Subdistrict

Finding: The proposed development is amost completdy outside the stream corridor. Thereisaportion of the
proposed lots Phase 3, Lots 31-35 that iswithinthe stream corridor. The applicant will berequired on all portions
of the site to protect the stream corridor.

All necessary approvals and permits required for the construction of Hayes Street and the detention and water
quality facilitiesfor the Oaks at Springbrook No. 1, No. 2., and No. 3, have been designed and approved through
prior land use actions.

2. Part 17 - The Springbrook Oaks Specific Plan
Finding: The Springbrook Oaks Specific Plan (SOSP) was adopted on August 2, 1999. Thisdocument included
two parts, one being the development standards listed in the NDC and the second being the plan and policy
document which isincluded as part of the NDC by reference. The Springbrook Oaks Specific Plan is addressed
in detail in Sections V. and V. of this document.

3. NDC 88 151.685 — 151.695 Street and Pedestrian Pathway Standards
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. §151.685 Dedication.

(A)  Generally. The Director may require right-of-way for adequate and proper
streets, including arterials, collector streets, local streets, and other streets, to be
dedicated to the public by the applicant of such design and in such locationsas
arenecessarytofacilitateprovision for thetransportation and accessneedsof the
community and the subject area in accordance with the purpose of this code.

(B)  Special safety requirements Where necessary to insure safety, reduce traffic
hazards, and promote the welfare of the general public and residents of the
subject area, the Director may requirethat local streets be so designated as to
discourage their use by non-local traffic.

(C)  Ownership verification of dedications. In the event approval of aland division
is conditioned upon the dedication of a portion of the area to the public, the
applicant shall submit to the Director atitle report issued by a Title Insurance
Company licensed in the State of Oregon, verifying ownership by the applicant
of thereal property that isto be dedicated to the public.

(D)  Approval required on dedications. No instrument dedicating land to the public
shall be accepted for recordingunlesssuch instrument bearstheapproval of the
Director.

Finding: The preliminary plat design proposes dedication of public streetsto provide accessto
each proposed new lot. A preliminary titlereportissubmitted with theapplication documents. The
final plat documents dedicating land to the public will be signed by the appropriate City officids.

NDC § 151.686 Street Width.

(A)  Generally. Roadsand streetsshall belaid out so asto conform to subdivisions
and partitions previously approved for adjoining property as to width, general
direction and in other aspects, unlessit isfoundin the public interest to modify
the street or road pattern.

(B)  Street width standards. The width of street right-of-way provided in the table
below shall be the minimum widths of right-of-way for streets existing along,
adjacent to, and within a subdivison or partition, and the applicant shall
dedicate additional right-of-way ...

(C)  Public street standards. Public street standards identifying the street width,
planter areas, location and width of utilities and utility easements....7.

(D) Slope easements. Slope easements shall be dedicated in accordance with
specifications...

(E)  Temporary street improvements. Three-quarter width streets may be provided

Local Street Width (excerpted from the NDC)
Maximum Amount Maximu
Local Street Intended Land of Development m
Standard Use Type with Street Access* Block Comments
Length*
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32' parking both Single family Y No maximum 500 feet 34'in commercial
sides 54' to 65' Multi dwelling Y No maximum areasif substantial
right-of-way Commercial Y 40,000 sq. ft. floor on-street truck
Industrial N area parking is
NA anticipated

Street standard drawings within the SOSP indicate that local street should have a 60
right-of -way, a 32-foot paved width, 6-foot planter strips, and 5-foot sidewalks.

Finding: Theprdiminary plat documentsillustratethe proposed|ocal streetsfor theproject. Theapplicant
proposesab5-foot ROW, a32-foot paved width, 510" planter strips, and 5-foot sidewalkson local streets.
The attached finding require the right-of-way to be expanded to 56 feet to accommodate afull 6-foot wide
planter and sufficient right-of-way to enable monumentation. Any necessary slope easements will be
recorded on the fina plat documents. The graphic documents include proposed street cross sections for
each of thethreetypesof proposed publicROW. The proposed street sectionsand improvements meet the
standards contained in the NDC.

In order to install streetscape improvements on Hayes Street similar to the existing improvements on
Brutscher Street adjacent to the Oaks at Springbrook No.1 and No. 2, there will be a 7.5 foot wide
landscape easement recorded along both sides of Hayes Street on the adjacent private property. Thereis
a10-foot wide utility easement recorded along both sides of Hayes Street on the adjacent private property.

NDC § 151.688 |ntersections of Streets.

(A)  Angles. Streetsshall intersect one another at an angle as near to theright angleasis
practicable considering topography of thearea and previousadjacent layout; wherenot
So practicable, the right-of-way and street paving within the acute angle shall have a
minimum of 30 feet centerline radiuswheresuch angleisnot lessthan 75 degrees. In
thecaseof streetsintersecting at an angleof lessthan 75 degrees then of such minimum
asthe Director may determinein accordance with the purpose of this code.

(B) Offsets Intersections shall be so designed that no offset dangerous to the
traveling public is created as a result of staggering of intersections; and in no
case shall there be an offset of lessthan 100 feet centerline to centerline.

(C)  New or improved intersection construction shall incorporate the minimum
intersection curb return radii requirements

Finding: Thepreliminary street alignment for the Planned Devel opment complieswiththeNDC standards
for the intersections of streets.

NDC § 151.689 Topography. The layout of streets shall give suitable recognition to
surrounding topographical conditionsin accordance with the purpose of this code.

Finding: Thepreliminary street alignment for the Planned Devel opment complieswiththeNDC standards
for the topographic design of streets.

NDC § 151.691 Cul-de-sac.
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(A)  Cul-de-sacsshall only be permitted when oneor moreof thecircumstanceslistedin this
section exist. When cul-de-sacs arejustified, pedestrian walkways shall be provided to
connect with another street, greenway, school, or smilar destination unlessoneor more
of the circumstances listed in this section exist.

@ Physical or topographicconditionsmakea street or walkway connection
impracticable. Theseconditionsinclude but arenot limited to controlled
accessstreets, railroads, steep slopes, wetlands, or water bodieswherea
connection could not be reasonably made.

() Buildings or other existing development on adjacent lands physically
preclude a connection now or in thefuture considering the potential for
redevd opment.

3 Where streets or accessways would violate provisions of leases,
easements, or similar restrictions.

4) Where the streets or accessways abut the urban growth boundary and
rural resource land in farm or forest use, except where the adjoining
land is designated as an urban reserve area.

(B)  Thereshall beno cul-de-sacs morethan 400 feet long (measured form the centerline of
the intersection to the radius point of the bulb) or serving more than 18 single family
dwellings. Each cul-de-sac shall have a circular end with a minimum diameter of
right-of-way width and paving as shown in the tablein § 151.686.

Finding: The cul-de-sac in Phase 2 is approximately 550 feet long and serves 24 homes. Based on the
existing public street configuration and thelocation of apublic park directly to the south of the parcel there
is no other practicable alternative for development. No direct street accessto dwelling unitsis allowed
from Hayes Street or Brutscher Street, thusrequiringasecond local street running parallel to Hayes Street.

However, this particular cul-de-sac has severa features that make it acceptable. The cul-de-sac bulb
extends to Brutscher Street, half the lots also front Hayes Street, and the other half also front a park.
Therefore, there are significant provisions for emergency access. Thus, this standard may be exceeded
through the planned devel opment.

NDC § 151.694 Platting Standards for Alleys.

(A)  Dedication. TheDirector may requireadequateand proper alleysto be dedicated to the
publicbythelanddivider of such design andin such location asnecessaryto providefor
the access needs of the subdivision or partition in accordance with the purpose of this
code.

(B)  Width. Width of right-of-way and paving design for alleys shall benot lessthan 20 feet,
except that for an alley abutting land not in the subdivision or partition a lesser width
may be allowed at the discretion of the Director where the land divider presents a
satisfactory plan whereby such alley will be expanded to the width otherwiserequired.
Slopeeasementsshall bededicated in accordancewith specificationsadopted by the City
Council under 88 151.715 et seq.

(C)  Corner cut-offs. Wheretwo alleysintersect, ten feet corner cut-offs shall be provided.

(D)  Grades and curves. Unless otherwise approved by the Director where topographical
conditions will not reasonably permit, grades shall not exceed 12% on alleys, and
centerlineradii on curves shall be not lessthan 100 feet.
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(E)  Other requirements. All provisionsand requirementswith respect to streetsidentified
in this code shall apply to alleys the same in all respects as if the word “ street” or
"streets' therein appeared astheword “alley or alleys’ respectively.

Finding: There are severa proposed public dleysin Phase 3 and Phase 4 of the Planned Development.
All applicable design and construction criteria have been met in the design of these alleys.

NDC § 151.695 Platting Standards for Blocks.

(A)  Block length and perimeter. Block length shall not exceed 500 feet. The average
perimeter of blocksformed by streetsshall not exceed 1,500 feet. Exceptionstotheblock
length and perimeter standards shall only be granted where street location and design
arerestricted by controlled accessstreets, railroads, steep s opes, wetlands, water bodies,
or similar circumstances.

(B)  Public accessways. When necessary for public convenience and safety, the Director
may requiretheland divider to dedicateto the public accessways to connect to cul-de-
sacs, to passthrough oddly shaped or unusually long blocks, to provide for networks of
public paths according to adopted plans, or to provide accessto schools, parks or other
public areas of such design, width, and location as reasonably required to facilitate
publicuse. Wherepossible, said dedicationsmay al so beempl oyed to accommodateuses
asincluded in division (C) of this section.

(C)  Easementsfor utilities. Dedication of easementsfor storm water sewers, and for access
theretofor maintenance, in order to safeguardthe public against flood damage and the
accumulation of surfacewater, and maintenance, and dedi cation of easementsfor other
publicutilities, may berequired of theland divider at sufficient widthsfor their intended
uses, bytheDirector alonglot or parce rear linesor sidelines, or el sewhereasnecessary
to provide needed facilitiesfor present or future devel opment of the area in accordance
with the purpose of thiscode. Beforea partition or subdivision can be approved, there
shall appear thereon a restriction providing that no building, structure, or other
obstruction shall be placed or located on or in a public utility easement.

Finding: Theproposed devel opment providesanintegrated network of public streetsand pedestrianways.
In each case where the block standards can be met, they have been. One exception isfor areasthat front
Brutscher Street. Street accesshasbeen limited hereto respect thefunctional classification of theroadway.
Through pedestrian accesshas been provided in two locations. The other exceptionisaround Phase5 and
the oak grove park. The driveways and walks in this area do provide convenient pedestrian and traffic
circulation. Thus, the plan meetstheintent of the block |ength standards, and can be approved the Planned
Development process

NDC § 151.718 Water Supply - All lotsand parcelswithin subdivisions and partitionsshall be
served by the water system of the City of Newberg.

Finding: The new development will be served by City water lines, and each dwelling or other site will
have its own metered water sysem, to be installed by the developer. Specificline sizesare not identified
on the Preliminary Plat. The applicant hasindicated that water lineswill be aminimum of 8" in diameter.
Some additional looping of water lineswill be required.
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A NDC § 151.719 Sewage - All lotsand par celswithin subdivisions and partitions
shall, where practicable, as determined by the Director, in accordancewith the
provisions of this Code, be served by the sawage system of the City.

Finding: Each dwelling or other use on the development sitewill have its own sewer lateral, connecting
toacity sewer mainlineto beinstalled by thedeveloper. Serviceisavailablefromthegravity linesstubbed
from The Oaks at Springbrook No. 2.

NDC 8§151.720Land Surface Drainage Such gradingshall bedoneand such drainagefacilities
shall be constructed by the land divider as are adequate for the purpose of proper drainage of
thepartition or subdivision, of areasaffected thereby, and for the preservation of healthful and
convenient surroundingsand conditionsfor residentsof thesubdivision or partition,andfor the
general public, in accordance with specifications adopted by the City Council.

Finding: Thesitewill begraded and constructed to allow for proper drainage. Overland surface drainage
isto adjacent ditches and Springbrook Creek. The existing detention pond adjacent to Phase 5 has been
sized to accommodate this project. Storm water falling on the site north and west of Hayes Street will
drain to the streets, where it will be collected, routed through the storm water detention facility, and
eventudly discharged into the west fork of Springbrook Creek. The grading and drainage improvements
arenot expected to negatively affect surrounding areas. Specific drainageimprovementswill be shownon
construction drawings for the development, and erosion control plans will be provided as part of each
construction permit application.

NDC § 151.721 Streetsand Alleys The land divider shall grade and pave all streetsand alleys
in thesubdivision or partition tothewidth specified, and providefor drainage of all such streets
and alleys, construct curbs and gutterswithin the subdivision or partition in accordance with
specifications adopted by the City Council. Such improvements shall be constructed to
specifications of the City under the supervision and direction of the Director. It shall be the
responsibility of the land divider to provide street signs.

Finding: All new streetsand aleyswill comply with City standards. The applicant will build all streets,
drainage, and street lights on the devel opment site, and theseimprovementswill meet City specifications.
Construction planswill be prepared for each phase of development.

NDC § 151.722 Existing Streets
Finding: Right-of-way will be dedicated as necessary.

NDC § 151.723 Sidewalks
Finding: Sidewalks shall be located and constructed in accordance with the provisions of NDC. Public
street and utility improvements will include sidewalks along the frontage of parks and tracts. Sidewaks
on residential, multi-family, and mixed-uselotswill be constructed at the time of building permitson the

individua lots.

NDC §151.724 Pedestrian Ways
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Finding: All walkwayswill bepaved by the applicant accordingto City specifications. Theapplicant will
need to clarify maintenance responsibilities for each of these pedestrian ways.

NDC § 151.725 Street Trees

Finding: Street treeswill be provided as required by the City. Street trees shall be provided adjacent to
al publicrights-of-way abutting or within the subdivision. Street treesshall beinstalled inaccordancewith
the provisions of the NDC.

NDC § 151.535 Main Buildings and Uses as Accessory Buildings.
(A)  Herenafter, any buildingwhich istheonly building on alot isamain building.
(B) Inanyresidential district except RP, there shall be only one main use per lot or
development site, provided that home occupations shall be allowed where
permitted.
(C) Inanyresdential district, there shall be no more than two accessory buildings
on any lot or development site.

Finding: Thepreliminary plansfor theplanned devel opment illustratethe proposed placement of dwelling
units on each lot, complying with this section of the NDC. No accessory buil dings are proposed through
this planned devel opment application.

NDC 8§ 151.536 Building Height Limitation.

(A)  Resdential:

D IntheR-1, R-2and RP Districts,no main building shall exceed two and one-half
stories, or 30 feet in height, whichever islesser. Accessory buildingsin theR-1,
R-2,R-3and RP Didtrictsarelimited to onestory, or 16 feetin height, whichever
islesser.

() In the R-3 District, no main building shall exceed three stories or 45 feet in
height, whichever is lesser, except where an R-3 district abuts upon an R-1
Digtrict, themaximum permitted building height shall belimited to two and one-
half stories or 30 feet, whichever isthelesser, for a distance of 50 feet from the
abutting boundary of the aforementioned district.

Finding: ThisPlanned Development proposed adjustmentsto the SOSP and NDC standardsfor building
heightintheR-3and R-Pdistrictsin order to better accommodatethe proposed building typesand densities
envisioned in the SOSP as shown below.

Dimensional Criteria Table— Maximum Building Height

Standard Required Proposed

NDC SOSP

R-3 Detached Dwelling Units

Maximum dwelling unit height (R-3)45’ or 3 story (thelesser) 35 overdl-or 3story [30" * / 2 story

(the lesser)

RP Attached Dwelling Units

Maximum dwelling unit height 30" or 2.5 story (the lesser) 35’ overadl - or 3story 4O * / 3story

(the lesser)

* NDC “Building Height — the vertical distance.....to the average height (midpoint) of the highest
gable of apitch or hip roof”.
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NDC § 151.538 Public Access Required.

No building or structureshall be erected or altered except on a lot fronting or abutting
on apublic street or having accessto a public street over a privatestreet or easement of
record approved in accordance with provisions contained in this code. New private
streetsmay not be created to provideaccess. Existing privatestreetsmay not be used for
access for new dwelling units, except as allowed under 8§ 151.567. No building or
structureshall be erected or altered without provisionsfor accessroadwaysasrequired
in the Uniform Fire Code, as adopted by the city.

Finding: All of the proposed lotsfront or abut a public street, with the exception of lots 61 through 66.
These do not abut on a public street, but on an alley only. The plan must be modified so that these front

apublic street.

NDC 8§ 151.539 Rules and Exceptions Governing Single Family Attached.
In all residential districts, single family attached dwelling units may be permitted

provided:
(A)

(B)
(®)

(D)
(E)
(F)
(G)

(H)
Q)

Each dwelling unit shall be situated on an individual, legally subdivided or
partitioned lot which include existing lots of record.

The dwelling units shall have a common wall at the“ zero” lot line.

The combined area of lots shall not be less than the lot area required in the
residential district.

Thelot or development sitearearequirement per dwellingunitlistedin thiscode
shall apply to each individual lot.

Thesetback requirementswill applyto each dwelling unit independently, except
that the setback for the“ zero” lot line shall be waived.

Each dwelling unit shall have independent services which include, but are not
limited to sewer, water and electricity.

Authorization of single family attached dwelling units does not waive any
requirement specified within the Uniform Building Codes or other applicable
requirements.

Maximum lot coverage requirements specified in this code shall apply to each
individual lot.

A siteplan isapproved by the Director prior toissuance of abuilding permit. In
approvingasiteplan, the Director may attach any conditionsnecessary tofulfill
the purpose of this code.

Finding: The planned development includes 82 attached singlefamily dwelling unitsin the R-P district.
The layout of Phase 4 of the planned development encompasses all of the stipulated design standards
identified in the NDC and/or SOSP for attached dwelling units.
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NDC 8§ 151.555: Vision Clearance Setback.

Thefollowing vision clearance standards shall apply in all zones (Fig. 9).

(A)  Attheintersection of two streets, including private streets, a triangle formed by
theintersection of the curb lines, each leg of thevision clearancetriangle shall
be a minimum of 50 feet in length.

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

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

Finding: All of theyard setback criteriafor this Planned Development areagoverned by the standardsin
the SOSP and are addressed in detail in Sections | and |1 of thesefindings. The vision clearance setbacks
and standards will be met throughout the project to ensure safety for drivers and pedestrians.

NDC § 151.565(A)(2): Lot Area; Lot Area Per Dwelling Unit.
IntheR-2, R-3, RP, C-1, C-2, and C-3 Didricts, each lot or development site shall have
a minimum of 5,000 square feet or as may be established by a sub-district. In
calculating lot area for this section, lot area does not include land within public or
private streets.

NDCS8 151.566 Lot Area Exceptions.
Thefollowing shall be exceptionsto the required lot areas.
(C)  Planned unit developments provided they conformto requirementsfor planned

unit development approval.

Finding: Thelot areasfor this Planned Development are established by the SOSP.

NDC § 151.567: Lot Dimensionsand Frontage
Width. Widthsof lots shall conform to the standards of this Code.
Depth. Each lot and parcel shall have an average depth between thefrontandrear lines
of not morethan 2 %2 timestheaverage width between thesidelines. Depthsof lotsshall
conform to the standards of this Code.
Area. Lot sizesshall conformto standards set forth in thisCode. Lot area calculations
shall not include area contained in public or private streets as defined by this Code.

Frontage.
(A) No lot or development site shall have less than the following lot frontage
standards:

@ Each lot or devel opment siteshall have either frontage on a public street
for adistance of at least 25 feet or have accessto a public street through
an easement that is at least 25 feet wide. No new private streets, as
defined in 88 151.003, shall be created to provide frontage or access.

(b) Each lotin an R-1, R-2, R-3 or RP zone shall have a minimum width of
50 feet at the front building line.

(B) Theabove standards apply with the following exceptions:
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Legally created lots of record in existence prior to the effective date of
this Code.

Lots or development sites which as a process of their creation, were
approved with sub-standard widthsin accordancewith provisionsof this
Code.

Exigting private streets may not be used for access for new dwelling
units, except private streets that were created prior to March 1, 1999,
including paving to Fire Access Road standards and installation of
necessary utilities,

NDC § 151.568: Lot Coverage and Parking Coverage Requirements
(A)  For all buildings and usesthefollowing shall mean the maximum permitted ot
coverage, maximum coverage of public or private parking areas or garages,
and/or combined maximum lot and parking combined coveragerequiredin the
variousdistrictsexpressed in percentage of the area of thelot or deelopment site
in which district such coverageis permitted or required (Fig. 4).

@D

@)

3

Maximum lot coverage.

(@ R-1. 30%.

(b) R-2 and RP: 40%.

(© R-3: 50%.

Maximum coverage for parking lots; aides and access; and parking
structures where50% or more of the perimeter of such structureisopen
onitssides: R-1, R-2, R-3and RP: 30%.

Combined maximum lot and parking area coverage:

(@ R-1, R-2and RP: 60%

(b) R-3: 70%

Finding: The proposal as submitted conforms to the requirements of NDC 88 151.567 and 151.168 as
shown below. Dimensionsinbold are exceptionsfrom the NDC or SOSP. The exceptions are authorized
as part of the Planned Development request.

Dimensional Criteria Table— Lot Dimensonsand Lot Coverage

Standard Required Proposed
NDC SOSP

R-3 Detached Dwelling Units
Minimum Lot Width at building line 50 30
Maximum Lot Coverage R-3 70% 75%
RP Attached Dwelling Units
Minimum Lot Width at building line 50 20
Maximum Lot Coverage RP 60% 90%

NDC § 151.681: Subdivison Applications.

(A)  Drafting. Thetentative plan shall show all pertinent information, normally at a scale
of oneinch equals 100 feet. For subdivision, the scale may be increased or decreased
tofit standardsizesheetsof 18 inchesby 24 inches. However, in all multiplesof 100 feet
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totheinch. Tentative plansfor subdivisionsshall be prepared by an Oregon Registered
Engineer or Oregon Licensed Land Surveyor.

Finding: The tentative plan has been prepared by an Oregon Licensed Land Surveyor.

(B) Information required. The application itself or the tentative plan must contain the
following information with respect to the subject area:

D Name and block numbering of proposed subdivisions. Except for the words
“town,” “city,” “ place,” “ court,” “addition,” or smilar words, thenameshall be
clearly different than, and clearly pronounced different than, the name of any
other subdivision in the county, unless the subject subdivision is contiguousto
or platted by the same party that platted the preceding subdivision bearing that
name. All subdivisions must continue the block numbers of the subdivision of
the samenamelast filed.

Finding: The applicant has named the subdivision Oaks at Springbrook No. 3. The subdivision is an
extension of a contiguous subdivision.

2 The date, north point, and scale of the drawing, and sufficient description to
define the location and boundaries of the proposed subdivision and the names
of all recorded subdivisions contiguousto such area.

3 The names and addresses of the owner and engineer or surveyor.

Finding: The tentative plat includes the date, north point, scale and area description, together with the
name and address of the owner and engineer or surveyor.

4 Thelocation of existingand proposed right-of-way linesfor existingor projected
streets as shown on the transportation system plan.

5) Thelocations, names and widthsand grades of all existing and proposed streets
and roads.

(6) Contourson the site and within 100 feet of the Site.
@ One-foot contour intervalsfor ground slopes up to five percent.
(b) Two-foot contour intervals for ground slopes between five and ten

percent.

(© Five-foot contour intervalsfor ground sopes exceeding ten percent.

Finding: Existing and proposed right-of-way lines areincluded on the tentative plan. Street dedications
to supply right-of-way in compliance with the City's street specificationswill be provided by the approval
of the tentative plan.

@) Preliminary site grading plan, prepared by an Oregon registered engineer or
land surveyor.

8 The approximatewidth and location of all existing and proposed easementsfor
publicutilities,and all reservestrips proposed to satisfy requirementswhich may
be required as provided for in 8 151.687 of this code.

Finding: The proposed grading plan indicates site contours and preliminary site grading. The plan has
been prepared by an Oregon registered engineer or land surveyor.
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9 The approximateradii of all curves.
(10) The general design of the proposed subdivision including the approximate
dimension of all proposed lots and parcels.

Finding: Proposed easements and reserve strips, approximate radii of all curves, and the general design
of the proposed subdivision are indicated on the preliminary plat.

(11) Theapproximatelocation of areassubject to inundation of stormwater, and the
location, width, and direction or flow of all water courses.

Finding: Water courses have been identified on the preliminary plat.

(12) The existing and proposed uses of the property, including the location of all
existing structures that the applicant intends will remain in the subject area.

Finding: The property is vacant.

(13) The domestic water system proposed to be installed, including the source,
quality, and quantity of water, if from other than a public water supply.

(14)  All proposals for sewage disposal, flood control and easements or deeds for
drainage land, including profiles of proposed drainage ways.

Finding: The plan shows the proposed sewer, water, and storm drainage sysems.

(15) All publicareasproposed to be dedicated by the applicant and the proposed uses
thereof.

Finding: Publ i.c areas proposed for public use have been identified on the site map.  The applicant will
need to complete dedication of the Oak Grove park.

(16)  All public improvements proposed to be made or installed, and the timewithin
which such improvements are envisioned to be completed.

Finding: The required improvements will either be completed, or will the subdivider will substantially
complete, as defined by city policies, required improvements prior to final plat approvd, and enter into a
performance agreement to compl ete the remaining improvements.

(17) Alegal description and drawing of the boundaries of the entire area owned by
theapplicant of which the proposed subdivision isapart; provided that wherethe
proposal comprises all of such area a written statement of such fact shall
accompany the tentative plan.

Finding: The applicant provided alegal description of the site as part of the application process

(18) Outlineandlocation of existing buildings, features, and trees (in excessof four
inchesd.b.h.) to remain in place on the site and within 100 feet of the site.

(19) Outlineandlocation of existing buildings, features and trees (in excessof four
inches d.b.h.) to be removed on the site.
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Finding: Existing structuresand treesand those proposed for demolition or removal have beenidentified
on the site analysis plan.

(C)  Trafficstudy. A trafficstudy shall be submitted for any project that generatesin excess
of 40 trips per p.m. peak hour. Thisrequirement may be waived by the Director when
a determination ismade that a previoustraffic study adequately addressesthe proposal
and/or when off-site and frontage improvements have already been completed which
adequatdy mitigate any traffic impacts and/or the proposed use is not in a location
which is adjacent to an intersection which isfunctioning at a poor level of service. A
traffic study may be required by the Director for projects below 40 trips per p.m. peak
hour wherethe useislocated immediately adjacent to an intersection functioning at a
poor level of service

Finding: A traffic study was prepared as part of the creation of the SOSP. The applicant has submitted
aletter stating that the proposed plan fall swithin the parametersof the Springbrook Oaks SpecificPlan and
the traffic analysis contained therein. Therefore, no further analysis for this project is required.

Newberg Comprehensive Plan: Public Facilities and Services - All Facilities and Services
Policy #1.h. The policy states that new residential areas shall have: paved streets, curbs,
pedestrian ways, water, sewer, storm drainage, street lightsand underground utilities.

Finding: Utilities are available and can be extended to serve the site. All utilitieswill be underground.
Paved accesswill be providedto the siteby theapplicant. Street lightswill be provided in accordancewith
City standards. Acorn style lights, similar to those with Oaks at Springbrook Oaks No. 1 and 2, will be
allowed.

Either,

(A)  Improvementsrequired to be completed prior to final plat approval; or

(B) Thesubdivider will substantially complete, as defined by city policies, required improvements
prior tofinal plat approval, and enter into a performance agreement to completetheremaining
improvements. The performance agreement shall include securityin a form acceptableto the
city in sufficient amount to insure completion of all required improvements; or

(C)  Alocal improvementdistrict shall have been formed to completetherequired improvements; or

(D)  The required improvements are contained in a city or other government agency capital
improvement project that is budgeted and scheduled for construction.

Citizen Comment: Curt Landis, 212 N. Springbrook Road (commenting on aconcurrent partition application for

the property) would like to see Hayes Street opened up before further devel opment

Finding: Therequiredimprovementswill either be completed, or will the subdivider will substantidly complete,

VIII.

asdefined by City policies, requiredimprovementsprior tofina plat approvd, and enter into aperformance
agreement to complete the remaining improvements. Hayes Street is nearly complete, and will be open
for traffic prior to completion of any phases.

NDC § 151.195 Additional Requirementsfor Multi-unit Residential Projects.

The purpose of this section isto ensure that residential projects containing three or more units meet
minimum standards for good design, provide a healthy and attractive environment for thosewho live
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there, and are compatiblewith surrounding development. Aspart of the site design review process, an
applicant for a new multi-unit residential project must demonstratethat someof thefollowing siteand
building design elements, each of which has a point value, have been incorporated into the design of
theproject. At least 14 pointsarerequired for attached single family projectsof any size and smaller
multi-family projectswith six or fewer unitsand at least 20 pointsarerequired for multi-family projects
with seven or more units.

(A)  Sitedesign elements.

@D

@)
©)

(4)
(5)
(6)

()
(8)
9)

(10)
(11)

(12)

Consolidate green space to increase visual impact and functional utility. Thisapplies
tolarger projectswhich collectivelyhavea significant amount of open spaceareaswhich
can be consolidated into children’s play areas, gardens, and/or dog-walking areas. (3
Points)

Preserve existing natural features, including topography, water features, and/or native
vegetation. (3 Points)

Usethefront setback to build a street edgeby orienting building(s) towardthestreet with
a relatively shallow front yard (12-15 feet for two story buildings) to create a more
“ pedestrian-friendly” environment. (3 Points)

Place parking lots to the sides and/or back of projects so that front yard areas can be
used for landscaping and other “ pedestrian-friendly” amenities. (3 Points)

Create“ outdoor” roomsin larger projectsby grouping buildingsto createwell-defined
outdoor spaces. (2 Points)

Provide good quality landscaping. Provide coordinated site landscaping sufficient to
give the dite its own distinctive character, including the preservation of existing
landscaping and use of native species (2 Points)

Landscape at the edges of parking lotsto minimize visual impacts upon the street and
surrounding properties. (2 Points)

Use street trees and vegetative screensat thefront property lineto soften visual impacts
from the street and provide shade. (1 Point)

Use site furnishings to enhance open space. Provide communal amenities such as
benches, playground equipment, and fountains to enhance the outdoor environment.
(1 Point)

Keep fencesneighborly by keeping them low, placing them back from the sidewalk, and
using compatible building materials. (1 Point)

Useentry accentssuch asdistinctive building or paving materialsto mark major entries
to multi-unit buildings or to individual units. (1 Point)

Use appropriate outdoor lighting which enhances the nighttime safety and security of
pedestrians without causing glarein nearby buildings. (1 Point)

(B)  Building design elements.

@D

@)
©)

Orient buildingstowardthestreet. For attached singlefamily and smaller multi-family
projects, this means orienting individual entries and porches to the street. In larger
projectswith internal circulation and grounds, thismeansthat at least 10% of the units
should have main entries which face the street rather than be oriented toward the
interior. (3 Paints)

Respect the scale and patternsof nearby buildings by reflecting the architectural styles,
building details, materials, and scale of existing buildings. (3 Points)

Break up large buildings into bays by varying planes at least every 50 feet. (3 Points)
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4) Providevariation in repeated unitsin both singlefamily attached and large multi-family
projects so that these projects have recognizable identities Elements such as color;
por ches, balconies andwindows, railings; and buildingmaterialsandform, either alone
or in combination, can be used to createthisvariety. (3 Points)

) Building materials. Usesomeor all of thefollowing materialsin new buildings: wood
or wood-like siding applied horizontally or vertically as board and batten; shingles, as
roofing, or on upper portionsof exterior wallsand gableends; brick at thebaseof walls
and chimneys, wood or wood-like sash windows; and wood or wood-liketrim. (1 Point
for each material described above)

(6) I ncorporatearchitectural elementsof oneof city shistorical styles(Queen Anne, Dutch
Colonial Revival, Colonial Revival, or Bungalow style) into the design to reinforcethe
city' scultural identity. Typical design elementswhich shouldbeconsideredinclude, but
are not limited to, “crippled hip” roofs, Palladian-style windows, roof eave brackets,
dormer windows, and decorative trim boards. (2 Points)

@) Keep car shelterssecondary to the building by placing them to the side or back of units
and/or using architectural designs, materials, and landscapingto buffer visual impacts
from the street. (2 Points)

8 Provide a front porch at every main entry as this is both compatible with the city's
historic building pattern and helps to create an attractive, “ pedestrian-friendly” street
scape. (2 Points)

9 Use doperoofsat a pitch of 3:12 or steeper. Gable and hip roof forms are preferable.
(2 Points)

(Note: NDC § 151.226 Genera Provisions (for Planned Developments), (Q) Design standard states: The
proposed devel opment shall meet the design requirementsfor multi-unit residential projectsidentified
in 8 151.195. A minimum of 40% of the required points shall be obtained in each of the design
categories.)

Finding: These standards apply to Phase 4 and Phase 5. The proposed Phase 4 far exceeds these standards, as
shown in the table below. There is insufficient information to conclude that the proposed apartment
complex meetsthe Springbrook Oaks SpecificPlan design standards. Asconditioned, at thetimeof design
review for the apartment complex, modifications can be made to bring the proposed complex into
compliance.
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Phase4 Analysis

Possible Points

Points

Site Design Elements

22

14

Consolidate green space

Preserve existing natural features

Use front setback to build a street edge

Place parking lots on sides or back of projects

Create "outdoor rooms'

Provide good quality landscaping

Landscape at edges of parking lots

Use street trees and vegetative screens

Use site furnishings to enhance open space

K eep fences "ne ghborly"

Use entry accents

Use appropriate outdoor lighting

Rl FRP|FRP[FRP]|INININDNIWIW]|W|W

N | P |O|O |, |O|FR|F P lWw|w]|w

Building Design Elements

N
o1

(3]

Orient buildings toward the street

w

Respect the scale and patterns of nearby buil dings

Break up large building planesinto bays

Provide variation in repeated units

Building materids:

a) wood or wood-like siding

b) shingles on roof or upper portions
c) brick at base of walls or chimneys
d) wood or wood-like sash windows
€) wood or wood-like trim

1 each

wliN| w|lw ||

Incorporate historical architectural elements

Keep car shelters accessory to building

Provide afront porch at every main entry

N[ | O

Use dope roofs at a pitch of 3:12 or steeper

N IDN[IDN]IDN

Total

315
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IX. Criteriafor Property Line Adjustments- NDC § 151.236

The applicant has requested a property line adjustment to relocated the property line between lots 108 and
109 of the Oaksat Springbrook OaksNo. 2. Thisadjustment would move the common line betweenthose
two lots approximately 4 feet to the south. Lot 109 would go from 35 feet wide to 39 feet wide, and from
approximately 2,887 squarefeet to 3,198 squarefeet. Lot 108 would go from 35 feet wideto 31 feet wide,
and from approximately 2,887 square feet to approximately 2,542 squarefeet. Thisisbeing requested to
accommodate a proposed parking areafor model homes.

A property line adjustment is processed as a Type | application. The Director may approve the
requested property line adjustment based on the following:

D The property line adjustment does not create morelotsthan existed prior to the adjustment.

Finding: Thisrequestfor aproperty lineadjustment doesnot createany additional lots, it just changesthe
areaof two lots by adjusting the width of each |ot.

2 The adjustment does not create any substandard condition relative to this code, including lot
area, lot width, setbacks andaccess. | f any of theoriginal lotsdo not meet thesestandar ds, theadjusted
lots may remain non-conforming provided:

€)] The adjustment cannot reasonably or practically bring thelotsinto conformity.
(b) The adjustment does not worsen the non-conforming status of the lots.

Finding: Both of the adjusted lots will meet the prescribed minimum lot area of 2500 square feet. The
lotswill have lessthan the required NDC lot width of 50 feet for lotsin the R-3 zone. The lots currently
are less than 50 feet wide. The reduced lot width was approved in the subdivision for the Oaks at
Springbrook No. 2 because they were planned for attached single family homes, where the lot width
encompassesbothlots. Thecombined|ot width of bothlotsis 70 feet, which meetsthelot width standards.
Thelots must be used for attached single family homes, unless otherwise approved through the Planned
Development Process. Theserevisedlotswill beincludedinthe Planned Devel opment request for reduced
width lotsfor al of the lotsin the R-3 portion of the SOSP.

Conclusion: With the conditions listed on the attached pages, the proposal meetsall applicable criteria
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Plan Map
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CONDITIONS OF APPROVAL - FILE PUD-7-04/ADJ-131-04

Property Line Adjustment: The developer shall complete the following prior to findize the property

line adjustment:

A. File deeds with the County Recorder conforming to the approved property line adjustment and
ORS92.190. [NOTE: The new lega description for ot 109 must include the adjusted portion.
The new legal description for lot 108 must exclude the adjusted portion. The portion of land
being transferred may not be recorded separaely asa"new" lot.]

B. File asurvey with the County Surveyor of the adjusted property lines (thisis not required if the
adjustment relocates the property line a distance of even width along the common boundary).

C. File a copy of the recorded deeds and survey with the Community Devel opment Office.

Phasel and Model Homes Conditions. The developer shall complete the following prior to

construction of the model homes:

A. Submit building plans for review and approval for the model homes and the parking lot.

B. Compl ete the property line adjustment prior to construction on lots 108 or 109.

C. Prior to occupancy of the homes on lots 108 and 109, the parking lot must be removed, and
driveways must be constructed for each house.

General Development Plan Refinement:  To insure consistency of the development over its several
phases, the developer shall submit arevised general development plan for all phases. This plan must
be submitted and approved prior to construction plan approval for Phases 2 through 5. Thisshall
include the following:

A. A revised street and access plan including the following:

1. Show all local street right-of -ways as 56 feet wide.

2. A street naming plan. The street naming plan shall facilitate addressing of each
property.

3. A cross-section detail for all pedestrian ways within the planned devel opment, including
walkway width and landscaping. This cross section shall comply with street and
pedestrian pathway devel opment standards established in the NDC under Sections
151.685 through 151.695. Pedestrian ways shall be provided at least at the following

aress.

a Tract A

b. Tract E

C. At the eastern end of the street within Phase 2 to Brutscher Street (may be
through Tract G).

d. Connecting to the south and west sides of the proposed Oak Grove park.

4. Show that the Oak Grove Tract (proposed Park) will be provided with aflag lot
connection or easement to Burl Street. The flag pole or easement shall have awidth of
25 feet.

5. Accessto Tax Lot 3221BB-200: Show dedication of sufficient public right-of-way to
provide a 25-foot wide accessto the east side of Tax Lot 3221BB-200 for future
development.

6. L ots 61-66 (Phase 4) appear to have no public street access. The applicants have shown
two small recreation/open space areas within Phase 4, one labeled Tract B and an area
labeled O.S. which isdirectly north of lots 61-66 adjacent to the public street asit dips
to the south. In order to provide appropriate public street accessto these 6 lots, these
three areas will require reconfiguration prior to final plat. Provide arevised tentative
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plan and site plan reconfiguring thisarea. Also, show how these lots will have utility
access

7. Modify the access at the north end of the development at the driveway to Fred
Meyer/Columbia River Bank. Show that a public street will be created in thisareawith
direct connection to Brutscher Street. This may be located partly on the land where the
driveway is currently located if that property owner agrees. Otherwise, it must be a
separate public street connection with proper separation from the driveway.

8. Provide a genera plan to provide safe pedestrian and bicycle access on Fernwood Road
from the west fork of Springbrook Creek crossing to Springbrook Road. The plan could
include improvements such as a 6-foot wide asphalt or concrete pedestrian walk on the
north side of Fernwood Road. As an dternative, provide the traffic study as noted in the
agreement between the City of Newberg and Werth Family, LLC dated May 7, 2002
and comply with the conditions therein.

B. A revised L andscape/Buffering/Parks/Open Spaces plan including the following:

1 Provide afencing plan for each phase of the project indicating the Brutscher Street and
Hayes Street treatment of the lots. Provide general fencing standards for the entire
devel opment.

2. Indicate what street treeswill be installed by the subdivider and which by the house
builder.

3. Present aplan for avisua and sound buffer between this property and the Fred Meyer
lot. The buffer must be specifically designed to mitigate conflicts between the adjacent
uses.

4, Show the location of benches at strategic point in the pedestrian system, including the
Brutscher Street side of Tract E and near Tract G, and along Hayes Street.

5. I ndicate the proposed ownership, maintenance responsibilities, and access allowances
for the proposed park and each of the proposed tracts. This plan must be reviewed and
approved by City staff. Provide confirmation that Chehalem Park and Recreation
District (CPRD) will accept ownership and responsibility of any tracts planned to be
dedicated to them. The Oak Grove Tract must be dedicated to CPRD, provided they
will accept it. Indicate the timing for improvements to be made. All tracts and open
gpaces must be open to all residents within the devel opment.

6. Indicate the stream corridor boundary on the map. Verify that it conforms with adopted
City maps.
C. A revised composite utility plan asfollows:
1 Show which utility improvements will be installed under each phase.
2. Show water line looping at the following locations:

a From the north end of the Phase 4 loop road to Brutscher Street

b. From the alley in Phase 3 (Tract J) to Roya Oak Street.
3. Indicate which utilities in Phase 5 are intended to be public and which are intended to be
private. Ingenera, all lines with the exception of public water linesto the fire hydrants
shall be private.
Show proposed utility services for the Oak Grove Tract.
Clarify where the storm drain connects for the street within Phase 3.
Show two water line valves at each water line intersection. The City requiresa
minimum of two valves at all street intersections in conjunction with any associated
tees. Three valves are required where crosses are required.

SR CIr
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7. In Phase 3 and Phase 5, the water line is shown crossing Hayes Street within what
appearsto be the western most portion of Roya Oak Street. Show 45-degree bends and
astraight section of pipe when crossing from one side of the street to the other.

D. Plan compliance: All development within the Oaks at Springbrook Oaks Planned
Development shall comply with the genera development plan as approved. No changes may be
made to the approved genera plan, except as approved through the appropriate review process,
All elements and phases within the plan must be constructed. No land may be withdrawn from
the boundaries of the planned devel opment without City approva. Land within the planned
development may not be used for any other use than those shown on the approved genera plan.

General Construction Plan Approval, All Phases: The following standards apply to construction

plan approval of any phase:

. The devel oper must submit detailed construction drawings for review and approvd. All
drawings must be prepared by alicensed engineer.

B. Show the location of all fire hydrants. Maximum spacing between fire hydrantsis 500 feet.
Address the spacing and applicable standards for Phase 2 and elsewhere. All fire hydrants must
be fed off of aminimum 8-inch line. Thelocation of all fire hydrants shall be subject to
approva by the Newberg Fire Marshal.

C. The plan shall show the location of water servicesfor each lot. No water service connections
will be permitted on the 24" transmission line in Hayes Street.
D. The Plan shall show the locations of sanitary sewer servicesfor theindividual lots. Services

shall come from within each phase of the development, not off of Brutscher Street.

E. Submit detailed storm drainage designs and calculations for review and approvd. The storm
sawer system to be designed to accommodate subsequent phases. Lot drainage shall be
designed to connect to the storm drainage within the adjacent street, unlessan alternae planis
approved by the City.

F. A site grading plan shall be submitted that identifies detailsfor lot and site grading.

G. The plan shall show the location of street signs, including "no parking”" and other traffic related
signs.

H. The plan shall show the location of all street lights. The street light design shall match acorn
stylewithin Oaks No. 1 and No. 2. Submit a plan from afirm specializing in street light design
that shows the best layout of street lighting patterns. (Thisis necessary becausethe lights
deviatefrom City standard design).

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

J Garbage Service: Confirmation must be provided from Newberg Garbage Service that the
design and location of refuse disposal areais approved.

K. PGE: Prior to PGE' s electrical design, the devel oper must submit afull set of engineered
drawings.

L. Any work within the stream corridor requires review under Newberg stream corridor ordinance
and may require permits from the Oregon Division of State Lands or the U.S. Army Corps of
Engineers.

General Final Plat Approval, All Phases: The following standards apply generally to final plats of

any phase:

A. All Phases shall be platted/developed in numerical sequence as shown, unless otherwise
approved by the City. Changesto thisorder could require that certain improvements planned
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for future phases be constructed sooner, and could change the expiration dates for certain
phases. Refer to NDC § 151.249 for phased subdivision extension standards.

B. The applicant shall substantidly complete, as defined in City policies, all improvements
required by that phase, prior to final plat approvd. All street signs must bein place prior to
issuance of any building permits for any homes within the subdivision.

C. The applicant shall submit an application for final plat approval for each phase. The application
shall include all information required by the City Development Code and City policies.

D. Thefina plat shall show all existing and proposed easements. All public utilities on private
property shall be contained with public utility easements. Ten-foot wide public utility
easements are generally required along public streets. Pedestrian accessways shall be
contained within public easements.

E. The subdivider must complete a subdivision agreement with the City of Newberg. The
completed subdivision agreement shall be recorded by the applicant at the time of final plat
recordation.

F. The subdivider must provide the City Planner with a copy of any proposed fina draft of the
Codes, Covenants, and Redtrictions (CC&R's) for the development. The City Planner will
review the proposed CC&R's for minimum compliance with City Code prior to recordation.

G. The applicant shall provide a mechanism, such as a homeowners' association, for maintenance
of all privatdy owned common areas, such as pedestrian ways and open spaces.

H. The final subdivision map shall include the authorized signature of:

1. The Community Development Director, whose signature shall certify that the final plat
conforms to the conditions of tentative plan approvd.

2. The City Recorder, whose signature shall certify that all City liens on the property have
been paid.

3. The County Assessor certifying that all taxes on the property have been paid or bonded
for in accordance with state law.

4. The County Surveyor, certifying that the subdivision plat complies with applicable
survey laws.

Phase 2 Construction Plan Approval: The developer shall complete the following prior to
construction plan approval for Phase 2.

A. Complete all general construction plan requirements under Section IV above.

B. Provide adetailed plan for Tracts G and H. Provide bencheswithin Tract G in accordance with
NDC § 151.581 (A)(4) b.

C. Present construction plans for City review for the planned Fernwood Road improvements

between Springbrook Road and the west fork of Springbrook Creek.

Phase 2 Final Plat Approval: The developer shall completethe following prior to fina plat approval

for Phase 2.

Expiration: Thefinal plat for Phase 2 must be recorded no later than April 22, 2006.

Complete all general conditions for final plats as noted in Section V above.

Complete Fernwood Road improvements per the approved plans.

Complete intersection improvements, including installation of atraffic signal, at the

Springbrook/Hayes Street intersection according to approved construction plans.

Complete Hayes Street improvements from Brutscher Street to Springbrook Road, according to

approved construction plans.

F. Residential Design. The applicant shall provide evidence that multiple, non-repetitive home
designs (detached dwelling units) shall be used in the development. No two identical designs

oSowp

m
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shall be located closer than every three residences on any street frontage. An example of
appropriate evidence would be protective covenants that are filed and recorded with the County
Clerks Office.

Complete improvements within Tracts G and H.

Phase 3 Construction Plan Approval: The developer shall complete the following prior to
construction plan approval for Phase 3.

A.
B.

Complete all general construction plan requirements under Section IV above.

Show ingtallation of a standard driveway curb cut and utilities on the unnamed street in Phase 3
to serve the accessdrive for this portion of Tax Lot 3221BB-200 (note: the devel oper may
apply for a advanced finance agreement to recover the costs of these items).

Submit a plan for protecting the stream corridor during construction, such as placement of
temporary construction fencing. Any unavoidable work requires prior permit through the City's
stream corridor review processes.

Show ingtallation of "No Parking - Fire Lane" signs within the dley.

Present a plan for garbage service continuity during construction of the homes with alley access,
and after home construction. Coordinate this plan with Newberg Garbage Service.

Phase 3 Final Plat Approval: The developer shall completethe following prior to fina plat approval

for Phase 3.

A. Expiration: Thefinal plat for Phase 3 must be recorded no later than April 22, 2007.

B. Complete all general conditions for final plats as noted in Section V above.

C. Residential Design. The applicant shall provide evidence that multiple, non-repetitive home
designs (detached dwelling units) shall be used in the development. No two identical designs
shall be located closer than every three residences on any street frontage. An example of
appropriate evidence would be protective covenants that are filed and recorded with the County
Clerks Office.

D. Restore any areas disturbed within the stream corridor during construction.

Phase 4 Construction Plan Approval: The developer shall complete the following prior to
construction plan approval for Phase 4.

A.
B.

Complete all general construction plan requirements under Section IV above.

Provide adetailed plan for Tracts A, B, E, and the Oak Grove park (unless completed under
earlier phases). Provide bencheswith Tract B in accordance with NDC § 151.581 (A)(4) b.
Show pedestrian benches along the street rights-of-way per the general development plan.

Show ingtallation of "No Parking - Fire Lane" signs within the dley.

Present a plan for garbage service continuity during construction of the homes with alley access,
and after home construction. Coordinate this plan with Newberg Garbage Service.

Phase 4 Final Plat Approval: The developer shall complete the following prior to final plat approval

for Phase 4.

A. Expiration: Thefinal plat for Phase 4 must be recorded no later than April 22, 2008.

B. Complete all general conditions for final plats as noted in Section V above.

C. Complete all improvements within the open spaces, including the Oak Grove Park. Dedicate

the park to the Chehalem Park and Recreation District.

Phase 5 Development Plan Approval: The developer shall complete the following prior to
development of Phase 5.
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A. Submit design review application for review and approval in accordance with Newberg
Development Code standards.

B. Development of the Phase 5 property must include 60 multi-dwelling units.

C. The development plan must show that the proposal meets the following standards:
1. Setbacks (Building 6 on the concept plan appears to be within the required street

setback).

Parking requirements.

Buildings 3-6 shall be oriented toward Hayes Street.

Uniform Fire Code access requirements.

Show compliance with the multi-unit design standards of NDC § 151.195.

s wbd
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XIll.  General Development Standardsfor Individual Lots:
A. Development on individua lots shall comply with the standardsin the following table. For any
standard not listed, development shall comply with all standards of the Springbrook Oaks
Specific Plan and the Newberg Development Code.

[R-3 Detached Dwelling Units
Maximum Dwelling Unit Height 30' / 2 gory*
Front Y ard Porch Setback 10
Front Y ard Building Setback 15
Front Yard Garage Setback 20
Rear Y ard Building Setback 10
Interior Yard Building Setback 35
Street Side Y ard Building Setback 10
Minimum Lot Width at Building Line 30
Maximum L ot Coverage 5%

RP Attached DwellingUnits [ ]
Maximum Dwelling Unit Height 35'/ 3 story *
Front Y ard Porch Setback 10
Front Y ard Building Setback 15
Front Y ard Garage Setback 20
Rear Y ard Building Setback 10
Interior Yard Setback S**
Rear Y ard Building/garage Setback to Alley Row 2
Street Side Y ard Setback 10
Minimum Lot Width at Building Line 20
Maximum L ot Coverage RP 90%

Multi-family ApartmentUnits [ ]
Building Separation Between Multi-family Units 20

esign Flexibility e

200 gq. ft. flex space for home occupation, accessory dwelling on
ground floor of identified townhome units. At least 22 of the
townhouse units must provide flex space.
Opportunity to eliminate requirement for 50 sg. ft. of exterior space foy
up to 5 townhome units.

* NDC “Building Height — the vertical distance.....to the average height (midpoint) of the
highest gable of a pitch or hip roof”.

*x This requirement does not apply to the common wall property boundaries of attached
dwelling units.

B. The builder shall place house numbers at the alley side of all homes with accessto the
dley.

C. Street Trees shall be installed in front of each lot in accordance with the approved street
tree plan. Treeinstallation must occur prior to final occupancy of the adjacent structure,
or as provided in City policies.

D. Sidewalks. Sidewaks shall be ingtalled in front of each structure prior to fina
occupancy.
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