PLANNING COMMISSION AGENDA
City of August 9, 2012
7 p.m. Regular Meeting
Newberg Public Safety Building
401 E. Third Street

ewberg

l. CALL MEETING TO ORDER

Il. ROLL CALL

M. CONSENT CALENDAR (items are considered routine and are not discussed unless requested by the
commissioners)

1. Approval of July 12 and 19, 2012 Planning Commission Meeting Minutes

V. PUBLIC COMMENTS (5 minute maximum per person)
1. For items not listed on the agenda

V. QUASI-JUDICIAL PUBLIC HEARINGS (continued from July 12, 2012 - public testimony is closed)

APPLICANT/OWNER: Chehalem Park and Recreation District

REQUEST: Design review/historic review for a Concept Master Site Development Plan for the full build-
out of the site; Variance to reduce off-street parking for the full build-out to 53 spaces; Design
review/historic review for remodeling the gymnasium into a ballroom, and construction of a

new northern entrance to the ballroom.
LOCATION: 415 E. Sheridan Street
TAX LOTS: 3218DD-15700
FILE NO.: HISD-12-002/DR2-12-010/VAR-12-001
ORDER NO.: 2012-04

CRITERIA: Newberg Development Code Sections 15.215.040, 15.220.020, 15.220.050(B), 15.344.030,

15.430.010
VI. ITEMS FROM STAFF
1. Update on Council items
2. Other reports, letters, or correspondence
3. Next Planning Commission Meeting: September 13, 2012
VII. ITEMS FROM COMMISSIONERS
VIll.  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
July 12, 2012
7:00 p.m. Regular Meeting
Newberg Public Safety Building
401 E. Third Street
TO BE APPROVED AT THE AUGUST 9, 2012 PLANNING COMMISSION MEETING

l. CALL MEETING TO ORDER
Chair Thomas Barnes opened the meeting at 7:00 p.m.
1. ROLL CALL:
Members Present: ~ Thomas Barnes, Chair Allyn Edwards Art Smith

Lon Wall Philip Smith Gary Bliss

Kale Rogers, Student PC
Members Absent: Mayor Bob Andrews, Ex-Officio Cathy Stuhr (excused)
Staff Present: Barton Brierley, Planning & Building Director

Steve Olson, Associate Planner

DawnKaren Bevill, Minutes Recorder

I11. CONSENT CALENDAR

Approval of the June 14, 2012, Planning Commission Meeting Minutes.

MOTION #1: Philip Smith/Gary Bliss approve the minutes from the Planning Commission Meeting of June
14, 2012, as amended. Motion carried (6 Yes/ 0 No/ 1 Absent [Stuhr])

V. PUBLIC COMMENTS
No items were brought forward.
IV. QUASI-JUDICIAL PUBLIC HEARING

APPLICANT/OWNER: Chehalem Park and Recreation District

REQUEST: Design review/historic review for a Concept Master Site Development Plan for the full
build-out of the site; Variance to reduce off-street parking for the full build-out to 53 spaces; Design
review/historic review for remodeling the gymnasium into a ballroom, and construction of a new
northern entrance to the ballroom.

LOCATION: 415 E. Sheridan Street TAX LOTS: 3218DD-15700

FILE NO.: HISD-12-002/DR2-12-010/VAR-12-001 ORDER NO.: 2012-04

CRITERIA: Newberg Development Code sections 15.215.040, 15.220.020, 15.220.050(B), 15.344.030,
15.430.010

Chair Barnes opened the hearing and called for any abstentions, conflicts of interests, or objections to
jurisdiction. Commissioner Wall declared he walked by the Chehalem Cultural Center (CCC) two evenings ago
to view the parking area during an event. The parking lot was full except for two open spaces. He then walked
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around the Center and observed the cars parked on the street. Within a block in either direction, he counted 360
vehicles. He then walked four to five blocks away and saw people carrying coolers and chairs to their vehicles.
Kale Rogers stated his mother is a volunteer member of the CCC Board, and his water-polo coach works for
Chehalem Parks and Recreation, as well. He conferred with Barton Brierley who confirmed with the city
attorney’s office it is a potential conflict of interest but not an actual conflict of interest, because his mother is
not a paid employee, so he can participate. Commissioner Philip Smith stated he walks by the site often.
Commissioner Edwards said he viewed the site during the set-up for Tunes on Tuesday two days ago and
noticed the overflow parking, parking across from the Masonic Lodge, and all the side streets were parked at
capacity. A third of the actual designated parking for the CCC was also already taken. Chair Barnes stated that
he drove around the site this afternoon.

Steve Olson presented the staff report accompanied by a PowerPoint presentation (see official meeting packet
for full report). The physical improvements being proposed for Phase 2 are for the gymnasium remodel into a
ballroom and to build a new lobby entrance on the northern side of the building for the ballroom. Phase 1 was
approved in 2008, which created 19 parking spaces and renovated the lobby, ground floor classrooms, and two
second floor classrooms. A larger temporary gravel parking area was added later. In 2011, 53 spaces for a
permanent parking lot were approved. Future plans are to renovate for a theater and the remaining second floor
rooms, as well as proposed courtyard/gardens on the south and west sides of the building. The City Council
Resolution No. 2012-2998, declared the areas bound by E. Hancock, N. Blaine, E. Sherman, and N. School
Streets be designated the “Cultural District”. The City Council accepted the Newberg Cultural District Master
Plan dated March 16, 2012, which, has been attached in your packet as Exhibit “A”. If this application is
approved, it will give formal land use approval to the portion of the master plan surrounding the CCC. Later
phases of the Center will require a Type 1l Design Review/Type | Historic Review. Staff recommends adoption
of Order No. 2012-04, which approves the Historic Review/Design Review application HISD-12-002/DR2-010
for a Concept Master Site Development Plan and Phase 2 of the CCC as conditioned, and partially approves the
Variance application VAR-12-001 as conditioned.

Commissioner Philip Smith asked if the recommendation approves the work needed for Phase 2 including the
parking management plan, but does not approve any parking management plan for Phase 3. Steve Olson
explained staff recommends approval for the Concept Site Master Development Plan and ballroom remodel
with a parking variance for Phase 2. A significant parking variance for Phase 3 would need to be approved at a
later date before the site could be built out.

Commissioner Edwards stated the original plan shows 100 parking spaces and has now been reduced to 77
spaces. He asked if an increase in daily trips has been taken into consideration regarding the parking spaces.
Mr. Olson answered the traffic study was based on the full build out of the site, and not on the current state of
improvements. Staff does not know how the parking management plan will work at this point, and that is the
reason they are recommending a partial parking variance at this time. Commissioner Edwards asked if angled
on-street parking would add more spaces. Barton Brierley, Planning and Building Director, stated it was looked
at carefully and the Cultural District Master Plan did not include angled or perpendicular on-street parking near
the CCC.

Commissioner Bliss stated the 1998 Traffic Study considered two access points to the parking lot on Sherman
and Blaine Streets, but now there is only one access being considered. He asked if the level of service will
change at the two intersections with only one access to the parking lot on Sherman Street. Mr. Olson answered
there is access to the existing parking lot on Sherman and on W. Blaine Street, as well. The gravel parking
would be accessed through the existing parking lot only.

Chair Barnes asked if Sheridan Street will be blocked off. Mr. Brierley stated the adopted master plan has it
continuing as a through street, although it will be possible to block it off for some events.
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Commissioner Edwards asked when the chart, on page 20, was drawn up and is it relevant today. Mr. Olson
replied the standards are taken directly out of the current code, and those standards have not been changed over
the past 10 years. Mr. Brierley stated the ancestry of those standards date back to the 1960’s—1970’s.
Commissioner Bliss stated this is a burden on a neighborhood and if the Cultural Center is utilized as
anticipated, the parking needs to be addressed right now. Mr. Olson stated the City compares other city codes
and parking studies to gain a sense of what to expect. For some events aimed at adults, such as wine tasting,
there may be more cars per capita. Events aimed at children may have fewer cars per capita.

TIME - 8:15 PM
Chair Barnes opened the public testimony starting with proponents:

Don Clements, Chehalem Park and Recreation District (CPRD) Superintendent, referred to a Staff Report, dated
August 12, 1999, and stated the reason the CPRD chose to rezone in 1999 was because institutional zoning was
allowed for in the Comprehensive Plan and seemed the best fit for the use. The neighborhood said at that time
to cut down on the parking instead of taking their playground or open space, so CPRD tried to do their best in
accommodating those requests. The use in this application is believed to have less detrimental effect on the
adjoining neighborhood area than a school would have. The CPRD building could be approved out-right as a
community center use in the Institutional zone. They are trying to do their best for the community and have done
all they can to provide information to the neighbors. He has observed the parking at the events held at the CCC
and CPRD has tried to encourage parking in other areas.

Commissioner Bliss supports the CCC, but this body has a code to follow and in reading the code and the plan
proposal, there is a conflict as he does not see a ballroom being a commercial use and allowing 50% reduction
in an institutional zone for commercial use. Mr. Clements stated the institutional zoning was the best they could
ask for in August, 1999. He understands it can be viewed as non-commercial, but the CCC is very much a
business; it needs income to survive, receiving only 30% of its budget from tax dollars.

Commissioner Bliss asked if Mr. Clements knows where the Intergovernmental Agreement (IGA) presently
stands. Mr. Clements replied there is a rough draft of the IGA that will eventually go to the governing bodies
for approval. Commissioner Bliss asked in light of the Intergovernmental Agreement not being in place, would
Mr. Clements consider a condition limiting the occupancy to match the available on-site parking. Mr. Clements
assured the Planning Commission that if there is a limitation on occupancy based on parking, it will in essence,
cut the Cultural Center’s throat, hampering them and perhaps the Library, as well. The implementation of a
parking plan will not be easy but he wants to see the best solution. As an example, if there is a large event valet
parking could be made available for elderly and handicapped patrons. He is unsure if it would be used, but it
could be offered as an option. A permit parking program in the neighborhood could also be considered.

Commissioner Wall asked what the IGA will consist of and how will decisions be enforced. Mr. Clements
stated once approved by the board, an annual meeting will be held and representatives from the City, neighbors,
and businesses will be needed to help make the decisions. Commissioner Wall asked if it will be an advisory or
authoritative body. Mr. Clements assumes it will be a combination, although he is unsure of the legal issues.

Mr. Rick Lee, Chehalem Center Association Board (CCAB) member, stated the CCAB operates the Cultural
Center and raises funds to help see this project through to completion. He is also the Chairman of the Building
Committee, has served on the Development Committee, and is a CCAB past president. The central grand
ballroom will be a tremendous addition to the community. The new north entry will be enhanced by an outdoor
plaza and the west end of the ballroom will open into a garden to add beauty to the Blaine Street side of the
property. Completing this phase is essential for financial viability of the Cultural Center, as ballroom rentals for

City of Newberg: Newberg Planning Commission Minutes (July 12, 2012) 4 of 96 Page 3



weddings and events will also raise money in support of Phase 3. They are proud of the $4 million that has been
raised privately from local sources. Further discussions will be needed to resolve specific design elements and
parking, and the conditions included in the staff recommendation are very reasonable. Finally, Dave and Mary
Martin Miller have been long standing supporters of the Cultural Center and their comments have been seriously
considered, although he does not agree with all of their proposals. Traffic studies cost a lot of money, which the
Cultural Center does not have and those who have made donations do not want to see their monies spent on
parking surveys.

Commissioner Philip Smith asked if the CCC can require those who want to rent out the ballroom to charge less
for tickets to those who can prove they walked a few blocks or charge less if they park in another parking lot.
Mr. Lee replied that is an option.

Opponents:

Mr. Dave Miller stated that although he is listed as the primary opponent, essentially that is not what he is. His
major concern is the IGA and wants to find solutions. When the City Council was voting on the Cultural
District plan, he made a very strong case for why this project needs to be slowed down. A program needs to be
in place regarding parking. He asked what impacts Tunes on Tuesday and the Camellia Festival will cause on
the surrounding area regarding noise, alcohol, and parking, since there are many homes that have minimal or no
off-street parking. He had volunteered the night of the City Council meeting to be on the Intergovernmental
Agreement Committee as a stakeholder but never received any response. The procedures have to be in place in
order for this to work for all involved. Notification to the neighbors has not been up-to-date. The traffic study
in 1998 showed the population in Newberg at approximately 14,000 and now there is 50% more. Many areas
have been developed. Traffic heading in the direction of Main Street travels through the neighborhoods and
that has not been taken into consideration. The parking ideas Mr. Clements has put into place have much merit,
but more discussion is needed.

Commissioner Wall stated the Planning Commission is looking at the approval of Phase 2. Regardless of what
happens, off-street parking problems will occur. He asked Mr. Miller how he envisions the Intergovernmental
Agreement working for the citizens. Mr. Miller answered he is unsure and believes it will take some time to
figure out. Someone will need to manage and enforce it. Perhaps permit parking is an answer and/or
encouraging car-pooling for events. The process should be slowed down in order for all parties to come to the
table.

Mrs. Mary Martin Miller said she is a neighbor and volunteer at the Cultural Center. The Center has also been
her dream and she wants to see it succeed. She has been a long-time volunteer working on development of the
Center, but as a neighbor who lives there, she is concerned about the livability of the neighborhood. She
understands this will be a complicated process and that this is a great site. For the record, she and Mr. Miller
have asked many times to be included in the process, but have not been. She and her husband have a petition of
93 names and a letter she submitted to the neighbors, which she would like to bring and submit into record. She
requested that the record be kept open for seven days. The noise and parking issues are not fully understood by
those who do not live in the neighborhood. The CPRD has looked at how these issues can be resolved which
they appreciate, but again, this is a livability issue. Parking has not been adequately studied and she does not
understand why a traffic impact study cannot be done now. She would like to participate in the IGA process.

Ms. Leigh Wellikoff testified she lives two blocks from the Cultural Center. She has not attended all the CPRD
meetings, but has attended most of them. In those meetings, the primary concern brought forward repeatedly by
the neighbors was in regard to parking. She had four cars in front of her home during Tunes on Tuesday. A
neighborhood advisory committee was mentioned in March of this year and she would like to be a part of it,

City of Newberg: Newberg Planning Commission Minutes (July 12, 2012) 5 of 96 Page 4



although no information has been sent out regarding the start of that group. This process needs to be slowed
down in order to brainstorm and solve these problems.

Undecided:

Mr. Robert Soppe stated he has known and worked with Don Clements for a number of years and respects him
and the CPRD very much. The plan can't be approved based on trust, however. He has discussed the parking
plan and IGA with Mr. Clements and has made specific suggestions to him. He is optimistic the parking can be
worked out as he is a fan of the Cultural Center and District. Mr. Soppe expressed concern on Page 15, Item 1,
stating,”...it is more difficult to determine whether the existing parking and the parking management plan will
be adequate during large events.” He asked if staff cannot determine if the parking is adequate then how can the
Planning Commission. He continued to testify it also states, “The Development Code requires substantially
more off-street parking at full build out of the CCC.” Staff has acknowledged they cannot determine if what is
proposed is adequate, yet they recommend approval of the application. On page 21, it states, “The Development
Code allows the base parking requirement to be reduced if the operating hours of the joint uses do not
substantially overlap.” Mr. Soppe stated he sees no guarantee events will not overlap and asked if non-
overlapping hours will be a requirement and if not, can it meet the standard. Mr. Soppe said he finds it very
important to challenge the “experts” when it is contrary to common sense. For example, on page 20, the
ballroom needs 80 parking spaces. Mr. Soppe asked if there is a way 80 parking spaces cannot exceed 40 trips
in a peak hour. Also, page 168 under the Trip Generation Data it says the CCC is a recreation center similar to a
typical YMCA, which he does not agree with. Page 214 says, “Activities within the Ballroom would occur
generally on Friday and/or Saturday night not on a week day.” He said staff commented that it would be
evenings and weekends, although most weddings | have attended have taken place in the afternoon. Mr. Soppe
noted the staff report states “70% of the Assemble Hall Theater seats were occupied, further activities did not
occur every week day.” He asked is there any regulation that enforces that. Mr. Soppe said he is optimistic the
rooms will be filled on a regular basis. He stated there are no regulations for the “50% of the Public Assembly
Rooms and 50% of the School were occupied” as stated in the staff report. Mr. Soppe has several problems
with the code that allows for a 50% reduction parking requirement. First of all, it talks about a commercial
establishment, but he cannot identify the commercial establishment. Secondly, it must be within 200 feet of a
commercial parking lot but he could not find in the data where the 200 foot measurement is located. Mr. Soppe
then referred to Criteria “A” in the variance that states, “Strict or literal interpretation would result in practical
difficulty or unnecessary physical hardship inconsistent with the objectives of this code.” The code states one
goal is to minimize traffic congestion and to provide for adequate off-street parking. His comments about
parking all relate to that exact objective. He recommended following the City Council’s lead and require a
parking plan to be adopted by Council before any development occurs and require Phase 3 be a Type llI
approval.

Commissioner Edwards asked Mr. Soppe if he could come up with a solution for the problem if he was on the
IGA panel. Mr. Soppe replied, yes, he believes he has already in his emails with Mr. Clements.

Commissioner Wall asked how he envisions a working entity. Mr. Soppe sees it as the government entities and
citizens coming together with a solution to take to the City Council for approval.

Kale Rogers asked what his solution would be to reduce the 50% reduction. Mr. Soppe answered he argued at
public meetings that a reasonable parking plan is the solution, if the people involved are willing to make use of
it.

Proponents:
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Mr. Mike Ragsdale, CCC Board member and CPRD Board member, testified he agrees with Mr. Soppe, except
regarding the IGA. The IGA is an agreement between the two property owners involved in the Cultural District,
the City of Newberg and CPRD, which will address much more than parking. If the Cultural District is
successful, a solution for parking during large events will need to be addressed. There are many parking lots in
the area with parking stalls downtown totaling 1,100 between Main and Meridian Streets. People need to use
the other parking lots and spaces available. The shuttle system has been tried, but was not successful. He urged
taking the staff recommendation and approving it, requiring them on Phase 3 to have in place an approved IGA
that includes a very definitive parking management plan dealing with these solutions. He recommends an open
meeting for all to attend.

Commissioner Edwards asked if anyone has taken the lead role. Mr. Ragsdale stated no, but the CPRD and
CCC have a parking management requirement. A concierge was assigned in a pilot program to inform people
during the Camellia Festival on other available parking areas. The city manager will take the lead on the IGA.

Commissioner Bliss asked when he believes the IGA will come into fruition. Mr. Ragsdale believes it will
happen soon and recommend it happens with haste. Commissioner Bliss asked the timeline for the build out
completion of the ballroom. Mr. Ragsdale is unsure as all the money has not been raised. Hopefully, it will
begin in the fall of this year and will take approximately six months to build. They do have approval from the
Fire Marshal to hold a major fundraiser in the unfinished ballroom in September, 2012.

Chair Barnes closed the public testimony at 9:46 p.m.

Mr. Alden Kasiewicz, Scott/Edwards Architecture, stated the five key elements of the code and whether the
proposal meets the code is the issue tonight. They are not proposing using the 50% reduction, but plan on using
the provision that states events do not overlap, which will provide 77 parking spaces on site for Phase 2. He
supports staff’s recommendations and the other elements can be addressed during the time between Phase 2 and
Phase 3.

MOTION #2: Philip Smith/Art Smith to keep the record open for seven days for written comments. If no
other comments are received, deliberate at a special meeting or at the August 9, 2012, Planning Commission
Meeting. Lon Wall moved to amend the motion to specify the August 9 meeting; Philip Smith accepted that as
a friendly amendment. Motion carried (6 Yes/ 0 No/ 1 Absent [Stuhr]).

V. ITEMS FROM STAFF
TIME - 10:03 PM
Update on Council items

The UGB has been continued to the August 6, 2012, meeting. The hearing regarding the batch annexation had
no testimony and was approved by City Council and will be placed on the November ballot.

The next Planning Commission Meetings are scheduled for Thursday, July 19, 2012, regarding updates to the
Transportation System Plan, as well as the regularly scheduled meeting on August 9, 2012.

VIl. ITEMS FROM COMMISSIONERS:

Chair Barnes stated the Traffic Safety Commission would like a joint meeting with the Planning Commission at
a time determined by staff.
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Kale Rogers announced the August 9, 2012, Planning Commission meeting will be his last meeting as he is

leaving for college.
VIll. ADJOURN

Chair Barnes adjourned the meeting at 10:10 p.m.

Approved by the Planning Commission on this 9" day of August, 2012.

AYES: NO: ABSENT:

ABSTAIN:

Planning Recording Secretary Planning Commission Chair
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PLANNING COMMISSION MINUTES
July 19, 2012
7:00 p.m. Special Meeting
Newberg City Hall Permit Room
414 E. 1st Street

TO BE APPROVED AT THE AUGUST 9, 2012 PLANNING COMMISSION MEETING
l. CALL MEETING TO ORDER:
Chair Thomas Barnes opened the meeting at 7:00 p.m.
. ROLL CALL:

Present: Thomas Barnes, Chair Gary Bliss Allyn Edwards
Philip Smith Lon Wall
Mayor Bob Andrews, Ex-Officio  Kale Rogers, Student PC
Karly Birky, Traffic Safety Commission

Absent: Art Smith (excused) Cathy Stuhr, Vice Chair

Staff Present: Barton Brierley, Building & Planning Director
Paul Chiu, Senior Engineer
DawnKaren Bevill, Minutes Recorder

I1l.  CONSENT CALENDAR

No items.

IV. PUBLIC COMMENTS

No items were brought forward.

IV.  WORKSHOP: TRANSPORTATION PLAN UPDATES

Mr. Brierley stated the current City of Newberg Transportation System Plan (TSP) was updated eight years ago.
The Citizen Advisory Committee (CAC) is comprised of members from the Newberg Planning Commission
and one member from the City’s Traffic Safety Commission whom is Mr. Karl Birky. The CAC has been asked
to review changes needing to be made to the TSP to coordinate with the first phase of the Newberg-Dundee
Bypass project. The TSP update will involve many small decisions leading to the development of a final plan
and will include public involvement.

Mr. Carl Springer and Mr. Garth Appanaitis, DKS Associates, stated their job is to help shape the TSP with the
first task being an informational process of reviewing goals, objectives, and background information.

Mr. Springer began his presentation accompanied by a PowerPoint presentation (see official meeting packet for
full report). The Transportation Planning Rule, OAR 660-012-0015, defines how to implement State Planning
Goal 12 and serves as the transportation element of a local comprehensive plan. It provides long range
direction for development of transportation facilitates and services for all modes, ensures the planned systems
are adequate to meet the needs of planned land uses, facilitates cost-effective use of public funds, and
demonstrates the project’s need and readiness.
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The TSP provides consistency with state and regional plans, establishes an efficient network of
arterials/collectors, creates standards for layout, spacing, connectivity of local streets, provides plans for public
transportation services to meet basic needs, plans for networks of sidewalks and bikeways linking residential
areas to activity centers, creates finance programs that are reasonably likely, and implements codes and
ordinances. The goals and objectives, evaluation criteria, and alternatives selection helps to place value on a
particular proposal according to the goals of the community. The TSP development process includes public
involvement, project website (under development), stakeholder outreach, media releases, and open houses.
Plans and policies have already been looked at, as well as inventorying the existing transportation system. The
next step is indentifying deficiencies in the existing transportation system.

Mr. Springer shared transportation planning basics. The plan will consider sidewalks & trails, reduction of out
of direction travel, safe crossings, accessible facilities (ADA), and access to transit, parks, schools, and
shopping. A half mile primary radius for walking will all be looked at and identified as well as bicycle lanes,
transit accessibility and accommodating stop locations, safety, crash history (frequency and severity) on the
state and city systems, sight distance, and geometric deficiencies. Management options such as signal timing,
access management, traffic calming, connectivity, telecommuting, transit, walking and biking programs, and
carpooling will also be considered.

Common funding sources for transportation finances are through gas taxes, system development charges,
development exactions, street utility fees, urban renewal, and grants. Transportation expenditures include
operations, maintenance, and capital improvements.

The previous CAC helped develop ten criteria used to measure the success or failure of alternative projects and
to recommend which projects was included in the 1994 Newberg TSP. Those same criteria were used again for
the 2005 TSP update. For the 2012 update, the same criteria will be carried forward with a few suggested
refinements for consideration by the CAC. Mr. Springer stated the ten criteria can be broken into corresponding
goals. They will tighten up the objectives and add criteria to allow for a more robust decision-making
framework. While not included in the previous planning efforts, the four goal areas that may be considered for
inclusion during the 2012 update are economic development, which will provide and maintain a transportation
system that fosters economic growth; freight, which will provide and maintain a transportation system allowing
movement of goods to, from, and through Newberg; accessibility providing and maintaining a well-connected
transportation system that ensures adequate and efficient accessibility for all acknowledged land uses; and
environment sustainability, which will provide and maintain a transportation system that preserves protects and
supports the social, natural, and cultural environment.

Commissioner Philip Smith asked how the freight goal is different from the economic development goal. Garth
Appanaitis explained economic development is within the city and freight includes components that involve
regional through-traffic.

The consensus of the Planning Commission was to carry the four additional goals forward.

Mr. Springer reviewed the 2010 Journey to Work information patterns, showing 70% or more Newberg citizens
head north on 99W to work.

Chair Barnes called a five-minute break at 8:04 p.m. The meeting reconvened at 8:09 p.m.

Mr. Springer reviewed the 2010 job counts by distance/direction in Newberg and a virtual tour presentation to
highlight and show system issues on 99W. Springbrook Road is the highest crash location in the city. He also
showed photos illustrating a number of roads with no sidewalks. Mr. Springer asked the committee if there are
any other significant routes where there are problems. Areas of concern are Highway 219 and Everest Street,
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Highway 219 and Third Street regarding pedestrians and the flashing light, congestion at E. 1% Street before
Zimri Drive off of

Springbrook Road is also a problem area, as well as crossing east to west on Hess Creek Road. Mr. Chiu

Highway 219, and the right in/right out turn only at the Fred Meyer Intersection.

pointed out the problem area on Villa Road near the railroad trestle.

Mr. Brierley stated the committee will meet again several months down the road. Mr. Springer stated by that

time more information from a quantitative point of view will be available.

Commissioner Edwards asked Mr. Chiu to bring to the next meeting his chart regarding the current condition of

streets and scheduled maintenance.

V. ITEMS FROM STAFF

The next Planning Commission Meeting is scheduled for Thursday, August 9, 2012.

VIl. ITEMS FROM COMMISSIONERS
None
VIIl. ADJOURN

Chair Barnes adjourned the meeting at 8:55 p.m.

Approved by the Planning Commission on this 9" day of August, 2012.

AYES: NO: ABSENT:

ABSTAIN:

Planning Recording Secretary Planning Commission Chair
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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.
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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.
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_0, City of Planning and Building Department

—_ ew e'r P.O. Box 970 = 414 E First Street * Newberg, Oregon 97132
503-537-1240 = Fax 503-537-1272 = www.newbergoregon.gov

PLANNING COMMISSION STAFF REPORT
CHEHALEM CULTURAL CENTER: CONCEPT MASTER SITE
DEVELOPMENT PLAN DESIGN REVIEW/HISTORIC REVIEW, PARKING
VARIANCE, BALLROOM REMODEL DESIGN REVIEW/HISTORIC REVIEW

HEARING DATE:  August 9, 2012 (continued from July 12, 2012, public testimony is closed)
FILE NO: HISD-12-002/DR2-12-010/VAR-12-001

REQUEST: Design review/historic review for a Concept Master Site Development Plan
for the full build-out of the site; Variance to reduce off-street parking for the
full build-out to 53 spaces; Design review/historic review for remodeling the
gymnasium into a ballroom, and construction of a new northern entrance to

the ballroom.
LOCATION: 415 E. Sheridan Street
TAX LOT: 3218DD-15700

APPLICANT/OWNER: Chehalem Park and Recreation District
ZONE: I (Institutional), with Civic Corridor overlay & Historic Landmark overlay

PLAN DISTRICT:  PQ (Public/quasi-public)

ATTACHMENTS:
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DESCRIPTION OF APPLICATION: The applicant, Chehalem Park and Recreation
District (CPRD), has requested: 1) A design review/historic review for a Concept Master Site
Development Plan for the eventual full build-out of the Chehalem Cultural Center site; 2) A
variance to reduce off-street parking for the full build-out to 53 spaces; and 3) a design
review/historic review for remodeling the gymnasium into a ballroom, and construction of a
new northern entrance to the ballroom.

PROCESS: The historic review request is a Type Il application and follows the procedures
in Newberg Development Code 15.100.050. The design review and variance applications are
Type Il applications, but are considered a joint application with the historic review and are
therefore all reviewed through a Type Il process. The Planning Commission will hold a
quasi-judicial hearing on the application. The Commission is to make a decision on the
application based on the criteria listed in the attached findings. The Planning Commission’s
decision is final unless appealed. Important dates related to this application are as follows:

1. 6/25/12: The planning director deemed the application complete.

2. 6/21/12: The applicant mailed notice to the property owners within 500
feet of the site.

3. 6/25/12: The applicant posted notice on the site.

4. 6/27/12: The Newberg Graphic published notice of the Planning

Commission hearing.

5. 7/12/12: The Planning Commission held a quasi-judicial hearing to
consider the application, took public testimony, continued the
hearing to August 9, 2012, and left the record open for two
seven-day periods for written testimony.

6. 8/9/12: The Planning Commission will continue the hearing, consider
the written testimony that was submitted, and deliberate on the
application.

ANALYSIS:

This section addresses the major issues raised at the hearing.

1. Parking: The site has a new parking lot with 53 spaces. The Development Code
requires substantially more off-street parking at full build out of the CCC. The
applicant has applied for a variance to reduce the amount of required off-street parking
to 53 spaces, based on available adjacent on-street parking, a nearby public parking lot,
and a parking management plan for large events. The applicant performed a parking
survey, which collected good data about the use of on-street parking in the area and
found that most of it is commonly available. It appears that the 53 space parking lot
will be adequate for the typical usage of the CCC, but it is more difficult to determine
if the existing parking and the parking management plan will be adequate during large
events.

“Working Together For A Better Community-Serious About Service"
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Staff does not believe a parking reduction is justified based on a commercial use
within 200 feet of a public parking lot, but staff does believe a parking reduction based
on the joint uses on the site not substantially overlapping is justified for Phase 2. Staff
does not recommend approval of the parking variance for Phase 3 at this time. Staff
has recommended conditions of approval that require the gravel parking lot to be
retained for the approval of the Phase 2 ballroom, that ADA sidewalk improvements
be done for nearby crosswalks, and has noted that the IGA should be signed off and the
neighborhood parking advisory group should have met before the applicant applies for
a Phase 3 parking variance. The public comments raised similar concerns, and also
raised other issues that could potentially be addressed either with conditions or with a
letter to the City Council with recommendations regarding the IGA:

Potential additional conditions of approval:
Some of the issues that were raised could be directly addressed by adding
conditions of approval. These could include:

A. The off-street parking lot is only to be used for parking purposes, unless
otherwise allowed under the parking management plan in the adopted
IGA.

B. Occupancy of the ballroom will not be granted before the IGA is
adopted by both the City Council and the CPRD board, unless there is
temporary approval for an individual event by the Fire Marshal, the
Building Official, and the Planning & Building Director.

C. All future parking variance requests and Type Il design review/historic
review requests will be Type Ill reviews requiring a public hearing and
a final decision by the Planning Commission.

Potential recommendations to the City Council:

Some of the issues that were raised are related to the IGA that will be adopted
in the future by the City Council. The Planning Commission may want to
address these issues by sending the City Council a memo with
recommendations regarding the IGA. This list of recommendations could
include:

A. The IGA process should be led by the City Council member who has
the CCC in their district.

B. The IGA should have provisions for monitoring its effectiveness,
enforcing compliance, and evaluation/updating on a regular basis. It
should include a way to receive and address complaints.

C. The neighborhood advisory group should be consulted as part of the
evaluation process.

D. The IGA should define what size or type of event is considered a big
event that would require the use of the parking management plan.

E. The parking management plan should consider a number of ways to
address parking, such as:

1) Encouraging drivers to use remote parking lots by discounting

“Working Together For A Better Community-Serious About Service"
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the ticket prices for people who park in those lots.
2) Allowing nearby property owners to reserve parking spaces in
front of their properties during events.

Staff has drafted a memo for the Planning Commission's consideration.

2. Sheridan Street improvements: One question that was raised at the hearing was how
wide Sheridan Street is south of the site. The Sheridan Street right of way is
approximately 60 feet wide, which means it is wide enough for a typical 32 foot wide
paved street with parking on both sides. The existing paving on the western part of
Sheridan near the site is narrow (approximately 24 feet). The existing paving on the
eastern part of Sheridan near the site is approximately 32 feet wide with parking both
sides. The city Engineering division has not yet designed the street improvements for
Sheridan Street, however, so the ultimate configuration has not been determined. The
City has budgeted funds to improve the section of Sheridan Street between Blaine
Street and School Street. The City Engineering division will prepare design drawings
this year, and contract for construction in 2013. As part of that project they expect to
make necessary ADA sidewalk improvements along Sheridan, and to underground the
overhead utility lines along Sheridan.

STAFF RECOMMENDATION: At this writing, staff recommends the following motion:

Move to adopt Planning Commission Order 2012-04, which approves the requested historic
review/design review, and partially approves the parking variance, with the attached
conditions. Move to approve the draft memo regarding the IGA and send it to the City Council
as a recommendation.

“Working Together For A Better Community-Serious About Service"
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0\t of PLANNING COMMISSION
~Newberg

MEMORANDUM - DRAFT

Date: August 9, 2012

To: Mayor Andrews, Newberg City Council
From: Newberg Planning Commission
Re: Proposed IGA and parking/event management plan for the Chehalem Cultural Center

The Chehalem Park and Recreation District (CPRD) has applied for a historic review/design review
for the ballroom remodel at the Chehalem Cultural Center and a variance to reduce the requirements
for off-street parking. Some of the issues that have been raised can be addressed by the Planning
Commission with conditions of approval. We have found that other issues, however, relate directly to
the Intergovernmental Agreement and parking management plan that will be drafted and approved in
the near future by the City Council and the CPRD board. We would like the Council to consider the
following recommendations regarding the IGA:

A. The IGA process should be led by the City Council member who has the CCC in their
district.

B. The IGA should have provisions for monitoring its effectiveness, enforcing
compliance, and evaluation/updating on a regular basis. It should include a way to
receive and address complaints.

C. The neighborhood advisory group should be consulted as part of the evaluation
process.

D. The IGA should define what size or type of event is considered a big event that would
require the use of the parking management plan.

E. The parking management plan should consider a number of ways to address parking,
such as:

1) Encouraging drivers to use remote parking lots by discounting the ticket prices
for people who park in those lots.

2) Allowing nearby property owners to reserve parking spaces in front of their
properties during events.

Please let us know if you have any questions regarding these recommendations.
Sincerely,

Newberg Planning Commission

Tom Barnes, Chair

“Working Together For A Better Community-Serious About Service"
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ﬁm PLANNING COMMISSION ORDER 2012-04
= INewberg

AN ORDER APPROVING HISTORIC REVIEW/DESIGN REVIEW HISD-12-
002/DR2-12-010 FOR A DESIGN REVIEW/HISTORIC REVIEW FOR A CONCEPT
MASTER SITE DEVELOPMENT PLAN FOR THE FULL BUILD-OUT OF THE
CHEHALEM CULTURAL CENTER SITE; A DESIGN REVIEW/HISTORIC REVIEW
FOR REMODELING THE GYMNASIUM INTO A BALLROOM, AND CONSTRUCTION
OF A NEW NORTHERN LOBBY ENTRANCE TO THE BALLROOM; AND PARTIALLY
APPROVING VAR-12-001, A VARIANCE REQUEST TO REDUCE THE AMOUNT OF
REQUIRED OFF-STREET PARKING, 415 E. SHERIDAN STREET, YAMHILL
COUNTY TAX LoT 3218DD-15700

RECITALS

1. On June 12, 2012 Chehalem Park and Recreation District submitted an application for a historic
review/design review for a Concept Master Site Development Plan for the Chehalem Cultural Center
site, for the remodel of the gymnasium into a ballroom, and for a variance to reduce the amount of
required off-street parking at the Chehalem Cultural Center, 415 E. Sheridan Street, Yamhill County
Tax Lot 3218DD-15700.

2. After proper notice, the Newberg Planning Commission held a hearing on July 12, 2012 to consider the
application. The Commission considered oral testimony, continued the hearing to August 9, 2012, and
left the record open for two seven-day periods for additional written comments.

3. The Newberg Planning Commission held a hearing on August 9, 2012 to consider the written testimony
and deliberate on the application.

4. The Newberg Planning Commission finds that the historic review/design review applications meet the
applicable criteria with conditions, and that the variance application partially meets the criteria with
conditions, as shown in the findings shown in Exhibit “A”.

The Newberg Planning Commission orders as follows:

1. Historic Review/Design Review application HISD-12-002/DR2-12-010 is hereby approved, and the
Variance application VAR-12-001 partially 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 August 24, 2012 unless appealed prior to that date.

“Working Together For A Better Community-Serious About Service"
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4. This order shall expire one year after the effective date above if the applicant does not obtain a building
permit pursuant to this application by that time, unless an extension is granted per Newberg
Development Code 15.225.100.

Adopted by the Newberg Planning Commission this 9th day of August, 2012.
ATTEST:

Planning Commission Chair Planning Commission Secretary

List of Exhibits:
Exhibit “A”: Findings
Exhibit “B”: Conditions

“Working Together For A Better Community-Serious About Service"
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Exhibit “A” to Planning Commission Order 2012-04
Findings —File HISD-12-002/DR2-12-010/VAR-12-001

Chehalem Cultural Center: Concept Master Site Development Plan, Parking

Variance, Ballroom Remodel

CONCEPT MASTER SITE DEVELOPMENT PLAN:

DESIGN REVIEW/HISTORIC REVIEW

A.

Concept Master Site Development Plan - Design Review Criteria That Apply - Newberg
Development Code

15.220.020 Site design review applicability.

D (2). Institutions and other large developments that anticipate significant development
over time, but cannot provide detailed information about future projects or phases of
development in advance, can develop a concept master site development plan which
addresses generic site development and design elements including but not limited to
general architectural standards and materials, landscaping standards and materials, on-
site vehicular and pedestrian circulation, institutional sign program, and baseline traffic
and parking studies and improvement programs. The applicant will be required to undergo
Type |1 site design review, per the requirements of NMC 15.220.030(B), for each project or
phase of development at the time of construction, including demonstration of substantial
compliance with the generic development and design elements contained within the
approved concept master site development plan. The more detailed and comprehensive the
generic elements in the concept master site development plan are, the more reduced is the
scope of discretionary review at the time of actual construction of a project or phase of
development. For purposes of this subsection, “substantial compliance” will be defined as
noted in subsection (D)(1)(a) of this section.

4. The approval(s) granted in this section shall be in effect as follows:

b. Institutions submitting a concept master site development plan shall be held to the same
requirement provided in subsection (D)(2)(a) of this section, unless the plan specifically
includes an expiration date. In no case shall a concept master site development plan cover
a period exceeding 10 years.

Finding: The applicant has submitted a Concept Master Site Development Plan for the build-out of
the entire Chehalem Cultural Center (CCC) site. The master plan will be reviewed below according
to the design review and historic review criteria. If the master plan is approved then future phases of
the CCC will be able to be reviewed through a Type Il design review/Type | historic review process;
if the applicant is able to demonstrate in the Type Il design review that future phases of the project
are in substantial compliance with the approved Concept Master Site Development Plan then they
will not have to apply for a Type Il Historic Review for each additional phase. The applicant has
requested that the master plan approval cover a period of ten years. This is the maximum period
allowed by the Development Code, but is appropriate for a project of this size due to the lengthy
fundraising needed for each phase of improvements.
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15.220.050(B) Design Review criteria:

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: The Concept Master Site Development Plan (CMSDP) shows that over half of the site has
already been developed according to the plan, and that few additional changes are planned for the
building itself. In Phase 1 most of the ground floor and two classrooms on the second floor were
remodeled and put to use. In Phase 2 the ground-floor ballroom will be remodeled and an entrance
lobby will be built. Future phases of building improvements will include primarily internal
improvements such as remodeling the theater and the remaining second floor classrooms. The
eastern portion of the grounds has been developed (Rotary Centennial Park, and the lawn used for
Tunes on Tuesday), and the northern portion of the grounds has been developed with a parking lot.
The master plan shows that the western portion of the grounds is expected to be developed with
gardens and courtyards, while the southern portion of the grounds will be developed into a forecourt
for the CCC.

The site has older residential houses on the west, north and east sides. South of the site is the
Masonic Temple building, Newberg Public Library, and a historic residential house. The surrounding
structures and the Central School building formed a compatible neighborhood.

The CMSDP building plan and site plan are compatible with the residential structures in the
immediate vicinity because they keep the basic form of the old Central School intact while adding
attractive gardens, courtyards, parking, and active spaces around the building. The Central School
site was inactive for several years, and was a quiet site. As the master plan is developed in phases
and the CCC becomes more active the site will have more noise and activity. The additional
landscaping around the building and parking lot will help to buffer the surrounding area as the old
Central School resumes active use as the Chehalem Cultural center. Any lighting that is added to the
site will be required to meet the Development Code light-trespass limits, which will control the
impacts on adjacent properties and ensure compatibility.

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: The applicant built a 53 space parking lot in 2011. The Development Code requires the full
build-out of the CMSDP to have the following amount of parking:
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Parking space

Area of CCC standard Base requirement Subtotal per phase
Phase 1:
School, commercial 1 per 3 seats 20 spaces
Art gallery 1 per 250 sf 8 spaces
Office 1 per 400 sf 2 spaces
Public assembly rooms 1 per 4 seats 7 spaces Phase 1: 37 spaces
Phase 2: Phase 2: 80 new spaces,
Assembly hall - ballroom 1 per 4 seats 80 spaces 117 total spaces
Future phases:
Assembly hall - theater 1 per 4 seats 55 spaces
Public assembly rooms 1 per 4 seats 25 spaces
Office 1 per 400 sf 5 spaces
Future phases: 97 new
School, commercial 1 per 3 seats 12 spaces spaces, 214 total spaces
214 spaces

The Development Code allows the base requirement to be reduced in two different ways:

B. Joint Uses of Parking Facilities. The director may, upon application, authorize the joint use of
parking facilities required by said uses and any other parking facility; provided, that:
1. The applicant shows that there is no substantial conflict in the principal operating hours of the
building or use for which the joint use of parking facilities is proposed.
C. Commercial establishments within 200 feet of a commercial public parking lot may reduce the
required number of parking spaces by 50 percent. [Ord. 2451, 12-2-96. Code 2001 § 151.614.]

Commercial establishments within 200 feet of a public parking lot can reduce the number of required
spaces by 50%. The site is within 200 feet of the public parking lot on Hancock Street, and in the
2008 design review approval the Planning Commission did use this standard when calculating the
amount of required parking. The applicant applied this standard, which reduced the total amount of
required parking in Phase 1 to 19 spaces, in Phase 2 to 59 spaces, and in full build-out to 107 spaces.
One problem with applying this standard is that the CCC is not a typical commercial establishment;
it is a non-profit education/arts center, an art gallery, a commercial school, and will rent out the
ballroom and theater for events. It is also in an Institutional zone, and is adjacent to residential
neighborhoods. The other problem is a question of scale. The nearby public parking lot has 28
spaces. If the 50% reduction is applied at full build out then the 28 space parking lot is being used to
reduce the amount of required parking at the CCC by 107 spaces. The 50% parking reduction may be
reasonable for Phase 2, but seems unrealistic at Phase 3. Another factor, however, is the number of
adjacent on-street parking spaces. The code does not provide a credit for adjacent on-street parking
for commercial/institutional sites, but the applicant's parking survey showed that most of the 49
adjacent on-street parking spaces were readily available.
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If we accepted that the 50% reduction fully applies then that still leaves the CCC site short 54
parking spaces. The applicant based their calculation on the 50% reduction and has applied for a
variance to reduce the amount of require parking to 53 spaces total.

The Development Code also allows the base parking requirement to be reduced if the operating hours
of the joint uses do not substantially overlap. Based on the applicant's comments, the ballroom will
be used mostly evenings and weekends, when the rest of the center is not at peak use. If we assume
that during weekdays the center is at full capacity and the ballroom is at % capacity, and that on
weekends the ball room is at full capacity and the rest of the center is at % capacity, then a more
realistic parking calculation for Phase Il is:

Evening/
Base WWEELGEY, Weekend
Required Req. Pkg. - Reg. Pkg. -
Parking  joint uses joint uses
Rest of 37 37 19
Center
Ballroom 80 40 80
Total 117 77 99

For Phase 3, if you assume that the ballroom and theater events do not occur simultaneously, and that
Y of the rest of the center is open during those events, you get the following calculation:

Base Weekday Req. Ballroom Event  Theater Event
Required Pkg. - Req. Pkg. - joint  Req. Pkg. -
Parking Joint uses uses joint uses

Phase |

Ballroom 80 40 80 0

Phase Il (except

Theater) 42 42 21 21
Theater 55 0 0 55
Total 214 119 120 95

Based on a reduction for joint uses, the real code requirement for Phase 2 would be 99 spaces for
the peak load, and for Phase 3 it would be 120 spaces for the peak load. The applicant has a 53
space parking lot, and a temporary gravel parking lot on the west side of the building with 26 spaces.
If the gravel parking lot is used then two of the paved parking spaces cannot be used, for a net total

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

Z:\WPSFILES\FILES.H\2012\HISD-12-002.DR2-12-010.VAR-12-001. CCC master plan and ballroom\2012-0809 staff report - HISD-12-002.DR2-12-010.VAR-12-001.doc

24 of 96



of 77 paved and gravel parking spaces. The gravel parking lot will remain in Phase 2, so the
applicant needs a variance to reduce the amount of required parking by 22 spaces, from 99 to 77
spaces. If the variance is approved then Phase 2 will meet the parking standards in the Development
Code.

If the gravel parking lot is removed in Phase 3 then the applicant needs a variance to reduce the
parking requirement from 120 spaces to 53 spaces. If this variance is approved then Phase 3 will
meet the parking standards in the Development Code.

There is a 6-space bicycle parking rack located near the south east entrance, which was added in a
previous phase and meets the minimum standards of the Development Code. The applicant is
encouraged to add additional bicycle parking near the new north entrance.

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 Institutional zone requires a front yard setback of 25 feet for structures and parking.
The building and parking lot shown on the plan already exist, and no future building or parking
additions are planned. There are no plans to increase the height of the building, or to make changes
that would affect vision clearance area. The site has public access on all four sides. As proposed, the
CMSDP complies with the height restrictions and public access requirements, setback, coverage,
vision clearance and yard requirements of the Code.

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

Finding: The CMSDP shows that over 50% of the site consist of landscaping, plazas, play areas and
walkways. The building and parking lot have appropriate landscape screening and buffering. The
plan also shows street trees on all four sides of the site, as required by code. Street trees have been
installed on Sherman Street adjacent to the parking lot. The street trees on Blaine and Sheridan
Streets shall be installed after the adjacent site improvements have been completed. The site
improvements on the eastern part of the CCC have already been completed, however, so the street
trees along the eastern section of Sherman Street and along School Street should be installed as part
of Phase Il. Following compliance with design review conditions, the landscape plan complies with
NMC 15.420.010. All areas subject to the final design review plan and not otherwise improved are
landscaped.

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

Finding: The CMSDP does not explicitly cover signage. The applicant will submit specific sign
plans with each phase, and will have to comply with the Civic Corridor sign code. The applicant has
submitted plans for a new wall sign as part of the ballroom, which will be reviewed in the ballroom
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design review.

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 site is zoned Institutional. The CCC is a community center, which is an outright
permitted use in this zone.

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.

The site is within the Civic Corridor subdistrict. The following development standards apply:

15.350.060 Development standards.

In addition to the standards of NMC 15.220.080, the following development standards shall apply to
new development or redevelopment within the civic corridor overlay subdistrict.

A. Elements of the Street-Facing Facade.

1. Base, Field, and Crown. For new or redeveloped buildings, all street-facing facades shall be
clearly divided into three separate elements: base, field and crown. Separations shall be made by
changes in material or by shifts in the depth of the facade. Merely painting the facade different
colors without some other physical delineation is not sufficient. For new or redeveloped buildings,
elements of the street-facing facade shall comply with the standards below:

a. Base. The base of the facade shall be a maximum of four feet for single-story buildings, a
maximum of one story for two- to four-story buildings, and a maximum of two stories for buildings
greater than four stories. Bases shall be expressed in heavier-appearing materials (e.g., stone or
brick) and have a more horizontal emphasis.

b. Field. The field of a facade is all the floors between the base and the crown. The field element
shall be expressed as a series of repetitive vertical elements that include windows, pilasters and trim.
c. Crown. The crown can be expressed as part of the top floor of the building or as a decorative
cornice. Crowns shall be more elaborate than the field element of the facade and shall incorporate
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detailed elements that articulate the top of the building

Finding: The Civic Corridor standards apply to buildings and signs, and so do not apply directly to a
site plan review. The applicant does not plan extensive changes to the exterior of the building after
the ballroom/lobby phase. The applicant has supplied elevation drawings for the proposed
ballroom/lobby building changes, which will be reviewed in the ballroom/lobby design review. It
should be noted that the existing CCC building has a fairly modern style and does not meet the
base/field/crown standards, so any additions will have to balance the Civic Corridor standards and
historic compatibility standards. If future phase make only minor building changes, such as replacing
existing windows, then they may not have to address the Civic Corridor design standards. If future
phases make more substantial changes to the building then they will need to address the Civic
Corridor standards during that phase.

B. Street-Facing Facade Articulation.

1. Detail at First Floor. Buildings that have highly detailed ground floors contribute significantly to
the pedestrian experience. To accomplish this desirable characteristic, ground-floor elements like
window trim, pilaster ornamentation, the texture of the base material, and even whimsical
sculptural pieces embedded in the facade like busts or reliefs are highly encouraged. Especially
desirable are details that relate to the history or culture of the surrounding region.

2. Cornice Treatment. Flat-roof buildings shall have cornices. Cornices shall have a combined
width plus depth of at least three feet. An additional one foot shall be added to this required total for
every story above one.

C. Street-Facing Windows — Depth of Windows. Windows shall be recessed at least three inches
from the general plane of the facade. This creates shadow lines and visual interest, giving the
facade the perception of depth. Depth in the facade promotes the perception of high quality and
durable construction, and contributes to the district’s historic character.

D. Street-Facing Facade Materials.

1. Dominant Material. All facades shall be comprised primarily of brick. The color of the brick
shall be a reddish-brown of generally the same tonal quality as the existing brick buildings within
the civic corridor. When used as a veneer material, the brick must be at least two and one-half
inches thick. Additional materials are allowed as accents.

2. Allowed Accent Materials. Allowed accent materials include horizontal wood and cementitious
lap siding, horizontal board and batten siding, shingles, shakes, and copper or brass. Lap siding,
shingles, and shakes shall leave exposed a maximum of six inches to the weather. In board and
batten siding, battens shall be spaced at most eight inches on center. In addition, rusticated concrete
block, or stone masonry is allowed, but when used as a veneer material, it must be at least two and
one-half inches thick. Cement-based stucco is allowed.
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3. Changes in Material. Brick street-facing facades shall return at least 18 inches around exposed
side walls.

Finding: The existing windows on the building have adequate depth and the existing facades are
comprised primarily of brick. Each future phase will need to address these standards in their design
reviews.

E. Signage Standards. In addition to the C-3 signage requirements of NMC 15.435.010 through
15.435.120, to encourage the historic character of the civic corridor as described in NMC
15.350.010, signs within the civic corridor shall include four of the following six elements:

1. The most prominent element on a sign, such as the business’ name, uses a serif font and does not
exceed eight inches in height.

2. The sign includes a frame, background or lettering in natural wood materials.

3. The sign includes a frame, background or lettering in copper or brass in natural finishes.

4. The sign incorporates decorative wrought iron.

5. The lettering is in a raised relief.

6. The sign is attached to a mounting bracket and allowed to swing freely. [Ord. 2561, 4-1-02. Code
2001 § 151.526.6.]

Finding: The existing signage on the building meets the Civic Corridor sign standards. Any future
signs will be reviewed as part of each design review. The ballroom/lobby design review will address
the proposed sign on the lobby entrance.

9. Alternative Circulation, Roadway Frontage Improvements and Utility
Improvements. Where applicable, new developments shall provide for access for
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: The CMSDP does not propose any significant changes to Blaine Street, Sherman Street, or
School Street. All will continue to have parallel parking, and all will eventually have street trees as
the adjacent part of the site is developed. The CMSDP does show improvements on Sheridan Street;
the western half will be widened to allow additional on-street parking, the central portion will be
integrated with the building forecourt, and the entire length will be repaved. The city has budgeted
funds to improve this section of Sheridan Street in 2013, and at that time will underground the
overhead utility line and make necessary ADA sidewalk and ramp improvements.

Stormwater drainage: The city's 2001 Drainage Master Plan identifies a downstream deficiency in
the conveyance system in Hancock Street between School Street and Meridian Street; Capital
Improvement Project #H7. The downstream deficiency shall either be repaired per the Drainage
Master Plan, or stormwater detention facilities shall be constructed to store the runoff from any
newly created impervious surface. The detention system shall store the runoff volume between the
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pre-developed and post developed site flows for the 2, 5, 10, and 25 year storm events. Future phases
of the CMSDP that create new impervious surfaces will be required to address stormwater detention
ISsues.

Undergrounding utility lines: The applicant was conditioned to underground the single overhead
utility line on Sherman Street, and will complete that in 2013 when the Sheridan Street
improvements are constructed. There are also overhead lines on School Street, which the code
requires to be undergrounded unless: the cost will be extraordinarily expensive; or there are physical
factors that make undergrounding extraordinarily difficult; or existing utility facilities in the area are
primarily overhead and are unlikely to be changed. There are multiple overhead lines on School
Street, and the poles are connected into a network of east-west and north-south lines. Two of the
poles also serve as light poles. If the utility lines were undergrounded on the School Street frontage it
would likely only eliminate one utility pole, as the others would be required to be retained and
tethered with cables to support the surrounding network of overhead lines. Several utility lines would
need to be extended under the street to maintain service to adjacent homes. Staff believes that
undergrounding the School Street overhead lines will be extraordinarily expensive, and that the
project therefore meets the criteria for an exception to the undergrounding requirement on School
Street.

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: The applicant had a traffic study completed in 1998 for the build-out of a community
center at this site. The study examined nearby intersections and found that there were no significant
issues due to accidents or level of service that needed to be mitigated. The site is in a well connected
street grid and has access in multiple directions. While the level of background traffic has increased
over time, we can also anticipate some future reduction in truck traffic and overall background traffic
levels when the first phase of the Newberg-Dundee bypass is completed in a few years. The first
phase of the CCC was completed in 2008 and has not created traffic issues near the site. The
applicant's traffic engineer has estimated that the build-out of the remainder of the site will generate
approximately 36.4 trips in the p.m. peak hour. This is less than 40 trips in the p.m. peak hour, so a
new traffic study is not required for the build-out of the CMSDP.

B. Historic Landmark Review Criteria That Apply - Newberg Development Code 15.344.030.

The Planning Commission, in considering applications for permit approval for any alteration,
shall base their decision on substantial compliance with the following criteria and guidelines.

a. The historic character of a property shall be retained and preserved. The removal of
historic materials or alteration of features and spaces that characterize a property shall be avoided.
Specific design elements which must be addressed include:

i. Average setback. When a new structure is being constructed on an infill lot, the
front yard setback shall be the same as the buildings on either side. When the front setbacks of the
adjacent buildings are different, the front setback of the new structure shall be an average of the
two.

ii. Architectural elements. The design shall incorporate architectural elements of the
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city’s historic styles, including Queen Anne, Colonial Revival, Dutch Colonial Revival, and
Bungalow styles. ldeally, the architectural elements should reflect and/or be compatible with the
style of other nearby historic structures. Typical design elements which should be considered
include, but are not limited to, “crippled hip” roofs, Palladian-style windows, roof eave brackets,
roof dormers, and decorative trim boards.

iii. Building orientation. The main entrance of the new structure shall be oriented to
the street. Construction of a porch is encouraged but not required. Such a porch shall be at least
six feet in depth.

iv. Vehicle parking/storage. Garages and carports shall be set back from the front
facade of the primary structure and shall relate to the primary structure in terms of design and
building materials.

V. Fences. Fences shall be built of materials which are compatible with the design
and materials used in the primary structure.

Finding: The exterior changes to the ballroom and lobby will be reviewed in a separate design
review/historic review. The remainder of the CMSDP does not anticipate any significant changes to
the exterior of the building. Future phases will likely include some window and door replacement,
but no building additions or outbuildings. The average setback, building orientation and architectural
elements will remain the same. The site itself has historically had an open character with large lawns.
The planned courtyard and gardens on the west side and the planned forecourt on the south side will
maintain the open character of the site. As proposed, the build-out of the CMSDP will maintain the
historic character of the site.

b. Each property shall be recognized as a physical record of its time, place, and use. Changes
that create a false sense of historical development, such as adding conjectural features or
architectural elements from other buildings, shall not be undertaken.

C. Most properties change over time; those changes that have acquired historic significance in
their own right shall be retained and preserved.
d. Distinctive features, finishes, and construction technigques or examples of craftsmanship

that characterize a historic property shall be preserved to the extent possible.

Finding: The exterior changes to the ballroom and lobby will be reviewed in a separate design
review/historic review. The remainder of the CMSDP does not plan to significantly change the
exterior of the building and will not create a false sense of historical development. Future window or
door replacements will match the existing features and finishes.

e. Deteriorated historic features shall be repaired rather than replaced. Where the severity of
deterioration requires replacement of a distinctive feature, the new feature shall reasonably match
the old in design, color, texture, and other visual qualities and, where possible, materials.
Replacement of missing features shall be substantiated by documentary, physical, or pictorial
evidence.

f. Chemical or physical treatments, such as sandblasting, that cause extensive damage to
historic materials shall not be used. The surface cleaning of structures, if appropriate, shall be
undertaken using the gentlest means possible.

g. Significant archeological resources affected by a project shall be protected and preserved.
If such resources must be disturbed, mitigation measures shall be undertaken.
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Finding: The exterior changes to the ballroom and lobby will be reviewed in a separate design
review/historic review. The remainder of the CMSDP does not anticipate replacing any deteriorated
historic features, other than windows and doors as needed. No sandblasting is anticipated, and there
are no known significant archeological resources on the site.

h. New additions, exterior alterations, or related new construction shall not destroy historic
character of the property. The new work shall be differentiated from the old and shall be
compatible with the massing, size, scale, and architectural features to protect the historic integrity of
the property and its environment.

i. New additions and adjacent or related new construction shall be undertaken in such a
manner that if removed in the future, the essential form and integrity of the historic property and its
environment would be unimpaired.

Finding: The exterior changes to the ballroom and lobby will be reviewed in a separate design
review/historic review. The remainder of the CMSDP does not anticipate any new additions or
significant exterior alterations to the building.

Conclusion: The CMSDP meets the historic landmark modification criteria as conditioned.

PARKING VARIANCE REQUEST

Variance Criteria That Apply —Newberg Development Code 15.215.040

A. That strict or literal interpretation and enforcement of the specified
regulation would result in practical difficulty or unnecessary physical hardship
inconsistent with the objectives of the zoning ordinance.

Finding: The Development Code requires a minimum of 99 parking spaces for Phase 2 of the
CCC, and 120 spaces for Phase 3 of the CCC. These requirements are based on a reduction for joint
uses, as the ballroom and theater uses are not expected to overlap with each other or with the busy
hours of the remainder of the center.

The applicant has a 53 space parking lot, and a temporary gravel parking lot on the west side of the
building with 26 spaces. If the gravel parking lot is used then two of the paved parking spaces cannot
be used, for a net total of 77 paved and gravel parking spaces. The applicant's site plan shows that the
gravel parking lot will remain in Phase 2, so the applicant needs a variance in Phase 2 to reduce the
amount of required parking by 22 spaces, from 99 to 77 spaces. If the variance is approved then
Phase 2 will meet the parking standards in the Development Code.

If the gravel parking lot is removed in Phase 3 then the applicant needs a variance to reduce the
parking requirement from 120 spaces to 53 spaces. If this variance is approved then Phase 3 will
meet the parking standards in the Development Code.

The objective of the zoning ordinance is to implement the Newberg Comprehensive Plan. Some of
the relevant plan goals and policies are:
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J. Urban Design:
n. The City shall encourage innovative design and ensure that developments
consider site characteristics and the impact on surrounding areas.
m. The City shall encourage flexibility in design review and interpretation of
policies and regulations by ensuring that functional design and community benefit
remain as the principal review criteria. Consider variance procedures where
interpretation of regulations impede fulfillment of these criteria.

Downtown policies:
a. The City shall encourage the improvement of the central business district as the
economic, cultural, business and governmental center of the Newberg area.

Goal 5: Maximize pedestrian, bicycle and other non-motorized travel throughout the City.

A variance is supported if the literal interpretation and enforcement of the code would create a
hardship or practical difficult inconsistent with the objectives of the zoning ordinance. The applicant
has requested a parking variance primarily based on two factors: there are available parking spaces in
the nearby public parking lot and on adjacent streets, and they have drafted a parking management
plan for large events. The applicant's parking survey demonstrated that most of the adjacent on street
parking is readily available, and the city does intend that the 28 space public parking lot be used to
help reduce the parking needs of nearby uses. The applicant's parking management plan has not been
thoroughly tested, but it was used at least once for the Camellia Festival. The zoning ordinance and
the Comprehensive plan intend that the downtown area be a vital economic and cultural center, and
that downtown be a vital pedestrian area. The Comprehensive Plan also encourages flexibility in
design review, as long as the design is functional and considers the benefit to the community. If the
parking code is enforced literally then the CCC will not be able to create gardens and plazas on the
west side of the CCC, which could reduce the vitality of the CCC site and reduce its contribution to
the vitality of downtown. It would also encourage auto traffic at the CCC site, when the intent of the
Comprehensive Plan is to strengthen pedestrian connections downtown. Strict enforcement of the
code would create some hardships inconsistent with the objectives of the zoning ordinance.

B. That there are exceptional or extraordinary circumstances or conditions applicable
to the property involved or to the intended use of the property which do not apply generally
to other properties classified in the same zoning district.

Finding: The property is in the Institutional zoning district. Most of the Institutional sites in the
city (Providence Newberg Medical Center, Hazelden, George Fox University) are all much larger and
have more opportunities for future expansion for buildings and parking. The CCC site is the smallest
Institutional district in the city and is already mostly developed, so it faces exceptional circumstances
and limitations which do not apply generally to other properties in the Institutional district.

C. That strict or literal interpretation and enforcement of the specified
regulation would deprive the applicant of privileges enjoyed by the owners of other
properties classified in the same zoning district.

Finding: The other Institutional properties in the city have some flexibility in how they choose
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to develop because of their larger sites. If the parking standards are applied literally to the CCC then
the applicant will have to pave the remainder of their site and will not have any design flexibility.

D. That the granting of the variance will not constitute a grant of special
privilege inconsistent with the limitations on other properties classified in the same
zoning district.

Finding: Other properties in the Institutional district have some flexibility with regards to
parking standards. The parking for George Fox University is calculated on a campus-wide basis, for
example, so that each campus building does not have to have its own parking lot. Granting a variance
to allow the CCC to reduce the amount of required off-street parking would not constitute a grant of
special privilege inconsistent with the limitations on other properties in the Institutional district.

E. That the granting of the variance will not be detrimental to the public
health, safety or welfare or materially injurious to properties or improvements in
the vicinity.

Finding: The Development Code requires a minimum of 99 parking spaces for Phase 2 of the CCC,
and 120 spaces for Phase 3 of the CCC. The applicant has a 53 space parking lot, and a temporary
gravel parking lot on the west side of the building with 26 spaces. If the gravel parking lot is used
then two of the paved parking spaces cannot be used, for a net total of 77 paved and gravel parking
spaces. The applicant's site plan shows that the gravel parking lot will remain in Phase 2, so the
applicant needs, at a minimum, a variance to reduce the amount of required parking by 22 spaces,
from 99 to 77 spaces. If the variance is approved then Phase 2 will meet the parking standards in the
Development Code.

If the gravel parking lot is removed in Phase 3 then the applicant needs a variance to reduce the
parking requirement from 120 spaces to 53 spaces.

There are 28 parking spaces in the nearby public parking lot, and 49 on-street parking spaces
immediately adjacent to the site. The applicant's parking survey showed that most of the nearby on-
street parking is available most of the time, so relying on the on-street parking to meet some of the
parking demand should be possible without harming the public welfare or being materially injurious
to nearby properties. The applicant can mitigate some negative impacts by improving some sidewalk
ramps near the site; since the applicant is relying on using on-street parking it is important to make it
easy for people to park nearby and then walk to the site on the sidewalks. The proposed parking
management plan will no doubt have some positive effect, but it is difficult to determine how
effective it will be. There is also no reason not to take advantage of the temporary gravel parking lot
in the short term, since the applicant plans to keep it in Phase 2 of the CCC. Based on the adjacent
on-street parking spaces and keeping the gravel parking spaces, a variance to reduce the required 99
parking spaces in Phase 2 to 77 spaces can be justified.

It is more difficult to approve a variance for Phase 3 at this point, as the parking management plan
may well change when the joint City/CPRD/CCC IGA is drawn up and the neighborhood advisory
group meets. At this point the information we have does not support approving a variance to reduce
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the Phase 3 parking requirements to 53 spaces, as we cannot determine that it would not be injurious
to neighboring properties. After the neighborhood advisory group has met and the IGA agreements
are signed off then the applicant can apply for another Type Il variance for Phase 3 to reduce the
amount of required parking to 53 spaces and to remove the gravel parking, based on the adopted IGA
parking management plan.

Mitigation: The parking variance application indicates the use of public on-street parking in the
vicinity of the Cultural Center. The pedestrian accessibility to the on-street parking areas will require
improvements at the following street intersections:

School and Sheridan: SE curb return, SW curb return, and the NW curb return
Blaine and Sheridan: NE curb return, SE curb return, and the SW curb return.
Blaine and Sherman: SW curb return, NW curb return, and the NE curb return.
Howard and Sherman: NE curb return, and the NW curb return.

School and Sherman: NE curb return, and the SE curb return.

agrwNRE

The City of Newberg will construct the pedestrian accessibility improvements at intersections #1 and #2
above as a part of the Sheridan Street Improvement project, currently planned for the summer of 2013.
The applicant will be required to complete the pedestrian accessibility enhancements at intersections #3,
#4, and #5 above, to meet current ADA standards.

Conclusion: The application meets the variance criteria for Phase 2 as conditioned. The application does
not meet the criteria for Phase 3 at this time, but may be able to in the future when the Cultural District
IGA and parking management plan has been finalized, and the Neighborhood Advisory group has met.

BALLROOM REMODEL & LOBBY ADDITION -
DESIGN REVIEW/HISTORIC REVIEW

A.  Design Review; Criteria That Apply - 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: As proposed, the lobby structure is compatible with structures in the immediate vicinity. The
structure is small, has been designed to match the existing gymnasium in style, and has a flat roof. The
overall design will blend with the surrounding area by the use of landscaping buffering and screening.

Storm run-off from the roofs will be required to be directed into the storm drain system as required by
building codes. Exterior lights will be directed onto the site so as to not adversely affect the adjoining
properties. The photometric plan demonstrates that the proposed lighting will meet the light trespass
standards.

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
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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: The parking requirements for Phase 2 have been addressed within the preceding variance
findings.

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 proposed lobby addition is one story, only extends a short distance from the building, and
meets all height restrictions and public access requirements, setback, coverage, vision clearance and yard
requirements of the Code.

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

Finding: The applicant will add some landscaping near the lobby entrance that will enhance the
appearance of the entrance and soften the lines of the structure. The landscaping meets the intent of the
landscape requirements.

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

Finding: The proposed sign on the lobby entrance matches the sign over the front entrance in style. The
size is well under the allowed limits, and meets the requirements of the Institutional zone.

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 site is zoned Institutional. A community center is an outright permitted use in this zone.
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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.

The site is within the Civic Corridor subdistrict. The following development standards apply:

15.350.060 Development standards.

In addition to the standards of NMC 15.220.080, the following development standards shall
apply to new development or redevelopment within the civic corridor overlay subdistrict.

A. Elements of the Street-Facing Facade.

1. Base, Field, and Crown. For new or redeveloped buildings, all street-facing facades shall be
clearly divided into three separate elements: base, field and crown. Separations shall be made
by changes in material or by shifts in the depth of the facade. Merely painting the facade
different colors without some other physical delineation is not sufficient. For new or
redeveloped buildings, elements of the street-facing facade shall comply with the standards
below:

a. Base. The base of the facade shall be a maximum of four feet for single-story buildings, a
maximum of one story for two- to four-story buildings, and a maximum of two stories for
buildings greater than four stories. Bases shall be expressed in heavier-appearing materials
(e.g., stone or brick) and have a more horizontal emphasis.

b. Field. The field of a facade is all the floors between the base and the crown. The field
element shall be expressed as a series of repetitive vertical elements that include windows,
pilasters and trim.

c. Crown. The crown can be expressed as part of the top floor of the building or as a decorative
cornice. Crowns shall be more elaborate than the field element of the facade and shall
incorporate detailed elements that articulate the top of the building.

Finding: The proposed lobby addition to the ballroom is a small building with a flat roof, storefront
window systems with a bronze finish, and stained cedar siding. The new overhead door on the west side
of the ballroom is glass with bronze finished window frames. These improvements do not meet the
base/field/crown standards, but it should be noted that the existing building also does not meet these
standards. The applicant has attempted to balance the design to meet the historic standards and keep the
improvements compatible with the building. The improvements do not worsen the status of the existing
building in regards to the base/field/crown standards.

B. Street-Facing Facade Articulation.

1. Detail at First Floor. Buildings that have highly detailed ground floors contribute
significantly to the pedestrian experience. To accomplish this desirable characteristic, ground-
floor elements like window trim, pilaster ornamentation, the texture of the base material, and
even whimsical sculptural pieces embedded in the facade like busts or reliefs are highly
encouraged. Especially desirable are details that relate to the history or culture of the
surrounding region.

2. Cornice Treatment. Flat-roof buildings shall have cornices. Cornices shall have a combined
width plus depth of at least three feet. An additional one foot shall be added to this required
total for every story above one.
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C. Street-Facing Windows — Depth of Windows. Windows shall be recessed at least three inches
from the general plane of the facade. This creates shadow lines and visual interest, giving the
facade the perception of depth. Depth in the facade promotes the perception of high quality and
durable construction, and contributes o the district’s historic character.

D. Street-Facing Facade Materials.

1. Dominant Material. All facades shall be comprised primarily of brick. The color of the brick
shall be a reddish-brown of generally the same tonal quality as the existing brick buildings
within the civic corridor. When used as a veneer material, the brick must be at least two and
one-half inches thick. Additional materials are allowed as accents.

2. Allowed Accent Materials. Allowed accent materials include horizontal wood and
cementitious lap siding, horizontal board and batten siding, shingles, shakes, and copper or
brass. Lap siding, shingles, and shakes shall leave exposed a maximum of six inches to the
weather. In board and batten siding, battens shall be spaced at most eight inches on center. In
addition, rusticated concrete block, or stone masonry is allowed, but when used as a veneer
material, it must be at least two and one-half inches thick. Cement-based stucco is allowed.
3. Changes in Material. Brick street-facing facades shall return at least 18 inches around
exposed side walls.

Finding: The lobby addition is one story tall. While it is a simple design and is not detailed it will add
interest to the flat rear wall of the ballroom and improve the appearance of the north fagade. The
storefront window systems provide window depth and visual interest. The lobby fagade will be primarily
stained cedar wood siding. While it does not have a brick fagade, it is a small addition and it is true that
the north fagade of the Cultural Center building will still be primarily brick.

E. Signage Standards. In addition to the C-3 signage requirements of NMC 15.435.010 through
15.435.120, to encourage the historic character of the civic corridor as described in NMC
15.350.010, sign lettering within the civic corridor shall not exceed 12 inches in height, and
signs shall include at least one of the following elements:

1. The sign includes a frame, background or lettering in copper, bronze or brass in natural
finishes, comprising at least five percent of the sign face.

2. The sign is a freestanding brick monument sign.

3. The sign lettering is in a raised relief, and is constructed of either naturally finished metal or
white-painted wood (or material that appears to be wood).

4. The sign lettering is engraved in either metal or masonry.

5. The sign is attached to a mounting bracket and allowed to swing freely. [Ord. 2744 § 1 (Exh.
A), 7-18-11; Ord. 2561, 4-1-02. Code 2001 § 151.526.6.]

Finding: The proposed sign matches the style of the sign over the front entrance to the CCC. The sign
earns more than 10 points on the C-3 point system and meets the C-3 standards. The letters are less than
12 inches tall, are bronze raised letters, and include two of the listed design elements. The sign meets the
Civic Corridor standards as proposed.

9. Alternative Circulation, Roadway Frontage Improvements and Utility Improvements. Where
applicable, new developments shall provide for access for vehicles and pedestrians to adjacent
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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: The applicant has not proposed any frontage or utility improvements as part of Phase 2. As
noted in the CMSDP review above, the CMSDP does show improvements on Sheridan Street; the
western half will be widened to allow additional on-street parking, the central portion will be integrated
with the building forecourt, and the entire length will be repaved. The city has budgeted funds to improve
this section of Sheridan Street in 2013, and at that time will underground the overhead utility line and
make necessary ADA sidewalk and ramp improvements.

Undergrounding utility lines: The applicant was conditioned to underground the single overhead utility
line on Sherman Street, and will complete that in 2013 when the Sheridan Street improvements are
constructed. There are also overhead lines on School Street, which the code requires to be undergrounded
unless the cost will be extraordinarily expensive. There are multiple overhead lines on School Street, and
the poles are connected into a network of east-west and north-south lines. Two of the poles also serve as
light poles. If the utility lines were undergrounded on the School Street frontage it would likely only
eliminate one utility pole, as the others would be required to be retained and tethered with cables to
support the surrounding network of overhead lines. Several utility lines would need to be extended under
the street to maintain service to adjacent homes. Staff believes that undergrounding the School Street
overhead lines will be extraordinarily expensive, and that the project therefore meets the criteria for an
exception to the undergrounding requirement on School Street. The applicant will be adding street trees
on School Street, which will mitigate the appearance of the overhead utility lines.

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: Not applicable - No new traffic study is required at this time as fewer than 40 trips per PM
peak hour will occur as a result of this project.
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A.  Historic Landmark Review Criteria That Apply - Newberg Development Code 15.344.030.

The Planning Commission, in considering applications for permit approval for any alteration,
shall base their decision on substantial compliance with the following criteria and guidelines.
a.  The historic character of a property shall be retained and preserved. The removal of
historic materials or alteration of features and spaces that characterize a property shall be
avoided. Specific design elements which must be addressed include:

I Average setback. When a new structure is being constructed on an infill lot, the
front yard setback shall be the same as the buildings on either side. When the front setbacks of
the adjacent buildings are different, the front setback of the new structure shall be an average
of the two.

ii.  Architectural elements. The design shall incorporate architectural elements of the
city’s historic styles, including Queen Anne, Colonial Revival, Dutch Colonial Revival, and
Bungalow styles. ldeally, the architectural elements should reflect and/or be compatible with
the style of other nearby historic structures. Typical design elements which should be
considered include, but are not limited to, “crippled hip” roofs, Palladian-style windows, roof
eave brackets, roof dormers, and decorative trim boards.

iii.  Building orientation. The main entrance of the new structure shall be oriented to
the street. Construction of a porch is encouraged but not required. Such a porch shall be at
least six feet in depth.

iv.  Vehicle parking/storage. Garages and carports shall be set back from the front
facade of the primary structure and shall relate to the primary structure in terms of design and
building materials.

V. Fences. Fences shall be built of materials which are compatible with the design
and materials used in the primary structure.

Finding: The proposed lobby addition is small, and has a flat roof to match the gymnasium/ballroom.
The lobby has a simple modern design, which matches the design of the ballroom area. The stained cedar
siding does not match the brick walls of the ballroom, but is a relatively small portion of the north
facade. The bronze-finished storefront windows match the windows on the main building. The
landscaping adjacent to the building buffers the view of the lobby addition and helps it blend with the
site. The lobby extends beyond the building and extends the average setback but is very similar in scale
to the additions that were added to the front of the building years ago (for reference, the Chamber of
Commerce used to be located in one of the front additions). The entrance is oriented to the street. The
new overhead door on the western facade of the ballroom is also oriented to the street, and matches the
style and materials of the existing windows on the western facade.

b. Each property shall be recognized as a physical record of its time, place, and use.
Changes that create a false sense of historical development, such as adding conjectural features
or architectural elements from other buildings, shall not be undertaken.

Finding:  The proposed lobby addition and ballroom overhead door do not create a false sense of
historical development.

C. Most properties change over time; those changes that have acquired historic significance
in their own right shall be retained and preserved.
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Finding:  The gymnasium was added to the original building in the 1950s, and has acquired historic
significance in its own right. The lobby addition and western overhead door are intended to be
compatible with the style of the gymnasium structure and existing windows.

d.  Distinctive features, finishes, and construction techniques or examples of craftsmanship
that characterize a historic property shall be preserved to the extent possible.

Finding:  The proposed changes do not remove distinctive exterior features of the existing building.

e. Deteriorated historic features shall be repaired rather than replaced. Where the severity
of deterioration requires replacement of a distinctive feature, the new feature shall reasonably
match the old in design, color, texture, and other visual qualities and, where possible, materials.

Replacement of missing features shall be substantiated by documentary, physical, or pictorial
evidence.

Finding:  The proposed changes are additions, and are not replacing deteriorated historic features.

f. Chemical or physical treatments, such as sandblasting, that cause extensive damage to
historic materials shall not be used. The surface cleaning of structures, if appropriate, shall be
undertaken using the gentlest means possible.

Finding:  No sandblasting or harsh cleaning methods are proposed.

g.  Significant archeological resources affected by a project shall be protected and preserved.
If such resources must be disturbed, mitigation measures shall be undertaken.

Finding:  There are no known significant archeological resources on the site.

h.  New additions, exterior alterations, or related new construction shall not destroy historic
character of the property. The new work shall be differentiated from the old and shall be
compatible with the massing, size, scale, and architectural features to protect the historic
integrity of the property and its environment.

Finding: The new addition is similar in mass and scale to the previous additions that were added to the
front of the CCC. The addition uses stained cedar siding, which serves to differentiate it from the
existing building. The siding is very different from the brick but is a relatively small portion of the north
facade and does not destroy the historic character of the site.

I New additions and adjacent or related new construction shall be undertaken in such a manner
that if removed in the future, the essential form and integrity of the historic property and its
environment would be unimpaired.

Finding: While it is unlikely that the lobby addition would ever be removed, it would be possible to
remove it without impairing the form of the historic property.

Conclusion

Based on the above mentioned findings, the application meets the criteria required within the
Newberg Development Code Sections 15.220.050(B) and 15.344.030.
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Exhibit “B” to Planning Commission Order 2012-04
Conditions for —File HISD-12-002/DR2-12-010/VAR-12-001

Chehalem Cultural Center: Concept Master Site Development Plan, Parking

Variance, Ballroom Remodel

A. 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:

a. Mechanical details

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

C. Structural details

d. Utility plan

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.

Street trees: Submit a landscaping plan for review and approval showing street trees
along the eastern section of Sherman Street and along School Street.

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

Gravel parking: The gravel overflow parking lot shall be maintained on the site as
part of Phase 2. It may be able to be removed at a later date if a later variance
determines there is adequate parking on the site and the gravel parking lot is not
needed.

B. THE FOLLOWING MUST BE ACCOMPLISHED PRIOR TO OCCUPANCY

1.

ADA sidewalk improvements: The pedestrian accessibility to the on-street parking
areas will require improvements at the following street intersections:

School and Sheridan: SE curb return, SW curb return, and the NW curb return
Blaine and Sheridan: NE curb return, SE curb return, and the SW curb return.
Blaine and Sherman: SW curb return, NW curb return, and the NE curb return.
Howard and Sherman: NE curb return, and the NW curb return.

School and Sherman: NE curb return, and the SE curb return.

g E
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The City of Newberg will construct the pedestrian accessibility improvements at
intersections #1 and #2 above as a part of the Sheridan Street Improvement project,
currently planned for the summer of 2013. The applicant will be required to complete the
pedestrian accessibility enhancements at intersections #3, #4, and #5 above, to meet
current ADA standards.

Fire Department Requirements: This project is subject to compliance with all Fire
Department standards relating to access and fire protection.

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 final inspections.

C. DEVELOPMENT NOTES

1.

The Concept Master Site Development Plan approval will expire in 10 years. Future
phases of the CCC improvements will require a Type Il design review/Type | historic
review application.

The undergrounding of the overhead line on Sherman Street must be completed prior
to the completion of the Sheridan Street improvements, which are expected to be
completed in 2013, per a previous design review.

Stormwater drainage: The city's 2001 Drainage Master Plan identifies a downstream
deficiency in the conveyance system in Hancock Street between School Street and
Meridian Street; Capital Improvement Project #H7. The downstream deficiency shall
either be repaired per the Drainage Master Plan, or stormwater detention facilities
shall be constructed to store the runoff from any newly created impervious surface.
The detention system shall store the runoff volume between the pre-developed and
post developed site flows for the 2, 5, 10, and 25 year storm events. Future phases of
the CMSDP that create new impervious surfaces will be required to address
stormwater detention issues.

Phase Il parking variance & Cultural District IGA: After the neighborhood advisory
group has met and the IGA agreements are signed off then the applicant can apply for
another Type Il variance for Phase 3 to reduce the amount of required parking to 53
spaces and to remove the gravel parking, based on the adopted IGA parking
management plan.
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Attachment 1: Aerial Photo
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Site Plan

Attachment 2

832011 30525 Pt

T — _ T ] I I
] ol e | =\ |
H /f,, \ & —— \t o // = \or\ /
— , , ,, ¥ | T ~ E
ALTERNATE DRANAGE SYSTEM 4 CONSTRUCT NEW 30" PARKING BOTH SIDES i
- |l _E sHERwan ST, SERERRERme~ | Z SEERT e e
_ (145 S 118 - N 126.0° = “wo 0o ———— s R - - N - S
) Z Y [— ——— o
- I _ S : S e A v £
; i T 2 P L a\ _ P PN (S A — N@@%J 11 - §
3 Y % — )
= < N = N D
’ - — | S
SIARE > I =y A — S I = b i Shl b 2
B A e TRV LRELLT T Sadalit TR = /| Y
| | 2 = PARKNG LOT DESGNED WIH BASE ROCK 50 & & [T
5 / 3 =i ' SECTION FOR SUBSURFACE STORAGE OF M f\ _ _ wn 8
L e g RUNGFF FROM NEW INPERVOUS SURFACES. PN Y — &
i ° 50" _. OVERFLOW TO WEEPHOLES N CLRB <0 i i |/ 4 o
2 3 R SR Ty \ T R RS — I Sa
1 i JEm1E853 ¢ (3 BoNTOOuS, ConCrale N argnand ¥ L A0 g b NI TG : I | o2
| 5 r-$ - T ROV BBl & Epaw;n E0sTING 8 | — ot
: 3] [omsanr / 3 ¢ — S e LA l.,m GRASS LAWN / g
7 v vece-57 208 1 | < ¢
wemgie | [ St fan ol -l | L v H
e | B2323NT 0N Fao | ion E (S | g
— -] ol { se4 g2 % -
[| % e [%] =
= F7 R R B R B B B = o lseacr [ Fvesiom waowiTaon T L], || LS , _ s
\ b [ 3 PEDESTRAN WALKWAY, ADA - e Y Y = -
e T R ENTRY PLAZA AREA TO BE DESGNED WTH 5 o = T2
i\ / Y e | it BULDNG ADDITION. TRANSITION REW F 3 | [
- T 1 CONSTRUCTION 10 EXISTNG SURFACES / wn e
(| 7 = H WIH TEMPORARY AC PAVNG. | =
\ I - L ___sweo ___ e | v 8
L | ) / \ 3 s, \ 1E=196.96 £-197.55 3 ! K,_ m o | ..WJ e
- 3 ‘ I3 i 630" — 138 108.0° s7.4° \ [ I_ @ m 8
4 || M ) , £
4 e \ e g | 'l o & E=
g 1) o | _, el Es
fal i \ =1 | © &
a || M Ol g Qs
z W , /11 | & O=
gl 2 [ L Tz|2 Ml 51
® < o \ 3 Il =] (TR
e g "Bl . 3 £ E
£ ‘D 1| ALTERNATE ORANAGE SYSTEM I I g
& \ / I (NDERCROUND PIPNG AND BOSWALE FOR v | g
S | i \E.i:ia.:iaas. / / o ©
; \ / » / g
% g ,Nf / 7 i -y - Smaenm 1 | <3
! I 1 | =
= N /| o P , (=4
t , % LS
o | 1 RN , N1l se
5 I R L T S S H 7/ i =
| i e . y/ | , 1=y
[\ % . - M= \ P [ s
L i ] el —— . : ~| LY _ / _l [
\ | T B s &\‘ A =i / { == 2 f 9
g _ : e s— = _ == ——— fm \u.w_..n_m R 23
o f N AN K A T I
(X | > P& i 4 N /VJ | =3
\ _ ! - : o8
i ot N . e e S I
| = SRR .
24’ PARKING ONE SIDE ONLY & i ] e
-3 ¥ — P ——— ~ = [
- - : 2 2 =1 Lo 5
A —— . : I e
% . 1 e
= | N

44 of 96



ATTACHMENT 4

Attachment 4:
Written public comments received through July 27, 2012

Includes all written public comments received to date, including:
e The additional written testimony submitted by 7/26/12
e The additional written testimony submitted by 7/19/12
e The 7/18/12 Newberg Graphic article
e The comment submitted at the 7/12/12 Planning Commission meeting
e The 7/12/12 Supplemental PC packet

File no.: HISD-12-002/DR2-12-010/VAR-12-001

Chehalem Cultural Center: Concept Master Site Development Plan Design Review/Historic
Review, Parking Variance, Ballroom Remodel Design Review/Historic Review
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ATTACHMENT 4

To: Newberg Planning Commission RECEIVE D
: > Ml B

From: Mary Martin Miller ‘\j\u/ UL 96 2019
JUL 26 2012

RE: Response to additional information received on July 19, 2012
Initial; _ u///Cf;A
Date: July 26, 2012 B

The following are additional attachments for the record that pertain to comments made by
Robert Soppe, July 19, 2012.

1. Under Section 4, Use of On-Street Parking of Mr. Soppe’s comments, he points
out that “One chart shown at two public meetings showed the potential for the
entire parking lot being used so that no such parking could occur there.”

I have attached here the site plan from Mayer/Reed that was presented to the
neighborhood in the spring of this year at a public meeting. In it, we were shown a
“potential event lay-out” depicting all the vendor tents taking up all of the 53 parking
spaces that are now in place along with other spaces namely E-2 and E-3 on the west side
of the building, and E. Sheridan and N. Howard Streets. (See attached). The assumption
in the discussion as presented by the applicants’ representative was that the on-street
parking around the Center would be sufficient to accommodate this type of activity.

At that meeting when I asked the presenter at that meeting about having a flexible plan
to allow for parking if we needed it on the west side (now known as E-2 and E-3)
and actually using the parking lot for parking to give some balance to the
neighborhood, I was told by the Landscape Design firm representing the applicant
that the design for E-2 and E-3 were “revenue generating sources for the Cultural
Center” and that the parking lot could be multi-purpose.

So, aside from the applicant seeking a variance to allow for only 53 on-site spaces, the
question for me becomes how will all of these outdoor spaces be used? Do the neighbors
who have residences around the Center have no right to have input into how the outdoor
lay-out and activities will impact them? The applicant has not demonstrated that they
know how the 53 space lot will impact the neighboring properties, nor have they
disclosed how they intend to use the parking lot that is now in place or the other spaces
outside the Center.

Attached here is the Potential Event Layout plan dated January 18, 2012, and the Original
Site Plan that was presented to the Neighborhood when the Institutional zone was
allowed in the summer of 1999. &5 Showrr /73 a Hacheod ﬂjfﬁé o Jec 7

NFokMATroN BooKeeT pMNovembek pof,
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The Chehalem Cultural Center

pfoposed main entry piaza

Serving Yamhill County including St. Paul and Sherwood

Project Information Booklet

People - Board Members, Supporters and Partners
Place - Architectural Drawings
Plan - Construction Estimates, Phasing and Capital Campaign

November 2008
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Architectural Drawings

¢

Design Summary

The design of the Chehalem Cultural Center is intended to respect the heritage of
the former Central School while meeting the varied needs of our widely differing
cultural community. From the shaping of the overall concept to the details of
room-by-room utilization, project design intends to provide a facility that is cost
effective - both in terms of rehabilitation and on-going operating expense.

As part of design programming efforts, a committee appointed by CPRD engaged
the community through a series of meetings and surveys. Discussions revealed a
strong community consensus to preserve the building use for multiple
organizations and cultural purposes. In another series of public outreach
meetings, the project was discussed with local community members, including
elementary, high school and college students, senior citizens, civic activists and
the general public. This process yielded a clear understanding of what the
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community felt they and the town needed, and how the space could best be
used. The following drawings are a result of these efforts.

Site Plan

The site is ideally situated just one block north of the downtown Newberg’s core
area and Highway 99W, the site accommodates multiple building uses, provides

on-site parking for 90 vehicles and maintains a community park with children’s
play area.

“1 ;-\'11:\\\'n.\\u';

HOWARE 87

gite plan
Figure 1. Chehalem Cultural Center — Site Plan
Source: CPRD, Scott/Edward Architecture
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City of Planning and Building Department

0
- ew erg P.0O. Box 970 = 414 E First Street = Newberg, Oregon 97132

503-537-1240 = Fax 503-537-1272 = www.newbergoregon.gov

Memo

To: Applicant and parties that have submitted written comments
From: Steve Olson, Associate Planner
Date: July 20, 2012

Re: Additional written testimony submitted by 4:30 p.m, July 19, 2012
File HISD-12-002/DR2-12-010/VAR-12-001
Chehalem Cultural Center

The Newberg Planning Commission held a hearing on the Chehalem Cultural
Center application on July 12, 2012 and left the record open seven days for
additional written testimony. We have attached the additional written testimony that
was submitted during those seven days.

Per Oregon Revised Statute 197.763,

(c) If the hearings authority leaves the record open for additional written evidence, arguments or
testimony, the record shall be left open for at least seven days. Any participant may file a written request
with the local government for an opportunity to respond to new evidence submitted during the period the
record was left open. If such a request is filed, the hearings authority shall reopen the record pursuant to
subsection (7) of this section.

(e) Unless waived by the applicant, the local government shall allow the applicant at least seven
days after the record is closed to all other parties to submit final written arguments in support of the
application. The applicant’s final submittal shall be considered part of the record, but shall not include any
new evidence. This seven-day period shall not be subject to the limitations of ORS 215.427 or 227.178
and ORS 215.429 or 227.179.

(7) When a local governing body, planning commission, hearings body or hearings officer reopens
a record to admit new evidence, arguments or testimony, any person may raise new issues which relate to
the new evidence, arguments, testimony or criteria for decision-making which apply to the matter at issue.

Two participants filed a written request for an opportunity to respond to new
evidence that was submitted during the last seven days. The record is therefore
reopened for seven days until 4:30 p.m. on Thursday July 26 to respond to the new
evidence submitted. After the record is closed the applicant will have seven days to
submit final written arguments in support of the application.

"Working Together For A Better Community-Serious About Service"
Z:\WP5FILES\FILES.H\2012\HISD-12-002.DR2-12-010.VAR-12-001. CCC MASTER PLAN AND BALLROOM\2012-0720 MEMO ADDITIONAL

TESTI MO&I,]Y (I)Df%%
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RECEIVED

Newberg Planning Commission:

Initial: ¢ / -

Please accept this document into the record and for consideration for File Number HISD-12-
002/DR2-12-010/VAR-12-001 that was initially heard on July 12, 2012.

There are numerous reasons why the application does not meet NDC standards for a variance.
The following will illustrate a number of them

NDC 15.440.050C

Section C states: “C. Commercial establishments within 200 feet of a commercial public parking
lot may reduce the required number of parking spaces by 50 percent”. The first issue to consider is
whether or not there is ANY evidence in the record to document that this standard is met. Precisely
which part of the site is a “commercial establishment”? | was unsuccessful at finding the definition of
this in the NDC. One needs to consider the permitted uses in the Institutional Zone when answering
this. | would not expect that the entire site could be considered a “commercial establishment”.

In fact, Mike Ragsdale testified with regard to parking and designations that: “I can argue that
commercial is occupied 8 hours/day and institutional is not”. Where is the “commercial establishment”
on the site that typically generates a need for parking that fits Mr. Ragsdale’s standard or any other
reasonable standard? Where is the documentation that shows that this specific area is within 200 feet
of the commercial public parking lot? The Commission should expect actual documentation to support
such an important claim.

The record does show that a previous Commission used the 50% reduction in the 2008 design
review. Itisimportant to note that this Commission is being asked to apply this reduction on the
additional spaces that are required in this application.

The application does not provide documentation to show that the standards of 15.440.050 are
met. The nature of the site and the proposed uses are such that the standard cannot be met.

NDC 15.440.0508B

Section B.1 states: “The applicant shows that there is no substantial conflict in the principal
operating hours of the building or use for which the joint use of parking facilities is proposed.”

While the applicant has shown some evidence that there is expected to be minimal overlap of
primary hours of use, the Code clearly states that “there IS no substantial conflict” (emphasis mine).
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Unless there is some regulation in place to ensure that this lack of conflict is maintained, this standard is
not met. In fact, the applicant states on Page 79: “The full build out of the center does present the
possibility though of the ballroom, theater, meeting and classroom spaces all being in use at the same
time”. While Phase 2 will not have the theater, it will have the other spaces and the application itself
clearly states that overlapping uses may well occur.

The NDC defines “use” as: “the the purpose for which land or a building is arranged, designed or
intended, or for which either land or a building is or may be occupied or maintained”. | would like to
emphasize “.. or a building is or may be occupied” (emphasis mine). When one considers all of the
purposes for which the building may be occupied, overlap can clearly occur.

The nature of the Cultural Center, both physically and programmatically, is very flexible. It is
difficult for anyone to know what will be the most popular uses of the different rooms of the facility.
The ballroom, a major contributor to the need for parking, could be used during weekdays for business
conferences or evenings and weekends for weddings. Is there anything in the application to ensure that
weekday use of the ballroom will not occur? In fact, the Cultural Center website
(htip://www.chehalemculturalcenter. org/rentals ) already advertises that space is available for business
meetings. Is there anything in the application to indicate that this will not include the ballroom, when
available? When would one reasonably expect business meetings to occur? The overlap with other
uses of the building is quite possible and inevitable.

A representative of the applicant raised the issue that the Phase Il portion of the application
does not rely on the reduction because of the commercial parking lot. The argument was that the
reduction was based on the joint use of parking spaces from the Phase | approval. The Commission
must be clear on the fact that the 50% reduction was relied upon as part of the Phase | approval and
these same spaces are being relied upon through the joint use reduction. That the initial 50% reduction
is inappropriate (as shown above) should cause the Commission to question how much of the 53
existing parking spaces can actually be relied upon for joint use.

The applicant has not shown that 15.440.050B has been met and, in fact, it likely will NOT be
met.

Faulty Estimated Trip Generation information

The Estimated Trip Generation chart on page 214 of the agenda that is used to justify that fewer
than 40 peak hour trips are projected makes some very significant false assumptions. In the NOTES it
states: “Activities within the Ballroom would occur generally on Friday and/or Saturday night not on
week day”. This ignores the (potentially most) likely use of the Ballroom on Saturday days for weddings
in addition to the business meetings mentioned above.

The same chart projects 16 Added PM Pk Trips for the Ballroom. While | am not a
transportation engineer, the math here seems rather unbelievable. The reasonable capacity of the
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room has been projected to be 320. Using the 4 people/car factor (which seems rather high), that
results in 80 vehicles. The 16 added trips represent only 20% of those vehicles. While the actual time of
the peak PM hour is not mentioned, it seems unlikely that no more than 20% of the vehicles will arrive
or depart during that hour.

This same chart uses “Athletic Club” as the ITE Land Use Description. The nature of an Athletic
Club is such that while there are peaks in arrivals and departures, they are likely not nearly as severe as
with a Ballroom where an event typically has a scheduled start and end time.

The assumptions used in estimating Trip Generation are seriously flawed and need to be
corrected. Once the assumptions are corrected, the estimates need to be redone.

Use of On-Street Parking

The applicant is requesting consideration for on-street parking and for the use of a Parking
Management Plan. As Staff states on page 20: “The code does not provide a credit for adjacent on-
street parking for commercial/institutional sites...”. Consideration of the use of on-street parking to
meet the code should end there.

If the Commission is choosing to go beyond the code by giving these spaces any weight in the
decision, I think it entirely appropriate to consider a very real issue that is not part of the Code. The
applicant is counting the existing North parking lot as providing 53 parking spaces. The presumption
here is that the space will be available for parking. The applicant’s plans have shown that, as with the
rest of the site, this area is flexible in use and may not, in fact, always be available for parking. One chart
shown at two public meetings showed the potential for the entire parking lot being used such that no
parking could occur there. If strict interpretation of the Code is not going to be used (as requested by
the applicant) and “reasonableness” will prevail, then these 53 spaces should not be accepted as parking
spaces when they are used for other purposes.

With regard to the general availability of parking, Mike Ragsdale testified that: “We had
students on behalf of the Newberg Downtown Coalition, we had students from George Fox, count the
parking stalls in downtown, that’s Hancock, First, and Second St, between Main and Meridian, and
there are 1,100 parking spaces in that area”. To start with, the Commission should give no
consideration to such information without some sort of supporting documentation. While | have not
walked the entire area counting parking stalls, | have done some simple calculations based on the
number of on-street parking stalls based on the number of blocks, block length, and City codes regarding
stall length. Adding to that the two public parking lots results in numbers far lower than what is being
claimed here.

There were numerous comments by Commissioners regarding the parking situation on Tuesday,
July 10. It should be noted that the “1,100 parking spaces” existed, as did private lots (George Fox west
lot and Newberg Graphic lot) that had been explicitly been made available for the event, yet the parking
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issues mentioned at the meeting prevailed. | believe that this illustrates clearly a reason that the NDC
has off-street parking as an objective. Without specific and effective mechanisms, the mere presence of
these parking spaces are not (and clearly were not on the 10") adequate to resolve the parking issues. |
expect that these mechanisms will be mandated in the Parking Management Plan.

Parking Management Plan

On Page 79, the applicant mentions a Parking Management Plan intended to handle parking
issues when there are more than 350 people in an hour using the Center. It must be very clear that this
Plan if far from complete. On April 2 of this year, the City Council made such a Plan a requirement
before certain parts of the Cultural District could be constructed. A request was made that there be a
deadline of December 31, 2012 for the Plan to be submitted to and approved by the City Council. At
that meeting, the City Manager expressed the view that it would be difficult to have it accomplished in
that time frame. The Council chose not to have the deadline. | think the Commission needs to be very
careful about any assumptions regarding when the IGA and Parking Management Plan will be completed
and adopted.

At the July 12 Planning Commission meeting, there was some discussion of the IGA and the
apparent lack of progress in the three months since the Council ordered it. | think it was unfortunate
that it was implied that CPRD Director Don Clements had been responsible for this lack of progress. |
would remind the Commission that the City Council directed the City Manager to develop the
agreement with CPRD and to convene the advisory group. | asked the City Manager about the progress
with this and received a response on July 13 that:

“Key staff have met to discuss the process to develop the IGA and the advisory group. | do not
know specifically where in the process they are with the establishment of the advisory group.

Leah Griffith is leading for the city. She is out this and next week. | will have her respond to your
guestion when she returns.”

(NOTE: subsequent to the above being written, CPRD has scheduled meetings for the formation
of a neighborhood association and to develop a parking plan for large events at the District. This is
similar to, but significantly different from what the Council directed. | am working on correcting that.
Nevertheless, it appears that the concerns raised at the Planning Commission meeting have pushed the
process along.)

Don has made significant effort to start the process of developing an IGA. While | have many
issues with this so far, | am optimistic that they can be worked out and a reasonable solution can be
found. | would insist, though, that until such plans are completed and adopted, they cannot be relied
upon.
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It is also important to note that while the Council made the IGA a requirement of development
of four areas, these did not include the Ballroom, which is expected to be the main contributor to
parking issues in this application. There is nothing in the Council’s Resolution 2012-2998 that would
require any sort of parking management plan to be in place before any of the proposed development is
completed inside the building.

Given that the Parking Management Plan does not exist and is not required for the construction
of the ballroom, the Plan should not be considered in an approval of the development of the ballroom.

Variance Requirements

The applicant is requesting a variance because the plans do not fit existing code requirement.
The standards for the Planning Commission to approve the variance include (as 15.215.040A): “That
strict or literal interpretation and enforcement of the specified regulation would result in practical
difficulty or unnecessary physical hardship inconsistent with the objectives of this code.” In determining
whether or not this fits, one needs to note the objectives of the code. The Purpose of the code is listed
in 15.05.020 and | would like to call attention to B6 of that section: “6. To promote safe, fast and
efficient movement of people and goods without sacrificing the quality of the city’s environment,
minimize street congestion, and to provide for adequate off-street parking”.

Allowing the variance requires a finding that strict interpretation of the code would be
inconsistent with the code’s objectives. | would argue that granting the variance without appropriate
modifications would quite clearly violate the objectives of the code when the variance is for inadequate
off-street parking and an objective of the code is adequate off-street parking. My comments regarding
parking issues specifically relate to this standard.

Another standard that must be met with a variance is fisted as 15.215.040E: “That the granting
of the variance will not be detrimental to the public health, safety or welfare or materially injurious to
properties or improvements in the vicinity”. The lack of adequate parking and parking management in
this application will be detrimental to the public health, safety and welfare of the neighbors.

When the Cultural District was brought before the Council in April, a letter was submitted by
neighbors that included: “Our concerns have to do with the impact of such success on our neighborhood
and our livability”. It took less than a day to gather 44 signatures on this. Many more could have been
easily collected with further effort. | believe that this clearly shows concern with the public health,
safety, or welfare held by many neighbors.

As part of the applicant’s rebuttal, a representative of Scott Edwards Architecture testified:
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“We are not proposing to use the 50% reduction, that has been put on the table, we’re talking about
using the provision that says that joint uses do not overlap, then the parking can be reduced, so using
that provision we are talking 99 spaces onsite. What we are proposing is 77...”

And:

“.. the five key elements of the code, warrant that reduction of 22 stalls. We are not here to debate
whether or not the use of the cultural center decreases the livability of the surrounding site. That is not
what we are here to discuss tonight. We are really here to discuss if that 22-stall reduction is
warranted.”

As stated above, the applicant IS relying on the 50% reduction that was improperly applied to
the 53-space parking lot. The joint use of such a lot is questionable at best.

More important is the comment about the livability of the surrounding site. One of those “five
key elements of the code” is 15.215.040E (quoted above) that explicitly mentions “public health, safety
and welfare of the neighbors”. Is this not precisely “the livability of the surrounding site”? As
represented in this rebuttal, the applicant may not be at the meeting to discuss this, but that is precisely
one of the things that the NDC requires to be discussed.

The variance should be denied as it does not meet NDC 15.215.040A or 15.215.040E.

Other Comments

During the Planning Commission meeting, Commissioner Wall was discussing the implications of
treating the Cultural Center as a commercial business as opposed to a public operation. With regard to
this, he stated that: “... in neither case should that probably mean that people that live in the area
should be any greater or any less inconvenienced”.

This neighbor disagrees strongly with that view and | suspect other neighbors would also. For
example, if Tunes On Tuesday were a strictly commercial venture with admission fees being charged, my
tolerance of it would be far less than it is now. | have tolerated the problems created by events at the
Cultural Center because of their infrequency {so far) and because of the benefits to the community that
these events provide. When the benefit of an event is primarily that of profit, my standards of tolerance
change dramatically.

The application includes a Design Review for a Concept Master Site Development Plan.
Significant weight will be given to this Plan in subsequent requests once it is approved. The precise
elements of the Plan must be clear. There are some elements that | do not think are made clear
enough.
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On page 239 is found a map designating the Plan Area. What is not at all clear is how much of
that document is being accepted by the Commission. If the acceptance is only of the designation of the
area then | have no difficulty with it. If the Commission is expected to accept the elements shown
within the area and their implied or express uses, then | think much more discussion must take place
about what these uses are and how they fit within the NDC.

A similar concern arises with the drawing on page 245 (and anywhere else that the area to the
west of the building is being discussed). There are two areas on the west labeled “GRAVEL AREA.... “ and
“GRASS AND GRAVEL AREA...."”. The Commission should not approve the parenthetical “FUTURE EVENT
COURT/GARDEN" and “FUTURE GARDEN EVENT SPACE” without further details. These designations are
entirely too vague and could avoid proper review as such. The Commission should have the
parenthetical statements changed to: “FUTURE USE TO BE DETERMINED” and require a Type Il review
for their development beyond the temporary parking areas.

I am optimistic that a Parking Management Plan can be constructed that resolves the parking
issues. In order to allow progress on development of the Cultural Center, | think that approval of the
variance can be done with suitable restrictions. Those will be listed below.

One significant restriction suggested is that occupancy not be allowed until the IGA has been
completed and adopted by the Council. | am very supportive of that. In addition to my support, Mike
Ragsdale testified with the exception of their fundraiser this summer (for which he stated they have the
Fire Marshall’s approval) they had no objection to disallowing occupancy until the IGA is completed. |
believe we are in full agreement here.

Recommendation

In order to accomplish what we all appear to want, the continued improvement of the Cultural
Center, | would request that the Planning Commission approve the application with the following
conditions added:

1) Before a Certificate of Occupancy is granted for the Phase 2 development covered by this
application, an IGA between the City of Newberg and the Chehalem Park and Recreation district,
as directed in Council Resolution 2012-2998, must be adopted by the City Council and by CPRD.

2) No reduction in parking for Phase 3 may occur without the IGA having been adopted and a Type
Ill approval is granted.

3) The 50% parking reduction in 15.440.050C will be disallowed as the application does not meet
the standard.
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4) The joint use of parking allowed in 15.440.050B will not be considered unless there is a binding
agreement to support the claims of non-overlapping uses as the application does not otherwise
fit the standard. Joint use of the 53-stall parking lot shall be disallowed to the extent that the
required stall count was reduced by 15.440.050C in the approval of Phase |.

5) The Ballroom shall be given a more appropriate designation than “Athletic Club” and the traffic
implications of this re-evaluated.

6) If the North parking lot is to be counted on as available parking, a binding agreement shall be in
place to ensure that the space is not otherwise being used or that there is a suitable alternative.
Changes to such an agreement of more than 10% of the stalls shall require Commission
approval.

7) The Plan Area map on page 239 is accepted only as a designation of the area and not of any of
the elements included.

8) The parenthetical statements on page 245 shall be changed to: “FUTURE USE TO BE
DETERMINED”

Thank you for your consideration.

Robert Soppe

709 E. Sheridan

July 19, 2012
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CCEI
July 19, 2012 VED

File No. HISD-12-002/DR2-12-010/VAR-12-001

City of Newberg

Planning and Building Department
PO Box 970

Newberg, OR 97132

Re: Additional comments for Planning Commission based on hearing July 12, 2012
To Whom it May Concern:

These are additional comments that I would like to have submitted into the record before
there is a decision made on the Chehalem Cultural Center’s Concept Master Site
Development Plan (CMSDP) and the Variance request to limit applicant to 53 on-site
parking spaces at the Center.

The conceptual plan that is depicted in the applicant’s CMSDP has many ideas. This
writer likes many of the ideas in the conceptual plan but would like to point out the
following items.

[ think that the CMSDP should not yet be approved in its entirety. There are serious
questions in other documents and presentations we have seen that raise concerns about
how E-2 and E-3 will be used. No approval of the E-2 and E-3 areas should be
considered as part of the Master Plan until the IGA is approved and Type III procedure is
used.

As far as the Variance request by applicant to limit parking to 53 on-site spaces, I have
the following comments:

The last consultant to speak on the applicant’s behalf on the meeting of July 12"
Planning Commission meeting stated at the hearing: “ We are not here to debate whether
or not the use of the cultural center decreases the livability of the surrounding site” but
rather he said we were there to talk about whether the five points of variance are proved
sufficient with the application.

This writer believes that the Variance the applicant is in favor of is all about “liveability.”

The Applicant must prove that (A) “strict or literal interpretation and enforcement of
specified regulation would result in practical difficulty or unnecessary hardship”...The
applicant states that enforcement of parking requirements are inconsistent with practical
functioning of building site and would create vast are of unused paving. The applicant
further goes onto elaborate on how E-2 and E-3 on west side of building are intended to
function as event space or park or sculpture garden or informal bocce ball area.
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This writer purports that strictly identifying how the area will be used without further
input is a practical difficulty or could be an unnecessary hardship on the surrounding
properties, and the neighborhood as a whole.

(B) Applicant is to show “that there are exceptional or extraordinary circumstances or
condition applicable to property involved or intended use of property which do not apply
generally to other properties classified in same zoning district.”

The Chehalem Cultural Center is sited on only 2.5 acres in the middle of a well-
established, over 100 year old neighborhood, that is limited with narrow streets, aging
infrastructure, little on-site parking to many of residents, and many other factors.

Many other institutional zoned properties have much more space to work with, and may
not have as much impact when they change something on their site that directly affects
the functionality of its neighboring properties.

(C) Applicant to show that strict or literal interpretation and enforcement of specified
regulation would deprive applicant of privileges enjoyed by owners of other properties
classified in same zoning district.

Applicant states that they have already agreed to governance atypical of other property
owners. This is as it should be since the site is too small for everything the applicant may
want to do. The property is being used to attract all kinds of visitors, and that is a
positive to the use, as long as the applicant can show that they are adequately prepared
for what they plan to do. Applicant has not shown in their application how they intend to
handle impact on neighborhood and the liveability in the neighborhood, so the variance
should be denied.

(D) That the granting of variance will not constitute a grant of special privilege
inconsistent with limitations on other properties classified in same zoning district.

Applicant states that granting of variance is consistent with its role in community and is
not a special privilege. It then presents data from a parking management plan and parking
survey that it put together, but the information presented is not sufficient for the Planning
Commission to make a decision. Measuring events that are just started without taking
into account ramifications for larger events already in place or counting events that will
be planned in the future does not necessarily reflect what the impact will be on the
surrounding properties for the intended use. There is not enough information submitted
to make an assessment of the impact of granting the variance.

(E) Applicant must prove the granting of variance will not be detrimental to the public

health, safety or welfare or materially injurious to properties or improvements in the
vicinity.
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The application as presented did not show enough information about impact of having
only 53 on-site parking spaces. The applicant submitted a parking plan with trigger point
of 350 attendees to trigger the larger parking management plan. This does not take into
account overall use of Center with multiple events planned both inside and out. How was
the trigger point of 350 attendees arrived at?

Then, how is the parking lot with only 53 spaces allowed to be used. Will the space be
used for event space, or is it reserved just for on-site parking? We are hearing about yet
larger events that will be taking place at the Center, and on numerous occasions were
shown a picture of the north parking lot where the existing 53 spaces are sited shown as
completely occupied by vendor tents. If the parking lot will be used for other purposes,
what parking will be accommodated on-site?

The applicant also submitted a parking survey and based attendance on two more recent
events that are both in their nascent stages of development; (namely Vintage Treasures
that just started this year, and had little attendance, and a Farmers Market in only its
second year.) Those counts submitted do not account for increased traffic and need as
those events grow. The data submitted did not include the Tunes on Tuesday event that
is now topping 800 attendees and continuing to grow. There are currently no rules in
place as to how the parking will be handled.

The information submitted in the Variance application is not representative of what is
actually occurring at the site even at the present time, and therefore, on that basis the
application should be denied, due to lack of complete information.

This writer 1s concerned about the Chehalem Cultural Center being a place where people
in our community want to come. [ am in favor of the Cultural Center’s growth and want
to see the Center be self sufficient. However, there must be a balance to accommodate
the people that are living in the area. The Cultural Center is sited on an Institutional
zoned property, and is surrounded on three sides by residential properties, and on the
south side by more institutional/residential uses. There are limitations to the site due to
its size and location and the ways that a modern use of the building could be successful
and still preserve the integrity of the neighborhood’s liveability. This is not a commercial
development, and use of commercial standards to define parking for the site are suspect,
at best.

I would like to see multiple uses of the building, and resources there for our community

to enjoy. I would also like to see more balance in the planning so that the site can also
enhance and not detract from the residential use of the properties that are already there.

More careful thought must be used to plan out what the site should used for, and how it
should be used.
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The CMSDP should have notations that the undeveloped areas of E-2, E-3, C-4 are not to
be necessarily used as depicted and described in this application. The CMSDP should not
be approved without stipulation that those undeveloped areas be further studied for
impact on surrounding areas. The IGA as ordered by City Council should be in force
before those areas are developed and approved before Phase 3 is completed.

The parking Variance as submitted by applicant should be denied, since the liveability of
the surrounding area is the point of the discussion, and applicant has not proved that their
plan for parking is sufficient.

This writer believes that we can accomplish a lot toward addressing all concerned parties
if we use the IGA to discuss how the parking management plan should come together.
Without the parking management plan in place, I think we are premature in granting the
Parking Variance.

Mary n Miller
PO Box 1076
Newberg, OR 97132
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RECEIVED
July 19,2012

To: Newberg Planning Commission

From: Dave Miller, Primary Opponent Initial: -

Newberg, OR 97132

Re: File HISD-12-002/DR2-002/DR2-12-010/VAR-12-001, CPRD Chehalem Cultural Center
Infroduction:

This response is in direct response to all testimony that was provided at the July 12, 2012
Newberg Planning Commission (NPC)hearing on File HISD-12-002/DR2-002/DR2-12-
010/VAR-12-001 and subseqguent research that has occurred.

The following is my personal position on each of the three (3) issues presented.

1. The Concept Master Site Development Plan (CMSDP) for the Chehalem Cultural

Center (CCC).

While the CMSDP has some very good aspects fo it, it is clear that there could

some overall issues with the “west end” development related to the use of

alcohol and how noise will be addressed when the outside area is used in

conjunction with the “Balliroom™.

My recommendations are as follows:

a. Postpone approval until the IGA is approved by all parties.

b. Once the IGA is approved, then require a Level lll Design Review for all
outside development, and require that the IGA be modified as needed to
incorporate changes to the outside space.

2. A variance to reduce off-street parking for the eventual full build-out of the CCC
sife.
Disapprove this request. It is clear that parking will be an issue, and it will be
addressed via the IGA required by City Council. | do believe that the
“temporary lot” with 22 parking spaces should be temporarily approved for the
Ballroom remodel (see below), but a permanent variance of no parking should
be disallowed.

3. A design review/historic review for remodeling the gymnasium into a ballroom
with new north entrance.
Approve based on the temporary lot being required (see above).

Thank you for your time and consideration in these matters.
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ATTACHMENT 4

Steve Olson

From: Barton Brierley

Sent: Friday, July 20, 2012 8:52 AM

To: Steve Olson

Subject: FW: Additional testimony and request to respond
Importance: High

fyi

Barton Brierley, AICP

Planning and Building Director

City of Newberg

P.O. Box 970, Newberg, OR 97132
503-537-1212 Fox 503-537-1272
barton.brierley@newbergoreqon.qov

From: mary@millerconsultinggroup.net [mailto:mary@millerconsultinggroup.net]
Sent: Thursday, July 19, 2012 10:48 AM

To: Barton Brierley

Cc: Dave Miller

Subject: Additional testimony and request to respond

Importance: High

Hi Barton,
Dave and | both are submitting additional testimony and we would like the following:

Please accept this email as a formal request to have the additional testimony provided to me and Dave by e-
mait at these addresses.

Please accept this email also as a formal request to respond to new evidence submitted.

P will follow up later today with our additional comments.

Mary Martin Mitler

This message confains confidential information intended only for the use of the intended recipient{s) and may contain
information that is privileged. If you are not the intended recipient, or the person responsibie for delivering it to the
intended recipient, you are hereby notified that reading, disseminating, distributing or copying this message is strictly
prohibited.

if you have received this message by mistake. please immediately notify us by replying 1o the message and delete the
original message immediately thereafter.
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Plans for construction of CCC ballroom moving forward

Culture — Newberg Planning Commission delays
decision; cultural association reviews financing

LAURENT BONCZIJK
Newberg Graphic Reporer
oonczie@newberggraphic oo

The renovation of the
baliroom at the Chehalem
Cultural Center is inching to-
ward fruition and approval
of a key building permit
could come as soon as the
Aug. 9 meeting of the New-
berg Planning Commission.

Passersby will notice
changes, as the renovation
will include the addition of
an entryway on the north
side of the building that will

be constructed of glass and
reclaimed wood from the in-
side of the baliroom. CCC
executive director Robert
Dailey, who took over the
job in early July, said that
reclamation of the wood was
in keeping with the spirit of
the building and its LEED
certification.

The floor of the baliroom
will be acid-stained to match
the rest of the building. Jim
McMaster, Chehalem Park
and Recreation District parks
and facilities supervisor, said
that finishing the floor will

require little additional
work, as asbestos abatement
performed during an earlier
phase of the remodel already
required the concrete to be
ground. “(It will) give the
same look as our gallery,” he
said. “They want to make it
nice, not spectacularly nice
like the Hilton.”

“It has its own character
and it’s consistent with the
rest of the building,” Dailey
said. On the west side, a
garage door made of glass
will enable the installation
and removal of larger items
for events.

The renovation will in-
clude the installation of a

cloud ceiling comparable to
the one in the gallery, as well
as heating and air condition-
ing and upgraded lighting.
Some of the woods on the
inside walls will be refin-
ished, while the red brick
will be left apparent in other
places. McMaster said that a
couple of heating and cool-
ing units will be installed on
the roof, requiring some
structural reinforcements. A
firewall will have to be
added as well, “because
everything has been upgrad-
ed, code wise, since (the
building was last renovated
in) 1955”7

Dailey said the capital

campaign for the remainder
of the $1.1 million needed
for the remodel started May
10 and that he would have an
update on where the center
stands financially on Thurs-
day. The goal had been to

_break ground in September,

but some of the grant money
may not have been received
by then: “We still have some
money to raise,” he said.
The goal is for the ball-
room to pay for itself. Al-
ready there are plans for the
center to hold its own
fundraising events there, as
well as the annual Newberg
Camellia Festival. The Ore-
gon Truffle Festival, which

©

is held in January, is int&est-
ed in moving to Newberg
and the finished balidom
would be the perfect size for
its grand dinner, Dailey said.
He added that it would be
available for private rentals
for everything from wed-
dings to bar mitzvahs. Plans
also include the addition of a
commercial kitchen that
would support activities in
the ballroom.

Completion of the ball-
room will complete the sec-
ond phase of the renovation
of what was once Central
School and lead into phase
three, completing the remod-
el of the second floor.
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July 12,2012 :i;{}f’:;{%i SU SEETIAL

To: Newberg Planning Commission

From: Dave Miller, Primary Opponent

Newberg, OR 97132
Re: File HISD-12-002/DR2-002/DR2-12-010/VAR-12-001, CPRD Chehalem Cultural Center

Introduction:

The purpose of this response is to articulate why two of the three points in CPRD’s
application before the Newberg Planning Commission (NPC) should not be approved
as submitted.

There are three distinct components at issue before the Planning Commission today.

1. The Concept Master Site Development Plan (CMSDP) for the Chehalem Cultural
Center (CCC).

2. A variance to reduce off-street parking for the eventual full build-out of the CCC
site.

3. A design review/historic review for remodeling the gymnasium into a ballroom
with new north entrance.

| would like to state that my wife, Mary Martin Miller, and | are active supporters of the
CCC., and that we have been since 1999 when City Council first voted to move the
zoning of the old Central School into an Institutional Zoning. We have hundreds of hours
of volunteer time over the last decade, and look for the CCC to become a key
attraction and asset for Newberg and Yamhill County.

CMSDP:

As stated, approval of the CMSDP by the NPC gives CPRD the ability to proceed
forward with development of the outside spaces with only a Type Il Design Review/Type
| Historic Review, which per Newberg Development Code (NDC) 15.100.030 is only a
Director decided decision for the Type Il Design Review.

This process, if approved, would appear to be in direct conflict with Newberg City
Council Resolution 2012-2998, specifically, item number three (3). (Hereafter, this will
simply be called the 2012-2998.)
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ATTACHMENT 4

Dave Miller
Page 20t 5
Response to File HISD-12-002/efc...

3) Directed the city manager to develop an intergovernmental
agreement (IGA) with CPRD to address designation, management, and
maintenance of the open space; outdoor event coordination, and
specifically a parking management program to address parking needs for
events within the district and convene a neighborhood advisory group.
Said agreement shall be presented to and approved by city council prior
to development of site areas E1, E2, E3, and C3 (the areas on the west
and south sides of the CCC).

To date, it is our understanding that none of the above requirements have been
met, but again as stated, approval of the CMSDP could allow this process to be
“end run”.

Issues that should be addressed under 2012-2998 are noise, hours of operation,
use/serving of alcohol in outside areas, coordination with other “outside events”,
parking, etc... to name just a few.

Recommendations fo Planning Commission:

Recommendations are provided in order of priority, highest to lowest.

1. Postpone approval until all aspects of 2012-2998 have been implemented
and approved by Newberg City Council.

2. Defer to City Council

3. Disapprove

Parking Variance:

It must be acknowledged that the Chehalem Cultural Center (CCC) is in its
“infancy” of operation, and any conclusions drawn from its current state of
operations are suspect and that growth must be assumed once at full capacity.

On page 21 of 251, the applicant is quoted as stating that essenﬁolly the Phase |
and Phose Il areas will operofe within different time frcmes Qggafs that the

justification.

First, to my knowledge. per NDC 15.440.050 (B)(3), that a "legal instrument"
approved by the City Attorney is not in place that provides “evidence
agreement for such joint use”.

Second, the current CCC catalog provides a clear indication as to why the
agreement required in 2012-2998 noted above is needed. The following is a
summary of the catalog.
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Dave Miller
Page 3of §
Response to File HISD-12-002/etc...

Rental Spaces:

While the NDC allows the use of “square footage” to determine parking space
requirements, it is clear that this is a much lower threshold than using the
“advertised” capacity of various spaces that are currently in use. | have used
CCC's stated capacity for the various advertised “rental spaces” and
calculated what parking space requirements would be based on equating
capacity to "seats”. Using this methodology, the following could be deduced:

Parking Space Advertised Required
Rental Spaces: Use Std. Capacity* Spaces

Grand Lobby/Central Gallery | Public Assembly | per 4 seats 250 62
Community Room Public Assembly | per 4 seats 30 7
Central Stage Public Assembly 1 per 4 seats 45 11
Rotary Classroom School, Comm. | per 3 seats 30 10
Large Classroom School, Comm. | per 3 seats 30 10

Total Spaces Required if All are in Use, or Overlapping Time Frames 100

{*Assumes that “capacity” is equal 1o seats.)

What is not able to be easily reconciled is the quantity of parking spaces
needed to support regularly scheduled “workshops, youth courses, theatre
camps & classes, music lessons, ceramics, ceramics/mixed media, glass/painting
and writing/theatre”. | have marked by an “S" for Saturday and “E” for Evening
in the copied and attached pages of the catalog; those “events"” that are
currently scheduled for those days/times. This does not begin to anticipate other
types of classes and events that could occur during those same time frames
once CCC is completed.

What is even exiremely more difficult to anticipate is the impact on parking from
large outdoor events. Again, this is why 2012-2998 should be implemented so
that outdoor and indoor events are coordinated by all stakeholders.

Third, the 50% reduction taken to get from 214 spaces to 107 is dubious at best,
as this is clear per NDC 15.440.050 (C) that is only to be used for a “Commercial”
zone; the CCC is an Institutional Zone.

It is clearly evident that the CCC and the surrounding stakeholders [Newberg
Public Library, City of Newberg, the Masonic Lodge, and the residential
neighbors) don't “fit” into the NDC. |f they were to be built new today, they
could not be built with the limited parking that currently exists.

It is also clear that some variances will be needed as the project moves forward,
but without the following, the current variance request is based on incomplete
information.
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Dave Miller
Page 4o0f 5§
Response 1o Fle HISD-12-002/etc. ..

1. Parking Study and Parking Management Plan Agreement:
Itis clear that a Parking Study and Parking Management Plan should be
developed by a professional consulting firm with documented
experience.,
The Study and Plan should use comparisons to similar, successful facilities
and projects, and within the same geographic region due to weather,
regional attitudes and commonly accepted practices.
This Study and Plan should account for all practical and anticipated
events both inside CCC and in the Cultural District open spaces.
Once a Parking Plan is agreed upon, it should be part of the IGA
stipulated in 2012-2998.
2. Traffic Study:
The traffic study submitted as part of the Applicant's package has some
issues with it.
a. It was delivered to the City of Newberg in May 1998.
b. Intersection counts were only for:
i. Main and Sheridan Streets
i. College and Sheridan Streets

This Study do not account for increased traffic that today exits the library
on N. Howard St., and the added morning traffic that use both E. Sherman
and E. Sheridan Streets as a means of bypassing the traffic light
bottleneck at Main & Hancock and Main & 1t Streets for traffic coming
from the north and west side of Newberg and beyond.

It should also assess the existing street conditions and their ability to
support the increased traffic that will use the neighboring streets. As an
example, | have attached pictures that indicate the existing condition of
streets adjacent to CCC as of 7/8/12.

A new fraffic study would be able to take these issues into account, and
also evaluate the impact of large outside events on traffic safety, and on
the ability for emergency response during those events.

Recommendations to Planning Commission:

Recommendations are provided in order of priority, highest to lowest.

1. Conditional Approval
a. Provide a temporary variance only for Phase Il of CCC, with the
following:
i. Require that the temporary, gravel lot be maximized for parking by
submitting a plan for approval.
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ATTACHMENT 4

Dave Miller
Page §of 5
Response to File HISD-12-002/etc...

ii. That an entry/exit point be created on E. Sheridan Street to
maximize flow through the temporary lot.

b. Require the following to be obtained prior to a permanent variance
issued:

i. Provide a professional, consultant originated Parking Study.

i. Develop a Parking Management Plan utilizing a professionail,
experienced consultant, and incorporate this Plan into the IGA
stipulated by 2012-2998. [This would also be used to comply with
NDC 15.440.050 (B)(3).]

ii. Provide a traffic study that is focused on the current and future
traffic and safety issues of the specific areq, and incorporate this
information as needed into the Parking Study.

2. Defer to City Council

3. Disapprove
Remodeling the Gymnasium into a Ballroom with new North Entrance:

Assuming that the temporary parking variance will be issued as described
above, and with the stipulated conditfions, | recommend that this be approved
by the Planning Commission, if not | recommend that it be disapproved.

Attachments:
CCC June — August 2012 Catalog, 8 pages (copied and annotated)
Street Condition Pictures, 5 pages
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ATTACHMENT 4

Supplemental Comments &
Correspondence

PLANNING COMMISSION MEETING
July 12,2012
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ATTACHMENT 4

July 9, 2012

File No. HISD-12-002/DR2-12-010/VAR-12-001
City of Newberg

Planning and Building Department

PO Box 970

Newberg, OR 97132
To Whom It May Concern:

My husband and I have been long time supporters of the Chehalem Cultural Center. As
such, we have volunteered many hours to assist with the Center and want to see it
succeed. We have no doubt that it will be a success and plan to be part of it.

Having said that, we are also neighbors of the Center, and have a vested interest in
ensuring that the liveability of the neighborhood also be maintained. We, along with
many of our neighbors do not feel that the application for Design Review for the Concept
Master Site Development Plan and the accompanying Variance Request provided by the
applicant that is before you can be approved by the Planning Commission without
additional information.

The Applicant began this process by having a Visioning Process for the outside of the
Center which included stakeholders, but the neighborhood was not properly notified of
these visioning meetings. After the Master Plan Concept was already on paper, and
citizen input was garnered from people who did not necessarily live in the neighborhood.
the neighbors circulated a petition to demand input into the process. We were then asked
to attend neighborhood input meetings, and although we were allowed to talk about our
concerns, our concerns were not addressed and answered to our satisfaction. For
example, we asked for traffic studies, which included an impact study for noise and flow
through for traffic based on another Institutional user (maybe even in another
community), event planning written agreements to show how events would be
coordinated, a study to include impact of outside activities and what additional factors
that could present, and consideration for flex space that could allow for additional
parking onsite. The applicant has stated to many of us that we were only concerned
about parking.

This CMSDP presented here shows the outside development of the site, and does not
allow for any flexibility on the site for additional parking, IF WE NEED IT. The
CMSDP does not show any changes from its original document that materially address
the neighbors concerns about parking, noise control, event coordination or traffic flow
through, and impact on the neighborhood that affect infrastructure, safety and other
concerns.

The neighbors requested the IGA to allow us input into how E2, E3 and C4 are
developed, on the west and south of the building, but the conceptual drawing included in
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ATTACHMENT 4

this application show the concept that the applicant wants to pursue, and has NO
flexibility built into it to allow for potential flex space as the neighborhood has requested.

The Variance as submitted by the applicant also does not give the Planning Commission
enough information to make a decision at this time, in my opinion. (I have underlined
and italicized the text that is from the CPRD application.)

The applicant is required to state why their variance request for only 53 on-site parking
spaces is a valid request.

(A) Requires applicant to show that “strict or literal interpretation and enforcement
of the specified regulation would result in practical difficulty or unnecessary
hardship inconsistent with the objectives of this code”.

The applicant sites that E-2 and E-3 on the west side of the building are intended
to function as event space or park, or sculpture garden or informal bocce ball
They also state that the enforcement of parking requirement is inconsistent with
practical functioning of the building site and would create a vast area of unused

paving.

The building site is only 2.5 acres and the site already includes plans for a
forecourt on the south side of the building, and has a park on the east side. There
is already a massive attendance that is evident on Tunes on Tuesday event. and
many other planned outdoor events will occur in the future. The neighbors have
asked for consideration of a flex space to be allowed on E-2 and E-3 to be used
for parking and other uses, and have asked for further study of the impact of
current events and a professional parking and traffic study to be conducted by a
neutral third party to determine future on-site needs for the site. We are
concerned about more than parking! We are concerned about neighborhood
liveability, safety, noise and environmental impact, traffic flow through, event
coordination, and parking.

The applicant is not suffering from any physical hardship or practical difficulty if
there is a flex plan in place to consider the space as potential use beyond an event
area. Potential flex space planning would not necessarily create a vast area of
unused paving. Potential flex area could assist in creating a space that would be
consistent for the intended use, and also address additional parking needs, if
needed.

(B) Applicant is to show “that there are exceptional or extraordinary circumstances
or condition applicable to the property involved or to the intended use of the
property which do not apply generally to other properties classified in the same
zoning district.”’
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ATTACHMENT 4

The applicant states that the Newberg Cultural District has a specific civic and
cultural role within the city. That is a statement that we can support. However,
the newly accepted Newberg Cultural District with the Chehalem Cultural Center
in the District also has requirements as any other property development to provide
needed infrastructure including parking and planning to accommodate their use.
Pushing much of the parking out into the streets surrounding the Center, and to
other lots is by itself, not the answer. The formula used to derive the parking
requirements is based on a commercial zoning application that is based on square
footage in the building itself. This property is an institutional use and the planned
use for the site does not take into account the many planned outdoor events that
will take place on the site that will also require parking.

The applicant states that the IGA for E-2 and E-3 s already requiring them to have
additional checks and public review of these spaces on the west side of the site.
This is true, but the overall planning for the Center does not take into account the
impact of what is really being planned at the Center, namely multiple events
inside and outside, with no clear understanding of what will occur here and what
magnitude the multiple events inside and out will cause.

(C) That strict or literal interpretation and enforcement of the specified regulation
would deprive the applicant of privileges enjoved by the owners of other
properties classified in the same zoning district.”

Applicant states that they have already agreed to governance atypical of other
property owners. This is as it should be. The Cultural Center is situated on a 2.5
acre parcel in the center of an over century old neighborhood. Many of the
residents do not have parking other than street parking due to the age of the
neighborhood and that many do not have room to put on site parking on their
properties. The neighbors use the street parking because they have to, in many
cases. The Center has room for additional parking, on the west side of the
building, and the applicant should consider using the additional site space that
they have as flex space, that could be used for parking if needed.

(D) That the granting of the variance will not constitute a grant of special privilege
inconsistent with the limitations on other properties classified in the same zoning
district.

Applicant states that granting of variance is consistent with its role in community
and is not a special privilege. If a private business wanted to request this kind of
variance for parking, it would be required that they substantiate with valid current
documentation why they should be granted the variance. There is not enough
information in the current application that is presented here to substantiate what
the impact will be on the site. The applicant is not required to present a current
traffic study, parking plan, or impact study to professionally present data that
shows how it is addressing these concerns.
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The parking management plan presented by applicant states that with 350
attendees the event holder would be required use the parking management plan
outlined here. How did applicant arrive at 350 as the trigger point? What about
the number of outside events? More study needs to be done to determine the
trigger point for this.

The count that applicant came up with in its parking survey measured events that
are in their infancy. The applicant measured parking on the first day of a Farmers
Market that is only in its second year. The applicant measured a weekend event
for a brand new fundraiser called Vintage Treasures that just started. These may
be valid events, but what is the impact over time as these events gain popularity?

Case in point, when the ever heavily attended Tunes on Tuesday began in 2007,
the attendance was less than 100 people. In 2011, it was estimated that the
average event topped 800 people. There have been no additional parking
requirements, safety measures in place for the holding of these events. The
neighborhood has been supportive and tolerant of these events but as it has grown,
it has caused hardship on the neighbors.

The material that has been presented by the applicant is not sufficient to decide
the impact on the surrounding properties.

(E) “That the granting of the variance will not be detrimental to the public health,
safety or welfare or materially injurious to properties or improvements in the
vicinity.”

The applicant is arguing that they may only really need 59 spaces that will
“seldom be used” as noted in their application. This is not representative of the
facts.

The parking requirements are based on a commercial rule, but this Center is an
Institutional use and will require further study of traffic, parking, impact on the
neighborhood prior to adoption that limits onsite parking to only 53 spaces.

Many planned outdoor activities will draw need for additional parking that are not
measured by the commercial standard for parking based on square footage of the
building. The parking plan presented by applicant is incomplete, since it does not
measure any impact of more heavily attended outdoor events, and is only looking
at newer events that do not have a history for how many people they may draw.

There is no traffic study required apparently for this application. Inserting a 1998
traffic study into this application, that is not measuring current activity at the
Center or surrounding areas is completely irrelevant. A current traffic study and
impact study along with a professional parking management plan needs to be
presented before the decision can be made to approve this variance.
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Further, the applicant says that there are 450 spaces in a walkable area to the
Center. The term “walkable” should be defined. Generally, we know that people
will not park out to the area where the 450 spaces are available. They will park as
close as they can to the Center and will use all street parking before they go to the
outside lots in this survey.

I would ask the Planning Commission to seriously consider requesting further
information before granting this Variance for 53 parking spaces. In addition, although
many in the neighborhood are in agreement with many of the plans in the CMSDP
presented here, we request that the remaining areas on the West Side of the building
known as E-2 and E-3 and the South Side known as C-4 Forecourt be allowed to have
neighborhood input into the process before accepting this current CMSDP as pictured in
the applicant’s documentation.

The entire process that the applicant has put forth does not incorporate the full input of
the neighborhood. Many of the neighbors, including this writer are willing to work with
the applicant and the City, Cultural Center Board, and other stakeholders. We believe
many of the ideas are viable, but we hesitate to endorse the request before you as we do
not think that there is enough information to warrant a decision on this just yet.

A professional parking plan, traffic and impact study and consideration for safety, noise
and other impacts should be considered including anticipation for all planned indoor and
outdoor events before a decision is made about the CMSDP and the parking variance
request.

opcerned Volunteer and nelghbor
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RECEIVED

July 9, 2012

To: Newberg Planning Commission

From: Dave Miller, Primary Opponen’rz}?i«m,
A :
Newberg, OR 97132

Re: File HISD-12-002/DR2-002/DR2-12-010/VAR-12-001, CPRD Chehalem Culiural Center
Introduction:

The purpose of this response is to arficulate why two of the three points in CPRD’s
application before the Newberg Planning Commission {NPC) should not be approved
as submitted.

There are three distinct components at issue before the Planning Commission today.

1. The Concept Master Site Development Plan {CMSDP) for the Chehalem Culturail
Center (CCC).

2. A variance to reduce off-street parking for the eventual full build-out of the CCC
site.

3. A design review/historic review for remodeling the gymnasium into a baliroom
with new north enfrance.

I would like to state that my wife, Mary Martin Miller, and | are active supporters of the
CCC, and that we have been since 1999 when City Council first voted to move the
zoning of the old Central School into an Institutional Zoning. We have hundreds of hours
of volunteer time over the last decade, and look for the CCC to become a key
aftraction and asset for Newberg and Yamhill County.

CMSDFP:

As stated, approval of the CMSDP by the NPC gives CPRD the ability to proceed
forward with development of the outside spaces with only a Type Il Design Review/Type
| Historic Review, which per Newberg Municipal Code (NMC) 15.100.030 is only a
Director decided decision for the Type Il Design Review.

This process, if approved, would appear to be in direct conflict with Newberg City
Council Resolution 2012-2998, specifically, item number three (3). (Hereafter, this will
simply be called the 2012-2998.)

3) Directed the city manager to develop an intergovernmental
agreement (IGA) with CPRD to address designation, management, and
maintenance of the open space; outdoor event coordination, and
specifically a parking management program to address parking needs for
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events within the district and convene a neighborhood advisory group.
Said agreement shall be presented to and approved by city council prior
to development of site areas E1, E2, E3, and C3 (the areas on the west
and south sides of the CCCJ.

To date, it is our understanding that none of the above requirements have been
met, but again as stated, approval of the CMSDP would allow this process fo be
“end run”.

Issues that should be addressed under 2012-2998 are noise, hours of operation,
use/serving of alcohol in outside areas, coordination with other “oufside events”,
parking, etc... to name just a few.

Recommendations to Planning Commission:

Recommendations are provided in order of priority, highest to lowest.

1. Defer approval until all aspects of 2012-2998 have been implemented
and approved by Newberg City Council.

2. Defer to City Council

3. Disapprove

Parking Variance:

it must be acknowledged that the Chehalem Cultural Center (CCC) is in its
“infancy” of operation, and any conclusions drawn from its current state of
operations are suspect and that growth must be assumed once at full capacity.

On page 21 of 251, the applicant is quoted as stating that essentially the Phase |
and Phase Il areas will operate within different time frames.

First, to my knowledge, per NDC 151.614(B)(3), that a “legal instrument”
approved by the City Attorney is not in place that provides “evidence
agreement for such joint use”.

Second, the current CCC catalog provides a clear indication as to why the
agreement required in 2012-2998 noted above is needed. The following is a
summary of the catalog.

Rental Spaces:

While the NDC allows the use of “square footage” to determine parking space
requirements, it is clear that this is @ much lower threshold than using the
“advertised” capacity of various spaces that are currently in use. | have used
CCC's stated capacity for the various advertised “rental spaces™ and
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calculated what parking space requirements would be based on equating
capacity to “seats”. Using this methodology, the following could be deduced:

Parking Space Advertised Required
Rental Spaces: Use Std. Capacity* Spaces

Grand Lobby/Cenfral Gallery | Public Assembly | 1 per 4 seats 250 62
Community Room Public Assembly | 1 per 4 seats 30 7
Central Stage Public Assembly | 1 per 4 seats 45 11
Rotary Classroom School, Comm. 1 per 3seqts 30 10
Large Classroom School, Comm. | per 3seats 30 10

Total Spaces Required if All are in Use, or Overlapping Time Frames 100

{(*Assumes that “capacity” is equal to seats.)

What is not able to be easily reconciled is the quantity of parking spaces
needed to support regularly scheduled “workshops, youth courses, theatre
camps & classes, music lessons, ceramics, ceramics/mixed media, glass/painting
and writing/theatre”. | have marked by an “S” for Saturday and “E” for Evening
in the copied and attached pages of the catalog; those “events” that are
currently scheduled for those days/times. This does not begin to anticipate other
types of classes and events that could occur during those same time frames
once CCC is completed.

What is even extremely more difficult to anticipate is the impact on parking from
large outdoor events. Again, this is why 2012-2998 should be implemented so
that outdoor and indoor events are coordinated by all stakeholders.

Third, the 50% reduction taken to get from 214 spaces to 107 is dubious at best,
as this is clear per NDC 151.614 (C) thatis only to be used for a “Commercial”
zone; the CCC is an institutional Zone.

Itis clearly evident that the CCC and the surrounding stakeholders (Newberg
Public Library, City of Newberg, the Masonic Lodge, and the residential
neighbors) don't *fit" into the NDC. If they were to be built new today, they
could not be built with the limited parking that currently exists.

Itis clear that some variances will be needed as the project moves forward, but
without the following, the current variance request is based on incomplete
information.

1. Parking Study and Parking Management Plan Agreement:
It is clear that a Parking Study and Parking Management Plan should be
developed by a professional consulting firm with documented
experience.
The Study and Plan should use comparisons to similar, successful facilities
and projects, and within the same geographic region due to weather,
regional attitudes and commonly accepted practices.
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This Study and Plan should account for all practical and anficipated
events both inside CCC and in the Cultural District open spaces.
Once a Parking Plan is agreed upon, if should be part of the IGA
stipulated in 2012-2998.
Traffic Study:
The traffic study submitted as part of the Applicant’s package has some
issues with it.
a. It was delivered to the City of Newberg in May 1998.
b. Infersection counts were only for:

i. Main and Sheridan Streets

i. College and Sheridan Streets

This Study do not account for increased traffic that foday exits the library
on N. Howard St., and the added morming traffic that use both E. Sherman
and E. Sheridan Streets as a means of bypassing the fraffic light
bottleneck at Main & Hancock and Main & 15t Streets for traffic coming
from the north and west side of Newberg and beyond.

It should also assess the existing street condifions and their ability to
support the increased traffic that will use the neighboring streetfs. As an
example, | have attached pictures that indicate the existing condition of
streets adjacent to CCC as of 7/8/12.

A new traffic study would be able to take these issues into account, and
also evaluate the impact of large outside events on traffic safety, and on
the ability for emergency response during those events.

Recommendations to Planning Commission:

Recommendations are provided in order of priority, highest to lowest.

1.

Conditional Approval
a. Provide a temporary variance only for Phase Il of CCC, with the
following:
i. Require that the temporary, gravel lot be maximized for parking by
submitting a plan for approval.
ii. That an entry/exit point be created on E. Sheridan Street to
maximize flow through the temporary lot.
b. Require the following to be obtained prior to a permanent variance
issued:
i. Provide a professional, consultant originated Parking Study.
i. Develop a Parking Management Plan utilizing a professional,
experienced consultant, and incorporate this Plan into the IGA
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stipulated by 2012-2998. [This would also be used to comply with
NDC 151.164(B})(3).]

ii. Provide a traffic study that is focused on the current and future
traffic and safety issues of the specific area, and incorporate this
information as needed into the Parking Study.

2. Defer to City Council

3. Disapprove
Remodeling the Gymnasium into a Ballroom with new North Entrance:

Assuming that the temporary parking variance will be issued as described
above, and with the stipulated conditions, | recommend that this be approved
by the Planning Commission, if not | recommend that it be disapproved.

Attachments:
CCC June - August 2012 Catalog, 8 pages (copied and annotated)
Street Condition Pictures, 5 pages

82 of 96



ATTACHMENT 4

£889-/87(€0S) :Buljod Ag sessp|o 10} 18isibel 9

1senbas uodn
BIGOIDAD U0 $9}04 {JOId-UON

sinoy Jubie o dn oy 05e$
SINOY INeY 0} dn oy Oy 1§
noy sad g

{og Ajondo)
WIOOISSDID

abBID7 g WOoO0Y §,usIpiUD AIDIoY
STVINIY
WOO¥ TVYNOLLIaav

I

‘Bbnig

DHUB T BY} UO SJUBAS PUD
sooupuoed  Bupwoodn
10} @Usgem IO usia  Bul
~0ud 104 DYJO N0 JODII0D
saoupuLIoad oS

1OUJ0 puD  spsouod sbul
-PR8s ADIBY 18J0BY} L0}
wep spn Buwiopad 10}
BNUDA  BIDWYUL §,19JU8D)
IDINENT WIBIDYSYD 8y} ul
SOUBIPND INOA BIDACDD

{5y AondnD)

MON JOVIS TVIINID

sinoy ubte o) dn oy 057$
SINOY INOy Of dn 1oy Op 1§

inoy sed gy
(08 AgondpD)

WOOY ALINNWWOD

sinoy g 0} dn 1oy 0694

SINOY §-7 10} 06 1e
{057 Alondo D)

A¥ITIVO TVULINID/A9901 ANVED

sinoy g o) dn 1oy 0524
sINoy y 0} dn 1oy 05 1§

(001 Apopdon)
A9907 ANVYD

g B0 |UD2|LIN}NDWS|DUSUD 1ULUO 81D SIDISP SSDIO

SHOMUD AU

SYUDE BIDDID O} S8DIN0SAI DInjoU Buisn
Y LD yim uealf Bulob jo uoypiodxe uy
SpoMypDg

sispud

LUOUDD BU} PUD HD WBPOWU JO MOIA Y
UOHODISQY UOHOY

AJOISIY

10 O ARNYS © 0B o) Buluind 8ADD WO
JUIDd @AsseIdx

1o U4Bnosyy suoyDi@s olods

pUD $jABDUOD HDPDLIBYIDW DUBWosb
LD ADIOdWauoD $saIpPD Of Apondijnu
Ul 5j08[00 POInADEI PUD ADPAIBAS BUIsh)
SjUBWIBE PBoNIjsuUCDaY

suspIng uay g Bupipwl sedod

PODOY IS BUL

sHUBLWIBIE Aouiny g sBumbiq Jedod

1] 'OpRDId 1Bdnd Buipuinor by Buow
FSOW SiS JoBNg sopsny sOp 8P DIG
ouyn op aly

SISHAD PUD 1O JO SBUNIUSD 8Y4 N0
-UBNOIY] SJUBLIBIS DISIALS UO $BIDNES SNDO0Y
spySyrods

‘SAOHSIIOM ,09€ FANLIND F1dWVS

pup 8bBDILBY [DINYND 'SHD |PNSIA Ul SAOYSHIOM =

el
o}
ooy
o
o
0}
°
S
o
©
-
O

B0 IOINOD|DINHNIWIBIDYBYOHUSIDY
IOW-© DIA JO £889°/8F°E0S 10 SHUM
UBIDY 10{DUIRICO?) PUOHDONPY

INO JODIUOD 8sDBId ‘BIoW LD} O)

soIUNLIOddO UoIgIUXE PUD
SSOWAIDY UO-SPUDH “BINIDET JU0JISMO
FAMONI SOHSIIOM

UBIUED AJUNLULIOD 16
[OOUDS D J0 BIIS~O PEIBHO 8¢ UDD IO I8}
-UBT) ICINHND WBDYaYD 8y} jo paysoy aq
o} paussid 810 sdoysyop eipdionind
o) suoyp2uoBio 10 sdnosB sENPIAPUL
Bugous 'dn pun sely} pabo sjuodioipod
10} paubisep AgDPRIOND 80 STOUSHOM

SINODS IOY SjUBWSIND
-o1 9BPOA UIM SDBUUCD JO/PUD  SHuN
DUDWBY  FEDUDYUS  'SBIPNIS  IDINDILND
sjuslusiddns doyssiom paubisep
WIOISND LoD 'sdood sjnoos Wb g A0 {00
-0 PUD SOIIDN] SDNO0SBL JOIUBS “SUOYDZ
-unBIo jooyDs awoy sanoib apoiodion
pupL  AUNWIWOS  “sanosB jooyos 104
pwaped  oib  swoiboid  yooeuno  iNgo

s Buiwoped

83 of 96



ATTACHMENT 4

£889-/8v (£05) :Bulod Ag sess0[0 10) JojsiBal 8

isnid o sy uosHd Bl O ING ~ AJDS

~$808U 90UBLedXs ON LBDULP 108G L BWOoDEq O}
BDIUBD IDINYIND BUY 10 dBIS 1511 JNOA ByD] "saHUDP
UOT IO O SHUIDWOL ISOW BY) - puyusbly woy
oBuUD} IDUIBIO L} LUDS| PUD BWIOD) 3109} oW HO
BUOBWOS (DIDBCS oY) daams 0f Buipsau noA aiy
ADMDUIH BUOW UUY 010n1sU

dng pi sebBy™

OONVI INILNIDYY

jeusap INoA Buud isnl -~ pepinord oq
liiw sacidng pun seusrug spund “App 8uo snf ut Buyud eleidwo
L 810D 0f Bulnaio sausniq INoA (86 pup dousiiom uny puo jsoj
SIUE O} BWOD AIDBULIOIOD PUD UOYDINAIIDW DIPBW SBNDILY DS oY
-noyddo Suyund uoysOUWISD JOJ0D O} PB3NPOIU| 8G fitwn SiUBpNS
NOA OF IDID@AS $1IDLY BB0WI UD IO S|X8| BADEID "LOYDIDA INOA WO
ydoibojoud siduws © uo pesog Buyund PUD-D-J0-BUO D 91087
ADY UOULIDUS LOIDNHSU
(popmou| seyddng puv sousiow iIv) 57¢ |18
Wd 002 ~ W'Y 00:01 91 8unr .3?23%: .

an g vt mww<><o<z_oz=z.§|

IS0 © 0 paddiys

U UOD IO UID Q014 1D T BUNr UO dn-ioid 104 ApDBs 84 im 58081 |PEB0INODUS §i WISDISNLIUS
NG - ADSsaDeU 8duBLadXe ON "UBSOYD 108f0id JO BdA] Buy uO pesDY JOIDAEUL Yl O) pod
94 O} 80 588} pUD punod ayj AQ PeDd BID SPUBILW B JNOA dn By M oY) S|UBWBIE
SADIODBH PUD SUOM JOLIGHIUN "SIUDPUS INIINDBY 8IDBID O] LOYNDEXS PuL Aloay) ssnib
ubisep Buind wol ssoib 4O SIDUBLWINPUNY B4 Of PEDNPONU 84 M SIUBPNIS (UG § JOBY BU
UDWBUOS AIOW LIOLONUESLY

J0J0N1SUL BYL Of PIDG 8Y O, DI JO a1/E 1S + 528

‘Wd 0021 - WY 00I01 & aunf 'AopIning

dn gzt seby SNISNA $SV1S -

JADDRINIDS BADIUN © ] 9YOW BIID}-HSEDY PUD SUOISHIDUI
O OHEDIBS Buouals spapul I SENhIUYDDL SaINXS)
PUD 00D JO 38AD 5108ye Burnwn 8ineid o) ssoib
BU IS O LIDS] "SHUDIQ J8Udod pawn-aid upm Bulu)g
HD O SOM peBwbud ‘enbun eynw o) Jeddon uo
ssoIB paispMOd BSN 0} MOY JO SDIED B4 LIDS| JWOoD
UDWBUOIS AIDW  LOIONIISU

oonisul sy of piod 8 0} 88 soUBoW 014 + 0t e

Wd 087 ~ "Wd 08121 4 Bunf Aopinjog .m r Lm

SHNpPY SNITIWVYNI - s e ST

BUIOD U SIDBA JOJ PBINSIBIL 94 fIiM |DY} SHO0Q IDUOLIBd
PUB-O-O-DUO BIDBID O} SIS BUumip AI0I2NPOoiUl pub Buljum SARDSID UORISOWOD ‘Bupow
FOOU §O S2BOG BY) LIDD SJUDADLIDY sBuoWBW DDadSs
PUD LN S IBLUILUNS *SUOHDD0| BUIOXS BSOU} PIODSI Of ADM
SUO § DLINOT BINJOLE D OJUI SDBP) PUB SIUBNOLS SUCHDAISS0
suoiidaniad oA Buying  JARUID) BIUS INOA LiJM UOHDODA
BWWINg IN0A Jo goiep eyl aindnd o Abm (peud vy
ADCH LUDSNG OIS
JO)DNUISU BYL O) PO 984 SIDUBIOW ¢4 + 08%
Wd 08T~ WY Q001 & &Unp "ADPRINIDS

dn g 4 seby ONINVYNINOT JUNLYN ™

SdOHSHIOM

0z wrd ogig - wrd ORIz 4 |uUnp ADDINDS -

/ B10°191USDIDINYNDUISIDYBYD 1BUIUO 81D S|P SSOIO

‘£889-/8v (£05) 110D 8sp8|d |5y Buhiom doysiom jey uo 196 of
"UO0S BUILIOD SIDIBP "PEDIS 810 DUIBSY UM SHOUSLIOM 151y
Wd 6-§ VNINAY ILVEGTTID. HOMBY ADPUY 814 12 JI9WIL4TS
wid §-6 DG MIOY 7 NIOMHY ADPLY S 19 ISNONY

NOSNIE VRIDIY

wd - uoldadDY ISIY B HIDMEY ADPLY ISHd 1L ATNT
3 4 d ji

~abnd doysuom eyl uo sinieq

seubiey

AULIEYT UHAA 18500 LSOW 018w DIYcliDWIOg UMD INOA BIDRID
doyssiom IsiY paInivay 08 INNT

wid §-6 MOMPY ADPUY ISH4 1L ANNT

W IVITIOWIEd

SAVA INVIIOIWI

AIBHDO) spuUBWIB 1YY tosuods snoseush INo
O} SRUDYY JSOD OU D SHOIYXS HID 8yl sooususdxd
Of AIBIIDE) USLUD J §,19{U80 DU} {SIA Of NOA BHAUL OM

SUD seqy pup AydoiBojoyd ‘einidinoas Buipnioul
SLUNIPSBU SNOUDA JO 1D [DUOKDLLIBIUL pUD [pUOIBa)

©o0o] Jo dn-euy P8ISO HQUXe 0f pnoid §
BIUBD  IDINYND  WIBPYeYD ey} Jawwns Sy

z10T 0F %.5% -9 AINC
IHS dNOYDE:S

84 of 96



ATTACHMENT 4

Cevong) g ] Nw > &

e
\_Fw%»xﬂ wfmw AL m}; » M\\m %

£889-/8v(£06) :Bupo AQ sassp|o Jo) seysibar O} 4 BI019IUSDDINNDWSIDUBYD :BUHUO BID SIIDISP SSDIO

@IOW Yomu
3 91qp} diysioquuaw oMUY ADPi 514 ‘UoNqUISIP [pusbw ‘Hoddns yseq ol -
(g ‘ydag - | jdag) dn-upsio g dn-jos “1028p ‘sdoyoM LD JONIY SIDIgeeD, -
(1snBny - Ainr piw sBuiuaag Abpsan)) Yjoog JBiuan pinyny Abpseny ug seuny .
{1swiuing ayy Ui Appsan] Yo03) Yooy 1IBJUS D) [DINKND |SNIDW ADPINDS .

SUFIN YFHINNTOA ONIWODdN

BINIHU BIO|AXS BM SD 00} APID B4 D s@BUN INOA 186 juBiw
NOA "MOLDY JOABL NOA (BUY (S0 O M DIBLIDD JOOUS PUD
JUIOA D 'SBA PUD - DIBWIDD [DIBID UMD NS BADY SN
SIUDAIDUDY (00} |BSUNS D BYADW ~ UORISOCWOD (opped
1oy Buunidod pup sadnISPUD| PLUOM DIJODS0IDIU BU} JO
HOO! IV BM IBYDaMm B 10) Buioo epudoiddn pup ey
-10Q Jaom Hopus © Buug uolpedxe odoiBoloud © 1o}
SIO0PRING POBY UBLY PUD ‘SoADadsIBd PUD sa(AlS DIydIB
-OJoUd BUILIDXS O} IBJUBD By} D 188 (M SILDAIDIInG
B MBU D U BINJ0U O SI0[0D PUD SBINXS1 sy} eunidnd o}
UOI558S BUBOOUS UO-SPUDY SIU} Ul PEOM [DINIBU By} 8I0|dx3
SIUM USIOY LML,

1BDIUNIOA/DIOUIBIUDDIDIN NS YBUYD MMM
ANIINO JT9VIIVAY NOILYDITdd Y ¥33INNTOA

INOA JUDM &M I B0 B 1 o ¢ Ao
“ODIAISS JBIOIND BUIPIACIL SOAD| DUM BLOBLUOS 10 ' [SILID UG AN 11X 1 810 [ ! e 008 S DO e Esﬁ&

X — cet  ainon U Ayduibooyd
NOA JOUIBUM 85D JOBIUNIOA BSIBAID PUD an g 9 seby LSEYTD ONDIOCOT FHL HONOUHL,
BBID| D IO} PHOU INO SHOD 05 'MOIS OM Sy

L BINYND PUD ARUNLILIOD Buyosuuon Ag BEHYD DUOIHIPPD U 10§ paddiys &g uno
SBAl YOUUS PUD BAdSUL, (UOISIA INO DBIUOPD SBDBI "0 BUNE AQ N-DIC 104 ADDBI PUD PBIY 94 [IIM HOMUY  HOMLID JN0A U0 8ipIodionu of
BADY OUM SIBBJUNIOA SSBHUNOD ay} 0} uod oM uBiw oA 1oy om0 8B uo 1o walnd uBisep o Buug NG AIDSSEDBU BdUBUEUXS ON
Ul SYUDUE AHUNLILOD 8A0eID © Buipling O JO $HOM DUBFD-JO-BUO0 B{DSID O} UORDOICCD PUD LORDIODSD BODLNS 'saNbIULDB} Buping
UNBoaq 8ADY BAY TOIOW YDA 0§ UL 810D ~EUOY 8IS O] PRDAPOCHUL B [IIM SHUBPNIS "HWOD 0] SI08A J0) AOIB Im NOA 1B} soll enbiun

JO/PUD $BUIDE [JOWS “SBUSID [DNPIAIDUL 81DV PUD OIPR)S SOIUDIBD By} Of BUIOD)  (SDUDYD

R @EEEQQQW_ UODBUNG S{UBAS A INOA §,0101  3NOA O} ONDIUN BIBM [DU] $958I0 DILBISD BIDBID O} PAJUOM SADMD NOA SADH
SNWILIOD BUIPAIDU PUNOLIDSA IB1UST BYLID SIUM UBIDY SI0|DNIsUl

Buuaddoy sBuiy Buioxs jO 10] D 8ADY OM 598(014 UQ BUPLETEC 99914 J3g 0PE-0Z8 .
IMOAIOWOL GALVIID vV AINg Wd 00T~ W'Y 00:01 & Bunf "ADpIning nw
dTIH OL AVUOL ¥FAINMTIOA V ANO DY Py dn g g s9Bv 09 OL SOIWV¥ID

$plai J0J07) PUY UCHODHSAY ~ 9T Bunf
WOBBIO §O SHNKY JBUILUNG/BIN IS ~ 61 BUNT
$OCDDSPULT PUY SPIDABUIA UOBBIC) Butupd - Z | 8unf
(uBIN AUDIS 5, UBOD UDA — & BUNf

ISHYAS JUUNT THL MO INO YO dN-NOIS

85 of 96

SDAI BAOBIO jBlsap JNoA Bung 1snf ~ paplroid ad (jIm seddns puD SBUSNIG SIUIDG  9D8ICLBISDW INOA 8§08ID
A8 4O sBU AOIS sy sioldxe O sseuBum D 180 'BouBNBUXS BUpDWU-UD SNOARD BADY o} .@306:09 Bujuiod 210|cxa pup 58S BIOUM L} 10 SO Buo Joj dn-ubis App-o-u-Buljuind
jou pasu SUDUIDINDG Bupow o Jo ADp xau sy Buinp sn aidsu) puo eBisws of ue|e; anbiun © 810815 0} 3411 1S BNbUN B BinjdnD AU 1O UOIDD PUD JIOY SAIDSID UM SI0[0D
-AIOIS IBUL NG b;ow aBDis auy 9% 0} Apod PUD $BUCIS UM Aswnol Ino wiBaqg | am Buu %o_mm ‘BPISHY D 0 Y00} O} MOY .Ecm_ ADM mc*c_otwhcm Uco. ung o u ucc o_van Byl 0 BLOD
-BA8 ADPLY  eBisWs O] SBUOJS (DUOSIBT INO MO Of UOHDIDBW PUD Buyum ‘SUoyDZiD BIAM c@:.c._ Hoongsul (pepapul serddng Uc,.« .w_o_hmBE__i org ;.;E_mco“ ;;“S.m 005 sAppsany

-SIA BANOBYSI SZIN M SM TsABwINol Ino 50185 AOUSHIOM ADQ-V-Ll-Buytto
O} AUCLUISS| JDBY J0U} JIDDS © PUD JBUUDY :}9\ INIYd Gz;myx:m
Js D 20810 M jundiDiund yong  peiouoy

PUD D8 IDUILING 8¢ ([ SBUOIS SIONPIAIDUL "UO)S L LR ETRY  suuJo) avj-Auaq juj sl pup seBopusddn aam pajsimy

~s9idx® JO 9DIBA D SO NIs Buisn  seay Jeul
JOSBUIAIOIS UL UM UDHWID) SI0W  BLIOD
B0 puD @ojdxe o) siundiupd MOD  |iIm
TOUSNHIOM  [DUBLBAXS  JDU-D-PUD-ADD  SIY]

SROUL O} MOY 'BUODIS JO SBSN BADIODBP 'sBNDIUYDSY
BuBpa sl O} PEONPOIU 8G PUD Yoo} supdold ©
Buisn Usaws U} (D31} BUIDY O} MOY LIDST [a3SHQ LseW
1BBI5 SSIUIDS DIYCUOWIOI BUD SXDW O $anbUyDey
UORODUGD)  USBW  [DjBW DISDG WIDS| (M
Spuapnys AOUSHOM INOY-9 uny S} ¥]
Jaubiag AUUDT ISINY DaINID8Y LOIDNISU|

{51V BUL O] PIDd ~ 84 slopeow G2 + 548 .
Wd 00 ~ W'Y 0001 OF dunf Aopingog
inpy S1INSVE HSIW DIHJHOWOIE

‘wd - W gL | pisnBny ‘Appanjog spuy m,
‘wi'd 008 - 086 | £ ysnBny ‘Aopyy isujbag -
Koporulsul 8y o) piod ey slousiow st + o/t o
HOOSHDM [810BI0W OIS
HNPY dJOHSXEOM ONIINIVA XHS B NOISIQ 3DVAENS NS NI SIHOLS

NGO SJOHSHIOM SAOHSIIOM




ATTACHMENT 4

£889-/8¥ (£05) :Bulpo Ag sassoio 104 1ejsiber  Z|

iitioe UORBSTT] MOYS v axen 5397

=3 o[uen yeURW] L JEIMEA UBg

r Suonen)axg AR AoudwyBUbES |
uos|an gaal s|ABQ BULERQ

T EGICE] SaIeD) JO1EILL
UM UBIeN JFIMEA UBE

SIB16E B 195 B s

ysng eIlest . sjARQ BULBAG

AYUNG FATIED BNS FAIJEES DIUBLLID IS
LOESBICXS
SADSID JO PUDESPUOM B} OJUl BAID PUD SIQISSOUW Sil} 8DDIGUIS O} SJUBDNIS JO] BAUBADL UD
SIBHO WODI YOOI saININDS sadnd Of DUDP WoHY ‘Buyoo oy uoypIsNYL Woly BuiBuns swioy po
SSIOAID DIOICXS Of SJUBPNIS SBIAUL JBOM S 'SAWDD SUY JOWWNG §J8{U8D IDINYIND WBDUBYD
1O DUOM ASDIUD] BUj 1D DI UNL AJIARDSID NOA 187 8N0A 8% uoyRUBDWY INOA LUDD BIBUM
HO JIDY iy} oy 196 pup siodwond omy 1aisiBas JuspMS/§128

L UoypuBow sARD1D,, wid 0%y - WD 00:4 (4-W) 6T SUAF - §Z UNT 1T UOISSSS

F]INS FANEAL

sutiRio|dxg Aels MOUS Y @il 5187
UM UBIEY ; JRIMEA UBE
ABOIOWIAW UBgin ACIAW| DU DS |
ojueD YeLeRy siARQ BUURAQ
SABANS 1Y SALLET) Ja1RakL

ysng elyea JmMeA Uag
AqdeiBorogd Bujwmsos |
UM UDIRN S|AR( BUUEBT

NG B4} ut Lol pUD O INOA BS00UD “pounuuoped

pUD 8oUDP DM YBNOoIY} PBIoAXs B4 OSID [|iMm DIUBLIY UHDT JO SBIN|IND JUDIGIA BYL "HD [ e][8]
pun AddoiBojoyd yBnoay uns au} sSeLIoy O} AHUNLIOCAD SU) SADY [IIM SADDI} D385 U SJUBPNIS
"BINIDU JO ANDSBY PUD JOMOT B} UO $85ND0JIBIUST [DININD WBIDUBYD 1D DD JBLULLING JO 488Mm
Sy ssepUD B seulaissod eyl pun Buliys st uns auy AOUY PUD JDBA D BUilidm UBS 9A,8M
HO JioY piy dU} 0B pup s1adwod om) 18ysiBs) uepnis/s1zé

LB0IgaIdD §,{97 IBUWIUING S 3, wid QOip - W 00:4 {4 -W) ZZ dunf - gL dunf | UOIsSaS

-9 $850 o4 sAdwnD

SV JBLLILING §,J81US D) [DINEND WBDUSYD U} O Unj U Ul Lol pUD 388m Yo
BUo B500UD ~ sispydwe puo sdnoul 8B AQ papPIAIP
BID SAWDT) "BIAS BALDSID ULIBUILINS BU JO 3O
PUD dWIDD BILIOAD] 48U} 9500YD UDD sOBD IO JO SPIY
[8ALDBID 195 O} SJUDM BUOAIBAS PUD SI8Y S IBUIWNG

0l -9 15BNy i LuoIsses
07 - 91 AINf g UoIsseS
67 - GZ BUNT 17 UoIssas
ZZ-81 BUNf 1| UOISSHS

ving B sdwo Juy jo sA@ae nog

$1-9 s2by
m&EdU L2WMWng 2ToZ

iISAWVD d3IWWNS

Lt

UKD UD IO 1Ys

R D Yjm BWIOD PINOUS Siuapnis Busnig
spap! INOA 196 puUD pudy Ui PaP) 10 oloyd O
QM B0 “908IIBISDWL D BjD|ID Of sjund
o) ainpxal oAb pup AlddD i O} MOy UO
SO BUY LD {NOA JOJ S5DID BU S SILY udL
‘BARDAID 195 Of JUDM PUD ID|OD BAO| MOA |
DIDT SOICT DUIDIY HIOFINISUL

SLtg (soss010 9) 61 By ~ | Aing

wrd Q0% — 0001 SADPSOUBM

dny z| sebv ONIINIVd

“SUOISSNOSID APXOBM 18U} 10§

OO UDIeYs © daay 0] pabniNoous BID SjUsP
S5 TPBIBACD OC |IM UCHIOTDId pUD Bl 'BAl
-nedsiad ‘enDA O} UOKUSHY i BUIpIOD8 pUL
Wayy JO juoy Uy st oum Buinesqo Jo senbiu
-UD8] BUS LIDS| M SIUSPNS 'SSOID SIU Ul "BAISS
-0 0} BULIDS| JNOGD IO §I MDID 0} Buine

DI SO DUIDLY JO1DMI5U|

oetd (sessoi09) 6L By~ LLANr
wrchud 009 - 00iF SAPPSBLUAMY

dn g o1 8By SOISYE ONIMYYQ

B10° 12 UBDIDINYNIWB|OYBYD BUIUO SID S|IDIBP SSOID

-A.U%_.ﬁu;

Buy % Buzol SOUBIDW Y 810w PUD 58l
DRUDIDD "BINJCINDS [DDISWIUM "AIBHOd oW
0} ADID BIGDB|IOLUL LM BUBUOM JO seyssod
S5BIPUS DU JOADDSD M SIUBPNIS  iSisILD
BuppNg 10§ SPOMUD ADID JO UOIDIOIAXS UY
DM UBIDN LOIDNIBY|

§9¢ (5835010 ¥) 92-5 1des

SUWrdi Q0o = 08 SADPSSURIM

£l-£ seby s3aang Aaanw

*HD O ROM DIpaW paxiul inBuiunaw 0 9io
-912 0} Buyuind pun Buium aalpeid 9B
~wessn ‘ebBojoD j© senbluyosl uWDS| (IiM
JUBPNIS BY} I0IOT 1O SjO| PUD $108[q0 PUNOj
‘swieyl puosied Buyoiodioout Ag paod 02
-0) 0 s ydouBojoyd 1o joslqo [puosied © Buy
-5 SSNOY HD JOUOISUBWIP-E D PING O} UIDS|
1M SJUBPNYS ‘S5O0 BUDMOMa) PUD uny si Ul

D07 SO DUDIY JOLONHSU

Joponisut 8y} o) piod 8g o4 894 siousiow /$
seb (sesso vl LE Anf QL Ainr

LOOU - WD 000 “SADPSBNg

dn g o1 s9By SISNOH LY

Bumol Aaloen eyl job o}

HOUBIBIBI SO AINJUSD UI0Z R Uk 1 B} JO 5i8)
SO PUD SJUBLWUBADW DUSIAIS [018ABS ABAINS
[ SIUBPNIS “LUSIO®I PUD LODDHSTD 'sBuy
-85 B4 s A0S D Ul uoHDIoIHXS YBNoIYY
Buwoip puo Buund 4o ss800id Bupow 1o
PUD LOHISOTICD SY} PUDISIBPUN DUD BLIOD
LNYDS ZOF LOJDNASU|

Jopanusul 8y} o) plod 98y sipusiow ¢4 + 6%
91 jsnBny - Z1 AP

{s055010 9} wrd OOI9 — 08 ¥ /SADPSINUL

© 7 zi-gseby

SNIMVYEA 2 ONINIVY TYINIWIIIXE

S3SAINOD HINOA

hCN




ATTACHMENT 4

£889-/8v(€£05) :Bu

opand auy

o} usdo aoubuLopBd BULBAD UD UM SpUs
S5O0 DU TJUBLUUOIAUS BAIDISIUL "8J0S D Ul
NDBY} 1O Sioadsn D 210idxs Ik SuBpPNys
tauleBo) Aoid © 8NP PUD S|IINS BHOBU]
Uo oM AB) 8Y (1 BUIOp Biium Bljoey} WneT
185511 Uag LOIDNIsUY

SLig (sessop0 9} 71 By -0t Ainp

wrd 069 - 0B 'SAVOSENI

yi-gseby av1 AVid

oD anbIun siuj

Ul [USLILBCXS O] APDSI JOIDD [UapN|s au}
10) (oepad §) sso ABssua-ubiy sl mds 8l
“OIOGDIOD © PING PUD AALDSID SIUBPN|s
2BDBUB M SI0IOD [OOYDS SIPRIW O} AIDJUSW
-pe seddn o) paubisap sBULIDS "UOHDZUS)
“OBIDYD PUD JUBLWSACWE NOM [0DOA D 4ONS
sots 95D1S IPIDAID BIOICXS [jIM SI0JOD JUBPNIS
[|@551] UDY LOJONIISU|

(sassol0 9) gL By ~ v AIng

06§ TWrd 0giz -~ 00T SAVQENLYS

v1 -0t saby Y1 ONUOV

sewloped Bul

SLOD-pUD-dn 8y} jog 1hepad stsso Ao
Afsus UBL syl SDISDY BUuiBiAoE D8]
pup uoypuBow; sboBus M sewns Bul
32010 PUD N0 Buyneud 'uoyoeloid s yons
supys ©B0IS DIEDA BIOIXS jipw SIOIOD JUBPNIS
{19851} Uag HOOnsu

06$ UOOU WD OEI0L SAYTENLYS

(sesspio 9} g1 By ~y | Anr

&9 590y 8§08V ONIOY

0D AQ sassp|o Joj JaisiBal Y|

iyaun] ¥o0s o Buyig
SOUUOD O] JO OIS $501D LUNLIXOW
ARSWOD dn-puojs Buluioiiad 10 Joug] pun
JUBLWIB|IDXS B} S80I} PUD S} Ut AClUS 0}
ApDes 80D 05 Ul AN TADDUY {Si4 Uo aniD
Apowiony oBDIS IDHUBD SJ8UBD IDINEND
WIBIDUBYD &Yl 10 8DUBIPND U JO juoy Ul
1048 IN0A Jngs ©f 198 NOA usyl ouUBIDW PI
-Os JO sajnuUL §-£ UBnouyl Aom INOA exow
pup a0l O JeAEp ‘OO0l O YOI O MOY
WIDS| [P NCA SAOUSHIOM ADD-HIOY B8yl Ul
ADIE PUD JNO BWOD NOA BPISUL UDIPHUIOD
oy dipy o 5100} 8y} NoA aall o) paubisep
5| 95INOD SIUL TNOA JOJ SSOD B S SiU uey]
suBnDp Wy eypw pun sivbBuoys jo dnosb
o 3o juoy u jab O} SeND) |l jOUM 8ADY
NOA UL APBWOD dn-puDiS  ZONIAIQ
ANS NYHL ONUVIVIHXT FA3OW SI IYHM
wrd 0oig - 089 9 AING AV A
Apawon dn-punys

10§ SOUDULIONB JuapN}s (n1ads
AUBE) DUUOC LOIDNISU|
8T8 LT 9T BUNP
094 "wrd Q0L ~ WD Q06 TSHNHL - 83Nl
dng vy sefiv  $3SSY1D AQIWOD dN-ANVIS

%A

jyoun; ¥oos o Buug 8BS
IDAUSTY $IBIUSD [DININD WSIDUYBUD S} D
ADId PBIBASS §,8}004 UOHOH JO sdunuoued
ADP-884U} D UM SSIDUILIND JI0M PIOY INOA
uolpZUOWSW duss puo ‘Bupooig Bumg
x@p Byl o 2 ey BussNOSIp "SUsOWS
ol Buuoidxs Jo oieam om| seyy "Ausdold
1O Ap] BUNOA ¥ §,84004 UOUOH U0 Buppom
SYDBM OM| DUBS M SUBPNS Bullon JO 91AlS
LpoUeL, 8Y) pun abpsappouy [0 Uo
pesog Buyon Jo Joio ay) BUIDS| SEBBM
omi puads pup BuIoy 91004 © s BuIBWOS

asuypw wd gzt § BNV AVANNS
wd 0g:g ~ 089 ¥ B0V AVANLYS
wrd 00:g - 08:9 '€ Bny AV aidd
ay004-y s.Bulypwios

10§ SAOUDULIOHS Y QEOU wepns .Uwuwam
AHUBE) DULIOCT 1IOLDNISU
o9z$ wrd 7 - urp o (sessoo o)
£ Bny - €7 AInr
gl -zl sobvy I1d0Id ONNOA YO dJWYD
NOUDNACYUd J4LVIHL FMIVIHL ¥IIM-OML V
{31004 NOLOH)
2004V § ONIHIIWOS

S3SSV1D 8 SdWVO FalvIHL

€l B0 19]U8D|DINYNDWSIDYSYD :8UIjUO BID S|IDISP SSOID

(Mg Amy Lo Augn oland Bleamen su) punea)
Bregman 'ubpusys '3 ¢y
1O PBIDO| 920 1BIUB D IDININD WSIDYaYD 8y} 1D 18151581 UDD NoA Jo
£889-28v(£05) @2Uj0 N0 jopuon jsuolsant "o} BupaysiBai
U} pajsaiajul 31b noA (s)dwipd ayy yiim pajpioossp (s)wiio} ayj Ino jjij as0ajd
Bioisuadipingn dwasipysys
D BUIIUO BIQDIDAD 8D SWLOj uoyRysIBay sdn ubis o} Apvay

NOILVALSIOZEY JWVYD

MOUS Y @Rl 5397
L SBIMER Ubg

bl T - siARG BUURRG
Z 03INS BAIILEOS BOURII0LD,

£ 3N SAnEEsD)

saaloaduad nADId AuDuL WO JD Jo

HOO! M SD OB Uy J0J OB PUD "OA0W INCA SN "WINE INOA 5,11 05 "saicow ssoif 81010 Jo "Aoid
puIBuo uo abBDJS "BWND UMO B BIDBID O AJUNKOCTO BL)} SHODI) |ODIBS Ul SJUBPNYS SISO
HOSM SILY SCIDD SEY IBUWHAUNS 7107 SJBIUSD [DINJIND WSIDUSUD JO 198M (DU DUl Ul |esw
ARAIIDSID PUD ABSIDHS [BAOU INOA §, 4l ~ BOUDP DAIDSID © 10 ABa}0IS JO Wb L §) }| 59@;2
HO HoY pay 8y} 106 pup siadwiod omy 18is1Bal uspniS/§izs

LBA0W INoA 54, wid ooy - wo 004 (4 -w) 0L 1snBny - 9 snBny 1y UOISSSE

[Ny MOUS Y AR 5,387
i . JBIMEA UBg
T RS BUIBES
[ SR BULIRGT
i TERUIE TmEeiL
IS AR JAIMEA Ueg
Dupmsos

i SIARC) BULERT
EESOGIIEY|

£ BUNG DAERID T 03NS sANES:

UONOIONEX® [DUOIIOWB U UNY INO Ut

NOA BPING O} D0 JO AIBUDA D LWOY B500YD "SWIOJ LD SNOUDA
10 suBuo apwapuosm Bulpunsey syl asodxe am 0 aqol ey
3aU) DD SHY JBLILUNG IS [DINYND WBDUSYD JO NBBM SIU}
Ul s nd 191sow upsdoing BU} BB JO SISoW assundor yim
AJOIS D |81 (SHD BU} Ul SINJUBAPD [DUORDUWBIUL UKD 10§ ¢dn 1090
HO jioy payi suy 1B pup siadwino omy saisiBal uapnis/§1Ts
«PHOM 3Yj punoly saunjiny,

wid o0y - W 0034 {4 -W) 0Z - 91 Alnf ¢ uoissag

ISAWV O d3WWNS

87 of 96




ATTACHMENT 4

£889-/87(£05) :Buod Ag sesspo 10j saisiBal 91

‘papnpul ApD jo Bog
Q)01 1Shd TPOSSNOSID 8q O [IIM $B5580

~oid uBisep soopng  Tswwuo) Buipoindiu
~DU PUD BUulAID "Buipnixe 'gois 1loo Jo
sonbiuyoe; BUIsn LD JO $U0M ADID DI}
-INDS PUD DUOKRDUNY YOG S3RW O MOy
NOA YOS [IiM SSDID SIYL 2ADID UM 830wl
UDD NOA JDUM PBIBDUOM JOAS NOA BADH
BHUM UBIOY LOIONISU|

S0t${sessoo p) 67 jdag - y jdeg

LOOU - W'D 006 'AVASINL

POV SENDINHDEL  ONIGUNE-ONVH

SOPDNISU) BY) WO
vossiLad SADY IO — dOUSHOM au 0}
Joud 38500 UoKDIoIXT ADID Jo Buiping
~PUDH 8} JO BUO ISDS| 1D PDY 8ADY (SN
SIUSPNIS "SRIDM SAIDIODSD JO aINjdiNDs
O seosid JUaDsepU) [NINDSY Bj0eId O}
sorupIeD Buly jo ssaooid sssundDr BYL
— MDY JO UD BU} JBADDSID PUD SWOD
2811 S| D yim ADid 0 93l NOA PINOM
BYYM UBIDY F HOINYDUOD UOT 1SI0LONISY|

gz$ wd oie -~ Eo_oom

g1 idag Aopsent | 0 BNV 'AVASANHLZ
dng 91 seby

SAOHSHIOM ONRI MIVYE AVE-INO

SAOUSHIOM DU} O} JOL JOIDMNISU BUl

LHM LUBUY SSNDSID UDD PUD @%0W O} JUDMm
ABUY 1DUL 108loid D JO DORI UD YlIM SSOID
O} BWOD DINOYS S{UBPNIS "PBSSNDSIR 8q
O$|0 | sesse0old uBlsep 8ODING SULIO]
Buoindiunw pup BuAoD "qols Jo senbiu
-yos) Buisn {0 JO SHOM ADD IDUOHDUN
Wi0g SX0DW Of MOY NOA UDDS fim sdoys
SUOM ADP-BUO 858U1  5ADID Yim Xl
UDD NOA JDUM DBISPUCM IBAS NOA BADH
BHYM USIDY LIODNISUY

COUSHIOM JINOY ~£ UDDS JOJ 58§

gz Bny | (zbBny

vi Boy | g Ane L vg Aine Lol ANne
UOOU ~ W'D 006 "'SAVASant

ey SAOHSHYOM ONIaTINg
~ONVH AVQ-INO iSaRiDINd AVID

"PEMOND I 38716 JO

ADID apIsiN0 ON “Bupy puo sezo|B sepnio
-Ut ADID JO 8sDYDING BOg "¢l 6Z/01$ ADED
SOUS T DINYND WBDYBYD 8]

10 $SDID DIWIDIBD O BUPD} I PBAIDM DL
OIPNIS LUNUAUIL INOY 2 0 UM INOK/GE
{JOJONLSUl WY BCDIOAD St @208 §})

Wd 00T - WY Q0L L AVCUNLYS v
W 00T - WY 00 INZAEE
Wd 00 W00 AVASENHI &
Wd 0 - WY 0056 AVASINGIM |
'Wd 00:4 = "Wd 0D Avasani

SNV - INNF SYNOH O1anLts N3dO

‘Buipuaio o) Joud ADD PUD BDIHO ALY
10 W-UBIs Isnw sfuRdiond apns uado |y
PBMO|ID 1OU BID $8ZRIB PUD ADID @PISiNo

1O BSN PUD 10}8) O] UOHINPOIY  "$BSSD|C
ADID LN0A U] PBRNDU JoU st opnis uado
ang 91 seby

01anis N3dO SOIWVHID

SOIWY O

Gl BI01B1USDIDINNDWS|DYSYD 1BUIUO 81D SIIDISP SSD|D

iswonam an salo

DUD SBASB] 1Y OIDNUsWE BY) yBnoiy pasoun
-ING B UDD DUD DUCHIPPRD 80 I Hi00q
DI AUY 'S8IALS JO AfBUDA D UBNOIUY 59A185
-LUBLY $5BICXS O WS puD anbuyos) e
dolgasp "sud] H#BU} BACIdUl i SlUBPNiS
AUBNLY [BDUDUIDN LOLOMUISW

08% SUCSSE] INOY 7, INO4

wrd 007 - WO 0001 SAVAUNLYS

WA 004 — 0E1E TSUNML ANY 'S3NL

o680 jv SNOSSITAINOHIOXVS

JOEDNSUL Byl UBNnoIUY

pasouDind 8¢ UDD PUD DUOHIPPRD 84 M
$400C DENLW AUY CRISDNS DU JO SPaDU Bty
O} padpys a0 SUOSST] PUD SIBAB] IiHS PADUDA
-p uBnoyy JeuuiBad o] DBICDRD § IDUBIOW
senbuyos; sing Jedoid pup suol uo Bu
-SNDOJ SOIPNES 3INY SNOUDA FIOM fIlM ${UBPNIS
HOWIOT BUADM LOIDNISW

08¢ SUOSS® INOY ¥, INOY

'rd 00 "W 01 105 7
ECQOOMW WD 004 SHMHL 2 "a3m :ww_.:.\

SalT] TosEaTpampayas
DUUBYDW UUY 9887 LOIDNISU)
08¢ SUOSSD]INOY % INOY
SEUWN UOSETWoRNS

seB0 1y SNOSSAT M

DN
sy ubnosy) pesounind 8 UDD PUD IDUORID
~PO BY JIM SHOOT DS AUY “JUBLUNISUL UMO
BBYY BADY (SN SJUBDMS ADIS 800D, U
WO BUNOS LOU ININDSA © 810810 04
“IPBULSIULINOA BUDUDYUS IO jeuunD Bunud
-8 Buruna] AQ pLUOM mau sloum 0 dn uado
BDU UBBIUYDY L0

08t SUDSSS! INOY %, IN0Y

wd 0oz - WD 00101

SAVOUNLIYS B SAVOR SAVUSEAML SAYUASINL
sabo v SNOSSIT IINRVID

UOIIOWHOLU
SIOW 1O SIOUB) OIPNgs ooionid DisNW 885
aswald  opnysul ey ubnowyl pasoydind
BOOUDD PUD DUOHIDPED B4 M 51000 D15
S ALY CSUOSSB 10 OIS DU UL DBpIA
-oudd st ouoid v SUOSE) uBsMIBY BoloDId
O} ounid D O] $5VOVID BADY JINW SIUBPNS
HOSLLIDZTY IS JIOIONISU

08¢ SUOSSB] INOY %, N0

wdz - wo opi SAVANNLYS
wrd goig - wd 0DiS SAVASINGIM
sabio ||y SNOSS31 ONYId

TDBMOID GID SUDKSESs
pasng 88y/eoaAud BPRISING ON  “HOIS IS
DININD Bu YBNoIYY PBIDDIUOD 8 s
SUOSSH] BIDALD iy JOIDNHSUL BUL UM JUBLW
~uoddn AQ SUCESBS OM| S0 DEINRBYDS BID
PUD {S8nhHas uodn BIGOIDAD SID SUOSED] JNOH
SHIBS DDA IN0A BOUDUUS O sBnDIUYDS)
DUD TAIOBLY DISNUT IUBINLSUL MBU 1D WIDE

SNOSSIT DISNW

\}88 of 96

RN

'

S




£889-/87(£05) :Bulioo AQ sessojo Joj Jsisibes 8

O} ADM 158G BU] § UOHDDO| UO BUYUDG % U4l BU} JO SIBISOWU PUD SJUBLUSADW

L

L1 B10191USD|DIN{NDWS|DYSYD 18UIUO 81D SIIDIBP SSOID

ADy UOUUDYS LoonIsul 674
ud 00 - 001
Wd o8 0 IBIUaD Byl 0 |88W
6 60y "ayasanHiZl
HNpY LAYV NIETd N3, ONLINIVd

ATTACHMENT 4

BUUO 15 Addng “saysnig puo spuod
UMO 18UL BADY 1SN SIUBPNS "SISAS| D
O sjUBpPN|s o} senbiuyoe) BuliplsuoWsP
SUM INdUl PUD UOUDBID IS0 M ADY
youunys Joronigsul  Buysnug seuniseb
SALDSID PUD oM INCA 186 o) oipnis Bu)
-juod ey} of Appsinuyy Aup w-doig  isau
-JOM ON 355010 Buguind jnj © 930} j,und
(G 'PBLIDIS SDAUDD DU} 196 O} JUDM

AD ¥ UOUUDUS 1IOJONI}SUY

uoissas Buyund u-doip INoU-¢ Uons 5e¢
0z 1des - g1 Bny

LANT -y aunr

wrd OO ~ UOON 'SAYASHNHL

Hnpy ONILNIVA NI-dO¥d

SPOURW ‘sayspoddn Apusiy ADjusu
—UOHAUS NOCD SUQISSADSID “UOHDNISUE U0
~SRUDY BAIRDSI JIMm SIUAPNIS B5IN0D ayj
Bulng uoDINCIUDW DIPSW pUD AI0B U}
JOIOD "UOIHSOALIOD UO §) SO0 "SSIID SAl)
~DULIOJU pUD opuswWBpni-uou ‘un O Ul
UOIDMIISU CUadng SIS0 uouuDyS puUD
wiod sy §oIT SJUSPNLS  IOIOIIBIDM JO
1O oA Ui Buyuiod jo puom Buyo
-X@ HUL O} SIUBPNIS SDNDOIUL [IIM $SBSIN0D
Apoom BsaUl SIS JNOA ssoaiour isn|
o pand O JUOM NOA 07 giund noA oQ
ADY LOULDUS HOJONISU|
G414 [sassoo 9} 07 1des - 91 snliny
5414 (855010 9 41 AN - p 1 BUNT
wrd OO ~ UOON SAYUSHNKL
Hnpy ONINIVd

SSOID {84y BYY O} Jopd
18y Addns © dneyold Bumoy Alaoelo
ey 1o of souBIBlBL SO SBUNUBD UI0T

DNIINIVA/SSVTO

DUSHALS HDIDASS ABAINS 1M SLUBPNES "LUSID
-8J PUD UOLDDHSGD "SBUILDS o) IS AJO}
-5y 10 Ul uoynioicxe ybnoly Bumoip
pup Buund Jo ssenod Bupnul-LIo puD
UOIISOWOD B} PUDISIBRUN PUD SWOD
LNYDS Z0g LIOIONIsU|
0t1$ {soss010 9)
91 By -z At

wrd Q0 - 0819 'SAVASENHL

’ cdnog gy saby

SNUNIVL T ONIMYEA TYINIWINILXE

%
e

‘DBPNOLY
88} JOPOW  "SSDID 154y B} 0 soud sy Ad
-dns © dnald el pub soods ) ain

SIDUBIOW @il
-{oudd AUDW SO B30 Of
S0 U0 UOISSES U0 B80L
SUOISSES HHBM-DBIL
-50d $sB|PUS BY| PUD
siojep ‘Alosy yBnoy sse
-usiod Buyoxe ayj auod
18YebBo] uoNDeXe PUo U
Bugno ssoi soupuass 0By L
sspun ssoi jo seyssdosd sy woy 't
-5 $S0IB O SIDUBLLIDDUNY B :
SOHUl BQ M SHUBPMIS U0 S D
UDLUIBUOIS AIDW IO

gg8$ (sessoo €] 97 -1 AInP

§g% (s8SS0I0 € §E - v i auny
w008 -~ 0059 SAVCEURL

UNPY  ONISNA SSV19

SSIOID §SAY B O doud sy Addng ©
AN O HP O oM Dipaw paxiud 1nBu)
-UDBW B 810810 0} Buund pup Bulium
aAlpaId ‘eboiquiasso 'eboyos jo senbiu
-UO8| UIDa] M JUBPN|S B4 JOI0D O
SJO PUD $108[QO PUNO} ‘swayl uosiad
Buypiodiooul Ag “juiod Koo} © SO YdoiB
~opoyd o joelqo puosiad o Buisn asnoy
HD [DUOSUBWIID-C © PING OF WDS| [IIM
SJUBPNLS "SSOID Buipiomeal pun uny sjuj uj
DIOT SDICT DUIDY  HOJONIS
-up ayi of pod 8q 04 01§ + 1817 Alddng
G568 (585502 p) 1€ AINF =01 AINT

L wrd Qo 00§ 0 00 - 00 \m\,«ammaw
Hnpy SESNOH LIV VIAIW A3XIw

BPOL-BSO PUD SUOIS
-0 10§ OHYRIBSs Buliousis apnoul (itt
SENDIUYDSL "SBINIXS) PUD IDIOD JO SIBAD]
510016 BuznWD 810810 o) sSPIB ey} 1YIs
0} WIS} ‘sjunig Jeddod pauogaid ypim
Bulinis 1D O SUOM DBBWIDUS ‘@nbiun
oW of edden uo s paispmod
S50 O} MOY JO SDISDQ BU} LD BWOD
UDLUBUOIS AIDW LIOIDNIISU]
Joponuisul eyt of pind ozg 994 SIDUejDW
09% (sesspio 2} | By R Gz ANp
09% (sessopo ) £2 8 07 unp

“Urdo0ig- 00'9 SAYASINGIM

Hnpy ONIMIWYNI

uopnsU Byt uBnoauy

BsoUUNG O BIADIDAD 8Q M SBAIDDS
jouciIpRY  CAIRSSaDeU S pUnoiiong
o snolassd on winipaw ay) Bupoidxa
SIIM UNJ BADY B0 SUORDBID HIS INOA
1Of BIDD PUD WDSIS "UDIBIS O) MOY pUD
JOIGDIBIOM "BNDIUYDS} 11185 BiY| LD [jim
SJUBPNIS TSOAIDDS OM| BIDBID O} LD 8y
Ut PBAICAUL SBNDILYDSL DISDY BY} O} Ul
~ONPoLUl UD SAIB o paubisap 5 SO sjUY
HOOSLDNH 1008w

LOPONNSU BYL Of piod §7¢ 1984 SIDUBJOW
OLL$ (5855010 £} 67 AInr - L[ AN

o

Wid 0g'8 ~ 00:9 SAVASINGIM &

1OV ONINIVE NTIS OL NOILDNQO¥INI

l_ t

GO1¢ [sessop p) 62 1085 - g 1des
G01$ (sessop ¥) gz Bny -y By
SoL$ {sessop y) gz Ainr - £ Aing

wd Qo — WO 0001 SAVAANLYS \m

S01$ (sessop y) 9z 1des - ¢ jdag
SOL§ (sessop v} 6z By - g Bny
SO1$ (sesso ¢) | Bny - || Anr

“wrd 0016 ~ 009 SAVASINGIM 7

"PEPNDU AL JO BIG "G 01 §sii4
juoupUBOW JNOA Bug 1snl ~ Alnsseosu
sousuadxa ON  SUOHOMASUOD  youd
PUD gojs oD Bumoiyl paym yBnouy
ADID JO salpqIssod pajuun auyy sioidxy
"NOA IO SSDID BY| §1SIUL UBYj ‘sanbiuynay
Buiping-puoy Buisn ajpain 1o Awjjod
MOIY} Of JUDM NOA §| eploap of Bukil

HOINYDUOT) UOT LIOJDNSU|
HNPY  AV1D NI SNOUVEQ1dXE

VIAIW AIxXIW/SDIWYEID

89 of 96




ATTACHMENT 4

61 B10%siUua|DIN|NDWSIOYBYD :BUJUC SID S|IDJEP SO

"8D0JS [0IUS D) XOF HD0Ig SIBIUSTD
I0INND) WIBIDUBYD SU} 1D 8DuUsIpnD up
O JUOY Ul J41YS INOA (NS 0 196 NoA usyy
IoUBIDU PIOS 1O sainu §-¢ yBnoayy
ADM INOA BY0OW PUL 830f D JBAYSD ‘O30]
0 JOID OF MOY WIDYJ M NOA SAOYSHIOM
ADR-JIOY 984y U AR pUD N0 SWOD
NOA BPISUl BUUSIPBWOD 8y} digy o sI00}
ayi noA aab of paubsep s 8sIN0D sy
NOA IO} SSDID BuUy S sy usyy auBnoy
wayf ajow puo siebupiys jJo dnoiB o
JO juok Ul 8B o) sedD) § IDUM BADY
NOA YUY JAPSWOD dN-puplS ZONIAIG
ANS NVHL ONIVAVIHXE 330W §1 IVHM SLUOH USIYQ DS LOIDNISY)

AHUBO DUUOQ) cQUEEE\ ’ dn

"urd00:8 089 '8 BNV AP o o poby synpy wiowaw ONILVIND
aouDWIOPBY

¢Bnv g By (g Ainf “BuBoBue puo BuILD;

06% -~IBjU® B0 oY) swsod ol soap! INoA

‘wrd 006 - 0819 AVASANHL ~ AVASINL WIN} NOA GI8Y O) SJUBLILIOD BAIDNISUOD

HOPY  dOHSMIOM AQIWOD dN-ANVYLS {:UC@E SAOW PUD YOM BIDYS M ﬂCCQ

ALVIHL  opg piey sy ulsssow o woy sesiose

& pub syduwsosd Buisn AQ Aieod Buljum

"SI9UI0 0f Bulisaieiul pub BULDEBIUS O pLOM BU) BIoidxe o0} peBuinoous

SID DU} $BLOIS OJUl SDBPI UNOA LINE NOA  2I0 SIUBPNIS “AllBOd [DDUA] PUD oD

diay of S{UBLILIOD SAIDNYSUOD ‘AIpusly  -AR 9j081) O} UOIDUBDWI PUD SPIOM JO

DAOUL PUD HIOM 8IDUS JiIm 8p 'seBnd  uonpIndiunw $SpIom Ul Jasinoi e8I

Bulim pusioy ON  IOONSUL U pup
siead Yiim senbyuo puo Buunys ‘Bujipse
PUD SUOSIASL 'malA JO Juod “uopidsul
Bulpuy “spiom opul seuowsw Buyind jo
SONDIULYDSY SSOID-Ul Ul DJDADING M
SpuBpns  suoIBuSsl aininy O} uMop
PUOY IO SPUBLY “AIIUD) UiIM 8IDUS O] Al
-OJS Bl © BIDBID O SBUOWBW DUOSIS
DIOIAXS JIIm 1B1BY PUD (6 5B SIUBPNIS
BINIOW “JUBWILIOIAUS  BAlpjoddns U
Sl {sessoo 9)

ze Hdag - gt 1snbBny

DBIY} O OM} WIOI AJONSN ADSSE BADSID SOASY SOUDTY LOIDNSU|
HOUS AloAa 8u) uo aq im ssoudwg (5o 68$ {sessoD¢) 41wzl g Bunr
-poss 8bBobus o) uoyduDsep PUD SIKBP Curd ogg - 009 SAVaSINL
oyIoads Bullim uoyon ‘Bulyes ‘enfojoip HnpyY ONILIM AY130d
85N O Moy pun 'ydosBoind 5y sy Woy

PBAKIAUL BRI 8Y) 198 0 MO D YONS doysiom au of Joud s Addns o dn

swaqoid Bugum puo senbiuyde) ouo o1y SWINIPSLU 0 10] 9IADINS "DBID DD
-ads D JOO| (M BM HBOM UODT  "2I0W -0 D O} [0OCIDD PUD JSIUSD Byl D joa
UONWE OF PUD SUOISSSTO PUD SISBIBIUL iim SJUBPNIS  “(ISNIRD jiIm oM juswap
INOA “SBLOWSW POOUPIIYD ‘SBSUD OUOS  -Ul AJGA §I JBYIDBM oU) 0 4no i ubnoy
~1ad 'spad "BINDU "AUID,S "an IO YDIUM 0 juids © Uim BUo - 3o0us © 9gAbLL
SBUOIS 21 Of UOlDY JO seNnbIUYDS; BUYF  PUD UOHDIPAY 'IDY D 'POJD8s HIOM Of
S95N UOUDYUOU  BADSID slusLRcXe®  PBBU NOA |l 005 808 S|Igopod b |, b7
O SIBAS| PBXIW Ylim SHNPD 104 Jospiad sl X 07 UDU} JSIDWS) $8u0d 10 $8SDAUDD
doysyiom Buium aalern pulou) sy Bujuind paiodeid OIS M&Y D PUD ‘1Y
e30IQ DIGIDG oY Bujuind umop pamod D Buly  epund

G1zs (e8P o) sypipauleIUl Byl Jo) dsouf ssdaep O

PLAON = Z 1 10ag  smOiD Jo JaWilf JSil) BU} 10] UOIDNPONU

Cud ogie - 009 .w__%cmmzaw;uwwc SBAIBS COUSHIOM BAISUBILL ADD-8UC

npy ; NOILDH-NON FAILYI¥D syl jods ayj uo bl - anoa pun 1o
-JOD UOIISOUWOD yim Bunap senqp

AIRSSODBU S| BUUIDY,  BUMDW-UOKIDSD S5I018%8 PuD dorep

JAIVIAHL/ONILIEIM

UOOU - WD 0001 SAVAUNLYS &

90 of 96




ATTACHMENT 4

July 9, 2012
To: Newberg Planning Commission

From: Dave Miller, Primary Opponent

Newberg, OR 97132
Re: Street Condition Pictures
Introduction:

The following pictures are provided so that NPC can assess the current condition of
streets that immediately border CCC, and how this will adversely impact parking.

| hope that you find this useful and informative.

Picture #1: East Sherman Street across from 400 N. Blaine St. and adjacent to where
street parking is expected to occur by CPRD.
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Dave Miller

Page 2 of §

Street Pictures

Picture #2: Close up of Picture #1 pothole. Note that the gravel roadbed is becoming
exposed and gravel is working loose as obstructions on the street.
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Dave Miller
Poge 3of5
Street Pictures

Picture #4: Potholes and road bed debris at N. Howard St. entrance to new parking lof.
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Dave Miller
Page 4 of §
Street Pictures

Picture #5: Intersection of East Sherman and North School Streets. Note that potholes

are in the crosswalk which would be the “pathway” for on street parkers coming from
the NE area to CCC.

Picture #6 &7: Buckled Pvemem‘ on North Blaine
St. near the intersection with East Sheridan Street.
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Dave Miller
Page 5§ of 5
Street Pictures

Picture #8: Deteriorating pavemment on North Blaine St. between East Sheridan and
East Sherman Streets.
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3 Covernor

. ol AL Kitzhaber, M

July 2, 2012

Mr. Steve Olson

City of Newberg Planning Division
P.O. Box 970

Newberg, OR 97132

RE: SHPO Case No. 12-0940
Chehalem Cultural Center (Old Central School) Proj
DOFE/FOE/full build-out of existing structure Tnitial "7 2>
Newberg Planning/Scott Edwards Architect
415 E Sheridan, Newberg, Yamhill County

Dear Mr. Olson:

Our office recently received a request to review the proposal for the project referenced above. In checking
our statewide cultural resource database, I find that there have been no previous cultural resource surveys
completed near the proposed project area. However, the project area lies within an area generally perceived
to have a high probability for possessing archaeological sites and/or buried human remains.

While not having sufficient knowledge to predict the likelihood of cultural resources being within your
project area. extreme caution is recommended during future ground disturbing activities. ORS 358.905 and
ORS 97.740 protect archaeological sites and objects and human remains on state public and private lands in
Oregon. If any cultural material is discovered during construction activities, all work should cease
immediately until a professional archacologist can assess the discovery. If your project has a federal nexus
(i.e., federal funding, permitting, or oversight) please coordinate with your federal agency representative to
ensure that you are in compliance with Section 106 of the NHPA.

If you have any questions about my comments or would like additional information, please feel free to
contact our office at your convenience. In order to help us track your project accurately, please be sure to
reference the SHPO case number above in all correspondence.

Sincerely,

NP — «

/ wwwj 7 f”?

Dennis Griffin, Ph.D., RPA
State Archaeologist

(503) 986-0674
dennis.gritfin@state.or.us
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