‘06 APR -5 A735 -

IN THE BOARD OF COMMISSIONERS OF THE STATE OF OREGON
FOR THE COUNTY OF YAMHILL
SITTING FOR THE TRANSACTION OF COUNTY BUSINESS

In the Matter of Approving an Urban Growth Boundary Amendment )
for the City of Newberg to Add Eight Parcels currently within the )
Newberg Urban Reserve Area, Docket no. PA-03-05, Tax Lots ) ORDINANCE 781
3218AB-1000, 1001, 1100, 1101, 1200, 1300, 1400 and 1600, )
Applicant Coyote Homes Inc., and Declaring an Emergency )

THE BOARD OF COMMISSIONERS OF YAMHILL COUNTY, OREGON (the Board) sat for the
transaction of county business on Wednesday, March 29, 2006, Commissioners Leslie Lewis, Kathy George.
and Mary P: Stern being present.

IT APPEARING TO THE BOARD that Coyote Homes Inc. applied for an urban growth boundary
amendment to include to include eight parcels that are currently within Newberg Urban Reserve Area, tax
lots 3218AB-1000, 1001, 1100, 1101, 1200, 1300, 1400 and 1600.

The Newberg Urban Area Management Commission (NUAMC) and Newberg City Council held duly
noticed public hearings on this application and it was approved by both bodies. A duly noticed public hearing
was held March 15, 2006, before Yamhill County Board of Commissioners. The applicant appeared, no
opponents appeared, and the Board voted 3-0 to approve the application.

NOW, THEREFORE, IT IS HEREBY ORDAINED BY THE BOARD:
The application is approved as detailed in Exhibit “A”, attached and hereby incorporated into this
ordinance. This ordinance, being necessary for the health, safety, and welfare of the citizens of Yamhill
County, and an emergency having been declared to exist, is effective upon passage.

DONE this 29* day of March, 2006, at McMinnville, Oregon.

ATTEST YAMHILL COUNTY BOARD OF COMMISSIONERS

Ma /}//{/M

Chhir” V' LESLIE LEWIS

JAN COLEMAN
County Clerk

By: :
Deputy Anne Britt - éimm sionet ®ATHY GEORGE
APPROVED AS TO FORVZ v+ \&M P g gﬁ
7 /Q y ComImssmner MARY P. STERN
Rick Sanai | 7
Assistant County Counsel g W\Yam-main\Admin\Users\sanair\LU\CoyoteWillcutsUGBAmendment. wpd
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Exhibit “A” - Findings

DOCKET NO.: PA-03-05 (Newberg File No. UGB-05-014)

REQUEST: To amend the Newberg Urban Growth Boundary to include eight
parcels that are currently within Newberg Urban Reserve Area
(URA).

APPLICANT: Coyote Homes Inc.

TAX LOTS: 3218AB-1000, 1001, 1100, 1101, 1200, 1300, 1400 and 1600

LOCATION: Generally located northwest of the intersection of Crater Lane and
Lynn Drive

COMPREHENSIVE PLAN: VLDR Very Low Density Residential (The property is also within the

Newberg Urban Reserve Area)

ZONE: VLDR-1 Very Low Density Residential

CRITERIA: Newberg Urban Area Management Agreement, Statewide Planning
Goals, Yamhill County Comprehensive Plan Goals and Policies
and the Oregon Administrative Rules.

FINDINGS:

A. Background Facts

L.

2.

Size: Approximately 9.82 acres.

Access: Crater Lake and Lynn Drive to the east, and Chehalem Drive to the west. Chehalem Drive
is a county road.

On-site Land Use: The subject parcels are situated on fairly flat, open terrain. Tax Lots 3218AB-
1000 and 1400 are vacant fields, and appear suitable for housing development. Tax Lots 3218AB-
1001, 1100, 1101, 1200, 1300 and 1600 each contain single-family dwellings situated on open fields,
and are sparsely forested. They also appear to be suitable for future development. Tax Lot 3218AB-
1001 also contains a machine shop, which was granted as a home occupation in 2000 (see Previous
Actions, below).

Current Zoning: VLDR-1 Very Low Density Residential.
Surrounding Land Use: The surrounding properties to the south and west are rural residential lands,
and appear to be in light farm use with a mixture of grass and grain crops. Forest cover is sparse. The

land to the north and east is in the Newberg city limits and is in residential use.

Surrounding Zoning: Zoning to the south and west is VLDR-1. To the north and east the parcel is
bordered by the Newberg City limits, so city zoning applies.

Water: City water will be available once the parcels are annexed.
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10.

11.

12,

13.

14.

15.

Sewage Disposal: City sewer will be available once the parcels are annexed.
Fire Protection: Newberg Rural Fire District

Soils: Woodburn, rated as agricultural Class II soil.

Taxes: Parcels are taxed at full market value.

Previous Actions: Tax Lot 3218AB-1000 - A partitioning application was approved in 1994 which
created one new parcel, Tax Lot 3218AB-1001 (Docket P-7-94). Tax Lot 3218 AB-1001- In 2000,
a conditional use application for a home occupation to allow operation of a machine shop was
approved. Tax Lot 3218AB-1100 - A partitioning application was approved in 1993 which created
one new parcel, Tax Lot 3218AB-1101 (Docket P-14-93). Tax Lot 3218AB-1300 - A partitioning
request was approved in 1978 which created Tax Lots 3218AB-1701 and 1702 (Docket P-889-78).
Tax Lot 3218AB-1400 - A minor partitioning request was approved in 1992 which created Tax Lot
3218AB-1401 (Docket P-28-92). A lot-line adjustment was approved in 1998 which transferred
acre from Tax Lot 3218AB-1400 to Tax Lot 3218AB-1401. Two additional lot-line adjustments
were approved in 2000, each involving Tax Lots 3218 AB-1400 and 1401. The first action adjusted
each parcel to approximately 1.04 acres. The second lot-line adjustment reconfigured the lot line into
two 1-acre parcels.

Exception: On May 3, 1979 Yamhill County adopted Exceptions Statement I which included the
property in Code Area 1.5, West Chehalem Drive exception area. This area was challenged and
Exceptions Statement II was adopted by the Board of Commissioners April 23, 1980. At that time
an exception to Goals 3 and 4 were taken based on the area being committed to rural residential use
and the property was given a VLDR Very Low Density Residential comprehensive plan designation.
In 1995 Yamhill County and the City of Newberg adopted the Urban Reserve Area. Yamhill County
adopted Ordinance 596 on July 19, 1995 which identified the subject parcel as part of Newberg
Urban Reserve Area F.

Fish and Wildlife: The property is not identified as being on any county adopted fish and wildlife
habitat plan.

Coordinated Population Projection: Under ORS 195.036 cities are required to coordinate their
population projections with the counties. The last coordinated population projection for Newberg
is 33,200 for the year 2020. On November 29, 2005 the city of Newberg mailed a letter to Yamhill
County requesting that their revised population projections be recognized as a coordinated
population forecast.

B. Urban Growth Boundary Amendment Criteria

1.

Criteria for UGB amendment requests include the Newberg Urban Area Growth Management
Agreement, the statewide planning goals, and the city and county Comprehensive Plans. The review
standards from the first three of these are detailed in the city's staff report, appended and hereby
incorporated into this Ordinance. The application did consider the Yamhill County Comprehensive
Plan and much of the justification of Newberg’s Comprehensive Plan criteria follows similar
reasoning for justification of the Yamhill County Comprehensive Plan Criteria. Thus that

WY am-maintAdmin\Users\sanait\LUCoyoteWillcutsUGB Amendment. wpd
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justification is hereby incorporated and adopted by this Ordinance.

Even thought the majority of the Yamhill County Goals and Policies are aspirational and not to be
mistaken for, or treated as, approval criteria it is appropriate they be considered.

The Yamhill County Comprehensive Plan, Section LA., Goal 1, directs County:

To encourage the containment of growth within existing urban centers,

provide for the orderly, staged, diversified and compatible development of
all of the cities of Yamhill County, and assure an efficient transition from
rural to urban land use.

In 1995 the urban reserve area project was completed. The Newberg Urban Reserve Area (URA)
land supply was intended to provide adequate land for the City of Newberg needs to 2020. The
subject parcel was included in the URA. The main issues that appear to need to be resolved are the
transportation issues and the transfer of jurisdiction of roadways as discussed in Section C. The
March, 2005 Newberg Transportation System Plan notes that at such time when Newberg annexes
land along Chehalem Drive into its UGB the jurisdiction would transfer to Newberg. Adjacent
properties to the north and east are within the City limits so conversion of this block of land is a
natural progression of development in this area.

The Yamhill County Comprehensive Plan, Section II, Goal 2, Policy a. states:

Yamhill County will continue to preserve those areas for farm use which exhibit Class I
through IV soils as identified in the Capability Classification System of the U.S. Soil
Conservation Service.,

The majority of the property is made up of high-value farmland which consists of agricultural Class
I-IV soils. However, as noted above an exception to Goal 3, related to the protection of agricultural
land was taken in 1980. The exception was based on the subject parcel and surrounding area being
irrevocably committed to rural residential use. Therefore the goals and policies related to the
protection of farm land do not apply to the subject parcel. '

C. Urban Growth Boundary Transportation Issues

1.

The Yamhill County Transportation Plan Section 5.2.2 has Goals and Policies that deal with issue
of UGB amendments and Annexations. Goals 4, 5, and 6 of this section state:

4, It is the policy of Yamhill County to coordinate the County Transportation System Plan with
the transportation plans of the ten incorporated cities within Yamhill County. The County

. will emphasize continuity in the classification of roads and appropriate design standards

for roadways which link urban areas with rural areas outside Urban Growth Boundaries.

At the time of UGB amendment Yamhill County and the City involved shall agree on

classification and design standards of all County Roads within the proposed UGB area
prior to finalization of the amendment.

5. County policy will encourage the expeditious transfer of jurisdiction of roadways to

\\Yam-main\Admin\Users\sanairLU\Coyote WillcutsUGBAmendment. wpd
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incorporated cities in conjunction with annexation. It is the policy of Yamhill County that
developers of property who propose annexation and who have frontage on a road that does
not meet city road standards shall have the primary responsibility for upgrading the road
to city standards. Roads shall be upgraded at the time of annexation, or the developer shall
sign an agreement with the city to upgrade the road at the time of development. Transfer
of jurisdiction shall require the approval of both the County and the City in accordance with
the provisions in Oregon Revised Statutes 373.270.

It is the policy of Yamhill County to require the transfer, or an agreement to transfer with
specific time lines and milestones as part of the agreement, of jurisdiction of County
roadways within urban growth boundaries to their respective cities at the time of
annexation.

These items are addressed in the application prepared by SR Design LLC and the City’s findings for
ordinance 2006-2636, both of which are appended and hereby incorporated into this Ordinance,
which also adopts their findings and conclusions.

\\Yam-main\Admin\Users\sanaif\ LU\CoyoteWillcutsUGBAmendment. wpd



‘ UGB AMENDMENT APPLICATION | N
l 9@% " (QUASI-JUDICIAL REVIEW) -
- rg - ) OFFICE USE ONLY: (Pre-Application C_onfnreﬁce is required on Type 3 )

Total Ap Fee: File #- Project Cost:
Less Pre-Ap Fee: Date: Receipt:
Balance Due: Date: Receipt:

TYPES - PLEASE CHECK ONE:
% Urban Growth Boundary Amendment
____ Other: (Explain)

APPLICANT INFORMATION:

APPLICANT; Mike Willcuts . <&c.- / T e4s Ca T 74/ O, / Ao,
ADDRESS: P.O. Box 490 Newberg, OR_97132

PHONE: 503-538-0984 MOBILE: FAX: 503-538-3599

- OWNER (if different from above): See attached list of owners PHONE-

ADDRESS: See attached list of owners
ENGINEER/SURVEYOR: Steve Roper, P.E., SR Design LLC PHONE: 503-469-1213
ADDRESS: 8196 SW Hall Blvd., Suite 232, Beaverton, OR 97008 ' '

GENERAL INFORMATION:

PROJECT LOCATION: Between Crater Land and Chehalem Dr. North of Columbia Dr,

PROJECT NAME: g
PROJECT DESCRIPTION/USE; Urban Growth Boundary Amendment

1

MAP/TAX LOT NO.(i.e. 3200AB-400): Map 32 18AB, Lots 1000, 1001, 1100, 1200, 1300, 1400, and 1600 ZONE: VLDR-1 _SITE SIZE: approx 8.82 Acre: X

COMP PLAN DESIGNATION: VLDR : TOPOGRAPHY:. Relatively FLat

CURRENT UsSE: Rural Single Family Residential

SURROUNDING USES: '

NORTH: R-1/ 6.6 Single Family Residential - souTH: Rural Residential

wesT: R-1 Single Family Residential

EasT: Rural Residential

SPECIFIC PROJECT CRITERIA AND REQUIREMENTS ARE ATTACHED :
General Checklist: O Fees O Noticing Information O Title Report O Criteria Response 0 Owner Signature/Letter of Consent
UGB Amendment Checklist: O Site Plan 0 Map & Legal Description O Dedications [ Easements

; #fied’are in all respects true, complete, and correct to the best of my knowledge and
standards, regulations, and procedures officially adopted by the City of

gwmg apphcant authorization, or submit letters of consent. Incomplete or

7”2& 'O_{' See attached list of owners

/ iy
Appkcant S1gnamrv ‘ ate . Owmer Signature " : Date

Micis, Q CJILLW'D S&wﬁe‘ﬁ%

Print Name ; éﬂ r-u J-B [/ = /

Print Name

A ——

" Attachments; General Infar::natlcmS Cntena Notxcmg Procedures, City of Newberg Fee Schcduls Checklist, Yamhill County
Application, Yamhill County Fee Schedule

Q,D 'OlQ"ﬂOS'



“To your knowledge, do a'ny of the following natural hazards exist on the property?
[ ] Floodplain [ ] Areas of erosion

[1Fish or wildiife habitat [ 1 Soil limitations for building or septic

[ ] Steep Splopes

THE APPLICANT MUST SUBMIT:

1. - Completed application form, signed by the applicant and property owner (if different). The owner's signature must be notarized.

2.  Site plan drawn to scale showing property lines, location and size of all existing buildings, existing and proposed access roads
and location and size of any proposed new buildings.

3. Written justification of how the application complies with the approval criteria. Attach additional sheets to this form.

4.  Filing fee (make check payable to Yamhill County).

NOTE: Fees are not transferrable or refundable.

| hereby declare under penalties of false swearing (ORS 162.075 and 162.085) that the above information is true and correct to the
best of my knowledge. | understand that issuance of an approval based on this application will not excuse me from complying with
other effective ordinances and laws regulating the use of the land and buildings.

its officers, agents, and employees coming upon the above-described
enever it is reasonably necessary for the purpose of processing this

T el

See attached list of owners
Property owner's signature (if different) ' Date

| hereby grant permission for and cansent to Yamhill Colinfy,
property to gather information and inspect the proper
application.

Date

State of Orecmn

County of \}n m\n A \

T

Signed before me on this \‘ q%\ day of _Se Q teralna” 20 O
by Doni 3 Wadla,

r CFICIAL SEAL Notary Public for Oregon_ A% / 7 ) /%:

2ripe 5 WADLOW My Commission expires”_ Mmrr).n QY3007
'..HPUH C-OREGON

¥IRES AR, 29, 2000




Neuss A

Property Owner Consent

We, the undersigned, are the legal recorded owner(s) and herby approve the request for
this Urban Growth Boundary Amendment Application

I hereby declare under penalties of false swearing (ORS 162.075 and 162.085) that the
above information is true and correct to the best of my knowledge. I understand that
issuance of an approval based on this application will not excuse me from complying
‘with other effective ordinances and laws regulating the use of the land and buildings.

I hereby grant permission for and consent of Yambhill County, its officers, agents, and
employees coming upon the above-described property whenever it is reasonably
necessary for the purpose of processing this application. -

* Property Owner — Tax Lot #3218 AB 1400

Signa@a—m;aﬂ pa® %—@m—o\ Date %;L" [?-Roct”

Printed Name Z) >a,-u TOL— £ . /%)}co—r/\

State of O fegon

County of Namhill

Signed before me on this \9 bk day of Se P—Pem‘b-g C ,200

By Shed <= uljmf'\]cx_k\

OFFICIAL SEAL _ % / /J A7
SHAI S WADLOW Notary Public for Oregon___ 5 ¢ A C.‘/yﬂi’{f’f/

NOTARY PUBLIC-OREGON
COMMISSION NO. 391156

MY COMMISSION EXPIRES MAR. 29, 2009 My Commission expires_ Mage 29 2009




HW%‘L]L,
Property Owner Consent

We, the undersigned, are the legal recorded owner(s) and herby approve the request for
this Urban Growth Boundary Amendment Application

I hereby declare under penalties of false swearing (ORS 162.075 and 162.085) that the
above information is true and correct to the best of my knowledge. I understand that
issuance of an approval based on this application will not excuse me from complying
with other effective ordinances and laws regulating the use of the land and buildings.

I hereby grant permission for and consent of Yambhill County, its officers, agents, and
employees coming upon the above-described property whenever it is reasonably
necessary for the purpose of processing this application.

" Property Owner — Tax Lot #3218 AB 1100

ﬂ{. L2 g, / aa o
Signature . Date f-ﬁ&faﬁ

" Printed Name f [;'Z_a,é &&gé ﬁ&&)&)éa

State of O ce ﬁ@\(\

County of \fo_m\nl\_\

Signed before me on this ____ aa“d ~_dayof sﬁe D_{—_(m e ,2008
By___ Snai S Condlea)

SHAI 5 WADLOW
NOTARY PUBLIC-OREGON My Commission expires Hu._r-o\r\ 29. AU 9

COMMISSION NO. 391156
MY COMMISSION EXPIRES MAR. 28, 2008




Property Owner Consent

We, the undersigned, are the legal recorded owner(s) and herby approve the request for
‘this Urban Growth Boundary Amendment Application

I hereby declare under penalties of false swearing (ORS 162.075 and 162.085) that the
above information is true and correct to the best of my knowledge. I understand that
issuance of an approval based on this application will not excuse me from complying
with other effective ordinances and laws regulating the use of the land and buildings.

I hereby grant perrhissiou for and consent of Yamhill County, its officers, agents, and
employees coming upon the above-described property whenever it is reasonably
necessary for the purpose of processing this application.®f APPOINTMENT LY wHEL

Property Owner — Tax Lot #3218 AB 1600

Signature nggﬁug‘ ; 22 ’y‘g@__{ﬁ szﬂ Date f"'/ 7F-0.5

PﬁﬁtedName /{arrfg ﬁ-{-Z‘E)Ea‘I‘&\d— L.c:._c{c:[

State of O(‘e,e;J O

County of _ Yeenlnil|

' Signed before me on this lc\ th day of 5@ -H’_mbﬁ{ , 2008
By_ Shat S Wodlow)

COMMISSION EXPIRES MAR. 28, 2009

SHiAl S WADLOW Notary Public for OrﬁgonM ZMQ

NOTARY PUBLIC-OREGON

COMMISSION NO. 391158 My Commission expires Mf‘(‘)ﬂ a9 , oY




Property Owner Consent 6 ey =T

We, the undersigned, are the legal recorded owner(s) and herby approve the request for
this Urban Growth Boundary Amendment Application

I hereby declare under penalties of false swearing (ORS 162.075 and 162.085) that the
above information is true and correct to the best of my knowledge. I understand that
issuance of an approval based on this application will not excuse me from complying
with other effective ordinances and laws regulating the use of the land and buildings.

I hereby grant permission for and consent of Yamhill County, its officers, agents, and
employees coming upon the above-described property whenever it is reasonably
necessary for the purpose of processing this application.

/]
Property Owner/+Tax Lot #3218 AB 1000

(\)'41'5 Date GL,}W.‘ b\(_'

Signature

Printed Name U /l/‘VLL/ L/) et S OEY@"TCL, J/CZJW( ey - 7,\_] C,,

State of M (‘e,g A

County of \‘I‘nm\f\fu

Signed before me on this |9 e l day of e piﬁ mhe(,20 O
By_ Qhei S I, B&Abu)

Notary Public for Oregon ,é %;Z F 2@ M@

My Commission expires_ Magfy 9 200 %
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Property Owner Consent

We, the undersigned, are the legal recorded owner(s) and hérby approve the request for
this Urban Growth Boundary Amendment Application

I hereby declare under penalties of false swearing (ORS 162.075 and 162.085) that the
above information is true and correct to the best of my knowledge. Iunderstand that
issuance of an approval based on this application will not excuse me from complying
with other effective ordinances and laws regulating the use of the land and buildings.

I hereby grant permission for and consent of Yambhill County, its officers, agents, and -
employees coming upon the above-described property whenever it is reasonably
necessary for the purpose of processing this application.

Property Ownep— Tax Lot #3218 AB 1200

—

- | .{]-”L‘( )/ Date 6]\,% /’m
P N Nbﬂ/m/ LJ'H,LLU\“T ST Covore Howss /,/Q

Signature :

State of 7y (‘ead T A

County of \l&m\,\ \ 1\

Signed before me on this \1 h day of &QM 20 OS
By, ot < woadlecd

OFFICIAL %%w o | |
SHAI'S WA ' No Public for Oregon f
NOTARY PUBLIC-OREGON | ° By g

£ COMMISSION NO. 391156 :
MY COMMISSION EXPIRES MAR. 29, 2009 My Commission expires MC{ (?:.A 929 o
[4 L3




OQ\S’QT”'L .
Property Owner Consent

. We, the undersigned, are the legal recorded owner(s) and herby approve the request for
this Urban Growth Boundary Amendment Application

I hereby declare under penalties of false swearing (ORS 162.075 and 162.085) that the
above information is true and correct to the best of my knowledge. I understand that
issuance of an approval based on this application will not excuse me from complying
with other effective ordinances and laws regulating the use of the land and buildings.

I hereby grant permission for and consent of Yambhill County, its officers, agents, and
employees coming upon the above-described property whenever it is reasonably
necessary for the purpose of processing this application.

Property Owner — Tax Lot #3721 8 AB 1300 : /
- Signature f i S Date 4 / -
Printed Name M/( /e J J L= @é\S Q\ml/}”@ /

State of O(\E@J o)

County of \{am\/\i '\

Signed before me on this \OK'H’\ day of _Deptem bhel ,20005

OFFICIAL SEAL Notary Public for Oregon %E ' éz w% . )
SHAL S WADLOW g

NOTARY PUBLIC-OREGON

COMMISSION NO. 391156 My Commission expires |
MY COMMISSION EXPIRES AR, 25,2009 y pires. Macel 29, 2009







Property Owner Consent (AYe i

We, the undersigned, are the legal recorded owner(s) and herby approve the request for
this Urban Growth Boundary Amendment Application

I hereby declare under penalties of false swearing (ORS 162.075 and 162.085) that the
above information is true and correct to the best of my knowledge. I understand that
issuance of an approval based on this application will not excuse me from complying
with other effective ordinances and laws regulating the use of the land and buildings.

I hereby grant permission for and consent of Yambhill County, its officers, agents, and
employees coming upon the above-described property whenever it is reasonably.
necessary for the purpose of processing this application.

Property Owner — Tax Lot #3218 AB 1001

Signature % /0 /Mé_’ Date 7”2 3"05"
Printed Name /%/ Voo~ LD /J%f (s

State of | O(‘eg{_‘)n

County of \!n ol

Signed before me on this QRPC\ day of Seqte mheyr 2005
By ol S Whdlaw

e ege— Notary Public for Oregon ééwc 752 ( 0 l@gé; )

SHAI'S WADLOW it 50 Do
NOTARY PUBLIC-OREGO Mv Co [ e / :
: COMMISSION NO. 331156 y Commission expires_ WAz rin_ ) v
'MY COMMISSION EXPIRES MAR. 28, 2009




September 25, 2005

REQUEST FOR
- Urban Growth
Boundary Amendment

City of Newberg

Map # 32 18AB Lots # 1000, 1001, 1100, .
1200, 1300, 1400, and 1600 -

AGENT:
SR Design LLC
Contact: Jeff Caines

8196 SW Hall Blvd., Suite 232
Beaverton, OR 97008

office (503) 469-1213
fax (503) 469-8553

APPLICANT:

Coyote Homes Iric.

Contact: Mike Willcuts
P.O. Box 490

- Newberg, OR 97132
(503) 538-0984

%.0.06-20%



I. APPLICATION / GENERAL
INFORMATION / REQUEST
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GENERAL INFORMATION

Agent:

Applicant/Property Owner:

Tax Lot Information

Location:

Current Zoning:

Proposed Comp. Plan
and Zoning:

Project Area(s):

Coyote Homes
September 23, 2005

SR Design LLC .
Attn: Jeff Caines :

8196 SW Hall Blvd., Suite 232

Beaverton, OR 97008

Coyote Homes Inc.
Mike Willcuts

P.O. Box 490
Newberg, OR 97132

Map # 32 18AB Lots # 1000, 1001, 1100, 1200, 1300, 1400,
and 1600

The seven parcels are located in the area east of Chehalem
Drive, west of Crater Lane, south of Tax Lot 900 and north of .
Columbia Drive. Lots 1000, 1001, and 1400 have frontage on
Chehalem Drive. Lots 1100, 1200, and 1300 have frontage on
Crater Lane, and Lot 1600 has frontage on Columbia Drive.

All lots under review are currently zoned with the Yambhill
County Low Density Residential (VLDR-1).

The Applicant is requesting an Urban Growth Boundary
Amendment for the above referenced properties. The Applicant
18 requesting that the property under review be brought in to the
UGB with a Comprehensive Plan designated of MDR and
subsequent Zoning designation of R-2.

Lot 1000: approximately 1.0 acres / 43,560 sq. ft.
Lot 1001: approximately 1.0 acres / 43,560 sq. ft.
Lot 1100: approximately 1.0 acres / 43,560 sq. ft.

- Lot 1200: approximately 1.24 acres / 54,014 sq. ft

Lot 1300: approximately 1.05 acres / 45,738 sq. ft
Lot 1400: approximately 1.04 acres / 45,302 sq. ft
Lot 1600: approximately 2.49 acres / 108,464 sq. ft

Urban Growth Boundary Amendment
3



REQUEST:

The Applicant is requesting an Urban Growth Boundary Amendment to include approximately 8.82 acres
of property, which is currently located in Yamhill County in to the Urban Growth Area for the City of
Newberg. The subject site is currently located in the City’s Urban Reserve area and has been identified as
property to eventually become part of the City of Newberg as the population’ grows and the need for

- additional lands are need for future residents. The applicant is The Applicant is requesting that the
property under review be brought in to the UGB with a Comprehensive Plan designated of MDR and
subsequent Zoning designation of R-2. ' '

SITE DESCRIPTION:

All seven lots are located with the in the VLDR-~1 (Low Density Residential) Yamhill County zoning
designation. The area under consideration is located between Crater Lane on the east and Chehalem Drive
to the west. The area under review is located on the western fringe of Newberg’s city limits. West of
Chehalem Drive (west of the site under review) additional pieces of land designated as Urban Reserve
Area. This Urban Reserves Land acts as a buffer between Yamhill County agricultural lands and the City
of Newberg’s urbanized area. The lands directly to the east of the site contain residential dwelling units
developed to City of Newberg R-1 zoning standards. The properties to the north contain residential
dwelling units developed to the City of Newberg R-1/6.6 zoning standards. Lot 1600 extends to the south
and has frontage that extends to Columbia Drive. Two public schools and a community center were
constructed within the City limits north of the site under review and should be able to serve the parcels
under UGB amendment consideration. The schools were built in this area in anticipation of future
development and growth in this area of the City and general area.

Coyote Homes Urban Growth Boundaty Amendment
September 23, 2005 4



VI.  Yamhill County Comprehensive Plan Amendment Criteria — Yambhill County
Comprehensive Plan: The applicant must demonstrate compliance with the following

criteria:

Section I: Urban Growth and Change and Economic Development

A. Urban Area Development

SUMMARY

Growth in Yambhill County is being most heavily influenced by spillover from the Portland
metropolitan area. The northeast section of the county has been absorbing the brunt of this
growth pressure and will continue to do so in the future. Due to a vigorous policy to attract
additional industry into the city, McMinnville should also see rapid population growth in
coming years. Future growth pressures will increase the potential for sprawl development, a
condition that results in higher costs in providing pubic facilities and services due to the
extension, then under-utilization, of those services. Economic, energy, and environmental
considerations point to the need for containing urban growth to existing urban centers. An
established urban growth boundary for each city of Yambhill County will assist in the orderly
and efficient transition from rural to urban land uses.

GOAL STATEMENT

1.

To encourage the containment of growth within existing urban centers, provide for the orderly,
staged, diversified and compatible development of all of the cities of Yamhill County, and assure an

- efficient transition from rural to urban land use.

POLICIES

Coyote Homes

A. Yambhill County will, in cooperation with the cities and special districts of the county,
encourage urban growth to take the form of a series of compact, balanced communities, each
with its own business and community center and each related to industrial areas and other

centers of employment.

B. Yambhill County will cooperate and coordinate with each of the cities in the development of
urban growth boundaries and will adopt an urban area growth management agreement with
each city which outlines a growth management plan for unincorporated areas within the
boundary and the means by which the boundary can be modified.

C. Yambhill County will recognize the lands within established urban growth boundaries as the
appropriate and desired location for urban development.

D. Yamhill County will coordinate with the City of Newberg to adopt an Urban Reserve Area
(URA). The URA identifies high priority lands to include with the Newberg UGB to meet
long-term urban growth needs to the year 2030. Interim rural development within the Urban
Reserve Area will be regulated with tools such as corridor plans, shadow plats, clustering and
‘redevelopment plans to ensure that long-term options for urban development are protected.

Comment: The proposed UGB Amendment is an effort to enable urban growth in an
efficient compact manner. This Application is in cooperation with both the City of Newberg
and Yambhill County in order to create a smooth transition between county property and the
newly expanded City limits. Finally, the land under review for the expanded Urban Growth
Boundary Amendment uses land that is identified as Urban Reserve for the City of Newberg.

Urban Growth Boundary Amendment
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GOAL STATEMENT

2. To encourage the containment of urban services and facilities and other public capital improvements
- within existing urbanizing areas in order to achieve an orderly pattern of urban growth.

~ POLICIES

A. Yamhill County will continue to seek full cooperation and coordination among the cities, the
school districts, other specwl-purpose districts of the county and the county itself in jointly
planning and programming all land use, urban services and facilities and other public
improvements having an impact on the rate and direction of urban growth.

B. Yambhill County will seek to establish a general commitment by all providers of urban
services that no subdivision of lands in designated urban areas on the Plan Map will be
permitted without the provision of urban services commensurate with the location, nature and
scale of the proposed development, recognizing the overall capital program for community
services and the ultimate net cost to the community of the services to be provided.

C. Yambhill County will coordinate with the cities to ensure that rural residential developmeht
contiguous with urban growth boundaries does not restrict long-term options for urban
expansion.

Comment: The proposed UGB Amendment will allow for the containment of urban
services and facilities within existing urbanizing areas in order to achieve an orderly pattern
of urban growth. The proposed expansion is adjacent to land that is currently served by urban
services. In addition, the development pattern proposed for this project is located in an area
where addition Urban Reserve land is located to the west, thus creating a buffer between the
urban area and the county’s rural land. -

GOAL STATEMENT

3. To create convenient and attractive residential neighborhoods, which can be efficiently serviced with
roads, utilities, schools, parks and commerce, and can take advantage of desirable physical features;
and to give a satisfactory range of choice to the prospective householder through the imaginative use
of a variety of design concepts.

POLICIES

A. Yamhill County will continue to recognize that the appropriate location of medium-density
residential development is in areas having a full range of urban services and amenities within
or immediately adjacent to central business districts; immediately adjacent to public traffic
generators, such as schools, parks, hospitals, and regional or neighborhood shopping centers;
or in selected small areas having unique scenic qualities and a location where community
water supply and sewage-disposal systems, adequate access by way of a road of collector or
higher status and other urban services necessary to meet the needs of the intended residents
can and will be provided.

B. Yamhill County will continue to recognize that the appropriate location of low-density
residential development is in areas where adequate access and services to satisfy the scale of
ultimate development can and will be provided. Such areas would generally be within, or
contiguous with, existing urban centers, but may also be in selected small areas having unique
scenic qualities or, where the need may be demonstrated, in selected outlying areas of varying
size having appropriate site qualities and other supporting services.
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D. City Growth and Development

Comment: The proposed project is for medium density residential dwelling units. County
and city roads and utilities are currently serving the area. The expansion of the Urban Growth
Boundary will only help enhance the current road system and infrastructure either by
upgrading the existing system(s) or by creating a new system within the proposed subdivision.
In addition, the proposed project is located near other medium density residential
developments. This type of housing is needed, according to the Residential Needs Analysis
report and will help contribute to a diverse range of housing types.

SUMMARY

Each of the ten cities in Yambhill County has established, or is in the process of establishing,
an urban growth boundary. The staged extension of city services will facilitate orderly urban
expansion. Growth pressures in and around the cities of McMinnville and Newberg make
these areas particularly vulnerable to land use conflicts.

POLICIES

A. All urban growth boundaries in the county will be delineated as shown on the plan
map and no extension of urban land uses or city water and sewer services beyond the
designated urban growth boundaries will be undertaken without concurrent
amendments to both the respective city and county comprehensive plans.

B. Yamhill County will encourage major land uses or functional areas and domestic
water supply and sanitary sewer service areas in the cities to develop progressively
outward and to be extended on a staged basis until they become coextensive with and
fully service the designated urban area.

C. The designated residential area west of Hill Road and east of the Lafayette-Rwer51de
industrial area (in McMinnville) will be denied city water and sewer services until all
other designated residential areas are substantially developed, and such services will
not be extended across Baker Creek, the North Yambhill River, or Highway 18 except
in the designated PUD area.

D. The designated PUD area (along Three Mile Lane in McMinnville) will be retained for
the time being in its present agricultural and limited commercial, industrial and public
uses and be designated for the uses shown on the plan map, and the area will be
developed in accordance with the general policies of this plan and the following
principles set out in the recommendations of the city and county planning
commissions relative to Three Mile Lane land use policy:

1. Both Yamhill County and the City of McMinnville reécognize that residential,
commercial and industrial development along Three Mile Lane is desirable if it
is of good quality and design. Further, such development should be staged in
accordance with need and be compatible with the traffic-carrying function of
Three Mile Lane, and the design capacity of the sewer and water service
extensions into the area. Therefore, both governing bodies will consider
applications for zone changes to property within their jurisdiction provided that
the planned unit development concept is utilized.
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2. Both Yambhill County and the City of McMinnville will look favorably upon
mixed urban development projects; that is, that integrated designs for
commercial, industrial and residential uses will be encouraged.

3.Both Yamhill County and the City of McMinnville, in considering applications
for zone changes, will place heavy emphasis upon:

= the minimization of entrances onto Three Mile Lane;
» the development of on-site circulation systems;

= the provision of deep setbacks, landscaping, buffer strips, sign controls,
and the setting of an adequate setback line from the existing right-of-
way line;

= the provision of service roads and acceleration and deceleration lanes
and left-turn refuges when and where necessary and practicable.

E. The City of McMinnville will adopt an annexation policy and urban service policy
which would qualify properties for annexation and the extension of urban services
based on applicable statewide goals and the applicable policies in the McMinnville
Comprehensive Plan. In the case of Three Mile Lane, annexation and extension of
urban services will include, but not be limited to, the following considerations:

= the location and area of the land to be annexed shall be defined as the boundary
of the sewer service area east to County Roads 92 and 464 and areas
approximately 1500 feet north of Three Mile Lane and approximately 1200
feet south of the Lane; :

= the present and proposed use of the land to be annexed,

= the availability of, and current service policies concerning access, water supply
and sewerage; and

= the need to annex the land to the city.

F. An Urban Reserve Area is designated for the City of Newberg as shown on the
Comprehensive Plan Map. The URA identifies high-priority land to include within the
City of Newberg UGB on a phased basis to meet urban growth needs to the year 2030.
Interim rural development with the designated Urban Reserve Area shall be regulated
and reviewed as outlined in the City of Newberg/Y ambhill County Urban Growth
Management Agreement to ensure that Jong term opportunities for urban development
are protected. (Ord. 596)

Comment: This project is located in the Urban Reserve Area and identified it the City of
Newberg’s Comprehensive Plan. As stated above, this land has already been listed as high-
priority land to be included in the City’s future expansion for new urban land to be developed.
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E. HOUSING

SUMMARY

Through its regulatory and legislative powers, the county can greatly influence choices in
housing types, location, density, and cost within its boundaries. The rising costs in land, labor,
materials and financing, combined with increasing population pressure, have created a
housing problem in Yamhill County reflected in both the quantity and quality of the existing
stock. The county has numerous housing units in need of rehabilitation to make them safe,
sanitary and decent places in which to live. Federally subsidized housing programs have
provided some relief for those who could not otherwise afford quality shelter, yet it appears
that man in need are still unaided. In 1978, the county enacted a new building, mechanical and
plumbing ordinance, which adopts by reference the Uniform Building Code, the Uniform
Mechanical Code, and the Uniform Plumbing Code of 1976 published by the International
Conference of Building Officials. Home occupations are widely practiced in both urban and

rural areas of Yamhill County.
GOAL STATEMENT

1. To assure the provisions of safe, sanitary and decent housing for all residents of the county at a
reasonable cost. '

POLICIES

A. Yambhill County will continue to cooperate with all governments and housing agencies
within the region in promoting unified housing policies and action programs as well as
an equitable distribution of assisted housing throughout the county.

B. Yamhill County will continue to administer uniform building, mechanical and
plumbing codes for all new construction, as well as consider the adoption and
administration of a uniform housing code to assure the maintenance and upgrading of
existing housing units to code standards.

C. Yamhill County will provide opportunities for a variety of housing types in different
residential environments, including single-family structures, conventional and modular
type construction, and mobile homes to serve the housing needs of all components of
the county population. : : '

D. Yamhill County will encourage an adequate supply of new and rehabilitated housing
units for rental or purchase by low- and moderate-income families and individuals
through support of, and participation in, state and federal programs.

E. Yamhill County will coordinate its efforts with each city in order to avoid potential
conflicts with respect to countywide housing opportunities and demand.

F. Yamhill County will establish a process by which builders and citizens can receive an
energy efficiency evaluation of their site and house plans.

G. Yamhill County will provide assistance to local realtors, developers, contractors and
other members of the building community to inform buyers of total life-cycle housings
costs.

H. Home occupations will continue to be recognized and ree?sonably regulated in all
medium and low-density residential areas in accordance with accepted standards and
practice in urban environments. '
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I. A reasonable expansion of the concept and definition of home occupation will apply to
very low density residential and agricultural small and large holding areas where
small-scale, family-operated, home-craft industry or repair service has been
traditionally carried on, and such uses will be reasonably regulated, subject to
limitations on location, scale, performance characteristics, commercial character, and
visibility from bounding roads or adjoining property.

Comment: As stated in previous sections of this application: This goal requires a
community to plan for and accommodate needed housing types, including multifamily and
manufactured housing, and to inventory buildable residential lands, project future needs for
such lands, and to plan and zone enough buildable land to meet those needs. It also prohibits
local plans from discriminating against needed housing types. This goal for housing in the
City of Newberg’s Comprehensive Plan is to provide for diversity in the type, density and
location of housing within the City to ensure there is an adequate supply of affordable housing
units to meet the needs of City residents of various income levels. Housing density and mix
policies are set forth in the Plan, rather than housing types, as the most important development
criteria to be used to classify different types of residential areas on the City.

In 1995, the City adopted an Urban Reserve Area. The URA includes 916 acres of land with
approximately 750 acres of buildable land. After combining the existing population within the
City and the future population in the UGB, a total of approximately 34,700 people could be
accommodated. Some of the factors used to determine which properties should be given a
URA designation included continuity to the UGB and City limits, percentage of study area
designated rural residential, percentage of study area designated agricultural, transportation
access, sewer and water potential and natural boundaries. The site under review was originally
included in Area F of the URA study, as described below:

Area F:  The area under review for the UGB Amendment is located in the southern half of
the original Area F study in 1995 (exhibit 4). This half has been developed as rural residential
on small lots and acreage. Chehalem Drive traverses the area in a north-south orientation on
the western boundary of the study area. Crater Lane borders the eastern side of the study site.
The only natural condition affecting future development is some water drainage ways. There
are both storm and sanitary sewer line’s located in the southeastern boundary of the subject
site. At this time, there may not currently be adequate service to meet the future demand if
this site under review develops to its full potential. As the area develops, new utility lines
(sanitary and storm sewer) will need to be installed to meet the future demands of the area. In
addition to the new sewer lines being installed, new pump stations may need to be installed or
upgraded to the existing pump stations may need to occur. These issues will be resolved prior
to the construction of new residential units.

In the fall of 1996, the City undertook a residential needs analysis to identify the twenty (20) -
year needs for residential land that resulted in revisions to the City’s Comprehensive Plan and
Development Code. As the following tables demonstrate, there is currently a need for
additional medium and high density zoned land to meet projected increases in population
growth in the next twenty (20)-years. For the planning period ending in 2025, there is a
significant shortfall in every residential land category. The proposed UGB amendment will
help the City meet its Goal 10 obligations to provide a suitable inventory of buildable
residential lands and to provide for opportunities for a diversity in the type, density and-
location of housing units to ensure an adequate supply of affordable housing.
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Development of the subject site, based on the mix of housing zones proposed by the applicant,
would be consistent with housing policies of the City’s Comprehensive Plan and with '

" requirements of the Development Code. Attached with this application is a copy of the City’s
Residential Land Needs Report.
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SECTION III. Transportation, Communications and Public Utilities
A. Transportation
SUMMARY

Efforts need to be coordinated among local, regional, state and federal agencies in order to
develop a sound transportation system for the county. The regional transportation needs must
be addressed primarily in respect to the utilization of the county's arterials as State
thoroughfares. A major concern of the county is to develop a transportation system that will
maintain and enhance the quality of life enjoyed by its residents. Due primarily to the
increasing traffic load and traffic hazards on all county roads, there is a need to control access
points for future development. In view of the rapidly increasing cost and decreasing supply of
energy, it is imperative that all transportation decisions take into account the conservation of
energy. The provisions of adequate bicycling and pedestrian paths within the county is a
concern of the county residents. Such modes of transportation lend themselves particularly to
the rural nature of the county. There is a potential for the McMinnville Municipal airport to be
developed into a Basic Transport facility. Rail freight service to the county is provided by
Southern Pacific Railroad. The county operates a limited public transit system. In order to
protect the scenic resources of the county, outstanding highway views should be designated as
scenic areas.

GOAL STATEMENT

1. To provide and encourage an efficient, safe, convenient and economic transportation and
communication system, including road, rail, waterways, public transit and air, to serve the needs of
existing and projected urban and rural development within the county, as well as to accommodate the
regional movement of people and goods and the transfer of energy, recognizing the economic, social
and energy impacts of the various modes of transportation.

POLICIES

A. Yambill County will encourage the establishment of a transportation system
supportive of a geographically distributed and diversified industrial economy for the
county including coordination with all city comprehensive plans.

B. All transportation-related.decisions will be made in consideration of land use impacts
including but not limited to adjacent land use patterns, both existing and planned, and
their designated uses and densities.

C. Yamhill County will cooperate and establish close liaison with the State Department
of Transportation, the cities of the county, the Tri-County Metropolitan Transportation
District of Oregon (Tri-Met), the Southern Pacific Railroad, the Federal Aviation
Administration, Federal Highway Administration, and private utility companies
operating in the county, in respect to matters relating to the location, design and
programming of roads, railroads, public transit facilities, airports, transmission lines,
pipelines, waterways, energy corridors and communications facilities to gulde and
accommodate the emerging development patterns of the county.

D. Yambhill County will, in cooperation with the State Highway Division and the cities of
the county, establish a comprehensive list of recommended road improvements '
throughout the county, establish a suitable review mechanism for arriving at and

- amending priorities on a continuing basis and work towards the creation of an on-
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going capital improvement program closely coordinated with all agencies of
government responsible, including cities for road location, construction, finance and
maintenance,

E. Yamhill County will cooperate with and support the State Highway Division, the Mid-
Willamette Valley Council of Governments, and any other county or regional
transportation agency in an effort to establish a viable and productive regional
transportation planning process and operations system geared to identifying,
prioritizing and resolving both present and future transportation needs, with special 1
reference to our county and regional network.

F. Yamhill County will establish by ordinance in cooperation with the State Highway ‘
Division, the cities of the county, adjoining counties, the U.S. Postal Service and all
affected special purpose districts, including fire protection districts, a system for
naming all public roads and numbering property as prescribed by ORS 215.110(1 )(c),
and in doing so will give full consideration to the costs, benefits and timeliness of such
action. '

G. Yamhill County will appoint a committee of interested citizens to study all State ‘
highways within the county and inventory and evaluate the aesthetic features of the 1l
views from such highways, consider the eligibility of specific sections for designation
as scenic areas under the provisions of the Scenic Areas Act, and make appropriate
recommendations to the Planning Commission and Board of Commissioners in respect
to a petition to the Scenic Area Board to hold hearings on the possible designation of
scenic areas within Yambhill County. '

H. Yambhill County will, in cooperation with the cities of the county, and in consultation
with the Mid-Willamette Valley Council of Governments, the State Public Transit
Division, the Public Utility Commissioner, and private companies providing transit
services, make a comprehensive study of public transit possibilities, including bus and
rail, and if economically feasible, will seek such services as are found to be safe,
efficient, and convenient in serving the transportation needs of the residents of the

county. ]

I. Yamhill County will encourage bicycle and pedestrian traffic as an element of the
transportation system by coordinating with the cities within the county to develop an
integrated system of safe and convenient bicycle and pedestrian ways to complement
other modes of transportation.

J. Yambhill County will require new development to:

1. Limit access points on highways designated as arterials when alternative access
points are feasible. '

2.Provide a frontage setback requirement of 50 feet from the public right-of-way
of all designated arterials within the county for commercial and industrial
development; and

3. Minimize direct access points onto arterial right-of-ways by encouraging the
utilization of common driveways. -

K. All county transportation-related decisions will be made in particular consideration of
energy efficiency and conservation.

Coyote Homes Urban Growth Boundary Amendment
September 23, 2005 (Revised. October 6, 2005) 27



L. Yamhill County will establish pfograms, such as van or car-pooling to increase vehicle
occupancy and reduce unnecessary passenger car travel.

M. Transportation needs for the disadvantaged, such as the low income, the handicapped,
and the elderly, will be considered in the development of the county transportation

system.

N. Yamhill County will utilize existing facilities and right-of-ways to the fullest extent
possible provided that such use is consistent with the county comprehensive plan.

O. All transportation-related decisions will be made in support of the efficient and
economic movement of people, goods, and services throughout the region, and will be
based on the location and adequacy of facilities for such goods and services.

P. The county plan and zoning ordinance will continue to recognize the need for
protecting the McMinnville Municipal Airport as a vital county-wide transportation
facility and efforts will be made to regulate land use in the environs of the airport to
prevent the erection of further airport hazards and obstructions, at the same time
preventing any residential encroachment upon the critical noise contours.

Q. The status and proposed location or expansion of all airport facilities will be
specifically designated in the plan map, as amended, and, if under county jurisdiction,
will be accorded a planned-unit development designation in the zoning ordinance, in
order to assure a compatible association of airport growth with surrounding urban
development.

R. The county will continue to work with the State, the City of Newberg, and the City of
Dundee on alternatives for routing Highway 99W traffic through or around Newberg
and Dundee. ' '

Comment: Based on the previous discussion with regards to the City’s Transportation
regulations: The primary objective of this goal is to provide a safe, convenient and economic
transportation system. The City’s Comprehensive Plan contains several goals and policies
designed to guide the planning and provision of a safe, convenient and economic
transportation system in cooperation with state, county, and neighboring communities in the
region. The City’s 1997 Urban Reserve Project report includes an analysis of transportation
system impacts and possible improvements based on a comparison of two alternative land-use
scenarios. The orderly and economic provision of public services and facilities, including the
transportation system, was among the criteria used to evaluate the URA’s.

Newberg’s Transportation Plan update shows the current and Planning Commission’s
recommendation for Chehalem Drive. According to Figure 6-1 of the Transportation System
Plan (March 2005) Chehalem Drive is classified as a Major Collector street. The City’s
Planning Commission, on their periodic review of the Transportation System Plan, has
recommended that Chehalem Drive remain a Major Collector street. As stated in the TSP, the
recommendation includes:

-Chehalem Drive: Recommend that the City of Newberg and Yamhill County reconstruct those
sections of Chehalem Drive under each respective jurisdiction, between Ore 240 and North
Valley Road to major collector street standards to include bicycle lanes and sidewalks on
both sides of the street. This project is approximately 1.57 miles, and is estimated to cost
approximately §4.0 million. Approximately one-half of this segment is within the UGB; the
remaining portion of this project is located outside of the City’s UGB and within its
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designated Urban Reserve Area, and therefore is currently within the jurisdiction of Yamhill
County. At such time when Newberg annexes these Urban Reserves into its UGB, this portion
of the project would become the City’s responsibility.

Improvements to Chehalem Drive will provide adequate access for the area, thereby reducing

the potential for arterial traffic traveling on nearby local streets, and provide better access
for bicyclists and pedestrians. Chehalem Drive is either-inside the Newberg UGB or Urban
Reserve Area. For purposes of cost attribution, it was assumed that the City would be
responsible for the total cost of this project.

A transportation study was not conducted for this project. At the pre-application meetmg held
with the City of Newberg (September 7, 2005) staff stated that the total number of lots
proposed did not require a Traffic Impact Study. This was due to the threshold level of 400
vehicle trips per day at the pm peak. The Applicant is proposing to build approximately 38

~ homes, thus being under the threshold amount. If in the future a transportation study is
required, the Applicant will submit a study by a transportation engineer to meet this
requirement.

Future development in the area will pay for transportation improvements through existing
Transportation System Development Charges. These are estimated as follows:

38 Single Family at $1,709.35 each equals $64,955.30

Thus, future development would generate sufficient SDC revenue to pay its share of capacity
improvements, and generate additional funds for other capacity improvements throughout thc
City as identified in the Transportation System Plan. Please note that Lot 38 can be
subdivided in the future. When Lot 38 is subdivided, SDC fees will be paid to the City at that.
time. For this application, the SDC fees are based on the total number of proposed lots at this

time.

By meeting the goals and policies of Newberg’s Comprehensive Plan, the Applicant believes
that they are also in compliance with Yamhill County’s Comprehensive Goals and Policies.
By including this site within Newberg’s UGB, the property is better to serve many of the
transportation policies set out by the County. These include utilizing the existing facilities and
right-of-ways to the fullest extent possible; and working with the City of Newberg for their
transportation needs for the future expansion of urbanized areas. :

B. Utilities
SUMMARY

Transmission lines and pipelines cross miles of land, consume many acres of right-of-way,
and have a significant impact on land use. The Public Utility Commission has allowed for
local review of utility location with its agency coordination program. The county recognizes
the effects that the development of utilities has on land use and sees a need for close
consideration and cooperation with the utility compames

GOAL STATEMENT

(See goal statement under Public Facilities and Services)

POLICIES
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A. Yambhill County will review v all right-of-way acquisitions for utility lines and fac1htles
and, where appropriate, require:

. 1. That the route or corridor chosen locate on or parallel to existing public or
private right-of-ways and avoid the creation of unusable parcels;

2. That the route or corridor chosen have a minimum visual impact along highways
and in residential areas, blend well with the natural landscape, and create
minimum conflict with present and planned uses of the land,;

3. That clearing for, and construction of, transmission lines, pipelines and other
utility facilities be performed in a manner which will maximize preservation of
natural beauty and conservation of natural resources, and which will minimize
scarring of the landscape or siltation of streams;

4, That following construction of utility facilities, construction areas will be
cleaned up and efforts will be made to restore the landscape and the land
capability to its original condition prior to construction; and

5. That a maintenance program for utility facilities include maintenance of the
environmental preservation and restoration achieved during all phases of
construction.

Comment: The utilities brought in to the area to serve the future residential dwelling units are small in size

and scale than what the purpose of this Summary indicates. However, the utilities brought in to serve the site

will be located in areas as to minimize any visual impacts that may be created. For example, the use of

overhead power lines will be kept to a minimum, as required by Newberg’s Development Code. Also, the

clearing of land will be minimized since the majority of the utilities will be placed in the right-of-way,
undemeath the existing of future roadway extension. Therefore, no additional clearing may be necessary

- since the existing or future roadway may be wide enough to consolidate all the utilities underneath the

ground.
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SECTION V., Environmental Quality
A. Air, Water and Land Resources Quality

SUMMARY

Yamhill County has retained an overall high-quality natural environment, yet the impact of
human activities on the environment has upset the natural ecological balances and the high
aesthetic quality of the county in the past, and poses the threat of future deterioration. The
increasing demands put upon the air resources of the county affect the capability of those
resources to provide for a clean, enjoyable and safe environment. The Willamette Valley is
prone to air pollution as a result of climatic and physiographic conditions. Suspended
particulates from a number of sources, including automobiles, dust, field and slash burning,
and industry process losses, pose the largest air pollution problem for Yamhill County.

GOAL STATEMENT

1. To conserve and to protect natural resources, including air, water, soil and vegetation and wildlife,
from pollution or deterioration which would dangerously alter the ecological balance, be detrimental
to human health, or compromise the beauty and tranquility of the natural environment.

POLICIES

A. Yambhill County will cooperate with the State Department of Environmental Quality in
. enforcing state and federal regulations designed to achieve high air quality.

B. Yambhill County will, in making land use decisions relative to industrial or other uses
likely to pose a threat to air quality, consider proximity of the proposed use to
residential areas and meteorological factors such as seasonal prevailing wind direction
and velocity.

C. Yambhill County will cooperate with the State Department of Environmental Quality in
implementing noise control regulations. .

D. Consideration will be given to adopting an ordinance requiring environmental impact
review of all major public and private development proposals and the social and
economic costs and benefits associated with any particular development proposal will
be properly evaluated prior to public endorsement or approval.

E. In order to maintain and improve the quality of the county's air, water and land
resources, Yamhill County will seek to minimizeirreversible and other long-term
impacts in its development of energy resources; support efforts, where feasible, for the
appropriate and efficient recovery of energy as a means to reduce waste problems; and
encourage a program to recover and recycle used motor oil.

Comment: As stated above: This goal requires local comprehensive plans and
implementing measures to be consistent with state and federal regulations an matters of air,
water and land resources quality. The Yamhill County and Newberg Comprehensive Plans,
contain several policies intended to ensure conformance with state federal regulations
governing air, water and land resources quality. No watercourses exist in the area. Negligible
impacts are anticipated to existing air quality in the area. The proposed UGB amendment
would be consistent with the City’s Plan policies by providing public sanitary sewer capable
of supporting future urban level development as a preferred alternative to allowing low
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density rural residential development with individual septic systems as allowed under current
county zoning regulations

GOAL STATEMENT

2. To preserve and enhance the charm and amenity values of the county, while accommodating change,
through ensuring harmony between urban development and the natural environment, at the same time
cultivating more attractive urban environments in which to live, work and play.

POLICIES

A. Yambhill County will, in cooperation with the cities, work to establish high standards
for urban development and redevelopment, initiate incentives and regulatory programs
to achieve such standards and seek abatement of the aesthetic degradation of the
environment resulting from conflicting land uses and blighted neighborhoods,
indiscriminate waste disposal, offensive outdoor storage and advertising, and the lack
of adequate natural and landscaped open space.

B. Yambhill County will work to maintain a healthy natural balance among the many life
forms existing together within the region.

Comment: The subject site is located in an area of Newberg where the development pattern
is proposed in an area where addition Urban Reserve land is located to the west, thus creating
a buffer between the urban area and the county’s rural land. The City of Newberg and
Yamhill County have worked together to come up with a viable plan to accomplish a smooth
transition between charm and amenity values of the county, while accommodating change,
through ensuring harmony between urban development and the natural environment, at the
~same time cultivating more attractive urban environments in which to live.
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URBAN GROWTH BOUNDARY
CRITERIA AND FINDINGS

I. Newberg Urban Area Management Agreement: Amendment of the Urban Growth Boundary shall
be treated as a map amendment to both City and County Comprehensive Plan Maps. Change of the
Boundary shall be based upon consideration of the following factors:

(a) Demonstrated need to accommodate long-range urban population growth requirements consistent
with LCDC goals. The following Statewide goals apply to this application: Goal 1, Citizen i
Involvement; Goal 2, Land Use Planning; Goal 3, Agricultural Lands; Goal 5, Open Spaces,
Scenic and Historical Areas, Natural resources; Goal 6, Air Water and Land Resources Quality;

Goal 8, Recreational Needs; Goal 10, Housing; Goal 11, Public Facilities and Services; Goal 12, .
Transportation; and Goal 14, Urbanization. (Goals 4, 7, 9, and 15-19 do not apply to this site.)

Findings:

Goal 1, Citizen Involvement: The properties under review are located within Study Area “F” of the
Newberg Urban Reserve Area Project (exhibit 4), which was adopted by the City and Yamhill County in
1993. A public involvement program was implemented as part of the Urban Reserve Area Project in
1992 and 1993. In 1997, a study was prepared that examined this, and other, Urban Reserve Areas
(URAS) in detail, and that provided a buildable lands inventory and land use needs analysis, preliminary
infrastructure and transportation plans, a prioritization plan for the URAs, and amended urban services
agreement between the City of Newberg and Yambhill County. In conjunction with this 1997 study, a
citizen involvement and intergovernmental coordination program was prepared and implemented to
assure that the results of the study accurately reflected the desire of residents and property owners in the
City and County. The City held two workshops for property owners and other interested parties in the
URA’s in 1997, which was attended by 60-70 people. A questionnaire was also distributed at that time to
solicit additional citizen input in the URA planning process.

Public notice was provided to all properties within 500 feet of the site and the site has been posted.
Public notice was provided to the Oregon Department of Land Conservation and Development per state

regulations.

Goal 2, Land Use Planning: This goal stipulates that land use decisions be made in accordance with a
. comprehensive plan, and that suitable “implementation ordinances™ to the plan’s policies must be
"adopted. It requires that plans be based on “factual information”, that local plans and ordinances are

coordinated with those of other jurisdictions and agencies, and that plans be reviewed periodically and

amended as needed. Goal 2 also contains standards for taking exceptions to statewide goals. This .

includes the exception where a property is physically developed to the extent that it is no longer available

for uses allowed by the applicable goal and the land subject to the exception is irrevocably committed to
uses not allowed by the applicable goal because existing adjacent uses and other relevant factors make
uses allowed by the applicable goal impracticable. The City of Newberg’s Comprehensive Plan was
originally adopted in 1979 and has been amended several times since the date of the original adoption.

An updated Residential Needs Analysis and Policy with Recommended Comprehensive Plan and

Development Code amendments was last revised in 2004.

The City’s Development Code implements the Comprehensive Plan. An amended Newberg Urban Area
Growth Management Agreement between the City of Newberg and Yamhill County was adopted to
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ensure coordination and cooperation between the City and County in the management of growth within
the Newberg Urban Growth Boundary (UGB) and URA’s. This agreement establishes a process for
maintaining ongoing planning efforts, designed to keep pace with growth and change, recognizing that
intergovernmental coordination is essential to assure citizens of the City and County that growth occurs
in an orderly and efficient manner.

Goal 3, Agricultural Lands: This goal required counties to inventory agricultural lands and to
“preserve and maintain” them for farm use. The properties under review are currently zoned VLDR-1
(Low Density Residential). In 1980, Yamhill County identified the properties under review as “land
committed to rural residential use” in Exceptions Statement II (exhibit. 7). The exception land definition
identified this general area as having a mixture of soil types ranging from Class II soil type to Class VI |
soil type. The City of Newberg Inventory of Natural and Cultural Resources indicates that most soils in
the vicinity are flat and at least moderately fertile, though nearly all types have some problem with
drainage. The site consists primarily of WuB Woodbum silt loam soils. Woodburn soils are identified as
Class II soils by the SCS.

The Exceptions Statement II document includes a discussion noting that good roads, rural fire services,
fair or better water availability, and mostly fair soil suitable for septic systems characterize the area
involved. This area is currently committed to rural residential development.

The Inventory of Natural and Cultural Resources report states the City’s recognition that urban expansion
will undoubtedly occur on prime Class II soils, but notes that wasteful land use practices should be
discouraged. The proposed addition of the project site into the UGB would provide needed area for urban
expansion adjacent to the City, where services are available or can be readily extended, thereby avoiding
leap-frog development or other land consumption practices.

Goal 5, Open Spaces, Scenic and Historic Areas, and Natural Resources: This goal encompasses
12 different resource types, including wildlife habitats, mineral resources, and wetlands and waterways.
Goal 5 requires inventories of resources to be conducted and policies to be adopted whereby the local
jurisdiction can manage these resources. The City of Newberg prepared an Inventory of Natural and
Cultural Resources in 1981 as part of its comprehensive planning program. This inventory includes the
following resources: agricultural lands; forestlands; mineral and aggregate resources; fish and wildlife; -
water; air quality; and open space, scenic, natural, historic, and recreational resources. The properties
under review consist primarily of WuB Woodburn silt loam soils (exhibit 8 & exhibit 9). Woodburn soils
are identified as Class II soils by the SCS, as indicated on the Oregon Soil Survey maps. Most of the area
is used for residential use in conjunction with undeveloped areas. The site contains no identified forest
lands, mineral resources, and aggregate resources, fish, wetlands or waterways, and no known
archeological, open space, scenic, natural historic and recreational resources. The County has no
identified wildlife resource information in this area. Negligible impacts are anticipated to existing air
quality in the area, especially once full residential development occurs on the site.

Goal 6, Air, Water and Land Resource Quality: This goal requires local comprehensive plans and
implementing measures to be consistent with state and federal regulations an matters of air, water and
land resources quality. The Newberg Comprehensive Plan, Ordinance 1967, contains several policies
intended to ensure conformance with state federal regulations governing air, water and land resources
quality. No water courses exist in the area. Negligible impacts are anticipated to existing air quality in the
area. The proposed UGB amendment would be consistent with the City’s Plan policies by providing
public sanitary sewer capable of supporting future urban level development as a preferred alternative to
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allowing low density rural residential development with individual septic systems as allowed under
current county zoning regulations.

Goal 8, Recreation Needs: This goal requires a community to evaluate its area and facilities for
recreation and to develop plans to deal with the projected demand for them. The City’s Comprehensive
Plan includes policies designed to ensure recreational facilities and service are expanded to meet growing
recreational demands of the community. Chehalem Park and Recreation District (CPRD) has established
a 19-acre park directly north of the school fac111ty on Foothills and Chehalem Drive to meet the
recreational needs of the area.

Goal 10, Housing: This goal requires a community to plan for and accommodate needed housing types,
including multifamily and manufactured housing, and to inventory buildable residential lands, project
future needs for such lands, and to plan and zone enough buildable land to meet those needs. It also
prohibits local plans from discriminating against needed housing types. This goal for housing in the City
of Newberg’s Comprehensive Plan is to provide for diversity in the type, density and location of housing
within the City to ensure there is an adequate supply of affordable housing units to meet the needs of City
residents of various income levels. Housing density and mix policies are set forth in the Plan, rather than
housing types, as the most important development criteria to be used to classify different types of
residential areas on the City.

In 1995, the City adopted an Urban Reserve Area. The URA includes 916 acres of land with
approximately 750 acres of buildable land. After combining the existing population within the City and
the future population in the UGB, a total of approximately 34,700 people could be accommodated. Some
of the factors used to determine which properties should be given a URA designation included continuity
to the UGB and City limits, percentage of study area designated rural residential, percentage of study
arca designated agricultural, transportation access, sewer and water potential and natural boundaries. The
site under review was originally included in Area F of the URA study, as described below:

Area F: The area under review for the UGB Amendment is located in the southern half of the original
Area F study in 1995 (exhibit 4). This half has been developed as rural residential on small lots and
acreage. Chehalem Drive traverses the area in a north-south orientation on the western boundary of the
study area. Crater Lane borders the eastern side of the study site. The only natural condition affecting
future development is some water drainage ways. There are both storm and sanitary sewer line’s located
in the southeastern boundary of the subject site. At this time, there may not currently be adequate service -
to meet the future demand if this site under review develops to its full potential. As the area develops,
new utility lines (sanitary and storm sewer) will need to be installed to meet the future demands of the
area. In addition to the new sewer lines being installed, new pump stations may need to be installed or
upgraded to the existing pump stations may need to occur. These issues will be resolved prior to the
construction of new residential units.

In the fall of 1996, the City undertook a residential needs analysis to identify the twenty (20)-year need
for residential land that resulted in revisions to the City’s Comprehensive Plan and Development Code.
As the following tables demonstrate, there is currently a need for additional medium and high density
zoned land to meet projected increases in population growth in the next twenty (20)-years. For the
planning period ending in 2025, there is a significant shortfall in every residential land category. The
proposed UGB amendment will help the City meet its Goal 10 obligations to provide a suitable inventory
of buildable residential lands and to provide for opportunities for a diversity in the type, density and
location of housing units to ensure an adequate supply of affordable housing.
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Development of the subject site, based on the mix of housihg zones proposed by the applicant would be
consistent with housing policies of the City’s Comprehensive Plan and with requirements of the
Development Code. Attached with this application is a copy of the City’s Residential Land Needs
Report. :

Goal 11, Public Facilities and Service: This goal calls for efficient planning of public services such as
sewers, water, law enforcement, and fire protection. The primary objective of this goal is to encourage
planning of public services to meet the community’s needs and capacities rather than being forced into
the situation of responding to development as it occurs. The City’s Comprehensive Plan includes the goal
to plan and develop a timely, orderly and efficient arrangement of public facilities and services to serve
as a framework for urban development. Water, sanitary sewer and storm water management facilities
were evaluated as part of the URA analysis conducted by the City of Newberg in 1997. In that study, it
was determined that these services can be provided in the project area, subject to completion of a new
sanitary sewer pump station which was built though the LID process. Part of the project site may use the
pump station, thus rendering the station’s use at maximum capacity. It is the intent of the Applicant to
create a proposal that will utilize a gravity feed system in order to minimize the impact on the exiting
pump station. A general review of the project was conducted by a registered engineer, and it was
determined that public facilities can be extended to the site in an orderly and efficient arrangement. The

- Applicant has also submitted service provider letters to the various service agencies (i.e., fire, police,
parks) in order to obtain their standpoint on whether or not they would be able to serve the area in an
efficient manner.

Goal 12, Transportation: The primary objective of this goal is to provide a safe, convenient and
economic transportation system. The City’s Comprehensive Plan contains several goals and policies
designed to guide the planning and provision of a safe, convenient and economic transportation system in
cooperation with state, county, and neighboring communities in the region. The City’s 1997 Urban
Reserve Project report includes an analysis of transportation system impacts and possible improvements
based on a comparison of two alternative land-use scenarios. The orderly and economic provision of
public services and facilities, including the transportation system, was among the criteria used to evaluate
the URA’s.

Newberg’s Transportation Plan update shows the current and Planning Commission’s recommendation
for Chehalem Drive. According to Figure 6-1 of the Transportation System Plan (March 2005) Chehalem
Drive is classified as a Major Collector street. The City’s Planning Commission, on their periodic review
of the Transportation System Plan, has recommended that Chehalem Drive remain a Major Collector
street. As stated in the TSP, the recommendation includes:

Chehalem Drive: Recommend that the City of Newberg and Yamhill County reconstruct those sections of
Chehalem Drive under each respective jurisdiction, between Ore 240 and North Valley Road to major
collector street standards to include bicycle lanes and sidewalks on both sides of the street. This project
is approximately 1.57 miles, and is estimated to cost approximately $4.0 million. Approximately one-half
of this segment is within the UGB, the remaining portion of this project is located outside of the City’s -
UGE and within its designated Urban Reserve Area, and therefore is currently within the jurisdiction of
Yambhill County. At such time when Newberg annexes these Urban Reserves into its UGB, this portion of
the project would become the City’s responsibility. :

Improvements to Chehalem Drive will provide adequate access for the area, thereby reducing the
Dpotential for arterial traffic traveling on nearby local streets, and provide better access for bicyclists and
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pedestrians. Chehalem Drive is either inside the Newberg UGB or Urban Reserve Area. For purposes of
cost attribution, it was assumed that the City would be responsible for the total cost of this project. '

A transportation study was not conducted for this project. At the pre-application meeting held with the
City of Newberg (September 7, 2005) staff stated that the total number of lots proposed did not require a
Traffic Impact Study. This was due to the threshold level of 400 vehicle trips per day at the pm peak. The
Applicant is proposing to build approximately 38 homes, thus being under the threshold amount. If in the
future a transportation study is required, the Applicant will submit a study by a transportation engineer to
meet this requirement.

Future development in the area will pay for transportation improvements through existing Transportation
System Development Charges. These are estimated as follows:

38 Single Family at $1,709.35 each equals $64,955.30

Thus, future development would generate sufficient SDC revenue to pay its share of capacity
improvements, and generate additional funds for other capacity improvements throughout the City as
identified in the Transportation System Plan. Please note that Lot 38 can be subdivided in the future.
When Lot 38 is subdivided, SDC fees will be paid to the City at that time. For this application, the SDC
fees are based on the total number of proposed lots at this time.

Goal 14, Urbanization: The objective of this goal is to provide for an orderly and efficient transition .
from rural to urban land use. This goal requires all cities to estimate future growth and needs for land and

~ then plan and zone enough land to meet those needs. It calls for each city to establish an “urban growth
boundary” (UGB) to “identify and separate urbanizable land from rural land.” According to Section
IV.B, Urban Growth Boundary, of the Comprehensive Plan, the UGB for Newberg was established to
separate urban and urbanizable areas from land which are to remain in rural uses through the year 2010.
The UGB contains approximately 3,952 acres, as compared with the current City area of approximately
2,780 acres. 1,043 acres have been identified as being vacant and buildable. Anticipated development
needs are expected to exceed the area currently within the UGB. '

The UGB was adopted based on anticipated needs for housing, employment and livability. In accordance
with Statewide planning goals. The UGB is designed to accommodate multiple tasks including a
projected population of 27,000 people; the orderly and economic provision of public facilities and
services; and to provide for maximum efficiency of land uses both within and on the fringe of the
existing urban area. Environmental, social, energy, and economic consequences and the compatibility of
proposed urban uses with nearby agricultural activities were also considered in the location of the UGB.

* Seven factors are specified by Goal 14 that must be considered in establishing and changing UGB. These
seven factors, including the establishment of the urban growth boundary (a), are addressed in this

application (b) through (g) of this section.

(b) Need for housing, employment opportunities, and livabﬂity:

- Based on the 2010 population forecast of 24,000 for the City as shown in the Newberg Housing and
Residential Land Needs Report (exhibit 6), and the certified population estimates of 18,064, there
remains a projected increase of 5,936 people for the planning period through 2010. The certified U.S. - -
Census counts indicate a population growth rate of 38% in Newberg form 1990 to 2000, which is the
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equivalent of an average of 3.3% increase per year. The growth rate experienced over the past decade is
notably consistent with the Newberg Housmg and Residential Land Needs Report forecast of 2.88 %

1ncrease
POPULATION AND POPULATION PROJECTIONS

2000-2040

TABLE 1
Location 2000 (1) 2010 2020 2030 2040
Y ambhill County (2) 84,992 101,152 119,589 138,095 155,779
Newberg UGB (3) 18,438 24,497 33,683 42.870 54,097
City of Newberg (4) 18,064 24,000 33,000 42,000 53,000

(1) 2000 data for City & County from US Census Bureau; UGB data are estimate by City of Newberg

(2) Yamhill County projections from Oregon Office of Economic Analysis, 1997 Long-Term Population Forecast
(3) Newberg UGB projections computed using 2000 estimate from City of Newberg and PSU growth rates for Newberg

(4) City of Newberg projections from PSU Population Research Center, cohort-component method, 3/25/2004

According to the City’s population projections, the population of Newberg is expected to continue to
grow over the next 20-years. According to the 2004 population projections, approximately 15,000 new
residents will have moved into the City of Newberg between the year 2000 and 2030. This population
increase will require an adequate supply of residential, commercial, and industrial land in order to
maintain a jobs/housing balance in the area, and to provide adequate job opportunities and housing
choice to maintain livability in the community.

A housing analysis was conducted in 2004 to study the availability of land in the Newberg area to
determine the amount of residential land needed in the City of Newberg for each needed housing type for
the next 20 years. This study was able to demonstrate that both a housing and land shortage within the
UGB of the City of Newberg was unavoidable and concluded that an expansion of the “City’s
identifiable residential capacity is projected to be largely exhausted without action to increase capacity.”

The table below shows the net surplus/ (deficit) by housing category to demonstrate the need for
increased capacity.

Coyote Homes

TABLE 2
NET SURPLUS/ (DEFICIT) BY PLAN CATEGORY
' Land Needed Buildable  Surplus/ (Deficit)

by Plan Category  Land by Plan Category

2005-25 2005-40 Within UGB 2005-25 2005-40
Medium Growth _
LDR 837 1,638 357.25 (480) (1,281)
MDR 163 318 73.12 (89) (245)
HDR 70 - -136 2.11 (68) (134)
High Growth
LDR 1,394 2,473  357.25 (1,037)  (2,116)
MDR 272 482 73.12 199) (409)
HDR 116 206 2okl (114) (204)

September 23, 2005
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Low Growth

LDR 602 1,287 35725 245)  (929)
MDR 117 251 73.12 (44) (178)
HDR 50 107 2.11 (48) (105)

The Net Surplus/ (Deficit) table, shown above, includes projected residential land needs for the various
housing types provided for in the Newberg Housing and Residential Land Needs Report: Low Density
Residential (LDR); Medium Density Residential (MDR); and High Density Residential (HDR). This
study shows the available lands available per category as of 2005. The Surplus/ (Deficit) category shows
that there is already a deficit of land, which is needed in order to keep up with demand. The evidence
presented in the table above and within the Newberg Housing and Residential Land Needs Report clearly
demonstrates that the current supply of vacant developable and appropriately zoned land is inadequate to
meet the needs of the community over the next several years.

In summary, the population and residential housing growth within the City has increased consistently
over the past several years. The Urban Reserve Area land that has been brought into the UGB has started
to be developed with residential units. There is currently a low amount of available, developable land
within the city for residential development. Suitable residentially zoned land is in short supply to meet
residential growth needs iti the immediate future and especially over the next five to ten years according
to City sources including the Comprehensive Plans and the Newberg Housing and Residential Land

Needs Report.
(c) Orderly and economic provision for public facilities and services:

Utilities can be brought in and extended from the existing utilities from the north and the east. A
development has already extended utilities to the northern boundary of the site. The existing utilities
located in Crater Lane and Lynn Drive can be extended to serve the proposed development. Please refer
to the potential Lot Layout plan which demonstrates that utilities can be brought in, in an orderly and
economic fashion. Please note, that tax lot 1600 has an existing septic system on the lot. It is the intention
of the applicant to eventually take the existing home off of the septic system and connect it with the
City’s public facilities. This can be done in a number of ways or stages depending on the overall
development pattern. The Applicant will be willing to work with Staff to determine the best approach to
include this property in to the UGB Amendment with the expectation of bringing the property in to the

City of Newberg.
(d) Maximum efficiency of land uses within and on the fringe of the existing urban area.

The proposed amendment will provide for maximum efficiency of land use on the fringe of the urban
area through the extension of public utilities that would allow for development at an urban scale. For the
proposed use of the area under review, the Applicant is requesting the Comprehensive Plan designated of
MDR and subsequent Zoning designation of R-2. This designation would allow the type of development
that is harmonious in agreement with the use of nearby properties located east and north of the site with
in the City limits. The properties to the north were recently brought into the City of Newberg in 2001.
This land was given the Comprehensive Plan Map Designation of LDR-6.6 Low Density Residential 6.6
d.u. /ac. However, the land just north of that has the MDR Comprehensive Plan Map Designation. In
addition, there is a large area to the south east of the subject site that 1s also designated MDR. Thus, it is
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not a large leap to demonstrate that the MDR Comprehensive Plan Map Designation could be compatible
lying adjacent to LDR6.6 and LDR Comprehensive Plan Map Designation land. The applicant is seeking
a similar designation in order to develop the land in manner that will allow flexibility to the homebuilder
and yet compatible with the surrounding properties. In addition, MDR lands are in short supply,
according to the housing needs study (see Table 2) and thus fill a housing need. Finally, the area could
potentially provide an overall density of approximately 38 Single Family residential units, which can
efficiently be served by extension of public utilities. (Please note that Lot 38 may be divided in the
future.) The overall number of lots may change depending on the City’s Development Code at the time
of either Annexation or Land Division approval. _

(e) Environmental, energy, economic and social consequences (EESC);

Environmental consequences:  The site is developed with single-family homes with a few vacant lots.
Although the lands west of the site are classified as agricultural in nature, the properties under review are
zoned VLDR lots with homes fronting Chehalem Drive. Chehalem Drive serves as both a visual and
physical buffer between the agricultural uses west of the site. There are no known historic sites that exist
on the project area. :

Energy consequences: The provision of needed medium-density housing will help to conserve energy
- resources by expanding an existing efficient land use pattern. The proposed site is within a close
proximity of public facilities, thus potentially reducing the reliance on automobile transportation.

Economic consequences: Until the parcels are annexed, there is negligible economic impact. Upon
annexation, a complete economic impact statement may be required and additional service requirements
and the costs associated with them will be analyzed at that time. For example, development activity will
likely generate more traffic in the area but that same development activity will also generate additional
transportation fees and fund those local road improvements.

Social Consequences: The long-term socioeconomic benefits to the community will be enhanced by
helping to create a “complete community”, where jobs, housing, goods and services are located in
reasonable proximity to one another. Employers will be more inclined to retain and create well-paying
jobs where a supply of housing choices is readily available to meet the needs for their employees. There
are public schools, a community center and a park within easy walking distance of the proposed site for
the UGB amendment. '

The applicant strongly believes that including these parcels, under review, within the urban growth
boundary at this time will be a greater benefit to the City than any negative impact that may have been
identified or listed above.

() Retention of agricultural land as defined, with Class I being the highest priority for retention
and Class VI the lowest priority; and

The City of Newberg Inventory of Natural and Cultural Resources indicates that most soils in the vicinity
are flat and at least moderately fertile, though nearly all types have some problem with drainage. The site
consists primarily of WuB Woodburn silt loam soils. Woodburn soils are identified as Class II soils by
the SCS. The land definition identified in this general area as having a mixture of soil types ranging from
Class II soil type to Class VI soil type. Yamhill County identified the property under review as “lands
committed to rural residential use” in Exceptions Statement I, issued in 1980. Therefore, it has been
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previously determined that the site is not well suited for use as agricultural land, and has low priority for
retention as agricultural land.

- (g) Compatibility of the proposed urban uses with other adjacent uses.

Oregon’s land use laws were designed to protect farmland and to establish city boundaries. Where these
boundaries terminate, potential conflict with adjacent activities, including farming activity can occur.
Urban reserve areas, by their very nature, exist on the fringes of these city boundaries. These parcels
were included within the Newberg’s Urban Reserve Area in anticipation of development occurring by
2020. Newberg’s Development Code has been designed to mitigate impacts of new development on
surrounding land uses. Impacts on this area, which may occur because of existing farm practices, can also
be mitigated by proper installation of amenities such as landscaping and screening at time of

development.

The area under consideration is located between Chehalem Drive to the west and the western fringe of
Newberg’s city limits. West of Chehalem Drive (west of the site under review) there are additional pieces
of land designated as Urban Reserve Area. This Urban Reserves Land acts as a buffer between Yambhill
County agricultural lands and the City of Newberg’s urbanized area. The lands directly to the west of the
site contain residential dwelling units developed to City of Newberg R-1 zoning standards. The property
to the north contains residential dwelling units developed to the City of Newberg R-1/6.6 zoning
standards. Two public schools and a community center were constructed within the City limits north of
the site under review and should be able to serve the parcels under UGB amendment consideration. The
schools were built in this area in anticipation of future development and growth in this area of the City

and general area.

II. Newberg Comprehensive Plan Amendment Criteria — Newberg Development Code, Section
151.122: The applicant must demonstrate compliance with the following criteria:

A. The proposed 'change is consistent with and promotes the goals and policies of the Newberg
Comprehensive Plan and this code. :

Newberg Comprehensive Plan Policies and Goals:

Agricultural Lands — Goal: To provide for the orderly and efficient transition from rural to
urban land uses.

Agricultural Lands — Policy 1. The conversion of urbanizable land from agricultural to urban
land uses shall be orderly and efficient.

As previously noted, in 1992 and 1993 an urban reserve area project was completed. The Urban Reserve
Area land supply was intended to provide adequate land for the City’s needs until 2020. As shown on
Table 2, a current shortfall of residential land has been identified. These parcels were included within the
urban reserve area and conversion from agricultural and county-zoned VLDR-1 (Low Density
Residential) lands to urban land uses are occurring in an orderly and efficient manner. Adjacent
properties to the east and north have been either developed or are in the process of being developed with
residential units. Conversion of this site, from urban reserve to be within the UGB is the next logical step
and order of progression for any urban development to occur. B
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Agricultural Lands - Policy 2. Inclusion of lands in agricultural use within the Urban Growth
Boundary is recognition of a commitment to future urbanization; as such, lands are necessary
to meet long-range population and economic needs, based on criteria outlined in the statewide
Urbanization Goal.

The site under review is currently zoned VLDR-1 (Low Density Residential) land. This area is mostly
developed with single-family residential units; a couple of parcels are undeveloped at this time. As
shown in Table 2, there is a shortage of medium and high-density lands available to meet the City’s
needs. If the current trends continue, the inclusion of this land into the UGB will become vital for the city
to meet the housing needs of future residents.

Air, Water, and Land Resource Quality — Goal: To maintain and, where feasible, enhance the
air, water and land resource qualities within the community.

Air, Water, and Land Resource Quality — Policy 3: As public sanitary sewer systems become
available, all development shall connect to the public system. To encourage economic
development, the City may permit subsurface sewerage disposal where the system meets State
and County requirements and where unique circumstances exist.

The property owners on the area of the proposed UGB amendment will connect to a public sanitary
sewer system. A study will be done to determine if the current regional sanitary sewer and associated
pump station will be able to handle the added capacity of the new development. The Applicant is
designing the area under review to go directly into a gravity sewer system in order to minimize any
impact of the existing sewer pump station that serves this area. In any situation, the future development
of the site will connect into a public sanitary system in order to meet the goals and policies of the City’s
Comprehensive Plan.

Housing — Goal: To provide for a diversity in the type, density and location of housing within
the City to ensure there is an adequate supply of affordable housing units to meet the needs of
City residents' of various income levels.

Housing — Location Policy 2 (a): Medium and high-density areas should be located for
immediate access to collector streets or minor arterials and should not cause traffic to move
through low-density areas. High-density areas should be easily accessible to arterial streets.
They should also be located near commercial services and public open spaces.

The subject site has two existing streets that border the site on both the east and west of the site.
Chehalem Drive borders the site on the west and Crater Lane is located on the east side of the site.
Chehalem Drive provides convenient access to Highway 240 and Highway 99. In addition, Chehalem
Drive provides convenient access to nearby employment centers within the City of Newberg. Two public
schools and a community center have been constructed within the last few years within the general area
to the north of this site. The schools were built in this area in anticipation of future growth in the general
vicinity of the subject site.

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

ey
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Transportation — Policy d: Public sidewalks shall be provided along all public street frontages.
Pedestrian traffic shall be separated from automobile traffic whenever possible.

" The ultimate use of the subject site will be residential dwelling units. Upon development of the site, Staff
will review the project to ensure that the goals of the Comprehensive Plan are met. If required, the
subdivision will be built with sidewalks along all public streets to keep a buffer between pedestrian and
vehicular traffic.

Transportation — Goal 9: Create effective circulation and access for the local transportation
system. '

A Traffic Impact Study has been prepared by Kittleson & Associates to study the area to the north of this
site. A transportation study was not conducted for this project. At the pre-application meeting held with
the City of Newberg (September 7, 2005) staff stated that the total number of lots proposed'did not
require a Traffic Impact Study. This was due to the threshold level of 400 vehicle trips per day at the pm
peak. The Applicant is proposing to build approximately 38 homes, thus being under the threshold
amount. If in the future a transportation study is required, the Applicant will submit a study by a
transportation engineer to meet this requirement.

Public Facilities and Services — Goal: To plan and develop a timely, orderly and efficient
arrangement of public facilities and services to serve as a framework for urban development.

Public Facilities and Services — Policy 1(a): The provision of public facilities and services shall
be used as tools to implement the land use plan and encourage an orderly and efficient
development pattern.

Public Facilities and Services — Policy 2(c): Developments with urban densities should be
encouraged to locate within the area, which can be serviced by Newberg's present sanitary
sewer system. ‘

The public utilities can be extended to connect to the existing services in the area, which will serve the
proposed site once a formal development application has been submitted to the City (i.e., after the UGB
amendment and annexation is complete). A study will be done to determine if the current regional
sanitary sewer and associated pump station will be able to handle the added capacity of the new
development. In any situation, the future development of the site will connect into a public sanitary
system in order to meet the goals and policies of the City’s Comprehensive Plan. Please note, that tax lot
1600 has an existing septic system on the lot. It is the intention of the applicant to eventually take the
existing home off of the septic system and connect it with the City’s public facilities. This can be done in
a number of ways or stages depending on the overall development pattern. The Applicant will be willing
to work with Staff to determine the best approach to include this property in to the UGB Amendment
with the expectation of bringing the property in to the City of Newberg.

Urbanization — Goal To provide for the orderly and efficient transition from rural to urban
land uses.

As previously noted above, the land has been included within the Newberg’s Urban Reserve Area to
provide adequate land for the City’s needs through 2020. Since these parcels were already included
within the urban reserve area, conversion from agricultural / VLDR-1 (Low Density Residential) land to

Coyote Homes Urban Growth Boundary Amendment
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urban land uses is occurring in an orderly and efficient manner. In addition, the study of the utilities and
traffic impact prepared in conjunction with this application found that public services and facilities can
‘be effectively provided to the site rot support the urban level of service for a low to medium density
residential development.

Urbanization — Policy 1(f): In expanding or otherwise altering the Urban Growth Boundary,
" the Boundary shall follow road rights-of-way, lot lines, or natural features.

The proposed UGB amendment would modify the existing boundary to coincide with the west line of
Chehalem Drive, which includes tax lots: 1000, 1001, 1100, 1200, 1300, 1400, and 1600 on Map 32-

- 18AB.

Urbanization — Policy 1(h): The designated Urban Reserve Area identifies the priority lands to
include within the Newberg Urban Growth Boundary to meet projected growth needs to
provide a thirty (30) to fifty (50) year land supply. Designated Urban Reserve Area lands will
be included within the Urban Growth Boundary on a phased basis at periodic review. Property

_ owners will also have the opportunity to request that land within the designated Urban Reserve
Area be included within the Newberg Urban Growth Boundary, based on the criteria outlined
in LCDC Goal 14 and the Urban Growth Management.

The Urban Reserve Areas were evaluated and prioritized for inclusion in the UGB a number of years
ago. Since that time, the properties to the north of this site have been through the UGB amendment
process in 2001. These properties were zoned R-1/6.6 with properties zoned R-2 abutting the R-1/6.6
properties to the north. The Applicant requests to have this site reviewed for inclusion within the UGB
and designated with a MDR comprehensive planning designation and a R-2 zoning designation. This
application demonstrates compliance with criteria specified in Statewide Goal 14, Urbanization.
Responses to this section can be reviewed earlier in this report.

Coyote Homes Urban Growth Boundary Amendment
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B. Public facilities and services are or can be reasonably made available to support the uses
allowed by the proposed change.

The proposed Urban Growth Boundary Amendment itself does not require provision for public facilities.
- As previously noted, future development can readily be served by the extension of utilities from the
surrounding area. Please note, that tax lot 1600 has an existing septic system on the lot. It is the intention
of the Applicant to eventually take the existing home off of the septic system and connect it with the
City’s public facilities. This can be done in a number of ways or stages depending on the overall
development pattern. The Applicant will be willing to work with Staff to determine the best approach to
include this property in to the UGB Amendment with the expectation of bringing the property in to the

City of Newberg.

Utilities can be brought in and extended from the existing utilities from the north and the east. A
development has already extended utilities to the northern boundary of the site. The existing utilities

.located in Crater Lane and Lynn Drive can be extended to serve the proposed development. Please refer
to the potential Lot Layout plan which demonstrates that utilities can be brought in an in an orderly and
economic fashion. The Applicant will prepare a detailed site plan for submittal to the City of Newberg to
demonstrate that all utilities are designed with adequate capacity to service every proposed and future lot
within the subject site.

III ORS Standards:

ORS 197.298: ORS 197.298 establishes priorities for land to be included within an urban growth
boundary. ORS 197.298 (1)(a) states: “In addition to any requirements established by rule addressing
urbanization, land may not be included within an urban growth boundary except under the following
priorities: (a) First priority is land that is designated urban reserve land under ORS 195.145, rule or
metropolitan service district action plan.”

As noted in Exhibit 2, and the findings starting on page 5, the land under review is curfently located
within the urban reserve area, and as a result has the urban reserve designation on the City
Comprehensive Plan Map.

OAR 660-Division 4: OAR 660-Division 4 exceptions standards interpret the Goal 2 Exception
Process as it applies to statewide Goals 3 to 19. OAR 660-004-0010(1)(c)(B) states: “When a local
government changes an established urban growth boundary applying Goal 14 as it existed prior to the
amendments adopted April 28, 2005, it shall follow the procedures and requirements set forth in Goal
2 "Land Use Planning," Part II, Exceptions. An established urban growth boundary is one which has
been acknowledged by the Commission under ORS 197.251, 197.625 or 197.626. Revised findings
and reasons in support of an amendment to an established urban growth boundary shall demonstrate
compliance with the seven factors of Goal 14 and demonstrate that the following standards are met:
(i) Reasons justify why the state policy embodied in the applicable goals should not apply (This
factor can be satisfied by compliance with the seven factors of Goal 14); (ii) Areas which do not
require a new exception cannot reasonably accommodate the use; (iii) The long-term environmental,
economic, social and energy consequences resulting from the use at the proposed site with measures
designed to reduce adverse impacts are not significantly more adverse than would typically result
from the same proposal being located in areas requiring a goal exception other than the proposed site;
and (iv) The proposed uses are compatible with other adjacent uses or will be so rendered through

" measures designed to reduce adverse impacts.” |
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The seven factors of Goal 14 were addressed earlier in this application. Please refer to pages 5 through 13
of this application for the facts and findings. In addition the property was designated as “Exception
Lands” in 1980 by Yambhill County (exhibit 7).

IV. Goal 14 Factors:

(a) Demonstrate need to accommodate long-range urban population growth requirements consistent
with LCDC goals;

(b) Need for housing, employment opportunities;

(c) Orderly and ‘economic provision for public facilities and services; ‘

(d) Maximum efficient of land uses within and on the fringe of the existing urban area;

(e) Environmental, energy, economic, and social consequences;

(f) Retention of agricultural lands as defined, with Class I being the height priority for retention and
Class VI the lowest priority; and

(g) Compatibility of the proposed urban uses with nearby agricultural activities.

The seven factors of Goal 14 have been addressed earlier in the application. Please refer to the findings
for this section. -

V. Conclusion: As shown in Table 2 of this report, there will be a significant shortage of land
available for residential development within the City by 2010, if not sooner. The proposed UGB
amendment and subsequent Comprehensive Plan and Zoning designation will allow the city to meet
housing demand. Changing the Plan designation to allow for higher density urban level development as
opposed to very low rural residential development that is currently allowable on the site under County
zoning would help the City meet their hosing needs. '

The Newberg/Yambhill County Urban Reserve Project examined this area in detail and determined that
the site would be suitable for meeting the public need for additional land within the City’s UGB.
Inclusion of this property within the UGB would help to assure a livable, economically healthy and
complete community and provide for a long-term jobs and housing balance. -

The site can be relatively economically and efficiently served by extensions of public utilities that have
the capacity to serve the proposed development, as discussed in the Utility Report.

Based on all of the above-mentioned findings, the application meets the criteria for an Urban Growth
Boundary Amendment.

Coyote Homes Urban Growth Boundary Amendment
September 23, 2005 18



MADISON GARDENS

- 11/ LFTS - CLASS € ASPHALT CovmEE

LEVELMG COURSE ~ I7 3/47-0" CRUSHED RocK
BASE COURSE — ¥ 1 1/2°-0° CRUSHED ROSX

o
o
z
T ~
Pt
= |
, . CRATER LANE
e oo S g N
! S T !
] I H H H 1
m |1 S ||
E 23 24 3 H L R 2 ¢t H
| o L P
1 : H i : P !
DN ey et < |
| i i L :
m ol s 4 H 2 L] _ 1 _ oo 12 _ _
o I oo g
! ; m [ A S T _ | I
! e [
HERITAGE DRIVE i I L/r L i
B I T T I
m T | ! 1
12 13T ™ 13 v 14 _ . i A ¥ _lmnuﬁ‘«umnn.l..uull..!_ . : I
& _ .1 % T T T T T
k. h : H H | m “. m _ [ i 1 1 } m
T ey e v I - —— - . = 1 ! : 4 _\NU/ At ! t m H
=T T S FSES T T
| & ! ! : : : ! ; : i | | | | W I eN i | |
3 b I S N R R T R A A A S
| 7 1 L w ! 2% = ! =22 ¢ a5 | 34 } 25 | | | | | ! Am\“ 3 | i il
! P I R S B SN I R LA I T 1
i i 1 i : : 1 ¢ H = e
! : i ! | [t ¥ Bover ﬁ
LEGACY WAY I I
J_J---ﬂ--l ] I I T I “
L | ! VR A VR R S e
L3 “ 4 T2 27§ 2@ | 20 } 3 ! ¥ 3z 4 3 SITE .nnnhﬁ...
i i _ _ i | | | | [ SCALE: 160 |
! ; ! i : ! ; :
_||.ﬁ||||n N A e B HALF SIZE
CHEHALEM DR. —
; _ -
Rjw R o R/
= | 1 i
| i | |
da BB 8 = ] il
J_ _ i “ ~
1 = I ol
— S /
L

3= 1 /T LFTS = CLASS € ASPHALT CONTRETE

LEVELNG CEXRSE = 57 1/a”-0" CAUSHID ROCK
BAS{ COURSE = 7 | 1/27-0" CRUSHED Aoox.

Ehﬁz_.ﬂi.ibm
NTS

SHEET INDEX
C1 COVER SHEET
C2 POTENTIAL LOT LAYOUT

APPLICANT

COYOTE HOMES INC.

P.0. BOX 430

NEWBERG, OR 97132
PHOME: (503) 538-0984
Fax: (503)-538-3539
CONTACT: MIKE WLCUTS

CIVIL _ENGINEER

SR DESICN e
BI196 SW WALL BLVD., j232
HEAVERTON, OR 97008

PHONE: (503) 455-1213
Ooqunﬂm m#dm ROPER

SURVEYOR

MATT DUNCKEL & ASSOC.

LEGAL {OCATION

TOWNSHIP 3 SOUTH, RANGE 2 WEST, WILLAMETTE MERIDIAN
LOCATED ON THE MORTHEASY QUARTER OF SECTION 18,
CTY OF NEWSERG, YAMHILL COUNTY, OREGON

TAX MAP AND TAX LOT 3 2 18AH 1000, 1001, 1100, 1200,
1300, 1400 AND 1500

NE
{ et
. 3k <8z
S 488
2] Iy
4 &2
A m.w.er
-
&| &2
o et
mﬂ.u% 4
RS e e
SRR gE g
&y g
o .
=
EE|2 .
2z 0sf
~ =
55 ke
T = o=
g Med
Dm0 ¥
] >
021|8
=
H
:
g
: J4d4
= el
o [
18 s 1B
mmm kit
DATE 5/12/05

BESIGNED | R CHANGLER
ENGNEER| S ROPER
CHECKED

SHEET TTLE

COVER

SHEET NUMBER .




P
e I )
o + . 8§
= i i
= I LEGEND W 5 g
u | \Wzﬂuﬁqﬁm v o EXISTING SANITARY/STORM SCWER CLEAMOUT M Muum.m
s ﬁ . EXISTING SANITARY/STORM SEWER CLEANDUT m_u 458
WAER LN i T]cﬂnﬁ 5 o EXSTING STORM SEWER MANHOLE w mnw...w,
STORM SEWER RO
»_;w_: 1gmn = h @ EXISTING SANITARY SEWER MANHOLE Q Sm.u
i mi Ty | - EXSTIHG CATCHBASIV n_..whu mmw
® EXSTING FIRE HYDRANT ;
CRATER LANE N S —— T v e e %@%&
T - 3 55— EXISTING SANITARY SEWER e % 1_.
N N\ ~ ~ < e Wmm HER
||||||||||||||||| N N N N N —— —s— —  EXSTING STORM SEWER op EERONL g
| 1 T T \ LR \ % .7 N ﬂ»/ﬂ.ﬁ.% —— . ——  EXISTING PROPERTY LNE = Q & [
" “ “ _, \ /_ AN \ X | N\ N DN E N e B
1 | 1 1 R A »«/ ! ™, E oif (SEF 18510
1 | I i \ L %, %, I\
21 22 23 B Y
i | 1 H \ N P
I NWINCR N N NN 5y
| H Nz N =
IS S S T AR TR NoOROA N Y
) 1 .
u, | i i NN NNy N h I Wy D \
| | | | Yo% K _/ RN LY : Y / / / 9w
i I 1 5 N\ N b, :
R LA | /_ \ N //. vy N \ Om m
| 1 O T A VA U N ® M X L Vo Ny m B IB:E
SR SUURE N S 2 S N U A N N o N VR S S N Y 83535
s ;T v oy oy N Ny _ N \ A U R N Y / g iy
& ? RO BN ORIR O N L T W T T S U 0z pek
& ! \ N RO M TN % S N Y W \ 2alo"s
B G - i e VONCIY N N N NN I N . h YA R O% N : = ]| EQ|3
R T T T T L kSRR, S S . O O U ST SOV SO O Y B -9
: ! _ g Y NN o Ha W LN JOooNoy = % by %, et et T < =
| n i 12 13 i w | ./¢ \ A N 3 m. / Vil | f T ! \ ! \ // 1 | | [ ﬁ e
i P O A s 1 \ \ \ \ V!
i i 1 i C e # @y y | s / : | i \ \ \ |
| | : 1 e P 1~ Va : ( |1 R W \ \ 1 Vo
A G e - SN Pt RS S | f j b S U T T S _ »
L ol PPt I N B 8 T T T T T _ |
P I i I e i WS Iy b S N _ , I
i 7 16 2 S v - T 4 | | : | \ \ 2 3|
“ H ] u_l ,uﬂllnlnlll_.\. \\ " ] - _._/ 1 | i | \ \ \ \ \ \ \ —__ \ | T AN W I O O
| : Wl v " R - i BT g Yoo \ \ i 1 (I
! i i - — et 4 N\ !
“ ! i m7 IM\\\\\.\ I I i _ \ |_~[.|.lﬁl.l\.l.\l>[\‘l.1L_.1|.Lﬂ.|.~|.|f.|..|.T ..... e—— — F
T B e \\“\ £ % 1 oo by _ , ! g
S I N | A S I ! 1 |
" i —% /N A Ly [ [ Loy ! I V! REEEEEE
frati |-~ == , / —=
lllllll ¢ B A R T el = m y @ E | Y ! _., I / / ! | [ , o \ \ 1 | | g
t “ b T LT e L A (4 4 FE S 4 i oegew L __ L L
BERTE I o 7 ! ~ AN I J / { ] T nwrszE 1 \ 3 ] |
; ! : ks SR —— ! P~ o I/ / E | i | [ | | \ | i 1 $oy 2
; _ ! P~ [ o g 5o / - ] [ [ i \ i [ 58 [
i i U - ~ | ! . \ 2 -
R i I y S I T B ~ ! 5 B
1 e sl S Y SR Renbapsy M | & . ! h ! I I ! I ! 1 |_|r|.,c g
L — © -~ ~ -~ VAl } ! [ f ; : ! _ 3 1 i MM._NQS ”mmxuu.“_.mm
- - = =5 — — — J 1 ! ! T ’ ; h 1 EomEER |5 ROPER
I O e =~ f 1 | [P . CHECKED
! / ! h i T CHEHALE TR ~
, : | SHEET TITLE
LAYQUT
SHEET NUMBER

O.o.,.. \\



T LEGEND 2\
; *g
P | ® PROPOSED SANITARY SEWER MANHOLE =
h ) PROPOSED STORM SEWER WANHOLE 8 W
2 | H PROPOSED WATER VALVE w M Mu
| . PROPOSED SAMITARY/STORM SEWER CLEANOUT 5 smn
. n_~ . DXSTMG SAMITARY/STORN SEWER CLEANOUT m m mwm.
nDUnw. | o EXISTING STORM SEWER MANHOLE mu.m me.
| ® EXSTING SAMITARY SEWER MANHOLE .m 7 MM:.M
<t
w ..b - EXSTING CATCHBASN > sz
w
w > | w EXSTING FIRE HYORANT ﬂ mmw
- EXSTING WATER UNE R.
CRATER LANE  ow_ o ___ __ _______ __ R — m—— St s sen ca i
e - 3 — —®— —  PASTING STORM SEWER < Sy J% k. H
e et e s e R mdlq H — —mm— ——  PROPOSED WATER LINE m IR .vm, u
T T T I | | T 1 T ‘__ = e £
i H I 1 ! ! | ! ———gie————  PROPOSED SAMITARY SEWER Q &
| 1 H H '
u “ | | m _ 5 I _ _ _ - ———FoM———  PROPOSED STORM SEWER w
| i i | PYO § I 4 13 2 ! 1 __ _ o
2 22 ) 23 ) o2 1 o5 i ' p
“ m " _ _ _ — i.ls___.,_.%”m.ﬁ_u: _ _ % _ﬁ | 2
H : 1 ;
i 1 1 1 i ' | : ) ! i
TN RPN -SSR [T U [ S | | !
I [ 1 T 1 T :
1 1 i 1 i i I H ]
1 1 | M ¥ I .
A _ __ _ 02|u
[ - A | ! # w | =
| 1 1 I N I
| 1 1 [ I m 3
mEe “ i ALY
SV D S r|||%VI _ m 0x 8
I8g
4%\ : ! __.._.._ 68
\ : i @
/«A\Du ! o%g
lrlA..nllJlll@nU—ri..\\ﬂ : W
i 1 T | i
i 1 | $ o % F o w d T TSR e e e b e O i el E o
P ) )
1
(A LA S F B S = _“
i i ! ) ! m m i i i b
lllllllllllllll | i
4 ! .“. | U&nu AM\ AA./ 1 “ " | &
i | i i < o _J%m\ i | i _ |
i i | ! ! ~ % 8 ! "_ ! i w
; 1 I ..
LN B S .
| ] | i e i i T ]
| 1 1 i I ] 1 | ] i
| _ i T . L ) R 3
1 I I g
T [, L m
o bl ]
||||||| B s it g
1 ] I SITE_PLAN
“ ! “ I SCALE: 1™=50"
“ “ " RALF SIZE s
2 s a4 I . £
I §8 [
L4 1
1 o B3
DATE 9/12/05
3 DESISNED| R CHANDLER
DNGNEER | S ROPER
CHECKED
CHEHALEM DR. SAEET MTE
5 LAYOUT
- SHEET NUMBER
_ . E ca L



Study area boundary

HILLSBDOEZO SILVERTONM HY Y o .
W NN - : ) | - :..IIL_IL—II.II
_ R A SEPIRN | E "
_ : o o
S _mw " a o
b & aiPysco /200 % 3
Y o /Toz
P W # A 2 Boo 2720\ 3|05 w
uu b ol » X - ﬂ\DD. NNUDJ L. i . Q
wH 1900 1190} | 5!
T Y feocgzcs : > 2500 IN STREET p 4
THV L~ 700 L1001 3300 3100 3000 2700 Y . - | =T UH.N\.
Y=o \ooo  F 3400 | -3z0) o) 70— \\ oo - o] TTIT [O m s
WNW nd | %% E3soo-T> | 7] [3203 2=ty ‘800,41 /| 700 1 ww ;m.. 9 | .
_ ...N [ i .m LIXI T Y yy oy v LN S 0 X 00 A B e L s rrrr .-u-nl... mv.. by \..W. T
£ M“ J " 43600 |_ | 3700 o 3703 : w w . \—, 100 [400 SN A 0 3
Z : : q Q s . 8
, | : ] i i ) &
- | Liecop cHEHAtem| Ophive : €
4300 ] 4400 7 H3o| |
4700 m a
JIJz S m a1
C T ¥ =
S o - Rl
4500 I3 ¥300 4200 | 3800
. D W
T it >
Ly 2y
— ©Ye IR
. T ro T
CULLEN ROAD w_um
33
29
- TR
o ko
Q¥
g 2U
PA [TH 4 ]
5P
LEGEND : : s 1 ; : ,
| @ ———Reserve area Uo:_:nm.Q NEWBERG URBAN RESERVE >Dm> PROJECT
...... Urban Growth Boundary “

STUDY ARFA “Fv

EXHIBIT 4



M_.

HIBANN L33HS

LINOAVT |-

Tuu L33HS
T3MI3HD

S0/ELE
i

o

E

CO0HD
‘O L030Ud

‘ON 314 F5¥D

e

NoUdRIIS3T

0B¥ %08 0'd
"ONI 83WOH 2LOACD
SNIAHYD NOSsIavn
LNOAV] LOT TVLINALOL

NODIHO 'gM3EMIN

_'PD*IE'-ZI LELCLE]
R

UGISaq JS s
|

80046 ¥0 'NOIW3AY3IE

2fc S “"GATE TIVH M5 9518

B ~ PhHTONT

8-a0F {£0) ¥4 £121-69% (£08) 1INOHD

:

|a VIgAN10o

WA WITVHIHD

uu_mu..z.z

05= | T35

NVId 3B

——
7T T i s T
[ R B R PO I
! I I | > ! :
A R B W@%@N.w L
i | | | | i
B P
S S S L
I

HIMIS NNOLS UES0c0d
HBNTS ANYLINYS Q350d0Md
3N HALYM Q35000
HINIS MHOLS DNUSKI
HBMIS ANVLINYS ONUSE
3NN H3vm SNUSSd
ANYEOLH Jud cw.&hwﬂﬂ
NISYBHILYD oNUSDT

TIGHNYA ESHIS AMVLINYS SNUSKI b

IOHNYN H3M3S AUOLS DNUSDHA

LAONYIED H3MIS NEOLS/AHYLINYG SNUSDR
ANONYITI HIMIS MHOLS/ANYLINYS (35040Hd
3ATYA MAUYM 350d0¥d

TIOHNYIT H343S HEOUS GIS0L0ud

FIOHRYN H3M3S ANYLINYS 0350d0dd

© TNIITT

— e —

= #

- @9 1 B

8 a

T S B
A T A N R R E A T R
€ m ze _ I m o ; 6 1 ®mz i Z°) & | ! § ! ¥ “ £z
L
A
AN S SN o b e B L £ b
—_— |
i et
| } - L
_H [ [ | m m [ [ [ 1“ .m m. i
H H H H H H H 1
. i I .
[ ] I P Eoe
i | H H 1 | 1 1
| i I [ i | | |
. L o _|_.l|||uLl\.l
1 i
1 1
] I
T
(] 1
1 1
1 1
1 ]
| PERERCREEHS | IRy
o T A
“ i | P
fow _ -
_ _ _ ! Lo
| A e
i ] m ! A A
H i 1 1 | I ]
All 1
"" v _ z _ £ s “..I _ L ] m £z m 24 m iz
| . | ... | I | | i !
' o BN
| R B ! ] . | I N R
Sy s s )
||_.E1|r|ﬁ|ﬂ||P-TH|Wﬂ||I.II||1..IIII|||mT lllll — =55 ANV MALYHD

},_—‘_m__ S ———w— —




T AW “r .: i Ji
| n _ I\ —
ﬁw -k K .
HoA D_swmuo -
Q Wh < T " Isop W 3
iy S woo p | Zooo ¢ 7oz
ST : S | Bpo 2100\ 3|/, %
L » 3 g = 2 A
s m_ . 1900 |190) || - s 2zoo| g _
T 4 gsgaze : : Q IN STREET
— .Iaf 700 “_DD_ 3300 300 . 3000 2700 Yo 7 I 7 !
ph.um T %.A_ .__.ODD C \;\.U&DO J—320] 0/ UW.FI_HJ \\ oo - |0 8 t %
. 2& PRI s . ~ | -3202 — Ry ] A 19 2
: < { eoo 3500 3203| o 1ot 250 Nﬁo_ W |80/ ITeo 9 4
w\ m.m T_ h FESENBRENN KN SN L LN L XN A | ¥ Ty eyt o nl!lant!-ﬁ J.%m m
h 2 s “-1 Q -
il =00 - 42600 | _ 13700 | 18703 TETeIRTA-T 00 oo | | Lo lSINIR L)/
7 T S 9 83 T voa 2220 24 alolSls lds] o] siig
J ﬂ ba ﬁ—w M~ ~| 0 .\*Qb m Dﬂ 3w ) Q Qi
i paa CHEHALEM 50 (VE I \-..u\n.nu ‘UDD - |0 .u.222.2 .Om.zm. ~ 2
4900 P H301 B 11 L | S
_ 4700 i & lis T\ 8181818/ S S8 Ly lyhi——y
<105 wmo g || sm 2™ lgoo 91_.m.| 8o |
SRNG Ay =~ Jt400 A5 SA
4500 I Hacoldze0 3800 JIHI= — ——= _ » *
ok WS | .
v~ 2y {.
— i Mfm uv 1 . ~» 3
"CULLEN ROAD w._mm
33
2 3
B o 1
g Lo
Bmm
g 24
4w ' i
. U..mc
LEGEND _ R _ ,
@ ———Reserve area boundary NEWBERG URBAN RESERVE AREA PROJECT
i Sl bt Urban Growth Boundary |

Study area boundary _ I - STUDY AREA »g

EXHIBIT 4

Hwl aup

URP POUNDAERY
T spuTH LINE OF



III. HOUSING AND RESIDENTIAL LAND NEEDS ANALYSIS

The objective of this section is to determine the amount of residential land needed in the
City of Newberg for each needed housing type for the next 20 years. '

The following analysis uses a methodology suggested by Planning for Residential Growth: A
Workbook for Oregon’s Urban Areas produced by the Transportation and Growth
Management Program (TGM). The steps used in this methodology have been followed to
the greatest extent possible, given the data available for the City of Newberg, Since the City
of Newberg is a small city, much of the dara which is available for larger urban areas, such as
Public Use Microdata Samples (PUMS) from the 2000 U.S. Census and detailed historical
data from prior versions of the U.S. Census is not available. Consequently, not all of the
suggested analysis steps in the Workbook have been conducted.

A, NEW HOUSING UNITS NEEDED IN THE NEXT 35 YEARS

Existing population and historical growth
The 2000 Census showed a population of 18,064 in Newberg and 84,992 in Yambhill

County as of April, 2000, as shown in Table 3.1 below. The value of 18,438 indicated for
the population within the Newberg Urban Growth Boundary was computed by the City.of
Newberg as the sum of the 2000 City population and an estimate of an additional 374

people within the UGB but outside the City limits.

Population projections '
Population projections for the City of Newberg and Yamhill County have been drawn from

separate sources. The Newberg projections were computed by staff at the Population.
Research Center at Portland State University (PSU), which utilized the cohort-component
method to account for the influence of births, deaths, and migration on future populations
for the City of Newberg.' The Population Research Center figures indicate that Newberg
will grow from 18,000 residents in 2000 to 53,000 residents by 2040 (Table IIL.1).

The Yambhill County projections were released by the Office of Economic Analysis (OEA) of
the Oregon Department of Administrative Services, the main forecasting body for the State
of Oregon. The latest Long Term Employment and Population Forecasts were released in
January 1997. The forecast shows a Yamhill County population projection of 101,152 for
2010, increasing to 155,779 by 2040. N

The population projection for the Newberg UGB area was estimated by épplying the rates
implied by the PSU figures for the City of Newberg to the entire area within the UGB.

The population for 2000 and population projections for 2010, 2020, 2030, and 2040 are

shown in Table 3.1 below. -

' Edmonston, Barry. Population Projection for Newberg, Yamhill County, Oregon: 2000 to 2040.
Population Research Center, Portland State University, Portland, Oregon. March 25, 2004.
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TABLE 3.1
POPULATION AND POPULATION PROJECTIONS
2000-2040

A

5

“Yamhill County (2) 84,992 101,152 119,589 138095 155,779
Newberg UGB (3) 18,438 24,497 33,683 42,870 54,097
City of Newberg (4) 18,064 24,000 33,000 42,000 53,000

7(1) 2000 data for City & County from US Census Burcau; UGB data arc gstimate by Ciry of Newberg

(2) Yamhill County projections from Oregon Office of Economic Analysis, 1997 Long-Term Pepulation Forecast

(3) Newberg UGB pmjcctions- computed using 2000 estimate from City of Newberg and PSU growth rates for Newberg
(4) City of Newberg projections from PSU Population Research Center, cohort-component method, 3/25/2004

The growth rates implied by these estimates and projections are shown below. Table 3.2
below shows the annual average growth rate (AAGR) for the population estimates and

projections for Yamhill County and the City of Newberg. -

TABLE 3.2

AVERAGE ANNUAL GROWTH RATE (AAGR)
FOR POPULATION PROJECTIONS
~2000-2040 : '

R

Yamhill County (1) L76% - L72% "1.63%
Newberg UGB 2) ) - 2.88% 3.06% ' 2:85% 2.73%'._
City of Newberg (3) 2.88% 3.06% 2.85% 2.75%

- (1) Yamhill County projections from Oregon Office of Economic Analysis, 1997 Long-Term Population Forecast
(2) Newberg UGB population growth rates were set equal to those computed for the City of Newberg by PSU
(3) City of Newberg projections from PSU Population Research Center, cohort-component method, 3/25/2004

As shown in Table 3.2, the annual average growth rate (AAGR) implied by the U.S. Census
for population for Yamhill County in 2000 and the OFA forecasts is 1.76 percent for 2010,
decreasing to 1.72 percent for 2020, 1.63 percent for 2030, and 1.53 percent for 2040. PSU
estimates for the City of Newberg show an AAGR of 2.88 percent for 2010, an increase to
3,06 percent for 2020, and subsequent decreases to 2.85 percent for 2030 and 2.73- percent

for 2040.

Household Projections | I
The average household size for .zew households in Newberg through 2040 has been

estimated at 2.76. The total number of new households in 2010 through 2040 was projected
by dividing the new projected population in each year by the projected average houschold
size for new households. Table I11.3 shows the results of this analysis.
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TABLE 3.3
NEW HOUSEHOLD PROJECTION
2010-2040

24,432 8,852 35,659 12,920
2.76 5,936 2,151 14,936 5412 T 23936 8,672 34,926 12,658

Newberg UGB

City of Newberg
Nm 2000 Cenrus dim for the Ciry of Newberg Indlctie an average houschald she 0f 2,76 persans/hauschald; ar this ime, 6.9 percent o f the Newbesg population rasided i lngmup quiaresss, Nai-houschold populadon (person in Foup y
I not sccounted for In the aversge howszhald size figure. uartes

As shown in Table 3.4, there are 2,151 new households projected for 2010, 5,412 new
households projected for 2020, 8,672 new households projected for 2030, and 12,658 new
households projected for 2040 for the City of Newberg. For the area within the Newberg
Utrban Growth Boundary, the projections are for 2,195 new households in 2010, 5,524 new
households in 2020, 8,852 new households in 2030, and 12,920 new households in 2040.
The projected total number of new housing units needed in the community in the next 20
years is equivalent to the projected number of new households for-2020.

National, State and Local Demographic and Economic Trends and Factors that may Affect

the 20-Year Projection of Structure Type and Mix

This section is intended to determine how the projected number of new households will be
distributed among different housing structure types in 20 years. In order to make this
determination, it is necessary to analyze factors that will likely influence housing choice in
the future (e.g., the decision to buy a single-family home as opposed to renting an
apartment, the need for housing a seasonal labor force, second homes in recreation areas).

Major state and national housmg and demographic trends, which may influence the housing
types that will be needed in the next 20 years, are summarized below. This information
-about national and state housing trends is a summary of mformatlon in Planning ﬁar. :

Residential Growth: A Workbook for Oregon’s Urban Aveas.

o Households are becoming smaller. More households are being formed by “empty nesters,”
young singles, and couples than by the “traditional family”.

Declining household sizes suggest (with other things, e.gaeczally income, bemg eqml) a shift
toward smaller-sized housing.

o Age of the head of the household is mcrm.rzng Aging of the baby boomers is the przmmy
cause of this factor.
Greater household age generally indicates a greater propensity toward home ownership.

However, home ownership rates decline in the 65 and older age group. Older households
also have a tendency to “trade down to smaller housing types as their children leave the

household.
. House/aald incomes are generally increasing though they have not kept pace with housing

prices or rents. Demand for-more affordable housing types (e. g manufactured homes,
apartments, townhouses, and small-lot single- ﬁzmzly houses) will increase as housing costs

continue to outstrip income growth.
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In conclusion, smaller households, older households and higher housing costs are expanding

markets for “alternative housing” and reducing the demand for traditional large-lot single-

family development. Housing types which will see greater demand include smaller-lot single-

family developments, manufactured housing, clustered single-family housing, duplexes,
 condominiums, and zero-lot line houses.

There is no indication that local trends in Newberg and Yamhill County significantly
contradict the degree to which larger trends affecting the nation as a whole will affect the
local market for housing. According to the 2000 U.S. Census, the State of Oregon had an
average household size of 2.51 persons, so the City of Newberg’s average household size is

somewhar higher than the statewide average.

Local Demographic Characteristics of the Population and. if Possible, Household Trends
that Relate to Demand for Different Types of Housing

Some of the best indicators of housing needs are household incomes by household size and
age of head of household. Ideally, an analysis would examine these statistics cross-tabulated
against each other. However, cross-tabulation of this data can only be obtained from Public
Use Microdata Samples (PUMS) from the 2000 Census for larger metropolitan areas. The
smallest geographic level for which PUMS data is available is 100,000 people. The PUMS
area that includes the City of Newberg contains Yambhill, Polk, and Marion Counties. This
information is not useful for conducting a housing analysis for the City of Newberg.
Therefore, non-cross-tabulated data is examined separately in order to determine the
connection of this demographic information to housing need. '

Table 3.4 provides a summary of houschold income, age of the head of household, -
* household size, and tenure for the City of Newberg in 2000. This information is-examined

in more detail in subsequent tables.
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TABLE 3.4
CITY OF NEWBERG
HOUSEHOLD INCOME, SIZE, AGE OF HEAD

OF HOUSEHOLD, AND TENURE, 2000

HuseholdIncome . ,-

<$10,000 312 5.10%
$10-14,999 355 5.80%
$15-24,999 872 14.30%-
$25-34,999 893 14.60%
$35-49,999 1,003 16.40%
>§50,000 2,666 43.70%
TOTAL 6,101 - 100.00%
MEDIAN INCOME $44 206 '
Household Size e 5
1 1,326 21.70%
2 1,899 31.10%
3 1,075 17.60%
4 1,019 16.70%
5+ 780 12.80%.
TOTAL , 100.00%
Age of Head of Household SR R

21.10%
24.90%
18.90%
'9.90%
17.70%
100.00%

7.50%

37.30%
62.70% -

Source: 2000 U.S. Census, SF1 & SF3

Note: Small discrepancies in the number of households are due to sampling in the
Census tabulation

Table 3.5 illustrates housing types broken down by tenure, “which indicates whether the

housing is renter- or owner—occupled -
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TABLE 3.5
CITY OF NEWBERG STRUCTURE TYPE BY TENURE

i dotdrote e AU - et}
Single-family detached e 16.20% 80.30%
Single-family astached 218 76.20% 23.80%

Multi-family (2+ units) 1,430 89.40% 3.90%

Manufactured homes 48 79.80%
Other : 60.00%

Source: 2000 U.S, Census, 5F3

As shown in Table 5.5, in 2000 there were 6,427 housing units in the City of Newberg. Of
these, 6,094 were occupied and 333 were vacant - a vacancy rate of 5.29%. Of the occupied
housing units, 2,323 were renter-occupied (38.1% of occupied units and 36.1% of all units)
and 3,771 were owner-occupied (61.9% of occupied units and 58.7% of all units).

Singlc—family detached housing units had the highest percentage of owner-occupancy.
Single-family attached units, none of which were vacant at the time of the Census, were
overwhelmingly occupied by renters. Multi-family units, whiich comprise one-quarter. of all
housing units in Newberg, were primarily occupied by renters. Manufactured homes were
owner-occupied at almost an 80 percent rate, suggesting that these units are 2 popular
alternative to ownership of single-family homes. However, manufactured homes had the

 highest vacancy rate of any category for the City.

| Tjabl_e 3.6 below -examines housing tenure by the age classification of the head of the
household. ' ' :
TABLE 3.6 -

CITY OF NEWBERG AGE OF HOUSEHOLD HEAD BY TENURE
2000 ' ;

85.60%

52.60% 47.40%
© 38.70% 61.30%

"19.90% 80.10%

25.40% 74.60%

28.20%

2 P
Source; 2000 U.S, Census, SF3.
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shown in Table 3.6, propensity for home ownership in Newberg is the least among
younger households and generally increases with age. As households age past 55, the
homefwncrsmp percentage begins to decline again.

A_mong the youngest householder age group (15- 24 years), over 85% of households were
renters in 2000, as compared to 38 percent of all households in Newberg, Householders aged °
25-34 were almost equally split between renters and homeowners, with rates of 52.6% and
47.4%, respectively. Householders aged 35-44 had home ownership rates approximately
equal to those of Newberg as a whole, where as the 80.1% rate for householders aged 45-54
was the highest for the City. For householders aged 55-64 and age 65 and older, -
homeownership rates remained in the 70-75% range.

Table 3.7 below shows how income correlates with the age of the householder. The median
household income in 2000 for Newberg was $44,206 (see Table 3.4). As shown in Table
3.7, 11% of all households were in the bottom two income groups, 29% were in the middle
two income groups, and 60% were in the top two income groups. -

TABLE 3.7
: CITY OF NEWBERG
AGE OF HOUSEHOLD HEAD BY INCOME
2000

22.40% 18.90%  100.00%
120%  1550%  1430%  24.20% - 43.30%  100.00%

24,10%

b
Under 25

25-34
35-44 - 1.50% 9.70% 12.60%  19.70% 54.40%  100.00%
. 45-54 2.80% 6.90% 13.20% 8.70% 63.20% 100.00%.

9.50% 11.60%  12.70%  11.30%  51.00%  100.00%

55-64
16.50% 24.50% 15.90%  13.40%  17.40% 100,00% -

Source: 2000 U.S, Census, SF3

. Younger households where the age of the head of the household (householder) was in the
- under 25 age group, along with those age 65 and older, had lower incomes than the
population as a whole and many more households in the Very Low income group.

. Households where the householder was in the 25 to 34 and 35 to 44 age group had much
lower percentages in the Vety Low and Low-income group than the City population as a-
whole. Householders age 35 to 64 had higher percentages in the Very High category than

the City of Newberg average.

Households with the householder beyond retirement age (65+ years) had low-income levels,
with rates more than twice as high as-the City for the Very Low and Low-income categories.
However, it should be remembered-thar, relative to housing need, these households tend to
be “cash poor and equity rich,” meaning that they have high home-ownership ratés (72%,
sec Table IT1.6) and have frequently paid off their mortgages. Therefore, the reduced income
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that these post-retirement households have does not necessarily translate into housing

affordability problems.
B. HOUSING DEivLAND SUMMARY

Our housing needs analysis is split into two components. The first of these is a short-term
demand analysis, based primarily on recent demographic and market trends in the area. The
second component evaluates longer-term trends through 2040. In addition, three scenarios
were evaluated. The medium growth scenario is based on the PSU forecasts by age cohorr,
and represents our baseline findings. A high growth scenario was evaluated which increased
the average annual growth rate by 1.0%, while the low growth scenario reduced the rate by
0.5%. Both of these scenarios utilized the same age cohort modeling: assumptions, with
growth above and beyond the natural rate of growth assumed to have the same age
distribution characteristics as assumed in the PSU model.

Short-Term Residential Demand ' .
The short-term residential demand analysis describes housing demand from 2004 to 2008

and has two components or modules. The first component is a demographically driven
model, which is based on the current and projected age and income characteristics of
households in the Newberg area. Data for the model was derived from Claritas, a third party
data provider, and included a detailed age by income profile of the area for 2004 and 2008.
A total of 11 income ranges and 11 age ranges are used, yielding 121 age-income cohort

célls.

The age-income cohort data is converted to- projected hHousing demand by tenure, using -

propensities by each age-income cohort to rent or own." The propensity data is combined

with the current and projected age-income cohort distributions to generate a net increase in. -
ownership and rental households. Turnover housing demand is then evaluated to producea -
" more accurate profile of housing demand by income range. A turnover demand rate of 10% -
annually was assumed for ownership housing, and 45% rate for rental units. This step yields-

a net increase in demand for units, as well as an anticipated profile of demand by household®

income range. The demand by houschold income range was converted to affordable housing
payments by income range.

The demand by tenure and income was further segmented using the housing production
component of the model. The model evaluated observed housing production by type and
price range within the Newberg area, and converted demand by price segment and tenure
into demand by housing product type on the basis of recent trends. The short-term housing

production model assumed no dramatic change in market inputs that would substantially

impact the development environment. -

The short-term model was used for a five-year period. The net change in households by
cohort group is converted to structural demand for both owner and rental housing units

Based on American Housing Survey data, updated to reflect current dollars and calibrated for the City of
Newberg based on 2000 Census Data. ‘
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using a matrix of propensities to own and rent by cohort. In addition to producing an
analysis - of structural demand, the model also forecasts a demand profile.
represents the anticipated profile of overall demand, including turnover demand. This ylelds
the following demand numbers through 2008:

TABLE 3.8: PROJECTED SHORT-TERM RESIDENTIAL DEMAND, CITY OF NEWBERG
- MEDIUM GR.OWTH SCENARIO 2004- 2008 :

Under $10,000 23 . 22 4.0% 5.8%
$10,000-$14,999 24 19 4.2% 5.6%
$15,000-$24,999 54 48 10.1% 15.4%
$25,000-$34,999 65 52 11.3% 15.2%
$35,000-$49,999 83 61 14.7% 18.6%
$50,000-$74,999 160 94 28.0% 26.0%
$75,000-$99,999 86 37 15.0% 9.7%
$100,000-$149,999 70 17 9.1% 2.9%
$150,000-$249,999 26 5 3.3% 0.7%
$250,000-$499,999 3 0 0.4% 0.0%
$500,000 or More 0 0 0.0% 0.0%
Overall 594 355 100.0% 100.0%
OWNERSHIP HOUSING RENTAL HOUSING
$500,000 ar More $500,000 or More :
$250,000-$499,999 $250,000-§499,999 |
$150,000-6249,999 $150,000-$249,999
$100,000-§149,999 $100,000-8149,999
$75,000-§99,999 $75,000-$99,999
$50,000-$74,999 K $50,000-374,999
$35,000-$49,999 $35,000-$49,999
$25,000-$34,999 $25,000-$34,999 ' s
$15,000-$24,999 $15,000-§24,999
$10,000-$14,999 $10,000-314,999
Under 10,000 | Under $10,000
0% - 10%  20%  30% 20%  30%

0% 10%

1/ Income stated in 2003 Dollars.

o

W

While structural demand calculations ‘dre useful in assessing the net new need for housing,

the profile of demand is more critical for developers to understand, as it provides a more
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accurate picture of the market into which he is building. As a result, new construction is
more likely to reflect the projected profile rather than structural demand.

The prOJccted distribution of demand by tenure in the City of Newberg over the next five
years is approximately 34% renter and 66% owner occupied under the medium growth

scenario.

The following tables summarize the results of the high and low growth scenarios:

‘TABLE 3.9: PROJECTED SHORT-TERM RESIDENTIAL DEMAND, CITY OF NEWBERG
HIGH GROWTH SCENARIO, 2004-2008

Under $10,000 . ' 35 38 3.9% 5.8%
$10,000-$14,999 .40 - 35 4,2% 5.6%
$15,000-$24,999 . 90 92 10.1% 15.4%
$25,000-$34,999 ‘ 104 96 11.2% 15.3%
$35,000-$49,999 134 113 14.7% 18.6%
$50,000-$74,999 ‘ 259 166 28.0% 26.0%
$75,000-$99,999 139 65 15.0% 9.7%
$100,000-$149,999 102 26 9.1% 2.9%
$150,000-$249,999 37 7 3.3% 0.7%
$250,000-$499,999 . 6 0 0.4% 0.0%
$500,000 or More 0 0 0.0% 0.0%
Opverall 946 638 100.0% 100.0%

‘TABLE 3.10: PROJECTED SHORT—TERM RESIDENTIAL DEMAND, CITY OF NEWBERG
" Low GROWTHSCENARIO, 2004-2008 :

Under $10,000 - 15 ) 13 4.0% 5.8%
$10,000-$14,999 18 11 . 4.2% 5.6%
$15,000-$24,999 ‘ 37 25 10.1% 115.4%
$25,000-$34,999 - 46 29 11.3% 15.2%
$35,000-$49,999 : 56 33 14.6% 18.6%
$50,000-$74,999 114 58 - 28.0% 26.0%
$75,000-$99,999 62 25 15.0% 9.8%
$100,000-$149,999 o 56 ‘14 9.2% 2.9%
$150,000-$249,999 21 5 3.3% 0.7%
$250,000-$499,999 e 3 0 0.4% 0.0%
$500,000 or More 0 0 - 0.0% 0.0%
Overall . - 428 _ 213 100.0% 100.0%
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More detail on the short term demand model output is available in Appendix A to this
report.

Long-Term Residential Demand

The long-term residential demand forecast assumes the PSU forecasts, and assumes that the
City accommodates the projected residential demand over the forecast period. A total of
10,636 dwelling units are projected to be demanded within the City of Newberg through
2025. The demand numbers reflect an assumed structural vacancy rate of 5% for residential
units within the UGB. This is considerably the 2000 Census average rate for the City of
Newberg of almost 18% (897 vacant units out of a total of 5,019), but is more reflective of
what would be expected with marginal growth in the future.

The distribution of this demand is as follows:

TABLE3.11: PROJECTED LONG-TERM RESIDENTIAL DEMAND, CITY OF NEWBERG
MEDIUM GROWTH SCENARIO 2004-2025

2004-08 496 34 367 48 945
2009-10 270 24 : 201 24 - 520
2011-15 800 96 603 68 1,567
2016-20 _ 905 145 688 72 1,811
2021-25 906 193 695 . 68 1,862
Total 3,377 - 492 2,554 281 6,704

Through 2025, the medium growth scenario anticipates net new demand for 6,704 housmg
units within the CLty of Newberg’s urban area. As shown in the next two tables, the high
growth scenario anticipates demand for 11,176 new units during this penod while the low
growth scenario projects demand for 4,829 new units.

TABLE 3.12: PROJECTED LONG-TERM RESIDENTIAL DEMAND, CITY OF NEW’BERG
__HIGH GROWTH SCENA_RIO, 2004-2025_

2004-08 831 56 615 80 1,582
2009-10 : 478 43 357 43 922
2011-15 . 1,236 © 149 931 T 105 . 2,421
2016-20 1,475 236 1,121 118 2,951
2021-25 L,606 . 342 1,231 121 3,300
Total 5,626 . .. 826 4,256 467 11,176
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TABLE 3,13: PROJECTED LONG-TERM RESIDENTIAL DEMAND, CITY OF NEWBERG
Low GROWTH SCENARIO, 2004-2025

2004-08 335 23 248 ‘ 32 638
2009-10 177 16 132 16 341
2011-15 612 74 461 52 1,199
2016-20 672 108 511 54 1,344
2021-25 636 135 488 48 1,307
Total 2432 355 1,840 202 4,829

As shown in Figure 3.14, the demand for res1dentlal units through 2025 is expcctcd to
outpace available carrying capacn:y by a significant amount.

" FIGURE 3.14: PROJECTED LONG-TERM RESIDENTIAL RECONCILIATION, CITY OF NEWBERG
ALL GROWTH SCENARIOS, 2005-2025

RECONCILIATION - ALL RESIDENTIAL DEMAND
14,000
12,000 -

10,000

[ e R R
8§88 8
c o e Q
/R A A |

2007
2008
2009
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021

2005
2006

When the forecast is extended through 2040, the need for additional residential capacity

increases commensurately.
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FIGURE 3.15: PROJECTED LONG-TERM RESIDENTIAL RECONCILIATION, CITY OF NEWBERG ~
ALL GROWTH SCENARIOS, 2005-2040

RECONCILIATION - ALL RESIDENTIAL DEMAND

20,000
18,000
16,000
14,000
12,000

2005
2010
2015
2020
2025
2030
2035
2940

Reconciliation of Residential Capacity and ‘Pro.j ected Demand
As outlined in the following table, the City of Newberg’s residential capacity is insufficient to

support projected residential demand through 2025, with that need increasing through |
2040. In terms of units, the medium growth scenario shows a 4,170 unit deficit through

2025, increasing to a 9,953 unit deficit through 2040. ;

TABLE 3.16: CAPACITY LESS DEMAND BY PERIOD.
A_LL GROWTH SCENARIOS, 2005-2040 .

2016 2013 2,352 1484 222 (1,193) (2569 (4,246) (6,018) (7,801)
2014 - 2010 2,278 972 (677) (2,563) . (4.522) (6:487) (8,542) (10,609)
2010 2008 2,130 (121) (2,669 (5775) (9,249) (11,833) (14,563) (17,309
2016 2013 375 237 35 (190) (410) 677) (960) (1,244)
2014 2010 363 155 (108) (409) . (721) (1,035) (1,362) (1.692)
2010 2008 340 (19) (426) (921) (1,475) (1,887) (2,322) (2.760)

The demand for residential units was converted to acreage demand using an average
residential density of 6.27 units per acre reflecting recent trends by zoning classification as
well as the composition of remaining buildable lands. While this is consistent with recent
trends by zoning classification and the remaining supply of residential capacity, the zoning of
any future capacity is cannot be know-at this time. As a result, the unit reconciliation is seen
as the most relevant measure of need for planning purposes.

NEWBERG HOUSING AND RESIDENTIAL LAND NEEDS REPORT - PAGE 33



Additional denmty unit demand was converted into net acreage using recent density unit per
acre patterns by housing type.

TABLE 3.17: SUMMARY OF ESTIMATED HOUSING ACREAGE NEED

(BeE s TR

Single Family ; : ) :
Conventional 50% 3,377 6,611 414 815 1,596
Astached 7% 492 963 8.00 " 61 120

Multi-Family ) ‘
rMedium Dm.rx'zy 15% 1,022 2,000 12.00 - 85 167
High Density 23% 1,533 3,000 22,00 70 136

Manufactured Homes 7 ‘
Parks 2% 140 275 8.80 16 31
Subdivisions 2% 140 275 650 22 1

TOTAL 100% 6,704 13,124 627 1,069 2,093

HIGH GROWTH SCENARIO

Single Family

Conventional 50% 5,626 9,980 414 | 1,358 2,409

Attached . 7% 826 1,466 8.00 103 183
Multi-Family _ .

Medium Density 15% 1,702 3,020 12.00 142 . 252

High Density . 23% 2,554 4,530 22.00 1186 206
|Manufactured Homes ir ‘ o - ‘

* Parks 2% 0 233 414 - 8.80 27 47

Subdivisions . 2% 233 414 6.50 36 © G4
TOTAL 100% 11,176 19,823 627 1782 - 3,161 |

Single Family .
-Conventional 50% 2,431 5,193 4.14 - 587 1,254
" Attached CT%. 37 763 800 45 95
Multi-Family )
"Medium Density 15% 736 1571 . 1200 61 131
High Density 23% 1,103 2,357 22.00 . 50 107
|Manufactured Homes . .
Parks 2% 101 215 8.80 11 24
Subdivisions 2% 101 215 6.50 16 3
TOTAL 100% 4829 10315 627 770 1,645
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Estimated land need was further segmented into land needed by plan category, over both a 20- and

35-year horizon.

TABLE 3. 18 SUMMA.RY OF ESTIMATED LAND NEED BY PLAN‘CATEGORYl

Conventional 815

Attached 6l
Multi-Family :

Medium Density 85

High Density 70
Manufactured Homes

Parks 16

Subdivisions 22
TOTAL - 1,069

HIGH GROWTH

Astached 45
Multi-Family

Medism Density 61

High Density 50
Manufactured Homes

Parks 11

Subdivisions 16

TOTAL © 770

1,358
103
Muld-Family

Medium Density. 142
High Density 116

Manufactured Homes
Parks 27
Subdivisions 36
TOTAL 1,782

1,596 815 0
120 0 61
167 0 85
136 0 0

"31 0 16
42 22 [i]
2,093 837 163

1,596 0 0
0 120 0

0 167 0

0 0 136

0 31 0

42 0 0
1,638 318 136

2,409 1,358 0

183 0 103
252 0 V)
206 0 ]
47 0 27
64 36 0
3,161 1,394 272

95 0 45
131 0 61
107 0

24 [ 11

33 16 0

1,645 602 117

50

2,409 0 0
0 183 0

0 252 0

0 0 206

0 47 4}

64 0 0

2,473 482 206

0 - 95 R
0 131 o
0 0 107
0 " 24 0
33 0 0
1,287 " 251 107

The resulting indicated need for land by plan category was then reconciled with the current buildable
land supply within the UGB to calculate the net surplus or deficit of land by major residential plan

category. This estimate is summarized in the following table:
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MEDIUM GROWTH _
LDR 837 1,638 357.25 (480) «(1,281)
MDR 163 318 73.12 (89) (245)
HDR T 70 _ 136 2,11 (68) (134)

HIGH GROWTH
LDR : 1,394 2,473 357.25 (1,037) (2,116)
MDR 272 482 73.12 (199) ©(409)
HDR - 116 206 2.11 (114) (204)

LOW GROWTH :

LDR © 602 1,287 357.25 (245) (929)
MDR 117 251 73.12 (44) (178)
HDR . i 50 107 2.11 (48) (105)

IV. SUMMARY, RESIDENTIAL NEEDS

This section compares the mix of projected housing types to the mix of existing
development; compares projected residential density to existing residential density; compares -
20-year land need to land availability; and discusses whether any measures are required to
‘meet housing mix or density projections, or to provide for additional land to address the
residential, commercial, ‘and industrial land needs for the next 20 and 35 years for the -
Newberg Urban Area. F ' LR
- The projected mix of housing typés is largely consistent with recent trends, with single family -

dwellings accounting for over half of projected housing units. The share of single family

units is well below pre-1991 levels, but reflects current development economics. o

ROJECTED HousINGg DI TRIBUTION '

i

TABLE 4.1: COMPARISON OF HISTORICAL AND P

Single Family ' 64.0% 54.9% . 53.1% 50.4% © 50.4%
Duplex © o 5.6% 46% 3.0% 7.3% - 7.3%
Multi-Family - 194% -~ 28.6% 38.6% 38.1% 38.1%
|Manufactured Homes 11.0% 11.9% 5.4% 4.2% 4.29%

The model does not assume ﬁ,constré—incd land supply, therefore land pricing is not assumed
to escalate significantly outside the rate of general inflation. An assumption of constrained
supply would increase the proportion of demand allocated to duplex and multi-family units.
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Our analysis clearly indicates that the City of Newberg does not have adequate identifiable
residential capacity to accommodate its twenty-year population and dwellmg unit forecast.
The estimated deficit is projected to be over 4,500 units, which translates into an estimared
incremental acreage need of 1,069 acres at recent density levels, This assumes a 5% vacancy
factor, but excludes any market factor.” In practice, the demand for residential land precedes
actual absorption, to allow for land and home development. As a result, the actual need to
accommodate demand would exceed our forecast. Committed land in our analysis is
assumed to be vacant, with the residential capacity on this property allocated to meet

projected demand.

During the next ten years of the planning horizon, the City’s 1dent1ﬁable residential capacity
is pro;ectec[ to be largely exhausted without action to increase capacity. The metropolitan
area’s location along the Highway 99W Corridor also makes it a hkcly location for overflow
residential demand from the Portland metropolitan area, which is not evaluated in the

medium growth scenario.

V. MEASURES

The following measures are recommended to address the residential land needs for the next
20 years for the Newberg Urban Area:

1) Ensure that residential development meets‘p.ro'jected densities. P'rojec'ted densities
have been set low to cotrespond with recent development patterns, but the City
should still examine measures to encourage residential densities to approach the .
maximum allowed in each zone.

2) Rezone some R-1 land to R-2 or R-3 to allow for additional multi-family units and

manufactured home units, or take steps to encourage greater producuon of multi-.
family units on R-2 and R-3 -zoned land. :

3) Upon formal acceptance of one of the scenarios evaluated, add land to the Urban
Growth Boundary or convert other lands for residential uses consistent with
demonstrated need. -Additional lands should be added as Urban Reserves consistent
with the projected 2040 need.

® A “marker factor”, as used in this document, refers to an adjustment sometimes made to recognize that the
land marker needs an adequate supply of lternative sites to function efficiently. As a result, merely
meeting the demand for land in aggregaté'does not allow for proper market function unless adequate
options are available. While this factor was not used in this auaiysm, it does address a valid concern that

should be recognized.
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YAMHILL COUNTY, OREGON
EDIL ASSOCIATIONS

AREAS DOHMINATED BY SCMEWHAT EXCESSIVELY TO POONLY DRAINEP, NEARLY LEVEL
AND GENTLY SLOPING STREAM BOTTOH 'SOILS.

1. Cloquaco = Chehalis = Hewberg association
2. Wapato ~ Cove asmociation

AREAS DOMINATED BY WELL TO POORLY DRAINED S0ILS DN NEARLY LEVEL-TO STEEPLY
SLOPING TERRACES, FANS AND FOOTSLOFES, | .

3. Woodburn - Willamerte associationm . A
4, Terrace Escarpment = Woodburn agsociation
5. Amity = Aloha - Dayton assoclation :

6. Chehalem - Carltan spsociation e

AREAS DOHINATED BY WELL TD POORLY DRAIHED SOLLS ON GENTLY SLOPING TD VERY
STEEP FOOTHLLLS OF THE 'COAST RANGE, : i

7. Hillakenzie association, gentle to SCrong slopes

8, Willakenzie association, modarately’steep to steep slopes
9, FPeavine associfaktion, gentle co scrong Brlopes :
10, Peavine association, moderately steep to steep slopes

. 11. Dupee'-— Hazelalr amsociation :

12! Hazelair - Panther associatien’

13." Laurelwood associstion, gentls To atrong alopes

14, Laurelusod assoeiation, moderately stecp Eo mtesp alopen

15, Jery = Yamhill association ; . |
16.. Jory - Yamhill = Nekia sssociation

AREAS DOHINATED BY WELL DRATHED SOILS ON GENTLY SLOBING TO VERY STEEF
TOPOGRAPHY OF THE COAST RANGE.

17, Astovia — Hembre amsociation, gentle to moderacely steep slopes

18, Astoria — Hembre assoclation, sCeep alopen

19, Olyic assoeiation, gentle to maderately sceep mlopen

20, Olyle association, steep mlopes : |
21, Melby = Ead = Dlylc mssociacion ’ |
22, Ead = Dlyic, associatiom

23, Hembre - Xlickitat association, gentle to maderately stesp slopes

24, Hembre = Xlickicat amaociation, mteep Lo Very ateep slopes

Toh anp Ii betanded 5-!,—-1 plomirg. Tuck
dalirsation may Eanmln sall) bevleg ratirgs d3flurenl
e e o Ihe s s shatmi{od msdl mpd
g epmetiest] plarmirg ¢ wal o0 slir s elioes Tt
e sl bl o by

SOIL LIMITATIONS FOR ROAD AND STREETS
DEVELOPED FROM

GENERAL SOIL MAP
YAMHILL COUNTY, OREGON

U.5, DEPAATHENT OF AGRICULIURE
EXHIBIT 8

|K COOPERATIDH WITR DREGO AGR
AtigtieT (270

-

ASSISTIHE YAHHILL SOIL AU WAT
THE PRINTIHE OF THIS PUBLICATL
CULHTY.
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%ﬂﬁ(}w@% ORDINANCE No. 2006-2636

AN ORDINANCE DECLARING THAT :CERTAIN TERRITORY BE
INCLUDED IN THE CITY OF NEWBERG URBAN GROWTH BOUNDARY
TOGETHER WITH A COMPREHENSIVE PLAN CHANGE FROM A
YAMHILL COUNTY VLDR DESIGNATION TO A CITY OF NEWBERG
MDR COMPREHENSIVE PLAN DESIGNATION. THE SITE IS

~ LOCATED BETWEEN CRATER LANE AND CHEHALEM DRIVE, AT
LYNN DRIVE, YAMHILL COUNTY TAX LOTS 3218AB-1000, -1001,
-1100, -1101, -1200 -1300, and -1400.

RECITALS:

On September 26, 2005, Coyote Homes, Inc., on behalf of the property owners in the
area, initiated a request for an urban growth boundary amendment, and comprehensive
plan change to the City of Newberg designation to MDR (Medium Density Residential)

for approximately 8.82 acres. Coyote Homes, Inc. subsequently revised the request to 7.6

daCres.

Notice was published in the Graphic Newspaper on November 30, 2005 which is at least
ten days prior to the public hearing before the Newberg Urban Area Management

Commission on December 14, 2005, and on November 12, 2005 notice of the Newberg -

Urban Area Management Commission meeting was posted on the site, and on November

30, 2005, notice was posted at four public places to comply with Oregon Revised Statute °

requirements.

" On December 14, 2005 a hearing was held by the Newberg Urban Area Management

Commission and the Newberg Urban Area Management Commission, by a majority vote,
recommended to the City Council and Yamhill County Board of Commissioners approval
of the requested amendment. Further, the Newberg Urban Area Management
Commission recommended that at the time of annexation, the City of Newberg provide
Yambhill County with written acceptance of jurisdiction over the Chehalem Drive right-
of-way.

On December 27, 2005 notice of this proposed urban growth boundary amendment was
mailed to the owner of record as identified in Yamhill County Assessor's Office, and all
adjoining property owners within a distance of 500 feet.

Notice was published in the Graphic Newspaper on December 31, 2005, which is at least
ten days prior to the public hearing before the City Council on January 17, 2006; and on
January 3, 2006 notice of the City Council meeting was posted on the site and at four
public places to comply with Oregon Revised Statute requirements.

—

City of Newberg: ORDINANCE NoO. 2006-2636
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6. - After proper notice, on J anuary 17, 2006 at the hour of 7:00 PM in the Newberg Public

Safety Building, 401 E. Third, the City Council held a Public Hearing on the item:
accurately stated objections to jurisdiction, bias, and ex-parte contact; considered public
testimony; examined the record; heard the presentation from staff and the applicant;
examined and discussed the appropriate criteria to judge the project (as listed in the staff
report); considered all relevant information regarding the item; and deliberated.

THE CITY OF NEWBERG ORDAINS AS FOLLOWS:

1. The City Council finds that the requirements of the Newberg Urban Area Management
Agreement - Urban Growth Boundary Amendment Criteria, Newberg Comprehensive
Plan Amendment - Newberg Development Code, Section 151.122, Statewide LCDC
Goals, ORS 197.296(2), ORS 197.298, OAR 660-Division 4, and Goal 14 Factors
regarding urban growth boundary amendments have been met.

2. The City Council adopts the findings which are attached hereto as Exhibit A and
incorporated herein by reference.

3. It is hereby ordered and declared that the property described in Exhibit B and shown in
Exhibit C, is hereby included within the Newberg Urban Growth Boundary.

4, The territory described in Exhibit B and shown in Exhibit C, is hereby changed from a
Yambhill County VLDR Comprehensive Plan Designation to a City of Newberg MDR
Comprehensive Plan Designation. The "Newberg, Oregon Comprehenswe Plan Map" ;
shall be amended to indicate this change.

5, It is the intent of the Newberg City Council to request jurisdiction of Chehalem Drive and
Crater Lane abutting the property at the time of annexation.

» EFFECTIVE DATE of this ordinance is 30 days after the adoption date, which is: February 16, 2006.
ADOPTED by the City Council of the City of Newberg, Oregon, this 17th day of January,
2006, by the following votes:

AYE: 6 NAY: 0 ABSENT: 0 - ABSTAIN: 0

James H. Bennett, City Recorder

ATTEST By the Mayor this 19" day of January, 2006.

Bob Stewart, Mayor

LEGISLATIVE HISTORY :
By and through Newberg Urban Area Management Commiittee at the 12/ 14/2005 meeting.

City of Newberg: ORDINANCE No. 2006-2636
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EXHIBIT “A”
URBAN GROWTH BOUNDARY FINDINGS
UGB-05-013
Approval of an urban growth boundary amendment for 10 acres.

L Newberg Urban Area Management Agreement -Urban Growth Boundary
Amendment Criteria: Amendment of the Urban Growth Boundary shall be treated
as a map amendment to both City and County Comprehensive Plan maps. Change
of the boundary shall be based upon consideration of the following factors:

(a) Demonstrated need to accommodate long-range urban population growth
requirements consistent with LCDC goals. The following Statewide goals apply
to this application: Goal 1, Citizen Involvement; Goal 2, Land Use Planning;
Goal 3, Agricultural Lands; Goal 5, Open Spaces, Scenic and Historic Areas,
Natural Resources; Goal 6, Air, Water and Land Resources Quality; Goal 8,
Recreation Needs, Goal 10, Housing; Goal 11, Public Facilities and Services;
Goal 12, Transportation; and Goal 14, Urbanization. [Goals 4, 7, 9 and 15-19
do not apply to this site.]

Findings:

Goal 1, Citizen Involvement. The property under review is located within Study Area
“F”of the Newberg Urban Reserve Area Project adopted by the City and Yamhill County
in 1995. A public involvement program was implemented as part of the initial Urban
Reserve Area Project in 1992 and 1993. In 1997, a study was prepared that examined the -
six Urban Reserve Areas (URAS) in detail, and that provided a buildable lands inventory:
and land use needs analysis, preliminary infrastructure and transportation plans, a-
prioritization plan for the URAs, and an amended urban services agreement between the
City of Newberg and Yamhill County. In conjunction with this 1997 study, a citizen

- involvement and intergovernmental coordination program was prepared and implemented
to assure that the results of the study accurately reflected the desires of residents and
property owners in the City and County. The City held two workshops for property
owners and other interested parties in the URAs in 1997 attended by 60 to 70 people. A
questionnaire was also distributed at that time to solicit additional citizen input in the
URA planning process.

Public notice has been provided to all properties within 500 feet of the site and the site
has been posted. Public notice has been provided to the Oregon Department of Land
Conservation and Development per state regulations.

Goal 2, Land Use Planning. This goal stipulates that land use decisions be made in
accordance with a comprehensive plan, and that suitable “implementation ordinances™ to
the plan’s policies must be adopted. It requires that plans be based on “factual
information”, that local plans and ordinances be coordinated with those of other
jurisdictions and agencies, and that plans be reviewed periodically and amended as
needed. Goal 2 also contains standards for taking exceptions to statewide goals. An

City of Newberg: ORDINANCE No. 2006-2636
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exception may be taken when a statewide goal cannot or should not be applied to a
particular area or situation. The City’s Comprehensive Plan was originally adopted in
1979 and has been amended several times since then. Updated Comprehensive Plan
population and land need forecasts were adopted in November 2005.

The City’s Development Code implements the Comprehensive Plan. An amended
Newberg Urban Area Growth Management Agreement between the City and Yambhill
County was adopted in 1997 to ensure coordination and cooperation between the City
and County in the management of growth within the Newberg Urban Growth Boundary
(UGB) and URAs. This agreement establishes a process for maintaining ongoing
planning efforts, designed to keep pace with growth and change, recognizing that
intergovernmental coordination is essential to assure citizens of the City and County that
growth occurs in an orderly and efficient manner.

Goal 3, Agricultural Lands. This goal requires counties to inventory agricultural lands
and to- “preserve and maintain” them for farm use. The property under review is
currently zoned VLDR-1 (very low density residential). In 1980, Yamhill County
identified the property under review as “lands committed to rural residential use” in
Exceptions Statement II. The exception land definition identified this general area as
having a mixture of soil types ranging from Class II soil type to Class VI soil type. The
City of Newberg Inventory of Natural and Cultural Resources indicates that most soils in
the vicinity are flat and at least moderately fertile, though nearly all types have some
problems with drainage. The site consists primarily of WuB Woodburn silt loam soﬂs
Woodburn soils are identified as Class II soils by the SCS.

The Exceptions Statement IT document includes a discussion noting that the area involved
1s characterized by good roads, rural fire service, fair or better water availability, and hias
mostly fair soil suitability for septic systems. This area is currently committed to rural’
residential development. :

The Inventory of Natural and Cultural Resources report states the City’s recognition that
urban expansion will undoubtedly occur on prime Class II soils, but notes that wasteful
land uses practices should be discouraged. The proposed addition of the project site into
the UGB would provide needed area for urban expansion adjacent to the City, where
services are available or can be readily extended, thereby avoiding leap-frog development
or other land consumptive practices.

Goal 5, Open Spaces, Scenic and Historic Areas, and Natural Resources. This goal
encompasses 12 different resource types, including wildlife habitats, mineral resources,
and wetlands and waterways. Goal 5 requires inventories of resources to be conducted
and policies to be adopted whereby the local jurisdiction can manage these resources.
The City of Newberg prepared an Inventory of Natural and Cultural Resources in 1981 as
part of its comprehensive planning program. This inventory includes the following
resources: agricultural lands; forest lands; mineral and aggregate resources; fish and
wildlife; water; air quality; and open space, scenic, natural, historic and recreational
resources. The property under review consists primarily of WuB Woodburmn silt loam
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soils. Woodburn soils are identified as Class II soils by the SCS. The site contains no
identified forest lands, mineral resources and aggregate resources, fish, wetlands or
waterways, and no known archeological, open space, scenic, natural, historic and
recreational resources. The County has no identified wildlife resource information in this
area. Negligible impacts are anticipated to existing air quality in the area.

Goal 6, Air, Water and Land Resources Quality. This goal requires local
comprehensive plans and implementing measures to be consistent with state and federal
regulations on matters of air, water and land resources quality. The Newberg
Comprehensive Plan, Ordinance 1967 contains several policies intended to ensure
conformance with state and federal regulations governing air, water and land resources
quality. No water courses exist in the area. Negligible impacts are anticipated to existing
air quality in the area. The proposed UGB amendment would be consistent with the
City’s Plan policies by providing public sanitary sewer capable of supporting future
urban level development as a preferred alternative to allowing low density rural
residential development with individual septic systems as allowed under current county
zoning. '

Goal 8, Recreation Needs. This goal requires a community to evaluate its areas and
facilities for recreation and to develop plans to deal with the projected demand for them. -
The City’s Comprehensive Plan includes policies designed to ensure -recreational -
facilities and services are expanded to meet growing recreational demands of the .
community. Chehalem Park and Recreation District (CPRD) has established a 19 acre
park directly north of the school facilities on Foothills and Chehalem Drive to meet the
recreational needs of the area. Additional park facilities will be needed to serve:Chehalem.
Drive area as it develops. : Lt o

Goal 10, Housing. This goal requires a community to plan for and accommodate needed

) housing types, including multifamily and manufactured housing, and’ to ‘inventory
buildable residential lands, project future needs for such lands, and to plan and zone
enough buildable land to meet those needs. It also prohibits local plans from
discriminating against needed housing types. The goal for housing in the City of
Newberg’s Comprehensive Plan is to provide for diversity in the type, density and
location of housing within the City to ensure there is an adequate supply of affordable
housing units to meet the needs of City residents of various income levels. Housing
density and mix policies are set forth in the Plan, rather than housing types, as the most
important development criteria to be used to classify different types of residential areas in
the City.

In 1995 the City adopted an Urban Reserve Area. The URA includes 916 acres of land
with approximately 750 acres of buildable land. After combining the existing population
within the City and the future population in the UGB, a total of approximately 34,700
people could be accommodated. Some of the factors used to determine which properties
should be given a URA designation included contiguity to the UGB and City limits,
percentage of study area designated rural residential, percentage of study area designated

T
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~ agricultural, transportation access, sewer and water potential, and natural boundaries.
The subject site was originally included in Area F of the URA study, as described below:

Area F. The subject area is located in the southern half of the original Area F study in
1995. This half has been developed as rural residential on small lots and acreage. The
northern half has been developed into low and medium density residential land within the
City of Newberg. There remain a few scattered residences and some vacant land in the
northern section of Area F. Chehalem Drive traverses the area in a north-south
orientation. This is a major county road carrying reasonable levels of traffic that
continues north into Washington County. North Valley Road is the northern boundary of
this urban reserve area. The only natural condition affecting future development is some
minor drainage ways. Periodic flooding has occurred in this area due to inadequate storm
water drainage ways. A sewer pump station was built using LID funds to service new
development in the northern section of Area F, from approximately Mountainview to
Foothills Drive. Water service was provided to the new development with the extension
of main lines in Crater Lane and Chehalem Drive. Sanitary sewer and water lines are
available to the southeast of the subject site in Lynn Drive. At this time, there is adequate
service to meet the future demand for the site.

In 2004, the City undertook a residential needs analysis to identify the need for
residential land for the next 20-years. The Ad Hoc Committee on Newberg’s Future
recommended that this URA area be included in the Urban Growth Boundary with
approximately 45 acres of land designated LDR and 40 acres of land designated MDR

As shown in the Tables A, B, C, and D of these findings, there is currently a need for-
additional medium den51ty zoned land to meet projected increase in population growth by
2025

For the planning period ending in 2025, there is a significant shortfall in every residential
land category. The proposed UGB amendment will help the City meet its Goal 10
obligations to provide a suitable inventory of buildable residential lands and to provide
for opportunities for a diversity in the type, density and location of housing units to
ensure an adequate supply of affordable housing.

Development of the site, based on the designation proposed by the applicant, would be
consistent with housing policies of the City’s Comprehensive Plan and with requirements
of the Development Code.

Goal 11, Public Facilities and Services. This goal calls for efficient planning of public
services such as sewers, water, law enforcement, and fire protection. The primary
objective of this goal is to encourage planning of public services to meet the community’s .
needs and capacities rather than being forced into the situation of responding to
development as it occurs. The City’s Comprehensive Plan includes the goal to plan and
develop a timely, orderly and efficient arrangement of public facilities and services to
serve as a framework for urban development. Water, sanitary sewer and storm water
management facilities were evaluated as part of the detailed URA analysis conducted by
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the City in 1997. That study determined that these services can be provided in the project
area, subject to completion of a new sanitary sewer pump station which was built through
the LID process in the vicinity of these lots. The pump station is currently at capacity,
however, the subject site may be served using gravity flow with the existing utility
infrastructure in Lynn Drive.

Goal 12, Transportation. The primary objective of this goal is to provide a safe,
convenient and economic transportation system. The City’s Comprehensive Plan
contains several goals and policies designed to guide the planning and provision of a safe,
convenient and economic transportation system in cooperation with state, county and
neighboring communities in the region. The City’s 1997 Urban Reserve Project report
includes an analysis of transportation system impacts and possible improvements based
on a comparison of two altermative land-use scenarios. The orderly and economic
provision of public services and facilities, including the transportation system, was
among the criteria used to evaluate the URAs.

In 2005, the City of Newberg adopted an updated Transportation System Plan. This plan
includes several recommended road improvements in the general vicinity of the site.
They include:

> Chehalem Drive: A recommendation that the City of Newberg and Yamhill
County reconstruct those sections of Chehalem Drive under each respective
jurisdiction, between Highway 240 and North Valley Road to major collector
street standards to include bicycle lanes, and sidewalks on both sides of the street. -
This project is approximately 1.57 miles, and is estimated to cost approximately
$4.0 million. Approximately one-half of this segment is within the City limits; the
remaining portion of this project is located outside of the City’s UGB and within
its Urban Reserve Area, and therefore is currently within the jurisdiction.of
Yamhill County. At such time when Newberg annexes these areas into the City,
this portion of the project would become the City’s responsibility. Improvements
to Chehalem Drive will provide adequate access for the area, thereby reducing the
potential for arterial traffic traveling on nearby local streets, and provide better
access for bicyclists and pedestrians.

A Traffic Impact Study has been prepared by Charbonnean Engineering, Inc. in
conjunction with this application. The following transportation system improvements are
recommended to enhance local street conmectivity and improve circulation patterns
within the site vicinity. - .

> Chehalem Drive Cross-Section Improvements - Chehalem Drive should be
improved to major collector standards as per the City of Newberg TSP.

> Crater Lane Improvements — Crater lane should be improved to local street
standards.
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Additional details of the study methodology, findings, and recommendations are provided
within the Traffic Study Report (Attachment F).

Future development in the area will pay for transportation improvements through existing
- Transportation System Development Charges. These are estimated based on the
applicant’s submitted concept plan:

48 Single Family at $1,709.35 each equals $82,048.80

Thus, the minimum future development would generate sufficient SDC revenue to pay its
share of capacity improvements, and generate additional funds for other capacity
improvements throughout the City as identified in the Transportation System Plan.

Goal 14, Urbanization. The objective of this goal is to provide for an orderly and
efficient transition from rural to urban land use. This goal requires all cities to estimate
future growth and needs for land and then plan and zone enough land to meet those
needs. It calls for each city to establish an “urban growth boundary” (UGB) to “identify
and separate urbanizable land from rural land.” The City of Newberg UGB contains
approximately 3,555 acres. The City of Newberg Comprehensive Plan Section IV.B
identifies approximately 778 acres as vacant and buildable, with anticipated residential
needs expected to exceed the area currently located within the UGB. * Seven factors are
' spec1ﬁed by Goal 14 that must be considered in establishing and changing UGBs. These
sevel factors are addressed in this application in 1tcms (a) through (g) of this sectlon o

(b) Need for housing, employment opportunities, and livability;

Fmdmg In November 2005, the Comprehensive Plan was revised to mclude updated
population forecasts through the year 2040.  As shown in Table A, based on the year
2025 population forecast of 38,352 and the 2005 population forecast of 21,132, there is a
projected increase of 17,220 people for the next 20 years. The Portland State University
Population Research Center estimated an AAGR (average annual growth rate) of 3.1%
from 1990-2005 for the City of Newberg. The AAGR for the estimated population from
2005-2025 is 3.0% and decreases to an AAGR of 2.3% for the estlmated population from

2025-2040.
Table A

UGB Population Forecasts

Anticipated | UGB Population | - Population

Population Estimate as of - Remaining To

2005 Serve

Population 2025 38,352 21,132 17,220
Population 2040 54,097 21,132 32,965

Source: City of Newberg, Comprehensive Plan, November 2005

%_.
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According to the City’s adopted population projections, the population of Newberg is
expected to continue to grow at an average rate of 3.0% annually over the next 20 years.
The additional 17,220 residents will result in approximately 6,704 new households by
2025. This population increase will require an adequate supply of residential,
commercial and industrial land in order to maintain a jobs/housing balance in the area,
and to provide adequate job opportunities and housing choices to maintain livability in
the community.

A Housing and Residential Needs Analysis was conducted by Johnson-Gardner in 2004.
In November 2005, Section IV of the Comprehensive Plan was revised to include
updated housing needs derived from that analysis. These needs were based on a variety
of factors, including population growth, housing cost, and income levels.

Tables B includes an analysis of housing needs based on historical evidence of quantities
and types of housing developed, and an analysis of the amount of land that will be
required to meet future needs for resadentlal development to accommodate projected
growth of the community.

Applying the growth forecasts established by the Comprehensive Plan, it is estimated that
the City will require 6, 740 units by 2025 and an additional 6,420 units by 2040, as shown
below in Table B. Half of the projected units will be in single-family detached dwellings.

TABLE B
Future Housmg Need By Housing Type (number of dwellmgs)
Single Family Multi-Family Manufactured
‘Detached | Attached | Medium | High Parks Subdivision | Total
' Density | Density
50% 7% 15% 23% 2% 2% 100%
2005 to 3,377 492 1,022 1,533: 140 140 6,704
2025 : ‘
2026 to 3,234 471 978 1,467 135 135 16,420
2040 ' '
Total 6,611 963 2,000 3,000 275 215 13,124

Source: City of Newberg, Comprehensive Plan, November 2005 '

Table C includes projected residential land needs for the various housing types provided
for in the Comprehensive Plan: Low Density Residential (LDR); Medium Density
Residential (MDR); and High Density Residential (HDR). The table shows planned
‘densities in order to calculate the needed acres needed for development. The planned
densities are equivalent to the maximum densities allowed in each designation. Recent
trends have indicated that development within the MDR (medium density residential)
designation is closer to 5.8 units/acre compared with the planned density of 9 units/acre.
The concept plan for the subject site has an approximate density of 5 units/acre, close to
‘recent trends for MDR and far below the planned density for the this designation. In order
to create an efficient use of land, the City of Newberg has committed to take steps to
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increase the density in this category. This may include a requirement for duplex or multi-
family only in the MDR designation, excluding detached single-family-homes.

The Table shows that 874 acres are needed to accommodate population growth for the
next 20 years with an additional 1,009 acres needed to accommodate 2040 population
estimates. '

Table C
Buildable Residential Land Need
Dwelling Buildable Dwelling Buildable
Units Acres Units Acres
Plan Density Needed Needed Needed Needed
Designation | (du/ac.) - (2005-2025) | (2005-2025) | (2026-2040) | (2026-2040)
LDR 4.4 2,691 612 3,234 735
MDR 9 1,556 173 1,719 191
HDR 16.5 1,473 89 1,367 83
Total 5,720" 874 6,320 1,009

Source: City of Newberg, Comprehensive Plan, November 2005

The land need in Table C is compared with the buildable land supply within the current
UGB to find the number of acres needed to accommodate future growth, as shown in
Table D. The Table shows that an additional 380 acres will need to be within the UGB to
accommodate growth to the year 2025. Beyond the year 2025, an additional 1,009 acres
will be needed to accommodate growth to the year 2040. :

Table D -
Buildable Residential Land Needs vs. Supply
Plan Buildable | Buildable | Surplus | Buildable
Designation Acres Acres in (Deficit) Acres
Needed UGB for 2005- Needed
2005-2025 (2004) 2025 2026-2040
- LDR 612 359 (253) 735
MDR 173 142 (31) 191
HDR 89 13 (76) 83
Total 874 514 (380) 1,009

Source: City of Newberg, Comprehensive Plan, November 2005

The evidence presented above clearly demonstrates that the current supply of vacant
developable and appropriately zoned land is inadequate to meet the needs of the
community over the next several years. There will be a negative supply of available low,

' The dwelling units needed for the time period of 2005-2025 was reduced from 6,704 (Table B) to 5,720 (Table C)
to account for dwelling units that were in process of being built during 2004 and are now part of the current
residential inventory.

-
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medium and high-density land by 2025, if not before, to meet the community’s need for
residential land.

In summary, population and residential housing growth has averaged approximately 3%
per year over the last ten years. There is currently a low amount of available,
developable land within the city for residential development. As an example, the supply
of Medium Density Residential (R-2) land has decreased at a faster rate than other
residential zones in the City. Suitable residentially zoned land is in short supply to meet
residential growth needs over the next five to ten years according to the City’s residential
land need analysis. :

(c) Orderly and economic provisiqri for public facilities and services;

Finding: The majority of the site can readily be served by the extension of utilities
currently located in Lynn Drive and Crater Lane. The southern most portion of the site
will require future utility improvements in Columbia Drive before that portion of the 51te
can be annexed and consequently developed. :

Water: Based on a maximum density of approximately 76 dwelling units, the area
could be served by six-inch water lines. A new reservoir on Corral Creek Rd. and
one new well has been completed in the last two years. A second new well is under
construction and will become on line by summer 2006. These facilities have the
potential to increase the City’s overall water storage ability by 50% per day The
water treatment plant will be expanded to accommodate the well field expansmn by
2006.

Sanitary sewer: The subject site can feasibly be served via gravity flow from the sewer
main line located in Lynn Drive. o

Storm water management: There is currently no storm water provision on the site. On-
site detention may be required to limit the impact of storm water on adjacent properties.

(d)  Maximum efficiency of land uses within and on the fringe of the existing urban area.

Finding: The proposed amendment will provide for maximum efficiency of land use on the
fringe of the urban area through extension of public water and sanitary sewer that allow for
development at an urban scale. As currently zoned by the County, low-density rural residential
development could occur, yet soils on the site are not suitable for septic drain fields. The
proposed use of the area for medium density urban residential development is harmonious with
the use of nearby properties located to the north and east of the site within the City boundary.
Properties to the west and south are predominantly zoned for agricultural use. Land needed for
medium density residential development will be added to the City’s buildable lands inventory.
The area could potentially provide an overall density of approximately 76 units, which can
efficiently be served by extensions of public utilities.

(e) Environmental, energy, economic and social consequéncis;
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" Finding:

Environmental consequences: The site consists primarily of a Christmas tree farm and single-
family homes. Although the land west of the site is in agricultural use, the area cannot be
classified as strictly agricultural in nature due to the many VLDR lots and homes on Chehalem
Drive. Chehalem Drive serves as both a visual and physical buffer between the agricultural uses
west side of the site and the project area. No known historic sites exist in the project area.
Energy consequences: The provision of needed medium density housing will help to conserve
energy resources by expanding an existing efficient land use pattern. The site is within close
proximity of two schools, a community center, and a park, thus reducing reliance on automobile
transportation.

Economic consequences: Until the parcels are annexed, there is negligible economic impact.
Upon annexation, a complete economic impact statement will be required and additional service
requirements and the costs associated with them will be analyzed at that time. As an example,
development activity will likely generate more traffic in the area but that same development
activity will also generate additional transportation system development fees to fund local road
improvements.

Social consequences: The long-term socioeconomic benefits to the community will be, fulfilled
by creating housing opportunities for households of all sizes and income levels. In the 2004
Housing and Residential Land Needs Report, the projected residential demand for duplexes and
multi-family was over 45% of the total projected housing needs from 2004-2025. The requested
MDR (Medium Density Residential) designation for this site fulfills part of that need. ‘This will
allow the City of Newberg to enable a diverse range of citizens to find housing and create a well
rounded commumty

Staff concludes that including these parcels in the urban growth boundary at this time will be a
greater benefit to the City than any impacts that have been identified above.

¢ Retention of agricultural land as defined, with Class I being the highest priority for
retention and Class VI the lowest priority; and

Finding: The site contains a diverse array of soil types of which some are not deemed to be high
quality soils for intensive agriculture use. As shown on the soils map, soils on the site are a
mixture of soil types. In many cases, the area also has poor drainage. Yamhill County identified
the property under review as “lands committed to rural residential use” in Exceptions Statement
I1, issued in 1980. Therefore, it has been previously determined that the site is not well-suited
for use as agricultural land, and has low priority for retention as agricultural land.

(g) Compatibility of the proposed urban uses with other adjacent uses.

Finding: Oregon’s land use laws were designed to protect farm land and to establish city
boundaries. Where these boundaries terminate, potential conflict with adjacent activities,
including farming activity can occur. Urban reserve areas, by their very nature, exist on the
fringes of these city boundaries. These parcels were included within Newberg’s Urban Reserve
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Area in anticipation of development occurring by 2020. Newberg’s Development Code has been
designed to mitigate impacts of new development on surrounding land uses. Impacts on this area
which may occur as a result of existing farming practices can also be mitigated by proper
installation of amenities such as landscaping and screening at time of development.

The area under consideration is located between Chehalem Drive and the western fringe of
Newberg’s city limits. Chehalem Drive acts as a natural visual boundary between adjacent
agricultural uses on larger parcels and residential development to the east. Land directly east of
the site contains residential dwellings developed to City of Newberg R-1 zoning standards. The
property to the north contains residential dwelling units developed to the City of Newberg R-
1/6.6A zoning standards.

II. Newberg Comprehensive Plan Amendment Criteria - Newberg Development Code,
Section 10.20.030: The applicant must demonstrate compliance with the following
criteria:

A. The proposed change is consistent with and promotes the goals and policies of the
Newberg Comprehensive Plan and this Code.

' NEWBERG COMPREHENSIVE PLAN POLICIES AND GOALS:

AGRICULTURAL LANDS Goal: To provide for the orderly and efficient transition
from rural to urban land uses.

AGRICULTURAL LANDS - Policy 1. The conversion of land from agnculmral tor
urban land uses shall be orderly and efficient.

Finding: As previously noted, in 1992 and 1993 an urban reserve area project was completed.
The Urban Reserve Area land supply was intended to provide adequate land for the City’s needs
to 2020. As shown in Tables B, C, and D a current shortfall of residential land has been
identified. These parcels were included within the urban reserve area and.conversion from
agricultural to urban land uses is occurring in an orderly and efficient manner. Adjacent
properties within the City limits have recently been fully developed. Conversion of this block of
land is the next logical order of progression for development to occur.

AGRICULTURAL LANDS - Policy 2. Inclusion of lands in agricultural use within the
Urban Growth Boundary is recognition of a commitment of future urbanization, as
such lands are necessary to meet long-range population and economic needs, based on
criteria outlined in the statewide Urbanization Goal.

Finding: The site under review has historically been used for low intensity agricultural
purposes, such as filbert and walnut orchards. Tables B, C and D demonstrate that there will be
a substantial shortage of land in the City available for medium density housing should growth
rates and corresponding housing development trends experienced over the past few years
continue. Inclusion of the property under review within the UGB would help to alleviate the
shortages of land available for residential use expected to occur by 2025, if not sooner.
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AIR, WATER, AND LAND RESOURCE QUALITY - Goal: To maintain and where
feasible, enhance air, water and land resource qualities within the community.

AIR, WATER, AND LAND RESOURCE QUALITY - Policy 3. As public sanitary
sewer becomes available, all development shall connect to the public system.

Finding: Sanitary sewer service is available to the east in Lynn Drive to serve the majority of
site. Currently, the existing homes are on septic sewer systems. When development occurs, all
residences will connect to City sewer service.

HOUSING - Location Policy 2(a). Medium and high-density areas should be located
Jor immediate access to collector streets or minor arterials and should not cause traffic
to move through low-density areas. High-density areas should be easily accessible to
arterial streets. They should also be located near commercial services and public open
spaces.

Finding: The two primary accesses for the development are located on Chehalem Drive and
Lynn Drive. Chehalem Drive provides convenient access to Highway 240 and Highway 99W
and to nearby employment and commercial areas without passing through low-density residential
areas. Two public schools and a community center were recently constructed in close vicinity of
the site. The schools were built in this area in anticipation of future growth in the general
vicinity.

TRANSPORTATION - Goal 9: Create effective circulation and access for the Iacal F
transportation system. ;

Finding: The Traffic Impact Study prepared for this application includes an analysis of
potentially affected roadways and intersections and recommends roadway improvements to
provide for adequate circulation and access for future development in the area. Improvements to
adjacent public streets will be required to conform to standards in the City’s Transportation
System Plan (TSP) and Development Code at time of future development.

The following transportation system improvements are recommended to enhance local street
connectivity and improve circulation patterns within the site vicinity.

> Chehalem Drive Cross-Section Improvements - Chehalem Drive should be
improved to major collector standards as per the City of Newberg TSP.

> Crater Lane Improvements — Crater lane should be improved to local street
standards

Additional details of the study methodology, findings, and recommendations are provided within
the Traffic Study Report (Attachment F),
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PUBLIC FACILITIES AND SERVICES - Policy 1(a). The provision of public
facilities and services shall be used as tools to implement the land use plan and
encourage an orderly and efficient development pattern.

PUBLIC FACILITIES AND SERVICES - Sewer and Water Policy 2(c).
Developments with urban densities should be encouraged to locate within the area,
which can be served by Newberg’s present sanitary sewer system.

Finding: As previously noted, public utilities can be extended to connect to existing services in
Lynn Drive and Crater Lane to efficiently serve the future development of the site.

URBANIZATION - Goal 1. To provide for the orderly and efficient transition from
rural to urban land uses.

Finding: As previously noted, the land has been included within Newberg’s urban reserve area
to provide adequate land for the City’s needs to 2020. Since these parcels were included within
the urban reserve area, conversion from agricultural to urban land uses is occurring in an orderly
and efficient manner. In addition, the Utility Study and Traffic Impact Study prepared in
conjunction with this application found that public services and facilities can be efficiently
provided to the site to support an urban level of medium density residential development.

URBANIZATION - Policy 1(f). In expanding or otherwise altering the Urban Growth
Boundary, the Boundary shall follow road rights-of-way, lot lines, or natural Jeatures.

Finding: The proposed UGB amendment would modify the existing boundaiy to coincide With-
the west line of tax lots 3218AB-1000, -1001, -1400, and -1300 as shown on:the map in :
Exhibit C. £ e :

URBANIZATION - Policy 1(h). The designated Urban Reserve Area identifies the
priority lands to include within the Newberg Urban Growth Boundary to meet
projected growth needs to provide a thirty (30) to fifty (50) year land supply.
Designated Urban Reserve Area lands will be included within the Urban Growth
Boundary on a phased basis at periodic review. Property owners will also have the
opportunity to request that land within the designated Urban Reserve Area be included
within the Newberg Urban Growth Boundary, based on the criteria outlined in LCDC
Goal 14 and the Urban Growth Management [Agreement].

Finding: The Urban Reserve Areas were evaluated and prioritized for inclusion in the UGB
approximately ten years ago. The City of Newberg is currently in the process of evaluating
which land will be included in the UGB to meet projected growth needs. In the meantime, the
applicant has requested that land within the Urban Reserve Area be included in the UGB. This
application demonstrates compliance with criteria specified in Statewide Goal 14, Urbanization.
Responses to the Goal 14 criteria are found elsewhere in this report.

B. Public facilities and services are or can be reasonably made available to support
the uses allowed by the proposed change.

-

City of Newberg: ORDINANCE NO. 2006-2636
C:\Documents and Settings\kalin\L.ocal Settings\Temporary Internet Files\OLK70\02006-2636.doc 15




Finding: The proposed Urban Growth Boundary Amendment itself does not require provision
of public facilities. As previously noted, future development can readily be served the extension
of utilities currently located in Foothills and Crater Lane. As indicated below, public utilities
appear to have adequate capacities to accommodate the future demands of the area.

Water: Based on a maximum density of approximately 76 dwelling units, the area could
be served by six-inch water lines. A new reservoir on Corral Creek Rd. and one new well
has been completed in the last two years. A second new well is under construction and
will become on line in summer 2006. These facilities have the potential to increase the
City’s overall water storage ability by 50% per day. The water treatment plant will be
expanded to accommodate the well field expansion by 2006.

Sanitary sewer: The subject site can feasibly be served via gravity flow from the sewer
main line located in Lynn Drive,

Storm water management: There is currently no storm water provision on the site. On-
site detention may be required to limit the impact of storm water on adjacent properties.

An elementary school and a middle school are located approximately one half mile from
the project area, and a high school is located approximately 1.5 miles away.

III. ORS Standards:

. ORS 197.296(2). This ORS requires a City to provide sufficient buildable land within a
City’s boundary, and to analyze and determine residential housing patterns. Review of
an urban growth boundary, comprehensive plan or other functional plan to accommodate
estimated housing needs for 20 years may be done through the periodic review or any
other legislative review.

Finding: The City is currently in the process of evaluating housing needs for the next 20 years.
This proposal is not initiated by that review process, but includes land that is under review for
inclusion into the UGB. The proposal being considered is being heard as a site-specific quasi-
judicial review. The findings are based on the residential needs analysis that was conducted as
part of the City’s period review process. In addition, the Newberg Comprehensive Plan provides
that “property owners will also have the opportunity to request that land within the designated
Urban Reserve Area be included within the Newberg Urban Growth Boundary, based on the
criteria outlined in LCDC Goal 14 and the Urban Growth Management Agreement.”

The Newberg Urban Area Growth Management Agreement provides the following mechanism
for a site specific urban growth boundary amendment: “Amendment of the Urban Growth
Boundary may be initiated by the Yamhill County Board of Commissioners, the Newberg City
Council, or by an individual owner(s) of property who request(s) inclusion in or exclusion from
the urban Growth Boundary”.

An updated residential needs analysis was completed in 2004. As previously shown in Tables A,
B, C and D of these findings, there is currently a need for additional medium density zoned land
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' to meet projected increases in population by 2025. For the planning period ending in 2025, there
_ is a significant shortfall in every residential land category. The proposed amendment will help
the City meet the requirements of ORS 197.296(2) by providing a suitable inventory of buildable
residential land to the year 2025.

ORS 197.298. ORS 197.298 establishes priorities for land to be included within an
urban growth boundary. ORS 197.298 (1)(a) states: “In addition to any requirements
established by rule addressing urbanization, land may not be included within an urban
growth boundary except under the following priorities: (a) First priority is land that is
designated urban reserve land under ORS 195 145, rule or metropohtan service district
action plan.”

Finding: As noted in Exhibit A - Findings, page 1, the property under review is located with an
urban reserve area adopted by the City and Yamhill County in 1995,

OAR 660-Division 4. OAR 660-Division 4 exceptions standards interpret the Goal 2
Exception Process as it applies to statewide Goals 3 to 19. OAR 660-004-0010(1)(c)(B)
states: “When a local government changes an established urban growth boundary, it shall
follow the procedures and requirements set forth in Goal 2 “Land Use Planning,” Part II,
Exceptions. An established urban growth boundary is one which has been acknowledged
by the Commission under ORS 197.251. Revised findings and reasons in support of an
amendment to an established urban growth boundary shall demonstrate compliance with
the seven factors of Goal 14 and demonstrate that the following standards are met:. (i)
Reasons justify why the state policy embodied in the applicable goals should not apply

(This factor can be satisfied by compliance with the seven factors of Goal 14.); (ii) Areas

which do not require a new exception cannot reasonably accommodate the use; (iii) The

long-term environmental, economic, social and energy consequences resulting from the -

use at the proposed site with measures designed to reduce adverse impacts are not
51gmﬁcantly more adverse than would typically result from the same proposal being
located in areas requiring a goal exception other than the proposed site; and (iv) The
proposed uses are compatible with other adjacent uses or will be so rendered through

‘measures designed to reduce adverse impacts.”

Finding: The seven factors of Goal 14 have been addressed in Exhibit A - Findings, pages 1-11.
The property was designated as “Exception Lands” in 1980 by Yamhill County.

IV:

Goal 14 Factors:

a) Demonstrated need to accommodate long-range urban population growth
requirements consistent with LCDC goals.

(b) Need for housing, employment opportunities, and livability;

(c) Orderly and economic provision for public facilities and services;

(d) Maximum efficiency of land uses within and on the fringe of the existing urban
area.

(e Environmental, energy, economic and social consequences;

() Retention of agricultural land as defined, with Class I being the highest priority
for retention and Class VI the lowest priority; and

o
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(2) Compatibility of the proposed urbz;n uses with nearby agricultural activities.
Finding: See Exhibit A - Findings, pages 1-11.

Y. Conclusion: As shown in Tables A, B, C and D of this report, there will be a significant
shortage of land available for residential development within the City by 2025, if not
sooner. The proposed change will help to address the projected shortage by changing the
Plan designation on the property to allow for medium density urban level development as
opposed to the very low rural residential development that is currently allowable on the
site under County zoning.

The Newberg/Yamhill County Urban Reserve Project examined this area in detail and
determined that the site would be suitable for meeting the public need for additional land
within the City’s UGB. Inclusion of this property within the UGB would help to assure a
livable, economically healthy and complete community and provide for a long-term
jobs/housing balance.

The site can be relatively economically and efficiently served by extensions of ‘public
utilities that have capacity to serve the proposed development.

Based on all of the above mentioned findings, the application meets the criteria for an
Urban Growth Boundary amendment. '

%
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EXHIBIT “B” - LEGAL DESCRIPTION

TAX LOT 3218AB-1000 ‘
Parcel 1 of Partition Plat 1994-28, recorded June 13, 1994 in Film 3 Page 487, Plat Records,
Yamhill County, Oregon.

TAX LOT '3218AB-1001
Parcel 2 of Partition Plat 1994-28, recorded June 13, 1994 in Film 3 Page 487, Plat Records of
Yamhill County, Oregon.

TAX LOT 3218AB-1100
Parcel 1 of Partition Plat No. 94-23, Recorded May 27, 1994 in Film 3 Page 480 Record of Plats
for Yamhill County, Oregon.

TAX LOT 3218AB-1101
Parcel 2 of Partition Plat 94-23, recorded May 27, 1994 in Film 3 Page 480, Record of Plats for
Yambhill County, Oregon.

TAX LOT 3218AB-1200
PARCEL IL: '

- A tract of land in the William Jones Donanon Land C1a1m in the Northwest Quarter of Section
18, Township 3 South, Range 2 West, of the Willamette Meridian, more particularly described as
follows: BEGINNING at the Southeast corner of that certain tract of land which was conveyed
by George L. Kelty and wife to Richard Brain Hurlstone on May 11, 1910, and recorded in Book
58, Page 418, of Deed Records; thence North 1 deg. 30 sec. West 4.30 chains; thence West 5.25
chains; thence South 1 deg. West 4.25 chains to the South line of said Richard Brain Hurlstone:
tract; thence South 89 deg. 14 min. East 4.58 chains to the place of beginning. EXCEP:I‘]I_\TG'.
THEREFROM the following described property: Beginning at the Southeast corner of a certain.
tract of land conveyed to Richard Hurlstone recorded in Book 58, Page 418, Yamhill County’
Deed Records, thence North 00 deg. 38 min. West along the centerlirie of County Road No. 66 a
distance of 141.24 feet; thence South 89 deg. 53 min. 36 sec. West, 340.79 feet to an iron rod on
the East line of a certain tract of land conveyed to William Hurlstone recorded in Book 69, Page
489, of Yamhill County Deed Records; thence South 00 deg. 17 min. 23 sec. West 141.24 feet to
an iron rod in the South line of said Richard Hurlstone Deed; thence South 89 deg. 56 min. 37
sec. East along the South line of said Richard Hurlstone Deed 308.88 feet to an iron rod; thence
North 88 deg. 25 min. East, 34.20 feet to the point of beginning.
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TAX LOT 3218AB-1300

PARCEL II:

A tract of land in the William Jones Donation Land Claim in the Northwest one-quarter of
Section 18, Township 3 South, Range 2 West of the Willamette Meridian in Yamhill County,
Oregon, more particularly described as follows: Beginning at the Southeast corner of a certain
tract of land conveyed to Richard Hurlstone recorded in Book 58, Page 418, Yamhill County
Deed Records; thence North 00°38' West along the center line of County Road No. 66, a distance
of 141.24 feet; thence South 89°53'36" West 340.79 feet to an iron rod on the East line of a
certain tract of land conveyed to William Hurlstone, recorded in Book 69, Page 489, Yamhill
County Deed Records; thence South 00°17'23" West 141.24 feet to an iron rod in the South line
of said Richard Hurlstone deed; thence South 89°56'37" East along the South line of said Richard
Hurlstone deed, 308.88 feet to an iron rod; thence North 88°25' East 34.20 feet to the point of
beginning.

TAXLOT 3218AB-1400
Parcel 2 of Partition Plat 93-40, recorded August 4, 1993 in Film 3 Page 378, Record of Plats for
Yambhill County, Oregon.

-7
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DATE ACTION REQUESTED: 2006, January 17

Ordinance _XX Resolution___ Motion ___ Information
No. 2006-2636 No.
Date Submitted: December 30, 2005 Contact Person (Preparer) for this

Ordinance: Harper Kalin

SUBJECT: Urban Growth Boundary

Dept.: Planning and Building Department
Amendment for 7.6 acres and plan change to P

MDR (Medium Density Residential). File No.: UGB 05-013
HEARING TYPE: _X__Quasi-Judicial ___ Legislative
RECOMMENDATION:

Adopt Ordinance No. 2006-2636 for the City of Newberg Urban Growth Boundary together
with a Comprehensive Plan Change from a Yamhill County VLDR to a City of Newberg .
MDR Comprehensive Plan Designation. The site is located between Crater Lane and
Chehalem Drive, at Lynn Drive (Yamhill County Tax Lots 3218AB-1000, -1001, —1100 -
1101, -1200 - 1300 and -1400).

BACKGROUND:

1. On September 26, 2005, Coyote Homes, Inc., on behalf of the property owners in the
area, initiated a request for an urban growth boundary amendment, and comprehensive
plan change to the City of Newberg designation to MDR (Medium Density Residential)
for approximately 8.82 acres. Coyote Homes, Inc. subsequently revised the request to 7.6
acres. ,

2. The site is located between Crater Lane and Chehalem Drive at Lynn Drive, and south of
~ Josie’s Meadow Subdivision. The site carries a Yamhill County Comprehensive Plan
designation of VLDR-1 (Very Low Density Residential). The property was designated as
“Exception Lands” in 1980 by Yamhill County. Five of the lots contain residential
dwellings. The balance of the area is vacant and a Christmas tree farm. The existing

- structures are served by individual septic systems.

3. The property was designated for future urban growth by the City and County with the
adoption of the Urban Reserve Areas (URA’s) in 1995. In 2005, the Ad Hoc Committee
for Newberg’s Future recommended to the Newberg City Council that these parcels, as
part of the Northwest URA, be added to the UGB in order to meet residential land use

.
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needs from 2005-2025. The Committee recommended that 45 acres of this area be
designated LDR, and 40 acres be designated MDR,

4, From 1990-2005, the City has grown by an average of 3.1 % per year. The adopted
comprehensive plan projects that population will continue to grow by an average of 3.0%
per year until 2025. After that time, population growth is projected to grow at 2.3% per
year until the year 2040.

9 The property can receive sewer service through a gravity main line to Lynn Drive.

6. The applicant has requested a MDR (Medium Density Residential) Comprehensive Plan
Designation. This would be consistent with the recommendations of the Ad Hoc
Committee on Newberg’s Future, as they have recommended that roughly half of the
Chehalem Drive URA be designated MDR. Recent trends for this designation show the
actual build out density to be far below the planned density. In addition, the committee
found a large projected need for housing near the upper end of the MDR density. Thus,
another recommendation of the Ad Hoc Committee was to consider steps to encourage
development in the MDR district to be developed closer to 9 units per acre. The City
Council has initiated a process to consider ways to achieve this goal. Provisions that may
be considered include lower minimum lot sizes, a requirement for duplex or multi-family
only in the MDR designation, excluding detached single-family homes, minimum density
requirements or incentives, or so forth. Thus, it is possible that the applicant’s concept
development plan (single family residential at approximately 5 units per acre) may not
ultimately be the plan that is approved for this site. : ‘

7. On December 17, 2005 a hearing was held by the Newberg Urban Area Management'
Commission and the Newberg Urban Area Management Commission, by a majority vote;
recommended to the City Council and Yamhill County Board of Commissioners approval
of the requested amendment. Further, the Newberg Urban Area Management
Commission recommended that at the time of annexation, the City of Newberg provide
Yamhill County with written acceptance of jurisdiction over the Chehalem Drive right-
of-way.

FISCAL IMPACT: There is no fiscal impact as a result of amending the urban growth
boundary. At time of future annexation, application fees, system development charges, and
additional property taxes will be collected. The fiscal impacts on public utilities and services
will be identified in more detail at that time.

- STRATEGIC ASSESSMENT: As noted in NUAMC Reso. 2005-012, for the planning period
ending in 2025, there is a significant shortfall in every residential land category. The proposed
UGB amendment will help the City meet its obligations to provide a suitable inventory of
buildable residential lands and to provide for opportunities for a diversity in the type, density and
location of housing units to ensure an adequate supply of affordable housing.
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SUBMITTED BY: . APPROVED BY:

Barton Brierley, AICP

Planning and Building Director

ATTACHMENTS:
1. Ordinance 2006-2636 w/findings, legal description and map - attached
2. NUAMC Resolution 2005-012 as adopted with

a.
b.
c.
d.

c.

5 0N oY I R

Exhibit A: Findings (by reference)

Exhibit B: Legal Description (by reference)
Exhibit C: Taxlot Map (by reference)
Exhibit D: Site Map

Exhibit E:-Aerial Photo

NUAMC Minutes of December 14, 2005 w/public comment reglstranon sheets
Yamhill County NUAMC Staff Report

UGB-05-013 application - attached

Traffic Impact Study - attached

Notice affidavit — attached

Comments/Correspondence Received — none as of 12/30/05

Newberg Comprehensive Plan - by reference

D Newberg Development Code - by reference

James Bennett, City Manager
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