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AMENDED NOTICE OF ADOPTED AMENDMENT 

September 20, 2007 

TO: Subscribers to Notice of Adopted Plan 
or Land Use Regulation Amendments 

FROM: Mara Ulloa, Plan Amendment Program Specialist 

SUBJECT: City of Newberg Plan Amendment 
DLCD File Number 007-07 

The Department of Land Conservation and Development (DLCD) received the attached notice of 
adoption. Due to the size of amended material submitted, a complete copy has not been attached. 
A copy of the adopted plan amendment is available for review at the DLCD office in Salem and the 
local government office. 

Appeal Procedures* 

DLCD ACKNOWLEDGMENT or DEADLINE TO APPEAL: October 3,2007 

This amendment was submitted to DLCD for review 45 days prior to adoption. Pursuant to ORS 197.830 
(2)(b) only persons who participated in the local government proceedings leading to adoption of the 
amendment are eligible to appeal this decision to the Land Use Board of Appeals (LUBA). 

If you wish to appeal, you must file a notice of intent to appeal with the Land Use Board of Appeals 
(LUBA) no later than 21 days from the date the decision was mailed to you by the local government. If 
you have questions, check with the local government to determine the appeal deadline. Copies of the 
notice of intent to appeal must be served upon the local government and others who received written 
notice of the final decision from the local government. The notice of intent to appeal must be served and 
filed in the form and manner prescribed by LUBA, (OAR Chapter 661, Division 10). Please call 
LUBA at 503-373-1265, if you have questions about appeal procedures. 

*NOTE: THE APPEAL DEADLINE IS BASED UPON THE DATE THE DECISION WAS 
MAILED BY LOCAL GOVERNMENT. A DECISION MAY HAVE BEEN 
MAILED TO YOU ON A DIFFERENT DATE THAN IT WAS MAILED TO 
DLCD. AS A RESULT YOUR APPEAL DEADLINE MAY BE EARLIER THAN 
THE ABOVE DATE SPECIFIED. 

Cc: Gloria Gardiner, DLCD Urban Planning Specialist 
Jason Locke, DLCD Regional Representative 
Bob Cortright, DLCD Transportation & Growth Management Coordinator 
Amanda Punton, DLCD Natural Resource Specialist 
Christine Shirley, FEMA Specialist 
Barton Brierly, City of Newberg 
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1 2 Notice of Adoption DEPTOF 
THIS FORM MUST BE MAILED TO DLCD OCp 1 3 2007/ 

WITHIN 5 WORKING DAYS AFTER THE FINAL DECISION 
PER ORS 197.610, OAR CHAPTER 660 - DIVISION 18 L ^ D CONSERVATION 

AND DEVELOPMENT 
Fot DLCD Use Only 

Jurisdiction: Newberg Local file number: CPA-07-002 
Date of Adoption: 9/4/2Q07 Date Mailed: 9/12/2007 
Date original Notice of Proposed Amendment was mailed to DLCD: 5/22/2007 

[X] Comprehensive Plan Text Amendment [x] Comprehensive Plan Map Amendment 

[X] Land Use Regulation Amendment [X] Zoning Map Amendment 

New Land Use Regulation IS! Other: Springbrook Master Plan 

Summarize the adopted amendment. Do not use technical terms. Do not write "See Attached" 

Adoption of the Springbrook Master Plan. The master plan is for 450 acres of 
property, all within the Newberg UGB and City limits. The plan would designate 
the property "Springbrook District" with various residential, commercial, and 
employment districts. The master plan includes a development agreement, an 
amendment to the "Springbrook District" comprehensive plan district and text, 
and an amendment to the Newberg Development Code text to implement the 
Describe how the adopted amendment differs from the proposed amendment. If it is the same, write "SAME". 
If you did not give Notice for the Proposed Amendment, write "N/A". 
The plan was approved with some conditions, including slight adjustment to the 
street patterns and widths in some locations, a requirement for additional 
housing units, and some modifications to commercial development standards. 

Plan Map Changed from: Com. LDR. M DR. IND to: Soringbrook District 
Zone Mau Chaimcd fium: C-1,R-1,R-2,C-2,M-2 to: Springbrook District 
Location: Along Mountainview and Crestview Dr. Acres involved: 450 
Specify Density: Previous: 4.4 & 8.8 du/aC. New: Varies 
Applicable Statewide Planning Goals: 2,8,9,10,11,12 
Was and Exception Adopted? • YES gÇ] NO 

DLCD File No.: ÙQl- o 7 (iLi7Ù 



Did the Department of Land Conservation and Development receive a Notice of Proposed Amendment, 

Forty-five (45) days prior to first evidentiary hearing? [EL Yes • No 

If no, do the statewide planning goals apply? • Yes • No 

If no, did Emergency Circumstances require immediate adoption? • Yes • No 

Affected State or Federal Agencies, Local Governments or Special Districts: 

Yamhill County 

Local Contact: Barton Brierley Phone: (503) 537-1212 Extension: 

Address: P.O. Box 970 City: Newberg 
Zip Code + 4: 97132- Email Address: nplan@ci.newberg.or.us 

A D O P T I O N S U B M I T T A L R E Q U I R E M E N T S 
This form must be mailed to DLCD within 5 working days after the final decision 

per ORS 197.610, OAR Chapter 660 - Division 18. 

1. Send this Form and TWO (2) Copies of the Adopted Amendment to: 

ATTENTION: PLAN AMENDMENT SPECIALIST 
DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT 

635 CAPITOL STREET NE, SUITE 150 
SALEM, OREGON 97301-2540 

2. Submit TWO (2) copies the adopted material, if copies are bounded please submit TWO (2) 
complete copies of documents and maps. 

3. Please Note: Adopted materials must be sent to DLCD not later than FIVE (5) working days 
following the date of the final decision on the amendment. 

4. Submittal of this Notice of Adoption must include the text of the amendment plus adopted findings 
and supplementary information. 

5. The deadline to appeal will not be extended if you submit this notice of adoption within five working 
days of the final decision. Appeals to LUBA may be filed within TWENTY-ONE (21) days of the 
date, the Notice of Adoption is sent to DLCD. 

6. In addition to sending the Notice of Adoption to DLCD, you must notify persons who 
participated in the local hearing and requested notice of the final decision. 

7. Need More Copies? You can copy this form on to 8-1/2x11 green paper only: or call the DLCD 
Office at (503) 373-0050; or Fax your request to:(503) 378-5518; or Email your request to 
mara.ulloa@state.or.us - ATTENTION: PLAN AMENDMENT SPECIALIST. 

J:\pa\paa\ forms\ fbrni2 word. doc revised: 7/7/2005 
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ORDINANCE No. 2007-2678 

A N ORDINANCE ADOPTING THE SPRINGBROOK MASTER 
PLAN, INCLUDING A DEVELOPMENT AGREEMENT, A 
COMPREHENSIVE PLAN AMENDMENT TO THE "SPRINGBROOK 
DISTRICT" SECTION, A DEVELOPMENT CODE AMENDMENT TO 
THE "SPRINGBROOK DISTRICT" SECTION, A COMPREHENSIVE 
PLAN M A P AMENDMENT TO CHANGE THE DESIGNATION OF 
THE PROPERTY TO "SPRINGBROOK DISTRICT", A ZONE M A P 
AMENDMENT TO CHANGE THE PROPERTY TO THE 
"SPRINGBROOK DISTRICT" ZONE, PRELIMINARY PLAT 
APPROVAL FOR A SUBDIVISION, AND A STREAM CORRIDOR 
IMPACT REVIEW 

RECITALS: 
1. On June 14, 2007, Sprmgbrook Properties, Inc. submitted an application for approval of the 

Springbrook Master Plan, including a development agreement, a comprehensive plan 
amendment to the "Springbrook District" section of the Newberg Comprehensive Plan, a 
Development Code amendment to the "Springbrook District" section, a comprehensive plan 
map amendment to change the designation of the property to "Springbrook District", a zone 
map amendment to change the property to the "Springbrook District" zone, a preliminary plat 
approval for a subdivision including 94 tracts and 34 lots, and a stream corridor impact 
review. 

2. On July 10 and July 12, 2007, after proper notice, the Newberg Planning Commission held a 
hearing to consider the proposal. The Planning Commission unanimously recommended 
approval. 

3. On August 15, 2007, notice of the City Council hearing was published in the Newberg 
Graphic. 

4. On August 13, 2007, notice of the City Council hearing was mailed to property owners 
within 500 feet of the site and those commenting at the Planning Commission hearing. 

5. On September 4. 2007. the Newberg City Council held a public hearing to consider the 
proposal 

6. The applicable Oregon Statewide Planning Goals, the Newberg Comprehensive Plan, and the 
Newberg Development Code have been met. 

7. The Springbrook Master Plan will help provide the community's future housing, recreation, 
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employment, transportation, and other needs in a functional, attractive, and environmentally 
sound manner. 

T H E C I T Y O F N E W B E R G O R D A I N S A S F O L L O W S : 
1. The City Manager is hereby authorized to enter into a development agreement as shown in 

Exhibit A, with the amendments shown in Exhibit 3. The City Manager is delegated the 
authority to negotiate and amend the agreement prior to the initial execution of the agreement 
in order to meet the intent of the agreement. 

2. The Springbrook Master Plan as shown in Exhibit B, with the amendments shown in Exhibit 
3 is hereby adopted. 

3. The "Springbrook District" section of the Newberg Comprehensive Plan is hereby replaced 
with the language shown in Exhibit 5. 

4. The "Springbrook District" section of the Development Code is hereby replaced with the 
language shown in Exhibit 6. 

5. The Newberg comprehensive plan map is hereby amended to change the designation of the 
property described in Exhibit A to "Springbrook District" as shown in Exhibit B, page 41, 
and showing the land use districts as shown in Exhibit B, page 39. 

6. The Newberg zoning map is hereby amended to change the property described in Exhibit A 
to the Springbrook District, and showing the land use districts shown in Exhibit B, page 39. 

7. The proposed subdivision preliminary plat as shown in Exhibit C is hereby approved with the 
conditions as shown in Exhibit 4. 

8. The proposed stream corridor alteration is hereby approved with the conditions shown in 
Exhibit 4. 

9. The findings shown in Exhibit 7, as modified by Exhibit 2, are hereby adopted. 

> EFFECTIVE DATE of this ordinance is 30 days after the adoption date, which is: October 4, 2007. 

A D O P T E D by the City Council of the City ofNewberg, Oregon, this 4LH day of September, 2 0 0 7 , by 
the following votes: A Y E : 6 N a Y : 1 A B S E N T : 0 A B S T A I N : 0 

Norma I. Alley, Ciljyjtecorder 
A t ijlS i by the Mayor this 6 day of September, 2007. 

~x^ob Andrews, Mayor 
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LEGISLATIVE HISTORY 
By and through Planning Commission Committee at 7/12/2007 meeting. Or, 

(committee name) (date) 
None. 

(check if applicable) 

List of Exhibits 
Exhib 
Exhib 
Exhib 
Exhib 
Exhib 
Exhib 
Exhib 

t 1: Location Map 
t 2: Supplemental findings 
t 3: Amendments to Development Agreement and Master Plan 
14: Subdivision and stream corridor conditions 
t 5 Comprehensive Plan Text Amendment 
t 6: Modified Development Code Amendment 
t 7: Springbrook Land Use Application, June 14 ,2007 (by reference) with 
Applicant's Exhib 
Applicant's Exhib 
Applicant's Exhib 
Applicant's Exhib 
Applicant's Exhib 
Applicant's Exhib 
Applicant's Exhib 
Applicant's Exhib 
Applicant's Exhib 
Applicant's Exhib 
Applicant's Exhib 
Applicant's Exhib 
Applicant's Exhib 

t A: Springbrook Development Agreement 
t B: Springbrook Master Plan 
t C: Subdivision Plan Set 
t D: Application 
t E: Property Title information 
t F: Traffic Impact Study 
t G: Natural Resource Review 
t H: Tree Reconnaissance 
11: Report of Initial Geotechnical Engineering Services 
t J- Local Road Comparison 
t K: Correspondence from Newberg Public Schools 
t L: Request to Initiate Text Amendments 
t M: Proposed Newberg Development Code Text Amendment 
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EXHIBIT 2: SUPPLEMENTAL FINDINGS 

Note: The findings below are supplemental to the findings shown in the applicant's submittal 
(Exhibit 7). Where a finding replaces that shown by the applicant, it is noted as a "replacement 
finding." 

Statewide Planning Goals 

Goal 3 Agriculture Land: To preserve and maintain agricultural lands. 

Replacement Finding. The subject property is comprised of land that is currently located within 
the Urban Growth Boundary (UGB) and fully within the City of Newberg's incorporated city 
limits. The plan will only affect lands that are currently zoned for and anticipated to be 
developed to an urban density. Thus, the development will not have any direct impact on 
agricultural lands. 

A concern is whether land in the UGB is being used efficiently, so as to prevent premature 
expansion of the UGB, especially onto farmland. Overall, the project does make very efficient 
use of land for a variety of needed commercial, employment, recreational, and housing uses. A 
concern is that the plan does reduce the overall amount of multi-family zoned land so that only 
about 2/3rds the number of anticipated units would be constructed on the property. Staff 
recommends including an additional 80 townhouse or mid-rise residential units to the plan to 
help meet the above goals. 

Goal 10 Housing: To provide for the housing needs of the citizens of the state. 

Replacement Finding. The Springbrook plan encompasses area that now includes 
approximately 344 acres of buildable land planned for residential use. This includes 
approximately 264 buildable acres of Low Density Residential (LDR), 78 buildable acres of 
Medium Density Residential (MDR), and 2 buildable acres of High Density Residential. The 
Springbrook plan rearranges and redesignates residential areas, and includes mixed-use 
commercial/residential areas. It includes park uses, which are anticipated to be located in 
residential area. The plan presented results in approximately 304 acres of buildable land to be 
used for residential uses. 

If the Springbrook Area were developed, deducting park land and keeping the same ratio of Low, 
Medium, and High Density residences as currently planned, with the target densities above 
approximately 1,652 dwellings would be developed. The proposed Springbrook Plan proposes 
constructing an estimated 1,265 dwellings, which is about 77% of the target. 

The low density residential is being constructed at approximately 33% of the target density. 
Given that the property does-include some steeper sloped areas, this.generally is an acceptable 
density. The application does take advantage of a system similar to "lot size averaging" by 
creating a variety of sizes of single family lots, from small (-5,500 square foot) in more level 
areas, to larger (-10,000 square feet) lots in steeper areas. 
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Comparison of Residential Density for Springbrook Plan - Existing and Proposed 
BuildabI Buiidable Net 

* * " ( - > " * « « » » * * — 

Current e Acres - Acres Buiidable Target # Proposed 
Plan Current converted Residential Target Density Dwelling dwelling % of 
Designation Plan to Park Acres (dwellings/acre) s s Target 
LDR 264 26 238 4.4 1,047 865 83% 
MDR 78 14 64 9 576 

400 66% 
HDR 2 0 2 16.5 29 

400 66% 

Total 344 40 304 5.4 1,652 1,265 77% 

The application does also provide significant opportunities for medium and high density housing. 
Both the Mid-Rise Residential and the Village areas provide opportunities for this kind of 

housing. This is to be commended, as this will provide opportunities for a variety of housing at 
appropriate densities within the development. The overall medium and high density housing 
provided is, however, only about 66% of planned density. While every project will not achieve 
the planned density (and in fact code amendments will be needed to help projects even meet 
these targets), generally a project should achieve at least 80% of the planned density. An 
additional approximately 80 medium or high density dwellings would bring the total to 
approximately 80% of planned density. Thus, it is recommended that an additional 80 
townhomes, mid-rise residential or similar units be provided. Opportunities for this include (1) 
developing the "Mixed-Use" area with Mid-rise residential, (2) expanding the Village residential 
slightly to the east, possibly to include the medium single family area, (3) allowing accessory 
dwelling units in the low density residential areas, (4) adding a few small units for night 
attendants within the hospitality area, or some combination of the above. 

Newberg Comprehensive Plan (NCP) Standards 

NCP D. WOODED AREAS. Policies 

I. The City shall encourage the preservation of wooded areas for wildlife habitat and limited 
recreational uses. 

(Note: The application shows an older version of the above policy. The applicant's finding is 
adopted) 

NCP G.4.G: Recreational standards for the planning area shall be as follows. These standards 
shall be considered as desirable guidelines to be achieved whenever possible. 

Park Area Standards* 
Classification **Level of Service Service Size Range Area 

(Acres Per 1000 
People) 

Neighborhood 
Parks 

2.5 Free standing: -10 acres. Adjacent to an 
elementary school; 2-5 acres with the 
school supplying about 6 acres of 

1/4-1/2 Mile 

City of Newberg: ORDINANCE N o , 2007-2678 
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playground. 
Community 
Parks 

5.0-8.0 Free standing; 10-25 acres. Adjacent to jumor 
or semor high school; 8-15 acres with school 
supplying about 12 acres. 

Not more than 1-1/2 
miles 

City Wide Park N.A. 25 acre minimum Entire City 
Regional Park N.A. 180 to 200 acres Park service area 

Source: Chehalem Park & Recreation District 

Park Area Standards as established by the National Recreation and Park Association 
Level of Service (L.O.S.) - The National Recreation and Park Association uses the 

"Level Of Service" to describe the necessary acreage for urban areas considering the 
following factors: 
1. An expression of minimum acceptable facilities for citizens of every community. 
2. A guideline to determine land requirements for various kinds of park and 

recreation facilities. 
3. A basis for relating recreational needs to spatial analysis within a community-

wide system of parks, recreation areas, and open spaces. (Amended by Ordinance 
2005-2616, February 7, 2005) 

Finding: The following table compares the proposed development with the above standards: 
Park Area Standards 

Classification Level of Level of 
Service Service 

(Acres Per (Acres Per 
1000 People, 1000 People, 

low) high) 
Neighborhood Parks 2.5 2.5 
Community Parks 5.0 8.0 
Total Park Area/1000 
population 7.5 10.5 
Estimated Springbrook 
Population 3529 3753 
Total Park Needs (Acres) 26 39 
Park Area Provided* 42 42 

*AT0t Jir 1 1 Oc ILlV/lUUll 
corridors 

As can be seen above, these standards have been exceeded by the development. 
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NCP H. INDUSTRIAL AREAS. 1 General Policies 

d. The City shall undertake specific activities to encourage the growth of existing businesses, to 
encourage a diversity of businesses, and to attract new businesses to the community in industries 
that will provide local employment opportunities consistent with community needs and goals. 

Supplemental Finding. (Note: The application shows an older version of the above policy. 
The applicant's finding is adopted) The Village and Hospitality areas are a very well 

thought out facilities that take advantage of the location and regional economic opportunities. 
This will bring employment, recreation opportunities, and a very positive image to Newberg. 
The economic benefits go far beyond simple job creation in the facilities themselves. Many 

industries look to attract and "wine and dine" clients they bring in from all over the country. 
Newberg has lacked the high quality facilities these companies have needed. With the 
addition of this area, Newberg should be attracting new employment in other sectors. 

g. The City shall identify land that will provide for expansion of existing businesses and/or attract 
new businesses and shall reserve that landfor future industrial development that is consistent with 
community needs and goals. 

i. Industrial land shall be reserved for industrial uses. 

New Finding. The applicant has reserved land for future businesses. The employment 
district is geared toward high-tech industrial offices, rather than heavy industry, consistent 
with the type of complete community planned for Springbrook. The plan does reduce the 
amount of designated industrial land within Newberg. The Ad Hoc Committee on 
Newberg's Future recommending creating a new industrial area south on Highway 219 that 
would have more land, better access and fewer neighborhood conflicts for heavy industry 
than the existing planned industrial area east of Springbrook Road. Thus, change of the 
designation of some of the industrial land is appropriate, however it becomes very important 
to use the remaining employment land for industrial uses that could not find homes 
elsewhere in the community, such as offices for knowledge based industry, such as software 
development, industrial engineering, or "dot-com" businesses. Staff recommends conditions 
that would preserve the employment area for industrial office uses, such as research facilities 
or knowledge-based industries, rather than local service offices, such as a real-estate, local 
medical services, or insurance agents. 

NCP I. Housing, L Density Policies 
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 

b. Target densities shall be as follows. 

Classification Units Per Acre 
Urban Low Density 
Urban Medium Density 

4.4 
9 
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Urban High Density 16.5 

The City shall encourage development to occur at or near these planned densities by 
providing positive incentives, such as lot size averaging, while maintaining and improving 
liv ability. 

NCP I. Housing, 3. Mix Policies 
j. The City shall encourage innovation in housing types and design as a means of 
offering a greater variety of housing and reducing housing costs. 

k. The City shall encourage an adequate supply of rental housing dispersed 
throughout the City to meet the needs of renters. 

Replacement Finding: The Springbrook plan encompasses area that now includes 
approximately 344 acres of buildable land planned for residential use. This includes 
approximately 264 buildable acres of Low Density Residential (LDR), 78 buildable acres of 
Medium Density Residential (MDR), and 2 buildable acres of High Density Residential. The 
Springbrook plan rearranges and redesignates residential areas, and includes mixed-use 
commercial/residential areas. It includes park uses, which are anticipated to be located in 
residential area. The plan presented results in approximately 304 acres of buildable land to be 
used for residential uses. 

If the Springbrook Area were developed deducting park land and keeping the same ratio of Low, 
Medium, and High Density residences as currently planned using the target densities above, then 
approximately 1,652 dwellings would be developed. The proposed Springbrook Plan proposes 
constructing an estimated 1,265 dwellings, which is about 77% of the target. 

The low density residential is being constructed at approximately 83% of the target density. 
Given that the property does include some steeper sloped areas, this generally is an acceptable 
density. The application does take advantage of a system similar to "lot size averaging" by 
creating a variety of sizes of single family lots, from small (-5,500 square foot) in more level 
areas, to larger (-10,000 square feet) lots in steeper areas. 

Comparison of Residential Density for Springbrook Plan - Existing and Proposed 
Buildabl Buildable Net 

>•> — 

Current e Acres - Acres Buildable Target # Proposed 
Plan Current converted Residential Target Density Dwelling dwelling % of 
Designation Plan to Park Acres (dwellings/acre) s s Target 
LDR 264 26 238 4.4 1,047 865 83% 
MDR 78 14 64 9 576 ano 66% 
HDR 2 0 2 16.5 29 
Total 344 40 304 5 .4 1 , 6 5 2 1 , 2 6 5 -- 77% 

The application does also provide significant opportunities for medium and high density housing. 
Both the Mid-Rise Residential and the Village areas provide opportunities for this kind of 

housing. This is to be commended, as this will provide opportunities for a variety of housing at 
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appropriate densities within the development. The overall medium and high density housing 
provided is, however, only about 66% of planned density. While ever)' project will not achieve 
the planned density (and in fact code amendments will be needed to help projects even meet 
these targets), generally a project should achieve at least 80% of the planned density. An 
additional approximately 80 medium or high density dwellings would bring the total to 
approximately 80% of planned density. Thus, it is recommended that an additional 80 
townhomes, mid-rise residential, or similar units be provided. Opportunities for this include (1) 
developing the "Mixed-Use" area with Mid-rise residential, (2) expanding the Village residential 
slightly to the east, possibly to include the medium single family area, (3) allowing accessory 
dwelling units in the low density residential areas, (4) adding a few small units for night 
attendants within the hospitality area, or some combination of the above. 

NCP I. Housing, 2. Location Policies 
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 comical 
services and open spaces. 

Finding: The "Mixed-Use" area southwest of Crestview Drive and Springbrook Road is well 
suited for high density uses. It is located at the intersection of a major collector and a minor 
arterial street, and traffic flow would be through these streets. South on Springbrook Road the 
area is primarily medium and high density residential. 

c. Non-residential uses abutting residential areas should be subject to special development 
standards in terms of setbacks, landscaping, sign regulation, building heights and designs. 

Finding. The proposal does create a new commercial area along Springbrook Road that would 
be adjacent to residential areas. A minimum 10-foot setback is recommended in these areas. 
The commercial area also should be subject to special design standards, such as those in the C-2 
zone, to promote compatibility with the nearby residential uses. 

NCP I. Housing, 3. Mix Policies 

i. The City shall encourage subsidized housing for low income people. 

o. The City shall encourage incentive-based affordable * housing for low and very low income 
households in the R-2 and R-3 zones. 

New Finding. The City is currently developing a program to encourage affordable housing for 
low and very low income households. The Village and Mid-Rise Residential Districts provide 
opportunities for housing a various income levels. Providing additional multi-dwelling or 

- -townhomerunits also would help meet this goal. _ ~ . 

*Affordable housing is generally considered to cost no more than 30% of gross household income. Low and very 
low income households are generally defined as those earning 80% and 60%, respectively, of the median gross 
household income for an area. 
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NCPJ. URBAN DESIGN 
GOAL 1: To maintain and improve the natural beauty and visual character of the City. 
1. General Policies 
c. Non-residential uses abutting residential areas should be subject to special development 
standards in terms of setbacks, landscaping, sign regulations, building heights and designs. 
d. The City should impose a desigri overlay zone on those areas adjacent to major and minor 
arterial streets. 
g. Community appearance should coiilinue to be a major concern and subject of a major effort 
in the area. Street tree planting, landscaping, sign regulations and building improvements 
contribute to community appearance and should continue to be a major design concern and 
improvement effort. 
I. The City shall encourage compatible architectural design of new structures in the 
community. 
n. The City shall encourage innovative design and ensure that developments consider site 

characteristics and the impact on surrounding areas. 
o. The City shall encourage flexibility in design, review and interpretation of policies and 
regulations by ensuring that functional design and community benefit remain as the principal 
review criteria. Consider variance procedures where interpretation of regulations impede 
fulfillment of these criteria. 
q. The City shall develop and adopt a design review manual. 
r. Developments of medium or high density shall be of a quality and design which will 
effectively offset the greater density. 
s. The City shall ensure that City review processes do not unnecessarily delay development of 
projects. 
3. Commercial Areas Policies 
a. Where commercial development is permitted\ such development should be subject to design 
requirements for ingi-ess and egi'ess, landscaping and sign control. 
c. The City shall maintain sign regulations to help create a business environment that is 
attractive to customers and citizens. The City and appointed committees shall seek to eliminate 
signs that detract from the aesthetics of commercial areas and that violate adopted sign design 
regulations. 

4. Residential A rea Policies 
d. Special development and design standards shall be adopted in the Development Code to 
ensure that multi-family, attached single-family and manufactured home park/subdivision 
projects are aesthetically-pleasing and compatible with nearby lower-density residential 
development. 

Finding: The Springbrook Plan presents excellent design in layout, open spaces, parks, walking 
trails, and other amenities to meet the City's overall design goals. 

Similar master planned areas have developed specific design guidelines for site development. 
—These-design-guidelines have specified items such as garage setbacks, porch standards, varietyjn 

housing design, architectural features, maximum setbacks, and so forth. 

In this case, the applicant has proposed creation of set of private design standards, and a "self-
certification" process to meet these standards. This could be an acceptable method provided the 
private design standards far exceed standards that otherwise would be developed as part of the 
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Code. At this point the design standards have not been developed. Thus, a condition of 
development will be to have the City accept design standards for residential development. 

NCP J. URBAN DESIGN, Goal 2, Policy 

GOAL 2: To develop and maintain the physical context needed to support the livahility and 
unique character ofNewberg. 

POLICIES: 
a. Maintain Newberg's individuality as a community with a proud agricultural heritage. 

Finding. The vision behind the Springbrook development seeks to preserve and build upon the 
area's agricultural heritage. The Springbrook school is scheduled for adaptive re-use, and a train 
depot is planned. Design features will reflect the area's history. The Springbrook master plan 
provides specific direction for maintaining this area's agricultural heritage. 

b. Provide for a sense of small, local neighborhoods, while also providing for commerce and 
industry. 

Finding. The Springbrook master plan provides opportunities for varied and individual 
neighborhood on small tracts, with two commercial centers. The Springbrook Inn will build on the 
area's tourist industry, and the Employment district provides room to expand existing industry and 
attract new businesses. 

c. Neighborhoods should be designed to promote safety and interaction with neighbors, with items 
such as walking paths and neighborhood parks. 

Finding. The Springbrook Master Plan includes a Parks and Pedestrian Circulation Plan that 
connects neighborhoods to each other and to a system of parks. The plan is fully consistent with this 
policy. 

d. Community commercial centers are preferred to a large, regional shopping center. 

Finding. Springbrook includes two commercial centers. The 11 acre commercial development 
on College Street is being planned as a neighborhood or community commercial center, while the 
Village commercial area is a tourist commercial center. No large regional shopping center is 
planned. 

G. OPEN SPACE, SCENIC, NA TURAL, HISTORIC AND RECREA TIONAL 
RESOURCES 

GOALS: 

1. To ensure that adequate land shall be retained in permanent open space use and that 
natural, scenic and historic resources are protected. 

2. To provide adequate recreational resources and opportunities for the citizens of the 
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community and visitors. 

Supplemental finding. The applicant has proposed a 50% lot coverage standard in the Low 
Density Residential District. The Newberg Development Code limits the amount of lot that can 
be covered by buildings to 30% in Low Density Residential areas and 40% in medium density 
residential areas, and 50% in High Density Residential areas. The primary purpose of this is to 
provide adequate outdoor living space on a lot for a variety of activities, such as play, gardening, 
barbequing, and so forth. A secondary purpose is to reduce the amount of pervious area on a lot. 

In recent years, house sizes have increased dramatically, as buyers opt for more indoor living 
area. Lot sizes, by contrast, are returning to smaller sizes. This has resulted in very large houses 
occupying smaller lots. Lot coverage requirements, therefore, are important tools in retaining 
adequate outdoor living area and reducing pervious surfaces. 

In the Springbrook plan, the plan does provide a number of amenities that promote common 
outdoor living, such as neighborhood parks, trails, and walking paths. Additional open area is 
provided in landscape tracts abutting streets. Thus, some flexibility in the lot coverage standard 
is warranted. Staff recommends an increase from 30% normally found in low density residential 
areas up to 35%. This would still allow a significant amount of building space (about 13.5 acres 
extra overall). For example, on a typical single family small-lot of 5,500 square feet, this would 
allow a 3,250 square foot two-story house with a 600 square foot garage. 

The applicant's proposed lot coverage standards in the Mid-Rise Residential are similar to those 
allowed in the R-3 zone. The densities proposed are similar; therefore the proposed lot coverage 
standard is appropriate. 

Newberg Development Code (NDC) Criteria 

NDC § 151.241(A)(1) Approval does not impede the future best use of the remainder of the 
property under the same ownership or adversely affect the safe and healthful development of 
such remainder or adjoining land or access thereto. 

NDC § 151.252.1 (A) DEDICATION. 
(A) Generally. The Director may require right-of-way for adequate and proper streets, 
including arterials, collector streets, local streets, and other streets, to be dedicated to the public 
by the applicant of such design and in such locations as are necessary to facilitate provision for 
the transportation and access needs of the community and the subject area in accordance with 
the purpose of this code. 

§ 151.695 PLATTING STANDARDS FOR BLOCKS. 

Block length shall not exceed 500feet. The average perimeter of blocks formed by streets shall 
not exceed I, 500feet. Exceptions to the block length and perimeter standards shall only be granted 
where street location and design are restricted by controlled access streets, railroads, steep slopes, 
wetlands, water bodies, or similar circumstances. 
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NDC § 151.705 PUBLIC WALKWAYS. 

(A) The review body for a design review or land division may require easements for and 
construction of public walkways where such walkway is needed for the public safety> and 
convenience or where the walkway is necessary to meet the standards of this code or a walkway 
plan. Public walkways are to connect to cul-de-sacs, to pass through oddly shaped or unusually long 
blocks, to provide for networks ofpublic paths according to adopted plans, or to provide access to 
schools, parks or other community destinations or public areas of such design, width, and location 
as reasonably required to facilitate public use. Where possible, said dedications may also be 
employed to accommodate public utilities. 

Finding: Overall, the project provides very good connectivity, both within and surrounding the 
project. A few areas need additional connectivity and paths, as noted in the staff report. For 
example, the hospitality area presents a very large block, and some connectivity, at least for 
pedestrians, should be provided through that block. 

NDC § 151.686 INTERIM STREET IMPROVEMENTS. 

(A) Temporary street improvements. Three-quarter width streets may be provided temporarily to 
access lots where a full street will eventually be provided when all abutting lots are developed, 
unless otherwise approved as a half street by the Director and Fire Chief. 

Finding: As proposed, Lots 7-12 would access Aldersgate Lane. However, Aldersgate Lane 
only would have adequate room for a half street. Given that this would be a dead-end street, and 
also would not have sewer access as proposed in that block, this interim half street is not 
acceptable. 

NDC § 151.685 (A) [STREET] DESIGN STANDARDS. All streets shall conform with the standards 
contained in Table 151.685.C. (Table shows a residential street width of 32-feet, with parking both 
sides) 

EXHIBIT G TO ORDINANCE 2005-2619 
The City Council initiates the following studies and potential amendments. 
1. A study and public process to consider local street width standards, with the objective of 
considering whether the current standards should be retained or should be replaced with a 
narrower width standard. This study should include consideration of the recommendations of the 
Neighborhood Street Design Guidelines. An Oregon Guide for Reducing Street Widths. 

Finding: The applicant proposes using a 28-foot wide street section on some local streets, 
rather than the City's adopted local street width of 32-feet. 
While this is nut ideal, after discussion with the Fire Marshal and City Engineer, staff believes 
this could bjLajLcepta_ble_under â  Foremost among these is a requirement 
that offset driveways be used, so that vehicles naturally will only park on one side. With this 
condition, there will be adequate room for emergency operations within the right-of-way. 
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EXHIBIT 3: AMENDMENTS TO DEVELOPMENT AGREEMENT 
AND MASTER PLAN 

1 The following modifications shall be made to the Development agreement (Applicant's 
Exhibit A) 

a Development Agreement modifications: 

• Modify Agreement 1.4. to reflect City approval with conditions of the subdivision, 
rather than "adoption." 

• Modify Agreement 2.1 to indicate that the phasing of improvements may need to be 
modified depending on the sequence of development, and other development within 
the community. For example, traffic signal or intersection improvements may need to 
be provided earlier than the phasing indicates based on changes in the phase sequence 
or external factors. 

• Modify Agreement 2.2 to be as follows: 
2.2 SDC Charges. Springbrook will pay SDC charges as required by City Code for 
the development under the Master Plan, pertaining to all SDC charges except 
wastewater system development charges and water systems development charges. 
2.2.1 Wastewater SDCs and Water SDCs. Springbrook will pay SDC charges at 
the updated rate at the time that updated rate is approved and implemented by the 
City. Such updated rate shall not exceed $4884 for wastewater systems development 
charges and $5032 for water systems development charges. These updated rates for 
these two SDCs, as applied to Springbrook Development shall not be increased for 
the first five years, except for increases caused due to inflation, pursuant to the 
adopted SDC program. Beginning on the sixth (6th) year through the tenth (10th) 
year, the City may increase the SDC charges as applied to Springbrook development 
above the inflationary increase as set forth above, but only through amending its SDC 
program following good faith discussions between Springbrook and City about such 
SDC charge increases and (1) only to the extent that such amendments are the result 
of regulatory requirements established by governmental entities other than the City or 
(2) established by the City pursuant to requirements of other governmental entities or 
(3) additional SDC projects which have direct benefit to Springbrook development, 
but only to the proportionate amount of such direct benefit. Beginning in the eleventh 
year (11th) year and thereafter the City may increase these SDC charges in accordance 
with applicable law. 

" Modify Agreement 5.1 to allow future amendments to the development agreement 
and modifications to the plan using the processes detailed in the plan. 

" _Madify-.Agreem.ent. 5JL5, dedicationfor public purposes,, to reflect that streets within 
the development will be dedicated public streets. 

b Modify the infrastructure improvement list (Development Agreement Exhibit D) to 
reflect the following: 
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• Note that prior to entering into the Development Agreement, the City will need to see 
and consider a table of the estimated SDC contribution of the various phases. Submit 
a phasing plan along with an overall plat map that specifies the number of units that 
could be constructed in each phase to determine adequate utility capacity. 

• At this level of planning detail it is not possible to precisely detail the extent of 
oversizing. This determination will be made as each phase is submitted for 
development review. Oversizing reimbursements is available only for those portions 
of the infrastructure that area increased in size to serve future development beyond the 
Springbrook Properties project. 

• Reimbursement for oversizing will be primarily through SDC credits. Should there 
not be sufficient on-site credits, a repayment plan may be necessary as the City may 
not have sufficient funds for a lump sum reimbursement payment. 

• Water. At this time, a thorough water system analysis could not be completed. This 
is anticipated to be completed soon. The results of the additional modeling may 
indicate a need for significant off-site waterline improvements along Springbrook 
Drive south of Middlebrook Drive. The need for these improvements will be assessed 
at the time each phase is submitted for review and approval. Installation mayshall be 
a reimbursable expense. 

* Storm. It is not entirely certain that the detention and water quality features identified 
in Exhibit D-3 will be considered an SDC creditable cost. It appears that these 
elements only serve the proposed development. 

• Transportation. 

• Street reimbursements would be the difference from construction of a City 
standard local streets, not reduced width streets. 

• Putnam Road and Benjamin Road improvements shall be % Street improvements. 
Also, note that these are local roads, and are not eligible for oversizing credits. 

c Modify Development Agreement Exhibit E to reflect that oversizing reimbursements 
shall be in accordance with City policies, and to reflect the changes in Section 2.2 of the 
development agreement noted above. 

d Modify the text amendment (Development Agreement "Exhibit F") as shown in Exhibit 
6. 

2 The following modifications shall be made to the Master Plan (Applicant's Exhibit B) 

a The following modifications shall be made to the conceptual master plan map and 
related documents: 

• Village layout 

° At the north Springbrook driveway into the village, observe a minimum 100 
setback to the first driveway off the circle drive. 

• Access as shown within the Village townJhomes must be modified. Each lot must 
have frontage on a dedicated public street. Lots may use alleys for rear access, but 
the front door of each unit must be directed toward and have access to the public 
street. As shown, certain units would abut Crestview Drive, however a sound 
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wall is also shown along that street frontage, thus front door access is not 
available from Crestview Drive. 

• Provide a street connection to the east property line of "A-Dec C" if topographically 
practical (tax lot 3208-1000). 

• Relocate the public walkway at the east end of Sunset Drive so that it aligns with the 
sidewalks on Sunset Drive. 

• Extend Edgewood Drive to Villa Road. Replace the proposed street connection just 
north of Edgewood Drive with a public walkwa}', extending the existing public 
walkway from the west. 

• Modify the number of units shown on the conceptual master plan to increase the total 
number from 1,265 to 1,345, by adding an additional 80 townhouses, condominiums, 
mid-rise residential, or similar medium to high density residential unit. Opportunities 
for this include (1) developing the "Mixed-Use" area with mid-rise residential, (2) 
expanding the Village residential slightly to the east, possibly to include the medium 
single family area, (3) allowing accessory dwelling units in the low density residential 
areas, (4) adding a few small units for night attendants within the hospitality area, or 
some combination of the above. 

• Clarify the proposed location of the Neighborhood Commercial district and the Mid-
Rise Residential Districts near Mountainview Drive (shown as a straight line on the 
concept master plan, and shown with an angle on the districts map). 

b Modify the Development Standards Matrix as follows: 

" The number of residential dwellings constructed shall be no more than 5 percent 
lower, nor more than 20 percent higher, than the number shown on the concept plan. 

8 Lot Dimensions 

• The standard City lot frontage requirement (25 feet, either directly or by 
easement) shall apply. 

• Low Density residential. 

« Add the following uses: 

• Group care home 

• Agriculture 

• Transportation facilities and improvements, and utility services. 

• Maximum lot coverage shall be 35%. Combined maximum lot and parking 
coverage shall be 65%. 

• Minimum lot width shall be 40 feet. 

• Mid-Rise Residential. Add the following uses: 

o Agriculture 

• Group care home 
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• Transportation facilities and improvements, and utility services. 

• Neighborhood Commercial 

• Add the following to the list of uses 

• Agriculture 

• Transportation facilities and improvements, and utility services. 

• Services for local residents, such as laundromat or barber. 

• Development shall meet the design standards of the C-2 zone, or alternate 
standards developed in a design standards accepted by the City specific for this 
area. 

• A minimum of 20,000 square feet of retail space shall be developed in this area. 

• Side yard setback abutting residential zones shall be 10 feet. 

• Employment 

• Add the following to the list of uses: 

• Agriculture 

• Transportation facilities and improvements, and utility services. 

• Replace "Office" with "Industrial Offices" Define as "Offices for industrial 
uses, or knowledge-based industries, such as research or engineering, where 
services are primarily provided outside the community." 

• Supporting retail shall be defined as "retail uses directly and primarily 
supporting uses in the employment district, such as an employee lunch 
counter." 

• Village: Add the following to the list of uses: 

• Agriculture 

• Transportation facilities and improvements, and utility services. 

• Group care home 

• Hospitality: Modify the list of uses to: 

• Add Transportation facilities and improvements, and utility services. 

® Add Group care home 

• Change to "Detached dwelling units, limited to vacation or transitory use or units 
for employees or caretakers of other uses within the Village or Hospitality areas." 

c Modify the Proposed Utilities plan as follows: 

= Utility lines shall be extended within the planned right-of-ways to the edge of the 
development and along the frontage of the development, unless such extensions 
would not serve the Springbrook or other properties (in some cases, such as south of 
Henry Road, it appears that the proposed lines stop short of the extensions needed) 
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" Sewer, water, and storm drain lines shall be extended along the Putnam and Benjamin 
Road frontages of the property. 

• (Note: Detailed engineering may require additional or different utility improvements 
than those shown on the master plan) 

3 The following general conditions shall apply the development with the master plan 

a Streets 

• Cooperative improvement plans. The master plan area abuts or affects several 
transportation facilities that are now or will be in need of improvement. In some of 
those cases, the obligation for improving those facilities extends to other parties, such 
as abutting property owners, as well. In these cases, the Springbrook developer shall 
coordinate with the City in developing cooperative improvement plans for completion 
of those facilities. These cooperative improvement plans may include local 
improvement districts, cost sharing arrangements, advance financing reimbursement 
districts, SDC reimbursement or credit plans, or other plans appropriate to each 
situation. 

• Crestview Drive east of the project: Include improvements to Crestview Drive 
within the Oxberg Lake Estates subdivision per the adopted transportation plan 
with Phase III improvements, unless these improvements are completed by 
another party. It is anticipated that tThe costs shallwill be SDC eligible 
reimbursements. Also, coordinate timing of improvements with the planned 
extension of Crestview east. 

• Henry Road east of Center Street: Coordinate with the Chehalem Park and 
Recreation District to complete Henry Road fully abutting Gail Park. The 
developer could negotiate Parks SDC credits in exchange for full improvements to 
the road. 

• Mountainview Drive: Villa Road to Aspen Way: This should be improved full-
width with curbs and sidewalks both sides. The A-dec, Ushio, and Bramble Creek 
properties have waivers of remonstrance for frontage improvements. It is 
recommended that the developer contact the industrial users to coordinate 
improvement plans. The City can organize meetings with property owners as 
needed. 

• College Street: The east side of College Street from Crestview Drive to the 
project site should be improved along with development of the Neighborhood 
Commercial project. 

• Upon Prior to construction of College Street improvements, verify that there is 
adequate right-of-way to accommodate the proposed turn lanes. If necessary, dedicate 
additional right-of-way. 

• Provide details of the layout transportation systems around the parks near the 
extensions of Libra Street and Herman Street. Provide an engineering analysis of 
traffic movements to justify the safety of these areas. Adjust the areas as needed to 
reduce turn movement confusion. 

• Roundabouts and traffic calming shall be constructed on Crestview Drive east of 
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Springbrook per the adopted plans. This shall include bike lanes on both sides. 

• Provide for a connection to Heater Street in the mixed-use area. 
e Consider a roundabout at Villa Road/Mountainview Drive intersection. Provide 

information on the merits of such a design versus a traffic signal. 

• Temporary turnarounds or other accesses may be required at interim phases. 

• The applicant shall obtain permits from Yamhill County and pay required fees for 
improvements within County right-of-way. The City may desire to consider transfer 
of jurisdiction of these roads prior to development. 

• The applicant shall obtain permit from the Oregon Department of Transportation for 
improvements within their right-of-way. 

• A 4-way signalized intersection is required for the Springbrook/Haworth intersection. 
• Local Street Standards. Local streets shall follow the City's adopted standards. 

Modification to allow the applicant's proposed 28-foot wide local street standard may 
be used only under the following conditions: 
• The street must be a local residential street 

• It is only allowed within the Low-Density Residential district. 

• It may only be used on blocks less than 600 feet in length with outlets at each end 
(i.e. not on cul-de-sacs) 

• The final design must be approved by the City Engineer and Fire Marshal. 

• Hydrant placements, dnveway restrictions near intersections, and other factors 
may require wider street widths in sections. Striping and signage for no parking 
shall not be a substitute for wider street widths. 

® All lots fronting the street shall have a minimum of two off-street parking spaces 
exclusive of the garage. 

• Buildings shall be limited to two stories or less30 feet in height, as measured bv 
the Development Code. 

• Driveways shall be designed to be offset so that the entire length of the street shall 
have no parking on one side. 

« Notices of the last three restrictions above shall be placed in the deeds or CC&R's 
for each lot with such restrictions. 

b Utilities 

• Utility lines shall be extended within the public right-of-ways as much as is practical. 

• Utility lines shall be extended within the planned right-of-ways to the edge of the 
development and along the frontage of the development, unless such extensions 
would not serve the Springbrook or other properties. 

• Water quality swales and basins shall be maintained by the homeowners association. 
Facilities to be constructed with the stream corridor shall be replanted per the 
approved stream corridor mitigation plan. 
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• Water service is currently not available to "A-dec C". This will require construction 
of a higher level reservoir and distribution system. Development timing will depend 
on the provision of these facilities. 

c Parks, pathways, and landscape tracts 

• Parks shall be accessible to the public. Parks and pathways shall be developed in 
coordination with development in each of the phases. 

• An emergency access and public walkway shall extend north-south through the 
hospitality site. 

• A public walkway shall be provided crossing east-west through Tract A and Lot 1 

" Landscaped tracts and medians shall be maintained by the homeowners' association. 

d Tree management plan. Prior to development within each phase, present an overlay of 
the significant trees for preservation within that phase. Adjustments to the road 
alignments, lot layouts, or development may be necessary to preserve these natural 
features. Also, present a management plan designed to manage development and 
construction that will occur near these features. 

e Wetlands, waterways and other features: Submit a copy of the wetlands delineation, 
and rare species report. Compliance with applicable requirements from the Oregon 
Department of State Lands and the U.S. Army Corps of Engineers is required for work 
within waterways and wetlands. The applicant has proposed fill and removal in an 
significant area of wetland or potential wetland within the development. In that State and 
Federal requirements first seek to avoid impacts, it is possible that this fill or removal 
may not be permitted. Redesign of the development may be needed to accommodate 
water features not permitted to be modified. 

f Well Protection Best Management Practices The development shall follow the well 
protection best management practices as outlined in Exhibit S. 

g Geotechnical: Incorporate the recommendations from the Report of Initial Geotechnical 
Engineering Services into the design and construction of the site. 

h Design handbook. Submit the proposed design handbook applicable to each phase prior 
to development within that phase for review and acceptance for all subsequent 
development. Due to the special nature and coordinated approach of the Springbrook 
District, it is expected that such design standards will far exceed those that would 
otherwise be required for development. Prior to acceptance, the Director may require 
modifications to the proposed handbook guidelines. Development within that phase will 
be subject to the private certification process described in the Development Code. 
Development pursuant to a Type III design review process, including development 
previously approved for the Inn project in hosp i tal itv area, is exempt from this 
requirement. 

i Miscellaneous 

" It is recommended that part of the residential areas south and/or east of the Village 
commercial be developed as a later phase of the development to allow for expansion 
of the Village commercial as market demands may dictate. 
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" It is recommended that shared parking agreements be developed between the 
hospitality/inn area and the village retail area. 

• Gateway features shall be designed to meet vision clearance standards, or to meet 
sight distance requirements as determined by an engineer. 



EXHIBIT 4: SUBDIVISION AND STREAM CORRIDOR 

CONDITIONS OF APPROVAL 
SUB3-07-009 

Stream Corridor. The proposed stream corridor mitigation is approved with the following 
conditions: 

1. The stream corridor mitigation plan addresses the proposed street crossings. It does not 
address the proposed trails. It is understood that these trails will be privately owned, but will 
allow public access. In this situation, construction of trails may be requested under a Type I 
process. 

2. Disturbed areas outside of permanent improvements (such as fill slopes and storm basins) 
must be restored with native soil and regraded and contoured to appear natural. 

3. Submit a description of the type of landscaping to be used within storm water basins. 

4. Submit a plan detailing protection measures for the stream and areas not to be disturbed 
dunng construction. 

The applicant must complete the following to complete the subdivision: 

1. Master Plan and Development Agreement approval. Tentative plat approval of the 
subdivision is contingent on adoption of the Springbrook Master Plan and execution of the 
proposed Development Agreement. 

2. Modified Subdivision Tentative Plan. Present a revised subdivision plan for review 
and approval. The revised subdivision plan should include the following: 

• Contact the Yamhill County surveyor to determine the appropriate wording of the 
"tracts" Current standards may not allow the use of the word "tract" to designate 
areas for future development. 

• Lot Numbering: Lots and tracts must be numbered consecutively (for example, lot 5 
cannot be next to lot 2). 

• Proposed lots 7-12 must be redesignated as a "tract" (or other appropriate wording) 
for future development ifas they cannot be served with adequate infrastructure-at-tkis 
time (the proposed sewer line is a ''dry line" and-the proposed right of way would be 
fess than a 3A width street). . 

• Modifications to the layout of tracts or lots may be necessary due to changes in the 
overall master plan. 

3. Prior io construction of any improvements, provide the following information for 
review 2nd approval. 

a. Engineered Construction Plans. Submit engineered construction plans for review and 
aprpoval. Pay appropriate plan review fees. Submit plans showing storm and street 
information on one sheet; water and sanitary on another sheet. The plans must include 
the following: 
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Sewer 

• Show sewer lateral connections to each "lot" 

• Show how "dry line for future connection" works at Aldersgate Dr, Villa Rd, and 
Aspen Way. This can be addressed by revealing a future line connecting to active 
sewer. 

• Specify design parameters (pipe sizes, lengths, manhole locations, invert 
elevations) for the line from Mountainview Dr to Aspen Way. Timely 
coordination with the City's ongoing S-curve project is required. 

Water 

• Show water connections to each "lot" 

• Every water line tee is required to have 2 valves. 

• Every water line cross is required to have 3 valves. 

• All waterlines serving fire hydrants must be minimum 8-inch diameter and be 
located within public easements. Maximum fire hydrant spacing is 500 ft apart. 
Verify that the location and installation of all fire hydrants meets the Fire Code 
and City of Newberg specifications. 

• Hydrant locations must be coordinated with the locations of medians and 
landscape tracts. In some cases, modifications to the medians, street widths, or 
hydrant locations may be needed. Verify that the location of all fire hydrants 
meets the Fire Code. Location shall be approved by the Newberg Fire Marshal. 

• Coordinate with the Public Works Department regarding the placement of the 
water line in Zimri Dr. 

Storm Drainage 

• Submit drainage calculations that specify the capacity of the storm system. 

• Catch basins are required on the uphill side of intersections. 

• Ensure that storm drainage does not go to Herman Street. 

• Do not place any manholes at the centerline of the street. 

• Verify that the storm line on Crestview Dr can be connected to the "existing" line 
at the roundabout by gravity flow. The storm line on N Springbrook Rd is not 
designed to have inter-basin transfer. There is a high point (north-south ridgeline) 
a short distance east of the roundabout. 

Provide a public access easement to the water quality swale. 

• Submit a storm water report that details the impact of the outfall-into the stream... 
that addresses erosion and provides measures to mitigate the erosion. Drainage on 
the NE side of Mountainview Dr can be (and should be) fully connected to the 
Mountainview-Springbrook line once the 12" storm line is replaced by a 30" line. 

Streets 
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• Specify the exact extent of streets to be constructed with the subdivision. If in any 
case street right-of-way is dedicated without construction of the actual street, enter 
into a subdivision agreement regarding future completion of the street within that 
right-of-way. 

• Provide construction plans for review for the street improvement required on 
Aldersgate Ln. The frontage must be fully improved with sidewalks, street trees, 
curb and gutters, with the width of the improvement to be determined dunng 
approval of the construction drawings. Also, construct short segments of streets 
east of Aldersgate Ln. to Villa Road. 

• Provide construction plans for any other streets, including spur entrance roads, 
that will be constructed as part of the subdivision. 

• A 2-foot minimum shy distance is required from the edge of all medians to the 12 
ft wide travel lane. A 6-foot wide bike lane is required on the minor arterial. 

• Allow for a 5-foot wide bike lane on the south side of Crestview Dr (cross-section 
D, shown as area D-D on the transportation plan sheet) because it is safe to 
assume that the existing curb and gutter on that side would not be removed and 
reconstructed to accommodate the area for a future bike lane. 

• Present a revised drawing for the Mountainview Drive section through the Hess 
Creek crossing. It is recommended that the section through the crossing be 
narrowed to the extent possible by narrowing or eliminating the median in this 
section. Bike lanes are required through the section. The section must 
accommodate sidewalks on the south side. Verify the design-meets vertical curve 
standards. The design will need proper barriers on each side. It is recommended 
that iron or similar railing be considered rather than fencing. 

• Specify that the width of the gravel shoulder is a minimum of 5 feet for the 
northern segment of Aspen Way (cross-section G) to allow for emergency refuge. 

• Provide a cross-section drawing for Crestview Dr west of the roundabout. This 
segment of Crestview Dr will require widening to accommodate bike lanes on 
both sides 

• Ensure that manhole lids do not conflict with the edges of the medians. 
Modifications of median widths and/or adjustments to the separation between 
storm and sanitary sewer lines may be necessary to correct this problem. 

• Verify that future streets will fit within the proposed comer radii and right-of-way 
as shown on the plat (proposed boundaries of tracts). Tract lines may require 
adjustment to accommodate changes in the master plan layout. 

• There is not sufficient right-of-way width to support the proposed improvements 
onGolleg'eSfr Coordinate with O DOT regarding the future improvements on 
College St and to determine any potential right-of-way dedication that may be 
required. 

• Re-use Waterline. A re-use waterline is to be installed in Mountainview Dr, 
Crestview Dr, Springbrook Rd and Villa Rd. Re-use lines shall also be extended 
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within residential roads as necessary to reach developed parks and open spaces that 
will require irrigation. 

• General Utilities 

• All utilities crossing or fronting the site must be undergrounded, subject to City 
standards and exceptions, including power, cable and telephone lines. 

• Each lot must have separate private utility laterals to the main. 

• 10-foot wide utility easements are required along all frontages (no longer called 
"public utility easements"), except where all franchise utilities (phone, cable, gas, 
electricity) indicate acceptance of an 8-foot easement.. 

b. Grading: Obtain a DEQ 1200-C permit for grading. Submit a grading plan for review 
and approval. 

c. Street Tree Plan. Modify the street tree plan as follows: 

• Raywood Ash trees are required to be planted along Aldersgate Ln to ensure 
continuity with the adjacent Westpark Subdivision. 

• Use Crimson Century Maple along the portion of Henry Road just east of Center 
Street to match the tree plan for the north side of Henry Road. 

• Modify sheet CI 0.5 of the street tree plan to show street trees along the portions of 
the roads that make up the S-curve project (Mountainview Dr, Springbrook Rd, 
Crestview Dr). 

B Show a street tree plan along the College Street frontage of the project, as well as 
Center Street south of Mountainview Drive Street trees on Center Street shall match 
those currently located on the east side fronting the elementary school. 

d. Provide a copy of Department of State Lands and U.S. Army Corps of Engineers permits 
as needed. 

4. The following improvements, dedications, easements, documents & submittals must be 
completed prior to final plat approval, or secured for in accordance with City policy: 

a. Improvements Required 

• Complete construction of Aldersgate Lane abutting the proposed lots. 

• Construct all approved public utility lines and any improvements required for 
storm water mitigation. 

• Complete required undergrounding of utilities crossing or fronting the streets 
improved as part of the subdivision. 

• Incorporate the recommendations from the Report of Initial Geotechnicai 
Engineeringifervices-Trito the design and-construetion-of the site. 

b. Vacations: Any proposed right-of-way vacations must go through the applicable City or 
County vacation process. This process is required in the following areas (and any other 
areas where proposed tract or lot lines are shown over existing right-of-way), or the plat 
must be modified to show the existing right-of-ways: 

City of Newberg. ORDINANCE N o . 2 0 0 7 - 2 6 7 8 
^ D O C U M E N T S AND SETTING.SM.AVACOM\DESKTOP\SPRINGBROOK CC ORDINANCE.DOC PAGE 2 6 



• Cherry Street 
• Plum Street 
• Portions of Aspen Way 
• Portions ofZimri Dr 
• Identify on the plan the existing access road located at the northernmost point of 

the site that extends southwest from Aspen Way, and vacate if necessary. 

c. Existing Septic: Abandon and obtain a demolition permit for any existing septic systems. 

d. Existing Wells: Existing wells located on the site must be shown on the plans and 
properly abandoned. 

e. Existing Structures: Remove existing structures that would be crossed by lot or tract 
lines. If any structures are within setback lines for new property lines, either remove 
them, or provide a schedule for their removal, subject to Planning Director approval, and 
indicate that building code requirements will be met in the interim. A demolition permit 
is required prior to removal of any structure. 

f. Dedications/Easements Required 

• There is not sufficient right-of-way width to support the proposed improvements 
on College St. Coordinate with ODOT regarding the future improvements on 
College St and to determine any potential right-of-way dedication that may be 
required. 

• Provide temporary access for the landlocked tracts (tracts H, O, DD, CC, LL-1, 
0 0 , and Y) through a temporary easement, blanket easement, access agreement, 
or similar means as approved by the City. 

• There are current easements for existing public utilities located on the property. 
Some of the older easements have inadequate descriptions or use terms and 
conditions not found in the current standard City easement form. New easements 
with properly surveyed descriptions must be granted to the City of Newberg to 
take the place of these older inadequate easements. Copies of all existing 
easements must be submitted for final plat approval, however, existing easements 
may be submitted for review and/or reconstruction prior to the final plat approval 
process. 

° All existing easements must be shown on the plat. 

g. Documents & Submittals Required 

« Name any proposed new streets. The proposed street names are Subject to review 
ancLa pp rovaL by. the City. P ] an n i n g Hi vision and the Fire Marshal. 

• Provide a bond for the street tree planting as part of the public improvements. 

• Provide written documentation that ensures that the Homeowners Association 
(HOA) will maintain the landscape tracts, water quality and flow control features 
of the storm water system. The HOA will also be responsible for leaf cleanup and 
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root repair of street trees abutting the landscape tracts. Provide a copy of the 
documents forming the homeowners assocation. 

• Complete a subdivision agreement with the City of Newberg. The completed 
subdivision agreement shall be recorded by the applicant at the time of final plat 
recordation. 

• Provide a final draft copy of Codes, Covenants and Restrictions (CC&Rs) for the 
subdivision. The City will review the proposed CC&Rs for minimum compliance 
with City Code prior to recordation. 

• Submit a current title report (within 6 months) for the property. Include copies of 
all existing easements, codes, covenants and restrictions pertaining to the 
property. 

• Resolve any boundary or deed discrepancies found. 

h. Submission of Final Subdivision Plat 

• Submit 3 sets of the final subdivision map to the City for Final approval, through a 
Type 1 application procedure. The maps shall be made with permanent black India 
type ink or silver halide permanent photocopy on 3-millimeter polyester film. The 
City shall determine whether the material conforms with the tentative plan approval 
requirements and with the applicable requirements of the NDC. If the City 
determines that the material does not conform, make the appropriate corrections. 
Include the following: 

• Modify the subdivision name as needed. 

• Waterways: Show the approximate location, width, and direction of flow of the 
water courses on the plat where required. 

5. City Review of Final Subdivision Plat. The City shall determine that the following 
conditions have been met: 

a. Streets and roads held for private use and indicated on the tentative plan of such 
subdivision have been approved by the City. 

b. The proposal complies with the Newberg Development Code. 

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

d. Explanations of all common improvements have been accounted for and referenced on 
the plat. 

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

f. Either:"7" 

• Improvements as required by this Code or as a condition of tentative plan approval 
have been filed with the City; or, 
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" A performance agreement (bond) or suitable substitute as agreed upon by the City and 
applicant has been filed with the City in sufficient amount to insure the completion of 
all required improvements; or 

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

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

h. The developer has entered into agreement with the City relating to completion of 
improvements, payment of sewer and water hookup fees, inspection fees, public lands 
payments, monumentation or any other elements deemed relevant to the purpose of the 
Newberg Development Code or any other City ordinance, State statute or Federal law. 

6. Final Subdivision Plat Signature Requirements. Include the authorized signature of: 

• Planning and Building Director, whose signature shall certify that the final plat 
conforms to the conditions of tentative plan approval, 

• The City Recorder, whose signature shall certify that all liens on the property have 
been paid; and 

• The County Assessor certifying that all taxes on the property have been paid or 
bonded for in accordance with state law. 

7. Development Notes: 

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

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

c. Verizon: The developer must coordinate trench/conduit requirements with Verizon. 
Contact the Engineering Division, Verizon at 503-620-5943. 

d. Street Trees: Street trees must be in place prior to occupancy for each building, weather 
permitting. Planting of street trees shall not obstruct any existing or required traffic 
control signs, or be too close to any existing street lights or other utilities. 

e. Mountainview Rd from N College St to Villa Rd was constructed using concrete soil 
stabilization and will require removal of existing material to allow for tree planting and 
growth. 

f. Access to Mountainview Drive between College and Villa R_cad is limited per the terms 
of the City's agreement with the Slate of Oregon. 

g. Lots fronting Aldersgate Ln must access Aldersgate Ln. 
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EXHIBIT 6: MODIFIED DEVELOPMENT CODE TEXT AMENDMENT 

Section 1: New berg Development Code Part 11, Springbrook District, shall be replaced 
with the following 

{Note: changes below are changed from the applicant's submittal Double-underlined text is 
added Strikeout text is deleted} 

Part 11. SPRINGBROOK DISTRICT (SD) 

151.425 DESCRIPTION AND PURPOSE. 
(A) The Springbrook District is intended to provide for a mixture of residential uses, commercial 

uses, hospitality/public uses, and light industrial uses. This mixture will provide for flexibility and 
innovation in design. 

(B) This section serves as a roadmap for development applications within the Springbrook 
District. This section explains the relationship between the Springbrook Master Plan document and the 
Newberg Development Code. Applicants should use this section as a starting point and a guide to 
determine the applicable procedures and standards for development within the Springbrook District. 

151.426 ADOPTION OF SPRINGBROOK MASTER PLAN. 
Development within this zone shall be governed by a master plan approved and accepted by the City 
Council , which ensures internal compatibility of uses activities as well as compatibility with adjacent uses. 
Development within the Springbrook District shall follow the applicable standards set forth in sections 15 
1.425 through 151.431, and those standards set forth in the "Development Standards Matrix" in the 
Springbrook Master Plan. 

151.427 CONFLICT BETWEEN THE MASTER PLAN AND THE NEWBERG 
DEVELOPMENT CODE. 
Except as expressly modified bv the Springbrook Master Plan, the standards of the Newberg Development 
Code shall apply. In the case of a conflict between the Springbrook Master Plan (as implemented through 
this code) and the Newberg Development Code, the Springbrook Master Plan shall supersede. 

151.429 REVIEW PROCESS. 
Proposed development applications and land divisions within the Springfield Springbrook District shall 
follow the established City of Newberg approval process, as set forth below: 
(A) Site Design Review 

(1) Applicability: All new development proposals are subject to the Type I and II Site design 
Review procedures set forth in the City of Newberg Development Code_§ 151.191 ^-as-identified b e k w r 

a) Type 1: 
L Single. Family Residences^ 
%-. Duplexes: 
3- liibtituti^'tpVe-efflffiefciai or rict exceed 

-hOQO square feet in gross floor area; 
4? Multi- family additions which do not exceed ¡-.000 square feet in gfess 

floor area and do not add ans' new units, or new construction incidental to the main use on any existing 
developed site which do note?icoed 1.000 square-feet in gross floor area and do not add any new units? 
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b) 1Pype4k-All other uses allowed in the Spr ingbfee i^aH^^Jse-Dis t r i c t s as set forth in 
¿he Springbrook Master Plan. 

(2) Requirements : Development proposals subject to Site Design Review shall follow the application 
requirements set forth in Newberg Code Sectieft I 51.192. 

(3) Criteria: All proposals subject to Site Design Review are subject to the criteria set forth in 
the Newberg Development Code, subject to the exceptions set forth in the "Development Standards 
Matrix" in the Springbrook Master Plan. 

a) All multi-unit residential development shall follow the standards set forth in 
Newberg Development Code ^section 1 51.195. 

b) The requirements of the Newberg Development Code_§ 151.196 through j j 
151.197 (Addit ional requirements for Development in the C- 2 and C-3 Districts) shall not apply to 
development within the Springbrook District. Hospitality or Village Districts. 
(B ) Land Division: 

(1) Applicability: All Land Division proposals will follow the Type II procedure identified in the 
Newberg Development Code § 151.022. The procedures set forth in Newberg Code Section 15 1.023 
shall not be applicable. 

(2) Requirements & Criteria: 

i. Partition applications shall meet the criteria set forth in Newberg Development 
Code section^ 151.241.1 through § 15 1.241.2, Type II process and criteria. 

ii. Subdivision applications shall meet the criteria set forth in Newberg Development 
Code scction^s 15 1.242.1 through ¿ 1 5 1 . 2 4 2 . 2 , Type II unless otherwise set forth in the "Development 
Standards Matrix" in the Springbrook Master Plan with the fol lowing exceptions: 

1. Subdivisions within the Springbrook District are subject to the lot area 
and dimensional requirements set forth in the Springbrook Master Plan. 

2. Subdivisions within the Springbrook District are not subject to 
development standards otherwise administered by the Site Design Review process in this section. 

151.430 CERTIFICATION OF COMPLIANCE WITH SPRINGBROOK DESIGN 
GUIDELINES HANDBOOK 

Development proposals within the Springbrook District shall meet the private standards established by the 
property owner. Due to the special nature and coordinated approach of the Springbrook District, it is 
expected that such design standards will far exceed those that would otherwise be required for 
development . -The applicant shall submit the design guidelines for City review and acceptance. The 
Director may require modifications to the handbook prior to acceptance. After acceptance. Tthe applicant 
shall provide written documentation to the City of N e w b e r g demonstrat ing that each standard has been 
met. Compl iance will be certified by the review authority through the Type I administrative process. The 
certification process shall exclude requirements of the City of Newberg Deve lopment Code and 
Comprehens ive Plan. Condit ions shall not be placed on certification approvals required by this subsection. 

151.431MODLFICATIONS TO THE MASTER PLAN. 
(A) The following modifications to the Master Plan shall follow the Type I administrative procedure 
identified in the Newberg Development Code Sect ion^ 15 1.02 1. 

a. Land Use District boundary modif icat ions prior to development within that phase of no 
more than 1 acre that adjust a boundary no more than 50 feet. 

k Modificat ions to development standards-set-ferth in the "Development Standards Matrix" 
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EXHIBIT 7: SPRINGBROOK LAND USE APPLICATION 

This exhibit is a separate folder kept in the City Vault 



CITY OF NEWBERG 
CITY COUNCIL SPECIAL MEETING 

August 27, 2007 
7:00 P.M. 

Newberg Public Safety Building Training Room 

AGENDA 

I. CALL MEETING TO ORDER 

II. ROLL CALL 

III. GENERAL DISCUSSION 

This is a special meeting of the Newberg City Council for the purpose of presenting 
the Springbrook Master Plan. No action will be taken. No oral or written testimony 
will be heard or received. 

IV. ADJOURNMENT 

ACCOMMODATION OF PHYSICAL IMPAIRMENTS: 
In order to accommodate persons with physical impairments, please notify the City Manager's office of any 
special physical or language accommodations you may need as far in advance of the meeting as possible and 
no later than 48 hours prior to the meeting. To request these arrangements, please contact Norma Alley, City 
Recorder, at (503) 537-1283. For TTY service please call (503) 554-7793. 
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REQUEST FOR COUNCIL ACTION 
DATE ACTION REQUESTED: 2007, August 27 

O r d e r Ord inance Resolution Motion Informat ion XX 
No. No. No. 

Date Submitted: August 5,2007 

SUBJECT: Spr ingbrook Mas te r Plan - Special 
Workshop 

Contact Person (Preparer) for this 
Motion: Barton Brierley, AICP 
Planning and Building Director 

Date Submitted: August 5,2007 

SUBJECT: Spr ingbrook Mas te r Plan - Special 
Workshop 

Dept.: Planning and Building 
File No.: CPA-07-002/SUB3-07-009 

(if applicable) 

BACKGROUND: 

At your August 27, 2007 workshop there will be a presentation regarding the Springbrook Master 
Plan. On September 4, 2007, you will hold a public hearing on this item. 

I have included information for the City Council that will be used for both the workshop and public 
hearing. 

You should use the following materials as background information: 

(1) The entire Springbrook plan (large binder) 

(2) The glossy 11x17 Springbrook plan overview booklet 

(3) Set of full size subdivision maps 

SUBMITTED BY: APPROVED BY: 

Barton Brierley, AICP 
Planning and Building Dirèétor 

laides H. Bennett, Ci h Manager 
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SPRINGBROOK 
Newberg, Oregon 

A Land Use Application for: 

Development Agreement (including) 

• Springbrook Master Plan 

• Comprehensive Plan Text Amendment 

• Development Code Text Amendment 

• Comprehensive Plan & Zoning Map 
Amendment 

• Subdivision 

Submitted: 

June 12, 2007 

Applicant: 

Springbrook Properties 
3113 Crestview Drive 
PO Box 1060 
Newberg, Oregon 97132 

Prepared by: 

WRG Design 
5415 SW Westgate Drive, Suite 100 
Portland, Oregon 97221 
503/419-2500 
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SPRINGBROOK DESIGN TEAM 

Applicant Springbrook Properties Inc. 
3113 Crestview Drive 
PO Box 1060 
Newberg, OR 97132 
(503) 537-1000 (phone) 
(503) 537- 1009 (fax) 
Contacts: 
Joan and Ken Austin, Owners 
Sonja Haugen, Project Manager 
Joe Kavale, Assistant Project Manager 

Austin Family Representatives 3113 Crestview Drive 
PO Box 1060 
Newberg, OR 97132 
(503) 537-1000 (phone) 
(503) 537- 1009 (fax) 
Contacts: 
Ken and Celia Austin 
Loni and Scott Parrish 

Planning, Civil Engineering, Landscape Architecture & 
Surveying 

WRG Design, Inc. 
5415 SW Westgate Dr, Suite 100 
Portland, OR 97221 
(503) 419-2500 (ph) 
(503) 419-2600 (fax) 
Contact: 
Mimi Doukas, AICP, RLA 
Trina Whitman, AICP, LEED AP 
Rich Boyle, PE 
Andrew Hill, ASLA 
Paul Galli, PLS 

Traffic Engineer Lancaster Engineering 
321 SW 4th Avenue, Suite 400 
Portland, OR 97204 
(503) 248-0313 
Contact: 
Mike Ard, P.E. 
Tom Lancaster, P.E. 

Wetland Biologist Pacific Habitat Services 
9450 SW Commerce Circle 
Suite 180 
Wilsonville, OR 97070 
Contact: 
John van Staveren, PWS 
Jennifer Goodridge, PWS 

Legal Counsel Stoel Rives, LLP 
900 SW Fifth Avenue, Suite 2600 
Portland, OR 97204 
(503) 224-3380 

Springbrook Development Agreement 
City of Newberg 

4 WRG Design, Inc. 
June 2007 



Arborist 

Hotel Consultants 

Marketing 

Architect 

Geotechnical Investigation 

Contact: Steve Abel 

Walter H. Knapp 
Silviculture & Urban Forestry 
7615 SW Dunsmuir 
Beaverton, OR 97007 
(503) 646-4349 (phone) 
(503) 265-8117 (fax) 

Arnstad & Associates, Inc. 
5995 Hillcrest Road 
Medford, Oregon 97504 
(541) 773-2445 (phone) 
(541) 318-1113 (fax) 
Contact: 
Mary Arnstad 

Waterford Hotels & Inns Inc. 
181 Second Ave Suite 580 
San Mateo, Ca. 94401 
(650) 347-1222 (phone) 
(650) 347-0118 (fax) 
Contact: 
Bruce Hraba, CHA 

Leopold Ketel & Partners 
112 SW First Avenue 
Portland, Oregon 97204 
(503) 295-1918 (phone) 
(503) 295-3601 (fax) 
Contacts: 
Olga Haley, APR 
Amy Spreadborough 
Jerry Ketel 
John Russell 

GGLO 
1301 First Avenue, Suite 301 
Seattle, Washington 98101 
(206) 467-5628 (phone) 
(206) 467-0627 (fax) 
Contacts: 
Alan Grainger, AIA 
Bill Gaylord, AIA 
Carol Schaefer 
Pamela Trevithick, AIA 
James Bradley, AIA 

GeoDesign, Inc. 
15575 SW Sequoia Parkway, Suite 100 
Portland, Oregon 97224 
(503) 968-8787 (phone) 
(503) 968-3068 (fax) 
Contacts: 
Craig Ware, RG 
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EXISTING CONDITIONS 
SITE LOCATION 

The 450-acre site is located in northern Newberg, generally north of Crestview and Drive, east of College 
Street and west of Putnam Road. The entire site is located within the Urban Growth Boundary and City 
limits of Newberg and is more precisely represented in the following Vicinity Map. 

A legal description that describes the subject property is included within Exhibit "E". It is presently 
comprised of 51 individual tax lots. Detailed information on the tax lots has also been included in Exhibit 
"E". The subject property is accessed via College Street, Aspen Way, Mountainview Drive, Zimri Drive, 
Springbrook Road and Crestview Drive. 

LAND USES 

The existing site is generally vacant; however, it contains several rural residential properties, the historic 
Springbrook Elementary School building, the Austin Industries building and associated storage buildings. 
Major natural resource features include the Hess Creek drainageway and the Springbrook Canyon 
drainageway. 

TOPOGRAPHY 

The subject property contains relatively flat lands, steeper forested areas as well as steep slopes associated 
with two natural drainage corridors. The general topography of the area is characterized as sloping from 
high points in the north down to the low points in the south. A high point of approximately 450 feet above 
mean sea level (msl) exists north of Aspen Way, nearly centered in the middle of the proposed 
development, and a low point of 180 feet above msl exists north of Mountainview Drive. Aside from the 
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two creek drainageways, there are two topographical features that are prominent on the landscape. There 
is a knoll that exists in the northeast quadrant of the site located north of the railroad, west of Springbrook 
Road and East of Zimri Drive. This area rises from approximately 260 feet msl to a height of 
approximately 340 feet msl. The second feature is a ridge that rises from Hess Creek to the northeast 
beginning at an elevation of approximately 240 feet msl rising to approximately 450 feet msl. 

COMPREHENSIVE PLAN DESIGNATIONS 

The site contains a wide range of Comprehensive Plan Designations, including Commercial (COM), 
Industrial (IND), Low Density Residential (LDR), Medium Density Residential (MDR) and High Density 
Residential (HDR). The acreages of each designation are outlined in the following table and shown in 
detail on the Existing Comprehensive Plan Map included as part of Exhibit "B". 

Table 1 - Existing Comprehensive Plan Designation 
Comprehensive Plan Designation Acreage 

Commercial (COM) 20 acres 
Industrial (IND) 77 acres 
Low Density Residential (LDR) 294 acres 
Medium Density Residential (MDR) 89 acres 
High Density Residential (HDR) 2 acres 

ZONING DESIGNATIONS 

The site contains a wide range of Zoning Designations, including Neighborhood Commercial (C-1), 
Commercial (C-2), Limited Industrial (M-1), Light Industrial (M-2), Stream Corridor Overlay (SC), Low 
Density Residential (R-1) and Medium Density Residential (R-2). The acreages of each designation are 
outlined in the following table and shown in detail on the Existing Zoning Map included as part of Exhibit 
"B". 

Table 2 - Existing Zoning Map Designation 
Zoning Map Designation Acreage 

Neighborhood Commercial (C-1) 2 acres 
Commercial / Planned Development (C-2/PD) 17 acres 
Limited Industrial (M-1) 34 acres 
Light Industrial (M-2) 44 acres 
Low Density Residential (R-1) 283 acres 
Low Density Residential / 0.1 (R-1/0.1) 21 acres 
Low Density Residential / 0.4 (R-1/0.4) 4 acres 
Medium Density Residential (R-2) 78 acres 
Stream Corridor Overlay (SC) 20 acres 
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PROJECT OVERVIEW 
The collective applications included in the proposed Development Agreement are the result of a 
collaborative planning effort for the 450-acre Springbrook property, located within the city limits of 
northern Newberg. The purpose of the Development Agreement is to gain the land use approvals 
necessary to implement the Springbrook Master Plan, submitted to the City of Newberg under separate 
cover (Exhibit "B"). The Master Plan was developed for Springbrook Properties, owned by Joan and Ken 
Austin, members of the Austin family, a team of expert consultants and in close coordination with the 
City of Newberg and its citizens. It has been created in an effort to realize the personal vision of Joan 
Austin, and members of the Austin family, to revive the spirit of the historic Springbrook community and 
to create a special place within the Newberg community. 

The design team has worked closely with the City of Newberg over the past two years on the 
development of the Master Plan for the property to ensure that design and layout of the site is consistent 
with the City's adopted standards and policies. The Austin Family collaborated with the Ad Hoc 
Committee to ensure that the City's long range plans for development and the development plans for the 
property were consistent. In addition, the Applicant hosted an Open House on May 23, 2006 to update the 
community of their planning efforts and to provide an opportunity for questions and comments regarding 
the proposed development. The meeting was attended by over 300 people and the comments received 
were overwhelmingly positive. 

SPRINGBROOK DEVELOPMENT AGREEMENT 
The proposed Development Agreement, included in Exhibit "A", is anticipated to be utilized as a legal 
contract between the property owner and the City of Newberg and is adopted by City Ordinance. The 
agreement provides a legal tool that implements the Master Plan, and provides the authority to approve 
the land use applications outlined below. As outlined in Section 151.255 of the City of Newberg 
Development Code, the Development Agreement may accomplish any of the following: 

• Designate the Zoning District, Comprehensive Plan designations, and sub-districts that will be 
applied to a property upon execution of the agreement, upon successful completion of the terms 
of the agreement, and in case of failure to complete the terms of the agreement. 

• Require specific performance conditions for development of the property. These performance 
conditions may include, but are not limited to, construction of public facilities, dedication or 
reservation of land for right-of-ways, easements, or open spaces, construction of certain 
amenities, or other conditions proper for the development. 

• Create certain standards or specifications for development. 

• Create review processes by which development under the plan is approved. 

In summary, the proposed Development Agreement includes applications for Text Amendments to the 
Newberg Development Code and Newberg Comprehensive Plan, Map Amendments to the Newberg 
Zoning Map and Comprehensive Plan Map, a Subdivision, stream corridor impact assessment, and 
references the Springbrook Master Plan. A brief discussion of each one of these applications is presented 
below with more detailed information provided in subsequent sections of this report. 
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SPRINGBROOK MASTER PLAN 

The Springbrook Master Plan document is intended to provide the framework for future development that 
is consistent with the Proposed Conceptual Master Plan (Exhibit "B"). It functions in concert with the 
City of Newberg's Development Code, primarily with the Springbrook District, which provides a 
"roadmap" for the land use processes and criteria applicable to future development on the site. The 
Springbrook Master Plan has been designed to provide information regarding the existing site and the 
details of the proposed development plans. Specifically, it includes an investigation of existing utilities, 
infrastructure, land uses, natural resources and a survey of the property's legal boundaries and 
topography. A special effort has been made to research the historical significance of the site, specifically 
the community of Springbrook, and reflect it in the design and spirit of the development. The 
Springbrook Master Plan also features the vision and goals for the property, as well as, proposed land 
uses and detailed development plans and concepts for community theming, features, parks and pedestrian 
systems, infrastructure improvements, utility system plans and the sequencing and coordination of future 
development on the site. The Springbrook Master Plan is referenced herein as the "Springbrook Master 
Plan", the "Master Plan" and the "Plan". 

NEWBERG COMPREHENSIVE PLAN TEXT AMENDMENT 

The Applicant proposes to amend the Comprehensive Plan Text to read as presented below. The 
Springbrook District Zoning Designation and Comprehensive Plan Designation were created in March of 
1988. The Comprehensive Plan Designation was originally intended to apply to approximately 196-acres 
in size. Since the ownership of property has increased over the last 19 years, Springbrook Properties is 
proposing to apply the Springbrook District (SD) designation to the now larger area, approximately 450-
acres in size as set forth collectively in this application. As a result, the commercial limitation that 
currently exists within the text of the Comprehensive Plan should be deleted because the larger site 
requires more than 10-acres of commercial property to adequately serve the proposed development area 
and adjacent established neighborhoods. Furthermore, no limitation is necessary since the proposed 
Springbrook Master Plan places use limitations through its designated Land Use Districts (Exhibit "B" 
Springbrook Land Use Districts). 

Proposed Text Amendment 

Language proposed for deletion is shown with a strikethrough. 

11. Springbrook District (SD) 

The objective of this designation is to provide a compatible mixture of residential, 
hospitality/public, commercial, and industrial uses, governed by a master development 
plan. Residential uses will be primarily single-family dwellings and multi-plexes. 
Hospitality/public uses will be hotels and recreational facilities. Commercial uses are 
intended to include general commercial and neighborhood convenience uses such as 
retail businesses, retail food establishments, personal service establishments, and offices. 
Total area for commercial uses shall not exceed 10 acres, excluding open space. Light 
industrial uses which are compatible with the general character of the area are also 
permitted. Proposals for development shall be consistent with the master plan and the 
availability of services, and should not adversely impact existing or potential 
development of adjacent lands. 

NEWBERG DEVELOPMENT CODE TEXT AMENDMENT 

Sections 151.425 through 151.426 of the current zoning text, specifically the Springbrook District, must 
also be amended to accurately reference the Master Plan and to provide direction on the processing of 
future development applications. The Applicant requests the Development Code Text be changed to read 
as set forth in Exhibit "M". In order to effectively implement the Springbrook District zone, it is 
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necessary to revise the text in the development code and provide more specificity on how the Newberg 
Development Code and the Master Plan will interface. The proposed Text Amendment proposes to 
replace the existing text in the Newberg Development Code sections 151.425 and 151.426 with language 
located in Exhibit "M". The proposed amendment sets forth a specific review process for subsequent land 
use applications within the Springbrook District. The amendments also clarify how amendments to the 
Master Plan will occur. 

COMPREHENSIVE PLAN AND ZONING M A P AMENDMENT 

In order to allow for the development of the entire subject property pursuant to the Springbrook Master 
Plan, it is necessary to amend the existing Comprehensive Plan map designations to Springbrook District 
(SD) and the existing Zoning Map classification to Springbrook District (SD). Detailed findings in 
support of the proposed Map Amendments demonstrating compliance with the Newberg Development 
Code, the Newberg Comprehensive Plan and the Statewide Planning Goals are set forth in the subsequent 
sections of this document. Table 3 provided below compares the existing zoning of the subject property 
and the implementation of the proposed Springbrook District through the proposed Land Use Districts set 
forth in more detail within the Springbrook Master Plan (Exhibit "B"). 

Table 3 - Existing Zoning and Proposed Land Use 
Gain / 

Existing Zoning Existing Acreage Land Use Districts Proposed Acreage (Loss) 
Residential 386 Residential 361 (25) 

R-1 308 Low Density Res. 349 
R-2 78 Medium Density Res. 12 

Commercial 19 Commercial 13 (6) 
C-2 17 Neighborhood 13 
C-1 2 Commercial 

Industrial 78 Industrial 32 (46) 
M-1 34 Employment 32 
M-2 44 

Mixed-Use 78 78 
Village 39 
Hospitality 39 

Proposed Comprehensive Plan Map Amendment 

The Applicant proposes changing the existing Comprehensive Plan Map designation for the subject 
property from Commercial (COM), Industrial (IND), Low Density Residential (LDR), Medium Density 
Residential (MDR) and High Density Residential (HDR) to Springbrook District (SD). 

Proposed Zoning Map Amendment 

The Applicant is also proposing the existing zoning classification be changed from Neighborhood 
Commercial (C-1), Commercial (C-2), Limited Industrial (M-1), Light Industrial (M-2), Low Density 
Residential (R-1, R-1/.01 and R-1/0.4) and Medium Density Residential (R-2) to Springbrook District 
(SD). 

SUBDIVISION 

The intent of the Subdivision is to divide the property into "tracts" and "lots" that will allow for their 
development in a logical and harmonious fashion. The proposed subdivision will result in the creation of 
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thirty-four (34) buildable lots, forty-two (42) landscape tracts and fifty-one (51) tracts which will be 
subsequently divided for residential development. It assumes that all the "residential tracts" created 
through the subdivision are not developable and will be required to be further divided into developable 
lots. The proposed application seeks approval to divide approximately 450-acres into ninety-three (93) 
tracts and thirty-four (34) lots to facilitate the orderly development of the Springbrook District. The 
subdivision will result in the dedication of right-of-way for the extension of Villa Road north from 
Mountainview Drive to Aspen Way as well as Center Street from Mountainview Drive north to Henry 
Road. In addition the applicant will also be dedicating additional right-of-way for the improvements to the 
boundary streets including but not limited to Mountainview Drive, Crestview Drive and Zimri Drive. The 
Subdivision application will also serve to formalize proposed infrastructure improvements necessary to 
implement the Master Plan including but not limited to the crossings of Hess Creek and Springbrook 
Canyon and location of stormwater control facilities. The subdivision will also convey the future rights-
of-way for both Villa Drive and Center Street to the City of Newberg, the subsequent improvement of 
these rights-of-way will be completed according to the phasing and timing specified in the Development 
Agreement. All proposed landscape tracts within the development shall be maintained by the Home 
Owners Association for the development. The applicant has reserved the subdivision name "Springbrook 
District" with the Yamhill County Surveyor and at present time is anticipating utilizing that name for the 
final plat that will be recorded for the subject property. 
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FINDINGS IN SUPPORT OF THE DEVELOPMENT AGREEMENT 
OREGON STATEWIDE PLANNING GOALS 

Since the Newberg Comprehensive Plan was acknowledged by LCDC to carry out the Statewide Planning 
Goals, the subsequent analysis shows how the proposed actions affect the Newberg Comprehensive 
Plan's compliance with the Statewide Planning Goals. 

Goal 1 Citizen Involvement 

To develop a citizen involvement program that insures the opportunity for citizens to be involved in 
all phases of the planning process 

Response: The City's public hearing process meets the requirements of this Goal for citizen 
involvement in the land use process. The proposed Development Agreement is processed 
as a Type III land use action which requires a public hearing as part of the decision 
making process. Notice of the proposal will be provided to all property owners within the 
notice area, published in the newspaper, and will also be posted on the subject property 
giving interested citizens an opportunity to be involved in the process. A public hearing to 
consider the request will be held by the Planning Commission and City Council. Through 
the notice and public hearing process all interested parties are afforded the opportunity to 
review the application, comment on the proposal, and participate in the decision. This 
process meets the requirements of this Goal for citizen involvement in the land use 
planning process. In addition to the required citizen involvement tasks, the Applicant 
hosted an Open House on May 23, 2006 to inform the community of the proposal and 
provide opportunity for questions and comments regarding the proposed development. In 
accordance with the findings presented above, the proposed Comprehensive Plan and 
Zoning Map Amendment are consistent with Goal 1. 

Goal 2 Land Use Planning 

To establish a land use planning process and policy framework as a basis for all decision and 
actions related to use of land and to assure an adequate factual base for such decisions and actions. 

Response: The Newberg Comprehensive Plan is acknowledged to be in compliance with the 
Statewide Planning Goals and provides goals, policies and procedures for reviewing and 
evaluating land use requests. The Development Agreement will be reviewed in relation to 
the methodology and intent of the Plan, its applicable goals and policies, the 
Comprehensive Plan and Zone Amendment criteria and any other applicable State statute 
or administrative rule. A description of the Development Agreement in relation to these 
criteria is included within this report. Each land use application included in the 
Development Agreement will be evaluated on the basis of facts and evidence that are 
provided to support and justify the approval. The City's adopted Type III land use 
planning process provides for evaluating the Development Agreement in keeping with the 
requirements of this Goal. In accordance with the findings presented above the plan 
proposed with the Development Agreement is consistent with Goal 2. 

Goal 3 Agriculture Lands 

To preserve and maintain agricultural lands. 

Response: The subject property is comprised of land that is currently located within the Urban 
Growth Boundary (UGB) and fully within the City of Newberg's Incorporated City limits. 
The Development Agreement will only affect lands that are currently zoned for and 
anticipated to be developed to an urban density. Therefore, it will not have a direct impact 
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on any Goal 3 Agriculture Lands, as such this Goal is not applicable. In accordance with 
the findings presented above, the plan proposed with Development Agreement is 
consistent with Goal 3. 

Goal 4 Forest Lands 

To conserve forest lands by maintaining the forest land base and to protect the state's forest 
economy by making possible economically efficient forest practices that assure the continuous 
growing and harvesting of forest tree species as the leading use on forest land consistent with sound 
management of soil, air, water, and fish and wildlife resources and to provide for recreational 
opportunities and agriculture. 

Response: The subject property is comprised of land that is currently located within the UGB and 
fully within the City of Newberg's Incorporated City limits. The Development Agreement 
will only affect lands that are currently zoned for and anticipated to be developed to an 
urban density. Therefore, it will not have a direct impact on any Goal 4 Forest Lands, as 
such this Goal is not applicable. In accordance with the findings presented above, the plan 
proposed with the Development Agreement is consistent with Goal 4. 

Goal 5 Open Space, Scenic and Historic Areas, and Natural Resources 

To protect natural resources and conserve scenic and historic areas and open spaces. 

Response: The Newberg Zoning Map identifies the subject site as containing a portion of the Stream 
Corridor Overlay Zone (SC) that corresponds with the location of Hess Creek and 
Springbrook Canyon. The proposed Development Agreement would change the 
Comprehensive Plan designation to the Springbrook District (SD) for the entire site and 
rezone that area to Springbrook District (SD). The proposed Map Amendments would not 
effect or alter the Stream Corridor Overlay Zone (SC) and any subsequent development on 
the site will be reviewed to ensure compliance with the provisions of the SC district. The 
Hess Creek and Springbrook Canyon corridors are the only locally mapped and identified 
Goal 5 resources on the subject property. 

The Applicant has engaged the services of Pacific Habitat Services (PHS) to conduct a 
Natural Resource Review (Exhibit "G") for the subject property including the 
identification of potential wetlands and rare plant species and protected wildlife. No rare 
species were found on site during the review, however, according to the Oregon Natural 
Heritage Information Center (ONHIC) the following rare species are known to occur 
within two miles of the subject site: Chinook salmon, steelhead, and white rock larkspur. 
Spring run Chinook salmon are known to occur in Springbrook and Hess Creeks, although 
according to PHS their distribution is unlikely to extend as far north as the subject 
property. During site inspection no white rock larkspur were identified, although portions 
of the subject property contain habitat that could support their existence. PHS will be 
conducting a rare plant survey during the spring of 2007. If the presence of the white rock 
larkspur is detected, the Applicant will coordinate with the appropriate federal agencies to 
ensure all proper permits are received prior to development of the site. 

PHS conducted a wetland determination to estimate the size and location of potential 
wetlands on the subject site. According to PHS there are 14 potential wetlands identified 
on the site (see Exhibit "G" for actual locations). The Applicant has retained PHS to 
perform a wetland delineation of the subject property to be completed in the Spring of 
2007 which will determine that actual location and extent of the wetlands. The Applicant 
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intends to seek confirmation from the Oregon Department of State Lands and the US 
Army Corps of Engineers once that work has been completed. The proposed development 
preserves the highest valued streams and wetlands through responsible site design. The 
proposed Master Plan would necessitate the filling of approximately 7-acres of marginal 
wetlands. Most are degraded as result of past or current agriculture practices and; 
therefore, provide limited wildlife habitat. The proposed impacts will be mitigated in 
accordance with State and Federal regulations through the restoration and enhancement of 
the Hess Creek and Springbrook Canyon corridors on-site and offsite through a project 
that enhances and restores approximately 30-acres located south of the City of Newberg 
near the intersection of Highway 219 and the Willamette River. The off-site mitigation site 
is owned by a member of the Austin Family. The Applicant will coordinate with the US 
Army Corps of Engineers, the Oregon Department of State Lands and the City of 
Newberg prior to impacting any identified wetlands. 

According to the Historic Resources section of the City of Newberg Comprehensive Plan 
there is one inventoried historic resource on the subject site. The Springbrook School 
(Field #113) is identified as a "Primary Resource" by the Comprehensive Plan. Identified 
"Primary Resources" in the Comprehensive Plan are individually the most important 
properties in the city, distinguished by outstanding qualities of architecture, historical 
association, and relationships to the environment; they are the highest priority for local 
landmark designation and potentially eligible for the National Register. The Springbrook 
School is not designated as a local landmark by the City, as such it is not considered a 
Goal 5 resource and subject to Environmental, Social, Economic and Energy (ESEE) 
analysis pursuant to OAR 660-023-0200. However, the Applicant acknowledges the 
significance of the resource and is proposing to rehabilitate the structure, if feasible, and 
include it as part of the planned Village Center. 

The Applicant has identified and will protect Goal 5 resources on the property in 
conformance with Local, State and Federal regulations. In accordance with the findings 
presented above the plan proposed with the Development Agreement is consistent with 
Goal 5. 

Goal 6 Air, Water and Land Resources Quality 

To maintain and improve the quality of the air, water and land resources of the state. 

Response: The subject property is located within the UGB and City limits, where development at an 
urban scale and density is anticipated to occur. While the organization of uses and those 
uses specifically allowed within the property will change, no significant negative change 
in the quality of air is expected to occur. The proposed uses do not involve any additional 
noise or smoke that would affect the surrounding air, water, or land resource quality. The 
proposed Amendments to the Zoning and Comprehensive Plan designation will actually 
preclude certain industrial uses from occurring that could present a negative impact to the 
air and water resources located in and adjacent to the subject property. 

The proposed Master Plan features an open space design that ensures the protection of 
natural systems and reduces the likelihood of negative impacts to the air, water and land 
resources. The intent of the proposed Master Plan is to guide the development of a mixed-
use community designed to encourage the use of alternative modes of transportation and 
reduce the amount of vehicle miles and trips per household, thus resulting in a reduction in 
the impact to the local air quality that would likely be experienced if the subject property 
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was to be developed as currently zoned. This is accomplished by providing the 
opportunity for residents to access commercial convenience needs within close proximity 
to their homes as well as through the strategic location of parks and open space throughout 
the community that encourage walking and biking and reduce the need to drive to reach 
recreational opportunities and commercial services. 

The proposed Springbrook Master Plan preserves significant riparian areas associated with 
both the Springbrook Canyon corridor as well as the Hess Creek corridor. These natural 
areas will serve as a buffer between the proposed urban development and the natural world 
providing for the long-term preservation of the riparian corridors that traverse the 
property, ultimately improving the air and water quality not only for the development but 
for the entire community. 

City sewer and water are readily available to the subject property as well as storm 
drainage facilities. The City maintains a sewage treatment system and is responsible for 
assuring that wastewater discharges are processed to meet applicable state and federal 
standards for environmental quality. As a result of the provision of public services there 
will be no withdrawals of groundwater, or discharges of waster water directly to a water 
body. The site will be designed and engineered to accommodate stormwater retention and 
drainage facilities as specified by the City's adopted design and engineering standards. 

In light of the proposed Master Plan and location of the subject property within the City 
limits, the availability of public facilities to provide water, sewage disposal, and 
stormwater drainage services as well as the surrounding and planned transportation 
system, the proposal will have no significant impacts to the quality of the air, water or 
land. The proposal does not result in a situation in which the carrying capacity of local or 
regional air, water, and land resources is exceeded or degraded. The proposal does not 
threaten the availability of local or regional air, water, and land resources. In accordance 
with the findings presented above the plan proposed with the Development Agreement is 
consistent with Goal 6. 

Goal 7 Areas Subject to Natural Disasters and Hazards 

To protect people and property from natural hazards. 

Response: There is one area of the subject property located within the 100-year floodplain on the 
southern end of Hess Creek. The proposed Master Plan would designate this area as open 
space and preclude any private property from being built within it. There are two proposed 
crossings of Hess Creek and one proposed crossing of Springbrook Creek that would be 
required to ensure adequate circulation. Construction associated with public facilities shall 
be designed and constructed to ensure that they will not be impacted by any potential 
natural hazards associated with the flooding of these creeks. The crossings will be 
designed consistent with any and all relevant Federal, State and Local design standards, 
the improvements will ensure that floodwater will be able to pass through without the 
likelihood of damming and/or clogging of the stream channel from flood debris. 

The applicant commissioned a Report of Initial Geotechnical Engineering Analysis 
(Exhibit "I") to explore the subsurface soil and groundwater conditions on the subject 
property. The report was completed by a certified Geologist and a Geotechnical Engineer 
who provided the foundation for geotechnical design recommendations for preliminary 
site development. The team completed a geologic assessment of the subject property in 
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accordance with the recommendations outlined in the Newberg Comprehensive Plan 
Section 2 (F). The report identifies soils that could present an erosion hazard during site 
grading and construction, these soils are depicted in Figure 4 of Exhibit "I". The vast 
majority of the site contains slopes that are less than or equal to twenty percent (20%), 
which is not considered a "significant" slope hazard conditions under the Newberg 
Comprehensive Plan Section 2 (F). The slopes located in sections of Hess Creek and 
Springbrook Canyon and on the hills located north of Aspen Way and Springbrook Road 
have some areas that exceed twenty percent (20%), and in some areas are greater than fifty 
percent (50%) as can be seen in Figure 5 of Exhibit "I". 

There are no mapped landslide hazard areas identified on the subject property within the 
proposed development area according to a literature review conducted. Field 
reconnaissance identified several areas of isolated slope instability depicted in Figure 2 of 
Exhibit "I". These areas are confined to the Hess Creek and Springbrook Canyon drainage 
basins and are likely to have resulted from a combination of steep slopes, high 
groundwater and erosion at the toes of slopes from the corresponding streams. 

The Report of Initial Geotechnical Engineering Analysis concluded that development of 
the property as proposed is feasible provided the recommendations within the report are 
incorporated into the design and construction of the site. The steepest areas of the subject 
property are those adjacent the creek corridors which are to be preserved as open space. 
Other steep areas of the site located northeast of Aspen Way and the northern portions of 
the subject property adjacent Hess Creek are designated for large lot development. The 
proposed development of large lots in these areas along with proposed street alignments 
that follow existing contours allows for minimal disturbance to the area which reduces the 
likelihood of landslides, it also provides for the maximum utilization of residential lands 
located within the UGB. In accordance with the findings presented above the plan 
proposed with the Development Agreement is consistent with Goal 7. 

Goal 8 Recreational Needs 

To satisfy the recreational needs of the citizens of the state and visitors and, where appropriate, to 
provide for the siting of necessary recreational facilities including destination resorts. 

Response: The proposed Comprehensive Plan and Zoning Map Amendment will allow for the 
development of the subject site pursuant to the proposed Springbrook Master Plan. The 
Master Plan envisions the development of several parks and natural areas to provide for 
the recreation needs of the community. Parks and open space opportunities are 
strategically located throughout the community in such a manner as to provide access to 
recreational opportunities within a half mile of any point within the Springbrook District. 
The location and size of the proposed park areas are consistent with the standards 
contained within the Chehalem Parks and Recreation District Park Plan and the goals and 
policies contained within the City's Comprehensive Plan. 

The Master Plan proposes the construction of pedestrian walkways, sidewalks and trails to 
provide for pedestrian connections between all of the parks and open space proposed 
within the development. These improvements ensure the ability to be able to connect with 
other parks and open space areas that exist or that are planned within the City. The 
proposal provides for the development of recreation amenities on property that currently 
has no developed parks or public open space. The open space and parks that are proposed 
with the development of the property are adequate to attend to the recreational needs of 
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the residents and employees that will live and work within the Springbrook District. 
Therefore, the proposed Development Agreement complies with Goal 8 by providing 
opportunities consistent with guidelines identified in the Comprehensive Plan. 

Goal 9 Economic Development 

To provide adequate opportunities throughout the state for a variety of economic activities vital to 
the health, welfare, and prosperity of Oregon's citizens. 

Response: The proposed change will redesignate approximately 450-acres from Single Family 
Residential, Commercial and Industrial to a mixed-use designation entitled Springbrook 
District. The intent is to provide unique mixed-use opportunities for the development of 
commercial uses, parks, employment uses, residential uses and hospitability uses. Data 
necessary to address this Goal in relation to the proposed change, as required by OAR 
660-009-0015, is available in the "Economy" section of the "Inventory of Natural and 
Cultural Resources" located in the Newberg Comprehensive Plan. This section of the 
Comprehensive Plan serves as the community's "Economic Opportunity Analysis" (EOA) 
in compliance with Oregon Statewide Planning Goal 9. The EOA provides the most recent 
and comprehensive data available for economic development trends and for the inventory 
of commercial and industrial land within the urban area for the 20-year planning period. 

The collective proposal includes the request to rezone approximately 78-acres of land that 
is currently designated for industrial use to the Springbrook District designation. The EOA 
identifies three (3) parcels within the UGB that are larger than 20-acres and intended for 
Industrial development. This proposal seeks to change the designation of one of these 
sites. While the EOA identifies a deficit of industrially zoned property and the need to 
provide for approximately 87 additional acres, it is in support of the proposed Master Plan. 
The EOA supports this action by identifying those industrial parcels within the subject 
property as being "hindered" for industrial development due to the close proximity to 
residential neighborhoods and distance from statewide transportation facilities. The plan 
identifies only one (1) viable industrial site in excess of 20-acres as being located at the 
Sportsman Airpark and concludes that it is appropriate to rezone the other two (2) sites for 
other uses. The EOA contained within the City of Newberg Comprehensive Plan supports 
the proposed Map Amendments to change the designation of those properties that are 
currently designated for industrial development. In addition, the industrial properties 
within the subject property were originally anticipated to be zoned and designated 
Springbrook District in 1988 when Ordinance 88-2225 was passed by the City, Exhibit 
"B" of said ordinance identified those industrial properties within the proposed 
Springbrook District boundary. As demonstrated above, the proposed Comprehensive Plan 
Map and Zoning Map Amendments are consistent with the long-term industrial land needs 
of the community, as identified in the Comprehensive Plan. 

The subject properties currently contain approximately 20-acres of commercially 
designated property. The collective proposal would provide for approximately 123-acres 
of property that could be developed in a commercial manner. The Springbrook Master 
Plan, through the establishment of Land Use Districts, is proposing to provide 
approximately 13-acres of "Neighborhood Commercial" uses. Other Land Use Districts 
which allow for a variety of uses including commercial uses include approximately 39-
acres of "Village" uses, approximately 32-acres of "Employment" uses and approximately 
39-acres of Hospitality uses. The City's EOA supports the need for an additional 111-
acres of commercial zoned property to provide for the City's projected growth through the 
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year 2025. The EOA sets forth a strategy of providing for the 111-acres needed through a 
combination of rezoning and additions to the UGB. The proposed development of the site 
is consistent with the recommendations set forth by the Ad Hoc committee and formally 
accepted by the City Council which were utilized in the drafting of the City's EOA. 

A-dec is currently ranked as the City's number one employer and is adjacent to the subject 
area. They City's EOA sets forth a strategy of focusing on improving retention and 
expansion of existing businesses. The proposed Amendments and the Springbrook Mater 
Plan provide the opportunity for existing industry (A-dec) to expand through the location 
of an "Employment Land Use District" adjacent to the existing A-dec development. 

The wine/tourist industry is identified as one Newberg's target industry clusters within 
their EOA. The EOA states that the potential for growth in this industry is very high. The 
proposed Amendments and Springbrook Master Plan seek to capitalize on this potential 
through the development of a "Hospitability Land Use District" that is proposed to be 
developed with a hotel, spa and restaurant specifically aimed at providing upscale lodging 
opportunities and events which should support this industry. The resort will provide 
accommodations for tourists and help to ensure that more tourist dollars are spent locally 
in restaurants, galleries and retail shops in support of the local economy. The proposal is 
consistent with the EOA through the provision of an area designed to enhance the local 
tourism and wine industry. 

In summary the proposal conforms to the City's EOA by providing a location for 
employment in the categories that are projected to increase within the planning period 
(medical manufacturing and wine/tourism) and by providing an additional site for the 
development of these activities at a location where a similar site does not exist. The 
proposal serves to provide an opportunity for the economic activities that are vital to the 
citizens, which is consistent with the requirements of this Goal. 

Goal 10 Housing 

To provide for the housing needs of the citizens of the state. 

Response: The proposed change will redesignate approximately 450-acres from Single Family 
Residential, Commercial and Industrial to a mixed-use designation entitled Springbrook 
District. The intent is to provide opportunities for the development of commercial uses, 
parks, employment uses, residential uses and hospitability uses. The subject property 
currently has approximately 386-acres of residentially designated and zoned (R-1 and R-2) 
property. The proposed Map Amendments and Master Plan would provide for 
approximately 361-acres of residentially classified land through the provision of a "Low 
Density Residential" Land Use District (349-acres) and a "Mid-Rise Residential" Land 
Use District (12-acres). The net difference between the existing and proposed results in the 
loss of approximately 25-acres of residentially oriented property. This is misleading, as 
previously discussed in this report, as the ability to construct additional housing to help 
meet the City's need may be provided within the "Village", the "Mixed-Use" and 
"Hospitality" Land Use District. 

The City of Newberg commissioned the preparation of a Residential Land Needs Report 
which was prepared in June of 2005. The report identified a deficit of available residential 
land to provide for the development of the community within the 20-year planning period. 
The report specifically identified the need for approximately 1,069-acres of land suitable 
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to allow for the development of approximately 4,500 dwelling units. The ability of the 
"Village" and "Hospitality Land Use Districts" to allow for residential development 
provides adequate opportunity to allow for the development of residential dwellings 
consistent with the vision of the Comprehensive Plan and Goal 10. Table 4 compares the 
existing zoning of the subject property and the proposed zoning as they relate to 
residential development. Based on the existing zoning that is located on the subject 
property, the development potential of the subject property as identified in the City's 
Residential Land Needs Report and the target density for each respective zoning 
classification provided in the City's Comprehensive Plan, the subject property could have 
been developed to provide for approximately 1,786 dwelling units. The applicant is 
proposing to develop up to 1,482 dwelling units on the subject property for difference of 
approximately 304 dwelling units. 

The proposed provision of a mixed-use development is consistent with Goal 10, based on 
the available data, the reduction of vacant residential land inventory represented by this 
proposal will not cause a significant impact on the ability to provide single-family housing 
within the urban area and the ability of the City to provide housing opportunities in this 
area. For these reasons approval of the proposed Plan change will not have a significant 
impact on the ability to provide housing within the UGB or in the local area, and the 
proposal does not adversely impact the requirements of this Goal. 

Goal 11 Public Facilities and Services 

To plan and develop a timely, orderly and efficient arrangement of public facilities and services to 
serve as a framework for urban and rural development. 

Response: The City maintains an infrastructure of public facilities and services to support urban 
development. The City has adopted a Transportation, Stormwater, Wastewater and Water 
master facility plans as a part of the Newberg Comprehensive Plan. These plans outline 
the public facilities and services needed to serve land within the UGB. The existing public 
services and facilities in the area and those required to serve the proposed development on 
the subject property, will be reviewed by the Public Works Department. 

Within the body of this report, the Applicant has demonstrated that public facilities and 
services can be made available to this site at adequate levels to provide for the proposed 
development. The applicant has commissioned reports that demonstrate adequate capacity 
exists or can be provided for water (Exhibit "N"), wastewater (Exhibit "O") and 
stormwater (Exhibit "P"). The City will determine the appropriate service levels, in 
keeping with adopted design standards and engineering practices, when development 
permits are requested. The facility extensions necessary to serve development on the 
property will be provided by the developer at the time of development of each phase, 
according to adopted City practices and requirements and pursuant to an approved Master 
Plan (Exhibit "B") and Development Agreement (Exhibit "A"). In this manner the 
provision of services and facilities will be timely, orderly and efficient. In accordance with 
the findings presented above the plan proposed with the Development Agreement is 
consistent with Goal 11. 

Table 4 - Residential Capacity 
Zoning Scenario 

Exiting Zoning 
Proposed Land Use Districts 

Dwelling Units 
1,786 
1,482 
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Goal 12 Transportation 

To provide and encourage a safe, convenient and economic transportation system. 

Response: The City of Newberg's Transportation System Plan (TSP) is in compliance with the 
requirements of this Goal. The relationship of the proposal to the transportation system, 
and its impacts, have been set forth in detail in the Traffic Impact Study (TIS) prepared by 
Lancaster Engineering entitled "Austin Master Plan Transportation Impact Study, January 
2007" attached as Exhibit "F". The TIS assesses the traffic impact of the proposed 
development and sets forth proposed mitigation measures to ensure the transportation 
system continues to operate at an acceptable level. The TIS also examines the proposal 
according to the requirements of the Transportation Planning Rule (TPR), Oregon 
Administrative Rule 660-012-0060. 

The TIS assumed a conservative development scenario of approximately 450-acres of 
property consisting of a 110-room resort hotel, 1,167 single-family dwellings, 264 
condos/townhouses, 342,000 square feet of retail commercial space and 667,000 square 
feet of employment/office space. The TIS assumed full build-out in seven (7) years. The 
TIS estimated the proposed development would generate a total of 1,969 trips during the 
morning peak hour and 2,566 during the evening peak hour. According to the TIS, the 
proposed Comprehensive Plan and Zoning Map Amendment that would allow for the 
development of the subject property pursuant to the Springbrook Master Plan would 
generate fewer trips than would be expected under a reasonable "worst-case" scenario 
with the existing zoning. The proposed development would not worsen the performance of 
the existing or planned transportation facilities, as such, the proposed development is not 
considered to have a "significant impact" on the transportation system as defined by the 
TPR. In order to ensure there is no "significant impact" the Applicant is proposing a trip 
cap of 2,744 net new trips during the evening peak hour be conditioned on the approval. 
This will ensure that the proposed development does not generate traffic in excess of what 
could occur given the existing zoning. 

The TIS has determined that the impacts of the proposal on the existing transportation 
system can be mitigated with specific recommended improvements. Some of these 
improvements have already been identified in the TSP to address existing conditions, and 
are planned for construction by the City. With the recommended improvements the 
function of the transportation system will be maintained at acceptable standards consistent 
with the City of Newberg's TSP and the TPR. Exhibit "R" includes an analysis of the 
proposed transportation improvements and corresponding phase in which those 
improvements are anticipated to be required in order to maintain the functionality and 
capacity of the exiting and planned transportation infrastructure. 

The City of Newberg requested that the Applicant take traffic counts and conduct evening 
peak-hour analysis at 14 different intersections in the vicinity of the proposed 
development. Pages 26-29 of the TIS (Exhibit "F") provide detailed information regarding 
each one of the intersections including level of service under different build-out scenarios. 
The TIS recommends that the Applicant be required to complete the following 
improvements in order to mitigate the traffic generated as result of the proposed 
development. The intersections of Mountainview Drive at Aspen Way and Villa Road 
should have a traffic light installed, as should the intersection of Springbrook Road at 
Haworth Avenue. A right-turn lane should be constructed north-bound at the intersection 
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of College Street and Mountainview Drive. A south-bound right-turn lane should be 
constructed at the intersection of East Hancock Street at College Street, due to the 
necessity to acquire additional right-of-way it is recommended that the need for this 
improvement be deferred and reevaluated at the point when the completion of the Master 
Plan is within 1 year of being fifty percent (50%) complete. All other intersections are 
projected to operate acceptably under future traffic conditions either with or without the 
addition of site traffic from the proposed Austin Master Plan, as such no other mitigation 
is proposed. 

The Applicant has demonstrated that the identified improvements to the transportation 
system will mitigate the impacts of the proposal and ensure that adopted operating 
standards will be met. In some instances the proposed mitigation will cause the existing 
intersections to function at a higher level of service than at present even after complete 
build-out of the subject property. The analysis has found that the traffic impacts of the 
project will not cause a change in the functional classification of any street or 
transportation facility, will not require or result in changes to the standards that implement 
the functional classifications system, will result in traffic volumes that are consistent with 
the functional classifications of the affected streets, and mitigation will be provided to 
assure that adequate level of service and the functionality of the transportation system is 
maintained. The proposed Development Agreement including the proposed transportation 
improvements is in compliance with the Oregon Transportation Planning Rule, the 
Newberg Transportation System Plan and the goals and policies contained within the 
Newberg Comprehensive Plan. In accordance with the findings presented above the plan 
proposed with the Development Agreement is consistent with Goal 12. 

Goal 13 Energy Conservation 

To conserve energy. 

Response: The design of the proposed development strives to provide an integration of a variety of 
land uses resulting in a complete community within the City of Newberg. Inherent in the 
design is the ability to live, work and play in close proximity to one another which reduces 
the amount of vehicle trips and miles traveled resulting in a reduction in the consumption 
of gasoline and associated emissions. The proposed layout of the site encourages the use 
of alternative modes of transportation both within and adjacent to the proposed 
development through the provision of greenways, parks and tree-lined pedestrian 
corridors. 

The design of the transportation system in this area provides direct, efficient and 
convenient access. The proximity of the development to adjacent developed residential 
neighborhoods and employment areas will reduce the vehicle miles traveled to and from 
the subject property. The location and nature of the proposed development promotes the 
conservation of energy needed for transportation. For these reasons the proposal will help 
to conserve energy and be energy efficient, in keeping with the intent of this Goal. In 
accordance with the findings presented above the plan proposed with the Development 
Agreement is consistent with Goal 13. 

Goal 14 Urbanization 
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To provide for an orderly and efficient transition from rural to urban land use, to accommodate 
urban population and urban employment inside urban growth boundaries, to ensure efficient use of 
land, and to provide for livable communities. 

Response: The entire subject property is located within the Newberg City limits. All required public 
facilities and services can be made available to the property. The site consists of vacant 
and redevelopable urban land. The use of the site as proposed will contribute to an 
efficient arrangement of land uses within the UGB, and to the efficient use of urban 
services, consistent with the directives of this Goal. The proposal does not affect the size 
or location of the UGB. In accordance with the findings presented above the plan 
proposed with the Development Agreement is consistent with Goal 14. 

Goal 15 Willamette River Greenway 

To protect, conserve, enhance and maintain the natural, scenic, historical, agricultural, economic 
and recreational qualities of lands along the Willamette River as the Willamette River Greenway. 

Response: The subject property is not directly located within the Willamette River Greenway. 
However the property does contain two drainages (Springbrook Canyon and Hess Creek) 
that are tributaries of the Willamette River. The Springbrook Master Plan commits to the 
protection of these riparian corridors. The preservation of these areas will provide for the 
long term shading of the streams which will assist in improving the water quality. 

The design of the stormwater system will assist in reducing the sedimentation of the 
stream corridors by providing a mechanism that allows the sediment to fall-out of the 
runoff prior to reaching an approved point of disposal. The proposed Amendments and 
Master Plan consider the effects of the interaction between the natural and urban 
environment and provide for stormwater facilities and natural areas to assist with the 
protection and enhancement of the Willamette River tributaries. The proposed 
Development Agreement provides for the implementation of the Springbrook Master Plan 
which will assist with the protection and enhancement of the water quality in Springbrook 
Creek, Hess Creek and the Willamette River. The Master Plan conforms to Goal 15. 

Goal 16 Estuarine Resources 

To recognize and protect the unique environmental, economic, and social values of each estuary 
and associated wetlands; and to protect, maintain, where appropriate develop, and where 
appropriate restore the long-term environmental, economic, and social values, diversity and 
benefits of Oregon's estuaries. 

Response: The subject property does not contain any Estuarine Resources therefore this Goal is not 
applicable to this review. 

Goal 17 Coastal Shorelands 

To conserve, protect, where appropriate, develop and where appropriate restore the resources and 
benefits of all coastal shorelands, recognizing their value for protection and maintenance of water 
quality, fish and wildlife habitat, water- dependent uses, economic resources and recreation and 
aesthetics. The management of these shoreland areas shall be compatible with the characteristics of 
the adjacent coastal waters; and To reduce the hazard to human life and property, and the adverse 
effects upon water quality and fish and wildlife habitat, resulting from the use and enjoyment of 
Oregon's coastal shorelands. 
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Response: The subject property does not contain any Coastal Shorelands therefore this Goal is not 
applicable to this review. 

Goal 18 Beaches and Dunes 

To conserve, protect, where appropriate develop, and where appropriate restore the resources and 
benefits of coastal beach and dune areas; and To reduce the hazard to human life and property 
from natural or man-induced actions associated with these areas. 

Response: The subject property does not contain any Beaches or Dunes therefore this Goal is not 
applicable to this review. 

Goal 19 Ocean Resources 

To conserve marine resources and ecological functions for the purpose of providing long-term 
ecological, economic, and social value and benefits to future generations. 

Response: The subject property is not located adjacent the Pacific Ocean therefore this Goal is not 
applicable to this review. 
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CITY OF NEWBERG COMPREHENSIVE PLAN POLICIES AND GOALS 

The applicable Newberg Comprehensive Plan Policies and Goals are set forth below along with findings 
in support of the Development Agreement. 

A. CITIZEN INVOLVEMENT 

GOAL: To maintain a Citizen Involvement Program that offers citizens the opportunity for 
involvement in all phases of the planning process. 

Response: The City's public hearing process meets the requirements of this Goal for citizen 
involvement in the land use process. The proposed Development Agreement is processed 
as a Type III land use action which requires a public hearing as part of the decision 
making process. Notice of the proposal will be provided to all property owners within the 
notice area, published in the newspaper, and will also be posted on the subject property 
giving interested citizens an opportunity to be involved in the process. A public hearing to 
consider the request will be held by the Planning Commission and City Council. Through 
the notice and public hearing process all interested parties are afforded the opportunity to 
review the application, comment on the proposal, and participate in the decision. In 
addition to the required citizen involvement tasks, the Applicant hosted an Open House on 
May 23, 2006 to inform the community of the proposal and provide opportunity for 
questions and comments regarding the proposed development. In accordance with the 
findings presented above the plan proposed with the Development Agreement is consistent 
with this goal. 

B. LAND USE PLANNING 

GOAL: To maintain an on-going land use planning program to implement statewide and local 
goals. The program shall be consistent with natural and cultural resources and needs. 

POLICIES: 

2. The Comprehensive Plan and implementing ordinances shall be reviewed continually and revised 
as needed. Major reviews shall be conducted during the State periodic review process. 

Response: The proposed Development Agreement set forth for consideration does not constitute a 
major review and as such it is appropriate for it to be reviewed and considered separate 
from the state of Oregon's periodic review process. The collective application proposes 
Amendments to the Newberg Development Code and Newberg Comprehensive Plan to 
facilitate the implementation of zoning on the ground that has been in existence since 1988 
but has never been implemented. Therefore, the applications proposed with the 
Development Agreement are consistent with this policy. 

3. Industrial land use needs shall be periodically evaluated. 

Response: The Newberg City Council adopted Ordinance 2006-2635 on January 5, 2006 which 
revised the "Economy" section of the "Inventory of Natural and Cultural Resources" 
which is part of the Newberg Comprehensive Plan. This revision included the adoption of 
an "Economic Opportunity Analysis" (EOA) for the City of Newberg, in compliance with 
Oregon Statewide Planning Goal 9. The EOA looked at the long term industrial needs of 
the community based on the industry that was likely to locate in Newberg and what the 
land requirements to accommodate that growth would be. 

The Development Agreement includes the request to rezone approximately 78-acres of 
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land that is currently designated for industrial use to a mixed-use designation. The EOA 
identifies three (3) parcels within the UGB that are larger than 20-acres. The proposal 
seeks to change the designation of two (2) of those three (3) sites. The Newberg 
Comprehensive Plan supports this action by identifying those parcels as being "hindered" 
due to close proximity to residential neighborhoods and other factors. The plan identifies 
only one (1) viable industrial site in excess of 20-acres as being located at the Sportsman 
Airpark and concludes that it is appropriate to rezone the other two (2) sites for other uses. 

The proposal to rezone approximately 78-acres of industrial land to a mixed-use 
designation is appropriate given the information contained within the City's adopted EOA. 
In addition the industrial properties within the subject property were originally anticipated 
to be zoned and designated SD in 1988 when Ordinance 88-2225 was passed by the City, 
Exhibit "B" of said ordinance identified those industrial properties within the proposed 
Springbrook District boundary. The proposed Development Agreement collectively 
submitted with this application identifies approximately 32-acres of the original 78-acres 
to remain to allow for development of employment uses. This acreage would allow 
adequate opportunity for the expansion of existing employers that are currently adjacent 
the proposed site and is consistent with numerous Comprehensive Plan policies as 
identified in this report. As demonstrated above, the plan proposed Development 
Agreement is consistent with the long term industrial land needs of the community as 
identified in the Comprehensive Plan. 

D. WOODED AREAS 

GOAL: To retain and protect wooded areas. 

POLICIES: 

1. Existing wooded areas shall be encouraged to remain as open areas for wildlife habitat and 
limited recreational uses. 

Response: The proposed Development Agreement will allow for the development of approximately 
450-acres of contiguous area within the City of Newberg pursuant to the Springbrook 
Master Plan (Exhibit "B"). The Master Plan has been designed with the goal of preserving 
existing natural resources, prominent trees and tree groves, where possible. The Applicant 
engaged the services of Walter H. Knapp Silviculture and Urban Forestry to conduct an 
analysis of the significant trees and tree groves (Exhibit "H") that currently exist on the 
subject property in order to determine their quality and assess their suitability for 
preservation. The Master Plan features approximately 63-acres which have been dedicated 
to parks and open space. Included in this provision of open space is the protection of 
several significant wooded areas of the subject property including an approximate 29-acre 
area that coincides with Hess Creek, and an approximate 9-acre area that coincides with 
Springbrook Canyon, an approximate 5-acre park identified as Tree Grove Park and an 
approximate 6-acre park identified as Big Tree Park. 

The two riparian corridors along Hess Creek and Springbrook Canyon will provide 
significant wildlife habitat with passive recreational opportunities. These areas will allow 
for the continuation of the natural systems that currently occur on the property. These 
areas, when combined with the other open space areas located within the subject property, 
will provide for wildlife habitat as well as the recreational needs of the community. This 
policy is effectively implemented through the approval of the Master Plan. 
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2. Development in drainageways shall be limited in order to prevent erosion and protect water 
quality. Trees provide needed protection from erosion and should be maintained. 

Response: The proposed Map Amendments and approval of the Springbrook Master Plan will 
provide for the preservation and enhancement of approximately 29-acres located along the 
Hess Creek and 9-acres located along Springbrook Canyon. The vegetation within these 
areas will be retained and enhanced which will assist in the reduction of soil erosion and 
improve the water quality by providing a corridor that effectively buffers the area from 
impacts. The proposed Map Amendments would not impact the Stream Corridor Overlay 
that exists on the property and the proposed Springbrook Master Plan is consistent with 
that overlay. Therefore, this proposal provides for the protection and enhancement of the 
two drainage ways that are identified on the subject property and is consistent with this 
Comprehensive Plan policy 

E. AIR, WATER, AND LAND RESOURCE QUALITY 

GOAL: To maintain and, where feasible, enhance the air, water and land resource qualities within 
the community. 

POLICIES: 

1. Development shall not exceed the carrying capacity of the air, water or land resource base. 
Response: The proposed Development Agreement including the Springbrook Master Plan (Exhibit 

"B") does not exceed the carrying capacity of the air, water or land resource base of the 
subject site. The Springbrook Master Plan is designed as a mixed-use development which 
should have a positive impact on the air resources of the community when compared with 
traditional subdivision development. The very nature of the layout of the land uses reduces 
the amount of vehicle trips and miles traveled by providing commercial, employment and 
recreation opportunities in close proximity to residential areas. The development also 
encourages the use of alternative modes of transportation such as biking and walking 
through the provision of pathways, bike lanes and sidewalks which in turn reduce vehicle 
miles traveled and reduce the pollutants that result from internal combustion engines. 
Furthermore the provision of open space and retention of significant tree groves located on 
the property assist with offsetting those pollutants that are released into the air. The 
proposed development will not exceed the carrying capacity of the air resource base. 

The proposed development will be connected to City facilities including public water and 
sanitary sewer service. There will be no placement of septic systems as a result of the 
proposed development, the development will actually lead toward the decommissioning of 
existing septic systems through the extension and provision of public services within and 
adjacent the subject property. The reduction in reliance on septic systems will have a 
positive impact on the land and water resources of the area. 

The proposed Master Plan will allow for the efficient development of the subject property 
within the density requirements of the existing zoning resulting in a development that is in 
scale with the current anticipated impacts to the land, air and water resource base. 
Furthermore the Master Plan commits to the preservation and enhancement of natural 
areas on the subject property along with adequate buffers between the natural world and 
the built environment. The proposed Development Agreement will not exceed the 
anticipated and reasonable carrying capacity of the air, water and land resource base and 
therefore conforms to this policy. 
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2. Water quality in the Willamette River and tributary streams shall be protected. 

Response: The subject property contains two riparian areas that are tributaries of the Willamette 
River, Hess Creek and Springbrook Canyon creek. The Springbrook Master Plan commits 
to the protection of these riparian corridors through the dedication of open space. The 
preservation of these areas will provide for the long term shading of the streams which 
will assist in improving water quality of both of creeks and the Willamette River as well. 

The design of the stormwater system will assist in reducing the sedimentation of the 
stream corridors by providing a mechanism that allows the sediment to fall-out of the 
runoff prior to reaching an approved point of disposal. The proposed Development 
Agreement considers the effects of the interaction between the natural and urban 
environment and provides stormwater facilities and natural areas to assist with the 
protection and enhancement of the Willamette River corridor and associated tributaries. 
The proposed Development Agreement including the Springbrook Master Plan will assist 
with the protection and enhancement of the water quality in Springbrook Creek, Hess 
Creek and the Willamette River. This proposal conforms to this 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. 

Response: All development on the subject property will connect to the City of Newberg sanitary 
sewer system and pay all applicable charges and fees associated with said connections 
unless otherwise approved by the City. The proposal will assist with economic 
development within the community through extension of the sanitary sewer pursuant to 
the City's adopted master facility plan which will provide the opportunity for the 
development of adjacent properties and reduce the likelihood of the need for on-site sewer 
disposal systems which will have a negative impact on the land and water resources of the 
community. The proposal is consistent with this Comprehensive Plan policy. 

4. The Newberg airshed shall be protected from excessive pollution levels resulting from 
urbanization. 

Response: As previously noted the proposed Development Agreement will allow for the creation of a 
mixed-use development which will encourage multi-modal transportation and provide 
opportunities to reduce the amount of vehicle trips and vehicle miles traveled by providing 
commercial, employment and recreation needs within close proximity to proposed 
residential development. The proposal will effectively protect the Newberg airshed by 
providing new residents the opportunity to walk and bike as well as combine their vehicle 
trips thereby reducing vehicle miles traveled and the associated negative impacts to the 
airshed. The proposal is in conformance with this Comprehensive Plan policy. 

5. New industry should be located in areas which minimize impacts upon the air, water, and 
land resource base, as well as upon surrounding land uses. 

Response: The proposed Development Agreement provides for the expansion of existing industry 
and development of new employment opportunities which will be located and limited in 
such a manner to reduce anticipated impacts to the air, land and water resources. The 
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subject property currently contains approximately 78-acres of industrially zoned property 
(M-1 and M-2). The new proposed designation and Master Plan provide for approximately 
32-acres of property designated for employment activities. "The Employment Land Use 
District" of the Springbrook District would control the uses that could be developed on-
site. This was done specifically to ensure that the future development of the area will be 
compatible with adjacent residential, hospitality and commercial development. As 
depicted in Exhibit "B", the Springbrook Land Use Districts, the proposed "Employment 
Land Use District" is bordered on the north and east by Mountainview Drive to the south 
by Crestview Drive, to the west by Aspen Way and has the Burlington Northern Railroad 
bisecting the site into two parcels of approximately 21-acres and 12-acres. As shown the 
proposed "Employment Land Use District" is well buffered from adjacent uses through 
the location of transportation corridors and the provision of open space. The proposal 
conforms to this Comprehensive Plan policy. 

6. The City will cooperate with State and Federal agencies which regulate environmental 
quality and shall adhere to the standards established by these agencies in the issuance of any 
permits or approvals given by the City. This policy is intended to cover discharges and 
emissions which may impair air, water or land quality or exceed the established standards for 
noise or other emissions. 

Response: The proposed development will be required to comply with all applicable Local, State and 
Federal regulations prior to, during and after construction of the project. The Applicant 
will work closely with the City of Newberg to ensure that all pertinent agencies are 
involved in the review of this and any subsequent land use action and that any necessary 
permits and/or approvals are received and complied with. The proposed development will 
be required to conform with this policy as development of the site occurs. 

7. The threat of excessive noise will be considered when reviewing land use requests. In 
addition, any new commercial and industrial developments shall conform to DEQ noise 
pollution standards. 

Response: All development within the Springbrook District will comply with all pertinent City of 
Newberg, Federal and or State requirements that pertain to noise pollution standards. The 
specific uses allowed and precluded from the Employment area assure compliance with 
this policy. The plan proposed with the Development Agreement is consistent with this 
plan policy. 

8. The City will continue to support soil conservation measures designed to prevent unnecessary 
losses through excavation, stripping, erosion, and sedimentation. 

Response: The design and layout of the proposed development seeks to minimize the amount of 
grading necessary for development consistent with this Comprehensive Plan policy. The 
preparation of the site for development will necessitate the approval of a 1200-C permit 
from the State of Oregon, this will include the utilization of construction activities that 
will reduce the likelihood of erosion of the site and sedimentation of adjacent waterways 
while continuing to support the conservation of the soil on the site. The local road layout 
of the site was designed to work with the existing contours of the property to minimize the 
amount of excavation necessary. The design of the local road system sought to minimize 
the need for excavation consistent with this policy. In addition, the Oregon Department of 
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Environmental Quality and City staff will ensure that proper erosion control measures are 
taken during development of the site consistent with this policy. 

9. The City will seek abatement of the aesthetic degradation of the environment resulting from 
blighted neighborhoods, indiscriminate waste disposal, offensive outdoor storage. 

Response: The proposed Map Amendments and the associated Master Plan would provide for 
development of a significant area within the community of Newberg with a unified vision. 
Included in this vision is the provision of high quality residential neighborhoods, open 
space and protection of natural resources. The Master Plan would preclude the 
employment and commercial areas from having outdoor storage areas and provide design 
standards that will ensure that the areas do not result in the development of blighted 
neighborhoods. Waste disposal will be accomplished in accordance with Local, State and 
Federal regulations as required by the City of Newberg. Approval of the Development 
Agreement will assure that the subject area will develop pursuant to the Springbrook 
Master Plan consistent with this Comprehensive Plan policy. 

11. The City will continue to encourage and support the three R's of recycling (re-use, reduction 
and recycling). 

Response: The proposed development of the property will include provisions for recycling service to 
be accommodated. As noted above the design and layout of the subject property will 
provide the opportunity to reduce the amount of vehicle trips and encourage walking and 
biking consistent with this policy. The proposal conforms to this policy. 

F. AREAS SUBJECT TO NATURAL DISASTERS AND HAZARDS 

GOAL: To protect life and property from natural disasters and hazards. 

POLICIES: 

3. In other areas of potential or existing hazards, development shall be subject to special conditions. 
Reasonable development may be permitted in these areas when it can be shown, based on sound 
engineering and planning criteria, that adverse impacts can be mitigated and kept to a minimum. 
Hazardous areas shall be considered to be lands with slopes 20% or greater, potential and existing 
slide areas, fault areas, and areas with severe soil limitations. 

Response: The applicant commissioned a Report of Initial Geotechnical Engineering Analysis 
(Exhibit "I") to explore the subsurface soil and groundwater conditions on the subject 
property. The report was completed by a certified Geologist and a Geotechnical Engineer 
who provided the foundation for geotechnical design recommendations for preliminary 
site development. The team completed a geologic assessment of the subject property in 
accordance with the recommendations outlined in the Newberg Comprehensive Plan 
Section 2 (F). The report identifies soils that could present an erosion hazard during site 
grading and construction, these soils are depicted in Figure 4 of Exhibit "I". 

The vast majority of the site contains slopes that are less than or equal to twenty percent 
(20%), which is not considered a "significant" slope hazard conditions. The slopes located 
in sections of Hess Creek and Springbrook Canyon and on the hills located north of Aspen 
Way and Springbrook Road have some areas that exceed twenty percent (20%), and in 
some areas are greater than fifty percent (50%) as can be seen in Figure 5 of Exhibit "I". 
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There are no mapped landslide hazard areas identified on the subject property within the 
proposed development area according to a literature review conducted. Field 
reconnaissance identified several areas of isolated slope instability depicted in Figure 2 of 
Exhibit "I". These areas are confined to the Hess Creek and Springbrook Canyon drainage 
basins and are likely to have resulted from a combination of steep slopes, high 
groundwater and erosion at the toes of slopes from the corresponding streams. 

The Report of Initial Geotechnical Engineering Analysis concluded that development of 
the property as proposed is feasible provided the recommendations within the report are 
incorporated into the design and construction of the site. The steepest areas of the subject 
property are those adjacent the creek corridors which are to be preserved as open space. 
Other steep areas of the site located northeast of Aspen Way and the northern portions of 
the subject property adjacent Hess Creek are designated for large lot development. The 
proposed development of large lots in these areas along with proposed street alignments 
that follow existing contours allows for minimal disturbance to the area which reduces the 
likelihood of landslides, it also provides for the maximum utilization of residential lands 
located within the UGB. 

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

GOALS: 

1. To ensure that adequate land shall be retained in permanent open space use and that natural, 
scenic and historic resources are protected. 

2. To provide adequate recreational resources and opportunities for the citizens of the community 
and visitors. 

3. To protect, conserve, enhance and maintain the Willamette River Greenway. 

POLICIES: 

1. Open Space & Natural Resources Policies 
a. While the Land Use Inventory has shown that an ample amount of open space currently 
exists within the Urban Growth Boundary, the City shall insure that, as development continues, 
adequate land shall be retained in permanent open space use. 

Response: The proposed development plan provides 63-acres of open space, approximately 13 
percent of the subject property. Two natural areas are preserved that coincide with 
Springbrook Canyon and Hess Creek. These areas coincide within the Stream Corridor 
Overlay Zone. A variety of parks and open space are integrated throughout the site and are 
provided within half of a mile of point on the entire site. The vast majority of the 
residential areas have open space provided within a quarter of a mile of the site. Only 
those areas designated for custom and large lots are not located within a quarter of a mile 
of opens space, which is logical due to the fact that those sites will have large lots and 
adequate private open space to provide for the residents that will live there. This proposal 
supplies adequate park land and open space consistent with the guidelines and standards 
contained within the Comprehensive Plan which are were developed consistent with those 
standards identified by the National Recreation and Park Association consistent with this 
policy. 
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b. In selecting areas to be maintained as open space, parcels shall be of adequate size and 
possess desirable natural and locational qualities. Cost and ease of acquisition shall also be 
important considerations. 

Response: All of the proposed open space and park land within the master planned boundary will be 
privately owned and maintained to ensure consistency in design with the surrounding 
development; however the public will be provided access to these areas. As a result the 
community will be afforded open space and park opportunities without acquiring and 
developing the areas. Hess Creek and Springbrook Canyon will provide approximately 29-
acres and 9-acres respectively of open space for passive recreation and scenic enjoyment. 
These areas were selected to be preserved as open space to ensure protection of the natural 
environment. 

The applicant is also proposing to establish several parks throughout the district including 
three (3) pocket parks and five Active parks that will serve as neighborhood parks. Many 
of the Active parks proposed for creation contain trees that were identified as being 
desirable for retention, "Tree Grove Park" and "Big Tree Park" located within and 
adjacent the "Village" area are good examples of these areas. The applicant is proposing 
to develop a "Village Green" within the "Village" Land Use District and two passive 
recreation parks flanking the Hess Creek corridor on the east and west as Active parks as 
well. The proposal conforms to this Comprehensive Plan policy. 

d. The dedication of easements for public drainageways and stream corridors should be 
encouraged when properties are either developed or redeveloped. Developed densities that 
would normally be allocated to portions of the property within delineated stream corridors may 
be transferred to adjoining areas up to a maximum increase of 20 percent. 

Response: The Applicant is not proposing to transfer density on the subject property. The Applicant 
shall comply with any reasonable requirements regarding easement dedication the City 
may require. The proposal is consistent with this plan policy. 

e. The floodplains and natural drainageway areas in Newberg should be preserved with a 
largely open character to provide a basic open space framework for the community. The 
capacities of these areas shall be maintained to provide a natural storm water and natural 
drainage system, as well as to continue to provide a natural habitat for local fish and wildlife. 
Natural drainageways should be kept in open space uses. Bicycle and pedestrian pathways 
might be included in these areas. Care should be taken to minimize disturbances in these often 
erosive and steep areas. All uses should be compatible with the specific sites. 

Response: The Development Agreement allows for the development of the subject property pursuant 
to the Springbrook Master Plan (Exhibit "B"). The Master Plan commits to the retention 
of the areas adjacent to Springbrook Canyon and Hess Creek as open space (see the Park 
& Pedestrian Circulation Plan included in Exhibit "B"). Those areas will be left in a 
natural state with limited impacts resulting from access provided via a proposed trail 
system, water quality facilities and street crossings. The Applicant is proposing minimal 
disturbances to the Hess Creek corridor via two proposed road crossings, trail access, 
improvements to existing street crossings and the development of water quality swales. 
The Applicant is proposing minimal disturbances to the Springbrook Canyon corridor via 
a proposed road crossing, trail access and the development of water quality swales. 
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The crossings are necessary in order to provide for connectivity of the local transportation 
system and to provide adequate access for emergency service vehicles. These crossings 
will be designed to minimize impacts to the riparian area and will utilize construction 
designs and methods consistent with all applicable standards and regulations as required 
by the Oregon Department of Fish and Wildlife, Oregon Department of State Lands and 
the US Army Corps of Engineers. The trails will be designed and constructed in order to 
minimize any likely impacts to the riparian corridors. The proposed water quality swales 
will be designed and constructed in order to minimize any impacts to the riparian 
corridors. The water quality swales will assist in treating the stormwater runoff from the 
subject development ensuring minimal impact to the natural system as a result of the 
proposed development. 

In order to mitigate for any impacts as may be required, the Applicant will enhance the 
riparian corridors through the removal of invasive species and planting of natives species 
that will improve the fish habitat on site and downstream as well. The Master Plan 
proposed with the Development Agreement conforms to this Comprehensive Plan policy. 

2. Scenic Resources Policies 

a. The City shall take steps to maintain and improve the visual quality of the City. 

Response: The proposed Development Agreement will allow for the approval of the Springbrook 
Master Plan (Exhibit "B") which will guide the development of approximately 450-acres 
that will be developed under one unified vision. Through the development and 
enhancement of open space, parks, gateway treatments and landscaped streetscapes, the 
plan will improve the visual quality of this area currently characterized mainly by large 
agriculture tracts while providing for the preservation and enhancement of natural areas. 
The approval of the proposed Development Agreement will allow for the development of 
the subject property pursuant to the Springbrook Master Plan which will assist in 
maintaining and improving the visual quality of the community consistent with this plan 
policy. 

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

Response: The proposed Development Agreement will allow for the development of the subject 
property pursuant to the Springbrook Master Plan. The design of the site has been created 
with the intent to provide for aesthetically pleasing streetscapes, well-designed public 
gathering spaces and open spaces. The location of these focal points takes advantage of 
scenic views or natural amenities where possible. Therefore, the plan proposed with the 
Development Agreement is consistent with this plan policy. 

3. Historic Resource Policies 

a. The continued preservation of Newberg's designated historic sites and structures shall be 
encouraged. 

Response: There are no identified Goal 5 historic sites or structures on the subject property nor are 
there any resources designated on the National Historic Register. However, it is very 
important to the applicant and the Austin Family that the property's historic significance is 
respected. As a result, the family and the team have researched the history of the 
Springbrook community and are working to reflect the site's history into the design of the 
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community. Specifically, the family is hoping to retain and rehabilitate the existing 
Springbrook School and build a church near the old church location. They have also 
selected vernacular materials for the monument features located throughout the site. 
Additional opportunities to reflect the history of the area are being explored and could take 
a variety of forms from a formal museum, a train depot for the new visitor train proposed 
for the area, outdoor plaques or signage, strategically placed display windows and 
seasonal events celebrating the area's history. The architectural design of the buildings in 
the Village may take cues from the historic Springbrook buildings. They will not replicate 
these buildings, but are intended to be a modern interpretation of their historic forms. The 
Master Plan proposed with the Development Agreement is consistent with this policy. 

c. The City will encourage the establishment of a museum for the housing of historic artifacts, 
the sponsorship of touring exhibits, seminars and oral history, archival research, etc. 

Response: As mentioned above, it is very important to the Austin Family that the property's historic 
significance is respected. As a result, the family and the team have researched the history 
of the Springbrook community and are working to reflect the site's history into the design 
of the community. Specifically, the family is hoping to retain and rehabilitate the existing 
Springbrook School and build a church near the old church location. They have also 
selected vernacular materials for the monument features located throughout the site. 
Additional opportunities to reflect the history of the area are being explored and could take 
a variety of forms from a formal museum, a train depot for the new visitor train proposed 
for the area, outdoor plaques or signage, strategically placed display windows and 
seasonal events celebrating the area's history. The architectural design of the buildings in 
the Village may take cues from the historic Springbrook buildings. They will not replicate 
these buildings, but are intended to be a modern interpretation of their historic forms. The 
Master Plan proposed with the Development Agreement is consistent with this policy. 

d. The City will encourage the re-use of historic structures such as the establishment of bed and 
breakfast operations, specialty shops, restaurants and professional offices. 

Response: As previously noted, the Applicant intends to rehabilitate the Springbrook School and 
incorporate the building into the design of the Village. The retention and rehabilitation of 
the Springbrook School would be consistent with this plan policy. 

e. The City will encourage identification and/or preservation of significant historic landmarks, 
archaeological or architectural sites which meet criteria established by the City. 

Response: City staff inventoried the historic resources of the community originally in 1985 and 
subsequently updated that inventory in 1990. During this process the staff identified 
numerous individual historic resources as well as four potential areas for designation as 
historic districts. One of the areas identified was the Springbrook Area due to the presence 
of the early fruit industry in the area. This concentration area was removed from 
consideration due to the demolition of two of the four structures which had originally been 
inventoried. The Springbrook Friends Church was demolished in 1988 and the 
Springbrook Cannery was demolished in 1990. The Springbrook School still remains in 
the City of Newberg Historic Resource Inventory as a "Non-designated Primary 
Resource". The City has inventoried the subject property and identified the Springbrook 
School as "Primary" contributing resource in the community. In the City of Newberg 
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designation of local landmarks is at the discretion of the property owner. The subject 
property has been inventoried and sites have been identified consistent with this plan 
policy. As previously noted, the Applicant intends to rehabilitate the Springbrook School 
and incorporate the building into the design of the Village. The retention and rehabilitation 
of the Springbrook School would be consistent with this plan policy. 

4. Recreation Policies 

d. High priority shall be given to recreational facilities and services designed to: 

-Meet recreational needs requirements for higher density areas. 

-Provide recreational opportunities for persons of limited mobility and finances. 

-Minimize the adverse impact on the environment. 

-Meet recreational needs of the area's citizens and visitors. 

Response: The Master Plan proposed with the Development Agreement for the subject property 
conforms to this policy of the Comprehensive Plan by providing a variety of parks and 
open spaces which are integrated throughout the site and are provided within a half of a 
mile of any point on the entire site. The vast majority of the residential areas, including the 
condominium and townhouse developments, have open space provided within a quarter of 
a mile. The Active and Multi-Use Parks will be handicap accessible and coupled with the 
proposed sidewalk system and central location will provide access to recreation areas for 
people of limited mobility. The parks will be maintained by a homeowners association; 
however there will be no fees associated with using the parks which allows them to be 
accessible to persons of limited finances. The proposed open space and parks are adequate 
in size and meet the recreational needs of the residents and employees that will live and 
work within the property. The plan proposed with the Development Agreement conforms 
to this policy through the provision of recreation facilities and services that cater to the 
needs of the residents and visitors, while minimizing impacts to the environment. 

e. Recreational facilities shall be located throughout the planning area in order to minimize 
distances between residential areas and recreational opportunities. 

Response: The proposed Development Agreement allows for the development of the subject property 
pursuant to the Springbrook Master Plan which provides strategically located parks and 
open space opportunities within walking distance of all points on the site. Parks and open 
spaces of adequate size are situated with a half of a mile of any area within the proposed 
Springbrook District which is consistent with the park siting standards contained within 
the Chehalem Parks and Recreation District Park Plan and the goals and policies contained 
within the Comprehensive Plan. The plan proposed with the Development Agreement 
conforms to this policy through the strategic siting of recreation facilities dispersed 
throughout the proposed development. 

f. The continued multiple use of public facilities for recreational and other purposes shall be 
encouraged. In particular, schools and parks shall be located on adjacent sites wherever 
possible. 

Response: There are no schools proposed for development within the proposed Springbrook District. 
Several schools exist south of Crestview Drive in a developed area; therefore, precluding 
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the siting of additional parks. In addition, George Fox plans to add ball fields on the south 
side of Joan Austin Elementary. The Applicant is proposing to locate parks and open 
space throughout the site and specifically in close proximity to the "Village" and 
"Hospitality" areas which will provide opportunities for these open space areas to be 
utilized as public gathering spaces. The plan proposed with the Development Agreement 
conforms to this Comprehensive Plan policy. 

g. Recreational standards for the planning area shall be as follows. These standards shall be 
considered as desirable guidelines to be achieved whenever possible. 

Table 5 - Park Area Standards 
Level of 

Classification Service 
(Acres/1000 

People) 

Service Size Range 

Free standing: 10 acres 

Area 

Neighborhood 2.5 Adjacent to elementary school: 2-5 % - / Mile 
Parks acres with the school supplying 

about 6 acres of playground 
Free standing: 10-25 acres 

Community 5.0-8.0 Adjacent to junior or senior high Not more than 
Parks school: 8-15 acres with school 

supplying about 12 acres. 
1-1/2 miles 

City Wide Entire City 
Parks N.A. 25 acre minimum 

Regional Parks N.A. 180 to 200 acres Park service 
area 

Response: The Parks & Recreation Map included in Exhibit "B" demonstrates that the proposed 
Parks Plan is consistent with this Comprehensive Plan policy. All points within the 
property are located within a half of a mile of a park or significant open space. The 
applicant is providing for ten (10) park and open space areas which are divided into three 
(3) specific types of parks within the development; Passive Parks, Active Parks and Multi-
Purpose Parks. Both the Active parks and Multi-Purpose parks will be developed with 
traditional park amenities such as playgrounds, benches and active recreation areas. The 
Passive Parks will be left in more of a natural state and will serve to provide community 
members a link to the natural world. 

The Passive Parks provided within the development include; Tree Grove Park which is 
approximately 5.4-acres and is situated between the "Hospitality", "Village" and 
"Employment Land Use Districts"; and Hess Creek Park which is approximately 28.8-
acres; Springbrook Canyon Park which is approximately 8.5-acres. 

The Active parks provided within the development include; Central Park 1 which is 
approximately 6.3-acres and is located east of Hess Creek Park; Central Park 2 which is 
approximately 1.8-acres and is located west of Hess Creek Park; Neighborhood Park 1 
which is approximately 3.6-acres and is located north of Joan Austin Elementary School; 
Neighborhood Park 2 which is approximately half-acre and is located north of the 
intersection of Mountainview Drive and Herman Street; and Neighborhood Park 3 which 
is approximately half-acre and is located north of the intersection of Libra Street and 
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Crestview Drive. 

The Multi-Purpose Parks provided within the development include; Big Tree Park which 
is approximately 5.5-acres and is located east of the Village Center; and Village Green 
Park which is approximately 1.7-acres and is located west of the Village. 

The Hess Creek park, Central Park 1 and Central Park 2 are all contiguous to one-another 
and collectively comprise approximately 37-acres of Active and Passive park land. This 
area would qualify as a "City Wide Park" or a "Community Park" as described by the 
Comprehensive Plan. Likewise, Springbrook Canyon and Big Tree Park are contiguous to 
one another and collectively comprise approximately 14-acres of Passive park land. This 
area would qualify as a "City Wide Park" as described by the Comprehensive Plan. 

The development will provide for approximately 1,265 dwelling units which will 
accommodate approximately 3,491 people (2.76 people/dwelling multiplied by 1,265 
dwellings). According to the guidelines contained in the City's Comprehensive Plan the 
development should provide for approximately 9-acres of Neighborhood parks. The 
proposal provides for approximately 12.7-acres of Active (neighborhood) parks thereby 
exceeding the guideline above. The Master Plan proposes the approximately 62.6-acres of 
Park land including the creation of a 37-acre area and 14-acre area that will serve a greater 
need for the entire community and is; therefore, consistent with this Comprehensive Plan 
policy. 

h. Public and private recreational development will be encouraged on sites suitable for the 
purposes. 

Response: All of the proposed open space and park land within the master planned boundary will be 
privately owned and maintained to ensure consistency in design with the surrounding 
development, however the public will be provided access to these areas, as result the 
community will be afforded open space and park opportunities without the need to bare 
the burden of acquiring and developing the areas. The proposed location of open space 
areas is suitable due to the fact that it coincides with location of significant resources 
located on-site. Developed parks were strategically located throughout the site to ensure 
that recreational opportunities existed within a half mile of all new homes. The proposed 
location of open space and developed parks within the development is consistent with this 
Comprehensive Plan policy as the location and size are suitable for their intended 
purposes. 

m. The City will encourage the development of greenways or trails connecting the Riverfront to 
other open spaces and/or parks in the Newberg areas 

Response: The development proposes the construction of pedestrian walkways, sidewalks and trails 
to provide for pedestrian connections between all of the parks and open space and 
destination points proposed within and outside the development. This network of 
pathways connects to the existing pedestrian system adjacent to the property and ensures 
that pedestrians will be able to access other destination points within the City of Newberg, 
including the Riverfront. The plan proposed within the Development Agreement conforms 
to this Comprehensive Plan policy. 

5. Willamette River greenway Policies 
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a. Newberg will encourage the protection, conservation, enhancement and maintenance of the 
Willamette River Greenway. 

Response: Approval of the proposed Amendments and the proposed Springbrook Master Plan will 
provide a mechanism to assist with the protection, conservation and enhancement of the 
Willamette River Greenway. Hess Creek and Springbrook Creek are both tributaries of the 
Willamette River. The proposed Master Plan preserves these significant areas in their 
natural state provides for the restoration and enhancement of these corridors. These areas 
will be enhanced through the removal of invasive species and the planting of native 
species which will provide habitat for wildlife and contribute to the development of 
natural corridors that eventually connect in with the Willamette River. The proposed 
conservation and improvement activities on the subject property will also assist in 
improving the habitat of the Willamette River through the maintenance of the on-site 
water quality and preservation. The plan proposed within the Development Agreement is 
consistent with this policy. 

H. THE ECONOMY 

GOAL: To develop a diverse and stable economic base. 

POLICIES: 

I. General Policies 

b. The City shall encourage economic expansion consistent with local needs. 

Response: The proposed Master Plan provides for approximately 32-acres of property designated as 
an "Employment Land Use District". This area is designed to allow for the expansion of 
A-dec as well as provide for the development of office related uses providing economic 
opportunities consistent with this Comprehensive Plan policy. The Master Plan also 
proposes the development of approximately 39-acres as a "Hospitality Land Use District". 
This area will contain an inn, restaurant and spa that will provide accommodations for 
residents and visitors to Yamhill Valley and its attractions. It will serve as a destination to 
strengthen the local tourism industry which is consistent with the goals of the 
Comprehensive Plan. The proposed "Village Land Use District" comprised of 
approximately 39-acres is designed to compliment the Hospitality area and strengthen the 
draw of this area while meeting the needs of the immediate community. Therefore, the 
plan proposed with the Development Agreement conforms to this policy by providing 
opportunities for existing business to expand, new business to locate and by 
supplementing an existing tourism industry within the region. 

c. The City will encourage the creation of a diversified employment base, the strengthening of 
trade centers, and the attraction of both capital and labor intensive enterprises. 

Response: The development proposed in the Master Plan will assist the community in meeting this 
policy of the Comprehensive Plan. The proposed development will allow for the 
expansion of Newberg's biggest employer (A-dec) into the area located east of their 
current operations, which contains the "Employment Land Use District" designation. 
Another area with this designation is located south of the A-dec expansion area and will 
provide for professional office development. The overall design of the Springbrook Master 
Plan will assist the community in attracting new employers by providing a well-designed 
area within the City of Newberg that will provide for their housing, recreational and 
employment needs. 
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The proposed Master Plan will also assist with strengthening Newberg's existing trade 
centers. The Comprehensive Plan identifies manufacturing, medical services and the 
wine/tourist industry as being among the community's strongest trade sector clusters. The 
proposed Master Plan and Amendments provide the opportunity for the expansion of 
Newberg's largest manufacturer and also provides for space for new office space that 
could support the medical service industry. The Village and Hospitality areas will support 
the expansion of the local wine/tourist industry through the provision of a destination area 
that will compliment the wine and tourism industry and assist in reinforcing Newberg's 
position as an integral part of Oregon's Wine Country. The proposed Amendments and 
Master Plan assist in strengthening the targeted trade centers and provide opportunities for 
new and existing enterprises and; therefore, are consistent with this Comprehensive Plan 
policy. 

d. Newberg will encourage the development of industries which represent the most efficient use 
of existing resources including land, air, water, energy and labor. 

Response: The proposed Development Agreement will allow for the development of the subject 
property in a manner that minimizes the impact to the air, water and land resources 
through the protection and enhancement of natural areas as well as the design and layout 
of area that provides for reduced vehicle trips and encourages alternative transportation 
modes. The "Employment Land Use District" will benefit from these designs by providing 
the opportunity for employees to live in close proximity to work and goods and services 
which will result in efficient development and a reduction in energy consumption. The 
very nature of the proposed development will assist the community is attracting clean 
industry through the provision of an attractive and progressive development consistent 
with this Comprehensive Plan policy. 

e. Economic expansion shall not exceed the carrying capacity of the air, water or land resource 
quality of the planning area. 

Response: As noted earlier, the proposed Development Agreement provides for the development of 
the site consistent with this Comprehensive Plan policy. The proposed Amendments will 
provide for industrial/office development within the subject area that is compatible with 
the adjacent residential and commercial uses. The design and layout of the Master Plan 
provides for the conservation and enhancement of sensitive environmental areas like 
Springbrook Canyon and Hess Creek. The proposed Master Plan will provide for the 
retention and expansion of A-dec, which is Newberg's largest employer. The plan 
proposed with the Development Agreement is; therefore, consistent with this policy as 
detailed within this narrative. 

g. The City shall encourage business and industry to locate within the Newberg City limits. 

Response: The proposed development area is situated entirely within the City limits of Newberg. The 
development of the site is consistent with this Comprehensive Plan policy. The 
development of the subject property will assist the community in achieving this directive 
by providing attractive sites for future commercial and office uses within the City limits 
and through infrastructure improvements that will provide excess capacity to allow for 
development of other areas of the City. The proposed Development Agreement conforms 
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to this policy by providing opportunities for development within and adjacent the subject 
property. 

h. Yamhill County history, products and activities should be promoted. 

Response: The proposed Development Agreement conforms to this Comprehensive Plan policy. The 
Applicant intends to retain and rehabilitate the Springbrook School building, if feasible, in 
conjunction with the revitalization and redevelopment of the Springbrook area which 
played an important role in the history of the community. The proposed development will 
highlight that historical aspect of the area and preserve the cultural heritage of the 
community for future generations. 

The proposed development will enhance the local wine, agriculture and tourism industry 
in Yamhill County through the provision of a luxury inn, spa and restaurant. The Austin 
Family envisions this part of the development as an opportunity to celebrate the 
agricultural products of Yamhill County by serving local foods and wines at the restaurant, 
using spa products made out of local ingredients and hosting community functions 
supporting these industries. Retail opportunities within the Village may also provide 
opportunities to feature or promote local products at restaurants, cafes or farmer markets. 
The proposed Development Agreement is consistent with this policy by assisting with the 
preservation of local history and providing a forum to assist with promoting the products 
and activities of the region. 

i. The City shall encourage tourist-related activities and services such as motor inns, 
restaurants, parks and recreation facilities, a visitor center, conference and seminar activities. 

Response: The proposed development of the subject property provides for the development of tourist 
related activities. The Applicant is proposing to develop a luxury inn on the hillside 
looking down over a revived Springbrook Village. The inn would provide high quality 
accommodations, a spa, meeting facilities and fine dinning for local residents or people 
visiting Newberg and its many surrounding wine, agricultural and tourist destinations. 
The Village would provide an opportunity for tourist and residents to gather, shop, dine 
and provide for retail sales that support local business owners. The proposal is consistent 
with this Comprehensive Plan policy because it will assist in promoting regional industry 
through the provision of meeting facilities, restaurants, spa, luxury accommodations and 
retail opportunities. 

k. The City shall promote Newberg as a tourist destination location. 

Response: The plan proposed in the Development Agreement will assist the community in promoting 
Newberg as a tourist destination through the provision of high quality accommodations, a 
spa, meeting facilities and fine dinning. Coupled with the revived Springbrook Village, 
this area will be a destination for local residents, as well as visitors to the region. The plan 
proposed in the development conforms to this Comprehensive Plan policy by providing 
facilities that will assist the community in implementing this policy. 
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l. The City shall promote the expansion of local viticulture and wine production as a method for 
increasing tourism. 

Response: The proposed development will enhance the local viticulture and wine industry through 
the provision of a luxury inn, spa and restaurant and the revitalization of the historic 
Springbrook Village. The Austin Family envisions this part of the development as an 
opportunity to celebrate the viticulture and wine industry of the region by serving local 
wines at the restaurant in the inn, but possibly also at any restaurants or celebrations in the 
Village. Therefore, the proposed development is consistent with this Comprehensive Plan 
policy. 

2. Industrial Areas Policies 

d. The city shall reserve land for industrial development prior to demand and attract new 
industries in accordance with future community needs. 

Response: The proposed Amendments will result in the reduction of the industrial land inventory 
within the City of Newberg by approximately 46-acres. The Economy section of the 
Comprehensive Plan does not identify the area that is currently zoned industrial as 
desirable for industrial development. It instead identifies other areas of the community for 
future industrial expansion, such as the airport area. The Comprehensive Plan identifies a 
strategy of adding additional acreage into the UGB and rezoning existing property to 
Industrial to provide for future needs of the community. The Comprehensive Plan does not 
identify this area for retention of industrial uses. It instead states that the property would 
be better utilized in a manner consistent with the proposed Master Plan. The current 
industrial zoned portions of the subject property's location adjacent residential 
development and distance from major transportation corridors limits its ability to provide 
for the industrial needs of the community and; therefore, is appropriate for redesignation 
as the Springbrook District. Therefore, the proposed Comprehensive Plan and Zoning Map 
Amendments are consistent with this policy as the subject property is not identified for 
retention and is further identified as suitable for rezoning within the Comprehensive Plan. 

f. Concerted community efforts should be made to see that industrial development expands 
outward from existing areas rather than occurring in haphazard patterns. 

Response: The proposed Amendments and Master Plan will allow for the expansion of A-dec 
currently adjacent the subject property. It also allows for office development compatible 
with adjacent residential development. Limiting the primary employment generating areas 
as described herein is consistent with this policy because it allows for future industrial 
development to occur outward from other existing areas, thus minimizing their impact on 
existing development. This proposed Amendments and Master Plan are consistent with 
this Comprehensive Plan policy. 

3. Commercial Areas Policies 

a. The City shall encourage the retention of the downtown core as a shopping, service and 
financial center for the Newberg area. New commercial developments shall be encouraged to 
locate there. 

Response: The proposed Amendments and Springbrook Master Plan conform to this policy. The 
Applicant is not proposing to create a retail core area designed to compete with the 
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downtown. The goal of the development is to provide for limited retail and commercial 
uses that will meet the needs of the immediate area and compliment the commercial core 
area downtown. Furthermore, the proposed inn, restaurant and spa are a unique use that 
is not appropriate for the more urban environment that exists downtown. The provision of 
high-end overnight facilities not currently offered will assist the local business community 
in capturing additional revenue from the tourist industry by providing the ability for 
visitors to stay overnight and patronize restaurants and local retail. The applicant is 
optimistic of the prospect of the development of a rail or trolley connection between the 
"Village Center" and the waterfront and downtown districts of the community. 

The provision of strategically located commercial development within the community is 
supported by the Comprehensive Plan. The City's EOA states that, "smaller neighborhood 
commercial centers should be scattered throughout the community to provide goods and 
services near where people live and reduce the need to drive into the central area for basic 
needs." The EOA also identifies the wine/tourist industry as a target industry for the 
community and region, noting that between 1991 and 2003 that tourist spending has more 
than doubled. These statements in the City's Comprehensive Plan directly support the 
proposed commercial and hospitality uses of the subject property. 

The proposed Amendments and Springbrook Master Plan will enhance, not detract from 
the downtown commercial core and therefore conform to this Comprehensive Plan policy. 

b. Adequate neighborhood commercial areas will be provided to serve localized needs. 

Response: The proposed Amendments and Master Plan will provide for the location of a 
"Neighborhood Commercial Land Use District" area located at College Street and 
Mountainview Drive. This area will allow for the development of neighborhood oriented 
service uses that will provide for the needs of the immediate area consistent with the City 
of Newberg's Comprehensive Plan and adopted EOA. Limited retail will be permitted in 
the "Village" and "Employment Land Use Districts" which will provide for neighborhood 
commercial needs in those areas. Therefore, the proposed Amendments and Master Plan 
provide small-scale commercial areas in order to meet the needs of the immediate area as 
supported by this Comprehensive Plan policy. 

c. Commercial development will be encouraged to be clustered and to develop off-street parking 
facilities in conjunction with other nearby developments. 

Response: The proposed Amendments will allow for the development of the subject property 
consistent with the Springbrook Master Plan. A portion of the Master Plan identifies the 
development of the "Village Land Use District" in the southwest quadrant of the subject 
property. As proposed this area will allow for flexibility in the off-street parking 
requirements to be able to provide adaptability in the design and location of these facilities 
to ensure that adequate parking is provided and valuable commercial area is used 
efficiently. The Applicant will complete parking studies with each phase of development 
which will assess the parking necessary to support the uses proposed. Therefore, the 
Amendments and Master Plan are in compliance with this Comprehensive Plan policy. 
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d. To maintain the integrity and function of the highway system, new commercial development 
shall be discouraged along the route of any limited access highway. 

Response: The proposed Amendments and Master Plan conform to this policy. Oregon Highway 219 
(College Street) bounds the subject property on the west between Mountainview Drive and 
Crestview Drive. Highway 219, classified as a District Highway, is the only route 
classified by the Oregon Department of Transportation. Therefore, the proposed plan is 
consistent with this policy. 

I. 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. 

1. Density Policies 

a. Density rather than housing type shall be the most important development criteria and shall 
be used to classify different types of residential areas on the plan. 

Response: The proposed Amendments and Master Plan will allow for the development of the subject 
site with different housing types and densities. The Master Plan proposes the area be 
developed according to proposed "Land Use Districts", within this framework the Master 
Plan (Exhibit "B") proposes maximum allowed densities for each "Land Use District" that 
allows for residential development. The density standards were based on those densities 
identified in the Newberg Comprehensive Plan to ensure consistency with other 
development in the community. The proposed Amendments and Master Plan are 
consistent with this Comprehensive Plan policy. 

b. Density classifications shall be as follows: 

Table 6 - Density Calculations 
Units Per Classification Gross Acre (Includes 25% for streets) 

Urban Low Density 4.4 
Urban Medium Density 4.4 - 8.8 

Urban High Density 8.8 - 21.8 

Response: As previously noted above, the Amendments and Master Plan will allow for the 
development of the property pursuant to specified "Land Use Districts". These districts 
provide maximum allowed dwelling unit densities consistent with the figures contained 
within the table above and are in compliance with this Comprehensive Plan policy. The 
Master Plan (Exhibit "B") provides for the development of the subject property within the 
identified density ranges of the community which assures that the development of the 
district will be efficient and compatible with existing and planned development, as such 
this proposal is consistent with this policy. 

2. Location Policies 

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 
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areas should be easily accessible to arterial streets. They should also be located near 
commercial services and public open spaces. 

Response: The proposed Amendments and Master Plan will allow for the development of the 
property consistent with this Comprehensive Plan policy. Based on the density calculation 
set forth in the Comprehensive Plan (see Table 6 on previous page), the Applicant is 
proposing to develop two areas within the proposed district as medium and/or high density 
residential developments. 

The first area is located south of Mountainview Drive, east of Joan Austin Elementary 
School. This area, the "Mid-Rise Residential Land Use District" is proposed to be 
approximately 12.4-acres in size. The Applicant intends to develop this area with a 
maximum of 180 dwelling units for a density of approximately 15 dwelling units per acre. 
This Land Use District would be classified as "Urban High Density" by the 
Comprehensive Plan and would require direct access on to an arterial. This development 
will have direct access on to Mountainview Drive which is classified as a Minor Arterial 
in the Newberg Transportation System Plan. The proposed development is located directly 
adjacent to a commercial area and within close proximity to proposed open space along 
Hess Creek and the George Fox Athletic Facilities. 

The second area is the proposed "Village Land Use District" located in the southeast 
quadrant of the subject property. This area is proposed to allow for the development of 
condominiums and townhouses. This development will have direct access on to 
Mountainview Drive which is classified as a Minor Arterial in the Newberg 
Transportation System Plan. The proposed development is located within a quarter of a 
mile of two proposed parks and located directly adjacent to the Village Green and the 
Village commercial area. 

Therefore, the proposed residential areas in the Master Plan are consistent with this policy. 

3. Mix Policies 

a. The City will encourage innovative approaches to solving the problem of meeting low income 
housing needs. Such approaches may include, but are not limited to the following: rent 
subsidies, federally funded development under HUD programs, state and regional housing 
programs. 

Response: The proposed development provides for a variety of high quality residential 
neighborhoods located throughout the site, for a total of approximately 1,300 homes, 
townhouses and condominiums. A mid-rise residential development is anticipated across 
from Joan Austin Elementary School, just south of Mountainview Drive. A mixture of 
townhouses and condominiums are anticipated for the area around the Village Center. 
These attached residential types also provide unique opportunities for families downsizing 
from larger homes and for families and individuals seeking first-time home buying 
opportunities. These vibrant areas are anticipated to provide more affordable housing 
opportunities on the subject site. 

The Applicant has strategically located open space and recreation opportunities within 
close proximity to ensure a high quality of life for residents in these higher density areas. 
The proposed development is consistent with this policy by providing residential housing 
options that meet the community's needs. 
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b. Low and moderate income housing should not be concentrated within particular areas of the 
City. 

Response: The proposed Amendments and Springbrook Master Plan allow for the development of the 
site consistent with this policy. The proposed Master Plan strategically locates the denser 
housing options in close proximity to open space and commercial services in two separate 
areas of the development. They will be near higher income areas resulting in the creation 
of a variety of residential neighborhoods meeting a broad range of incomes. 

Therefore, this plan is consistent with this Comprehensive Plan policy. 

e. Manufactured homes shall be permitted in the following locations: 1) mobile home parks, 2) 
mobile home subdivisions, and 3) individual lots within all residential districts when units meet 
manufactured home standards. Manufactured dwellings shall be allowed in mobile home parks 
and mobile home subdivisions when units meet the provisions of the Zoning Ordinance. 

Response: The proposed Amendments as well as the Springbrook Master Plan conform to this 
Comprehensive Plan policy. The ability to site manufactured homes within those areas 
designated for residential development is permitted through the implementation of the 
Springbrook Master Plan and associated Amendments. The current Newberg Development 
Code precludes the siting of manufactured homes in the Springbrook District, as such it is 
appropriate to amend the existing text to ensure that the Newberg Development Code 
conforms with the Comprehensive Plan as well as State Law. 

h. To reduce distances between land uses, a mixture of all compatible uses will be encouraged. 
As such, convenience commercial areas may be located within residential districts provided 
they meet special development standards. 

Response: The Applicant is proposing to redesignate the Comprehensive Plan and Zoning Map 
designations for the subject property to Springbrook District, a mixed-use district within 
the Comprehensive Plan. The subject property is proposed to be developed pursuant to the 
Springbrook Master Plan (Exhibit "B") in a manner consistent with this policy. The design 
and layout of the uses within the proposed Springbrook District are strategically laid out to 
reduce the distances between homes, parks and commercial services. Therefore, the 
proposed plan is consistent with this policy. 

j. The City shall encourage innovation in housing types and design as a means of offering a 
greater variety of housing and reducing housing costs. 

Response: The Applicant is proposing the development of the property with several different housing 
types including townhomes, condominiums, and a range of home sizes on variably sized 
detached lots. The proposed Amendments and Master Plan would allow for the 
development of the subject property consistent with this Comprehensive Plan policy. 

l. The City shall encourage residential occupancy of upper floors within multi- story 
commercial buildings. 

Response: The Applicant will be providing the opportunity for vertical mixed-use within the subject 
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property consistent with this policy. Within the "Village Land Use Districts" it will be 
possible to develop buildings that have retail or offices uses on the first floor and 
residential uses provided above. The proposed Amendments and Master Plan would allow 
for the development of the subject property consistent with this Comprehensive Plan 
policy. 

m. Within the urban area, land use policies will attempt to provide a broad range of residential 
uses and encourage innovative development techniques. 

Response: The proposed plan will allow for the development of the subject property consistent with 
this policy because it is designed to provide for a mixture of housing types and densities. 
As previously mentioned the Master Plan will allow for the development of approximately 
1,300 residential units dispersed throughout the site. The residential types will provide for 
single-family attached and detached housing types. The utilization of a Master Plan is one 
example of an innovative technique to provide for the unified development of larger areas 
designed to meet the residential needs of the community including the provision of parks, 
open spaces, commercial and employment opportunities. Therefore, the proposed 
development of the subject property conforms to this policy. 

J. URBAN DESIGN 

GOAL: To maintain and improve the natural beauty and visual character of the City. 

POLICIES: 

1. General Policies 

a. Design review should be performed at the staff level. 

Response: The Applicant is proposing Design Review for development of the property as detailed in 
the Springbrook Master Plan (Exhibit "B"). The Applicant is proposing that subsequent 
design review applications be completed administratively consistent with this 
Comprehensive Plan policy. 

b. Design review should be provided for all new developments more intensive than duplex 
residential use. 

Response: The Applicant is proposing through the Springbrook Master Plan (Exhibit "B") that all 
new development within the Springbrook District be required to meet Design Review 
standards. The Applicant will have a private design review process through Springbrook 
Properties in addition to City review. This second layer of review will ensure that the 
architecture of new development is high-quality and compatible with other development 
within the subject property and is consistent with the vision of the Austin family. This 
additional review process is not intended to replace or sidestep the City's design review 
procedures, it is intended to supplement that process and ensure that all development 
within the Springbrook District is attractive and high quality as determined by the 
applicant. The private and public design review processes will support one-another and 
ensure that all development within the Springbrook District is an attractive asset to the 
community, as such the proposed Amendments and Master Plan are consistent with this 
Comprehensive Plan policy. 
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c. Non-residential uses abutting residential areas should be subject to special development 
standards in terms of setbacks, landscaping, sign regulations, building heights and designs. 

Response: The Applicant is proposing specific development standards within the "Hospitality", 
"Neighborhood Commercial", "Employment" and "Village" Land Use Districts to ensure 
that non-residential uses are adequately designed to be compatible with adjacent 
residential uses. These standards are set forth in the Springbrook Master Plan (Exhibit 
"B") as part of this collective land use application. The proposed development standards 
that will govern setbacks and landscape requirements along with the allowed uses in the 
zone conform to this Comprehensive Plan policy. 

d. The city should impose a design overlay zone on those areas adjacent to major and minor 
arterial streets. 

Response: The approval of the Springbrook Master Plan is in essence a design review overlay that 
will ensure that uses that develop within the boundaries of the Springbrook District are 
attractive and compatible with adjacent uses. The Master Plan will guide the development 
of the subject property and ensure internal design consistency within the development. 
Therefore, the proposal is consistent with this Comprehensive Plan policy. 

e. Development should respect the natural ground cover of their sites to the extent possible and 
plans should be made to preserve existing mature, non-hazardous trees in healthy condition. 

Response: The Applicant engaged the services of Walter H. Knapp who is a certified arborist 
specializing in silviculture and urban forestry to conduct a Tree Reconnaissance (Exhibit 
"H") for the subject property for the purposes of locating and describing general tree 
conditions on the property. This information has guided the design of the development in 
order to preserve significant trees or tree groves. 

Within his report 17 specific areas were identified for review that contained outstanding 
trees and groves, diseased or hazardous trees and other species and conditions of the site 
deemed noteworthy. The majority of the trees and stands that were identified in good to 
excellent condition were largely comprised of Oregon white oak (Quercus garryana). 

The Applicant is proposing to retain the Hess Creek and Springbrook Canyon riparian 
corridors in their natural state. Those corridors will also be improved through the removal 
of invasive species such as Himalayan blackberry and the replanting with native species. 
These two areas together represent approximately 37-acres of open space. 

The Applicant has complied with this policy through the identification and planned 
protection of several groves and independent trees. As eluded to in the policy above, the 
Applicant cannot be expected to retain all trees and native ground cover on the site, due to 
their condition or limits on site development. However, the proposed Master Plan 
preserves trees to the greatest extent possible while allowing for the development of the 
property at urban levels and is consistent with this Comprehensive Plan policy. 

f. The planting of street trees should be required in conjunction with a list of City-approved 
trees. 

Response: The Applicant is proposing to plant trees along new and existing streets within the 
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property consistent with the City's approved list of trees. The proposed Amendments and 
Master Plan are consistent with this Comprehensive Plan policy. More detailed 
information about planting of street trees is provided in the Landscape Plan included in 
Exhibit "C" 

g. Community appearance should continue to be a major concern and subject of a major effort 
in the area. Street tree planting, landscaping, sign regulations and building improvements 
contribute to community appearance and should continue to be a major design concern and 
improvement effort. 

Response: The Applicant shares the City's concern about the appearance of new development and 
has worked very hard to ensure that the Springbrook development will be high-quality and 
well-designed. The proposed Amendments will allow for the development of 
approximately 450-acres pursuant to the Springbrook Master Plan. Street trees will be 
planted along all public streets as depicted in the Conceptual Master Plan (Exhibit "B"). 
The Applicant is proposing a series of "gateway" treatments to be located throughout the 
development (see the Gateway Features Plan in Exhibit "B"). These treatments will 
include extensive landscaping and aesthetically appealing signage. The Applicant is also 
proposing the development of ten (10) park and open space areas that will be improved 
with landscaping and recreation facilities. In addition the applicant has designed the 
streetscapes within and adjacent the subject property to exceed minimum requirements. 
The proposed streetscapes will have attractive landscaping and design features which will 
create and attractive and inviting area for motorists, bicyclist and pedestrians alike. The 
Mountainview Perspective included as part of Exhibit "B" depicts how the proposed 
streetscape will look when developed. Development within the Springbrook District will 
be required to conform to design review standards to ensure consistent and attractive 
development. The development of the subject property pursuant to the Springbrook Master 
Plan will result in an attractive development that will be consistent with the intent of this 
Comprehensive Plan policy. 

h. Landscaping shall be required along street frontage strips within the street right-of-way in 
order to soften the appearance of commercial and industrial developments. 

Response: The Applicant is proposing the development of the street frontages consistent with the 
City's minimum standards, including planter strips (see Transportation Plan - Street 
Cross Sections 1, Transportation Plan - Street Cross Sections 2 and Transportation Plan 
- Street Cross Sections 3 included in Exhibit "C" for more detail). However, most streets 
will contain landscaping and pedestrian amenities which far exceeds the City's standards. 
The proposed streetscapes will have attractive landscaping and design features which will 
create and attractive and inviting area for motorists, bicyclist and pedestrians alike. The 
Mountainview Perspective included as part of Exhibit "B" depicts how the proposed 
streetscape will look when developed. Therefore, the proposed Amendments and the 
Springbrook Master Plan conform to this policy. 

i. The city shall encourage tree planting for aesthetic purposes. 

Response: The Applicant is proposing the placement of trees along all public streets throughout the 
development (see Transportation Plan - Street Cross Sections 1, Transportation Plan -
Street Cross Sections 2 and Transportation Plan - Street Cross Sections 3 included in 
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Exhibit "C" for more detail). The Applicant will plant trees within the ten (10) parks that 
will be developed within the subject property (see Park & Pedestrian Circulation Plan 
include in Exhibit "B"). In addition, the Applicant will be preserving numerous trees on 
site through the preservation of open space and selective retention of trees on individual 
lots. The Applicant will also be enhancing the Springbrook Canyon and Hess Creek 
corridors by removing invasive species and planting native tree and plant species. The 
proposed Amendments and the Springbrook Master Plan are consistent with this 
Comprehensive Plan policy. 

j. Curbs, gutters, and sidewalks are to be required in all new developments. 

Response: The Applicant is proposing the development of the public right-of-ways consistent with 
City standards including the provision of curbs, gutter and sidewalks (see Transportation 
Plan - Street Cross Sections 1, Transportation Plan - Street Cross Sections 2 and 
Transportation Plan - Street Cross Sections 3 included in Exhibit "C" for more detail). 
Therefore, the proposed Amendments and the Springbrook Master Plan are consistent with 
this policy. 

l. The City shall encourage compatible architectural design of new structures in the community. 

Response: The proposed Springbrook Master Plan (Exhibit "B") and proposed Newberg 
Development Code Text Amendments provide for design review of buildings within the 
Springbrook District. All new development will also be required to meet privately 
controlled architectural standards to ensure internal compatibility within the district. This 
additional review process is not intended to replace or sidestep the City's design review 
procedures, it is intended to supplement that process and ensure that all development 
within the Springbrook District is attractive and high quality as determined by the 
applicant. The private and public design review processes will support one-another and 
ensure that all development within the Springbrook District is an attractive asset to the 
community, as such the plan is consistent with this policy. 

n. The City shall encourage innovative design and ensure that developments consider site 
characteristics and the impact on surrounding areas. 

Response: The proposed Amendments allow for development of the property pursuant to the 
Springbrook Master Plan. The Applicant commissioned a certified arborist (Exhibit "H"), 
biologists (Exhibit "G") as well as a geotechnical engineer (Exhibit "I") to identify 
hazardous and significant site characteristics which were utilized in the design of the site. 
The uses and site layout was designed to ensure compatibility with adjacent property. For 
example, the proposed residential development in the northwest quadrant of the 
development is comparable in size to the adjacent development. The northern section of 
the development adjacent Aspen Way is proposed to be developed at the lowest density 
which will provide a smooth transition to the properties located north of Aspen Way. The 
proposed residential development along the eastern property line is comparable in size to 
the adjacent Oxberg neighborhood. 

The applicant has envisioned the development of the Springbrook District in order to 
create a vibrant and attractive community for Newberg, this vision applies to the 
development of the Commercial and Employment areas as well as the Residential 
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neighborhoods. Design standards, pedestrian amenities and quality landscaping will all 
serve to unify the District and ensure compatible development between the allowed uses. 

Furthermore, resulting development will be high-quality and aesthetically pleasing which 
does not negatively impact surrounding areas. It instead creates an enjoyable and 
desirable place for people to live, work and play. As demonstrated above, the site 
characteristics and the implications of existing adjacent development were considered in 
the design of the Springbrook Master Plan. Therefore, the proposal complies with this 
Comprehensive Plan policy. 

o. The City shall encourage flexibility in design review and interpretation of policies and 
regulations by ensuring that functional design and community benefit remain as the principal 
review criteria. Consider variance procedures where interpretations of regulations impede 
fulfillment of these criteria. 

Response: The Springbrook Master Plan (Exhibit "B") includes provisions for design review that are 
specific to the Springbrook District. The process for design review will allow for a 
variance if appropriate. The design review procedures proposed for the Springbrook 
District are consistent with this policy by allowing for flexibility within the process. 

p. Public and private properties located along entrances should be attractively landscaped in 
order to reinforce the sense of gateway into Newberg. 

Response: The Applicant has worked very hard to ensure that the Springbrook development will be 
high-quality and well-designed. The Applicant is proposing a series of "gateway" 
treatments to be located throughout the development (see the Gateway Features Plan in 
Exhibit "B"). At points to the north and east, these features will also act as gateways into 
the City of Newberg. They include extensive landscaping and aesthetically appealing 
signage and will help to establish a sense of arrival and entrance into this special area. In 
addition the applicant has designed the streetscapes within and adjacent the subject 
property to exceed minimum requirements. The proposed streetscapes will have attractive 
landscaping and design features which will create and attractive space that will 
communicate a sense of arrival. The Mountainview Perspective included as part of Exhibit 
"B" depicts how the proposed streetscape will look when developed. Visitors and 
residents entering into Newberg at these points will be welcomed with attractive 
landscaping consistent with this Comprehensive Plan policy. 

r. Developments of medium or high density shall be of a quality and design which will 
effectively offset the greater density. 

Response: The site has specifically been designed to ensure that the higher density areas will be 
desirable by locating them near numerous amenities. As stated previously, the Applicant 
will also have a private design review process that, in addition to City review, which will 
ensure that the architecture of new development is high-quality and compatible with other 
development within the subject property. 

s. The City shall ensure that City review processes do not unnecessarily delay development of 
projects. 
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Response: The proposed applications will be reviewed by staff and through the provision of public 
hearings at both the Planning Commission and City Council per the City's code. The 
Applicant understands that this proposal is complex and warrants a more detailed review. 

Due to the extensive nature of this proposal, the Applicant is proposing that subsequent 
land division processes follow a Type II and design review be conducted administratively 
as a Type I or a Type II process. Therefore, this application will be reviewed consistent 
with this policy. 

The applicant is currently pursuing the development of the proposed Resort/Spa to be 
located within the Hospitality District under the current zoning, separate from this review 
process. This parallel process is necessary in order for the applicant to be able to develop 
the property in timely manner and meet the needs of the local tourism industry. The 
applicant is merely responding to the demand of the local market and advancing the Type 
II Design Review application to allow for development of the Resort in the near term 
future. All proposed development within the "Hospitality Land Use District" subsequent 
to approval of this Development Agreement shall be consistent with the intent and 
language of the Springbrook Master Plan and the Newberg Development Code. 

t. The city shall encourage residential-professional uses as a buffer between intensive 
commercial uses and less intensive residential uses. 

Response: The Applicant is not proposing any "intensive" commercial uses of the subject property. 
However, the "Mid-Rise Residential Land Use District" proposed to be located at the 
intersection of Center Street and Mountainview Drive will act as a buffer between the 
existing college located south and the predominantly single-family residential located to 
the north. The proposed Master Plan (Exhibit "B") and associated Land Use Districts limit 
the type, size and location of commercial development in such a manner to ensure a 
harmonious and logical transition between residential and commercial uses. The plan is 
consistent with this Comprehensive Plan policy. 

2. Industrial Areas Policies 

a. Industrial development should be encouraged to locate in industrial parks offering good 
access, buffering and landscaping. 

Response: The proposed Amendments and Master Plan provide for approximately 32-acres of the 
subject property for "employment" uses. This area is intended to provide for the future 
expansion of A-dec as well as provide the opportunity for office space in an industrial 
park/campus setting. The proposed area is bordered to the north and east by Mountainview 
Drive, to the south by Crestview Drive and the west by Aspen Way. All of these roads are 
classified as "collector" or higher and provide good access to the area from adjacent 
residential neighborhoods. The proposed roads will be designed and constructed to City 
standards including provisions for planter strips and street trees (see Transportation Plan -
Street Cross Sections 1, Transportation Plan - Street Cross Sections 2 and Transportation 
Plan - Street Cross Sections 3 included in Exhibit "C" for more detail). Development 
within the "Employment" Land Use District will be subject to design review including 
provisions for building design and location and landscaping. Therefore, the plan is 
consistent with this Comprehensive Plan policy. 
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c. Where industrial uses abut residential zones or uses, special development standards relating 
to setbacks, screening, signs, building height and architectural review should be established. 

Response: As previously noted the "Employment Land Use District" is surrounded by streets which 
assist in buffering of the uses from adjacent residential uses through the provision of street 
trees and planter strips (see Transportation Plan - Street Cross Sections 1, Transportation 
Plan - Street Cross Sections 2 and Transportation Plan - Street Cross Sections 3 included 
in Exhibit "C" for more detail) as well as physical separation. The proposed Springbrook 
Master Plan includes provisions for setbacks, screening, signs, height and design review. 
Therefore, the proposed Amendments and Master Plan are consistent with this 
Comprehensive Plan policy. 

3. Commercial Areas Policies 

a. Where commercial development is permitted, such development should be subject to design 
requirements for ingress and egress, landscaping and sign control. 

Response: The proposed Amendments and Master Plan identify four (4) Land Use Districts that will 
allow for commercial development (see Springbrook Land Use Districts include in Exhibit 
"B"); "Neighborhood Commercial", Hospitality", "Employment" and "Village" Land Use 
Districts are proposed within the subject property. Development within these areas will 
need to comply with the applicable provisions of the Newberg Development Code as well 
as those standards located within the proposed Springbrook Master Plan. The criteria 
provided within those two documents will ensure that adequate review of proposed 
developments within the commercial-oriented areas of the subject property occurs prior to 
development. Therefore, the plan is consistent with the intent of this Comprehensive Plan 
policy. 

d. Residents of the City should have access to neighborhood commercial facilities, and these 
uses should conform to the character of the area in which they are located. The Neighborhood 
Commercial designation and the corresponding C-1 Zone should be allowed only on property 
with the following characteristics: 

-A distance, measured along public streets, of at least 1/4 mile from any other properties 
designated for commercial use; and 

-A location at an intersection of a local street and either a collector or arterial street. 

Response: The proposed Zoning and Comprehensive Plan Map Amendments would create a 
Springbrook District Comprehensive Plan Map designation and a Springbrook District 
Zoning designation across the site. The C-1 zoning designation is currently located at the 
intersection of Mountainview Drive and College Street. The proposed Springbrook Master 
Plan would allow for the creation of a "Neighborhood Commercial" Land Use District at 
this location and approximately 12.4-acres in size. The size proposed for this area allows 
for the development of the site as either a neighborhood commercial center or a 
community commercial center, consistent with the EOA. The site is logical to be 
developed as a community commercial center due to its location at the intersection of two 
Minor Arterials. The proposed Amendments are consistent with this policy as the proposal 
is to rezone the property to a mixed-use designation. The proposal allows for the 
development of commercial uses consistent with the Newberg Comprehensive Plan. 
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4. Residential Areas Policies 

a. The City will require buffering and landscaping to minimize impacts between housing and 
potentially conflicting uses. 

Response: The proposed Amendments and the Springbrook Master Plan provide for logical 
transitions between residential and other uses proposed for development of the subject 
property. The Applicant is proposing additional landscaping along the exterior of the 
"Low Density Residential Land Use District" to ensure compatibility with adjacent uses. 
Said landscaping includes the provision of a six (6) foot-tall masonry wall which will 
assist in visually and audibly buffering the residential uses of the subject property. The 
design of the site reflects and effort to ensure internal and external compatibility between 
uses. In many instances the street right-of-way and associated street trees and planter strips 
provide a good buffer between uses. In areas where residential uses will directly abut other 
uses, the Applicant has ensured compatibility through the special compatibility standards 
such as height restrictions, increased setbacks and provision of landscaping which are 
contained in the Springbrook Master Plan (Exhibit "B"). The proposed Amendments allow 
for development of the subject property pursuant to the Springbrook Master Plan which is 
consistent with this Comprehensive Plan policy. 

b. The City will evaluate and encourage various innovative and alternative approaches to 
zoning, including but not limited to the following: zero lot lines, cluster and density zoning, 
planned unit developments, performance standards and condominiums. 

Response: The proposed Amendments will allow for the designation of approximately 450-acres as 
Springbrook District, a mixed use designation that is designed to allow for a multitude of 
different housing options and densities. The proposed development allows for the 
development of zero-lot line homes as well as condominiums consistent with this 
Comprehensive Plan policy. 

c. Solar rights of residences should be protected where possible. Lot designs should provide for 
maximum design flexibility in landscaping and building. 

Response: Solar rights for residences are ensured through the implementation of development 
standards such as lot coverage, setbacks and height restrictions. The proposed Springbrook 
Master Plan (Exhibit "B") has provisions for these standards to ensure that the solar rights 
of future residences are protected consistent with this policy. 

d. Special development and design standards shall be adopted in the Development Code to 
ensure that multi-family, attached single-family and manufactured home park/subdivision 
projects are aesthetically-pleasing and compatible with nearby lower-density residential 
development. 

Response: The proposed Amendments will allow for the development of the subject property 
pursuant to the Springbrook Master Plan (Exhibit "B"). The applicable design review 
provisions contained within the Newberg Development Code and those additional 
provisions set forth in the Springbrook Master Plan will ensure that multi-family and other 
dense residential development is compatible with adjacent lower density residential 
development consistent with this Comprehensive Plan policy. 
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7. Specific Plans 

a. The city shall encourage the use of specific plans to coordinate development and create 
neighborhood identity. Specific plans are intended to serve as master plans for land 
development or redevelopment and may be applied to one parcel or multiple parcels. Specific 
plans will be used to promote coordinated planning concepts and pedestrian oriented mixed use 
development. 

Response: The Applicant considered utilizing the specific area plan provisions of the Newberg 
Development Code as vehicle to gain land use approval for their Master Plan. After 
review of the process and the City's code the Applicant elected to pursue the 
implementation of the Springbrook District as opposed to specific area plan. The criteria 
and standards provided for review are fairly similar for both; however, the Springbrook 
District appeared to be more appropriate for the overall development goals of this large 
450-acre property. The Applicant felt that this would be a more straightforward approach 
to master planning the site. The Applicant has been coordinating their planning efforts for 
the subject property with the City of Newberg for over two (2) years and is confident the 
proposal contained within this report provides for a coordinated development of the 
subject property that will result in a pedestrian-friendly, mixed-use development 
consistent with this policy and intent of the Comprehensive Plan. 

K. TRANSPORTATION 

GOAL 2: Establish consistent policies which require concurrent consideration of 
transportation/land use system impacts. 

POLICY: Transportation improvements shall be used to guide urban development and shall be 
designed to serve anticipated future needs. 

Response: Lancaster Engineering prepared a Traffic Impact Study (TIS) in support of the proposed 
Comprehensive Plan and Zoning Map Amendments and Master Plan. The proposed TIS 
(Exhibit "F") demonstrates that the subject property could be developed as proposed 
which is consistent with the City of Newberg Transportation System Plan (TSP). The TIS 
assesses the traffic impact of the proposed development and sets forth proposed mitigation 
measures to ensure the transportation system continues to operate at an acceptable level of 
service. The TIS also examines the proposal according to the requirements of the 
Transportation Planning Rule (TPR), Oregon Administrative Rule 660-012-0060. 

According to the TIS, the proposed Comprehensive Plan and Zoning Map Amendment 
developed pursuant to the Springbrook Master Plan would generate fewer trips than would 
be expected under a reasonable "worst-case" scenario with the existing zoning. The 
proposed development would not worsen the performance of the existing or planned 
transportation facilities, as such, the proposed development is not considered to have a 
"significant impact" on the transportation system as defined by the TPR. In order to ensure 
there is no "significant impact" the Applicant is proposing a trip cap of 2,744 net new trips 
during the evening peak hour. This will ensure that the proposed development does not 
generate traffic in excess of what could occur under the existing zoning. The anticipated 
transportation improvements necessary to accommodate planned development within the 
UGB are set forth in the City's TSP. The proposed development will not generate traffic in 
excess of what was originally anticipated at the time the TSP was completed. Therefore, 
the proposed Amendments and Master Plan will be served with adequate transportation 
facilities consistent with this Comprehensive Plan policy. 
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GOAL 3: Promote reliance on multiple modes of transportation and reduce reliance on the 
automobile. 

POLICIES: 

a. Design the transportation system and related facilities to accommodate multiple modes of 
transportation where appropriate and encourage their integrated use; and 

Response: The proposed streets are designed consistent with City standards including the provision 
of sidewalks adjacent to all streets to allow for and promote pedestrian activity. All of the 
streets meet the minimum standards set forth by the City and in some instances the 
pedestrian facilities exceed those requirements such as those planned facilities along 
Mountainview Drive, Crestview Drive and some of the internal routes within the 
development. The design team provided for the development of specific local streets 
standards to create pedestrian-friendly transportation corridors (Exhibit "C", 
Transportation Plan - Street Cross Sections 2 "Pedestrian Route P"). These routes 
provide 8-foot wide sidewalks along with 5-foot wide planter strips along one side of the 
road. The cross section for Mountainview Drive includes the provision of an 8-foot wide 
meandering sidewalk (Exhibit "C", Transportation Plan - Street Cross Sections 1 
"Mountainview Drive (C)"). The team has also provided for 8-foot wide sidewalks along 
Crestview Drive (Exhibit "C", Transportation Plan - Street Cross Sections 2 "Crestview 
DR - % Improvement (D)" and "Crestview DR - Full Improvement (E)"). These 
pedestrian routes provide connections between open space, parks and other destination 
points within the district. They and were specifically designed and located to encourage 
pedestrian access to, from and about the site (see Exhibit "C", Transportation Plan Sheet). 
Proposed sidewalks to be constructed within the subject property range in size from 5-foot 
wide to 8-foot wide and provide adequate surface and shelter to provide for pedestrian 
connectivity throughout the development. 

Bike lanes will be provided for on all streets classified as a Collector or Arterial including 
Villa Road, Aspen Way, Mountainview Drive, Crestview Drive and Zimri Drive. The 
local streets (Exhibit "C", Transportation Plan - Street Cross Sections 2 "Local Road K") 
provide 14-foot wide travel lanes and are designed to be shared facilities that can 
accommodate both bicycle and vehicular traffic consistent with the Newberg 
Transportation System Plan and Newberg Development Code standards. 

The development of the subject property will provide for the addition of bicycle facilities 
and sidewalks in Newberg which will provide for better pedestrian and bicyclist 
connectivity in and around the subject property. The proposed Amendment and Master 
Plan are consistent with this Comprehensive Plan policy. 
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b. Modifications should be made to the City's land use plan and development ordinances that 
will decrease trip length and encourage non-auto oriented development. 

1) The City shall encourage neighborhood commercial development. 

2) The City shall encourage higher density development around commercial areas. 

Response: The proposed Amendments will rezone and redesignate the property to Springbrook 
District, a mixed-use zoning that will allow for development of the subject property 
consistent with this policy. The proposed Springbrook Master Plan (Exhibit "B") provides 
for two commercial areas within the subject property. 

The commercial area proposed along College Street is located adjacent to existing and 
planned residential neighborhoods and strategically situated adjacent to arterials which 
provides good access via, foot, bicycle or automobile. The Applicant is proposing to 
develop approximately 12.4-acres of higher density residential adjacent the proposed 
commercial. This area due east of the neighborhood commercial is proposed to be 
developed as a "Mid-Rise Residential Land Use District". 

The Applicant is proposing the redevelopment of the Springbrook Village which will 
contain some retail uses. Within the Village, the Applicant is proposing the development 
of townhomes and condominiums adjacent the proposed commercial area. The 
Springbrook Master Plan and associated Land Use Districts are strategically located 
within the subject property in such a manner as to provide opportunities for pedestrians 
and bicyclists to patronize commercial areas via enhanced infrastructure which is 
anticipated to reduce the amount and length of vehicle trips consistent with this 
Comprehensive Plan policy. Furthermore, the design team located denser residential 
development adjacent the proposed commercial areas which is consistent with the intent of 
this policy. 

GOAL 4: Minimize the impact of regional traffic on the local transportation system. 

POLICIES: 

a. Enhance the efficiency of the existing collector/arterial street system to move local traffic off 
the regional system. 

Response: The proposed Amendments and associated Master Plan will not significantly impact the 
existing and planned transportation system. As detailed in the TIS, the proposed 
development will not generate trips in excess of what the current zoning would allow and 
will not create a significant impact to the transportation system. The TIS identified 
transportation improvements that will enable the existing and planned transportation 
facilities within and adjacent to the subject property to continue to operate at an acceptable 
levels of service. In some cases the proposed improvements will increase the capacity of 
the system. The intersection of Villa Road and Mountainview Drive currently operates at 
a level of service "C" and the proposed intersection improvements will provide for a level 
of service "B" in the year 2025. Likewise, the intersection of Springbrook Road and 
Haworth Avenue currently operates a level of service "C" and the proposed intersection 
improvements & signal will provide for a level of service "B". Both of these instances 
account for the full build-out of the proposed development as well as a certain amount of 
development on adjacent properties. These improvements will assist in enhancing the 
collector/arterial system, thus enabling local traffic the opportunity to utilize local 
facilities in lieu of utilizing the state highway system. The proposed Amendments and 
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Master Plan are consistent with this Comprehensive Plan policy. 

b. Provide for alternative routes for regional traffic. 

Response: The proposed Newberg-Dundee bypass will provide regional traffic an alternative route 
for vehicles with destinations beyond the City of Newberg. The proposed map 
Amendments and Master Plan do not negatively impact the viability of the Newberg-
Dundee Bypass. The subject property is not located in the Limited-Use Bypass Overlay as 
implemented by the City of Newberg upon passage of Ordinance No. 2004-2602 in 
September of 2004. The community, county and ODOT have decided to pursue the 
"Modified Alternative 3J" which would follow a southern route and provide for two 
interchanges in the general vicinity of the Newberg City limits. In addition, the Applicant 
is proposing to limit the amount of trips that can be generated from the site to what could 
be generated given the existing zoning. This ensures that the proposed Map Amendments 
do not have a significant impact on the capacity of the bypass. The plan is consistent with 
this Comprehensive Plan policy. 

k. For the purposes of compliance with the Transportation Planning Rule, OAR 660-12-0060 
and in order to support the goal exception that Yamhill County must take to advance 
construction of the Bypass, the City of Newberg acknowledges that reliance upon the Bypass as 
a planned facility to support comprehensive plan amendments, zone changes or UGB 
expansions is premature. 

Accordingly, proposed changes to lands already planned and zoned for urban uses inside the 
Newberg UGB or annexations or UGB expansions outside of designated Urban Reserve Areas 
approved as of August 1, 2004 shall be subject to the analysis and mitigation requirements of 
OAR 660-12-0060. Upon adoption of a Bypass financing plan by the Oregon Transportation 
Commission, those portions of the Bypass identified to be constructed within the 20-year 
planning horizon by the financial plan can be considered planned transportation facilities 
pursuant to OAR 660-12-0060. It is expected that the Oregon Transportation Commission will 
adopt a financing plan in approximately three years of adopting this plan policy. 

Lands designated as Urban Reserve Areas as of August 1, 2004, and identified in Appendix A 
may or may not depend upon the transportation capacity of the future bypass or the improved 
capacity of Oregon 99W due to the future construction of the bypass. It is the policy of the City 
of Newberg to plan and zone those planned urban reserve areas that are outside the 
Interchange Area Management Plan Areas, as identified in Appendix A, to be compatible with 
the trip generation assumptions used to develop the Newberg 2025 Transportation Model when 
they are annexed into the City. For the purposes of this policy, compatibility means that trips 
estimated as attributable to planning and zoning in an Urban Reserve Area shall be no greater 
than 5 percent above the estimates used for that area in the Newberg 2025 Transportation 
Model. The trip generation assumptions for each Urban Reserve Area and a map illustrating 
these areas are provided in Appendix A and Table A-1. Annexation of the Urban Reserve Areas 
will not occur at a rate any greater than 30 percent of the total Urban Reserve Area in any five 
year period from the date of the adoption of this policy or until the adopted financing plan 
proposes construction of the bypass or portions of the bypass relied upon for capacity by the 
development proposal within the planning horizon. This assumption addresses assumed 
capacity on Oregon 99W only; development in these Urban Reserve Areas will continue to be 
subject to OAR 660-012-0060 for impacts to transportation facilities other than Oregon 99W. 
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Those planned Urban Reserve Areas located within the Bypass Interchange Overlay District 
shall be subject to the provisions of the Overlay District in the interim period before the City of 
Newberg and the Oregon Transportation Commission adopt Interchange Area Management 
Plans for the Oregon 219 and East Newberg Interchanges. Upon adoption, the IAMPs will 
guide land use and capacity issues for purposes of complying with OAR 660-012-0060. 

Response: The Applicant has completed a Traffic Impact Study (TIS) in support of the Development 
Agreement and associated land use applications. The TIS concludes that the proposed 
Amendments and Master Plan will not generate any more additional trips than would be 
allowed under the existing zoning. In order to ensure the trip generation from the 
development is consistent with the estimates contained within the 2005 Transportation 
System Plan the Applicant is proposing a Trip Cap on the property. This cap of 2,744 net 
new trips during the evening peak hour will ensure consistency with this Comprehensive 
Plan policy by limiting the amount of trips that can be generated from the site to that 
number of trips that would be permitted from the site under the existing zoning. This 
ensures that the proposal will not have a negative impact on the existing and planned 
transportation system within the City of Newberg. Therefore, the plan is consistent with 
the intent of this policy. 

n. To enable the City and ODOT to adequately plan land uses and local circulation for the 
interchange areas, the City of Newberg will retain existing base zoning within the Interchange 
Overlay District in the interim period before IAMPs are prepared and adopted. Annexations 
will be allowed if the associated zone change is consistent with the acknowledged Newberg 
Comprehensive Plan designation for the property in effect at the date of adoption of the 
Interchange Overlay. Permitted and conditional uses that are authorized under existing base 
city zones will generally be allowed within the Interchange Overlay, with certain limitations on 
commercial uses in the industrial zones. 

Response: According to the City of Newberg Zoning Map produced on January 19, 2007, the subject 
property is not located within the Interchange Overlay District, as such this policy does 
not apply to the proposed Comprehensive Plan and Zoning Map Amendments. 

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

POLICIES: 

a. The City shall provide safe, convenient and well-maintained bicycle and pedestrian 
transportation systems. 

Response: All of the proposed bicycle and pedestrian facilities will be designed and built consistent 
with City standards, including provisions of minimum five-foot wide sidewalks along all 
streets, minimum five-foot wide bike lanes on collector and arterials streets and shared 
travel lanes to accommodate vehicles and bicyclists on local streets. The proposed plan 
will allow for the development of the subject property consistent with this Comprehensive 
Plan policy. 
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b. Bicycle parking facilities shall be required for all new and improved commercial, 
institutional, office, industrial, and multi-family development. 

Response: Appropriate facilities required by the City will be determined at the time of development. 
The Applicant seeks to create a vibrant community that embraces bicyclists and 
pedestrians. Development within the proposed Springbrook District for commercial, 
institutional, office, industrial, and multi-family development will be required to undergo 
design review at which point in time City staff will ensure that adequate bicycle parking 
facilities are provided pursuant to the Newberg Development Code. 

c. All new and improved commercial, office, institutional, and multi-family development shall 
be conveniently and directly accessible from the public right-of-way by bicycle and on foot. 

Response: Appropriate facilities and access required by the City will be determined at the time of 
development. The Applicant seeks to create a vibrant community that embraces bicyclists 
and pedestrians. Development within the proposed Springbrook District for commercial, 
institutional, office, industrial, and multi-family development will be required to undergo 
design review at which point in time City staff will ensure that adequate provisions to 
ensure direct and convenient access of pedestrians and bicyclists are provided pursuant to 
the Newberg Development Code consistent with this policy. 

d. Public sidewalks shall be provided along all public street frontages. Pedestrian traffic shall be 
separated from automobile traffic whenever possible. 

Response: The Applicant is proposing to design and construct all streets consistent with City 
standards including provisions for sidewalks and planter strips (see Transportation Plan -
Street Cross Sections 1, Transportation Plan - Street Cross Sections 2 and Transportation 
Plan - Street Cross Sections 3 included in Exhibit "C"). As previously mentioned the 
Applicant is proposing to construct sidewalks of varying widths from 5 feet to 8 feet wide 
with all proposed streets providing a minimum of 4.5 feet of separation from the travel 
lanes via a landscaped planter strip. The Applicant has also specifically designed a 
pedestrian oriented Local Street design (Exhibit "C", Transportation Plan - Street Cross 
Sections 2 "Pedestrian Route P") that provides for an 8-foot wide sidewalk on one side of 
the street to facilitate efficient and safe pedestrian movement throughout the development. 
Mountainview Drive will be constructed with a meandering path as detailed in Exhibit 
"C", Transportation Plan - Street Cross Sections 2 "Mountainview Drive C". The 
Applicant is also proposing to construct several pedestrian connections through the open 
space which will have no direct street frontage. The proposed Amendments and Master 
Plan are consistent with this policy through the provision of sidewalks that meet or exceed 
standards adjacent all streets. 

e. All schools shall be serviced by pedestrian and bicycle systems. 

Response: Joan Austin Elementary School is adjacent to the subject area, south of Mountainview 
Drive, which has 6-foot wide bike lanes and an 8-foot wide meandering sidewalk that will 
provide safe and convenient pedestrian and bicycle access to the school. The Newberg 
High School, Mountainview Middle School and Mabel Rush Elementary School are 
located south of the subject property. Access to these schools from the subject area for 
pedestrians and bicyclists is provided via Springbrook Road and Hawthorne Avenue. The 
proposed plan provides for pedestrian and bicycle access to local schools consistent with 
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October 25,2006, Instalment No. 200624511, and recorded October 27,2006, Instrument No. 
200624726, records of Yamhill County, Oregon 

Parcel 20: 
Being a part of the Donation Land Claim of Solomon Heater and wife. Notification No. 1471. 
Claim #48 in Township 3 South. Range 2 West of the Willamette Meridian in Yamhfll County, 
Oregon, and the part of said Claim being ail that portion of the following described tract lying 
North of the Railroad right of way: Beginning at a point on the division line between the East 
and West halves of the aforesaid Donation Land Claim, said beginning point being the 
Northeast comer of a certain tract of land formerly owned by Albert Hoskins, where a stone is 
set in the center of the road; running thence North following said division line between the East 
and West halves of said Donation Land Claim, 18 chains; thence Wast 13.64 chains; thence 
South 18 chains; and thence East 13.84 chains to the place of beginning. 

TOGETHER with: 
those portions of vacated Mountain View Drive described in Exhibit "B" of instalment recorded 
October 10, 2006, Instrument No. 200623296, records of Yamhill County, Oregon, which inure 
to the above described Parcel 20 by operation of law, if any. 
EXCEPTING FROM Parcel 20, that portion described in Exhibit "A" of Instrument recorded 
October 25, 2006, Instrument No. 200624511, and recorded October 27, 2006. Instrument No. 
200624726, records of Yamhill County, Oregon 

Parcel 21. 
Being a part of the Donation Land Claim of Solomon Heater and wife, Donation Land Claim No. 
48 in Township 3 South, Range 2 West of the Willamette Meridian, Yamhill County. Oregon, 
more particularly described as follows: 
Beginning at an iron pipe which is North 0 degrees 05' 20" West 2243.68 feet more or less, 
and North 88 degrees 53' 13" West 829.02 feet more or less from Hie Southeast corner of said 
Claim, said point being the Southwest comer of that property described In Film Volume 116, 
Page 1689, Yamhill County Deed Records; thence South 0 degrees 05' 20" East 15.87 feet to 
the true point of beginning; thence North 89 degrees 59' 02" West 18.75 feet more or less to a 
point; thence North 0 degrees 00* 58" East 163.12 feet more or less to an iron pipe on the 
South right of way of the Southern Pacific Railroad; thence South 42 degrees 50' 19" West 
83.63 feet more or less, along said Railroad right of way as described in Deed Book U, Page 
385; thence South 57 degrees 20" 56" West 898.59 feet more or less along said railroad right of 
way to the Northwest corner of that 50 foot strip of land deeded to the O & C Railroad and 
described in Deed Book 34, Page 459; thence South 0 degrees 03' 54" East 59.33 feet more or 
less to the Southeast corner of said strip; thence South 0 degrees 11' 53" West 137.30 feet 
more or [ess to an iron rod; thence South 25 degrees 09* 58" West 308.23 feet more or less to 
an Iron rod; thence North 89 degrees 38' 54" West 81.78 feet more or less to an angle iron 
marking the Northeast comer of the Church lot; thence South 0 degrees 21' 41* West 109.83 
feet more or less to an Iron rod at the Southeast corner of the Church lot; thence North 89 
degrees 52' 58" West 167.98 feet more or less to an iron rod at the Southwest comer of the 
Church lot and being on the East right of way of Market Road No. 5; thence South 0 degrees 
03' 54* West along said East right of way along said East right of way 194.70 feet more or less 
to the Southwest comer of that property described in Film Volume 74, Page 362; thence South 
88 degrees 59' 37" East 1202.27 feet more or less, along the South line of said property to a 
point; thence North 0 degrees 05" 20" West 1168.74 feet more or less parallel to the East line of 
said Claim to the point of beginning. 
TOGETHER with: 

Escrow No: 21-30010 
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those portions of vacated Springbrook Road described In Exhibit "B" of Instrument recorded 
October 10, 2006, Instrument No. 200623296, records of Yamhill County, Oregon, which inure 
to the above described Parcel 21 by operation of law, if any. 

EXCEPTING THEREFROM being a part of the Donation Land Claim of Solomon Heater and 
wife, Donation Land Claim No. 48 in Township 3 South, Range 2 West of the Willamette 
Meridian, Yamhill County, Oregon more particularly described as follows: 
Beginning at the Southwest comer of that property described hi Film Volume 74, Page 362, 
said point being North 0 degrees 05' 20" West 1060.62 feet ami North 88 degrees 59' 37* West 
2031.28 feet from the Southeast comer of said Claim, said point also being on the East right of 
way of Market Road No- 5; thence South 88 degrees 59* 37" East 1202.72 feet more or less, 
along the South line of said property to an iron rod; thence North 0 degrees 05' 20" West 
168.82 feet more or less to an Iron pipe: thence North 89 degrees 05' 40" West 1202.18 feet 
more or less to a point on the East right of way of Market Road No. 5, said point being South 0 
degrees 03" 54" East 30.00 feet from the Southwest comer of the Church lot; thence South 0 
degrees 03' 54* East 164.70 feet more or less to the point of beginning. 

Parcel 22: 
Bang a part of the Solomon Heater and Wife Donation Land Claim No. 48, Township 3 South, 
Range 2 West of the Willamette Meridian, Yamhill County, Oregon, more particularly described 
as follows: 
Beginning at a point on the South line of that property described in Film Volume 74, Page 363, 
Yamhill County Deeds and Records, said point being North 0* 05' 20" West 1060.61 feet more 
or less and North 89* 59' 37" West 028.99 feet more or less from the Southeast comer of said 
Claim; thence North 0* 05' 20" West 186.82 feet more or less; thence South 89" 05' 41" East 
209.06 feet more or less; thence on a curve right with a radius of 1000.00 feet and a central 
angle of 34° 10' 29" (chord bears South 72* 00' 27" East 587.66 feet) to a point; thence North 
89* 05' 41" West 558.14 feet more or less to the Northeast comer of that property described in 
Film Volume 75, Page 1139, Yamhill County Deeds and Records; thence North 0s 06' 24" West 
5.51 feet to a point on the South line of property described in Film Volume 74, Page 363; 
thence North 08° 59' 37" West 209.65 feet more or less to the point of beginning. 

Parcel 23: 
Being a part of the Donation Land Claim of Solomon Heater and wife, Donation Land Claim No. 
48 in Township 3 South, Range 2 West of the Willamette Meridian, Yamhill County, Oregon, 
more particularly described as follows: 
Beginning at an iron pipe Which is North 0® 05" 20* West 2243.68 feet more or less and North 
B8° 53' 13" West 829.02 feet more or less from the Southeast corner of said Claim, said point 
being the Southwest corner of that property described in Rim Volume 116, Page 1689. Yamhill 
County Deeds and Records; thence South 0* 05' 20' East 15.87 feet to the TRUE POINT OF 
BEGINNING; thence South 0° 05' 20* East 1168.74 feet more or less, parallel to the East line of 
said Claim, to a point on the South line of that property described in Film Volume 74, Page 362. 
Yamhill County Deeds and Records; thence South 88« 59' 37" East 209.65 feet to a point; 
thence South 0° 06' 24" East 5.51 feet more or less to an Iron rod at the Northeast comer of 
that property described in Film Volume 75, Page 1139, Yamhill County Deeds and Records; 
thence South 89" 05' 41" East 619.33 feet more or less to a point on the East line of said Claim; 
thence North 0° 05* 20" West along said East line 1187.48 feet more or less to a point; thence 
North 89° 59* 02" West 828.84 feet to the point of beginning. 
EXCEPTING THEREFROM being a part of the Solomon Heater and wife Donation Land Claim 
No. 48, Township 3 South, Range 2 West of the Willamette Meridian, Yamhi/I County, Oregon, 
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more particularly described as follows: 
Beginning at a point on the South line of that property described in Rim Volume 74, Page 383, 
Yamhill County Deeds and Records, said point being North 0° 05' 20" West 1060.81 feet more 
or less and North 88° 59' 37" West 828.99 feet more or less from the Southeast comer of said 
Claim; thence North 0° 05' 20* West 166.82 feet more or less; thence South 89° 05" 41" East 
209.59 feet more or less,' thence on a curve right with a radius of 1000.00 feet and a central 
angle of 34° 08' 39" (chord bears South 71' 59" 32" East 587.15 feet) to a point; thence North 
89® 05' 41' West 558.14 feet more or less to the Northeast corner of that property described in 
Film Volume 75, Page 1139, YamhHI County Deeds and Records; thence North 0® 08' 24" West 
5.51 feet to a point on the South line of property described in Film Volume 74, Page 363; 
thence North 88° 59' 37" West 209.65 feet more or less to the point erf beginning. 

Parcel 24: 
Being a part of the Donation Land Claim of Solomon Heater and wife, Donation Land Claim No. 
48 in Township 3 South, Range 2 West of the Willamette Meridian, Yamhill County, Oregon 
more particularly described as follows: 
Beginning at the Southwest corner of that property described In Film Volume 74, Page 362, 
said point being North 0 degrees 05' 20" West 1060.62 feet and North 88 degrees 59' 37* West 
2031.26 feet from the Southeast comer erf said Claim, said point also being on the East right of 
way of Market Road No. 5; thence South 88 degrees 59' 37' East 1202.72 feet more or less, 
along the South line of said property to an iron rod; thence North 0 degrees 05' 20" West 
166.82 feet more or less to an iron pipe; thence North 89 degrees 05' 40* West 1202.18 feet 
more or less to a point on the East right of way of Market Road No. 5, said point being South 0 
degrees 03' 54" East 30.00 feet from the Southwest comer of the Church lot; thence South 0 
degrees 03' 54" East 104,70 feet more or less to the point of beginning. 
TOGETHER with: 
those portions of vacated Sprlngbrook Road described in Exhibit "B" of Instrument recorded 
October 10,2006, Instrument No. 200623296, records of Yamhill County. Oregon, which inure 
to the above described Parcel 24 by operation of law, if any. 

Parcel 25: 
Beginning at an iron pipe 1 inch in diameter, said iron pipe marking the Southeast comer of 

the Solomon Heater D.L.C. No. 48, Notification No. 1571, situated in Township 3 South, Range 
2 West of the Willamette Meridian in Yamhill County. Oregon; and running thence North a 
distance of 2245.32 feet to a point in the present County Road; thence West a distance of 
451.06 feet to an iron pipe, said iron pipe marking the true point of beginning of this description; 
thence continuing West a distance of 398.36 feet to an iron pipe; thence North 161.83 feet to 
an iron pipe set in Southeasterly right of way line of the Southern Pacific Railway; thence along 
a curve to the left (the long chord of which bears North 42*57' East) a distance of 316.14 feet to 
a point in the centerline of said County Road; thence fallowing said center line of said County 
Road East 195.13 feet to a point thence South IMS^O" West a distance of 393.42 feet to the 
true point of beginning of this description. 

EXCEPTING THEREFROM that portion of land within the limits of the right of way of the 
present County Road lying immediately adjacent to the Northerly boundary line of the property 
herein described. 

Parcel 26: 
Beginning at a stake set on the East line of Solomon Heater Donation Land Claim, Notification 
No. 1471, Claim No. 48 In Township 3 South, of Range 2 West of the Willamette Meridian, in 
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along said South line of said land owned by Fred Wncaid 192 feet: thence South 474 feet to the 
North line of said Cherry Street; thence West 320 feet to the place of beginning. 
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2 feet; thence South 12 rods; thence East, 31 rods and 2 feet to the place of beginning. 

(c) A parcel of land in the Donation Land Claim of Solomon Heater and wife, Claim No. 48, 
Notification No. 1471, in Township 3 South, Range 2 West of the Willamette Meridian, in 
Yamhill County, Oregon, described as follows: 
The North one-half of a tract described as follows: Beginning at a point 8 chains North and 
87 rods and 3 Vi feet West of the Southwest comer of said Donation Land Claim, and 
running thence North, 24 rods; thence West, 8 rods and 11 feet; thence South 24 rods; and 
thence East, 8 rods and 11 feet to the place of beginning. 

(d) Being a part of the East Half of the Donation Land Claim of Solomon Heater, 
Notification No. 1471, Claim No. 48, in Township 3 South. Range 2 West of the 
Willamette Meridian, in Yamhill County, Oregon, said part being more particularly 
bounded and described as beginning at a point 8 chains North ami 71 rods and 18 feet 
West of the Southeast corner of said Claim, and running thence North 24 rods; thence 
West, 15 rods and 9 feet; thence South, 24 rods; and thence East, 15 rods and 9 feet 
to the place of beginning. 

(e) ; A parcel of land in the Northwest quarter of Section 16. Township 3 South, Range 2 
West of the Willamette Meridian. Yamhill County, Oregon, in the Solomon Heater Donation 
Land Claim No. 48, said parcel being more particularly described as follows: Beginning at a 
point which bears North 00s 05" 20* West 1056.00 feet and North 88° 59' 37" West 1703.44 
feet from the Southeast comer of said Donation Land Claim and running thence South 01° 
00' 23" West 120.00 feet thence North 88° 59' 37" West 100.00 feet; thence North 01° 00' 
23" East 120.00 feet; thence South 80° 59' 37' East 100.00 feet to the point of beginning. 

TOGETHER with: 
those portions of vacated Spring brook Road described in Exhibit "B* of Instrument recorded 
October 10, 2006, Instrument No. 200623296, records of Yamhill County, Oregon, which inure 
to the above described Parcel 37 by operation of law. if any. 

EXCEPTING FROM Parcel 37, that portion described in Exhibit "A" of Instrument recorded 
October 25, 2006, Instrument No. 200624511, and recorded October 27,2006, Instrument No. 
200624726. records of Yamhill County, Oregon 

Pared 38: 
SITUATE, lying and being in the County of Yamhill and in the State of Oregon, and being a 

part of Hie East Half of the original Donation Land Claim of Solomon Heater, deceased, 
Notification No. 1471, Claim No. 48, in Township 3 South, Range 2 West of the Willamette 
Meridian in said County and State, said part being bounded and particularly described as 
follows, to wit; 

BEGINNING at a point 8 chains North and 87 Rods and 61/2 feet West of the Southeast 
comer of said Claim, and running thence West 24 Rods and Three feet thence North 12 Rods; 
thence East 24 Rods and Three feet; thence South 12 Rods to the place of beginning. 
TOGETHER with: 
those portions of vacated Crestview Drive described In Exhibit "B* of instrument recorded 
October 10,2006, Instrument No. 200623296, records of Yamhill County, Oregon, which inure 
to the above described Parcel 38 by operation of law, If any. 
EXCEPTING FROM Parcel 38 that portion described in Exhibit "A* of Instalment recorded 
October 25, 2006, Instrument No. 200624511, and recorded October 27, 2006, Instrument No. 
200624728, records of Yamhill County, Oregon 
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West 531.36 feet to the Northeast comer of the tract of land described in Book 162, Page 522, 
said point being also the center!Ine of County Road #59; thence North 36° 50* 24" West along 
the center of said road 17,94 feet thence South 1° 19' 14" East 531.71 feet; thence South 60° 
07' 01" East 6.64 feet to the place of beginning. 

ALSO EXCEPTING FROM Parcel 41 that portion described in Exhibit "A" of Instalment 
October 25,2006, Instrument No. 200624511, and recorded October 27, 2006, Instrument No. 
200624726, records of Yamhill County, Oregon 

Parcel 42: 
Part (a) A tract of land In Section 16, Township 3 South, Range 2 West of the Willamette 
Meridian in Yamhill County, Oregon, being part of that certain tract of land described as Parcel 
1 and Parcel 9 in deed recorded in Film Volume 75, Page 1139, Deed and Mortgage Records, 
and being more particularly described as follows: 
Beginning at an iron rod at the intersection of the West line of said Parcel 9 with the North line 
of Crestview Drive (formerly County Road); thence South 89® 44' East along said North line and 
along the South line of said Parcel 1, a distance of 600,24 feet to an iron rod at the most 
Southerly Southeast comer of said Parcel 1; thence North along the Southerly portion of the 
East line of said Parcel 1 and its Northerly extension, 375.94 feet to an iron pipe; thence South 
89° 53* 40" East. 131.70 feet to an iron pipe at the Southwest comer of a building; thence North 
00° 25' 20" East 150.40 feet along the Westerly face of said building to an iron pipe at the 
Northwest comer of said building; thence North 35° 15* 20" East 124.05 feet to the most 
Southerly corner of a building as the same is now located as of August 21,1976; thence North 
32® 41' 40" West along the Westerly face of the Easterly building 159.38 feet to the Northerly 
line of said Parcel 1; thence South 57" 26' West along said Northerly line and the Northerly line 
of said Parcel 9, a distance of 853.33 feet to an iron rod at the Northwest comer of said Parcel 
9; thence South 299.89 feet to the point of beginning. 
EXCEPTING THEREFROM the following described tract 
Being a part of the Solomon Heater Donation Land Claim #48, Notification #1471, in Township 
3 South, Range 2 West of the Willamette Meridian in Yamhill County, Oregon; and said part 
being more particularly described 33 follows, to-wit 
Beginning at the Southeast corner of that certain tract of land formerly owned by Myrtle Newby, 
as described in deed recorded in 1928 in Book 99, Page 406, Deed Records; thence North 
381,48 feet to the South boundary line of the Southern Pacific Company right of way; thence 
South 57" 28' West along the South boundary line of said railroad right of way, 101.94 feet; 
thence South 326.74 feet; thence East % feet to the place of beginning. 
Part (by-
Being a part of the Solomon Heater Donation Land Claim #48, Notification #1471, in Township 
3 South, Range 2 West of the Willamette Meridian in Yamhill County, Oregon; and said part 
being more particularly described as follows, to-wit 
Beginning at the Southeast corner of that certain tract of land formerly owned by Myrtle Newby, 
as described in deed recorded in 1928 in Book 99, Page 406, Deed Records; thence North 
381.48 feet to the South boundary line of the Southern Pacific Company right of way; thence 
South 57° 28' West along the South boundary line of said railroad right of way. 101.94 feet; 
thence South 326.74 feet; thence East 86 feet to the place of beginning. 
FURTHER EXCEPTING from Parts (a) and (b) of Parcel 42 above described the following tract 
of land: 
A tract of land in Section 16, Township 3 South, Range 2 West of the Willamette Meridian in 
Yamhill County, Oregon, and being more particularly described as follows: 
BEGINNING at the Southeast comer of that tract of land described in deed from AUSTIN to 
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HEAD START OF YAMHILL COUNTY. INC., and recorded April 21, 2005. in instrument No. 
200508033, Yamhill County Deed Records, said comer being a point on the Northerly margin of 
Creatview Drive (30 feet from conteriine). from which an iron rod set In CSP-5819 bears West 
0.72 feet and North 0.28 feet as shown on CS-11478; thence North 00° 02' 12* East 301.41 
feet to the Northeast comer of said HEAD START tract, being a point on the Southerly margin 
of the Southern Pacific Railroad right of way from which as iron rod set in CSP-5819 bears 
South 59® 47' 56" West 2.60 feet; thence North 57® 12' 17" East 89.26 feet along said Railroad 
right of way to an iron rod; thence South 00° 02' 12* West 349.80 feet to an iron rod on said 
Northerly margin of Crestview Drive; thence North 89° 57' 48" West 75.00 feet to the POINT OF 
BEGINNING. 
Part (c): 
Part of the Solomon Heater and wife Donation Land Claim No. 48, Notification No. 1471, in 
Sections 9 and 16, Township 3 South. Range 2 West of the Willamette Meridian in Yamhill 
County. Oregon, described as follows: 
Beginning at the intersection of the South line of the Oregon and California Railroad Company 
right of way, and the line between the East and West Halve* of said Donation Land Claim; 
thence South along said line between the East and West Halves of said Donation Land Claim 
721.1 feet; thence West 387.8 feet; thence South to the North line of county Road; thence West 
along the North line of said County Road, 516.6 feet to the East line of tract conveyed to Lllah 
R, Newby by Deed recorded May 7,1943 In Book 121, Page 573, Deed Records; thence North 
along said Newby Tract to the South line of said Railroad right of way; thence Northeasterly 
along said Railroad right Of way, 1074.5 feet to the place of beginning. 
EXCEPT that portion lying in the County Road. ALSO EXCEPTING THEREFROM that portion 
conveyed to Yamhill County, by Deed recorded in Film Volume 93, Page 2288, Deed and 
Mortgage Records. 
FURTHER EXCEPTING THEREFROM that portion conveyed to A-DEC, INC.. an Oregon 
corporation in Deed recorded January 7,1977 as Film Volume 117, Page 477, Deed and 
Mortgage Records. 
Part (d): 
Part of the Solomon Heater Donation Land Claim No. 48 in Section 16, Township 3 South, 
Range 2 West of the Willamette Meridian in Yamhill County, Oregon, described as follows: 
Beginning at the Northwest comer of land conveyed to Zimri Mills by deed recorded January 25, 
1944 in Book 123, Page 429, Deed Records, and on the South line of land conveyed to the 
Springbrook Packing Company, in deed recorded May 23,1944 In Book 124, Page 389, Deed 
Records; thence West along the South line of said Springbrook Packing Company tract, 183.4 
feet; thence South parallel with the West line of said Mills tract to the center of the County 
Road; thence East along the center of the County Road to the Southwest comer of said Mills 
tract; thence North to tie place of beginning. 
EXCEPTING THEREFROM that portion conveyed to Yamhill County, Oregon, for road 
purposes by deed recorded 9-21-1973 in Film Volume 91, Page 462. 
Part (e): 
Being a part of the Solomon Heater and wife Donation Land Claim, Notification No. 1471. Claim 
No. 48 in Sections 6 and 16, in Township 3 South, Range 2 West of the Willamette Meridian in 
Yamhill County, Oregon, and the part of said Claim hereby conveyed being particularly 
described as follows, to-wit: 
Beginning at the Southeast comer of the Springbrook Packing Company Cooperative's land on 
the West line of Market Road No. 5; thence West 183.4 feet following the South boundary line 
of said Springbrook Packing Cooperative land; thence South parallel with said Market Road No. 
5 to the center of the County Road as now established; thence East following the center of said 
County Road 183.4 feet to the West line of said Market Road No, 5; and thence North along the 

Escrow Na 21-30010 
T«a No: 21-30010 



West tine of said Market Road No. 5 to the place of beginning. 
EXCEPTING THEREFROM that portion conveyed to Yamhl County, Oregon, for road 
purposes by deed recorded August 30,1972 in Film Volume 90, Page 2215, Deed and 
Mortgage Records. 
TOGETHER with: 
those portions of vacated Springbrook Road and Crestview Road described in Exhibit "B" of 
Instrument recorded October 10.2006, Instrument No. 200623296, records of YamhBI County, 
Oregon, which inure to the above described Paroel 42 by operation of law, if any. 

ALSO EXCEPTING FROM parcel 42 that portion described in Exhibit "A" of Instrument 
October 25,2006, Instrument No. 200624511, and recorded October 27,2006, Instrument No. 
200624726, records of Yamhill County, Oregon 

Parcel 43: 
Part of the West half of the Solomon Heater Donation Land Claim in Section 16, Township 3 
South, Range 2 West of the Willamette Meridian in Yamhill County, Oregon, being further 
described as follows: 
Beginning at an iron pipe set 30 feet South of the Center of Growers Avenue, said point being 
North 576.54 feet and North 89° 40' West 586.47 feet from the Southeast corner of the West 
half of said Heater claim; thence North 89* 40" West 90.68 feet to an iron pipe; thence South 
234.23 feet to an iron pipe; thence South 89" 40* East 90.68 to an Iron pipe; thence North 
234.23 feet to the place of beginning, said tract also being Parcel 3 of CSP No. 6116. 

Parcel 44: 
Part of the West half of the Solomon Heater Donation Land Claim No. 48 in Section 16. 
Township 3 South, Range 2 West of the Willamette Meridian, Yamhill County, Oregon, more 
particularly described as follows: 
Beginning at a point that is 9.19 chains North and 495.79 feet North 89° 40' West from the 
Southeast owner of the West half of said Claim No. 48; thence North 89° 40' West 90.68 feet; 
thence South parallel with the East line of that tract described in Contract of Sale recorded 
November 12,1974, in Film Volume 102, Page 1990, Deed and Mortgage Records of Yamhill 
County 264.23 feet to a point on the North line of that tract conveyed to E. C. Green, et ux. by 
deed recorded December 20,1943, In Book 123, Page 258, Deed Records; thence South 89° 
40' East along said North line 90.68 feet; thence North parallel with the East line of that tract 
described in Contract of Sale recorded November 12,1974 in Film Volume 102, Page 1990, 
Deed and Mortgage Records 264.23 feet to the place of beginning. 
EXCEPTING THEREFROM that portion conveyed to Yamhill County by deed 
recorded August 30,1972 in Film Volume 90, Page 2219, Deed and Mortgage Records of 
Yamhill County, Oregon. 

Parcel 45: 
A tract of land situated in the Northwest Quarter of Section 16, Township 3 South, Range 2 
West of the Willamette Meridian in Yamhill County, Oregon, more particularly described as 
follows: 
Beginning at an iron rod that is North 606.62 feet North 89'4(y West 138.16 feet and South 30 
feet from the Southeast comer of the West half of the Solomon Heater Donation Land Claim, 
and the true point of beginning; thence South 54 feet to an iron rod; thence South 89*40' East 
12.36 feet to an Iron rod; thence South 37.48 feet to a 5/8" Iron rod; thence North 89o40" West 
89.38 feet to an Iron rod; thence North 91.4 feet to a 5/B" iron rod; thence South agMO' East 
77.0 feet to the true point of beginning. 
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EXCEPTING THEREFROM that portion described in Exhibit "A" of Instrument recorded 
October 25, 2006, Instrument No. 200624511, aid recorded October 2?, 2006, Instrument No. 
200624726, records of Yamhill County, Oregon 

Parcel 46: 
A tract of land situated in the Northwest % of Section 16, Township 3 South, Range 2 West of 
the Willamette Meridian in Yamhill County, Oregon, more particularly described as follows: 
Beginning at an iron rod that is North 606.62 feet, North 89° 40' West 138.16 feet and South 30 
feet from the Southeast corner of the West J4 of the Solomon Heater Donation Land Claim, 
THE TRUE POINT OF BEGINNING; thence South 54 feet to an iron rod; thence South 89» 40' 
East 12.36 feet to an iron rod; thence South 37.48 feet to an iron rod; thence South 89° 40' 
East 95.80 feet to an iron rod; thence North 91.48 feet to an iron rod; thence North 89° 40' 
West 108.16 feet to an iron rod and the TRUE POINT OF BEGINNING. 
EXCEPTING THEREFROM that portion described in Exhibit "A* of Instrument recorded 
October 25, 2006, Instrument No. 200824511, and recorded October 27, 2006, Instrument No. 
200624726, records of Yamhill County, Oregon 

Parcel 47: 
Part (a): 
A tract of land situated in the Northwest Quarter of Section 16, Township 3 South. Range 2 
West of the Willamette Meridian in Yamhill County, Oregon, more particularly described as 
follows: 
Beginning at a point that is North 606.62 feet, North 89*40' West, 405.11 feet and South 30 feet 
from the Southeast comer of the West half of the Solomon Heater Donation Land Claim; thence 
South 82.23 feet; thence South 89*40' East 94.95 feet (passing an iron rod at 5 feet) to an iron 
rod; thence North 82,23 feet to an iron rod; thence North B9°40' West 94.85 feet (Passing an 
iron rod to 89.95 feet) to the place of beginning. 
Part (b): 
An undivided 1/5 interest in the following property; 
A tract of land situated In the Northwest Quarter of Section 16, Township 3 South, Range 2 
West of the Willamette Meridian In Yamhill County. Oregon more particularly described as 
follows: 
Beginning at an Iron rod mat is North 606.62 feet, North 89"40' West, 285.16 feet and South 
30.00 feet from the Southeast comer of the West half of the Solomon Heater Donation Land 
Claim and the true point of beginning; thence North 89*40' West, 25.00 feet to a 5/8 inch iron 
rod; thence South 164.23 feet to a 5/8 inch iron rod; thence South 89*40' East, 25.00 feet, 
thence North 164.23 feet to the true point of beginning. 

Parcel 48; 
A tract of land situated in the Northwest Quarter of Section 16, Township 3 South, Range 2 
West of the Willamette Meridian in Yamhill County, Oregon, more particularly described as 
follows: 
Beginning at an iron rod mat is North 606.62 feet. North 89°40' West 215,16 feet and South 
30,0 feet from the Southeast comer of the West half of the Solomon Heater Donation Land 
Claim, and the true point of beginning; thence South 117.00 feet to an 1/2" iron rod; thence 
North 89°40' West 70.00 feet to a 5/8" iron rod; thence North 117.00 feet to a 5/8" iron rod; 
thence South 8S®40' East 70 feet to the true point of beginning. 

Parcel 49: 
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Manary and Ruth H. Manary, by Deed recorded 1-7-47 in Book 140. Page 22, Deed 
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Sand T u statement To: 
Spring brook Propertie r inc. 
Sonja Haugen 
PO Box 1060 
Newberg OR 97132 

Tftle Order No. 21-29994 
Escrow Ne. 21-29894 

Tax Account No, R3216BB 
00200:430262 

WARRANTY DEED 
(ORS 93.850) 

Jay-Kay LLC, an Oregon Limited Liability Company, Grantor, conveys and warrants to 
Spflngbrook Proper*»« Inc., an Oregon corporation, Grantee, the following described real 
property fr»e of encun&rances except as specifically set forth Herein: 

BEFORE SIGNING CM ACCEPTING THIS INSTRUMENT. THE PERSON TRANSFERRING 
FEE TITLE SHOULD SQUIRE ABOUT THE PERSON'S RIGHTS, IF ANY, UNDER ORS 
197.382. THIS INSTRUMENT DOES NOT ALLOW USE OF THE PROPERTY DESCRIBED IN 
THIS INSTRUMENT IM VIOLATION OF APPLICABLE LAND USE LAWS AND 
REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
ACQUIRING FEE TIT7.E TO THE PROPERTY SHOULD CHECK WITH THE APPROPRIATE 
CITY OR COUNTY P<<<ANNING DEPARTMENT TO VERIFY APPROVED USES, TO 
DETERMINE ANY UKITS ON LAWSUITS AGAINST FARMING OR FOREST PRACTICES AS 
DEFINED IN ORS 30.-930 AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING 
PROPERTY OWNER-, IF ANY, UNDER 0R8197.352, 

The true conwderattor-forthteyojiveyance Is $140,000,00. 

Dated ttife^^lay f / f L ^ ^ U t * » - , y ^ & x * 

See Exhibit 'A' attached hereto and by reference made a part hereof. 

State of OR, County o Yamhill )ss 

This Instmmen- was acknowledged before me on fiJl^i <3 f 2008 
by Joan D. Austin, as Member, of Jay-Kay LLC. 

s J f j f i k z L — My commission expires: Joe r 
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E X H I B I T ' A ' 

Parce. 1 of Partition P »t No. 92-62, rt ceded August 28.1092, Book 3, Page 0268, In Yamhill 
County, Oregon. 

EXCEPTING FROM s P a r c e l 1 that potion descnbed in Exhibit 'A" of Instrument recorded 
October 25, 2006, Instalment No. 200024511, records of Yamhill County, Oregon 

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

Restrictive covenants «gardlng public Improvements, Including the terms and provisions 
thereof, and Including imong other things, a waiver of r|jht of remonstrance, 
Recorded; August 20,1B02 | 
Book: 0274 Page: 0298 ! 
In Yamhill County, Oreqon, [ 

A copy of the terms ari provisions of the operating agreement of Jay-Kay LLC should be 
furnished for our examnetlon prior to dosing. Any conveyance or encumbrance of Jay-Kay 
LLC must be executeesby all of the members unless otherwise provided for in the operation 
agreement. In addltloi., If there have been any changes In the membership from the date of 
original creation of the-J ay-Kay LLC to the present datej copies of approval of withdrawal and 
acceptance of the newmembers should be furnished fof our examination. 

i i 
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M 
EXECUTIVE SUMMARY 

1. The Springbrook Conceptual Master Plan proposes development of approximately 
450 acres of property in northern Newberg with up to 1,167 single-family dwellings, 
264 condos/townhouses, a 110-room resort hotel, 342,000 square feet of retail com-
mercial space and 667,000 square feet of employment/office space. It is anticipated 
that construction of the proposed facilities would be completed within 6 to 7 years. 

2. The trip generation calculations show that the proposed development could generate 
a total of 1,969 trips during the morning peak hour with 1,141 entering and 828 exiting 
the development area. The evening peak hour is expected to result in a total of 2,566 
trips with 1,128 entering and 1,438 exiting the development area. A weekday total of 
24,354 trips is expected with half entering and half exiting. 

3. Development under the proposed Springbrook plan will generate fewer trips than 
could be generated with reasonable worst-case development under the existing zoning 
designations for the subject property. The proposed Springbrook plan will not worsen 
the performance of existing or planned transportation facilities, and will not signifi-
cantly affect the transportation system as defined by the Transportation Planning Rule. 
A trip cap of 2,744 net new trips during the evening peak hour is proposed to ensure 
that site traffic volumes do not exceed levels allowable under the existing zoning. 

4. The intersections of Mountainview Drive at Villa Road, Mountainview Drive at As-
pen Way and Springbrook Road at Haworth Avenue should be signalized in order to 
maintain acceptable operation upon development of the project area. The new signals 
should be installed when signal warrants are met at each intersection. 

5. The intersection of College Street at Mountainview Drive should have a northbound 
right-turn lane added. This improvement will ensure that the intersection will continue 
to operate acceptably and that traffic volumes will not exceed intersection capacity. 

6. The intersection of College Street at East Hancock Street (Highway 99W) is pro-
jected to require construction of a southbound right-turn lane prior to 2013 in order to 
prevent traffic volumes from exceeding intersection capacity. This improvement is not 
required, however, under year 2025 traffic conditions since completion of the New-
berg-Dundee bypass will significantly reduce traffic volumes on Highway 99W. In or-
der to minimize potential impacts to existing businesses in the vicinity of the intersec-
tion, it is recommended that the southbound right-turn lane be constructed just prior to 
reaching intersection capacity. To determine the optimum timing for the proposed im-
provement, additional analysis should be undertaken when Springbrook is within one 
year of 50% completion. 
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INTRODUCTION 

The Springbrook Conceptual Master Plan proposes development of approxi-
mately 450 acres of property in northern Newberg with a resort/inn as well as residen-
tial, commercial and employment land uses. Specifically, the plan could result in de-
velopment of the property with up to 1,167 single-family dwellings, 264 con-
dos/townhouses, a 110-room resort hotel, 342,000 square feet of retail commercial 
space and 667,000 square feet of employment/office space. It is anticipated that con-
struction of the proposed facilities would be completed within 6 to 7 years. 

The purpose of this study is to assess the traffic impacts of the proposed devel-
opment and to determine what transportation mitigation measures will be appropriate. 
This traffic study will examine built-out (year 2013) traffic conditions as well as the 
planning horizon year (2025) traffic conditions. 

Detailed information on level of service definitions, traffic counts, trip genera-
tion and distribution calculations, and level of service calculations is included in the 
technical appendix to this report. 
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LOCATION DESCRIPTION 

Springbrook is composed of several large parcels with an irregular border, but 
is generally located within the City of Newberg's Urban Growth Boundary, east of Col-
lege Street, west of Putnam Road, south of Bell Road and north of Crestview Drive. 
The site is bordered by residential and light industrial land uses to the west and south, 
and by rural land to the north and east. 

As requested by the City of Newberg, this study includes traffic counts and eve-
ning peak hour analysis at fourteen intersections in the vicinity of the proposed devel-
opment. The intersections are as follows: 

1. Bell Road at Aspen Way 
2. Bell Road at Zimri Drive 
3. College Street at Foothills Drive 
4. College Street at Mountainview Drive 
5. Mountainview Drive at Villa Road 
6. Mountainview Drive at Aspen Way 
7. Mountainview Drive at Zimri Drive 
8. Springbrook Road at Crestview Drive 
9. Springbrook Road at Benjamin Road 
10. E Hancock Street at College Street 
11. Highway 99W at Villa Road 
12. Highway 99W at Springbrook Road 
13. Springbrook Road at Haworth Avenue 
14. Highway 99W at Providence Drive/Crestview Drive 

An area map showing the site location is on page eight and a vicinity map show-
ing the nearby street system and the configuration of the study area intersections is 
shown in Figure 1 on page nine. 

The intersection of Bell Road at Aspen Way is a 3-legged intersection that is 
stop controlled on the northbound Aspen Way approach. Bell Road is a two-lane road-
way under the jurisdiction of Yamhill County. It is classified by the County as an Arte-
rial and has a posted speed of 45 mph in the vicinity of Aspen Way. Aspen Way is a 
two-lane roadway with a posted speed of 45 mph. It is classified as a Major Collector 
from Bell Road to Villa Road, and as a Minor Collector from Villa Road to Mountain-
view Drive. 

The intersection of Bell Road at Zimri Drive is also a 3-legged intersection that 
is stop controlled on the northbound Zimri Drive approach. Bell Road has a posted 
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speed of 45 mph in the vicinity of the intersection. Zimri Drive is classified by the city 
of Newberg as a Major Collector and has a posted speed of 45 mph. 

College Street at Foothills Drive is a controlled by stop signs on the Foothills 
Drive approaches. College Street/Highway 219 is a two-lane District Highway under 
the jurisdiction of the Oregon Department of Transportation (ODOT). It has a posted 
speed of 35 mph at Foothills Drive, however the speed limit increases to 40 mph start-
ing 250 feet north of Foothills Drive. Foothills Drive is a two-lane Major Collector 
with a posted speed of 25 mph. 

College Street at Mountainview Drive is controlled by a traffic signal. Each in-
tersection approach has a left-turn lane and a shared through/right lane. College 
Street/Highway 219 has a posted speed of 35 mph in the vicinity of the intersection. 
Mountainview Drive is classified by the City of Newberg as a Major Collector with a 
posted speed of 25 mph west of College Street and as a Minor Arterial with a posted 
speed of 35 mph east of College Street. 

Mountainview Drive at Villa Road is a three-legged intersection that is stop-
controlled on the northbound Villa Road approach. The eastbound intersection ap-
proach on Mountainview Drive has a dedicated right-turn lane. Mountainview Drive 
has a posted speed of 35 mph in the vicinity of the intersection. Villa Road is a two-
lane Major Collector under the jurisdiction of the City of Newberg and has a posted 
speed of 25 mph. 

The intersection of Mountainview Drive at Aspen Way is stop controlled on the 
Aspen Way approaches. Aspen Way has a posted speed of 45 mph north of Mountain-
view Drive and 35 mph south of Mountainview Drive. Mountainview Drive has a 
posted speed of 35 mph west of Aspen Way and a basic rule speed of 55 mph east of 
Aspen Way. 

Mountainview Drive at Zimri Drive is a three-legged intersection and is stop 
controlled on the southbound Zimri Drive approach. Mountainview Drive has a basic 
rule speed of 55 mph in the vicinity of the intersection, and Zimri Drive has a posted 
speed of 45 mph. 

Springbrook Road at Crestview Drive is an offset intersection that is stop con-
trolled on the Crestview Drive approaches. The west leg is located approximately 75 
feet north of the east leg of the intersection. Through traffic on Springbrook Road does 
not stop. The west leg of Crestview Drive is paved and has a posted speed of 25 mph. 
The east leg is a gravel road with no posted speed. 
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Springbrook Road at Benjamin Road is a three-legged intersection and is stop 
controlled on the Benjamin Road approach. Railroad tracks run parallel and adjacent to 
Springbrook Road on the south side of the intersection, so traffic must stop on as it en-
ters and leaves the intersection on Benjamin Road. Benjamin Road is classified by 
Yamhill County as an Arterial, and has a basic rule speed of 55 mph. 

East Hancock Street at College Street is controlled by a traffic signal. East 
Hancock Street serves as the westbound travel lanes of Highway 99W through the 
downtown couplet extending from River Street to Harrison Street. It is classified by 
ODOT as a Statewide Highway and a Freight Route. It consists of three westbound 
travel lanes and has a posted speed of 25 mph. Parking is available on the south side of 
E Hancock Street. College Street also has a posted speed of 25 mph in the vicinity of E 
Hancock Street. 

The intersection of Highway 99W at Villa Road is controlled by an eight-phase 
traffic signal. Highway 99W has three westbound and two eastbound travel lanes at the 
intersection, as well as left-turn lanes on each approach. It has a posted speed of 35 
mph in the vicinity of Villa Road. Villa Road has a posted speed of 25 mph, and has 
three lanes on each intersection approach. North of Highway 99W, Villa Road is clas-
sified as a Major Collector. South of Highway 99W Villa Road is classified as a Major 
Arterial, since it serves as an extension of Highway 219. The northbound approach has 
two left-turn lanes and a shared through/right lane. The southbound approach has a left 
turn lane, a through lane and a right turn lane. 

Highway 99W at Springbrook Road is also controlled by an eight-phase traffic 
signal. Highway 99W has a posted speed of 40 mph in the vicinity of the intersection 
and has a left-turn lane, two through lanes and a yield-controlled right-turn lane on each 
Highway 99W approach. Springbrook Road has a posted speed of 25 mph north of 
Highway 99W and 35 mph south of Highway 99W. The Springbrook Road intersection 
approaches each have two left-turn lanes, one through lane, and a right-turn lane. 

Springbrook Road at Haworth Avenue is a four-way stop-controlled intersection 
with a posted speed of 25 mph on all approaches. The east leg of the intersection 
serves as a driveway access for Safeway and has a single approach lane. All other in-
tersection approaches have a left-turn lane and a shared through/right lane. Haworth 
Avenue is classified by the City of Newberg as a Major Collector. 

Highway 99W at Providence Drive is currently a 3-legged intersection con-
trolled by a traffic signal. The northbound Providence Drive approach has a left-turn 
lane and a right-turn lane. The eastbound approach on Highway 99W has two through 
lanes and a right-turn lane. The westbound approach has a left-turn lane and two 
through lanes. It is anticipated that Crestview Drive will be extended in the future to 
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intersect Highway 99W at Providence Drive. The Crestview Drive extension will be 
classified as a Major Collector. 

Manual turning movement counts were done in June of 2006 from 4:00 to 6:00 
PM. The peak hour was approximately 5:00 to 6:00 PM weekdays. The existing traf-
fic volumes at the study area intersections are shown in Figure 2 on page ten. Detailed 
traffic count data is also included in the appendix to this report. 

FIGURE 1 
Area Map 
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M 
TRIP GENERATION 

To estimate the number of trips that could be generated by the proposed Spring-
brook development, the trip rates from TRIP GENERATION, Seventh Edition, pub-
lished by the Institute of Transportation Engineers, were examined. 

The following ITE land-use categories and trip rates were used to estimate the 
trip generation: 

Residential Development: Single-Family Detached Housing (210) 
Residential Condominium/Townhouse (230) 

Resort: Resort Hotel (330) 
Retail Development: Shopping Center (820) 
Employment: General Office Building (710) 

The trip generation rate for the residential land uses is based on the number of 
dwelling units. The trip generation for the resort hotel is based on the number of 
rooms. All other trip generation rates are based on the square footage of the buildings. 

Detailed trip generation calculations including internal trip capture calculations 
are included in the appendix to this report. 

WEEKDAY TRIP GENERATION SUMMARY 
Springbrook 

Size 
AM Peak Hour PM Peak Hour Weekday 

Size In Out Total In Out Total In Out Total 
Single Family Residential 1,167 207 619 826 616 362 978 4,984 4,984 9,968 

Multi-Use/Internal (12%) 50 50 100 59 59 118 598 598 1,196 
Townhouse/Condominium 264 19 93 112 89 44 133 732 732 1,464 

Multi-Use/Internal (12%) 7 7 14 8 8 16 88 88 176 
Resort Hotel 110 24 10 34 20 26 46 230 230 460 
Shopping Center 342 375 240 615 676 733 1,409 7,551 7,551 15,102 

Multi-Use/Internal (12%) 37 37 74 85 85 170 906 906 1,812 
Pass-By Trips (34%) 92 92 184 211 211 422 2,259 2,259 4,518 

General Office Building 667 753 103 856 140 686 826 2,876 2,876 5,752 
Multi-Use/Internal (12%) 51 51 102 50 50 100 345 345 690 

Total Trips 1,378 1,065 2,443 1,541 1,851 3,392 16,373 16,373 32,746 
Multi-Use/Internal 145 145 290 202 202 404 1,937 1,937 3,874 
Total Driveway Trips 1,233 920 2,153 1,339 1,649 2,988 14,436 14,436 28,872 
Pass-by Trips 92 92 184 211 211 422 2,259 2,259 4,518 
Net New Trips 1,141 828 1,969 1,128 1,438 2,566 12,177 12,177 24,354 
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In order to quantify the traffic impacts of the proposed Springbrook develop-
ment relative to the existing zoning, a comparison was made between the trips gener-
ated under the proposed conceptual master plan and the trips generated by worst-case 
development under the existing zoning designations. 

The following ITE land-use categories and trip rates were used to estimate the 
potential trip generation under the current zoning: 

Residential Development: Single-Family Detached Housing (210) 
Retail Development: Shopping Center (820) 
Industrial Development: General Light Industrial (110) 

Detailed trip generation calculations for the existing zoning designations are in-
cluded in the appendix of this report. 

WEEKDAY TRIP GENERATION SUMMARY 
Springbrook: Maximum Development Under Existing Zoning Desigations 

Size 
AM Peak Hour PM Peak Hour Weekday 

Size In Out Total In Out Total In Out Total 
Single Family Residential 1,762 311 932 1243 893 525 1418 7,282 7,282 14,564 

Multi-Use/Internal (9%) 56 56 112 64 64 128 655 655 1,310 
Shopping Center 210 280 179 459 491 531 1,022 5,501 5,501 11,002 

Multi-Use/Internal (9%) 21 21 42 46 46 92 495 495 990 
Pass-By Trips (34%) 71 71 142 158 158 316 1,702 1,702 3,404 

General Light Industrial 857 694 95 789 101 739 840 2,987 2,987 5,974 
Total Trips 1,285 1,206 2,491 1,485 1,795 3,280 15,770 15,770 31,540 
Multi-Use/Internal 77 77 154 110 110 220 1,150 1,150 2,300 
Total Driveway Trips 1,208 1,129 2,337 1,375 1,685 3,060 14,620 14,620 29,240 
Pass-by Trips 71 71 142 158 158 316 1,702 1,702 3,404 
Net New Trips 1,137 1,058 2,195 1,217 1,527 2,744 12,918 12,918 25,836 

A comparison of the trip generation totals under the existing zoning designations 
and under the proposed Springbrook Conceptual Master Plan reveals that fewer trips 
will be generated by Springbrook than would be allowed under the existing zoning. 
Specifically, site trips are reduced by 10 percent during the morning peak hour and by 
6 percent during the evening peak hour. The daily trip generation is also reduced by 6 
percent under the proposed Springbrook Conceptual Master Plan. 
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Under Oregon Administrative Rule 660-012-0060, the Transportation Planning 
Rule, "A plan or land use regulation amendment significantly affects a transportation 
facility if it would: 

(a) Change the functional classification of an existing or planned transportation fa-
cility (exclusive of correction of map errors in an adopted plan); 

(b) Change standards implementing a functional classification system; or 

(c) As measured at the end of the planning period identified in the adopted transpor-
tation system plan: 

(A) Allow land uses or levels of development that would result in types or levels 
of travel or access that are inconsistent with the functional classification of 
an existing or planned transportation facility; 

(B) Reduce the performance of an existing or planned transportation facility be-
low the minimum acceptable performance standard identified in the TSP or 
comprehensive plan; or 

(C) Worsen the performance of an existing or planned transportation facility that 
is otherwise projected to perform below the minimum acceptable perform-
ance standard identified in the TSP or comprehensive plan." 

The Springbrook development would not change the functional classification of 
nearby streets. It will also not change the standards implementing the functional classi-
fication system. As detailed on the previous pages, the proposed conceptual master 
plan will result in an overall reduction in traffic as compared to a reasonable worst-case 
development scenario under the existing zoning designations. As such, the proposed 
plan will not worsen the performance of existing or planned transportation facilities, 
and will not significantly affect the transportation system as defined by the Transporta-
tion Planning Rule. 

In order to ensure that the proposed development levels will not exceed those 
allowed under the existing zoning designations, a trip cap is proposed for the Spring-
brook area. Since traffic impacts are generally most significant during the evening peak 
hour, this trip cap should limit development within Springbrook to a maximum of 2,744 
net new trips during the evening peak hour. The projected trip generation for the full 
Springbrook Conceptual Master Plan is within the proposed trip cap. 
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TRIP DISTRIBUTION 

The distribution of the site trips to and from the proposed development was de-
termined using data from the City of Newberg's Transportation System Plan, the loca-
tions of surrounding development and roadway infrastructure and emme/2 model data 
provided by the Oregon Department of Transportation's Transportation Planning 
Analysis Unit (TPAU). The impacts of planned improvements in the vicinity were also 
considered in developing the final trip distribution. 

Figure 3 on page 15 shows the distribution of site trips from the proposed de-
velopment. Figure 4 on page 16 shows the assignment of site trips to the surrounding 
street system. 
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M 
OPERATIONAL ANALYSIS 

Background Traffic 

Prior to assigning the site trips to the study intersections, the existing volumes 
were increased in order to account for anticipated growth in the study area. Based on 
historical traffic volumes in the site vicinity and on the Highway 99W corridor, a one 
percent growth rate was applied to the existing year 2006 traffic volume data. It is ex-
pected that this site could be developed and occupied by 2013, so the growth rate was 
applied over a period of seven years to generate year 2013 background traffic volumes. 

In addition to the build-out year analysis, a long-term analysis was undertaken in 
order to determine the impacts of full development under the proposed Springbrook 
Conceptual Master Plan through the City of Newberg's planning horizon. The current 
Transportation System Plan (TSP) identifies the planning horizon year as 2025. In or-
der to determine year 2025 background traffic volumes, intersection turning movement 
volumes were taken from the TSP. These volumes were derived based on ODOT's 
emme/2 model for the City of Newberg. The year 2025 planning model accounts for 
diversion of some through traffic from Highway 99W to the Newberg-Dundee Bypass, 
which is expected to be completed prior to year 2025. 

The anticipated year 2013 background traffic volumes are shown in Figure 5 on 
page 18. The sum of the background traffic volumes and all site-generated traffic from 
the proposed Springbrook development is shown in Figure 6 on page 19. 

Background traffic volumes for the year 2025 planning horizon are shown in 
Figure 7 on page 20. The total year 2025 traffic volumes with full development of 
Springbrook are illustrated in Figure 8 on page 21. 
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Capacity Analysis 

To determine the level of service at the fourteen intersections that were studied, 
a capacity analysis was conducted. The level of service can range from A, which indi-
cates very little or no delay, to level F, which indicates a high degree of congestion and 
delay. Level of service D is generally considered to be the minimum acceptable level of 
service for signalized intersections. For unsignalized intersections, level of service E is 
generally considered to be the minimum operational standard. 

The levels of service at unsignalized intersections described in this report refer 
only to traffic on the stop-controlled approach with the highest delay. Through traffic 
does not stop and is not assessed a level of service. 

The intersections were analyzed using the H C S + version of the Highway Ca-
pacity Software, which is based on the procedures outlined in the HIGHWAY 
CAPACITY MANUAL published by the Transportation Research Board. 

The intersection of Bell Road at Aspen Way is currently operating at level of 
service B during the evening peak hour. This intersection is projected to continue to 
operate at level of service B through year 2025 either with or without the addition of 
site traffic from the proposed development. 

The intersection of Bell Road at Zimri Drive is currently operating at level of 
service A during the evening peak hour. Under year 2013 background traffic condi-
tions the intersection is projected to continue to operate at level of service A. With the 
addition of site traffic from the proposed development, the intersection is projected to 
operate at level of service B. The intersection is also projected to operate at level of 
service B under year 2025 traffic conditions either with or without the addition of site 
traffic from the proposed development. 

The intersection of College Street at Foothills Drive is currently operating at 
level of service C during the evening peak hour. Under year 2013 traffic conditions, 
the intersection is projected to continue to operate at level of service C either with or 
without the addition of site traffic from the proposed development. The intersection is 
projected to operate at level of service D under year 2025 traffic conditions either with 
or without site traffic from the proposed development. 

The intersection of College Street at Mountainview Drive is currently operating 
at level of service B during the evening peak hour. Under year 2013 background traffic 
conditions the intersection is projected to continue to operate at level of service B. 
With the addition of site traffic from the proposed development, the intersection would 
be projected to operate at level of service E. Under year 2025 background traffic con-
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ditions, the intersection is projected to operate at level of service D. With the addition 
of site traffic from the proposed development, the intersection is projected to operate at 
level of service E and with volumes exceeding intersection capacity. Construction of a 
northbound right turn lane would improve intersection operation to level of service D 
for both year 2013 and year 2025 traffic conditions and restore intersection operation to 
within capacity. 

The intersection of Mountainview Drive at Villa Road is currently operating at 
level of service C. Under year 2013 background traffic conditions, the intersection is 
projected to continue to operate at level of service C. With the addition of site traffic 
from the proposed development, the intersection is projected to operate at level of ser-
vice F. If a traffic signal is installed at the intersection, operation would be improved 
to level of service B. Under year 2025 traffic conditions, the intersection is projected 
to operate at level of service F either with or without the addition of site traffic from the 
proposed development. With a traffic signal in place, however, the intersection is pro-
jected to operate at level of service B. 

The intersection of Mountainview Drive at Aspen Way is currently operating at 
level of service B during the evening peak hour. Under year 2013 background traffic 
conditions, the intersection is projected to continue to operate at level of service B. 
With the addition of site traffic from the proposed development, the intersection is pro-
jected to operate at level of service F. If a traffic signal is installed at the intersection, 
operation would be improved to level of service C. Under year 2025 traffic conditions, 
the intersection is projected to operate at level of service F either with or without the 
addition of site traffic from the proposed development. With a traffic signal in place, 
however, the intersection is projected to operate at level of service C. 

The intersection of Mountainview Drive at Zimri Drive is currently operating at 
level of service B during the evening peak hour. Under year 2013 background traffic 
conditions, the intersection is projected to continue to operate at level of service B. 
With the addition of site traffic from the proposed development, the intersection is pro-
jected to operate at level of service F. Based on the preliminary warrant analysis, it is 
unlikely that a traffic signal could be installed to mitigate this condition, although it is 
expected that the nearby traffic signal at the intersection of Mountainview Drive and 
Aspen Way will provide gaps in the traffic stream and improve operation at this inter-
section somewhat. Under year 2025 traffic conditions, the intersection is projected to 
operate at level of service F either with or without the addition of site traffic from the 
proposed development. Traffic signal warrants may be met for this intersection under 
year 2025 traffic conditions. If a traffic signal can be installed, the intersection is pro-
jected to operate at level of service B. 
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The intersection of Springbrook Road at Mountainview Drive is currently oper-
ating at level of service C during the evening peak hour. Under year 2013 background 
traffic conditions the intersection is projected to continue to operate at level of service 
C. It is anticipated that with development of Springbrook and completion of the Crest-
view Drive extension, the intersection will experience increased traffic volumes in the 
future. A roundabout has been proposed for the intersection in order to accommodate 
these increased traffic volumes. Under year 2013 traffic conditions, the intersection is 
expected to operate with a v/c ratio of 0.71 with the addition of site traffic from the 
proposed development. Under year 2025 background traffic conditions, the intersection 
is projected to operate with a v/c ratio of 0.73. With the addition of site traffic from 
the proposed development, the intersection is projected to operate with a v/c ratio of 
0.91. 

The intersection of Springbrook Road at Benjamin Road is currently operating at 
level of service A during the evening peak hour. This intersection is projected to con-
tinue to operate at level of service A through year 2025 either with or without the addi-
tion of site traffic from the proposed development. 

The intersection of College Street at East Hancock Street (Highway 99W) is cur-
rently operating at level of service B during the evening peak hour. Under year 2013 
background traffic conditions, the intersection is projected to continue to operate at 
level of service B. With the addition of site traffic from the proposed development, the 
intersection is projected to operate at level of service E and with volumes exceeding 
intersection capacity. Construction of a southbound right-turn lane would improve the 
level of service to D and restore intersection operation to within capacity. The pro-
jected year 2025 intersection operation is acceptable even without the proposed 
southbound right-turn lane addition since the completion of the Newberg-Dundee By-
pass will substantially reduce through traffic volumes on Highway 99W. Under year 
2025 traffic conditions the intersection is projected to operate at level of service B ei-
ther with or without the addition of site traffic from the proposed development. 

The addition of a southbound right-turn lane on the College Street approach to 
Highway 99W would require acquisition of right-of-way and widening on College 
Street. The proposed improvement at this location is likely to impact at least one exist-
ing business in the vicinity of the intersection. In order to minimize impacts, it is rec-
ommended that the improvements be constructed just prior to when intersection vol-
umes are projected to exceed capacity. In the event that the Newberg-Dundee Bypass is 
completed prior to reaching intersection capacity, no improvements would need to be 
constructed at this location. Based on projected growth and the current Springbrook 
Conceptual Master Plan, it is anticipated that intersection volumes will reach capacity 
once development of approximately 50% of Springbrook has been completed. To de-
termine the optimum timing for construction of this improvement, it is recommended 
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that additional analysis be undertaken at this intersection when Springbrook is within 
one year of 50% completion. 

The intersection of Highway 99W at Villa Road is currently operating at level of 
service C. Under year 2013 traffic conditions, the intersection is projected to continue 
to operate at level of service C either with or without the addition of site traffic from 
the proposed development. Under year 2025 background traffic conditions, the inter-
section is projected to operate at level of service C. With the addition of site traffic 
from the proposed development, the intersection is projected to operate at level of ser-
vice D. 

The intersection of Highway 99W at Springbrook Road is currently operating at 
level of service D. Under year 2013 traffic conditions, the intersection is projected to 
continue to operate at level of service D either with or without the addition of site traf-
fic from the proposed development. Under year 2025 traffic conditions, the intersec-
tion is also projected to operate at level of service D either with or without the addition 
of site traffic from the proposed development. 

The intersection of Springbrook Road at Haworth Avenue is currently operating 
at level of service C. Under year 2013 background traffic conditions the intersection is 
projected to operate at level of service D. With the addition of site traffic from the 
proposed development, the intersection is projected to operate at level of service F. If a 
traffic signal were installed at this intersection, however, operation would be projected 
to improve to level of service B. This intersection has been previously identified for 
future signalization in the Newberg Transportation System Plan. Consequently it was 
assumed that the intersection would be signalized by the year 2025 either with or with-
out the proposed development. The signalized intersection is projected to operate at 
level of service B under year 2025 traffic conditions either with or without the addition 
of site traffic from the proposed development. 

The intersection of Highway 99W at Providence Drive is currently operating at 
level of service A. Under year 2013 background traffic conditions and prior to the 
completion of the Crestview Drive extension, the intersection is projected to continue to 
operate at level of service A. With the addition of site traffic from the proposed 
Springbrook development and completion of the Crestview Drive extension, the inter-
section is projected to operate at level of service C. Under year 2025 traffic conditions, 
the intersection is projected to operate at level of service D either with or without the 
addition of site trips from the proposed Springbrook development. 

The results of the capacity analysis, including the levels of service and delay are 
shown in the following table. Detailed calculations, as well as tables showing the rela-
tionships between delay and level of service are included in the appendix to this report. 
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CAPACITY ANALYSIS SUMMARY 
Springbrook 

PM PEAK HOUR 
LOS Delay 

Bell Road at Aspen Way 
Existing Traffic B 10" 
2013 Background B 10" 
2013 Background + Site Traffic B 11" 
2025 Background B 12" 
2025 Background + Site Traffic B 12" 

Bell Road at Zimri Drive 
Existing Traffic A 10" 
2013 Background A 10" 
2013 Background + Site Traffic B 10" 
2025 Background B 10" 
2025 Background + Site Traffic B 11" 

College Street at Foothills Drive 
Existing Traffic C 18" 
2013 Background C 20" 
2013 Background + Site Traffic C 23" 
2025 Background D 28" 
2025 Background + Site Traffic D 29" 

College Street at Mountainview Drive* 
Existing Traffic B 12" 
2013 Background B 12" 
2013 Background + Site Traffic E 59" 
2013 Background + Site Traffic (w/ NBRT lane) D 41" 
2025 Background D 50" 
2025 Background + Site Traffic E 74" 
2025 Background + Site Traffic (w/ NBRT lane) D 41" 

* Signalized Intersection 
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PM PEAK HOUR 
LOS Delay 

Mountainview Drive at Villa Road 
Existing Traffic C 16" 
2013 Background C 17" 
2013 Background + Site Traffic F 547" 
2013 Background + Site Traffic* B 11" 
2025 Background F 309" 
2025 Background + Site Traffic F 929" 
2025 Background + Site Traffic* B 11" 

Mountainview Drive at Aspen Way 
Existing Traffic B 11" 
2013 Background B 11" 
2013 Background + Site Traffic F 315" 
2013 Background + Site Traffic* C 24" 
2025 Background F 203" 
2025 Background + Site Traffic F 470" 
2025 Background + Site Traffic* C 34" 

Mountainview Drive at Zimri Drive 
Existing Traffic B 10" 
2013 Background B 10" 
2013 Background + Site Traffic F 85" 
2025 Background F 58" 
2025 Background + Site Traffic F 112" 
2025 Background + Site Traffic* B 11" 

Springbrook Road at Crestview Drive 
Existing Traffic C 20" 
2013 Background C 22" 
2013 Background + Site Traffic** v/c=0.71 13" 
2025 Background** v/c=0.73 11" 
2025 Background + Site Traffic** v/c=0.91 41" 

* Signalized Intersection 
** Roundabout 
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PM PEAK HOUR 
LOS Delay 

Springbrook Road at Benjamin Road 
Existing Traffic A 9" 
2013 Background A 9" 
2013 Background + Site Traffic A 10" 
2025 Background A 10" 
2025 Background + Site Traffic A 10" 

East Hancock Street (Hwy. 99W) at College Street* 
Existing Traffic B 18" 
2013 Background B 20" 
2013 Background + Site Traffic E 84" 
2013 Background + Site Traffic (Mitigated) D 39" 
2025 Background B 12" 
2025 Background + Site Traffic B 14" 

Highway 99W at Villa Road* 
Existing Traffic C 28" 
2013 Background C 29" 
2013 Background + Site Traffic C 31" 
2025 Background C 34" 
2025 Background + Site Traffic D 35" 

Highway 99W at Springbrook Road* 
Existing Traffic D 36" 
2013 Background D 40" 
2013 Background + Site Traffic D 53" 
2025 Background D 43" 
2025 Background + Site Traffic D 46" 

* Signalized Intersection 
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PM PEAK HOUR 
LOS Delay 

Springbrook Road at Haworth Avenue 
Existing Traffic C 23" 
2013 Background D 47" 
2013 Background + Site Traffic F 323" 
2013 Background + Site Traffic* B 16" 
2025 Background* B 11" 
2025 Background + Site Traffic* B 17" 

Highway 99W at Providence Drive/Crestview Drive* 
Existing Traffic A 8" 
2013 Background A 8" 
2013 Background + Site Traffic C 26" 
2025 Background D 37" 
2025 Background + Site Traffic D 40" 

* Signalized Intersection 
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Traffic Signal Warrants 

To determine whether traffic signal warrants are or will be met at the unsignal-
ized intersections, a traffic signal warrant analysis was performed. The warrants used 
were those from the 2003 Edition of the MANUAL ON UNIFORM TRAFFIC 
CONTROL DEVICES, published by the Federal Highway Administration. The war-
rants examined were Warrant 1, Eight-Hour Vehicular Volume and Warrant Three, 
Peak Hour. These warrants were examined because they are the warrants that are most 
likely to be met at these intersections. 

The warrant comparison was made by converting the peak-hour volumes to 
daily volumes, assuming that the peak-hour volume is approximately ten percent of the 
daily volume. The eighth highest hour was then estimated using a factor of 5.6 percent 
of the daily volume. 

The intersection of Mountainview Drive at Villa Road does not currently meet 
traffic signal warrants. Under year 2013 traffic conditions with the addition of site traf-
fic from the proposed development the intersection is expected to meet Warrant 3, Peak 
Hour. Under year 2025 traffic conditions with the addition of site traffic from the pro-
posed development, the intersection is projected to meet Warrant 1, Eight-Hour Vehicu-
lar Volume as well as the Peak Hour warrant. 

The intersection of Mountainview Drive at Aspen Way also does not currently 
meet signal warrants. Under year 2013 traffic conditions with the addition of site traf-
fic from the proposed development the intersection is projected to meet Warrant 1, 
Eight-Hour Vehicular Volume and Warrant 3, Peak Hour. The intersection will also 
meet these warrants under year 2025 traffic conditions with the addition of site traffic 
from the proposed development. 

The intersection of Mountainview Drive at Zimri Drive does not meet traffic 
signal warrants under existing conditions and is not projected to meet traffic signal war-
rants under year 2013 traffic conditions either with or without the addition of site traffic 
from the proposed development. Under year 2025 background traffic conditions, signal 
warrants are also not expected to be met at this location. With completion of the pro-
posed development, the intersection is projected to meet Warrant 3, Peak Hour. 

The intersection of Springbrook Road and Haworth Avenue currently does not 
meet traffic signal warrants, but is projected to meet Warrant 1, Eight-Hour Vehicular 
Volume and Warrant 3, Peak Hour under year 2013 traffic conditions with the addition 
of site traffic from the proposed development. 

The following table summarizes the results of the signal warrant analysis. 
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TRAFFIC SIGNAL WARRANTS 

S = Warrant is met All warrants were examined based on PM peak hour data. 

Warrant 1A Warrant 1B Combination Warrant 3 
Mountainview & Villa 
Existing Traffic 
2013 Background 
2013 Background + Site Y 
2025 Background S 
2025 Background + Site Y 

Mountainview & Aspen 
Existing Traffic 
2013 Background 
2013 Background + Site 
2025 Background 
2025 Background + Site 

Mountainview & Zimri 
Existing Traffic 
2013 Background 
2013 Background + Site 
2025 Background 
2025 Background + Site 

Springbrook & Haworth 
Existing Traffic 
2013 Background 
2013 Background + Site 7 S 
2025 Background 
2025 Background + Site 7 S 
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Recommendations and Conclusions 

Based on the traffic signal warrant analysis, it is recommended that the intersec-
tions of Mountainview Drive at Villa Road, Mountainview Drive at Aspen Way and 
Springbrook Road at Haworth Avenue have traffic signals installed. These improve-
ments will assure that the intersections continue to operate with acceptable levels of 
service upon build-out of the Springbrook development and through the planning hori-
zon. 

Based on the operational analysis, it is recommended that the intersection of 
College Street at Mountainview Drive have a northbound right-turn lane added. This 
improvement will ensure that the intersection operates acceptably and that traffic vol-
umes will not exceed intersection capacity. 

A southbound right-turn lane is recommended for the intersection of College 
Street at East Hancock Street (Highway 99W). This lane addition is required in order 
to prevent year 2013 traffic volumes from exceeding intersection capacity. The im-
provement is not required under year 2025 traffic conditions since completion of the 
Newberg-Dundee bypass will significantly reduce the through traffic volumes on High-
way 99W as vehicles move to the bypass facility. In order to minimize impacts to ex-
isting nearby businesses, it is recommended that this improvement be constructed just 
prior to when intersection volumes are projected to exceed capacity. To determine the 
optimum timing for construction of this improvement, it is recommended that additional 
analysis be undertaken at this intersection when Springbrook is within one year of 50% 
completion. 

All other intersections are projected to operate acceptably under future 
traffic conditions either with or without the addition of site traffic from the proposed 
Springbrook development. No further mitigations are recommended. 
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LEVEL OF SERVICE 

Level of service is used to describe the quality of traffic flow. Levels of service A to C 
are considered good, and rural roads are usually designed for level of service C. Urban streets 
and signalized intersections are typically designed for level of service D. Level of service E is 
considered to be the limit of acceptable delay. For unsignalized intersections, level of service E 
is generally considered acceptable. Here is a more complete description of levels of service: 

Level of service A: Very low delay at intersections, with all traffic signal cycles clearing 
and no vehicles waiting through more than one signal cycle. On highways, low volume and 
high speeds, with speeds not restricted by other vehicles. 

Level of service B: Operating speeds beginning to be affected by other traffic; short 
traffic delays at intersections. Higher average intersection delay than for level of service A 
resulting from more vehicles stopping. 

Level of service C: Operating speeds and maneuverability closely controlled by other 
traffic; higher delays at intersections than for level of service B due to a significant number of 
vehicles stopping. Not all signal cycles clear the waiting vehicles. This is the recommended 
design standard for rural highways. 

Level of service D: Tolerable operating speeds; long traffic delays occur at in-
tersections. The influence of congestion is noticeable. At traffic signals many vehicles stop, 
and the proportion of vehicles not stopping declines. The number of signal cycle failures, for 
which vehicles must wait through more than one signal cycle, are noticeable. This is typically 
the design level for urban signalized intersections. 

Level of service E: Restricted speeds, very long traffic delays at traffic signals, and 
traffic volumes near capacity. Flow is unstable so that any interruption, no matter how minor, 
will cause queues to form and service to deteriorate to level of service F. Traffic signal cycle 
failures are frequent occurrences. For unsignalized intersections, level of service E or better is 
generally considered acceptable. 

Level of service F: Extreme delays, resulting in long queues which may interfere with 
other traffic movements. There may be stoppages of long duration, and speeds may drop to 
zero. There may be frequent signal cycle failures. Level of service F will typically result when 
vehicle arrival rates are greater than capacity. It is considered unacceptable by most drivers. 



LEVEL OF SERVICE CRITERIA 
FOR SIGNALIZED INTERSECTIONS 

LEVEL 

OF 

SERVICE 

CONTROL DELAY 

PER VEHICLE 

(Seconds) 

A < 1 0 

B 10-20 

C 20-35 

D 35-55 

E 55-80 

F > 8 0 

LEVEL OF SERVICE CRITERIA 
FOR UNSIGNALIZED INTERSECTIONS 

LEVEL 

OF 

SERVICE 

CONTROL DELAY 

PER VEHICLE 

(Seconds) 

A < 1 0 

B 10-15 

C 15-25 

D 25-35 

E 35-50 

F > 5 0 



Intersection Turning Movement 
Summary Report 

Location BELL ROAD AT ASPEN WAY 
Date 6/28/2006 

Day of Week Wednesday 
Time Begin 16:00 

Reviewed By: DH 

Eastbound Westbound Northbound Southbound 
Time Period Right Thru Left Right Thru Left Right Thru Left Right Thru Left Totals 

16:00 - 16:15 4 28 0 0 31 1 0 0 6 0 0 0 70 
16:15 - 16:30 3 17 0 0 30 3 1 0 11 0 0 0 65 
16:30 - 16:45 4 20 0 0 35 1 0 0 12 0 0 0 72 
16:45 - 17:00 2 21 0 0 31 0 0 0 16 0 0 0 70 
17:00 - 17:15 4 15 0 0 32 0 0 0 15 0 0 0 66 
17:15 - 17:30 5 7 0 0 40 0 2 0 8 0 0 0 62 
17:30 - 17:45 6 16 0 0 26 0 0 0 14 0 0 0 62 
17:45 - 18:00 6 12 0 0 35 0 0 0 2 0 0 0 55 

Movement Totals 34 136 0 0 260 5 3 0 84 0 0 0 522 
Enter Totals 170 265 87 0 

Exit Totals 139 344 0 39 

Two-Hour Totals 
Light Trucks 

Medium Trucks 
Heavy Trucks 

% Trucks 
Stopped Buses 

Bicycles 

1 6 0 0 2 0 0 0 3 0 0 0 12 
1 0 0 0 0 0 0 0 1 0 0 0 2 
0 0 0 0 0 0 0 0 0 0 0 0 0 

5.9% 4.4% NA NA 0.8% 0.0% 0.0% NA 4.8% NA NA NA 2.7% 
CI 0 0 0 0 0 0 0 0 0 0 0 0 
0 1 0 0 0 0 0 0 0 0 0 0 1 

Pedestrians 
South 

0 
West 

0 
East 

0 
North 

0 

Peak Hour 16:00 17:00 

Peak Hour Information 

Eastbound Westbound Northbound Southbound 
Right Thru Left Right Thru Left Right Thru Left Right Thru Left Totals 

Movement Total 13 86 0 0 127 5 1 0 45 0 0 0 277 
Peak Hour Factor 0.81 0.77 NA NA 0.91 0.42 0.25 NA 0.70 NA NA NA 0.96 

Enter Totals 99 0 46 132 
Peak Hour Factor 0.77 NA 0.72 0.92 

Exit Totals 87 18 0 172 
Peak Hour Factor 0.78 0.75 NA 0.91 

Light Trucks 
Medium Trucks 

Heavy Trucks 
% Trucks 

Stopped Buses 
Bicycles 

Pedestrians 32 
South 
3 

West 
6 

East 
0 

North 
5 

0 6 0 0 1 0 0 0 1 0 0 0 8 
1 0 0 0 0 0 0 0 0 0 0 0 1 
0 0 0 0 0 0 0 0 0 0 0 0 0 

7.7% 7.0% NA NA 0.8% 0.0% 0.0% NA 2.2% NA NA NA 3.2% 
0 0 0 0 0 0 CI 0 0 0 0 0 0 
0 1 0 0 0 0 0 0 0 0 0 0 1 





Intersection Turning Movement 
Summary Report 

Location BELL ROAD AT ZIMRI DRIVE 
Date 6/28/2006 

Day of Week Wednesday 
Time Begin 16:00 

Reviewed By: DH 

Eastbound Westbound Northbound Southbound 
Time Period Right Thru Left Right Thru Left Right Thru Left Right Thru Left Totals 

16:00 - 16:15 8 13 0 0 23 0 1 0 15 0 0 0 60 
16:15 - 16:30 5 12 0 0 24 0 2 0 12 0 0 0 55 
16:30 - 16:45 7 13 0 0 18 2 2 0 12 0 0 0 54 
16:45 - 17:00 9 8 0 0 27 4 1 0 7 0 0 0 56 
17:00 - 17:15 11 4 0 0 18 1 0 0 13 0 0 0 47 
17:15 - 17:30 2 5 0 0 26 4 2 0 11 0 0 0 50 
17:30 - 17:45 6 9 0 0 20 0 1 0 11 0 0 0 47 
17:45 - 18:00 5 11 0 0 20 4 3 0 18 0 0 0 61 

Movement Totals 53 75 0 0 176 15 12 0 99 0 0 0 430 
Enter Totals 128 191 111 0 

Exit Totals 87 275 0 68 

Two-Hour Totals 
Light Trucks 1 3 0 0 1 1 0 0 0 0 0 0 6 

Medium Trucks 1 0 0 0 0 0 0 0 0 0 0 0 1 
Heavy Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0 

% Trucks 3.8% 4.0% NA NA 0.6% 6.7% 0.0% NA 0.0% NA NA NA 1.6% 
Stopped Buses 0 0 CI 0 0 0 0 0 0 0 0 0 0 

Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0 

Pedestrians 
South 

0 
West 

0 
East 

0 
North 

0 

Peak Hour 16:00 17:00 

Peak Hour Information 

Movement Total 
Peak Hour Factor 

Enter Totals 
Peak Hour Factor 

Exit Totals 
Peak Hour Factor 

Light Trucks 
Medium Trucks 

Heavy Trucks 
% Trucks 

Stopped Buses 
Bicycles 

E 
Right 

Eastboun 
Thru 

d 
Left 

V 
Right 

/estboun 
Thru 

d 
Left 

N 
Right 

orthbour 
Thru 

d 
Left 

S 
Right 

outhbour 
Thru 

id 
Left Totals 

29 46 0 0 92 6 6 0 46 0 0 0 225 
0.81 0.88 NA NA 0.85 0.38 0.75 NA 0.77 NA NA NA 0.94 

75 0 52 98 
0.89 NA 0,81 0.79 

Pedestrians 34 
South 
3 

West 
6 

East 
0 

North 
5 

52 35 0 138 
0.87 0.67 NA 0.91 

1 3 0 0 1 1 0 0 0 0 0 0 6 
1 0 0 0 0 0 0 0 0 0 0 0 1 
0 0 0 0 0 0 0 0 0 0 0 0 0 

6.9% 6.5% NA NA 1.1% 16.7% 0.0% NA 0.0% NA NA NA 3.1% 
0 0 0 0 0 0 0 0 0 0 0 0 0 
0 0 0 0 0 0 0 0 0 0 0 0 0 





Intersection Turning Movement 
Summary Report 

Location FOOTHILLS DRIVE AT COLLEGE STREET 
Date 6/29/2006 

Day of Week Thursday 
Time Begin 16:00 

Reviewed By: BV 

Eastbound Westbound Northbound Southbound 
Time Period Right Thru Left Right Thru Left Right Thru Left Right Thru Left Totals 

16:00 - 16:15 5 1 1 2 1 10 16 31 18 3 46 2 136 
16:15 - 16:30 7 1 1 4 1 5 7 62 6 2 58 1 155 
16:30 - 16:45 14 1 0 1 1 6 16 64 12 1 55 3 174 
16:45 - 17:00 6 1 2 2 2 13 15 57 7 2 56 4 167 
17:00 - 17:15 10 0 0 2 1 11 18 40 17 2 63 4 168 
17:15 - 17:30 11 3 5 4 6 25 36 11 2 50 3 157 
17:30 - 17:45 8 3 4 3 4 14 22 42 20 5 48 7 180 
17:45 - 18:00 11 3 0 0 0 16 15 54 22 5 51 6 183 

Movement Totals 72 13 13 15 14 81 134 386 113 22 427 30 1320 
Enter Totals 98 110 633 479 

Exit Totals 177 149 414 580 

Two-Hour Totals 
Light Trucks 1 0 0 1 1 2 1 11 1 0 8 1 27 

Medium Trucks 0 0 0 CI 0 0 0 1 0 0 0 0 1 
Heavy Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0 

% Trucks 1.4% 0.0% 0.0% 6.7% 7.1% 2.5% 0.7% 3.1% 0.9% 0.0% 1.9% 3.3% 2.1% 
Stopped Buses 0 0 0 0 0 0 0 0 0 0 0 0 0 

Bicycles 0 0 1 0 0 0 0 0 0 0 0 0 1 

Pedestrians 
South 

0 
West 

0 
East 

3 
North 

2 

Peak Hour 17:00 18:00 

Peak Hour Information 

Movement Total 
Peak Hour Factor 

Enter Totals 
Peak Hour Factor 

Exit Totals 
Peak Hour Factor 

Light Trucks 
Medium Trucks 

Heavy Trucks 
% Trucks 

Stopped Buses 
Bicycles 

E 
Right 

Eastboun 
Thru 

d 
Left 

V 
Right 

festboun 
Thru 

d 
Left 

Northbour 
Rightj Thru 

d 
Left 

S 
Right 

outhbour 
Thru 

id 
Left Totals 

40 9 9 6 9 47 80 172 70 14 212 20 688 
0.91 0.75 0.45 0.50 0.56 0.73 0.80 0.80 0.80 0.70 0.84 0.71 0.94 

58 246 322 62 
0.76 0.89 0.88 0.74 

109 299 187 93 
0.85 0.89 0.87 0.80 

Pedestrians 36 
South 
3 

West 
6 

East 
0 

North 
5 

0 0 0 0 1 1 0 3 1 0 3 0 9 
0 0 0 0 0 0 0 1 0 0 0 0 1 
0 0 0 0 0 0 0 0 0 0 0 0 0 

0.0% 0.0% 0.0% 0.0% 11.1% 2.1% 0.0% 2.3% 1.4% 0.0% 1.4% 0.0% 1.5% 
0 0 0 0 0 0 0 0 0 0 0 0 0 
0 0 1 0 0 0 0 0 0 0 0 0 1 



Tel: (503)646-2942 
Fax: (503) 526-0628 

Intersection Turning Movement 
Summary Report 

Location MOUNTAIN VIEW DRIVE AT COLLEGE STREET 
Date 6/29/2006 

Day of Week Thursday 
Time Begin 16:00 

Reviewed By: BV 

Eastbound Westbound Northbound Southbound 
Time Period Right Thru Left Right Thru Left Right Thru Left Right Thru Left Totals 

16:00 - 16:15 12 8 3 38 15 22 7 75 7 3 58 24 272 
16:15 - 16:30 2 9 2 27 20 31 6 79 9 2 66 26 279 
16:30 - 16:45 4 7 1 39 45 49 5 85 3 1 69 23 331 
16:45 - 17:00 6 9 2 50 31 19 3 78 3 1 72 20 294 
17:00 - 17:15 4 2 3 40 22 24 9 83 10 2 77 29 305 
17:15 - 17:30 5 5 10 49 29 9 7 77 8 3 63 23 288 
17:30 - 17:45 1 20 7 41 22 13 4 73 9 1 76 28 295 
17:45 - 18:00 11 9 3 51 38 15 5 73 8 3 65 34 315 

Movement Totals 45 69 31 335 222 182 46 623 57 16 546 207 2379 
Enter Totals 145 739 726 769 

Exit Totals 322 295 989 773 

Two-Hour Totals 
Light Trucks 1 2 1 1 2 0 2 11 1 0 12 1 34 

Medium Trucks 0 0 0 0 0 0 0 1 0 0 1 0 2 
Heavy Trucks 0 0 0 0 0 1 0 0 0 0 0 0 1 

% Trucks 2.2% 2.9% 3.2% 0.3% 0.9% 0.5% 4.3% 1.9% 1.8% 0.0% 2.4% 0.5% 1.6% 
Stopped Buses 0 0 0 0 CI 0 0 0 0 0 0 0 0 

Bicycles 0 1 0 3 0 0 1 2 0 0 2 0 9 

Pedestrians 
South 

5 
West 

0 
East 

2 
North 

2 

Peak Hour 16:30 17:30 

Peak Hour Information 

Movement Total 
Peak Hour Factor 

Enter Totals 
Peak Hour Factor 

Exit Totals 
Peak Hour Factor 

Light Trucks 
Medium Trucks 

Heavy Trucks 
% Trucks 

Stopped Buses 
Bicycles 

E 
Right 

iastboun 
Thru 

d 
Left 

V 
Right 

festboun 
Thru 

d 
Left 

N 
Right 

orthbour 
Thru 

d 
Left 

S 
Right 

outhbour 
Thru 

id 
Left Totals 

19 23 16 178 127 101 24 323 24 7 281 95 1218 
0.79 0.64 0.40 0.89 0.71 0.52 0.67 0.95 0.60 0.58 0.91 0.82 0.92 

58 383 371 406 
0.73 0.89 0.91 0.76 

142 401 517 158 
0.89 0.82 0.95 0.81 

Pedestrians 4 
South 
3 

West 
6 

East 
0 

North 
5 

1 0 1 1 1 0 2 4 0 0 6 0 16 
0 0 0 0 0 0 0 0 0 0 0 0 0 
0 0 0 0 0 1 0 0 0 0 0 0 1 

5.3% 0.0% 6.3% 0.6% 0.8% 1.0% 8.3% 1.2% 0.0% 0.0% 2.1% 0.0% 1.4% 
0 0 0 0 0 0 0 0 0 0 0 0 0 
0 0 0 3 0 0 1 1 0 0 0 0 5 





Intersection Turning Movement 
Summary Report 

Location MOUNTAIN VIEW DRIVE AT ZIMRI DRIVE 
Date 6/29/2006 

Day of Week Thursday 
Time Begin 16:00 

Reviewed By: BV 

Eastbound Westbound Northbound Southbound 
Time Period Right Thru Left Right Thru Left Right Thru Left Right Thru Left Totals 

16:00 - 16:15 0 12 0 16 26 0 0 0 0 1 0 6 61 
16:15 - 16:30 0 10 1 10 25 0 0 0 0 3 0 6 55 
16:30 - 16:45 0 18 2 15 23 0 0 0 0 3 0 13 74 
16:45 - 17:00 0 13 3 18 24 0 0 0 0 1 0 9 68 
17:00 - 17:15 0 10 1 13 33 0 0 0 0 3 0 7 67 
17:15 - 17:30 0 13 2 14 39 0 0 0 0 8 0 13 89 
17:30 - 17:45 0 10 2 17 25 0 0 0 0 0 0 7 61 
17:45 - 18:00 0 21 0 8 34 0 0 0 0 3 0 4 70 

Movement Totals 0 107 11 111 229 0 0 0 0 22 0 65 545 
Enter Totals 118 340 0 87 

Exit Totals 172 251 122 0 

Two-Hour Totals 
Light Trucks 0 3 0 3 3 0 0 0 0 0 0 0 9 

Medium Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0 
Heavy Trucks 0 1 0 0 0 0 0 0 0 0 0 0 1 

% Trucks NA 3.7% 0.0% 2.7% 1.3% NA NA NA NA 0.0% NA 0.0% 1.8% 
Stopped Buses 0 0 0 0 0 0 0 0 0 0 0 0 0 

Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0 

Pedestrians 
South 

0 
West 

0 
East 

0 
North 

1 

Peak Hour 16:30 17:30 

Peak Hour Information 

Movement Total 
Peak Hour Factor 

Enter Totals 
Peak Hour Factor 

Exit Totals 
Peak Hour Factor 

Light Trucks 
Medium Trucks 

Heavy Trucks 
% Trucks 

Stopped Buses 
Bicycles 

E 
Right 

iastboun 
Thru 

d 
Left 

V 
Right 

/estboun 
Thru 

d 
Left 

N 
Right 

orthboun 
Thru 

d 
Left 

S 
Right 

outhbour 
Thru 

id 
Left Totals 

0 54 8 60 119 0 0 0 CI 15 0 42 298 
NA 0.75 0.67 0.83 0.76 NA NA NA NA 0.47 NA 0.81 0.84 

62 57 0 179 
0.78 0.68 NA 0.84 

96 0 68 134 
0.77 NA 0.81 0.71 

Pedestrians 39 
South 
3 

West 
6 

East 
0 

North 
5 

0 2 0 0 2 0 0 0 0 0 0 0 4 
0 0 0 0 0 0 0 0 0 0 0 0 0 
0 0 0 0 0 0 0 0 0 0 0 0 0 

NA 3.7% 0.0% 0.0% 1.7% NA NA NA NA 0.0% NA 0.0% 1.3% 
0 0 0 0 0 0 0 0 0 0 0 0 0 
0 0 0 0 0 0 0 0 0 0 0 0 0 



rti: twiib4b-mi 
f«M ISM) i»-0628 

Intersection Turning Movement 
Peak Hour Diagram 

Location MOUNTAIN VIEW DRIVE AT ZIMRI DRIVE 
Date 6/29/2006 

Day of Week Thursday 
Time Begin 16:00 

Reviewed By: BV 
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Tel; (503) 646-2942 
Fax: (503) 526-0628 

Intersection Turning Movement 
Summary Report 

Location NE BENJAMIN ROAD AT NE SPRINGBROOK ROAD 
Date 6/28/2006 

Day of Week Wednesday 
Time Begin 16:00 

Reviewed By: BV 

Eastbound Westbound Northbound Southbound 
Time Period Right Thru Left Right Thru Left Right Thru Left Right Thru Left Totals 

16:00 - 16:15 4 10 0 0 9 1 3 0 4 0 0 0 31 
16:15 - 16:30 2 10 0 0 8 2 2 0 3 0 0 0 27 
16:30 - 16:45 3 16 0 0 10 3 3 0 8 0 0 0 43 
16:45 - 17:00 3 12 0 0 7 0 0 0 3 0 0 0 25 
17:00 - 17:15 2 7 0 0 12 2 0 0 5 0 0 0 28 
17:15 - 17:30 5 19 0 0 10 1 3 0 8 0 0 0 46 
17:30 - 17:45 12 16 0 0 12 3 0 0 4 0 0 0 47 
17:45 - 18:00 1 17 0 0 10 1 5 0 6 0 0 0 40 

Movement Totals 32 107 0 0 78 13 16 0 41 0 0 0 287 
Enter Totals 139 91 57 0 

Exit Totals 123 119 0 45 

Two-Hour Totals 
Light Trucks 0 1 0 0 0 1 0 0 1 0 0 0 3 

Medium Trucks 1 0 0 0 0 0 0 0 1 0 0 0 2 
Heavy Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0 

% Trucks 3.1% 0.9% NA NA 0.0% 7.7% 0.0% NA 4.9% NA NA NA 1.7% 
Stopped Buses CI 0 0 0 0 0 0 0 0 0 0 0 0 

Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0 

Pedestrians 
South 

0 

Peak Hour 17:00 18:00 

West 
0 

Peak Hour Information 

East 
0 

North 
0 

Movement Total 
Peak Hour Factor 

Enter Totals 
Peak Hour Factor 

Exit Totals 
Peak Hour Factor 

Light Trucks 
Medium Trucks 

Heavy Trucks 
% Trucks 

Stopped Buses 
Bicycles 

E 
Right 

iastboun 
Thru 

d 
Left 

V 
Right 

Ifostboun 
Thru 

d 
Left 

N 
Right 

orthbour 
Thru 

d 
Left 

S 
Right 

outhbour 
Thru 

id 
Left Totals 

20 59 0 0 44 7 8 0 23 0 0 0 161 
0.42 0.78 NA NA 0.92 0.58 0.40 NA 0.72 NA NA NA 0.86 

79 0 31 51 
0.71 NA 0.70 0.85 

Pedestrians 41 
South 
3 

West 
6 

East 
0 

North 
5 

67 27 0 67 
0.76 0.45 NA 0.93 

0 1 0 0 0 1 0 0 1 0 0 0 3 
0 0 0 0 0 0 0 0 1 0 0 0 1 
0 0 0 0 0 0 0 0 0 0 0 0 0 

0.0% 1.7% NA NA 0.0% 14.3% 0.0% NA 8.7% NA NA NA 2.5% 
0 0 0 0 0 0 0 0 0 0 0 0 0 
0 0 0 0 0 0 0 0 0 0 0 0 0 





Intersection Turning Movement 
Summary Report 

Location MOUNTAIN VIEW DRIVE AT VILLA ROAD 
Date 6/29/2006 

Day of Week Thursday 
Time Begin 16:00 

Reviewed By: BV 

Eastbound Westbound Northbound Southbound 
Time Period Right Thru Left Right Thru Left Right Thru Left Right Thru Left Totals 

16:00 - 16:15 9 31 0 0 62 11 4 0 14 0 0 0 131 
16:15 - 16:30 13 24 0 0 70 11 7 0 16 0 0 0 141 
16:30 - 16:45 10 23 0 0 115 24 9 0 18 0 0 0 199 
16:45 - 17:00 13 19 0 0 65 8 8 0 30 0 0 0 143 
17:00 - 17:15 8 28 0 0 65 11 1 0 22 0 0 0 135 
17:15 - 17:30 10 18 0 0 66 11 9 0 17 0 0 0 131 
17:30 - 17:45 16 29 0 0 64 4 4 0 16 0 0 0 133 
17:45 - 18:00 13 32 0 0 70 7 5 0 32 0 0 0 159 

Movement Totals 92 204 0 0 577 87 47 0 165 0 0 0 1172 
Enter Totals 296 664 212 0 

Exit Totals 251 742 0 179 

Two-Hour Totals 
Light Trucks 1 2 0 0 1 0 1 0 3 0 0 0 8 

Medium Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0 
Heavy Trucks 0 0 0 0 0 0 1 0 1 0 0 0 2 

% Trucks 1.1% 1.0% NA NA 0.2% 0.0% 4,3% NA 2.4% NA NA NA 0.9% 
Stopped Buses 0 0 0 0 0 0 0 0 0 0 0 0 0 

Bicycles 0 0 0 0 1 0 0 0 0 0 0 0 1 

Pedestrians 
South 

3 
West 

0 
East 

0 
North 

0 

Peak Hour 16:15 17:15 
Peak Hour Information 

Movement Total 
Peak Hour Factor 

Enter Totals 
Peak Hour Factor 

Exit Totals 
Peak Hour Factor 

Light Trucks 
Medium Trucks 

Heavy Trucks 
% Trucks 

Stopped Buses 
Bicycles 

E 
Right 

:astboun 
Thru 

d 
Left 

V 
Right 

le stboun 
Thru 

d 
Left 

N 
Right 

orthboun 
Thru 

d 
Left 

S 
Right 

outhbour 
Thru 

id 
Left Totals 

44 94 0 0 315 54 25 0 86 0 0 0 618 
0.85 0.84 NA NA 0.68 0.56 0.69 NA 0.72 NA NA NA 0.78 

138 0 111 369 
0.93 NA 0.73 0.66 

Pedestrians 43 
South 

3 
West 
6 

East 
0 

North 5 

119 98 0 401 
0.93 0.72 NA 0.75 

0 1 0 0 1 0 1 0 2 0 0 0 5 
0 0 0 0 0 0 0 0 0 0 0 0 0 
0 0 0 0 0 0 0 0 1 0 0 0 1 

0.0% 1.1% NA NA 0.3% 0.0% 4.0% NA 3.5% NA NA NA 1.0% 
0 0 0 0 0 0 0 0 0 0 0 0 0 
0 0 0 0 1 0 0 0 0 0 0 0 1 





Intersection Turning Movement 
Summary Report 

Location HIGHWAY 99 AT NE SPRINGBROOK ROAD 
Date 6/28/2006 

Day of Week Wednesday 
Time Begin 16:00 

Reviewed By: DH 

Eastbound Westbound Northbound Southbound 
Time Period Right Thru Left Right Thru Left Right Thru Left Right Thru Left Totals 

16:00 - 16:15 16 292 41 47 277 34 26 35 58 34 12 77 949 
16:15 - 16:30 19 306 36 48 379 28 18 37 41 32 25 70 1039 
16:30 - 16:45 21 264 26 47 391 13 35 55 74 48 39 85 1098 
16:45 - 17:00 6 285 37 64 337 35 57 40 58 25 18 71 1033 
17:00 - 17:15 6 273 41 64 357 37 35 43 55 28 35 87 1061 
17:15 - 17:30 5 270 43 64 346 21 30 55 68 33 37 49 1021 
17:30 - 17:45 17 262 35 58 353 28 14 46 77 44 31 86 1051 
17:45 - 18:00 9 262 38 76 357 20 25 61 51 45 26 67 1037 

Movement Totals 99 2214 297 468 2797 216 240 372 482 289 223 592 8289 
Enter Totals 2610 3481 1094 1104 

Exit Totals 3046 3568 1137 538 

Two-Hour Totals 
Light Trucks 2 53 7 2 36 9 13 3 3 6 1 4 139 

Medium Trucks 1 10 0 0 12 0 0 0 0 0 0 1 24 
Heavy Trucks 1 22 4 0 18 2 3 2 0 0 2 3 57 

% Trucks 4.0% 3.8% 3.7% 0.4% 2.4% 5.1% 6.7% 1.3% 0.6% 2.1% 1.3% 1.4% 2.7% 
Stopped Buses 0 0 0 0 0 0 0 0 0 0 0 0 0 

Bicycles 0 0 0 0 2 1 0 0 0 0 0 0 3 

Pedestrians 
South 

0 
West 

0 
East 

0 
North 

0 

Peak Hour 16:15 17:15 

Peak Hour Information 

Movement Total 
Peak Hour Factor 

Enter Totals 
Peak Hour Factor 

Exit Totals 
Peak Hour Factor 

Light Trucks 
Medium Trucks 

Heavy Trucks 
% Trucks 

Stopped Buses 
Bicycles 

E 
Right 

iastboun 
Thru 

d 
Left 

V 
Right 

testboun 
Thru 

d 
Left 

N 
Right 

orthbour 
Thru 

d 
Left 

S 
Right 

outhbour 
Thru 

id 
Left Totals 

52 1128 140 223 1464 113 145 175 228 133 117 313 4231 
0.62 0.92 0.85 0.87 0.94 0.76 0.64 0.80 0.77 0.69 0.75 0.90 0.96 

1320 563 548 1800 
0.91 0.82 0.84 0.98 

1586 282 538 1825 
0.96 0.90 0.91 0.89 

Pedestrians 45 
South 
3 

West 
6 

East 
0 

North 
5 

2 28 2 2 22 5 11 2 0 1 1 1 77 
1 8 0 0 9 0 0 0 0 0 0 0 18 
1 6 2 0 6 0 2 0 0 0 0 1 18 

7.7% 3.7% 2.9% 0.9% 2.5% 4.4% 9.0% 1.1% 0.0% 0.8% 0.9% 0.6% 2.7% 
0 0 0 0 0 0 0 0 0 0 0 0 0 
0 0 0 0 2 1 0 0 0 0 0 0 3 





Intersection Turning Movement 
Summary Report 

Location HIGHWAY 99 AT VILLA ROAD 
Date 6/29/2006 

Day of Week Thursday 
Time Begin 16:00 

Reviewed By: BV 

Eastbound Westbound Northbound Southbound 
Time Period Right Thru Left Right Thru Left Right Thru Left Right Thru Left Totals 

16:00 - 16:15 3 310 16 19 372 9 6 15 118 30 14 32 944 
16:15 - 16:30 2 294 20 27 395 8 9 24 143 17 15 25 979 
16:30 - 16:45 4 280 20 29 370 6 8 24 148 28 13 30 960 
16:45 - 17:00 2 334 16 26 399 9 5 19 158 33 21 33 1055 
17:00 - 17:15 0 331 18 24 406 8 3 28 116 32 12 40 1018 
17:15 - 17:30 2 349 9 18 417 5 5 20 135 26 11 22 1019 
17:30 - 17:45 2 327 20 19 404 2 4 22 137 19 9 37 1002 
17:45 - 18:00 1 295 18 30 348 5 3 27 131 23 12 26 919 

Movement Totals 16 2520 137 192 3111 52 43 179 1086 208 107 245 7896 
Enter Totals 2673 3355 1308 560 

Exit Totals 2808 4405 508 175 

Two-Hour Totals 
Light Trucks 0 50 1 0 38 0 2 2 24 2 5 3 127 

Medium Trucks 0 19 0 0 14 0 0 0 10 0 1 0 44 
Heavy Trucks 0 11 0 1 17 1 2 0 19 0 1 0 52 

% Trucks 0.0% 3.2% 0.7% 0.5% 2.2% 1.9% 9.3% 1.1% 4.9% 1.0% 6.5% 1.2% 2.8% 
Stopped Buses 0 0 0 0 0 0 0 0 0 0 0 0 0 

Bicycles 0 2 0 1 1 0 0 0 0 0 3 0 7 

Pedestrians 
South 

3 
West 

7 
East 

2 
North 

6 18 

Peak Hour 16:45 17:45 

Peak Hour Information 

Movement Total 
Peak Hour Factor 

Enter Totals 
Peak Hour Factor 

Exit Totals 
Peak Hour Factor 

Light Trucks 
Medium Trucks 

Heavy Trucks 
% Trucks 

Stopped Buses 
Bicycles 

E 
Right 

Eastboun 
Thru 

d 
Left 

V 
Right 

festboun 
Thru 

d 
Left 

N 
Right 

orthbour 
Thru 

d 
Left 

S 
Right 

outhbour 
Thru 

id 
Left Totals 

6 1341 63 87 1626 24 17 89 546 110 53 132 4094 
0,75 0.96 0.79 0.84 0.97 0.67 0.85 0.79 0.86 0.83 0.63 0.83 0.97 

Pedestrians 
South 

3 
West 

6 
East 
0 

North 
5 

1410 295 652 1737 
0.98 0.85 0.90 0.99 

1490 83 239 2282 
0.99 0.65 0.85 0.97 

0 20 1 0 20 0 1 2 9 0 2 2 57 
0 9 0 0 8 0 0 0 3 0 0 0 20 
0 6 0 1 3 1 1 0 7 0 0 0 19 

0.0% 2.6% 1.6% 1.1% 1.9% 4.2% 11.8% 2.2% 3.5% 0.0% 3.8% 1.5% 2.3% 
0 0 0 0 0 0 0 0 0 0 0 0 0 
0 0 0 0 0 0 0 0 0 0 1 0 1 

14 





Intersection Turning Movement 
Summary Report 

Location HIGHWAY 99 WB AT COLLEGE STREET 
Date 6/29/2006 

Day of Week Thursday 
Time Begin 16:00 

Reviewed By: DH 

Eastbound Westbound Northbound Southbound 
Time Period Right Thru Left Right Thru Left Right Thru Left Right Thru Left Totals 

16:00 - 16:15 0 0 0 59 389 13 0 28 13 34 58 0 594 
16:15 - 16:30 0 0 0 69 473 14 0 34 8 40 57 0 695 
16:30 - 16:45 0 0 0 43 443 3 0 36 11 35 70 1 642 
16:45 - 17:00 0 0 0 49 509 12 0 38 7 40 85 0 740 
17:00 - 17:15 0 0 0 43 530 17 0 43 13 18 79 0 743 
17:15 - 17:30 0 0 0 51 546 11 0 43 20 19 56 0 746 
17:30 - 17:45 0 0 0 58 481 13 0 50 16 17 84 0 719 
17:45 - 18:00 0 0 0 40 435 4 0 66 11 30 68 0 654 

Movement Totals 0 0 0 412 3806 87 0 338 99 233 557 1 5533 
Enter Totals 0 4305 437 791 

Exit Totals 1 4138 750 644 

Two-Hour Totals 
Light Trucks 0 0 0 12 75 2 0 6 3 4 12 0 114 

Medium Trucks 0 0 0 2 14 0 0 0 0 0 3 0 19 
Heavy Trucks 0 0 0 0 39 0 0 1 0 0 2 0 42 

% Trucks NA NA NA 3.4% 3.4% 2.3% NA 2.1% 3.0% 1.7% 3.1% 0.0% 3.2% 
Stopped Buses 0 0 0 0 0 0 0 0 0 0 0 0 0 

Bicycles 0 0 0 0 7 0 0 0 0 0 0 0 7 

Pedestrians 
South 

2 
West 

2 
East North 

4 16 

Peak Hour 16:45 17:45 

Peak Hour Information 

Movement Total 
Peak Hour Factor 

Enter Totals 
Peak Hour Factor 

Exit Totals 
Peak Hour Factor 

Light Trucks 
Medium Trucks 

Heavy Trucks 
% Trucks 

Stopped Buses 
Bicycles 

E 
Right 

iastboun 
Thru 

d 
Left 

V 
Right 

/estboun 
Thru 

d 
Left 

N 
Right 

orthbour 
Thru 

d 
Left 

S 
Right 

outhbour 
Thru 

id 
Left Totals 

0 0 0 201 2066 53 0 174 56 94 304 0 2948 
NA NA NA 0.87 0.95 0.78 NA 0.87 0.70 0.59 0.89 NA 0 99 

0 398 230 2320 
NA 0.80 0.87 0.95 

Pedestrians 
South 
3 

West 
6 

East 
0 

North 
5 

0 357 375 2216 
NA 0.92 0.87 0.95 

0 0 0 3 41 1 0 3 0 2 7 0 57 
0 0 0 1 4 0 0 0 0 0 1 0 6 
0 0 0 0 13 0 0 1 0 0 0 0 14 

NA NA NA 2.0% 2.8% 1.9% NA 2.3% 0.0% 2.1% 2.6% NA 2.6% 
0 0 0 0 0 0 0 0 0 0 0 0 0 
0 0 0 0 3 0 0 0 0 0 0 0 3 

10 





Intersection Turning Movement 
Summary Report 

Location HIGHWAY 99 AT PROVIDENCE DRIVE 
Date 6/29/2006 

Day of Week Thursday 
Time Begin 16:00 

Reviewed By: DH 

Eastbound Westbound Northbound Southbound 
Time Period Right Thru Left Right Thru Left Right Thru Left Right Thru Left Totals 

16:00 - 16:15 9 280 0 0 432 2 7 0 18 0 0 0 748 
16:15 - 16:30 5 315 0 0 468 2 9 0 17 0 0 0 816 
16:30 - 16:45 7 291 0 0 438 0 11 0 16 0 0 0 763 
16:45 - 17:00 2 309 0 0 409 4 8 CI 27 0 0 0 759 
17:00 - 17:15 7 348 0 0 472 4 9 0 15 0 0 0 855 
17:15 - 17:30 6 328 0 0 464 2 6 0 30 0 0 0 836 
17:30 - 17:45 2 300 0 0 513 4 5 0 18 0 0 0 842 
17:45 - 18:00 6 266 0 0 475 2 8 0 24 0 0 0 781 

Movement Totals 44 2437 0 0 3671 20 63 0 165 0 0 0 6400 
Enter Totals 2481 3691 228 0 

Exit Totals 2500 3836 0 64 

Two-Hour Totals 
Light Trucks 0 73 0 0 41 1 0 0 1 0 0 0 116 

Medium Trucks 0 9 0 0 9 0 0 0 0 0 0 0 18 
Heavy Trucks 0 21 0 0 20 0 0 0 0 0 0 0 41 

% Trucks 0.0% 4.2% NA NA 1.9% 5.0% 0.0% NA 0.6% NA NA NA 2.7% 
Stopped Buses 0 0 0 0 0 0 0 0 0 0 0 0 0 

Bicycles 0 1 0 0 1 0 0 0 0 0 0 0 2 

Pedestrians 
South 

0 
West 

0 
East 

0 
North 

0 

Peak Hour 17:00 18:00 

Peak Hour Information 

Movement Total 
Peak Hour Factor 

Enter Totals 
Peak Hour Factor 

Exit Totals 
Peak Hour Factor 

Light Trucks 
Medium Trucks 

Heavy Trucks 
% Trucks 

Stopped Buses 
Bicycles 

E 
Right 

:astboun 
Thru 

d 
Left 

V 
Right 

testboun 
Thru 

d 
Left 

N 
Right 

orthboun 
Thru 

d 
Left 

S 
Right 

outhbour 
Thru 

id 
Left Totals 

21 1242 0 0 1924 12 28 0 87 0 0 0 3314 
0.75 0.89 NA NA 0.94 0.75 0.78 NA 0.73 NA NA NA 0.97 

Pedestrians 
South 

0 

1263 0 115 1936 
0.89 NA 0.80 0.94 

West 
0 

East 
0 

North 
0 

1270 33 0 2011 
0.89 0.75 NA 0.95 

0 29 0 0 20 0 0 0 0 0 0 0 49 
0 5 0 0 5 0 0 0 0 0 0 0 10 
0 10 0 0 6 0 0 0 0 0 0 0 16 

0.0% 3.5% NA NA 1.6% 0.0% 0.0% NA 0.0% NA NA NA 2.3% 
0 0 0 0 0 0 0 0 0 0 0 0 0 
0 0 0 0 1 0 0 0 0 0 0 0 1 



Intersection Turning Movement 
Summary Report 

Location CRESTVIEW DRIVE AT NE SPRINGBROOK ROAD 
Date 6/28/2006 

Day of Week Wednesday 
Time Begin 16:00 

Reviewed By: BV 

Eastbound Westbound Northbound Southbound 
Time Period Right Thru Left Right Thru Left Right Thru Left Right Thru Left Totals 

16:00 - 16:15 36 1 0 0 1 1 4 37 25 1 24 1 131 
16:15 - 16:30 36 2 0 0 1 0 0 43 25 0 21 129 
16:30 - 16:45 68 1 2 0 1 4 0 51 24 1 29 1 182 
16:45 - 17:00 25 0 0 2 3 1 0 54 27 0 25 0 137 
17:00 - 17:15 43 2 0 0 0 1 3 45 34 0 28 0 156 
17:15 - 17:30 37 0 0 3 0 0 1 63 46 0 26 1 177 
17:30 - 17:45 30 0 0 0 0 4 0 61 27 0 31 0 153 
17:45 - 18:00 23 2 0 0 0 1 3 T 41 1 27 170 

Movement Totals 298 8 2 5 6 12 11 425 249 3 211 5 1235 
Enter Totals 308 23 685 219 

Exit Totals 24 258 432 521 

Two-Hour Totals 
Light Trucks 3 0 0 0 0 6 5 5 3 0 6 0 28 

Medium Trucks 1 0 0 0 0 0 0 2 0 0 0 4 
Heavy Trucks 1 0 0 0 0 0 0 0 3 0 0 0 4 

% Trucks 1.7% 0.0% 50.0% 0.0% 0.0% 50.0% 45.5% 1.2% 3.2% 0.0% 2.8% 0.0% 2.9% 
Stopped Buses 0 0 0 0 0 Ci Ci 0 0 0 0 0 0 

Bicycles 2 0 0 0 0 0 0 0 1 0 0 0 3 

Pedestrians 
South 

0 
West 

0 
East 

0 
North 

0 

Peak Hour 17:00 18:00 

P e a k H o u r I n f o r m a t i o n 

Movement Total 
Peak Hour Factor 

Enter Totals 
Peak Hour Factor 

Exit Totals 
Peak Hour Factor 

Light Trucks 
Medium Trucks 

Heavy Trucks 
% Trucks 

Stopped Buses 
Bicycles 

E 
Right 

iastboun 
Thru 

d 
Left 

V 
Right 

le s tboun 
Thru 

d 
Left 

N 
Right 

orthbour 
Thru 

d 
Left 

S 
Right 

outhbour 
Thru 

id 
Left Totals 

133 4 0 3 0 6 7 240 148 1 112 2 656 
0.77 0.50 NA 0.25 NA 0.38 0.58 0.85 0.80 0.25 0.90 0.50 0.93 

137 115 395 9 
0.76 0.93 0.86 0.56 

13 251 243 149 
0.54 0.87 0.86 0.81 

1 0 0 0 0 4 2 2 2 0 1 0 12 
1 0 0 0 0 0 0 0 1 0 0 0 2 
1 0 0 0 0 0 0 0 3 0 0 0 4 

2.3% 0.0% NA 0.0% NA 66.7% 28.6% 0.8% 4.1% 0.0% 0.9% 0.0% 2.7% 
0 0 0 0 0 0 0 0 0 0 0 0 0 
2 0 0 0 0 0 0 0 1 0 0 0 3 

Pedestrians 
South 

0 
West 

0 
East 

0 
North 

0 



I i ' . i V j n ^ t ' n i 

Intersection Turning Movement 
Peak Hour Diagram 

Location CRESTVIEW DRIVE AT NE SPRINGBROOK ROAD 
Date 6/28/2006 

Day of Week Wednesday 
Time Begin 16:00 

Reviewed By: BV 



Intersection Turning Movement 
Summary Report 

Loca t i on HAWORTH AVENUE AT NE SPRINGBROOK ROAD 
Date 6/28/2006 

Day o f Week Wednesday 
T ime Beg in 16:00 

Rev iewed B y : DH 

Eastbound Westbound Northbound Southbound 
Time Period Right Thru Left Right Thru Left Right Thru Left Right Thru Left Totals 

16:00 - 16:15 19 16 6 15 9 20 3 63 31 8 68 10 268 
16:15 - 16:30 29 14 12 11 18 34 7 64 27 6 53 10 285 
16:30 - 16:45 33 10 12 10 16 23 6 62 41 9 78 17 317 
16:45 - 17:00 28 13 10 19 22 28 5 68 30 7 55 8 293 
17:00 - 17:15 32 18 7 20 18 20 9 75 35 7 61 12 314 
17:15 - 17:30 27 17 14 23 18 29 7 91 42 17 65 8 358 
17:30 - 17:45 30 12 17 15 14 28 8 69 45 11 56 10 315 
17:45 - 18:00 30 15 11 14 9 22 5 101 43 4 58 9 321 

Movement Totals 228 115 89 127 124 204 50 593 294 69 494 84 2471 
Enter Totals 432 455 937 647 

Exit Totals 249 487 809 926 

Two-Hour Totals 
Light Trucks 0 0 0 0 0 3 0 12 2 1 13 1 32 

Medium Trucks 0 0 0 0 0 1 0 0 0 0 0 0 1 
Heavy Trucks 1 0 0 0 0 0 0 6 0 0 3 0 10 

% Trucks 0.4% 0.0% 0.0% 0.0% 0.0% 2.0% 0.0% 3.0% 0.7% 1.4% 3.2% 1.2% 1.7% 
Stopped Buses 0 0 0 0 0 0 0 0 0 0 0 0 0 

Bicycles 0 4 1 0 2 0 0 1 CI 0 0 1 9 

Pedestrians 
South 

1 

West 
1 

East 
2 

North 
4 

Peak Hour 17:00 18:00 

Peak Hour Information 

Movement Total 
Peak Hour Factor 

Enter Totals 
Peak Hour Factor 

Exit Totals 
Peak Hour Factor 

Light Trucks 
Medium Trucks 

Heavy Trucks 
% Trucks 

Stopped Buses 
Bicycles 

E 
Right 

:astboun 
Thru 

d 
Left 

V 
Right 

/estboun 
Thru 

d 
Left 

N 
Right 

orthboun 
Thru 

d 
Left 

S 
Right 

outhbour 
Thru 

id 
Left Totals 

119 62 49 72 59 99 29 336 165 39 240 39 1308 
0.93 0.86 0.72 0.78 0.82 0.85 0.81 0.83 0.92 0.57 0.92 0.81 0.91 

230 318 530 230 
0.97 0.88 0.89 0.82 

130 458 457 263 
0.83 0.95 0.89 0.85 

Pedestrians 
South 
0 

West 
0 

East 
0 

North 
0 

0 0 0 0 0 2 0 5 0 1 4 0 12 
0 0 0 0 0 1 0 0 0 0 0 0 1 
1 0 0 0 0 0 0 4 0 0 2 0 7 

0.8% 0.0% 0.0% 0.0% 0.0% 3.0% 0.0% 2.7% 0.0% 2.6% 2.5% 0.0% 1.5% 
0 0 0 0 0 0 0 0 0 0 0 0 0 
0 3 1 0 1 0 0 0 0 CI 0 1 6 





Tel: (503) 646-2942 
Fax: (503) 526-0628 

Intersection Turning Movement 
Summary Report 

Locat ion HIGHWAY 99 EB AT COLLEGE STREET 
Date 6/29/2006 

Day of Week Thursday 
Time Begin 16:00 

Reviewed By: DH 

Eastbound Westbound Northbound Southbound 
Time Period Right Thru Left Right Thru Left Right Thru Left Right Thru Left Totals 

16:00 - 16:15 11 316 25 0 0 0 4 15 0 0 25 38 434 
16:15 - 16:30 6 413 20 0 0 0 3 13 0 0 30 40 525 
16:30 - 16:45 7 383 27 0 0 0 2 19 0 0 26 46 510 
16:45 - 17:00 10 362 25 0 0 0 6 16 0 0 33 59 511 
17:00 - 17:15 7 416 27 0 0 0 3 31 1 0 39 54 578 
17:15 - 17:30 2 377 24 0 0 0 2 25 0 0 31 40 501 
17:30 - 17:45 5 340 36 0 0 0 4 25 0 0 43 50 503 
17:45 - 18:00 7 340 32 0 0 0 3 36 0 0 22 43 483 

Movement Totals 55 2947 216 0 0 0 27 180 1 0 249 370 4045 
Enter Totals 3218 0 208 619 

Exit Totals 3344 1 396 304 

Two-Hour Totals 
Light Trucks 4 88 3 0 0 0 0 2 0 0 6 8 111 

Medium Trucks 0 23 1 0 0 0 0 0 0 0 0 2 26 
Heavy Trucks 0 56 1 0 0 0 0 0 0 0 0 2 59 

% Trucks 7.3% 5.7% 2.3% NA NA NA 0.0% 1.1% 0.0% NA 2.4% 3.2% 4.8% 
Stopped Buses 0 0 0 0 0 0 0 0 0 0 0 0 0 

Bicycles 0 6 0 0 0 0 0 0 0 0 1 0 7 

Pedestrians 
South 

42 
West 

17 
East 
17 

North 
16 92 

Peak Hour 16:15 17:15 

Peak Hour Information 

Movement Total 
Peak Hour Factor 

Enter Totals 
Peak Hour Factor 

Exit Totals 
Peak Hour Factor 

E 
Right 

iastboun 
Thru 

d 
Left 

V 
Right 

/estboun 
Thru 

d 
Left 

N 
Right 

orthboun 
Thru 

d 
Left 

S 
Right 

outhbour 
Thru 

id 
Left Totals 

30 1574 99 0 0 0 14 79 1 0 128 199 21241 
0.75 0.95 0.92 NA NA NA 0.58 0.64 0.25 NA 0.82 0.84 0.92 

1703 327 94 0 
0.95 0.88 0.67 NA 

1787 158 178 1 
0.94 0.86 0.77 0.25 

Light Trucks 3 56 1 0 0 0 0 1 0 0 3 5 69 
Medium Trucks 0 15 1 0 0 0 0 0 0 0 0 2 18 

Heavy Trucks 0 30 1 0 0 0 0 0 0 0 0 2 33 
% Trucks 10.0% 6.4% 3.0% NA NA NA 0.0% 1.3% 0.0% NA 2.3% 4.5% 5.6% 

Stopped Buses 0 0 0 0 0 0 0 0 0 0 0 0 0 
Bicycles 0 4 0 0 0 0 0 0 0 0 0 0 4 

Pedestrians 
South 

29 
West 

11 
East 
16 

North 
10 66 





Intersection Turning Movement 
Summary Report 

Location MOUNTAIN VIEW DRIVE AT ASPEN WAY 
Date 6/29/2006 

Day of Week Thursday 
Time Begin 16:00 

Reviewed By: BV 

Eastbound Westbound Northbound Southbound 
Time Period Right Thru Left Right Thru Left Right Thru Left Right Thru Left Totals 

16:00 - 16:15 0 0 0 6 0 21 12 1 0 0 3 0 43 
16:15 - 16:30 0 0 0 9 0 19 7 3 0 0 1 4 43 
16:30 - 16:45 0 0 0 4 0 22 18 9 0 0 1 2 56 
16:45 - 17:00 0 0 0 4 0 21 14 4 0 0 3 2 48 
17:00 - 17:15 0 0 0 9 0 28 10 6 0 0 1 1 55 
17:15 - 17:30 0 0 0 10 0 31 12 0 0 0 0 3 56 
17:30 - 17:45 0 0 0 4 0 25 11 2 0 0 0 2 44 
17:45 - 18:00 0 0 0 8 0 28 19 3 0 0 4 2 64 

Movement Totals 0 0 0 54 0 195 103 28 0 0 13 16 409 
Enter Totals 0 249 131 29 

Exit Totals 119 0 82 208 

Two-Hour Totals 
Light Trucks 0 0 0 0 0 2 2 0 0 0 0 1 5 

Medium Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0 
Heavy Trucks 0 0 0 0 0 0 1 0 0 0 0 0 1 

% Trucks NA NA NA 0.0% NA 1.0% 2.9% 0.0% NA NA 0.0% 6.3% 1.5% 
Stopped Buses 0 0 0 0 0 0 0 0 0 0 0 0 0 

Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0 

Pedestrians 
South 

0 
West 

0 
East 

3 
North 

0 

Peak Hour 17:00 18:00 

Peak Hour Information 

Movement Total 
Peak Hour Factor 

Enter Totals 
Peak Hour Factor 

Exit Totals 
Peak Hour Factor 

Light Trucks 
Medium Trucks 

Heavy Trucks 
% Trucks 

Stopped Buses 
Bicycles 

E 
Right 

iastboun 
Thru 

d 
Left 

V 
Right 

festboun 
Thru 

d 
Left 

ti 
Right 

orthbour 
Thru 

d 
Left 

S 
Right 

outhbour 
Thru 

id 
Left Totals 

0 0 0 31 0 112 52 11 0 0 5 8 219 
NA NA NA 0.78 NA 0.90 0.68 0.46 NA NA 0.31 0.67 0.86 

Pedestrians 
South 

0 

0 13 63 143 
NA 0.54 0.72 0.87 

60 117 42 0 
0.71 0.91 0.70 NA 

West 
0 

East 
0 

North 
0 

0 0 0 0 0 0 2 0 0 CI 0 1 3 
0 0 0 0 0 0 0 0 0 0 0 0 0 
0 0 0 0 0 0 1 0 0 0 0 0 1 

NA NA NA 0.0% NA 0.0% 5.8% 0.0% NA NA 0.0% 12.5% 1.8% 
0 0 0 0 0 0 0 0 0 0 0 0 0 
0 0 0 0 0 0 0 0 0 0 0 0 0 





TRIP GENERATION CALCULATIONS 

Land Use: Single-Family Detached Housing 
Land Use Code: 210 

Variable: Dwelling Units 
Variable Value: 1167 

AM PEAK HOUR 
Trip Equation: T = 0.70(X) + 9.43 

Enter Exit Total 
Directional 
Distribution 25% 75% 

Trip Ends WÊÊ 619 H 826:|; 

PM PEAK HOUR 
Trip Equation: Ln(T) = 0.90 Ln(X)+0.53 

Enter Exit Total 
Directional 
Distribution 63% 37% 
Trip Ends 616 nm 1 1 1 1 1 ! 

WEEKDAY SATURDAY 
Trip Equation: Ln(T) = 0.92 Ln(X)+2.71 Trip Equation: Ln(T)=0.94 ln(X)+2.63 

Enter Exit Total 
Directional 
Distribution 50% 50% 

Trip Ends I Ä I 4,984 9,968 

Enter Exit Total 
Directional 
Distribution 50% 50% 

Trip Ends Jllllll WÊÊ 

Source: TRIP GENERATION, Seventh Edition 



TRIP GENERATION CALCULATIONS 

Land Use: Residential Condominium/Townhouse 
Land Use Code: 230 

Variable: Dwelling Units 
Variable Value: 264 

AM PEAK HOUR 
Trip Equation: Ln(T) = 0.80Ln(X)+0.26 

Enter Exit Total 
Directional 
Distribution 17% 83% 

Trip Ends " 1 1 1 ¡1 112 

PM PEAK HOUR 
Trip Equation: Ln(T)=0.82Ln(X)+0.32 

Enter Exit Total 
Directional 
Distribution 67% 33% 

Trip Ends WIBM 111111! ¡ i l l l i f i 

WEEKDAY 
Trip Equation: Ln(T) = 0.85Ln(X) + 2.55 

Enter Exit Total 
Directional 
Distribution 50% 50% 

Trip Ends 732 ¡ ¡ t i l l • l ' i : : : 

SUNDAY 
Trip Equation: T = 3.13(X) + 357.26 

Directional 
Distribution 
Trip Ends 

Enter 
50% 

592 

Exit 
50% 

Total 

1.184 

Source: TRIP GENERATION, Seventh Edition 



Source: TRIP GENERATION, Seventh Edition 



Enter Exit Total 
Directional 
Distribution 50% 50% 

Trip Ends 7551 : 7551 15,102 

Enter Exit Total 
Directional 
Distribution 50% 50% 

Trip Ends 10024 ¡ I I B 20,048 

Source: TRIP GENERATION, Seventh Edition 



Enter Exit Total 
Directional 
Distribution 61% 39% 

Trip Ends 363 

WEEKDAY 
Trip Rate: Ln(T) = . 65Ln(X) + 5.83 

Enter Exit Total 
Directional 
Distribution 50% 50% 

Trip Ends 4265 '¿265 : 

Enter Exit Total 
Directional 
Distribution 48% 52% 

Trip Ends 379 410 

SATURDAY 
Trip Rate: Ln(T) =.63Ln(X) + 6.23 

Enter Exit Total 
Directional 
Distribution 50% 50% 

Trip Ends iÊÊè I Ä I Ì 1 Ì 5 2 Ì 

Source: TRIP GENERATION, Seventh Edition 



TRIP GENERATION CALCULATIONS 

Land Use: Shopping Center 
Land Use Code: 820 

Variable: 1,000 Sq Ft Gross Leasable Area 
Variable Value: 200.0 

AM PEAK HOUR 
Trip Rate: Ln(T) = 0.60Ln(X)+2.29 

Enter Exit Total 
Directional 
Distribution 61% 39% 

Trip Ends ¡ ¡ I I I i ¡ l i l i WÊÊê 

PM PEAK HOUR 
Trip Rate: Ln(T) - . 66Ln(X) + 3.40 

Enter Exit Total 
Directional 
Distribution 48% 52% 

Trip Ends l i l i ! : ¡ § ¡ 1 1 989 

WEEKDAY 
Trip Rate: Ln(T) - .65Ln(X) + 5.83 

Enter Exit Total 
Directional 
Distribution 50% 50% 

Trip Ends l i m i i n n i 10,656 

SATURDAY 
Trip Rate: Ln(T) = .63Ln(X) + 6.23 

Enter Exit Total 
Directional 
Distribution 50% 50% 

Trip Ends 1 I W 1 WMi ¡ Ü Ü I ! 

Source: TRIP GENERATION, Seventh Edition 



TRIP GENERATION CALCULATIONS 

Land Use: General Office Building 
Land Use Code: 710 

Variable: 1000 Sq Ft Gross Floor Area 
Variable Value: 667.0 

AM PEAK HOUR 
Trip Equation: Ln(T)=0.80Ln(X) + 1.55 

Enter Exit Total 
Directional 
Distribution 88% 12% 

Trip Ends 753 103 856 

PM PEAK HOUR 
Trip Equation: T=1.12(X)+78.81 

Enter Exit Total 
Directional 
Distribution 17% 83% 

Trip Ends 140 686 826 

WEEKDAY 
Trip Equation: Ln(T) = 0.77Ln(X) + 3.65 

Enter Exit Total 
Directional 
Distribution 50% 50% 

Trip Ends 2,876 2,876 5,752 

SATURDAY 
Trip Equation: T = 2.14(X) + 18.47 

Enter Exit Total 
Directional 
Distribution 50% 50% 

Trip Ends 723 723 1,446 

Source: TRIP GENERATION, Seventh Edition 



Internalization 

Land U t » A 
ITE LU Code a î o 

Exit to t • > m a l Size 342 
1 623 1 

Tot«t lrt'»n\»t .--rial 
Enter 570 75 M t 
Exit 7S3 MO 623 

E ' 1er f ro f i Fr i*" ' - j . Total 1409 165 

1 1 % 100% l i ' , - 67 i 

ITE LU Code M - Lp'* 
Size 1541 O J Exit to External 

345 1 
Total j Internal t i M r r m l Total j Internal t i M r r m l 

Enler 70S ina i03 
tA.ll t 61 ¿45 
Total U l i ì 163 948 E.uer Irom E i l «mai 
% 100% | 15% 35% 603 ~~1 

ITE LU Code ' I O 
E i •• 'jCI -iJCii i- i ' Size &67 

S i i 1 
To'»! Internai External 

Etiler MO 22 118 
> e ÜW 29 üit 

Enter from External Totai 826 i-3 776 
118 I % 100% 6 

Net External Trips 
I Lar i Use A 

or Mulit-Use Deve 
Lan<; .. B 

Hopment 
L « U te C Io ta ' 

INTERNAL CAPTURE 

E nier 631 so3 HO 1322 

INTERNAL CAPTURE 
E X 623 345 6S9 1B26 

INTERNAL CAPTURE Toi»; 1224 948 778 Î W 6 INTERNAL CAPTURE 
Single-Use Trip Gen. Est. 1409 1111 826 j i - i t , 12% I 



Source: TRIP GENERATION, Seventh Edition 



TRIP GENERATION CALCULATIONS 

Land Use: Shopping Center 
Land Use Code: 820 

Variable: 1,000 Sq Ft Gross Leasable Area 
Variable Value: 210.1 

AM PEAK HOUR 
Trip Rate: Ln(T) - 0.60Ln(X) + 2.29 

Enter Exit Total 
Directional 
Distribution 61% 39% 
Trip Ends l l i l i l 

PM PEAK HOUR 
Trip Rate: Ln(T) = ,66Ln(X) + 3.40 

Enter Exit Total 
Directional 
Distribution 48% 52% 
Trip Ends I l l l i l i 1,022 

WEEKDAY 
Trip Rate: Ln(T) = .65Ln(X) + 5.83 

Enter Exit Total 
Directional 
Distribution 50% 50% 
Trip Ends ¡ M i l ! 

SATURDAY 
Trip Rate: Ln(T) = .63Ln(X)+6.23 

Enter Exit Total 
Directional 
Distribution 50% 50% 
Trip Ends WÊà 1 WÊÊ 

Source: TRIP GENERATION, Seventh Edition 



TRIP GENERATION CALCULATIONS 

Land Use: General Light Industrial 
Land Use Code: 110 

Variable: 1,000 Square Feet 
Variable Quantity: 857.2 

AM PEAK HOUR 
Trip Rate: 0.92 

Enter Exit Total 
Directional 
Distribution 88% 12% 

Trip Ends 694 95 789 

PM PEAK HOUR 
Trip Rate: 0.98 

Enter Exit Total 
Directional 
Distribution 12% 88% 

Trip Ends I 101 739 840 

WEEKDAY 
Trip Rate: 6.97 

Enter Exit Total 
Directional 
Distribution 50% 50% 

Trip Ends 2,987 2.987 5,974 

SATURDAY 
Trip Rate: 1.32 

Enter Exit Total 
Directional 
Distribution 50% 50% 

Trip Ends 566 566 1,132 

Source: TRIP GENERATION, Seventh Edition 



Net External Trips for Mulit-Use Development 
Lanrf Use A Land Use B Land Use C Total 

Enter 82$ 447 0 1276 
Exit 461 ¿ÛT 0 SAS 

Total 1310 914 0 Ì27-Ì •. :- >'.-., ..!•\PTURE 
Single-Use Trip Gen. Est. 141Ò 1022 0 2U-0 I 



TWO-WAY STOP CONTROL SUMMARY 

General Information Site Information 
Analyst MTA 
Agency/Co. Lancaster 
Date Performed 7/20/2006 
Analysis Time Period PM Peak Hour 

Intersection Bell & Aspen 
Jurisdiction City of Newberg 
Analysis Year Existing 

Project Description Austin Properties 
East/West Street: Bell Road North/South Street: Aspen Way 
Intersection Orientation: East-West Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Eastbound Westbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 86 13 5 127 
Peak-Hour Factor, PHF 0.96 0.96 0.96 0.96 0.96 0.96 

Hourly Flow Rate, HFR (veh/h) 0 89 13 5 132 0 

Percent Heavy Vehicles 0 - - 1 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration TR LT 

Upstream Signal 0 o 

Minor Street Northbound Southbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 45 1 
Peak-Hour Factor, PHF 0.96 0.96 0.96 0.96 0.96 0.96 

Hourly Flow Rate, HFR (veh/h) 46 0 1 0 0 0 

Percent Heavy Vehicles 2 0 2 0 0 0 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 0 0 0 0 0 0 

Configuration LR 

Delay, Queue Length, and Level of Service 
Approach Eastbound Westbound Northbound Southbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LT LR 

v (veh/h) 5 47 

C (m) (veh/h) 1496 751 

v/c 0.00 0.06 

95% queue length 0.01 0.20 

Control Delay (s/veh) 7.4 10.1 

LOS A B 

Approach Delay (s/veh) - ~ 10.1 

Approach LOS - - B 

Cc,-.ynghî Universjy o l M ^ rJj, A I tr. Reserved HCS+m V ••• • i Ceren>:r.ii . • 006 6:34 PM 



T W O - W A Y S T O P C O N T R O L S U M M A R Y 

Genera l Information Site Information 
Analyst MTA 
Agency/Co. Lancaster 
Date Performed 7/20/2006 
Analysis Time Period PM Peak Hour 

Intersection Bell & Aspen 
Jurisdiction City of Newberg 
Analysis Year 2013 Background 

Project Description Austin Properties 
East/West Street: Bell Road North/South Street: Aspen Way 
Intersection Orientation: East-West Study Period (hrs): 0.25 

Vehicle Vo lumes and Adjustments 
Major Street Eastbound Westbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 92 14 5 136 
Peak-Hour Factor, PHF 0.96 0.96 0.96 0.96 0.96 0.96 

Hourly Flow Rate, HFR (veh/h) 0 95 14 5 141 0 

Percent Heavy Vehicles 0 - - 1 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration TR LT 

Upstream Signal 0 0 

Minor Street Northbound Southbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 48 1 
Peak-Hour Factor, PHF 0.96 0.96 0.96 0.96 0.96 0.96 

Hourly Flow Rate, HFR (veh/h) 50 0 1 0 0 0 

Percent Heavy Vehicles 2 0 2 0 0 0 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 0 0 0 0 0 0 

Configuration LR 

Delay, Queue Length, and Level of Service 
ound Approach Eastbound Westbound Northb ound Southbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LT LR 

v (veh/h) 5 51 

C (m) (veh/h) 1488 737 

v/c 0.00 0.07 

95% queue length 0.01 0.22 

Control Delay (s/veh) 7.4 10.2 

LOS A B 

Approach Delay (s/veh) - - 10.2 

Approach LOS - - B 

Copyright© 2005 UnivertÄy of Fionda, A mçfHï Re i r r i t a HCS+™ Version 5.2 Genwatèd: 7/20/2006 6:36 PM 



T W O - W A Y S T O P C O N T R O L S U M M A R Y 

Genera l Information Site Information 
Analyst 
Agency/Co. 
Date Performed 
Analysis Time Period 

MTA 
Lancaster 
7/20/2006 
PM Peak Hour 

Intersection 
Jurisdiction 
Analysis Year 

Bell & Aspen 
City of Newberg 
2013 Background + Site Traffic 

Project Description Austin Properties 
East/West Street: Bell Road North/South Street: Aspen Way 
Intersection Orientation: East-West Study Period (hrs): 0.25 

Vehicle Vo lumes and Adjustments 
Major Street Eastbound Westbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 114 41 20 166 
Peak-Hour Factor, PHF 0.96 0.96 0.96 0.96 0.96 0.96 

Hourly Flow Rate, HFR (veh/h) 0 118 42 20 172 0 

Percent Heavy Vehicles 0 - - 1 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration TR LT 

Upstream Signal 0 0 

Minor Street Northbound Southbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 86 12 
Peak-Hour Factor, PHF 0.96 0.96 0.96 0.96 0.96 0.96 

Hourly Flow Rate, HFR (veh/h) 89 0 12 0 0 0 

Percent Heavy Vehicles 2 0 2 0 0 0 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 0 0 0 0 0 0 

Configuration LR 

Delay, Queue Length, and Level of Service 

Approach Eastbound Westbound Northbound Southbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LT LR 

v (veh/h) 20 101 

C (m) (veh/h) 1425 660 

v/c 0.01 0.15 

95% queue length 0.04 0.54 

Control Delay (s/veh) 7.6 11.4 

LOS A B 

Approach Delay (s/veh) - - 11.4 

Approach LOS - - B 

Copyright © 2005 University of Florida, All Rights Reserved HCS+™ Version 5.2 Generated: 7/20/2006 6:55 PM 



T W O - W A Y STOP C O N T R O L S U M M A R Y 

General Information Site Information 
Analyst MTA 
Agency/Co. Lancaster 
Date Performed 7/31/2006 
Analysis Time Period PM Peak Hour 

Intersection Bell & Aspen 
Jurisdiction City of Newberg 
Analysis Year 2025 Background 

Project Description Austin Properties 
East/West Street: Bell Road North/South Street: Aspen Way 
Intersection Orientation: East-West Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Eastbound Westbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 121 36 17 176 
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 

Hourly Flow Rate, HFR (veh/h) 0 127 37 17 185 0 

Percent Heavy Vehicles 0 - - 2 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration TR LT 

Upstream Signal 0 0 

Minor Street Northbound Southbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 83 9 
Poak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 

Hourly Flow Rate, HFR (veh/h) 87 0 9 0 0 0 

Percent Heavy Vehicles 2 0 2 0 0 0 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 0 0 0 0 0 0 

Configuration LR 

Delay, Queue Length, and Level of Service 
Approach Eastbound Westbound Northbound Southbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LT LR 

v (veh/h) 17 96 

C (m) (veh/h) 1414 645 

v/c 0.01 0.15 

95% queue length 0.04 0.52 

Control Delay (s/veh) 7.6 11.6 

LOS A B 

Approach Delay (s/veh) - - - 11.6 

Approach LOS - - B 

Cc.pvr.qh! : ? 5 ¡ J . - n i F'-:,-ria A ! R.yhli, Ro-.-srved HCS+™ Version 5.2 r , . ; - ; , - r , j ¡nir, ... 3:32 PM 



T W O - W A Y S T O P C O N T R O L S U M M A R Y 

General Information Site Information 
Analyst MTA 
Agency/Co. Lancaster 
Date Performed 7/31/2006 
Analysis Time Period PM Peak Hour 

Intersection Bell & Aspen 
Jurisdiction City of Newberg 
Analysis Year 2025 Background + Site Traffic 

Project Description Austin Properties 
East/West Street: Bell Road North/South Street: Aspen Way 
Intersection Orientation: East-West Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Eastbound Westbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 126 43 21 183 
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 

Hourly Flow Rate, HFR (veh/h) 0 132 45 22 192 0 

Percent Heavy Vehicles 0 - - 2 -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration TR LT 

Upstream Signal 0 0 

Minor Street Northbound Southbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 92 12 
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 

Hourly Flow Rate, HFR (veh/h) 96 0 12 0 0 0 

Percent Heavy Vehicles 2 0 2 0 0 0 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 
RT Channelized 0 0 

Lanes 0 0 0 0 0 0 

Configuration LR 

Delay. Queue Length, and Level of Service 
Approach Eastbound Westbound Northbound Southbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LT LR 

v (veh/h) 22 108 

C (m) (veh/h) 1399 626 

v/c 0.02 0.17 

95% queue length 0.05 0.62 

Control Delay (s/veh) 7.6 11.9 

LOS A 
: 1 
I B \ 

Approach Delay (s/veh) - - 11.9 

Approach LOS - - 8 

Copyright © 2005 UniverWy r / nc ru i a A' R " • HCS+™ Version 5,21 Gnrcrated: 5/17/2007 5:33 PM 



TWO-WAY STOP CONTROL SUMMARY 

General Information Site Information 
Analyst MTA 
Agency/Co. Lancaster 
Date Performed 7/20/2006 
Analysis Time Period PM Peak Hour 

Intersection Bell & Zimri 
Jurisdiction City of Newberg 
Analysis Year Existing 

Project Description Austin Properties 
East/West Street: Bell Road North/South Street: Zimri Drive 
Intersection Orientation: East-West Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Eastbound Westbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 46 29 6 92 
Peak-Hour Factor, PHF 0.94 0.94 0.94 0.94 0.94 0.94 

Hourly Flow Rate, HFR (veh/h) 0 48 30 6 97 0 

Percent Heavy Vehicles 0 - - 2 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration TR LT 

Upstream Signal 0 0 

Minor Street Northbound Southbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 46 6 
Peak-Hour Factor, PHF 0.94 0.94 0.94 0.94 0.94 0.94 

Hourly Flow Rate, HFR (veh/h) 48 0 6 0 0 0 

Percent Heavy Vehicles 0 0 0 0 0 0 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 0 0 0 0 0 0 

Configuration LR 

Delay, Queue Length, and Level of Service 
Approach Eastbound Westbound Northbound Southbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LT LR 

v (veh/h) 6 54 

C (m) (veh/h) 1520 837 

v/c 0.00 0.06 

95% queue length 0.01 0.21 

Control Delay (s/veh) 7.4 9.6 

LOS A A 

Approach Delay (s/veh) - - ~ 9.6 

Approach LOS - - A 

Copyright O 2005 UtiirtK »'tv of Florida, All Rights Reserved HCS + » Version 5.2 Generated; 7/20/2006 6:39 PM 



T W O - W A Y S T O P C O N T R O L S U M M A R Y 

Genera l Information Site Information 
Analyst MTA 
Agency/Co. Lancaster 
Date Performed 7/20/2006 
Analysis Time Period PM Peak Hour 

Intersection Bell & Zimri 
Jurisdiction City of New berg 
Analysis Year 2013 Background 

Project Description Austin Properties 
East/West Street: Bell Road North/South Street: Zimri Drive 
Intersection Orientation: East-West Study Period (hrs): 0.25 

Vehicle Vo lumes and Adjustments 
Major Street Eastbound Westbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 49 31 6 99 
Peak-Hour Factor, PHF 0.94 0.94 0.94 0.94 0.94 0.94 

Hourly Flow Rate, HFR (veh/h) 0 52 32 6 105 0 

Percent Heavy Vehicles 0 - - 2 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration TR LT 

Upstream Signal 0 0 

Minor Street Northbound Southbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 49 6 
Peak-Hour Factor, PHF 0.94 0.94 0.94 0.94 0.94 0.94 

Hourly Flow Rate, HFR (veh/h) 52 0 6 0 0 0 

Percent Heavy Vehicles 0 0 0 0 0 0 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 0 0 0 0 0 0 

Configuration LR 

Delay, Queue Length, and Level of Service 

Approach Eastbound Westbound Northbound Southbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LT LR 

v (veh/h) 6 58 

C (m) (veh/h) 1513 823 

v/c 0.00 0.07 

95% queue length 0.01 0.23 

Control Delay (s/veh) 7.4 9.7 

LOS A A 

Approach Delay (s/veh) - - 9.7 

Approach LOS - - A 
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TWO-WAY STOP CONTROL SUMMARY 

General Information Site Information 
Analyst MTA Intersection Bell & Zimri 
Agency/Co. Lancaster Jurisdiction City of Newberg 
Date Performed 7/20/2006 Analysis Year 2013 Background + Site Traffic 
Analysis Time Period PM Peak Hour 

Project Description Austin Properties 
East/West Street: Bell Road North/South Street: Zimri Drive 
Intersection Orientation: East-West [Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Eastbound Westbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 69 44 15 124 
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 

Hourly Flow Rate, HFR (veh/h) 0 72 46 15 130 0 

Percent Heavy Vehicles 0 - - 2 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration TR LT 

Upstream Signal 0 o 

Minor Street Northbound Southbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 69 20 
Peak-Hour Factor, PHF 0 95 0.95 0.95 0.95 0.95 0.95 

Hourly Flow Rate, HFR (veh/h) 72 0 21 0 0 0 

Percent Heavy Vehicles 0 0 0 0 0 0 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 0 0 0 0 0 0 

Configuration LR 

Delay, Queue Length, and Level of Service 
Approach Eastbound Westbound Northbound Southbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LT LR 

v (veh/h) 15 93 

C (m) (veh/h) 1470 773 

v/c 0.01 0.12 

95% queue length 0.03 0.41 

Control Delay (s/veh) 7.5 10.3 

LOS A B 

Approach Delay (s/veh) - - 10.3 

Approach LOS - - B 

Copyright © 2005 University of Florida, All Rights Reserved HCS+™ Version 5.2 Generated: 7/20/2006 6:55 PM 



T W O - W A Y S T O P C O N T R O L S U M M A R Y 

Genera l Information Site Information 
Analyst MTA 
Agency/Co. Lancaster 
Date Performed 7/20/2006 
Analysis Time Period PM Peak Hour 

Intersection Bell & Zimri 
Jurisdiction City of Newberg 
Analysis Year 2025 Background 

Project Description Austin Properties 
East/West Street: Belt Road North/South Street: Zimri Drive 
Intersection Orientation: East-West Study Period (hrs): 0.25 

Vehicle Vo lumes and Adjustments 
Major Street Eastbound Westbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 70 45 14 131 
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 

Hourly Flow Rate, HFR (veh/h) 0 73 47 14 137 0 

Percent Heavy Vehicles 0 - - 2 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration TR LT 

Upstream Signal 0 0 

Minor Street Northbound Southbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 66 18 
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 

Hourly Flow Rate, HFR (veh/h) 69 0 18 0 0 0 

Percent Heavy Vehicles 2 0 2 0 0 0 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 o 
RT Channelized 0 0 

Lanes 0 0 0 0 0 0 

Configuration LR 

Delay, Queue Length, and Level ol Service 
Approach Eastbound Westbound Northbound Southbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LT LR 

v (veh/h) 14 87 

C (m) (veh/h) 1468 760 

v/c : 0.01 0.11 

95% queue length 0.03 0.39 

Control Delay (s/veh) 7.5 10.3 

LOS A B 

Approach Delay (s/veh) - - 10.3 

Approach LOS - - B 

Copyright © 2005 UristarÉi^afF'orkia. AH R'ghtsRoMived HCS+™ Version 5.2 1 • •" ' . . - PM 



T W O - W A Y STOP C O N T R O L S U M M A R Y 

General Information ¡Site Information 
Analyst MTA 
Agency/Co. Lancaster 
Date Performed 7/20/2006 
Analysis Time Period PM Peak Hour 

Intersection Bell & Zimri 
Jurisdiction City of Newberg 
Analysis Year 2025 Background + Site Traffic 

Project Description Austin Properties 
East/West Street: Bell Road North/South Street: Zimri Drive 
Intersection Orientation: East-West Study Period (hrs): 0.25 

Vehicle Vo lumes and Adjustments 
Major Street Eastbound Westbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 75 48 16 137 
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 

Hourly Flow Rate, HFR (veh/h) 0 78 50 16 144 0 

Percent Heavy Vehicles 0 - - 2 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration TR LT 

Upstream Signal 0 0 

Minor Street Northbound Southbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 71 21 
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 

Hourly Flow Rate, HFR (veh/h) 74 0 22 0 0 0 

Percent Heavy Vehicles 2 0 2 0 0 0 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 
RT Channelized 0 0 

Lanes 0 0 0 0 0 0 

Configuration LR 

Delay, Queue Length, and Level of Service 

Approach Eastbound Westbound Northbound Southbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LT LR 

v (veh/h) 16 96 

C (m) (veh/h) 1458 748 

v/c 0.01 0.13 

95% queue length 0.03 0.44 

Control Delay (s/veh) 7.5 10.5 

LOS A B 

Approach Delay (s/veh) - 10.5 

Approach LOS - - B 
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T W O - W A Y S T O P C O N T R O L S U M M A R Y 

General Information Site Information 
Analyst MTA 
Agency/Co. Lancaster 
Date Performed 7/20/2006 
Analysis Time Period PM Peak Hour 

Intersection College & Foothills 
Jurisdiction ODOT 
Analysis Year Existing 

Project Description Austin Properties 
East/West Street: Foothills Drive North/South Street: College Street 
Intersection Orientation: North-South Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Northbound Southbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 70 172 80 20 212 14 
Peak-Hour Factor, PHF 0.94 0.94 0.94 0.94 0.94 0.94 

Hourly Flow Rate, HFR (veh/h) 74 182 85 21 225 14 

Percent Heavy Vehicles 2 - - 1 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 1 1 0 1 1 0 

Configuration L TR L TR 

Upstream Signal 0 o 

Minor Street Eastbound Westbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 9 9 40 47 9 6 
Peak-Hour Factor, PHF 0.94 0.94 0.94 0.94 0.94 0.94 

Hourly Flow Rate, HFR (veh/h) 9 9 42 50 9 6 

Percent Heavy Vehicles 0 0 0 3 3 3 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 0 1 0 1 1 0 

Configuration LTR L TR 

Delay. Queue Length, and Level of Service 

Approach Northbound Southbound Westbound ' Eastbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration L L L TR LTR 

v (veh/h) 74 21 50 15 60 

C (m) (veh/h) 1328 1303 324 461 581 

v/c 0.06 0.02 0.15 0.03 0.10 

95% queue length 0.18 0.05 0.54 0.10 0.34 

Control Delay (s/veh) 7.9 7.8 18.1 13.1 11.9 

LOS A A C B B 

Approach Delay (s/veh) - ~ 17.0 11.9 

Approach LOS -- - C B 
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TWO-WAY STOP CONTROL SUMMARY 

Genera) Information Site Information 
Analyst MTA 
Agency/Co. Lancaster 
Date Performed 7/20/2006 
Analysis Time Period PM Peak Hour 

Intersection College & Foothills 
Jurisdiction ODOT 
Analysis Year 2013 Background 

Project Description Austin Properties 
East/West Street: Foothills Drive North/South Street: College Street 
Intersection Orientation: North-South Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Northbound Southbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 75 184 86 21 227 15 
Peak-Hour Factor, PHF 0.94 0.94 0.94 0.94 0.94 0.94 

Hourly Flow Rate, HFR (veh/h) 79 195 91 22 241 15 

Percent Heavy Vehicles 2 - - 1 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 1 1 0 1 1 0 

Configuration L TR L TR 

Upstream Signal o o 

Minor Street Eastbound Westbound 
Movement 7 8 9 10 11 12 

L T R L T R 

Volume (veh/h) 10 10 43 50 10 6 
Peak-Hour Factor, PHF 0.94 0.94 0.94 0.94 0.94 0.94 

Hourly Flow Rate, HFR (veh/h) 10 10 45 53 10 6 

Percent Heavy Vehicles 0 0 0 3 3 3 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 0 1 0 1 1 0 

Configuration LTR L TR 

Delay, Queue Length, and Level of Service 
Approach Northbound Southbound Westbound Eastbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration L L L TR LTR 

v (veh/h) 79 22 53 16 65 

C (m) (veh/h) 1309 1282 298 428 550 

v/c 0.06 0.02 0.18 0.04 0.12 

95% queue length 0.19 0.05 0.64 0.12 0.40 

Control Delay (s/veh) 7.9 7.9 19.7 13.7 12.4 

LOS A A C B B 

Approach Delay (s/veh) - - 18.3 12.4 

Approach LOS - - C B 
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TWO-WAY STOP CONTROL SUMMARY 

General Information Site Information 
Analyst MTA 
Agency/Co. Lancaster 
Date Performed 7/20/2006 
Analysis Time Period PM Peak Hour 

Intersection College & Foothills 
Jurisdiction ODOT 
Analysis Year 2013 Background 

Project Description Austin Properties 
East/West Street; Foothills Drive North/South Street: College Street 
Intersection Orientation: North-South Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Northbound Southbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 75 184 86 21 227 15 
Peak-Hour Factor, PHF 0.94 0.94 0.94 0.94 0.94 0.94 

Hourly Flow Rate, HFR (veh/h) 79 195 91 22 241 15 

Percent Heavy Vehicles 2 - - 1 -

Median Type Undivided 

RT Channelized 0 0 

Lanes 1 1 0 1 1 0 

Configuration L TR L TR 

Upstream Signal 0 0 

Minor Street Eastbound Westbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 10 10 43 50 10 6 
Peak-Hour Factor, PHF 0.94 0.94 0.94 0.94 0.94 0.94 

Hourly Flow Rate, HFR (veh/h) 10 10 45 53 10 6 

Percent Heavy Vehicles 0 0 0 3 3 3 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 0 1 0 1 1 0 

Configuration LTR L TR 

Delay, Queue Length, and Level of Service 
Approach Northbound Southbound Westbound Eastbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration L L L TR LTR 

v (veh/h) 79 22 53 16 65 

C (m) (veh/h) 1309 1282 298 428 550 

v/c 0.06 0.02 0.18 0.04 0.12 

95% queue length 0.19 0.05 0.64 0.12 0.40 

Control Delay (s/veh) 7.9 7.9 19.7 13.7 12.4 

LOS A A C B B 

Approach Delay (s/veh) - - 18.3 12.4 

Approach LOS - - C B 
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T W O - W A Y S T O P C O N T R O L S U M M A R Y 

General Information Site Information 
Analyst MTA Intersection College & Foothills 
Agency/Co. Lancaster Jurisdiction ODOT 
Date Performed 7/20/2006 Analysis Year 2013 Background + Site Traffic 
Analysis Time Period PM Peak Hour 

Project Description Austin Properties 
East/West Street: Foothills Drive North/South Street: College Street 
Intersection Orientation: North-South Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Northbound Southbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 75 206 115 26 251 15 
Peak-Hour Factor, PHF 0,95 0.95 0.95 0.95 0.95 0.95 

Hourly Flow Rate, HFR (veh/h) 78 216 121 27 264 15 

Percent Heavy Vehicles 2 - - 1 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 1 1 0 1 1 0 

Configuration L TR L TR 

Upstream Signal 0 0 

Minor Street Eastbound Westbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 10 10 43 67 10 6 
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 

Hourly Flow Rate, HFR (veh/h) 10 10 45 70 10 6 

Percent Heavy Vehicles 0 0 0 3 3 3 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 
RT Channelized 0 0 

Lanes 0 1 0 1 1 0 

Configuration LTR L TR 

Delay, Queue Length, and Level of Service 
Approach Northbound Southbound Westbound Eastbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration L L L TR LTR 

v (veh/h) 78 27 70 16 65 

C (m) (veh/h) 1284 1228 266 393 510 

v/c 0.06 0.02 0.26 0.04 0.13 

95% queue length 0.19 0.07 1.03 0.13 0.43 

Control Delay (s/veh) 8.0 8.0 23.3 14.5 13.1 

LOS A A C B B 

Approach Delay (s/veh) - - 21.7 13.1 

Approach LOS - - C B 
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T W O - W A Y S T O P C O N T R O L S U M M A R Y 

Genera! Information Site Information 
Analyst MTA 
Agency/Co. Lancaster 
Date Performed 7/37/2006 
Analysis Time Period °M Peak Hour 

Intersection College & Foothills 
Jurisdiction ODOT 
Analysis Year 2025 Background 

Project Description Austin Properties 
East/West Street: Foothills Drive North/South Street: College Street 
Intersection Orientation: North-South Study Period (hrs): 0.25 

Vehicle Vo lumes and Adjustments 
Major Street Northbound Southbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 85 224 119 28 274 17 
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 

Hourly Flow Rate, HFR (veh/h) 89 235 125 29 288 17 

Percent Heavy Vehicles 2 - - 2 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 1 1 0 1 1 0 

Configuration L TR L TR 

Upstream Signal I o 0 

Minor Street Eastbound Westbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 11 11 48 69 11 9 
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 

Hourly Flow Rate, HFR (veh/h) 11 11 50 72 11 9 

Percent Heavy Vehicles 2 2 2 2 2 2 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 
RT Channelized 0 0 

Lanes 0 1 0 1 1 0 

Configuration LTR L TR 

Delay, Queue Length, and Level of Service 

Approach Northbound Southbound Westbound Eastbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration L L L TR LTR 

v (veh/h) 89 29 72 20 72 

C (m) (veh/h) 1256 1199 231 382 468 

v/c 0.07 0.02 0.31 0.05 0.15 

95% queue length 0.23 0.07 1.28 0.17 0.54 

Control Delay (s/veh) 8.1 8.1 27.5 14.9 14.1 

LOS A A D B B 

Approach Delay (s/veh) - - 24.8 14.1 

Approach LOS - - C B 
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T W O - W A Y S T O P C O N T R O L S U M M A R Y 

General Information Site Information 
Analyst MTA Intersection College & Foothills 
Agency/Co. Lancaster Jurisdiction ODOT 
Date Performed 7/31/2006 Analysis Year 2025 Background + Site Traffic 
Analysis Time Period PM Peak Hour 

Project Description Austin Properties 
East/West Street: Foothills Drive North/South Street: College Street 
Intersection Orientation: North-South Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Northbound Southbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 85 229 126 29 280 17 
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 

Hourly Flow Rate, HFR (veh/h) 89 241 132 30 2 94 17 

Percent Heavy Vehicles 2 - - 2 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 1 1 0 1 1 0 

Configuration L TR L TR 

Upstream Signal 0 0 

Minor Street Eastbound Westbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 11 11 48 73 11 10 
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 
Hourly Flow Rate, HFR (veh/h) 11 11 50 76 11 10 

Percent Heavy Vehicles 2 2 2 2 2 2 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 
RT Channelized 0 0 

Lanes 0 1 0 1 1 0 

Configuration LTR L TR 

Delay, Queue Length, and Level of Service 

Approach Northbound Southbound Westbound Eastbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration L L L TR LTR 

v (veh/h) 89 30 76 21 72 

C (m) (veh/h) 1249 1185 224 383 459 

v/c 0.07 0.03 0.34 0.05 0.16 

95% queue length 0.23 0.08 1.43 0.17 0.55 

Control Delay (s/veh) 8.1 8.1 29.1 14.9 14.3 

LOS A A D B B 

Approach Delay (s/veh) - - 26.0 14.3 

Approach LOS - - D B 
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HCS+- DETAILED REPORT 
General Information Site Information 
Analyst MTA 

Agency or Co. Lancaster 

Date Performed 7/20/2006 

Time Period PM Peak Hour 

Intersection 

Area Type 

Jurisdiction 

Analysis Year 

Project ID 

Mountainview & College 

All other areas 

ODOT 

Existing 

Austin Properties 

Volume and Timing Input 

EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 1 1 0 1 1 0 1 1 0 1 1 0 

Lane Group L TR L TR L TR L TR 

Volume, V (vph) 16 23 19 101 127 178 24 323 24 95 281 7 

% Heavy Vehicles, %HV 3 3 3 1 1 1 2 2 2 2 2 2 

Peak-Hour Factor, PHF 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 

Pretimed (P) or Actuated (A) A A A A A A A A A A A A 

Start-up Lost Time, li 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 0 0 0 0 

Lane Width 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 3.2 

Phasing 

Timing 

EW Perm 

6= 25.0 

Y = 4 

02 

G = 0.0 

Y = 0 

03 

G = 0.0 

Y = 0 

04 

G = 0.0 

Y = 0 

NS Perm 

G = 27.0 

Y = 4 

06 

G = 0.0 

Y = 0 

07 

G = 0.0 

Y = 0 

08 

G = 0.0 

Y = 0 

Duration of Analysis, T = 0.25 Cycle Length, C = 60.0 

Lane Group Capacity, Contro/ Delay. and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Adjusted Flow Rate, v 17 46 110 331 26 377 103 313 

Lane Group Capacity, c 364 716 570 715 426 829 372 835 

v/c Ratio, X 0.05 0.06 0.19 0.46 0.06 0.45 0.28 0.37 

Total Green Ratio, g/C 0.42 0.42 0.42 0.42 0.45 0.45 0.45 0.45 

Uniform Delay, d1 10.4 10.5 11.1 12.6 9.3 11.4 10.4 10.9 

Progression Factor, PF 1 000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.11 0.11 0.11 0.11 0.11 0.11 0.11 0.11 

Incremental Delay, d2 0.1 0.0 0.2 0.5 0.1 0.4 0.4 0.3 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Control Delay 10.5 10.5 11.3 13.1 9.4 11.8 10.8 11.2 

Lane Group LOS B B B B A B B B 

Approach Delay 10.5 12.7 11.7 11.1 

Approach LOS B B B B 

Intersection Delay 11.8 K = 0.46 Intersection LOS B 
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HCS+" D E T A I L E D R E P O R T 
General Information Site Information 
Analyst MTA 

Agency or Co. Lancaster 

Date Performed 7/20/2006 

Time Period PM Peak Hour 

Intersection Mountainview & College 

Area Type All other areas 

Jurisdiction ODOT 

Analysis Year 2013 Background 

Project ID Austin Properties 

Volume and Timing Input 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 1 1 0 1 1 0 1 1 0 1 1 0 

Lane Group L TR L TR L TR L TR 

Volume, V (vph) 17 25 20 108 136 191 26 346 26 102 301 7 

% Heavy Vehicles, %HV 3 3 3 1 1 1 2 2 2 2 2 2 

Peak-Hour Factor, PHF 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 

Pretimed (P) or Actuated (A) A A A A A A A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 0 0 0 0 

Lane Width 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 3.2 

Phasing EW Perm 02 03 04 NS Perm 06 07 08 

Timing 
G = 25.0 G = 0.0 G = 0.0 G = 0.0 G = 27.0 G = 0.0 G = 0.0 G = 0.0 

Timing 
Y = 4 Y = 0 Y = 0 Y = 0 Y = 4 Y = 0 Y = 0 Y = 0 

Duration of Analysis, T = 0.25 Cycle Length, C = 60.0 

\ Lane Group Capacity. Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Adjusted Flow Rate, v 18 49 116 351 28 400 110 332 

Lane Group Capacity, c 347 717 568 715 409 829 353 835 

v/c Ratio, X 0.05 0.07 0.20 0.49 0.07 0.48 0.31 0.40 

Total Green Ratio, g/C 0.42 0.42 0.42 0.42 0.45 0.45 0.45 0.45 

Uniform Delay, d-. 10.4 10.5 11.2 12.8 9.4 11.6 10.6 11.1 

Progression Factor, PF 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.11 0.11 0.11 0.11 0.11 0.11 0.11 0.11 

Incremental Delay, d2 0.1 0.0 0.2 0.5 0.1 0.4 0.5 0.3 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Control Delay 10.5 10.5 11.3 13.4 9.4 12.0 11.1 11.4 

Lane Group LOS B B B B A B B B 

Approach Delay 10.5 12.9 11.9 11.3 

Approach LOS B B B B 

Intersection Delay 12.0 Xc = 0.49 Intersection LOS B 
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HCS+- D E T A I L E D R E P O R T 
j General Information Site Information 
Analyst MTA 

Agency or Co. Lancaster 

Date Performed 7/20/2006 

Time Period PM Peak Hour 

Intersection Mountainview & College 

Area Type All other areas 

Jurisdiction ODOT 

Analysis Year 2013 Background + Site Traffic 

Project ID Austin Properties 

Volume and Timing Input 

EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 1 1 0 1 1 0 1 1 0 1 1 0 

Lane Group L TR L TR L TR L TR 

Volume, V (vph) 17 38 20 495 154 213 26 375 328 126 318 7 

% Heavy Vehicles, %HV 3 3 3 1 1 1 2 2 2 2 2 2 

Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 

Pretimed (P) or Actuated (A) A A A A A A A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 0 0 0 0 

Lane Width 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 3.2 

Phasing EB Only WB Only 03 04 SB Only Thru & RT NB Only 08 

Timing 
G = 6.0 G = 33.0 G = 0.0 G = 0.0 G = 8.4 G = 33.2 G = 13.4 G = 

Timing 
Y = 4 Y = 4 Y = 0 Y = 0 Y = 4 Y = 0 Y = 4 Y = 

Duration of Analysis, T = 0.25 Cycle Length, C = 110.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Adjusted Flow Rate, v 18 61 521 386 27 740 133 342 

Lane Group Capacity, c 96 95 536 515 216 734 135 770 

v/c Ratio, X 0.19 0.64 0.97 0.75 0.13 1.01 0.99 0.44 

Total Green Ratio, g/C 0.05 0.05 0.30 0.30 0.12 0.42 0.08 0.41 

Uniform Delay, d1 49.7 50.9 38.0 34.8 43.1 31.7 50.7 23.1 

Progression Factor, PF 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.11 0.22 0.48 0.30 0.11 0.50 0.49 0.11 

Incremental Delay, d2 0.9 13.8 31.7 6.0 0.3 35.2 72.7 0.4 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Control Delay 50.6 64.8 69.8 40.8 43.3 66.9 123.5 23.5 

Lane Group LOS D E E D D E F C 

Approach Delay 61.6 57.4 66.1 51.5 

Approach LOS E E E D 

Intersection Delay 59.3 Xr = 0.97 Intersection LOS E 
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HCS+" D E T A I L E D R E P O R T 
General Information Site Information 
Analyst MTA 

Agency or Co. Lancaster 

Date Performed 7/20/2006 

Time Period PM Peak Hour 

Intersection Mountainview & College 

Area Type All other areas 

Jurisdiction ODOT 

Analysis Year 2013 BK + Site Mitigated 

Project ID Austin Properties 

Volume and Timing Input 

EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 1 1 0 1 1 0 1 1 1 1 1 0 

Lane Group L TR L TR L T R L TR 

Volume, V (vph) 17 38 20 495 154 213 26 375 328 126 318 7 

% Heavy Vehicles, %HV 3 3 3 1 1 1 2 2 2 2 2 2 

Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 

Pretimed (P) or Actuated (A) A A A A A A A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 0 0 0 0 

Lane Width 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 0 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 3.2 

Phasing EBOnly WB Only 03 04 SB Only Thru & RT NB Only 08 

Timing 
G = 10.0 G = 40.0 G= 0.0 G = 0.0 G= 12.0 G = 28.0 G = 14.0 G = 

Timing 
Y = 4 Y = 4 Y = 0 Y = 0 Y = 4 Y = 0 Y = 4 Y = 

Duration of Analysis, T = 0.25 Cycle Length, C = 120.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Adjusted Flow Rate, v 18 61 521 386 27 395 345 133 342 

Lane Group Capacity, c 146 146 596 572 207 652 554 177 681 

v/c Ratio, X 0.12 0.42 0.87 0.67 0.13 0.61 0.62 0.75 0.50 

Total Green Ratio, g/C 0.08 0.08 0.33 0.33 0.12 0.35 0.35 0.10 0.37 

Uniform Delay, d-. 50.9 52.2 37.6 34.4 47.5 32.2 32.4 52.5 29.5 

Progression Factor, PF 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.11 0.11 0.40 0.25 0.11 0.19 0.21 0.31 0.11 

Incremental Delay, d2 0.4 1.9 13.6 3.1 0.3 1.6 2.2 16.4 0.6 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Control Delay 51.3 54.2 51.2 37.6 47.8 33.8 34.6 69.0 30.1 

Lane Group LOS D D D D D C C E C 

Approach Delay 53.5 45.4 34.6 41.0 

Approach LOS I D D C D 

Intersection Delay 41.0 Xc = 0.71 Intersection LOS D 
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HCS+" D E T A I L E D R E P O R T 
General Information Site Information 
Analyst MTA 

Agency or Co. Lancaster 

Date Performed 7/31/2006 

Time Period PM Peak Hour 

Intersection Mountainview & College 

Area Type All other areas 

Jurisdiction ODOT 

Analysis Year 2025 Background 

Project ID Austin Properties 

Volume and Timing Input 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 1 1 0 1 1 0 1 1 0 1 1 0 

Lane Group L TR L TR L TR L TR 

Volume, V (vph) 19 38 23 415 167 232 29 412 258 133 352 8 

% Heavy Vehicles, %HV 3 3 3 1 1 1 2 2 2 2 2 2 

Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 

Pretimed (P) or Actuated (A) A A A A A A A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 0 0 0 0 

Lane Width 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 3.2 

Phasing EB Only WB Only 03 04 Excl. Left NS Perm 07 08 

Timing 
G = 10.0 G = 32.0 G = 0.0 G = 0.0 G = 10.0 G= 52.0 G = 0.0 G = 0.0 

Timing 
Y = 4 Y = 4 Y = 0 Y = 0 Y = 4 Y = 4 Y = 0 Y = 0 

Duration of Analysis, T = 0.25 Cycle Length, C = 120.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Adjusted Flow Rate, v 20 64 437 420 31 706 140 379 

Lane Group Capacity, c 146 145 477 458 463 761 223 805 

v/c Ratio, X 0.14 0.44 0.92 0.92 0.07 0.93 0.63 0.47 

Total Green Ratio, g/C 0.08 0.08 0.27 0.27 0.55 0.43 0.55 0.43 

Uniform Delay, d-. 51.0 52.3 42.7 42.7 13.8 32.2 23.1 24.2 

Progression Factor, PF 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.11 0.11 0.43 0.44 0.11 0.44 0.21 0.11 

Incremental Delay, d2 0.4 2.1 22.5 23.3 0.1 17.5 5.5 0.4 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Control Delay 51.4 54.5 65.2 66.0 13.8 49.7 28.6 24.6 

Lane Group LOS D D E E B D C C 

Approach Delay 53.8 65.6 48.2 25.7 

Approach LOS D E D C 

Intersection Delay 49.9 Xc = 0.88 Intersection LOS D 
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HCS+-DETAILED R E P O R T 
General Information Site Information 
Analyst MTA 

Agency or Co. Lancaster 

Date Performed 7/31/2006 

Time Period PM Peak Hour 

Intersection Mountainview & College 

Area Type All other areas 

Jurisdiction ODOT 

Analysis Year 2025 Background + Site Traffic 

Project ID Austin Properties 

Volume arid Timing Input 
EB WB NB SB 

LT TH 

1 

RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 1 

TH 

1 0 1 1 0 1 1 0 1 1 0 

Lane Group L TR L TR L TR L TR 

Volume, V (vph) 19 41 23 509 171 237 29 419 331 139 356 8 

% Heavy Vehic'es, %HV 3 3 3 1 1 1 2 \ 2 2 2 2 2 

Peak-Hour Factor PHf 0.95 0.95 0.95 0.95 0 95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 

Pretimed (P) or Actuated (A) A A A A A A A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 0 0 0 0 

Lane Width 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 3.2 

Phasing EB Only WB Only 03 04 Excl. Left NS Perm 07 08 

Timing 
G = 10.0 G = 32.0 G = 0.0 G = 0.0 G = 10.0 G = 52.0 G = 0.0 G = 0.0 

Timing 
Y = 4 Y - 4 Y = 0 Y = 0 Y =4 Y — 4 Y = 0 Y = 0 

Duration of Analysis, T = 0.25 Cycle Length, C = 120.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 
Adjusted Flow Rate, v 20 67 536 429 31 789 146 383 

Lane Group Capacity, c 146 146 477 458 460 754 210 805 

v/c Ratio, X 0.14 0.46 1.12 0.94 0.07 1.05 0.70 0.48 

Total Green Ratio, g/C 0.08 0.08 0.27 0.27 0.55 0.43 0.55 0.43 

Uniform Delay, d1 51 0 52.4 44.0 43.0 13.8 34.0 25.4 24.3 

Progression Factor, PF 1 000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.11 0.11 0.50 0.45 0.11 0.50 0.26 0.11 

Incremental Delay, d2 0.4 2.3 79.6 26.9 0.1 45.6 9.6 0.4 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Control Delay 51.4 54.7 123.6 69.9 13.9 79.6 35.0 24.7 

Lane Group LOS D D F E B E D C i 
Approach Delay 53 9 99.8 77.1 27.6 

Approach LOS D F E C 

Intersection Delay 74.4 X = 1.01 Intersection LOS E 
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HCS+~ D E T A I L E D R E P O R T 
General Information Site Information 
Analyst MTA 

Agency or Co. Lancaster 

Date Performed 7/31/2006 

Time Period PM Peak Hour 

Intersection Mountainviev: & College 

Area Type All other areas 

Jurisdiction ODOT 

Analysis Year 2025 BK + Site (Mitigated) 

Project ID Austin Properties 

Volume and Timing Input 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 1 1 0 1 1 0 1 1 1 1 1 0 

Lane Group L TR L TR L T R L TR 

Volume, V (vph) 19 41 23 509 171 237 29 419 331 139 356 8 

% Heavy Vehicles. %HV 3 3 3 1 1 1 2 2 2 2 2 2 

Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0 95 0.95 

Pretimed (P) or Actuated (A) A A A A A A A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 00 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 0 0 0 0 

Lane Width 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 0 0 ! 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 3.2 

Phasing EB Only WB Only 03 04 Excl. Left NS Perm 07 08 

Timing 
G = 12.0 G = 40.0 G = 0.0 G = 0.0 G = 12.0 G = 40.0 G = 0.0 G = 0.0 

Timing 
Y = 4 Y = 4 Y = 0 Y = 0 Y = 4 Y = 4 Y = 0 Y = 0 

Duration of Analysis, T = 0.25 Cycle Length, C = 120.0 

Lane Group Capacity. Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 
Adjusted Flow Rate, v 20 67 536 429 31 441 348 146 383 

Lane Group Capacity, c 175 175 596 572 363 621 528 319 619 

v/c Ratio, X 0.11 0.38 0.90 0.75 0.09 0.71 0.66 0.46 0.62 

Total Green Ratio, g/C 0.10 0.10 0.33 0.33 0.47 0.33 0.33 0.47 0.33 

Uniform Delay, d1 49.2 50.5 38.1 35.6 19.4 34.9 34.2 21.9 33.6 

Progression Factor, PF 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.11 0.11 0.42 0.31 0.11 0.27 0.23 0.11 0.20 

Incremental Delay, d2 0.3 1.4 16.6 5.5 0.1 3.8 3.0 1.0 1.9 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Control Delay 49.5 51.9 54.7 41.0 19.5 38.7 37.2 23.0 35.5 

Lane Group LOS D D D D B D D C D 

Approach Delay 51.4 48.6 37.3 32.0 

Approach LOS D D D C 

Intersection Delay 41.2 Xc = 0.76 Intersection LOS D 

Copyright © 2005 University of Florida, All Rights Reserved HCS+™ Version 5.2 Gen- •• .: • . PM 



T W O - W A Y S T O P C O N T R O L S U M M A R Y 

General Information Site Information 
Analyst MTA Intersection Mountainview & Villa 
Agency/Co. Lancaster Jurisdiction City of Newberg 
Date Performed 7/20/2006 Analysis Year Existing 
Analysis Time Period PM Peak Hour 

Project Description Austin Properties 
East/West Street: Mountainview Drive iNorth/South Street: Villa Road 
Intersection Orientation: East-West Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Eastbound Westbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 94 44 54 315 
Peak-Hour Factor, PHF 0.78 0.78 0.78 0.78 0.78 0.78 

Hourly Flow Rate, HFR (veh/h) 0 120 56 69 403 0 

Percent Heavy Vehicles 0 - - 0 -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 1 0 1 0 

Configuration T R LT 

Upstream Signal 0 0 

Minor Street Northbound Southbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 86 25 
Peak-Hour Factor, PHF 0.78 0.78 0.78 0.78 0.78 0.78 

Hourly Flow Rate, HFR (veh/h) 110 0 32 0 0 0 

Percent Heavy Vehicles 4 0 0 1 0 0 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 
RT Channelized 0 0 

Lanes 0 0 0 0 0 0 

Configuration LR 

Delay, Queue Length, and Level of Service 
Approach Eastbound Westbound Northbound Southbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LT LR 

v (veh/h) 69 142 

C (m) (veh/h) 1412 462 

v/c 0.05 0.31 

95% queue length 0.15 1.29 

Control Delay (s/veh) 7.7 16.2 

LOS A C 

Approach Delay (s/veh) - - 16.2 

Approach LOS - C 
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TWO-WAY STOP CONTROL SUMMARY 

General Information Site Information 
Analyst MTA 
Agency/Co. Lancaster 
Date Performed 7/20/2006 
Analysis Time Period PM Peak Hour 

Intersection Mountainview & Villa 
Jurisdiction City of Newberg 
Analysis Year 2013 Background 

Project Description Austin Properties 
East/West Street: Mountainview Drive North/South Street: Villa Road 
Intersection Orientation: East-West Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Eastbound Westbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 101 47 58 338 
Peak-Hour Factor, PHF 0.80 0.80 0.80 0.80 0.80 0.80 

Hourly Flow Rate, HFR (veh/h) 0 126 58 72 422 0 

Percent Heavy Vehicles 0 - - 0 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 1 0 1 0 

Configuration T R LT 

Upstream Signal 0 0 

Minor Street Northbound Southbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 92 27 
Peak-Hour Factor, PHF 0.80 0.80 0.80 0.80 0.80 0.80 

Hourly Flow Rate, HFR (veh/h) 114 0 33 0 0 0 

Percent Heavy Vehicles 4 0 0 1 0 0 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 0 0 0 0 0 0 

Configuration LR 

Delay, Queue Length, and Level of Service 
Approach Eastbound Westbound Northbound Southbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LT LR 

v (veh/h) 72 147 

C (m) (veh/h) 1403 444 

v/c 0.05 0.33 

95% queue length 0.16 1.43 

Control Delay (s/veh) 7.7 17.1 

LOS A C 

Approach Delay (s/veh) - - 17.1 

Approach LOS - C 
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T W O - W A Y S T O P C O N T R O L S U M M A R Y 

Genera l Information Site Informat ion 
Analyst MTA 
Agency/Co. Lancaster 
Date Performed 7/20/2006 
Analysis Time Period PM Peak Hour 

Intersection Mountainview & Villa 
Jurisdiction City of Newberg 
Analysis Year 2013 Background + Site Traffic 

Project Description Austin Properties 
East/West Street: Mountainview Drive North/South Street: Villa Road 
Intersection Orientation: East-West Study Period (hrs): 0.25 

Vehic le Volumes and Ad jus tments 
Major Street Eastbound Westbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 37 291 49 77 629 65 
Peak-Hour Factor, PHF 0.85 0.85 0.85 0.85 0.85 0.85 

Hourly Flow Rate, HFR (veh/h) 43 342 57 90 739 76 

Percent Heavy Vehicles 2 - - 2 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 1 0 1 0 

Configuration LT R LTR 

Upstream Signal 0 0 

Minor Street Northbound Southbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 107 36 44 27 15 18 
Peak-Hour Factor, PHF 0.85 0.85 0.85 0.85 0.85 0.85 

Hourly Flow Rate, HFR (veh/h) 125 42 51 31 17 21 

Percent Heavy Vehicles 4 4 4 2 2 2 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 0 1 0 1 1 0 

Configuration LTR L TR 

Delav. Queue Length and Level of Service 
Approach Eastbound Westbound Northbound Southbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LT LTR LTR L TR 

v (veh/h) 43 90 218 31 38 

C (m) (veh/h) 812 1160 109 59 177 

v/c 0.05 0.08 2.00 0.53 0.21 

95% queue length 0.17 0.25 18.13 2.08 0.78 

Control Delay (s/veh) 9.7 8.4 546.5 120.0 30.8 

LOS A A F F D 

Approach Delay (s/veh) - ~ 546.5 70.9 

Approach LOS F F 
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TRAFFIC SIGNAL WARRANT CALCULATIONS 
Major Street: Mountainview Drive Minor Street: Villa Road 

2013 Background + Site Trips 
Number of Lanes for Moving 

Traffic on Each Approach: 
WARRANT 1 

CONDITION A 
Major St. Minor St. 

1 

2 or more 
2 or more 
1 

1 

1 

2 or more 
2 or more 

1 

2 or more 
2 or more 
1 

Warrant Used 

CONDITION B 
1 

1 

2 or more 
2 or more 

ADT on Major St. 
(total of both approaches) 

100% 
Warrants 

8,850 
10,600 
10,600 
8,850 

70',: 
Warrants 

6,200 
7,400 
7,400 
6,200 

Note : A D T vo lumes assume 8th highest hour is 5 . 6 % of the daily vo lume 

X 

ADT on Minor St. 
(higher-volume approach) 

100% 
Warrants 

2,650 
2,650 
3,550 
3,550 

13,300 9,300 1,350 
15,900 11,100 1,350 
15,900 11,100 1,750 
13,300 9,300 1,750 

100 percent of standard warrants used 
70 percent of standard warrants used due to 85th percentile speed in excess 
of 40 mph or isolated community with population less than 10,000. 

70% 
Warrants 

1,850 
1,850 
2,500 
2,500 

950 
950 

1,250 
1,250 

Number of Approach Minimum Is Signal 
Lanes Volumes Volumes Warrant Met? 

Warrant 1 
Condition A : Minimum Vehicular Volume 

Major Street 
Minor Street* 

Condition B: Interruption of Continuous Traffic 
Major Street 
Minor Street* 

Combination Warrant 
Major Street 
Minor Street* 

Warrant 3: Peak Hour Warrant - PM Peak Hour 
Major Street 
Minor Street* 

11,480 
I,760 

II,480 
I,760 

II,480 
1,760 

1,148 
176 

8,850 
2,650 

13,300 
1,350 

10,640 
2,120 

160 

No 

No 

No 

Yes 
* Minor street right-turning iratiic volumes reduced by 25% 



HCS+DETAILED R E P O R T 
General Information \ Site Information 
Analyst MTA 

Agency or Co. Lancaster 

Date Performed 7/21/2006 

Time Period PM Peak Hour 

Intersection Mountainview/Villa 

Area Type Ai! other areas 

Jurisdiction City of Newberg 

Analysis Year 2013 BK + Site Mitigated 

Project ID Austin Property 

Volume and Timing Input 

EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 0 1 0 0 1 0 1 1 0 1 1 0 

Lane Group LTR LTR L TR L TR 

Volume, V (vph) 37 291 49 77 629 65 107 36 44 27 15 18 

% Heavy Vehicles, %HV 0 0 0 0 0 0 0 0 0 0 0 0 

Peak-Hour Factor, PHF 0.85 0.85 0.85 0.85 0.85 0.85 0.85 0.85 0.85 0.85 0.85 0.85 

Pretimed (P) or Actuated (A) A A A A A A A A A A A A 

Start-up Lost Time, H 2.0 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering i 1.000 1.000 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 0 0 0 0 

Lane Width 12.0 12.0 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, Nb 0 0 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 3.2 

Phasing EW Perm 02 03 04 NS Perm 06 07 08 

Timing 
G = 40.0 G = 0.0 G = 0.0 G = 0.0 G = 12.0 G = 0.0 G = 0.0 G = 0.0 

Timing 
Y = 4 Y = 0 Y = 0 Y = 0 Y = 4 Y = 0 Y = 0 Y = 0 

Duration of Analysis, T = 0.25 Cycle Length, C = 60.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Adjusted Flow Rate, v 444 907 126 94 32 39 

Lane Group Capacity, c 1099 1150 278 348 265 349 

v/c Ratio, X 0.40 0.79 0.45 0.27 0.12 0 11 

Total Green Ratio, g/C 0.67 0.67 0.20 , 0.20 0.20 0.20 

Uniform Delay, d-i 4.6 7.0 21.1 20.3 19.7 19.6 

Progression Factor, PF 1.000 1.000 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.11 0.34 0.11 0.11 0.11 0.11 

Incremental Delay, d2 0.2 3.8 1.2 0.4 0.2 0.1 

Initial Queue Delay, d3 0.0 0.0 0.0 0 0 0.0 0.0 

Control Delay 4.8 10.8 22.3 20.7 19.9 19.8 

Lane Group LOS A B C C B B 

Approach Delay 4.8 10.8 21.6 19.8 

Approach LOS A B C B 

Intersection Delay 11.0 Xc = 0.71 Intersection LOS B 
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T W O - W A Y STOP C O N T R O L S U M M A R Y 

Generat Information Site Informat ion 
Analyst MTA 
Agency/Co. Lancaster 
Date Performed 7/20/2006 
Analysis Time Period PM Peak Hour 

Intersection Mountainview & Villa 
Jurisdiction City of Newberg 
Analysis Year 2025 Background 

Project Description Austin Properties 
East/West Street: Mountainview Drive North/South Street: Villa Road 
Intersection Orientation: East-West Study Period (hrs): 0.25 

Vehic le Volumes and Adjustments 
Major Street Eastbound Westbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 10 455 85 100 510 25 
Peak-Hour Factor, PHF 0.91 0.91 0.91 0.91 0.91 0.91 

Hourly Flow Rate, HFR (veh/h) 10 499 93 109 560 27 

Percent Heavy Vehicles 2 - - 2 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 1 0 1 0 

Configuration LT R LTR 

Upstream Signal 0 0 

Minor Street Northbound Southbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 95 45 65 35 40 10 
Peak-Hour Factor, PHF 0.91 0.91 0.91 0.91 0.91 0.91 

Hourly Flow Rate, HFR (veh/h) 104 49 71 38 43 10 

Percent Heavy Vehicles 4 4 4 2 2 2 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 1 1 0 1 1 0 

Configuration L TR L TR 

Delay, Queue Lenqth. and Level of Service 

Approach Eastbound Westbound Northbound Southbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LT LTR L TR L TR 

v (veh/h) 10 109 104 120 38 53 

C (m) (veh/h) 988 984 78 234 61 135 

v/c 0.01 0.11 1.33 0.51 0.62 0.39 

95% queue length 0.03 0.37 8.08 2.66 2.60 1.67 

Control Delay (s/veh) 8.7 9.1 308.7 35.5 133.3 47.9 

LOS A A F E F E 

Approach Delay (s/veh) - - 162.4 83.6 

Approach LOS - - F F 
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TRAFFIC SIGNAL WARRANT CALCULATIONS 
Major Street: Mountainview Drive Minor Street: Zimri Drive 

2025 Background 
Number of Lanes for Moving 

Traffic on Each Approach: 
WARRANT 1 

CONDITION A 
Major St. Minor St. 

1 

2 or more 
2 or more 
1 

1 

1 

2 or more 
2 or more 

1 

2 or more 
2 or more 
1 

CONDITION B 
1 

1 

2 or more 
2 or more 

ADT on Major St. 
(total of both approaches) 

100% 
Warrants 

8,850 

70% 
Warrants 

6,200 

ADT on Minor St. 
(higher-volume approach) 

100% 
Warrants 

2,650 

Note: ADT volumes assume 8th highest hour is 5.6% of the daily volume 

Warrant Used 
X 100 percent of standard warrants used 

70 percent of standard warrants used due to 85th percentile speed in excess 
of 40 mph or isolated community with population less than 10,000. 

10,600 7,400 2.650 
10,600 7,400 3,550 
8,850 6,200 3,550 

13,300 9,300 1,350 
15.900 11,100 1,350 
15,900 11,100 1,750 
13,300 9,300 1,750 

70% 
Warrants 

1,850 
1,850 
2,500 
2,500 

950 
950 

1,250 
1,250 

Number of Approach Minimum Is Signal 
Lanes Volumes Volumes Warrant Met? 

Warrant 1 
Condition A: Minimum Vehicular Volume 

Major Street 
Minor Street* 

Condition B: Interruption of Continuous Traffic 
Major Street 
Minor Street* 

Combination Warrant 
Major Street 
Minor Street* 

Warrant 3: Peak Hour Warrant - PM Peak Hour 
Major Street 
Minor Street* 

11,850 
I,890 

II,850 
I,890 

II ,850 
1,890 

1,185 
189 

8,850 
2,650 

13,300 
1,350 

10,640 
2,120 

150 

No 

No 

No 

Yes 
* Minor street right-turning traffic volumes reduced by 25 % 



TWO-WAY STOP CONTROL SUMMARY 

General Information Site Information 
Analyst MTA Intersection Mountainview & Villa 
Agency/Co. Lancaster Jurisdiction City of Newberg 
Date Performed 7/20/2006 Analysis Year 2025 Background + Site Traffic 
Analysis Time Period PM Peak Hour 

Project Description Austin Properties 
East/West Street: Mountainview Drive North/South Street: Villa Road 
Intersection Orientation: East-West Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Eastbound Westbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 37 501 85 105 581 65 
Peak-Hour Factor, PHF 0.93 0.93 0.93 0.93 0.93 0.93 

Hourly Flow Rate, HFR (veh/h) 39 538 91 112 624 69 

Percent Heavy Vehicles 2 - - 2 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 1 0 1 0 

Configuration LT R LTR 

Upstream Signal 0 0 

Minor Street Northbound Southbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 99 54 69 42 44 14 
Peak-Hour Factor, PHF 0.93 0.93 0.93 0.93 0.93 0.93 

Hourly Flow Rate, HFR (veh/h) 106 58 74 45 47 15 

Percent Heavy Vehicles 4 4 4 2 2 2 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 1 1 0 1 1 0 

Configuration L TR L TR 

Delay, Queue Length, and Level of Service 
Approach Eastbound Westbound Northbound Southbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LT LTR L TR L TR 

v (veh/h) 39 112 106 132 45 62 

C (m) (veh/h) 902 953 41 163 28 101 

v/c 0.04 0.12 2.59 0.81 1.61 0.61 

95% queue length 0.14 0.40 11.56 5.36 5.31 2.97 

Control Delay (s/veh) 9.2 9.3 928.5 83.7 604.3 85.7 

LOS A A F F F F 

Approach Delay (s/veh) - - 459.9 303.8 

Approach LOS - -- F F 
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TRAFFIC SIGNAL WARRANT CALCULATIONS 
Major Street: Mountainview Drive Minor Street: Zimri Drive 

2025 Background + Site Trips 
Number of Lanes for Moving 

Traffic on Each Approach: 
WARRANT 1 

CONDITION A 
Major St. 

1 

2 or more 
2 or more 
1 

Minor St. 

1 

1 

2 or more 
2 or more 

1 

2 or more 
2 or more 
1 

CONDITION B 
1 

1 

2 or more 
2 or more 

ADT on Major St. 
(total of both approaches) 

100% 
Warrants 

8,850 

70% 
Warrants 

6,200 

ADT on Minor St. 
(higher-volume approach) 

100% 
Warrants 

2,650 

Note: ADT volumes assume 8th highest hour is 5.6% of the daily volume 

Warrant Used 
X 100 percent of standard warrants used 

70 percent of standard warrants used due to 85th percentile speed in excess 
of 40 mph or isolated community with population less than 10,000. 

7.400 2;, 650 
10,600 7,400 3,550 
8,850 6,200 3,550 

13,300 9,300 1,350 
15,900 11,100 1,350 
15,900 11,100 1,750 
13,300 9,300 1,750 

70% 
Warrants 

1,850 
1,850 
2,500 
2,500 

950 
950 

1,250 
1,250 

Number of Approach Minimum Is Signal 
Lanes Volumes Volumes Warrant Met? 

Warrant 1 
Condition A: Minimum Vehicular Volume 

Major Street 
Minor Street* 

Condition B: Interruption of Continuous Traffic 
Major Street 
Minor Street* 

Combination Warrant 
Major Street 
Minor Street* 

Warrant 3: Peak Hour Warrant - PM Peak Hour 
Major Street 
Minor Street* 

13,320 
2,050 

13,320 
2,050 

13,320 
2,050 

1,332 
205 

8,850 
2,650 

13,300 
1,350 

10,640 
2,120 

125 

No 

Yes 

No 

Yes 
* Minor street right-turning traffic volumes reduced by 25 % 



H C S + ™ D E T A I L E D R E P O R T 
General Information Site Information 
Analyst MTA 

Agency or Co. Lancaster 

Date Performed 7/21/2006 

Time Period PM Peak Hour 

I ntersection Mountainview/Villa 

Area Type All other areas 

Jurisdiction City of Newberg 

Analysis Year 2025 BK + Site Mitigated 

Project ID Austin Property 

Volume and Timing Input 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 0 1 0 0 1 0 1 1 0 1 1 0 

Lane Group LTR LTR L TR L TR 

Volume, V (vph) 37 501 85 105 581 65 99 54 69 42 44 14 

% Heavy Vehicles, %HV 0 0 0 0 0 0 0 0 0 0 0 0 

Peak-Hour Factor, PHF 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 

Pretimed (P) or Actuated (A) A A A A A A A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 0 0 0 0 

Lane Width 12.0 12.0 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 3.2 

Phasing EW Perm 02 03 04 NS Perm 06 07 08 

Timing 
G = 40.0 G = 0.0 G = 0.0 G = 0.0 [ G = 12.0 G = 0.0 G = 0.0 G = 0.0 

Timing 
Y = 4 Y = 0 Y = 0 Y = 0 Y = 4 Y = 0 Y = 0 Y = 0 

Duration of Analysis, T = 0.25 Cycle Length, C = 60.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 
Adjusted Flow Rate, v 670 808 106 132 45 62 

Lane Group Capacity, c 1162 1053 272 348 256 366 

v/c Ratio, X 0.58 0.77 0.39 0.38 0.18 0.17 

Total Green Ratio, g/C 0.67 0.67 0.20 0.20 0.20 0.20 

Uniform Delay, d! 5.4 6.8 20.8 20.8 19.9 19.9 

Progression Factor, PF 1.000 1.000 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.17 0.32 0.11 0.11 0.11 0.11 

Incremental Delay, d2 0.7 3.5 0.9 0.7 0.3 0.2 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 0.0 0.0 

Control Delay 6.1 10.3 21.7 21.5 20.2 20.1 

Lane Group LOS A B C C C C 

Approach Delay 6.1 10.3 21.6 20.2 

Approach LOS A B C C 

Intersection Delay 10.8 Xc = 0.68 Intersection LOS B 
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TWO-WAY STOP CONTROL SUMMARY 

General Information Site Information 
Analyst C Sumrain 
Agency/Co. Lancaster 
Date Performed 7/20/2006 
Analysis Time Period PM Peak 

I nte rsecti on Mountainvie w/Aspen 
Jurisdiction Newberg 
Analysis Year Existing (2006) 

Project Description Austin Property 
East/West Street: Mountainview Drive North/South Street: Aspen Way 
Intersection Orientation: East-West Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Eastbound Westbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 46 96 3 121 
Peak-Hour Factor, PHF 0.91 0.91 0.91 0.91 0.91 0.91 

Hourly Flow Rate, HFR (veh/h) 0 50 105 3 132 0 

Percent Heavy Vehicles 0 - - 2 -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration TR LT 

Upstream Signal 0 0 

Minor Street Northbound Southbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 147 7 
Peak-Hour Factor, PHF 0.91 0.91 0.91 0.91 0.91 0.91 

Hourly Flow Rate, HFR (veh/h) 161 0 7 0 0 0 

Percent Heavy Vehicles 1 0 1 0 0 0 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 0 0 0 0 0 0 

Configuration LR 

Delay, Queue Length, and Level of Service 
Approach Eastbound Westbound Northbound Southbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LT LR 

v (veh/h) 3 168 

C (m) (veh/h) 1425 755 

v/c 0.00 0.22 

95% queue length 0.01 0.85 

Control Delay (s/veh) 7.5 11.1 

LOS A B 

Approach Delay (s/veh) - 11.1 

Approach LOS - B 
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T W O - W A Y S T O P C O N T R O L S U M M A R Y 

General Information Site Information 
Analyst C Sumrain 
Agency/Co. Lancaster 
Date Performed 7/20/2006 
Analysis Time Period PM Peak 

Intersection Mountainview/Aspen 
Jurisdiction Newberg 
Analysis Year Background (2013) 

Project Description Austin Property 
East/West Street: Mountainview Drive North/South Street: Aspen Way 
Intersection Orientation: East-West Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Eastbound Westbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 49 103 3 130 
Peak-Hour Factor, PHF 0.91 0.91 0.91 0.91 0.91 0.91 

Hourly Flow Rate, HFR (veh/h) 0 53 113 3 142 0 

Percent Heavy Vehicles 0 - - 2 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration TR LT 

Upstream Signal 0 0 

Minor Street Northbound Southbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 158 7 
Peak-Hour Factor, PHF 0.91 0.91 0.91 0.91 0.91 0.91 

Hourly Flow Rate, HFR (veh/h) 173 0 7 0 0 0 

Percent Heavy Vehicles 1 0 1 0 0 0 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 0 0 0 0 0 0 

Configuration LR 

Delay, Queue Length, and Level of Service 
Approach Eastbound Westbound Northbound Southbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LT LR 

v(veh/h) 3 180 

C (m) (veh/h) 1412 738 

v/c 0.00 0.24 

95% queue length 0.01 0.95 

Control Delay (s/veh) 7.6 11.4 

LOS A B 

Approach Delay (s/veh) - - 11.4 

Approach LOS - - B 
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TWO-WAY STOP CONTROL SUMMARY 

General Information Site Information 
Analyst C Sumrain Intersection Mountainview/Aspen 
Agency/Co. Lancaster Jurisdiction Newberg 
Date Performed 7/20/2006 Analysis Year Background + Site (2013) 
Analysis Time Period PM Peak 

Project Description Austin Property 
East/West Street: Mountainview Drive North/South Street: Aspen Way 
Intersection Orientation: East-West Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Eastbound Westbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 17 315 25 46 537 131 
Peak-Hour Factor, PHF 0.93 0.93 0.93 0.93 0.93 0.93 

Hourly Flow Rate, HFR (veh/h) 18 338 26 49 577 140 

Percent Heavy Vehicles 2 - - 2 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration LTR LTR 

Upstream Signal 0 0 

Minor Street Northbound Southbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 118 30 314 62 6 5 
Peak-Hour Factor, PHF 0.93 0.93 0.93 0.93 0.93 0.93 

Hourly Flow Rate, HFR (veh/h) 126 32 337 66 6 5 

Percent Heavy Vehicles 2 2 2 2 2 2 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration LTR LTR 

Delay, Queue Length, and Level of Service 
Approach Eastbound Westbound Northbound Southbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LTR LTR LTR LTR 

v (veh/h) 18 49 495 77 

C (m) (veh/h) 884 1195 338 61 

v/c 0.02 0.04 1.46 1.26 

95% queue length 0.06 0.13 26.60 6.47 

Control Delay (s/veh) 9.2 8.1 254.1 315.4 

LOS A A F F 

Approach Delay (s/veh) - - 254.1 315.4 

Approach LOS - F F 
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TRAFFIC SIGNAL WARRANT CALCULATIONS 
Major Street: Mountainview Drive Minor Street: Zimri Drive 

2013 Background + Site Trips 
Number of Lanes for Moving 

Traffic on Each Approach: 
WARRANT 1 

CONDITION A 
Major St. Minor St. 

1 

2 or more 
2 or more 
1 

1 

1 

2 or more 
2 or more 

1 

2 or more 
2 or more 
1 

CONDITION B 
1 

1 

2 or more 
2 or more 

ADT on Major St. 
(total of both approaches) 

100% 
Warrants 

8,850 
10,600 
10,600 
8,850 

70% 
Warrants 

6,200 
7,400 
7,400 
6,200 

ADT on Minor St. 
(higher-volume approach) 

100% 
Warrants 

2,650 
2,650 
3,550 
3,550 

Note: ADT volumes assume 8th highest hour is 5.6% of the daily volume 

Warrant Used 
X 100 percent of standard warrants used 

70 percent of standard warrants used due to 85th percentile speed in excess 
of 40 mph or isolated community with population less than 10,000. 

70% 
Warrants 

1,850 
1,850 
2,500 
2,500 

13,300 9,300 1,350 950 
15,900 11,100 1,350 950 
15,900 11,100 1,750 1,250 
13,300 9,300 1,750 1,250 

Warrant 1 
Condition A : Minimum Vehicular Volume 

Major Street 
Minor Street* 

Condition B: Interruption of Continuous Traffic 
Major Street 
Minor Street* 

Combination Warrant 
Major Street 
Minor Street* 

Warrant 3: Peak Hour Warrant 
Major Street 
Minor Street* 

PM Peak Hour 

Number of Approach Minimum Is Signal 
Lanes Volumes Volumes Warrant Met? 

10,710 
3,840 

10,710 
3,840 

10,710 
3,840 

1,071 
384 

8,850 
2,650 

13,300 
1,350 

10,640 
2,120 

178 

Yes 

No 

Yes 

Yes 
* Minor street right-turning traffic volumes reduced by 25 % 



HCS+™ DETAILED REPORT 
General Information Site Information 
Analyst MTA 

Agency or Co. Lancaster 

Date Performed 7/20/2006 

Time Period PM Peak Hour 

ntersection Mountainview&Aspen 

Area Type All other areas 

Jurisdiction City of Newberg 

Analysis Year 2013 BK + Site Mitigated 

Project ID Austin Properties 

Volume and Timing Input 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 0 1 0 0 1 0 0 1 0 0 1 0 

Lane Group LTR LTR LTR LTR 

Volume, V (vph) 17 315 25 46 537 131 118 30 314 62 6 5 

% Heavy Vehicles, %HV 2 2 2 2 2 2 2 2 2 2 2 2 

Peak-Hour Factor, PHF 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 

Pretimed (P) or Actuated (A) A A A A A A A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 0 0 0 0 

Lane Width 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 3.2 

Phasing EW Perm 02 03 04 NS Perm 06 07 08 

Timing 
G = 36.0 G = 0.0 G = 0.0 G = 0.0 G = 26.0 G = 0.0 G = 0.0 G = 0.0 

Timing 
Y = 4 Y = 0 Y = 0 Y = 0 Y = 4 Y = 0 Y = 0 Y = 0 

Duration of Analysis, T = 0.25 Cycle Length, C = 70.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Adjusted Flow Rate, v 384 767 497 78 

Lane Group Capacity, c 911 894 562 389 

v/c Ratio, X 0.42 0.86 0.88 0.20 

Total Green Ratio, g/C 0.51 0.51 0.37 0.37 

Uniform Delay, d., 10.5 14.8 20.6 14.9 

Progression Factor, PF 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.11 0.39 0.41 0.11 

Incremental Delay, d2 0.3 8.4 15.5 0.3 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 

Control Delay 10.9 23.1 36.1 15.2 

Lane Group LOS B C D B 

Approach Delay 10.9 23.1 36.1 15.2 

Approach LOS B C D B 

Intersection Delay 23.8 Xc - 0.87 Intersection LOS C 
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TWO-WAY STOP CONTROL SUMMARY 

General Information Site Information 
Analyst MTA 
Agency/Co. Lancaster 
Date Performed 7/31/2006 
Analysis Time Period PM Peak 

Intersection Mountainview/Aspen 
Jurisdiction Newberg 
Analysis Year 2025 Background 

Project Description Austin Property 
East/West Street: Mountainviev; Dnve North/South Street: Aspen Way 
Intersection Orientation: Bast-West Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Eastbound Westbound 
Movement 1 2 3 4 5 6 

L T R L T R 

Volume (veh/h) 16 185 127 37 340 111 

Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 

Hourly Flow Rate, HFR (veh/h) 16 194 133 38 357 116 

Percent Heavy Vehicles 2 - - 2 -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration LTR LTR 

Upstream Signal 0 0 

Minor Street Northbound Southbound 
Movement 7 8 9 10 11 12 

L T R L T R 

Volume (veh/h) 260 23 240 50 5 6 
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 

Hourly Flow Rate, HFR (veh/h) 273 24 252 52 5 6 

Percent Heavy Vehicles 2 2 2 2 \ 2 2 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration LTR LTR 

Delay, Queue Length, and Level of Service 
Approach Eastbound Westbound Northbound Southbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LTR LTR LTR LTR 

v (veh/h) 16 38 549 63 

C (m) (veh/h) 1089 1233 405 171 

v/c 0.01 0.03 1.36 0.37 

95% queue length 0.04 0.10 25.94 1.57 

Control Delay (s/veh) 8.4 8.0 202.6 37.8 

LOS A A F E 

Approach Delay (s/veh) - ~ 202.6 37.8 

Approach LOS - F E 
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T W O - W A Y STOP C O N T R O L S U M M A R Y 

Genera l Information Site Information 
Analyst MTA Intersection Mountainview/Aspen 
Agency/Co. Lancaster Jurisdiction New berg 
Date Performed 7/31/2006 Analysis Year 2025 Background + Site Traffic 
Analysis Time Period PM Peak 

Project Description Austin Property 
East/West Street: Mountainview Drive North/South Street: Aspen Way 
Intersection Orientation: East-West Study Period (hrs): 0.25 

Vehic le Volumes and Adjustments 
Major Street Eastbound Westbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 18 228 131 47 405 135 
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 

Hourly Flow Rate, HFR (veh/h) 18 240 137 49 426 142 

Percent Heavy Vehicles 2 - - 2 -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration LTR LTR 

Upstream Signal 0 o 

Minor Street Northbound Southbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 286 30 314 63 6 6 
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 
Hourly Flow Rate, HFR (veh/h) 301 31 330 66 6 6 

Percent Heavy Vehicles 2 2 2 2 2 2 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 
RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration LTR LTR 

Delay, Queue Length, and Level of Service 
Approach Eastbound Westbound Northbound Southbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LTR LTR LTR LTR 

v (veh/h) 18 49 662 78 

C (m) (veh/h) 1004 1181 337 95 

v/c 0.02 0.04 1.96 0.82 

95% queue length 0.05 0.13 46.02 4.45 

Control Delay (s/veh) 8.7 8.2 470.4 127.6 

LOS A A F F 

Approach Delay (s/veh) - - 470.4 127.6 

Approach LOS - - F F 
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HCS+™ DETAILED REPORT 
General Information Site Information 
Analyst MTA Intersection Mountainview&Aspen 
Agency or Co. Lancaster Area Type AH other areas 

Date Performed 7/31/2006 Jurisdiction City of Newberg 

Time Period PM Peak Hour Analysis Year 2025 BK + Site Mitigated 

Project ID Austin Properties 

Volume and Timing Input 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 0 1 0 0 1 0 0 1 0 0 1 0 

Lane Group LTR LTR LTR LTR 

Volume, V (vph) 18 228 131 47 405 135 286 30 314 63 6 6 

% Heavy Vehicles, %HV 2 2 2 2 2 2 2 2 2 2 2 2 

Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 

Pretimed (P) or Actuated (A) A A A A A A A A A A A A 

Start-up Lost Time. H 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 

Initial Ui.met Demand, Qb 0.0 0.0 0.0 0.0 

Ped / Bike 1 RTOR Volumes 0 0 0 0 0 0 0 0 0 0 0 0 

Lane Width 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, N B 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 3.2 

Phasing EW Perm 02 03 04 NS Perm 06 07 08 

Timing 
G = 36.0 G = 0.0 G = 0.0 G = 0.0 G = 46.0 G = 0.0 G = 0.0 G = 0.0 

Y = Y = 0 Y = 0 Y = 0 Y = 4 Y = 0 Y = 0 Y = 0 

Duration of Analysis, T = 0.25 Cycle Length, C = 90.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 
Adjusted Flow Rate, v 397 617 664 78 

Lane Group Capacity, c 687 683 725 531 

v/c Ratio, X 0.58 0.90 0.92 0.15 

Total Green Ratio, g/C 0.40 0.40 0.51 0.51 

Uniform Delay, dì 21.1 25.4 20.2 11.6 

Progression Factor, PF 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.17 0.42 0.43 0.11 

Incremental Delay, d2 1.2 15.4 16.4 0.1 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 

Control Delay 22.3 40.8 36.6 11.8 

Lane Group LOS C D D B 

Approach Delay 22.3 40.8 36.6 11.8 

Approach LOS C D D B 

Intersection Delay 33.7 Xc = 0.91 intersection LOS C 
Copyright © 2005 University of Florida, All Rights Reserved HCS+™ Version 5.2 Generated: 7/31/2006 4:17 PM 



TWO-WAY STOP CONTROL SUMMARY 

General Information Site Information 
Analyst MTA 
Agency/Co. Lancaster 
Date Performed 7/20/2006 
Analysis Time Period PM Peak Hour 

Intersection Mountamview&Zimri 
Jurisdiction City of Newberg 
Analysis Year Existing 

Project Description Austin Property 
East/West Street: Mountainview Drive North/South Street: Zimri Drive 
Intersection Orientation: East-West Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Eastbound Westbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 8 54 119 60 
Peak-Hour Factor, PHF 0.84 0.84 0.84 0.84 0.84 0.84 

Hourly Flow Rate, HFR (veh/h) 9 64 0 0 141 71 

Percent Heavy Vehicles 3 - - 0 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration LT TR 

Upstream Signal 0 0 

Minor Street Northbound Southbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 42 15 
Peak-Hour Factor, PHF 0.84 0.84 0.84 0.84 0.84 0.84 

Hourly Flow Rate, HFR (veh/h) 0 0 0 50 0 17 

Percent Heavy Vehicles 0 0 0 0 0 0 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 0 0 0 0 0 0 

Configuration LR 

Delay, Queue Length, and Level of Service 
Approach Eastbound Westbound Northbound Southbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LT LR 

v(veh/h) 9 67 

C (m) (veh/h) 1352 761 

v/c 0,01 0.09 

95% queue length 0.02 0.29 

Control Delay (s/veh) 7.7 10.2 

LOS A B 

Approach Delay (s/veh) - - 10.2 

Approach LOS - - B 
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TWO-WAY STOP CONTROL SUMMARY 

General Information Site Information 
Analyst MTA 
Agency/Co. Lancaster 
Date Performed 7/20/2006 
Analysis Time Period PM Peak Hour 

Intersection Mountainview&Zimri 
Jurisdiction City of Newberg 
Analysis Year 2013 Background 

Project Description Austin Property 
East/West Street: Mountainview Drive North/South Street: Zimri Drive 
Intersection Orientation: East-West Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Eastbound Westbound 
Movement 1 2 3 4 5 6 

L T R L T R 

Volume (veh/h) 9 58 128 64 
Peak-Hour Factor, PHF 0.85 0.85 0.85 0.85 0.85 0.85 

Hourly Flow Rate, HFR (veh/h) 10 68 0 0 150 75 

Percent Heavy Vehicles 3 - - 0 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration LT TR 

Upstream Signal 0 0 

Minor Street Northbound Southbound 
Movement 7 8 9 10 11 12 

L T R L T R 

Volume (veh/h) 45 16 
Peak-Hour Factor, PHF 0.85 0.85 0.85 0.85 0.85 0.85 

Hourly Flow Rate, HFR (veh/h) 0 0 0 52 0 18 

Percent Heavy Vehicles 0 0 0 0 0 0 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 0 0 0 0 0 0 

Configuration LR 

Delay, Queue Length, and Level of Service 
Approach Eastbound Westbound Northbound Southbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LT LR 

v(veh/h) 10 70 

C (m) (veh/h) 1338 746 

v/c 0,01 0.09 

95% queue length 0.02 0.31 

Control Delay (s/veh) 7.7 10.3 

LOS A B 

Approach Delay (s/veh) - 10.3 

Approach LOS - B 
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TRAFFIC SIGNAL WARRANT CALCULATIONS 
Major Street: Mountainview Drive Minor Street: Zimri Drive 

2013 Background + Site Trips 
Number of Lanes for Moving 

Traffic on Each Approach: 
WARRANT 1 

CONDIT ION A 
Major St. Minor St. 

1 

2 or more 
2 or more 
1 

1 

1 

2 or more 
2 or more 

CONDITION B 
1 

2 or more 
2 or more 
1 

Warrant Used 
X 

1 

1 

2 or more 
2 or more 

ADT on Major St. 
(total of both approaches) 

ADT on Minor St. 
(higher-volume approach) 

100% 70% 100% 70% 
Warrants Warrants Warrants Warrants 

8,850 6,200 2,650 1,850 
10,600 7,400 2,650 1,850 
10,600 7,400 3,550 2,500 
8,850 6,200 3,550 2,500 

13,300 9,300 1,350 
15,900 11,100 1,350 
15,900 11,100 1,750 
13,300 9,300 1,750 

Note: ADT volumes assume 8tli highest hour is 5.(>'..' of the daily volume 

100 percent of standard warrants used 
70 percent of standard warrants used due to 85th percentile speed in excess 
of 40 mph or isolated community with population less than 10,000. 

950 
950 

1,250 
1,250 

Warrant 1 
Condition A : Minimum Vehicular Volume 

Major Street 
Minor Street* 

Condition B: Interruption of Continuous Traffic 
Major Street 
Minor Street* 

Combination Warrant 
Major Street 
Minor Street* 

Warrant 3: Peak Hour Warrant 
Major Street 
Minor Street* 

PM Peak Hour 

Number of 
Lanes 

Approach 
Volumes 

15,150 
970 

15,150 
970 

15,150 
970 

1,515 
97 

Minimum Is Signal 
Volumes Warrant Met? 

8,850 
2,650 

13,300 
1,350 

10,640 
2,120 

100 

No 

No 

No 

No 
* Minor street right-turning traffic volumes reduced by 25 % 



TWO-WAY STOP CONTROL SUMMARY 

General Information Site Information 
Analyst MTA 
Agency/Co. Lancaster 
Date Performed 7/20/2006 
Analysis Time Period PM Peak Hour 

Intersection Mountainview&Zimri 
Jurisdiction City of Nev/berg 
Analysis Year 2013 Background + Site Traffic 

Project Description Austin Property 
East/West Street: Mountainview Drive North/South Street: Zimri Drive 
Intersection Orientation: East-West Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Eastbound Westbound 
Movement 1 2 3 4 5 6 

L T 
— 

R L T R 
Volume (veh/h) 29 715 

— 
659 112 

Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 

Hourly Flow Rate, HFR (veh/h) 30 752 0 0 693 117 

Percent Heavy Vehicles 3 - - 0 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration LT TR 

Upstream Signal 0 0 

Minor Street Northbound Southbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 77 26 
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 

Hourly Flow Rate, HFR (veh/h) 0 0 0 81 0 27 

Percent Heavy Vehicles 0 0 0 1 0 1 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 0 0 0 1 0 1 

Configuration L R 

Delay, Queue Length, and L^vel of Service 
Approach Eastbound Westbound Northbound Southbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LT L R 

v (veh/h) 30 81 27 

C (m) (veh/h) 811 118 412 

v/c 0.04 0.69 0.07 

95% queue length 0.12 3.66 0.21 

Control Delay (s/veh) 9.6 85.0 14.3 

LOS A F B 

Approach Delay (s/veh) - 67.3 

Approach LOS - F 
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TRAFFIC SIGNAL WARRANT CALCULATIONS 
Major Street: Mountainview Drive Minor Street: Zimri Drive 

2025 Background 
Number of Lanes for Moving 

Traffic on Each Approach: 
WARRANT 1 

CONDITION A 
Major St. Minor St. 

1 

2 or more 
2 or more 
1 

1 

1 

2 or more 
2 or more 

1 

CONDI I ION B 
1 

2 or more 
2 or more 
1 

Warrant Used 

2 or more 
2 or more 

ADT on Major St. 
(total of both approaches) 

100% 
Warrants 

8,850 

70% 
Warrants 

6,200 

ADT on Minor St. 
(higher-volume approach) 

100% 
Warrants 

2,650 

Nine: ADT volumes nssume 8th highest hour is 5.6% of the daily volume 

X 100 percent of standard warrants used 
70 percent of standard warrants used due to 85th percentile speed in excess 
of 40 mph or isolated community with population less than 10,000. 

10,600 7,400 2.650 
10,600 7,400 3,550 
8,850 6,200 3,550 

13,300 9,300 1,350 
15,900 11,100 i .350 
15,900 11,100 1,750 
13,300 9,300 1,750 

70% 
Warrants 

1,850 
1,850 
2,500 
2,500 

950 
950 

1,250 
1,250 

Number of 
Lanes 

Warrant I 
Condition A: Minimum Vehicular Volume 

Major Street 
Minor Street* 

Condition B: Interruption of Continuous Traffic 
Major Street 
Minor Street* 

Combination Warrant 
Major Street 
Minor Street* 

Warrant 3: Peak Hour Warrant 
Major Street 
Minor Street* 

PM Peak Hour 

Approach 
Volumes 

13,640 
950 

13,640 
950 

13,640 
950 

1,364 
95 

Minimum Is Signal 
Volumes Warrant Met? 

8,850 
2,650 

13,300 
1,350 

10,640 
2,120 

122 

No 

No 

No 

No 
* Minor street right-turning traffic volumes reduced by 25 % 



TWO-WAY STOP CONTROL SUMMARY 

General Information Site Information 
Analyst M TA 
Agency/Co. Lancaster 
Date Performed 7/31/2006 
Analysis Time Period PM Peak Hour 

Intersection Mountainviev.&Zimri 
Jurisdiction City of Newberg 
Analysis Year 2025 Background 

Project Description Austin Property 
East/West Street: Mountainview Drive North/South Street: Zimri Drive 
Intersection Orientation: East-West Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Eastbound Westbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 25 615 616 108 
Peak-Hour Factor, PHF 0.92 0.92 0.92 0.92 0.92 0.92 

Hourly Flow Rate, HFR (veh/h) 27 668 0 0 669 117 

Percent Heavy Vehicles 3 - - 0 -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration LT TR 

Upstream Signal 0 0 

Minor Street Northbound Southbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 75 26 
Peak-Hour Factor, PHF 0.92 0.92 0.92 0.92 0.92 0.92 

Hourly Flow Rate, HFR (veh/h) 0 0 0 81 0 28 

Percent Heavy Vehicles 0 0 0 0 0 0 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 0 0 0 0 0 0 

Configuration LR 

Delay, Queue Length, and Level of Service 
Approach Eastbound Westbound Northbound Southbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LT LR 

v (veh/h) 27 109 

C (m) (veh/h) 828 170 

v/c 0.03 0.64 

95% queue length 0.10 3.63 

Control Delay (s/veh) 9.5 57.8 

LOS A F 

Approach Delay (s/veh) - - 57.8 

Approach LOS - - F 

Copyright©2005 University .1 : •..••.!. ì HCS+™ Version 5.2 Gìivwa»d: 7/31/2006 4:57 PM 



TRAFFIC SIGNAL WARRANT CALCULATIONS 
Major Street: Mountainview Drive Minor Street: Zimri Drive 

2025 Background + Site 
Number of Lanes for Moving 

Traffic on Each Approach: 
WARRANT 1 

CONDITION A 
Major St. 

1 

2 or more 
2 or more 
1 

Minor St. 

1 

1 

2 or more 
2 or more 

CONDITION B 
1 

2 or more 
2 or more 
1 

Warrant Used 
X 

1 

1 

2 or more 
2 or more 

ADT on Major St. 
(total of both approaches) 

100% 
Warrants 

8,850 

70% 
Warrants 

6,200 

ADT on Minor St. 
(higher-volume approach) 

100% 
Warrants 

2,650 

Note: ADT volumes assume 8th highest hour is 5.6% of the daily volume 

100 percent of standard warrants used 
70 percent of standard warrants used due to 85th percentile speed in excess 
of 40 mph or isolated community with population less than 10,000. 

10,600 7,400 2,650 
10,600 7,400 3,550 
8,850 6,200 3,550 

13,300 9,300 1,350 
15,900 11,100 1,350 
15,900 11,100 1,750 
13,300 9,300 1,750 

70% 
Warrants 

1,850 
1,850 
2,500 
2,500 

950 
950 

1,250 
1,250 

Number of 
Lanes 

Warrant I 
Condition A : Minimum Vehicular Volume 

Major Street 
Minor Street* 

Condition B: Interruption of Continuous Traffic 
Major Street 
Minor Street* 

Combination Warrant 
Major Street 
Minor Street* 

Warrant 3: Peak Hour Warrant - PM Peak Hour 
Major Street 
Minor Street* 

Approach 
Volumes 

15,890 
1,040 

15,890 
1,040 

15,890 
1,040 

1,589 
104 

Minimum Is Signal 
Volumes Warrant Met? 

8,850 
2,650 

13,300 
1,350 

10,640 
2,120 

100 

No 

No 

No 

Yes 
* Minor street right-turning traffic volumes reduced by 25 % 



TWO-WAY STOP CONTROL SUMMARY 

General Information Site Information 
Analyst MTA 
Agency/Co, Lancaster 
Date Performed 7/31/2006 
Analysis Time Period PM Peak Hour 

I ntersection Mountainview&Zimri 
Jurisdiction City of Newberg 
Analysis Year 2025 Background + Site Traffic 

Project Description Austin Property 
East/West Street: Mountainview Drive North/South Street: Zimri Drive 
Intersection Orientation: East-West Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Eastbound Westbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 30 740 699 120 
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 095 

Hourly Flow Rate, HFR (veh/h) 31 778 0 0 735 126 

Percent Heavy Vehicles 3 - - 0 -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration LT TR 

Upstream Signal 0 0 

Minor Street Northbound Southbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 83 28 
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 

Hourly Flow Rate, HFR (veh/h) 0 0 0 87 0 29 

Percent Heavy Vehicles 0 0 0 0 0 0 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 0 0 0 0 0 0 

Configuration LR 

Delay, Queue Length, and Level of Service 
Approach Eastbound Westbound Northbound Southbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LT LR 

v(veh/h) 31 116 

C (m) (veh/h) 776 132 

v/c 0.04 0.88 

95% queue length 0.12 5.67 

Control Delay (s/veh) 9.8 112.4 

LOS A F 

Approach Delay (s/veh) - - 112.4 

Approach LOS - - - F 
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HCS+- DETAILED REPORT 
General Information 
Analyst MTA 

Agency or Co. Lancaster 

Date Performed 7/31/2006 

Time Period PM Peak Hour 

Site Information 
Intersection 

Area Type 

Jurisdiction 

Analysis Year 

Project ID 

Zimri&Mountainview 

All other areas 

City of Newberg 

2025 BK + Site (Mitigated) 

Austin Property 

Volume and Timing Input 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 0 1 1 0 0 0 

Lane Group LT TR LR 

Volume, V (vph) 30 740 699 120 83 28 

% Heavy Vehicles, %HV 0 0 0 0 0 0 

Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 

Pretimed (P) or Actuated (A) A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 

Ped / B ike/RTOR Volumes 0 0 0 0 0 0 0 0 

Lane Width 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, Nb 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 

Phasing EW Perm 02 03 04 SB Only 06 07 08 

Timing 
G = 37.0 0.0 G = 0.0 G = 0.0 G = 15.0 G = 0.0 G = 0.0 G = 0.0 

Y = 4 Y = 0 Y = 0 Y = 0 Y = 4 Y = 0 Y = 0 Y = 0 

Duration of Analysis, T = 0.25 Cycle Length, C = 60.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 
Adjusted Flow Rate, v 811 862 116 

Lane Group Capacity, c 1119 1149 443 

v/c Ratio, X 0.72 0.75 0.26 

Total Green Ratio, g/C 0.62 0.62 0.25 

Uniform Delay. d1 8.0 8.2 18.1 

Progression Factor, PF 1.000 1.000 1.000 

Delay Calibration, k 0.29 0.31 0.11 

Incremental Delay, d2 2.4 2.8 0.3 

Initial Queue Delay, d3 0.0 0.0 0.0 

Control Delay 10.3 11.0 18.4 

Lane Group LOS B B B 

Approach Delay 10.3 11.0 18.4 

Approach LOS B B B 

Intersection Delay 11.2 Xc = 0.61 Intersection LOS B 
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TWO-WAY STOP CONTROL SUMMARY 

General Information Site Information 
Analyst C Sumrain 
Agency/Co. Lancaster 
Date Performed 7/20/2006 
Analysis Time Period PM Peak 

Intersection Crestview/Springbrook 
Jurisdiction Newberg 
Analysis Year Existing (2006) 

Project Description Austin Property 
East/West Street: Crestview Drive North/South Street: Springbrook Road 
Intersection Orientation: North-South Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Northbound Southbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 148 240 7 2 112 1 
Peak-Hour Factor, PHF 0.93 0.93 0.93 0.93 0.93 0.93 

Hourly Flow Rate, HFR (veh/h) 159 258 7 2 120 1 

Percent Heavy Vehicles 4 - - 0 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration LTR LTR 

Upstream Signal 0 0 

Minor Street Eastbound Westbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 0 4 133 6 0 3 
Peak-Hour Factor, PHF 0.93 0.93 0.93 0 93 0.93 0.93 

Hourly Flow Rate, HFR (veh/h) 0 4 143 6 0 3 

Percent Heavy Vehicles 0 0 2 67 0 0 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration LTR LTR 

Delay, Queue Length, and Level of Service 
Dund Approach Northbound Southbound Westb Dund Eastbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LTR LTR LTR LTR 

v (veh/h) 159 2 9 147 

C (m) (veh/h) 1454 1311 249 884 

v/c 0.11 0.00 0.04 0.17 

95% queue length 0.37 0.00 0.11 0.59 

Control Delay (s/veh) 7.8 7.8 20.0 9.9 

LOS A A C A 

Approach Delay (s/veh) - - 20.0 9.9 

Approach LOS - C A 
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TWO-WAY STOP CONTROL SUMMARY 

General Information Site Information 
Analyst C Sumrain 
Agency/Co. Lancaster 
Date Performed 7/20/2006 
Analysis Time Period PM Peak 

I ntersection Crestview/Springbrook 
Jurisdiction Newberg 
Analysis Year Background (2013) 

Project Description Austin Property 
East/West Street: Crestview Drive North/South Street: Springbrook Road 
Intersection Orientation: North-South Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Northbound Southbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 159 257 8 2 120 1 
Peak-Hour Factor, PHF 0.93 0.93 0.93 0.93 0.93 0.93 

Hourly Flow Rate, HFR (veh/h) 170 276 8 2 129 1 

Percent Heavy Vehicles 4 - - 0 -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration LTR LTR 

Upstream Signal 0 0 

Minor Street Eastbound Westbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 0 4 143 6 0 3 
Peak-Hour Factor, PHF 0.93 0.93 0.93 0.93 0.93 0.93 

Hourly Flow Rate, HFR (veh/h) 0 4 153 6 0 3 

Percent Heavy Vehicles 0 0 2 67 0 0 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 
RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration LTR LTR 

Delay, Queue Length, and Level of Service 
Approach Northbound Southbound Westbound Eastbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LTR LTR LTR LTR 

v (veh/h) 170 2 9 157 

C (m) (veh/h) 1443 1290 223 872 

v/c 0.12 0.00 0.04 0.18 

95% queue length 0.40 0.00 0.13 0.65 

Control Delay (s/veh) 7.8 7.8 21.8 10.0 

LOS A A C B 

Approach Delay (s/veh) - - 21.8 10.0 

Approach LOS - C B 
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Sirigle-larie roundabout 
Analyst: 
Project: 

Intersection: 
Scenario: 

Time Period: 
Date: 

MTA 
Austin Property 
Springbrook & Mountainview 
2013 Background + Site 
PM Peak Hour 

8/2/2006 

RT TH LT U-turn 
34 

U-turn 

LT 

TH 

RT 

0 
77 
96 

141 

401 236 

Traffic volumes 

PHF 0.92 

339 RT 

53 TH 

88 LT 

33 U-turn 
80 465 60 

U-turn LT TH RT 

Analysis Time period 
Inscribed circle diameter 
Entry radius 
Entry angle 
Approach half width 
Entry width 
Effective flare length 

Truck / Bus percent 
Pedestrian Reduction Factor 

Sharpness of flare 

1 hr 
40 m 
20 m 
30 degrees 

4 m 
4 m 

40 m 
EB WB 
2% 2% 
1.00 1.00 

NB 
2% 
1.00 

SB 
2% 
1.00 

need to determine pedestrian reduction factor from Exhibit 4-7 (Roundabouts: An Informational Guide) 
S 
to 
x2 

F 

0 
1,440399 

4 

1212 
fc 0.544471 
k 1 

Circulating flow 

Entry capacity 

Actual entry volume 

Exit Volume 

Degree of Saturation 

Delay 

Total Intersection Delay 

Average Queue Length 

95ih Percentile Queue Length 

Number of Exit Lanes 

Eastbound 
840 pce/h 
754 pce/h 

Ve 348,1304 pce/h 

VB 

a 

185 pce/h 

0.46 

8.8 s/veh 
11.9 s/veh 

0.9 ve h 

.? 5 veh 

1 lane 

Westbound 
690 pce/h 
837 pce/h 

569 pce/h 

471.1957 pce/h 

0.68 

13.3 s/veh 

2 1 veti 

6,1 veh 

1 lane 

Northbound 
490.0435 pce/h 

945 pce/h 

671 pce/h 

698 pce/h 

0.71 

13.0 s/veh 

2 4 veh 

7.0 veh 

1 lane 

Southbound 
282 pce/h 

1059 pce/h 

744 pce/h 

977 pce/h 

0.70 

11.3 s/veh 

? 3 veh 

6.8 veh 

1 lane 



R O U N D A B O U T S - U N S I G N A L I Z E D I N T E R S E C T I O N S W O R K S H E E T 

G e n e r a l I n f o r m a t i o n Si te I n f o r m a t i o n 

Analyst MTA 
Agency/Co. Lancaster 
Date Performed 8/2/2006 
Time Period PM Peak Hour 

I nte rsectio n Springbrook& Crestview 
Jurisdiction City of Newberg 
Analysis Year 2013 Background + Site Traffic 

Project Description Austin Property 

V o l u m e A d j u s t m e n t s 

EB WB NB SB 

LT Traffic 

Volume, veh/h 77 88 80 269 

LT Traffic PHF 0.92 0.92 0.92 0.92 LT Traffic 

Flow rate, veh/h 83 95 86 292 

Volume, veh/h 96 53 465 401 

TH Traffic PHF 0.92 0.92 0.92 0.92 TH Traffic 

Flow rate, veh/h 104 57 505 435 

RT Traffic 

Volume, veh/h 141 339 60 34 

RT Traffic PHF 0.92 0.92 0.92 0.92 RT Traffic 

Flow rate, veh/h 153 368 65 36 

A p p r o a c h F l o w C o m p u t a t i o n 
Approach Flow (veh/h) Va (veh/h) 

Vae 340 
Vaw 520 
Van 656 
Vas 763 

Circu la t ing F l o w C o m p u t a t i o n 
Approach Flow (veh/h) Vc (veh/h) 

Vce 822 
Vcw 674 
Vcn 479 
Vcs 238 

Capac i ty C o m p u t a t i o n 

EB WB MB SB 

Capacity 
Upper bound 719 811 949 1149 

Capacity 
Lower bound 566 646 768 947 

v/c Ratio 
Upper bound 0.47 0.64 0.69 0.66 

v/c Ratio 
Lower bound 0.60 0.80 0.85 0.81 
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Sirigle-larie roundabout 
Analyst: 
Project: 

Intersection: 
Scenario: 

Time Period: 
Date: 

MTA 
Austin Property 
Springbrook & Mountainview 
2025 Background 
PM Peak Hour 

8/2/2006 

RT TH LT U-turn 
2 5 

U-turn 

LT 

TH 

RT 

0 
5 8 

62 

9 7 

3 5 8 3 8 3 

Traffic volumes 

PHF 0.92 

4 4 8 RT 

2 7 TH 

5 LT 

0 U-turn 
4 2 4 3 3 3 0 

U-turn LT TH RT 

Analysis Time period 
Inscribed circle diameter 
Entry radius 
Entry angle 
Approach half width 
Entry width 
Effective flare length 

Truck / Bus percent 
Pedestrian Reduction Factor 

Sharpness of flare 

T 1 hr 
D 4 0 m 
re 2 0 m 

<I> 3 0 degrees 
V 4 m 
e 4 m 
I' 40 m 

EB 
2% 
1.00 

W B 
2% 

1.00 

NB 
2% 
1.00 

SB 
2% 

1.00 
need to determine pedestrian reduction factor from Exhibit 4-7 (Roundabouts: An Informational Guide) 

S 0 
tD 1.440399 
x2 4 

F 1212 
fc 0.544471 

Circulating flow 

Entry capacity 

Actual entry volume 

Exit Volume 

Degree of Saturation 

Delay 

Total Intersection Delay 

Average Queue Length 

95th Percentile Queue Length 

Number of Exit Lanes 

Qc 

Q e 

Ve vP V 

d 

L 

Q 

1 

Eastbound 

827 pce/h 

762 pce/h 

240.587 pce/h 

104 pce/h 

0.32 

6.9 s/veh 
10.2 s/veh 

0.5 veh 

1A veh 

1 lane 

Westbound 

591 pce/h 

890 pce/h 

532 pce/h 

526.6304 pce/h 

0,60 

10.0 s/veh 

1.5 veh 

4.4 veh 

1 lane 

Northbound 

557.6739 pce/h 

908 pce/h 

560 pce/h 

510 pce/h 

0.62 

10.3 s/veh 

1.6 veh 

4.7 veh 

1 lane 

Southbound 

82 pce/h 

1167 pce/h 

849 pce/h 

1041 pce/h 

0.73 

11.2 s/veh 

2.6 veh 

7.6 veh 

1 lane 



R O U N D A B O U T S - U N S I G N A L I Z E D INTERSECTIONS W O R K S H E E T 

General Information Site Information 
Analyst MTA 
Agency/Co. Lancaster 
Date Performed 8/2/2006 
Time Period PM Peak Hour 

Intersection Springbrook&Crestview 
Jurisdiction City of Newberg 
Analysis Year 2025 Background 

Project Description Austin Property 
Volume Adjustments 

EB WB NB SB 

LT Traffic 

Volume, veh/h 58 5 42 383 

LT Traffic PHF 0.94 0.94 0.94 0.94 LT Traffic 

Flow rate, veh/h 61 5 44 407 

TH Traffic 

Volume, veh/h 62 27 433 358 

TH Traffic PHF 0.94 0.94 0.94 0.94 TH Traffic 

Flow rate, veh/h 65 28 460 380 

RT Traffic 

Volume, veh/h 97 448 30 25 

RT Traffic PHF 0.94 0.94 0.94 0.94 RT Traffic 

Flow rate, veh/h 103 476 31 26 

Approach Flow Computat ion 
Approach Flow (veh/h) Va (veh/h) 

Vae 229 
Vaw 509 
Van 535 
Vas 813 

Circulating Flow Computat ion 
Approach Flow (veh/h) Vc (veh/h) 

Vce 792 
Vcw 565 
Vcn 533 
Vcs 77 

Capacity Computat ion 
EB WB NB SB 

Capacity 
Upper bound 737 886 909 1303 

Capacity 
Lower bound 582 712 732 1087 

v/c Ratio 
Upper bound 0.31 0.57 0.59 0.62 

v/c Ratio 
Lower bound 0.39 0.71 0.73 0.75 
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Sirigle-larie roundabout 
Analyst: 
Project: 

Intersection: 
Scenario: 

Time Period: 
Date: 

MTA 
Austin Property 
Springbrook & Mountainview 
2025 Background + Site 
PM Peak Hour 

8/2/2006 

Analysis Time period 
Inscribed circle diameter 
Entry radius 
Entry angle 
Approach half width 
Entry width 
Effective flare length 

Truck / Bus percent 
Pedestrian Reduction Factor 

Sharpness of flare 

RT TH LT U-turn 

U-turn 

LT 

TH 

RT 

0 
77 

82 
128 

33 426 411 

Traffic volumes 

PHF 0.92 

5 1 1 RT 

3 5 TH 

8 2 LT 

33 U-turn 
0 5 6 5 4 0 5 2 

U-turn LT TH RT 

M 

1 hr 
40 m 
20 m 
30 degrees 

4 m 
4 m 

40 m 
EB WB 
2% 2% 

1,00 1.00 

NB 
2% 
1.00 

SB 
2% 
1.00 

need to determine pedestrian reduction factor from Exhibit 4-7 (Roundabouts: An Informational Guide) 
S 0 
tD 1.440399 

4 
1212 

fc 0.544471 
k 1 

Circulating flow 

Entry capacity 

Actual entry volume 

Exit Volume 

Degree of Saturation 

Delay 
Total Intersection Delay 

Average Queue Length 

95th Percentile Queue Length 

Number of Exit Lanes 

Eastbound 
1055 pce/h 
637 pce/h 

Ve 318.1957 pce/h 

Vex 137 pce/h 

0.50 

d 11.2 s/veh 
28.6 s/veh 

L 1.0 veh 

Qg5 2.9 veh 

1 lane 

Westbound 
746 pce/h 
806 pce/h 

733 pce/h 

640.8261 pce/h 

0.91 

41.1 s/veh 

8.4 veh 

19.6 veh 

1 lane 

Northbound 
668.5435 pce/h 

848 pce/h 

718 pce/h 

705 pce/h 

0.85 

26.1 s/veh 

5.2 veh 

13./ Vii! I 

1 lane 

Southbound 
228 pce/h 

1088 pce/h 

965 pce/h 

1251 pce/h 

0.89 

26.6 s/veh 

7.1 veh 

18.2 veh 

2 lanes 



R O U N D A B O U T S - U N S I G N A L I Z E D I N T E R S E C T I O N S W O R K S H E E T 

Genera l In format ion Si te In format ion 
Analyst MTA Intersection Springbrook&Crestview 
Agency/Co. Lancaster Jurisdiction City of Newberg 
Date Performed 8/2/2006 Analysis Year 2025 Background + Site Traffic 
Time Period PM Peak Hour 

Project Description Austin Property 

V o l u m e A d j u s t m e n t s 

EB WB NB SB 

LT Traffic 

Volume, veh/h 77 82 56 444 

LT Traffic PHF 0.95 0.95 0.95 0.95 LT Traffic 

Flow rate, veh/h 81 86 58 467 

TH Traffic 

Volume, veh/h 82 35 540 426 

TH Traffic PHF 0.95 0.95 0.95 0.95 TH Traffic 

Flow rate, veh/h 86 36 568 448 

RT Traffic 

Volume, veh/h 128 511 52 33 

RT Traffic PHF 0.95 0.95 0.95 0.95 RT Traffic 

Flow rate, veh/h 134 537 54 34 

A p p r o a c h F low C o m p u t a t i o n 
Approach Flow (veh/h) Va (veh/h) 

V a e 301 
V a w 659 
V a n 680 
V a s 949 

Circulat ing F low C o m p u t a t i o n 
Approach Flow (veh/h) Vc (veh/h) 

V c e 1001 
V c w 707 
V c n 634 
V c s 180 

Capacity C o m p u t a t i o n 

EB WB NB SB 

Capacity 
Upper bound 621 790 838 1202 

Capacity 
Lower bound 482 628 670 996 

v/c Ratio 
Upper bound 0.48 0.83 0.81 0.79 

v/c Ratio 
Lower bound 0.62 1.05 1.01 0.95 
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TWO-WAY STOP CONTROL SUMMARY 

General Information Site Information 
Analyst MTA 
Agency/Co. Lancaster 
Date Performed 7/20/2006 
Analysis Time Period PM Peak Hour 

I n te rsect i o n Springbrook/Benjamin 
Jurisdiction City of Newberg 
Analysis Year Existing 

Project Description Austin Property 
East/West Street: Benjamin Road North/South Street: Springbrook Road 
Intersection Orientation; North-South Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Northbound Southbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 59 20 7 44 
Peak-Hour Factor, PHF 0.86 0.86 0.86 0.86 0.86 0.86 

Hourly Flow Rate, HFR (veh/h) 0 68 23 8 51 0 

Percent Heavy Vehicles 0 - - 2 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration TR LT 

Upstream Signal 0 0 

Minor Street Eastbound Westbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 23 8 
Peak-Hour Factor, PHF 0.86 0.86 0.86 0.86 0.86 0.86 

Hourly Flow Rate, HFR (veh/h) 0 0 0 26 0 9 

Percent Heavy Vehicles 0 0 0 2 0 2 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 0 0 0 0 0 0 

Configuration LR 

Delay, Queue Length, and Level of Service 
Approach Northbound Southbound Westbound Eastbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LT LR 

v (veh/h) 8 35 

C (m) (veh/h) 1504 873 

v/c 0.01 0.04 

95% queue length 0.02 0.13 

Control Delay (s/veh) 7.4 9.3 

LOS A A 

Approach Delay (s/veh) » - 9.3 

Approach LOS - - A 
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TWO-WAY STOP CONTROL SUMMARY 

General Information Site Information 
Analyst MTA 
Agency/Co. Lancaster 
Date Performed 7/20/2006 
Analysis Time Period PM Peak Hour 

I ntersection Springbrook/Benjamin 
Jurisdiction City of Newberg 
Analysis Year 2013 Background 

Project Description Austin Property 
East/West Street: Benjamin Road North/South Street: Springbrook Road 
Intersection Orientation: North-South Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Northbound Southbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 63 21 8 47 
Peak-Hour Factor, PHF 0.86 0.86 0.86 0.86 0.86 0.86 

Hourly Flow Rate, HFR (veh/h) 0 73 24 9 54 0 

Percent Heavy Vehicles 0 - 2 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration TR LT 

Upstream Signal 0 0 

Minor Street Eastbound Westbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 25 9 
Peak-Hour Factor, PHF 0.86 0.86 0.86 0.86 0.86 0.86 

Hourly Flow Rate, HFR (veh/h) 0 0 0 29 0 10 

Percent Heavy Vehicles 0 0 0 2 0 2 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 0 0 0 0 0 0 

Configuration LR 

belay, Queue Length, and Level of Service 
Approach Northbound Southbound Westbound Eastbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LT LR 

v (veh/h) 9 39 

C (m) (veh/h) 1496 862 

v/c 0.01 0.05 

95% queue length 0.02 0.14 

Control Delay (s/veh) 7.4 9.4 

LOS A A 

Approach Delay (s/veh) 9.4 

Approach LOS - A 
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TWO-WAY STOP CONTROL SUMMARY 

General Information Site Information 
Analyst MTA 
Agency/Co. Lancaster 
Date Performed 7/20/2006 
Analysis Time Period PM Peak Hour 

Intersection Springbrook/Benjamin 
Jurisdiction City of Newberg 
Analysis Year 2013 Background + Site Traffic 

Project Description Austin Property 
East/West Street: Benjamin Road North/South Street: Springbrook Road 
Intersection Orientation: North-South Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Northbound Southbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 102 26 9 74 
Peak-Hour Factor, PHF 0.88 0.88 0.88 0.88 0.88 0.88 

Hourly Flow Rate, HFR (veh/h) 0 115 29 10 84 0 

Percent Heavy Vehicles 0 - 2 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration TR LT 

Upstream Signal 0 0 

Minor Street Eastbound Westbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 28 9 
Peak-Hour Factor, PHF 0.88 0.88 0.88 0.88 0.88 0.88 

Hourly Flow Rate, HFR (veh/h) 0 0 0 31 0 10 

Percent Heavy Vehicles 0 0 0 2 0 2 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 

RT Channelized 0 0 

Lanes 0 0 0 0 0 0 

Configuration LR 

iDeiay, Queue Length, and Level of Service 

Approach Northbound Southbound Westbound Eastbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LT LR 

v (veh/h) 10 41 

C (m) (veh/h) 1438 785 

v/c 0.01 0.05 

95% queue length 0.02 0.17 

Control Delay (s/veh) 7.5 9.8 

LOS A A 

Approach Delay (s/veh) - - 9.8 

Approach LOS -- A 
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T W O - W A Y S T O P C O N T R O L S U M M A R Y 

General Information Site Information 
Analyst MTA 
Agency/Co. Lancaster 
Date Performed 7/31/2006 
Analysis Time Period PM Peak Hour 

Intersection Springbrook/Benjamin 
Jurisdiction City of Newberg 
Analysis Year 2025 Background + Site Traffic 

Project Description Austin Property 
East/West Street; Benjamin Road North/South Street: Springbrook Road 
Intersection Orientation: North-South Study Period (hrs): 0.25 

Vehicle Volumes and Adjustments 
Major Street Northbound Southbound 
Movement 1 2 3 4 5 6 

L T R L T R 
Volume (veh/h) 110 29 10 80 
Peak-Hour Factor, PHF 0.90 0.90 0.90 0.90 0.90 0.90 

Hourly Flow Rate, HFR (veh/h) 0 122 32 11 88 0 

Percent Heavy Vehicles 0 - - 2 - -

Median Type Undivided 

RT Channelized 0 0 

Lanes 0 1 0 0 1 0 

Configuration TR LT 

Upstream Signal 0 o 

Minor Street Eastbound Westbound 
Movement 7 8 9 10 11 12 

L T R L T R 
Volume (veh/h) 31 10 
Peak-Hour Factor, PHF 0.90 0.90 0.90 0.90 0.90 0.90 

Hourly Flow Rate, HFR (veh/h) 0 0 0 34 0 11 

Percent Heavy Vehicles 0 0 0 2 0 2 

Percent Grade (%) 0 0 

Flared Approach N N 

Storage 0 0 
RT Channelized 0 0 

Lanes 0 0 0 0 0 0 

Configuration LR 

Delay, Queue Length, and Level of Service 
Approach Northbound Southbound Westbound Eastbound 

Movement 1 4 7 8 9 10 11 12 

Lane Configuration LT LR 

v (veh/h) 11 45 

C (m) (veh/h) 1426 770 

v/c 0.01 0.06 

95% queue length 0.02 0.19 

Control Delay (s/veh) 7.5 10.0 

LOS A A 

Approach Delay (s/veh) - - 10.0 

Approach LOS - - A 
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HCS+- D E T A I L E D R E P O R T 
General Information Site Information 
Analyst C Sumrain 

Agency or Co. Lancaster 

Date Performed 7/20/2006 

Time Period PM Peak 

Intersection 99W/College 

Area Type All other areas 

Jurisdiction ODOT 

Analysis Year Existing (2006) 

Project ID Austin Property 

Volume and Timing Input 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 0 3 0 1 1 1 0 

Lane Group LTR L T TR 

Volume, V (vph) 53 2066 201 56 174 304 94 

% Heavy Vehicles, %HV 2 3 2 0 2 3 2 

Peak-Hour Factor, PHF 0.99 0.99 0.99 0.99 0.99 0.99 0.99 

Pretimed (P) or Actuated (A) A A A A A A A 

Start-up Lost Time, H 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 3 0 0 0 1 0 0 

Lane Width 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 

Phasing WB Only 02 03 04 NS Perm 06 07 08 

Timing 
G = 36.0 G = G = G = G = 14.0 G = G = G = 

Timing 
Y = 5 Y = Y = Y - Y = 5 Y = Y = Y = 

Duration of Analysis, T = 0.25 Cycle Length, C = 60.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH | RT 
Adjusted Flow Rate, v 2344 57 176 402 

Lane Group Capacity, c 2975 127 435 418 

v/c Ratio, X 0.79 0.45 0.40 0.96 

Total Green Ratio, g/C 0.60 0.23 0.23 0.23 

Uniform Delay, d-, 9.1 19.7 19.5 22.7 

Progression Factor, PF 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.33 0.11 0.11 0.47 

Incremental Delay, d2 1.5 2.5 0.6 34.1 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 

Control Delay 10.6 22.2 20.1 56.9 

Lane Group LOS B C C E 

Approach Delay 10.6 20.6 56.9 

Approach LOS B C E 

Intersection Delay 17.6 Xc = 0.84 Intersection LOS B 
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H C S + " D E T A I L E D R E P O R T 

General Information Sfte Information 
Analyst C Sumrain 

Agency or Co. Lancaster 

Date Performed 7/20/2006 

Time Period PM Peak 

Intersection 99W/College 

Area Type All other areas 

Jurisdiction ODOT 

Analysis Year Background (2013) 

Project ID Austin Property 

Volume and Timing Input 
EB WB NB SB 

LT TH RT LT TH RT LT TH ! RT LT TH RT 

Number of Lanes, Ni 0 3 0 1 1 1 0 

Lane Group LTR L T TR 

Volume, V (vph) 57 2215 215 60 187 326 101 

% Heavy Vehicles, %HV 2 3 2 0 2 3 2 

Peak-Hour Factor, PHF 0.99 0.99 0.99 0.99 0.99 0.99 0.99 

Pretimed (P) or Actuated (A) A A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 I 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 3 0 0 0 1 0 0 

Lane Width 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 

Phasing WB Only 02 03 04 NS Perm 06 07 08 

Timing 
G = 35.0 G = G = G - G = 15.0 G = G = G = 

Timing 
Y = 5 Y = Y = Y = Y = 5 Y = Y = Y = 

Duration of Analysis, T = 0.25 Cycle Length, C = 60.0 

Lane Group Capacity. Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Adjusted Flow Rate, v 2512 61 189 431 

Lane Group Capacity, c 2893 127 466 448 

v/c Ratio, X 0.87 0.48 0.41 0.96 

Total Green Ratio, g/C 0.58 0.25 0.25 0.25 

Uniform Delay, d-i 10.6 19.2 18.8 22.2 

Progression Factor, PF 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.40 0.11 0.11 0.47 

Incremental Delay, d2 3.1 2.8 0.6 32.8 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 

Control Delay 13.7 22.0 19.4 55.0 

Lane Group LOS B C B E 

Approach Delay 13.7 20.0 55.0 

Approach LOS B C E 

Intersection Delay 19.7 Xc = 0.90 Intersection LOS B 
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HCS+" DETAILED R E P O R T 
General Information Site Information 
Analyst C Sumrain 

Agency or Co. Lancaster 

Date Performed 7/20/2006 

Time Period PM Peak 

Intersection 99W/College 

Area Type All other areas 

Jurisdiction ODOT 

Analysis Year Background + Site (2013) 

Project ID Austin Property 

Volume and Timing Input 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 0 3 0 1 1 1 0 

Lane Group LTR L T TR 

Volume, V (vph) 113 2360 256 60 436 464 315 

% Heavy Vehicles, %HV 2 3 2 0 2 3 2 

Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 0.95 

Pretimed (P) or Actuated (A) A A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 3 0 0 0 1 0 0 

Lane Width 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 

Phasing WB Only 02 03 04 NS Perm 06 07 08 

Timing 
G = 70.0 G = G = G = G = 42.0 G = G = G = 

Timing 
Y = 4 Y = Y = Y = < N Y = Y = Y = 

Duration of Analysis, T = 0.25 Cycle Length, C = 120.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 
Adjusted Flow Rate, v 2872 63 459 820 

Lane Group Capacity, c 2888 63 652 613 

v/c Ratio, X 0.99 1.00 0.70 1.34 

Total Green Ratio, g/C 0.58 0.35 0.35 0.35 

Uniform Delay, d-. 24.8 39.0 33.6 39.0 

Progression Factor, PF 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.50 0.50 0.27 0.50 

Incremental Delay, d2 15.4 113.4 3.4 162.8 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 

Control Delay 40.2 152.4 37.1 201.8 

Lane Group LOS D F D F 

Approach Delay 40.2 51.0 201.8 

Approach LOS D D F 

Intersection Delay 73.0 Xc=1.12 Intersection LOS E 
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HCS+ • DETAILED R E P O R T 
General Information Site Information 
Analyst 
Agency or Co. 

C Sumrain 
Lancaster 

Intersection 
Area Type 

99 W/College 
All other areas 

Date Performed 8/2/2006 Jurisdiction ODOT 

Time Period PM Peak Analysis Year 2013 BK + Site (Mitigated) 

Project ID Austin Property 

Volume and Timing Input 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 0 3 0 1 1 1 1 

Lane Group LTR L T T R 

Volume, V (vph) 113 2360 256 60 436 464 315 

% Heavy Vehicles, %HV 2 3 2 0 2 3 2 

Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 0.95 

Prehmed (P) or Actuated (A) A A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 1000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 3 0 0 0 1 0 0 

Lane Width 12.0 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N o N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 

Phasing WB Only 02 03 04 NS Perm 06 07 08 

Timing 
G = 70.0 G = G - G = G = 42.0 G G = G = 

Timing 
Y = 4 Y = Y = Y = Y = 4 Y Y = Y = 

Duration of Analysis, T = 0.25 Cycle Length, C = 120.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 
Adjusted Flow Rate, v 2872 63 459 488 332 

Lane Group Capacity, c 2888 131 652 646 554 

v/c Ratio, X 0.99 0.48 0.70 0.76 0.60 

Total Green Ratio, g/C 0.58 0.35 0.35 0.35 0.35 

Uniform Delay, d! 24.8 30.5 33.6 34.5 32.1 

Progression Factor, PF 1.000 1.000 1.000 1.000 1.000 

Delay Calibration, k 0 50 0.11 0.27 0.31 0.19 

Incremental Delay, d2 15.4 2.8 3.4 5.1 1.8 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 0.0 

Control Delay 40.2 33.2 37.1 39.5 33.9 

Lane Group LOS D C D D C 

Approach Delay 40.2 36.6 37.3 

Approach LOS D D D 

Intersection Delay 39.2 0.90 Intersection LOS D 
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HCS+- DETAILED R E P O R T 
! General Information Site Information 
Analyst MTA 

Agency or Co. Lancaster 

Date Performed 12/12/2006 

Time Period PM Peak 

Intersection 99W/Coiiege 

Area Type All other areas 

Jurisdiction ODOT 

Analysis Year Partial Build-Out (50%) 

Project ID Austin Property 

Volume and Timing Input 
EB WB MB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 0 3 0 1 1 1 0 

Lane Group LTR L T TR 

Volume, V (vph) 83 2213 229 58 305 384 205 

% Heavy Vehicles, %HV 2 3 2 0 2 3 2 

Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 0.95 

Pretimed (P) or Actuated (A) A A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 3 0 0 0 1 0 0 

Lane Width 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 

Phasing WB Only 02 03 04 NS Perm 06 07 08 

Timing 
G = 55.0 G = G = G = G= 35.0 G = G = G = 

Timing 
Y = 5 Y = Y = Y = Y = 5 Y = Y = Y = 

Duration of Analysis, T = 0.25 Cycle Length, C = 100.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 
Adjusted Flow Rate, v 2657 61 321 620 

Lane Group Capacity, c 2725 103 652 617 

v/c Ratio, X 0.98 0.59 0.49 1.00 

Total Green Ratio, g/C 0.55 0.35 0.35 0.35 

Uniform Delay, d-, 21.8 26.6 25.5 32.5 

Progression Factor, PF 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.48 0.18 0.11 0.50 

Incremental Delay, d2 12.0 8.8 0.6 37.4 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 

Control Delay 33.8 35.5 26.1 69.9 

Lane Group LOS C D C E 

Approach Delay 33.8 27.6 69.9 

Approach LOS C C E 

Intersection Delay 39.3 Xc = 0.99 Intersection LOS D 
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HCS+" DETAILED REPORT 
I General Information Site Information 
Analyst MTA Intersection 99W/College 
Agency or Co. Lancaster Area Type All other areas 

Date Performed 7/20/2006 Jurisdiction ODOT 

Time Period PM Peak Analysis Year Background (2025) 

Project ID Austin Property 

Volume and Timing Input . .. — 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 0 3 0 1 1 1 0 

Lane Group LTR L T TR 

Volume, V (vph) 20 1255 380 10 180 225 75 

% Heavy Vehicles, %HV 2 3 2 0 2 3 2 

Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 0.95 

Pretimed (P) or Actuated (A) A A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 3 0 0 0 1 0 0 

Lane Width 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 

Phasing WB Only 02 03 04 NS Perm 06 07 08 

Timing 
G = 33.0 G = G = G = G = 17.0 G = G = G = 

Timing 
Y = 5 Y = Y = Y = Y = 5 Y = Y = Y = 

Duration of Analysis, T = 0.25 Cycle Length, C = 60.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Adjusted Flow Rate, v 1742 11 189 316 

Lane Group Capacity, c 2673 175 528 506 

v/c Ratio, X 0.65 0.06 0.36 0.62 

Total Green Ratio, g/C 0.55 0.28 0.28 0.28 

Uniform Delay, 9.5 15.7 17.1 18.7 

Progression Factor, PF 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.23 0.11 0.11 0.21 

Incremental Delay, d2 0.6 0.2 0.4 2.4 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 

Control Delay 10.0 15.8 17.6 21.1 

Lane Group LOS B B B C 

Approach Delay 10.0 17.5 21.1 

Approach LOS B B C 

Intersection Delay 12.3 Xc = 0.64 Intersection LOS B 
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HCS+" DETAILED R E P O R T 
General Information ' Site Information 
Analyst MTA 

Agency or Co. Lancaster 

Date Performed 7/20/2006 

Time Period PM Peak 

Intersection 99W/College 

Area Type All other areas 

Jurisdiction ODOT 

Analysis Year 2025 Background + Site Traffic 

Project ID Austin Property 

Volume and Timing Input 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 0 3 0 1 1 1 0 

Lane Group LTR L T TR 

Volume, V (vph) 34 1290 390 10 240 258 127 

% Heavy Vehicles, %HV 2 3 2 0 2 3 2 

Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 0.95 

Pretimed (P) or Actuated (A) A A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 3 0 0 0 1 0 0 

Lane Width 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 

Phasing WB Only 02 03 04 NS Perm 06 07 08 

Timing 
G = 33.0 G = G = G = G = 17.0 G = G = G = 

Timing 
Y = 5 Y = Y = Y = Y = 5 Y = Y = Y = 

Duration of Analysis, T = 0.25 Cycle Length, C = 60.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Adjusted Flow Rate, v 1805 11 253 406 

Lane Group Capacity, c 2673 127 528 501 

v/c Ratio, X 0.68 0.09 0.48 0.81 

Total Green Ratio, g/C 0.55 0.28 0.28 0.28 

Uniform Delay, d1 9.7 15.8 17.8 20.0 

Progression Factor, PF 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.25 0.11 0.11 0.35 

Incremental Delay, d2 0.7 0.3 0.7 9.7 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 

Control Delay 10.4 16.1 18.5 29.7 

Lane Group LOS B B B C 

Approach Delay 10.4 18.4 29.7 

Approach LOS B B C 

Intersection Delay 14.4 Xc = 0.72 Intersection LOS B 
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HCS+" DETAILED REPORT 
General Information Site Information 
Analyst MTA Intersection 99W/Viila 
Agency or Co. Lancaster Area Type All other areas 

Date Performed 8/2/2006 Jurisdiction ODOT 

Time Period PM Peak Analysis Year Existing (2006) 

Project ID Austin Property 

Volume and Timing Input 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 1 2 0 1 3 0 2 1 0 1 1 1 

Lane Group L TR L TR L TR L T R 

Volume, V (vph) 63 1341 6 24 1626 87 546 89 17 132 53 110 

% Heavy Vehicles, %HV 2 3 0 4 2 1 4 2 12 2 4 0 

Peak-Hour Factor, PHF 0,97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 

Pretimed (P) or Actuated (A) A A A A A A A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Q b 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 0 0 1 30 

Lane Width 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 0 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 3.2 

Phasing Excl. Left EB Only Thru & RT 04 Excl. Left NB Only Thru & RT 08 

Timing 
G = 3.0 G = 2.0 G = 66.0 G = G = 15.0 G = 5.0 G = 13.0 G = 

Timing 
Y = 4 Y = 0 Y = 4 Y = Y = 4 Y = 0 Y = 4 Y = 

Duration of Analysis. T = 0.25 Cycle Length. C = 120.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Adjusted Flow Rate, v 65 1388 25 1766 563 110 136 55 82 

Lane Group Capacity, c 133 1989 43 2771 674 268 221 198 172 

v/c Ratio, X 0.49 0.70 0.58 0.64 0.84 0.41 0.62 0.28 0.48 

Total Green Ratio, g/C 0.08 0.57 0.03 0.55 0.20 0.15 0.13 0.11 0.11 

Uniform Delay, di 53.3 18.6 57.9 18.7 46.1 46.2 49.8 49.2 50.3 

Progression Factor, PF 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.11 0.26 0.17 0.22 0.37 0.11 0.20 0.11 0.11 

Incremental Delay, d2 2.8 1.1 18.4 0.5 9.0 1.0 5.1 0.8 2.1 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Control Delay 56.1 19.7 76.3 19.2 55.1 47.2 54.8 50.0 52.4 

Lane Group LOS E B E B E D D D D 

Approach Delay 21.4 20.0 53.8 53.1 

Approach LOS C B D D 

Intersection Delay 28.1 Xc = 0.70 Intersection LOS C 
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HCS+" DETAILED REPORT 
Generai Information Site Information 
Analyst 

Agency or Co. 

Date Performed 

Time Period 

MTA 
Lancaster 

8/2/2006 

PM Peak 

Intersection 

Area Type 

Jurisdiction 

Analysis Year 

Project ID 

99 W/Villa 
All other areas 

ODOT 

Background (2013) 

Austin Property 

Volume and Timing Input 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 1 2 0 1 3 0 2 1 0 1 1 1 

Lane Group L TR L TR L TR L T R 

Volume, V (vph) 68 1438 6 26 1743 93 585 95 18 142 57 118 

% Heavy Vehicles, %HV 2 3 0 4 2 1 4 2 12 2 4 0 

Peak-Hour Factor, PHF 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 

Pretimed (P) or Actuated (A) A A A A A A A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 0 0 1 30 

Lane Width 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 0 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 3.2 

Phasing Excl. Left EB Only Thru & RT 04 Excl, Left NB Only Thru & RT 08 

Timing 
G = 3.0 G = 2.0 G = 66.0 G = G = 15.0 G = 7.0 G = 11.0 G = 

Timing 
Y = 4 Y = 0 Y = 4 Y = Y = 4 Y = 0 Y = 4 Y = 

Duration of Analysis, T = 0.25 Cycle Length, C = 120.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 
Adjusted Flow Rate, v 70 1488 27 1893 603 117 146 59 91 

Lane Group Capacity, c 133 1990 43 2771 730 268 221 167 146 

v/c Ratio, X 0.53 0.75 0.63 0.68 0.83 0.44 0.66 0.35 0.62 

Total Green Ratio, g/C 0.08 0.57 0.03 0.55 0.22 0.15 0.13 0.09 0.09 

Uniform Delay, d-i 53.4 19.6 57.9 19.5 44.8 46.4 50.1 51.2 52.5 

Progression Factor, PF 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.13 0.30 0.21 0.25 0.36 0.11 0.24 0.11 0.21 

Incremental Delay, d2 3.9 1.6 25.7 0.7 7.8 1.1 7.1 1.3 8.0 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Control Delay 57.3 21.2 83.6 20.2 52.6 47.5 57.2 52.5 60.5 

Lane Group LOS E C F C D D E D E 

Approach Delay 22.8 21.1 51.8 57.3 

Approach LOS C C D E 

Intersection Delay 29.0 Xc = 0.75 Intersection LOS C 
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HCS+ " DETAILED REPORT 
General Information Site Information 
Analyst MTA 

Agency or Co. Lancaster 

Date Performed 8/2/2006 

Time Period PM Peak 

Intersection 99W/Villa 
Area Type All other areas 

Jurisdiction ODOT 

Analysis Year Background + Site (2013) 

Project ID Austin Property 

Volume and Timing Input 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 1 2 0 1 3 0 2 1 0 1 1 1 

Lane Group L TR L TR L TR L T R 

Volume, V (vph) 68 1527 6 26 1969 103 601 158 18 142 108 118 

% Heavy Vehicles, %HV 2 3 0 4 2 1 4 2 12 2 4 0 

Peak-Hour Factor, PHF 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 

Pretimed (P) or Actuated (A) A A A A A A A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 0 0 1 30 

Lane Width 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 0 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 3.2 

Phasing Excl. Left EB Only Thru & RT 04 Excl. Left NB Only Thru & RT 08 

Timing 
G = 3.0 G = 2.0 G = 66.0 G = G = 15.0 G = 7.0 G = 11.0 G = 

Timing 
Y = 4 Y = 0 Y = 4 Y = Y = 4 Y = 0 Y = 4 Y = 

Duration of Analysis, T = 0 25 Cycle Length, C = 120.0 

Lane Group Capacity. Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 
Adjusted Flow Rate, v 70 1580 27 2136 620 182 146 111 91 

Lane Group Capacity, c 133 1990 43 2771 730 272 221 167 146 

v/c Ratio, X 0.53 0.79 0.63 0.77 0.85 0.67 0.66 0.66 0.62 

Total Green Ratio, g/C 0.08 0.57 0.03 0.55 0.22 0.15 0.13 0.09 0.09 

Uniform Delay, di 53.4 20.5 57.9 21.1 45.1 48.2 50.1 52.7 52.5 

Progression Factor, PF 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.13 0.34 0.21 0.32 0.38 0.24 0.24 0.24 0.21 

Incremental Delay, d2 3.9 2.3 25.7 1.4 9.3 6.2 7.1 9.6 8.0 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Control Delay 57.3 22.8 83.6 22.5 54.5 54.4 57.2 62.3 60.5 

Lane Group LOS E C F C D D E E E 

Approach Delay 24.3 23.2 54.4 59.7 

Approach LOS C C D E 

Intersection Delay 31.2 Xc = 0.79 Intersection LOS C 
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HCS+- DETAILED REPORT 
General Information Site Information 
Analyst MTA 

Agency or Co. Lancaster 

Date Performed 8/2/2006 

Time Period PM Peak 

Intersection 99W/Villa 

Area Type All other areas 

Jurisdiction 0D07" 

Analysis Year 2025 Background 

Project ID Austin Property 

Volume and riming Input 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 1 2 0 1 3 0 2 1 0 1 1 1 

Lane Group L TR L TR L TR L T R 

Volume, V (vph) 115 875 5 30 1200 170 485 185 10 280 70 85 

% Heavy Vehicles, %HV 2 3 0 4 2 1 4 2 12 2 4 0 

Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 ! 0.95 0.95 0.95 0.95 0.95 0.95 

Pretimed (P) or Actuated (A) A A A A A A A A A A A A 

Start-up Lost Time, H 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 0 0 1 0 

Lane Width 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 0 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 3.2 

Phasing Excl. Left EB Only Thru & RT 04 Excl. Left NB Only Thru & RT 08 

Timing 
G= 4.0 G = 2.0 G = 58.0 G = G = 24.0 G = 7.0 G = 9.0 G = 

Timing 
Y = 4 Y = 0 Y = 4 Y - Y = 4 Y = 0 Y = 4 Y = 

Duration of Analysis, T = 0.25 Cycle Length, C = 120.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 
Adjusted Flow Rate, v 121 926 32 1442 511 206 295 74 89 

Lane Group Capacity, c 148 1755 58 2410 983 245 354 137 119 

v/c Ratio, X 0.82 0.53 0.55 0.60 0.52 0.84 0.83 0.54 0.75 

Total Green Ratio, g/C 0.08 0.50 0.03 0.48 0.29 0.13 0.20 0.08 0.08 

Uniform Delay, di 54.1 20.4 57.1 22.5 35.5 50.8 46.1 53.5 54.4 

Progression Factor, PF 1.000 1.000 1.000 1.000 1.000 1.000 1 000 1.000 1.000 

Delay Calibration, k 0.36 0.13 0.15 0.19 0.13 0.38 037 0.14 0.30 

Incremental Delay, d2 28.9 0.3 10.9 0.4 0.5 22.3 15.6 4.3 22.7 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Control Delay 83.0 20.7 68.0 22.9 36.0 73.0 61.7 57.8 77.1 

Lane Group LOS F C E C D E E E E 

Approach Delay 27.9 23.9 46.6 64.0 

Approach LOS C C D E 

Intersection Delay 34.4 Xc = 0.71 Intersection LOS C 
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HCS+- DETAILED REPORT 
Genera/ Ûjformaf/on Site Information 
Analyst MTA 

Agency or Co. Lancaster 

Date Performed 8/2/2006 

Time Period PM Peak 

Intersection 99W/Viila 
Area Type Ail other areas 

Jurisdiction ODOT 

Analysis Year 2025 Background + Site Traffic 

Project ID Austin Property 

Volume and Timing Input 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 1 2 0 1 3 0 2 1 0 1 1 1 

Lane Group L TR L TR L TR L T R 

Volume, V (vph) 115 897 5 30 1255 172 489 200 10 280 82 85 

% Heavy Vehicles, %HV 2 3 0 4 2 1 4 2 12 2 4 0 

Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 

Pretimed (P) or Actuated (A) A A A A A A A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 3 3 3 3 

Unit Extension, LIE 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 0 0 1 0 

Lane Width 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 0 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 3.2 

Phasing Excl. Left EB Only Thru & RT 04 Excl. Left NB Only Thru & RT 08 

Timing 
G= 4.0 G = 2.0 G = 58.0 G = G = 24.0 G = 7.0 9.0 G = 

Y = 4 Y = 0 Y = 4 Y = Y Y = 0 Y = 4 Y = 

Duration of Analysis, T = 0.25 Cycle Length, C = 120.0 

Lane Group Capacity, Control Delay, and ¿ 0 5 Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Adjusted Flow Rate, v 121 949 32 1502 515 222 295 86 89 

Lane Group Capacity, c 148 1755 58 2411 983 245 354 137 119 

v/c Ratio, X 0.82 0.54 0.55 0.62 0.52 0.91 0.83 0.63 0.75 

Total Green Ratio, g/C 0.08 0.50 0.03 0.48 0.29 0.13 0.20 0.08 0.08 

Uniform Delay, di 54.1 20.6 57.1 22.9 35.5 51.3 46.1 53.9 54.4 

Progression Factor, PF 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.36 0.14 0.15 0.21 0.13 0.43 0.37 0.21 0.30 

Incremental Delay, d2 28.9 0.3 10.9 0.5 0.5 33.7 15.6 8.8 22.7 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Control Delay 83.0 20.9 68.0 23.4 36.1 84.9 61.7 62.7 77.1 

Lane Group LOS F C E C D F E E E 

Approach Delay 27.9 24.4 50.8 64.8 

Approach LOS C C D E 

Intersection Delay 35.4 Xc = 0.73 Intersection LOS D 
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HCS+" DETAILED REPORT 
General Information Site Information 
Analyst 

Agency or Co. 

Date Performed 

Time Period 

MTA 
Lancaster 

8/2/2006 

PM Peak 

Intersection 

Area Type 

Jurisdiction 

Analysis Year 

Project ID 

99W/Springbrook 

All other areas 

ODOT 

Existing (2006) 

Austin Property 

Volume and Timing Input 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, NI 1 2 1 2 2 1 1 2 1 1 

Lane Group L T L T L T R L T R 

Volume, V (vph) 140 1128 113 1464 228 175 145 313 117 133 

% Heavy Vehicles, %HV 3 4 4 3 0 1 9 1 1 1 

Peak-Hour Factor, PHF 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 

Pretimed (P) or Actuated (A) A A A A A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 3 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1,000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 0 30 

Lane Width 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 0 0 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 3.2 

Phasing Excl. Left EB Only Thru Only 04 Excl. Left SB Only Thru & RT 08 

Timing 
G = 10.0 G = 2.0 G = 64.0 G = G = 10.0 G = 2.0 G = 16.0 G = 

Timing 
Y = 4 Y = 0 Y = 4 Y = Y = 4 Y = 0 Y = 4 Y = 

Duration of Analysis, T = 0.25 Cycle Length, C = 120.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 
Adjusted Flow Rate, v 146 1175 118 1525 238 182 151 326 122 107 

Lane Group Capacity, c 234 1913 145 1873 292 251 198 463 282 240 

v/c Ratio, X 0.62 0.61 0.81 0.81 0.82 0.73 0.76 0.70 0.43 0.45 

Total Green Ratio, g/C 0.13 0.55 0.08 0.53 0.08 0.13 0.13 0.13 0.15 0.15 

Uniform Delay, d-. 49.2 18.3 54.1 23,1 54.1 49.9 50.2 49.7 46.4 46.5 

Progression Factor, PF 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.21 0.20 0.35 0.36 0.36 0.29 0.31 0.27 0.11 0.11 

Incremental Delay, d2 5,1 0.6 28.7 2.9 16.2 10.0 16.0 4.8 1.1 1.3 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Control Delay 54.3 18.9 82.8 26.0 70.3 59.9 66.2 54.5 47.4 47.8 

Lane Group LOS D B F C E E E D D D 

Approach Delay 22.8 30.1 65.9 51.7 

Approach LOS C C E D 

Intersection Delay 35.7 Xc = 0.76 Intersection LOS D 
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HCS+" DETAILED REPORT 
General Information Site Information 
Analyst MTA 

Agency or Co. Lancaster 

Date Performed 8/2/2006 

Time Period PM Peak 

Intersection 99W/Springbrook 

Area Type All other areas 

Jurisdiction ODOT 

Analysis Year Background (2013) 

Project ID Austin Property 

Volume and Timing Input 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 1 2 1 2 2 1 1 2 1 1 

Lane Group L 7 L T L T R L T R 

Volume, V (vph) 150 1209 121 1569 244 188 155 336 125 143 

% Heavy Vehicles, %HV 3 4 4 3 0 1 9 1 1 1 

Peak-Hour Factor, PHF 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 

Pretimed (P) or Actuated (A) A A A A A A A A A A 

Start-up Lost Time, li 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 3 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 0 30 

Lane Width 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 0 0 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 3.2 

Phasing Excl. Left EB Only Thru Only 04 Excl. Left SB Only Thru & RT 08 

Timing 
G = 10.0 G = 3.0 G = 60.0 G = G = 11.0 G = 2.0 G = 18.0 G = 

Timing 

< H Y = 0 Y = 4 Y = Y = 4 Y = 0 ii > Y = 

Duration of Analysis, T = 0.25 Cycle Length, C = 120.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Adjusted Flow Rate, v 156 1259 126 1634 254 196 161 350 130 118 

Lane Group Capacity, c 248 1826 145 1756 321 282 222 492 314 267 

v/c Ratio, X 0.63 0.69 0.87 0.93 0.79 0.70 0.73 0.71 0.41 0.44 

Total Green Ratio, g/C 0.14 0.52 0.08 0.50 0.09 0.15 0.15 0.14 0.17 0.17 

Uniform Delay, d1 48.5 21.2 54.4 28.1 53.4 48.4 48.6 49.2 44.8 45.0 

Progression Factor, PF 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1000 1.000 1.000 

Delay Calibration, k 0.21 0.26 0.40 0.45 0.34 0.26 0.29 0.27 0.11 0.11 

Incremental Delay, d? 5.0 1.1 39.3 9.4 12.6 7.2 11.2 4.8 0.9 1.2 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Control Delay 53.6 22.3 93.7 37.5 66.0 55.6 59.9 53.9 45.6 46.1 

Lane Group LOS D C F D E E E D D D 

Approach Delay 25.8 41.5 61.1 50.6 

Approach LOS C D E D 

Intersection Delay 40.4 Xc = 0.82 Intersection LOS D 
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H C S + " D E T A I L E D R E P O R T 

General Information Site Information 
Analyst C Sumrain 

Agency or Co. Lancaster 

Date Performed 7/20/2006 

Time Period PM Peak 

Intersection 99W/Sprìngbrook 

Area Type All other areas 

Jurisdiction ODOT 

Analysis Year Background + Site (2013) 

Project ID Austin Property 

Volume and Timing Input 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 1 2 1 2 2 1 1 2 1 1 

Lane Group L T L T L T R L T R 

Volume, V (vph) 229 1305 121 1599 249 266 155 357 282 319 

% Heavy Vehicles, %HV 3 4 4 3 0 1 2 1 1 1 

Peak-Hour Factor, PHF 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 

Pretimed (P) or Actuated (A) A A A A A A A A A A 

Start-up Lost Time, b 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 3 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 0 30 

Lane Width 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 0 0 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 3.2 

Phasing Excl. Left EBOnly Thru Only 04 Excl. Left SB Only Thru & RT 08 

Timing 
G = 10.0 G = 3.0 G = 60.0 G = G = 9.0 G = 2.0 G = 20.0 G = 

Timing 
Y = 4 Y = 0 Y = 4 Y = Y = 4 Y = 0 Y = 4 Y = 

Duration of Analysis, T -0.25 Cycle Length, C = 120.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 
Adjusted Flow Rate, v 239 1359 126 1666 259 277 161 372 294 301 

Lane Group Capacity, c 248 1826 145 1756 263 314 264 434 345 293 

v/c Ratio, X 0.96 0.74 0.87 0.95 0.98 0.88 0.61 0.86 0.85 1.03 

Total Green Ratio, g/C 0.14 0.52 0.08 0.50 0.08 0.17 0.17 0.13 0.18 0.18 

Uniform Delay, d-] 51.2 22.2 54.4 28.5 55.4 48.8 46.4 51.5 47.4 49.0 

Progression Factor, PF 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.47 0.30 0.40 0.46 0.49 0.41 0.20 0.39 0.38 0.50 

Incremental Delay, d2 46.9 1.7 39.3 11.6 51.1 24.1 4.1 15.6 18.2 59.8 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Control Delay 98.1 23.9 93.7 40.1 106.5 72.9 50.5 67.0 65.6 108.8 

Lane Group LOS F C F D F E D E E F 

Approach Delay 35.0 43.9 80.2 79.6 

Approach LOS D D F E 

Intersection Delay 52.9 Xc = 0.97 Intersection LOS D 
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HCS+-DETAILED REPORT 
General Information Site Information 
Analyst MTA 

Agency or Co. Lancaster 

Date Performed 8/2/2006 

Time Period PM Peak 

Intersection 99W/Springbrook 

Area Type All other areas 

Jurisdiction ODOT 

Analysis Year 2025 Background 

Project ID Austin Property 

Volume and Timing Input 
EB WB MB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 1 2 1 2 2 1 1 2 1 1 

Lane Group L T L T L T R L T R 

Volume, V (vph) 140 985 55 1240 240 310 90 155 425 45 

% Heavy Vehicles, %HV 3 4 4 3 o 1 9 1 1 1 

Peak-Hour Factor, PHF 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 

Pretimed (P) or Actuated (A) A A A A A A A A A A 

Start-up Lost Time, li 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 3 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 0 0 

Lane Width 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 0 0 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 3.2 

Phasing Excl. Left EB Only Thru Only 04 Excl. Left Thru & RT 07 08 

Timing 
G = 10.0 G = 3.0 G = 50.0 G = G = 10.0 G = 31.0 G = G = 

Timing 
Y = 4 Y = 0 Y = 4 Y = Y = 4 Y = 4 Y = Y = 

Duration of Analysis, T = 0.25 Cycle Length, C = 120.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB WB MB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Adjusted Flow Rate, v 146 1026 57 1292 250 323 94 161 443 47 

Lane Group Capacity, c 248 1536 145 1463 292 486 383 289 486 413 

v/c Ratio, X 0.59 0.67 0.39 0.88 0.86 0.66 0.25 0.56 0.91 0.11 

Total Green Ratio, g/C 0.14 0.44 0.08 0.42 0.08 0.26 0.26 0.08 0.26 0.26 

Uniform Delay, d̂ i 48.2 26.5 52.1 32.3 54.3 39.8 35.2 52.9 43.2 34.0 

Progression Factor, PF 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.18 0.24 0.11 0.41 0.39 0.24 0.11 0.15 0.43 0.11 

Incremental Delay, d2 3.7 1.1 1.8 6.7 21.4 3.4 0.3 2.4 21.4 0.1 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Control Delay 51.9 27.7 53.9 39.0 75.7 43.3 35 6 55.3 64.6 34.1 

Lane Group LOS D C D D E D D E E C 

Approach Delay 30.7 39.7 54.3 60.1 

Approach LOS C D D E 

Intersection Delay 42.9 X0 = 0.84 Intersection LOS D 

Copyright © 2005 University of Florida, All Rights Reserved HCS+™ Version 5.2 Generated: 7/6/2006 4:17 PM 



HCS+" DETAILED REPORT 
General Information Site Information 
Analyst MTA 

Agency or Co. Lancaster 

Date Performed 8/2/2006 

Time Period PM Peak 

Intersection 99W/Springbrook 

Area Type All other areas 

Jurisdiction ODOT 

Analysis Year 2025 Background + Site Traffic 

Project ID Austin Property 

Volume and Timing Input 
EB W B NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 1 2 1 2 2 1 1 2 1 1 

Lane Group L T L T L T R L T R 

Volume, V (vph) 175 992 55 1247 241 334 90 180 468 94 

% Heavy Vehicles, %HV 3 4 4 3 0 1 9 1 1 1 

Peak-Hour Factor, PHF 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 

Pret imed (P) or Actuated (A) A A A A A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 3 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 0 0 

Lane Width 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 0 0 0 0 0 0 

Min. T ime for Pedestr ians, Gp 3.2 3.2 3.2 3.2 

Phasing Excl. Left EB Only Thru Only 0 4 Excl. Left Thru & RT 0 7 0 8 

Timing 
G = 10.0 G = 3.0 G = 49.0 G = G = 10.0 G = 32.0 G - G = 

Timing 
Y = 4 Y = 0 Y = 4 Y = Y = 4 < H Y = Y = 

Duration of Analysis, T = 0.25 Cycle Length, C = 120.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB WB NB SB 

LT TH ' RT LT TH RT LT T H RT LT TH RT 

Adjusted Flow Rate, v 182 1033 57 1299 251 348 94 188 488 98 

Lane Group Capacity, c 248 1507 145 1434 292 502 395 289 502 426 

v/c Ratio, X 0.73 0.69 0.39 0.91 0.86 0.69 0.24 0.65 0.97 0.23 

Total Green Ratio, g/C 0.14 0.43 0.08 0.41 0.08 0.27 0.27 0.08 0.27 0.27 

Uniform Delay, c^ 49.3 27.4 52.1 33.3 54.3 39.6 34.5 53.3 43.6 34.4 

Progression Factor, PF 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.29 0.25 0.11 0.43 0.39 0.26 0.11 0.23 0.48 0.11 

Incremental Delay, d 2 10.7 1.3 1.8 8.6 21.9 4.1 0.3 5.1 33.0 0.3 

Initial Queue Delay, d 3 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Control Delay 60.1 28.7 53.9 41.9 76.2 43.7 34.8 5 8.4 76.5 34.7 

Lane Group LOS E C D D E D C E E C 

Approach Delay 33.4 42.4 54.3 66.8 

Approach LOS C D D E 

Intersection Delay 46.4 X c = 0.89 Intersection LOS D 
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A L L - W A Y STOP CONTROL ANALYSIS 

General Information Site Information 
Analyst C Sumrain 
Agency/Co. Lancaster 
Date Performed 7/20/2006 
Analysis Time Period PM Peak 

Inters-: • 1 t^&onWSpnritjbtOCk 
Jurisdiction N^^fccnj 
Analysis Year BaOcqt-our .-.< (2013) 

Project ID Austin Property 

East/West Street: Haworth Avenue North/South Street: Springbrook Road 

Volume Adjustments and Site Characteristics 
Approach Eastbound Westoound 
Movement L T R L r R 
Volume (veh/h) 53 66 128 106 63 77 
%Thrus Left Lane 

Approach Northbound Southbound 
Movement L T R L T R 
Volume (veh/h) 177 360 31 42 257 42 

%Thrus Left Lane 

Easiuound Westbound Northbound Southbound 

L1 L2 L1 L2 L1 L2 L1 L2 

Conirfjuffltian L TR LTR L TR L TR 
IPHF 0.91 0.91 0.91 0.91 0.91 0.91 0.91 
Flow (vcrs/ïi) 58 212 269 194 429 46 328 
' t Heavy Vtnides 0 t 0 1 2 2 2 2 
No. Lanes 2 1 2 2 
Geometry Group 5 4b 5 5 
Duration, T 0.25 

Saturation Headway Adjustment Worksheet 
Prop. Left-Turns 1.0 0.0 0.4 1.0 0.0 1.0 0.0 

Prop. Right-Turns 0.0 0.7 0.3 0.0 0.1 0.0 0.1 

Prop. Heavy Vehicle 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

hLT-adj 0.5 0.5 0.2 0.2 0.5 0.5 0.5 0.5 

hRT-adj -0.7 -0.7 -0.6 -0.6 -0.7 -0.7 -0.7 -0.7 

hHV-adj 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 

hadj, computed 0.5 -0.5 -0.1 0.5 -0.0 0.5 -0.1 

Departure Headway and Service Time 
hd, initial value (s) 3.20 3.20 3.20 3.20 3.20 3.20 3.20 

x, initial 0.05 0.19 0.24 0.17 0.38 0.04 0.29 

hd, final value (s) 8.93 7.95 8.06 8.11 7.54 8.49 7.87 

x, final value 0.14 0.47 0.60 0.44 0.90 0.11 0.72 

Move-up time, m (s) 2.3 2.3 2.3 2.3 

Service Time, ts (s) 6.6 5.6 5.8 5.8 5.2 6.2 5.6 

Capacity and Level of Service 
Eastbound Westbound Northbound Southbound 

L1 L2 L1 L2 L1 L2 L1 L2 

C apftoly (vetVTi) 308 427 427 439 474 296 444 

Delay (t've'i) 13.13 17.45 22.22 16.94 47.07 12.22 28.14 

LOS B C C C E B D 

Approach: Delay (s/veh) 16.52 22.22 37.69 26.18 

LOS C C E D 

Intersection Delay (s/veh) 28.46 

Intersection LOS D 
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ALL-WAY STOP CONTROL ANALYSIS 

General Information Site Information 
Analyst C Sumrain 
Agency/Co. Lancaster 
Date Performed 7/^C ^OOG 
Analysis Time Period PM Peak 

Intersection Ht\.Y&r1h.< Spnn. jbrook 
Jurisdiction iVc.*. tvj-'j 
Analysis Year Background * Sr/<? (2Q13) 

Project ID Austin Property 

East/West Street: Ha worth Averse- 'JortWSousn Stnwi SpnnçûiôôJ! Road 

Volume Adjustments and Site Characteristics 
Appro^cn tsstD<Kjr«i Wesîbo 
Mowmedt L T R L T R 
Voturrje (veh/h) 53 66 128 106 63 87 
/u rhrus Left Lane 

Approach Northbound Southbound 
Movement L T R L T R 
Volume (veh/h) 177 463 31 52 611 42 
%Thrus Left Lane 

Fnstbound Westbound Northbound Southbound 

L1 L2 L1 L2 L1 12 L1 L2 

Configuration L TR LTR L TR L TR 
PHF 0.91 0.91 0.91 0.91 0.91 0.91 0.91 
Flow Rate (veh/h) 58 212 280 194 542 57 717 
% Heavy Vehicles 0 0 1 2 2 2 2 
No, Lanes 2 1 2 2 
Geometry Group 5 4b 5 5 
Duration, T 0.25 

Saturation Headway Adjustment Worksheet 
Prop. Left-Turns 1.0 0.0 0.4 1.0 0.0 1.0 0.0 

Prop. Right-Turns 0.0 0.7 0.3 0.0 0.1 0.0 0.1 

Prop. Heavy Vetiic'e 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

ULTatt! 0.5 0.5 0.2 0.2 0.5 0.5 0.5 0.5 

tiRT-dOj -0.7 -0.7 -0.6 -0.6 -0.7 -0.7 -0.7 -0.7 

hHV-adj 1.7 1.7 1.7 1.7 1.7 1.7 1.7 1.7 

hadj, computed 0.5 -0.5 -0.1 0.5 -0.0 0.5 -0.0 

Departure Headway and Service Time 
hd, initial value (s) 3.20 3.20 3.20 3.20 3.20 3.20 3.20 

x, initial 0.05 0.19 0.25 0.17 0.48 0.05 0.64 

hd, final value (s) 9.66 8.66 8.68 8.75 8.19 8.85 8.29 

x, final value 0.16 0.51 0.67 0.47 1.23 0.14 1.65 

Move-up time, m (s) 2.3 2.3 2.3 2.3 

Service Time, ts (s) 7.4 6.4 6.4 6.5 5.9 6.5 6.0 

Capacity and Level of Service 
Eastbound Westbound Northbound Southbound 

L1 L2 L1 12 L1 L2 L1 L2 

Capacity (veh/h) 308 409 411 411 542 307 717 

Delay (s/veh) 14.13 20.04 27.60 19.02 148 63 12.99 323.30 

LOS B C D C F B F 

Approach: Delay (s/veh) 18.77 27.60 114.46 300.45 

LOS C D F F 

liVersectan Delay (s/veh) 160.00 
ir ierwicitoii LOS F 
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TRAFFIC SIGNAL WARRANT CALCULATIONS 
Major Street: Springbrook Drive Minor Street: Haworth Avenue 

2013 Background + Site Trips 

Number of Lanes for Moving 
Traffic on Each Approach: 

WARRANT 1 

CONDITION A 
Major St. Minor St. 

1 

2 or more 
2 or more 
1 

1 

1 

2 or more 
2 or more 

CONDITION B 
1 
2 or more 
2 or more 
1 

Warrant Used 

X 

1 

1 

2 or more 
2 or more 

ADT on Major St. 
(total of both approaches) 

100% 
Warrants 

8,850 
10,600 
10,600 
8,850 

70% 
Warrants 

6,200 
7,400 
7,400 
6,200 

Note: ADT volumes assume 8th highest hour is 5.6% of the daily volume 

ADT on Minor St, 
(higher-volume approach) 

100% 
Warrants 

2,650 
2,650 
3,550 
3,550 

13,300 9,300 1,350 
15,900 11,100 1,350 
15,900 11,100 1,750 
13,300 9,300 1,750 

100 percent of standard warrants used 

70 percent of standard warrants used due to 85th percentile speed in excess 
of 40 mph or isolated community with population less than 10,000. 

70% 
Warrants 

1,850 
1,850 
2,500 
2,500 

950 
950 

1,250 
1,250 

Number of Approach Minimum Is Signal 
Lanes Volumes Volumes Warrant Met? 

Warrant 1 
Condition A: Minimum Vehicular Volume 

Major Street 
Minor Street* 

Condition B: Interruption of Continuous Traffic 
Major Street 
Minor Street* 

Combination Warrant 
Major Street 
Minor Street* 

Warrant 3: Peak Hour Warrant - PM Peak Hour 
Major Street 
Minor Street* 

13,760 
2,340 

13,760 
2,340 

13,760 
2,340 

1,376 
234 

10,600 
2,650 

15,900 
1,350 

12,720 
2,120 

170 

No 

No 

Yes 

Yes 

* Minor street right-turning traffic volumes reduced by 25 % 



WCS+™ DETAILED REPORT 
Genera/ Information J Site Information 
Analyst MTA 

Agency or Co. Lancaster 

Date Performed 7/20/2006 

Time Period PM Peak Hour 

Intersection Springbrook/Haworth 

Area Type All other areas 

Jurisdiction City of Newberg 

Analysis Year 2013 BK + Site Mitigated 

Project ID Austin Property 

Volume and Timing Input 
EB W B NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, N i 1 1 0 0 1 0 1 1 0 1 1 0 

Lane Group L TR LTR L TR L TR 

Volume, V (vph) 53 66 128 106 63 87 177 463 31 52 611 42 

% Heavy Vehicles, %HV 2 2 2 2 2 2 2 2 2 2 2 2 

Peak-Hour Factor, PHF 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 

Pretimed (P) or Actuated (A) A A A A A A A A A A A A 

Start-up Lost Time, H 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 0 0 0 0 

Lane Width 12.0 12.0 12.0 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 0 0 0 

Min. T ime for Pedestr ians, Gp 3.2 3.2 3.2 3.2 

Phasing E W Perm 02 03 04 NS Perm 06 07 08 

Timing 
G = 18.0 G = 0.0 G = 0.0 G = 0.0 G = 34.0 G = 0.0 G = 0.0 G = 0.0 

Timing 
Y = 4 Y = 0 Y = 0 Y = 0 Y = 4 Y = 0 Y = 0 Y = 0 

Duration of Analysis, T = 0.25 Cycle Length, C = 60.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB W B NB SB 

LT TH RT LT TH RT LT TH RT LT T H RT 

Adjusted Flow Rate, v 57 209 276 190 531 56 702 

Lane Group Capacity, c 309 503 316 264 1045 393 1045 

v/c Ratio, X 0.18 0.42 0.87 0.72 0.51 0.14 0.67 

Total Green Ratio, g/C 0.30 0.30 0.30 0.57 0.57 0.57 0.57 

Uniform Delay, d i 15.6 16.8 19.9 9.5 7.9 6.1 9.1 

Progression Factor, PF 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.11 0.11 0.40 0.28 0.12 0.11 0.24 

Incremental Delay, d 2 0.3 0.6 22.6 9.2 0.4 0.2 1.7 

Initial Queue Delay, d 3 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Control Delay 15.9 17.4 42.5 18.7 8.3 6.3 10.8 

Lane Group LOS B B D B A A B 

Approach Delay 17.0 42.5 11.1 10.5 

Approach LOS B D B B 

Intersection Delay 15.9 Xc = 0.77 Intersection LOS B 

Copyright© 2005 University of Florida, All Rights Reserved HCS+™ Version 5.2 Generated: 7/20i200ä 8:59 PM 





WCS+™ DETAILED REPORT 
General information 
Analyst 

Agency or Co. 

Date Per formed 

Time Period 

MTA 

Lancaster 

7/20/2006 

PM Peak Hour 

Site Information 
intersect ion 

Area Type 

Jurisdiction 

Analysis Year 

Project ID 

Springbrook/Ha worth 

All other areas 

City of Newberg 

2025 Background + Site 

Austin Property 

Trips 

Volume and Timing Input 
EB W B NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 1 1 0 0 1 0 1 1 0 1 1 0 

Lane Group L TR LTR L TR L TR 

Volume, V (vph) 70 66 128 106 63 87 180 580 10 17 597 90 

% Heavy Vehicles, % H V 2 2 2 2 2 2 2 2 2 2 2 2 

Peak-Hour Factor, PHF 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 

Pretimed (P) or Actuated (A) A A A A A A A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 0 0 0 0 

Lane Width 12.0 12.0 12.0 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 0 0 0 

Min. T ime for Pedestr ians, Gp 3.2 3.2 3.2 3.2 

Phasing E W Perm 02 03 04 NS Perm 06 07 08 

Timing 
G = 18.0 G = 0.0 G = 0.0 G = 0.0 G = 34.0 G = 0.0 G = 0.0 G = 0.0 

Timing 
Y = 4 Y = 0 Y = 0 Y = 0 Y = 4 Y = 0 Y = 0 Y = 0 

Duration of Analysis, T = 0.25 Cycle Length, C = 60.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB W B NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Adjusted Flow Rate, v 75 209 276 194 635 18 739 

Lane Group Capacity, c 309 503 316 237 1053 313 1035 

v/c Ratio, X 0.24 0.42 0.87 0.82 0.60 0.06 0.71 

Total Green Ratio, g/C 0.30 0.30 0.30 0.57 0.57 0.57 0.57 

Uniform Delay, d-i 15.9 16.8 19.9 10.5 8.6 5.8 9.5 

Progression Factor, PF 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.11 0.11 0.40 0.36 0.19 0.11 0.28 

Incremental Delay, d 2 0.4 0.6 22.6 19.8 1.0 0.1 2.4 

Initial Queue Delay, d 3 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Control Delay 16.3 17.4 42.5 30.3 9.5 5.9 11.8 

Lane Group LOS B B D C A A B 

Approach Delay 17.1 42.5 14.4 11.7 

Approach LOS B D B B 

Intersection Delay 17.4 X c = 0.84 Intersection LOS B 

Cc-yr'71-; . , u.-'wt-i^ly c< ' n.vo.1 jT:^! . Reserved HCS+™ Version 5.2 Geni«alno a/?/2M» 11:49 AM 



HCS+" DETAILED REPORT 
General Information Site Information 
Analyst MTA 

Agency or Co. Lancaster 

Date Performed 8/2/2006 

Time Period PM Peak Hour 

Intersection 99W& Providence 

Area Type All other areas 

Jurisdiction ODOT 

Analysis Year Existing (2006) 

Project ID Austin Property 

Volume and Timing Input 
EB W B NB SB 

LT TH RT LT TH RT LT T H RT LT TH RT 

Number of Lanes, N i 2 1 1 2 1 1 

Lane Group T R L T L R 

Volume, V (vph) 1242 21 12 1924 87 28 

% Heavy Vehicles, %HV 4 4 2 2 2 2 

Peak-Hour Factor, PHF 0.97 0.97 0.97 0.97 0.97 0.97 

Pretimed (P) or Actuated (A) A A A A A A 

Start-up Lost Time, H 2.0 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 

Lane Width 12.0 12.0 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 0 0 

Min, Time for Pedestrians, Gp 3.2 3.2 3.2 

Phasing W B Only WB Only Thru & RT 04 NB Only 06 07 08 

Timing 
G = 10.0 G = 4.0 G = 84.0 G = 0.0 G = 10.0 G = 0.0 G = 0.0 G = 0.0 

Timing 
Y = 4 Y = 0 Y = 4 Y = 0 Y = 4 Y = 0 Y = 0 Y = 0 

Duration of Analysis, T = 0,25 Cycle Length, C = 120.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB W B NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Adjusted Flow Rate, v 1280 22 12 1984 90 29 

Lane Group Capacity, c 2435 1087 148 3015 148 132 

v/c Ratio, X 0.53 0.02 0.08 0.66 0.61 0.22 

Total Green Ratio, g/C 0.70 0.70 0.08 0.85 0.08 0.08 

Uniform Delay, d i 8.5 5.5 50.8 3.1 53.1 51.4 

Progression Factor, PF 1.000 1.000 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.13 0.11 0.11 0.23 0.19 0.11 

Incremental Delay, d2 0.2 0.0 0.2 0.5 7.1 0.8 

Initial Queue Delay, d 3 0.0 0.0 0.0 0.0 0.0 0.0 

Control Delay 8.8 5.5 51.0 3.6 60.2 52.2 

Lane Group LOS A A D A E D 

Approach Delay 8.7 3.9 58.2 

Approach LOS A A E 

Intersection Delay 7.6 Xc = 0.65 Intersection LOS A 

Copyright © 20C5 University of Florida, All Rights Reserved HCS+™ Version 5.2 Generated: 8/2/2006 8:51 PM 



HCS+-DETAILED REPORT 
General Information Site Information 
Analyst MTA 

Agency or Co. Lancaster 

Date Performed 8/2/2006 

Time Period PM Peak Hour 

Intersection 99W& Providence 

Area Type All other areas 

Jurisdiction 0 D 0 7 " 

Analysis Year Background (2013) 

Project ID Austin Property 

Volume and Timing Input 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Nt 2 1 1 2 1 1 

Lane Group T R L T L R 

Volume, V (vph) 1331 23 13 2063 93 30 

% Heavy Vehicles, %HV 4 4 2 2 2 2 

Peak-Hour Factor, PHF 0.97 0.97 0.97 0.97 0.97 0.97 

Pretimed (P) or Actuated (A) A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 

Lane Width 12.0 12.0 12.0 12.0 12.0 12.0 

Parking / Grade 1 Parking N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 

Phasing WB Only W B Only Thru & RT 04 NB Only 06 07 08 

Timing 
G = 10.0 G = 4.0 G = 84.0 G = 0.0 G = 10.0 G = 0.0 G = 0.0 G = 0.0 

Timing 
Y = 4 Y = 0 Y = 4 Y = 0 Y = 4 Y = 0 Y = 0 Y = 0 

Duration of Analysis, T = 0.25 Cycle Length. C = 120.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB W B NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Adjusted Flow Rate, v 1372 24 13 2127 96 31 

Lane Group Capacity, c 2435 1087 148 3015 148 132 

v/c Ratio, X 0.56 0.02 0.09 0.71 0.65 0.23 

Total Green Ratio, g/C 0.70 0.70 0.08 0.85 0.08 0.08 

Uniform Delay, D-j 8.9 5.5 50.8 3.4 53.3 51.4 

Progression Factor, PF 1.000 1.000 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.16 0.11 0.11 0.27 0.23 0.11 

Incremental Delay, d 2 0.3 0.0 0.3 0.8 9.6 0.9 

Initial Queue Delay, d 3 0.0 0.0 0.0 0.0 0.0 0.0 

Control Delay 9.2 5.5 51.0 4.1 62.9 52.3 

Lane Group LOS A A D A E D 

Approach Delay 9.2 4.4 60.3 

Approach LOS A A E 

Intersection Delay 8.2 Xc = 0.70 Intersection LOS A 
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HCS+" DETAILED REPORT 
General Information Site Information 
Analyst MTA 

Agency or Co. Lancaster 

Date Performed 8/2/2006 

Time Period PM Peak Hour 

Intersection 99W& Providence 

Area Type All other areas 

Jurisdiction ODOT 

Analysis Year Background + Site (2013) 

Project ID Austin Property 

Volume and Timing Input 
EB W B NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, N i 1 2 1 1 2 1 1 1 2 1 0 

Lane Group L T R L T L T R L TR 

Volume, V (vph) 73 1385 26 13 1952 93 88 30 322 78 54 

% Heavy Vehicles, %HV 0 4 4 2 2 2 0 2 0 0 0 

Peak-Hour Factor, PHF 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 

Pretimed (P) or Actuated (A) A A A A A A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 3 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 0 0 0 

Lane Width 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 0 0 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 3.2 

Phasing Excl. Left EB Only Thru & RT 04 Excl. Left SB Only Thru & RT 08 

Timing 
G = 4.0 G = 2.0 G = 79.0 G = 0.0 G = 8.0 G = 3.0 G = 8.0 6 = 0.0 

Timing 
Y = 4 Y = 0 Y - 4 Y - 0 Y = 4 Y = 0 Y = 4 Y = 0 

Duration of Analysis, T = 0.25 Cycle Length, C = 120.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB W B NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Adjusted Flow Rate, v 75 1428 27 13 2012 96 91 31 332 136 

Lane Group Capacity, c 150 2348 1048 59 2335 118 127 106 438 163 

v/c Ratio, X 0.50 0.61 0.03 0.22 0.86 0.81 0.72 0.29 0.76 0.83 

Total Green Ratio, g/C 0.08 0.68 0.68 0.03 0.66 0.07 0.07 0.07 0.13 0.09 

Uniform Delay, d-, 52.6 10.8 6.4 56.5 16.2 55.3 54.9 53.3 50.7 53.6 

Progression Factor, PF 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.11 0.19 0.11 0.11 0.39 0.35 0.28 0.11 0.31 0.37 

Incremental Delay, d 2 2.6 0.5 0.0 1.9 3.6 33.7 17.6 1.5 7.5 29.5 

Initial Queue Delay, d 3 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Control Delay 55.2 11.2 6.5 58.4 19.7 88.9 72.5 54.8 58.2 83.1 

Lane Group LOS E B A E B F E D E F 

Approach Delay 13.3 20.0 77.2 65.5 

Approach LOS B B E E 

Intersection Delay 25.5 Xc = 0.81 Intersection LOS C 

Coayï ght ©2005 University of Florida, All R t - Is Reserved HCS+™ Ver., o i 5.2 GaionHod 8/2/2Q06 8:36 PM 



WCS+™ DETAILED REPORT 
GeneraI Information Site Information 
Analyst 

Agency or Co. 

Date Performed 

T ime Period 

M TA 

Lancaster 

8/2/2006 

PM Peak Hour 

Intersection 

Area Type 

Jurisdiction 

Analysis Year 

Project ID 

99W & Providence 

All other areas 

ODOT 

2025 Background 

Austin Property 

Volume and Timing Input 
EB W B NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, N i 1 2 1 1 2 1 1 1 2 1 0 

Lane Group L T R L T L T R L TR 

Volume, V (vph) 110 1055 50 160 1280 100 150 105 460 100 110 

% Heavy Vehicles, %HV 0 4 4 2 2 2 0 2 0 0 0 

Peak-Hour Factor, PHF 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 

Pretimed (P) or Actuated (A) A A A A A A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 3 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 0 0 0 

Lane Width 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 0 0 0 0 0 0 

Mln. Time for Pedestr ians, Gp 3.2 3.2 3.2 3.2 

Phasing Excl. Left Thru & RT 03 04 Excl. Left SB Only Thru & RT 08 

Timing 
G = 13.0 G = 62.0 G = G = G = 9.0 G = 8.0 G = 12.0 G = 0.0 

Timing 
Y = 4 Y = 4 Y = Y = Y = 4 Y = 0 Y = 4 Y = 0 

Duration of Analysis, T = 0.25 Cycle Length, C = 120.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Adjusted Flow Rate, v 113 1088 52 165 1320 103 155 108 474 216 

Lane Group Capacity, c 196 1797 802 192 1833 133 190 158 613 292 

v/c Ratio, X 0.58 0.61 0.06 0.86 0.72 0.77 0.82 0.68 0.77 0.74 

Total Green Ratio, g/C 0.11 0.52 0.52 0.11 0.52 0.08 0.10 0.10 0.17 0.17 

Uniform Delay, d-, 50.9 20.4 14.5 52.6 22.3 54.5 52.9 52.2 47.2 47.5 

Progression Factor, PF 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.17 0.19 0.11 0.39 0.28 0.32 0.36 0.25 0.32 0.30 

Incremental Delay, d 2 4.2 0.6 0.0 30.3 1.4 24.3 23.3 11.5 6.1 9.6 

Initial Queue Delay, d 3 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Control Delay 55.0 21.0 14.5 82.9 23.7 78.8 76.2 63.7 53.3 57.1 

Lane Group LOS E C B F C E E E D E 

Approach Delay 23.8 30.3 73.3 54.5 

Approach LOS C C E D 

Intersection Delay 36.7 Xc = 0.76 Intersection LOS D 
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HCS+™ DETAILED REPORT 
Genera/ Information Site Information 
Analyst MTA 

Agency or Co. Lancaster 

Date Performed 8/2/2006 

Time Period PM Peak Hour 

Intersection 99W& Providence 

Area Type All other areas 

Jurisdiction ODOT 

Analysis Year 2025 Background + Site Traffic 

Project ID Austin Property 

Volume and Timing Input 
EB W B NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, N i 1 2 1 1 2 1 1 1 2 1 0 

Lane Group L T R L T L T R L TR 

Volume, V (vph) 112 1068 51 160 1292 100 166 105 518 114 117 

% Heavy Vehicles, %HV 0 4 4 2 2 2 0 2 0 0 0 

Peak-Hour Factor, PHF 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 

Pret imed (P) or Actuated (A) A A A A A A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 3 3 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 0 0 0 0 0 0 0 0 0 0 

Lane Width 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 0 0 0 0 0 0 

Min. Time for Pedestr ians, Gp 3.2 3.2 3.2 3.2 

Phasing Excl. Left Thru & RT 03 04 Excl. Left SB Only Thru & RT 08 

Timing 
G = 13.0 G - 62.0 G = G = G = 9.0 G = 8.0 G = 12.0 G = 0.0 

Timing 
Y = 4 < ii -b

. 

Y = Y = Y = 4 Y = 0 Y = 4 Y = 0 

Duration of Analysis, T = 0.25 Cycle Length, C = 120.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB W B NB SB 

LT TH RT LT TH RT LT I TH RT LT TH RT 

Adjusted Flow Rate, v 115 1101 53 165 1332 103 171 108 534 239 

Lane Group Capacity, c 196 1797 802 192 1833 133 190 158 613 293 

v/c Ratio, X 0.59 0.61 0.07 0.86 0.73 0.77 0.90 0.68 0.87 0.82 

Total Green Ratio, g/C 0.11 0.52 0.52 0.11 0.52 0.08 0.10 0.10 0.17 0.17 

Uniform Delay, d-| 50.9 20.5 14.5 52.6 22.4 54.5 53.4 52.2 48.2 48.2 

Progression Factor, PF 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1 0 0 0 1.000 

Delay Calibration, k 0.18 0.20 0.11 0.39 0.29 0.32 0.42 0.25 0.40 0.36 

Incremental Delay, d 2 4.5 0.6 0.0 30.3 1.5 24.3 38.7 11.5 13.0 16.2 

Initial Queue Delay, d 3 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 

Control Delay 55.5 21.1 14.5 82.9 23.9 78.8 92.1 63.7 61.1 64.4 

Lane Group LOS E C B F C E F E E E 

Approach Delay 24.0 30.4 80.5 62.2 

Approach LOS C C F E 

Intersection Delay 39.5 Xc = 0.79 Intersection LOS D 
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PACIFIC HABITAT SERVICES, INC 
9450 SW Commerce Circle, Snilc 180 
Wilsonville, OR 97070 

(800) 871-9333 • (503) 570-0800 • Fax (503) 570-0855 

January 25, 2007 

Sonja Haugen 
Springbrook Properties 
PO Box 1060 
Newberg, OR 97132-1060 

Re: Natural Resources Review for the Springbrook Development in Newberg, 
Oregon 
PHS Number: 3806 

Dear Sonja: 

Pacific Habitat Services (PHS) reviewed the natural resources on the Springbrook Development 
property in Newberg, Oregon. This letter describes our findings and summarizes future potential 
actions needed for site development permitting. 

EXISTING SITE CONDITIONS 

The site consists of agricultural land, riparian areas, a ballfield, an old school, commercial 
buildings, upland forested areas, wetlands, streams, and rural residential housing. The location of 
each of these land use types is visible in the aerial photograph included as Figure 1. 

Agricultural land use on site consists of pasture, hazelnut groves, and grass seed fields. The 
forested riparian areas adjacent to Springbrook and Hess Creeks contain an overstory dominated 
by Oregon white oak, big leaf maple, Oregon ash, black cottonwood, and Douglas fir. The 
understory contains some areas that are dominated by native species such as snowberry, 
hazelnut, elderberry, sword fem, and Oregon grape. However, much of the riparian understory 
adjacent to Springbrook and Hess Creeks is impenetrable due to the dominance of Himalayan 
blackberry present in the shrub layer. There are also scattered fruit trees present in these riparian 
areas. 

STREAMS AND WETLANDS 

PHS conducted a wetland determination to estimate the location of wetlands and waterways on 
site. The size and location of streams and wetlands were hand drawn on an aerial photograph and 
converted into an AutoCad layer in order to approximate the size of each feature (Figure 1), 
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A wetland delineation, which is more detailed study where the wetland boundaries are flagged 
and surveyed to more accurately calculate the wetland area, will be completed this spring. 

PHS located the approximate boundaries for Springbrook and Hess Creeks, their tributaries, 
several ditches, and Wetlands A-N. These features are further summarized in Tables 1 and 2. 

Table 1. Summary of Waterways 

Feature Description 

Springbrook Creek 

Springbrook Creek flows southeast through the eastern portion of the site. The 
Creek is contained within a steep forested ravine and there are some wetlands 
associated with the stream channel at the base of the slopes of the ravine. The 
riparian area contains a lot of Himalayan blackberry. 

Tributaiy S1 This is a tributary to Springbrook Creek. This tributary flows through a well-
defined channel at the junction of two tax lots. 

Tributaiy S2 
Water appears to sheet flow through the hazelnut field, but the flow velocity 
does not form a defined channel until it reaches the top of bank to 
Springbrook Creek. 

Railroad Tracks ditch This ditch meets wetland criteria and it is connected to Wetland C, therefore, 
it will likely be regulated by the State and Federal agencies. 

Ballfield ditch This is a ditch along the east side of the ballfields. 

Hess Creek East There is an earthen dam and culvert in the upper portion of Hess Creek East 
which forms a pond. 

Hess Creek West There is an earthen dam and culvert in the upper portion of Hess Creek West 
which forms a pond. The stream channel was dry above the pond. 

Hess Creek 
Hess Creek flows south through the site. The Creek is contained within a 
steep forested ravine. The riparian area contains large amounts of Himalayan 
blackberry. 

Tributaiy HI This is a small tributaiy to Hess Creek. The defined channel does not extend 
beyond the edge of the tree cover. 

Ditch H2 This ditch conveys water flowing west to Hess Creek. 

Ditch H3 This is a narrow swale and subsurface drain tiles convey most of the water 
flowing through this area. 

Ditches H4 and H5 These are small ditches that facilitate drainage in the agricultural field. 
Southwest ditch This ditch collects flows from the agricultural field. 

Roadside ditches 
Though not shown on Figure 1, the site contains numerous roadside ditches. 
Roadside ditches will need to be further evaluated as part of the wetland 
delineation. 
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Table 2. Summary of Wetland Areas 

Feature Description 
Wetland A This is a small wetland area associated with Tributary S1. 
Wetlands B 

and G Winter flows appear to collect in these flat areas near the hazelnut fields. 

Wetland C This is a ditch that was likely excavated from a larger wetland area. 

Wetland D This wetland lies at the base of the slopes in this agricultural field. The flows from 
this wetland travel under the road through a culvert. 

Wetland E Wetland E flows into a culvert under the residential development to the south. These 
flows are then daylighted in a stream channel north of Safeway. 

Wetland F The lowest portion of the grass field appears to be wet in the winter-spring. Flows 
leave this area in a culvert located southwest of the wetland. 

Wetlands H 
and I 

These are hillside slope wetlands where water seeps out and collects in a flat bench. 
Flows from these wetlands enter a roadside ditch and they are conveyed to Hess 
Creek through Ditch H2. 

Wetland J This is a wet pasture area resulting from a livestock watering well. If the water is 
turned off, this feature may not be present in the future. 

Wetland K This is a very small wet area within the agricultural field. 

Wetland L 
This wetland is dominated by Oregon ash and it may continue east to Hess Creek, 
however, the eastern limits of this feature will need to be determined during the 
wetland delineation to verify this connection. 

Wetland M This is a small wetland at the southern portion of the hazelnut field. Water collects 
here and leaves the site through a large culvert that is covered by a storm grate. 

Wetland N Flows from this agricultural field appear to drain to the southwest comer of the site. 

ENDANGERED SPECIES 

PHS requested data on rare species occurrences from the Oregon Natural Heritage Information 
Center (ORNHIC). The ORNHIC database search indicated that the following rare species are 
known to occur within two miles of the site: Chinook salmon, steelhead, and white rock larkspur. 

PHS reviewed site conditions to determine if any of these species are likely present on site. 
Spring run Chinook salmon are known to occur in Springbrook and Hess Creek, however, their 
distribution does not likely extend as far north as the project area. Resident fish species are likely 
present within the project area. 

PHS also evaluated the habitat potential for rare plants such as white rock larkspur, Delphinium 
leucophaeum. White rock larkspur habitat consists of undisturbed open bluffs and moist areas 
adjacent to wetlands/streams. This species is not likely to occur in the forested areas and it is less 
likely to occur in the grass seed fields due to disturbance such as annual plowing, mowing, 
and/or herbicide application. However, this species can exist in fencerows or along drainages 
adjacent to agricultural fields. There may be habitat for this species in some of the less disturbed 
pasture areas on site, for example, on Tax lots 1100, 4101, and 4200. Since this plant is known to 
occur within two miles of the site, a rare plant survey may be required as part of any State or 
Federal permits. This survey would need to occur when the plant is in bloom which is typically 
from May through June, therefore, PHS will conduct this survey this spring. If white rock 
larkspur is found on site, the US Army Corps of Engineers may initiate consultation with the 
United States Fish and Wildlife Service as part of the Section 404 permitting process. If 
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required, PHS would work with the property owner to prepare a Biological Assessment that 
evaluates project impacts, demonstrates avoidance and minimization, and mitigates any impacts 
as part of the site development plan. 

SITE D E V E L O P M E N T PERMITTING 

The City of Newberg does not have a wetland protection ordinance, however, they do have a 
stream corridor overlay for Hess Creek. With the exception of a utility/infrastructure crossing, 
the site development plan will avoid impacts to the Hess Creek corridor. The crossing will 
require a permit from the City and riparian enhancement will be proposed to mitigate for those 
impacts. Earthwork in wetlands will require authorizations from the Department of State Lands 
(DSL) and the US Army Corps of Engineers (Corps). These agencies require that site 
development avoids and minimizes impacts to streams and wetlands. The preliminary site plan 
avoids earthwork in Springbrook and Hess Creek, therefore, the highest valued streams and 
wetlands have been mostly avoided. However, the current site plan proposes approximately 7 
acres of wetland fill. Most of these wetlands are currently degraded due to agricultural 
production, therefore, they provide limited wildlife habitat. Wetland impacts will need to be 
mitigated by restoring, creating, or enhancing wetlands on-site or at an off-site location. Please 
see the attached fact sheets about wetland permitting and mitigation. 

The proposed site plan will fill all of the wetlands on site except possibly Wetland L. During the 
wetland delineation, PHS will determine whether or not Wetland L is connected to Hess Creek 
and the site plan will be further evaluated to see if this wetland can be avoided. To mitigate for 
impacts to ditches, there are riparian enhancement opportunities adjacent to Springbrook and 
Hess Creeks. Riparian enhancement such as blackberry removal and native plantings would 
improve the fish habitat on site and downstream. 

Trail and road crossings should be designed to avoid and/or minimize impacts to streams and 
wetlands. If bridges are not possible, then a box culvert that spans the stream width is typically 
the next method preferred. Since these streams contain fish, all stream crossings will need to 
meet the fish passage requirements of the Oregon Department of Fish and Wildlife. PHS will 
work with WRG Design to ensure that the proposed crossings are designed to these standards. 

This project will be presented to DSL and the Corps as one contiguous project so that the 
permitting and compensatory mitigation requirements can be combined. These agencies prefer 
to evaluate larger projects especially if they are owned by the same applicant. Presenting the 
whole project demonstrates avoidance of impacts to Springbrook and Hess Creek. If the project 
becomes several smaller projects, then the mitigation projects may become smaller discontinuous 
projects. 

PUS has identified a potential off-site wetland mitigation area to compensate for impacts to 
wetlands on site. The site is located just south of the City of Newberg near the intersection of 
Highway 219 and the Willamette River. The site contains approximately 10 acres of pasture 
wetland, several acres of agricultural wetland, and approximately 20 acres of agricultural land 
that has been drained. The pasture and agricultural wetlands could likely be enhanced for 
mitigation credit at a 3:1 replacement ratio. Therefore, these wetlands could provide 
approximately half of the wetland mitigation credit. The drained agricultural fields could be 
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restored to wetland at a 1:1 replacement ratio and this could make up the remainder of the 
wetland mitigation area. Once the wetland mitigation plan has been developed and the permits 
have been sent to the agencies, obtaining DSL and Corps permits typically takes about six 
months. 

In summary, this letter presents a review of the natural resources at the Springbrook site. Once 
the wetland delineation is completed this spring, we will more accurately calculate the stream 
and wetland areas on site. This supplemental mapping will be summarized in a report and 
provided to the agencies with a permit application for stream and wetland fill. 

If you have any questions, feel free to contact me. 

Sincerely, 

Jennifer Goodridge, Biologist 
Pacific Habitat Services 

CC: Mimi Doukas and Trina Whitman, WRG Design, Inc. 

Attachments: Figure 1 
Wetland Fact Sheets 



ORCGON DEPARTMENT 
O r STATE LANDS 

J u s t t h e f a c t s . . . 

H o w ARE WETLANDS AND WATERWAYS 
REGULATED? 

This fact sheet gives you an o v e m e w of how activities in wetlands and ceitain other waters like streams, lakes, and bays are 
regulated. Because many local governments regulate activities in and adjacent to wetlands and waterways, your city or 
county land use planning department is a good first contact. Be aware, however, that whether or not a local permit is 
required, a state and/or federal permit for work in wetlands or waters may be required. Sound complicated? It can be, but this 
fact sheet gives you the basic information you need to determine whether the activity you propose may require a state or 
federal permit. The regulations are very detailed. Visit the Department of State Lands' Web site and/or contact the wetlands 
or permit staff for more specific information. 

Activities in Wetlands and Waterways May Be Regulated by: • 
• 
• 
• 
• 
• 

The Oregon Department of State Lands (DSL) under the state Removal-Fill Law 
The Army Corps of Engineers (Corps) under the federal Clean Water Act and Rivers & Harbors Act 
The Oregon Department of Fores t^ under the Forest Practices Act 
The U.S. Natural Resources Conservation Service under the federal Farm Bill 
The Oregon Department of Agriculture, Natural Resources Division 
Some city and county land use ordinances 

What Areas Are Regulated? 
"Waters of the State" or "Waters of the U.S." including: 
• Rivers, streams, most crecks, and some ditches 
• Bays, estuaries, and tidal marshes 
• Lakes and some ponds 
• Permanent and seasonal wetlands 
If you arc uncertain whether there arc regulated wetlands on your property, contact DSL for assistance. 
The regulations apply to all lands, public or private, except tribal lands. 
A wetland does not have to be mapped by the state or otherwise "designated" to fall under the regulations. 

What Activities in Waters of the State/U.S. Are Regulated? 
• In-water construction such as piers (may also require 

a lease from DSL) 
• Stump removal (large land-clearing projects) 
• Commercial timber harvest 

• Placement of fill material 
• Alteration of stream banks or stream eourse 
• Ditching and draining 
• Excavation or dredging of material 
• Bank stabilization (e.g., riprap or retaining walls) 

What Activities Are Exempt? 
• Sonic routine maintenance activities such as repairing culverts 
• Established, ongoing agricultural activities such as plowing, cultivating, and ditch maintenance 
• Some minor projects involving small amounts of fill or removal 
Be sure to contact DSL and the Corps for specifics before you proceed with your project. 

Confused? 
For Urban Lands and Activities 
^ Contact: City or county planning department for local requirements 
• Also contact: DSL (503) 378-3805 and the Corps of Engineers, (503) 808-4373 

Oregon Depar tment of State Lands - We t l ands Program 
775 S u m m e r St, N E , Suite 100, Sa lem, OR 97301-1279 
503-378-38 05 ; http:/Awv w. urcgon sta tel an eis. us/ 
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For Agricultural Activities 
• First contact: Natural Resources Conservation Service for your area (in phone book under U.S. Government, Department 

of Agriculture) 
• Next contact: DSL and Corps (some activities are regulated by all three agencies) 

For Commercial Forest Operations 
• First contact: Oregon Department of Forestry, Private & Community Forestry Program, (503) 945-7470 
^ If a change in land use is planned, also contact your local planning department, DSL, and Corps 

How Can You Avoid the State and Federal Permit Process? 
If you know with certainty the boundaries of any wetlands or waterways and can avoid those areas with your project, no state 
or federal permit is required. However, it is important to contact your local planning department, as some local governments 
have setback requirements. 

What's Required to Get a Permit? 
A permit application form may be obtained from either DSL or the Corps by mail or from their Web sites. A complete 
application must include the project design, a plan to minimize impacts to the resource, and the fee. A wetland delineation 
may also be required. Applicants must design the project to avoid and minimize jmpaets to the waters to the extent 
practicable. In most eases, unavoidable wetland impacts must be compensated for through wetland restoration, enhancement, 
or creation, or by buying credits from a mitigation bank (compensatory mitigation plan). If complete, the applieation goes 
through a public review process. The project must also be consistent with the city or county land use plan and must comply 
with Oregon's water quality standards. 

How Are the Laws Enforced? 
The best enforcement is to prevent unpermitted wetland alterations through accurate information and education. However, 
when violations do occur, a variety of enforcement tools may be used, including restoration orders, fines, civil penalties, 
and/or criminal charges. 

Basic State Permit Process 
(Federal permit proeess is similar) 

Are location & boundaries of any wcllands on parcel knowu7 j 

HM 
Obtain a wetland delineation report; submit report lo 

DSL for review and approval 

Can project be located or designed lo avoid wetlands? 

I i 
No DSL permit needed j Yes J \ 1 

1 r 

Submit Permit Application 

Resource Agencies 

Interest Groups 

_ T 
I Application Complele?ltfYes ~j 

Review and Common! Period 

Local Governili em 

Neighbors 

Pemii! Issued with Conditions Penili! Denied 

O r e g o n D e p a r t m e n t o f Stil le L a n d s - W e t l a n d s P r o g r a m 
7 7 5 S u m m e r St, N E , S u i t e ! 00, S a l e m , O R 9 7 3 0 1 - 1 2 7 9 
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JUST THE FACTS... 

About Compensatory Mitigation for Wetland Impacts 

When people apply for a permit to place fill in a wetland, they discover immediately that they must follow a process 
to "mitigate" the negative impacts to the wetland. Often, applicants start with the assumption that mitigation only 
means that they will be issued a permit if they are willing to replace the wetland area that they propose to impact. 
However, there's much more to it than that! This fact sheet explains the mitigation process and the different 
compensatory mitigation options that may be available to the permit applicant. More detailed information in the 
form of rules is available from the Division of State Lands (DSL). 

What Does Mitigation Mean? 
The dictionary definition of mitigation is "to reduce the effect of an action." In wetland regulations, the term has the 
same meaning—to reduce the negative effects of a proposed project. The main point to remember is that mitigation 
is a process. It starts with evaluating how wetland impacts can be avoided. If the impact cannot be completely 
avoided, the next step is to look at ways to minimize "unavoidable" impacts. Only after a legitimate effort has been 
made to avoid and minimize impacts does "compensatory mitigation" come into play. This sequential process is 
established in both state and federal law. 

What Is Compensatory Mitigation? 
Compensatory mitigation is creating, restoring or enhancing wetlands to replace or "compensate" for the wetland 
area and functions lost through the permitted alteration. Constructing a wetland in an area that never supported 
wetlands historically is called creation. Wetland creation is often difficult because the upland soils are not good at 
retaining water. Restoration means re-establishing wetland vegetation and hydrology to a site that was historically 
wetland but has been dried out by diking, draining, or filling. Enhancement is improving an existing but badly 
degraded wetland by correcting the conditions that cause it to be degraded. This might include providing more water 
to the site or restoring native plant communities. The enhancement goal is to greatly improve the condition and 
functions of the wetland. 

When Is Compensatory Mitigation Required? 
Compensatory mitigation is required as a condition of any state permit to place fill or excavate in a wetland. When 
a permit application is received by DSL, the permit coordinator determines if the applicant has adequately explored 
project alternatives that would avoid wetland impacts completely and also those that would minimize impacts. If 
there are practicable alternatives with no or minimal wetland impact, those alternatives must be pursued. Compensatory 
mitigation is required for the unavoidable impacts. 

Basic Mitigation Process Steps 
Steps taken before compensatory mitigation is considered 
• Delineate wetland boundaries on development site and obtain DSL/Corps of Engineers concurrence 
• Analyze development needs for the site 
• Determine if project can be completed without any impact to the wetlands 
• If not, identify project alternatives that will minimize wetland impacts 
• Finalize development/project plans that avoid and minimize wetland impacts; consult with DSL/Corps and 

prepare permit application 

Steps taken after alternatives are fully explored and impacts minimized 
• Evaluate project impacts on wetland acreage and functions 
• Develop compensatory mitigation plan that meets minimum ratios and replaces lost functions 
• Obtain DSL/Corps approval of mitigation plan 
• Construct mitigation project before or at the same time (same growing season) that development project is 

coiistructed 
• Monitor mitigation project for required period of time (usually 3-5 years) and take corrective action to ensure 

project success, as necessary 
Oyer w~ 
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Compensatory Mitigation for Wetland Impacts 

Mnst Wetlands Be Replaced On An Acre-For-Acre Basis? 
Not necessarily. DSL's rules set minimum ratios that vary by the type of compensatory mitigation proposed, as 
follows: 

• Restoration ratio is 1:1 (1 acre restored for every 1 acre lost) 
8 Creation ratio is 1.5:1 (1!4 acres created for every 1 acre lost) 
• Enhancement ratio is 3:1 (3 acres enhanced for every 1 acre lost) 
• Enhancement of cropped wetlands is 2:1 (2 acres enhanced for every 1 acre lost) 

The ratios reflect both the probability of mitigation project success and the state's mandate to maintain wetland 
acreage and functions. 

Compensatory Mitigation Options 
Onsite mitigation is the customary option. It refers to conducting the compensatory mitigation project on the same 
parcel where the wetland impact will occur. This is frequently the easiest option arid may be the best one for 
minimizing the cumulative impacts of developments in a given area. Sometimes, however, it is not practicable and 
often it is not the best option for replacing ecological functions. If DSL staff determines that the onsite option is not 
feasible or is not ecologically preferable, other options may be pursued. 

Off site mitigation is when the mitigation site is not adjacent to the development site. Generally, the mitigation 
project will be constructed within the same drainage basin—again, this is to control cumulative impacts in an area 
and ensure that problems such as flooding are not shifted from one basin to another. 

Payment to provide mitigation—in limited cases such as for small impacts, an applicant may be allowed to make a 
payment to DSL rather than construct the mitigation project his or herself. DSL determines the amount of the 
payment based upon estimated costs to acquire a site and construct, plant and monitor the mitigation project, and 
seeks out projects that will provide the necessary compensatory mitigation. 

Purchase credits from a mitigation bank—a mitigation bank is a large wetland mitigation project constructed by 
a public or private party to compensate for future wetland impacts. DSL has specific rules for how a mitigation 
bank will be developed, operated and monitored. "Credits" are the units of exchange. They are usually based on 
acre units (one acre impact = one credit) and their value is determined by the actual cost of creating the credit in the 
bank. Private bank sponsors will also figure in a margin of profit. DSL staff may approve purchase of credit from 
a bank if onsite mitigation options are not practicable or not ecologically preferable. Mitigation banks can provide 
many practical and ecological benefits over small, onsite mitigation projects. 

Does Compensatory Mitigation Really Work? 
There have been many studies throughout the U.S. on how well created or restored wetlands perform. The "success" 
of a mitigation project depends upon multiple factors including appropriate siting, adequate water source, and the 
site's ability to be self-maintaining. In general, restoration of former wetlands has a higher likelihood of success 
than creation or enhancement. DSL has conducted studies of mitigation compliance with permit conditions and has 
found that: 

• Most compensatory mitigation projects required by a permit were completed 
• There were often significant differences in what was proposed and what was completed, resulting in a small 

net loss of wetland acreage 
9 Most wetland impacts and mitigation projects are less than one acre in size 
® There is limited data with which to evaluate the functional success of mitigation projects 

i 

Project evaluation helps DSL improve mitigation project design, monitoring requirements and overall mitigation 
project success. 
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SPRINGBROOK TREE RECONNAISSANCE 

Background and Purpose 

Much of the Springbrook site in Newberg is forested. We visited the site 
originally in August 2006 to conduct a reconnaissance to locate and describe 
general tree conditions, including outstanding trees and groves, diseased or 
hazardous trees, and other features considered noteworthy. This preliminary 
information can be used to identify high-quality trees and stands that could be 
incorporated into site development, as well as those that are not recommended for 
retention. A revisit of the site in January and February, 2007, resulted in the 
addition of four more areas. 

Results 

A total of 17 areas with trees were examined. Some of the areas contained wild 
stands, but most of the sites were near farms or other development. A variety of 
native and introduced species were identified, including some outstanding 
specimens. Three specimens were identified on site that were significant and 
warrant mention. The first was located in Area 8 and is a very good example of a 
ponderosa pine that is native to the Willamette Valley. The second was an 80-inch 
diameter redwood located in Area 13 that appeared to be stable and in excellent 
condition despite damage to the top of the tree. The third is a 51-inch black 
walnut tree which is in excellent condition in the southwest corner of Area 12. 

Oregon white oak represented most of the good-to-excellent trees and stands. The 
tree areas are noted on the site photo-map provided to W R G Design. Descriptive 
photos of many of these sites are included in this report. 

Area 1. College/ Mountainview. The stand includes predominantly mature 
Oregon white oak in good condition and well-adapted to the site. Bigleaf maple, 
black cottonwood, and black walnut are also scattered throughout Area 1, but 
their condition is marginal. For example, some of the maples are damaged, 
decayed, or declining. The walnut trees are structurally unstable, and cottonwoods 
are not recommended for retention near development due to inherent species 

7615 SWDunsmuir Lane, Beaverton, OR 97007 
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limitations. [Species: Oregon white oak, bigleaf maple, black cottonwood, black 
walnut. Size: large; Rating: very good; Photo] 

Area 2. Aspen Way Oaks. These trees have minor basal decay, but the grove is 
sustainable. No disease or insect limitations were identified. [Species: Oregon 
white oak. Size: large; Rating: very good; Photo] 

Area 3. Aspen Way Conifers. The Douglas-firs on this site have codominant 
stems (multiple trunks), an indication of structural instability, as well as low 
vigor. The incense cedars are in good condition. Overall, the grove is of low 
quality for retention. [Species: Douglas-fir, incense cedar. Size: large; Rating: 
poor] 

Area 4. Hess Creek Drainage. This is the largest forested area on the entire site. 
It contains a wide variety of tree sizes, species, and conditions. Many of the 
mature individual Douglas-firs, grand firs, Oregon white oaks, and bigleaf maples 
are in poor condition and may not be sustainable for retention if development is to 
occur immediately adjacent to them. However, the condition of the area as a 
whole would be considered excellent if it could be retained as an open space in its 
relatively wild condition. [Species: Oregon white oak, bigleaf maple, Douglas-fir, 
grand fir, black cottonwood, Oregon ash, madrone, cherry, red alder. Size: 
variable ; Rating: variable - poor for retention/development, excellent for open 
space retention and habitat; Photos] 

Area 5. Hillside Grove. This outstanding stand of Oregon white oaks forms a 
contiguous canopy on the hillside, and appears to be in excellent condition. 
[Species: Oregon white oak. Size: large; Rating: excellent; Photo] 

Area 6. Hillside Trees. These scattered trees are generally in poor condition, with 
select trees in good condition. [Species: Oregon white oak, bigleaf maple, 
Douglas-fir. Size: large; Rating: poor] 

Area 7. Oak Grove. This stand of Oregon white oaks is a part of a larger grove 
outside the Springbrook boundary. [Species: Oregon white oak. Size: large; 
Rating: good] 

Area 8. Ponderosa Pines. These two very large specimens are different in 
quality. The western tree is in very good condition with no apparent limitations or 
defects; however, the eastern tree has a history of breakage and instability. 
[Species: ponderosa pine. Size: very large; Rating: one tree excellent] 

Area 9. Maple Grove. This grouping of bigleaf maples is infected with 
Verticillium wilt, a fungal disease. The trees are not sustainable. [Species: bigleaf 
maple. Size: large; Rating: poor] 
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Area 10. Fir Plantation. This plantation of Douglas-fir is not presently a 
significant stand. The trees are pole-sized and crowded. Thinning1 will be needed 
if the stand is to be retained. [Species: Douglas-fir. Size: poles; Rating: good; 
Photo] 

Area 11. Upslope Mixed Stand. Many of the mature Oregon white oaks and 
Douglas-firs in this area are in poor condition and would not be well suited to 
selective retention; however, the stand as a whole would be excellent for 
retention. [Species: Oregon white oak, Douglas-fir. Size: large; Rating: variable, 
mostly poor; Photo] 

Area 12. Railroad Crossing. This area is dominated by Oregon ash, but contains 
a variety of species. Individual trees may be suitable for retention near 
development, including a 51-inch black walnut tree, which is in excellent 
condition in the southwest corner of the area. However, the majority of trees in 
this area (especially those within the drainage) are in poor condition and may not 
be suitable for retention if development is to occur immediately adjacent to them. 
However, the condition of the area as a whole would be considered excellent if it 
could be retained as an open space in its relatively wild condition. [Species: 
Oregon ash, bigleaf maple, ponderosa pine, horsechestnut, black walnut, Oregon 
white oak. Size: variable - mostly large; rating: variable - mostly poor, except 
one specimen black walnut] 

Area 13. Hess Creek Farm. The most outstanding tree on this property is an 80-
inch diameter redwood. Although the top of the tree may have broken out many 
years ago, the tree now appears to be stable and in excellent condition. This is the 
largest tree examined on the Springbrook site. Other trees on the Hess Creek Farm 
site include sequoias and western redcedars in good to excellent condition, as well 
as various conifers and deciduous trees. One Port-Orford-cedar was identified, 
and is in excellent condition except for ivy at its base. If retained, special 
protection (e.g., silt fencing) will be needed during construction to keep Port-
Orford-cedar Root Disease away. The site includes a small fruit and nut orchard 
that appears unmaintained, with trees in mostly poor condition. A very large 
Oregon white oak is infested with carpenter worms, and may have basal decay. It 
should not be relied upon for site development. The condition of Douglas-firs in 
this area is highly variable. In general the health of the trees declines further north 
of the house. [Key species: redwood, sequoia, western redcedar. Size: variable -
many very large; rating: mixed (specimen tree)] 

Area 14. Hess Creek - East Central Extension. The trees in this area are highly 
variable in condition. It contains a wide variety of tree sizes, species, and 
conditions. Many of the individual Douglas-firs, grand firs, bigleaf maples, 
Oregon ash, and Oregon white oaks, appear in good condition and may be 

1 Thinning: A cultural treatment made to reduce stand density of trees to improve growth and 
enhance their health. 
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sustainable near development. However, the area also contains many individual 
trees in poor condition, which would not be suitable for retention if development 
is to occur immediately adjacent to them. Many of the trees in this area are edge 
grown, and exhibit leaning or distorted trunks resulting from competition for 
light. A group of conifers in the western half of the area exhibit dead tops and 
thin crowns, which are symptomatic of root disease. Other species in this area 
include black cottonwood and Scouler's willow, which are typically not 
recommended for retention near development because of inherent species 
limitations. However, the condition of the area as a whole would be considered 
excellent if it could be retained as an open space in its relatively wild condition. 
[Key species: Douglas-fir, grand fir, bigleaf maple, Oregon ash, Oregon white 
oak, cherry, black cottonwood, red alder, Scouler's willow. Size: variable - many 
large; Rating: fair to good] 

Area 15. Tree Grove Park. The individual trees in this area are well suited for 
retention. There are a variety of species in this group, which are not found 
growing together in nature. Individual Douglas-firs, Oregon white oaks, and 
Atlas cedars are well-suited for retention with development, as are the smaller, 
more ornamental species such as bay laurel. No insect or disease limitations were 
identified. [Key species: Oregon white oak, Douglas-fir, Atlas cedar, incense 
cedar, Port-Orford-cedar, bay laurel, redwood, giant sequoia, ponderosa pine, 
madrone, and holly. Size: variable - mostly large; Rating: good; Photo] 

Area 16. Big Tree Park. This area consists of five open-grown black walnut 
trees. The trees are in variable condition; some branches are structurally unstable 
and stem decay is likely where scaffold branches have already broken off. 
Nevertheless, the trees exhibit an attractive growth habit, and no insect or disease 
limitations were identified. Black walnut trees are not typically recommended for 
retention near development due to inherent species limitations, including messy 
fruit hulls and the profuse presence of aphids commonly associated with the 
species. Also, black walnut trees produce a chemical known as juglone, which can 
injure or kill certain other plants. However, four of the five trees are sustainable 
and could be retained in a park setting with safety pruning and pruning to improve 
structure. They have fairly wide-spreading crowns typical of open-grown trees. 
Retention of these trees would require substantial protection areas, typically a 40-
to 50-foot diameter circle. [Key species: black walnut. Size: large; Rating: 
variable - mostly sustainable; Photo] 

Area 17. Springbrook Canyon. This area contains a wide variety of tree sizes, 
species, and conditions. Douglas-fir is the dominant species; however, as one 
moves downslope from Area 12, Douglas-fir becomes less dominant, giving way 
to black cottonwood, Oregon white oak, and willow in the lower elevations. No 
insect or disease limitations were identified; however, individual trees are highly 
variable in condition, and may not be suitable for retention if development is to 
occur immediately adjacent to them. The condition of the area as a whole would 
be considered very good if it could be retained as an open space in its relatively 
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wild condition. [Key species: Douglas-fir, Oregon white oak, black cottonwood, 
willow. Size: variable - mostly large; Rating: variable - poor for development, 
but very good for open space retention; Photo] 

The Springbrook site has 17 identified tree stands or groves. Three of the groves 
dominated by Oregon white oak are rated as very good to excellent, based on tree 
size and condition. Three specimen trees were identified in excellent condition, 
including a ponderosa pine, redwood, and black walnut. The ratings in this report 
can guide site design to include the best tree features during development. 

Summary 

Walter H. Knapp 
Certified Forester, SAF 406 
Certified Arborist, ISA PN-0497 

Morgan E. Holen 
Certified Arborist, ISA PN-6145A 
Forest Biologist, PBS Environmental 

Enclosures: Site photographs 
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Area 1. Mixed stand dominated by Oregon white oak. 

Area 1. Portion of stand with open oak grove. Some trees have basal decay, but 
trees are sustainable. 

7615 SW Dunsmuir Lane, Beaverton, OR 97007 
Phone: (503) 646-4349 Fax: (503) 265-8117 



Page 7 of 12 
3205-Arborist Report-Final Draft-2007-04-19 (2). doc 

7615 SW Dunsmuir Lane, Beaverton, OR 97007 
Phone: (503) 646-4349 Fax: (503) 265-8117 



Page 8 of 12 
3205-Arborist Report-Final Draft-2007-04-19 (2). doc 

Area 4. Hess CreekDrainage. Healthy Douglas-fir with multiple top, poor 
structure. 

Area 5. Hillside stand of Oregon white oaks in very good condition. 
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Area 11. Mixed stand of oak and Douglas-fir. Many of the mature firs and oaks 
are in poor condition. 
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Area 13. Specimen redwood tree, 80-inches in diameter. 

Area 13. Outstanding cedar tree in excellent condition. 
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Area 15. Mixed stand along Mountain View Drive, near intersection with 
Springbrook Road. Many individual trees in good condition. 
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Area 17. Springbrook Canyon drainage. Mixed stand containing a variety of tree 
sizes, species, and conditions. 
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Attention: Mr. Richard Boyle 

Report of Initial Geotechnical Engineering Services 
Springbrook Properties Development 

Newberg, Oregon 
GeoDesign Project: SPDev-1-01 

GeoDesign, Inc. is pleased to submit our initial geotechnical engineering report for the proposed 
Springbrook Properties development in Newberg, Oregon. The site is an approximate 450-acre 
parcel generally located northwest of Highway 99W and east of Highway 219 in Newberg, 
Oregon. Our services for this project were conducted in accordance with our proposal dated 
March 1 2, 2007. The results of our study are presented in this report. 

We appreciate the opportunity to be of service to Springbrook Properties, Inc. and WRG Design, 
inc. and to provide geotechnical engineering services for this project. Please contact us If you 
have questions regarding this report. 

Sincerely, 

CMC:SPM:CPS:kt 
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1.0 INTRODUCTION 

This report presents the results of CeoDesign's geotechnical engineering evaluation for the first 
phase of the proposed Springbrook Properties development. The site is an approximate 450-acre 
parcel generally located northwest of Highway 99W and east of Highway 219 in Newberg, 
Oregon. Preliminary site development plans for the project were provided to us by Mr. Richard 
Boyle of WRG Design, Inc. Figure 1 shows the site vicinity relative to surrounding features. 
Figure 2 shows the proposed site layout and our approximate exploration locations. For your 
reference, definitions of ali acronyms are attached at the end of this document. 

2.0 PROJECT UNDERSTANDING 

The project will be a mixed-use development consisting of residential subdivisions, a resort hotel, 
and office buildings. Development will include a relatively significant phase of infrastructure 
improvements (such as new roads and utilities). We understand that stormwater will be collected 
and routed to swales and detention ponds, and then into local drainage basins. The basins 
include the Hess Creek Basin and the Springbrook Canyon, which both run through the site. In 
general, the existing site topography is gently sloped, with some steep slopes in the drainage 
basin areas and in the north-central portion of the site. 

3.0 PU RPOSE AN D SCOPE 

The purpose of our services was to explore the subsurface soil and groundwater conditions at 
the site to provide the basis for geotechnical design recommendations for preliminary site 
development. We completed the following services: 

• Coordinated and managed the field evaluation (including utility checks, site access, right-of-
way permits, and scheduling of subcontractor and GeoDesign field staff). 

• Completed 23 drilled borings to depths ranging between 16.2 to 26.5 feet BGS and 3 test pits 
to depths ranging between 13 and 17 feet BGS along proposed arterial and collector 
roadways. 

• Obtained soil samples at select depths in the explorations. 
• Classified the materials encountered in the explorations. Maintained a detailed log of each 

exploration. Observed groundwater conditions in the explorations. 
• Completed 38 moisture content, 2 dry unit weight, 4 Atterberg limits, and 3 fines content 

(percent passing a Standard U.S. No. 200 Sieve) testing on selected samples. 
• Completed a geologic reconnaissance along the drainage basins (Hess Creek and 

Springbrook Canyon) and the steep slopes in the north-central portion of the site. 
• Provided recommendations for site preparation, grading and drainage, stripping depths, fill 

type for imported materials, compaction criteria, trench excavation and backfill, use of on-site 
soils, and wet/dry weather earthwork. 

• Provided general recommendations for retaining walls less than 8 feet tall (including lateral 
earth pressure [equivalent fluid pressures], drainage, and backfill requirements). 

• Provided recommendations for construction of asphalt pavements for proposed roadways 
(including subbase, base course, and asphalt paving thickness). 
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• Evaluated slope stability hazards based on our geologic reconnaissance. 
• Recommended minimum setbacks from slopes and provided grading recommendations 

to avoid potential slope stability hazards. 
• Developed shaded relief and slope gradient maps using the topographic survey data of 

the site provided by WRG Design, Inc. 
• Identified areas where additional work (such as drilling, testing, and analysis) is required 

to establish hazard rating or setback. 
• Provided this report summarizing the results of our geotechnical evaluation, our 

recommendations, and opinion on feasibility of the overall development. 

4.0 SITE CONDITIONS 

4.1 REGIONAL GEOLOGY 
4.1.1 Geologic Setting 
The site is located on the northern margin of the Central Willamette Valley physiographic 
province, which is bound by the Coast Range Mountains to the west, the Chehalem Mountains to 
the north, the Eola Hills to the south, and the Cascade Range to the east. The Central Willamette 
Valley is a structural basin formed by tectonic downwarping and faulting of the underlying CRBG 
and older marine sedimentary bedrock (Burns, et al., 1997). The site is situated on a south-facing 
slope along the southern margin of the Chehalem Mountains (Figure I). The general geologic 
profile for the site vicinity consists of alluvium and fine-grained basin fill deposits overlying 
marine sedimentary bedrock and basalt bedrock. The geologic units mapped in the site vicinity 
are shown on Figure 3. 

Based on a review of published geologic mapping, our site exploration, and geologic 
reconnaissance, the site is mantled by Missoula Flood deposits (also referred as Willamette Silt). 
The flood deposits consist of unconsolidated sand to silt with occasional clay layers that were 
deposited by multiple catastrophic glacial floods associated with the late Pleistocene (15,000 to 
1 3,000 years before present) Glacial Lake Missoula (Gannett and Caldwell, 1998; Burns, et al., 
1997; Schlicker and Deacon, 1967). The flood waters filled the valleys to elevations ranging from 
300 to 400 feet and deposited fine-grained sediment covering pre-existing topography. Older 
geologic units are exposed in deep drainages cut through the overlying flood deposits. 
Thickness of the flood deposits in the site vicinity is expected to be less than 20 feet. 

The Pliocene to Pleistocene Age (5 to 1.6 million years before present) Troutdale Formation 
underlies the flood deposits and forms the majority of the sedimentary basin fill in the Central 
Willamette Valley. The unit ranges from stiff silt and clay to moderately cemented micaceous 
siltstone, claystone, and fine sandstone. The unit is considered to be equivalent to the Sandy 
River Mudstone reported in the Portland Basin (Schlicker and Deacon, 1967). The sedimentary 
basin deposits are reported to extend to a depth of approximately 30 to 50 feet in the site 
vicinity and overlie and lap onto basalt flows of the CRBG and the older marine sedimentary 
bedrock. 

The higher elevations surrounding the site to the north and west (Chehalem Mountains) and to 
the southwest (Red Hills of Dundee) are mapped (Gannett and Caldwell, 1998; Schlicker and 
Deacon, 1967) as basalt lava flows belonging to the middle Miocene Age (16 to 6 million years 
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4.4.1 Pavement and Fill 
A majority of our soil borings encountered AC pavement and gravel fill (base and shoulder rock). 
The asphalt pavement thickness ranged from 2 to 8 inches and was typically underlain by 
crushed rock base that ranged in thickness from 4 to 23 inches. Boring B-3 encountered 
approximately 5 feet of dense, silty gravel fill (road shoulder). Medium stiff to stiff silt fill was 
encountered underlying gravel base rock in borings B-7 and B-20. The fill extended from 1 foot 
to a maximum of 5.8 feet BCS. Boring B-20 encountered medium dense to dense gravel fill 
underlying the silt fill that extended from 3,5 to 5 feet BCS. Laboratory testing on samples of the 
gravel fill indicated a moisture contents between 1 2 and 14 percent. 

4.4.2 Silt 
Based on our test pit and soil boring explorations, the underlying native soils generally consist of 
silt with variable amounts of sand and clay that we interpret to correlate to the Missoula Flood 
deposits. Soft to stiff silt was encountered below the topsoil zone and road base fill and 
extended to depths ranging from 8.5 to 24.5 feet 3CS. Laboratory testing on samples of the 
native silt soils indicate moisture contents between 21 and 38 percent and dry densities between 
85 and 91 pcf. The fines percentage (material passing a U.S. Standard No. 200 Sieve) varied 
generally between 83 and 91 percent. 

4.4.3 Sand and Gravel 
We encountered loose, silty sand with trace clay in boring B-l extending from 13.5 to 16 feet BCS. 
Dense to very dense, silty gravel with cobbles and boulders was encountered in test pit TP-1. The 
gravel was underlying the silt deposits and extended from 6 to 1 0 feet BCS. 

4.4.4 Clay 
We encountered medium stiff to hard, silty clay with variable amounts of sand, gravel, and 
cobbles underlying the silt, sand, and gravels deposits in many of our explorations (borings B-2, 
B-5 through B-7, B-9 through B-l 2, B-l 4 through B-l 9, and test pit TP-1). The clay was 
encountered at depths ranging from 0.7 foot to 24 feet BCS and extended to the bottom of our 
explorations or to the top of bedrock. We interpret the silty clay to correlate with decomposed 
basalt flows, decomposed siltstone, or the Troutdale Formation, depending on stratigraphic 
location and underlying bedrock unit. Laboratory testing on samples of the native clayey soils 
indicate moisture contents between 24 and 47 percent and dry densities between 88 and 
100 pcf. Atterberg limits testing indicates that the silty clay generally has medium to high 
plasticity. 

4.4.5 Bedrock 
We encountered bedrock in several of our explorations (B-l 7, B-l 9, TP-2, and TP-3) and in 
outcrops observed during our field reconnaissance. The bedrock generally consists of extremely 
soft to very soft (R0-R1) siltstone or claystone that ranges from decomposed to intensely 
weathered and is intensely fractured. Laboratory testing on a sample of the siltstone bedrock 
indicated a moisture content of 37 percent. 

4.4.6 Groundwater 
Slow groundwater seepage was encountered between 3 and 1 5 feet BCS in our test pit 
explorations. Our boring explorations encountered groundwater levels across the site ranging 

S U S D e s i g n s s SPDev-1-01:051707 



from 2.5 to 23.5 feet BGS. It is likely that the seepage observed was due to perched groundwater 
and does not represent the regional groundwater table. The depth to groundwater is expected to 
fluctuate in response to seasonal changes, changes in surface topography, and other factors not 
observed in the site vicinity. 

5.0 CONCLUSIONS AND RECOMMENDATIONS 

Based on the results of our subsurface explorations and analyses, it is our opinion that the 
project can generally be developed as proposed, provided the recommendations in this report are 
incorporated in design and construction. Specific structures (such as the planned resort building, 
office buildings, and residential structures) require site-specific subsurface investigations and 
geotechnical recommendations for site preparation and foundation support. The following 
summarizes general considerations for the first phase of the planned project: 

• There are some steeply sloped areas in the northern portion of the site and evidence of slope 
instability in some areas along the Hess Creek and Springbrook Creek drainage. 
Development in these areas will require special considerations, as discussed in the "Slope 
Stability and Cut and Fill Slopes" section of this report. 

• Several explorations encountered slltstone bedrock beneath the surficial soils. Areas of 
anticipated shallow bedrock can be referenced on Figure 3. Excavation in the siltstone unit 
will require additional time and effort, but should not require special excavation equipment. 
Although not encountered, geologic mapping (Figure 3) indicates that portions of the site are 
underlain by basalt bedrock, which may require special excavation equipment if encountered. 

• Trench cuts in the native soil and weathered siltstone should stand near vertical to a depth of 
at least 4 feet. Some slight to moderate caving is possible where excavations proceed below 
groundwater and where sandy soils are present. The contractor should be prepared to 
dewater excavations. 

• The on-site soils are generally suitable for use as structural fill, provided they are properly 
moisture conditioned. Moisture conditioning the soil will likely require removing moisture at 
all times of the year and Is best suited to be conducted during prolonged periods of dry 
weather. However, we recommend using imported granular material for backfill in utility 
trenches. 

• The native soils are easily disturbed by construction traffic during periods of wet weather. 
Granular haul roads and staging areas will be necessary to support construction traffic over 
exposed silt. 

• New asphalt pavements should be designed in accordance with City of Newberg standards, 
which are presented in the "Pavement Design Recommendations" section. 

The following sections present specific geotechnical recommendations for design and 
construction of the proposed development. 
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6.1.3 Subgrade Evaluation 
A member of our geotechnical staff should observe the exposed subgrades is areas of new 
pavements/structures after stripping and site cutting have been completed to determine if there 
are areas of unsuitable or unstable soil. Our representative should observe a proofroll with a fully 
loaded dump truck or similar heavy rubber-tire construction equipment to identify soft, loose, or 
unsuitable areas. Areas that appear to be too wet and soft to support proofrolling equipment 
should be evaluated by probing and prepared in accordance with the recommendations for wet 
weather construction presented in the "Wet Weather/Wet Soil Grading" section of this report. 

6.1.4 Wet Weather/Wet Soil Grading 
The fine-grained soils at the site are easily disturbed during the wet season and when they are 
moist. If not carefully executed, site preparation, utility trench work, and roadway excavation can 
create extensive soft areas and significant subgrade repair costs can result. If construction is 
planned when the surficial soils are wet or may become wet, the construction methods and 
schedule should be carefully considered with respect to protecting the subgrade to reduce the 
need to over-excavate disturbed or softened soil. The project budget should reflect the 
recommendations below if construction is planned during wet weather or when the surficial soils 
are wet. 

If construction occurs when wet soils are present, site preparation activities may need to be 
accomplished using track-mounted excavating equipment that loads removed material into 
trucks supported on granular haul roads. The thickness of the granular material for haul roads 
and staging areas will depend on the amount and type of construction traffic. Generally, a 1 2- to 
1 8-inch-thick mat of granular material is sufficient for light staging areas and the basic building 
pad, but is generally not expected to be adequate to support heavy equipment or truck traffic. 
The granular mat for haul roads and areas with repeated heavy construction traffic typically 
needs to be increased to between 18 to 24 inches. The actual thickness of haul roads and 
staging areas should be based on the contractor's approach to site development and the amount 
and type of construction traffic. The granular material should be placed in one lift over the 
prepared, undisturbed subgrade and compacted using a smooth-drum, non-vibratory roller. The 
imported granular material should meet the specifications for stabilization material in the 
"Structural Fill" section of this report. In addition, a geotextile fabric should be placed as a barrier 
between the subgrade and imported granular material in areas of repeated construction traffic. 
The geotextile should have a minimum Mullen burst strength of 250 psi for puncture resistance 
and an AOS between a U.S. Standard No. 70 and No. 100 Sieve. 

As an alternative to placing thick rock sections to support construction traffic, the subgrade can 
be stabilized using a cement amendment. If this approach is used, the cement-amended soil 
should meet the guidelines provided in the "Structural Fill" section of this report. 

6.2 EXCAVATION 
6.2.1 General 
Conventional heavy earthmoving equipment in proper working condition should be capable of 
making necessary general excavations of the on-site soils and weathered siltstone materials to 
depths of 15 to 20 feet BGS. Siltstone bedrock was encountered in borings B-l 7 and B-19 and 
test pits TP-2 and TP-3. The siltstone material in B-l 9 is weathered to the point where it behaves 
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6.3 SLOPE STABILITY AND CUT AND FILL SLOPES 
The results of our geologic reconnaissance, presented in the "Geologic Hazards" and "Surface 
Conditions" sections of this report, indicate that there are some steep slopes and evidence of 
slope instability in the northern portion of the site and along the Hess Creek and Springbrook 
Creek drainages Figure 2 shows approximate locations of observed scarps and evidence of 
slope failure. Specific setbacks and more detailed evaluations will be required prior to 
development. Figure 5 presents slope gradients. As a general guideline, we recommend that a 
site-specific evaluation be performed if grading or construction Is to take place within areas with 
slopes greater than 30 percent. Grading includes any excavation or fill placement for 
improvements (such as road widening or citing of structures). Grading in areas with slopes 
greater than 50 percent will be difficult and will likely require retaining walls. 

Permanent cut and fill slopes in the site soils should be inclined no steeper than 2H:1 V. We 
recommend that slopes that are to be mowed not exceed 3H:1 V. Buildings, access roads, and 
pavements should be set back a minimum of 10 feet from the crest of all slopes and the existing 
drainage basins. 

6.4 STRUCTURAL FILL 
6.4.1 General 
Fills should only be placed over a subgrade that has been prepared in conformance with the "Site 
Preparation" section of this report. All material used as structural fill should be free of organic 
matter or other unsuitable materials. The material should meet the specifications provided in 
OSSC 00330, depending on the application. All structural fill should have a maximum particle 
size of 4 inches. A brief characterization of some of the acceptable materials and our 
recommendations for their use as structural fill is provided below. Compaction recommendations 
are provided in Tables 3 and 4 (see "Fill Placement and Compaction" section of this report). 

6.4.2 Native Materials 
The native silt and clay soils and weathered siltstone are generally suitable for use as structural 
fill if they meet the requirements set forth in OSSC 00330.12 (Borrow Material). Based on 
laboratory test results, the moisture content of the native soil/rock varied from 21 to 
47 percent at the time of our explorations. Based on our experience, we estimate the optimum 
moisture content for compaction to be approximately 1 7 to 20 percent for the native soils. 
Therefore, moisture conditioning (drying) will likely be required to use native silty soil for 
structural fill at any time of year. Accordingly, extended dry weather will be required to 
adequately condition and place the soils as structural fill. 

6.4.3 Recycled On-Site Material 
Demolished concrete and AC materials may be used on site as structural fill, provided they can be 
processed to meet the requirements for their intended use. Processing includes crushing and 
screening, grinding in place, or other methods to meet the requirements for structural fill as 
described above. The processed material should be fairly well graded and not contain metal, 
organic, or other deleterious materials. The processed material should be mixed with on-site 
soils or imported fill to assist in achieving the gradation requirements. We recommend that 
processed, recycled fill have maximum particle sizes as presented in Table 2. 
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Table 2. Processed Fill Maximum Particle Size 

Depth of Placement1 

(feet) 
Maximum Particle Size 

(inches) 
0 to 2 Not recommended 
2 to 4 4 
4 to 6 6 

deeper than 6 8 

1, below subgrade of structural element 

Recycled on-site fill materials should not be used within a depth of 2 feet from foundations, floor 
slabs, pavements, or other subsurface elements. We also caution that excavation through 
recycled material that is placed as structural fill may be difficult due the significant fraction of 
oversized particles. In addition, these excavations may also be prone to raveling and caving. 

6.4.4 Imported Fill 
Imported granular fill material used for structural fill should be pit- or quarry-run rock, crushed 
rock, or crushed gravel and sand and should meet the requirements set forth in OSSC 00330.14 
and 00330.15. Imported material to be used as structural fill should be as described in the 
following subsections, unless approved by the project geotechnical engineer for specific fill 
applications or general site grading. In general, imported material should be granular material 
for use during periods of wet weather or when weather does not permit drying back of silty and 
clayey material. Granular fill or crushed rock or gravel (as described below) consists of durable, 
processed angular rock with at least two fractured faces. If silty material is used for imported fill, 
the material should be moisture conditioned to within 3 points of optimum and compacted as 
recommended for structural fill. 

6.4.4.1 Select Granular Fill 
Granular material for use as structural fill should be pit- or quarry-run rock, crushed rock, or 
crushed gravel and sand that is fairly well graded between coarse and fine, have less than 
5 percent by dry weight passing a U.S. Standard No. 200 Sieve, have a maximum particle size of 
3 inches, and have a minimum of two mechanically fractures faces. Granular fill used during 
periods of prolonged dry weather may have up to 10 percent by dry weight passing a U.S. 
Standard No. 200 Sieve, provided it is properly moisture conditioned for compaction. 

6.4.4.2 Pipe Bedding 
Utility trench backfill for bedding and in the pipe zone should consist of well-graded granular 
material with a maximum particle size of % inch and less than 5 percent by dry weight passing a 
U.S. Standard No. 200 Sieve, or as required by the pipe manufacturer. 

6.4.4.3 Crushed Rock 
Crushed rock fill should consist of hard, durable, angular crushed rock that has a maximum 
particle size of 1J4 inches, be well graded between coarse and fine sizes, have a minimum of two 
mechanically fractured faces, and have less than 5 percent by dry weight passing a U.S. Standard 
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No. 200 Sieve. Smaller or larger maximum particle sizes may be required for some applications 
and should be approved by the engineer. Rounded gravel materials should be crushed to have at 
least two fractured faces on particles larger than 1 inch. Crushed rock should not contain 
organic material, clay balls, shale, or other deleterious materials. 

6.4.5 Aggregate Bases 
Aggregate base materials under foundations and floor slabs should consist of crushed rock as 
described above that is placed on a prepared subgrade that consists of firm, inorganic, native 
soils or compacted fill. Aggregate base should consist of or l/z-inch-mlnus material meeting 
the requirements in OSSC 00641, with the exception that the aggregate has less than 5 percent 
by dry weight passing a U.S. Standard No. 200 Sieve. Aggregate base material should be placed 
in uniform horizontal lifts and compacted to the recommended minimum density provided in 
Table 3 (see "Fill Placement and Compaction" section of this report). 

6.4.6 Trench Backfill 
Trench backfill in structural areas should consist of select granular fill or crushed rock meeting 
OSSC 00405.12 (Bedding) and OSSC 00405.1 3 (Pipe Zone) and be compacted to the minimum 
density provided in Table 3 (see "Fill Placement and Compaction" section of this report). Pipe 
bedding and fill in the pipe zone should be compacted to the minimum density presented in 
Table 3 or as recommended by the pipe manufacturer. 

6.4.7 Trench Stabilization Material 
Trench stabilization material should consist of pit- or quarry-run rock, crushed rock, or crushed 
gravel and sand and should meet the requirements set forth in OSSC 00330.14 and 00330.1 5, 
with a minimum particle size of 4 inches and less than 5 percent by dry weight passing a U.S. 
Standard No. 4 Sieve. The material should be free of organic matter and other deleterious 
material. Trench stabilization material should be placed in one lift and compacted to a firm 
condition. 

6.4.8 Drain Rock 
Drain rock should consist of angular, granular material with a maximum particle size of 2 inches 
and meet OSSC 00430.11 (Granular Drain Backfill Material). The material should be free of roots, 
organic matter, and other unsuitable materials; have less than 2 percent by dry weight passing a 
U.S. Standard No. 200 Sieve (washed analysis); and have at least at least two mechanically 
fractured faces. 

6.5 FILL PLACEMENT AND COMPACTION 
Fill soils should be compacted at a moisture content that is within 3 percent of optimum. The 
maximum allowable moisture content varies with the soil gradation and should be evaluated 
during construction. Clayey, silty, and other fine, granular soils may be difficult or impossible to 
compact during persistent wet conditions. 

Fill and backfill material should be placed in uniform, horizontal lifts and densified with 
appropriate compaction equipment. The maximum lift thickness will vary, depending on the 
material and compaction equipment used, but should generally not exceed the loose thicknesses 
provided in Table 3. We recommend that a geotechnical engineer verify that debris has been 
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6.7 EROSION CONTROL 
Erosion of Che fine-grained soil at this site will occur as exposed surfaces are disturbed due to 
construction activities and exposure to climatic conditions. Erosion control measures, 
particularly to inhibit blowing dust or transport of surface soils down existing grades to low-lying 
areas during construction and surface erosion during rain events, should be in place. 

Erosion control measures should be included in the project plans and specifications in the form 
of an SWPPP. Some specialized erosion control measures may be required along roadways to 
contain erosion during utility installation. 

Surface slopes and stockpiled soils should be protected by some form of weather resistant cover 
or erosion control product if left exposed. Temporary erosion and runoff control measures (in 
accordance with local and state ordinances) should be in place prior to and during construction. 
Permanent slopes should be re-vegetated or otherwise protected as soon as practical after 
construction, 

7.0 RETAINING STRUCTURES 

7.1 ASSUMPTIONS 
Our retaining wall design recommendations are based on the following assumptions: (1) the 
walls consist of conventional, cantilevered retaining walls; (2) the walls are less than 8 feet in 
height; (3) the backfill is drained and consists of imported granular materials; and (4) the backfill 
has a slope flatter than 4H:1 V. Re-evaluation of our recommendations will be required if the 
retaining wall design criteria for the project varies from these assumptions. 

7.2 WALL DESIGN PARAMETERS 
For unrestrained retaining walls, an active pressure of 35 pcf equivalent fluid pressure should be 
used for design. For embedded building walls, a superimposed seismic lateral force should be 
calculated based on a dynamic force of 6HJ pounds per lineal foot of wall (where H is the height 
of the wall in feet) and applied a distance of 0.6H from the base of the wall. Where retaining walls 
are restrained from rotation prior to being backfilled, a pressure of 55 pcf equivalent fluid 
pressure should be used for design. 

If surcharges (e.g., retained slopes, building foundations, vehicles, steep slopes, terraced walls, 
etc.) are located within a horizontal distance from the back of a wall equal to twice the height of 
the wall, then additional pressures will need to be accounted for in the wall design. Our office 
should be contacted for appropriate wall surcharges based upon the actual magnitude and 
configuration of the applied loads. 

The base of the wall footing excavations should extend a minimum of 18 inches below lowest 
adjacent grade. The footing excavations should then be lined with a minimum 6-inch-thick layer 
of compacted, imported granular material, as described in the "Structural Fifl" section of this 
report. 
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The wall footings should be designed in accordance with the guidelines provided in the 
appropriate portion of the "Foundation Support" section of this report. 

7.3 WALL DRAINAGE AND BACKFILL 
The above design parameters have been provided assuming that back-of-wall drains will be 
installed to prevent buildup of hydrostatic pressures behind all walls. If a drainage system is not 
installed, then our office should be contacted for revised design forces. 

Backfill material placed behind retaining wails and extending a horizontal distance of 'AH (where 
H is the height of the retaining wall) should consist of we 11-graded sand or gravel, with not more 
than 5 percent by dry weight passing a U.S. Standard No. 200 Sieve and meeting OSSC 00510.12 
(Granular Wall Backfill). We recommend the select granular wall backfill be separated from 
general fill, native soil, and/or topsoil using a geotextile fabric that meets the requirements 
provided in OSSC 350 and 2320 for drainage geotextiles. 

Alternatively, the native soils can be used as backfill material provided a minimum 2-foot-wide 
column of angular drain rock wrapped in a geotextile is placed against the wall and the native 
soils can be adequately moisture conditioned for compaction. The rock column should extend 
from the perforated drainpipe or foundation drains to within approximately 1 foot of the ground 
surface. The angular drain rock should meet the requirements provided in the "Structural Fill" 
section of this report. 

The wall backfill should be compacted as recommended in Table 3. 

Perforated collector pipes should be placed at the base of the granular backfill behind the walls. 
The pipe should be embedded in a minimum 2-foot-wide zone of angular drain rock. The drain 
rock should meet specifications provided in the "Structural Fill" section of this report. The drain 
rock should be wrapped in a geotextile fabric that meets the specifications provided in OSSC 350 
and 2320 for drainage geotextiles. The collector pipes should discharge at an appropriate 
location away from the base of the wall. Unless measures are taken to prevent backflow into the 
wall's drainage system, the discharge pipe should not be tied directly into stormwater drain 
systems. 

Settlements of up to 1 percent of the wall height commonly occur immediately adjacent to the 
wall as the wall rotates and develops active lateral earth pressures. Consequently, we 
recommend that construction of flat work adjacent to retaining walls be postponed at least 
4 weeks after backfilling of the wall, unless survey data indicates that settlement is complete 
prior to that time, 

8.0 PAVEMENT DESIGN RECOMMENDATIONS 

We have completed a preliminary evaluation of the pavement requirements for the project. We 
understand that the pavements are to be designed using the City of Newberg standard pavement 
sections. These standards are provided in Table 5. Also included in Table 5 is our estimate for 
the ESAL associated with the pavement section, Our estimate is based on the following 
assumptions. 
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Our pavement recommendations are for general use and planning since design traffic conditions 
were not known at time of this report. When specific design traffic volumes are determined, 
GeoDesign can provide more specific pavement recommendations for new pavements and 
pavement overlays based on the actual subgrade conditions encountered in our explorations. 

9.0 OBSERVATION OF CONSTRUCTION 

Satisfactory earthwork and foundation performance depends to a large degree on the quality of 
construction. Subsurface conditions observed during construction should be compared with 
those encountered during the subsurface explorations. Recognition of changed conditions often 
requires experience; therefore, qualified personnel should visit the site with sufficient frequency 
to detect whether subsurface conditions change significantly from those anticipated. In addition, 
sufficient observation of the contractor's activities is a key part of determining that the work is 
completed in accordance with the construction drawings and specifications. 

10.0 LIMITATIONS 

We have prepared this report for use by Springbrook Properties Development, WRG Design, Inc., 
and other members of the design and construction team for the proposed development. The 
data and report can be used for design purposes, but our report, conclusions, and interpretations 
should not be construed as a warranty of the subsurface conditions and are not applicable to 
other sites. This report was prepared for the first phase of development, which includes utility 
installation, roadway construction, and an overall feasibility study. Site specific geotechnical 
recommendations will be necessary for future phases of work, such as construction of homes and 
buildings. 

Exploration observations indicate soil conditions only at specific locations and only to the depths 
penetrated. They do not necessarily reflect soil strata or water level variations that may exist 
between exploration locations. If subsurface conditions differing from those described are noted 
during the course of excavation and construction, re-evaluation will be necessary. 

The site development plans and design details were preliminary at the time this report was 
prepared. When the design has been finalized and if there are changes in the site grades or 
location, configuration, design loads, or type of construction for the buildings, the conclusions 
and recommendations presented may not be applicable. If design changes are made, we request 
that we be retained to review our conclusions and recommendations and to provide a written 
modification or verification. 

The scope of our services does not include services related to construction safety precautions, 
and our recommendations are not intended to direct the contractor's methods, techniques, 
sequences, or procedures, except as specifically described in our report for consideration in 
design. 

Within the limitations of scope, schedule, and budget, our services have been executed in 
accordance with generally accepted practices in this area at the time the report was prepared. No 
warranty, expressed or implied, should be understood. 
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APPENDIX 

FIELD EXPLORATIONS 

GENERAL 
We explored subsurface conditions at the site by completing 23 drilled borings (B-l through B-23) 
and 3 test pits (TP-1 through TP-3) at the approximate locations shown on Figure 2. The borings 
were performed by Greg VanDeHey Soil Sampling of Banks, Oregon, between January 28 and 
February 1, 2007 using solid-stem auger techniques. The test pits were performed by Always 
Excavating of Aurora, Oregon, using a trackhoe on February 12, 2007. 

We chose the locations of the explorations based on preliminary development plans provided to 
our office by WRG Design, Inc. Explorations were performed along existing and future arterial 
and collector roads only. We determined the location of the explorations in the field be pacing 
from existing site features. A qualified member of GeoDesign's staff observed and documented 
field activities. 

SOIL SAMPUNG 
A member of our geologic staff observed the explorations. Soil samples were obtained from the 
borings using one of the following methods: 

1. SPTs were performed in general conformance with ASTM D 1586. The sampler was driven 
with a 140-pound hammer free-falling 30 inches. The number of blows required to drive 
the sampler 1 foot, or as otherwise indicated, into the soils is shown adjacent to the 
sample symbols on the exploration logs. Disturbed samples were obtained from the split 
barrel for subsequent classification and index testing. 

2. Relatively undisturbed samples were obtained using a Dames & Moore Type-U sampler. 
The sampler was driven using a 140-pound hammer free-falling 30 inches and the 
penetration resistance was recorded for general correlation with the SPT results. Samples 
retained from the split barrel consist of up to six 1 -inch-high by 2.48-inch-diameter brass 
rings. Disturbed rings were retained in sealed plastic bags. 

3. Relatively undisturbed samples were obtained using a standard Shelby tube in general 
accordance with guidelines presented in ASTM D 1587, the Standard Practice for Thin-
walled Tube Sampling of Soils. 

SOIL CLASSIFICATION 
The soil samples were classified in accordance with the "Key to Test Pit and Boring Log Symbols" 
(Table A-1), "Soil Classification System and Guidelines" (Table A-2), and "Rock Classification 
Guidelines" (Table A-3), copies of which are included in this appendix. The exploration logs 
indicate the depths at which the soils or their characteristics change, although the change 
actually could be gradual. If the change occurred between sample locations, the depth was 
interpreted. Classifications and sampling intervals are presented on the exploration logs 
included in this appendix. 
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LABORATORY TESTING 

CLASSIFICATION 
The soil samples were classified in the laboratory to confirm field classifications. The laboratory 
classifications are presented on the exploration logs if those classifications differed from the field 
classifications. 

MOISTURE CONTENT AND DRY DENSITY DETERMINATION 
We tested the natural moisture content and dry density of selected soil samples in general 
accordance with ASTM D 2216 and D 2937, respectively. The natural moisture content is a ratio 
of the weight of the water to soil in a test sample and is expressed as a percentage. The test 
results are presented on the exploration logs presented in this appendix. 

ATTERBERG UMITS TESTING 
The plastic limit and liquid limit (Atterberg limits) of a selected soil sample were determined in 
accordance with ASTM D 4318. The Atterberg limits and the plasticity index were completed to 
aid in the classification of the soil and evaluation of liquefaction susceptibility. The plastic limit is 
defined as the moisture content, in percent, where the soil becomes brittle. The liquid limit is 
defined as the moisture content where the soil begins to act similar to a liquid. The plasticity 
index is the difference between the liquid and plastic limits. The results of the Atterberg limits 
testing are included this appendix. 

GRAIN-SIZE TESTING 
Grain-size testing was completed on selected samples. Percent fines (passing a U.S. Standard 
No. 200 Sieve) analyses were performed in general accordance with guidelines presented in ASTM 
C 11 7. The results of the testing are presented on the exploration logs included in this 
appendix. 
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HARDNESS DESCRIPTION 

Very Soft (Rl) 

Soft (R2) 

Medium Hard (R3) 

Hard (R4) 

Very Hard (R5) 

Can be peeled by pocket knife or scratched with finger nail 

Can be scratched by knife or pick 

Can be scratched with knife or pick only with difficulty 

Cannot be scratched with knife or sharp pick 

WEATHERING DESCRIPTION 

Fresh 

Rock mass is more than 50% decomposed 

Rock mass is decomposed locally 

JOINT SPACING DESCRIPTION 

Very Close Less than 2 inches 

2 inches to 1 foot 

1 foot to 3 feet 

3 feet to 10 feet 

FRACTURING FRACTURE SPACING 

I Very Slightly Fractured 

0.3 foot to 1 foot with most lengths 0.6 foot 

1 foot to 3 feet 

No fractures 

HEALING DESCRIPTION 

Not Healed 

Totally Healed 
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SAMPLE INFORMATION 

c o S 
" s s r 

SIEVE ATTERBERG LIMITS 

HI
 

EL(FEET)ON 

c o S 
" s s r (PERCENT) 

B-l 2.5 205.5 37 

B-l 7.5 200,5 36 

B-l 1 5.0 193.0 37 107 

S-2 5.0 217.0 33 

B-2 10.0 212.0 35 86 

B-3 2.5 221.5 14 

B-3 9.5 214.5 37 

B-4 2.5 225.5 29 

B-4 7.5 220.5 33 85 

B-4 - 15.0 213.0 38 -

B-5 5.0 225.0 32 ' 86 

B-6 2.5 181.5 24 50 22 28 

B-6 5.0 179.0 25 100 

B-6 25.0 159.0 47 

B-7 5.0 179.0 27 

B-7 13.0 171.0 32 88 

B-8 7.5 220.5 32 

B-9 2.5 245.5 31 

B-9 9.5 238.5 31 

B-l 0 5.0 255.0 29 

B-l 1 2.5 249.5 25 40 23 1 7 

B-l 1 10.0 242.0 35 

B-l 2 2.5 235.5 26 

B-l 3 5.0 231.0 31 91 

B-l 4 2.5 235.5 31 50 26 24 

B-l 4 15.0 223 ,0 31 

B-l S 2.5 229,5 31 
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EXHIBIT J 

LOCAL STREET COMPARISON 
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CORRESPONDENCE FROM NEWBERG PUBLIC SCHOOLS 
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NEWBERG PUBLIC SCHOOLS 

Paula Radich, Ed.D., Superintendent 

February 02, 2007 

Sonja Haugen, Project Manager 
Springbrook Properties 
P.O. Box 1060 
Newberg, Oregon 97132 

Re: Springbrook Properties Development and School Capacity 

Dear Sonja: 

The Newberg School District Board of Directors appreciates your communication with the 
school district regarding plans for the Austin family property development. Our meetings with 
you and the Springbrook Properties Development staff are beneficial and provide detailed 
information regarding the timeline and assumptions for the project. We believe the Newberg 
Public Schools are well positioned to absorb the impact of future growth. 

The long-range plan for the development of local schools originated in 1999 with the 
establishment of a Facilities Task Force. In 2001, the cities of Newberg and Dundee, Chehalem 
Park and Recreation District, Yamhill County and the Newberg School District completed a 
strategic plan entitled, Beyond the Vision: The Chehalem Valley in 2020. This strategic plan 
outlines capital projects, operational improvements and timelines for the completion of joint 
jurisdiction projects. 

The long-range plan for schools, adopted by the Board of Directors and the joint jurisdictions in 
Beyond the Vision, specifies the following timelines for school construction: 

Fall 2002 
Improve current high school site 

o Remove portables and replace with classrooms 
o Build commons/cafeteria 
o Expand library 
o Construct Auditorium 
o Add practice gym 
o Add fields 

Build a new elementary school 
Improve Mabel Rush, Ewing-Young and other school sites 
Purchase property at today's market rates 

2011 
Build a new elementary school 
Build a third middle school on the Renne site 
Build or purchase a permanent alternative education facility 

Phone: 503-554-5000 
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Newberg, OR 97132 
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2Q22 
Build a second high school 
Build a new elementary school 

In anticipation of continued enrollment growth in the local area, our community approved a 
$46.3 million construction bond in November 2002. In May 2005, the district completed 
construction of Joan Austin Elementary, increased capacity at Mabel Rush Elementary and 
Newberg High School and purchased property for a second high school and a seventh 
elementary school. 

The District's long-range capital facilities plan indicates the need for a third middle school by 
2011 and a second high school by 2022. The timeline for a second high school may need to be 
revised based on current enrollment projections. 

In October, district administrators completed a review and analysis of future enrollment 
projections and the impact of those projections on school capacity. This report, entitled, 
Community and School Growth Projections, was presented to the Board of Directors in a special 
workshop October 23, 2006. I am enclosing a copy for your review. 

Report assumptions were derived from an IMS Enrollment Projection Study, City of Newberg 
Planning Department community growth models, City of Dundee planning models and Yamhill 
County inventory of Measure 37 claims. 

The report summary states: "Elementary school facilities provide adequate space for current 
and projected enrollment. However, middle school enrollment growth is pressuring school 
facilities and portable classrooms are required to house all students. Newberg High School is 
85% occupied. High school enrollment is projected to exceed building capacity in five to six 
years." 

The report suggests interim solutions to accommodate growing enrollment, including: boundary 
adjustments, grade re-configuration, flexible scheduling and the purchase of modular units. 

The district has planned for growth. Keys to creating sufficient school capacity are flexibility and 
creativity. We will manage our existing resources and continue to assess whether proposed 
construction timelines are realistic and adequate to meet future needs. 

Sincerely, 

Paula A. Radich, Ed.D. 
Superintendent 

Cc: Board of Directors 

Enclosure: A Report on Community and School Growth Projections (139 pages) 
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RESOLUTION No. 2007-2707 

A RESOLUTION INITIATING CH ANGES TO THE SPRINGBROOK 
DISTRICT IN THE DEVELOPMENT CODE 

RECITALS: 

1. The Newberg Development Code § 151.425 and the Comprehensive Plan include a 
"Springbrook District'" for properties generally near Mountainview Drive and Springbrook 
Road. The Springbrook District allows a variety of commercial, residential, and industrial 
uses. A requirement of the Springbrook District is that a master plan must first be created. 

2. Springbrook Properties is in the process of creating a master plan for approximately 450 
acres. As part of the master plan, they will be requesting certain amendments to the 
Development Code, including amendments to the Springbrook District. 

3. The Newberg Development Code § 151.122 (C) provides that the City Council or Planning 
Commission may initiate amendments to the Development Code by resolution. 

4. The City Council would like to consider a potential to the Springbrook District (NDC § 
151.425 and related provisions) to allow creation of the required master plan. 

THE CITY OF NEWBERG RESOLVES AS FOLLOWS: 

1. The City initiates an amendment to the Newberg Development Code and Comprehensive 
Plan to modify the Springbrook District and related portions of the Development Code, 
generally as described in Exhibit A. 

2. By initiating this amendment, the Council does not commit to take any particular action 
on the amendment. It only wishes to consider potential amendments through a public 
hearing process. 

R- EFFECTIVE DATE of this resolution is the day a tier the adoption date, which is: April 3, 2007. 

ADOPTED by the City Council of the City of Newberg, Oregon, this 2nd day of April . 2007. 

s i \ .. r . AAS* 
James 11. JJcnnc.it, City Rccorucr 

ATTEST by the Mayor this _5th_ day of April ¿ 2007. 

Bob Andrews. Mayor 

City of Newberg: Resolution No. 2007-2707 
Z:\COUNCiL ORDINANCES & RESO\CounciJ 2007\R2007-2707.doc PAGE 1 



S T O E L 
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Exhibit A to Resolution 
2007-2707 

BY; 

March 9, 2007 

S t e v e n W . abei . 
Direct (503) 294-9599 

swabeliffistoel.com 

VIA FACSIMILE AND REGULAR MAIL 

Mr. Jim Bennett 
Mr. Barton Brierley 
City of Newberg 
414 E. First Street 
P.O. Box 970 
Newberg OR 97132 

Re: Springbrook Properties/Request for Initiation of Comprehensive Plan and 
Text Amendments 

Dear Jim and Barton: 

Thank you for meeting with me yesterday. As we outlined in the meeting, Springbrook 
Properties anticipates bringing forward for the City's consideration a Master Plan and 
implementing comprehensive plan provisions and zoning text amendments to implement the 
Master Plan within the City's Springbrook District. 

As we discussed, Newberg's development code requires that Type IV land use actions 
that propose to amend the comprehensive plan and zoning code text be initiated by the City. 
NDC §151.122. As such, this letter is written to request that a resolution be adopted by the City 
Council initiating comprehensive plan and zoning code map and text amendments for the 
Springbrook District. We are preparing changes that would amend or replace Newberg 
Development Code §151.425 Springbrook District and the Springbrook District classification in 
Section IV.G. of the Newberg Comprehensive Plan. The proposed changes would, at a 
minimum, do the following: 

1, Specify how the Springbrook Master Plan would interface with the Development 
Code requirements. 

2. Specify that development within the Springbrook Master Plan would be in 
accordance with various special land use districts especially created for the area, 
such as hospitality, village, employment, and various residential districts. 

Portlnd! -2252621.1 0036317-00003 
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Springbrook Development Agreement 
Proposed Text Amendment to the Newberg Development Code 

Exhibit "M" 

Part 11. SPRINGBROOK DISTRICT (SD) 

151.425 DESCRIPTION AND PURPOSE. 
(A) The Springbrook District is intended to provide for a mixture of residential uses, 
commercial uses, hospitality/public uses, and light industrial uses. This mixture will 
provide for flexibility and innovation in design. 
(B) This section serves as a roadmap for development applications within the 
Springbrook District. This section explains the relationship between the Springbrook 
Master Plan document and the Newberg Development Code. Applicants should use this 
section as a starting point and a guide to determine the applicable procedures and 
standards for development within the Springbrook District. 

151.426 ADOPTION OF SPRINGBROOK MASTER PLAN. 
Development within this zone shall be governed by a master plan approved and accepted 
by the City Council which ensures internal compatibility of uses and activities as well as 
compatibility with adjacent uses. Development within the Springbrook District shall 
follow the applicable standards set forth in sections 151.425 through 151.431, and those 
standards set forth in the "Development Standards Matrix" in the Springbrook Master 
Plan. 

151.427 CONFLICT BETWEEN THE MASTER PLAN AND THE NEWBERG 
DEVELOPMENT CODE. 
In the case of a conflict between the Springbrook Master Plan (as implemented through 
this code) and the Newberg Development Code, the Springbrook Master Plan shall 
supersede. 

151.429 REVIEW PROCESS. 
Proposed development applications and land divisions within the Springfield District 
shall follow the established City of Newberg approval process, as set forth below: 
(A) Site Design Review 

(1) Applicability: All new development proposals are subject to the Type I and II 
Site design Review procedures set forth in the City of Newberg Development 
Code, as identified below. 

a) Type I: 
1. Single Family Residences; 
2. Duplexes; 
3. Institutional, commercial or industrial additions which do 

not exceed 1,000 square feet in gross floor area; 
4. Multi-family additions which do not exceed 1,000 square 

feet in gross floor area and do not add any new units, or new 
construction incidental to the main use on any existing 
developed site which do not exceed 1,000 square feet in 
gross floor area and do not add any new units. 

b) Type II: All other uses allowed in the Springbrook Land Use 
Districts as set forth in the Springbrook Master Plan. 

Page 1 of 3 



(2) Requirements: Development proposals subject to Site Design Review shall 
follow the application requirements set forth in Newberg Code Section 
151.192 

(3) Criteria: All proposals subject to Site Design Review are subject to the 
criteria set forth in the Newberg Development Code, subject to the 
exceptions set forth in the "Development Standards Matrix" in the 
Springbrook Master Plan. 

a) All multi-unit residential development shall follow the standards set 
forth in Newberg Development Code section 151.195. 

b) The requirements of the Newberg Development Code 151.196 
through 151.197 (Additional requirements for Development in the C-
2 and C-3 Districts) shall not apply to development within the 
Springbrook District. 

(B) Land Division: 
(1) Applicability: All Land Division proposals will follow the Type II procedure 

identified in the Newberg Development Code section 151.022. The procedures 
set forth in Newberg Code Section 151.023 shall not be applicable. 

(2) Requirements & Criteria: 
i. Partition applications shall meet the criteria set forth in Newberg 

Development Code sections 151.241.1 through 151.241.2, Type II 
process and criteria. 

ii. Subdivision applications shall meet the criteria set forth in Newberg 
Development Code sections 151.242.1 through 151.242.2, Type II unless 
otherwise set forth in the "Development Standards Matrix" in the 
Springbrook Master Plan with the following exceptions: 

1. Subdivisions within the Springbrook District are subject to the 
lot area and dimensional requirements set forth in the 
Springbrook Master Plan. 

2. Subdivisions within the Springbrook District are not subject to 
development standards otherwise administered by the Site 
Design Review process in this section. 

151.430 CERTIFICATION OF COMPLIANCE WITH SPRINGBROOK DESIGN 
GUIDELINES HANDBOOK. 
Development proposals within the Springbrook District shall meet the private standards 
established by the property owner. The applicant shall provide written documentation to 
the City of Newberg demonstrating that each standard has been met. Compliance will be 
certified by the review authority through the Type I administrative process. The 
certification process shall exclude requirements of the City of Newberg Development 
Code and Comprehensive Plan. Conditions shall not be placed on certification approvals 
required by this subsection. 

151.431 MODIFICATIONS TO THE MASTER PLAN. 
(A) The following modifications to the Master Plan shall follow the Type I administrative 

procedure identified in the Newberg Development Code Section 151.021. 
a. Land Use District boundary modifications of no more than 1 acre 
b. Modifications to development standards set forth in the "Development Standards 

Matrix" 
(B) The following modifications to the Master Plan shall follow a Type II procedure 

identified in the Newberg Development Code Section 151.022 
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a. Land Use District boundary modifications greater than 1 acre and less than 5 
acres 

b. Modifications to Conditions of Approval, including the "Trip Cap" established 
with approval of the Master Plan 

(C) The following modifications to the Master Plan shall follow a Type III procedure 
identified in the Newberg Development Code Section 151.022. 
a. Land Use District boundary modifications greater than 5 acres 
b. Modifications to the Springbrook District Boundary. 

Page 3 of 3 
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VICINITY MAP 

Figure 1 - Vicinity Map 
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PROJECT DESCRIPTION 

The Springbrook Properties Development is located in Newberg, Oregon. The 450-acre development will 
include a variety of residential neighborhoods located throughout the site, providing a total of over 1,200 
homes, townhouses and condominiums. A mixture of townhouses and condominiums are anticipated for 
the area around the village. These residences will provide a dense ring around the community's core 
which will promote walking and ensure the vitality of the v ^ center. 

The area adjacent to the village is envisioned to include offices with support retail. The mixed-use site 
may contain retail, residential and/or employment uses. It has been designed with flexibility in order to 
meet the needs of this area as it develops. 

Roadway construction and improvements include street widening, sidewalk construction, and utility 
installation as part of the infrastructure design. 

SITE CONDITIONS 

Topography 

Springbrook Properties Boundary 
Its westernmost boundary is located on College Street, south of Mountainview Drive. The boundary line 
then "stair steps" to the northeast along Mountainview to Center Street, then over to Aldersgate Drive and 
up to Aspen Way. The boundary follows Aspen Way until it continues east along the existing City Limits 
line over to Springbrook Road and Benjamin Road where it turns south down to Crestview Drive. The 
boundary line generally follows Crestview Drive, except for one parcel just south of Crestview Drive and 
adjacent to Springbrook Road, until it meets the meets the railroad line where jogs up and runs along the 
railroad line. The boundary line then continues north along Aspen Way until it meets Mounview Drive and 
continues west until Center Street where it continues south to the existing residential development just 
north of Crestview Drive. It then continues further east until it meets College Street. 

Springbrook Properties Description 
The existing property consists of approximately 450 acres and is a mixture of relatively flat agricultural 
areas, steeper forested and agricultural areas as well as two natural drainage corridors. The general 
topography of the area is characterized as sloping from high points in the north to the low points in the 
south consistent with the drainage patterns of both Hess and Springbrook Creeks. A high point of 
approximately 450 feet above mean sea level (msl) exists north of Aspen Way nearly centered in the 
middle of the proposed development and a low point of 180 feet above msl exists north of Mountainview 
Drive and coincides with the stream bed of Hess Creek. Aside from the creeks there are two 
topographical features that are prominent on the landscape. There is a knoll that exists in the northeast 
quadrant of the site located north of the railroad, west of Springbrook Road and East of Zimri Drive. This 
area rises from approximately 260 feet msl to a height of approximately 340 feet msl. The second feature 
is a ridge that rises from Hess Creek to the northeast beginning onsite at an elevation of approximately 
240 feet msl rising to approximately 450 feet msl. 

Climate 
The site is located approximately 50 miles inland from the Pacific Ocean. There is a gradual change in 
seasons but with defined seasonal characteristics. Average daisy summer temperatures range from 52°F 
to 82°F and average daisy winter temperature range from 32°F to 45°F. Record temperatures recorded for 
this region of the state are-18CF and 108°F. Average annua! precipitation is approximately 40 inches. 
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System Capacity Evaluation 

Existing Water Distribution System 
The City of Newberg Water Distribution System Plans clearly states that the 2003 existing system has a 
total storage of 12,000,000 gallons. The City of Newberg Water Treatment Facilities Plan states that the 
water treatment plant WTP has a maximum plant capacity of 5,630,000 gallons per day. The 2003 
existing demand and supply summary clearly states an average daily demand of 2,800,000 gallons with a 
supply of 5,810,000 gallons per day. The Water Distribution System Plan shows that the system is able 
to fill the storage reservoirs at night at a rate of 3,670,000 gallons per day maintaining the system. 

Fire Flow Analysis 
Per the Water Distribution System Plan fire flow volume represents approximately 3,500 gallons per 
minute for 4 hours, or 840,000 gallons. The maximum daily demand during this 4-hour period is 940,000 
gallons. The Water Distribution System Plan indicates and series of scenarios for different reservoir 
elevations and Water Treatment Plat pumping conditions. At all locations for each scenario the fire flow 
plus maximum daily demand and pressure criteria were met based on a minimum reservoir water surface 
elevation. 

Springbrook Properties Development 
Based on the criteria used in the Water Distribution System Plan Springbrook Properties Development is 
anticipated to utilize and average of 785,000 gallons per day. The Water Distribution System Plan study 
area includes the area of Springbrook Properties Development and states that the anticipated average 
daily demand for year 2010 is 3,970,000 gallons with a maximum daily Water treatment Plant Capacity of 
8,300,000 gallons. 

Springbrook Properties Elevation Limitations 
The existing reservoir system serves Pressure Zone 1, up to and elevation of 300 feet which 
encompasses the majority of the Springbrook Properties Development. Figure 7-2 of the Distribution 
System Plan indicates a portion of the Springbrook Properties Development to be in Pressure Zone 2. 
The Water Distribution System Plan identifies the need for an additional reservoir to serve Pressure 
Zones 2 and 3 up to an elevation of 460 feet. Prior to the construction of the additional reservoir the 
portions of the property above the 300 foot elevation can be served with a booster pump station. In 
addition, a private water storage tank can be provided at the upper elevation of the property to provide fire 
protection. 

WATER SYSTEM TESTING 

Water System Development Guidelines 
With each stage of development the application shall work with the City of Newberg and test the existing 
system boundary conditions to ensure adequate fire flow for the site and ensure proper delivery of water. 

Conclusion 
The City of Newberg currently has capacity to provide water service to the Springbrook Properties 
Development. 
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PROJECT DESCRIPTION 

The Springbrook Properties Development is located in Newberg, Oregon. The 450-acre development will 
include a variety of residential neighborhoods located throughout the site, providing a total of over 1,200 
homes, townhouses and condominiums. A mixture of townhouses and condominiums are anticipated for 
the area around the village. These residences will provide a dense ring around the community's core 
which will promote walking and ensure the vitality of the village center. 

The area adjacent to the village is envisioned to include offices with support retail. The mixed-use site 
may contain retail, residential and/or employment uses. It has been designed with flexibility in order to 
meet the needs of this area as it develops. 

Roadway construction and infrastructure improvements include street widening, sidewalk construction, 
storm sewer, sanitary sewer, water system and franchised utility installation. 

SITE CONDITIONS 

Topography 

Springbrook Properties Boundary 
Its westernmost boundary is located on College Street, south of Mountainview Drive. The boundary line 
then "stair steps" to the northeast along Mountainview to Center Street, then over to Aldersgate Drive and 
up to Aspen Way. The boundary follows Aspen Way until it continues east along the existing City Limits 
line over to Springbrook Road and Benjamin Road where it turns south down to Crestview Drive. The 
boundary line generally follows Crestview Drive, except for one parcel just south of Crestview Drive and 
adjacent to Springbrook Road, until it meets the meets the railroad line where jogs up and runs along the 
railroad line. The boundary line then continues north along Aspen Way until it meets Mountainview Drive 
and continues west until Center Street where it continues south to the existing residential development 
just north of Crestview Drive. It then continues further east until it meets College Street. 

Springbrook Properties Description 
The existing property consists of approximately 450 acres and is a mixture of relatively flat agricultural 
areas, steeper forested and agricultural areas as well as two natural drainage corridors. The general 
topography of the area is characterized as sloping from high points in the north to the low points in the 
south consistent with the drainage patterns of both Hess and Springbrook Creeks. A high point of 
approximately 450 feet above mean sea level (msl) exists north of Aspen Way nearly centered in the 
middle of the proposed development and a low point of 180 feet above msl exists north of Mountainview 
Drive and coincides with the stream bed of Hess Creek. Aside from the creeks there are two 
topographical features that are prominent on the landscape. There is a knoll that exists in the northeast 
quadrant of the site located north of the railroad, west of Springbrook Road and East of Zimri Drive. This 
area rises from approximately 260 feet msl to a height of approximately 340 feet msl. The second feature 
is a ridge that rises from Hess Creek to the northeast beginning onsite at an elevation of approximately 
240 feet msl rising to approximately 450 feet msl. 

Climate 
The site is located approximately 50 miles inland from the Pacific Ocean. There is a gradual change in 
seasons but with defined seasonal characteristics. Average daily summer temperatures range from 52°F 
to 82°F and average daily winter temperature range from 32°F to 45°F. Record temperatures recorded for 
this region of the state are -18CF and 108°F. Average annual precipitation is approximately 40 inches. 

College Street Sewer Line 
The College Street Sewer Line is located in the far western portion of the proposed Springbrook property. 
Areas within Springbrook Properties Development west of the proposed Villa Road extension will connect 
to the College Street Sewer Line 
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Existing Peak Wet Weather Flow 
Figures 3, 4 and 5 illustrate Predicted Pipe Deficiencies in the existing conveyance system prior to the 
addition of sewerage flows from the Springbrook Properties Development. Figures 3 and 4 indicated that 
the predicted wet weather flow is greater than the maximum design flow for pipe. Figure 5 illustrates the 
Predicted Freeboard for the existing system is between zero (0) to three (3) feet of the ground surface in 
a number or areas for the Existing Peak Wet Weather Flow. This information indicates that based on the 
estimated infiltration and inflow the existing system prior to additional flows from the Springbrook 
Properties Development is currently surcharging and undersized. 

Existing Peak Wet Weather Flow & Springbrook Development 
Figures 6, 7 and 8 illustrate Predicted Pipe Deficiencies in the existing conveyance system with the 
addition of sewerage flows from the Springbrook Properties Development. Figures 6 and 7 indicated 
slight changes from Figures 3 and 4 which indicate that the predicted wet weather flow is greater than the 
maximum design flow for pipe is mostly caused by deficiencies in the existing system. Figure 8 illustrates 
the Predicted Freeboard for the existing system is between zero (0) to three (3) feet of the ground surface 
in a number or areas for the Existing Peak Wet Weather Flow. In comparing Figure 8 to Figure 5 there is 
a noticeable increase in number of locations in the center of the Figure, the Hess Creek Corridor. This 
can be expected from the information provided in Figures 3 and 4 which predict pipe size deficiencies. 

Existing Peak West Weather Flow & Springbrook Development and Northern Property 
Figures 9, 10 and 11 illustrate Predicted Pipe Deficiencies in the existing conveyance system with the 
addition of sewerage flows from the Springbrook Properties Development and the urban reserve. Figures 
9 and 10 indicated slight changes from Figures 6 and 7 which indicate that the predicted wet weather flow 
is greater than the maximum design flow for pipe is again mostly caused by deficiencies in the existing 
system. Figure 11 illustrates the Predicted Freeboard for the existing system is between zero (0) to three 
(3) feet of the ground surface in a number or areas for the Existing Peak Wet Weather Flow. In 
comparing Figure 11 to Figure 8 there is a not much of a noticeable increase in number of locations 
showing and Predicted Freeboard in the zero (0) to three (3) foot range, center of the Figure, the Hess 
Creek Corridor. This can be expected from the information provided in Figures 3 and 4 which predict 
existing pipe size deficiencies. 

WASTEWATER QUANTITY 

Wastewater Quantity Guidelines 
Upon completion of the Sewerage Master Plan Update wastewater quantity information including 
infiltration and inflow shall be evaluated in respects to the existing system deficiencies identified in the 
draft information provided for this review. This evaluation shall provide the basis of an infrastructure 
agreement and development agreement for the wastewater system so that with timely progression of 
development, expenditures of Capitol Improvement and System Development funds the City of Newberg 
working together with Springbrook Properties Development can ensure proper sanitary sewer services to 
the property. 

CONVEYANCE SYSTEM ANALYSIS 

Wastewater Conveyance Guidelines 
Upon completion of the Sewerage Master Plan Update wastewater conveyance information sha'i be 
evaluated in respects to the existing system deficiencies independent of the Springbrook Properties 
Development and to quantify the affects to the existing sanitary sewer conveyance system by the 
Springbrook Properties Development. This evaluation shall provide the basis of an infrastructure 
agreement and development agreement for the wastewater system so that with timely progression of 
development, expenditures of Capitol Improvement and System Development funds the City of Newberg 
working together with Springbrook Properties Development can ensure proper sanitary sewer services to 
the property 
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TECHNICAL APPENDIX 

Springbrook Properties Development - Wastewater Demand 
Springbrook Properties Development - Wastewater Connection Locations 
Springbrook Properties Development - Proposed Utilities Wastewater 

Figure 2: City of Newberg Sewerage Master Plan Update Connection Points for Springbrook and 
Northern Property 
Figure 3: City of Newberg Sewerage Master Plan Update Predicted Pipe Deficiencies (q/Qm) 
Existing Peak Wet Weather Flow 
Figure 4: City of Newberg Sewerage Master Plan Update Predicted Pipe Deficiencies (d/D) 
Existing Peak Wet Weather Flow 
Figure 5: City of Newberg Sewerage Master Plan Update Predicted Freeboard Existing Peak Wet 
Weather Flow 
Figure 6: City of Newberg Sewerage Master Plan Update Predicted Pipe Deficiencies (q/Qm) 
Existing Peak Wet Weather Flow & Springbrook Development 
Figure 7: City of Newberg Sewerage Master Plan Update Predicted Pipe Deficiencies (d/D) 
Existing Peak Wet Weather Flow & Springbrook Development 
Figure 8: City of Newberg Sewerage Master Plan Update Predicted Freeboard Existing Peak Wet 
Weather Flow & Springbrook Development 
Figure 9: City of Newberg Sewerage Master Plan Update Predicted Pipe Deficiencies (q/Qm) 
Existing Peak Wet Weather Flow & Springbrook Development and Northern Property 
Figure 10: City of Newberg Sewerage Master Plan Update Predicted Pipe Deficiencies (d/D) 
Existing Peak Wet Weather Flow & Springbrook Development and Northern Property 
Figure 11: City of Newberg Sewerage Master Plan Update Predicted Freeboard Existing Peak 
Wet Weather Flow & Springbrook Development and Northern Property 

REFERENCES 

1. Sewerage Master Plan Update, City of Newberg. 
Issued in September 1985 - Kramer Chin & Mayo. Inc. 
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ci ^̂  ̂ ^ rt hi ̂^ rn Property 



EXHIBIT P 

STORM WATER CAPACITY REPORT 



THIS PAGE INTENTIONALLY LEFT BLANK 



STORMWATER MASTER PLAN 

April 23, 2007 

Springbrook Properties Development 

Prepared For 

Springbrook Properties, Inc 
3113 Crestview Drive 

PO Box 1060 
Newberg, Oregon 97132-1060 

^ Q M i ï ï j ^ 

^EXPIRATION DATE; 6/30/57] 

Prepared By 

WRG Design, Inc. 
5415 SW Westgate Dr. 

Portland, Oregon 97221 
WRG PROJECT NO. AII3205, 2033205.02 



THIS PAGE INTENTIONALLY LEFT BLANK 



Springbrook Properties 
Stormwater Master Plan 
April 23, 2007 
Page 1 

TABLE OF CONTENTS 

VICINITY MAP 2 
PROJECT DESCRIPTION 4 
STORMWATER MANAGEMENT 4 
SITE CONDITIONS 4 

Topography 4 
Climate... 5 
Site Geology 5 
Existing Hydrology 5 
Basin Areas 6 

HYDROLOGIC ANALYSIS 7 
Design Guidelines 7 
Curve Number 7 
Time of Concentration 7 
Hydrograph Method 8 
Design Storm 9 
Basin Runoff. 9 

WATER QUALITY 10 
Water Quality Guidelines 10 
Water Quality Volume and Flow 10 
Water Quality Pretreatment Facilities 10 
Water Quality Treatment Facilities 11 

WATER QUANTITY 12 
Water Quantity Requirements and Guidelines 12 

DOWNSTREAM ANALYSIS 12 
Conclusion 13 

TECHNICAL APPENDIX 14 
REFERENCES 14 

LIST OF FIGURES 

Figure 1 - Vicinity Map 2 
Figure 2 - 2 5 Year SCS Type 1A Rainfall Distribution 9 

LIST OF TABLES 

Table 1 - Soil Characteristics 5 
Table 2 - Percent Impervious 6 
Table 3 - Time of Concentration 8 
Tabie 4 - Design Storms 9 
Table 5 - Pre-Developed Peak Flow Rates 10 
Table 6 - Post-Developed Peak Flow Rates 10 
Table 7 - Existing/Future Peak Flow Rates 13 



Springbrook Properties 
Stormwater Master Plan 
April 23, 2007 
Page 2 

VICINITY MAP 

Figure 1 - Vicinity Map 
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PROJECT DESCRIPTION 

The Springbrook Properties Development is located in Newberg, Oregon. The 450-acre development will 
include a variety of residential neighborhoods located throughout the site, providing a total of over 1,200 
homes, townhouses and condominiums. A mixture of townhouses and condominiums are anticipated for 
the area around the village. These residences will provide a dense ring around the community's core 
which will promote walking and ensure the vitality of the village center. 

The area adjacent to the village is envisioned to include offices with support retail. The mixed-use site 
may contain retail, residential and/or employment uses. It has been designed with flexibility in order to 
meet the needs of this area as it develops. 

Roadway construction and improvements include street widening, sidewalk construction, and utility 
installation as part of the infrastructure design. The measures described within this stormwater master 
plan are selected to minimize impacts to the public stormwater infrastructure and natural systems within 
the City of Newberg. 

STORMWATER MANAGEMENT 

The City of Newberg stormwater ordinance is located within Title V: Public Utilities, Chapter 53 Storm 
Water System and stormwater guidance in the City of Newberg Drainage Master Plan Update, September 
2001. The ordinance provides basic information and does not provide design guidance on water quality 
and quantity control facilities. 

Clean Water Services (CWS) of Washington County, Oregon has developed and implemented their 
Design and Construction Standards for Sanitary Sewer and Surface Water Management, issued in March 
2004. The CWS standards provide design information on stormwater management facilities and criteria 
on water quantity control. This Stormwater Master Plan will meet all City of Newberg standards in addition 
to CWS standards to provide complete stormwater Management for the Springbrook Properties. 

SITE CONDITIONS 

Topography 

Springbrook Properties Boundary 
Its westernmost boundary is located on College Street, south of Mountainview Drive. The boundary line 
then "stair steps" to the northeast along Mountainview to Center Street, then over to Aldersgate Drive and 
up to Aspen Way. The boundary follows Aspen Way until it continues east along the existing City Limits 
line over to Springbrook Road and Benjamin Road where it turns south down to Crestview Drive. The 
boundary line generally follows Crestview Drive, except for one parcel just south of Crestview Drive and 
adjacent to Springbrook Road, until it meets the meets the railroad line where jogs up and runs along the 
railroad line. The boundary line then continues north along Aspen Way until it meets Mounview Drive and 
continues west until Center Street where it continues south to the existing residential development just 
north of Crestview Drive. It then continues further east until it meets College Street 

Springbrook Properties Description 
The existing property consists of approximately 450 acres and is a mixture of relatively flat agricultural 
areas, steeper forested and agricultural areas as weli as two natural drainage corridors. The general 
topography of the area is characterized as sloping from high points in the north to the low points in the 
south consistent with the drainage patterns of both Hess and Springbrook Creeks. A high point of 
approximately 450 feet above mean sea level (msl) exists north of Aspen Way nearly centered in the 
middle of the proposed development and a low point of 180 feet above msl exists north of Mountainview 
Drive and coincides with the stream bed of Hess Creek. Aside from the creeks there are two 
topographical features that are prominent on the landscape. There is a knoll that exists in the northeast 
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quadrant of the site located north of the railroad, west of Springbrook Road and East of Zimri Drive, This 
area rises from approximately 260 feet msl to a height of approximately 340 feet msl The second feature 
is a ridge that rises from Hess Creek to the northeast beginning onsite at an elevation of approximately 
240 feet msl rising to approximately 450 feet msl. 

Climate 
The site is located approximately 50 miles inland from the Pacific Ocean. There is a gradual change in 
seasons but with defined seasonal characteristics. Average daily summer temperatures range from 52°F 
to 82°F and average daily winter temperature range from 32°F to 45°F. Record temperatures recorded for 
this region of the state are -18°F and 108°F. Average annual precipitation is approximately 40 inches. 

Site Geology 
There are several underlying soil types on the Springbrook Property as classified by the United States 
Department of Agriculture Soil Survey of Yamhill County, Oregon. These soil types are identified in Table 
1 (See Technical Appendix - USGS Soils Map - Yamhill County, Oregon). 

Soil Characteristics 
Soil Type Hydrologie Group 

Aloha Silt Loam C 
Amity Silt Loam C 
Dayton Silt Loam D 
Hazelair Silty Clay Loam D 
Jory Clay Loam B 
Nekia Clay Loam B 
Terrace Escarpments C 
Wapato Silty Clay Loam D 
Woodburn Silt Loam C 

Table 1 - Soil Characteristics 

At least 92% of onsite soils are categorized as hydrologie group C. Approximately 3% of the soils onsite 
are categorized as hydrologie group D. These soils are found in five locations throughout the site, with the 
largest area located just east of Hess Creek and southwest of Aspen Way. The remaining 5% of the site 
is classified as hydrologie group B. These soils are found in the triangular ?rea north of Aspen Way and 
near Springbrook Canyon in the eastern property area. 

Group B soils have moderate infiltration rates (0.15-0.30 in/hr) when thoroughly saturated. The textures of 
group B soils are moderately fine to moderately coarse. 

Group C soils have low infiltration rates (0.05-0.15 in/hr) when thoroughly saturated. The textures of 
group C soils are moderately fine to fine. 

Group D soils have very low infiltration rates (0.0-0.05 in/hr) when thoroughly saturated. The textures of 
group D soils are predominantly clay soils with high swelling potential. 

Existing Hydrology 
The Newberg Drainage Master Plan Update delineated the watershed of the three creeks located within 
the City of Newberg. The three basins are Chehalem Creek Basin, Hess Creek Basin, and Spring Brook 
Basin. The Springbrook Properties is located within all three basins. 
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Chehalem Creek Basin 
Existing basin 1 was delineated and determined to be located in Chehalem Creek Basin. Basin 1 is 
located in the far western portion of the proposed Springbrook property. The Master Plan Update 
subdivided each watershed into sub-basins and sub-catchments. Springbrook Properties is within the 
sub-basins C5 and C7, and sub-catchments 2212, 2214, 2215, 2506. and 2655. 

Existing land uses include a tree farm and crop field. Runoff sheet flows offsite in a southwestward 
direction. 

Hess Creek Basin 
Existing basin 2 was delineated and determined to be located in Hess Creek Basin. Basin 2 is located in 
the central portion of the proposed Springbrook property. Springbrook Properties is within the sub-basins 
H7, H8 and H9, and sub-catchments 5970, 5980, 6270, 6500, 6510, 6540, 6550, 6570, 6570, 6600, 6610, 
6620, 6630, 6700, 6800, and 6820. 

Existing land uses include crop fields, farmsteads and Hess Creek riparian zone. Runoff sheet flows 
towards Hess Creek. Hess Creek flows in a southerly direction. 

Spring Brook Basin 
Existing basin 3 was delineated and determined to be located in Spring Brook Basin. Basin 3 is located in 
the eastern portion of the proposed Springbrook property. Springbrook Properties is within the sub-basins 
S3, S4 and S5, and sub-catchments 8560, 8570, 8670, 8680, 8690, 8700, 8720, 8730, 8740, 9060, 9070, 
9170, and 9250. 

Existing land uses include a tree farm, farmsteads, crop fields and Spring Brook. Runoff sheet flows 
towards Spring Brook. Spring Brook flows in a southeasterly direction. 

Basin Areas 
The Springbrook Properties was divided into basin based on existing drainage patterns. The pre-
developed site was divided into three basins. The post-developed site was divided into 4 basins based on 
discharge location and stormwater management facilities constructability (See Technical Appendix: Pre 
and Post-Developed Basin Delineation). 

Impervious and pervious areas were estimated for each basin. Impervious area is defined as the hard 
surface area that either prevents or retards entry of water into the soil and/or causes water to runoff the 
surface in greater quantities or at an increased rate of flow from that present as defined by the City of 
Newberg. Impervious area includes rooftops, concrete and asphalt, streets, driveways, sidewalks and 
trafficked gravel. 

Standard percent impervious is based on land use, land uses for the site include residential single-family, 
attached townhouses and multi-family condominiums and mix-use retail space/office space. Table 2 lists 
percent impervious for standard land uses as provided in the Newberg Drainage Master Plan Update. 

Percent Impervious Areas 
Land Use % Impervious Area 

~5îngle:FaSly*ftesiâerïlÎâT ' " 35 ™ -
Multi-Family Residential 60 

Commercial 75 
Industrial 70 

Rural 5 

Table 2 - Percent Impervious 
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Chehalem Creek Basin 
The percent impervious ratios for each sub-catchments as determined in Appendix C of the Drainage 
Master Plan Update was used to estimate existing imperviousness. For Basin 1, the existing basin is 13% 
impervious. Post-developed Basin A is composed of 55% single-family residential and 45% retail/office. 
Estimated post-developed percent impervious is 50%. 

Hess Creek Basin 
The existing Basin 2 is 10% impervious. Post-developed Basin B is composed of 100% sing-family 
residential. Estimated post-developed percent impervious is 35%. 

Spring Brook Basin 
The existing Basin 3 is 20% impervious. Post-developed Basin C is composed of 46% single-family 
residential and 54% retail/office. Estimated percent impervious is 54%. Post-developed Basin D is 
composed of 34% single-family residential, 12% multi-family residential and 54% retail/office. Estimated 
post-developed percent impervious is 60%. 

HYDROLOGIC ANALYSIS 

Design Guidelines 
Clean Water Services recommends the unit hydrograph method to obtain a realistic and consistent 
hydrologic analysis. This method uses basin characteristics to develop a runoff hydrograph, included 
basin area, curve number and time of concentration. Guidelines are provided in the Design and 
Construction Standards for Sanitary Sewer and Surface Water Management by Clean Water Services 
(CWS) issued in March 2004. This methodology is consistent with the City of Newberg Drainage Master 
Pian Update. 

Curve Number 
The major factors for determining the curve number (CN) values are hydrologic soil group, cover type, 
hydrologic condition and antecedent runoff condition. The CN represents runoff potential from the soil. 
The CN for impervious area is always 98, and varies for pervious area. Acceptable pervious CN values 
are provided in the Technical Release 55: Urban Hydrology for Small Watersheds Table 2-2a through 
Table 2 -2c - Runoff Curve Numbers. 

The basin analysis assumed a pervious curve number for existing conditions to be 71 and for proposed 
conditions 79. All impervious area was assumed to have a curve number of 98. 

Time of Concentration 
The time of concentration (Tc) as described in NEH-4 Chapter 15 is defined in two ways; the time for 
runoff to travel from the furthermost point of the watershed to the point in question, and the time from the 
end of excess rainfall to the point of inflection on the trailing limb of the unit hydrograph. Time of 
concentration can be estimated from several formulas. The Clean Water Service's guidelines which are 
based on the SCS method were used in this analysis. 

The minimum time of concentration is 5 minutes in highly developed urban areas (i.e. parking lots) and 
the maximum is 100 minutes in rural areas. Several different times of concentration are required for this 
project. Three components are considered for determining the Tc: sheet flow, shallow concentrated flow, 
and channel / pipe flow. The Tc is based on the following equations: 
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Peak Pre-Developed Flow Rates 

Basin Recurrence Interval (years) Basin 
2 5 10 25 100 

1 5.70 9.51 13.82 18.55 23.61 
2 18.90 32.92 50.59 70.63 92.26 
3 18.21 26.79 36.76 47.59 

Table 5 - Pre-Developed Peak Flow Rates 

The peak runoff values for the post-developed site during the 2, 10 and 25-year storm events are 
provided in Table 6 (See Technical Appendix: Post-Developed Runoff Data). 

Peak Post-Developed Flow Rates 

Basin Recurrence Interval (years) Basin 
2 5 10 25 100 

A 20.36 26.23 32.30 38.53 44.88 
B 85.35 113.63 143.33 174.08 205.61 
C 21.34 27.30 33.46 39,76 46.16 
D 54.69 69.35 84.44 " W " ITS 

Table 6 - Post-Developed Peak Flow Rates 

WATER QUALITY 

Water Quality Guidelines 
Water quality design options presented in this report follow Clean Water Services requirements using a 
rainfall of 0,36" over a 4-hour period with a return period of 96-hours as outlined in section 3.12 of the 
Design and Construction Standards for Sanitary Sewer and Surface Water Management. In accordance 
with the requirements, sheet flow of the impervious surfaces into the water quality facilities will be allowed 
only with proper pretreatment. 

Water Quality Volume and Flow 
Per Section 3,12.d.2 of the Clean Water Services design manual, the total of the new impervious areas 
sha'l be used to calculate the water quality volume and flow from the water quality facility. Water qualify 
volumes and flow rates are calculated according to Appendix B of the Clean Water Services Standards as 
shown below: 

Water Quality Volume = 0.36 (in) x Area (sf) 
12 (in/ft) 

Water Quality Flow = Water Quality Volume 
(4 hr) x (60 min/hr) x (60 sec/min) 

Water Quality Pretreatment Facilities 
Several water quality Best Management Practices (BMPs) are available to pre-treat and treat runoff 
generated from the impervious surface area. A water quality manhole is recommended by CWS to 
provide pretreatment; however, proprietary pretreatment devices can be used. All proprietary devices 
shall be sized and installed per the manufacturer's recommendations. If water quality manholes are used 
for pretreatment. they will be sized using the following criteria: 

• Minimum Design Flow: Water Quality Flow (flow splitter can be used to bypass flows in 
excess of water quality flow) 



Springbrook Properties 
Stormwater Master Plan 
April 23, 2007 
Page 11 

Minimum Manhole Diameter: 60-inch 
• Maximum size of incoming pipe: 18-inch 

Sump Depth: No deeper than 5 feet from invert out to bottom of sump 
Volume of Sump: 20 ft3/1 .Ocfs of flow into the water quality manhole, up to the 25-year event. 

Water Quality Treatment Facilities 

Clean Water Services has approved Vegetated Swales, Extended Dry Basins, and proprietary treatment. 

Vegetated Water Quality Swale 
A vegetated water quality swale should be designed with the following design criteria: 

Design Flow: Water Quality Flow 
> Minimum Hydraulic Residence Time (HRT): 9 Minutes 

Maximum Water Design Depth: 0.5-feet 
Manning "n" value: 0.24 

> Maximum Velocity: 2.0-fps based on 25-Year flow 
• Minimum Length: 100-feet 

Minimum Slope: 0.5% 
Minimum Bottom Width: 2-feet 

• Maximum Side Slope: 4H:1 V in treatment area, 2.5:H1 V above treatment area 
Extended Dry Pond 
An extended dry pond should be designed with the following design criteria: 

Permanent Pool Depth: 0.4-feet (covering the entire bottom of the basin) 
Minimum Water Quality Detention Volume: 1.0 x Water Quality Volume 

• Water Quality Drawdown Time: 48 hours 
. Maximum Depth of Water Quality Pool (not including Permanent Pool): 4-feet 
• Emergency spillway must be provided to pass the 100-year storm event. 
. Minimum Bottom Width: 4-feet 
• Maximum Side Slopes in Basin Treatment Area: 3H:1 V 
• Minimum Freeboard: 1 -foot from 25-year water surface elevation 
• Minimum Quantity of Cells: 2-first cell at least 10% of surface area constituting 20% of the 

treatment volume. The use of one cell is allowed if space limits a multi-celled pond; however, 
inlet and outlet must be placed at opposite ends of pond. 

Proprietary Treatment 
Proprietary treatment is recommend for stormwater management when a biologically treatment facility is 
not constructible. All effective mechanical treatment devices will remove fine sediments, particles, free oils 
and debris for stormwater runoff. A variety of configurations are produced by several manufactures. All 
proprietary devices shall be sized and installed per the manufacturer's recommendations. Common types 
of mechanical stormwater treatment include: 

Hydrodynamic Separation 
• Filter Cartridges 
• Treatment Trains 
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WATER QUANTITY 

Water Quantity Requirements and Guidelines 
Onsite water quantity facilities should be constructed when an identified downstream deficiency is 
identified and detention rather than conveyance system enlargement is determined to be the more 
effective solution as outlined in section 3.11.2 of the Design and Construction Standards for Sanitary 
Sewer and Surface Water Management. 

Each water quantity facility will be designed in accordance with Clean Water Services guidance 
documents and will be consistent with Appendix B: Water Quality and Quantity Facility Design of Design 
and Construction Standards for Sanitary Sewer and Surface Water Management. 

CWS requires reach detention to be assessed by dynamic flow routing through the basin, acceptable 
programs include: HYD, HEC-1, HEC-HMS, SWMM, and HYDRA. Peak runoff rates shall not exceed pre-
development rates for the 2, 10 and 25-year, 24-hour storm events. 

Each pond must include an overflow system sized to pass the 100-year storm event. The system must 
not overtop the pond embankment or exceed the capacity of the spillway. 

Detention Pond 
A quantity control Detention Pond should be designed with the following design criteria: 

Interior Side Slopes up to the Maximum Water Surface: 3H:1V. 
Mowed Interior Side Slopes up to the Maximum Water Surface: 4H:1V. 
Maximum Exterior Side Slopes: 2H:1 V 

. Over Excavate by a Minimum of 20-percent to allow for Sediment Deposition 

. Minimum Freeboard: 1 -foot from 25-year Design Water Surface Elevation 

DOWNSTREAM ANALYSIS 

A preliminary evaluation of downstream conveyance capacity was preformed at each proposed discharge 
location. The purpose of the evaluation is to provide a better understanding of downstream deficiencies 
and to determine if infrastructure improvements, detention facility construction, no action or further 
analysis is required. 

Chehalem Creek Basin 
The proposed conveyance lines within Basin A will be constructed to discharge into the existing N Center 
St or College St storm sewer line. The Drainage Master Plan Update identifies downstream deficiencies 
within N Center St. Without further detailed downstream analysis, a detention pond is recommended for 
this tract. 

Hess Creek Basin 
The entire of Basin B drains into Hess Creek north of Mountainview Drive. An existing culvert in 
Mountainview Drive will be replaced to accommodate increases in peak channel flows. A stream flow 
analysis was performed using flows estimated from upstream sub-basins as identified in the Drainage 
Master Plan. The existing upstream sub-basins are approximately 5.1% impervious while the future sub-
basins are 27.2% impervious. Table 7 lists estimated flows entering Hess creek during the 2 thru 100-
year storm events. 
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Estimated Existing and Future Hess Creek Flows (efs) 

Condition Recurrence Interval (years) Condition 
2 5 10 25 100 

Existing 43 55 88 144 219 
Future 110 136 181 248 332 

Table 7 - Existing/Future Peak Flow Rates 

The estimated flow rate during the 2-year storm event increase over 2.5 times from the existing flow rate 
and 1.5 times during the 100-year flow rate. 

Spring Brook Basin 
Stormwater runoff collected from Basin C will be conveyed south towards Aspen Way and Crestview 
Drive, Further analysis will determine if a downstream deficiency exists. The evaluation of the existing 
infrastructure will determine if improvements or detention are necessary. 

Stormwater runoff collected from Basin D will be conveyed south towards Springbrook Rd. Identified 
downstream deficiencies are included in the Drainage Master Pian Update. The identified capital 
improvement projects (CIP) are: 

S4 Aquarius Blvd, West of Coffey Lane 
Replace existing pipes with 230 ft of 36-inch diameter pipe 

N Springbrook St Improvement 
Replace existing pipes with 24-inch diameter pipe, 

CIP S4 was subdivided into two areas of improvement, master plan links 8505 and 8520. Link 8505 
replaces 85 ft of 24-inch diameter pipe with 36-inch diameter pipe. Link 8505 connects two structures that 
cross Aquarius Blvd. The structures are located on private property and will require an easement. The N 
Springbrook St Improvement was not included as a capital improvement project. The links were included 
in the Drainage Master Plan Update as 8605 and 8615 as shown on Map 7 in Appendix F. Link 8605 
replaces 281 ft of 12-inch diameter pipe with 24-inch diameter pipe and l ink 8615 replaces 602 ft of 12-
inch diameter pipe with 24-inch diameter pipe. 

Conclusion 
The Springbrook Properties Development will meet all City of Newberg standards in addition to CWS 
standards to provide complete stormwater Management for the Springbrook Properties. The measures 
described within this plan are selected to minimize impacts to the public stormwater infrastructure and 
natural systems within the City of Newberg. 

All stormwater runoff will be treated by one of the following water quality treatment best management 
practices (BMP's); vegetated water quality swales, extended dry basins, and proprietary devices. 
Stormwater flow control structures include detention ponds 
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Chapter 2 Estimating Runoff Ted liticai Release 55 
Urban Hydrology for Small Watersheds 

Table 2-2b Runoff curve numbers for cultivated agricultural lands V 

Pn^'or Hr,s*i"*T"irìtinn 
Curve numbers for 

hvrîrnînmr» çnil tîmim . 

Cover type 

" '••' U U V c l U t j t l i p U U l 1 

Treatment V 
Hydrologie 
condition & A 

1 U l U l U g l L d u l l giuup 1 

B C D 

Fallow Bare soil 77 86 91 94 
Crop residue cover (CR) Poor 76 85 90 93 

Good 74 83 88 90 

Row crops Straight row (SR) Poor 72 81 88 91 
Good 67 78 85 89 

SR + CR Poor 71 80 87 90 
Good 64 75 82 85 

Contoured (C) Poor 70 79 84 88 
Good 65 75 82 86 

C •(- CR Poor 69 78 83 87 
Good 64 74 81 85 

Contoured & terraced CC&T) Poor 66 74 80 82 
Good 62 71 78 81 

C&T+- CR Poor 65 73 79 81 
Good 61 70 77 80 

Small grain SR Poor 65 76 84 88 
Good 63 75 83 87 

SR + CR Poor 64 75 83 86 
Good 60 72 80 84 

C Poor 63 74 82 85 
Good 61 73 81 84 

C + CR Poor 62 73 81 84 
Good 60 72 80 83 

C&T Poor 61 72 79 82 
Good 59 70 78 81 

C&T+ CR Poor 60 71 78 81 
Good 58 69 77 80 

Close-seeded SR Poor 66 77 85 89 
or broadcast Good 58 72 81 85 
legumes or C Poor 64 75 83 85 
rotation Good 55 69 78 83 
meadow C&T Poor 63 73 80 £3 

Good 51 67 76 80 
1 Average runoff condition, and Ia=0,2S 
2 Crop residue cover applies only if residue is on at least 5% of the surface throughout the year. 

Hydraulic condition is based on combination factors that affect infiltration and runoff, including (a) density and canopy of vegetative areas, 
(b) amount of year-round cover, fc) amount of grass or close-seeded legumes, (d) percent of residue cover on the land surface (good '•• 20%), 
and (e) degree of surface roughness. 

Poor: Factors impair infiltration and tend to increase runoff. 

Good: Factors encourage average and better than average infiltration and tend to decrease runoff. 

2-6 (210-VI-TR-55, Second Ed., June 1988) 
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Chehalem Creek - Basin 1 Pre-Developed Runoff Data 
Event Peak Q (cfs) Peak T (hrs) Hyd Vol (acft) Area (ac) Method Raintype 

: 2 year j ~ 5,7026 8.00 " "" | 3.3486 , 55.7000 SCST.TYPEIA „ „r r . scs 

scs 
5 year j 9.5052 

25 year 1 18.5452 

8.00 

8 . 0 0 

8.00 

4.7354 55.7000 

6.2626 55.7000 

7.8997 

TYPE1A 

TYPE1A 

55.7000 i SCS TYPE1A 

100 year 23.6075 8.00 9.6257 55.7000 • SCS TYPE1A 

(Design Method SCS Rainfall type TYPE1A 

[Hyd Intv 10.00 min •Peaking Factor 

Pervious Area 48.50 ac DCIA 
484.00 

7.20 ac 

Pervious CN Cale 

Description SubArea Sub cn 

Meadow or Pasture 48.50 ac 71.00 

Pervious TC Cale 

Type ( Description Length Slope Coeff Mise TT 

(Fixed j Pervious TC 15.00 min 

Directly Connected CN Cale 

T y p e 

Description 

Impervious surfaces (pavements, roofs, etc) 

SubArea 

7.20 ac 

Sub cn 

981)0 

Description 

Directly Connected TC Calc 
Length [ Slope { Coeff [ M i s c 

Fixed ¡Directly Connected TC 5.00 min 

Chehalem Creek - Basin A Post-Developed Runoff Data 
Event Peak Q (cfs) Peak T (hrs) (Hyd Vol (acft) Area (ac) ¡Method (Raintype 

2 year 20.3632 8.00 7.2130 55,7000 j SCS ITYPE1A 

f 5 year 26.2258 8.00 j 9 1869 55.7000 SCS J TYPE1A 

10 year 32.3003 8.00 11.2279 ¡55,7000 j SCS TYPE1A 

; 25 year 38.5311 8.00 13.3169 [55.7000 SCS TYPE1A 

44.8779 8.00 15,4444 j 55.7000 SCS TYPE1A 

Design Method SCS Rainfall type TYPE1A 

Hyd Intv 10.00 min Peaking Factor 484.00 

Pervious Area j 27.80 ac jDCIA 1 27.90 ac 

Pervious CN Cale 

' Description SubArea Sub cn 

Open spaces, lawns, parks (50-75% grass) 27.80 ac T9".00' " " 





Hess Creek - Basin 2 Pre-Developed Runof f Data 
j Event Peak Q (cfs) ¡Peak T (hrs) ¡Hyd Vol (acft) (Area (ac) Method (Raintype 

Î 2 year 18.8953 8.00 ] 15.5716 (279.2000 • SCS (TYPE1A 

j 5 year 32.9226 8.00 ! 22.3685 (279.2000 SCS (TYPE1A 

Î 10 year 50.5867 8,17 29.8891 ¡279.2000 f SCS (TYPE1A 

i 25 year 70.6256 8.17 37.9751 (279,2000 j SCS ÌTYPE1A 

¡100 year 9272592 8.17 j 46.5192 ¡279(2000 f SCS :TYPE1A 

¡Design Method j SCS [Rainfall type TYPE1Ä 

|Hyd Intv • 10.00 min (Peaking Factor 484.00 
¡Pervious Area (AMC 2) 251.30 ac {DCIA 27.90 ac 

t Pervious CN Calc 
Description SubArea " " 'j Sub cn 

Meadow or Pasture j 251.30 ac 71.00 
. „ „„_ _„ — . . .. ... —„ ... - _ - - ; 

1 Pervious TC Calc 

I Type Description j Length Slope { Coeff ! Mise TT 
¡Fixed | ¡Pervious TC ¡30,00 min (j 

Directly Connected CN Cale 

j Description SubArea Sub en 

i Impervious surfaces (pavements, roofs, etc) 27.90 ac 98.00 

1 Directly Connected TC Calc 

S Type J Description I Length Slope ( Coeff j Mise TT j, 
: |Fixed | ¡Directly Connected TC 10.00 min i| 

Hess Creek - Basin B Post-Developed Runoff Data 
i Event Peak Q (cfs) (Peak T (hrs) (Hyd Vol (acft) Area (ac) ¡Method (Raintype 

2 year 85.3496 8.00 31,1133 (279,2000 { SCS TYPE1A 

5 year 113.6283 8.00 40,4833 '(2792000 f SCS TYPE1A 

^ 10 year 143.3316 I 8.00 j 50.2906 (279.2000 I SCS TYPE1A 

25 year 174.0841 I 8.00 j 60.4050 (279.2000 j SCS TYPE1A 

100 year 205.6149 I 8.00 « 70.7694 !2791000 f SCS TYPE1A 

¡Design Method ! SCS Rainfall type 

(Hyd Intv 10.00 min Peaking Factor 

IPervious Area (AMC 2) 181.48 ac ,DC1A 

j j Pervious CN Calc 
f Description 

Open spaces, lawns, parks (50-75% grass) 

TYPE1A 

I 484.00 

I Wïï&c 

I SubArea Sub en 

I 181.48 âc ~ 79JÖÖ' 







Pervious TC Cale 

• Type Description I Length | Slope Coeff Mise TT 

Fixed ¡Pervious TC 5,00 m in 

Directly Connected CN Cale 

I Description SubArea Sub cn 
j Impervious surfaces (pavements, roofs, etc) 30.20 ac 98.00 

f ~ Directly Connected TC Cale 

Type Description Length Slope Coeff Mise TT 

.Fixed Directly Connected TC 5.00 min 

Spring Brook - Basin D Post-Developed Runoff Data 
Event Peak Q (cfs) Peak T (hrs) ¡Hyd Vol (acft) Area (ac) Method Raintype 
2 year 54.6942 8.00 19.3253 137.2000 SCS TYPE1A 

! 5 year [ 69.3536 8.00 24.3522 137.2000! SCS TYPE1A 

10 year 84.4388 8.00 29.5025 137.2000 SCS TYPE1A 

25 year 99.8418 8.00 34.7537 137.2000 SCS TYPE1A 

100 year I 115.4833 8.00 J 40.0784 137.2000 ses TYPE1A 

Design Method SCS Rainfall type I TYPE1A 

Hyd Intv 10.00 min Peaking Factor 484.00 
Pervious Area (AMC 2) 55.50 ac DCIA 81.70 ac 

J Pervious CN Cale 
Description SubArea Sub en 

Open spaces, lawns, parks (50-75% grass) 55.50 ac 79.00 

Pervious TC Cale 

Type Description Length Slope Coeff Mise •T 

Fixed 'Pervious TC 10.00 min 

Directly Connected CN Cale 

Description SubArea Sub en 
Impervious surfaces (pavements, roofs, etc) 81.70 ac 98.00 

Directly Connected TC Calc 

f y p e f Description L e n g t h " ) Slope | Coeff j Mise ) TT 

Fixed } Directly Connected TC ;5.Q0min 
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Project Summary Sheet 

CIP Project Number: 

Master Plan Link Number: 

Basin: 
Subbasin: 

S4 

8505, 8510, 8520 

Spring Brook 
S/3 

Location 
Aquarius Blvd, west of Coffey Ln 

Project Description 

Special Considerations 

L8505 & 8520: Pipe located between structures. Easement is necessary. 
Permit necessary (private property). 

Item Description Unit Quantity Unit Cost Total Cost 

1.00 GENERAL REQUIREMENTS 
1.10 
1.20 
1.30 

Mobilization/demobilization 
Traffic control 
Erosion control measures 

L.S. 
If 

LS. 

1 
561 

1 

5%-7% 
$5 

1.4% 

$4,800 
$2,800 
$1,110 

2.00 SITE WORK 
2.10 
2.20 
2.30 

Clear and grub brush 
Saw cutting asphalt 
Remove existing pipe 

acre 
If 
If 

0 
775 
561 

$5,200 
$3 
$8 

$0 
$2,320 
$4,500 

3.00 EARTHWORKS 
3.10 Trench excavation & backfi 6-12 ' deep If 561 $15-$55 $15,000 j 

4.00 STRUCTURAL WORKS 
4.10 
4.20 
4.30 
4.40 

Reinforced concrete pipe, 18 - 36" diameter 
Manholes, 6-10 ' deep 
Culvert head wall, 18 - 36" diameter 
Rip-rap channel protection, 18" thick 

If 
each 
each 

sy 

561 
3 
1 

48 

$35 - $98 
$2300 - $3700 

n/a 
$78 

$34,200 
$8,300 

$0 
$3,730 

5.00 SURFACE RESTORATION 
5.10 
5.20 
5.30 
5.40 

Asphalt pavement, 4", including base 
Sidewalk 
Concrete curb 
Revegetation 

if 
sf 
if 

acre 

376 
80 
20 
0 

$25 
$5 
$12 

$22,000 

$9,400 
$400 
$240 
$0 

6.00 CONTINGENCIES 
6.10 Contingencies L.S. 1 20% $17,400 

CONSTRUCTION COSTS SUBTOTAL: 8104,200 

PERMITTING COSTS 10% $10,400 

TECHNICAL SERVICES AND ADMINISTRATION: I 3 0 % $31,300 

PROJECT COSTS TOTAL: $145,900 

Thomas/Wright. Inc. 
F:\ProjFiles\1452\NDM_Cost Estimate 136 of 162 

Newberg Drainage Master Plan Update 
9/10/2001 



Pipe Worksheet 

CIP Project Number: S4-Â 

Master Plan Link Number: 8505 

Basin: Spring Brook 

Subbasin: S/3 

Location 

South of Aquarius Blvd 

Project Description 

Replace existing 85' long 24"D pipe with a 36"D pipe. 

Special Considerations 

Pipe located between residential structures. Easement is necessary. 

Item Description Unit Quantity Unit Cost Total Cost 

1.00 GENERAL REQUIREMENTS 
1.10 
1.20 
1.30 

Mobilization/demobilization 
Traffic control 
Erosion control measures 

L.S. 
If 

L.S. 

1 
85 
1 

7% 
$5 

1.4% 

$1,400 
$400 
$250 

2.00 SITE WORK 
2.10 
2.20 
2.30 

Clear and grub brush 
Saw cutting asphalt 
Remove existing pipe 

acre 
If 
If 

0 
8 

85 

$5,200 
$3 
$8 

$0 
$20 

$700 

3.00 EARTHWORKS 
, 3.10 Trench excavation & backfi 6' deep If 85 $24 $2,000 

4.00 STRUCTURAL WORKS 
4.10 
4.20 
4.30 
4.40 

Reinforced concrete pipe, 36" diameter 
Manholes, 6' deep 
Culvert headwall, 
Rip-rap channel protection, 18" thick 

If 
each 
each 

sy 

85 
1 
1 

48 

$98 
$2,300 

n/a 
$78 

$8,400 
$2,300 

$0 
$3,730 

5,00 SURFACE RESTORATION 
5.10 
5.20 
5.30 
5.40 

Asphalt pavement, 4", including base 
Sidewalk 
Concrete curb 
Revegetation 

If 
sf 
If 

acre 

0 
40 
10 
0 

$25 
$5 

$12 
$22,000 

$0 
$200 
$120 

$0 

6.00 CONTINGENCIES 
6.10 Contingencies L.S. 1 20% $3,900 

CONSTRUCTION COSTS SUBTOTAL: $23,400 

TECHNICAL SERVICES AND ADMINISTRATION: 30% $7,000 

PROJECT COSTS TOTAL: $30,400 

Thomas/Wright. Inc. 
F:\ProjFiles\1452\ND M_Cost Estimate 137 of 162 
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Pipe Worksheet 

CIP Project Number: S4-C 

Master Plan Link Number: 8520 

Basin: Spring Brook 

Subbasin: S/3 

Location 
North of Aquarius Blvd 

Project Description 

Replace existing 145' long 24"D pipe with a 36"D pipe. 

Special Considerations 

Pipe located between residential structures. Easement is necessary. 

Item Description Unit Quantity Unit Cost Total Cost 

1.00 GENERAL REQUIREMENTS 
1.10 
1.20 
1.30 

Mobilization/demobilization 
Traffic control . 
Erosion control measures 

L.S. 
If 

L.S. 

1 
145 

1 

5% 
$5 

1.4% 

$1,600 
$700 
$410 

2.00 SITE WORK 
2.10 
2.20 
2.30 

Clear and grub brush 
Saw cutting asphalt 
Remove existing pipe 

acre 
If 
If 

0 
99 
145 

$5,200 
$3 
$8 

$0 
$300 

$1,200 

3.00 EARTHWORKS 
! 3.10 Trench excavation & backfi 12' deep If 145 $55 $8,000 

4.00 STRUCTURAL WORKS 
4.10 
4.20 
4.30 
4,40 

Reinforced concrete pipe, 36" diameter 
Manholes, 10' deep 
Headwall 
Rip-rap channel protection, 18" thick 

If 
each 
each 

sy 

145 
1 
0 
0 

$98 
$3,700 

n/a 
$78 

$14,200 
$3,700 

$0 
$0 

S.00 SURFACE RESTORATION 
5,10 
5.20 
5.30 
5.40 

Asphalt pavement, 4", including base 
Sidewalk 
Concrete curb 
Revegetation 

if 
sf 
if 

acre 

45 
40 
10 

0,00 

$25 
$5 
$12 

$22,000 

$1,100 
$200 
$120 

$0 

6.00 CONTINGENCIES 
6.10 Contingencies L.S. 1 20% $6.300 

CONSTRUCTION COSTS SUBTOTAL: $37,800 

TECHNICAL SERVICES AND ADMINISTRATION: 30% $11,300 

PROJECT COSTS TOTAL: $49,100 

Thomas/Wright, Inc. Nawberg Drainage Master Plan Update 
F:\ProjFiles\1 452\NDM_CostEstimate 139 of 162 9/10/2001 
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GE SDESIGN 

May 17, 2007 

Springbrook Properties 
c/o WRG Design, Inc. 
541 5 SW Westgate Drive, Suite 1 00 
Portland, OR 97221 

Attention: Mr. Richard Boyle 

Report of Beneficial Well Use Survey 
Springbrook Properties Development 

Newberg, Oregon 
GeoDesign Project: SPDev-1-02 

GeoDesign, Inc. is pleased to submit our beneficial well use survey report for the proposed 
Springbrook Properties development in Newberg, Oregon. The site is an approximate 400-acre 
parcel located northwest of Highway 99W and east of Highway 219 in Newberg, Oregon. Our 
services for this project were conducted in accordance with our proposal dated January 11, 2007. 

We appreciate the opportunity to be of service to Springbrook Properties and WRG Design, Inc. 
Please contact us if you have questions regarding this report. 

Sincerely, 

Craig W. Wtfe, R.C. 
Principal Geologist 

CRH:CWW:sms 

Attachments 

Two copies submitted 

Document ID: SPDev-1-02-051 707-envr 

© 2007 GeoDesign, Inc. All rights reserved. 

1 5575 SWSequoia Pkwy - Suite 100 I Port land OR 9 7 2 2 4 ( 0(1 5 0 3 . 9 6 8 . 8 7 8 7 i Fax 5 0 3 . 9 6 8 . 3 0 6 8 



TABLE OF CONTENTS PAGE NO. 

1.0 INTRODUCTION 1 
2.0 BACKGROUND 1 
3.0 PURPOSE AND SCOPE 1 
4.0 SITE CONDITIONS 2 

4.1 Regional Geology 2 
4.2 Surface Conditions 3 
4.3 Subsurface Conditions 3 

5.0 OWRD WATER SUPPLY WELL LOGS 4 
5.1 Section 7 (Southeast Quarter) 4 
5.2 Section 8 4 
5.3 Section 9 (Northwest, Southeast, and Southwest Quarters) 5 
5.4 Section 16 (Northwest and Northeast Quarters) 5 
5.5 Section 17 (Northwest and Northeast Quarters) 6 
5.6 Section 18 (Northeast Quarter) 6 
5.7 Monitoring Wells 6 

6.0 FIELD RECONNAISSANCE 6 
7.0 CONCLUSIONS AND RECOMMENDATIONS 8 
8.0 LIMITATIONS 8 

REFERENCES 10 

FIGURES 
Vicinity Map Figure 1 
Water Supply Well Location Figure 2 
Project Site Photographs Figures 3 - 6 

TABLES 
Summary of OWRD Water Supply Well Logs Table 1 

APPENDIX 
Water Supply Wells 

ACRONYMS 

S S S D E S I G N i SPDev-l-02:051707 



1.0 INTRODUCTION 

This report presents the results of GeoDesign's beneficial water use survey for the proposed 
Springbrook Properties development (project site). The project site is an approximate 450-acre 
parcel generally located northwest of Highway 99W and east of Highway 219 in Newberg, 
Oregon. Preliminary site development plans for the project were provided to us by Mr. Richard 
Boyle of WRG Design, Inc. Figure 1 shows the site vicinity relative to surrounding features. 
Figure 2 shows the current site layout and the locations of water supply wells identified during 
our study. For your reference, definitions of all acronyms are attached at the end of this 
document. 

2.0 BACKGROUND 

The project will be a mixed-use development consisting of residential subdivisions, a resort hotel, 
and office buildings. Development will include a relatively significant phase of infrastructure 
improvements (such as new roads and utilities). We understand that stormwater will be collected 
and routed to swales and detention ponds and then into local drainage basins. The basins 
include the Hess Creek Basin and the Springbrook Canyon, which run through the western and 
eastern portions of the project site. 

GeoDesign completed a geotechnical investigation of the project site in February 2007. The 
results of the investigation were presented in a draft report, dated March 19, 2007 (GeoDesign, 
2007a). It is our understanding that some property owners in the vicinity of the project site have 
expressed concern regarding potential impacts to water supply wells located in the site vicinity 
from the planned development. GeoDesign provided a draft proposal for hydrogeology services 
(GeoDesign, 2007b) to address potential concerns raised by nearby property owners regarding 
the potential impact of the development on nearby water supply wells. Based on a more clear 
understanding of project requirements, a more step-wise approach appeared to be warranted. 
GeoDesign submitted a revised scope of work in our January 2007 proposal that included a 
beneficial well use survey to develop a preliminary understanding of supply wells in the vicinity of 
the project site (including locations, well construction details, and groundwater occurrence). 

3.0 PURPOSE AND SCOPE 

The purpose of our services is to develop a preliminary understanding of site conditions and 
beneficial water uses in the vicinity of the project site that could potentially be impacted by the 
planned development. The completed scope of services includes the following: 

• Conducted a site reconnaissance to observe and collect photographic documentation of the 
project site, adjoining properties, on-site water supply wells, surface water features, and 
project site drainage patterns. 
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• Conducted a search of water well records available through the OWRD. The search extended 
0.25 mile beyond the project site boundaries. We obtained and inventoried all water well • 
records (domestic, municipal, irrigation, industrial, geotechnical, and environmental wells) 
and evaluated well construction depths, depth to groundwater, pumping rates, lithology, and 
location (as available). Each of the identified wells was plotted by address, or if OWRD records 
were limited, to the nearest section or quarter-section. 

• Completed a qualitative assessment of potential impacts to identified beneficial water supply 
wells. 

• Summarized the results of our assessment in this report. 

4.0 SITE CONDITIONS 

4. 7 REGIONAL GEOLOGY 

The project site is located on the northern margin of the Central Willamette Valley physiographic 
province, which is bound by the Coast Range Mountains to the west, the Chehalem Mountains to 
the north, the Eola Hills to the south, and the Cascade Range to the east. The Central Willamette 
Valley is a structural basin formed by tectonic downwarping and faulting of the underlying CRBG 
and older marine sedimentary bedrock (Burns, et al., 1997). The project site is situated on a 
south-facing slope along the southern margin of the Chehalem Mountains (Figure 1). The general 
geologic profile for the site vicinity consists of alluvium and fine-grained basin fill deposits 
overlying marine sedimentary bedrock and basalt bedrock. 
Based on a review of published geologic mapping, our geotechnical site explorations, and 
geologic reconnaissance, the site is mantled by Missoula Flood deposits (also referred to as 
Willamette Silt). The flood deposits consist of unconsolidated sand to silt with occasional clay 
layers that were deposited by multiple catastrophic glacial floods associated with the late 
Pleistocene (1 5,000 to 1 3,000 years before present) Glacial Lake Missoula (Gannett and Caldwell, 
1998; Burns, et al., 1997; Schlicker and Deacon, 1967). The flood waters filled the valleys to 
elevations ranging from 300 to 400 feet and deposited fine-grained sediment covering pre-
existing topography. Older geologic units are exposed in deep drainages cut through the 
overlying flood deposits. Thickness of the flood deposits in the site vicinity is expected to be less 
than 20 feet. 

The Pliocene to Pleistocene Age (5 to 1.6 million years before present) Troutdale Formation 
underlies the flood deposits and forms the majority of the sedimentary basin fill in the Central 
Willamette Valley. The unit ranges from stiff silt and clay to moderately cemented micaceous 
siltstone, claystone, and fine sandstone. The unit is considered to be equivalent to the Sandy 
River Mudstone reported in the Portland Basin (Schllcker and Deacon, 1967). The sedimentary 
basin deposits are reported to extend to a depth of approximately 30 to 50 feet in the site 
vicinity and overlie and lap onto basalt flows of the CRBG and the older marine sedimentary 
bedrock. 
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The higher elevations surrounding the project site to the north and west (Chehalem Mountains) 
and to the southwest (Red Hills of Dundee) are mapped (Gannett and Caldwell, 1 998; Schlicker 
and Deacon, 1967) as basalt lava flows belonging to the middle Miocene Age (16 to 6 million 
years before present) CRBG. Weathered basalt was observed in one of our explorations and in a 
road cut along Springbrook Road located in the eastern portion of the project site. 

In lower elevations of the site vicinity, the Troutdale Formation and CRBG are underlain by 
Oligocene Age (38 to 20 million years before present) marine sedimentary bedrock. The bedrock 
consists of a series of marine tuffaceous sandstone and siltstone units overlying a quartz 
sandstone and local conglomerate. Weathered siltstone was observed in several of our 
explorations and in the bottom of Hess Creek. Thickness of the sedimentary bedrock in the site 
vicinity is estimated to be 3,000 feet (Schlicker and Deacon, 1967). 

4.2 SURFACE CONDITIONS 
A field reconnaissance for this project was conducted on March 28, 2007. The site is bordered by 
a residential subdivision on the west, mixed residential and light industrial property to the south, 
and mixed farmland and residential areas to the north and east. The project site is 
predominantly occupied by pastures and orchards. The topography of the southern and 
southwestern portions of the project site is slightly to moderately sloped downwards towards the 
Hess Creek drainage. Surface topography on the southeastern portion of the project site 
undulates slightly, but in general slopes slightly towards Springbrook Canyon, with steeper 
slopes closer to Springbrook Canyon. The northern portion of the project site is occupied by the 
foothills of the Chehalem Mountains and slopes moderately to steeply upwards towards the 
north. Surface water at the project site is expected to flow into two drainages present at the 
project site, Hess Creek and Springbrook Canyon. 

4.3 SUBSURFACE CONDITIONS 
Our understanding of subsurface conditions at the project site is based on the results of our 
geotechnical investigation completed in February 2007 and on a review of well logs completed for 
water supply wells located at the project site. The geotechnical field investigation included 
completing 23 soil borings (B-l through B-23) to depths of 16.2 to 26.5 feet BGS, and 3 test pits 
(TP-1 through TP-3) to depths of 1 3 to 1 7 feet BGS. 

Subsurface conditions at the project site generally consist of silt or silty gravel (Missoula Flood 
deposits) from the ground surface to depths of between 1 and 24 feet BGS. The silt is underlain 
by silty clay, interpreted to be decomposed bedrock, from depths of between 1 and 24 feet BGS 
to between 55 and 65 feet BGS. The silty clay is underlain by bedrock. According to water supply 
well logs available from OWRD, basalt bedrock is present beneath portions of the project site. 
Bedrock encountered during our geotechnical investigation included siltstone and claystone. 

Slow groundwater seepage was encountered between 3 and 1 5 feet BGS in some geotechnical 
test pit explorations. Our geotechnical borings encountered groundwater levels across the site 
ranging from 2.5 to 23.5 feet BGS. However, it appears that the seepage observed was due to 
perched groundwater and does not represent the regional groundwater table. According to water 
supply well logs available from OWRD, regional groundwater is present beneath the project site at 
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depths of between 30 and 140 feet BGS. The depth to groundwater is expected to fluctuate in 
response to seasonal changes, changes in surface topography, and other factors not observed in 
the site vicinity. 

5.0 OWRD WATER SUPPLY WELL LOGS 

GeoDesign completed a search of water supply well logs available through the OWRD for water 
supply wells located within 0.25 mile of the project site boundaries. Based on a review of 
topographic maps of the site vicinity, the 0.25 mile radius from the project site includes the 
southeast quarter of Section 7, Section 8, Section 9 (with the exception of the northeast quarter), 
the northeast and northwest quarters of Section 16, the northeast and northwest quarters of 
Section 17, and the northeast quarter of Section 1 8 of Township 3 North, Range 2 West of the 
Willamette Meridian. The search results included community, domestic, irrigation, and 
monitoring wells. Municipal or industrial water supply wells were not identified during the 
search. 

A discussion of the results of our review of the water supply well logs is presented below. 
Information obtained from water supply well logs including location, well log number, well type, 
construction depths, depths to groundwater, screened .intervals, approximate yields, and 
construction dates, where available, is presented in Table 1. The locations of water supply wells 
located by address and quarter-quarter section are shown on Figure 2. 

J. 7 SECTION 7 (SOUTHEAST QUARTER) 
We identified 10 domestic water wells, 1 irrigation well, and 1 domestic/irrigation well in the 
southeast quarter of Section 7. Two of the wells were listed by quarter-quarter section as within 
approximately 0.25 mile of the project site. The remaining eight wells were listed by section only 
and may or may not be located within 0.25 mile of the project site. 

Based on a review of well logs for the two water supply wells (Yamh 2144 and Yamh 21 58) 
identified within 0.25 mile of the project site in the southeast quarter of Section 7, water supply 
wells in this vicinity were completed at depths of between 92 and 360 feet BGS. A description of 
subsurface conditions was provided on one of the two well logs (Yamh 2144). Based on a review 
of this well log, subsurface conditions generally consist of fine-grained Missoula flood deposits, 
primarily clay, from near the ground surface to approximately 26 feet BGS. The clay is underlain 
by shale from 26 to 31, which is underlain by "decomposed rock" from 31 feet BGS to the 
maximum depth explored of 92 feet BGS. Water yields of the two wells ranged from 14 to 
125 gpm, and an upward vertical hydraulic gradient was noted on well log Yamh 2144. Well log 
Yamh 21 58 did not include sufficient information to evaluate hydraulic gradients. 

5.2 SECTION 8 
We identified 56 domestic water wells in Section 8. Eleven of the wells were listed by address or 
street and nine were listed by quarter-quarter section as within approximately 0.25 mile of the 
project site. The remaining 36 wells were listed by Section only and may or may not be located 
within 0.25 mile of the project site. Of the 20 wells in Section 8 identified within 0.25 mile of the 
project site, one is located south of the project site (Yamh 50395), one is located west of the 
project site (Yamh 52296), and the remainder are located north of the project site. 
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Based on a review of well logs for the water supply wells Identified in Section 8 within 0.25 mile of 
the project site, water supply well Yamh 52296 was completed at 142 feet BGS, near the base of 
interbedded flows of the CRBGs, and yielded 20 gpm at the time of completion. Water supply 
well log Yamh 50395 did not contain sufficient information to evaluate subsurface conditions. 

The remaining 18 water supply wells identified in Section 8 within 0.25 mile of the project site are 
located north of the project site, in the vicinity of Roberts Lane and between Aspen Way and Zimri 
Drive. These wells were completed to depths of between 240 and 540 feet BGS. Wells completed 
in the immediate vicinity of Roberts Lane generally encountered shale, claystone, siltstone, 
sandstone or other sedimentary units of the Troutdale Formation. These wells were generally 
poor yielding unless they encountered a sandstone layer occasional observed in the vicinity. 
Indications of poor water quality were noted on one of the well logs. Wells completed near the 
northern end of Roberts Land and further north of Roberts Lane, along Zimri Drive and Aspen 
Way, were completed in interbedded flows of the CRBG and are generally high-yielding with no 
poor water quality reported. Upward vertical hydraulic gradients were consistently noted in well 
logs completed in Section 8. 

5.3 SECTION 9 (NORTHWEST, SOUTHEAST, AND SOUTHWEST QUARTERS) 
We identified 70 domestic water wells, 1 irrigation well, and 1 unspecified water supply well in the 
northwest, southeast, and southwest quarters of Section 9. Seventeen of the wells were listed by 
address or street and 1 5 were reported by quarter-quarter section as located within 
approximately 0.25 mile of the project site. The remaining water supply wells were reported by 
quarter section or section only and may or may not be located within 0.25 mile of the project site. 

A majority of the water supply wells within 0.25 mile of the project site in Section 9 are located 
northeast or east of the project site, along NE David Lane, Benjamin Road, and Putnam Road. 
Two of the water supply wells (52306 and 52308) are located along NE Zimri Road and three of 
the water supply wells (Well Log ID Nos. Yamh 2275, Yamh 3268, and Yamh 3901) appear to be 
located on the western portion of the project site. Water supply wells in this vicinity were 
generally completed to depths of between 85 and 425 feet BGS. Subsurface conditions 
encountered generally consisted of silty clay to between 20 and 35 feet BGS, underlain by 
interbedded flows of the CRBG to the maximum depths explored. In general, these water supply 
wells are high yielding, and upward vertical hydraulic gradients were consistently reported. One 
of the water supply wells located on the project site encountered artesian pressure at 
2 pounds/square inch. 

5.4 SECTION 16 (NORTHWEST AND NORTHEAST QUARTERS) 
We identified 1 7 domestic water wells, 1 irrigation well, and 1 community water supply well in the 
northwest and northeast quarters of Section 16. Two of the wells were listed by address and one 
was reported by quarter-quarter section as being located within approximately 0.25 mile of the 
project site. The remaining water supply wells were reported by quarter section or section only 
and may or may not be located within 0.25 mile of the project site. 

Of the three water supply wells identified within 0.25 mile of the project site, one community 
water supply well (Yamh 2385) and one irrigation well (Yamh 53865) were located near the 
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southeast corner of the project site, and one domestic water supply well (Yamh 2389) was located 
south of the project site. These water supply wells were completed to depths of between 80 and 
200 feet BGs. Subsurface conditions generally consist of clay underlain by claystone and/or 
basalt bedrock. The deeper water supply wells, completed in the CRBG, are generally high 
yielding and the shallow well, completed in clay, is low yielding. Upwards vertical gradients were 
consistently noted on the well logs. 

5.5 SECTION 17 (NORTHWEST AND NORTHEAST QUARTERS) 
We identified six domestic water wells and three irrigation wells in the northwest and northeast 
quarters of Section 17. Two of the wells were listed by address and two were listed by quarter-
quarter section as being located within approximately 0.25 mile of the project site. The 
remaining water supply wells were reported by section only and may or may not be located within 
0.25 mile of the project site. 

The four water supply wells identified within 0.25 mile of the project site are located south of the 
project site, south and southwest of the intersection of Mountainview Drive and Aspen Way. 
These water supply wells were completed to depths of between 170 and 600 feet BGS. 
Subsurface conditions reported on the boring logs generally consist of clay underlain by 
interbedded flows of the CRBG. The deeper water supply well, completed at 600 feet BGS, 
encountered sandstone beneath the basalt from approximately 200 feet BGS to the maximum 
depth explored. These wells are generally high yielding and upwards vertical gradients were 
consistently noted on the well logs. 

5.6 SECTION 18 (NORTHEAST QUARTER) 
We identified 10 water supply wells in Section 1 8 during the course of our research. All 10 of the 
wells were listed by section only and may or may not be located within 0.25 mile of the project 
site. These wells were completed at depths of between 61 and 340 feet BGS in fine-grained flood 
Missoula Flood deposits. These wells are generally poor-yielding. 

5.7 MONITORING WELLS 
We identified 15 groundwater monitoring wells within 0.25 mile radius of the project site, and all 
of the wells are located in the commercial area south of the project site across Mountainview 
Drive. These monitoring wells are located at the A-Dec facility at 2601 Crestwiew Drive and the 
Technical Images facility located at 2206 Mountainview Drive. All of the groundwater monitoring 
wells were completed to depths of between 1 5 and 35 feet BGS. Static water levels measured in 
the wells ranged from 6 to 1 5 feet BGS. 

6.0 FIELD RECONNAISSANCE 

GeoDesign completed a field reconnaissance of the project site and surrounding properties on 
March 28, 2007. The field reconnaissance was completed to observe and collect photographic 
documentation of the project site and adjoining properties and to identify surface water features, 
project site drainage patterns, and on-site water supply wells. The locations of on-site water 
supply wells observed during our field reconnaissance are shown on Figure 2. Photographs of 
the project site and surrounding areas were taken to document observations made during our 
reconnaissance and are presented on Figures 3 through 6. 
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As stated in Section 4.2 of this report, surface water is expected to flow into two drainages 
present at the project site, Hess Creek and Springbrook Canyon. An apparent topographical 
divide is present on the eastern portion of the project site, at the approximate location of Zimri 
Drive. Surface water west of Zimri Drive is expected to generally flow to the west, towards Hess 
Creek. Surface water east of Zimri Drive is expected to generally flow to the east, towards 
Springbrook Canyon. However, because of the undulating topography of the eastern portion of 
the project site and the presence of several drainage ditches on the eastern portion of the project 
site along Springbrook Road and the Willamette/Pacific Railroad right-of-way, some surface water 
on the eastern portion of the project site may be diverted west towards Hess Creek. Both 
drainages are deeply incised, and the western drainage (Hess Creek) has cut down through silty 
soils and has exposed siltstone bedrock in the stream bottom. Two ponds are located in the 
northern portion of the site and are formed by low embankments constructed in the drainages. 
The ponds are filled by stream flow and discharge through small spillways. 

The properties surrounding the project site to the west and south consist primarily of recently 
constructed, high-density residential and commercial property. With the exception of a residence 
located at 1221 Henry Road, evidence of water supply wells was not observed on these properties 
during our field reconnaissance, and evidence of municipal water service was observed in these 
areas. However, some irrigation water supply wells may still be in use west of the project site and 
in the commercial area located south of Mountainview Drive, between Alice Way and Aspen Way. 
The properties surrounding the project site to the east consist primarily of residential and 
agricultural-use land. The properties surrounding the project site to the north also consist of 
residential and agricultural use land. Apparent pumphouses and/or wellheads were observed at 
several residences located adjacent to the project site, off of Roberts Lane and on Zimri Road 
south of Roberts Lane. One of the wellheads (Yamh 53880) was located approximately 600 feet 
north of the intersection of Aspen Way and Mountainview Drive, within 1 5 feet of the northern 
property boundary. 

We observed nine water supply wells on the project site during our site reconnaissance. We were 
unable to locate well identification numbers on any of the on-site water supply wells. Three of 
the water supply wells are associated with occupied residences and may still be in use. The three 
occupied residences are located at 2705 Zimri Road, 291 3 Aspen Way, and on Benjamin Road, at 
the southwestern corner of the western-most intersection of Benjamin Road and Putnam Road (an 
address was not observed associated with this residence). One of the water supply wells was 
observed at the residence located at 3629 Aspen Way. However, according to the on-site 
resident, this well is no longer in service, and municipal water is available at this property. The 
remaining five water supply wells are located in agricultural areas or at the apparent locations of 
former residences along Aspen Way, Mountainview Drive, and Henry Road. Based on the 
apparent ages of three residences observed north of Mountainview Drive, near the intersection of 
Mountainview Drive and Villa Road, water supply wells may be present at these locations; 
however, municipal water service is available along Mountainview Drive. 
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7.0 CONCLUSIONS AND RECOMMENDATIONS 

GeoDesign performed a beneficial well use survey in conformance with the general accordance 
with our scope of work presented in our proposal dated January 11, 2007 for the Springbrook 
Properties development located northwest of Highway 99W and east of Highway 219 in Newberg, 
Oregon. Based on our assessment of the project area, we present the following conclusions: 

• The majority of water supply wells in the site vicinity are completed in the interbedded basalt 
flows of the CRBG. Based on the information presented in OWRD well logs, wells completed 
in this unit are generally good-yielding, and indications of poor water quality were not 
observed on the well logs reviewed. 

• The highest concentration of water supply wells located in close proximity to the project site 
occurs in the northeast and southeast quarters of Section 8, in the vicinity of Roberts Lane. 
Subsurface conditions in this area consist primarily of fine grained sedimentary units 
(claystone, siltstone, shale, and sandstone) of the Troutdale Formation. With the exception of 
the sandstone layers, wells completed in these fine-grained sedimentary units are generally 
poor yielding, and several wells in this vicinity were deepened after their original Installation. 

• Based on a review of water level information and well construction details available in the well 
logs, regional geology in the site vicinity, and the surface topography of the project site, it is 
our professional opinion that recharge of the underlying aquifers beneath and in the vicinity 
of the project site occurs in upland areas of the Chehalem Mountains to the north, as 
opposed to recharge from infiltration of surface water. Therefore, the proposed development 
would appear to have minimal, if any, potential for adverse impact to existing water supply 
wells completed in deeper confined aquifers in the vicinity of the project site. 

• We observed evidence of at least 10 and possibly as many as 1 3 on-site water supply wells 
during our field reconnaissance. Prior to site development, these wells should be properly 
abandoned in accordance with state and local regulations, if not intended for future use. 

Based on the results of this study, it is our professional opinion that additional investigation is 
not warranted at this time. We recommend that BMPs for wellhead protection at the project site 
be developed and implemented in accordance with applicable local and state guidance and 
requirements. 

8.0 LIMITATIONS 

This report has been prepared for use by Springbrook Properties and WRC Design, Inc. 
GeoDesign makes no warranties or guarantees regarding the accuracy or completeness of 
information provided or compiled by others. The information presented in this report is based on 
the above-described research and a single recent site visit. We have relied upon information 
provided by others in our description of water supply wells located in the study area. There is 
always a potential that water supply wells not identified during this study exist in the study area. 
Further evaluation of such potential would require additional research or exploration. 
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THE EASTERN PORTION OF THE PROJECT SITE, NEAR THE INTERSECTION OF ASPEN WAY 
AND CRESTVIEW DRIVE. PHOTOGRAPH TAKEN FACING NORTH. 

OFF-SITE WATER SUPPLY WELL L7 (WELL LOG NO. 53880) LOCATED NEAR THE NORTHERN 
BOUNDARY OF THE PROJECT SITE. PHOTOGRAPH TAKEN FACING SOUTHWEST. 
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ON-SITE WATER SUPPLY WELL LOCATED WEST OF ASPEN DRIVE IN THE NORTHWEST 
QUARTER OF THE SOUTHEAST QUARTER OF SECTION 8. PHOTOGRAPH TAKEN FACING 
SOUTH. 

AGRICULTURAL AREA DRAINAGE COMING TOWARDS HESS CREEK. PHOTOGRAPH TAKEN 
FACING WEST. 
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SOUTHERN PORTION OF THE PROJECT SITE, NORTH OF MOUNTAIN VIEW DRIVE. 
PHOTOGRAPH TAKEN FACING EAST TOWARDS HESS CREEK. 

CENTRAL PORTION OF THE PROJECT SITE, LOOKING TOWARDS THE RESIDENCE AT 
2913 ASPEN WAY. PHOTOGRAPH TAKEN FACING NORTHEAST. 
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ADJOING PROPERTIES EAST OF THE PROJECT SITE ACROSS BENJAMIN ROAD. 
PHOTOGRAPH TAKEN FACING SOUTHEAST. 

ADJOINING PROPERTIES WEST OF THE PROJECT SITE, NEAR THE EASTERN END OF SUNSET 
DRIVE. PHOTOGRAPH TAKEN FACING NORTHWEST. 
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TABLES 



TABLE 1 
Summary of OWRD Water Supply Well Logs 

0.25-Mile Radius 
Springbrook Properties Development 

Newberg, Oregon 

Location Well Log No. Well Type Depth 
(feet BGS) 

Screened Interval 
(feet BGS) 

Depth of First 
Water 

(feet BGS) 

Static Water Level 
(feet BGS) Well Log Date Yield 

(gpm) 

SECTION 7 (SE Quarter) 
Quarter-Quarter Section 
NW 1/4 of SE 1/4 Yamh 2144 Domestic 92 52 to 91 45 42 August-76 14 
NE 1/4 of SE 1/4 Yamh 2158 Irrigation 360 NR NR 100 May-05 100 
SECTION 7 (SE Quarter) 
Section Only 
Section 7 Yamh 2207 Domestic/Irrigation 300 NR 35 24 August-56 50 
Section 7 Yamh 2156 Domestic 75 48 to 70* 48 9 April-76 35 
Section 7 Yamh 2154 Domestic 38 NR NR NR October-58 NR 
Section 7 Yamh 2149 Domestic 125 NR NR 12 April-59 10 
Section 7 Yamh 2148 Domestic 123 80 to 120* NR 10 August-69 15 
Section 7 Yamh 2143 Domestic 460 NR 100 50 June-75 5 
Section 7 Yamh 2157 Domestic 250 NR 17 200 October-71 2 
Section 7 Yamh 2142 Domestic 103 20 to 99* 20 16 September-72 4 
Section 7 Yamh 2146/2147 Domestic 310 205 to 310 NR 56 November-70 7 
SECTION 8 
Address 
530 Edgewood Dr. Yamh 52296 Domestic/Irrigation 142 122 to 141 16 10 July-00 20 
2716 E. Roberts Lane Yamh 53880 Domestic 240 220 to 240 121 82 August-04 60 
3613 N. Zimri Dr. Yamh 1963 Domestic 303 243 to 303 246 120 December-98 60 
3205 NE Zimri Dr. Yamh 54032 Domestic 480 420 to 480 209 38 February-05 9 
2813 Roberts Lane Yamh 53435 Domestic 280 180 to 275 260 52 July-03 9 
2809 Zimri Drive Yamh 52823 Domestic 259 219 to 259 89 63 0ctober-01 19 
3300 N. Aspen Way Yamh 52123 Domestic (deepen) 420 NR 300 145 April-00 5 
2611 Roberts Lane Yamh 2167/2163 Domestic (deepen) 540 340 to 540 270 217 October-89 6 
Roberts Lane Yamh 2178 Domestic 300 100 to 160 and 240 to 280 145 90 September-81 10 
3304 N. Aspen Way Yamh 2166 Domestic 241 NR NR 131 April-86 0.5 
Corner Roberts Ln and Zimri Yamh 52942 Domestic 358 158 to 358 170 122 April-02 10 
SECTION 8 
Quarter-Quarter Section 
SW 1/4 of NE 1/4 Yamh 3131 Domestic 395 345 to 395 135 100 April-83 2.5 
SW 1/4 of NE 1/4 Yamh 1954 Domestic 262 182 to 202 and 242 to 262 101 93 December-92 6 
SW 1/4 of NE 1/4 Yamh 276 Domestic 150 None 75 22 April-78 15 
SECTION 8 
Quarter-Quarter Section 
SE 1/4 of SE 1/4 Yamh 2159 Domestic 345 130 to 145 and 225 to 342 84 34 January-87 11.5 
NE 1/4 of SE 1/4 Yamh 2204 22 
NE 1/4 of SE 1/4 Yamh 2169 Domestic (deepen) 292 180 to 200 and 272 to 292 NR 61 1967/1984 5 
NE 1/4 of SE 1/4 Yamh 2168 Domestic 231 180 to 231 159 137 August-86 14 
NE 1/4 of SE 1/4 Yamh 2164 Domestic 300 260 to 297 260 197 March-88 7 
NE 1/4 of NE 1/4 Yamh 2203 Domestic 227 187 to 226 180 130 June-76 20 
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TABLE 1 
Summary of OWRD Water Supply Well Logs 

0.25-Mile Radius 
Springbrook Properties Development 

Newberg, Oregon 

Location Well Log No. Well Type Depth 
(feet BGS) 

Screened Interval 
(feet BGS) 

Depth of First 
Water 

(feet BGS) 

Static Water Level 
(feet BGS) Well Log Date Yield 

(gpm) 

SECTION 8 
Section Only 
Section 8 Yamh 2197 Domestic 148 111 to 147 NR 30 June-64 18 
Section 8 Yamh 2206 Domestic 275 None NR 132 October-65 34 
Section 8 Yamh 3918 Domestic (deepen) 275 145 to 275 NR 133 July-69 15 
Section 8 Yamh 2205 Domestic 87 NR NR 30 July-63 10 
Section 8 Yamh 2202 Domestic 270 163 to 270 NR 30 October-66 12 
Section 8 Yamh 2201 Domestic 245 35 to 173 and 175 to 243 75 40 July-72 12 
Section 8 Yamh 2200 Domestic 100 None NR 20 April-62 20 
Section 8 Yamh 2199 Domestic 160 None NR 39 July-62 5 
Section 8 Yamh 2198 Domestic 105 None NR 47 September-63 20 
Section 8 Yamh 2196 Domestic 151 68 to 151 NR 58 May-64 20 
Section 8 Yamh 2195 Domestic 252 160 to 242 195 160 August-72 21 
Section 8 Yamh 2194 Domestic 285 187 to 283 225 175 June-74 14 
Section 8 Yamh 2193 Domestic 190 110 to 190 110 110 September-71 10 
Section 8 Yamh 2192 Domestic 263 145 to 260 175 90 May-74 14 
Section 8 Yamh 2191 Domestic 91 25 to 91 NR 10 June-65 6 
Section 8 Yamh 2190 Domestic 155 None NR 35 April-66 15 
Section 8 Yamh 2189 Domestic 162 None NR 131 April-66 12 
Section 8 Yamh 2188 Domestic 125 45 to 125 NR 27 March-67 9 
Section 8 Yamh 2187 Domestic 500 None 44 85 July-76 22 
Section 8 Yamh 2186 Domestic 300 140 to 300 140 130 July-73 14 
Section 8 Yamh 2185 Domestic 250 231 to 249 207 57 August-82 17 
Section 8 Yamh 2184 Domestic 340 256 to 340 252 95 September-72 15 
Section 8 Yamh 2183 Domestic 65 42 to 62* 40 Artesian June-73 10 
Section 8 Yamh 2182 Domestic 147 80 to 146* 78 46 March-68 18 
Section 8 Yamh 2180 Domestic 120 32 to 95* 36 17 February-71 30 
Section 8 Yamh 2179 Domestic 120 60 to 120 70 60 May-71 30 
Section 8 Yamh 2177 Domestic 325 60 to 310* NR 75 September-68 7 
Section 8 Yamh 2176 Domestic 67 43 to 63* 40 15 April-75 10 
Section 8 Yamh 2175 Domestic 65 None 45 26 March-75 10 
Section 8 Yamh 2174 Domestic 265 80 to 160* 100 115 August-75 35 
Section 8 Yamh 2173 Domestic 118 35 to 106* 41 31 May-72 20 
Section 8 Yamh 2172 Domestic 136 45 to 135 60 27 March-72 11 
Section 8 Yamh 2171 Domestic 200 None 125 90 January-77 17 
Section 8 Yamh 275 Domestic (deepen) 235 200 to 220* 208 49 June-76 8 
Section 8 Yamh 274 Domestic 440 None 120 119 December-79 0.5 
Section 8 Yamh 273 Domestic 201 170 to 200 185 34 May-71 11 
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TABLE 1 
Summary of OWRD Water Supply Well Logs 

0.25-Mile Radius 
Springbrook Properties Development 

Newberg, Oregon 

Location Well Log No. Well Type Depth 
(feet BGS) 

Screened Interval 
(feet BGS) 

Depth of First 
Water 

(feet BGS) 

Static Water Level 
(feet BGS) Well Log Date Yield 

(gpm) 

SECTION 9 (Excluding NE Quarter) 
Address 
29365 Putnam Road Yamh 50746 Domestic 217 77 to 97 and 197 to 217 85 58 August-97 5 
29815 Putnam Road Yamh 54510 Domestic 183 136 to 176 103 33 June-06 90 
29730 Putnam Road Yamh 50354 Domestic 168 108 to 148 and 158 to 168 138 61 September-96 
29705 Putnam Road Yamh 2216 Domestic 163 112 to 162 68 17 May-87 25 
29465 Putnam Road Yamh 900 Domestic 338 105 to 157 and 298 to 318 106 80 November-91 7.5 
3220 Zimri Dr. Yamh 52308 Domestic 183 163 to 183 176 115 August-00 50 
3104 Zimri Dr. Yamh 52306 Domestic 424 None 62 75 August-00 5 
14630 NE Springbrook Rd Yamh 1692 Domestic 125 85 to 125 75 32 April-92 15 
David Lane/Springbrook Rd Yamh 748 Domestic 125 85 to 125 85 15 June-91 23 
David Court Yamh 3199 Domestic 120 40 to 120 50 36 August-94 20 
End of David Lane Yamh 079 Domestic 215 155 to 185 and 205 to 215 95 90 June-90 100 
David Lane/Springbrook Rd Yamh 076 Domestic 175 115 to 125 and 145 to 175 100 20 June-90 17 
David Court Yamh 051 Domestic 97 77 to 97 90 72 June-90 50 
David Lane Yamh 2223 Domestic 235 175 to 235 125 70 November-85 9 
David Lane Yamh 2222 Domestic 225 160 to 180 and 200 to 220 115 80 October-85 6 
David Court Yamh 2217 Domestic 165 105 to 145 and 155 to 165 100 
David Lane Yamh 2214 Domestic 285 225 to 235 and 255 to 285 165 85 May-89 60 
SECTION 9 (Excluding NE Quarter) 
Quarter-Quarter Section 
SW 1/4 of SW 1/4 Yamh 2275 Irrigation 30 NR NR 4 prior to 1893 10 
SE 1/4 of SW 1/4 Yamh 3901 Domestic 152 112 to 152 140 28 June-95 100 
SE 1/4 of SW 1/4 Yamh 3268 Domestic 172 130 to 170 140 Artesian November-94 100 
NE 1/4 of SW 1/4 Yamh 50344 Domestic 207 147 to 187 and 197 to 207 135 99 September-96 100 
SW 1/4 of SE 1/4 Yamh 2269 Domestic 160 None 126 85 May-78 15 
SW 1/4 of SE 1/4 Yamh 2224 Domestic 88 49 to 87 50 8 July-82 75 
SW 1/4 of SE 1/4 Yamh 279 NR 195 155 to 194 140 66 November-81 
SW 1/4 of SE 1/4 Yamh 2256 Domestic 102 None 79 56 May-79 20 
SE 1/4 of SE 1/4 Yamh 2213 Domestic 118 NR 109 30 September-89 
NW 1/4 of SE 1/4 Yamh 2272 Domestic 126 NR 124 22 June-73 10 
NW 1/4 of SE 1/4 Yamh 2271 Domestic 107 54 to 89* 60 30 September-76 32 
NW 1/4 of SE 1/4 Yamh 2268 Domestic 162 None 156 90 November-74 40 
NW 1/4 of SE 1/4 Yamh 1895 Domestic 175 132 to 172 120 50 October-92 50 
NW 1/4 of SE 1/4 Yamh 280 Domestic (deepen) 290 NR 274 160 November-78 17 
NW 1/4 of SE 1/4 Yamh 138 Domestic (deepen) 290 NR 235 158 September-90 2.5 
NW 1/4 of SE 1/4 Yamh 113 Domestic 143 103 to 143 68 32 September-90 26 
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TABLE 1 
Summary of OWRD Water Supply Well Logs 

0.25-Mile Radius 
Springbrook Properties Development 

Newberg, Oregon 

Location Well Log No. Well Type Depth Screened Interval Depth of First Static Water Level Well Log Date Yield Location Well Log No. Well Type (feet BGS) (feet BGS) Water 
(feet BGS) (feet BGS) Well Log Date (gpm) 

SECTION 9 (Excluding NE Quarter) 
Quarter Section 
Southeast Quarter Yamh 2270 Domestic 203 164 to 202 183 51 July-74 30 
Southeast Quarter Yamh 2236 Domestic 151 110 to 150 60 47 June-75 50 
Southeast Quarter Yamh 2219 Domestic 185 65 to 125 and 165 to 185 85 35 October-82 50 
Southeast Quarter Yamh 281 Domestic 324 277 to 317* 291 160 August-84 110 
SECTION 9 (Excluding NE Quarter) 
Section Only 
Section 9 Yamh 2273 Domestic 95 None 50 30 February-57 19 
Section 9 Yamh 2266 Domestic 377 200 to 375 200 205 April-78 20 
Section 9 Yamh 2264 Domestic 249 196 to 206* NR 230 May-05 12 
Section 9 Yamh 2262 Domestic 260 None 175 136 November-72 17 
Section 9 Yamh 2261 Domestic 205 133 to 202* NR 136 May-65 3 
Section 9 Yamh 2259 Domestic 120 None NR 55 August-66 18 
Section 9 Yamh 2258 Domestic 191 NR NR 63 August-66 9 
Section 9 Yamh 2257 Domestic 120 70 to 120 NR Artesian May-67 50 
Section 9 Yamh 2255 Domestic (deepen) 205 105 to 205 NR 70 June-68 8 
Section 9 Yamh 2254 Domestic 145 None NR 62 May-70 17 
Section 9 Yamh 2251 Domestic 295 None 261 150 February-78 6 
Section 9 Yamh 2250 Domestic 325 None 220 177 September-71 17 
Section 9 Yamh 2248 Domestic 250 None 190 109 October-75 10 
Section 9 Yamh 2247 Domestic 165 None NR 52 October-71 20 
Section 9 Yamh 2246 Domestic 245 None 120 47 June-76 60 
Section 9 Yamh 2245 Domestic 135 None 78 18 August-72 7 
Section 9 Yamh 2244 Domestic 135 81 to 134 107 54 January-74 30 
Section 9 Yamh 2243 Domestic 160 100 to 160 95 73 May-74 37 
Section 9 Yamh 2240 Domestic 165 None 65 65 February-73 100 
Section 9 Yamh 2239 Domestic 345 245 to 345 175 140 June-80 20 
Section 9 Yamh 2237 Domestic 305 None 140 135 September-74 17 
Section 9 Yamh 2235 Domestic 145 125 to 145 125 72 May-75 75 
Section 9 Yamh 2234 Domestic 180 155 to 175* 65 68 January-74 15 
Section 9 Yamh 2233 Domestic 200 26 to 300 46 46 March-75 10 
Section 9 Yamh 2231 Domestic 325 None 10 20 May-81 100 
Section 9 Yamh 2227 Domestic 325 225 to 325 190 270 July-80 15 
Section 9 Yamh 2226 Domestic 365 260 to 360* 135 305 July-80 75 
Section 9 Yamh 2225 Domestic 300 None 265 150 August-79 150 
Section 9 Yamh 2220 Domestic 195 95 to 155 and 175 to 195 130 25 July-84 50 
Section 9 Yamh 2208 Domestic 135 60 to 135 16 45 August-73 10 
Section 9 Yamh 285 Domestic 325 None 285 160 June-77 14 
Section 9 Yamh 284 Domestic 305 None 275 105 March-77 13 
Section 9 Yamh 283 Domestic 165 None 145 125 July-76 30 
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TABLE 1 
Summary of OWRD Water Supply Well Logs 

0.25-Mile Radius 
Springbrook Properties Development 

Newberg, Oregon 

Location Well Log No. Well Type Depth 
(feet BGS) 

Screened Interval 
(feet BGS) 

Depth of First 
Water 

(feet BGS) 

Static Water Level 
(feet BGS) Well Log Date Yield 

(gpm) 

SECTION 9 (Excluding NE Quarter) 
Section Only (Continued) 
Section 9 Yamh 282 Domestic 385 300 to 380 327 190 August-76 10 
Section 9 Yamh 7841 Domestic 185 125 to 155 and 175 to 185 155 40 June-95 100 
Section 9 Yamh 828 Domestic 165 105 to 135 and 155 to 165 130 50 August-91 60 
SECTION 16 (NW and NE Quarters) 
Address 
4304 SE Robin Court Yamh 53865 Irrigation 80 70 to 75 35 21.76 August-04 NR 
4100 E. Crestview Yahm 2385 Community 200 50 to 200 50 29 December-01 45 
SECTION 16 (NW and NE Quarters) 
Quarter-Quarter Section 
SW 1/4 of NW 1/4 Yamh 2389 Domestic 170 130 to 170 92 62 January-78 10 
SECTION 16 (NW and NE Quarters) 
Quarter Section 
Northeast Quarter Yamh 4280 Domestic 115 75 to 115 80 35 January-76 12 
Northeast Quarter Yamh 2390 Domestic 122 87 to 122 90 34 March-76 15 
Northeast Quarter Yamh 362 Domestic 315 225 to 315 225 29 February-76 2 
Northeast Quarter Yamh 298 Domestic 115 70 to 115 65 25 May-76 15 
SECTION 16 (NW and NE Quarters) 
Section Only 
Section 16 Yamh 2387 Domestic 155 85 to 155 NR 22 August-58 5 
Section 16 Yamh 2386 Domestic 75 35 to 75 NR 10 September-58 18 
Section 16 Yamh 2395 Domestic 100 NR 87 90 May-77 NR 
Section 16 Yamh 2399 Domestic 81 20 to 81 NR 18 December-66 7 
Section 16 Yamh 2398 Domestic 148 40 to 100* NR 38 September-65 10 
Section 16 Yamh 2397 Domestic 105 35 to 103* 35 26 June-72 22 
Section 16 Yamh 2396 Domestic 150 98 to 147* 63 61 December-70 17 
Section 16 Yamh 2394 Domestic 170 93 to 113* 103 50 April-75 2 
Section 16 Yamh 2392 Domestic 290 87 to 127* 270 50 April-75 11 
Section 16 Yamh 2391 Domestic 205 125 to 205 140 20 May-77 30 
Section 16 Yamh 2383 Domestic 149 100 to 130* NR 58 September-70 18 
Section 16 Yamh 299 Domestic 152 75 to 150 87 35 May-73 14 
SECTION 17 (NE and NW Quarters) 
Address 
2301 N. Aspen Way Yamh 50395 Observation/Irrigation NR NR NR NR September-96 NR 
7001 E. Crestview Yamh 2401 Irrigation 225 NR to 223 180 49.5 October-88 25 
SECTION 17 (NE and NW Quarters) 
Quarter-Quarter Section 
NW 1/4 of NE 1/4 Yamh 2402 Domestic 600 70 to 150 70 10 January-80 40 
NE 1/4 of NE 1/4 Yamh 2410 Irrigation 200.5 NR NR 45 November-50 NR 
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TABLE 1 
Summary of OWRD Water Supply Well Logs 

0.25-Mile Radius 
Springbrook Properties Development 

Newberg, Oregon 

Location Well Log No. Well Type Depth 
(feet BGS) 

Screened Interval 
(feet BGS) 

Depth of First 
Water 

(feet BGS) 

Static Water Level 
(feet BGS) Well Log Date Yield 

(gpm) 

SECTION 17 (NE and NW Quarters) 
Section Only 
Section 17 Yamh 363 Domestic 212 50 to 209 50 35 May-71 10 
Section 17 Yamh 2404 Domestic 175 135 to 175 NR 10 September-58 30 
Section 17 Yamh 2406 Domestic 175 31 to 172 NR 10 June-65 7 
Section 17 Yamh 2409 Domestic 110 30 to 90* NR 26 November-66 5 
Section 17 Yamh 3920 Domestic 145 30 to 144 35 37 June-75 20 
SECTION 18 (NE Quarter) 
Section Only 
Section 18 Yamh 2423 Domestic 92 40 to 86* NR 20 December-69 10 
Section 18 Yamh 2422 Domestic 170 None 170 100 June-73 5.5 
Section 18 Yamh 2420 Domestic 165 70 to 144 30 12 May-72 11 
Section 18 Yamh 2418 Domestic 200 18 to 200 20 17 June-75 2 
Section 18 Yamh 2417 Domestic 101 20 to 101 NR 17 July-61 6 
Section 18 Yamh 2416 Domestic 190 23 to 165 NR 10 May-67 7 
Section 18 Yamh 2415 Domestic 61 20 to 61 NR 8 June-67 20 
Section 18 Yamh 2414 Domestic 145 40 to 140 NR 18 July-68 10 
Section 18 Yamh 2419 Domestic 340 NR 110 90 August-72 2 
Section 18 Yamh 2424 Domestic 105 None 9 4 July-68 6 
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MEMORANDUM e n g i n e e r i n g 

TO: Trina Whitman 

FROM: Michael Ard, P.E. I EXPIRES: 12/31/J7I 

f / t v / o y DATE: May 18, 2007 - < ' ' 

SUBJECT: Timing of Improvements Required for Development of Springbrook 

In order to determine when specific mitigations are likely to be required, the proposed 
mitigations were examined in conjunction with the current phasing plan. For each construction 
phase, the increase in total trip generation was considered and analysis conducted to determine 
whether applicable operational thresholds are exceeded or improvements are warranted. 

Based on the analysis, the following trigger points were identified for the planned 
improvements: 

• Prior to completion of Phase III, construct a new traffic signal at the intersection of 
Springbrook and Haworth. 

• Prior to completion of Phase VII, construct a northbound right-turn lane on College 
Street at Mountainview Drive. 

• Prior to completion of Phase VII, construct a southbound right-turn lane on College 
Street at East Hancock Street. 

• Prior to completion of Phase XVI, construct a new traffic signal at the intersection of 
Mountainview Drive and Villa Road. 

• Prior to completion of Phase XVI, construct a new traffic signal at the intersection of 
Mountainview Drive and Aspen Way. 

321 SW 4th Avenue, Suite 400 > Portland, OR 97204 * Phone 503.248.0313 • Fax 503.248.9251 



Trina Whitman 
May 17, 2007 
Page 2 of 2 

Detailed per-phase trip generation data developed for this analysis is attached to this 
memo. 

Installation of traffic signals generally requires that minimum signal warrant thresholds 
be satisfied. It is recommended that a detailed warrant analysis be conducted prior to each 
signal installation to verify that the location meets applicable signal warrant criteria. 

A southbound right turn lane on College Street at East Hancock Street is needed upon 
completion of Phase VII of the Springbrook properties development only if the Newberg-
Dundee Bypass has not been constructed prior to completion of Phase VII development. The 
bypass is expected to divert significant traffic volumes from the Highway 99W corridor, 
restoring acceptable operation of this intersection through build-out of the Springbrook 
properties even without the addition of a southbound right-turn lane. Accordingly, no 
improvement is required or recommended at this location if the bypass has been constructed 
prior to completion of Phase VII development. 



Springbrook Development: Per-Phase Trip Generation Analysis 
and Analysis of Construction Timing for Required Improvements 

Phase Residential Resort Shopping Office Phase Internal Pass-by Net Phase Total Trip 
Units Rooms Area Size Trips Trips Trips Trips Generation 

1 0 110 0 0 76 0 0 76 76 
2 70 0 0 0 78 0 0 78 154 
3 0 0 127.525 0 735 60 230 445 599 
4 134 0 0 0 126 84 0 42 641 
5 135 0 0 0 118 12 0 106 747 
6 162 0 0 0 135 0 0 135 882 
7 0 0 156.816 0 513 108 138 267 1149 
8 209 0 0 0 169 0 0 169 1318 
9 88 0 0 0 69 0 0 69 1387 
10 95 0 0 0 74 0 0 74 1461 
11 102 0 0 0 79 0 0 79 1540 
12 65 0 0 0 49 0 0 49 1589 
13 95 0 0 0 72 0 0 72 1661 
14 37 0 0 0 28 0 0 28 1689 
15 0 0 60 0 168 34 46 88 1777 
16 0 0 0 631 62 786 98 0 688 2465 

Improvements: 
*1* = Install a traffic signal at the intersection of Springbrook & Haworth. 
*2* = Install a northbound right-turn lane on College Street at Mountainview Drive. 
*3* = Install a southbound right-turn lane on College Street at East Hancock Street (Highway 99W). 
*4* = Install a traffic signal at the intersection of Mountainview Drive and Villa Road. 
*5* = Install a traffic signal at the intersection of Mountainview Drive and Aspen Way. 

Notes: 1) Improvement #3 is not needed if the bypass is constructed prior to construction of phase 7. 
2) Improvement #4 signal warrant calculations are based on the peak hour warrant. 8-hour warrants will 

not be satisfied until through traffic volumes on Mountain View increase by an additional 16% 
3) Improvement #5 signal warrant calculations are based on the peak hour warrant. It was assumed 

that the majority of traffic from ADEC-B will access Mountainview Drive via Aspen Way. 



TRAFFIC SIGNAL WARRANT CALCULATIONS 

Major Street: Springbrook Drive Minor Street: Haworth Avenue 

Phases I & 11 Completed (2009) 

Number of Lanes for Moving 
Traffic on Each Approach: 

WARRANT 1 

CONDITION A 
Major St. Minor St. 

1 
2 or more 
2 or more 
1 

1 
1 
2 or more 
2 or more 

CONDITION B 
1 
2 or more 
2 or more 
1 

1 
1 
2 or more 
2 or more 

ADT on Major St. 
(total of both approaches) 

100% 
Warrants 

8,850 
10,600 
10,600 
8,850 

70% 
Warrants 

6,200 
7,400 
7,400 
6,200 

Note: A D T volumes assume 8th highest hour is 5 .6% of the daily volume 

ADT on Minor St. 
(higher-volume approach) 

100% 
Warrants 

2,650 
2,650 
3,550 
3,550 

13,300 9,300 1,350 
15,900 11,100 1,350 
15,900 11,100 1,750 
13,300 9,300 1,750 

Warrant Used 

X 100 percent of standard warrants used 

70 percent of standard warrants used due to 85th percentile speed in excess 
of 40 mph or isolated community with population less than 10,000. 

70% 
Warrants 

1,850 
1,850 
2,500 
2,500 

950 
950 

1,250 
1,250 

Number of Approach Minimum Is Signal 
Lanes Volumes Volumes Warrant Met? 

Warrant 1 
Condition A: Minimum Vehicular Volume 

Major Street 
Minor Street* 

Condition B: Interruption of Continuous Traffic 
Major Street 
Minor Street* 

Combination Warrant 
Major Street 
Minor Street* 

Warrant 3: Peak Hour Warrant - PM Peak Hour 
Major Street 
Minor Street* 

9,670 
2,180 

9,670 
2,180 

9,670 
2,180 

967 
218 

10,600 
2,650 

15,900 
1,350 

12,720 
2,120 

225 

No 

No 

No 

No 

* Minor street right-turning traffic volumes reduced by 25 % 



TRAFFIC SIGNAL WARRANT CALCULATIONS 

Major Street: Springbrook Drive Minor Street: Haworth Avenue 

Phases I, II & III Completed (2010) 

Number of Lanes for Moving 
Traffic on Each Approach: 

WARRANT 1 

CONDITION A 
Major St. Minor St. 

1 
2 or more 
2 or more 
1 

1 
1 
2 or more 
2 or more 

CONDITION B 
1 
2 or more 
2 or more 
1 

Warrant Used 

X 

1 
1 
2 or more 
2 or more 

ADT on Major St. 
(total of both approaches) 

100% 
Warrants 

8,850 
10,600 
10,600 
8,850 

70% 
Warrants 

6,200 
7,400 
7,400 
6,200 

Note: A D T volumes assume 8th highest hour is 5 .6% of the daily volume 

ADT on Minor St. 
(higher-volume approach) 

100% 
Warrants 

2,650 
2,650 
3,550 
3,550 

13,300 9,300 1,350 
15,900 11,100 1,350 
15,900 11,100 1,750 
13,300 9,300 1,750 

100 percent of standard warrants used 

70 percent of standard warrants used due to 85th percentile speed in excess 
of 40 mph or isolated community with population less than 10,000. 

70% 
Warranty 

1,850 
1,850 
2,500 
2,500 

950 
950 

1,250 
1,250 

Number of Approach Minimum Is Signal 
Lanes Volumes Volumes Warrant Met? 

Warrant 1 
Condition A: Minimum Vehicular Volume 

Major Street 
Minor Street* 

Condition B: Interruption of Continuous Trafßc 
Major Street 
Minor Street* 

Combination Warrant 
Major Street 
Minor Street* 

Warrant 3: Peak Hour Warrant 
Major Street 
Minor Street* 

PM Peak Hour 

12,380 
2,210 

12,380 
2,210 

12,380 
2,210 

1,238 
221 

10,600 
2,650 

15,900 
1,350 

12,720 
2,120 

138 

No 

No 

No 

Yes 

* Minor street right-turning traffic volumes reduced by 25 % 



TRAFFIC SIGNAL WARRANT CALCULATIONS 

Major Street: Springbrook Drive Minor Street: Haworth A v e n u e 

With Development of Phases I through XV (2013) 

Number of Lanes for Moving 
Traffic on Each Approach: 

WARRANT 1 

CONDITION A 

ADT on Major St. 
(total of both approaches) 

ADT on Minor St. 
(higher-volume approach) 

Major St. 

1 
2 or more 
2 or more 
1 

Minor St. 

1 
1 
2 or more 
2 or more 

100% 
Warrants 

8,850 
10,600 
10,600 
8,850 

70% 
Warrants 

6,200 
7,400 
7,400 
6,200 

100% 
Warrants 

2,650 
2,650 
3,550 
3,550 

1 
CONDITION B 

1 
2 or more 
2 or more 
1 

1 
2 or more 
2 or more 

Note: ADT volumes assume 8th highest hour is 5 .6% of the daily volume 

Warrant Used 

X 100 percent of standard warrants used 

70 percent of standard warrants used due to 85th percentile speed in excess 
of 40 mph or isolated community with population less than 10,000. 

70% 
Warrants 

1,850 
1,850 
2,500 
2,500 

13,300 9,300 1,350 950 
15,900 11,100 1,350 950 
15,900 11,100 1,750 1,250 
13,300 9,300 1,750 1,250 

Number of Approach Minimum Is Signal 
Lanes Volumes Volumes Warrant Met? 

Warrant 1 
Condition A: Minimum Vehicular Volume 

Major Street 
Minor Street* 

Condition B: Interruption of Continuous Traffic 
Major Street 
Minor Street* 

Combination Warrant 
Major Street 
Minor Street* 

Warrant 3: Peak Hour Warrant - PM Peak Hour 
Major Street 
Minor Street* 

3,320 
740 

3,320 
740 

3,320 
740 

832 
74 

8,850 
2,650 

13,300 
1,350 

10,640 
2,120 

450 

No 

No 

No 

No 

* Minor street right-turning traffic volumes reduced by 25 % 



TRAFFIC SIGNAL WARRANT CALCULATIONS 

Major Street: Springbrook Drive Minor Street: Haworth A v e n u e 

With Development of Phases I Through XVI (2013) 

Number of Lanes for Moving 
Traffic on Each Approach: 

WARRANT 1 

CONDITION A 
Minor St. 

ADT on Major St. 
(total of both approaches) 

ADT on Minor St. 
(higher-volume approach) 

1 
2 or more 
2 or more 
1 

1 
1 
2 or more 
2 or more 

100% 

Waixa.nl.s 
8,850 
10,600 

10,600 
8,850 

70% 
Warrants 

6,200 
7,400 
7,400 
6,200 

100% 
Warrants 

2,650 
2,650 
3,550 
3,550 

1 
CONDITION B 

1 

2 or more 
2 or more 
1 

Warrant Used 

1 
2 or more 
2 or more 

Note: A D T volumes assume 8th highest hour is 5 . 6 ^ uf the daily volume 

X 100 percent of standard warrants used 

70 percent of standard warrants used due to 85th percentile speed in excess 
of 40 mph or isolated community with population less than 10,000. 

70% 
Warrants 

1,850 
1,850 
2,500 
2,500 

13,300 9,300 1,350 950 
15,900 11,100 1,350 950 
15,900 11,100 1,750 1,250 
13,300 9,300 1,750 1,250 

Number of Approach Minimum Is Signal 
Lanes Volumes Volumes Warrant Met? 

Warrant 1 
Condition A. Minimum Vehicular Volume 

Major Street 
Minor Street* 

Condition B: Interruption of Continuous Traffic 
Major Street 
Minor Street* 

Combination Warrant 
Major Street 
Minor Street* 

Warrant 3: Peak Hour Warrant 
Major Street 
Minor Street* 

PM Peak Hour 

10,710 
3,840 

10,710 
3,840 

10,710 
3,840 

1,071 
384 

8,850 
2,650 

13,300 
1,350 

10,640 
2,120 

178 

Yes 

No 

Yes 

Yes 

* Minor street right-turning traffic volumes reduced by 25 % 



TRAFFIC SIGNAL WARRANT CALCULATIONS 

Major Street: Springbrook Drive Minor Street: Haworth Avenue 

Phases I Through XV Completed (2013) 

Number of Lanes for Moving 
Traffic on Each Approach: 

WARRANT 1 

CONDITION A 
Major St. Minor St. 

ADT on Major St. 
(total of both approaches) 

1 
2 or more 
2 or more 
1 

1 
1 
2 or more 
2 or more 

100% 
Warranis; 

8,850 
10,600 

10,600 

8,850 

70% 
Warrants; 

6,200 
7,400 
7,400 
6,200 

1 
2 or more 
2 or more 
1 

CONDITION B 
1 
1 
2 or more 
2 or more 

N o i e A P T volumes assume 8th highest hour is 5 ,6% of the daily volume 

ADT on Minor St. 
(higher-volume approach) 

100% 
Warrants 

2,650 
2,650 
3,550 
3.550 

13,300 9,300 1,350 
15,900 11,100 1,350 
15,900 11,100 1,750 
13,300 9,300 1,750 

Warrant Used 

X 100 percent of standard warrants used 

70 percent of standard warrants used due to 85th percentile speed in excess 
of 40 mph or isolated community with population less than 10,000. 

70% 
Warrants 

1,850 
1,850 
2,500 
2,500 

950 
950 

1,250 
1,250 

Number of Approach Minimum Is Signal 
Lanes Volumes Volumes Warrant Met? 

Warrant 1 
Condition A : Minimum Vehicular Volume 

Major Street 
Minor Street* 

Condition B: Interruption of Continuous Traffic 
Major Street 
Minor Street * 

Combination Warrant 
Major Street 
Minor Street* 

Warrant 3: Peak Hour Warrant - PM Peak Hour 
Major Street 
Minor Street* 

9,590 
1,760 

9,590 
1,760 

9,590 
1,760 

959 
176 

8,850 
2,650 

13,300 
1,350 

10,640 
2,120 

224 

No 

No 

No 

No 

* Minor street right-turning traffic volumes reduced by 25 % 



TRAFFIC SIGNAL WARRANT CALCULATIONS 

Major Street: Springbrook Drive Minor Street: Haworth Avenue 

Phases I Through XVI Completed (2013) 

Number of Lanes for Moving 
Traffic on Each Approach: 

WARRANT 1 

CONDITION A 

ADT on Major St. 
(total of both approaches) 

Major St. 

1 
2 or more 
2 or more 
1 

Minor St. 

1 
1 
2 or more 
2 or more 

100% 
Warrants 

8,850 
10,600 

10,600 
8,850 

70% 
Warrants 

6,200 
7,400 
7,400 
6,200 

1 
2 or more 
2 or more 
1 

Warrant Used 

CONDITION B 
1 
1 
2 or more 
2 or more 

Note: A D T volumes assume 8th highest hour is 5 .6% of the daily volume 

X 

ADT on Minor St. 
(higher-volume approach) 

100% 
WäHälUS 

2,650 
2,650 
3,550 
3,550 

13,300 9,300 1,350 
15,900 11,100 1,350 
15,900 11,100 1,750 
13,300 9,300 1,750 

100 percent of standard warrants used 

70 percent of standard warrants used due to 85th percentile speed in excess 
of 40 mph or isolated community with population less than 10,000. 

70% 
Warranty 

1,850 
1,850 
2,500 
2,500 

950 
950 

1,250 
1,250 

Number of Approach Minimum Is Signal 
Lanes Volumes Volumes Warrant Met? 

Warrant I 
Condition A: Minimum Vehicular Volume 

Major Street 
Minor Street* 

Condition B: Interruption of Continuous Traffic 
Major Street 
Minor Street* 

Combination Warrant 
Major Street 
Minor Street* 

Warrant 3: Peak Hour Warrant - PM Peak Hour 
Major Street 
Minor Street* 

11,480 
I,760 

I I ,480 
1,760 

11,480 
1,760 

1,148 
176 

8,850 
2,650 

13,300 
1,350 

10,640 
2,120 

160 

No 

No 

No 

Yes 

* Minor street right-turning traffic volumes reduced by 25 % 



HCS+™ DETAILED REPORT 
General Information Site Information 
Analyst C Sumrain 
Agency or Co. Lancaster 
Date Performed 5/18/07 
Time Period PM Peak 

Intersection 99W/Co/lege 
Area Type All other areas 

Jurisdiction ODOT 

Analysis Year 2010 Through Phase 6 

Project ID Austin Property 

Volume and Tinting Input 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni 0 3 0 1 1 1 0 

Lane Group LTR L T TR 

Volume, V (vph) 75 2202 224 58 270 365 175 

% Heavy Vehicles, %HV 2 3 2 0 2 3 2 

Peak-Hour Factor, PHF 1 0.99 0.99 0.99 0.99 0.99 0.99 0.99 

Pretimed (P) or Actuated (A) A A A A A A A 

Start-up Lost Time, h 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 

Filtering/Metering, 1 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 3 0 0 0 1 0 0 

Lane Width 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, Nb 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 

Phasing WB Only 02 03 04 NS Perm 06 07 08 

Timing 
G = 51.0 G = G = G = G = 29.0 G = G = G = 

Timing 
Y = 5 Y = Y = Y = Y = 5 Y = Y = Y = 

Duration of Analysis, T = 0.25 Cycle Length, C = 90.0 

Lune Group Capacity. Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 
Adjusted Flow Rate, v 2526 59 273 546 

Lane Group Capacity, c 2808 97 600 570 

v/c Ratio, X 0.90 0.61 0.46 0.96 

Total Green Ratio, g/C 0.57 0.32 0.32 0.32 

Uniform Delay, d.i 17.2 25.7 24.2 29.9 

Progression Factor, PF 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.42 0.19 0.11 0.47 

Incremental Delay, d2 4.4 10.6 0.5 27.4 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 

Control Delay 21.6 36.3 24.8 57.3 

Lane Group LOS C D C E 

Approach Delay 21.6 26.8 57.3 

Approach LOS C C E 

Intersection Delay 27.9 Xr = 0.92 Intersection LOS C 

Copyr ight© 2005 University of Florida, All Reserved HCS+™ V c r w S t l Generated; 5/18/2007 3:55 PM 



HCS+ ' D E T A I L E D R E P O R T 
General Information Site Information 
Analyst C Sumrain 

Agency or Co. Lancaster 

Date Performed 5/18/07 

Time Period PM Peak 

Intersection 99W/College 

Area Type All other areas 

Jurisdiction ODOT 

Analysis Year 2010 Through Phase 7 

Project ID Austin Property 

Volume and Timing Input 
EB I WB MB SB 

LT TH RT I LT TH RT LT TH RT LT TH RT 

Number of Lanes, Ni I 0 3 0 1 1 1 0 
Lane Group LTR L T TR 

Volume, V (vph) 75 2202 256 68 315 424 210 

% Heavy Vehicles, %HV 2 3 2 0 2 3 2 

Peak-Hour Factor, PHF 0.99 0.99 0.99 0.99 0.99 0.99 0.99 

Pretimed (P) or Actuated (A) A A A A A A 

Start-up Lost Time, M 2.0 2.0 2.0 2.0 

Extension of Effective Green, e 2.0 2.0 2.0 2.0 

Arrival Type, AT 3 3 3 3 

Unit Extension, UE 3.0 3.0 3.0 3.0 

Filtering/Metering, I 1.000 1.000 1.000 1.000 

Initial Unmet Demand, Qb 0.0 0.0 0.0 0.0 

Ped / Bike / RTOR Volumes 0 3 0 0 0 1 0 0 

Lane Width 12.0 12.0 12.0 12.0 

Parking / Grade / Parking N 0 N N 0 N N 0 N 

Parking Maneuvers, Nm 

Buses Stopping, NB 0 0 0 0 

Min. Time for Pedestrians, Gp 3.2 3.2 3.2 

Phasing WB Only 02 03 04 NS Perm 06 07 08 

Timing 
G= 48.8 G = G = G = j G = 31.2 G = G = G = 

Timing 
Y = 5 Y = I Y = Y - Y = 5 Y = Y = Y = 

Duration of Analysis, T = 0.25 Cycle Length, C = 90.0 

Lane Group Capacity, Control Delay, and LOS Determination 
EB WB NB SB 

LT TH RT LT TH RT LT TH RT LT TH RT 

Adjusted Flow Rate, v 2559 69 318 640 

Lane Group Capacity, c 2683 90 646 613 

v/c Ratio, X 0.95 0.77 0.49 1.04 

Total Green Ratio, g/C 0.54 0.35 0.35 0.35 

Uniform Delay, d-| 19.5 26.2 23.2 29.4 

Progression Factor, PF 1.000 1.000 1.000 1.000 

Delay Calibration, k 0.46 0.32 0.11 0.50 

Incremental Delay, d2 9.0 32.0 0.6 48.4 

Initial Queue Delay, d3 0.0 0.0 0.0 0.0 

Control Delay 28.5 58.2 23.8 77.8 

Lane Group LOS C E C E 

Approach Delay 28.5 29.9 77.8 

Approach LOS r•• \j C E 

Intersection Delay 37.4 Xz = 0.99 Intersection LOS D 

Copyright © 2 0 0 5 University of Ffofida. All Rights Reserved H C S + ™ V«r»«n 5.21 G w i * r a » d 1/18/2CC7 3:52 PM 
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Memorandum 
Page 1 of 5 

To: Richard Boyle From: Craig Ware and Derek McGregor 

Company: WRG Design, Inc. Date: June 8,2007 

Address: 541 5 SW Westgate Drive, Suite 100 

Portland, OR 97221 

cc: n/a 

GDI Project: 

RE: 

SPDev-1 -02 

Springbrook Properties Development 

Best Management Practices for Wellhead Protection 

INTRODUCTION AND BACKGROUND 

GeoDesign, Inc. is pleased to submit this technical memorandum on Best Management Practices 
(BMPs) for Wellhead Protection for the Springbrook Properties development located northwest of 
Highway 99W and east of Highway 219 in Newberg, Oregon (project site). GeoDesign previously 
performed a beneficial well use survey for the project site and concluded the following: 

® The majority of water supply wells in the project site vicinity are completed in the interbedded 
basalt flows of the Columbia River Basalt Group. Based on the information presented on the 
Oregon Water Resources Department (OWRD) well logs, wells completed in this unit are generally 
good-yielding, and indications of poor water quality were not observed on the well logs we 
reviewed. 

o The highest concentration of water supply wells located in close proximity to the project site 
occurs in the northeast and southeast quarters of Section 8, in the vicinity of Roberts Lane. 
Subsurface conditions in this area consist primarily of fine-grained sedimentary units (claystone, 
siltstone, shale, and sandstone) of the Troutdale Formation. With the exception of the sandstone 
layers, wells completed in these fine-grained sedimentary units are generally poor-yielding, and 
several wells in this vicinity were deepened after their original installation. 

• Recharge of the underlying aquifers beneath and in the vicinity of the project site occurs in 
upland areas of the Chehalem Mountains to the north, as opposed to recharge from infiltration 
of surface water. Therefore, the proposed development would appear to have minimal (if any) 
potential for adverse impact to existing water supply wells completed in deeper confined 
aquifers in the vicinity of the project site. 

» At least 10 and possibly as many as 1 3 on-site water supply wells were identified on the project 
site during the site reconnaissance. Prior to site development, these wells should be properly 
abandoned in accordance with state and local regulations, if not intended for future use. 

This memorandum has been prepared to address appropriate BMPs for Wellhead Protection at the 
project site that are protective of future use of groundwater supplies in the vicinity of the project site. 
A brief overview of wellhead protection plans and related terms is provided below. 
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B S D E S I G N i Memorandum 
Page 2 of 5 

WELLHEAD PROTECTION GUIDANCE AND REQUIREMENTS 

Wellhead Protection originated from Section 1428 of the 1986 Safe Drinking Water Act (SDWA) that 
specified that each state had to submit individual wellhead protection programs to the U.S. 
Environmental Protection Agency (EPA) for approval. The SDWA provided great flexibility for states in 
establishing programs that suit local needs in protecting public water systems, but provided seven 
required elements. Section 1428 specified that each state program shall, at a minimum: 

® Specify the duties of state agencies, local governmental entities, and public water supply systems 
with respect to the development and implementation of programs required by this section; 

• For each wellhead, determine the wellhead protection areas based on all reasonable 
hydrogeologic information on groundwater flow, recharge and discharge, and other information 
the state deems necessary to adequately determine the wellhead protection area; 

• Identify within each wellhead protection area all potential anthropogenic (man-made) sources of 
contaminants that may have any adverse affect on the health of persons; 

© Describe a program that contains (as appropriate) technical assistance, financial assistance, 
implementation of control measures, education, training, and demonstration projects to protect 
the water supply within protection areas from such contaminants; 

® Include contingency plans for the location and provision of alternate drinking water supplies for 
each public water system in the event of well or well field contamination by such contaminants; 

® Include a requirement that consideration be given to all potential sources of such contaminants 
within the expected wellhead area of a new water well that serves a public water supply system; 
and 

® Encourage public participation to the maximum extent possible, including (but not limited to) the 
establishment of technical and citizen's advisory committees, and including notice and 
opportunity for public hearing on the state program before it is submitted to the Administrator. 

Oregon was 1 of 39 states that by May 1 995 submitted and had its wellhead protection plan 
approved by EPA. Below are some commonly used terms in BMP for wellhead protection plans. 

Annular Space: The cylindrical space between the drillhole wall and the outer well casing. 

BMP: Operational or maintenance measures that are determined to be the most effective, practical 
means of preventing or reducing pollution inputs from non-point or point sources of contamination. 

Calculated Fixed Radius: Means a technique to delineate a wellhead protection area, based on the 
determination of the volume of the aquifer needed to supply groundwater to a well over a given 
length of time. 

Casing Seal: Is the watertight seal established in the borehole between the well casing and the 
drillhole wall to prevent the inflow and movement of surface water or shallow groundwater in the 
well anriulus, or to prevent the outflow or movement of water under artesian or hydrostatic 
pressures. 
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[¡HSDESIGNZ Memorandum 
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Confined Animal Feeding or Holding Area: The concentrated confined feeding or holding of 
animals or poultry, including (but not limited to) horse, cattle, sheep, swine feeding, dairy 
confinement areas, slaughterhouse, or shipping terminal holding pens where the animal waste is 
allowed to build up on the ground, and where the concentration of animals has destroyed the 
vegetative cover. Areas where animals and animal waste is confined in buildings are exempt. 

Critical Aquifer Recharge Areas: An aquifer is a permeable subsurface soil or rock layer that is 
capable of storing, transmitting and supplying a significant amount of groundwater to wells or 
springs. Critical aquifer recharge areas are areas that have been identified as having a critical affect 
on aquifers used for potable water and are highly susceptible to groundwater contamination. 

Interfering Wells: Interfering wells are wells, which due to their proximity and pumping 
characteristics, and as a result of the aquifer's hydraulic properties, produce drawdown cones that 
overlap during simultaneous pumping. The result is a lowering of the pumping level in each well 
below what it would be if that well were pumping by itself. 

Modified Spill Prevention Control and Countermeasure Plan: The plan to prevent the spill of oil 
from a non-transportation related facility that has been modified to include those hazardous 
substances and hazardous wastes handled at the facility. 

Recharge: The process by which water is added to a zone of saturation, usually by downward 
infiltration from the surface. 

Recharge Area: A land area in which water percolates to the zone of saturation through infiltration 
from the surface. 

Time-of-Travel (TOT): The amount of time it takes groundwater to flow to a given well. TOT is used 
to delineate the wellhead protection area based on a fixed radius from the well in the up-gradient 
direction. 

Wellhead Protection: Means implementing strategies within a wellhead protection area to minimize 
the potential impact of contaminant sources on the quality of groundwater used as a drinking water 
source by a public water system. 

Wellhead Protection Area: Means the surface and subsurface area surrounding a well, spring, or 
well field supplying a public water system, through which contaminants are reasonably likely to move 
toward and reach that well, spring, or well field. 

Wellhead Protection Plan: Refers to a certified plan that identifies the actions to be taken at the 
local level to protect a specific defined wellhead protection area. The plan is developed by the local 
Responsible Management Authority(ies) and/or team and includes a written description of each 
element, public participation efforts, and an implementation schedule. 
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Zone of Contribution (ZOC): Area surrounding a pumping well that includes all regions that supply 
groundwater to the well. In other words, groundwater within the ZOC boundaries will ultimately 
move to the well. 

Zone of Influence: The area surrounding a pumping well where the hydraulic head has been 
modified by the pumping. 

BMPs FOR WELLHEAD PROTECTION FOR THE SPRINGBROOK PROPERTIES DEVELOPMENT 

In Oregon, typically for wells that supply potable water to 500 to 3,000 people, a combination of the 
calculated fixed radius method and hydrogeologic mapping is used to prepare a wellhead protection 
plan and determine the ZOC. Because the Springbrook Properties development will use municipally 
supplied water, it is not required to prepare a wellhead protection plan, but should apply applicable 
BMPs consistent with a wellhead protection plan for wells supplying water to 500 to 3,000 people in 
the state of Oregon. 

Both structural and non-structural BMPs can be used for wellhead protection for the Springbrook 
Properties development. Typically wellhead BMPs identify threats from the following land uses: 
storage of crops, bulk fertilizer and pesticide storage, livestock, chemical applications, fuel storage, 
chemical storage, solid waste disposal, septic tanks, agricultural practices, wastewater disposal, 
stormwater runoff, mining, landfills, junk piles, industrial and manufacturing facilities, hazardous 
material storage/handling/generating/use, and other commercial, industrial and residential uses. 

Based on the results of the Beneficial Well Use Survey, observations during our site reconnaissance, 
the proposed future land use, and because municipal water will be supplied to the project site, the 
wellhead BMPs should address the following issues: (1) proper abandonment of existing on-site 
wells and (2) stormwater management. Wellhead BMPs that are applicable to the Springbrook 
Properties development are presented as follows: 

® Existing supply wells on the project site that are not intended for future use should be properly 
abandoned in accordance with OWRD requirements prior to initiating earthwork and grading 
activities. Improperly abandoned or closed wells provide a direct conduit to the aquifer for 
contamination from surface sources. By properly abandoning the existing wells on the project 
site, groundwater resources will not be jeopardized by future land use activities at the 
Springbrook Properties development. 

• As part of basic wellhead protection BMPs, stormwater and surface water runoff should be 
properly managed to mitigate the potential for off-site impacts to nearby water supply wells. 
Preliminary design for engineered stormwater management systems has been completed for the 
project site. The final design will be prepared using standard of care for stormwater 
management and will meet applicable code requirements. The proper design and construction 
of on-site stormwater management systems to meet code requirements are consistent with BMPs 
for wellhead protection. 
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Typical of any development, property owners and occupants should be aware of potential for impact 
from non-point sources from their land use. This includes junk piles, motor oil, fertilizers and 
pesticides applied to lawns and gardens, and improper disposal of other hazardous materials and 
chemicals used in the home. Basic BMPs can be applied to common use household and commercial 
hazardous materials and chemicals to avoid impacting groundwater and protect wells on nearby 
properties. 

REFERENCES 

GeoDesign, 2007. Report of Beneficial Well Use Survey. May 1 7. 

Oregon Department of Environmental Quality. 1995. Wellhead Protection Program Guidance 
Manual, Water Quality Division. May. 

U.S. EPA. 1 996. Section 1454 Amendment to the Safe Drinking Water Act as part of Wellhead 
Protection Program. Office of Water, Washington DC. 

U.S. EPA. 1 987. Section 1428 Amendment (42 USC 300h-7) to the Safe Drinking Water Act, as part 
of Source Water Assessment Program. Office of Water, Washington DC. 

DM:CWW:kt 
One copy submitted 
Document ID: SPDev-l-02-060807-envm-BPMs.doc 
© 2007 GeoDesign, Inc. All rights reserved. 
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this Comprehensive Plan policy. 

f. The City shall encourage pedestrian access throughout commercially zoned areas. 

Response: The Applicant is proposing to rezone and redesignate the subject property to Springbrook 
District, a mixed-use zone. Within the SD zone the Applicant is proposing several 
commercial uses within the "Neighborhood Commercial", "Village", "Employment" and 
"Hospitality" Land Use Districts. The Applicant is striving to create a welcoming 
environment for both pedestrians and bicyclists. Through the Springbrook Master Plan 
(Exhibit "B"), the Applicant has proposed several bicycle and pedestrian connections 
throughout the subject site. Access between residential and non-residential areas within 
the project is provided via streets, sidewalks, bike lanes and pedestrian pathways. The 
proposed plan is consistent with this policy. 

g. On-street bike lanes or parallel bikeways should be provided on all designated major 
collector and arterial roadways, and on certain neighborhood collectors if warranted from a 
bicycle system connectivity standpoint. 

Response: The Applicant is proposing to construct all collector and arterial streets within and 
adjacent the subject property to meet or exceed City standards including provisions for 
bike lanes or parallel bikeways. All of the proposed improvements to the bicycle system 
identified in Figure 6-2 of the TSP will be constructed and are detailed in Exhibit "C", 
Transportation Plan - Street Cross Sections 1, Transportation Plan - Street Cross 
Sections 2 and Transportation Plan - Street Cross Sections 3. The specific location of 
these improvements is detailed in Exhibit "C", Transportation Plan Sheet. The 
improvement along Mountainview Drive will be a % street improvement that will include 
the provision of a 6-foot wide bike lane along the north. The improvements along Villa 
Road, Crestview Drive and Aspen way provide for 5-foot wide bike lanes. Bicyclists are 
accommodated on proposed local streets within the development through the provision of 
a shared facility that is 12-14 feet wide which is adequate to provide for automobiles as 
well as bikes. This plan is consistent with the Newberg Development Code, the Newberg 
Transportation System Plan and this policy. 

h. Sidewalks or parallel pathways should be provided on all designated collector and arterial 
roadways. 

Response: The Applicant is proposing to construct all collector and arterial streets to meet or exceed 
City standards including the provision of sidewalks and/or pedestrian pathways within all 
right-of-ways. All of the proposed improvements to the bicycle system identified in Figure 
6-2 of the TSP will be constructed and are detailed in Exhibit "C", Transportation Plan -
Street Cross Sections 1, Transportation Plan - Street Cross Sections 2 and Transportation 
Plan - Street Cross Sections 3. The specific location of these improvements is detailed in 
Exhibit "C", Transportation Plan Sheet. Sidewalks will be constructed along all required 
frontages a minimum of 5-feet in width with a minimum of 4.5-feet of separation from the 
travel lane through the provision of a landscaped planting strip. The proposed plan 
conforms to this policy, the City's adopted TSP and street standards in the Newberg 
Development Code. 
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GOAL 6: Provide effective levels of non-auto oriented support facilities (e.g. bus shelters, bicycle 
racks, etc.). 

POLICIES: 

a. The City shall develop land use, density, and design standards to encourage development 
patterns that accommodate pedestrian, bicycle and transit uses. 

Response: The proposed Amendments will allow for the development of the subject property 
pursuant to the Springbrook Master Plan (Exhibit "B"). The Springbrook Master Plan 
strategically locates uses and densities within the project to encourage walking and biking 
to and from residential, employment and commercial areas through an integrated pathway 
and bike system. Commercial areas are situated to provide commercial services to the 
existing adjacent development and the proposed development in the Springbrook District. 
The proposed residential density decreases as it radiates out from the commercial areas, 
providing for a logical transition and ensuring compatibility within the existing adjacent 
development. This pattern of development ensures that the highest concentrations of uses 
are located in specific areas thereby promoting the use of alternative modes of travel. The 
plan demonstrates consistency with this policy. 

b. New development shall be designed to accommodate integrated multiple modes of 
transportation facilities where appropriate. 

Response: Appropriate transportation facilities are proposed in conjunction with the development. 
The Applicant seeks to create a vibrant community that embraces bicyclists and 
pedestrians. Development within the proposed Springbrook District for commercial, 
institutional, office, industrial, and multi-family development will be required to undergo 
design review at which point in time City staff will ensure that adequate provisions to 
ensure direct and convenient access of pedestrians and bicyclists are provided pursuant to 
the Newberg Development Code consistent with this policy. 

GOAL 7: Minimize the capital improvement and community costs to implement the transportation 
plan. 

POLICIES: 

e. Excessive impacts of improvements to adjacent properties shall be avoided where possible. 

Response: The Applicant prepared a Traffic Impact Study (TIS) in support of the proposed Map 
Amendments and Master Plan. The TIS (Exhibit "F") demonstrated that there would be no 
significant impact on the transportation system due to the fact that the trips anticipated to 
be generated will be less than what could reasonably be expected under the current zoning. 
Within the TIS the Applicant has proposed offsite projects to assist in mitigating the trips 
generated from the subject property to ensure that the adjacent transportation system 
continues to function at an acceptable level of service. 

The Applicant is proposing to defer the improvement to the intersection of College Street 
and East Hancock Street in an effort to avoid excessive impacts to adjacent properties. The 
proposed mitigation would require the construction of a southbound right-turn lane. 
According to the projected 2025 traffic conditions the improvement is not required 
assuming the completion of the Newberg-Dundee bypass. The Applicant is proposing to 
conduct additional analysis when the subject property is within 1-year of being 50% built 
out (approximately 2.5 years from start) in order to minimize potential impacts to existing 
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business in the vicinity of the intersection. 

The Applicant will be required to complete street improvements on proposed and existing 
facilities within the site that are not currently developed to City standards. The proposed 
plan and recommended improvements will limit or mitigate impacts to adjacent properties. 
Thereby conforming to this policy. 

f. A Future Streets Plan shall be developed to serve as a guide in the decision making process on 
new development requests. 

Response: The Springbrook Master Plan does not require the submission of a Future Streets Plan as 
confirmed by City staff. The proposed Development Agreement is consistent with this 
requirement. 

g. Future rights-of-way should be identified in undeveloped areas to facilitate acquisition with 
minimal disruption and cost. 

Response: All anticipated right-of-way will be dedicated to the City consistent with needs identified 
in the TSP and as required by City staff. The proposal is consistent with this policy. 

h. Transportation facilities will be designed to minimize impacts on: 

-Present and Planned Land Use patterns; 

-Natural and Scenic Resources; 

-Air Resource Quality, including noise; 

-Water and Land Resource Quality; and 

-Existing and Planned Transportation Facilities. 

Response: The Transportation Impact Study (TIS) that was prepared on behalf of the Applicant 
demonstrates that the proposed transportation facilities are consistent with the current 
planned land use pattern of the subject property. As previously discussed, the trips 
generated from the Master Planned site are not expected to exceed those trips that could 
currently be developed on the site with the existing zoning. As a result, the Applicant is 
proposing a trip cap on the project to ensure this level of impact. 

The proposed design and layout of the transportation system seeks to create the least 
impact on the natural and scenic resources of the property. Hess Creek and Springbrook 
Canyon are the only Goal 5 designated resources identified on the site and represent the 
two most significant natural resources within the proposed development. The Applicant is 
proposing to preserve and enhance these resources. The transportation system is designed 
to minimize impacts to both of these resources. 

Springbrook Canyon will be marginally impacted as a result of the proposed pedestrian 
trails that bisect and parallel the drainage. The applicant is also proposing locate a stream 
crossing across Springbrook Canyon. These improvements are necessary in order to 
provide for a minimal level of connectivity. The Applicant has located the proposed 
stream crossing so that is does not impact the viability of the rail line or any existing or 
planned transportation facilities. The proposed crossing will be designed and constructed 
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consistent with the policies and requirements of the Comprehensive Plan, the Newberg 
Development Code, and any relevant State and Federal laws. 

Hess Creek will also have pedestrian trails that parallel and bisect the drainage. In 
addition, three (3) road crossings are proposed along the northern portion of the site and 
one (1) road crossing along the southern portion of Hess Creek which corresponds to an 
improvement to Mountainview Drive. These connections are necessary to provide a 
minimal level of connectivity which is consistent with many of the policies contained 
within the Comprehensive Plan. In designing and locating these facilities that Applicant 
sought to minimize the impact to the corridor by limiting the number of crossings and 
ensuring that the crossings bisected the creek at near right angles. 

The proposed plan is designed to encourage walking and biking and reduce the amount 
and length of necessary vehicle trips. This is accomplished through providing improved 
facilities for walking and biking and by locating commercial services and recreation 
opportunities within close proximity to the proposed residential areas. This design results 
in a reduction of vehicle miles traveled, which leads to a reduction in emissions and 
minimizes the impact of the development on the airshed for the greater Newberg area. 
Significant open space and existing trees will be retained on-site and many new trees will 
be planted in and around the subject property. These strategies will support the natural 
function provided by trees and help to mitigate the affects of urbanization positively 
impact the regional airshed. 

The TIS demonstrates that the proposal will have no greater effect on the transportation 
system than what is currently planned for. Furthermore, the TIS identifies mitigation 
opportunities that minimize the impact of the proposed development on the existing and 
planned transportation system. The proposed transportation improvements are consistent 
with this policy. 

i. New development and existing development undergoing expansion or modification shall be 
designed to accommodate planned long-term transportation improvement projects which are 
adjacent to the development. 

Response: All proposed improvements to existing streets and the construction of new streets will be 
completed consistent with City standards and the TSP. The Traffic Impact Study (TIS) 
(Exhibit "F") which demonstrates that the proposed development will not significantly 
impact the existing or planned transportation system. During the scoping of the TIS, the 
City identified several intersections that were studied to ensure that adequate capacity 
would exist or be provided to maintain the functionality of the system. The TIS identifies 
mitigation measures necessary to ensure that the proposed development will not cause any 
of the adjacent existing or planned transportation facilities to fail. As noted elsewhere in 
this report, the proposed mitigation in some instances will actually increase the capacity 
and level of service for intersections beyond what exists today. The proposed development 
is consistent with the City's TSP, development standards and this Comprehensive Plan 
policy. 

j. The City shall encourage the use of specific area plans in order to minimize the impacts of 
transportation facilities on neighboring properties. 

Response: The Applicant considered utilizing the specific area plan provisions of the Newberg 
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Development Code as vehicle to gain land use approval for the Master Plan. After review 
of the process and the City's code, the Applicant elected to pursue the implementation of 
the Springbrook District as opposed to a specific area plan. The criteria and standards 
necessary to be addressed are fairly similar and the Springbrook District appears to be a 
better fit for the overall development goals of the property. The resulting process is a more 
straightforward and transparent approach to master planning the site and thus is consistent 
with the spirit if this policy. 

GOAL 8: Maintain and enhance the City's image, character and quality of life. 

POLICIES: 

a. Adopt transportation/land use system design standards which emphasize visual and aesthetic 
quality. 

Response: The proposed Amendments will allow for the development of the subject site pursuant to 
the Springbrook Master Plan. All transportation facilities (see Exhibit "C", Transportation 
Plan - Street Cross Sections 1, Transportation Plan - Street Cross Sections 2 and 
Transportation Plan - Street Cross Sections 3) that will be improved or constructed are 
proposed to be designed and constructed consistent with City standards in compliance 
with this Comprehensive Plan policy. 

b. New office park and commercial developments shall provide internal pedestrian circulation 
by clustering of buildings, construction of pedestrian ways, covered walkways and skywalks, 
and other similar techniques. 

Response: Conformance with this policy will be assured at the time of development of each 
commercial structure. The Springbrook Master Plan (Exhibit "B") requires that 
commercial development adhere to the design review process prior to permitting. At that 
time, City staff will ensure compliance with this policy through the implementation of the 
standards and requirements contained within the Newberg Development Code. 

c. Encourage plans which protect the integrity of existing neighborhoods, commercial, and 
industrial areas. 

1) New development and new transportation facilities shall be designed to meet the street 
classification, design, and access standard identified in the Transportation System Plan. 

Response: The proposed street improvements adjacent to and within the subject property are 
consistent with the functional classification identified in the City of Newberg's TSP and 
will be constructed to City standards or as set forth in the Springbrook Master Plan. 
The Applicant is proposing the ability to construct "Local Streets (K)" identified in 
Exhibit "C", Transportation Plan Sheet to all applicable standards with the exception of 
the paved surface. The minimum standard of 32-foot wide improvement is proposed to be 
reduced to 28-feet wide, this request will not reduce the right-of-way. The provisions 
within section 151.255(B)(3) of the Newberg Development Code allow for the Applicant 
to deviate from this standard pursuant to the establishment of a Development Agreement. 

The proposed reduction in pavement surface provides for reduction in the amount of 
impervious surface which reduces runoff and associated impacts to the natural 
environment. In addition, it reduces the long-term maintenance costs to the City and it 
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conserves resources. The deviation still provides for adequate access for residents and 
emergency vehicles while maintaining consistency with the Oregon Transportation 
Planning Rule. The City standard requires a thirty-two (32) foot wide curb-to-curb 
improvement which accommodates parking on both sides. The applicant is proposing a 
twenty-eight (28) foot wide improvement which will only allow for parking on one side of 
the street with the location of that parking alternating from side-to side as one travels 
down the street. While parking on both sides of the street will be permitted in the proposed 
cross section, no section of the street will allow for parking on both sides of the street at 
the same time. This design will actually result in a net gain of three (3) feet in the shared 
travel ways of the street cross section. The alternating parking provides for traffic calming 
within the road right-of-way through the provision of "serpentine" travel lanes, which will 
assist in controlling the speed of vehicles while reducing construction cost, maintenance 
costs and the impact of the proposed streets impacts on the natural environment. The 
proposed plan is consistent with this policy. A visual depiction of this comparison is 
included as Exhibit "J". 

GOAL 9: Create effective circulation and access for the local transportation system. 

POLICIES: 

b. Enhance existing and add alternative routes for local travel. 

Response: The Amendments will allow for development of the subject property pursuant to the 
proposed Master Plan (Exhibit "B"). The Applicant commissioned a Traffic Impact Study 
(TIS) included as Exhibit "F" to assist in the development of the Master Plan and 
demonstrate compliance with the Transportation Planning Rule. The proposed 
development of the site will include boundary street improvements to Mountainview 
Drive, Crestview Drive and Aspen Way which will enhance existing local routes. The 
extension of Villa Road from Mountainview Drive north to Aspen Way will provide for 
the extension of an existing collector and provide the community an additional north-south 
route. The development also includes offsite improvements including the installation of a 
signal at the intersection of Haworth Avenue and Springbrook Road and improvements to 
the intersection of College Street and East Hancock Street (Highway 99), both of which 
will provide additional capacity and enhance those routes. 

The proposed layout of the site provides connectivity sufficient to provide residents 
multiple choices in routes to and from the development. Special care was taken in the 
layout of the site to balance the needs for transportation connectivity and the preservation 
of natural corridors that bisect the site, the result was as compromise that results in a 
minimal disturbance to Hess Creek and Springbrook Canyon and provides good 
circulation and connectivity within the site and into the adjacent neighborhoods. The 
proposed development is consistent with this policy through the provision of 
improvements that enhance the adjacent streets and the provision of connectivity within 
the development. 
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1) The City shall coordinate the development of a continuous interconnected street pattern 
which connects adjacent developments and minimizes the use of cul-de-sacs. 

c. Develop a system of roads which provide for efficient movement of traffic, considering the 
general design guidelines below: 

Response: The proposed internal street network is consistent with this policy. The Springbrook 
Master Plan provides for a street layout, contained within Exhibit "B", that minimizes the 
use of cul-de-sacs and results in good connectivity internally and adjacent the property. 
Cul-de-sacs were used in areas where, topographical constraints and or natural features 
precluded connections. The proposed street plan provides for a continuous interconnected 
system of streets, good circulation within the development and connections to existing 
streets outside the property. The layout also provides for access for emergency service 
vehicles. The proposed layout is consistent with this policy. 

d. Apply appropriate access spacing criteria to enhance traffic operation and safety on City 
streets. The access spacing standards apply to traffic signals, public street intersections, private 
driveways, and non-traversable median openings. The standards shall be applied to new street 
construction, reconstruction of existing streets, and new street access associated with 
development. 

Response: The proposed Amendments will allow for the development of the subject property 
pursuant to the Springbrook Master Plan. The Applicant is proposing the street layout 
depicted within Exhibit "C", Transportation Plan sheet for the development of the site. 
Street intersections have been designed to ensure consistency with this policy. 

L. PUBLIC FACILITIES AND SERVICES 

GOAL: To plan and develop a timely, orderly and efficient arrangement of public facilities and 
services to serve as a framework for urban development. 

POLICIES: 

1. All Facilities & Services Policies 
a. The provision of public facilities and services shall be used as tools to implement the land use 
plan and encourage an orderly and efficient development pattern. 

Response: The proposed Amendments and development of the subject site pursuant to the 
Springbrook Master Plan (Exhibit "B") are consistent with this policy. Public facilities are 
adjacent the subject property allowing for urbanization of the property consistent with the 
Springbrook Master Plan. The collective application represented in this report provides the 
City the opportunity to review the development proposal to ensure that the provision of 
facilities and services are adequate and the proposed development of the subject property 
is orderly and efficient. The proposed Amendments and Master Plan provide for the 
development of the 450-acre subject property as a unified district that presents an orderly 
and efficient arrangement of land uses strategically situated throughout the area. All of the 
land use reviews necessary to implement the Springbrook District are included in the 
Development Agreement including provisions for timing and construction of facilities. 
The design and layout of the site and proposed phasing of the project ensure that the entire 
area will develop in a logical manner and that the provisions of public services are 
adequate and in place at the time of development. The proposal is consistent with this 
policy. 
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b. The extension of publicly-owned facilities and services into currently undeveloped areas shall 
occur only in accordance with the Public Facilities and Service Plan. 

Response: The Applicant proposes a public infrastructure system which meets all applicable City 
standards. These systems have been upsized or stubbed to the property boundary in 
certain locations in order to provide for future development outside the site. Planned 
improvements to the water and sewer system will result in the extension of oversized 
facilities which will provide adequate capacity for development of the subject property as 
well as some of the adjacent properties. The proposed plan is consistent with this policy. 

c. New public facilities and services shall be designed at levels consistent with planned densities 
and designated land uses for the area. 

Response: The City of Newberg has completed and adopted master facility plans for water, sewer, 
stormwater and transportation facilities within the UGB. The development of each master 
plan assumed the planned density of the subject property according to the zoning in place 
at the time they were developed. This process resulted in the identification of future 
infrastructure necessary to provide for development of the property located within the 
UGB. 

All proposed improvements have been designed to be consistent with the City's master 
facility plans. As a result, the Applicant will be constructing some public improvements 
such as water lines, sewer lines and streets that will have capacity above and beyond what 
is needed for the proposed development in order to facilitate development of other 
properties. The proposal is consistent with this plan policy. 

d. Services shall be planned to meet anticipated community needs. 

Response: The City of Newberg has completed and adopted master facility plans for water, sewer, 
stormwater and transportation facilities within the UGB. The development of each master 
plan assumed the planned density of the subject property according to the zoning in place 
at the time they were developed. This process resulted in the identification of future 
infrastructure necessary to provide for development of the property located within the 
UGB. 

All proposed improvements have been designed to be consistent with the City's master 
facility plans. As a result, the Applicant will be constructing some public improvements 
such as water lines, sewer lines and streets that will have capacity above and beyond what 
is needed for the proposed development in order to facilitate development of other 
properties. The proposal is consistent with this plan policy. 

e. Owners of properties which are located on unimproved streets should be encouraged to 
develop their streets to City standards. 

Response: The Applicant is proposing to improve all streets within and adjacent the development 
consistent with City standards and will complete any reasonable boundary street 
improvements as specified by the City. Specific street improvements are detailed in the 
Transportation Plan - Street Cross Sections 1, Transportation Plan - Street Cross 
Sections 2 and Transportation Plan - Street Cross Sections 3 located in Exhibit "C". The 
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proposed development is consistent with this policy. 

f. Maximum efficiency for existing urban facilities and services will be encouraged through 
infill of vacant City land. 

Response: The proposed Amendments will allow for the development of approximately 450-acres of 
mostly vacant located within the UGB and City limits pursuant to the proposed Master 
Plan (Exhibit "B"). The proposed development is consistent with this policy. 

g. Public facilities and services necessary to meet the special needs of industrial activities should 
be planned for those areas designated industrial on the comprehensive plan map and should be 
provided at a level sufficient to support proposed activities, if public funds are available. 

Response: The Master Plan would provide for some expansion of existing adjacent industrial and 
development of office space through the provision of an "Employment Land Use District" 
which will encompass approximately 32-acres of the subject site. The planned facility 
improvements for water, sewer and transportation will be constructed pursuant to the 
Springbrook Master Plan and consistent with City standards. This will ensure that 
adequate capacity within each utility is present on site and is consistent with the intent of 
this policy and goal. 

h. New residential areas shall have: paved streets, curbs, pedestrian ways, water, sewer, storm 
drainage, street lights and underground utilities. 

Response: The proposed development will have paved streets, curbs, pedestrian ways, water, sewer, 
storm drainage and underground utilities pursuant to the Springbrook Master Plan and 
consistent with the adopted standards and specifications of the City of Newberg. The 
Applicant is proposing to utilize street lights that differ from those currently used in 
Newberg as a way to unify the district and distinguish it from other areas of the City. All 
residential areas within the subject area will be developed as required and approved by the 
City of Newberg consistent with this Comprehensive Plan policy as described in more 
detail later in this narrative. 

2. Sewers and Water Policies 

b. Water systems within the planning area will be designed to provide an adequate peak flow 
for fire protection. 

Response: The Applicant is proposing development in conformance with the water master plan. 
Specific improvements to Newberg's water system are detailed in the Proposed Utilities -
Water System plan provided in Exhibit "B". The applicant has commissioned a Water 
Capacity Report (Exhibit "N") which concludes that adequate capacity can be provided to 
serve the subject property within the existing and planned public facility improvements. 
Adequate peak fire flow will be assured as each area of the subject property is developed 
through on-site testing. Conformance with this Comprehensive Plan policy is further 
assured at the time of development through required compliance with the City of Newberg 
water master plan and development code. The plan is consistent with this policy. 
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c. Developments with urban densities should be encouraged to locate within the area which can 
be serviced by Newberg's present sanitary sewer system. 

Response: The subject area is located within the City limits of the City of Newberg in an area that has 
been master planned for sanitary sewer service by the City. The proposed development 
area can be serviced by the City's present sanitary sewer system and is located adjacent to 
existing sanitary services. The applicant has commissioned a Sanitary Sewer Capacity 
Report (Exhibit "O") which concludes that adequate capacity can be provided to serve the 
subject property within the existing and planned public facility improvements. 

Sanitary sewer service will be extended from Crestview Drive, Springbrook Road, Aspen 
Way, Mountainview Drive, Center Street, Hess Creek, and Aldersgate Drive. The 
Applicant does not need to construct any lift stations or additional treatment facilities in 
order to service the subject property. The site can be developed utilizing the existing 
treatment facilities with a gravity activated conveyance system. The Applicant is 
proposing the following improvements to the Newberg sanitary sewer system: 

• Mountainview Drive (at Hess Creek crossing and south of Mountainview Drive): 
construct new 18-inch segment (to allow a connection to an existing 18-inch 
sanitary manhole south of Mountainview Drive in the Hess Creek corridor) 

• Villa Road (Foothills Drive to just beyond Hillsdale Drive): construct new 12-inch 
segment 

• North Center Street (north of Pioneer Street): construct new 8-inch segment 
• NE Zimri Drive: construct 12-inch segment 
• Springbrook Road (north of railroad): construct new 15-inch segment 

The proposed plan is consistent with this Comprehensive Plan policy and the City's 
adopted sanitary sewer facility plan. 

f. Additional sewer and water connections should be discouraged in the floodplain. Any new 
sewer and water connections in the flood plain will be required to be flood proofed in order to 
prevent inundation. 

Response: There is one area of the subject property that contains mapped floodplain. That area is 
associated with Hess Creek and located on the southern portion of the subject property. 
The Applicant has specifically set aside this area as open space in an effort to avoid the 
need to develop property in the floodplain. There will be no anticipated sewer or water 
connections within the floodplain, in the event water or sewer lines need to be constructed 
within the floodplain the applicant will flood-proof the facilities to guard against 
inundation. 

3. Street Lighting Policies 

a. Adequate street lighting shall be provided with priority given to arterial and collector streets, 
intersections, pedestrian paths, and bikeways. 

Response: All arterials and collector streets that exist or are to be developed within the subject 
property will have adequate street lighting as required and approved by the City. In 
addition, pedestrian pathways shall also have adequate lighting as required and approved 
by the City. The Springbrook Master Plan (Exhibit "B") proposes the placement of street 
lighting along all proposed right-of-way improvements and pedestrian paths consistent 
with this Comprehensive Plan policy. 
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b. New street lights shall use high pressure sodium or other energy efficient lamps. 

Response: The Applicant is proposing the installation of street lights that are manufactured by Hadco. 
The specific pole, light and luminare information is included in the Master Plan (Exhibit 
"B"). The lights proposed are less than 15 feet above ground and are High Pressure 
Sodium. The proposed lights are shielded to ensure that light is directed towards the 
ground and not towards adjacent properties which minimizes any contribution to light 
pollution. The proposed lights have already been approved by the City of Newberg and 
Portland General Electric for use on the Mountainview S-Curve project. New street lights 
are consistent with this requirement. 

4. Fire Protection Policies 

a. Fire protection should be provided in accordance with the suggested guidelines of the 
National Board of Fire Underwriters and the Insurance Services Office. 

Response: The proposed Amendments would allow for the site to be developed pursuant to the 
Springbrook Master Plan (Exhibit "B"). The Applicant shall provide adequate fire 
protection on site as may be required by the City of Newberg. Provisions for fire 
protection will be constructed as the site is developed through the extension of water lines 
and construction and location of fire hydrants. Any other requirements deemed appropriate 
at the time of development will be provided such as provision of sprinklers in commercial 
or industrial buildings. Compliance with this policy will be assured at the time of 
development by the City of Newberg and through the provision of improvements to the 
water system detailed in Proposed Utilities - Water System set forth in Exhibit "B". 

5. Schools Policies 

b. In accordance with the land use plan, the school district should anticipate development and 
acquire the best sites in advance of urbanization. 

Response: The Applicant has been in close coordination with the Newberg Public Schools District in 
planning for the development of the subject property. The district recently provided the 
following statement to the Applicant in correspondence received in February of 2007 
(Exhibit "K"), "We believe the Newberg Public Schools are well positioned to absorb the 
impact of future growth." 

The school district worked with the cities of Newberg and Dundee, Chehalem Parks and 
Recreation District as well as Yamhill County in the preparation of a strategic plan 
entitled, Beyond the Vision: Chehalem Valley in 2020. This long range plan for schools 
was adopted by the Board of Directors as well as the City of Newberg and Yamhill 
County. The plan sets forth capital projects, operational improvements and timelines for 
the construction of projects. 

A $46.3 million construction bond was approved by Newberg in November 2002 to assist 
with the provision of school capacity to serve the growing needs of the community. In 
May of 2005, the district completed construction of Joan Austin Elementary School and 
improvements that increased the capacity of Mabel Rush Elementary and the Newberg 
High School. 

Springbrook Development Agreement 
City of Newberg 

69 WRG Design, Inc. 
June 2007 



The district recently completed a review and analysis of future enrollment projections on 
school capacity entitled, Community and School Growth Projections. The report 
concludes, "Elementary school facilities provide adequate space for current and projected 
enrollment. However, middle school enrollment growth is pressuring school facilities and 
portable classrooms are required to house all students. Newberg High school is 85% 
occupied. High school enrollment is projected to exceed building capacity in five to six 
years." Also within the report are suggestions for how the school might be able to 
accommodate the projected growth. The School District has been proactive in their 
planning. The District's long-range capital facilities plan identifies the need for a third 
middle school by 2011 and second high school by 2022. 

The Applicant has previously worked with the district to provide a school site for the Joan 
Austin Elementary School. The proposed location of the development is in close 
proximity to Joan Austin Elementary, Mabel Rush Elementary, Mountainview Middle 
School and the High school. The districts proposed locations for the third middle school at 
the Renne site and for the second high school are not located on the subject property 
Adequate school facilities are located in close proximity to serve the subject development. 
Therefore, the proposed Amendments and Master Plan conform to this plan policy. 

h. Access to existing schools should be upgraded to levels required for new school facilities. 

Response: The proposed development and associated capital improvements will assist in providing 
better access via foot, vehicle and bicycle to the existing schools adjacent the subject 
property (see Transportation Plan Sheet, Transportation Plan - Street Cross Sections 1, 
Transportation Plan - Street Cross Sections 2 and Transportation Plan - Street Cross 
Sections 3 included in Exhibit "C"). The proposed plan conforms to this policy through 
the continued development of the transportation system and results in improved access to 
existing schools adjacent the subject property. 

7. Park Facilities Policies 

a. In conjunction with Chehalem Park and Recreation District, park facilities shall be provided 
consistent with recreational needs. 

Response: The proposed development of the subject property provides for the development of park 
facilities consistent with the recreation needs of the community. The proposal would 
preserve approximately 63-acres of park and open space area within the development or 
approximately 13% of the gross site area, as detailed in the Parks & Pedestrian 
Circulation Plan included in Exhibit "B". As demonstrated above, the proposed parks are 
also in conformance with the park facilities guidelines created by Chehalem Parks and 
Recreation District and set forth in the Newberg Comprehensive Plan. This Master Plan is 
consistent with this policy. 

b. New residential development shall contribute to the Public Lands Fund or shall donate land 
for public parks or facilities when appropriate and acceptable to the City. 

Response: The Master Plan includes the provision of approximately 63-acres of developed parks and 
open space that will be available for public enjoyment. The Applicant will pay all required 
fees and charges to the City of Newberg including but not limited to system development 
charges or impact fees related to parks development. The proposed Master Plan is 
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consistent with this policy. 

M. ENERGY 

GOAL: To conserve energy through efficient land use patterns and energy- related policies and 
ordinances. 

POLICIES: 

1. Planning Policies 

a. The City will encourage energy-efficient development patterns. Such patterns shall include 
the mixture of compatible land uses and a compactness of urban development. 

Response: The Master Plan is designed to encourage the mixture of compatible uses and encourage 
the reduction of energy consumption. The proposed layout of the site provides for 
residential areas in close proximity to recreational, employment and commercial 
development. The strategic location of these uses reduces the amount and length of vehicle 
trips which results in a reduction in energy consumption. The Master Plan also encourages 
the use of alternative modes of transportation through the development of pedestrian and 
bicycle connections that are safe and inviting (see Transportation Plan Sheet, 
Transportation Plan - Street Cross Sections 1, Transportation Plan - Street Cross 
Sections 2 and Transportation Plan - Street Cross Sections 3 included in Exhibit "C"). 
The proposed plan will allow for the development of the subject property consistent with 
this policy. 

3. Design Policies 

a. The City shall encourage the use of energy-efficient materials and construction methods in 
building new residential, commercial, industrial and other types of structures. 

Response: All new residential, commercial and industrial structures that will be built on the subject 
property will be designed consistent with the Newberg Development Code. All new 
construction on-site will be reviewed by the City prior to construction, any opportunities 
there are for the utilization of energy-efficient materials and construction methods will be 
looked at to determine the feasibility of those opportunities. The Applicant is will consider 
the use of energy-efficient materials and methods consistent with this policy. 

N. URBANIZATION 

GOALS: 

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

2. To maintain Newberg's identity as a community which is separate from the Portland 
Metropolitan area. 

3. To create a quality living environment through a balanced growth of urban and cultural 
activities. 

POLICIES: 

1. Urban Growth Boundary and Urban Reserve Area Policies 

c. The City shall encourage urban development within the City limits. 
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Response: The Applicant is proposing to develop the site to urban densities within the City limits. 
The proposed development conforms to this policy and provides the opportunity for 
adjacent land to do so as well. 

3. General Policies 

a. In new development areas all utility lines shall be placed underground. In existing areas an 
effort will be made to locate power, telephone, cable television and other utility cables 
underground over a period of time. 

Response: All new utilities will be placed underground within the development. The Applicant is 
also opting to underground utilities along the north side of Crestview Drive in front of the 
Austin Industries Building. Therefore, the proposed plan conforms to this policy. 

c. The City may use the following or similar implementation measures to promote and 
encourage the establishment and expansion of industry in the planning area: tax incentives, 
land use controls and ordinances, preferential assessments, capital improvement programming, 
fee and less than fee acquisition techniques, and available state and federal programs or grants. 

Response: The proposed plan includes the establishment and expansion of industry within the subject 
property through the provision of an "Employment Land Use District". This district will 
also provide the opportunity for new office uses to locate, relocate or expand within the 
community. The design controls and development standards in the Master Plan for the 
area will entice new industry through the provision of a unified and attractive district that 
can cater to their needs. 

The proposed development of the subject property pursuant to the Springbrook Master 
Plan will allow for the implementation of land use controls that will guide how the entire 
property develops. The quality of the proposed development will be an asset to the 
community in attracting outside industry to locate in Newberg by improving the aesthetics 
of the area, providing attractive housing stock and suitable commercial and recreational 
amenities desired by residents. The proposed development will also assist the community 
in extending and improving infrastructure that will enable adjacent lands to develop and 
redevelop. 

The proposed plan conforms to this policy through the development of industrial uses and 
design strategy which may attract new industries. 
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DEVELOPMENT AGREEMENT APPLICABLE REVIEW CRITERIA 

(B) A development agreement may do any of the following: 

(1) Designate the zoning district, comprehensive plan designations, and sub-districts that will be 
applied to a property upon execution of the agreement, upon successful completion of the terms of 
the agreement, and in case of failure to complete the terms of the agreement. 

Response: The Applicant is proposing approval of a Development Agreement which includes a 
request for the entire property to be designated as "Springbrook District" on the 
Comprehensive Plan Map as well as Springbrook District on the Zoning Map. Findings in 
support of the proposed designation are contained throughout this report. 

(2) Require specific performance conditions for development of the property. These performance 
conditions may include, but are not limited to, construction of public facilities, dedication or 
reservation of land for right-of-ways, easements, or open spaces, construction of certain amenities, 
or other conditions proper for the development. 

Response: The Springbrook Development Agreement (Exhibit "A") set forth the required phasing 
and timing for capital improvement projects necessary to allow for proper development of 
the subject property. 

(3) Create certain standards or specifications for development. 

Response: Pursuant to the provisions of the section 151.255(B)(3) of the Newberg Development 
Code and Chapter 94 of the Oregon Revised Statutes the Applicant can propose specific 
standards that will be utilized for review of subsequent development. The Applicant is 
proposing alternate standards that those adopted by the City of Newberg. The proposed 
standards relate mainly to the transportation system and the development standards of the 
Newberg Development Code. 

151.685.C STREET DESIGN STANDARDS 
The Applicant is proposing to deviate from the standards contained within section 151.685 
for specific streets within the subject property. The proposed street cross sections are 
detailed in Transportation Plan - Street Cross Sections 1, Transportation Plan - Street 
Cross Sections 2 and Transportation Plan - Street Cross Sections 3 included in the 
Exhibit "C". The Applicant is requesting the deviation to enable the design of streets for 
the most part that exceed the requirements/limitations of the City. The Applicant is 
proposing "entrance" treatments for the transition areas along the periphery of the 
development which will require the ability to exceed right-of-way standards and/or curb-
to-curb pavement width in some instances. These gateways will assist with identifying and 
distinguishing the district from other areas of the City consistent with the intent 
Springbrook District. The only alternative design requested is the ability for local streets to 
be built with a reduced curb-to-curb pavement width. Specific information about each 
deviation is detailed below. 

It is necessary to provide flexibility in the Local Street Standards to provide for the 
implementation of the Springbrook Master Plan. The Applicant is requesting the ability to 
deviate from the curb-to-curb pavement width standard. There are three local street cross 
sections proposed on the Transportation Plan - Street Cross Sections 2 exhibit in Exhibit 
"C". "Local Road (K)" represents the typical cross section for interior local streets within 
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the development, this proposed street design would require the ability to construct a 28-
foot wide paved curb-to-curb width where a 32-foot wide improvement would be required. 
The City standard accommodates parking on both sides. The applicant is proposing a 
twenty-eight (28) foot wide improvement which will only allow for parking on one side of 
the street with the location of that parking alternating from side-to side as one travels 
down the street. While parking on both sides of the street will be permitted in the proposed 
cross section, no section of the street will allow for parking on both sides of the street at 
the same time. This design will actually result in a net gain of three (3) feet in the shared 
travel ways of the street cross section. The alternating parking provides for traffic calming 
within the road right-of-way through the provision of "serpentine" travel lanes, which will 
assist in controlling the speed of vehicles while reducing construction cost, maintenance 
costs and the impact of the proposed streets impacts on the natural environment. A visual 
depiction of how the proposed parking for local streets will work is set forth in Exhibit 

"Local Road (L)" represents the entrance or transition from higher classification streets 
such as collectors and arterials to the local road system. This proposed cross section would 
require the ability to construct a 33-foot paved curb-to-curb width where a 32-foot wide 
improvement would be required. "Local Road (M)" is specifically designed to 
accommodate pedestrians with the provision of an 8-foot wide sidewalk on one side of the 
street. This proposed cross section would require the ability to construct a 33-foot paved 
curb-to-curb width where a 32-foot wide improvement would be required. The Applicant 
is proposing to alter the requirements of the Local Street design with the following 
standards: 

The Applicant is proposing three (3) different cross sections for Aspen Way as depicted by 
proposed cross sections (G), (H) and (J) on the Transportation Plan - Street Cross 
Sections 2 exhibit in Exhibit "C". Aspen Way is classified as a Minor Collector. Proposed 
cross section (H) is the only Aspen Way cross section that would require a deviation, 
specifically the ability to exceed the right-of-way and curb-to-curb pavement width in 
order to accommodate an "entrance" treatment that includes a nine-foot wide median. The 
Applicant is proposing to alter the requirements of the Minor Collector design as specified 
in the following table: 

"J". 

Table 7 - Local Street Standards 

City Standard Springbrook 
(151.685.C) Standard 

Right-of-Way Width 
Curb-to-Curb Pavement Width 

54' to 60' 
32' or 34' 

54 ' to 65' 
28' to 33' 

Table 8 - Minor Collector Street Standards 
City Standard Springbrook 

(151.685.C) Standard 
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Right-of-Way Width 56'to 65' 63' to 72' 
Curb-to-Curb Pavement Width 34' 29 ' to 43' 

The Applicant is proposing improvements to three Major Collectors as part of the 
proposed development of the subject property: Villa Road, Crestview Drive and Zimri 
Drive as depicted in proposed cross sections (A), (B), (D), (E) and (F) on the 
Transportation Plan - Street Cross Sections 1 exhibit in Exhibit "C". The Applicant is 
requesting a deviation from the standards to allow the development of cross section (B) 
which exceeds the curb-to-curb pavement width due to the provision of an "entrance" 
treatment that includes a nine-foot wide median. The Applicant is proposing to alter the 
requirements of the Major Collector design as specified in the following table: 

Table 9 - Major Collector Street Standards 

City Standard Springbrook 
(151.685.C) Standard 

Right-of-Way Width 60' to 80' 60 ' to 80' 
Curb-to-Curb Pavement Width 34' 34 ' to 43' 

The Applicant is proposing improvements to Mountainview Drive which is identified as a 
Minor Arterial, the proposed cross section is depicted as cross sections (C) on the 
Transportation Plan - Street Cross Sections 1 exhibit in Exhibit "C". The Mountainview 
Perspective included within the Springbrook Master Plan (Exhibit "B") also provides an 
artistic rendering of the proposed improvement. In order to construct this improvement the 
Applicant would require the ability to exceed the paved curb-to-curb width standard. The 
need to do this stems from the inclusion of a center median/turn lane and provision of an 
eight-foot wide meandering pathway on one side. The Applicant is proposing to alter the 
requirements of the Minor Arterial design as specified in the following table: 

Table 10 - Minor Arterial Street Standards 

City Standard Springbrook 
(151.685.C) Standard 

Right-of-Way Width 60' to 80' 60 ' to 80' 
Curb-to-Curb Pavement Width 46' 48' 

151.588 EXTERIOR LIGHTING REQUIREMENTS 
The Applicant is proposing the installation of street lights that are manufactured by Hadco. 
The specific pole, light and luminare information is included in the Master Plan (Exhibit 
"B"). The lights proposed to be utilized within the district are less than 15 feet above 
ground and are High Pressure Sodium. The proposed lights are shielded to ensure that 
light is directed towards the ground and not towards adjacent properties minimizing any 
contribution to light pollution. The proposed lights have already been approved by the 
City of Newberg and Portland General Electric for use on the Mountainview S-Curve 
project. The proposed lights are consistent with this requirement. 

151.567 LOT FRONTAGE REQUIREMENTS 
The applicant is proposing the ability to deviate from the lot frontage requirements of the 
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code for the subdivision that is collectively under review as a part of this development 
agreement. Subsequent subdivision applications and processes shall be required to 
conform to this requirement. There are currently several tracts in the proposed subdivision 
that do not have frontage as defined by the Newberg Development Code. The intent of the 
subdivision is to divide the subject property into "tracts" in order to facilitate the future 
development of the property. All "tracts" will be divided into legal and developable lots 
subsequently. This approach facilitates both phasing and the assignment of improvements 
and fees. The lots proposed for creation with this application meet all applicable standards. 
The applicant is requesting the ability for the tracts that are proposed for creation to be 
able to deviate from the frontage requirement. The applicant has supplied adequate 
information in order for the reviewing body to determine that all of the proposed tracts can 
be divided in the future to meet this standard. The applicant is willing to place a note on 
the plat or be conditioned to preclude development of these tracts until subsequent review 
is completed and this standard is met. The applicant could provide easements or design the 
tracts so that they have "flags", neither of which will assist them in meeting their long 
term goals for the property. Both of which will cost additional money and take additional 
time to complete, only to be removed or amended by a subsequent subdivision application. 
As such, the applicant requests the ability to deviate from this requirement for the current 
subdivision. 

151.568 LOT COVERAGE AND PARKING COVERAGE REQUIREMENTS 
The applicant is proposing to apply the Lot Coverage and Parking Coverage requirements 
contained in Section 151.568 of the Newberg Development Code to both the Low Density 
and Mid-Rise Residential Land Use Districts. Within the remainder of the Land Use 
Districts these requirements will not apply. The specific requested deviations are detailed 
within the Springbrook Master Plan: Development Standards Matrix located in Exhibit 
"B" of this report. In general, the applicant is requesting the ability to increase the lot 
coverage allowances in order to provide greater development intensity while still 
maintaining appropriate levels of open space. 

NEWBERG SIGN CODE 
The applicant is requesting the ability to have the proposed Landscape Monument Signs as 
set forth in the Springbrook Master Plan: Gateway Features Plan and Gateway Features 
Concepts (Exhibit "B") exempted from the requirements of the Newberg Development 
Code. The proposed signs assist in creating a cohesive unified district consistent with the 
intent of the Newberg Comprehensive Plan. The applicant intends to utilize these gateway 
signs to help create a sense of place that is distinct from adjacent developments. 

151.550 FRONT YARD SETBACKS 
The applicant is proposing specific Front Yard Setbacks to the Employment and Village 
Land Use Districts, as detailed within the Springbrook Master Plan: Development 
Standards Matrix located within Exhibit "B". The reduced front-yard setbacks will enable 
the development of the subject property pursuant to the Springbrook Master Plan. The 
reduced front yard setbacks will assist in developing a comfortable pedestrian friendly 
environment in more urban areas of the property. 

HOSPITALITY DEVELOPMENT STANDARDS 
The majority of the Land Use Districts were modeled after existing zones within the 
Newberg Development Code. The exception is the Hospitality Land Use District where 
there is no similar zone currently administered by the City of Newberg. As such, the 
applicant has proposed specific development standards necessary for the development of 
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this District pursuant to the Springbrook Master Plan. Those specific development 
standards are located within the Springbrook Master Plan: Development Standards Matrix 
located within the Exhibit "B" of this report. Otherwise the standards already contained 
within the Newberg Development Code will apply to development in the Hospitality 
District. 

ALLOWED USES 
The applicant has provided requirements for allowed and prohibited uses within the 
Springbrook Master Plan: Development Standards Matrix located within Exhibit "B". The 
uses allowed for and prohibited are primarily based on the applicants' vision for the 
development of the subject property. The allowed uses function in tandem with the 
proposed development standards and will work together to create vibrant mixed-use 
community that will be an asset to the City of Newberg. 

151.565 SETBACKS AND YARD RESTRICTIONS 
The applicant is requesting the ability to deviate from the requirements for setbacks and 
yard restrictions for Schools, Churches and Public Buildings in the Village Land Use 
District. This request is consistent with the intent to develop the Village Land Use District 
pursuant to the Springbrook Master Plan. 

MINIMMUM LOT SIZE 
The applicant is proposing a minimum lot size for the Hospitality, Low Density 
Residential and Mid-Rise Residential Land Use Districts. All other Land Use Districts are 
proposing to utilize existing standards within the Newberg Development Code. The 
applicant is proposing the minimum lot size for the Low Density Residential district be 
5,000 square feet. This request is supported by the target densities identified in the 
Newberg Comprehensive Plan and will allow for the variety of residential development, 
5,000 square-foot lots up to lots in excess of % acre in size, reflected in the Springbrook 
Master Plan. 

The minimum lot size for the Hospitality District is proposed to be 5,000 square feet. 
While the property will be designed and constructed as one integrated development, it is 
possible that future residential or commercial development could occur on small parcels 
within the District. These developments would be closely associated with the hospitality 
function of the district, but could have separate ownership. 

The minimum lot size for the Mid-Rise Residential District is proposed to be 1,800 square 
feet in order to all for attached residential development. The smaller lot size allows for 
development of single family attached housing which will assist the applicant and the 
community in providing for a variety of housing consistent with the policies identified in 
the Newberg Comprehensive Plan and Statewide Planning Goal 10. The High Density 
Residential (R-3) zone currently allows for a lot size of 1,500 square feet. The proposed 
uses within the Mid-Rise Residential Land Use District are most similar to those provide 
for in the R-3 zone. 

151.610 REQUIRED OFF-STREET PARKING 
The applicant is proposing to provide off-street parking consistent with the requirements 
of the Newberg Development Code for all of the Land Use Districts except for the Village 
Land Use District. As set forth in the Master Plan and throughout this document the intent 
of the Village Land Use District is to foster the development of a vibrant mixed use focal 
point within the Springbrook Community. However, the design and land use components 
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of this area are still under development. Therefore, the provision of detailed parking 
studies with each phase of development in this area, as proposed, is the most effective 
means to insure that the number of parking spaces is adequate to service this area. 

(4) Create review processes by which development under the plan is approved. 

Response: The proposed applications will be reviewed by staff and through the provision of public 
hearings at both the Planning Commission and City Council per the City's code. The 
Applicant understands that this proposal is complex and warrants a more detailed review. 

Due to the extensive nature of this proposal, the Applicant is proposing that subsequent 
land division processes follow a Type II and design review be conducted administratively 
as a Type I of Type II process depending on the proposed development being reviewed. 
The specific process for subsequent development review within the Springbrook District is 
set forth in Exhibit "M". 

151.256 DURATION; CONTENT. 

(A) The agreement shall specify the duration of the agreement, which may not exceed four years for 
a development of fewer than seven lots or seven years for a development of seven or more lots. The 
agreement may specify when construction will begin, when phases will be completed, and what 
extension opportunities are available. 

Response: Oregon Revised Statute allows for Development Agreements to be in effect for up to 15 
years. In compliance with state statute, a fifteen (15) year term is proposed. 

(B) A development agreement shall contain all those items listed in ORS 94.504. In addition, the 
development agreement shall specify: 

(1) The zoning district, comprehensive plan designations, and sub-districts that will be applied to a 
property upon adoption, upon successful completion of the terms of the agreement, and in case of 
failure to complete the terms of the agreement. 

Response: The Applicant is proposing that the subject property be designated "Springbrook District" 
on the Comprehensive Plan Map and Zoning Map pursuant to the Springbrook 
Development Agreement (Exhibit "A"). The Springbrook Development Agreement 
(Exhibit "A") contains all of the applicable required items as set forth in ORS 94.504. The 
Applicants have full legal interest in the real property which is entirely located within the 
City of Newberg City limits and have included proof of ownership as part of the 
application submittal package in Exhibit "D". The applicant has developed "Land Use 
Districts" that will assist in the implementation of the zoning throughout the Springbrook 
District. Permitted uses within the Springbrook District are controlled through the 
application of the "Neighborhood Commercial", "Mid-Rise Residential", "Low Density 
Residential", "Employment", "Hospitality", and "Village: Land Use Districts described in 
detail within the Springbrook Master Plan (Exhibit "B"). 

Each of these "Land Use Districts" includes a detailed list of permitted and restricted uses 
are required by ORS 95.504. The density and intensity as well as the height and lot 
coverage for future development within the Springbrook District are set forth in ranges for 
each respective "Land Use District" in the Development Standards Matrix included in the 
Springbrook Master Plan (Exhibit "B"). 
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(2) The signature of the applicant. 

Response: The property owners have all signed the application which is included in this report as 
Exhibit "D". This criterion has been met. 

151.257 PROCEDURE; CRITERIA. 

(A) A property owner or duly authorized agent may submit a proposed development agreement for 
approval. 

Response: The application is being submitted by WRG Design, a duly authorized agent representing 
the property owners with legal representation by Steve Abel of Stoel Rives. The 
application includes the signatures of the property owners. This criterion has been met. 

(B) In addition, in lieu of denying an application that would otherwise not meet applicable criteria, 
the Planning Commission or City Council may request that an applicant prepare a development 
agreement for consideration in conjunction with the application, including reasonable extensions of 
the time periods for decision making to allow preparation and review of the agreement. The 
applicant is under no obligation to do so, but may risk denial of an application. 

Response: The Applicant has elected to prepare a Development Agreement for the subject property. 
This was done in order to provide a process whereby the Applicant can demonstrate 
compliance with all applicable review criteria for multiple land use applications. This is 
the most straight-forward and transparent approach to gaining development approval for 
the property. This process provides the community, City staff, appointed and elected 
officials the opportunity to scrutinize the proposed Development Agreement and its parts 
in one collective process. The Development Agreement has been prepared prior to the 
review process as such it is unlikely there will be a need for an extension to the 120-day 
review timeline afforded the Applicant by the State of Oregon. This criterion is met. 

(C) The city shall process the request for development agreement approval using a Type III 
procedure. The development agreement shall be adopted by the City Council by ordinance. 

Response: The Applicant is proposing the request be processed as a Type III development application 
pursuant to this requirement. 

(D) The fee collected shall be the fee for the zone change, annexation, or other approval that is 
requested in conjunction with the development agreement. 

Response: The Applicant will pay all required fees in association with the review of this application. 
This criterion is met. 

(E) The criteria for approval for a development agreement shall be those criteria for a zoning map 
amendment, design review approval, planned development approval, or other processes that 
otherwise would be applied to the property. 

Response: The proposed Development Agreement includes requests for a Development Code Text 
Amendment, Comprehensive Plan Text Amendment, Zoning Map Amendment, 
Comprehensive Plan Map Amendment as well as a Subdivision. The Applicant has 
prepared draft findings in support of the proposal that satisfy all relevant review criteria. 
The criterion has been met. 
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COMPREHENSIVE PLAN TEXT AMENDMENT 

The applicant is requesting a Text Amendment to the Newberg Comprehensive Plan in order to remove 
language to allow for the development of more than 10 acres of Commercial Uses. The applicant has 
formally requested that the City Council initiate both this Text Amendment as well as one to the Newberg 
Development Code to facilitate the implementation of the Springbrook Master Plan on the subject 
property (Exhibit "L"). The Newberg City Council initiated both of these text amendments through the 
adoption of Resolution 2007-2707 on April 2, 2007. 

The Newberg City Council created the Ad Hoc Committee (committee) on Newberg's Future to provide a 
forum for citizen involvement in planning for Newberg's future land use patterns. The committee made 
recommendations to the City Council regarding proposed Amendments to the Newberg Comprehensive 
Plan. These recommendations included the provision of additional commercial development within the 
proposed Springbrook District. In developing their recommendations, the committee worked with several 
consultants and City staff to accurately identify the current land inventory for residential, commercial and 
industrial land, as well as, the projected need for additional land to provide for the future growth of the 
community. The committee also looked at different types of commercial development patterns and 
identified the preferred commercial development pattern and proposed locations for the future of 
Newberg. 

Springbrook Properties submitted a proposed land sue summary for their land holdings which the 
committee utilized in the formulation of their recommendations. The committee assumed the 
development of 6-10 acres of a mixed-use "village" area, approximately 36-acres for a resort or 
hospitality facility, and approximately 10-acres of mixed-use area southwest of the intersection of 
Crestview Drive and Springbrook Road. In addition, their recommendations assumed the development of 
7-8 acres of commercial uses as well as 7-acres for a church near the intersection of College Street and 
Mountainview Drive. The church has since been relocated to another site. The recommendations of the 
committee were accepted by the City Council on July 21, 2005. 

The Newberg City Council adopted Ordinance 2006-2635 on January 5, 2006 which revised the 
"Economy" section of the "Inventory of Natural and Cultural Resources" which is part of the Newberg 
Comprehensive Plan. This revision included the adoption of an "Economic Opportunity Analysis" (EOA) 
for the City of Newberg, in compliance with Oregon Statewide Planning Goal 9, which supports the need 
for additional 111-acres of commercial to provide for the City's projected growth through the year 2025. 
The EOA sets forth a strategy of providing for the 111-acres needed through a combination of rezoning 
and additions to the UGB. 

The current zoning of the proposed master planned area consists of approximately 17-acres of C-2 
(Community Commercial) and 2-acres C-1 (Neighborhood Commercial). The existing zoning of the 
subject property provides for commercial development in excess of 10-acres. The proposed change will 
enable the designation of commercially viable land in excess of 10-acres which is logical due to the 
deficit of commercially designated land currently within the UGB. 

The proposed Text Amendment is supported by the recent revisions to the Comprehensive Plan which 
identified a deficit of commercially designated property within the UGB and a desire to provide for 
commercial development through "community" and "neighborhood center development". The proposed 
change would allow for development to occur consistent with the proposed Springbrook Master Plan 
(Exhibit "B"). 
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NEWBERG DEVELOPMENT CODE TEXT AMENDMENT 

The proposed Text Amendment, detailed in Exhibit "M" of this report, is necessary in order to clarify 
how the zone will be implemented and what standards and processes will be used to review future 
development on the site. The applicant has formally requested that the City Council initiate both this Text 
Amendment as well as one to the Newberg Comprehensive Plan to facilitate the implementation of the 
Springbrook Master Plan on the subject property (Exhibit "L"). The Newberg City Council initiated both 
of these text amendments through the adoption of Resolution 2007-2707 on April 2, 2007. 

The proposed Amendment is consistent with the Sections 151.425 and 151.426 of the Newberg 
Development Code. The Amendments are designed to provide more detail and increase assurance to the 
City, the community and the property owners on how the Springbrook District Zoning and 
Comprehensive Planning Designation will be implemented. The proposed Amendment is in conformance 
with the legislation passed by the City of Newberg in March of 1988 that created the Springbrook 
District. The proposed Amendments would ensure that a mixture of residential, commercial, hospitability 
and employment uses can be developed within the district consistent with the proposed Springbrook 
Master Plan (Exhibit "B"). 
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COMPREHENSIVE PLAN AND ZONING M A P AMENDMENT APPLICABLE REVIEW CRITERIA 

Section 151.122 of the City of Newberg Development Code sets forth the procedures and criteria 
pertinent to proposed Comprehensive Plan Map and Zoning Map Amendments. This section will identify 
the applicable criteria and set forth findings that demonstrate compliance with those criteria. 

151.122 PROCEDURES FOR COMPREHENSIVE PLAN MAP AND ZONING MAP 
AMENDMENTS. 

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; 

Response: Each applicable section of the Newberg Development Code and the applicable goals and 
policies of the Comprehensive Plan as well as those applicable sections of the City of 
Newberg Development Code have been addressed within this document. This criterion has 
been met. 

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

Response: The proposal is located within the UGB and City limits of Newberg. As such the City has 
anticipated adequate public facilities necessary to accommodate development of the 
subject property. 

The applicant has completed a detailed analysis of the Newberg Water System included as 
Exhibit "N". Based on this analysis the applicant has determined that the existing 
infrastructure and planned public facility improvements provide sufficient capacity to 
service the proposed development. The Applicant is proposing the following master 
planned improvements as detailed in the Proposed Utilities - Water System plan (included 
as part of Exhibit "B") in order to ensure adequate fire flow for the site and ensure proper 
delivery of water: 

• Mountainview Drive (N. Center Street to NE Zimri Drive): upgrade to 24-inch 
main line 

• Villa Road (north of Mountainview): construct new 24-inch main line 
• Aspen Way (north of Mountainveiw): construct new 24-inch main line 
• NE Zimri Drive: construct 24-inch main line 
• Springbrook Road (north of railroad): construct new 12-inch main line 

The applicant has completed a detailed analysis of the Newberg Sanitary Sewer System 
included as Exhibit "O". Based on this analysis the applicant has determined that the 
existing infrastructure and planned public facility improvements provide sufficient 
capacity to service the proposed development. The Applicant is proposing the following 
improvements as detailed in Proposed Utilities - Wastewater System plan (included as part 
of Exhibit "B") to ensure proper sanitary sewer service to the property: 

• Mountainview Drive (at Hess Creek crossing and south of Mountainview Drive): 
construct new 18-inch segment (to allow a connection to an existing 18-inch 
sanitary manhole south of Mountainview Drive in the Hess Creek corridor) 

• Villa Road (Foothills Drive to just beyond Hillsdale Drive): construct new 12-inch 
segment 

• North Center Street (north of Pioneer Street): construct new 8-inch segment 
• NE Zimri Drive: construct 12-inch segment 
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• Springbrook Road (north of railroad): construct new 15-inch segment 

The applicant has completed a detailed analysis of the Newberg Stormwater System 
included as Exhibit "P". Based on this analysis the applicant has determined that the 
existing infrastructure and planned public facility improvements provide sufficient 
capacity to service the proposed development. The Applicant has designed a storm 
drainage system for the property that utilizes a combination of existing and upgraded 
public storm sewers and on site facilities as detailed in Proposed Utilities - Storm 
Drainage System plan (included as part of Exhibit "B"). Stormwater generated within the 
Springbrook Master Plan boundary will be captured and piped through a system of 
stormwater lines, which will discharge the water into water quality facilities. Stormwater 
generated in the Hess Creek and Springbrook Canyon basins will be collected and 
discharged into linear water quality swales along each creek, which reduce flow velocity 
and filter particulates from the water before it is released into the creek. Stormwater from 
other drainage basins will be directed to mechanical water quality and detention features 
within each basin that treat and restrict water flow into the City's public system. The 
Applicant is proposing the following improvements to ensure adequate capacity exists 
within the public system to serve the property: 

• Villa Road: construct new 12-inch line 
• Aspen Way: (north of Mountainview): construct new 12-inch line 
• Mountainview Drive: (N. Center to Aspen Way): 12-inch and 24-inch lines 
• Zimri Drive: construct new 12-inch line 
• Crestview Drive: (east of Springbrook Road) construct new 24-inch line 
• Springbrook Road: (south of Mountainview Drive) replace existing 12-inch storm 

line with a 30-inch line and a 24-inch line with a 36-inch line 

The Applicant has provided detailed information within the body of this report that 
demonstrates adequate capacity within existing and or planned facilities for the water, 
sewer, stormwater and transportation systems. This criterion has been met. 

(c) Compliance with the State Transportation Planning Rule (OAR 660-012-0060) for proposals 
that significantly affect transportation facilities. 

Response: Specific findings detailing compliance with all 19 Statewide Planning Goals are set forth 
above including compliance with Goal 12 Transportation. In summary, the proposed 
Amendments to the Newberg Comprehensive Plan and the Newberg Development Code 
do not "significantly" affect the existing and planned transportation facilities 
(transportation system). A Traffic Impact Study (TIS) was completed in support of the 
proposed development in accordance with Oregon Department of Transportation and City 
of Newberg standards and is attached to this report as Exhibit "F". The findings set forth 
above as well as in the TIS submitted demonstrate the proposed Map Amendments 
conform to the Oregon Transportation Planning Rule. This criterion has been met 
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SUBDIVISIÓN APPLICABLE REVIEW CRITERIA 

The applicable review criteria are set forth below along with responses that demonstrate compliance and 
serve as findings in support of approval of the application. 

Approval does not impede the future best use of the remainder of the property under the same 
ownership or adversely affect the safe and healthful development of such remainder or adjoining 
land or access thereto. 151.242 (A)(1) 

Response: The proposed subdivision utilizes the entire 450-acre property, with no remainder. The 
intent of the subdivision is to divide the subject property into "pods" that will facilitate 
future development of the Springbrook District pursuant to the Springbrook Master Plan 
(Exhibit "B"). This will be accomplished through the creation of thirty-four (34) buildable 
lots, forty-two (42) landscape tracts and fifty-one (51) tracts which will be subsequently 
divided in order to facilitate development of the subject property pursuant to the 
Springbrook Master Plan. The proposed phased division of the property (Exhibit "C") 
ensures the entire subject property will be developed uniformly in a timely manner. 

Provisions for public facilities including storm drainage, streets, water and sewer have 
been planned for to ensure the proper development of the subject site. The entire site is 
planned to be developed pursuant to the Springbrook Master Plan, thus approval of this 
subdivision will not impede future development of the site. The public facilities will be 
designed and constructed consistent with City standards as set forth in the Springbrook 
Master Plan, this will ensure that development of adjacent properties will not be hindered 
in the future. 

The proposed development of the subject property does not create any landlocked parcels 
or preclude future access to adjacent parcels. The layout of the proposed subdivision 
(Exhibit "C") responds to the existing street network and physical constraints of the 
property and provides for future connections to adjacent properties were appropriate. 
Sufficient connectivity to adjacent properties is provided consistent with City 
requirements. 

The applicant commissioned a Report of Beneficial Well Use Survey (Exhibit "Q") to 
examine the potential impact of the proposed development on nearby water supply wells. 
The report concluded that the proposed development would have minimal, if any, potential 
for adverse impact to the existing water supply wells completed in deeper aquifers near the 
project site. The report concluded that recharge of the underlying aquifers beneath and in 
the vicinity of the project site occurs in upland areas of the Chehalem Mountains to the 
north of the subject site, as opposed to from infiltration of surface water on the subject 
property. The report also identified between ten (10) and thirteen (13) wells within the 
subject property, the abandonment of these wells on site as the property is developed 
should have a positive effect on nearby water supply wells. As such the proposed 
development is unlikely to have negative effects on adjacent wells as a result of the 
development of the subject property. Exhibit "S" provides Best Management Practices 
(BMP's) for Well Protection that are recommended for site development. The identified 
BMP's include the abandonment of wells that currently exist on the subject property 
pursuant to Oregon Water Resource Department rules and regulations. In addition, the 
applicant will design and implement a stormwater management system in accordance with 
all local, state and federal requirements. 

There is no evidence that the proposed subdivision will adversely affect public services to 
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any surrounding properties. Approval of the proposed subdivision does not impede future 
use of the property or adjacent property and as such it is consistent with this criterion. 

The subdivision complies with this code including but not limited to section 151.450 through 
151.617 and section 151.680 et seq. 151.242 (A)(2) 

STANDARDS FOR LAND DIVISIONS 

151.252.1 DEDICATION. 
(A) Generally. The Director may require right-of-way for adequate and proper streets, 
including arterials, collector streets, local streets, and other streets, to be dedicated to the public 
by the applicant of such design and in such locations as are necessary to facilitate provision for 
the transportation and access needs of the community and the subject area in accordance with 
the purpose of this code. 

Response: The proposed street system (see Transportation Plan Sheet include in Exhibit "C") for the 
subject property was designed to be consistent with City standards. The Applicant has 
commissioned a Traffic Impact Study (Exhibit "F") in support of the collective 
applications. The study demonstrates the subject property can be developed pursuant to 
the Springbrook Master Plan. The Applicant is proposing to construct Local, Minor 
Collector, Major Collector and Minor Arterial streets in varying right-of-way widths that 
either meet or exceed the right-of-way required in Table 151.685.C. All streets 
constructed within and adjacent the subject property shall be dedicated to the public. The 
design including proposed right-of-way dedication for the transportation facilities is 
consistent with the Newberg Development Code and meets this criterion. 

(C) Ownership verification of dedications. In the event approval of a land division is 
conditioned upon the dedication of a portion of the area to the public, the applicant shall submit 
to the Director a title report issued by a Title Insurance Company licensed in the State of 
Oregon, verifying ownership by the applicant of the real property that is to be dedicated to the 
public. 

Response: The proposed subdivision includes provisions for public dedication. As such the Applicant 
has included a current title report (Exhibit "E") that demonstrates ownership of the subject 
property and that real property that is to be dedicated to the public. This criterion has been 
met. 

(D) Approval required on dedications. No instrument dedicating land to the public shall be 
accepted for recording unless such instrument bears the approval of the Director. 

Response: The Applicant will coordinate with the Director prior to dedication to ensure that the 
instruments prepared are suitable. This criterion has been met. 

(E) Inclusion of a transportation route in the Transportation Plan is intended to indicate the 
public's need to acquire a public right-of-way in the area through legally and constitutionally 
allowed means. Notwithstanding other provisions of this code or the Comprehensive Plan, 
inclusion of such a route does not restrict the use of the property by the owner who owns the 
property when the route is first included in any city plan, unless the review body finds the 
restriction is exempt from those provisions of O.R.S. Chapter 197, as amended by Ballot 
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Measure 37, passed November 2, 2004, or that just compensation will be paid in accordance 
with that section. 

Response: The Applicant is proposing the development of the subject property consistent with the 
City of Newberg Transportation System Plan, as such the Applicant is not proposing to 
utilize any proposed transportation route for anything other than transportation. The 
Transportation Plan Sheet included as part of Exhibit "C" demonstrates the Applicant's 
conformance with this standard. 

151.252.2 LOT AND PARCEL SIDE LINES. 

As far as is practicable, lot and parcel side lines shall run at right angles to the street upon which 
the lots or parcels face, except that on curved streets they shall be radial to the curve. 

Response: The intent of this current subdivision application is to provide for the organization of the 
subject property into tracts that can be subsequently divided and developed consistent with 
the Springbrook Master Plan (Exhibit "B"). The proposed subdivision will result in 
ninety-three (93) non-buildable tracts and thirty-four (34) buildable lots. Fifty-one (51) of 
the tracts are proposed for subsequent division to provide for the phased development of 
the subject property. The arrangement of the lines that make up the boundaries of the 
proposed lots and tracts (see Exhibit "C") have been laid out in such a manner as to run 
parallel and or perpendicular to the proposed street system as far as practical. In some 
instances the existing parcelization of the subject property, topography or adjacent 
development has resulted in the need to deviate from this standard. The proposed division 
of the subject property overall conforms to this requirement. 

151.252.3 SUITABILITY FOR INTENDED USE. 

All lots and parcels shall be suitable for the purpose for which they are intended to be used. No lot 
or parcel shall be of such size or design as to be detrimental to the health, safety, or sanitary needs 
of the residents of the subdivision or partition, or of such lot or parcel, as determined by the 
Director, in accordance with this code. 

Response: As previously mentioned the intent of this proposed land division is to allow for the future 
development of the subject property pursuant to the Springbrook Master Plan (Exhibit 
"B"). The Applicant is proposing to divide the property primarily into tracts in order to 
facilitate their sale and development. The size and location of the tracts (see Exhibit "C") 
and associated right-of-way assure that the property will be suitable for future division and 
development pursuant to the Springbrook Master Plan. In addition the applicant is 
proposing the creation of thirty-four (34) lots where infrastructure is readily available or 
an existing dwelling is located. Each of these lots meets or exceeds minimum dimensional 
standards and are well suited for their respective intended uses. This criterion has been 
met. 

151.252.4 FUTURE SUBDIVISION OR PARTITION OF LOTS OR PARCELS. 

Where the subdivision or partition will result in a lot or parcel one-half acre or larger in size, which 
in the judgment of the Director is likely to be further divided in the future, the Director may 
require that the location of lot and parcel lines and other details of layout be such that future 
division may readily be made without violating the requirements of this code, and without 
interfering with orderly extension of adjacent streets. Any restriction of buildings within future 
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street locations shall be made a matter of record if the Director deems it necessary for the purpose 
of future land division. 

Response: The proposed subdivision will result in the creation of thirty-four (34) buildable lots, 
forty-two (42) landscape tracts and fifty-one (51) tracts which will be subsequently 
divided to provide for the development of the subject property pursuant to the Springbrook 
Master Plan. All of the tracts planned for subsequent division are in excess of one-half 
acre. The intent of the division is to allow for the subject property to be divided facilitating 
development by multiple builders. The Applicant has identified the infrastructure needs 
for each tract including provisions for vehicular access. Furthermore the Applicant has 
prepared a phasing plan to ensure that adequate facilities are in place and timely 
development occurs consistent with this requirement. Specific information regarding the 
phasing and infrastructure requirements for each phase is detailed within The 
Development Agreement (Exhibit "A"). The provisions of the Development Agreement 
and the Springbrook Master Plan along with the proposed division of the subject property 
into tracts as proposed ensure that future divisions will be in conformance with the 
Newberg Development Code and that adequate public facilities are in place for each 
subsequent division. 

The applicant is also proposing the creation of thirty-four (34) lots as a part of this 
application. Twenty-three (23) of these lots are located north of Mountainview Drive, west 
of Villa Road and south of Aspen Way. All of these lots are intended for residential 
development. The resulting size of each of these lots is well below one-half acre, as such 
these lots all conform to this requirement. 

The applicant is also proposing the creation of a lot in the northeast section of the subject 
property which corresponds with the "Hospitality Land Use District". This proposed lot is 
approximately thirty-two (32) acres in size. As noted previously the applicant intends to 
develop this site with a resort/spa and does not intend to divide the area again in the future. 
This proposed lot has adequate frontage along Zimri Drive as well as Springbrook Road to 
facilitate the extension of the street system and subsequent division should it become 
necessary. 

The applicant is also proposing the creation of a lot in the southwest section of the subject 
property which corresponds with the "Neighborhood Commercial Land Use District". 
This proposed lot is approximately eleven (11) acres in size. The applicant intends to 
develop this site with neighborhood commercial services. This area has sufficient frontage 
along both Mountainview Drive and College Street to allow for subsequent division 
should it become necessary. 

The applicant is also proposing the creation of three (3) lots in the southeast section of the 
subject property which corresponds with the "Employment" and "Village Land Use 
Districts". The first lot is located north of the railroad right-of-way and south of the 
intersection of Zimri Drive and Mountainview Drive and is approximately twenty (20) 
acres in size. The second proposed lot is located directly south of the railroad right-of-way 
and is approximately eight (8) acres in size. The lot proposed for creation is located south 
of Crestview Drive and east of Springbrook Road and is approximately nine (9) acres in 
size. 

The reminder of the lots proposed for creation coincides with existing dwellings located 
within the subject property. These lots are proposed for creation to allow for the continued 
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use of the site as it develops in a phased fashion pursuant to the Springbrook Master Plan. 
All of these areas have sufficient frontage to allow for subsequent division should it 
become necessary. This criterion has been met. 

151.252.5 PLATTING STANDARDS. 

(A) Drainage. Where land in the subdivision or partition is or will be periodically subject to 
accumulations of surface water, or is traversed by any water course, channel, stream, or creek, 
the Director may require the applicant to provide for adequate unrestricted drainage over 
drainage land by dedicating to the public easements therefore approved by the Director for 
protection of such needs by conveying ownership of such drainage purposes to the city or to an 
incorporated drainage district, or domestic water supply district, within which such land may 
be located. 

Response: The applicant has created tracts that coincide with Hess Creek and Springbrook Canyon. 
Should the City require an easement within either of these areas the Applicant is willing to 
comply with any reasonable request for dedication. 

(B) Railroads. 

(1) Crossings. Special requirements may be imposed by the Director, including but not 
limited to provisions for separation of street and railroad grades, connection with any 
railroad crossing, which will immediately affect the safety of the residents of the subdivision 
or partition, for the protection of such residents and the safety of the general public in 
accordance with the purpose of this code. 

Response: The Applicant has coordinated with both the City and Railroad to ensure that the proposed 
railroad crossing at Mountainview Drive and Springbrook Road is designed in accordance 
with their requirements. The City is in the process of constructing the improvement during 
the current calendar year. The Applicant has worked in good faith with the Railroad and 
the City of Newberg to ensure conformance with this requirement. 

(2) Subdivision or partition adjacent to right-of-way. Where the subdivision or partition is 
adjacent to a railroad right-of-way, and the surrounding economic and physical conditions 
indicate such property will be used for industrial purposes in the normal growth of the 
community, all streets shall be located at a sufficient distance from said right-of-way to 
allow for reasonable sites for industrial use adjacent to said right-of-way. 

Response: The proposed subdivision complies with this requirement of the code. There is one 
specific area within the development that could be utilized for "industrial purposes", that 
area is the "Employment Land Use District". The Applicant is not currently proposing any 
internal streets in this area other than the streets that currently exist adjacent and define the 
proposed district. The proposed subdivision does not propose the creation of any streets 
that would limit the ability of the "Employment Land Use District" to develop pursuant to 
the Springbrook Master Plan (Exhibit "B"), as such the proposal complies with this 
requirement. 

(C) Partial development. Where the subdivision or partition include only a part of the area 
owned by the applicant, the Director may require a sketch of a tentative layout of streets in the 
remainder of said ownership. 

Response: The subject area does not exclude any property owned by the Applicant except for 
property located directly adjacent the proposed "Employment Land Use District" that is 
already developed (A-dec) and seven (7) properties located south of Crestview Drive that 
are already parcelized at urban densities, as such the criterion is met. 
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(D) Unsuitable areas. Areas subject to slippage, flooding, or other natural hazards, shall not be 
divided in a manner that would be dangerous to the health and safety of those who would live in 
said areas, or the general public. 

Response: The southern portion of Hess Creek on the subject property is an area prone to flooding as 
identified by the Federal Emergency Management Agency, this area is identified as being 
within the 100-year floodplain. The Applicant has to the greatest extent possible avoided 
placement of facilities and buildable areas within the floodplain for this area through the 
placement of open space tracts. Any development that will occur within this boundary will 
be designed in accordance with City standards to ensure this area is not dangerous or 
hazardous to the general public. The proposed subdivision will ensure this area will not be 
developed by allowing for the creation of a tract (Tract KK) specifically targeted for open 
space preservation. 

The applicant commissioned a Report of Initial Geotechnical Engineering Analysis 
(Exhibit "I") to explore the subsurface soil and groundwater conditions on the subject 
property. The report was completed by a certified Geologist and a Geotechnical Engineer 
who provided the foundation for geotechnical design recommendations for preliminary 
site development. The team completed a geologic assessment of the subject property in 
accordance with the recommendations outlined in the Newberg Comprehensive Plan 
Section 2 (F). The report identifies soils that could present an erosion hazard during site 
grading and construction, these soils are depicted in Figure 4 of Exhibit "I". The vast 
majority of the site contains slopes that are less than or equal to twenty percent (20%), 
which is not considered a "significant" slope hazard conditions under the Newberg 
Comprehensive Plan Section 2 (F). The slopes located in sections of Hess Creek and 
Springbrook Canyon and on the hills located north of Aspen Way and Springbrook Road 
have some areas that exceed twenty percent (20%), and in some areas are greater than fifty 
percent (50%) as can be seen in Figure 5 of Exhibit "I". 

There are no mapped landslide hazard areas identified on the subject property within the 
proposed development area according to a literature review conducted. Field 
reconnaissance identified several areas of isolated slope instability depicted in Figure 2 of 
Exhibit "I". These areas are confined to the Hess Creek and Springbrook Canyon drainage 
basins and are likely to have resulted from a combination of steep slopes, high 
groundwater and erosion at the toes of slopes from the corresponding streams. 

The Report of Initial Geotechnical Engineering Analysis (Exhibit "I") concluded that 
development of the property as proposed is feasible provided the recommendations within 
the report are incorporated into the design and construction of the site. The steepest areas 
of the subject property are those adjacent the creek corridors which are to be preserved as 
open space. Other steep areas of the site located northeast of Aspen Way and the northern 
portions of the subject property adjacent Hess Creek are designated for large lot 
development. The proposed development of large lots in these areas along with proposed 
street alignments that follow existing contours allows for minimal disturbance to the area 
which reduces the likelihood of landslides, it also provides for the maximum utilization of 
residential lands located within the UGB. The Applicant has demonstrated that those areas 
subject to natural hazards will not be divided in such a manner that would be dangerous to 
the health and safety of the future residents or the general public consistent with this 
requirement. 
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151.243 FUTURE STREET PLAN REQUIRED 

A. A future street plan shall not be required for any portion of an area for which a 
proposed street layout has been established by either the Newberg comprehensive plan, 
its implementing ordinance, or a future street plan previously approved by a hearing 
body. 

B. A future street plan is a conceptual plan that its adoption does not establish a precise 
alignment. The plan shall demonstrate how access can be provided to adjoining parcels. 
The Director may require that a traffic analysis be required where access to the land 
division includes streets that are classified as a collector or greater functional 
classification status. 

C. Except as provided for in division (A) of this section, a future street plan shall be filed 
and reviewed as part of an application for a partition or subdivision. 

Response: After consultation with City staff it was determined that the applicant does not need to 
submit a Future Street Plan with this application. 

Part 14. AIRPORT OVERLAY (AO) SUBDISTRICT (151.450-454) 

Response: According to the Displaced Threshold Approach Surface Map prepared by the Newberg 
Engineering Department the proposed subdivision is not located within any of the 
imaginary surfaces that surround the Sportsman Airpark. Accordingly the provisions of 
Newberg development Code 151.450 through 151.454 do not apply to the review of this 
subdivision. 

Part 15. STREAM CORRIDOR SUBDISTRICT (151.465-478) 

151.472 PLAN SUBMITTAL REQUIREMENTS FOR TYPE II ACTIVITIES. 

A site plan indicating all of the following existing conditions: 

A Location of the boundaries of the SC Overlay Sub-district. 

Response: The Applicant has prepared a stream corridor plan pursuant to these requirements it is 
included within Exhibit "C" of this application. The location of both Stream Corridors is 
accurately displayed within each sheet labeled C12.0 through C12.3 of Exhibit "C". 

B Outline of any existing features including, but not limited to, structures, decks, areas 
previously disturbed, existing utility locations. 

Response: The existing features that are within the Stream Corridor Overlay are depicted within the 
Existing Conditions - Survey and the Existing Conditions Utilities included as part of 
Exhibit "C" 

C Location of any wetlands or water bodies on site and the location of the stream centerline 
and top-of-bank. 

Response: Potential wetlands located within the Stream Corridor Overlay are described and depicted 
within Exhibit "J". The stream centerline is depicted within the Existing Conditions -
Survey included within Exhibit "C". 
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D Within the area to be disturbed, the approximate location of all trees that are more than six 
inches in diameter at breast height must be shown with size and species. Trees outside the 
disturbed area may be individually shown or shown as crown cover with an indication of 
species type or types. 

Response: All trees in excess of six (6) inches in diameter at breast height that are located within 
areas to be disturbed are depicted with a description of size and species for each. Trees 
located adjacent the Stream Corridor Overlay are depicted as well. Detailed information 
about the trees located within the subject property is provided within Exhibit "H". 

E Topography shown by contour lines at five foot intervals, or less. 

Response: The topography for those areas within the Stream corridor proposed to be impacted is 
depicted with both ten (10) foot and two (2) foot contours. 

F Photographs of the site may be used to supplement the above information but are not 
required. 

Response: The applicant has included photographs and detailed descriptions of the Stream Corridor 
areas within Exhibit "H". 

Proposed development plan including all of the following: 

A Outline of disturbed area including all areas of proposed utility work. 

Response: The areas that are proposed to be disturbed are depicted for each proposed stream crossing 
and water quality facility. 

B Location and description of all proposed erosion control devices. 

Response: Erosion control devices will be utilized on-site to protect each respective stream corridor 
from adverse impacts associated with the construction of the proposed improvements. All 
areas proposed to be impacted pursuant to this request shall be protected with erosion 
control devices which shall be installed prior to construction activity commencing. Said 
erosion control devices shall remain in place until ninety (90) percent ground cover is 
achieved. 

The applicant will make every effort to preserve existing natural vegetation within the 
proposed impact areas. Proposed construction activities shall avoid and minimize 
excavation and creation of bare ground. Sediment controls shall be placed and maintained 
on all down gradient sides of the proposed impact areas prior to, during work and after 
work until ninety (90) percent ground cover is achieved. 

All proposed activities within the Stream Corridor Overlay areas shall be conducted 
according to an approved 1200C permit as required by the Oregon Department of 
Environmental Quality (DEQ). Additional Best Management Practices (BMP's) as may be 
required by the Oregon DEQ and/or the City of Newberg shall be complied with. The 
applicant shall be responsible for the proper installation and maintenance of all erosion 
and sediment control measures in accordance with all local, state and federal regulations. 

C A landscape plan prepared by a landscape architect, or other qualified design professional, 
shall be prepared which indicates the size, species, and location of all new vegetation to be 
planted. Said plan shall be prepared pursuant to 151.473 MITIGATION 
REQUIREMENTS FOR TYPE II ACTIVITIES. 

Response: The Applicant is proposing to mitigate the impacts identified within the subject property 
by improving both Hess Creek and Springbrook Canyon corridors on-site as well as 
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through improvements that could occur adjacent the subject property. Springbrook 
Canyon and Hess Creek, especially that portion of Hess Creek located directly north of 
Mountainview Drive provide opportunities for the applicant to mitigate the impact of the 
proposed stream crossings as well as water quality facilities. The applicant shall first seek 
to mitigate their impacts in those areas within and directly adjacent where the impacts will 
occur. The next priority will be to make improvements within the same stream corridor 
within the subject property, and lastly within the stream corridors adjacent the property if 
the need and opportunity arise. 

Hess Creek 
The applicant is proposing the removal of fifty-three (53) trees and proposing to impact 
approximately .95 acres of land within the Stream Corridor Overlay within the Hess Creek 
corridor to allow for the development of four (4) water quality areas and four (4) 
transportation stream crossings. These areas will be mitigated pursuant to section 151.473 
of the Newberg Development Code. There are forty-three (43) trees between six (6) and 
eighteen (18) inches proposed for removal. There are eight (8) trees between eighteen (18) 
and thirty (30) inches proposed for removal. There are two (2) trees in excess of thirty (30) 
inches proposed for removal. As such, the applicant shall be required to replant one-
hundred-eighty-five (185) trees to mitigate the removal of fifty-three (53) trees within the 
Hess Creek Corridor. 

In addition the applicant is proposing to replant one (1) tree and three (3) shrubs for each 
five-hundred (500) square feet of area impacted as well as a mix of seed which shall not 
exceed fifty (50) percent grass in composition. Within the Hess Creek Corridor the 
applicant will be impacting approximately .95 acres or 41,470 square feet of area which 
will require planting of two-hundred-forty-nine (249) shrubs and an additional eighty-
three (83) trees. 

Springbrook Canyon 
The applicant is proposing the removal of four (4) trees and proposing to impact 
approximately .31 acres of land within the Stream Corridor Overlay within the 
Springbrook Canyon corridor to allow for the development of one (1) transportation 
stream crossing. This area will be mitigated pursuant to section 151.473 of the Newberg 
Development Code. There are four (4) trees between six (6) and eighteen (18) inches 
proposed for removal. As such, the applicant shall be required to replant twelve (12) trees 
to mitigate the removal of four (4) trees within the Springbrook Canyon Corridor. 

In addition the applicant is proposing to replant one (1) tree and three (3) shrubs for each 
five-hundred (500) square feet of area impacted as well as a mix of seed which shall not 
exceed fifty (50) percent grass in composition. Within the Springbrook Canyon Corridor 
the applicant will be impacting approximately .31 acres or 13,504 square feet of area 
which will require planting of eighty-two (82) shrubs and an additional twenty-seven (27) 
trees. 

All proposed planting plans will be submitted for review to City Staff prior to approval of 
the final plat. All proposed planting plans shall include a minimum of eight (8) different 
plant species, of which two (2) shall be trees and two (2) shall be shrubs. All trees to be 
planted shall have a caliper measurement of a minimum of one (1) inch. 
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Part 16. HISTORIC LANDMARKS (H) SUB-DISTRICT (151.490-494) 

Response: According to the Historic Resources section of the City of Newberg Comprehensive Plan 
there is one inventoried historic resource on the subject site. The Springbrook School 
(Field #113) is identified as a "Primary Resource" by the Comprehensive Plan. Identified 
"Primary Resources" in the Comprehensive Plan are individually the most important 
properties in the City, distinguished by outstanding qualities of architecture, historical 
association, and relationships to the environment; they are the highest priority for local 
landmark designation and potentially eligible for the National Register. The Springbrook 
School is not designated as a local landmark by the City, as such it is not considered a 
Goal 5 resource and subject to Environmental, Social, Economic and Energy (ESEE) 
analysis pursuant to OAR 660-023-0200. Due to the fact the site is not "designated" a 
"local landmark" it is not subject to the provisions of Newberg development Code 151.490 
through 151.494. 

The Applicant acknowledges the significance of the resource and is proposing to 
rehabilitate the structure, if feasible, and include it as part of the planned Village Center. 
The proposed subdivision is not affected by this section of the development code. 

Part 17. SPECIFIC PLAN (SP) SUB-DISTRICT (151.505-510) 

Response: The proposed subdivision is not located in an area of the City that is subject to the 
requirements of either the Springbrook Oaks or Northwest Newberg Specific Plans and is 
therefore not subject to the requirements contained with section 151.505 though 151.510 
of the Newberg Development Code. 

Part 18. INSTITUTIONAL OVERLAY (IO) SUB-DISTRICT (151.520-525) 

Response: According to the City of Newberg Zoning Map dated 1-19-07, the proposed subdivision is 
not located in an area of the City that is subject to the Institutional Overlay (IO) Sub-
district and is therefore not subject to the requirements contained within section 151.520 
though 151.525 of the Newberg Development Code. 

Part 18.1. CIVIC CORRIDOR OVERLAY (CC) SUB-DISTRICT (151.526.1-526.6) 

Response: According to the City of Newberg Zoning Map dated 1-19-07, the proposed subdivision is 
not located in an area of the City that is subject to the Civic Corridor Overlay (CC) Sub-
district and is therefore not subject to the requirements contained within section 151.526.1 
though 151.526.6 of the Newberg Development Code. 

Part 18.2. RIVERFRONT (RF) SUB-DISTRICT (151.271.1-527.5) 

Response: According to the City of Newberg Zoning Map dated 1-19-07, the proposed subdivision is 
not located in an area of the City that is subject to the Riverfront (RF) Sub-district and is 
therefore not subject to the requirements contained within section 151.271.1 though 
151.527.5 of the Newberg Development Code. 

Part 19. LIMITED USE OVERLAY (LU) SUB-DISTRICT (151.530-534) 

Response: According to the City of Newberg Zoning Map dated 1-19-07, the proposed subdivision is 
not located in an area of the City that is subject to the Limited Use Overlay (LU) Sub-
district and is therefore not subject to the requirements contained within section 151.530 
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though 151.534 of the Newberg Development Code. 

Part 20. BYPASS INTERCHANGE (BI) OVERLAY (151.531-531.5) 

Response: According to the City of Newberg Zoning Map dated 1-19-07, the proposed subdivision is 
not located in an area of the City that is subject to the Bypass Interchange Overlay (BI) 
Sub-district and is therefore not subject to the requirements contained within section 
151.531 though 151.531.5 of the Newberg Development Code. 

BUILDING AND SITE DESIGN STANDARDS (151.535-566) 

Response: Section 151.535 through 151.566 provide the development standards and criteria that 
govern site design and buildings. These standards and those contained within the 
Springbrook Master Plan will govern how the subject property is developed. Final review 
of site plans for individual dwellings and commercial structures to be constructed within 
the Springbrook District will be done as part of the design review process where 
compliance with the requirements these section of the code is determined. Construction 
plans for facilities within the development will be reviewed for compliance with 
conditions of approval and design standards prior to final plat. This proposal is consistent 
with section 151.535 through 151.566 of the Newberg Development Code. 

LOT REQUIREMENTS (151.565-568) 

151.565 LOT AREA; LOT AREAS PER DWELLING UNIT. 

Response: The Applicant is proposing the creation of tracts as well as lots with the proposed 
subdivision. The proposed tracts will allow for subsequent division and development in a 
phased manner (see Exhibit "C"). The proposed tracts are of adequate size to ensure that 
subsequent land divisions will result in lots that are consistent with the applicable 
standards contained within the Newberg Development Code and the Springbrook Master 
Plan. The proposed tracts will not be buildable and can be so noted on the final plat. 
Conformance with these standards and those standards within the Springbrook Master 
Plan will be assured at the time of future land division. 

The applicant is also proposing the creation of thirty-four (34) lots with this subdivision 
application. All of the proposed lots are consistent with the requirements contained within 
Newberg Development Code and the Springbrook Master Plan. The lots proposed for 
creation are located in the "Hospitality", "Neighborhood Commercial", "Village", 
"Employment" and "Low Density Residential" Land Use Districts, all of which require a 
minimum 5,000 square foot lot. All of the lots proposed for creation are in excess of 5,000 
square feet, as such the current proposal is consistent with these standards and criteria. 

151.566 LOT AREA EXCEPTIONS. 

Response: As previously mentioned the subdivision (Exhibit "C") is laid-out in such a manner as to 
allow for future phased division of the property. Each proposed tract is arranged to ensure 
that subsequent divisions will result in lots that are consistent with the standards located 
within the Newberg Development Code and the Springbrook Master Plan (Exhibit "B"). 
The proposed subdivision is not proposing to create lots that necessitate an exception and 
therefore is consistent with this standard. 
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151.567 LOT DIMENSIONS AND FRONTAGE. 

(A) Width. Widths of lots shall conform to the standards of this code. 

Response: The subject property is proposed to be redesignated and rezoned to Springbrook District 
(SD). There is no minimum or maximum lot width required within the SD zone. Section 
151.567(D)(a) specifies a minimum street frontage for all lots of 25 feet. This is essence 
sets the minimum lot width standard to 25 feet. The Applicant is proposing the creation of 
ninety-three (93) tracts with the proposed subdivision and thirty-four (34) lots. The lots 
that are proposed for creation have widths that are in excess of twenty-five (25) feet 
consistent with this requirement. None of the tracts that are intended for future division 
will result in a width less than 25 feet. The proposed lots and tracts conform to the 
applicable standards set forth in the code and the Springbrook Master Plan and therefore 
conform to this standard. 

(B) Depth. Each lot and parcel shall have an average depth between the front and rear lines of 
not more than two and one-half times the average width between the side lines. Depths of lots 
shall conform to the standards of this code. 

Response: The subject property is proposed to be redesignated and rezoned to Springbrook District 
(SD). There is no specific minimum or maximum lot depth required within the SD zone. 
The Applicant is proposing the creation of ninety-three (93) tracts with the proposed 
subdivision and thirty-four (34) lots. The lots that are proposed for creation have width-to-
depth ratios that are less than two and one-half times the average width with the exception 
of proposed Lot 30. Lot 30 is located south of the intersection of Villa Road and Aspen 
Way. The lot is proposed for creation due to the presence of an existing dwelling and the 
applicants desire to continue to allow the dwelling to be utilized while the site develops. 
The lot is intended to be ultimately divided to create residential lots which will be 
dimensioned consistent with this requirement. None of the tracts proposed for creation 
will result in a depth in excess of 2.5 times the average width. The proposed lots and tracts 
conform to the applicable standards set forth in the code and the Springbrook Master Plan 
and therefore conform to this standard. 

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

Response: The subject property is proposed to be redesignated and rezoned to Springbrook District 
(SD). There are specific minimum lot sizes required within each respective "Land Use 
District" within the SD zone. The Applicant is proposing the creation of ninety-three (93) 
tracts with the proposed subdivision and thirty-four (34) lots. The lots that are proposed 
for creation are all in excess of 5,000 square feet which is the minimum lot size for the 
Springbrook District. All of the tracts proposed for creation will allow for subsequent 
division pursuant to the applicable standards and criteria contained within the Newberg 
Development Code and Springbrook Master Plan. The proposed lots and tracts conform to 
the standards set forth in the code and the Springbrook Master Plan and therefore conform 
to this standard. 
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(D) Frontage. 

(1) No lot or development site shall have less than the following lot frontage standards: 

(a) Each lot or development site shall have either frontage on a public street for a distance 
of at least 25 feet or have access to a public street through an easement that is at least 25 feet 
wide. No new private streets, as defined in ' 151.003, shall be created to provide frontage or 
access. 

Response: The subject property is proposed to be redesignated and rezoned to Springbrook District 
(SD). There is no specific frontage requirement within the SD zone. The Applicant is 
proposing the creation of ninety-three (93) tracts with the proposed subdivision and thirty-
four (34) lots. The lots that are proposed for creation range all have frontage along public 
street in excess of twenty-five (25) feet. All of the tracts proposed for creation will allow 
for subsequent division pursuant to the applicable standards and criteria contained within 
the Newberg Development Code and Springbrook Master Plan. 

The applicant is requesting the ability to deviate from the street frontage standards. As 
previously mentioned the applicant is proposing the creation of buildable lots and non-
buildable tracts. The tracts are intended to be developed in the future after subsequent 
division. Several of the tracts currently do not meet this standard. The applicant is 
proposing that this standard not apply to this current subdivision request. Additional 
discussion and findings are presented earlier on in this report. The proposed lots conform 
to this standard. 

151.568 LOT COVERAGE AND PARKING COVERAGE REQUIREMENTS. 

(A) For all buildings and uses the following shall mean the maximum permitted lot coverage, 
maximum coverage of public or private parking areas or garages, and/or combined maximum 
lot and parking combined coverage required in the various districts expressed in percentage of 
the area of the lot or development site in which district such coverage is permitted or required 
(Fig. IV). 

(B) All other districts not listed in division (A) of this section shall not be limited as to lot 
coverage and parking area coverage. 

Response: This section of the code does not apply to the review of this application. Requirements that 
pertain to the Springbrook district are not specifically set forth in 151.568(A) as such 
section 151.568(B) applies. With the Springbrook Master Plan the Applicant has proposed 
lot coverage and parking coverage requirements to be applied to subsequent development 
within the Springbrook District. These standards will be applied during the Design Review 
process prior to building permit approval, as such the subdivision conforms to this 
requirement. 

LANDSCAPING AND OUTDOOR AREAS (151.580-581) 

151.580 REQUIRED MINIMUM STANDARDS 

Response: This section provides the development standards and criteria that govern landscaping 
requirements. These standards and those contained within the Springbrook Master Plan 
will detail the landscape requirements for future development within the district. Final 
review of site plans for all development to be constructed within the proposed subdivision 
will be done as part of the Design Review process where compliance with these 
requirements will be established. These standards will be applied to future development 
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of the subject property as it develops and therefore the subdivision is consistent with these 
provisions. Conformance with these standards will be assured prior to issuance of a 
building permit. The applicant is proposing the creation of Landscape Tracts as part of the 
subdivision application. These tracts will be maintained by the Home Owners Association 
in perpetuity. 

151.581 LANDSCAPING AND AMENITIES IN PUBLIC RIGHTS-OF-WAY 

Response: The Applicant has included the proposed street cross sections within and adjacent the 
development in the Transportation Plan - Street Cross Sections 1, Transportation Plan -
Street Cross Sections 2, and Transportation Plan - Street Cross Sections 3 within Exhibit 
"C". The Applicant is proposing to develop all street right-of-ways with landscaped 
planter strips ranging in size from 4.5 to 8 feet in width. The Mountainview Perspective 
included within Exhibit "B" depicts the typical cross section and proposed landscaping 
along Mountainview Drive adjacent the development. 

The Applicant is proposing to utilize a specific street light within the district along right-
of-ways and within the parks. The street lights are designed to provide lighting at a 
pedestrian scale. Detailed information about the proposed lighting in the district is 
contained within the Springbrook Master Plan (Exhibit "B"). 

The landscaping for the proposed streets within the development will be designed to 
conform to City standards and will be subject to subsequent review by City staff prior to 
Final Plat. The proposed subdivision is consistent with this policy as the Applicant 
proposes to develop the right-of-ways with landscaping consistent with the applicable 
requirements of the Newberg Development Code and the Springbrook Master Plan. 

EXTERIOR LIGHTING (151.585-588) 

151.588 REQUIREMENTS. 

(A) General requirements: All zoning districts. 

(2) Medium level light fixtures include exterior lights which are installed between six feet and 
15 feet above ground level. Medium level light fixtures must either comply with the shielding 
requirements of division (B) below, or the applicant shall show that light trespass from a 
property has been designed not to exceed 0.5 foot-candle at the property line. 

Response: The Applicant is proposing the installation of street lights that are manufactured by Hadco. 
The specific pole, light and luminare information is included in the Master Plan (Exhibit 
"B"). The lights proposed to be utilized within the district are less than 15 feet above 
ground and are High Pressure Sodium. The proposed lights are shielded to ensure that 
light is directed towards the ground and will not be directed towards adjacent properties or 
contribute to light pollution. The proposed lights have already been approved by the 
Portland General Electric and the City of Newberg for use on the Mountainview S-Curve 
project. The proposed lights are consistent with this requirement. 

UNDERGROUND UTILITY (151. 589) 

151.589 UNDERGROUND UTILITY INSTALLATION. 

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

Response: The Applicant is proposing that all of the utilities for the subject be located underground 
in conformance with this criterion. 

(B) Existing utility lines shall be placed underground when they are relocated, or when an 
addition or remodel requiring a Type II design review is proposed, or when a developed area is 
annexed to the City. 

Response: Any utilities that are relocated as a result of this project will be relocated underground, if 
feasible consistent with this requirement. 

(C) The Director may make exceptions to the requirement to underground utilities based on 
one or more of the following criteria: 

(1) The cost of under grounding the utility is extraordinarily expensive. 

(2) There are physical factors that make under grounding extraordinarily difficult. 

(3) Existing utility facilities in the area are primarily overhead and are unlikely to be 
changed. 

Response: The Applicant is proposing to underground all utility lines within the subject property and 
is not requesting an exception to the standard, as such the criterion is met. 

SIGNS (151.590-601) 

Response: These sections provide the development standards and criteria that govern construction 
and placement of signs in the community. These standards and those contained within the 
Springbrook Master Plan (Exhibit "B") will detail the signage requirements for future 
development within the district. Prior to any placement of signs (except for those 
explicitly provided through section 151.592(B)) the Applicant shall be required to obtain a 
permit and demonstrate compliance with those standards contained within the Springbrook 
Master Plan as well as those applicable standards and criteria contained within section 
151.590 through 151.601 of the Newberg Development Code. These standards will be 
applied to future development of signage for the subject property as it develops and 
therefore the subdivision is consistent with these provisions. 

OFF-STREET PARKING REQUIREMENTS (151.610-617) 

Response: These sections provide the development standards and criteria that set forth the 
construction and placement requirements for off-street parking in the community. These 
standards and those contained within the Springbrook Master Plan will detail the provision 
and development of off-street parking for future development within the district. Prior to 
obtaining a building permit the Applicant shall be required to undertake design review and 
demonstrate compliance with those standards contained within the Springbrook Master 
Plan as well as those applicable standards and criteria contained within section 151.590 
through 151.601 of the Newberg Development Code. Conformance with these standards 
will be assured at the time of development of each individual lot in conformance with 
these standards. 
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STREET AND TRANSPORTATION IMPROVEMENTS DESIGN STANDARDS (151.680-705) 

151.681 LAYOUT OF STREETS, ALLEYS, BIKEWAYS, AND WALKWAYS. 

(A) Streets, alleys, bikeways, and walkways shall be laid out and constructed as shown in the 
Newberg Transportation System Plan or in adopted future street plans. 

Response: The proposed layout of the streets within the subject property is consistent with the 
Newberg Transportation System Plan (TSP). The applicant is proposing to construct all 
streets, bikeways and walkways as set forth in the Transportation Plan - Street Cross 
Sections 1, Transportation Plan - Street Cross Sections 2, and Transportation Plan -
Street Cross Sections 3 included in Exhibit "C". These standards are consistent with those 
found in the TSP and Newberg Development Code with the following exceptions: the 
applicant has requested the ability to reduce the curb-to-curb paved section for local 
streets from 32-feet to 28-feet; and the applicant has requested the ability to exceed right-
of-way dedication and curb-to-curb width for collector and arterial streets. The Applicant 
has provided for minimum five-foot wide sidewalks adjacent all streets and minimum 
five-foot wide bike lanes adjacent all collector and arterial streets consistent with the 
requirements of the Newberg Development Code. The proposed layout and design of the 
streets, bikeways and walkways is consistent with this requirement. 

(B) In areas where the Transportation System Plan or future street plans do not show specific 
transportation improvements, roads and streets shall be laid out so as to conform to 
subdivisions, partitions, and developments previously approved for adjoining property as to 
width, general direction and in other aspects, unless it is found in the public interest to modify 
these patterns. In addition, transportation improvements shall conform to the standards within 
this code. 

Response: The design team has laid out the transportation facilities that serve the subject property 
consistent with this requirement. The proposed transportation system provides for the 
continuation and extension of existing and planned facilities when appropriate. The 
proposed transportation system does not create any dangerous or hazardous intersections 
and does not result in the creation of any "offset" intersections. The streets that will be 
constructed within and adjacent the subject property have been designed consistent with 
City standards except for the few deviations requested that were detailed earlier on in this 
report. 

151.682 CONSTRUCTION OF NEW STREETS AND ALLEYS. 

The land divider or developer shall grade and pave all streets and alleys in the subdivision, 
partition or development to the width specified in 151.685, and provide for drainage of all such 
streets and alleys, construct curbs and gutters within the subdivision, partition or development in 
accordance with specifications adopted by the City Council under 151.717. Such improvements 
shall be constructed to specifications of the city under the supervision and direction of the Director. 
It shall be the responsibility of the land divider or developer to provide street signs. 

Response: The Applicant has proposed specific street design standards as part of the Development 
Agreement and Springbrook Master Plan. The streets widths and pavements sections will 
be constructed consistent with these standards. The Applicant is proposing to construct 
curbs and gutters as part of the construction of the streets. Stormwater from the street 
system will be directed into storm drainage system that was designed for the subject 
property, a visual depiction is included as Proposed Utilities- Storm Drainage System 
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located in Exhibit "B". Prior to final plat the construction drawings for the proposed 
subdivision will be reviewed by City staff to ensure conformance with this requirement. 
The final plat review process the City of Newberg has will ensure conformance with these 
standards prior to recording the subdivision. 

151.683 IMPROVEMENTS TO EXISTING STREETS. 

A subdivision, partition or development requiring a Type II design review abutting or adjacent to 
an existing road of inadequate width, shall dedicate additional right-of-way to and improve the 
street to the width specified in 151.685. 

Response: The Applicant is proposing improvements to the following existing streets: Center Street, 
Henry Road, Hillsdale Drive, Aldersgate Drive, Aspen Way, Mountainview Drive, Zimri 
Drive and Crestview Drive. The Applicant is proposing the dedication of right-of-way as 
part of these improvements. Improvements to these existing streets will be completed 
consistent with applicable City Standards and the Springbrook Master Plan. The 
improvements will be required consistent with the timing identified in the Exhibit "A". 
The proposed improvement of the existing streets which includes dedication of right-of-
way is sufficient to comply with this requirement. 

151.684 IMPROVEMENTS RELATING TO IMPACTS. 

Improvements required as a condition of development approval shall be roughly proportional to 
the impact of development on public facilities and services. The review body must make findings in 
the development approval that indicate how the required improvements are roughly proportional 
to the impact. Development may not occur until required transportation facilities are in place or 
guaranteed, in conformance with the provisions of this code. If required transportation facilities 
cannot be put in place or be guaranteed, then the review shall deny the requested land use 
application. 

Response: The design team worked closely with City staff to identify public infrastructure 
improvements that would be required to allow for development of the property pursuant to 
the Springbrook Master Plan (Exhibit "B"). The Applicant has packaged their 
development request in a Development Agreement (Exhibit "A") which includes 
provisions for timing of public improvements. If approved the ability to develop the 
property will be subject to the execution of the Development Agreement including any 
requirements for installation and or improvements to public infrastructure consistent with 
this requirement. 

151.685 STREET WIDTH AND DESIGN STANDARDS. 

(A) Design standards. All streets shall conform with the standards contained in Table 151.685.C. 
Where a range of values is listed, the Director shall determine the width based on a 
consideration of the total street section width needed, existing street widths, and existing 
development patterns. Preference shall be given to the higher value. Where values may be 
modified by the Director, the overall width shall be determined using the standards under 
divisions (B) through (E). 

Response: Pursuant to the provisions of the section 151.255(B)(3) of the Newberg Development 
Code and Chapter 94 of the Oregon Revised Statutes, the Applicant can propose specific 
standards that will be utilized for review of subsequent development. The Applicant is 
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proposing to deviate from the standards contained within section 151.685 for specific 
streets within the subject property. The proposed street cross sections are detailed in 
Transportation Plan - Street Cross Sections 1, Transportation Plan - Street Cross 
Sections 2 and Transportation Plan - Street Cross Sections 3 included in Exhibit "C". The 
Applicant is requesting the deviation to enable the design of streets for the most part that 
exceed the requirements of the City. The Applicant is proposing "entrance" treatments for 
the transition areas along the periphery of the development which will require the ability 
to exceed right-of-way standards and/or curb-to-curb pavement width in some instances. 
These gateways will assist with identifying and distinguishing the district from other areas 
of the City consistent with the intent Springbrook District. The only relaxation requested is 
the ability for local streets to be built with a reduced curb-to-curb pavement width. 
Detailed information regarding these deviations from the street standards is set forth 
within this document. Pending review and approval by the City of Newberg the proposed 
street width and design standards are consistent with this requirement. 

(B) Motor vehicle travel lanes. Collector and arterial streets shall have a minimum width of 12 
feet. Where circumstances warrant, the Director may allow a reduction of this width to 11 feet. 

Response: The proposed street cross sections are detailed in Transportation Plan - Street Cross 
Sections 1, Transportation Plan - Street Cross Sections 2 and Transportation Plan -
Street Cross Sections 3 included in Exhibit "C". The Applicant is proposing that all streets 
to be improved or constructed within and adjacent the proposed project have minimum 12-
foot wide travel lanes. The proposed design of the public streets meets this criterion. 

(C) Bike lanes. Striped bike lanes shall be a minimum of five feet wide. Where circumstances 
warrant, the Director may allow a reduction of this width to four feet. Bike lanes shall be 
provided where shown in the Newberg Transportation System Plan. 

Response: The proposed street cross sections are detailed in Transportation Plan - Street Cross 
Sections 1, Transportation Plan - Street Cross Sections 2 and Transportation Plan -
Street Cross Sections 3 included in Exhibit "C". The Applicant is proposing that all 
collector and arterial streets to be improved or constructed within and adjacent to the 
proposed project have bike lanes that are a minimum of 5-feet wide. The proposed design 
of the public streets meets criterion. 

(D) Parking lanes. Where on-street parking is allowed on collector and arterial streets, the 
parking lane shall be a minimum of eight feet wide. Where circumstances warrant, the Director 
may allow a reduction of this width to seven feet. 

Response: The Applicant is not proposing to provide on-street parking on any of the proposed arterial 
or collector streets within and adjacent to the proposed project. This criterion is therefore 
not applicable to the review of the subdivision. 

(E) Center turn lanes. Where a center turn lane is provided, it shall be a minimum of 12 feet 
wide. 

Response: Mountainview Drive is the only street proposed to have center turn lanes. The proposed 
cross section for Mountainview Drive is identified in the Transportation Plan - Street 
Cross Sections 1 included in Exhibit "C" as "Mountainview Drive (C)" and as proposed 
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would have a 12-foot wide median with pockets for turn lanes located to correspond with 
existing and planned streets. The proposed design of Mountainview Drive conforms to this 
standard. 

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

Response: The Applicant is proposing to either construct or provide for the construction of sidewalks 
consistent with this criteria and section 151.684 of the Newberg Development Code. The 
proposed street cross sections are detailed in Transportation Plan - Street Cross Sections 
1, Transportation Plan - Street Cross Sections 2 and Transportation Plan - Street Cross 
Sections 3 included in Exhibit "C". All sidewalks planned for within and adjacent the 
proposed development are a minimum of five-feet in width consistent with this criteria. 

(G) Planter strip. A planter strip shall be provided between the sidewalk and the curb line. This 
strip shall be landscaped in accordance with the standards in ' 151.581. 

Response: The Applicant is proposing to either construct or provide for the construction of planter 
strips consistent with this criteria and section 151.684 of the Newberg Development Code. 
The proposed street cross sections are detailed in Transportation Plan - Street Cross 
Sections 1, Transportation Plan - Street Cross Sections 2 and Transportation Plan -
Street Cross Sections 3 included in Exhibit "C". All planter strips planned for within and 
adjacent the subject properties are a minimum of four-feet in width consistent with these 
requirements. In some instances the Applicant is proposing the development of up to 8-
foot wide planter strips to improve the aesthetics of the development and facilitate 
pedestrian movement in and around the subject site. The proposed width of the planter 
strips is adequate to facilitate planting pursuant to section 151.581 of the City of Newberg 
Development Code. The proposed design of the public streets meets this criterion. 

(H) Slope easements. Slope easement shall be provided adjacent to the street where required to 
maintain the stability of the street. 

Response: The applicants' deign team has not identified the need for any slope easements to facilitate 
the development of the proposed transportation system. Should that need arise during the 
construction drawing phase of the development, the applicant will work with the City to 
determine the appropriate easement necessary to accommodate construction and 
maintenance in areas that may necessitate additional easements width. 

151.688 INTERSECTIONS OF STREETS. 

(A) Angles. Streets shall intersect one another at an angle as near to the right angle as is 
practicable considering topography of the area and previous adjacent layout; where not so 
practicable, the right-of-way and street paving within the acute angle shall have a minimum of 
30 feet centerline radius where such angle is not less than 75 degrees. In the case of streets 
intersecting at an angle of less than 75 degrees, then of such minimum as the Director may 
determine in accordance with the purpose of this code. 

Response: The Conceptual Master Plan located in the Springbrook Master Plan (Exhibit "B") 
provides a visual representation of the proposed street alignment and intersection 
alignment. All of the proposed streets to be constructed as part of this development will 
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conform to this criteria. The proposed intersection of all of the streets shown in the 
Conceptual Master Plan are oriented to intersect one another as near to a right angle as 
possible. In no case shall the intersection created as a result of the proposed street layout 
create an angle less than 75 degrees. The proposed street layout and associated 
intersections conform to this criterion. 

(B) Offsets. Intersections shall be so designed that no offset dangerous to the traveling public is 
created as a result of staggering of intersections; and in no case shall there be an offset of less 
than 100 feet centerline to centerline. 

Response: None of the proposed street intersections will result in offsets that violate this criterion as 
demonstrated in proposed street layout in Exhibit "C". To the greatest extent possible 
planned streets were aligned with existing streets adjacent the property. All intersections 
within the subject property are designed to avoid offsets. The proposed street layout 
conforms to this criterion. 

(C) New or improved intersection construction shall incorporate the minimum intersection 
curb return radii requirements shown in the following table: 

Table 11 - Minimum Curb Return Radii (feet) 
Edge of pavement/Curb 

Lowest Street Classification of Two f . Minimum Curb Return Radius* Intersection Streets 
Major arterial 30 feet 
Minor arterial 30 feet 
Major collector 25 feet 
Minor collector 25 feet 

Local residential street 15 feet 
Local commercial/industrial street 30 feet 

* If bicycle lane or on-street parking exists, the turning radii may be reduced by 
five feet 

Response: Streets Designed within the proposed subdivision have been designed and will be 
constructed to meet these standards. The City Engineering Department will review the 
final construction drawings prior approval of the Final Plat. City staff will assure the 
proposed street system is designed and constructed in accordance with these standards, as 
such the proposed subdivision is consistent with this standard. 

151.689 TOPOGRAPHY. 

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

R e s p o n s e : The subject property contains relatively flat agricultural lands, steeper forested areas as 
well as steep slopes associated with two natural drainage corridors. The general 
topography of the area is characterized as sloping from high points in the north down to 
the low points in the south. A high point of approximately 450 feet above mean sea level 
(msl) exists north of Aspen Way, nearly centered in the middle of the proposed 
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development, and a low point of 180 feet above msl exists north of Mountainview Drive. 
Aside from the two creek drainageways, there are two topographical features that are 
prominent on the landscape. There is a knoll that exists in the northeast quadrant of the 
site located north of the railroad, west of Springbrook Road and East of Zimri Drive. This 
area rises from approximately 260 feet msl to a height of approximately 340 feet msl. The 
second feature is a ridge that rises from Hess Creek to the northeast beginning at an 
elevation of approximately 240 feet msl rising to approximately 450 feet msl. 

The design team took special care in laying out the proposed street system for the subject 
property. Existing topographical constraints were accounted for in locating roads in order 
to minimize the necessity for excavation and fills. Both Springbrook Canyon and Hess 
Creek are characterized by steep topography, the design team minimized the impact to 
both of these corridors through the layout of the transportation system by minimizing the 
amount of crossing necessary to provide connectivity. The proposed street system crosses 
Hess Creek twice and Springbrook Canyon once. The portion of the subject property that 
is located north of Aspen Way (approximate center of the subject property) has a proposed 
local street that follows the topography of the site in order to minimize site disturbing 
activity associated with road construction. The proposed layout of the street system is 
consistent with this standard as the existing topography of the subject site was 
accommodated in the layout and design of the proposed street system. 

151.690 FUTURE EXTENSION OF STREETS. 

Where the subdivision or partition is adjacent to land likely to be divided in the future, streets shall 
continue through to the boundary lines of the area under the same ownership of which the 
subdivision or partition is a part, where the Director determines that such continuation is necessary 
to provide for the orderly division of such adjacent land or the transportation and access needs of 
the community. 

Response: The proposed subdivision is mostly adjacent developed areas within the City of Newberg 
with the exception of a few areas. The first area is located in the northwest quadrant of the 
proposed development adjacent a vacant parcel that is zoned for residential use, within the 
UGB and outside of the City limits, this property is located at 3705 Aspen Way (Section 8 
T.3S. R.2W. Tax Lot 3200). The Applicant has planned for the extension of a local street 
that will be stubbed to this property boundary. 

The Applicant is proposing the development of a portion of property that is located north 
and east of the Aspen Way. This area borders the UGB to the north and east and is 
adjacent properties identified as urban reserve. This area is one of the steeper portions of 
the subject property. The Applicant has designed a local street that will service this area 
and is proposing to stub that street to the north to provide access to the property to the 
north. 

The remainder of the property is either bordered by developed areas or public right-of-
way. As detailed above the Applicant has provided for the future extension of public 
streets to adjacent undeveloped property consistent with this requirement. 

151.691 CUL-DE-SAC. 

(A) Cul-de-sacs shall only be permitted when one or more of the circumstances listed in this section 
exist. When cul-de-sacs are justified, public walkway connections shall be provided to connect with 
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another street, greenway, school, or similar destination unless one or more of the circumstances 
listed in this section exist. 

(1) Physical or topographic conditions make a street or walkway connection impracticable. 
These conditions include but are not limited to controlled access streets, railroads, steep slopes, 
wetlands, or water bodies where a connection could not be reasonably made. 

(2) Buildings or other existing development on adjacent lands physically preclude a connection 
now or in the future considering the potential for redevelopment. 

(3) Where streets or accessways would violate provisions of leases, easements, or similar 
restrictions. 

(4) Where the streets or accessways abut the urban growth boundary and rural resource land 
in farm or forest use, except where the adjoining land is designated as an urban reserve area. 

Response: The Applicant is proposing the construction of five (5) cul-de-sacs necessary to provide 
for the proper development of the subject property. Southwest of Aspen Way the 
Applicant is proposing the construction of three cul-de-sacs on local streets. These three 
cul-de-sacs are proposed in order to allow for safe development of the site. Connections 
into Aspen Way at these three points would be precluded do to the steep topography of the 
area, this fact coupled with the need to ensure adequate site distance for the intersections 
effectively precludes the connection of these streets with Aspen Way. These areas can 
provide for pedestrian connections to Aspen Way and other areas of the site through a 
public sidewalk system. 

In the northwest quadrant of the subject property, the Applicant is proposing to construct a 
cul-de-sac just south of Villa Road on a local street. The proposed location is situated 
directly adjacent the Hess Creek Corridor and proposed open space area. The continuation 
of the street is precluded by the existence of Hess Creek, the Applicant has designed the 
site to minimize the impacts to Hess Creek which has resulted in the creation of a cul-de-
sac at this location. 

The last cul-de-sac is proposed to be constructed north of Mountainview Drive and west of 
Aspen Way on one of the local streets. The length is very short, but it is necessary in order 
to provide for proper development of the site. This cul-de-sac would allow for pedestrian 
access through the public sidewalk system proposed with the development of the street 
system. The Applicant has complied with this criterion through the design of the site that 
limits the use of cul-de-sacs to those areas that future connections are precluded. 

(B) There shall be no cul-de-sacs more than 400 feet long (measured from the centerline of the 
intersection to the radius point of the bulb) or serving more than 18 single family dwellings. 

Response: None of the five (5) cul-de-sacs planned as part of the proposed development exceeds 400 
feet in length. 

(C) Each cul-de-sac shall have a circular end with a minimum diameter of 90 feet, curb-to-curb, 
within a 103-foot minimum diameter right-of-way. For residential uses, a 35-foot radius may be 
allowed if the street has no parking, a mountable curb, attached sidewalks, and sprinkler systems in 
every building along the street. 

Response: All proposed cul-de-sacs meet this standard. 
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151.692 STREET NAMES AND STREET SIGNS. 

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

Response: Proposed streets that are in alignment with existing named streets will be named consistent 
with those that exist. Prior to Final Plat the Applicant will coordinate with the Fire Chief 
and Planning & Building Director to ensure that street names are designated consistent 
with this standard. 

151.694 PLATTING STANDARDS FOR ALLEYS. 

(A) Dedication. The Director may require adequate and proper alleys to be dedicated to the public 
by the land divider of such design and in such location as necessary to provide for the access needs 
of the subdivision or partition in accordance with the purpose of this code. 

Response: The Applicant is not proposing to dedicate any alleys with this application, as such this 
standard is not applicable. 

(B) Width. Width of right-of-way and paving design for alleys shall be not less than 20 feet, except 
that for an alley abutting land not in the subdivision or partition a lesser width may be allowed at 
the discretion of the Director where the land divider presents a satisfactory plan whereby such alley 
will be expanded to the width otherwise required. Slope easements shall be dedicated in accordance 
with specifications adopted by the City Council under '' 151.715 et seq. 

Response: The Applicant is not proposing to dedicate any alleys with this application, as such this 
standard is not applicable. 

(C) Corner cut-offs. Where two alleys intersect, ten feet corner cut-offs shall be provided. 

Response: The Applicant is not proposing to dedicate any alleys with this application, as such this 
standard is not applicable. 

(D) Grades and curves. Unless otherwise approved by the Director where topographical conditions 
will not reasonably permit, grades shall not exceed 12% on alleys, and centerline radii on curves 
shall be not less than 100 feet. 
Response: The Applicant is not proposing to dedicate any alleys with this application, as such this 

standard is not applicable. 

(E) Other requirements. All provisions and requirements with respect to streets identified in this 
code shall apply to alleys the same in all respects as if the word "street" or "streets" therein 
appeared as the word "alley or alleys" respectively. 

Response: The Applicant is not proposing to dedicate any alleys with this application, as such this 
standard is not applicable. 
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151.695 PLATTING STANDARDS FOR BLOCKS. 

Block length shall not exceed 500 feet. The average perimeter of blocks formed by streets shall not 
exceed 1,500 feet. Exceptions to the block length and perimeter standards shall only be granted 
where street location and design are restricted by controlled access streets, railroads, steep slopes, 
wetlands, water bodies, or similar circumstances. 

Response: The applicant has designed the site to promote the use of alternative modes of 
transportation and to preserve and take advantage of the presence of two large natural 
drainage areas that divide the subject property. The transportation system that has been 
designed to service the site is a direct result of the presence of existing transportation 
facilities such as Mountainview Drive, Aspen Way, and Villa Road as well as the existing 
topography of the site including Hess Creek and Springbrook Canyon. 

As a result of the topography, existing and planned transportation facilities there is a need 
to deviate from platting standards for certain blocks located within the development. 
Along Aspen Way between Mountainview Drive and Villa Drive the applicant has limited 
the amount of entrances into the development in response to the topography and design of 
Aspen Way. The topography, number and frequency of curves results in street frontage 
along this section of Aspen Way that is not conducive to development of safe 
intersections. It is appropriate along this section of Aspen Way to limit access points to 
those areas that allow for safe ingress and egress from the development. In those areas 
where it is appropriate and feasible pedestrian connections from cul-de-sacs are planned to 
connect in with the planned pedestrian sidewalk that parallels Aspen Way. 

Along Mountainview Drive just east of the intersection with Aspen Way there is a block 
length that exceeds five-hundred (500) feet. This is appropriate due to the presence of a 
curve and two significant intersections of a major collector (Zimri Dr,) and minor collector 
(Aspen Way) with Mountainview Drive which is a Minor Arterial. The curve here creates 
a site distance issue that is exacerbated by the close proximity of these two intersections, 
as such it is appropriate that this area be permitted to exceed the block spacing standard 
prescribed by the code. 

There are four (5) additional block length deviations requested that are clustered along 
Center Street and Mountainview Drive east of Villa Road. There are two block faces 
between Center Street and Villa Road along Mountainview Drive that exceed five-
hundred (500) feet in length. These two blocks are located across from the Joan Austin 
Elementary School and the Newberg Christian Church. There are no existing or planned 
streets south of Mountainview Drive in this area, as such there is not a need to provide for 
the continuation of any streets from this area. The applicant has planned for one street 
connection which is centered between Villa Road and Center Street, this connection 
provides an unobstructed view into the property which assists in framing a planned park 
within the development. In addition, the Applicant has provided for two pedestrian 
walkways within this area to provide for pedestrian and bicyclist connection to the 
planned meandering sidewalk that will parallel Mountainview Drive. There is one interior 
block length deviation located south of the park and west of Aldersgate Drive. The 
southern block face exceeds this standard by approximately 50 feet. This deviation is 
necessary to allow for the proper development of the site. The requested deviation in 
block length is appropriate in this area as there is no need to accommodate an existing or 
planned transportations system and the spacing will assist in prolonging the functionality 
and capacity of Mountainview Drive consistent with its classification within the TSP. 
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The last two requested deviations are located along Center Street north of Mountainview 
Drive. There is only one corresponding street connection that exists along the west side of 
Center Street between Mountainview Drive and Henry Road. The applicant has designed 
their site to accommodate this existing connection. This connection results in a block 
length that is approximately 650 feet long to the Mountainview Drive intersection and 
approximately 550 feet long to the Henry Road intersection. This area is constrained due 
to the existing development located east of the subject property. The increased distance 
from Center Street and Mountainview Drive is appropriate as it will assist in prolonging 
the capacity of this intersection. The requested deviations are necessary to allow for proper 
development of the subject property and allow for flexibility in the site design as it 
responds to the existing and planned transportation system and the presence of natural 
features within the site. 

151.700 GUIDELINES FOR LOCATING MAJOR STREET ALIGNMENTS. 

(A) The Director shall determine the location of major streets including collectors, minor arterials, 
and arterials, which do not have a set alignment, by applying the guidelines defined in this section. 
A major street location shall be prepared which addressed each of these guidelines. The Director 
shall use a Type II process as outlined in this Development Code to establish the street alignment 
after the Director determines that the guidelines have been adequately addressed by the applicant. 

Response: The Applicant is proposing the location of Villa Road as a part of this process. The 
Applicant has included a Conceptual Master Plan in Exhibit "B" which depicts the 
proposed future alignment of Villa Road for City review. 

(B) Guidelines for locating major streets, which do not have a set alignment are as follows: 

(1) Availability or existence of right-of-way. An evaluation of the cost of purchase versus 
dedicating the right-of-way. 

Response: There is no existing right-of-way available in which to locate Villa Drive. The Applicant 
is proposing the dedication of necessary right-of-way as part of the development of the site 
consistent with this criterion. 

(2) Efficiency of the identified route versus other routes as defined by the following: 

(a) Commercial and industrial access and circulation: 

1. Route does not traverse local streets. 

2. Route minimizes out-of-direction travel. 

3. Route reduces or maintains travel time and trip length. 

(b) Residential circulation. 

1. Route does not traverse local streets. 

2. Route minimizes out-of-direction travel. 

(c) Number of stops and starts. 

(d) Access which meets the standards Route minimizes traffic conflict and access points. 

Response: The proposed route for Villa Road does not provide access to commercial or industrial 
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property. The proposed route does not utilize any existing streets. The proposed route 
provides a logical connection between the existing Villa Road to the south of 
Mountainview Drive and Aspen Way to the north of the subject property. The proposed 
layout of the Villa Road conforms to these guidelines. 

(3) Safety enhancements provided by the proposed route. 

Response: Traffic calming is inherent in the proposed serpentine alignment. The meandering of the 
street provides a direct route that deters excessive speed consistent with this guideline. 

(4) Reduction in number or improvement to rail crossings. 

(a) Route minimizes the number of railroad tracks to be crossed. 

(b) Route minimizes interference with railroad operations. 

(c) Route improves crossing angle and/or visibility at crossing. 

Response: The proposed alignment does not cross any existing or planned railroads as such this 
guideline is not applicable to this review. 

(5) Neighborhood compatibility. 

(a) Route provides a buffer between adjacent neighborhoods and traffic. 

(b) Route is used to separate different land uses. 

Response: The proposed route is located within the proposed development, thereby buffering its 
creation from adjacent already developed property. The proposed alignment would not 
separate different uses, both sides of the proposed alignment are residential. The proposed 
alignment is consistent with this requirement. 

(6) Compatibility with city plans. 

Response: The City of Newberg Transportation System Plan (TSP) identifies the need to extend Villa 
Road from Mountainview Drive north to Aspen Way. The project is identified as proposed 
project number 4 in Exhibit 6-3 of the TSP and is described in detail on page 124. The 
Applicant is proposing the improvement consistent with the identified location within 
Exhibit 6-3 of the TSP and consistent with the design standards identified on page 124. 
The proposed extension of Villa Road is compatible with the City's TSP, Comprehensive 
plan and development code as detailed in the findings within this report. 

(7) Alternative mode enhancements. Route improves bicycle and pedestrian access. 

Response: The proposed alignment and cross section of Villa Road would provide for five-foot wide 
sidewalks and five-foot wide bike lanes as well as eight-foot wide planter strips. These 
proposed improvements would improve bicycle and pedestrian access within this area of 
the community by providing an additional north-south route between Mountainview Drive 
and the UGB where currently there exists none. The proposed improvement enhances the 
bicycle and pedestrian opportunities within and adjacent the development through the 
provision of planned facilities consistent with the TSP, as such the proposal conforms to 
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this requirement. 

(8) Stream corridor impacts are minimized and in compliance with this Development Code. 

Response: The Applicant has minimized impacts to the Stream Corridor Overlay (SC) area that is 
associated with Hess Creek. The proposed extension of Villa Road between Aspen Way 
and Mountainview Road necessitates the crossing of Hess Creek. The design team chose 
the proposed location of the crossing based on the conceptual alignment identified in the 
TSP and the location and extent of the SC zoning. The proposed crossing is perpendicular 
to the corridor and in an area that where the corridor is narrow providing the opportunity 
to limit the impacts of the proposed development consistent with the provisions of the SC 
Overlay. Included in this submittal is a Type II request for this proposed crossing of Hess 
Creek and other proposed impacts within the SC Overlay. The Applicant has met this 
standards through the application of the standards within the SC overlay and proposed 
location of the crossing in conformance with the TSP. 

(9) Cost of the route. Cost factors are evaluated including right-of-way acquisition, design and 
construction costs based on the length and efficiency of the route. 

Response: The proposed location is consistent with the conceptual alignment identified in the TSP. 
The alignment provides a direct connection that minimizes the impact to Hess Creek and 
avoids unnecessary development within and adjacent the creek which could result in 
increased costs resulting from engineering and mitigation requirements. The proposed 
alignment of Villa Road is consistent with this requirement. 

151.701 PRIVATE STREETS. 

New private streets, as defined in ' 151.003, shall not be created. 

Response: The Applicant is not proposing the creation of any private streets through this subdivision 
application as such the criterion is met. 

151.702 TRAFFIC CALMING. 

(A) The following roadway design features may be required in new street construction where traffic 
calming needs are anticipated: 

(1) Serpentine alignment. 

(2) Curb extensions. 

(3) Traffic diverters/circles. 

(4) Raised medians and landscaping. 

(5) Other methods shown effective through engineering studies. 

Response: The Applicant is proposing to utilize some of these traffic calming techniques within the 
Springbrook District. The subdivision application includes the provision of a serpentine 
alignment along the proposed extension of Villa Road north from Mountainview Drive to 
Aspen Way. The proposed improvements to Mountainview Drive and Springbrook Road 
include the provision of a round-a-bout as part of the construction of the S-curve 
improvement. The applicant is proposing to construct several of the roads within the 
Springbrook District with raised medians, the Transportation Plan Sheet, Transportation 
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Plan - Street Cross Sections 1, Transportation Plan - Street Cross Sections 2 and 
Transportation Plan - Street Cross Sections 3 included in Exhibit "C" depict how and 
where these improvements will occur. Subsequent applications may include provisions for 
additional traffic calming such as curb extensions or traffic circles. As previously noted 
this current subdivision application is intended to divide approximately 450-acres into 
ninety-three (93) tracts which will not be developable until subsequent division and thirty-
four (34) buildable lots. The intent of the application is to prepare the subject property for 
development and vest the Master Plan that will guide its future development. 

(B) Traffic calming measures such as speed humps and additional stop signs should be applied to 
mitigate traffic operations and/or safety problems on existing streets. They should not be applied 
with new street constructions. 

Response: The Applicant is not proposing to construct any speed humps or additional stop signs. The 
Applicant has commissioned a Traffic Impact Study (Exhibit "F") in support of the 
proposed subdivision. The TIS identified mitigation measures necessary to ensure the 
existing transportation facilities will continue to operate at acceptable levels. Exhibit "R" 
includes analysis that identifies the when improvements identified within the TIS is 
required. The proposed phasing and timing of each improvement is set forth in detail 
within the Springbrook Development Agreement attached as Exhibit "A". The proposed 
subdivision application conforms to this standard. 

151.703 VEHICULAR ACCESS STANDARDS. 

(A) Purpose. The purpose of these standards is to manage vehicle access to maintain traffic flow, 
safety, roadway capacity, and efficiency. They help to maintain an adequate level of service 
consistent with the functional classification of the street. Major roadways, including arterials, and 
collectors serve as the primary system for moving people and goods within and through the city. 
Access is limited and managed on these roads to promote efficient through movement. Local streets 
and alleys provide access to individual properties. Access is managed on these roads to maintain 
safe maneuvering of vehicles in and out of properties and to allow safe through movements. If 
vehicular access and circulation are not properly designed, these roadways will be unable to 
accommodate the needs of development and serve their transportation function. 

(B) Access spacing standards. Public street intersection and driveway spacing shall follow the table 
below: (see page 175 of the Newberg Development Code) 

Response: The future location of driveways will be subject to review and approval of City staff 
through the design review process. The Applicant has designed the local street system to 
exceed the minimum spacing standards required by this section, therefore the criterion is 
met. 

(C) Properties with multiple frontages. Where a property has frontage on more than one street, 
access shall be limited to the street with lesser classification. 

Response: The future location of driveways will be subject to review and approval of City staff 
through the design review process. Consistency with this standard will be assured by the 
City as the subject property develops. 

(D) Alley access. Where a property has frontage on an alley and the only other frontages are on 
collector or arterial streets, access shall be taken from the alley only. 
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Response: The future location of driveways will be subject to review and approval of City staff 
through the design review process. Consistency with this standard will be assured by the 
City as the subject property develops. 

(E) Closure of existing accesses. Existing accesses that are not used as part of development or 
redevelopment of a property shall be closed and replaced with curbing, sidewalks, and landscaping, 
as appropriate. 

Response: The Applicant shall replace any existing access that is not to be used as part of the 
development or redevelopment of the subject property with curbing, sidewalk and/or 
landscaping as deemed appropriate by the City of Newberg. 

(F) Shared driveways. The number of driveways onto arterial streets shall be minimized by the use 
of shared driveways with adjoining lots where feasible. The city shall require shared driveways as a 
condition of land division or site design review, as applicable, for traffic safety and access 
management purposes in accordance with the following standards: 

(1) Where there is an abutting developable property, a shared driveway shall be provided. 
When shared driveways are required, they shall be stubbed to adjacent developable parcels to 
indicate future extension. "Stub" means that a driveway temporarily ends at the property line, 
but may be accessed or extended in the future as the adjacent parcel develops. "Developable" 
means that a parcel is either vacant or it is likely to receive additional development (i.e., due to 
infill or redevelopment potential). 

(2) Access easements (i.e., for the benefit of affected properties) shall be recorded for all shared 
driveways, including pathways, at the time of final plat approval or as a condition of site 
development approval. 

(3) No more than two lots may access one shared driveway. 

Response: The Applicant is not proposing the location of any driveways as a part of this application. 
Design Review will be required prior to development of any portion of the subject site at 
which time City staff will ensure that driveways are situated appropriately and the 
applicable section of the Newberg Development Code and the Springbrook Master Plan 
are applied. The current application is consistent with this standard. 

(G) Frontage streets and alleys. The review body for a design review or subdivision may require 
construction of a frontage street to provide access to properties fronting an arterial or collector 
street. 

Response: The streets of the subject property are carefully laid out in such a manner so that every 
potential lot that could be created with frontage along an arterial or collector will also have 
the opportunity to take access from a local street thereby satisfying this criterion. 

(H) Exceptions. The Director may allow exceptions to the access standards above in any of the 
following circumstances: 

(1) Where existing and planned future development patterns or physical constraints, such as 
topography, parcel configuration, and similar conditions, prevent access in accordance with the 
above standards. 
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(2) Where the proposal is to relocate an existing access for existing development, where the 
relocated access is closer to conformance with the standards above and does not increase the 
type or volume of access. 

(3) Where the proposed access results in safer access, less congestion, a better level of service, 
and more functional circulation, both on-street and on-site, than access otherwise allowed 
under these standards. 

Response: The Applicant is not proposing to deviate from any of the standards contained within 
Section 151.703 of the Newberg Development Code. 

151.704 SIDEWALKS. 

Sidewalks shall be located and constructed in accordance with the provisions of 151.717. Minimum 
width is five feet. 

Response: The Applicant has designed the transportation system for the subject property consistent 
with this standard. All streets within the development will have minimum five-foot wide 
sidewalks on both sides separated from the travel lane with a landscaped planter strip. All 
roads that are on the boundary of the subject site will be improved as required by the City 
including at a minimum the provision of a five-foot wide sidewalk separated from the 
travel lane by a landscaped planter strip on the development side of the street. Sidewalks 
are planned for within the subdivision consistent with this criterion. 

151.705 PUBLIC WALKWAYS. 

(A) The review body for a design review or land division may require easements for and 
construction of public walkways where such walkway is needed for the public safety and 
convenience or where the walkway is necessary to meet the standards of this code or a walkway 
plan. Public walkways are to connect to cul-de-sacs, to pass through oddly shaped or unusually long 
blocks, to provide for networks of public paths according to adopted plans, or to provide access to 
schools, parks or other community destinations or public areas of such design, width, and location 
as reasonably required to facilitate public use. Where possible, said dedications may also be 
employed to accommodate public utilities. 

Response: The applicant is proposing the development of twenty-seven (27) public walkways within 
the proposed subdivision in order to provide for pedestrian accessibility throughout the 
site. Said public walkways are located mid-block and at the end of cul-de-sacs. The 
locations of the proposed public walkways are depicted on the Proposed Conceptual 
Master Plan (Exhibit "B"). 

(B) Public walkways shall be located within a public access easement a minimum of 15 feet in 
width. 

Response: All proposed public walkways will be located within an easement that will be a minimum 
of fifteen (15) feet wide consistent with this requirement. 

(C) A walk strip, not less than five feet in width, shall be paved in the center of all public walkways 
easements. Such paving shall conform to specifications adopted by the City Council under ' 
151.717. 
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Response: The proposed public walkways will provide for a paved improvement which shall be 
centered to the greatest degree possible within the proposed easement. The walkways shall 
be improved to specifications as required by the City of Newberg, conformance with this 
requirement will be assured at the time of final construction drawing review by the City of 
Newberg prior to approval of the final plat. 

(D) Public walkways shall be designed, as far as practical, to meet the Americans with Disabilities 
Act requirements. 

Response: All public walkways shall be designed to the greatest extent possible to meet the 
Americans with Disabilities Act requirements. In areas where topography or other 
constraints limit the ability to meet these standards the applicant shall design the 
improvements as required by the City of Newberg. 

(E) Public walkways connecting one right-of-way to another shall be designed to provide as short 
and straight of a route as practical. 

Response: All of the proposed public walkways as depicted within the Conceptual Master Plan 
(Exhibit "B") have been designed to provide efficient and straight routes consistent with 
this requirement. 

(F) The developer of the public walkway shall provide a homeowners association or similar entity to 
maintain the public walkway and associated improvements. 

Response: The Applicant shall provide for the maintenance of the walkways and associated 
improvements in perpetuity through the creation of a Home Owners Association 
consistent with this requirement. 

(G) Lighting may be required for public walkways in excess of 250 feet in length. 

Response: The applicant is not proposing to construct any lighting improvements adjacent public 
walkways within the development. 

(H) The review body may modify these requirements where it finds that topographic, pre-existing 
development, or similar constraints exist. 

Response: The applicant is not requesting any modifications to these requirements. 

IMPROVEMENTS; SPECIFICATIONS (151.715-726) 

151.718 WATER SUPPLY. 

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

Response: The Applicant has completed feasibility analysis (Exhibit "N") to ensure that there is 
adequate capacity within the City of Newberg water system to provide for the 
development of the subject property. The Applicant has prepared the Proposed Utilities -
Water System plan as part of Exhibit "B" to provide the review body additional 
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information regarding the proposed layout of the public water system that will serve the 
subject property. The Applicant has demonstrated that adequate capacity is available 
within the public water system and designed a system to City standards to supply all 
proposed tracts and subsequent lots within the proposed subdivision with public water 
service consistent with this requirement. 

151.719 SEWAGE. 

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

Response: The Applicant has completed feasibility analysis (Exhibit "O") to ensure that there is 
adequate capacity within the City of Newberg sanitary sewer system to provide for the 
development of the subject property. The Applicant has prepared the Proposed Utilities -
Wastewater System plan as part of Exhibit "B" to provide the review body additional 
information regarding the proposed layout of the public sanitary sewer system that will 
serve the subject property. The Applicant has demonstrated that adequate capacity is 
available within the public sanitary sewer system and designed a system to City standards 
to supply all proposed tracts and subsequent lots within the proposed subdivision with 
public sanitary sewer service consistent with this requirement. 

151.720 LAND SURFACE DRAINAGE. 

Such grading shall be done and such drainage facilities shall be constructed by the land divider as 
are adequate for the purpose of proper drainage of the partition or subdivision, of areas affected 
thereby, and for the preservation of healthful and convenient surroundings and conditions for 
residents of the subdivision or partition, and for the general public, in accordance with 
specifications adopted by the City Council under ' 151.717. 

Response: The Applicant has completed feasibility analysis (Exhibit "P") to ensure that there is 
adequate capacity within the City of Newberg stormwater system to provide for the 
development of the subject property. The Proposed Utilities - Storm Drainage System plan 
included as part of the Springbrook Master Plan (Exhibit "B") details the proposed storm 
drainage system for the subject property. The proposed plan follows the natural drainage 
basins around the property that are defined in relation to topography, existing creeks, 
existing stormwater facilities and anticipated development patterns. Each basin includes 
one or more water quality/flow control features that are designed to capture and treat 
stormwater flow. Stormwater generated within the Springbrook Master Plan boundary will 
be captured and piped through a system of stormwater lines, which will discharge the 
water into water quality facilities. Stormwater generated in basins that drain to Hess Creek 
and Springbrook Canyon will be collected and discharged into linear water quality swales 
along each creek, which reduce flow velocity and filter particulates from the water before 
it is released into the creeks. Stormwater from other drainage basins will be directed to 
mechanical water quality and detention features within each basin that treat and restrict 
water flow into the City's public system. The proposed stormwater drainage system for the 
subject property utilizes the existing topography of the site to provide for specific basins 
and associated treatment facilities that area consistent with this requirement. 

151.725 STREET TREES. 
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Street trees shall be provided adjacent to all public rights-of-way abutting or within a subdivision 
or partition. Street trees shall be installed in accordance with the provisions of ' 151.580(B)(4). 

Response: The Applicant is proposing to provide for street trees on both sides of all proposed streets 
within the development and is proposing to plant street trees on the development side of 
adjacent streets. All trees species to be planted will be approved by City staff and installed 
in accordance with section 151.580(B)(4) of the Newberg Development Code consistent 
with this standard. 

151.726 EASEMENTS FOR UTILITIES. 

Dedication of easements for storm water sewers, and for access thereto for maintenance, in order to 
safeguard the public against flood damage and the accumulation of surface water, and 
maintenance, and dedication of easements for other public utilities, may be required of the land 
divider at sufficient widths for their intended uses, by the Director along lot or parcel rear lines or 
side lines, or elsewhere as necessary to provide needed facilities for present or future development 
of the area in accordance with the purpose of this code. Before a partition or subdivision can be 
approved, there shall appear thereon a restriction providing that no building, structure, or other 
obstruction shall be placed or located on or in a public utility easement. 

Response: The Applicant has prepared conceptual utility plans included within the Springbrook 
Master Plan (Exhibit "B") that demonstrate how the subject property can be served with 
public utilities. Prior to Final Plat the Applicant shall prepare and submit for review 
construction drawings that will identify where the utilities will be constructed. The 
Applicant will coordinate with City staff to ensure that adequate provisions for access to 
these utilities are provided and displayed on the final plat in accordance with this standard. 

Either: 

a. Improvements required to be completed prior to final plat approval; or 

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

c. A local improvement district (LID) shall have been formed to complete the required 
improvements; or 

d. The required improvements are contained in a city or other government agency capital 
improvement project that is budgeted and scheduled for construction. 

Response: The Applicant has collectively packaged all of the necessary applications to begin 
development of the Springbrook District into a Development Agreement (DA). The DA 
provides a framework to ensure that improvements required to be able to develop the 
subject property are accounted for and triggered at appropriate times. The current 
subdivision proposal is necessary to divide the property into developable tracts. The 
Applicant is the master developer and as such will be responsible for the major 
infrastructure or "backbone" infrastructure for the project as detailed in the Development 
Assignments Exhibit included within the Springbrook Master Plan (Exhibit "B"). These 
improvements listed below will be completed prior to Final Plat approval. 

Additional improvements necessary to develop each individual "pod" or tract will be the 
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responsibility of the developer who purchases and develops that area and will be specified 
and set forth in each subsequent subdivision decision and required to meet this criteria 
prior to Final Plat. The Applicant is proposing to enter into a Development Agreement 
(Exhibit "A") with the City which will detail the necessary improvements, timing and 
responsibility consistent with this requirement of the Newberg Development Code. 
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CONCLUSION 
The applicant has provided justification in the form of specific detailed reports, supporting documents and 
detailed findings in support of the proposed Development Agreement, Comprehensive Plan and 
Development Code Amendments, Comprehensive Plan Map and Zoning Map Amendments as well as the 
proposed Subdivision. These documents demonstrate compliance with all applicable Statewide Planning 
Goals, Comprehensive Plan Goals and Policies, and Development Code Criteria. 

The proposed development plans for the subject property will be an asset to the community through the 
provision of an attractive district which will provide needed housing, employment and commercial 
opportunities that will compliment the City of Newberg and Yamhill County. The comprehensive 
planning and integration of uses reflected in this application will create a vibrant area within the Newberg 
Community where people can live, work and play. As such, the applicant respectfully request the 
Development Agreement and associated applications be approved as submitted. 
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D E V E L O P M E N T A G R E E M E N T 

SPRING B R O O K MASTER PLAN 

THIS DEVELOPMENT AGREEMENT ("Agreement") is entered into and effective this 

day of , 2007, by and among the CITY OF NEWBERG, an Oregon 

municipal corporation (the "City"); and SPRINGBROOK PROPERTIES, INC.. 

("Springbrook"); collectively, "Parties". 

Recitals 

A. Springbrook is the owner of certain real property located in the City of Newberg, 

Oregon and more particularly described in Exhibit "A" attached hereto (the "Property"). 

B. Springbrook desires to master plan the Property for purposes of a mixed-use 

development (the "Master Plan"). 

C. City allows for the approval of development agreements through the procedures 

set forth in the Newberg Development Code ("NDC"), 151.255, et. seq., and the provisions 

allowing development agreements under Oregon state law. ORS 94.504, et. seq. 

D. This development agreement sets forth the elements of the Master Plan for the 

Property which include, without limitation, the establishment of comprehensive plan 

designations, zone map designations, and the standards and specifications of the Master Plan. 

E. Springbrook has satisfied the requirements for the approval of this Development 

Agreement and City finds that the City's infrastructure is adequate to support the development 

contemplated by this Development Agreement. 

F. In order to satisfy the requirements set forth in the NDC for a development 

agreement and to provide for documentation as to the obligations of the Parties hereto, this 

Portine! 1 -2222970.2 0012276-00011 1 

DRAFT 
5/18/07 

10:03AM 



Development Agreement is entered into pursuant to ORS 94.504, et. seq. and NDC 151.255, et. 

seq. 

Agreement 

IN CONSIDERATION of the mutual promises contained herein, including those set forth 

in the Recitals, and other good and valuable consideration, the receipt and sufficiency of which 

are acknowledged, the Parties agree as follows: 

1. City Performance. 

1.1 Comprehensive Plan and Zoning Designations. City adopts the 

Comprehensive Plan Designation and Zoning Designations for the Property set forth in Exhibit 

"B" attached hereto. 

1.2 Master Plan. City adopts the Master Plan as set forth in Exhibit "C" 

attached hereto. 

1.3 Text Amendments. City adopts the text Amendments to the City of 

Newberg Code set forth in Exhibit "F" attached hereto. 

1.4 Subdivision. City adopts the subdivision set forth in Exhibit "G" attached 

hereto. 

2. Springbrook Performance. 

2.1 Infrastructure Improvements. Springbrook agrees to perform the 

infrastructure improvements set forth on Exhibit "D" attached hereto for water system 

improvements, sanitary sewer system improvements, storm water system improvements, and 

transportation system improvements. Improvements are identified by Phase I through XVII. 

The listed improvements are required for each phase, except as may be modified by the City and 

Springbrook in a Type I City process. Phasing is set forth with an anticipated timeline. 
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Springbrook reserves the right to alter the phasing of the development as conditions warrant, 

however, the improvements required for each phase are still required unless modified pursuant to 

this paragraph. 

2.2 SDC Charges. Springbrook will pay SDC charges as required by city 

ordinance for the development under the Master Plan. SDC charges applicable to the 

development are those set forth in Exhibit "E" attached hereto. 

2.3 SDC Credits. The improvements made by Springbrook identified in 

Exhibit "D" are subject to SDC credit or reimbursement pursuant to the methodology set forth in 

Exhibit "E" for each type of system improvement. 

2.4 Reimbursement Districts. City and Springbrook agree to mutually 

develop an SDC credit system and reimbursement district, as necessary, in order to facilitate the 

appropriate credit and reimbursement of SDC charges to Springbrook. 

2.5 Construction Standards. Springbrook shall construct all public 

improvements to public works standards of the City and its service providers. 

3. Assignment. Springbrook may assign its responsibilities and obligations under 

this Development Agreement to any party purchasing all or any portion of the Property. 

4. Measure 37 Waiver. As inducement to the City to proceed with this Agreement, 

Springbrook agrees and covenants to the City of Newberg, its officers, agents, employees and 

assigns that the undersigned, as to the Property, hereby remises, waivers, releases and forever 

discharges, and agrees that Springbrook shall be estopped from asserting any rights and 

remedies, actions, causes of action, suits, claims, liabilities, demands, and rights to waivers 

arising under or granted by Ballot Measure 37 (2004) or under future legislation, which would 
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create a right of claim for compensation or waiver from City land use regulations as a result 

entering into this Agreement. 

5- Compliance with ORS 94.504 and N P C 151.256(B). 

5.1 Compliance With Code Requirements. Pursuant to ORS 94.518, the 

effective Comprehensive Plan, zoning ordinances and other rules and policies of the City ("Land 

Use Regulations") governing permitted uses of land and density applicable to the development of 

the Property shall be the Comprehensive Plan and those ordinances, rules and policies of the City 

in effect at the time of approval of this Development Agreement, including the amendments 

adopted pursuant to paragraph 1 above. 

5-2 Assumptions, Provision of Services and Change In Circumstances. For 

purposes of ORS 94.504 (6), the Parties acknowledge that the assumptions underlying this 

Agreement relating to the ability of the City to serve development of the Property are those set 

forth in the City's Comprehensive Plan and the application and supporting documents submitted 

by Springbrook to support approval of this Development Agreement. For purposes of ORS 

94.504(2), the Parties further agree as follows: 

5.2.1 Duration of Agreement. The duration of this Development 

Agreement shall be fifteen (15) years. 

5.2.2 Permitted Uses. The Property may be used for all uses allowed or 

allowable under the land use regulations for the Comprehensive Plan and Zone Designations set 

forth in the Master Plan in effect on the effective date of this Development Agreement. 

5.2.3 Density. Approved uses on the Property may be developed at the 

densities set forth in the Master Plan. 
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5.2.4 Height and Size. No structure shall be of a greater height or size 

than permitted by the land use regulations for the Comprehensive Plan and Zone Designations 

set forth in the Master Plan in effect on the effective date of this Development Agreement. 

5.2.5 Reservations/Dedications for Public Purposes. Reservations or 

dedications of portions of the Property for public purposes are set forth in paragraph 2 above. 

5.2.6 Fees & Charges. Fees and charges, other than as set forth in this 

Development Agreement, imposed on development of the Property shall be in accordance with 

those in effect at the time that applications for building permits are submitted. 

5.2.7 Compliance Review. Review of development in each phase shall 

be in accordance with the Master Plan. 

5.2.8 Infrastructure & Services. Responsibility for providing 

infrastructure and services not addressed in this Development Agreement and the Conditions of 

Approval will be established pursuant to ordinances and regulation in effect at the time of 

subsequent application for development under the approved Master Plan. 

5.2.9 Effect of Changes in Policies. If there is a change in federal, 

regional or state laws or rules, or in any other circumstances affecting compliance with this 

Development Agreement, then the Parties shall perform their respective obligation under this 

Development Agreement to the maximum extent permitted by the then prevailing circumstances 

5.2.10 Remedies . The Parties hereto retain all remedies available at law 

or equity to enforce this Development Agreement. 

5.3 Public Expenditures. If there is any obligation(s) under the terms of this 

Agreement imposed on the City to expend monies in the future, said obligation is expressly 
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contingent upon the absolute discretionary ability of the City to appropriate (or not appropriate) 

monies for that obligation, subject to the City's budgetary processes. 

6. Notice. As the term "notice" or "notices" is used herein by and among the 

Parties, the term shall mean a written document, explaining the reason for the notice, and the 

same shall be mailed by United States Postal Service via certified mail, return receipt requested, 

addressed as follows: 

To City of Newberg: 

With Copy to 

To Springbrook: 

With Copy to 

Such notice shall be deemed to have been given on the date placed in the U.S. Mail, and sent by 

fax to counsel, whether actually received by the addressee or not. The Parties shall, as a matter 

of convenience and courtesy, send each party receiving notice a copy of said notice by facsimile 

or electronic means, or by courier, Federal Express, or similar service, but such notifications 

shall not be deemed lawful "notice" as required hereby. The Parties may from time to time 

amend the above addresses and names by written notice given the other Party. 
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7. Full Authority. Each of the Parties and signatories to this Agreement represents 

and warrants that each has the full right, power, legal capacity and authority to enter into and 

perform the Parties' respective obligations hereunder. 

8. Severability. Nothing contained herein shall be construed to require the 

commission of any act contrary to law, and wherever there is any conflict between any 

provisions contained herein and any present or future statute, law, ordinance, or regulation 

contrary to which the Parties have no legal right to contract the latter shall prevail; but, the 

provision of this Agreement which is affected shall be curtailed and limited only to the extent 

necessary to bring it within the requirements of the law. 

9. Further Assurances and Additional Documents. Each of the Parties hereto shall 

execute and deliver any and all additional papers, documents, or other assurances, and shall do 

any and all acts and things reasonably necessary in connection with the performance of their 

obligations hereunder to carry out the intent of the Parties hereto. The Parties shall execute and 

deliver all other appropriate supplemental agreements and other instruments and take any other 

action necessary to make this Development Agreement fully and legally effective, binding and 

enforceable as between the Parties, and as against third parties. This Agreement requires the 

Parties to agree upon various items at different times in the future. The Parties will cooperate in 

good faith, and will deal fairly with one another, in an attempt to fulfill the expectations of the 

Parties as reflected in this Agreement and to facilitate the full performance of this Agreement by 

the Parties. 

10. Attorney Fees. If a suit, action, arbitration or other proceeding of any nature 

whatsoever, including without limitation any proceeding under the U.S. Bankruptcy code, is 

instituted, or the services of an attorney are retained, to interpret or enforce any provision of this 
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Development Agreement or with respect to any dispute relating to this Development Agreement, 

the prevailing party shall be entitled to recover from the losing party its attorney fees, paralegal 

fees, accountant fees, and other expert fees, and all other fees, costs and expenses actually 

incurred and reasonably necessary in connection therewith. In the event of suit, action, 

arbitration or other proceeding, the amount of fees shall be determined by the judge or arbitrator, 

shall include fees and expenses incurred on any appeal or review, and shall be in addition to all 

other amounts provided by law. 

11. Survival. The warranties, representations, covenants and agreements made in this 

Agreement by each party shall survive the delivery of any deed or bill of sale and shall be and 

remain in full force and effect. 

12. Waiver. Failure of any party at any time to require performance of any provision 

of this Agreement shall not limit the party's right to enforce the provision, nor shall any waiver 

of any breach of any provision be a waiver of any succeeding breach of the provision or a waiver 

of the provision itself or any other provisions. 

13. Time. TIME IS OF THE ESSENCE with respect to the performance of the duties 

and obligations of this Development Agreement. 

14. Counterparts. This Development Agreement may be executed in several 

counterparts, each of which shall be an original, but all of which shall constitute but one and the 

same Agreement. 

15. Captions and Headings. The captions and headings of this Development 

Agreement are for convenience only and shall not be construed or referred to in resolving 

questions of interpretation or construction. Any recitals set forth at the beginning of this 

Portine! 1 -2222970.2 0012276-00011 8 





THIS PAGE INTENTIONALLY LEFT BLANK 





THIS PAGE INTENTIONALLY LEFT BLANK 



LEGAL DESCRIPTION 

Parcel 1: 
Being a part of the Donation Land Claim of William Wallace and wife, Claim No. 47, Notification 
No. 1477, being parts of Sections 7 and 8, in Township 3 South. Range 2 West of the 
Willamette Meridian, in said County and State, and the part of said Claim herein conveyed 
being particularly described as follows, to-wit; 
Beginning at a point on the South line of said Claim 53-1/3 rods East of the Southwest corner of 
said Claim, running thence North 72 rods; thence East 66 rods, 6-2/4 feet; thence South 72 
rods; thence West 66 rods, 6-2/4 feet to the place of beginning. 

Except that portion lying in public roads. 

Also Except the following described tract; 
Beginning at a point 415 feet West of the Northeast corner of the above described tract, said 
point being the true point of beginning; thence South 240 feet; thence West 375 feet; thence 
North 240 feet; thence East 375 feet to the place of beginning. 

Parcel 2: 
Being a part of the Donation Land Claim of William Wallace and wife, Claim No. 47, Notification 
No. 1477, being a part of Section 8, Township 3 South, Range 2 West of the Willamette 
Meridian, in said County and State, and the part of said Claim herein conveyed being 
particularly described as follows, to-wit: 
Beginning at a point 415 feet West of the Northeast corner of that parcel described in that 
certain deed given by Mae Grove to Henry O. and Gladys Seidel recorded April 13, 1939, in 
Book 115, Page 278, Deed Records, Yamhill County, Oregon; thence South 240 feet; thence 
West 375 feet; thence North 240 feet; thence East 375 feet to the place of beginning. 

Parcel 3: 
Parts of the William T. Wallace Donation Land Claim #47 in Township 3 South, Range 2 

West of the Willamette Meridian in Yamhill County, Oregon, described as follows: 
Tract No. 1: BEGINNING at the Southwest corner of said Claim; thence East along the 

Claim line, 119 rods 12 1/4 feet; thence North 20 feet to the true place of beginning; thence 
North 70.79 rods; thence East 20.25 rods; thence South 70.79 rods; thence West 20.25 rods to 
the place of beginning. 

Tract No. 2: an undivided 1/2 interest in the following described tract to be used as a 
roadway 

BEGINNING at a point on the South line of said Claim. 119 rods 12 1/2 feet East of the 
Southwest corner of said Claim: thence East 27 rods to the County Road; thence North 20 feet; 
thence West 27 rods to a point due North of the place of beginning; thence South 20 feet to the 
place of beginning 

Parcel 4: 
A part of the Donation Land Claim of W.T. Wallace and wife, Claim No. 47, Notification No. 

1477 in Section 8, Township 3 South. Range 2 West of the Willamette Meridian in Yamhill 
County, Oregon, and said part being more particularly described as follows: 

BEGINNING at a point on the South line of said Donation Land Claim, 140 rods East of the 
Southwest corner thereof: and running thence North 10.7 rods: thence East 14 rods; thence 
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South 10.7 rods; thence West 14 rods to the place of beginning. 

EXCEPTING THEREFROM a one-half interest in and to the following described roadway: 
BEGINNING at the most Southwest corner of the premises above described and running 

thence East to the County Road now there; thence North 20 feet; thence West to the West line 
of the premises above described; thence South 20 feet to the place of beginning. 

Parcel 5; 
Part of the Donation Land Claim of W.T. Wallace and wife, Claim No. 47, Notification No. 1477, 
in Township 3 South, Range 2 West of the Willamette Meridian in Yamhill County, Oregon, said 
part being more particularly described as follows: 

BEGINNING at a point on the South line of said Donation Land Claim 140 rods East of the 
Southwest corner thereof, and running thence North 18.00 chains; thence East 44 and 4/9 rods; 
thence South 18.00 chains to the South line of said Claim; and thence West 44 and 4/9 rods to 
the place of beginning. 

EXCEPTING THEREFROM a one-half interest in and to the following described roadway, 
Beginning at the Southwest corner of the premises above described and running thence East to 
the County Road now there; thence North 20 feet; thence West to the West line of the premises 
above described; and thence South 20 feet to the place of beginning. 

ALSO EXCEPT that portion conveyed to Ruth M. Rees by deed recorded January 19, 1948, 
in Book 146, Page 743, Deed Records. 

Parcel 6: 
A tract of land in Section 8, Township 3 South, Range 2 West of the Willamette Meridian in 

Yamhill County, Oregon, more particularly described as follows: 

COMMENCING at a point which is 18 chains North and 29.64 1/3 chains East of the 
Southwest corner of the Wm. T. Wallace Donation Land Claim in Sections 7 and 8 of Township 
3 South, Range 2 West of the Willamette Meridian; thence running East 17.19 chains to a post 
and iron pin; thence North 31.87 chains to an iron pin and post; thence West 17.19 chains to a 
point 9 links West of an iron pipe; thence South 31.87 chains to the place of beginning, which is 
9 links West of an iron pipe. 
EXCEPT that portion described in instrument recorded March 1, 1999, Instrument Number 
199904249, records of Yamhill County, Oregon 

Parcel 7: 
Part of the William T. Wallace Donation Land Claim #47 in Township 3 South, Range 2 West 

of the Willamette Meridian in Yamhill County, Oregon, described as follows: 
BEGINNING at a stake 25 chains North and 46.833 chains East of the Southwest corner of 

said Claim: thence North 24.67 chains to the center of the County Road; thence East along the 
center of the County Road, 13.03 chains to angle; thence South 210 10' East along the center 
of the County Road, 14.52 chains to a point 23 chains North, 10 chains West and North 21° 10' 
West 13.83 chains from the Southeast corner of said Wallace Claim; thence West 12.89 chains 
to a point 27 917 chains West of the East line of said Wallace Claim; thence South 11.35 
chains to a point East of the place of beginning: thence West 5.25 chains to the place of 
beginning. 

EXCEPT the following described tract of land: Being part of the 

Page 16 
Report No. 21-30010 



William T. Wallace and wife Donation Land Claim in Section 8, Township 3 South, Range 2 
West of the Willamette Meridian in Yamhill County. Oregon, and more particularly described as 
follows to wit: 

BEGINNING at angle point No. 2 in the center of County Road No. 57, said point being North 
49.87 chains and East 59.86 1/3 chains from the Southwest corner of said Wallace Claim and 
running thence South 21° 10' East along the center of said road as surveyed, 426.0 feet; 
thence South 84° 40' West 670.0 feet; thence North 2° 35' West 460.0 feet to center of County 
Road No. 57; thence East along the center of said road to the place of beginning. 

ALSO EXCEPT the following described tract of land: 
Part of the William T. Wallace Donation Land Claim No. 47 in Township 3 South, Range 2 

West of the Willamette Meridian in Yamhill County, Oregon, described as follows: 
BEGINNING at a stake 25 chains North and 46.833 chains East of the 

Southwest corner of said Claim thence North 24.67 chains to the center of the County Road; 
thence East along the center of the County Road, 13.03 chains to angle; thence South 21 ° 10' 
East along the center of County Road, 14.52 chains to a point 23 chains North, 10 chains West 
and North 21° 10' West 13.83 chains from the Southeast corner of said Wallace Claim and the 
true point of beginning; thence West 12.89 chains to a point 27.917 chains West of the East 
line of said Wallace Claim thence North in a straight line to the Southwest corner of a tract of 
land conveyed to Glenn L. Whitman et ux by deed recorded August 25, 1969 in Film Volume 
76, Page 1739, thence East along the South line of the Whitman tract 670 feet to the centerline 
of County Road, thence Southeast along the centerline of County Road to the true point of 
beginning. 

Parcel 8: 
Part of the William T. Wallace Donation Land Claim No. 47 in Township 3 South, Range 2 

West of the Willamette Meridian in Yamhill County, Oregon, described as follows: 
BEGINNING at a stake 25 chains North and 46.833 chains East of the Southwest corner of 

said Claim, thence North 24.67 chains to the center of the County Road; thence East along the 
center of the County Road, 13.03 chains to angle; thence South 21° 10' East along the center 
of the County Road, 14.52 chains to a point 23 chains North, 10 chains West and North 21° 10' 
West 13.83 chains from the Southeast corner of said Wallace Claim and the true point of 
beginning; thence West 12.89 chains to a point 27.917 chains West of the East line of said 
Wallace Claim; thence North in a straight line to the Southwest corner of a tract of land 
conveyed to Glenn L. Whitman et ux by deed Recorded August 25, 1969 in Film Volume 76, 
Page 1739; thence East along the South line of the Whitman tract 670 feet to the centerline of 
County Road; thence Southeast along the centerline of County Road to the true point of 
beginning. 

Parcel 9: 
Being a part of the William T. Wallace and Wife Donation Land Claim in Section 8. Township 3 
South. Range 2 West of the Willamette Meridian in Yamhill County, Oregon, and more 
particularly described as follows: 
BEGINNING at angle point No. 2 in the center of County Road No. 57. said point being North 
49.87 chains and East 59.86 1/3 chains from the Southwest corner of said Wallace Claim and 
running thence South 213 10' East along the center of said road as surveyed, 426.0 feet; 
thence South 84° 40' West, 670.0 feet; thence North 2° 35' West, 460.00 feet to the center of 
County Road No. 57; thence East along the center of said road to the place of beginning. 
EXCEPTING THEREFROM that portion described in instrument recorded May 22, 1989. in Film 
Volume 0232, Page 0778, records of Yamhill County, Oregon 
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Parcel 10: 
Being a part of the William T. Wallace and wife Donation Land Claim No. 47, Notification No. 
1477 in Section 8, Township 3 South, Range 2 West of the Willamette Meridian in Yamhill 
County, Oregon, and more particularly described as follows: 
Beginning at a stake 23.00 chains North and 10.00 chains West of the Southeast corner of said 
William T. Wallace and wife Donation Land Claim; thence West 18.50 chains to creek; thence 
North 2.00 chains; thence East 58 1/3 links to the Southeast corner of the E.H. Arthur tract; 
thence North 11.35 chains; thence East 12.89 chains to stake and center of County Road 
(Survey No. 375); thence South 21 10' East along center of County Road 13.83 chains to place 
of beginning. 

Parcel 11: 
A part of the Donation Land Claim of William T. Wallace and Susan R. Wallace, his wife, 
Notification No. 1477, Claim No. 47, in Township 3 South, Range 2 West of the Willamette 
Meridian, bounded and described as follows, to-wit: 
Beginning at the Southeast corner of said Claim and running thence North along the East line 
of said Claim 23 chains; thence West 28.50 chains to the center of creek; thence North along 
center of creek 2.00 chains; thence West 4.55 chains; thence South 25 chains to the South line 
of said Donation Land Claim; and thence East along the South line of said Claim 33.05 chains 
to the place of beginning. 
EXCEPTING THEREFROM that portion conveyed to Zion Lutheran Church of Newberg, 
Oregon, an Oregon corporation by instrument recorded January 22, 1980 in Film Volume 147, 
Page 1453, Deed and Mortgage Records. 
FURTHER EXCEPTING that portion described in instrument recorded May 13, 1968 in Film 
Volume 67, Page 965, Deed and Mortgage Records, described as follows: 
A part of the William T. Wallace Donation Land Claim No. 47 in Township 3 South, Range 2 
West of the Willamette Meridian in Yamhill County, Oregon, described as follows: 
Beginning at the Southeast corner of the Wallace Claim; thence North 0 degrees 14' East along 
the East line of said Claim, 1518.0 feet to the most Easterly Northeast corner of that tract 
described in Contract between John H. Larson, et ux, and Merle D. Brandt, et ux, recorded 
January 27, 1967, in Film Volume 57, Page 810, Deed and Mortgage Records; thence North 89 
degrees 39' West along the North line of said Brandt tract, 596.58 feet to an iron rod; thence 
South 0 degrees 14' West, 1518.0 feet to the South line of said Wallace Claim; thence South 
89 degrees 39' East along the South line of said Wallace Claim, 596.58 feet to the place of 
beginning. 
ALSO EXCEPTING the following: A part of the William T. Wallace and Susan R. Wallace, his 
wife, Notification No. 1477, Claim No. 47 in Township 3 South, Range 2 West of the Willamette 
Meridian in Yamhill County, Oregon, bounded and described as follows, to-wit; 
Beginning at a point on the South line of the said William T. Wallace Donation Land Claim 
North 89 degrees 39' West, 596.58 feet from the Southeast corner of said Claim in Section 8, 
Township 3 South, Range 2 West of the Willamette Meridian; thence North 89 degrees 39' 
West along said Claim line, 408.0 feet; thence North 00 degrees 15' East, 1518.0 feet to an iron 
pipe; thence South 89 degrees 39' East, 408.0 feet to an iron rod; thence South 00 degrees 15' 
West, 1.518 0 feet to the point of beginning. 
AND FURTHER EXCEPTING THEREFROM that portion conveyed to Yamhill County, a 
political subdivision of the State of Oregon, by instrument recorded November 29, 1979, in Film 
Volume 146. Page 647. Deed and Mortgage Records. 

Parcel 12; 
A tract of land in Section 8. Township 3 South, Range 2 West of the Willamette Meridian in 
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Yamhill County. Oregon, being part of that certain tract of land described in Deed to Merle D. 
Brandt, et ux., recorded May 13, 1968, in Film Volume 67, Page 964, Yamhill County Deed and 
Mortgage Records and being more particularly described as follows: 
Beginning at an iron rod that is West 1,012.80 feet and North 30.00 feet from the Southeast 
corner of the William Wallace Donation Land Claim, said iron rod being 8.22 feet West from the 
West line of that certain tract of land described in contract between Merle D. Brandt, et ux., 
vendors, and Robert E. Harshman, et ux, vendees, recorded August 4, 1969, in Film Volume 
76, Page 1244, Yamhill County Deed and Mortgage Records; thence West 400.00 feet, parallel 
with and 30 feet Northerly from the South line of said Claim, to an iron rod; thence North 0 
degrees 06' West 1,125.00 feet to an iron rod; thence East 400.00 feet to an iron rod that is 
West 8.22 feet from the West line of said Harshman Tract; thence South 1,125.00 feet to the 
point of beginning. 

Parcel 13: 
A part of the William T. Wallace and Susan R. Wallace Donation Land Claim No. 47, 
Notification #1477, in Section 8, Township 3 South, Range 2 West of the Willamette Meridian in 
Yamhill County, Oregon, bounded and described as follows, to-wit: 
Beginning at a point on the South line of the said William T. Wallace Donation Land Claim, 
North 89 degrees 39' West 596.58 feet from the Southeast corner of said Claim; thence North 
89 degrees 39' West along said Claim line, 408.0 feet; thence North 00 degrees 15' East 
1518.0 feet to an iron pipe; thence South 89 degrees 39' East 408.0 feet to an iron rod; thence 
South 00 degrees 15' West 1518.0 feet to the point of beginning. 

Parcel 14: 
Part of the William T. Wallace Donation Land Claim #47 in Section 8 Township 3 South, 

Range 2 West of the Willamette Meridian in Yamhill County, Oregon, described as follows: 

BEGINNING at the Southeast corner of the Wallace Claim; thence North 0° 14' East along the 
East line of said Claim, 1518.0 feet to the most Easterly Northeast corner of that certain tract 
described in contract between John H. Larson, et ux and Merle D. Brandt, et ux recorded 
January 27, 1967 in Film Volume 57, Page 810 Deed and Mortgage Records, and the True 
place of beginning; thence North 89° 39' West along the North line of said Brandt tract, 596.58 
feet to an iron rod; thence South 0° 14' West 379.50 feet to an iron rod; thence South 89° 39' 
East 596.58 feet to the East line of the Wallace Claim; thence North 0° 14' East along the East 
line of said Claim, 379.50 feet to the point of beginning. 

EXCEPTING THEREFROM that portion described in deed to Yamhill County, recorded May 22, 
1989 in Film Volume 0232, Page 0778, records of Yamhill County, Oregon. 

Parcel 15: 
(a) A part of the William T. Wallace Donation Land Claim #47 in Township 3 South, 

Range 2 West of the Willamette Meridian, Yamhill County, Oregon, described as 
follows: Beginning at the Southeast corner of the Wallace Claim; thence North 0 
degrees 14' East along the East line of said Claim 1,138.58 feet to an iron rod set for 
the true point of beginning: thence North 89 degrees 39' West 596.58 feet to an iron 
rod; thence South 0 degrees 14' West 379.50 feet to an iron rod; thence South 89 
degrees 39' East 596.58 feet to the East line of the Wallace Claim, thence North 0 
degrees 14' East along the East line of said Claim 379.50 feet to the true point of 
beginning. EXCEPTING therefrom that portion lying in the county roads. 
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(b) A part of the William T. Wallace Donation Land Claim #47 in Township 3 South, 
Range 2 West of the Willamette Meridian, Yamhill County, Oregon, described as 
follows: Beginning at the Southeast corner of the Wallace Claim; thence North 0 
degrees 14' East along the East line of said Claim 759.0 feet to an iron rod set for 
the true point of beginning; thence North 89 degrees 39' West 596.58 feet to an iron 
rod; thence South 0 degrees 14' West 379.50 feet to an iron rod; thence South 89 
degrees 39' East 596.58 feet to the East line of the Wallace Claim; thence North 0 
degrees 14' East along the East line of said Claim 379.50 feet to the true point of 
beginning. EXCEPTING therefrom that portion lying in the county roads. 

(c) A part of the William T. Wallace Donation Land Claim #47 in Township 3 South, 
Range 2 West of the Willamette Meridian, Yamhill County, Oregon, described as 
follows: Beginning at the Southeast corner of the Wallace Claim; thence North 0 
degrees 14' East along the East line of said Claim 379.50 feet to an iron rod; thence 
North 89 degrees 39' West 596.58 feet to an iron rod; thence South 0 degrees 14' 
West 379.50 feet to the South line of the Wallace Claim; thence South 89 degrees 
39' East along the South line of said Claim 596.58 feet to the point of beginning. 
EXCEPTING therefrom that portion lying in the county roads. 

TOGETHER with: 
those portions of vacated Mountain View Drive and Aspen Way described in Exhibit "B" of 
Instrument recorded October 10, 2006, Instrument No. 200623296, records of Yamhill County, 
Oregon, which inure to the above described Parcel 15 by operation of law, if any. 

EXCEPTING FROM Parcel 15 that portion described in Exhibit "A" of Instrument recorded 
October 25. 2006, Instrument No. 200624511, and recorded October 27, 2006, Instrument No. 
200624726, records of Yamhill County, Oregon 

Parcel 16: 
A tract of land in Section 8 and 9 in Township 3 South, Range 2 West of the Willamette 
Meridian in Yamhill County, Oregon, described as follows: 
Beginning at a iron pipe being North 45.35 chains and 2.23 chains East of the % corner 
between Sections 16 and 17 in Township 3 South, Range 2 West of the Willamette Meridian, 
being the center of County Road 58 and County Road 56; thence North 20 feet and West 20 
feet to an iron pipe and the true point of beginning; thence North 89 degrees 15' 00" West 
859.49 feet to an iron pipe; thence North 0 degrees 14' 00" East 1163.03 feet to an iron pipe; 
thence South 89 degrees 35' 55" East 377.46 feet to an iron pipe; thence South 0 degrees 11' 
45" West 515.21 feet to an iron pipe; thence North 89 degrees 46' 25" East 480.76 feet to an 
iron pipe; thence South 0 degrees 08' 45" West 658.32 feet to an iron pipe and the point of 
beginning. 
EXCEPTING THEREFROM that portion described in deed to Yamhill County, recorded May 22, 
1989 in Film Volume 0232, Page 0778, records of Yamhill County, Oregon. 

TOGETHER with: 
those portions of vacated Mountain View Drive and Aspen Way described in Exhibit "B" of 
Instrument recorded October 10, 2006, Instrument No. 200623296, records of Yamhill County, 
Oregon, which inure to the above described Parcel 16 by operation of law, if any. 

Parcel 17: 
Being a part of the Solomon Heater and wife Donation Land Claim, #48 Notification #1417, in 

Section 8 and 9, Township 3 South, Range 2 West of the Willamette Meridian in Yamhill 
County, Oregon, more particularly described as follows: 
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BEGINNING at an iron pipe in the Southeast corner of the property deeded to Perry Macy in 
Book 118, Page 559, Deed Records, said pipe being the Southwest corner of County Survey 
#2206; thence North 00° 12' East along the center line of County Road #56, 680.3 feet to the 
Southeast corner of the Webster tract in deed recorded May 17, 1968 in Film Volume 68, Page 
93, Deed and Mortgage Records; thence South 89° 50' West 260.64 feet to the true point of 
beginning: thence continuing South 89° 50' West 240 feet to the Southwest corner of said 
Webster tract; thence North 00° 12' East 391.62 feet to the Northwest corner of said Webster 
tract; thence North 89° 50' East along said North line 207.64 feet to the Northwest corner of a 
tract of land deeded to William W. Jansen and Joann A. Jensen recorded August 20, 1965 in 
Film Volume 47, Page 447, Deed and Mortgage Records; thence South 00° 12' West 189 feet 
to the Southwest corner of said Jansen tract; thence North 89° 50' East 32.68 feet; thence 
South 202.62 feet to the true place of beginning. 

Parcel 18: 
Being a part of the Solomon Heater and wife Donation Land Claim #48, Notification #1471, in 

Sections 8 and 9, Township 3 South, Range 2 West of the Willamette Meridian in Yamhill 
County, Oregon, more particularly described as follows: 

BEGINNING at an iron pipe in the Southeast corner of the property deeded to Perry Macy in 
Volume 118, Page 559, Deed Records, said pipe being the Southwest corner of County Survey 
#2206 and being 45.35 chains North and 2.23 chains East from the Quarter corner between 
Sections 16 and 17 in Township 3 South, Range 2 West of the Willamette Meridian; thence 
North 00° 12' East 680.3 feet to the true place of beginning; thence North 00° 12' East along 
the 
center line of County road #56, a distance of 391.62 feet to the South line of Bryce Acres 
according to the duly recorded plat thereof; thence South 89° 28' West along the South line of 
said Bryce Acres, 500.64 feet; thence South 00° 12' West, 391.62 feet; thence North 89° 28' 
East 500.64 feet to the true place of beginning. 

EXCEPTING THEREFROM that certain tract conveyed to William W. Jansen, et ux, by deed 
recorded August 20, 1965 in Film Volume 47, Page 447, Deed and Mortgage Records. 

ALSO EXCEPTING THEREFROM that portion conveyed to Ronald Duane McClaflin et ux, 
by deed recorded October 19, 1971 in Film Volume 86, Page 1323, Deed and Mortgage 
Records. 

Parcel 19: 
Beginning at a point in angle of County Road and on division line of the Solomon Heater 
Donation Land Claim, Notification No. 1471, Claim No. 48, in Township 3 South, Range 2 West 
of the Willamette Meridian, in Yamhill County, Oregon, and 27.28 chains North of the Southeast 
corner of the West half of said Claim; thence North 14.604 chains to an iron pipe on division 
line of said Claim; thence South 89 degrees 48' West 13.815 chains to an iron pipe in center of 
County Road; thence South 0 degrees 12' East 14.604 chains along center of County Road to 
iron pipe set in angle of road; and thence North 89 degrees 48' East along center of the County 
Road 13.775 chains to an iron pipe at place of beginning. 

TOGETHER with: 
those portions of vacated Mountain View Drive described in Exhibit "B" of Instrument recorded 
October 10, 2006, Instrument No. 200623296, records of Yamhill County. Oregon, which inure 
to the above described Parcel 19 by operation of law, if any. 
EXCEPTING FROM Parcel 19 that portion described in Exhibit "A" of Instrument recorded 
October 25, 2006, Instrument No. 200624511, and recorded October 27, 2006, Instrument No. 
200624726, records of Yamhill County, Oregon 
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Parcel 20: 
Being a part of the Donation Land Claim of Solomon Heater and wife, Notification No. 1471, 
Claim #48 in Township 3 South, Range 2 West of the Willamette Meridian in Yamhill County, 
Oregon, and the part of said Claim being all that portion of the following described tract lying 
North of the Railroad right of way: Beginning at a point on the division line between the East 
and West halves of the aforesaid Donation Land Claim, said beginning point being the 
Northeast comer of a certain tract of land formerly owned by Albert Hoskins, where a stone is 
set in the center of the road; running thence North following said division line between the East 
and West halves of said Donation Land Claim, 18 chains; thence West 13.84 chains; thence 
South 18 chains; and thence East 13.84 chains to the place of beginning. 

TOGETHER with: 
those portions of vacated Mountain View Drive described in Exhibit "B" of Instrument recorded 
October 10, 2006, Instrument No. 200623296, records of Yamhill County, Oregon, which inure 
to the above described Parcel 20 by operation of law, if any. 
EXCEPTING FROM Parcel 20, that portion described in Exhibit "A" of Instrument recorded 
October 25, 2006, Instrument No. 200624511, and recorded October 27, 2006, Instrument No. 
200624726, records of Yamhill County, Oregon 

Parcel 21: 
Being a part of the Donation Land Claim of Solomon Heater and wife, Donation Land Claim No. 
48 in Township 3 South, Range 2 West of the Willamette Meridian, Yamhill County, Oregon, 
more particularly described as follows: 
Beginning at an iron pipe which is North 0 degrees 05' 20" West 2243.68 feet, more or less, 
and North 88 degrees 53' 13" West 829.02 feet more or less from the Southeast corner of said 
Claim, said point being the Southwest corner of that property described in Film Volume 116, 
Page 1689, Yamhill County Deed Records; thence South 0 degrees 05' 20" East 15.87 feet to 
the true point of beginning; thence North 89 degrees 59' 02" West 18.75 feet more or less to a 
point; thence North 0 degrees 00' 58" East 163.12 feet more or less to an iron pipe on the 
South right of way of the Southern Pacific Railroad; thence South 42 degrees 50' 19" West 
63.63 feet more or less, along said Railroad right of way as described in Deed Book U, Page 
385; thence South 57 degrees 20' 56" West 898.59 feet more or less along said railroad right of 
way to the Northwest comer of that 50 foot strip of land deeded to the O & C Railroad and 
described in Deed Book 34, Page 459; thence South 0 degrees 03' 54" East 59.33 feet more or 
less to the Southeast corner of said strip; thence South 0 degrees 11' 53" West 137.30 feet 
more or less to an iron rod; thence South 25 degrees 09' 59" West 308.23 feet more or less to 
an iron rod; thence North 89 degrees 38' 54" West 81.78 feet more or less to an angle iron 
marking the Northeast corner of the Church lot; thence South 0 degrees 21' 41" West 109.83 
feet more or less to an iron rod at the Southeast corner of the Church lot; thence North 89 
degrees 52' 58" West 167.98 feet more or less to an iron rod at the Southwest corner of the 
Church lot and being on the East right of way of Market Road No. 5; thence South 0 degrees 
03' 54" West along said East right of way along said East right of way 194.70 feet more or less 
to the Southwest corner of that property described in Film Volume 74, Page 362; thence South 
88 degrees 59' 37" East 1202.27 feet more or less, along the South line of said property to a 
point, thence North 0 degrees 05' 20" West 1168.74 feet more or less parallel to the East line of 
said Claim to the point of beginning. 
TOGETHER with: 
those portions of vacated Springbrook Road described in Exhibit "B" of Instrument recorded 
October 10, 2006, Instrument No. 200623296, records of Yamhill County, Oregon, which inure 
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to the above described Parcel 21 by operation of law, if any. 

EXCEPTING THEREFROM being a part of the Donation Land Claim of Solomon Heater and 
wife. Donation Land Claim No. 48 in Township 3 South, Range 2 West of the Willamette 
Meridian, Yamhill County, Oregon more particularly described as follows: 
Beginning at the Southwest corner of that property described in Film Volume 74, Page 362, 
said point being North 0 degrees 05' 20" West 1060.62 feet and North 88 degrees 59' 37" West 
2031,26 feet from the Southeast corner of said Claim, said point also being on the East right of 
way of Market Road No. 5; thence South 88 degrees 59' 37" East 1202.72 feet more or less, 
along the South line of said property to an iron rod; thence North 0 degrees 05' 20" West 
166.82 feet more or less to an iron pipe; thence North 89 degrees 05' 40" West 1202.16 feet 
more or less to a point on the East right of way of Market Road No. 5, said point being South 0 
degrees 03' 54" East 30.00 feet from the Southwest corner of the Church lot; thence South 0 
degrees 03' 54" East 164.70 feet more or less to the point of beginning. 

Parcel 22: 
Being a part of the Solomon Heater and Wife Donation Land Claim No. 48, Township 3 South, 
Range 2 West of the Willamette Meridian, Yamhill County. Oregon, more particularly described 
as follows: 
Beginning at a point on the South line of that property described in Film Volume 74, Page 363, 
Yamhill County Deeds and Records, said point being North 0° 05' 20" West 1060.61 feet more 
or less and North 89° 59' 37" West 828.99 feet more or less from the Southeast corner of said 
Claim; thence North 0° 05' 20" West 166.82 feet more or less; thence South 89° 05' 41" East 
209.06 feet more or less; thence on a curve right with a radius of 1000.00 feet and a central 
angle of 34° 10' 29" (chord bears South 72° 00' 27" East 587.66 feet) to a point; thence North 
89° 05' 41" West 558.14 feet more or less to the Northeast corner of that property described in 
Film Volume 75, Page 1139, Yamhill County Deeds and Records; thence North 0° 06' 24" West 
5.51 feet to a point on the South line of property described in Film Volume 74, Page 363; 
thence North 88° 59' 37" West 209.65 feet more or less to the point of beginning. 

Parcel 23: 
Being a part of the Donation Land Claim of Solomon Heater and wife, Donation Land Claim No. 
48 in Township 3 South, Range 2 West of the Willamette Meridian, Yamhill County, Oregon, 
more particularly described as follows: 
Beginning at an iron pipe which is North 0° 05' 20" West 2243.68 feet more or less and North 
88° 53' 13" West 829,02 feet more or less from the Southeast corner of said Claim, said point 
being the Southwest corner of that property described in Film Volume 116, Page 1689, Yamhill 
County Deeds and Records; thence South 0° 05' 20" East 15.87 feet to the TRUE POINT OF 
BEGINNING; thence South 0° 05' 20" East 1168.74 feet more or less, parallel to the East line of 
said Claim, to a point on the South line of that property described in Film Volume 74, Page 362, 
Yamhill County Deeds and Records; thence South 88° 59' 37" East 209.65 feet to a point; 
thence South 0° 06' 24" East 5.51 feet more or less to an iron rod at the Northeast corner of 
that property described in Film Volume 75. Page 1139. Yamhill County Deeds and Records: 
thence South 89° 05' 41" East 619.33 feet more or less to a point on the East line of said Claim; 
thence North 0° 05' 20" West along said East line 1187.48 feet more or less to a point; thence 
North 89° 59' 02" West 828.84 feet to the point of beginning. 
EXCEPTING THEREFROM being a part of the Solomon Heater and wife Donation Land Claim 
No. 48. Township 3 South. Range 2 West of the Willamette Meridian, Yamhill County, Oregon, 
more particularly described as follows: 
Beginning at a point on the South line of that property described in Film Volume 74, Page 363, 
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Yamhill County Deeds and Records, said point being North 0° 05' 20" West 1060.61 feet more 
or less and North 88° 59' 37" West 828.99 feet more or less from the Southeast corner of said 
Claim; thence North 0° 05' 20" West 166.82 feet more or less; thence South 89° 05' 41" East 
209.59 feet more or less; thence on a curve right with a radius of 1000.00 feet and a central 
angle of 34° 08' 39" (chord bears South 71° 59' 32" East 587.15 feet) to a point; thence North 
89° 05' 41" West 558.14 feet more or less to the Northeast corner of that property described in 
Film Volume 75, Page 1139, Yamhill County Deeds and Records; thence North 0° 06' 24" West 
5.51 feet to a point on the South line of property described in Film Volume 74, Page 363; 
thence North 88° 59' 37" West 209.65 feet more or less to the point of beginning. 

Parcel 24: 
Being a part of the Donation Land Claim of Solomon Heater and wife, Donation Land Claim No. 
48 in Township 3 South, Range 2 West of the Willamette Meridian, Yamhill County, Oregon 
more particularly described as follows: 
Beginning at the Southwest corner of that property described in Film Volume 74, Page 362, 
said point being North 0 degrees 05' 20" West 1060.62 feet and North 88 degrees 59' 37" West 
2031.26 feet from the Southeast corner of said Claim, said point also being on the East right of 
way of Market Road No. 5; thence South 88 degrees 59' 37" East 1202.72 feet more or less, 
along the South line of said property to an iron rod; thence North 0 degrees 05' 20" West 
166.82 feet more or less to an iron pipe; thence North 89 degrees 05' 40" West 1202.16 feet 
more or less to a point on the East right of way of Market Road No. 5, said point being South 0 
degrees 03' 54" East 30.00 feet from the Southwest corner of the Church lot; thence South 0 
degrees 03' 54" East 164.70 feet more or less to the point of beginning. 
TOGETHER with: 
those portions of vacated Springbrook Road described in Exhibit "B" of Instrument recorded 
October 10, 2006, Instrument No. 200623296, records of Yamhill County, Oregon, which inure 
to the above described Parcel 24 by operation of law, if any. 

Parcel 25: 
Beginning at an iron pipe 1 inch in diameter, said iron pipe marking the Southeast corner of 

the Solomon Heater D.L.C. No. 48, Notification No. 1571, situated in Township 3 South, Range 
2 West of the Willamette Meridian in Yamhill County, Oregon; and running thence North a 
distance of 2245.32 feet to a point in the present County Road; thence West a distance of 
451.06 feet to an iron pipe, said iron pipe marking the true point of beginning of this description; 
thence continuing West a distance of 398.36 feet to an iron pipe; thence North 161.83 feet to 
an iron pipe set in Southeasterly right of way line of the Southern Pacific Railway; thence along 
a curve to the left (the long chord of which bears North 42°57' East) a distance of 316.14 feet to 
a point in the centerline of said County Road; thence following said center line of said County 
Road East 195.13 feet to a point; thence South 1 °45'30" West a distance of 393.42 feet to the 
true point of beginning of this description. 

EXCEPTING THEREFROM that portion of land within the limits of the right of way of the 
present County Road lying immediately adjacent to the Northerly boundary line of the property 
herein described. 

Parcel 26; 
Beginning at a stake set on the East line of Solomon Heater Donation Land Claim, Notification 
No. 1471, Claim No. 48 in Township 3 South, of Range 2 West of the Willamette Meridian, in 
Yamhill County, and State of Oregon, from which stake a fir 4 inches in diameter bears South 
75° West 36 links, said stake being 34 02 chains North of the Southeast corner of said Claim; 
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thence West 12.87 chains to stake from which an oak 8 inches in diameter bears North 16 
links; thence North 2.45 chains to stake set on the South side of the Southern Pacific Railway 
right of way; thence North 42°57' East along the East line of said right of way 4.79 chains to 
stake set in County Road; thence East along road 9.606 chains to stake on the East line of the 
said Heater D.L.C. from which an oak 12 inches in diameter bears South 37° 15' West 14 links, 
oak 12 inches in diameter bears South 45° West 50 links; thence South along the East line of 
said claim 5.96 chains to beginning. 
EXCEPTING THEREFROM the tract conveyed to R E. Chapman and Cecil Chapman, husband 
and wife, to Leonard E. Barton and Mildred Julia Barton, husband and wife, by deed recorded in 
Book 143, Page 250 of the Deed Records of Yamhill County described as follows: 
Beginning at an iron pipe, 1 inch in diameter, said iron pipe marking the Southeast corner of the 
Solomon Heater Donation Land Claim No. 48, Notification No. 1471, situated in Township 3 
South of Range 2 West of the Willamette Meridian in Yamhill County, Oregon; and running 
thence North a distance of 2245.32 feet to a point in the present County Road; thence West a 
distance of 451.06 feet to an iron pipe marking the True Point of Beginning of this description; 
thence continuing West a distance of 398.36 feet to an iron pipe; thence North 161.83 feet to 
an iron pipe set in the Southeasterly right of way line of the Southern Pacific Railway; thence 
along a curve to the left (the long chord of which bears North 42°57' East) a distance of 316.14 
feet to a point in the centerline of the present existing County Road; thence following said 
centerline of said County Road, East 195.13 feet to a point; thence South 1°46'30" West a 
distance of 393.42 feet to the True Point of Beginning of this description. 

Parcel 27: 
Situate, lying and being in Yamhill County, Oregon, and particularly described as follows: 

Beginning at a point 100 rods North and 70-8/33 rods West of the Southeast corner of the 
Solomon Heater Donation Land Claim, Notification No. 1471, Claim No. 48, in Township 3 
South, Range 2 West of the Willamette Meridian, said County and State, and running thence 
South 354.8 feet to the center of the County Road; thence South 57° 15' West along center of 
said County Road, 270 feet to its intersection with Cherry Street, in the Town of Springbrook as 
platted; thence West along the center of said Cherry Street 340.4 feet to the Southwest corner 
of that certain tract of land conveyed by Matilda J. Hoskins, widow to Lindley M. Carey and 
Rosella Carey, husband and wife, by deed dated February 10, 1912; thence North 503.9 feet; 
and thence East 573 feet to the place of beginning. 

Parcel 28: 
A part of the East Half of the Solomon Heater Donation Land Claim, Notification No. 1471, 

Claim No. 48 in Township 3 South of Range 2 West of the Willamette Meridian, in Yamhill 
County, Oregon, said part being particularly described as follows, to wit: 

BEGINNING at a point on the North line of Cherry Street 40 feet North and 20 feet East of 
the Northwest corner of Lot 4, Block 1, TOWN OF SPRINGBROOK, as platted and of record in 
the office of the County Clerk for Yamhill County. Oregon, running thence North 466 feet to the 
South line of land now owned by the Springbrook Packing Company Cooperative; thence East 
along said South line of said land owned by the Springbrook Packing Company Cooperative 
128 feet; thence North 48 feet to the South line of land owned by Fred Kincaid; thence East 
along said South line of said land owned by Fred Kincaid 192 feet; thence South 474 feet to the 
North line of said Cherry Street; thence West 320 feet to the place of beginning. 

Parcel 29: 
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(a) Part of the East half of the Solomon Heater Donation Land Claim in Section 9, 
Township 3 South, Range 2 West of the Willamette Meridian in Yamhill County, 
Oregon, and part of Lots 2, 3 and 4 in Block 1 of the Town of Springbrook in Yamhill 
County, Oregon, described as follows: 

Beginning at the Southwest corner of said Lot 2, Block 1 of the Town of Springbrook; 
thence North along the West line of Lots 3 and 4 and the West line of Cherry Street and the 
West line of that tract conveyed to Florence Rees Baldwin by deed recorded in Book 85, 
Page 383, Deed Records, to the Northwest corner of said Baldwin tract; thence East along 
the North line of said Baldwin tract, 148 feet to the Northeast corner of that tract described 
as Parcel #3 in Deed to Springbrook Packing Co., recorded February 21, 1938 in Book 114, 
Page 2; thence South 48 feet; thence West parallel with the North line, 128 feet; thence 
South parallel with and 20 feet East of the West line of the herein described tract to the 
South line of said Lot 2, Block 1 of Springbrook; thence West 20 feet to the place of 
beginning. 

Except that portion lying within public roads. 
(b) Part of the East half of the Solomon Heater Donation Land Claim in Section 9, 

Township 3 South, Range 2 West of the Willamette Meridian in Yamhill County, 
Oregon, described as follows: 

Beginning at the Northwest corner of that tract conveyed to Florence Rees Baldwin by deed 
recorded in Book 85, Page 383, Deed Records which place of beginning is also the 
Southwest corner of that tract conveyed to William Kincaid, et ux, by deed recorded in Book 
61, Page 531, Deed Records; thence North 148 feet; thence East 148 feet; thence South 
parallel with the West line, 148 feet to the South line of said Kincaid tract; thence West 148 
feet to the place of beginning. 

TOGETHER with: 
those portions of vacated Mountain View Drive described in Exhibit "B" of Instrument recorded 
October 10, 2006, Instrument No. 200623296, records of Yamhill County, Oregon, which inure 
to the above described Parcel 29 by operation of law, if any. 

Parcel 30: 
Lots 1 and 2, Block 2, TOWN OF SPRINGBROOK, in Yamhill County, Oregon, according 

to the plat of said Recorder of Conveyances for Yamhill County, Oregon. 

EXCEPTING 10 feet off of and from the East side of said Lots. 
TOGETHER WITH that portion of vacated Cherry Street, by vacation ordinance No. 76-

235, which inures by law. 

Parcel 31: 
Lots 1, 2, 3 and 4 in Block 1 in the TOWN OF SPRINGBROOK, in Yamhill County, 

Oregon. 
EXCEPTING THEREFROM A tract conveyed to Springbrook Packing Company by deed 

recorded November 18, 1930 in Book 104. Page 377, Deed Records, Yamhill County. 
Oregon. 

ALSO EXCEPTING THEREFROM a tract conveyed to Springbrook Packing Company 
Co-operative, a corporation, by deed recorded February 21, 1938 in Book 114. Page 2. 
Deed Records, Yamhill County, Oregon. 

EXCEPTING THEREFROM that portion described in Exhibit "A" of Instrument recorded 
October 25, 2006, Instrument No. 200624511, and recorded October 27, 2006, Instrument No. 
200624726, records of Yamhill County, Oregon 
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Parcel 32: 
BEGINNING at a point 220 feet North and 20 feet East from the intersection of the North line 

of the P. & W. R.R. (now Southern Pacific Railroad) land with the West line of the East half of 
the Solomon Heater Donation Land Claim No. 48 in Section 9, Township 3 South, Range 2 
West of the Willamette Meridian: thence East 100 feet; thence South 142.0 feet to the North 
line of said Railroad land; thence in a Southwesterly direction along the North line of said 
Railroad land 142 6 feet; thence North 171 feet, more or less, to the North Boundary of County 
Road; thence East 20 feet; thence North 49 feet, more or less, to the place of beginning. The 
said property being parts of Lots 1 and 2 of Block 1 of the TOWN OF SPRINGBROOK, in 
Yamhill County, Oregon. 
TOGETHER with: 
those portions of vacated Mountain View Drive described in Exhibit "B" of Instrument recorded 
October 10, 2006, Instrument No. 200623296, records of Yamhill County, Oregon, which inure 
to the above described Parcel 32 by operation of law, if any. 

EXCEPTING THEREFROM that portion described in Exhibit "A" of Instrument recorded 
October 25, 2006, Instrument No. 200624511, and recorded October 27, 2006, Instrument No. 
200624726, records of Yamhill County, Oregon 

Parcel 33: 
(a) Commencing at a point in the center of Market Road #5 at the Southwest corner of that 

certain tract described in deed from Cyrus E. Hoskins to Oregon and California 
Railroad Company by deed recorded in Book 34, Page 459, Deed Records; thence 
running South 9 rods 3 feet; thence East 12 rods; thence North 16 rods 15 feet to 
Southern line of said Oregon and California Railway; thence Southwesterly along the 
said Oregon and California Railway and 80 feet from center of same to the place of 
beginning, said land being a part of the Donation Land Claim of Solomon Heater, 
Notification No. 1471, Claim #48, in Township 3 South, Range 2 West of the Willamette 
Meridian in Yamhill, Oregon. 
EXCEPT that portion lying in Market Road #5. 

(b) Situate, lying and being in Yamhill County, Oregon, and being a part of the Solomon 
Heater Donation Land Claim #48, Notification #1471, in Township 3 South, Range 2 
West of the Willamette Meridian in said County and State, and the part thereof herein 
conveyed being particularly described as follows, to-wit: 
Beginning at a gas pipe at Southeast corner of the real property conveyed to School by 
deed recorded in Book 34, Page 288, Deed Records, in said Donation Land Claim; and 
running thence East 1.25 chains to a gas pipe; thence North 24° 57' East 4.67 chains 
to a gas pipe; thence North 2 chains to a gas pipe; thence South 57° 24' West 3.81 1/2 
chains; and thence South 4.20 chains to the place of beginning. 

(c) Beginning at a point 14 rods South of the center of Southern Pacific Railroad and the 
center line of Market Road No. 5, being at the Southwest corner of the School grounds 
of School District No. 56 in Yamhill County. Oregon; thence running South 6 2/3 rods, 
thence East 12 rods; thence North 6 2/3 rods; thence West 12 rods to the place of 
beginning. 
EXCEPT that portion lying in Market Road No 5. 

TOGETHER with: 
those portions of vacated Springbrook Road described in Exhibit "B" of Instrument recorded 
October 10. 2006, Instrument No. 200623296, records of Yamhill County, Oregon, which inure 
to the above described Parcel 33 by operation of law, if any. 
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Parcel 34: 
Part of the Solomon Heater Donation Land Claim No 48 in Township 3 South, Range 2 West of 
the Willamette Meridian, Yamhill County, Oregon, described as follows: 
Beginning at a point 8 chains North of the Southeast corner of said Claim; thence North 8 
chains; thence West 618.25 feet to a point; thence South 8 chains; thence East 618.25 feet to 
the place of beginning. 

Parcel 35: 
Being a part of the Donation Land Claim of Solomon Heater, Notification No. 1471, Claim 

No. 48, in Township 3 South, Range 2 West of the Willamette Meridian in Yamhill County, 
Oregon, said part bounded and described as follows, to-wit: 

BEGINNING at a point 8 chains North and 37 rods 8 1/2 feet West of the Southeast corner 
of said Claim; and running thence North 8 chains; thence West 343.75 feet to the Northwest 
corner of that tract conveyed to Amos Graves on July 21, 1911 by deed recorded in Book 59, 
Page 588, Deed Records; thence South along the West line of said Graves tract to the 
Southwest corner thereof; thence East 343.75 feet, more or less, to the place of beginning. 

EXCEPTING THEREFROM THAT part conveyed to public for road purposes by deed 
recorded February 23, 1972, Book 62, Page 369, Deed Records. 

Parcel 36: 
Being a part of the Original Donation Land Claim of Solomon Heater, Notification #1471, 

Claim #48 in Township 3 South, Range 2 West of the Willamette Meridian in Yamhill County, 
Oregon, said part being particularly described as follows: 

BEGINNING at a point which is 8 chains North and 58 rods and 5.5 feet West of the 
Southeast corner of said Claim; and running thence North 8 chains; thence West 7 rods; thence 
South 8 rods; thence West 6 rods and 10.5 feet; thence South 24 rods; and thence East 13 
rods and 10.5 feet to the place of beginning. 

Parcel 37: 
(a) A parcel of land in the Donation Land Claim of Solomon Heater and wife, Claim No. 48, 
Notification No. 1471, in Township 3 South, Range 2 West of the Willamette Meridian, in 
Yamhill County, Oregon, described as follows: 
Beginning at a point 16 chains North and 31.34 chains West of the Southeast corner of said 
Donation Land Claim, and running thence East, 15 chains; thence South 2 chains; thence 
West, 15 chains; and thence North 2 chains to the place of beginning. 
EXCEPTING THEREFROM the following described portion: A parcel of land in the 
Northwest quarter of Section 16, Township 3 South, Range 2 West of the Willamette 
Meridian, Yamhill County, Oregon, in the Solomon Heater Donation Land Claim No. 48, said 
parcel being more particularly described as follows: Beginning at a point which bears North 
00° 05' 20" West 1056.00 feet and North 88° 59' 37" West 1703.44 feet from the Southeast 
corner of said Donation Land Claim and running thence South 01° 00' 23" West 120.00 feet; 
thence North 88° 59' 37" West 100.00 feet: thence North 01° 00' 23" East 120.00 feet; 
thence South 88° 59 37" East 100.00 feet to the point of beginning. 

1 b) A parcel of land in the Donation Land Claim of Solomon Heater and wife, Claim No. 48. 
Notification No. 1471, in Township 3 South, Range 2 West of the Willamette Meridian, in 
Yamhill County. Oregon, described as follows: 
Beginning at a point 11 chains North and 94 rods and 3 feet West of the Southeast corner 
of said Donation Land Claim, and running thence North, 12 rods; thence West, 31 rods and 
2 feet; thence South 12 rods: thence East, 31 rods and 2 feet to the place of beginning. 
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(c) A parcel of land in the Donation Land Claim of Solomon Heater and wife. Claim No. 48. 
Notification No. 1471, in Township 3 South, Range 2 West of the Willamette Meridian, in 
Yamhill County, Oregon, described as follows: 
The North one-half of a tract described as follows: Beginning at a point 8 chains North and 
87 rods and 3 feet West of the Southwest corner of said Donation Land Claim, and 
running thence North, 24 rods; thence West, 6 rods and 11 feet; thence South 24 rods; and 
thence East, 6 rods and 11 feet to the place of beginning. 

(d) Being a part of the East Half of the Donation Land Claim of Solomon Heater, 
Notification No. 1471, Claim No. 48, in Township 3 South, Range 2 West of the 
Willamette Meridian, in Yamhill County, Oregon, said part being more particularly 
bounded and described as beginning at a point 8 chains North and 71 rods and 16 feet 
West of the Southeast corner of said Claim, and running thence North 24 rods; thence 
West, 15 rods and 9 feet; thence South, 24 rods; and thence East, 15 rods and 9 feet 
to the place of beginning. 

(e) : A parcel of land in the Northwest quarter of Section 16, Township 3 South, Range 2 
West of the Willamette Meridian, Yamhill County, Oregon, in the Solomon Heater Donation 
Land Claim No. 48, said parcel being more particularly described as follows: Beginning at a 
point which bears North 00° 05' 20" West 1056.00 feet and North 88° 59' 37" West 1703.44 
feet from the Southeast corner of said Donation Land Claim and running thence South 01° 
00' 23" West 120.00 feet; thence North 88° 59' 37" West 100.00 feet; thence North 01° 00' 
23" East 120.00 feet; thence South 88° 59' 37" East 100.00 feet to the point of beginning. 

TOGETHER with: 
those portions of vacated Springbrook Road described in Exhibit "B" of Instrument recorded 
October 10, 2006, Instrument No. 200623296, records of Yamhill County, Oregon, which inure 
to the above described Parcel 37 by operation of law, if any. 

EXCEPTING FROM Parcel 37, that portion described in Exhibit "A" of Instrument recorded 
October 25, 2006, Instrument No. 200624511, and recorded October 27, 2006, Instrument No. 
200624726, records of Yamhill County, Oregon 

Parcel 38: 
SITUATE, lying and being in the County of Yamhill and in the State of Oregon, and being a 

part of the East Half of the original Donation Land Claim of Solomon Heater, deceased, 
Notification No. 1471, Claim No. 48, in Township 3 South, Range 2 West of the Willamette 
Meridian in said County and State, said part being bounded and particularly described as 
follows, to wit; 

BEGINNING at a point 8 chains North and 87 Rods and 8 1/2 feet West of the Southeast 
corner of said Claim, and running thence West 24 Rods and Three feet; thence North 12 Rods, 
thence East 24 Rods and Three feet; thence South 12 Rods to the place of beginning. 
TOGETHER with: 
those portions of vacated Crestview Drive described in Exhibit "B" of Instrument recorded 
October 10. 2006, Instrument No. 200623296, records of Yamhill County, Oregon, which inure 
to the above described Parcel 38 by operation of law, if any. 
EXCEPTING FROM Parcel 38 that portion described in Exhibit "A" of Instrument recorded 
October 25. 2006. Instrument No. 200624511, and recorded October 27, 2006, Instrument No. 
200624726. records of Yamhill County, Oregon 
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Parcel 39: 
A portion of that certain tract of land in Solomon Heater Donation Land Claim No. 48 in the 
Northwest 1/4 Section 16. Township 3 South, Range 2 West of the Willamette Meridian. Yamhill 
County, Oregon, described in deed to Lela R. Gulley, recorded March 5, 1937 in Deed Records, 
Yamhill County, Oregon, said portion being more particularly described as follows: 
Commencing at a point on the South line of said Lela R. Gulley tract which bears North 528.00 
feet and West 1843.00 feet from the Southeast corner of said Solomon Heater Claim and 
running thence North 30.00 feet and North 88°58'30" West 122.47 feet to the true point of 
beginning; thence continuing North 88°58'30" West 75.00 feet to the Easterly right-of-way of 
Market Road No. 5; thence along said Easterly right-of-way, North 100.00 feet; thence South 
88°58'30" East, 75.00 feet; thence South 100.00 feet to the true point of beginning. 
TOGETHER with: 
those portions of vacated Springbrook Road and Crestview Road described in Exhibit "B" of 
Instrument recorded October 10, 2006, Instrument No. 200623296, records of Yamhill County, 
Oregon, which inure to the above described Parcel 39 by operation of law, if any. 
EXCEPTING FROM Parcel 39, that portion described in Exhibit "A" of Instrument recorded 
October 25, 2006, Instrument No. 200624511, and recorded October 27, 2006, Instrument No. 
200624726, records of Yamhill County, Oregon 

Parcel 40: 
Parcels 2 and 3 of PARTITION PU\T 92-62, recorded August 28, 1992 in Film Volume 3, Page 
268 record of Plats of Yamhill County, Oregon. 
TOGETHER with: 
those portions of vacated Crestview Road described in Exhibit "B" of Instrument recorded 
October 10, 2006, Instrument No. 200623296, records of Yamhill County, Oregon, which inure 
to the above described Parcel 40 by operation of law, if any. 
EXCEPTING FROM Parcel 40 that portion described in Exhibit "A" of Instrument recorded 
October 25, 2006, Instrument No. 200624511, and recorded October 27, 2006, Instrument No. 
200624726, records of Yamhill County, Oregon 

Parcel 41: 
Being a part of the East half of the original Donation Land Claim of Solomon Heater, 
Notification No. 1471, Claim No. 48, in Township 3 South, Range 2 West of the Willamette 
Meridian, in Yamhill County, Oregon, said part being particularly described as follows, to-wit: 
BEGINNING at a point 75 rods West of the Southeast corner of said Claim and running thence 
North 32 rods; thence West 50 rods; thence South 32 rods; and thence East 50 rods to the 
place of beginning. 
TOGETHER with: 
those portions of vacated Crestview Road described in Exhibit "B" of Instrument recorded 
October 10, 2006, Instrument No. 200623296, records of Yamhill County, Oregon, which inure 
to the above described Parcel 41 by operation of law, if any. 

EXCEPT the following described tract: Being a portion of lands described in Book 162. Page 
522. Deed Records of Yamhill County, beginning at a point West 1237.5 feet from the 
Southeast corner of the Donation Land Claim of Solomon Heater and of Jane Heater, his wife. 
Notification #1471, Claim #48 in Section 16, Township 3 South, Range 2 West of the 
Willamette Meridian in Yamhill County, measured along the South line of said Claim, and being 
the Southwest corner of lands conveyed to Harold E. Baurer and Margaret J. Baurer, August 
10, 1973, as recorded in Film Volume 95. Page 2120 Deed Records; thence North 0° 13' 16" 
West 531.36 feet to the Northeast corner of the tract of land described in Book 162, Page 522. 
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said point being also the centerline of County Road #59; thence North 88° 50' 24" West along 
the center of said road 17.94 feet; thence South 1° 19' 14" East 531.71 feet; thence South 89° 
07' 01" East 8.64 feet to the place of beginning. 

ALSO EXCEPTING FROM Parcel 41 that portion described in Exhibit "A" of Instrument 
October 25, 2006, Instrument No. 200624511, and recorded October 27, 2006, Instrument No. 
200624726, records of Yamhill County, Oregon 

Parcel 42: 
Part (a) A tract of land in Section 16, Township 3 South, Range 2 West of the Willamette 
Meridian in Yamhill County, Oregon, being part of that certain tract of land described as Parcel 
1 and Parcel 9 in deed recorded in Film Volume 75, Page 1139, Deed and Mortgage Records, 
and being more particularly described as follows: 
Beginning at an iron rod at the intersection of the West line of said Parcel 9 with the North line 
of Crestview Drive (formerly County Road); thence South 89° 44' East along said North line and 
along the South line of said Parcel 1, a distance of 600.24 feet to an iron rod at the most 
Southerly Southeast corner of said Parcel 1; thence North along the Southerly portion of the 
East line of said Parcel 1 and its Northerly extension, 375.94 feet to an iron pipe; thence South 
89° 53' 40" East, 131.70 feet to an iron pipe at the Southwest corner of a building; thence North 
00° 25' 20" East 150.40 feet along the Westerly face of said building to an iron pipe at the 
Northwest corner of said building; thence North 35° 15' 20" East 124.65 feet to the most 
Southerly corner of a building as the same is now located as of August 21, 1976; thence North 
32° 41' 40" West along the Westerly face of the Easterly building 159.38 feet to the Northerly 
line of said Parcel 1; thence South 57° 26' West along said Northerly line and the Northerly line 
of said Parcel 9, a distance of 853.33 feet to an iron rod at the Northwest corner of said Parcel 
9; thence South 299.89 feet to the point of beginning. 
EXCEPTING THEREFROM the following described tract: 
Being a part of the Solomon Heater Donation Land Claim #48, Notification #1471, in Township 
3 South, Range 2 West of the Willamette Meridian in Yamhill County, Oregon; and said part 
being more particularly described as follows, to-wit: 
Beginning at the Southeast corner of that certain tract of land formerly owned by Myrtle Newby, 
as described in deed recorded in 1928 in Book 99, Page 406, Deed Records; thence North 
381.48 feet to the South boundary line of the Southern Pacific Company right of way; thence 
South 57° 28' West along the South boundary line of said railroad right of way, 101.94 feet; 
thence South 326.74 feet; thence East 86 feet to the place of beginning. 
Part (b): 
Being a part of the Solomon Heater Donation Land Claim #48, Notification #1471, in Township 
3 South, Range 2 West of the Willamette Meridian in Yamhill County. Oregon, and said part 
being more particularly described as follows, to-wit: 
Beginning at the Southeast corner of that certain tract of land formerly owned by Myrtle Newby, 
as described in deed recorded in 1928 in Book 99, Page 406, Deed Records; thence North 
381,48 feet to the South boundary line of the Southern Pacific Company right of way; thence 
South 57° 28' West along the South boundary line of said railroad right of way, 101,94 feet; 
thence South 326.74 feet; thence East 86 feet to the place of beginning. 
FURTHER EXCEPTING from Parts (a) and (b) of Parcel 42 above described the following tract 
of land: 
A tract of land in Section 16. Township 3 South, Range 2 West of the Willamette Meridian in 
Yamhill County, Oregon, and being more particularly described as follows: 
BEGINNING at the Southeast corner of that tract of land described in deed from AUSTIN to 
HEAD START OF YAMHILL COUNTY, INC . and recorded April 21. 2005, in instrument No. 
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200508033, Yamhill County Deed Records, said corner being a point on the Northerly margin of 
Crestview Drive (30 feet from centerline), from which an iron rod set in CSP-5819 bears West 
0.72 feet and North 0.28 feet as shown on CS-11478; thence North 00° 02' 12" East 301.41 
feet to the Northeast corner of said HEAD START tract, being a point on the Southerly margin 
of the Southern Pacific Railroad right of way from which as iron rod set in CSP-5819 bears 
South 59° 47' 56" West 2.60 feet; thence North 57° 12' 17" East 89.26 feet along said Railroad 
right of way to an iron rod; thence South 00° 02' 12" West 349.80 feet to an iron rod on said 
Northerly margin of Crestview Drive; thence North 89° 57' 48" West 75.00 feet to the POINT OF 
BEGINNING. 
Part (c): 
Part of the Solomon Heater and wife Donation Land Claim No. 48, Notification No. 1471, in 
Sections 9 and 16, Township 3 South, Range 2 West of the Willamette Meridian in Yamhill 
County, Oregon, described as follows: 
Beginning at the intersection of the South line of the Oregon and California Railroad Company 
right of way, and the line between the East and West Halves of said Donation Land Claim; 
thence South along said line between the East and West Halves of said Donation Land Claim 
721.1 feet; thence West 387.8 feet; thence South to the North line of county Road; thence West 
along the North line of said County Road, 516.6 feet to the East line of tract conveyed to Lilah 
R. Newby by Deed recorded May 7, 1943 in Book 121, Page 573, Deed Records; thence North 
along said Newby Tract to the South line of said Railroad right of way; thence Northeasterly 
along said Railroad right of way, 1074.5 feet to the place of beginning. 
EXCEPT that portion lying in the County Road. ALSO EXCEPTING THEREFROM that portion 
conveyed to Yamhill County, by Deed recorded in Film Volume 93, Page 2288, Deed and 
Mortgage Records. 
FURTHER EXCEPTING THEREFROM that portion conveyed to A-DEC, INC., an Oregon 
corporation in Deed recorded January 7, 1977 as Film Volume 117, Page 477, Deed and 
Mortgage Records. 
Part (d); 
Part of the Solomon Heater Donation Land Claim No. 48 in Section 16, Township 3 South, 
Range 2 West of the Willamette Meridian in Yamhill County, Oregon, described as follows: 
Beginning at the Northwest corner of land conveyed to Zimri Mills by deed recorded January 25, 
1944 in Book 123, Page 429, Deed Records, and on the South line of land conveyed to the 
Springbrook Packing Company, in deed recorded May 23, 1944 in Book 124, Page 389, Deed 
Records; thence West along the South line of said Springbrook Packing Company tract, 183.4 
feet; thence South parallel with the West line of said Mills tract to the center of the County 
Road; thence East along the center of the County Road to the Southwest corner of said Mills 
tract; thence North to the place of beginning. 
EXCEPTING THEREFROM that portion conveyed to Yamhill County. Oregon, for road 
purposes by deed recorded 9-21-1973 in Film Volume 91, Page 462. 
Part (e): 
Being a part of the Solomon Heater and wife Donation Land Claim, Notification No. 1471, Claim 
No. 48 in Sections 9 and 16, in Township 3 South. Range 2 West of the Willamette Meridian in 
Yamhill County, Oregon, and the part of said Claim hereby conveyed being particularly 
described as follows, to-wit: 
Beginning at the Southeast corner of the Springbrook Packing Company Cooperative's land on 
the West line of Market Road No. 5; thence West 183.4 feet following the South boundary line 
of said Springbrook Packing Cooperative land; thence South parallel with said Market Road No. 
5 to the center of the County Road as now established; thence East following the center of said 
County Road 183.4 feet to the West line of said Market Road No. 5; and thence North along the 
West line of said Market Road No. 5 to the place of beginning. 
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EXCEPTING THEREFROM that portion conveyed to Yamhill County. Oregon, for road 
purposes by deed recorded August 30, 1972 in Film Volume 90, Page 2215, Deed and 
Mortgage Records. 
TOGETHER with: 
those portions of vacated Springbrook Road and Crestview Road described in Exhibit "B" of 
Instrument recorded October 10, 2006, Instrument No. 200623296, records of Yamhill County, 
Oregon, which inure to the above described Parcel 42 by operation of law, if any. 

ALSO EXCEPTING FROM parcel 42 that portion described in Exhibit "A" of Instrument 
October 25, 2006, Instrument No. 200624511, and recorded October 27, 2006, Instrument No. 
200624726, records of Yamhill County, Oregon 

Parcel 43: 
Part of the West half of the Solomon Heater Donation Land Claim in Section 16, Township 3 
South, Range 2 West of the Willamette Meridian in Yamhill County, Oregon, being further 
described as follows: 
Beginning at an iron pipe set 30 feet South of the Center of Growers Avenue, said point being 
North 576.54 feet and North 89° 40' West 586.47 feet from the Southeast corner of the West 
half of said Heater claim; thence North 89° 40' West 90.68 feet to an iron pipe; thence South 
234.23 feet to an iron pipe; thence South 89° 40' East 90.68 to an iron pipe; thence North 
234.23 feet to the place of beginning, said tract also being Parcel 3 of CSP No. 6116. 

Parcel 44: 
Part of the West half of the Solomon Heater Donation Land Claim No. 48 in Section 16, 
Township 3 South, Range 2 West of the Willamette Meridian, Yamhill County, Oregon, more 
particularly described as follows: 
Beginning at a point that is 9.19 chains North and 495.79 feet North 89° 40' West from the 
Southeast corner of the West half of said Claim No. 48; thence North 89° 40' West 90.68 feet; 
thence South parallel with the East line of that tract described in Contract of Sale recorded 
November 12, 1974, in Film Volume 102, Page 1990, Deed and Mortgage Records of Yamhill 
County 264.23 feet to a point on the North line of that tract conveyed to E. C. Green, et ux, by 
deed recorded December 20, 1943, in Book 123, Page 258, Deed Records; thence South 89° 
40' East along said North line 90.68 feet; thence North parallel with the East line of that tract 
described in Contract of Sale recorded November 12, 1974 in Film Volume 102, Page 1990, 
Deed and Mortgage Records 264.23 feet to the place of beginning. 
EXCEPTING THEREFROM that portion conveyed to Yamhill County by deed 
recorded August 30. 1972 in Film Volume 90, Page 2219, Deed and Mortgage Records of 
Yamhill County, Oregon. 

Parcel 45: 
A tract of land situated in the Northwest Quarter of Section 16, Township 3 South, Range 2 
West of the Willamette Meridian in Yamhill County, Oregon, more particularly described as 
follows: 
Beginning at an iron rod that is North 606.62 feet North 89°40* West 138.16 feet and South 30 
feet from the Southeast corner of the West half of the Solomon Heater Donation Land Claim, 
and the true point of beginning; thence South 54 feet to an iron rod; thence South 89°40' East 
12.36 feet to an iron rod; thence South 37.48 feet to a 5/8" iron rod; thence North 89°40" West 
89.36 feet to an iron rod; thence North 91 4 feet to a 5/8" iron rod; thence South 89°40' East 
77.0 feet to the true point of beginning. 
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EXCEPTING THEREFROM that portion described in Exhibit "A" of Instrument recorded 
October 25, 2006, Instrument No. 200624511, and recorded October 27, 2006, Instrument No. 
200624726, records of Yamhill County, Oregon 

Parcel 46: 
A tract of land situated in the Northwest % of Section 16, Township 3 South, Range 2 West of 
the Willamette Meridian in Yamhill County, Oregon, more particularly described as follows: 
Beginning at an iron rod that is North 606.62 feet, North 89° 40' West 138.16 feet and South 30 
feet from the Southeast corner of the West % of the Solomon Heater Donation Land Claim, 
THE TRUE POINT OF BEGINNING; thence South 54 feet to an iron rod; thence South 89° 40' 
East 12.36 feet to an iron rod; thence South 37.48 feet to an iron rod; thence South 89° 40' 
East 95.80 feet to an iron rod; thence North 91.48 feet to an iron rod; thence North 89° 40' 
West 108.16 feet to an iron rod and the TRUE POINT OF BEGINNING. 
EXCEPTING THEREFROM that portion described in Exhibit "A" of Instrument recorded 
October 25, 2006, Instrument No. 200624511, and recorded October 27, 2006, Instrument No. 
200624726, records of Yamhill County, Oregon 

Parcel 47: 
Part (a): 
A tract of land situated in the Northwest Quarter of Section 16, Township 3 South, Range 2 
West of the Willamette Meridian in Yamhill County, Oregon, more particularly described as 
follows: 
Beginning at a point that is North 606.62 feet, North.89°40' West, 405.11 feet and South 30 feet 
from the Southeast corner of the West half of the Solomon Heater Donation Land Claim; thence 
South 82.23 feet; thence South 89°40' East 94.95 feet (passing an iron rod at 5 feet) to an iron 
rod; thence North 82.23 feet to an iron rod; thence North 89°40' West 94.85 feet (Passing an 
iron rod to 89.95 feet) to the place of beginning. 
Part (b): 
An undivided 1/5 interest in the following property: 
A tract of land situated in the Northwest Quarter of Section 16, Township 3 South, Range 2 
West of the Willamette Meridian in Yamhill County, Oregon more particularly described as 
follows: 
Beginning at an iron rod that is North 606.62 feet, North 89°40' West, 285.16 feet and South 
30.00 feet from the Southeast corner of the West half of the Solomon Heater Donation Land 
Claim and the true point of beginning; thence North 89°40' West, 25.00 feet to a 5/8 inch iron 
rod; thence South 164.23 feet to a 5/8 inch iron rod; thence South 89°40' East, 25.00 feet; 
thence North 164.23 feet to the true point of beginning. 

Parcel 48: 
A tract of land situated in the Northwest Quarter of Section 16, Township 3 South, Range 2 
West of the Willamette Meridian in Yamhill County, Oregon, more particularly described as 
follows: 
Beginning at an iron rod that is North 606.62 feet. North 89°40' West 215.16 feet and South 
30.0 feet from the Southeast corner of the West half of the Solomon Heater Donation Land 
Claim, and the true point of beginning; thence South 117.00 feet to an 1/2" iron rod; thence 
North 89°40' West 70.00 feet to a 5/8" iron rod; thence North 117.00 feet to a 5/8" iron rod; 
thence South 89°40' East 70 feet to the true point of beginning. 

Parcel 49: 
Being a part of the Donation Land Claim of Solomon Heater and Jane Heater, his wife, 
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Notification No. 1471, Claim No. 48 in Sections 8. 9. 16 and 17 in Township 3 South, Range 2 
West of the Willamette Meridian in Yamhill County, Oregon, said part being more particularly 
bounded and described as follows, to-wit: 
Beginning at a point 26.72 chains North of the Quarter post on line between Sections 16 and 17 
of said Township and Range; thence West 11.61 chains; thence North 18.063 chains; thence 
East 13.84 chains; thence South 18.063 chains; thence West 2.23 chains to the place of 
beginning. 
TOGETHER with: 
those portions of vacated Crestview Road, Aspen Way and Mountainview Drive described in 
Exhibit "B" of Instrument recorded October 10, 2006, Instrument No. 200623296, records of 
Yamhill County, Oregon, which inure to the above described Parcel 49 by operation of law, if 
any. 

EXCEPT that portion of the premises lying South of the North boundary of the Southern Pacific 
Railroad right of way. 
ALSO EXCEPT that portion described in instrument recorded May 22, 1989 in Film Volume 
0232, Page 0780, records of Yamhill County, Oregon. 
ALSO EXCEPTING THEREFROM that portion described in Exhibit "A" of Instrument recorded 
October 25, 2006, Instrument No. 200624511, and recorded October 27, 2006, Instrument No. 
200624726, records of Yamhill County, Oregon 

Parcel 50: 
Parcel 3, PARTITION PLAT 2003-30, recorded December 3, 2003, Instrument No.: 200330511, 
records of Yamhill County, Oregon. 

Parcel 51: 

(Intentionally deleted) 

Parcel 52: 
Part of the Oliver J. Walker Donation Land Claim in Section 18, Township 3 South, Range 2 
West of the Willamette Meridian in Yamhill County, Oregon, described as follows: 
Beginning at a point 4 rods West of the Section line between Sections 17 and 18 in said 
Township and Range, and 96 rods North of the South line of said Claim; thence North 160 feet 
to the TRUE point of beginning, which point is also the Northeast corner of that tract conveyed 
to Carl Johnson and Anna Johnson, by Deed recorded 11-30-53 in Book 171, Page 657, Deed 
Records; thence North 170 feet to the South line of that tract of land conveyed to Gordon J. 
Manary and Ruth H. Manary, by Deed recorded 1-7-47 in Book 140, Page 22, Deed Records; 
thence West along the South line of said Manary Tract 630 feet to the East line of the County 
Road; thence South 170 feet to the Northwest corner of said Johnson Tract; thence East along 
the North line of said Johnson Tract 630 feet to the TRUE point of beginning. 
EXCEPTING THEREFROM that portion conveyed to the State of Oregon by and through its 
State Highway Commission by Deed recorded 4-12-56 in Book 180, Page 468, Deed Records. 
AND FURTHER EXCEPTING that portion conveyed to Chester W. Emmert, et ux, by Deed 
recorded 5-20-59 in Film Volume 5. Page 216. Deed and Mortgage Records for Yamhill County. 
Oregon. 
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Springbrook Deve lopment Agreement 
Exhibit D-1 

1 -W 
2 -W 
3 -W 
4 -W 
5 -W 
6 - W 
7-W 
8-W 
9-W 

Phase I Zimri 24-inch (925 if) 
Phase I Springbrook 12-inch (900 If) 
Phase l l Villa 24-inch 1.300 I1) 
Phase II Mountainview 24-inch (700 If) 
Phase V Villa 24-inch (2,400 If) 

Phase VIII Aspen 12-inch (2.000 If) 
Phase VIII Mountainview 24-inch (2,200 If) 
Phase IX Aspen 12-inch (1.700 If) 

Phase XIV [Aspen 12-inch ( 1,400 If) 

Reimbursement/Credit Methodology: Reimbursement for Water projects identified above shall be 
the sum of the cost of the oversized component of the improvement and the design costs. 
Reimbursable construction costs shall be equal to the difference in cost between constructing the 
identified improvement and a standard eight (8) inch water line. Reimbursable Design and 
Construction Management costs are equal to 15% of the total project cost. 
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Springbrook Development Agreement 
Exhibit D-3 

1-SW Phase I Springbrook road corridor (Replace 800 If) 
2 -SW Phase I Springbrook road corridor improvements CIP #S4 (231 If) 
3-SW1 Phase I Railroad stormwater line bore 
4 -SW Phase I Zimri storm line (925 If) 
5-SVV Phase I Springbrook storm line (900 If) 

6 -SW 1 Phase I Detention/Water quality (7.200 sf) 
7 -SW Phase I! Villa storm line (1,300 If) 
8 -SW Phase II Mountainview storm line (700 If) 
s-sw Phase II Water quality swale (1,661 sf) 

10-SW2 Phase III Detention/Water quality (142,000 cf) 
11-SW Phase IV Mountainview storm line (925 If) 
12-SW Phase IV Water quality and flow control (39,000 cf) 
13-SW Phase V Villa storm line (2,400 If) 
14-SW Phase V Water quality swales (4,240 sf) 
15-SW Phase VI Crestview storm line ( 9 0 0 If) 
16-SW3 Phase VII Water quality and flow control (34,000 cf) 
17-SW Phase VIII Aspen storm line (2,500 If) 
18-SW Phase VIII Mountainview storm line (2,200 If) 
19-SW Phase VIII Water quality swale (7,500 sf) 
20-SW Phase iX Aspen storm line (1,100 If) 
21-SW Phase IX Water quality swales (6,600 sf) 
22-SW Phase X Water quality swale (6,600 sf) 
23-SW'- Phase XII Detention/Water quality (35,000 cf) 
24-SW Phase XIII Water quality swale (1,200 sf) 
25-SW I Phase XIV Aspen storm line (900 If) 

Phase XIV Water quality swales (2,670 sf) 
27-SW5 Phase XVI [Detention/Water quality 

Reimbursement/Credit Methodology: Reimbursement for Stormwater projects identified above 
shall be the sum of the land cost, oversized component of the facility, and the design costs. The 
land cost is equal to the Real Market Value of the land. The construction costs are those costs 
necessary to upsize (provide additional capacity) and can include such costs as the difference in 
pipe size, the difference in excavation costs and other similar costs. Reimbursable Design and 
Construction Management costs are equal to 15% of the total project cost. The dimensions of the 
water quality/flow control areas are approximate and based on the information available. Specific 
site plans and elevations will dictate final sizes. 

1Note: The applcian 
feet to 10,000 squa 
2Note: The applican 

Note: The applcian 
4Note: The applican 
sNote: The applican 

t will either have to complete 3 -SW or upsize the improvement 6 -SW from 7,200 square 
re feet. The improvements are currently under review. 

will either complete 10-SWor complete CIP #S-10 and Improvement #2 

will either complete 16-SW or complete CIP #H10 and Improvement #3 

will either complete 23 -SWor complete CIP #H13 

shall either complete 27-SW or complete CIP#S6 
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Springbrook Development Agreement 
Exhibit D-4 

1-T Phase I Zimri 3/4 street improvement (925 If) 
2-T Phase I Springbrook full street improvement (900 If) 
3-T Phase I! Villa full street improvement (1.300 If) 
4-T Phase II Mountainview 3/4 street improvement (700 If) 
5-T Phase II Mountainview Dip sight distance improvement 
6-T Phase III Crestview street improvement (1,700 If) 
7-T Phase III Haworth at Springbrook signalized intersection 
8-T Phase IV Mountaview 3/4 street improvement (1,500 If) 
9-T Phase V Villa full street extension (2,400 If) 
10-T Phase V Villa Hess Creek Crossing 
11-T Phase VII College 3/4 street imrpovement (1,100 If) 
12-T Phase VII Mountainview 1/2 street improvement (450 If) 
13-T Phase VII College at Mountainview Northbound Right Turn Lane 
14-T Phase VII College at E. Hancock Southbound Right Turn Lane 
15-T Phase VIII Mountainview 3/4 street improvement (2,200 If) 
16-T Phase VIII Aspen full street improvement (2,200 If) 
17-T Phase VIII Aspen 3/4 street improvement (600 If) 
18-T Phase IX Aspen 3/4 street improvement (1,700 If) 
•¿-T Phase XI Center 3/4 street improvement (1,218 If) 
20-T Phase XI Mountainview 1/2 street improvement (450 If) 
21-T Phase XII Zimri 1/4 street improvement (925 If) 
22-T Phase XIII Putnam 1/2 street improvement (1.050 If) 
23-T Phase XIII Benjamin 1/2 street improvement (750 If) 
24-T Phase XIV Aspen 3/4 street improvement (1.400 If) 
2 5-T Phase XIV Hess Creek Crossing (local) 
26-T Phase XIV Aspen Hess Creek Crossing 
27-T P- r .se XV Crestview 1/4 street improvement (550 If) 
28-T Phase XVI Crestview 3/4 street improvement (700 If) 
2S-T Phase XVI Mountainview 1/4 street improvement (1.700 If) 
30-T Phase XVI Mountainview at Villa signalized intersection 
31-T Phase XVI Mountainview at Aspen signalized intersection 
32-T Phase XVII Aspen 1/4 street improvement (1.000 If) 

Reimbursement/Credit Methodology: Reimbursement for Intersection projects identified above 
shall be the sum of the land cost for right-of-way or easements, the construction costs, and the 
design costs. The land cost is equal to the Real Market Value of the land. The reimbursable 
construction costs shall be equal to 100% of the construction costs. Reimbursable Design and 
Construction Management costs are equal to 15% of the total project cost. 

Reimbursement for Street Improvement projects identified above shall be the sum of the land cost, 
the oversized component of the facility and design costs. The land cost is equal to the Real Market 
Value of the land. Reimbursable construction costs shall be equal to the difference in cost between 
constructing the identified improvement and a "local street ". Reimbursable Design and Construction 
Management costs are equal to 15% of the total project cost. 

Note: The analysis is based on preliminary warrants and anticipated phasing. Updated traffic analysis will be 
conducted prior to improvement construction. 
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CITY OF NEWBERG TRANSPORTATION SYSTEM DEVELOPMENT CHARGE 

CALCULATION TABLE 

SDC = UNIT x ITE TRIP RATE x TRIP LENGTH x LINKED TRIP x $25 ».00 

ITE TRIP GENERATION RATES/ELNDT ADJUSTMENT FACTORS TABLE m 

ITE 
Land 
Use 

Code 

Average Weekday ITE 
Trip Rate 

Kijuividrnt 
Leßgih New 

ITE Land Use 

ITE 
Land 
Use 

Code 
Daily Trip 

Adjustment 
Factor 

Rate Unit (a) Trip 
Length 

Linked 
Trip 

RESIDENTIAL 

Single Family Detached 210 9.55 Dwelling Unit 1 1 

Multi-Family Attached 220 S.Q0 Dwelling Unit 1 1 

(MDR) 

Multi-Family Attached 220 6.47 Dwelling Unit 1 1 

(HDR) 

Residential Condominium 230 5,86 Dwelling Unit 1 1 

Manufactured Housing 240 4.81 Occupied 

Dwelling Unit 1 1 

Recreational Home/Condo 260 3.16 Dwelling Unit 1 1 

INSTITUTIONAL 

Track Terminals (b) 030 9.85 1,000 sfGFA 1 1 

Park (b) 411 2.23 Acres 1 

Marina 420 2.96 Docking 
Berths 

1 1 

Golf Course (c) 430 37.59 Holes 1 1 

Movie Theater (b) 443 1.76 Seats 1 1 

Racquet Club (c) 492 17.14 1,000 sfGFA 1 1 

Military Base 501 1.78 Employee 1 1 

Elementary School 520 1.09 Student 1 1 

Junior High School (e) 1.20 Student 1 1 

High School 530 1.38 Student 1 1 

Jr./Community College (b,d) 540 1.33 Student 1 1 

University 550 2.37 Student 1 1 

Church (c) 56Ü 9.32 1,000 sf GFA 1 1 

Day Care Center/Preschool 565 4.65 Student 1 1 

(c) 

Hospital 610 16.78 1,000 sfGFA 1 1 

Nursing Home 620 2.60 Occupied Bed 1 1 

BUSINESS & COMMERCIAL 

Hotel/Motel 310 8.70 Occupied 

Room 

.49 .75 

BusMing Materials/Lumber 812 30.56 1,000 sfGFA .49 .75 

Specialty Retail Center (b) 814 40.67 1,000 sfGFA .49 .75 

Discount Stores 815 70.13 1,000 sf GFA .49 .75 

Hardware/Paini Stores 816 51.29 1,000 sfGFA .49 .75 

\ j r er\-K„ta ' c 817 36.08 1,000 sfGFA .49 .75 

•>:• p- !. : Ce ' *r 820 

• t k - r IUL\ 820 167.59 1,000 sf GLA .49 .75 

-O'^'-'i" , ' f i .f OL \i 820 91.65 1,01» si GLA .49 .75 

. , . < ) . n j - w 9 9 ' / 9 - t o i Yt 820 70.67 1,000 si GLA .49 .75 

O "i 9'f) • f 0 1 A) 820 54,50 1,000 sf GLA .49 .75 

¡Mr, <<j 9V> -1 GLA) 820 46.81 1.000 sf GLA .49 .7.1 

. t'<MK*} !94 y w „ ( i U ) 820 42.02 1,000 sf GLA .49 .75 

.•<<) 4 CiI.X) &20 38.6S 1,000 -if GLA .49 .75 

H.ghl'irn .er S • !>..» 

K; I j i . r t .1 832 205.36 1,000 sfGFA .49 .75 

Fast Food Restaurant (c) 833 786.22 1,000 sfGFA .49 .75 

New Car Sales (b) 841 47.91 1,000 sfGFA .49 .75 

CITY OF NEWBERG TRANSPORTATION SYSTEM DEVELOPMENT CHARGE 

CALCULATION TABLE 

SDC = UNIT x ITE TRIP RATE x TRIP LENGTH x LINKED TRIP x $2f 

ITE TRIP GENERATION RATES/ELNDT ADJUSTMENT FACTORS TABLE 87 

ITE 
I.and 

Average Weekday ITE 

Usi-
Code 

Trip Rate Length New 

ITE Land Use 
Usi-

Code 
Daily Trip 

Adjustment 

Factor 

Rate Unit (a) Trip 
Length 

Linked 

Trip 

Service Station (b,d) 844 142.52 Gasoline Pump .49 .75 

Supermarket (b) 850 87.82 Employee .49 .75 

Convenience Market (c) 851 737.99 1,000 sfGFA .49 .75 

Apparel Store (d) 870 31.27 1,000 sfGFA .49 .75 

Furniture Store (c) 890 4.34 1,000 sfGFA .49 .75 

Bank/Savings: Walk-in (b) 911 140.61 1,000 sfGFA .49 .75 

Bank/Savings: Drive-in (c) 912 265.21 1,000 sfGFA .49 .75 

OFFICE 

Clinic (b) 630 23.79 1,000 sfGFA .96 1 

General Office 710 

(Under 100,000 sfGFA) 710 16.58 1,000 sf GFA .96 1 

(100,000-199,999 sfGFA) 710 14.Ü3 1,000 sfGFA .96 1 

(200,000 sf GFA and over) 710 11.85 1,000 sfGFA .96 1 

Medical Office Building 720 34.17 1,000 sf GFA .96 1 

Govt. Office Building, (b) 730 68.93 1,000 sfGFA .96 

State Motor Vehicles 
Department 

731 166.02 1,000 sf GLA .96 

U.S. Post Office (c) 732 87.12 1,000 sf GLA .96 1 

Research Center 760 7.70 1,000 sf GLA .96 1 

Business Park 770 14.37 1,000 sf GLA .96 1 

INDUSTRIAL 

General Light Industrial 110 6.97 1,000 sf GLA 1 1 

General Heavy Industrial (b) 120 1.50 1,000 sf GLA 1 1 

Industrial Park fc) 130 6.97 1,000 sfGFA 1 1 

Manufacturing 140 3.85 1,000 sfGFA 1 1 

Warehouse 150 4.88 1,000 sf GFA 1 1 

Mini-Warehouse 151 2.61 1,000 sfGFA 1 1 

Utilities fb) 170 1.06 Employees 

Wholesale 860 6.73 1,000 sfGFA f 
i 
I 
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(a) Abbreviations used in 'I n.t e* iurf.sv 

GFA - Gn. -. Hoof Area 

GLA - Gn-tt LeaiaNe Arc.i 

5.1 - M.JUUTC feet 

(b) The 1TE Trip Generation has less than 5 ¡todies supporting this average rate. 

\pplic«r.ts ire iii'iy*' < 1 k\ t t ondjc" A their AH -

mdepende 11 trip uene *!• d mi 'Upf< rt c i tiie.r «4 pi «.aiiur 

(c) He f tied relate<n h 1 rwv-ve.'r r •» r J ' i ei it ^ '¡K . * d \\ct ^ • a ^ 

t~.P ¡»ENEFUL« R ITR*EA 1 III 7" T/; R HÂ  a TL\IM«. TUM 8 

R'? at Jh.in f» 70 Kpp!.». .nb jr -»trm \y eu» t. l v>d u „ 

< \ 1 HI » j T •I'.ilir,? ' » t 11 'HI!1 i.i ^.PPJ T; c i L r • 1 \ 

(d) I he rtie wn ius . et ,1 ,[ -j. \ r ..Jed ti .n t«v ; ubl. hed p m {t A no >c \ 

generatu n r.i(e AppL^m-» are \trnnglv encouraged lo conduct, ui ti^ir 

expense, independent trip generation in support of their application. 

(e) Average of elementary and high school trip generation r 
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Proposed Text Amendment to the Newberg Development Code 

Part 11. SPRING BROOK DISTRICT (SD) 

151.425 DESCRIPTION AND PURPOSE. 
(A) The Springbrook District is intended to provide for a mixture of residential uses, 
commercial uses, hospitality/public uses, and light industrial uses. This mixture will 
provide for flexibility and innovation in design. 
(B) This section serves as a roadmap for development applications within the 
Springbrook District. This section explains the relationship between the Springbrook 
Master Plan document and the Newberg Development Code. Applicants should use this 
section as a starting point and a guide to determine the applicable procedures and 
standards for development within the Springbrook District. 

151.426 ADOPTION OF SPRINGBROOK MASTER PLAN. 
Development within this zone shall be governed by a master plan approved and accepted 
by the City Council which ensures internal compatibility of uses and activities as well as 
compatibility with adjacent uses. Development within the Springbrook District shall 
follow the applicable standards set forth in sections 151.425 through 151 .431 , and those 
standards set forth in the "Development Standards Matrix" in the Springbrook Master 
Plan. 

151.427 CONFLICT BETWEEN THE MASTER PLAN AND THE NEWBERG 
DEVELOPMENT CODE. 
In the case of a conflict between the Springbrook Master Plan (as implemented through 
this code) and the Newberg Development Code, the Springbrook Master Plan shall 
supersede. 

151.429 REVIEW PROCESS. 
Proposed development applications and land divisions within the Springfield District 
shall follow the established City of Newberg approval process, as set forth below: 
(A) Site Design Review 

(1) Applicability: All new development proposals are subject to the Type I and II 
Site design Review procedures set forth in the City of Newberg Development 
Code, as identified below. 

a) Type I: 
1. Single Family Residences; 
2. Duplexes; 
3. Institutional, commercial or industrial additions which do 

not exceed 1,000 square feet in gross floor area; 
4. Multi-family additions which do not exceed 1,000 square 

feet in gross floor area and do not add any new units, or new 
construction incidental to the main use on any existing 
developed site which do not exceed 1,000 square feet in 
gross floor area and do not add any new units. 

b) Type II: All other uses allowed in the Springbrook Land Use 
Districts as set forth in the Springbrook Master Plan. 
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(2) Requirements: Development proposals subject to Site Design Review shall 
follow the application requirements set forth in Newberg Code Section 
151.192 

(3) Criteria: All proposals subject to Site Design Review are subject to the 
criteria set forth in the Newberg Development Code, subject to the 
exceptions set forth in the '"Development Standards Matrix" in the 
Springbrook Master Plan. 

a) All multi-unit residential development shall follow the standards set 
forth in Newberg Development Code section 151 .195. 

b) The requirements of the Newberg Development Code 151 . 196 
through 151 . 197 (Additional requirements for Development in the C-
2 and C-3 Districts) shall not apply to development within the 
Springbrook District. 

(B) Land Division: 
(1) Applicability: All Land Division proposals will follow the Type II procedure 

identified in the Newberg Development Code section 151.022. The procedures 
set forth in Newberg Code Section 151.023 shall not be applicable. 

(2) Requirements & Criteria: 
i. Partition applications shall meet the criteria set forth in Newberg 

Development Code sections 151.241.1 through 151 .241 .2 , Type II 
process and criteria. 

ii. Subdivision applications shall meet the criteria set forth in Newberg 
Development Code sections 151.242.1 through 151.242.2, Type II unless 
otherwise set forth in the '"Development Standards Matrix" in the 
Springbrook Master Plan with the following exceptions: 

1. Subdivisions within the Springbrook District are subject to the 
lot area and dimensional requirements set forth in the 
Springbrook Master Plan. 

2. Subdivisions within the Springbrook District are not subject to 
development standards otherwise administered by the Site 
Design Review process in this section. 

151.430 CERTIFICATION OF COMPLIANCE WITH SPRINGBROOK DESIGN 
GUIDELINES HANDBOOK. 
Development proposals within the Springbrook District shall meet the private standards 
established by the property owner. The applicant shall provide written documentation to 
the City of Newberg demonstrating that each standard has been met. Compliance will be 
certified by the review authority through the Type I administrative process. The 
certification process shall exclude requirements of the City of Newberg Development 
Code and Comprehensive Plan. Conditions shall not be placed on certification approvals 
required by this subsection. 

151.431 MODIFICATIONS TO THE MASTER PLAN. 
(A) The following modifications to the Master Plan shall follow the Type I administrative 

procedure identified in the Newberg Development Code Section 151 .021 . 
a. Land Use District boundary modifications of no more than 1 acre 
b. Modifications to development standards set forth in the ""Development Standards 

Matrix" 
(B) The following modifications to the Master Plan shall follow a Type II procedure 

identified in the Newberg Development Code Section 151.022 
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Springbrook Master Subdivision 
Jiuie 2007 

o 150 300 600 D E 8 r O N I N C . 

Newberg, Oregon Tentative Plat 1 - C4.0 



EXHIBIT B 

SPRINGBROOK MASTER PLAN 
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SPRINGBROOK 



I N G B R O G T 

The Austin family appreciates the efforts of the City of Newberg staff and the 
many members of the community who have participated in the creation of the 

Springbrook Master Plan. 

Submitted to the City of Newberg on June 14, 2007 by WRG Design, Inc. 
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LANCASTER ENGINEERING 

321 SW 4th Avenue, Suite 400 

Portland, OR 97204 

(503) 248-0313 (phone) 

(503) 248-9251 (fax) 

CONTACTS: 

Tom Lancaster, PE 

Mike Ard, PE 

WETLAND AND 

PROTECTED SPECIES 

ASSESSMENT 
PACIFIC HABITAT SERVICES 

9450 SW Commerce Circle, Suite 180 

Wilsonville, OR 97070 

503-570-0800 (phone) 

503-570-0855 (fax) 

CONTACTS: 

Jennifer Goodridge, PWS 

John van Staveren, PWS 

ARBORIST 
WALTER H . KNAPP 

Silviculture & Urban Forestry 

7615 SW Dunsmuir 

Beaverton, OR 97007 

(503) 646-4349 (phone) 

(503) 265-8117 (fax) 

HOSPITALITY 

CONSULTANTS 
ARNSTAD & ASSOCIATES, INC. 

5995 Hillcrest Road 

Medford, OR 97504 

(541) 773-2445 (phone) 

(541) 318-1113 (fax) 

CONTACT: 

Mary Arnstad 

WATERFORD HOTELS & INNS INC. 

181 Second Ave Suite 580 

San Mateo, CA 94401 

(650) 347-1222 (phone) 

(650) 347-0118 (fax) 

CONTACT: 

Bruce Hraba, c H A 

MARKETING AND 

PUBLIC RELATIONS 
LEOPOLD KETEL & PARTNERS 

112 SW First Avenue 

Portland, OR 97204 

(503) 295-1918 (phone) 

(503) 295-3601 (fax) 

CONTACTS: 

Olga Haley, APR 

Amy Spreadborough 

Jerry Ketel 

John Russell 

A R C H I T E C T 
GGLO 

1301 First Avenue, Suite 301 

Seattle, WA 98101 

(206) 467-5628 (phone) 

(206) 467-0627 (fax) 

CONTACTS: 

Alan Grainger, AIA 

Bill Gaylord, AIA 

James Bradley, AIA 

Carol Schaefer 

Pamela Trevithick, AIA 

GEOTECHNICAL 

INVESTIGATION 
GEODESIGN, INC. 

15575 SW Sequoia Parkway, Suite 100 

Portland, o R 97224 

(503) 968-8787 (phone) 

(503) 968-3068 (fax) 

CONTACTS: 

Craig Ware, RG 

GENERAL CONTRACTOR 
LEASE CRUTCHER LEWIS 

921 SW Washington, Suite 150 

Portland, o R 97205 

(503) 223-0500 (phone) 

(503) 223-2874 (fax) 

CONTACTS: 

Bart Ricketts 

Mannie Mills 

Ted Gayman 

Giles Ganey 
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SPRINGBROOJC 

"We have had many o f f e r s over the years from developers who wanted to purchase our property. 
We could have sold it and lost control of the quality of the way it will look and feel." 

— Joan Austin. 
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I N T R O D U C T I O N 
The Springbrook Master Plan is the result of many years of dreaming and studying the 450-acre 

Springbrook property, located in northern Newberg. This plan has been developed for Springbrook 

Properties, owned by Joan and Ken Austin, with members of the Austin family, a team of expert 

consultants and in close coordination with the c i t y of Newberg and its citizens. The plan has been created 

in an effort to realize the personal vision of Joan Austin, and members of the Austin family, to revive the 

spirit of the historic Springbrook community and to create a special place within the City of Newberg. 

P U R P O S E 

The Springbrook Master Plan is intended to provide the framework for future development to occur that 

is consistent with the Proposed Conceptual Master Plan (pg. 29) for the property. The Master Plan functions 

in concert with the Springbrook Development Agreement and the City of Newberg's Development Code, 

primari ly the provisions set forth in Sections 151.25 through 151.30, Springbrook District which provides 

a "roadmap" for the land use processes and criteria applicable to future development of the site. 

O V E R V I E W 
The Springbrook Master Plan has been designed to provide information regarding the property and the 

details of the proposed development plan for the site. This information encompasses background research 

of the exist ing site condit ions including an investigation of exist ing util ities, infrastructure, land uses, 

natural resources and a survey of the property 's legal boundaries and topography. A special effort has been 

made to research the historical s ignif icance of the site and ref lect this history in the design and spirit of 

the development. The Springbrook Master Plan also presents the vision and goals for the property, as well 

as proposed land uses and detailed development plans for community theming features, parks and 

pedestrian systems, infrastructure improvements and util ity system plans. Most of the details in the 

document are provided for informat ion purposes only. They represent the vision and goals for the 

property, but many are conceptual at this time. The detai led requirements included in the Development 

Standards Matrix on pages 42-44 are the only binding requirements within this plan. 

DESIGN INC. I N T R O D U C T I O N 1 



T H E A U S T I N F A M I L Y 

The Austin family has lived in the Newberg area for seven generations. Through the generations, they have 

lived, worked and raised their famil ies in this special place. 

The Austin family has demonstrated their respect for their family's roots and decades old commitment to 

the land and its people through their tireless part icipation in the community — whether it has been the 

creation of local businesses that provide hundreds of jobs, serving on committees for local groups and 

causes or the generous giving of land and monetary resources — the Austin family has played a s ignif icant 

role in Newberg's evolving history. They have also been devoted stewards to hundreds of acres of land in 

the City of Newberg and in Yamhill County. The development of the Springbrook area is simply a 

continuation of their connection to this place. 

T H E V I S I O N 
Joan Austin has been purchasing property in northern Newberg near the campus of A-dec — which she 

owns with her husband Ken Austin — for over 35 years. Over time, she began to see that this property 

presented an opportunity to build upon the assets of her beloved town of Newberg and create a special 

place within the community where people could live, work and play. 

She imagined a luxury inn on the hillside looking down over a revived Springbrook vil lage, in the historic 

Springbrook community location. The vil lage could provide a vibrant focal point for people to gather, 

shop, dine, watch artists at work, attend a concert in a vil lage green or stroll through a farmer's market. A 

renovated school bui lding and a new church constructed in the spirit of the community 's historic church 

would provide an important connection to the past while welcoming the future. Centered around the 

vil lage, she envisioned a variety of wel l-designed neighborhoods, connected by walking and biking paths 

and neighborhood parks. 

It is this vision that the family has and will continue to work tirelessly to fulf i l l . The Master Plan document 

is an important piece in their effort to turn their vision into reality. 

I N T R O D U C T I O N DESIGN INC. 2 
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E X I S T I N G C O N D I T I O N S 
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1 . 1 S I T E L O C A T I O N 

The 450-acre site is located in northern Newberg, general ly north of Crestview Drive, east of College 

Street and west of Putnam Road. The entire site is located within the Urban Growth Boundary and City 

l imits of Newberg and is more precisely represented in the map above. 

The City of Newberg is located approximately 25 miles southwest of Portland, Oregon and is separated 

from urban areas to the north by the Chehalem Mountains. It is located in Yamhill County and is home to 

over 20,000 people. Its growth over the years is representative of the vital role it plays in the regional 

economy and the special place it holds in the heart of the community. It is unique in part because it 

provides many urban ameni t ies whi le ma in ta in ing a re laxed a tmosphere typical of a 

rural community. 

Its location provides access to numerous visitor destinations, recreational opportunit ies, scenic vistas, 

fresh agricultural products, wineries and fine dining. Among its popular visitor destinations are the 

Herbert Hoover House, George Fox University and the Evergreen Aviation Museum. Countless natural 

areas are within easy driving distance, providing opportunit ies for boating, f ishing, and hiking. These areas 

include Champoeg Park and other public spaces along the Wil lamette River. Yamhill County also contains 

several golf courses, one of which is located in the City of Newberg. Some of Oregon's most prized 

natural areas are approximately one hour away, with the Cascade Mountains to the east and the Pacif ic 

coastl ine to the west. The geography, soils and climate of the area provide an ideal environment for 

growing a variety of agricultural products. However, the area is probably best known for its vineyards. 

Yamhill County has over 25 wineries and has been recognized as one of the premier pinot noir producing 

areas in the world. 

E X I S T I N G C O N D I T I O N S DESIGN INC. 
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1 . 2 L A N D U S E S 

The majority of the Springbrook property is general ly agricultural and rural in nature; however, it contains 

several s ingle-family homes, the historic Springbrook Elementary School building, the Austin Industries 

buildings, the Hess Creek drainageway and the Springbrook Canyon drainageway. 

1 . 3 T O P O G R A P H Y 
The property mostly contains relatively flat agricultural lands. However, steeper forested areas as well as 

steep slopes are associated with the two natural drainage corridors. The general topography of the area is 

characterized as sloping from high points in the north down to low points in the south. A high point of 

approximately 450 feet above mean sea level (msl) exists north of Aspen Way, nearly centered in the 

middle of the proposed development, and a low point of 180 feet above msl exists north of Mountainview 

Drive at Hess Creek. Aside from the two drainageways, there are two topographical features that are 

prominent on the landscape. There is a knoll in the northeast quadrant of the site located north of the 

railroad, west of Springbrook Road and East of Zimri Drive. This area rises from approximately 260 feet 

msl to a height of approximately 340 feet msl. The second feature is a ridge that rises from Hess Creek to 

the northeast beginning at an elevation of approximately 240 feet msl rising to approximately 450 feet msl. 
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1 . 4 W E T L A N D S 
Pacif ic Habitat Services (PHS) conducted a protected species assessment and wetland determinat ion to 

estimate the size and location of potential wetlands on the subject site. A copy of their report has been 

included as an exhibit to the Development Agreement application package. PHS will perform a rare plant 

survey and wetland delineation of the property in Spring of 2007 which will determine the actual location 

and extent of exist ing wetlands. 

The report states that there are 14 potential wetlands sites identif ied on the 450-acre property (as shown 

on the next page). The proposed development is specif ical ly designed to preserve the highest quality 

streams and wetlands. The site contains approximately seven acres of marginal wetlands, most of which 

are degraded as a result of agriculture practices which limit wildl ife habitat. These wetlands, due to their 

low quality and scattered configurat ion, are proposed to be fi l led. These impacts will be mit igated in 

accordance with State and Federal regulations through the restoration and enhancement of the Hess Creek 

and Springbrook Canyon corridors on-site and off-site. The off-site project will enhance and restore an 

exist ing wetland on 30-acres, owned by a member of the Austin family and located south of the City of 

Newberg near the intersection of Highway 219 and the Wil lamette River. 

The City of Newberg does not regulate wetland impacts specifically. The Newberg Zoning Map identif ies 

that the subject site contains a portion of the Stream Corridor Overlay Zone (SC) corresponding with the 

location of Hess Creek and Springbrook Canyon. These areas of the subject property will general ly be 

preserved as open space and will be enhanced through the removal of invasive species and replanting of 

native species. Minor impacts to the SC Zone will be created by stream crossings necessary to maintain 

connectivity throughout the site. 

According to the PHS report, there were no rare species found on the site. However, the fol lowing rare 

species are known to occur within two (2) miles of the subject site: Chinook salmon, steelhead, and white 

rock larkspur. Spring-run Chinook salmon are known to occur in Springbrook and Hess Creek, although 

their distribution is unlikely to extend as far north as the subject property. During the site inspection, no 

white rock larkspur were identif ied, although port ions of the subject property contain habitat that could 

support their existence. If white rock larkspur is detected during the rare plant survey, the appropriate 

federal agencies will be contacted in order to ensure that all proper permits are received. 

E X I S T I N G C O N D I T I O N S DESIGN INC, 8 
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SPRINGBROOK 

1 . 5 T R E E R E C O N N A I S S A N C E 

Walter H. Knapp, a cert if ied arborist special izing in silviculture and urban forestry, conducted a tree 

reconnaissance for the subject property for the purposes of locat ing and describing general tree condit ions 

on the site. This information has been uti l ized in the design of the proposed development in order to 

preserve desirable trees or tree groves. A copy of the report has been included as an exhibit to the 

Development Agreement application package. Within this report, 17 specific areas were identif ied that 

contained individual trees and/or groves with conditions worthy of recognit ion. These areas have been 

highl ighted on the Tree Reconnaissance Map that follows. The majority of the trees and stands that were 

identif ied were considered to be in good to excellent condition. 

Area 1 is general ly in very good condition and is located adjacent to the intersection of College Street and 

Mountainview Drive. It consists of mostly Oregon white oak in good condit ion; however, the bigleaf 

maple, black cottonwood and black walnut scattered throughout the site are in poor condition. Area 2 is 

located southwest of Aspen Way and east of Hess Creek and consists of Oregon white oak in good 

condition. Area 3 is located north of Area 2 and consists of Douglas fir and incense cedar in poor 

E X I S T I N G C O N D I T I O N S 10 

condition. Area 4 is the Hess Creek drainageway and is the largest contiguous forested area on the site. It 

consists of Oregon white oak, bigleaf maple, Douglas fir, grand fir, black cottonwood, Oregon ash and 

madrone. While the trees within this area are in variable condit ion, the overall condit ion of the site is 

excellent if retained in its natural state and preserved as an open space. 

Area 5 is located on the highest point of the site, northeast of Aspen Way, and consists of Oregon white 

oak in excellent condition. Area 6 is located just southwest of Area 5 and consists of Oregon white oak, 

bigleaf maple and Douglas fir scattered across the hillside. They are general ly in poor condit ion, with a 

few individual trees in good condit ion. Area 7 is located adjacent to Areas 5 and 6 and consists of 

numerous Oregon white oak in good condit ion. These trees are part of a stand that extends east onto the 

neighboring property. 

Area 8 is located north of the exist ing intersection of Springbrook Road and Mountainview Drive and 

consists of two native Ponderosa pines. The western tree is a "specimen" tree. It is very large and is in 

DESIGN INC, 



'I drive through our property everyday 
and see these beautiful old trees. I 
want to keep as many of them as 

possible." — Ken Austin III 

Area 13 

excel lent condit ion. The other tree is in poor condi t ion. Area 9 is located just north of Area 8 and is a 

group of infected big leaf maples in poor condit ion. Area 10 is located just north of Areas 8 and 9 and is 

a Doug las f ir p lantat ion that is genera l ly in good condi t ion ; however , th inning wil l need to be conducted 

if this stand is to be reta ined. Area 11 is located direct ly north of Area 10 and consists of Doug las fir and 

Oregon white oak genera l ly in poor condi t ion ; however , the overal l condi t ion of the site is excel lent if 

reta ined in its natura l state. 

Area 12 is located in the northeast quadrant of the site just south of the ra i l road adjacent to Spr ingbrook 

Canyon and consists of scattered Oregon whi te oaks that are in excel lent condit ion. There is a 51- inch 

Black Walnut tree which is a " spec imen" tree in the soutwest corner. Area 13 is located east of the Hess 

Creek dra inage , direct ly north of Mounta inv iew Drive and consists of redwood, sequoia and wes tern red 

cedar in most ly good to excel lent condit ion. There is an 80-inch d iameter redwood tree which is 

cons idered a " spec imen" tree. The trees at the nor thern end of this sect ion are in poor condit ion. Area 14 

is located north of Area 13 and direct ly east of Hess Creek and consists of Oregon white oak, b lack 

cot tonwood, Scouler wi l low and Douglas f ir in variable condi t ion ; the Oregon white oaks are susta inable 

DESIGN INC, 

as a grove. Area 15 is located north of the ra i l road and east of Zimri Drive and consists of Oregon white 

oaks, Doug las firs, atlas cedars, bay laurels , incense cedars, Port Orford cedars, redwoods, g iant sequoias , 

Ponderosa pines, madrones , and hol lys all of which are in good condit ion. Area 16 is located south of the 

ra i l road and west of Spr ingbrook Canyon and consists of b lack wa lnut trees d ispersed throughout the area 

in poor condi t ion, but suitable for retent ion if preserved in their natural state. Area 17 conta ins the 

Spr ingbrook Canyon dra inageway which contains most ly Doug las fir and scattered black cot tonwood, 

Oregon white oak, and wil low. Whi le the trees wi th in this area are in var iable condi t ion, the overal l 

condi t ion of the site is excel lent if reta ined in its natura l state and preserved as an open space. 

As shown in the Tree Reconnaissance Report , the proper ty conta ins many acres wi th s igni f icant trees or 

tree groves. These trees are va lued for their maturity , species, and aesthet ic appeal . Several of the areas 

ident i f ied as excel lent or good have been preserved as either open space or for park deve lopment . Those 

sites include Areas 4, 5, 7, 10, 11, 12, 14, 15, 16, and 17. Individual trees that are in good or excel lent 

condi t ion and are des irable for retent ion in other areas wil l be reta ined through creative site des ign, 

if feasible . 

E X I S T I N G C O N D I T I O N S 40 
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R J N G B R O O L 

E X I S T I N G U T I L I T I E S 
Public util ities, including water, sanitary sewer, and stormwater drainage facil it ies general ly exist along the 

currently served by public utilities. Below is a summary of exist ing util it ies adjacent to and within the site. 

southern and western borders of the subject site. However, most of the land inside the site boundary is not 

1 . 6 W A T E R S Y S T E M 
The area south and west of the site is currently served by water ; however there are significant gaps in the 

exist ing water system that surrounds the site. Following is a summary of existing water facil it ies on or 

adjacent to the site. 

W E S T E R N M A S T E R P L A N B O U N D A R Y 

* College Street (south of Mountainview): 10-inch and 18-inch 

* College Street (north of Mountainview): 10-inch and 18-inch 

* North Center Street (at Pioneer Street): 6-inch 

* Hillsdale Drive: 8-inch 

* Foothills Drive: 8-inch 

* Sunset Drive: 8-inch 

* Henry Road: 8-inch 

* Dartmouth Street: 8-inch 

* North Center Street (north of Henry Road): 8-inch 

M I D / S O U T H E R N M A S T E R P L A N A R E A : 

* Mountainview (between College Street and Herman Street): 12-inch 

* Villa Road: 8-inch 

* Esther and Herman Street (A-dec property): 8-inch 
* Crestview (between Aspen Way & Mountainview): 8-inch 

E A S T E R N M A S T E R P L A N BOUNDARY: 

* Crestview (between Mountainview & eastern boundary): intermittent 8-inch 

* Springbrook Road (south of Crestview): 8-inch 

* Westlake Loop: 8-inch 

* Libra Street: 8-inch 

1 . 7 S A N I T A R Y S E W E R S Y S T E M 
Similar to the water system, the sanitary sewer system serves surrounding properties, but does not serve 

the interior of the site. Exist ing single-family homes on the site are served by individual septic systems. 

Following is a summary of exist ing sanitary adjacent to the site. 

W E S T E R N M A S T E R P L A N BOUNDARY: 

* College Street: 8-inch 

* Hillsdale Drive: 8-inch 

* Foothills Drive: 8-inch 

* Sunset Drive: 8-inch 

* Henry Road: 8-inch 

* Dartmouth Street: 8-inch 

* North Center Street (at Pioneer): 8-inch 

M I D / S O U T H E R N M A S T E R P L A N A R E A : 

* Mountainview Drive (College Street to Joan Austin Elementary): 8-inch 

* Villa Road: 8-inch 

* Thorne Street: 18-inch 

* Aspen Way (south of Mountainview): 8-inch 

E A S T E R N M A S T E R P L A N BOUNDARY: 

* Crestview Drive (Aspen Way to Mountainview: 8-inch 

* North Elliott Road: 8-inch 

* Crestview Drive (Mountainview to eastern boundary): 8-inch 

* Heater Street: 8-inch 

* Libra Street: 8-inch 

* Westlake Loop: 8-inch 
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1 . 8 S T O R M W A T E R S Y S T E M 
Exist ing public stormwater drainage facil it ies are minimal on the site. Below is a summary of exist ing 

drainage facil it ies on or adjacent to the site. 

* College Street: intermittent 12-inch piped ditch system 

* Herman Street (South of Mountainview): 15-inch 

* Mountainview (Herman Street to Aspen Way): ditch 

* Crestview Drive (Aspen Way to Springbrook Road): culverts and roadside ditches 

* Springbrook Road (south of Crestview): 12-inch 

* Libra Street: 12-inch 

* Heater Street: 12-inch 

Drainageways are present alongside most of the roadways within the site. Addit ional drainage ditches and 

drainageways run across the site and have historical ly provided water to agricultural uses or facil itated the 

movement of stormwater across the site to natural or constructed outfall locations. 

1 . 9 M O U N T A I N V I E W R E A L I G N M E N T 
Design and construction of the newly al igned Mountainview Drive (otherwise known as the S-Curve) is 

anticipated to be completed by the City of Newberg within the Springbrook Master Plan boundary. The 

re-a l ignment will include the fol lowing major upgrades to the City's water, sanitary sewer, and 

drainage systems and is expected to be completed by the end of 2007. 

M O U N T A I N V I E W D R I V E : 

* 24-inch water main 

* 12-inch to 18-inch wastewater main 

SPRINGBROOK R O A D (NORTH OF C R E S T V I E W ) : 

* 12-inch water main 

* 15-inch wastewater main 

SPRINGBROOK R O A D (SOUTH OF C R E S T V I E W ) : 

* 12-inch water main 

* 18-inch wastewater main 

* Water-quality tract/swale (eastside of Springbrook Road and south of Crestview Drive) 

* 30-inch stormwater main 

CRESTVIEW D R I V E (EAST OF M O U N T A I N V I E W ) : 

* 12-inch water main 

* 8-inch wastewater main 

* 24-inch stormwater main (northeast of roundabout) 

E X I S T I N G C O N D I T I O N S 14 6 L S I ft N I M L-
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S P R I N G B R O O K 

"I remember as a child my grandmother teaching my brother and me to respect our family, it's 
heritage and to value the history of our country. I continue to teach my family the same." 

— Loni Parrish 
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SPRINGBROOK 

2 . 1 T H E F A M I L Y T R E E 

The Austin Family has lived in the Newberg area for seven generations, beginning with George Kenneth 

Austin Jr.'s great great grandparents, Oregon Trail pioneers Stokley L. and Jul iza Jones, who came to the 

north Wil lamette Valley in the early 1850s. Their daughter, Louisa Jane, married Ken's great grandfather 

Joshua Eberhard in 1865. Shortly after, the two settled near Champoeg. Henry Austin, Ken's grandfather , 

moved to Oregon with his first wife , Mary Hobson, in 1876. Her father, Wil l iam Hobson, helped establish 

Newberg as a Quaker community. When Mary died in 1887, Henry married Barbara Eberhard, Joshua and 

Louisa's daughter. One of their two children was George Kenneth Austin Sr., Ken's father. 

Joan Zemke moved with her family from Minnesota to Dundee/Newberg in 1941. She first became 

acquainted with Ken at Newberg Union High, where she was one grade ahead of him in her studies. One 

of Ken's best friends, Don Fair, was dating Joan's older sister, Lenora Zemke, and helped make the 

arrangements in June 1952 for Ken and Joan to be formally introduced. They quickly became a couple, 

were engaged on Christmas Eve, and marr ied the fol lowing June. Son George Kenneth Austin III was born 

in 1954, daughter Loni Lynn Austin in 1958. Today, Ken III and his wife Celia have three sons, while Loni 

and her husband Scott Parrish have two daughters. 
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2 . 2 N E W B E R G ' S H I S T O R Y 

Oregon's first provisional government was established in 1843, in nearby Champoeg. Shortly afterwards, 

an increasing inf lux of pioneers settled in the Newberg area and began clearing land for farming. 

Newberg's early years were heavily inf luenced by the Friends Church, led by Wil l iam Hobson. His 

popularity drew a large number of Quakers to the area, mostly from Indiana and Iowa. In 1885, the 

Quakers founded George Fox University, formerly called the Pacif ic Academy, with Dr. Henry Minthorn 

as its first superintendent. In 1885, at the age of 9 years old, Herbert Hoover came to Newberg to live with 

his aunt and uncle Minthorn. He spent much of his boyhood in Newberg and later became the 31st 

president of the United States in 1928. His childhood home still exists today and is open for public 

viewing. Newberg continued to grow and become a community focal point. It formally incorporated as a 

city in 1893. 

2 . 3 S P R I N G B R O O K ' S H I S T O R Y 
The community of Springbrook grew up alongside Newberg. Its first buildings were the General Store and 

the New Friends Church, followed by the Springbrook Cooperative Cannery and the Springbrook 

Community School. These buildings gathered around the railroad line and train depot which connected the 

community to Portland to the northeast and Newberg to the southwest. Springbrook was a vital gathering 

spot for farmers and their families. Many worked at the cannery, worshiped and attended community 

events at the church and educated their children at the school. A detailed description and pictures of these 

buildings, which were critical to Springbrook's vitality, are provided on the fol lowing pages. 
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2 . 4 R A I L W A Y 
The f irst ra i l road through Spr ingbrook 

arrived in 1877. It was a steam-powered 

narrow-gauge train running three times per 

week . The train typica l ly carr ied one 

passenger coach and three freight cars. Local 

fruit farmers relied on the steam service to 

carry almost 1,700 crates of fruit per day to 

Port land markets . Af ter a series of 

ownership changes and a switch to standard-

gauge, the Red Electric service arrived in 

1914. It was named after the car's bright red 

color and the overhead electric lines that 

powered the train. The Red Electr ic 

provided reliable passenger transportat ion 

between Springbrook and Portland. 
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2 . 5 G E N E R A L S T O R E 
The Springbrook general store opened in 

1890. Early settler and land owner, Cyrus 

Hosk ins , bought the store in 1893 and 

expanded it to include a post off ice. The 

post off ice was originally called Hoskins, but 

was changed to Springbrook after it was 

d iscovered that another post of f i ce in 

Oregon had a lready c la imed the name 

Hoskins. The store sat across the street from 

the cannery and the train depot . The 

Springbrook Cooperative bought the store in 

1906, adding to the community 's commonly-

owned assets. The store returned to private 

ownership in 1945 and was destroyed by a 

fire in 1964. 
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2 . 6 C H U R C H 
Early res idents of Spr ingbrook at tended 

Friends Church meet ings in Newberg . 

However , t rave l ing the we t , rut ted and 

virtual ly impassible roads during the rainy 

winter months imposed a s ign i f icant 

cha l lenge . As a resu l t , Spr ingbrook 

communi ty members fo rmed their own 

Friends Church in the 1890s. They met in the 

or ig inal schoolhouse at f i r s t , and later 

constructed the Spr ingbrook Communi ty 

Church bui lding (1901). The church served 

as a cr i t ical ga ther ing p l ace , where 

community members held church services 

and other events. It was removed in the 

1990s due to its di lapidated state. The Austin 

Family has reta ined the or ig inal church 

steeple in hopes of giving it new life in the 

future. 
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Short ly af ter its open ing in 1906, the 

Springbrook Cooperative Cannery became 

the focal point of the community. Local 

fa rmers bui l t the cannery through a 

cooperative effort , each member purchasing 

shares to fund construction. This was a great 

benef i t to the farmers because the canned 

products brought greater profi t per pound of 

fru i t than they cou ld earn sel l ing fresh 

produce . The cannery employed several 

hundred workers who canned a variety of 

nationally recognized fruits, such as Gold 

Dollar strawberries, Black Cap raspberries, 

Loganberr ies , Hotchkins cherries, Bartlett 

pears and peaches . Dep l e t ed soils and 

chang ing markets eventua l ly s lowed 

production at the cannery, although many 

farmers in the area replaced their fruit crops 

with fi lberts and walnuts. The cooperative 

rebuilt the cannery after a fire in 1937 and 

owned it until 1967 when the Flav-R-Pak 

company purchased it. Flav-R-Pak closed the 

cannery a year later. 
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2 . 8 S C H O O L 
Springbrook's first school held its classes in 

a small schoolhouse (not pictured). In 1913, 

the Spr ingbrook Communi ty School was 

built. This second school (pictured bottom 

r ight) held both school classes, as well as 

some of the first Friends Church meetings. 

A third school, with a brick facade, was built 

in 1933 and later became the Chehalem 

Christian School. Though it is not in use, the 

bui lding remains today. 
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SPRINGBROOI 

3 . 1 A U S T I N F A M I L Y V I S I O N 
Joan Austin has been purchasing property in northern Newberg near the campus of A-dec — which she 

owns with her husband Ken Austin — for over 35 years. She did not start out with a vision to accumulate 

land in this area. In many cases, she was approached by property owners who asked if she would purchase 

their land. As the years passed, her land purchases accumulated. As they grew, so did the land's potential 

and promise to be something larger than its individual parts. 

She began to see that this property presented an opportunity to build upon the assets and history of her 

beloved home town of Newberg and to create a special place within the community where people could 

live, work and play. 

A vision emerged. She imagined a luxury inn on the hillside looking down over a revived Springbrook 

vil lage. The inn could provide high quality accommodations, spa facil it ies and fine dining for local 

residents and people visit ing Newberg and its many surrounding wine, agricultural and visitor destinations. 

A revital ized vil lage, in the historic Springbrook location, could provide a vibrant focal point where people 

could gather, shop, dine, meet for coffee or tea, watch artists at work, attend a concert in a vil lage green 

or stroll through a farmer's market. The only remaining bui lding from the original Springbrook, the brick 

schoolhouse constructed in 1933, could be transformed into an ideal location for community gatherings. 

The old church could be rebuilt and provide a unique place for weddings, with receptions held at the 

school. A new train depot could provide a stopping point for a train running from Portland to destinations 

in Yamhill County. 

Surrounding around the vi l lage, she envisioned a variety of wel l-designed neighborhoods, connected by 

walking and biking paths and neighborhood parks. 

3 . 2 G O A L S & O B J E C T I V E S 
Over the course of the last few years, the Austin family has ref ined the vision for the property and set 

forth the fol lowing key goals and objectives for future development. 

G O A L S AND O B J E C T I V E S : 

* Revive Springbrook as a community gathering place 

* Establish a village center as a focal point 

* Respect Springbrook community history 

* Preserve the historic Springbrook school building 

* Reflect the connection to agriculture and wine country 

* Create a strong neighborhood character 

* Integrate project design with surrounding neighborhoods 

* Preserve natural features and significant tree canopies 

* Create multi-use trails for pedestrians and bicyclists 

* Provide open space areas and community parks 

* Create distinctive neighborhoods, offering a variety of housing types 

* Encourage high quality architectural character 

* Feature an inn, restaurant and spa 

* Create employment opportunities 

"We've dreamed of this 
for years and years. 

We'll give it all we have." 
— Joan Austin 
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3 . 3 P R O P O S E D C O N C E P T U A L M A S T E R P L A N 
The family's visioning process with the project team has culminated in a concept plan that reflects their vision and has been designed to achieve their goals and objectives for the property. The development plan is reflected 

in the Proposed Conceptual Master Plan and Village Center plan (shown on the next page) . These plans lay the groundwork for a wel l -des igned, integrated community that is consistent with the 

family's vision. 

RESIDENTIAL NEIGHBORHOODS 

A variety of residential neighborhoods are located throughout the site, providing a total of over 1,200 

homes, townhouses and condominiums. Single-family detached homes will be provided on lots ranging in 

size from approximately 5,500 square feet up to one acre, ensuring that a variety of home and lot sizes will 

be available throughout the development. A mid-rise residential development is located west of Joan 

Austin Elementary School, just south of Mounta inview Drive. A mixture of townhouses and 

condominiums are anticipated for the area around the village. These residences will provide an urban ring 

around the community's core which will promote walking and ensure the vitality of the village center. 

These residential types also provide unique opportunities for families downsizing from larger homes and 

for families and individuals seeking first-time home buying opportunities. 

In addition to the City's required design review process, developers of the residential area will be required 

to obtain approval from a privately controlled review committee for their development plans. The 

committee will review the plans for consistency with a set of design guidelines and Codes, Covenants and 

Restrictions (CCRs). This review will ensure that the residential homes will feature high-quality 

construction and a design aesthetic that is consistent and appealing. 

PARKS AND OPEN SPACE 

Almost 50-acres of active and passive use parks are provided throughout the property. These parks and 

open spaces have been designed around natural areas, significant trees or tree groves, or located in order 

to provide recreational opportunities in close proximaty to neighborhoods. A network of pedestrian routes 

and trails connect neighborhoods and parks with the village center and other destination points within the 

site and on surrounding properties. The trails provided within the Hess Creek and Springbrook Canyon 

areas will contain a pervious material appropriate for this area. The remaining pedestrian network will be 

constructed of wide, hard-surfaced pathways flanked by landscaping and street trees. 

"We consistently hear from the wineries that their 
visitors are looking for a place to stay that o f f e r s an 
entire experience — a beautiful, relaxing place to stay 

with great regional food and wine. Our new inn, 
restaurant and spa will provide all of this and more." 

— Joan Austin 
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VILLAGE CENTER 

The design for the Village Center is schematic at this point in the development process. A detailed study 

of this area will be conducted which will result in a refined plan designed to create the vibrant gathering 

place envisioned by the Austin family. It will contain shops, restaurants, a village green for gathering and 

community events, and is anticipated to include the renovation of the existing school. The Village will be 

surrounded by higher density housing which will provide an intensity and vibrancy suitable for the 

community's core. 

HOSPITALITY 

A detailed study of the 35-acre hospitality site is currently underway. It is currently envisioned to include 

an 85-room luxury inn, spa, restaurant and meeting facilities. Due to the large size of the site and the 

family's desire to maintain the rural character, the design will also include significant landscaped areas and 

pathways. It will provide a new opportunity for luxury accommodations, dining and spa treatment that 

does not exist in this area. It will serve the local area and provide a draw for visitors exploring the region's 

special attractions. 

EMPLOYMENT 

Employment areas have been designated west of the village and east of A-dec. The area adjacent to the 

village is envisioned to include office employment with support retail, while the area adjacent to A-dec is 

anticipated for A-dec expansion. 

M I X E D - U S E 

The 10-acre Mixed-Use site may contain retail, residential and/or employment uses. It has been designed 

with flexibility in order to meet the needs of this area as it develops and the ability to adapt to evolving 

market conditions. 
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3 . 4 T R U E TO T H E H I S T O R Y 
The Austin family and development team have researched the history of the Springbrook community and 

are working to ref lect the site's history into the design of the community. Specifically, the family is hoping 

to retain and rehabil itate the exist ing Springbrook School and build a church near the old church location. 

They have also selected vernacular materials for the monument features located throughout the site. 

Addit ional opportunit ies to reflect the history of the area are being explored and could take a variety of 

forms, including a formal museum, a train depot for the new visitor train proposed for the area, outdoor 

plaques or signage, strategically placed display windows and seasonal events celebrating the area's history. 

The architectural design of the buildings in the Vil lage may take cues from the historic Springbrook 

buildings. They will not replicate these buildings, but are intended to be a modern interpretation of their 

historic forms. 

"It will be exciting 
to see Springbrook 
come to l i f e again." 

— Joan Austin 
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3 . 5 S U S T A I N A B I L I T Y 
The Austin family has been stewards of this land for decades. They have maintained its historic agricultural uses and preserved many areas in their natural state. The design of the site reflects this spirit of stewardship 

and incorporates many sustainable design features, from tree and wetland preservation to the use of water quality swales for stormwater treatment, narrow local streets, and dark sky street lights. 

WETLAND PRESERVATION 

The proposed development has been designed in order to preserve the highest quality streams and 

wetlands. The wetlands proposed for fill are scattered throughout the site and generally are not connected 

to the primary stream corridors. They are of marginal quality and degraded as result of agriculture 

practices and; therefore, only provide limited wildlife habitat. Despite their degraded condition, existing 

wetlands will be enhanced or new wetlands will be created at a mitigation site near the intersection of 

Highway 219 and the Willamette River. The proposed mitigation will improve and expand an existing 

wetland area, ensuring that it is a high quality wetland suitable for wildlife habitat. 

TREE PRESERVATION 

Many trees and tree groves throughout the site are being preserved through careful site design. The largest 

areas proposed for retention are located throughout the Hess Creek and Springbrook Canyon stream 

corridors. several other areas have been preserved either as open space or dedicated for park development. 

individual trees that are in good or excellent condition and are desirable for retention are being preserved 

through creative site design. Three "specimen" trees, a 48-inch Ponderosa pine located north of 

Springbrook Road and east of Mountainview Drive, an 80-inch diameter redwood located north of 

Mountainview Drive and east of Hess Creek, and a 51-inch Black Walnut located on the west side of 

Springbrook Canyon will also be preserved and featured in the site design. 

WATER QUALITY SWALES 

The City of Newberg does not require stormwater treatment prior to release into the public stormwater 

system. However, the stormwater design for the site incorporates water quality swales for most of the 

property. The water quality swales will meander through the site, designed to blend in with the natural 

topography. They will be planted with native plants suitable for wet soil conditions, thus creating an 

aesthetically appealing natural feature. These swales will filter out particulates and reduce f low velocity 

before releasing the water into Hess Creek and Springbrook Canyon. These measures will help to ensure 

the water quality of these significant natural drainage systems. 

NARROW STREETS 

The local streets featured in the site layout are narrower than the City of Newberg's standards in order to 

minimize the amount of impervious area, stormwater runoff and treatment and maximize the landscaped 

areas f lanking the road. Instead of the standard 32-foot wide paved section and five-foot landscaped strip, 

the development features a 28-foot wide paved section and seven-foot wide landscaped areas. The 

narrower street cross-section will ensure safe passage of vehicles and emergency response vehicles through 

the arrangement of driveways and maintaining a meandering, yet continuous, 21-foot wide travel lane with 

parking on either side of the street. 

D A R K - S K Y STREET LIGHT 

A dark-sky street light with the Hadco "Richmond" luminaire has been selected for all the primary streets 

throughout the property. This "cutof f" luminaire will focus almost all light downwards, reducing light 

pollution and optimizing star gazing opportunities. A conceptual image of this street light has been 

provided on page 50 of this document. 
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4 . 1 E X I S T I N G C O M P R E H E N S I V E P L A N A N D Z O N I N G D E S I G N A T I O N 

COMPREHENSIVE PLAN DESIGNATIONS 

The site contains a wide range of Comprehensive Plan Designations, including Commercial (COM), 

Industrial (IND), Low Density Residential (LDR), Medium Density Residential (MDR) and High Density 

Residential (HDR). The acreages of each designation are outlined in the following table and shown in 

detail on the Existing Comprehensive Plan Map. 

ZONING DESIGNATIONS 

The site contains a wide range of Zoning Designations, including Neighborhood Commercial (C-1), 

Commercial (C-2), Limited Industrial (M-1), Light Industrial (M-2), Stream Corridor Overlay (SC), Low Density 

Residential (R-1) and Medium Density Residential (R-2). The acreages of each designation are outlined in the 

following table and shown in detail on the Existing Zoning Map. 

COMPREHENSIVE PLAN DESIGNATIONS ACREAGE 

COMMERCIAL ( C O M ) 2 0 ACRES 

INDUSTRIAL ( I N D ) 7 7 ACRES 

LOW DENSITY RESIDENTIAL ( L D R ) 2 9 4 ACRES 

MEDIUM DENSITY RESIDENTIAL ( M D R ) 9 0 ACRES 

H I G H DENSITY RESIDENTIAL ( H D R ) 2 ACRES 

ZONING DESIGNATIONS ACREAGE 

NEIGHBORHOOD COMMERCIAL ( C - 1 ) 2 ACRES 

COMMERCIAL ( C - 2 / P D ) 1 7 ACRES 

LIMITED INDUSTRIAL ( M - 1 ) 3 4 ACRES 

LIGHT INDUSTRIAL ( M - 2 ) 4 4 ACRES 

STREAM CORRIDOR OVERLAY ( S C ) 2 0 ACRES 

LOW DENSITY RESIDENTIAL ( R - 1 ) 2 8 3 ACRES 

LOW DENSITY RESIDENTIAL ( R - 1 / 0 . 1 ) 2 1 ACRES 

LOW DENSITY RESIDENTIAL ( R - 1 / 0 . 4 ) 4 ACRES 

MEDIUM DENSITY RESIDENTIAL ( R - 2 ) 7 8 ACRES 
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4 . 2 P R O P O S E D L A N D U S E S 
A Development Agreement application package which among other applications includes Comprehensive Plan and Zoning Map and Text Amendments is being submitted to the City of Newberg under separate cover for 

the Springbrook property. The Comprehensive Plan and Zoning Map Amendments propose the establishment of the existing "Springbrook District" Comprehensive Plan and Zoning designations on the entirety of the 

site. The Comprehensive Plan Map Amendment and Zoning Map Amendment exhibits that depict the proposed designations on the subject site. While one Comprehensive Plan designation is proposed for the entire site, a variety 

of uses will occur on this property. A description of the primary uses allowed on the property are provided below. These uses have been separated into three primary use categories: residential, employment and 

commercial , which is consistent with the broad categorization found in the City of Newberg's Comprehensive Plan. The descriptions below provide the range in the number of residential units, and commercial and 

industrial square footages that may occur on this property. These estimates reflect anticipated outcomes, not minimums or maximums required and are intended to assist the City of Newberg with monitoring and meeting 

its long-term planning targets. The estimates are based upon the Land Use Districts described in the following pages, specifically acreages and allowed uses associated with each district. 

RESIDENTIAL 

Two primarily residential land use districts are provided in the Master Plan, the Low Density Residential and 

Mid-Rise Residential District. Residential uses are also anticipated to occur at a secondary level in the Village 

and Hospitality Districts. The Low Density Residential District contains 349-acres and will be characterized 

by single-family detached housing typically ranging in size from 5,500 square feet to one acre and yielding 

from 800 to 1,000 units. The Mid-Rise Residential District contains approximately 12-acres and will be 

characterized by dense single-family attached housing on small lots and/or condominiums and yielding 150 

to 220 units. The Hospitality District may include some small scale residential component. These units will 

be incorporated into the design and function of the inn and may yield up to 24 units. The Village District 

will include condominiums and townhomes on small lots yielding 140 to 170 units. It may also include 

residential development south of Crestview Drive. While this area is anticipated to be mixed use, it could be 

developed entirely with residential uses. If this occured, this 9-acre site could create between 48 and 68 

residential units. The total residential units anticipated on this property could range from 

1,108 to 1,482 units. 

EMPLOYMENT 

Two primary areas, totaling 32-acres, have been designated for employment generating uses. Assuming a 

lot coverage of .25 and 2-story development, a total of 696,960 square feet of employment generating uses 

could be created. 

COMMERCIAL 

One area, totaling 13-acres has been designated for commercial uses. Assuming a lot coverage of .30 and 

one-story development, a total of 169,884 square feet of retail is anticipated. Retail is also anticipated to 

occur in the Village and may represent up to 35% of that area. Assuming a lot coverage of .30 and one-

story development, a total of 187,525 square feet of retail may occur. Total retail uses resulting from the 

Springbrook development could range up to 344,342 square feet. The 39-acre Hospitality District is 

anticipated to include a luxury inn with approximately 85 rooms, a 11,000 square foot spa, 4,000 square 

foot restaurant and 16,000 square feet of meeting facilities. 
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4 . 3 P R O P O S E D L A N D U S E D I S T R I C T S 
The following six Land Use Districts have been established across the Springbrook property in order to 

provide a regulatory framework for development consistent with the vision for this property. The 

Development Standards Matrix sets forth standards for development within each District. In most cases, the 

City's standards apply to development within the Springbrook property. However, in certain situations 

alternative standards or processes have been provided which ref lect the vision and the creative design 

result ing from master planning the entire property. The standards included in the matrix are the only 

binding requirements included in the Master Plan. 

"This will provide Newberg 
with vitality for years to come." 

— Ken Austin III 
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D E V E L O P M E N T S T A N D A R D S M A T R I X 

D E V E L O P M E N T L O W D E N S I T Y M I D - R I S E N E I G H B O R H O O D 
E M P L O Y M E N T V I L L A G E H O S P I T A L I T Y 

S T A N D A R D S R E S I D E N T I A L R E S I D E N T I A L C O M M E R C I A L 
E M P L O Y M E N T V I L L A G E H O S P I T A L I T Y 

S T A N D A R D S R E S I D E N T I A L R E S I D E N T I A L C O M M E R C I A L 

ALLOWED USE* • Detached Dwelling Units • Attached Dwelling Units • Retail • Office • Retail • Hotel 

• Manufactured Home • Manufactured Home • Restaurants • Light Industrial • Restaurants • Restaurants 

• Accessory Dwellings • Detached Dwelling Units • Office • Supporting Retail • Attached Dwelling Units • Spa 

• Home Occupations • Multi-Family Units • Medical Clinics • Day Care • Manufactured Home • Meeting Facilities 

• Passive or Active Use • Home Occupations • Financial Institutions • Any other building or use • Multi-Family Units • Detached Dwelling Units 

Parks • Passive or Active Use • Civic Uses: determined to be similar to • Home Occupations • Manufactured Home 

• Civic Uses: Parks Post Office uses listed in this District • Church • Home Occupations 

Post Office • Civic Uses: Museum • Artist Studios • Retail 

Museum Post Office Community Center • Passive or Active Use • Museum 
Community Center Museum Library Parks • Artist Studios 

Library Community Center • Day Care • Civic Uses: • Agricultural Production or 

School Library • Group Care Facilities Train Depot Processing 

• Day Care • Day Care • Any other building or use Community Center • Passive or Active Use 

• Group Care Facilities • Group Care Facilities determined to be similar to Museum Parks 

• Church • Church uses listed in this District Post Office • Any other building or use 

• Any other building or use • Any other building or use Library determined to be similar to 

determined to be similar to determined to be similar to • Day Care uses listed in this District 

uses listed in this District uses listed in this District • Financial Institutions 
• Winery 
• Medical Clinics 
• Office 
• Any other building or use 

determined to be similar to 
uses listed in this District 

PROHIBITED USE Home Occupation Signs Home Occupation signs Drive throughs, outside storage; Outside storage or processing of Drive throughs, outside storage; 
temporary storage allowed materials temporary storage allowed 

NEWBERG ZONE DISTRICT R-1 R-2 and R-3 C-1 M-1, but office is not allowed C-3 No comparison 
MODELED AFTER * * 

BUILDING AND SITE STANDARDS 

BUILDING HEIGHT R-1 (Two and a half stories or 30 35 feet (R-3 requires two and a C-1 (Two and a half stories or M-1 (No limit, except near C-3 (No limit, except near Five stories or 75 feet 
feet) half stories or 30 feet) 30 feet) residential) residential) 

YARD SETBACK REQUIREMENTS 

FRONT YARD SETBACK R-1 (Minimum 15 feet) R-3 (Minimum 12 feet) C-1 (Minimum 10 feet) No minimum (M-1 requires a No minimum setback. No Minimum 20 feet or equal to 
minimum of 20 feet) maximum setback, if area height of building, if adjacent to 

between building and property residential uses 
line contains public space or 
landscaping (C-3 provides no 
minimum, but a maximum of 20 
feet) 
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D E V E L O P M E N T 

S T A N D A R D S 

L O W D E N S I T Y 

R E S I D E N T I A L 

M I D - R I S E 

R E S I D E N T I A L 

N E I G H B O R H O O D 

C O M M E R C I A L 
E M P L O Y M E N T V I L L A G E H O S P I T A L I T Y 

INTERIOR YARD SETBACKS R-1 (Minimum 5 feet) R-3 (Minimum 5 feet) C-1 (None) M-1 (None) C-3 (None) Minimum 20 feet 

SETBACKS AND YARD 

RESTRICTIONS AS TO SCHOOLS, 

CHURCHES, PUBLIC BUILDINGS 

Does not apply 
(Otherwise it would) 

LOT REQUIREMENTS Minimum 5,000 square feet (R-1 
requirement is 7,500 square feet) 

Minimum 1,800 square feet 
(R-2 and R-3 requirement is 
5,000 square feet) 

C-1 (Minimum 5,000 square feet) M-1 (Minimum 20,000 square 
feet) 

C-3 (Minimum 1,800 square feet) Minimum 5,000 square feet 

LOT COVERAGE AND PARKING 

COVERAGE REQUIREMENTS 

(1) Maximum Lot Coverage: 50% 
(R-1 requirement is 30%) 
(2) Maximum Parking Lot 
Coverage: 30%(R-1 requirement 
is 30%) 
(3) Maximum Combined Lot 
Parking Lot Coverage: 75% (R-1 
requirement is 60%) 

(1) Maximum Lot Coverage: 80% 
if parking is located in an 
underground structure; otherwise 
50% 
(2) Maximum Parking Lot 
Coverage: 30%, unless parking is 
located in an underground 
structure (R-3 requirement is 
30%) 
(3) Maximum Combined Lot 
Parking Lot Coverage: 75% (R-3 
requirement is 70%) 

Does not apply Does not apply Does not apply Does not apply 

LANDSCAPE AND OUTDOOR AREAS 

REQUIRED MINIMUM 

STANDARDS 

Private area requirements based 
upon use of will apply 
Area requirements: Min. 15% 

Private area requirements based 
upon use of will apply 
Area requirements: Min. 15% 

Area requirements: Min. 15% Area requirements: Min. 15% C-3 (Exempt from 15% 
minimum landscape 
requirements) 

Private area requirement based 
upon use will apply 
Area requirements: Min. 15% 

SIGNS 

EXEMPTIONS Landscape Monument Signs, as 
indicated on the Gateway Features 
Plan and Gateway Features Concepts 
are exempt from this standard 

Landscape Monument Signs, as 
indicated on the Gateway Features 
Plan and Gateway Features Concepts 
are exempt from this standard 

Landscape Monument Signs, as 
indicated on the Gateway Features 
Plan and Gateway Features Concepts 
are exempt from this standard 

Landscape Monument Signs, as 
indicated on the Gateway Features 
Plan and Gateway Features Concepts 
are exempt from this standard 

Landscape Monument Signs, as 
indicated on the Gateway Features 
Plan and Gateway Features Concepts 
are exempt from this standard 

Landscape Monument Signs, as 
indicated on the Gateway Features 
Plan and Gateway Features Concepts 
are exempt from this standard 

SIGN REQUIREMENTS Assume R-1 zone for applying 
standards in these sections 

Assume R-3 zone for applying 
standards in these sections 

Assume C-1 zone for applying 
standards in these sections 

Assume "Other Zone" or "All 
Zone" for applying standards in 
these sections 

Assume C-3 zone for applying 
standards in these sections 

Assume "Other Zone" or "All 
Zone" for applying standards in 
these sections 
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D E V E L O P M E N T 

S T A N D A R D S 

L O W D E N S I T Y 

R E S I D E N T I A L 
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R E S I D E N T I A L 

N E I G H B O R H O O D 

C O M M E R C I A L 
E M P L O Y M E N T V I L L A G E H O S P I T A L I T Y 

OFF STREET PARKING REQUIREMENTS 

REQUIRED OFF-STREET 

PARKING 

R-1 (off-street parking is 
required) 

"Other Zones" (off-street 
parking is required) 

C-1 (off-street parking is 
required) 

"Other Zones" (off-street 
parking is required) 

Parking studies will be required 
to be submitted with each phase 
of development in the Village 
District in order to ensure the 
parking provided is sufficient for 
the proposed use or uses (off-
street parking is not required in 
the C-3 zone) 

"Other Zones" (off-street 
parking is required) 

PARKING SPACES REQUIRED Requirements based on use apply Requirements based on use apply Requirements based on use apply Requirements based on use apply Requirements based on use apply Requirements based on use apply 

PARKING REQUIREMENTS FOR 

USES NOT SPECIFIED 

Uses not listed in table 
determined through Type I 
procedure 

Uses not listed in table 
determined through Type I 
procedure 

Uses not listed in table 
determined through Type I 
procedure 

Uses not listed in table 
determined through Type I 
procedure 

Uses not listed in table 
determined through Type I 
procedure 

Uses not listed in table 
determined through Type I 
procedure 

* U s e s n o t i d e n t i f i e d h e r e i n sha l l b e r e v i e w e d a n d i f f o u n d to be s i m i l a r to the a l l o w e d u s e s sha l l b e a p p r o v e d t h r o u g h a T y p e I p r o c e s s . 

** W h e n the m o d e l z o n e r e q u i r e m e n t a p p l i e s , t he z o n e is l i s t e d in the t a b l e w i t h the r e q u i r e m e n t in ( ) , o t h e r w i s e the a l t e r n a t i v e s t a n d a r d is s t a t e d . 
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VJPRINGBROOL' 

5 . 1 C O M M U N I T Y T H E M I N G 
The Springbrook Master Plan area will have a visual continuity along its pr imary transportat ion routes, its 

public spaces and throughout the entire community. These themed elements featured throughout the 

property will provide consistency and assist in def in ing the community identity and emphasize the vision 

for the area. Mountainview Drive is a primary route through the development and its prominence has been 

underscored with a unique visual design which is shown on the Mountainview Perspective image that depicts 

a "typical" section. It features a wide landscaped area along its north side, an eight-foot wide meander ing 

pedestrian and intermittent landscaped median. These features provide an attractive streetscape and a 

pedestr ian-fr iendly environment which will encourage residents to walk to nearby destinations. 

Entry monument features and extensive landscaping are located at key entrances across the site along 

College Street, Mountainview Drive, Center Street, Aspen Way, and Crestview Drive and provide a rich and 

invit ing focal point at these locations. These entries ref lect a hierarchy of prominence determined by the 

level of use at each entry. While the size and complexity of these features vary, they feature similar 

materials and thus provide a visual consistency throughout the property. The location of these features is 

indicated on the Gateway Features Plan and the design of these features are shown on the Gateway Features -

Concept Plan exhibit which depicts monument signs and walls constructed out of stone and rough-hewn 

timbers. The combination of these vernacular materials creates a rough elegance which respects the 

historical agricultural and natural areas on the property while featuring a high-quality aesthetic. 

The Community Elements exhibit provides an array of images selected to communicate conceptual ly the type 

of materials, street l ighting and street furniture present primarily in the Vil lage, but also in other highly 

visible areas of the property. 

"There is nothing like this 
in Oregon at this point." 

— Celia Austin 
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5 . 2 P A R K S A N D T R A I L S 

As shown on the Parks and Pedestrian Circulation Plan, over 10% of the Springbrook property, nearly 50-acres, has been dedicated to park uses. Three types of parks are provided. Passive, Active and Multi-Purpose Parks are 

provided in order to reflect their location and purpose. These parks will be privately owned, but will be open to the general public. 

PASSIVE PARKS 

Two of the three Passive Parks, Hess Creek Park and Springbrook Canyon Park, will be enhanced through 

the removal of invasive species where possible and the creation of pedestrian routes and amenities. These 

parks are intended to be preserved in their natural state in order to provide a unique opportunity for 

residents to experience these high quality natural areas. Tree Grove Park features a variety of existing trees 

in good to excellent condition which will be preserved. Minimal improvements are envisioned in order to 

preserve these high quality trees. 

ACTIVE PARKS 

A total of five Active Parks are located throughout the site. Two Central Parks are located adjacent to Hess 

Creek, which provides access to a large natural resource and community focal point. They will include 

grassy areas and play structures. 

Three Neighborhood Parks are scattered throughout the development and are intended to provide grassy 

areas and opportunities for active play in close proximity to the residential neighborhoods. The Parks and 

Recreation - Concept Plan provides a conceptual depiction of the amenities and design typical for these parks. 
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MULTI-PURPOSE PARKS 

Two Multi-Purpose Parks, including the Village Green and Big Tree Park, are located in the eastern portion 

of the development. The Village Green will be designed to accommodate a wide-variety of community 

functions appropriate to its location in the Village. This might include a farmers market or a summer 

concert series. The purpose of this park is to create an outdoor community gathering place for local events 

and festivities. Big Tree Park has been design primarily to preserve the large trees in that location and to 

connect the neighborhood to Springbrook Canyon. It will contain lawn areas which will be maintained and 

will provide opportunities for either passive uses or a game of catch. All parks have been located in order 

to ensure all residents of Springbrook are able to access a park within walking distance of their home. 

f 

PEDESTRIAN CIRCULATION 

A network of pedestrian routes and trails connect all the neighborhoods and parks with the Village and 

other destination points within the site and surrounding properties. A primary route is located along the 

north side of Mountainview Drive. It provides a wide, meandering pedestrian route and a major east-west 

connection. Other routes are provided alongside streets, between streets or through parks. Pervious trails 

will be located in Hess Creek and Springbrook Canyon Park and will provide access to these natural areas. 

These trails connect to the surrounding pedestrian network at numerous points in order to ensure 

connectivity throughout the site. Opportunities for trailhead locations have been identified on the Park and 

Pedestrian Circulation Plan. The design of these sites, which are conceptual at this point, may include 

features of pedestrian interest, wayfinding and pedestrian amenities. 
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SPRINGBROOK 

6 . 1 S T R E E T C L A S S I F I C A T I O N S 
The Springbrook property contains transportat ion routes that provide critical l inkages between the site 

and surrounding areas. The exist ing primary routes are Mountainview Drive, Crestview Drive, Springbrook 

Road, Zimri Drive, Aspen Way and College Street. As a result of future development on this site, 

additional routes including the extensions of Vil la Road and Center Street will be constructed. The 

location and street classif icat ions of these transportat ion routes are identif ied on the Street Classification 

Map that follows. 

6 . 2 T R A F F I C I M P A C T S T U D Y 
A Traff ic Impact Study (TIS) was conducted by Lancaster Engineer ing in order to analyze the impacts of 

the proposed development on the transportat ion system. Specifically, it determines the trip generat ion 

result ing from the development ref lected in the Proposed Conceptual Master Plan, shown on page 29, in 

comparison to the trips that would be generated by the worst-case development scenario al lowed under the 

exist ing Comprehensive Plan designations on the property and the mitigat ion necessary to address 

identif ied impacts created by the development. 

The TIS assumed the development of approximately 450-acres consist ing of approximately 1,167 single-

family dwellings, 264 condos/townhouses, a 110-room luxury inn, 342,000 square feet of retail commercial 

space and 667,000 square feet of employment/off ice space to de developed within a seven year period. 

The trip generat ion estimates determined that approximately 1,969 trips would be generated from the site 

at full bui ld-out during the morning peak hour and 2,566 trips would be generated during the evening 

peak hour. 

The TIS concluded that development of the site pursuant to the Proposed Conceptual Master Plan will 

generate fewer trips than would be generated from the site under a reasonable worst-case development 

scenario under the exist ing zoning. Therefore, the proposed Springbrook development will not have a 

s ignif icant impact on the Newberg transportat ion system, which is in compliance with the Transportat ion 

Planning Rule. The applicant is proposing to establish a Trip Cap at 2,744 net new trips during the evening 

peak hour in order to ensure that the site will not exceed the volumes previously planned for the subject 

property. Future development phases will be required to provide trip generat ion assumptions for their 

impacts to the transportat ion system. The culmination of trips generated by the entire development may 

not exceed the established Trip Cap. 

Lancaster Engineer ing has identif ied several mit igat ion measures needed to maintain acceptable operation 

(level of service) of the transportat ion facil it ies that will be impacted by the development. These 

improvements are shown on the Transportation Improvements plan on the fol lowing page. They include 

signalized intersections on Mountainview Drive at Vil la Road and at Aspen Way, as well as, Springbrook 

Road and Haworth Road, as traff ic warrants are met for each intersection. A northbound right-turn lane 

is proposed for the intersection of College Street and Mountainview Drive. A southbound right-turn lane 

is proposed for the intersection of College Street and East Hancock Street; however, the TIS recommends 

that this improvement be reevaluated in the future as it may not be needed due to the t iming of the 

Newberg-Dundee bypass. 
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P R O P O S E D U T I L I T I E S 

As deve lopment occurs wi th in the Spr ingbrook Master Plan area, addit ional publ ic faci l i t ies and some private ut i l i t ies wil l be constructed to serve each new phase of deve lopment . Construct ion of publ ic ut i l i t ies wil l be 

guided by the Water, Sanitary Sewer, and S tormwater Dra inage Plans deve loped in conjunct ion wi th this Master Plan. The overal l plan for uti l i t ies is d iv ided into two tiers: the Principal Inf rast ructure Framework which 

provides the "backbone" infras t ructure and the Secondary Inf ras t ructure Framework which provides direct service to individual propert ies . 

7 . 1 P R I N C I P A L I N F R A S T R U C T U R E 
The pr incipal infras t ructure represents the major improvement projects necessary to ensure that future deve lopment occurs in an organized and coord inated manner . Depend ing on size and locat ion, each individual 

deve lopment area is dependent on all or a port ion of this pr incipal infras t ructure . Because t ransporta t ion is a crit ical infras t ructure e lement , the uti l i ty plan is coordinated wi th p lanned t ransporta t ion improvements . 

As part of the master p lanning process , the Spr ingbrook Propert ies des ign team worked wi th the City of Newberg to study the project area and ident i fy ex is t ing uti l i t ies wi th in the Master Plan area. The team comple ted 

an analys is us ing an aerial topographic survey of the property , Geographic Informat ion Systems (GIS) c i tywide data, site observat ion , several meet ings wi th City staff , and adopted faci l i ty master plans. 

W A T E R S Y S T E M 

As ident i f ied in the Proposed Utilities - Water System p lan, new water mains and l ines wil l be constructed , 

some exis t ing water mains wil l need to be upgraded and other ex is t ing mains wil l be extended f rom their 

current terminus to serve the site. The proposed pr incipal water system creates the "back bone" to the 

water looping system. As areas develop in the future , local water l ines wil l connect to the pr incipal system 

in order to provide adequate water capaci ty and pressure for the entire system as well as a secondary water 

system. Fol lowing are the pr incipal water system improvements . 

Mountainview Drive (N. Center Street to NE Zimri Drive): upgrade to 24-inch main line 

Villa Road (north of Mountainview): construct new 24-inch main line 

Aspen Way (north of Mountainveiw): construct new 24-inch main line 

NE Zimri Drive: construct 24-inch main line 

Springbrook Road (north of railroad): construct new 12-inch main line 

S A N I T A R Y S E W E R S Y S T E M 

As ident i f ied in the Proposed Utilities - Sanitary Sewer System plan, the proposed pr incipal sanitary sewer 

col lect ion design consists of a p iped loop system which conveys was tewater by gravi ty to a munic ipa l 

water t reatment plant . The fo l lowing are improvements required for the ex is t ing sanitary sewer system. 

* Mountainview Drive (at Hess Creek crossing and south of Mountainview Drive): construct new 18-inch 

segment (to allow a connection to an existing 18 inch sanitary main south of Mountainview Drive) 

* Villa Road (Foothills Drive to just beyond Hillsdale Drive): construct new 12-inch segment 

* North Center Street (north of Pioneer Street): construct new 8-inch segment 

* NE Zimri Drive: construct 12-inch segment 

* Springbrook Road (north of railroad): construct new 15-inch segment 

S T O R M W A T E R D R A I N A G E S Y S T E M 

The Proposed Utilities - Storm Drainage System plan that fol lows out l ines the pr incipal s tormwater dra inage 

system, cons is t ing of 20 dra inage bas ins that are def ined in re lat ion to topography, ex is t ing creeks, ex is t ing 

s tormwater faci l i t ies and ant ic ipated deve lopment patterns . Each basin includes one or more water 

qua l i t y/f low control features that are des igned to capture and treat s tormwater flow. S tormwater genera ted 

wi th in the Spr ingbrook Master Plan boundary wil l be captured and piped through a system of s tormwater 

l ines, which wil l d ischarge into water qual i ty and/or detent ion faci l i t ies. S tormwater generated in basins 

that drain to Hess Creek and Spr ingbrook Canyon wil l be col lected and d ischarged into l inear water qual i ty 

swales a long each creek, which reduce f low velocity and f i l ter part iculates f rom the water before it is 

re leased into the creeks. S tormwater f rom other dra inage basins wil l be directed to mechanica l water 

qual i ty and detent ion features wi th in each basin that treat and restr ict water f low into the City's publ ic 

system. The fo l lowing s tormwater faci l i t ies wil l be replaced or constructed as part of the pr incipal 

infras t ructure improvements : 

* Villa Road: construct new 12-inch line 

* Aspen Way: (north of Mountainview): construct new 12-inch line 

* Mountainview Drive: (N. Center to Aspen Way): 12 -inch line 

* Zimri Drive: construct new 12-inch line 

* Crestview Drive: (east of Springbrook Road): construct new 24-inch line 

* Springbrook Road: (south of Mountainview Drive): replace existing 12-inch storm line with a 30-inch line 
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SPRINGBROOK 

7 . 2 S E C O N D A R Y I N F R A S T R U C T U R E 

The design team and the City of Newberg have worked together to identify a list of specific improvements necessary for the secondary infrastructure framework. The description provided below summarizes these 

improvements. 

WATER AND SANITARY SEWER SYSTEM 

Secondary water and sanitary sewer service connections will be provided via lateral connections to existing 

and newly constructed mains as identified on the Proposed Utilities - Sanitary Sewer System plan and the 

Proposed Utilities - Wastewater System plan. The secondary water system is made up of a network of 8-inch 

and 12-inch laterals, which will be constructed largely within the secondary street network. This secondary 

system will connect to principal water and sanitary sewer mains constructed as part of the principal 

system, discussed in the previous section. In some areas, existing water and wastewater mains that stub to 

the edge of the property boundary will be extended into the property and incorporated into the secondary 

system to serve future development. 

At the northwestern and western edges of the property, water and sanitary sewer lines will be extended 

into the property from their current termini (Hillsdale Drive, Foothills Drive, Sunset Drive, Henry Road). 

Likewise, existing lines along the southern edge of the property will be extended north into the property 

(North Center Street, Villa Road, Herman Street, Aspen Way). At the southern and eastern edges of the 

property, existing lines will be extended from Westlake Loop, Libra Street, and Heater Street. 

STORMWATER DRAINAGE 

As shown on the Proposed Utilities - Stormwater Drainage System plan, stormwater f low/runoff resulting from 

development within each identified basin will be collected and treated within each basin to reduce or 

eliminate the amount of water that is ultimately discharged into waterways or the City's public stormwater 

system. Basins near Hess Creek and Springbrook Canyon include a system of underground pipes that carry 

stormwater to water quality swales along the edge of each creek. The water quality swales reduce the 

velocity of the f low and also filter particulates from the water before it is released into each creek. Other 

drainage basins further from Hess Creek and Springbrook Canyon include a similar system of 

underground pipes that carry stormwater to mechanical flow control/detention features within each basin. 

The flow control/detention features are more restrictive of water flow velocity than a swale. In areas 

further from Hess Creek and Springbrook Canyon, detention facilities are necessary to restrict water flows 

and reduce the affect on downstream infrastructure. 
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N E X T S T E P S 

This Master Plan sets the framework and foundation for the Springbrook development. Parallel to the City 

review of the Master Plan application, the Austin family is working with the design team on the design of 

the hospital ity site, as well as selecting the homebui ld ing teams, and def in ing the vil lage program. The 

resort opening date is set for Spring of 2009 to coincide with the Sesquicentennial anniversary celebration 

of Oregon's statehood. In order to acheive this opening date, the Springbrook team will be working closely 

with City staff to complete Site Plan review, construction document review, and site development permits 

and building permits as soon as possible. It is the team's goal that construct ion on some of the "back 

bone" infrastructure will begin in this same t imeframe as well . Our team will continue to work closely with 

City staff and the community throughout this process. 

The Austin family has grown with the Newberg community for seven generations, and Springbrook will 

take this relationship well into the future. The family is very excited to see their vision begin to take shape 

and to share it with the citizens of Newberg. 

D E S I G N I N C . 
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SPRINGBROOK 

The Austin Family and the development team look forward to working in continued 
cooperation with the City of Newberg and the residents of this community to make 
Springbrook a special place within the City and ensure its full potential is realized. 
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Trees to be Removed 
Within Corridor 

IKES * DBH Swdsa 
444« 18' X2 Hiiwlhom 
4450 sa- Big LeafMapIo 
4461 8" X4 Big LMIMapli 
«79 zr Ash 
44Ü3 10'XJ Ash 
4503 17- X2 Ash 
4504 8* QlçUalMâe 
4505 r BlgleafMapIs 
4S0S \tr BfgLaafMapîâ 
450? 12" Slg Loot Mopie 
4503 «• BlgUalMapla 
4509 8-X3 Bfg L&af Mgpie 
45S0 8' 3g L,saf Mepie 
4511 i t r x 4 Hnwlhom 
4512 Aah 
4513 13" X2 Svg Leaf Map» 
45 f 4 7' Ash 
4515 e- Ash 
4518 8' Aah 
4517 8' Madrons 
4513 e* CK/n'iD-n 
4S19 8" Aah 
45» 18" X2 Ash 

LEGEND 

• I IHIMIII 

* o 

PROPOSED PROJECT UMfTB 

PROPOSgD RIGHT-OF-WAY 

EXHTffKl FflQHT-OF-WAY 

E X S H N Q L O T L f f C 

EXBTWQ 21 COMOUn LfJE 

EXJST1NQ 10: CONTOLH LINE 

EXBTTfiQ TREES TO REMAIN 

EXBT7NQ THEE8 TO BE REMOVED 
EXJSTTNQ STREAM CORRDOfl 

OVERLAY 0tJ8-DHTraCT (SC) 
FUTURE RKIHT-OF-WAY UNE 

FUTURE LOT LNE 

FUTURE CURB UNE 

EXISTING STREAM 

Trees to be Removed 
Within Corridor 

TREE 41 OBH Spscles 
2494 I2' Aah 
2495 5- As Fl 
24» S" Ash 
2497 9' Ash 
2493 17- Ash 
2499 13' Ash 
2300 38' Mariais 
2501 16" Doufllss-ffi 
2502 30- Ash 
2503 25" üwĵ 'nt r\i 
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Newberg, Oregon 

Master Subdivision 

LEGEND 
H I ^ H I ^ PROPOSE© PROJECT LMTS 

PROPOSED RIGHT-OF-WAY 

EXiayWQ RIGHT-OF-WAY 

EXISTWQ LOT UNE 

exist ing z c o n t o u r L»B 

— EXBTWQ W CONTOUR UNE 

- £ £ - 0 EXHTWa TREES TO REMAIN 

EXI9TWQ TREE8TO BE REMOVH5 
I BS3IWQ STREAM COfiRBOR 

. . I OVERLAY SUB-OBTHCT (9C> 
FUTURE RIGHT-OF-WAY UNE 

FUTURE LOT UNE 

FUTURE CLRB UNE 

EXJ3TWQ STREAM 
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TDEE 1 Dflscrtpllon 3 PO clos 
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Springbrook Master Subdivision 
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PLANT LEGEND 
HESS CREEK « FUTURE ROAD 

DISTURBED AREA - 15,300 8.F. 

REQUIRED MITIGATION' 
TREES (1 TREE PER 300 SR DISTURBED) - 31 
8HRU33 (2 SHRUBS PER 500 S.F. DISTURBED) - 92 

FROVPED MITIGATION« 
TBŒ8 -
SHRUBS -

31 

9 2 

REMOVED TREES (32«e-18'i 5*18-aO"0 - 37 
REQUIRED MTTTQATlONi 
8MB* DHH <3 NEW TREES PER 1 REMOVED) - 96 
18*-30' DBH (S NEW TREES PER 1 REMOVED) - 35 
TOTAL - 131 

PROVPED MIT1QATKW 
TREES - 131 

SYMBOL COMMON NAME 

Q BIQLEAF MAPLE 

( 3 " RED ALDER 

— OREGON ASH 

DOUGLAS FIR 

WE9TBW RED CEDAR 

0 VINE MAPLE 
Q SCOULER'B WILLOW 

O SITXA WILLOW 

O — EXtsrma DECDUOUS TREE TO REMAM - TYPICAL SYMBOL 

EXBTfJQ EVERGREEN TREE TO REMAIN - TYPICAL SYMBOL 

S M U B S 

BOTANICAL NAMg 

ACSIMACROfHIUJAI 

ALNUS RUBRA 

FRAXNUS LATFOLW 

PSEUDOTSUGA WENZIESj 

THUJA PLICATA 

ACER CIRC1NATUM 

SALIX SCOULEHANA 

SAUX SITCHENSIS 

R C A L 

R C A L 

r C A L 

5 G A L 

5 Q A U F F H T . 

1* C A L 

1* C A L 

R C A L 

OCEAN SPRAY 

OREGON GRAPE 

PACIRC NINEBARK 

REDELDSBSW 

COMMON SNOWBERRY 

RED-OSIER DOGWOOD 

GROUNDCOVER 

HOLODISCUS DISCOLOR 

MAHONIA AOUIFOUUM 

PHY30CARPUS CAPITATUS 

SAMBUCUS RACEMOSA 

3YMPHOR1CARPOS ALBUS 

CORNUS ST0L0NIFB1A 

S P A C I N G 

(O'-O' o,c. 
Kf-0' O.e. 

KT-0* o.e. 

to'-o- o,c, 

w - o ' oc. 
5'-0' o.e. 

8'-0' O.e. 

s'-o1 o.e. 

2 G A L 4 ' - 0 ' OC. 

1 G A L 4 ' - 0 * O .C , 

1 G A L 4 ' - 0 ' O .C . 

1 G A L 4 ' - 0 ' 0 . 0 , 

1 Q A L 4 ' - 0 ' O . C . 

2 G A L 4 ' -0" O .C , 

SEED ALL DISTURBED UNDERSTORY AREAS WTTH A SEED MIX 
COMTAIMNQ NO MORE THAN SOX GRASS. 

HESS CREEK » MOUNTAIN VIEW DRIVE 

DISTURBED AREA - 13,700 S.F. 

TREES (1 TREE PER 500 S.F. DBTUBED) - 27 
SHRUBS (2 SHRUBS PER 500 S.F. DISTURBED) - 82 

PROVIDED MfnOATiON»' 
TREES -
SHRUBS -

REMOVED TREES - C7«0-I8*; WS-SO'; 1«>30") • 

2 7 

82 
» 

R E O U I ^ P M M Q A T P » 

8*-tt* Den (3 NEW TREES PH11 REMOVED) - 21 
1S'-30' DBH (5 NEW TREES PER 1 REMOVED) - 5 
) 30' DBH (8 NEW TREES PH11 REMOVED) • 18 
TOTAL - 42 

P R O V I D E D MINCTA-NCW 
TREES - 4 2 

«NOTS8: 
t REMOVE INVASIVE PLANTS FROM UNDERSTORY 
2 LOCATE REQUIRED WTHATON PLANTS ARCXJND EXISTING 

VEGETATION TO REMAN. 
3. SEED UNDERSTOflY WITH 3B-ECTS> SEED MIX TO 

CONTAIN NO MORE THAN 50X GRASS SPEOES, 

Springbrook Master Subdivision 

KEY MAP 

0 » 40 60 

Juno 2007 

p g a I 9 N I M O . 

Newberg, Oregon Corridor Mitigation Planting Plan - C12.5 
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PLANT LEGEND 
HESS CREEK « ASPEN WAY 

DISTURBED AREA - 2,220 8J=. 

TREES (1 TREE PER 500 Sr. DISTURBED) • 4 
SHRUBS <2 Srt^BS PER SOO 3J=. DfSTURBEO) - t3 

TREES -
SHRUBS -

4 
Ö 

SYMBOL COMMON NAME-

TREES 

( 3 — BfGLEAF MAPLE 

( 3 * RED ALDER 

[ 3 I — OREQON ASH 

(^ -DOUGLAS RR 

WESTERN RED CEDAR 

G VINE MAPLE 

Q SCOULER'S WLLOW 

O SITKA WILLOW 

( 5 EXISTING DECIDUOUS TREE TO REMAIN - TYPICAL 3Y*fflOL 

EXISTING EVERGREEN TREE TO REMAIN - TYPICAL SYMBOL 

SWUBS 

OCEAN SPRAY 

OREGON GRAPE 

PACIFIC NINEBARK 

RED ELDERBERRY 

COMMON SNOWBERRY 

RED-OSIER DOGWOOD 

BSKtJEàLMtóS SHE SPACHG 

ACERMACROfflYLUM V CAL W-01 • a c . 

ALNUS RUBRA I 'CAL W-0' •o.e. 

FHAXINUS LATIFOUA )• CAL W'-O' • a c . 

PSEUDOTSUGA MENZIESU 5 QAL KT-0' 'O.e. 

THUJA PUCATA 5 QAL IIP HT. W-0' oc. 
ACER CaCINATUM V CAL 5'-0' o.e. 

SALIX SCOULER1ANA R CAL B'-O- o.e. 

SALIX STTCHEN8S 1' CAL 8'-0' o.e. 

HOLOOSCUS DISCOLCfl 2 QAL 4'-0' O.C. 

MAHON1A AQU1FOULM 1 QAL 4'-0' O.C. 

PHYSOCARPUS CAPfTATUS 1 QAL 4'-0' O.C. 

SAhffiUCUS RACEMOSA 1 GAL. 4'-0" O.C. 

3YMPH0RICARP08 ALBUS 1 QAL. 4'-0" O.C. 

CORNU3 STOLONIFERA 2 QAL 4-V O.C. 

> ALL DISTURBED UNDERSTORY AREAS WITH A SEED MIX 
CONTAINING NO MORE THAN 5 K GRASS, 

Springbrook Master Subdivision 

HESS CREEK « VLLA ROAD 

DISTlffEED AREA - 10,250 8F. 

RgCHJFEO WtTiQATKH 
TREES (1 TREE PER 500 SF. DISTURBED) -
21 
SHRUBS (2 SHRUBS PER 500 S.F. DISTURBED) - 62 

PROVIDED MmOATTON» 
TREE3-
SHRUBS-

21 
62 

REMOVED TREES (4'6-10'J - 4 

E M S T A A L . ^ N B V ^ G S PER 1 REMOVED) - 12 

PROVICED MmOATlON; 
TREES - 12 

«NOTES: 
I REMOVE INVASIVE PLANTS FROM UNDERSTORY 
2. LOCATE REQUIRED WT1QATJON PLANTB AROUND 

EXBTNG VEGETATION TO REMAIN. 
0. SEED UNDERSTORY WtTH SELECTED SEED MIX TO 

CONTAIN NO MORE THAN SOX GRASS SPECKS. 

KEY MAP 

June M 0 7 

w R G 
0 20 40 a e s 1 ö N 

Newberg, Oregon Corridor Mitigation Planting Plan - C12.6 



Springbrook Master Subdivision 
Newberg, Oregon 

PLANT LEGEND 

SPRINGBROOK CANYON 
DISTURBED AREA • 13,600 SF. 

TREES (1 TREE / 500 3F. DISTURBED) - 27 
SHRUBS (2 SHRUBS / 500 9F. DISTURBED) - 82 

PROVPED MmOATTOW*! 
TRŒB- 27 
SHRUBS - 82 

REMOVED TREES - (4«fl-1S'0 - 4 

REQUIRED MmOATION: 

6-18' DBH O NEW TREES / 1 REMOVED) - 12 

PROVPED MmoATOH-. 

TREES - 12 

»NOTES. 
1. REMOVE INVASIVE PLANTS FROM UNDERSTORY 
2 LOCATE REOURED hflTOATON PLANTS AROUND 

EXEmNQ VEGETATION TO REMAIN. 
3. SEED UNDERSTORY WITH 3ELECTED SEED MIX TO 

CONTAIN NO MORE THAN 50% ORASS SPECIES. 

3YKBOL COMMON NAME 

Q BIOLEAF MAPLE 

Q - RED ALDER 

OREGON ASH 

Q - DOUQLAS FIR 

—WESTERN RED CEDAR 

0 VINE MAPLE 

Q SCOULERS WLLOW 

Q SITKA WILLOW 

Q EXISTtKQ DECIDUOUS TREE TO REMAIN - TYPICAL SYMBOL 

EXISTOQ EVERGREEN TREE TO REMAIN - TYPICAL SYMBOL 

SHByge 

ACBI MACflOfWUlAI 

ALNUS RUBRA 

FRAXNUS LATFOUA 

PSEUDOTSUGA MENZIESB 

THUJA PLICATA 

ACER C1RCINATUM 

SALIX SCOULERANA 

SALIX SITCHENSIS 

HOLODISCUS DISCOLOR 

MAHOWA AOUIFOUUM 

PHYSOCARPUS CAPfTATUS 

SAMBUCUS RACEMOSA 

SYMPHORÎCARPOS ALBUS 

CORNUS STOLONIFERA 

OCEAN SPRAY 

OREGON GRAPE 

PACHC MNEflARK 

RED ELDERBERRY 

COMMON SNOWBERRY 

RED-OSIER DOGWOOD 

QROUNDCOVER 

SEED ALL DISTURBED UNDERSTORY AREAS WITH A SEED MIX 
CONTAINING NO MORE THAN 50X ORASS. 

SIZE 3PACNG 

1' CAL 10 -0' O.e. 

1" CAL io'-o' o.e. 

V CAL io'-o- o.e. 

5 QAL. l0'-0' o.e. 

5 GAL/5' HT. Kl'-O- O.e. 

TCAL 5,-0" o.e. 

1' CAL a'-o' o.e. 

1'CAL a'-o' o.e. 

2 GAL 4'-o' o.e. 

1 GAL 4'-0' o.e. 

1 GAL 4'-0' O.C 

1 GAL 4'-0* o.e. 

1QAL 4'-0" O.C. 

2 GAL 4'-0' OC. 

KEY MAP 

0 20 40 90 

June 3007 

D E S I 9 N 

Corridor Mitigation Planting Plan - C12.7 
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P i 9 I 8 M I M C. 

May 23, 2007 

Barton Brierly, Planning & Building Director 
City of Newberg 
414 E. First Street 
Newberg, Oregon 97132 

D E V E L O P M E N T 

8EKVICE& 

LAMB 
puuMme 

ClVIV 
ENeWEEtlHS 

UfKdKtK 
AUCHITECTQitt 

fWÉMlOS 
97221 

,H m'413 2550 
FX 50.V4I9 26f.f) 

RE: Springbrook Development Agreement (Supplemental Application Information) 

Dear Barton, 

Please accept the following information to supplement the application form provided by the City. 

Topography of the site: 
The subject property contains relatively flat lands, steeper forested areas as well as steep slopes 
associated with two natural drainage corridors. The general topography of the area is characterized 
as sloping from high points in the north down to the low points in the south. A high point of 
approximately 450 feet above mean sea level (msl) exists north of Aspen Way, nearly centered in the 
middle of the proposed development, and a low point of 180 feet above msl exists north of 
Mountainview Drive. Aside from the two creek drainageways, there are two topographical features 
that are prominent on the landscape. There is a knoll that exists in the northeast quadrant of the site 
located north of the railroad, west of Springbrook Road and East of Zimri Drive. This area rises from 
approximately 260 feet msl to a height of approximately 340 feet msl. The second feature is a ridge 
that rises from Hess Creek to the northeast beginning at an elevation of approximately 240 feet msl 
rising to approximately 450 feet msl. 

Zoning. Comprehensive Plan designation, map and tax lot information: 

ww*wrotS.am) 



20 3208AD01700 Low Density Residential (R-1) Low Density Residential (LDR) 
21 3209 02600 R-1, R-2 and C-2 LDR, MDR and COM 
22 3209 02690 Limited Industrial (M-1 ) Industrial (IND) 
23 3209 02700 Light Industrial (M-2) Industrial (IND) 
24 3209 02701 Medium Density Residential (R-2) Medium Density Residential (MDR) 
25 3209 02702 Medium Density Residential (R-2) Medium Density Residential (MDR) 
26 3209 02703 Light Industrial (M-2) Industrial (IND) 
27 3209 02900 Low Density Residential (R-1) Low Density Residential (LDR) 
28 3209 03000 Low Density Residential (R-1) Low Density Residential (LDR) 
29 3209 03000 Low Density Residential (R-1) Low Density Residential (LDR) 
30 3209CD 00100 Low Density Residential (R-1 ) Low Density Residential (LDR) 
31 3209CD 00101 Low Density Residential (R-1) Low Density Residential (LDR) 
32 3209CD 00200 Community Commercial (C-2) Commercial (COM) 
33 3209CD 00300 Community Commercial (C-2) Commerciai (COM) 
34 3209CD 00300 Community Commercial (C-2) Commercial (COM) 
35 3209CD 00400 Low Density Residential (R-1) Low Density Residential (LDR) 
36 3209CD 00600 Community Commercial (C-2) Commercial (COM) 
37 3209CD 00700 Community Commercial (C-2) Commercial (COM) 
38 3209CD 00800 Community Commercial (C-2) Commercial (COM) 
39 3209CD 00900 Light Industrial (M-2) Industrial (IND) 
40 3209CD 01000 Community Commercial (C-2) Commercial (COM) 
41 3216BA 00100 Medium Density Residential (R-2) Medium Density Residential (MDR) 
42 3216BA 00200 Medium Density Residential (R-2) Medium Density Residential (MDR) 
43 3216BA 00300 Medium Density Residential (R-2) Medium Density Residential (MDR) 
44 3216BB 00100 Medium Density Residential (R-2) Medium Density Residential (MDR) 
45 3216BB 00200 Medium Density Residential (R-2) Medium Density Residential (MDR) 
46 3216BB 00201 Medium Density Residential (R-2) Medium Density Residential (MDR) 
47 3216BB 00202 Medium Density Residential (R-2) Medium Density Residential (MDR) 
48 3216BB 00203 Medium Density Residential (R-2) Medium Density Residential (MDR) 
49 3216BB 00300 Medium Density Residential (R-2) Medium Density Residential (MDR) 
50 3216BB 00400 Light Industrial (M-2) Industrial (IND) 
51 3217 00100 Limited Industrial (M-1) Industrial (IND) 
52 3217 01900 R-1 and C-1 LDR, HDR and COM 
53 3218AA 00200 Low Density Residential (R-1 ) Low Density Residential (LDR) 

Please let me know if you require any additional information in order to deem the application complete 
and begin the review process. 

Sincerely, 

Trina Buitrón Whitman, AICP, LEED AP 
Project Manager 

c: AII3205.DD4 

D E S I G N I N C 
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EXHIBIT "A" 

LEGAL DESCRIPTION 

Parcel 1; 
Being a pari of the Donation Land Claim of William Wallace and wife, Claim No, 47, Notification 
No. 1477, br ing parts of Sections 7 and 9, 'm Township 3 South, Range 2 West of the 
Willamette ft-eridian, in said County and State, and the part of said Claim herein conveyed 
being partcUarty described as follows, to-wit: 
Beginning at a point on the South line of said Claim 53-1/3 rods East of the Southwest corner of 
said Claim, i jnning thence North 72 rods; thence East 66 rods, 6-2/4 feet; thence South 72 
rods; thence West 66 rods, 6-2/4 feet to the place of beginning-

Except that f ortion lying in public roads, 

Also Except he following described tract; 
Beginning at a point 415 feet West of the Northeast comer of the above described tract, said 
point being ti e true point of beginning; thence South 240 feet; thence West 375 feet; thence 
North 240 fa t; thence East 375 feet to the place of beginning. 

Parcel 2: 
Being a part rf the Donation Land Claim of William Wallace and wife, Claim No. 47, Notification 
No, 1477, be ig a part of Section 8, Township 3 South, Range 2 West of the Willamette 
Meridian, in s aid County and State, and the part of said Claim herein conveyed being 
particularly d< scribed as follows, to-wit 
Beginning at j point 415 feet West of the Northeast comer of that parcel described in that 
certain deed liven by Mae Grove to Henry O. and Gladys Seidel recorded April 13, 1939, in 
Book 115, Ps je 278, Deed Records, Yamhill County, Oregon; thence South 240 feet; thence 
West 375 fee; thence North 240 feet; thence East 375 feet to the place of beginning. 

Parcel 3. 
Parts of th s William T. Wallace Donation Land Claim #47 in Township 3 South, Range 2 

West of the V 'illamette Meridian in Yamhill County, Oregon, described as follows: 
Tract No. : BEGINNING at the Southwest comer of said Claim; thence East along the 

Claim line, 11) rods 121/4 feet; thence North 20 feet to th« true place of beginning; thence 
North 70 79 n ds; thence East 20.25 rods; thence South 70.79 rods; thence West 20.25 rods to 
the place of beginning. 

Tract No.;: an undivided 1/2 interest in the following described tract to be used as a 
roadway; 

BEGlNNIfs 3 at a point on the South line of said Claim, 119 rods 12 Vt feet East of the 
Southwest coi ner of said Claim; thence East 27 rods to the County Road; thence North 20 feet, 
thence West; 7 rods to a point due North of the place of beginning; thence South 20 feet to the 
place of beginning 

Parcel 4: 
A part of th 2 Donation Land Claim of W.T, Wallace and wife, Claim No. 47, Notification No. 

1477 in Sectio 1 B, Township 3 South, Range 2 West of the Willamette Meridian in Yamhill 
County, Oregc i , and said part being more particularly described as follows: 

Eicrow No 21-30010 
TO® No: 21-30010 







Volume 0231 Page 0778, records of Yamhilf County, Oregon. 

Parcel 10: 
Being a pari of the William T. Wallace and wife Donation Land Claim No. 47, Notification No, 
1477, in Se< lion 8, Township 3 South, Range 2 West of the Willamette Meridian in Yamhill 
County, Oregon, and more particularly described as follows: 
Beginning a- a stake 23.00 chains North and 10.00 chains West of the Southeast corner of said 
William T. Wallace and wife Donation Land Claim; thence West 18.50 chains to creek; thence 
North 2 00 c Jains; thence East 58 1/3 links to the Southeast corner of the E.H. Arthur tract; 
thence Norti 11.35 chains; thence East 12.89 chains to stake and center of County Road 
(Survey No. $75); thence South 21 10" East along center of County Road 13.83 chains to place 
of beginning 

Parcel 11; 
A part of the Donation Land Claim of William T. Wallace and Susan R. Wallace, his wife, 
Notification f* o. 1477, Claim No. 47, in Township 3 South, Range 2 West of the Willamette 
Meridian, boi nded and described as follows, to-wit: 
Beginning at iie Southeast corner of said Claim and running thence North along the East line 
of said Claim 23 chains; thence West 28.50 chains to the center of creek; thence North along 
center of cret k 2 00 chains; thence West 4.55 chains; thence South 25 chains to the South line 
of said Dcnai on Land Claim; and thence East along the South line of said Claim 33.05 chains 
to the place c f beginning. 
EXCEPTING THEREFROM that portion conveyed to Zion Lutheran Church of Newberg, 
Oregon, an C regon corporation by instrument recorded January 22,1900 in Film Volume 147, 
Page 1453, C sed and Mortgage Records. 
FURTHER EXCEPTING that portion described in instrument recorded May 13, 1968 in Film 
Volume 67, Page 965, Deed and Mortgage Records, described as follows: 
A part of the ' Viliiam T. Wallace Donation Land Claim No. 47 In Township 3 South, Range 2 
West of the V illamette Meridian in Yamhill County, Oregon, described as follows: 
Beginning at I is Southeast comer of the Wallace Claim; thence North 0 degrees 14' East along 
the East line i f said Claim. 1518.0 feet to the most Easterly Northeast earner of that tract 
described in C ontract between John H. Larson, et ux, and Merle D, Brandt, et ux, recorded 
January 27, 1 )67, in Film Volume 57. Page 810, Deed and Mortgage Records; thence North 88 
degrees 39' V 'est along the North line of said Brandt tract, 599.59 feet to an iron rod; thence 
South 0 degress 14' West, 1518.0 feet to the South line of said Wallace Claim: thence South 
89 degrees 3J' East along the South line of said Wallace Claim, 596.58 feet to the place of 
beginning, 
ALSO EXCEF TING the following: A part of the William T. Wallace and Susan R. Wallace, his 
wife, Notificati in No. 1477, Claim No. 47 in Township 3 South, Range 2 West of the Willamette 
Meridian in Ye Tihi l l County, Oregon, bounded and described as follows, to-wit: 
Beginning at a point on the South line of the said William T. Wallace Donation Land Claim 
North 89 degr -es 39' West, 596.58 feet from the Southeast comer of said Claim in Section 8, 
Township 3 S< uth, Range 2 West of the Willamette Meridian; thence North 89 degrees 39' 
West along sad Claim line, 408.0 feet; thence North 00 degrees 15' East, 1618.0 feet to an Iron 
pipe: thence South SS degrees 39' East, 408.0 feet to an iron rod; thence South 00 degrees 15' 
West, 1,518,0 feet to the point of beginning. 
AND FURTHER EXCEPTING THEREFROM that portion conveyed to Yamhill County, a 
political subdivision of the State of Oregon, by instrument recorded November 29, 1979, in Film 
Volume 146, F age 647, Deed and Mortgage Records. 
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Parcel 12; 
A tract of Ian-1 in Section 8, Township 3 South, Range 2 West of the Willamette Meridian in 
Yamhill Cour y, Oregon, being part of that certain tract of land described in Deed to Merle D, 
Brandt, et ux recorded May 13, 1908, in Film Volume 67, Page 964, Yamhill County Deed and 
Mortgage Re:ords and being more particularly described as follow: 
Beginning at in iron rod that is West 1.012,80 feet and North 30.00 feet from the Southeast 
corner of the Mliam Wallace Donation Land Claim, said iron rod being 8.22 feet West from the 
West fine of t iat certain tract of land described in contract between Moris D. Brandt, et ux., 
vendors, and -Robert E. Harshman, et ux, vendees, recorded August 4,1969, in Film Volume 
76, Page 124 4, Yamhill County Deed and Mortgage Records; thence West 400 00 feet, parallel 
with and 30 fi et Northerly from the South line of said Claim, to an iron rod; thence North 0 
degrees 06' I /est 1,125,00 feet to an Iron rod; thence East 400.00 feet to an Iron rod that is 
West 3.22 fet t from the West line of said Harshman Tract; thence South 1.125.00 feet to the 
point of beginning. 

Parcel 13: 
A part of the \ Viliiam T. Wallace and Susan R. Wallace Donation Land Claim No. 47, 
Notification # 477, in Section 8, Township 3 South, Range 2 West of the Willamette Meridian in 
Yamhill Coun y. Oregon, bounded and described as follows, to-wit: 
Beginning at! point on the South line of the said William T. Wallace Donation Land Claim, 
North 89 degrees 39' West 596.50 feet from the Southeast corner of said Claim; thence North 
89 degrees 3!' West along said Claim fine, 40B.0 feet; thence North 00 degrees 15' East 
1518,0 feet tc:an iron pipe; thence South 89 degrees 39' East 408,0 feet to an iron rod; thence 
South 00 degi ses 15' West 1518,0 feet to the point of beginning. 

Parcel 14 
Part of the William T, Wallace Donation Land Claim #47 in Section 8 Township 3 South, 

Range 2 Wes of the Willamette Meridian in Yamhill County, Oregon, described as follows: 

BEGINNING a the Southeast comer of the Wallace Claim; thence North 0s 14' East along the 
East line of sad Claim, 1518.0 feet to the most Easterly Northeast comer of that certain tract 
described ¡n c »ntract between John H. Larson, et ux and Merle D. Brandt, et ux recorded 
January 27, V 67 in Film Volume 57, Page 810 Deed and Mortgage Records, and the True 
place of begin ling; thence North 89° 39' West along the North line of said Brandt tract, 596.58 
feet to an iron -od; thence South 0' 14' West 379.50 feet to an iron rod; thence South 89° 39' 
East 598.58 fi-Bt to the East line of the Wallace Claim; thence North 0* 14' East along the East 
line of said CI; im, 379.50 feet to the point of beginning, 

EXCEPTING ' HEREFROM that portion described in deed to Yamhiil County, recorded May 22, 
1989 in Film V 3lume 0232, Page 0778, records of Yamhill County, Oregon. 

Parcel 15: 
(a) A p art of the William T. Wallace Donation Land Claim #47 in Township 3 South, 

Rat ge 2 West of the Willamette Meridian, Yamhill County, Oregon, described as 
foils ws: Beginning at the Southeast coma- of the Wallace Claim; thence North 0 
deg -ees 14' East along the East line of said Claim 1,138.58 feet to an iron rod set for 
the rue point of beginning; thence North 89 degrees 39' West 596.58 feet to an iron 
rod t h e n c e South 0 degrees 14' West 379.50 feet to an iron rod; thence South 69 
deg -ees 39' East 596.58 feet to the East line of the Wallace Claim; thence North 0 
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October 25, 2006, Instrument No. 200624511, and recorded October 27,2006. Instrument No, 
200624726, records of Yamhill County, Oregon 

Parcel 20: 
Being a part of the Donation Land Claim of Solomon Heater and wife, Notification No. 1471, 
Claim #4S ir Township 3 South. Range 2 West of the Willamette Meridian in Yamhill County, 
Oregon, anc the part of said Claim being aO that portion of the following described tract lying 
North of the Railroad right of way: Beginning at a point on the division line between the East 
and West he ves of the aforesaid Donation Land Claim, said beginning point being the 
Northeast cc *ner of a certain tract of land formerly owned by Albert Hoskins, where a stone is 
set in the center of the road; running thence North following said division line between the East 
and West he ves of said Donation Land Claim, 18 chains; thence West 13 84 chains; thence 
South 18 eh; ins; and thence East 13 84 chains to the place of beginning. 

TOGETHER with; 
those portior 3 of vacated Mountain View Drive described in Exhibit "B" of Instrument recorded 
October 10,: 006, Instrument No. 200623296, records of Yamhill County, Oregon, which inure 
to the above 1 escribed Parcel 20 by operation of law, if any. 
EXCEPTING FROM Parcel 20, that portion described in Exhibit "A" of Instrument recorded 
October 25,: 006, Instrument No. 200624511, and recorded October 27, 2006, Instalment No. 
200624726, i scords of Yamhill County, Oregon 

Parcel 21: 
Being a part • if the Donation Land Claim of Solomon Heater and wife. Donation Land Claim No. 
48 in Townsb p 3 South, Range 2 West of the Willamette Meridian, Yamhill County, Oregon, 
more particul <rty described as follows: 
Beginning at in iron pipe which is North 0 degrees 05' 20" West 2243.68 feet, more or less, 
and North 98 degrees 53' 13" West 829.02 feet more or less from the Southeast comer of said 
Claim, said p tint being the Southwest comer of that property described in Rim Volume 116, 
Page 1689, \ am hill County Deed Records; thence South 0 degrees 05" 20" East 15.87 feet to 
the true point of beginning; thence North 89 degrees 59' 02° West 18.75 feet more or less to a 
point; thence North 0 degrees 00' 58" East 163.12 feet more or less to an iron pipe on the 
South right ol way of the Southern Pacific Railroad; thence South 42 degrees 50' 19" West 
63.63 Feet mc re or less, along said Railroad right of way as described in Deed Book U. Page 
385: thence 5 outh 57 degrees 20' 56" West 898.59 feet more or less along said railroad right of 
way to the Nclhwest corner of that 50 foot strip of land deeded to the O & C Railroad and 
described in t eed Book 34, Page 459; thence South 0 degrees 03' 54* East 59.33 feet more or 
less to the So Jtheast comer of said strip; thence South 0 degrees 11' 53* West 137.30 feet 
more or less t i an iron rod; thence South 25 degrees 09' 59" West 308.23 feet more or less to 
an iron rod; th snce North 89 degrees 38' 54" West 81.78 feet more or less to an angle iron 
marking the N ortheast comer of the Church lot; thence South 0 degrees 21' 41" West 109.83 
feet more or I» ss to an iron rod at the Southeast comer of the Church lot; thence North 89 
degrees 52' 5 f" West 167.98 feet more or less to an iron nod at the Southwest comer of the 
Church lot an« being on the East right of way of Market Road No. 5; thence South 0 degrees 
03' 54" West; long said East right of way along said East right of way 194.70 feet more or less 
to the Southw 'st corner of that property described in Film Volume 74, Page 382; thence South 
38 degrees 5(' 37" East 1202.27 feet more or less, along the South line of said property to a 
point; thence I forth 0 degrees 05' 20" West 1188,74 feet more or less parallel to the East line of 
said Claim to I te point of beginning 
TOGETHER vith: 
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those portio» s of vacated Springbrook Road described in Exhibit "B" of Instrument recorded 
October 10, 2006, Instrument No. 200823296, records of Yamhill County, Oregon, which inure 
to the above described Parcel 21 by operation of law, if any, 

EXCEPTING THEREFROM being a part of the Donation Land Claim of Solomon Heater and 
wife. Denatic n Land Claim No. 48 in Township 3 South, Range 2 West of the Willamette 
Meridian, Yamhill County, Oregon more particularly described as follows: 
Beginning atthe Southwest corner of that property described in Film Volume 74, Page 362, 
said point be fig North 0 degrees 05' 20" West 1060.62 feet and North 88 degrees 59' 37* West 
2031.26 feet from the Southeast corner of said Claim, said point also being on the East right of 
way of Marki-t Road No. 5; thence South 88 degrees 59' 37° East 1202.72 feet more or less, 
along the So rth line of said property to an iron rod; thence North 0 degrees 05' 20" West 
186.82 feet r lore or less to an iron pipe; thence North 89 degrees 05' 40" West 1202.15 feet 
more or less o a point on the East right of way of Market Road No. 5. said point being South 0 
degrees 03'! 4* East 30.00 feet from the Southwest comer of the Church lot; thence South 0 
degrees 03 ' ! 4" East 164.70 feet more or less to the point of beginning. 

Parcel 22: 
Being a part > if the Solomon Heater and Wife Donation Land Claim No. 48, Township 3 South, 
Range 2 Wes t of the Willamette Meridian, Yamhill County, Oregon, more particularly described 
as follows: 
Beginning at i point on the South line of that property described in Film Volume 74, Page 363, 
Yamhill Coun y Deeds and Records, said point being North 0" 05' 20" West 1060.61 feet more 
or less and N irth 89° 59' 37" West 828.99 feet more or less from the Southeast comer of said 
Claim; thence North 0' 05' 20" West 166.82 feet more or less; thence South 89' 05' 41" East 
209.06 feet rr ore or less; thence on a curve right with a radius of 1000,00 feet and a central 
angle of 34° ' 0' 29" (chord bears South 72* 00' 27" East 587.66 feet) to a point; thence North 
89° 05' 41" V 'est 558.14 feet more or less to the Northeast corner of that property described in 
Film Volume ' 5, Page 1139, Yamhill County Deeds and Records; thence North 0' 06" 24" West 
5.51 feet to a aoint on the South line of property described in Film Volume 74, Page 363; 
thenca North )8* 59" 37" West 209.65 feet more or less to the point of beginning. 

Parcel 23; 
Being a part c F the Donation Land Claim of Solomon Heater and wife, Donation Land Claim No. 
48 in Townshi i 3 South, Range 2 West of the Willamette Meridian, Yamhill County, Oregon, 
more particularly described as follows: 
Beginning at 5 n iron pipe which is North 0° 05' 20" West 2243.08 feet more or less and North 
88° 53' 13" W 1st 829 02 feet more or less from the Southeast corner of said Claim, said point 
being the Sou hwest corner of that property described in Rim Volume 116, Page 1689, Yamhill 
County Deeds and Records; thence South 0® 05' 20" East 15.87 feet to the TRUE POINT OF 
BEGINNING; hence South 0° 05' 20* East 1188.74 feet more or less, parallel to the East line of 
said Claim, to a point on the South line of that property described in Film Volume 74. Page 362, 
Yamhill Count' Deeds and Records; thence South 88° 59' 37' East 209.65 feet to a point; 
thence South t° 06* 24" East 5.51 feet more or less to an iron rod at the Northeast corner of 
that property c sscribed in Film Voiume 75, Page 1139, Yamhill County Deeds and Records; 
thence South: 9° 05' 41" East 619.33 feet more or less to a point on the East line of said Claim; 
thence North £3 05' 20" West along said East line 1187,48 feet more or less to a point; thenca 
North 89° 59' C 2" West 828.84 feet to the point of beginning 
EXCEPTING 1 HEREFROM being a part of the Solomon Heater and wife Donation Land Claim 
No. 48, Towns-tip 3 South, Range 2 West of the Willamette Meridian. Yamhill County, Oregon, 
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more oartici. arty described as follows: 
Beginning al a point on the South line of that property described in Film Volume 74. Page 383, 
Yamhill Comity Deeds and Records, said point being North 0° 05' 20" West 1060,61 feet more 
or less and f orth 88° 50' 37" West B28.99 feet more or less from the Southeast comer of said 
Claim; thenc i North 0° 05' 20* West 166.82 feet more or less; thence South 89° 05' 41" East 
209 59 feet i tore or less; thence on a curve right with a radius of 1000,00 feet and a central 
angle of 34° 38' 39" (chord bears South 71® 59' 32" East 587.15 feet) to a point; thence North 
89' 05' 41" Vest 558.14 feet more or lees to the Northeast corner of that property described in 
Film Volume 75, Page 1139, Yamhill County Deeds and Records; thence North 0° 06' 24" West 
5.51 feet to « point on the South line of property described in Rim Volume 74, Page 363; 
thence Nortt 88° 59' 37" West 209.66 feet more or less to the point of beginning. 

Parcel 24: 
Being a part >f the Donation Land Claim of Solomon Heater and wife, Donation Land Claim No. 
48 in Townsf ip 3 South, Range 2 West of the Willamette Meridian, Yamhill County, Oregon 
more particul arly described as follows. 
Beginning at tie Southwest corner of that property described in Film Volume 74, Page 362, 
said point be ig North 0 degrees 05' 20" West 1060.82 feet and North 88 degrees 59' 37" West 
2031,26 feet torn the Southeast corner of said Claim, said point also being on the East right of 
way of Marke I Road No. 5; thence South 88 degrees 59' 37" East 1202.72 feet more or less, 
along the Soi th line of said property to an iron rod; thence North 0 degrees 05' 20" West 
166.82 feet n ore or less to an iron pipe; thence North 89 degrees 05" 40" West 1202.16 feet 
more or less o a point on the East right of way of Market Road No. 5, said point being South 0 
degrees 03' i 4" East 30.00 feet from the Southwest corner of the Church lot; thence South 0 
degrees 03' £ 4" East 164.70 feet more or less to the point of beginning. 
TOGETHER vith: 
those portion: of vacated Springbrook Road described in Exhibit "B" of Instalment recorded 
October 10. 2308, Instrument No. 200623296, records of Yamhill County, Oregon, which inure 
to the above i escribed Parcel 24 by operation of law, if any. 

Parcel 25: 
Beginning at an iron pipe 1 inch in diameter, said iron pipe marking the Southeast corner of 

the Solomon teater D.L.C. No. 48, Notification No. 1571, situated in Township 3 South. Range 
2 West of the Willamette Meridian in Yamhill County, Oregon; and running thence North a 
distance of 2J 45.32 feet to a point in the present County Road; thence West a distance of 
45106 feet tc an iron pipe, said iron pipe marking the true point of beginning of this description; 
thence continuing West a distance of 396.36 feet to an iron pipe; thence North 161.83 feet to 
an iron pipe s ;t in Southeasterly right of way line of the Southern Pacific Railway; thence along 
a curve to the left (the long chord of which bears North 42*57' East) a distance of 316.14 feet to 
a point in the «nferiine of said County Road; thence following said center line of said County 
Road East 19 ¡13 feet to a point; thence South 1"45'30" West a distance of 393.42 feet to the 
true point of b »ginning of this description. 

EXCEPTS G THEREFROM that portion of land within the limits of the right of way of the 
present Count / Road lying immediately adjacent to the Northerly boundary line of the property 
herein describ ed. 

Parcel 26. 
Beginning at s stake set on Hie East fine of Solomon Heater Donation Land Claim, Notification 
No. 1471, Clai rt No. 48 in Township 3 South, of Range 2 West of the Willamette Meridian, in 
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Parcel 32: 
BEGINNIN G at a point 220 feet North and 20 feet East from the intersection of the North line 

of the P. & V . R.R. (new Southern Pacific Railroad) land with the West line of the East half of 
the Solomon Heater Donation Land Claim No, 48 in Section 8, Township 3 South, Range 2 
West of the \ Wlamette Meridian; thence East 100 feet; thence South 142.0 feet to the North 
line of said Railroad land; thence in a Southwesterly direction along the North line of said 
Railroad lane 142.6 feet; thence North 171 feet, more or less, to the North Boundary of County 
Road, then« East 20 feet; thence North 49 feet, more or less, to the place of beginning. The 
said property being parts of Lots 1 and 2 of Block 1 of the TOWN OF SPRINGBROOK, in 
Yamhill Cour ty, Oregon, 
TOGETHER with: 
those portion t of vacated Mountain View Drive described In Exhibit "B" of Instrument recorded 
October 10,: 006, Instrument No, 200623296, records of Yamhill County, Oregon, which Inure 
to the above lescribed Parcel 32 by operation of law, if any. 

EXCEPTING THEREFROM that portion described in Exhibit "A" of Instrument recorded 
October 25,1006, Instrument No. 200624511, and recorded October 27, 2006, Instrument No. 
200624726, r »cords of Yamhill County, Oregon 

Parcel 33: 
(a) Com, nencing at a point in the center of Market Road #5 at the Southwest comer of that 

eerta -i tract described in deed from Cyrus E. Hoskins to Oregon and California 
Railrc ad Company by deed recorded in Book 34, Page 459, Deed Records; thence 
runnhg South 9 rods 3 feet; thence East 12 rods; thence North 16 rods 15 feet to 
Southern line of said Oregon and California Railway; thence Southwesterly along the 
said t Jregon and California Railway and 80 feet from center of same to the place of 
beginning, said land being a part of the Donation Land Claim of Solomon Heater, 
Notifi cation No, 1471. Claim #48, in Township 3 South, Range 2 West of the Willamette 
Meric an in Yamhill, Oregon. 
EXCt PT that portion lying in Market Road #5. 

(b) Situate, lying and being in Yamhill County, Oregon, and being a part of the Solomon 
Heatc r Donation Land Claim #48, Notification #1471, in Township 3 South, Range 2 
West of the Willamette Meridian In said County and State, and the pan thereof herein 
conve yed being particularly described as follows, to-wit: 
Begir ling at a gas pipe at Southeast corner of the real property conveyed to School by 
deed ecorded in Book 34, Page 288, Deed Records, in said Donation Land Claim, and 
runni» g thence East 1 25 chains to a gas pipe; thence North 24® 57' East 4.67 chains to 
a gas pipe; thence North 2 chains to a gas pipe; thence South 57° 24' West 3.81 1/2 
chain ; and thence South 4,20 chains to the place of beginning. 

(c) Degir ilng at a point 14 rods South of the center of Southern Pacific Railroad and the 
cente line of Market Road No. 5. being at the Southwest comer of the School grounds 
of Scl ool District No. 58 in Yamhill County, Oregon; thence running South 6 2/3 rods; 
thenc! East 12 rods; thence North $ 2/3 rods; thence West 12 rods to the place of 
begin n'ng. 
EXCE PT that portion lying in Market Road No, 5. 

TOGETHER vith: 
those portions of vacated Springbrook Road described in Exhibit "B" of Instrument recorded 
October 10, 2< 06, Instrument No. 200623296. records of Yamhill County, Oregon, which inure 
to the above a »scribed Parcel 33 by operation of law, if any. 
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Parcel 34: 
Part of the S jJomon Heater Donation Land Claim No 48 in Township 3 South, Range 2 West of 
the Willamets Meridian, Yamhill County, Oregon, described as follows: 
Beginning at a point 8 chains North of the Southeast comer of said Claim; thence North 6 
chains; them« West 618.25 feet to a point; thence South 8 chains; thence East 618.25 feet to 
the place of I «ginning. 

Parcel 35; 
Being a p jrt of the Donation Land Claim of Solomon Heater, Notification No. 1471, Claim 

No. 48, in To vnship 3 South, Range 2 West of the Willamette Meridian in Yamhill County, 
Oregon, said part bounded and described as follows, to-wit: 

BEGINNIIIG at a point 8 chains North and 37 rods 8 1/2 feet West of the Southeast corner 
of said Claim and running thence North 8 chains; thence West 343.75 feet to the Northwest 
corner of tha- tract conveyed to Amos Graves on July 21,1911 by deed recorded in Book 59. 
Page 588, Di ed Records; thence South along the West line of said Graves tract to the 
Southwest« mer thereof; thence East 343.75 feet, more or less, to the place of beginning. 

EXCEPTI JG THEREFROM THAT part conveyed to public for road purposes by deed 
recorded fet tiary 23, 1972, Book 62, Page 369, Deed Records. 

Parcel 36; 
Being a prrt of the Original Donation Land Claim of Solomon Heater, Notification #1471, 

Claim #48 in ownship 3 South, Range 2 West of the Willamette Meridian in Yamhill County, 
Oregon, said Dart being particularly described as follows; 

BEG IMN If G at a point which is 8 chains North and 58 rods and 5.5 feet West of the 
Southeast coi tier of said Claim; and running thence North 8 chains; thence West 7 rods; thence 
South 9 rods; thence West 6 rods and 10.5 feet; thence South 24 rods; and thence East 13 
rods and 10.5 feet to the place of beginning. 

Parcel 37: 
(a) A par » I of land in the Donation Land Claim of Solomon Heater and wife, Claim No, 48, 
Notificatio i No. 1471, in Township 3 South, Range 2 West of the Willamette Meridian, in 
Yamhill Ci unty, Oregon, described as follows; 
Beginning «t a point 16 chains North and 31.34 chains West of the Southeast corner of said 
Donation I and Claim, and running thence East 15 chainb; thence South 2 chains; thence 
West, 15 r hains; and thence North 2 chains to the place of beginning. 
EXCEPTI I IG THEREFROM the following described portion; A parcel of land in the 
Northwest quarter of Section 16, Township 3 South, Range 2 West of the Willamette 
Meridian,' 'amhifl County, Oregon, In the Solomon Heater Donation Land Claim No 48, said 
parcel beii g more particularly described as follows: Beginning at a point which bears North 
00° 05' 20 West 1056.00 feet and North 88° 59" 37* West 1703.44 feet from the Southeast 
corner of s aid Donation Land Claim and running thence South 01° 00' 23" West 120 00 feet; 
thence No th 88® 59' 37* West 100.00 feet; thence North 01° 00' 23" East 120.00 feet 
thence So¡ ith 88° 59' 37" East 100.00 feet to the point of beginning. 

(b) A pan el of land in the Donation Land Claim of Solomon Heater and wife. Claim No. 48, 
Nctificatior No. 1471, in Township 3 South, Range 2 West of the Willamette Meridian, in 
Yamhill Cc jnty, Oregon, described as follows; 
Beginning it a point 11 chains North and 94 rods and 3 feet West of the Southeast comer 
of said Dotation Land Claim, and running thence North. 12 rods; thence West, 31 rods and 
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2 feet; the nee South 12 rods; thence East. 31 rods and 2 feet to the place of beginning. 

(c) A parcel of land in the Donation Land Claim of Solomon Heater and wife, Claim No. 48, 
Notifies tit n No, 1471, in Township 3 South, Range 2 West of the Willamette Meridian, in 
Yamhill C ounty, Oregon, described as follows: 
The Nortl f one-half of a tract described as follows: Beginning at a point 0 chains North and 
B7 rods sid 3% feet West of the Southwest comer of said Donation Land Claim, and 
running fcence North, 24 rods; thence West, 8 rods and 11 feet; thence South 24 rods; and 
thence E ist, 6 rods and 11 feet to the place of beginning. 

(d) Bein i a part of the East Half of the Donation Land Claim of Solomon Heater, 
Notification No. 1471, Claim No. 48, in Township 3 South, Range 2 West of the 
Wills.nette Meridian, in Yamhill County, Oregon, said part being more particularly 
bour Jed and described as beginning at a point 8 chains North and 71 rods and 16 feet 
Wes of the Southeast corner of said Claim, and running thence North 24 rods; thence 
Wes. 15 rods and 9 feet; thence South, 24 rods; and thence East, 15 rods and 9 feet 
lo thi i place of beginning. 

(e) : A p a reel of land in the Northwest quarter of Section 16, Township 3 South, Range 2 
West of t is Willamette Meridian, Yamhill County, Oregon, in the Solomon Heater Donation 
Land Cla m No. 48, said parcel being more particularly described as follows: Beginning at a 
point wN< h bears North 00° 05' 20" West 1058.00 feet and North 88° 59' 37" West 1703.44 
feet from the Southeast corner of said Donation Land Claim and running thence South 010 

00' 23" V\ est 120.00 feet; thence North 88° 59" 37" West 100.00 feet; thence North 01° 00' 
23" East ;20.00 feet; thence South 88° 59' 37" East 100.00 feet to the point of beginning, 

TOGETHER *ith: 
those portior 5 of vacated Springbrook Road described in Exhibit *B" of Instrument recorded 
October 10,: .006, Instrument No. 200623296, records of Yamhill County, Oregon, which inure 
to the above described Parcel 37 by operation of law, if any, 

EXCEPTING FROM Parcel 37, that portion described in Exhibit "A" of Instrument recorded 
October 25.; :006, Instrument No, 200624511, and recorded October 27, 2008, Instrument No. 
200624726, ecords of Yamhill County, Oregon 

Parcel 38. 
SITUATE lying and being in the County of Yamhill and in the State of Oregon, and being a 

part of the E; st Half of the original Donation Land Claim of Solomon Heater, deceased, 
Notification fo. 1471, Claim No. 48, In Township 3 South. Range 2 West of the Willamette 
Meridian in siid County and State, said part being bounded and particularly described as 
follows, to wi; 

BEGINNI JG at a point 8 chains North and 87 Rods and 8 1/2 feet West of the Southeast 
corner of sat I Claim, and running thence West 24 Rods and Three feet; thence North 12 Rods; 
thence East !4 Rods and Three feet; thence South 12 Rods to the place of beginning. 
TOGETHER with: 
those portior % of vacated Crestview Drive described in Exhibit "B" of Instrument recorded 
October 10, :008, Instrument No. 200623296, records of Yamhill County, Oregon, which inure 
to the above described Parrel 38 by operation of law. If any, 
EXCEPTING FROM Parcel 38 that portion described in Exhibit "A" of Instrument recorded 
October 25, ¡006, Instrument No. 200624511, and recorded October 27,2006, Instrument No, 
200624726, ecords of Yamhill County, Oregon 
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88°58'30" Es it. 75.00 feet; thence South 100.00 feet to the true point of 
TOGETHER with; 

Parcel 40: 



West 531,38-feat to the Northeast comer of tf»s tract of land described in Book 162, Page 522, 
said point be ng also the centerline of County Road #59; thence North 88° SO' 24" West along 
the center of said road 17.94 feet; thence South 1° 19' 14" East 53171 feet; thence South 89° 
07' 01" East $ 64 feet to the place of beginning. 

ALSO EXCEPTING FROM Parcel 41 that portion described in Exhibit "A" of Instrument 
October 2S, !006, Instrument No. 200624511, and recorded October 27, 2006, Instrument No. 
200624726, ecords of Yamhill County, Oregon 

Parcel 42: 
Part (a) A to act of land in Section 16, Township 3 South, Range 2 West of the Willamette 
Meridian in Yamhill County, Oregon, being part of that certain tract of land described as Parcel 
1 and Parcel 9 in deed recorded in Film Volume 75, Page 1139, Deed and Mortgage Records, 
and being m <re particularly described as follows: 
Beginning at an iron rod at the intersection of the West line of said Parcel 9 with the North line 
of Crestview Drive (formerly County Road); thence South 89° 44' East along said North line and 
along the So ith line of said Parcel 1, a distance of 600.24 feet to an iron rod at the most 
Southerly Sc Jtheast comer of said Parcel 1; thence North along the Southerly portion of the 
East line of s aid Parcel 1 and its Northerly extension, 375.94 feet to an iron pipe; thence South 
89° 53' 40" E ast, 131.70 Feet to an iron pipe at the Southwest corner of a building; thence North 
00° 25' 20" E ast 150.40 feet along the Westerly face of said building to an iron pipe at the 
Northwest cc mer of said building; thence North 35° 15' 20" East 124.65 feet to the most 
Southerly co ner of a building as the same is now located as of August 21,1976; thence North 
32° 41" 40" Vest along the Westerly face of the Easterly building 159.38 feet to the Northerly 
line of said P 3reel 1; thence South 57° 26' West along said Northerly line and the Northerly line 
of said Par« I 9, a distance of 053.33 feet to an iron rod at the Northwest comer of said Parcel 
9; thence So ith 299.89 feet to the point of beginning, 
EXCEPTING THEREFROM the following described tract 
Being a part >f the Solomon Heater Donation Land Claim #48, Notification #1471, in Township 
3 South, Rarge 2 West of the Willamette Meridian in Yamhill County, Oregon; and said part 
being more particularly described as follows, to-wit 
Beginning at the Southeast corner of that certain tract of land formerly owned by Myrtle Newby, 
as described in deed recorded in 1928 in Book 99, Page 406, Deed Records; thence North 
381.48 feet 11 the South boundary line of the Southern Pacific Company right of way; thence 
South 57° 2£ West along the South boundary Hne of said railroad right of way, 101.94 feet; 
thence Soutf 326.74 feet; thence East 86 feet to the place of beginning. 
Part (b); 
Being a part if the Solomon Heater Donation Land Claim #48, Notification #1471, in Township 
3 South, Rarge 2 West of the Willamette Meridian in Yamhill County, Oregon; and said part 
being more f articulariy described as follows, to-wit: 
Beginning at the Southeast corner of that certain tract of land formerly owned by Myrtle Newby, 
as described in deed recorded in 1928 in Book 99, Page 408, Deed Records; thence North 
381 48 feet t > the South boundary line of the Southern Pacific Company right of way; thence 
South 57° 2E West along the South boundary line of said railroad right of way, 101.94 feet, 
thence Soutt 326.74 feet; thence East 86 feet to the place of beginning. 
FURTHER E <CEPTiNG from Parts (a) and (b) of Parcel 42 above described the following tract 
of land: 
A tract of Ian i in Section 16, Township 3 South, Range 2 West of the Willamette Meridian in 
Yamhill Courty, Oregon, and being more particularly described as follow®: 
BEGINNING at «is Southeast corner of that tract of land described in deed from AUSTIN to 

Escrow No; 21-30010 
Tifle No: 21-30010 



HEAD STAR F OF YAMHILL COUNTY, INC., and recorded April 21.2005, in instrument No, 



West line of said Market Road No, 5 to the place of beginning. 
EXCEPTINC THEREFROM that portion conveyed to Yamhill County, Oregon, for road 
purposes by deed recorded August 30,1072 in Film Volume 90, Page 2215, Deed and 
Mortgage Ri cords. 
TOGETHER with: 
those portio« * of vacated Spring brook Road and Crestvlew Road described in Exhibit "B" of 
Instrument r icorded October 10, 2006, Instrument No. 200623206, records of Yamhill County, 
Oregon, whi ;h inure to the above described Parcel 42 by operation of law, if any. 

ALSO EXCEPTING FROM parcel 42 that portion described in Exhibit "A" of Instrument 
October 25. !D06, Instrument No. 200624511, and recorded October 27, 2006, Instrument No. 
200624726, ecords of Yamhill County, Oregon 

Parcel 43: 
Part of the \A est half of the Solomon Heater Donation Land Claim In Section 16, Township 3 
South, Rang. 12 West of the Willamette Meridian in Yamhill County, Oregon, being further 
described as follows: 
Beginning at an iron pipe set 30 feet South of the Center of Growers Avenue, said point being 
North 576.54 feet and North 89° 40' West 586.47 feet from the Southeast comer of the West 
half of said H aater claim; thence North 89" 40' West 90.63 feet to an iron pipe; thence South 
234 23 feet ti an iron pipe; thence South 89" 40" East 90.68 to an Iron pipe; thence North 
234.23 feet t< the place of beginning, said tract also being Parcel 3 of CSP No. 6116. 

Parcel 44: 
Part of the W jst half of the Solomon Heater Donation Land Claim No. 48 in Section 16, 
Township 3 £ auth, Range 2 West of the Willamette Meridian, Yamhill County, Oregon, more 
particularly dt scribed as follows: 
Beginning at i point that is 9.19 chains North and 495,79 feet North 89° 40' West from the 
Southeast co< ner oF the West half of said Claim No, 48; thence North 89s 40' West 90.68 feet; 
thence South parallel with the East line of that tract described in Contract of Sale recorded 
November 12 1974, in Film Volume 102, Page 1990, Deed and Mortgage Records of Yamhill 
County 264.2 I feet to a point on the North line of that tract conveyed to E. C- Green, et ux, by 
deed records i December 20,1943, In Book 123, Page 258, Deed Records; thence South 89* 
40' East alonj said North line 90.68 feet; thence North parallel with the East line of that tract 
described in C on tract of Sale recorded November 12.1974 in Film Volume 102, Page 1990, 
Deed and Mo tgage Records 264,23 feet to the place of beginning. 
EXCEPTING "HEREFROM that portion conveyed to Yamhill County by deed 
recorded Aug ist 30,1972 in Film Volume 90, Page 2219, Deed and Mortgage Records of 
Yamhill Counlv, Oregon. 

Parcel 45: 
A tract of land situated in the Northwest Quarter of Section 16, Township 3 South, Range 2 
West of the Willamette Meridian in Yamhill County, Oregon, more particularly described as 
follows: 
Beginning at s i Iron rod that Is North 608.62 feet North 89'4Q' West 138,18 feet and South 30 
feet from the i outheast comer of the West half of the Solomon Heater Donation Land Claim, 
and the true p. <int of beginning; thence South 54 feet to an iron rod; thence South 89c40' East 
12.36 feet to a i iron rod; thence South 37.48 feet to a 5/8" iron rod; thence North 89*40" West 
09.36 feet to a i iron rod; thence North 91.4 feet to a 5/8" iron rod; thence South 89"40* East 
77.0 feet to th« true point of beginning. 

Escrow No; 21-30010 
Tito No: 21-30010 



EXCEPTING THEREFROM that portion described in Exhibit "A" of Instrument recorded 
October 25, 1006, instrument No 200624511, and recorded October 27, 2006, Instrument No. 
200624726, ecords of Yamhill County, Oregon 

Parcel 46: 
A tract of Ian J situated in the Northwest V* of Section 16. Township 3 South, Range 2 West of 
the Willamet s Meridian In Yamhill County, Oregon, more particularly described as follows: 
Beginning at an iron rod that is North 606.62 feet, North 89° 40' West 138.16 feet and South 30 
feet from the Southeast corner of the West 14 of the Solomon Heater Donation Land Claim, 
THE TRUE F Ol NT OF BEGINNING; thence South 54 feet to an Iron rod; thence South 89° 40' 
East 12 36 fe et to an iron rod, thence South 37.48 feet to an iron rod; thence South 89° 40' 
East 95.80 fe st to an iron rod; thence North 91.48 feet to an iron rod; thence North 89° 40' 
West 108.16 feet to an iron rod and the TRUE POINT OF BEGINNING. 
EXCEPTING THEREFROM that portion described in Exhibit "A" of Instrument recorded 
October 25, ;006, Instrument No. 200624511, and recorded October 27, 2006, Instrument No. 
200624726, r scords of Yamhill County, Oregon 

Parcel 47: 
Part (a): 
A tract of lane situated in the Northwest Quarter of Section 16, Township 3 South, Range 2 
West of the V 'illamette Meridian in Yamhill County. Oregon, more particularly described as 
follows: 
Beginning at, i point that is North 606.62 feet North 89°40" West, 405.11 feet and South 30 feet 
from the Sout least corner of the West half of the Solomon Heater Donation Land Claim; thence 
South 82.23 f ¡et; thence South 89°40* East 94,95 feet (passing an iron rod at 5 feet) to an iron 
nod; thence N >rth 82.23 feet to an iron rod; thence North 89°40' West 94.85 feet (Passing an 
iron rod to 89.35 feet) to the place of beginning. 
Part (b): 
An undivided i/5 interest in the following property: 
A tract of land situated in the Northwest Quarter of Section 16, Township 3 South, Range 2 
West of the illamette Meridian in Yamhill County, Oregon more particularly described as 
follows. 
Beginning at < n iron rod that is North 606.62 feet North 89*40' West, 285.16 feet and South 
30.00 feet fror i the Southeast comer of the West half of the Solomon Heater Donation Land 
Claim and the true point of beginning; thence North SSMO" West 25.00 feet to a 5/8 inch iron 
rod; thence Sc uth 164,23 feet to a 5/8 inch iron rod; thence South 89*40' East 25.00 feet; 
thence North • 64.23 feet to the true point of beginning. 

Parcel 48: 
A tract of land situated in the Northwest Quarter of Section 16, Township 3 South, Range 2 
West of the W llamette Meridian in Yamhill County, Oregon, more particularly described as 
follows; 
Beginning at a i iron rod that is North 606.62 feet, North 89°40' West 215.16 feet and South 
30.0 feet from tie Southeast comer of the West half of the Solomon Heater Donation Land 
Claim, and the true point of beginning; thence South 117,00 feet to an 1/2" iron rod; thence 
North 89°40* Vest 70,00 feet to a 5/B" (rem rod; thence North 117.00 fest to a 5/8" iron rod; 
thence South J S°40' East 70 feet to the true point of beginning. 

Parcel 49: 

Etcrow No; 21-30010 
Tit;« No; 21-30010 
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Information compiledfrom various sources. Real Estais Solutions makes ne reprtseniaticns 
or warrantas as 10 the accuracy or compktemss of information contained in this report, 
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Fidelity National Ht 
Co»« 

Aftar Recording Retrm To; 
Sptlngbrook Propertie s inc. 
Sonja L. Haugen 
PO Bo* 1060 
N&wberg OR 97132 

Send Tax Statement Tor 
Sprlngbrook Properties Inc. 
Sonja L. Haugen 
PO Box 1060 
Newberg OR 97132 

«ss»: 

ONtHXMt CnlBl Stn-2 
t l ! .00 110.00 «11.00 

W A R R A N T Y D f t E D 
(ORS 93350) 

George Kenneth Autsln Jr. and Joan D Austin, 
and 2 and George K. Austin Jr. and Joan D Austin, 
Pa reals 3 and 4, Qrv&tor, conveys and warrants to 
corporation, Granter the following described real pro] 
specifically set forth herein: 

Spirti 

K M . W M i l U . COUNTY MfiORDS 
COLENW, COUNTY CLERK 

$36.00 

m i M 02:54:11 Pfl 
ANITA 

Title Order No. 21-30002 
Escrow No. 21-30002 

Tax Account No. R3206 01100 
#25218, R32QBAD 00900 #25207 

tana nts by the entirety, as to Parcels 1 
ai tenante by th« entirety, aa to 
¡ngbrook Properties inc., an Oregon 

iperty free of encumbrances except as 

See Exhltet 'A' attached hereto and by i t torence made a part hereof. 

BEFORE SIGNING O * A C C E P T I N G T H I S I N S T R U M E 
FEE TITLE SHOULD SQUIRE ABOUT THE PERSON 
197.362. THIS INSTRUMENT DOES NOT ALLOW US 
TH18 INSTRUMENT 11 VIOLATION OF APPLICABLE 
REGULATIONS. BEFORE SIGNING OR ACCEPTING 
ACQUIRING FEE TTT-E TO THE PROPERTY SHOU 
C I T Y O R C O U N T Y P L A N N I N G D E P A R T M E N T T O 
DETERMINE ANY LIMITS ON LAWSUITS AGAINST 
DEFINED IN ORS 30.430 AND TO INQUIRE ABOUT 
PROPERTY OWNER «, IF ANY, UNDER ORS 197,3SSj. 

NT, THE PERSON TRANSFERRINS 
8 RIGHTS, IF ANY, UNDER ORS 
: OF THE PROPERTY DESCRIBED IN 
LAND USE LAWS AND 
THIS INSTRUMENT, THE PERSON 

CHECK WITH THE APPROPRIATE 
IFY APPROVED USES, TO 

FARMING OR FOREST PRACTICES AS 
1 HE RIGHTS OF NEIGHBORING 

L3 
ve i l 

The true considera««»: for this conveyance is $4.000,M Û.QÛ, 

Dated this ê a ï day if „ 

George Wnnelfi Aust i Jr. C / George I 

State of OR. County c ' Yamhill )ss. 

This tnstrumer; was acknowledged before me 
by Saorae Kennath A*qin Jr. and J990 D Austin. 

omo«. E*L 
QLftfOA t MDI 

MOTW PW91IC 0»KOÌW 
CCWWiïSlON K >, m* 4» 

Mr «OMUfSUON f»IMu Jum M. SOM 

on. PM 2Q06 

commission expires; Q- 2 k -

Page 1 ; 



Title No. 21-30002 Esens w No, 21-30002 

EXHIBIT'A 

Legal Description; 

A tract of land In the V-¡litem T. Wallace Donation Land 
Donation Land Claim Ho. 48, In Township 3 South 
Yamhi County, Oregm, being more particularly desert 

stein» No, 47 and In the Solomon Heater 
m 2 West of the Willamette Meridian, 

If «d as fotlows: 

PARCEL I; 
Part of the Wliam T,' VaRace Donation Lend Claim Nc 
of the Willamette Mercian, Yamhill County, Oregon d® 
the East line of said C aim, 38.22 chains South from th 
South along the Claimtine, 1B.7B chains to a »tor»; 
thence North 21" 10'\<est along the center of the Co« 
at the S&uthwsst corn, r of the Dan Harmon trad aB 
1944, irt Book 126, Pa^e 142, Deed Records: thence h 
the Southerly line of s.-ld Harmon tract to the place of t 
EXCEPT that portion < onveyed to Leland W, and Oorla 
1959 In Film Volume i Page 576, Deed and Mortgage 

47 in Township 3 South, Range 2 West 
iribed as Beginning at an iron stake on 
Northeast comer of said Claim; thence 
1» West 10 chains to an Iron stake; 

rjty Road, 14.82 chains to an Iron stake 
«feed In deed recorded December 13, 

ii 73" 15* East, 15,82 chains along 
nnlnfl. 

M. Gibbons by deed recorded June 10, 
icorrfs. 

thiii 

de I 

PARCEL 2; 
Beginning at an iron p,oe on East line of the William T. 
Township 3 South, Ra*ge 2 West of the Willamette M< 
chains North of the Scjtheast corner of said Claim; 
6.21 chains to an iron ape; thence South 09° ZO1 East 
South parallel with thevWest line 6.21 chains to an iron 
chains to place of begnnlng. EXCEPT that portion cor 
Gibbons by deed reca-ded June 10,1959, In Film 
Records. 

Voluf je' 

PARCEL 3; 
Part of the William T.' Vallace Donation Land Claim Ncj 
Donation Land Claim Ho, 48 In Township 3 South, Ran| 
Yamhill County, Oragm, described 88 follows: 
Beginning at a point 0 : the East line of said Wallace 
County Road No. 57 & id North 1530.5 feet from the a 
Claim; thence North a'ong the East line of said Wallace 
Northeasterly margin i f a private roadway ar>d the true 
50" 2T West, 136.8 feat; thence North 12» 17' West, 
foet to an iron pipe; th ence North 7° 02' East, 133 feet 
to an iron pipe; thence- South 67.3 feet to an iron pipe; 
to an Iron pipe on the Ssst line of said Wallace Claim; 
Wallace Claim, 300.6 «et to the true place of beginnlnt 

¡47 and part of the Solomon Heater 
e 2 West of the Willamette Meridian in 

ciilm, said point being in the center of 
®[itheflst comer of the said Wallace 

Claim, 27.8 feet to a point on the 
S L A C E OF BEGINNING; thence North 

feat; thence North 43® 38' West, 75.5 
an iron pipe; thence East 284.95 fset 

Hence North 89» 20' West, 107.25 feet 
lienoe South along the East line of said 

11 9 

PARCEL 4' 
AN UNDIVIDED ONE 4ALF INTEREST IN AND TO Ttfl 
Part of the Solomon Haler Donation Land Claim No, 
the Willamette Meridii i In Yamhill County, Oregon, dei 
Beginning at a point o»the East line of the William T. 
said Township and Rrige, said point being in the cent< 
1538,5 feet from the S outheast comer of said Wallace 
of said Wallace Claim and West line of said Heater ds 
South 69» 20' East. 1i feet; thence South parallel with 
Wallace Claim, and Wast Kne of said Heater Claim, 32 
place of beginning. 

EXCEPTING FROM t: e above described Parcels 1 thr 
described real properf* deeded to Yamhfll County, a po 
dated May 8,1909, end recorded In FBm Volume 232 
Records, Yamhill Cou.ity, Oregon. 

Page 2 ; 

Mace Donation Land Claim No, 47 In 
in, Yamhill County, Oregon, 27.90 
North on East line of said Claim, 

:5 chains to an iron pips; thence 
ifee; thence North 89° z r West 1.625 
wyed to Leland W. and Doris M. 

5, Page 578, Deed and Mortgage 

£ FOLLOWING DESCRIBED TRACT; 
In Township 3 South, Range 2 West of 

Äiibed as follows: 
V fellace Donation Land Claim No. 47 In 

of County Road No 57 and North 
lalm; thence North along the East line 

Hi, 329.4 feet to an Iron pipe; thence 
nd 15 feet distant from East line of said 
4 feet; thence West 15 feet to the 

jgh 4 above, that portion of the above 
Ileal subdivision of the State of Oregon, 
•pi® 0S77, Deed and Mortgage 



Titte No. 21-30002 

Tha rights of t 

l y e r . 

ubll* Inandto 

-No. 21-30002 

117, 
117. 

in 
A/ 
In favor of: 

ä"p 3 ? 

•14, 

0127 Paga: 0139 

ICoanty, 
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Information compikdfrom var ious icurots. Real Estate Solutions makes no 'eprisenlattonf 
or warranties a* to iht accuracy or completeness 0/Information ccniotnt j In this report. 
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FIDELITY NATIONAL TITLE COMPANY 

THIS COPY Of ASSESSOR'S MAP IS 
PROVIDED SOLELY TO ASSIST IN 
LOCATING SUBJECT PROPERTY. 
NO LIABILITY IS ASSUMED 9Y KEY 
FOR D»SCfi£PANCifcS IN THIS MAP 
AS OUTLINED AND TH£ ACOOFJPA-
NYiNG LEGAL DESCRIPTION. 



iiformailon compiled/ram various sources Real Estate Solutions makes no representations 
sr warranties as to the. -accuracy af camplelentss of information contained m this rtport. 



METROSCAN PROPERTY PROFILE 
Yamhill (OR) 

Parcel Number ; 026Ü55 
Mil APN i : MHAPN Ì : Lot APN 
MHAPNZ MH APN 4 : 

PROPERTY CHARACTERISTICS 

Bedrooms 4 Building SF 3,054 Lot Acres 7.90 
Bathrooms 2,OC Living SF 3,054 Lot SqFt 344,124 
Fireplace Sing e Fircplce 1st FloorSF 1,590 Foundation Concrete 
Fireplace! 1 St y-chimney 2nd FloorSF 764 Wall Mail Bevel Wood 
Heat/AC Fori: 3d Air 2nd+F!oorSF Roof Matl Comp Shingle 
Heat/A C 2 Cellar SF Roof Shape Gable 
Dishwasher Yes BsmtTotalSF 700 Floor Cvr Carpet 
Hood/Fan Basement Type Traditional Floor Base Doable 
Microwave Garage SqFt 864 Year Built 1903 
Grbg Disp Garage Type Grg-det-onfln 

Stat Class 147 ONE AND 1/2 STORY W/BSMNT 

Appliance.v 
Plumb - Kitclie i Sink 

Mobile Home 
ID Number : Dimensions 
Tille Skirt : 
Make 

Farm Bui/dinei Units 
Machine Shed 576 

Profile-Page 2 of 2 

Information complied from various saurees, Rem' Estate Solutions makes m representations 
or •< arrant Its as to the mtvrticy or completeness of irtformaiinn contained tn this report. 



íi.m tu 

4400 L 
30.7 AC. 

29. 
5Ä 

¿ a 

5 
¡0 

c s p 

A O ^ 

17 

1 C P O Q O O O O — 

o o o o o SEE MAP 3 

^ A d y r * ^ S F S S O H 5 MAP 'S 



Information compiled from various sources^ Real ¿state Solutions makes no representations 
or warranties as to the accuracy or completeness of information comatnssi m this report. 
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Information compiledfrom various sovrett. Heal Estate Solutions makes no tipraentmtons 
or •warromia as m the accuracy or completeness of information cuntaimd in this report 



METROSCAN PROPERTY PROFILE 
Yamhill (OR) 

Parcel Number : 026126 
MHAPS I : MHAPN3 : Lot APN : 
MHAPN2 : MHAPN4 : 

PROPERTY CHARACTERISTICS 

Bedrooms : 4 Building SF : 2,940 Lot Acres 53,50 
Bathrooms : I 00 Living SF : 2,940 Lot SqFt 2,330,460 
Fireplace : Let FloorSF : 1,022 Foundation Concrete 
Fireplace2 2nd FloorSF ; Wall Matl Bevel Alum 
He at'AC : Base ooard 2nd*-FloorSF : 896 RooJ Mat! Comp Shingle 
Heal/AC 2 Cellar SF : Roof Shape Gable 
Dishwasher . Yes BsmtTolulSF : 1,022 Floor Cvr Carpet 
Hood/Pan ; Basement Type : Traditional Floor Base Double 
Microwave : Garage SqFt ; Year Built 1933 
Grbg Disp : Garage Type : 

Stat Class : 13 8 ONE STORY W/ATTIC 

Appliance 
Plumb - Kituhe i Sink 

Mobile Home 
JD Number : Dimensions 
Title : Skirt : 
Maka : 

Farm Buiidinsis Units 
Loft Barn 2,760 
Generai Pufpos Building 1,440 
General Purpos Building 480 

Profile-Page 2 of 2 

information compiledfiom vucwto sûurvtf. Real Estait Solutions makes no representations 
or wwcmttes as Itf the accuracy or completeness Of information contained in this répart 
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information compiledfrom various sources, Heal Estate Solutions makes no representations 
Or warranties as it; the accuracy Or complaints* of information ccntamrd in this report. 
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Ift fnrmulion compiled from various sources. Real Estate Solutions makes no representations 
or warranties at to the accuracy or completeness of information contained in Am report. 







information compiled /mm various soureti. Seal EMU Solutions makes no repttsentaiiom 
or warranties js to the accuracy or completeness of informaiian contained in this repcrt. 



METROSCAN PROPERTY PROFILE 
Yamhill (OR) 

Parcel Nut iter : 026162 
MHAPN / MHAPN 3 : Lot APN 
AffI APN MHAPN 4 : 

PROPERTY CHARACTERISTICS 

Bedrooms Building SF Lot Acres 5,33 
Bathrooms Living SF : Lot SqFt 232,175 
Fireplace 1st FloorSF : Foundation 
Fireplace2 2nd FtoorSF : Wall Mat I 
Heat'AC 2nd+FlcorSF : Roof Mail 
Heat/AC 2 Cellar SF : Roof Shape 
Dishwasher RmtTotalSF : Floor Cvr 
Hood/Fan Basement Type : Floor Base 
Microwave Garage SqFt Year Built 
Grbg Disp Garage Type : 

Star Class : 300 FARM BLDGS 

Appl'tana ¿í 

Mobile Home 
ID Nlimber Dimensions : 
Tule Skirt ; 
Make 

Farm Ruiidttigi Units 
General PllrpOs Building 1,500 
Machine Shed 576 
General Purpos Building 720 

Profile-Page 2 of 2 

Information compiiti!from varialo sources, Seal Sfiati Soíuiiom makts no representations 
or warranties as to the accuracy or compttunev of information coniatmd in this report, 
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THIS COPY OF ASSESSOR'S MAP 13 
PROVIDED SOLELY TO ASSIST IN 
LOCATING SUBJECT PROPERTY. 
NO LIABILITY IS ASSUMED SY KEY 
FOR OiSCREPANUeS IN THiS MAP 
AS OUTLINED AND THE ACCOMPA-
NYING LEGAL DESCRIPTION. 



fqformatitm compiled from various sources, Real Estate So/mions makes no rtprtsematiam 
or warranties as (o the accuracy or completeness of information contained in Ms report 
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METROSCAN PROPERTY PROFILE 
Yamhill (OR) 

Parcel N umbei : 026279 

MH A PN / MH APN 3 ; Lot A?N : 
MM APN2 MH .4 PN 4 : 

PROPERTY CHARACTERISTICS 

Bedrooms 4 Building SF 3,090 Lot Acres 
Bathrooms 3.5« Lhing SF 3,090 Lot SqFt 
Fireplace Stai ked ist FloorSF 1,0 90 Foundation : Concrete 
Fireplace2 2nd FloorSF 910 WallMatl : Bevel Wood 
Heat'AC l-'ar ed Air 2 nd+FloorSF Roof Mail ; Wood Shingle 
Heat/AC 2 Cellar SF RooJ Shape : Gable 
Dishwasher BsmtTotalSF 1,090 Floor Cvr : Carpet 
Hood/Fan Basement Type Finished Floor Base : Double 
Microwave Garage SqFt 420 Year Built : 1972 
Grbg Disp Garage Typs Grg-att Lo Cst 

Stat Class 154 TWO STORY W/BSMNT 

Appliance,y 
Kit AppI - Bus 2 AppI Set 
Plumb - Kitche i Sink 

Mobile Home 
ID Nymbur : Dimensions 
Title Skirt 
Make 

F(trm Ruildingi Units 
General Purpos Building 864 

Profile-Page 2 of 2 

¡n/ariiKilitin complied from vurinus sources- Rta/ E'tatt Solutions makes no representaticns 
er warranties as to the accuracy rtr compkiermss of information contained m this report. 
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Information eompikdfrom s arlotti sources, Real Smtë Solutiûns makes no rtprtitniahons 
or marren/íes as to the accurjçy or completeness of mßrmüHm contained i» this report. 
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Information compiled frûm vûrioui sources. Real Estate Solutions mites m representation! 
or warranties ca to thé aceurâQi or fomphltms,f of information contained in this report. 
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Information compiled from various sources Real Estate Solutions makes no representations 
or warranties at to tht accuracy or compkuntss of information contained in this report. 
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-METROSCAN PROPERTY PROFILE= 
Yamhill (OR) 

Parcel Numbc 
Raf Parcel 
Owner 
CoOwner 
SUe Address 
Mail Address 
Telephone 

OWNERSHIP INFORMATION 

R : 02W T : Û3S S : 09 025993 
R3209 02700 
Springbrook Properties Ine 

3812 N Springbrook Rd N' 
PO Box 1060 Newberg Or 
Owner : 

wberg 97132 
97132 

Tenant 

SALES AND LOAN INFORMATION 

Q-

Transferred 
Document # 
Sale Prie? 
Deed Type 
% Owned 

; 10/31/2006 
; 25137 Multi-parcel 
: $76,700,000 
: Warranty 
100 

Loan Amount 
Lender 
Loan Type 
Interest Rate 
Vesting Type 

: $69.030 
: Seller 
: Seller 
; Fixed 
: Corporation 

ASSESSMENT AND TAX INFORMATION 

Mìa Land 
Mid Structure 
Mkt Total 
% Improved 
MEASURE 5 > 
Assd Land 

Assd Structur. 
Assd Total 

• S 1,109,043 
: $2,700 
; SI,111,743 

'.$14,368 
:S2,700 
;$17,068 

Thor, as Brothers 
Cens js 
Zoni, g 
Spec al District 
Neighborhood 
Lane Use 
Lega ' 

Sube, vision/Plat 

Exempt Type 
Levy Code 
06-07 
05-06 
04-05 

PROPER 

713 F5 
Trad : 301,00 
53 Industriai 

TY DESCRIPTION 

0006 Rural New 
53 1 Farmjnd 
POTENTIAL A 
ACRES IN SEC 

Block ; 3 

: 29-0 
Taxes : S297.67 
Taxes : $294.97 
Taxes : $289.56 

-ite,Improved 
DDL TAX LIABILITY 17.92 
09 T3S R2W 

Profile-Page I of 2 

¡nfcmaiien compiledfi-om various sources. Real Esisti Sctuliom makes no representations 
or warranties as to ¡he accuracy or complettmss of information contamtd In this report. 
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FIDELITY NATIONAL TITLE COMPANY 

THIS COPY OF ASSESSOR'S MAP IS 
PROVIDED SOLELY TO ASSIST IN 
LOCATING SUBJECT PROPERTY. 
NO LIABILITY IS ASSUMED BY KEY 
FOR DISCREPANCIES IN THIS MAP 
AS OUTLfNED AND THE ACCO 
NY1NG LEGAL DESCRIPTION. 



RefPartei 02701 

; NË Putnam Ret 
: PO Box Î0é 

; 10/3 
: 25137 
: 

Deed Type 
; 100 

-•$416,735 

: 5416,735 

II 

:$1,147 

'Total :$1,I47 

R ; 02W 7 : 0 3 S S 09 Q: QQ 

Or 97132 

C o t u j 
Zo/7f /g 

Special District 

: 713 G5 

Typ* 

Typs 

TAX 

Exempt Type 
Levy Code : 29,0 
06-07 Taxes : 520,00 
05-06 Taxes : S 19.93 
04-05 Taxes ; SI9,46 

Use 
: Rlc6 City/Over 
540 
POTENTIAL 

: IN SI 
A3DDL TAX LIABILITY 1.94 

09 T3S R2W 

I of 2 

mpMjton i 
->ofmfm i in ihtt > 



i j j e o p 
YvmhiU | 

-METROSCAN PROPERTY PROFILE 
(OR) 

Ì : 
2 ; 

' 2 : 

GrbgDlsp 

: 1.94 

: 
: 

• Cw 

STAT CLASS* 
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2 2 7 0 1 € 
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-METROSCAN F 
Fi 

ROPERTY PR OF ILE-

Parcel Numb r 
Ref Parcel 
Owner 
CoOwner 
Site Address 
Mail Address 
Telephone 

Transferred 
Document H 
Sale Price 
Deed Type 
% Owned 

MkiLand 
Mkt Structure 
Mki Total 
% Improved 
MEASURE 5) 
Assd Land 
Assd Structur 
Assd Total 

382240 
R3209 02702 
Springbrook Properties 1r 

NE Putnam Rd 
PO Box 1060 Newbarg Or 
Chiner ; 

SALES AND 

10/31/2006 
25137 Multi-parcel 
576,700,000 
Wanrairty 
100 

INFORMATION 

R : 02 W T : 03S 5 : 0 9 Q: QQ-

97132 
Tenant 

LOAN INFORMATION 

Loan Amount 
Lender 
Loan Type 
Interest Rate 
Vesting Type 

: $69,030 
: Seller 
: Seller 
; Fixed 
: Corporation 

ASSESSMENT i iND TAX INFORMATION 

54,160,708 

$4.160,708 

$7,941 

$7,941 

Exempt Type 
Levy Code 
06-07 
05-06 

: 29-0 
Taxes : SI38.52 
Taxes : SI3S.07 

04-05 Taxes ; S 135.05 

PROPERTY DESCRIPTION 

Thor as Brothers 
Cens, is 
Zoni ig 
Spec al District 
Neig iborhood 
Lam Use 
Lega ' 

Suba, vision/Plat 

713 G5 
Tract : 
54 Farm Land,lJnzoned 

Rlc6 City/Over 
540 Farm Cnzoi 
POTENTIAL 
ACRES IN SEC] 

Block ; 

Acre Area 6 
i^ed Farm Land, Vacant 

DL TAX LIABILITY 20.51 
09 T3S R2W 

a d : 

Profüe-Page 1 of 2 

Information compiled from fark> a sources, Rsal Estate Solutions makes HQ representations 
or warranties m to the mmvt y or completeness af information contained In 'his rtpen 
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Information compiledfrom variant scurcri. Real Suae Solutions makes no representations 
cr warranties at to the accuracy or completeness of information contained in this rsport. 
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Fidelity National Ti*,or 
Co a*PJCIf*L »WIU- COUNT y Rge£«B§ 

jftN oaupm, ewMTT clerk 

After Recording Return To: 
Springbrook Propertin Inc. 
Sonjs L. Hsugan 
PO Sox 1060 
Newberg OR 97132 

Sand Tax 9t>tanient* To: 
Springbrook Propere* !rc. 
Sonja L Hangen 
PO Bo* 1060 
Newberg OR 07132 

286625141 

i l m 
:ia PU W31/28W 

BMR-OW« Crrt-1 Stn*$ SUSIE 
i«a,«9 tte.ee m . t e 

Tito Order No-21-29308 
Escrow No. 21-20896 

Tax Account No. R3206CD 
004 00,1*25796 

WARRANTY OEED 
(ORS 93.850) 

Jay-Kay LLC, an Orssjon Limited Liability Company, Grantor, conveys and warrants to 
Sprlngbrook Propartsee Inc., an Oregon corporation, Grantee, the following described reel 
property fra$ of encur-brartees except as specifically set forth herein; 

See Exhibit 'A' attached hereto and by reference made a part hereof. 

BEFORE SIGNING O i ACCEPTING THIS INSTRUMENT, THE PERSON TRANSFERRINS 
FEE TITLE SHOULD INQUIRE ABOUT THE PERSONS RIGHTS, IF ANY, UNDER OR8 
197.362. THIS INSTRUMENT DOES NOT ALLOW USÉ OF THE PROPERTY DESCRI BED IV 
THIS INSTRUMENT IM VIOLATION OF APPLICABLE LAND USE LAWS AND 
REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
ACQUIRING FEE TI7 -E TO THE PROPERTY SHOULD CHECK WITH THE APPROPRIATE 
CITY OR COUNTY PLANNING DEPARTMENT TO VERIFY APPROVED USES, TO 
DETERMINE ANY UKITS ON LAWSUITS AGAINST FARMING OR FOREST PRACTICES AS 
DEFINED IN ORS 30.330 AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING 
PROPERTY OWNER?, IF ANY, UNDER ORS 137.352; 

The true considéra tior-for thiaj 

Dated this 

yen ce to $130,000.00, 

State of OR, County o- Yamhill 

This instrument was acknowledged before me oft 3 ) 
by Joan D, Austin, as Member, of Jay-Kay LLC, 

,2006 

Notary 
My commission expires: It J <f 

ÔFHCMM,: f»L 
BLENOAL UM 

NOTARY PUgUC OHESCN 

COMffittlON N r 1 1 1 4 7 0 

MYCOMfiMfOMfimffi. JUNE il, MOE 

Page 1 : 
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Information compiled from various sources. Meal Sitale Solutions makes no representations 
or warranties as ta ¡he accuracy or completeness of infornai ten contained in thìt ripari, 
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information compiled from various sources. Real Estate Sohtidns makes no representations 
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After Ft*e<xttkttQ Return To; 
Spring brook Puoi»«!«» inc. 
Sonja Haugan 
PO Box 1060 
Newberg OR 97132 00801 ;#375S9B. R32168B 

00802;#395437, R3218BB 
00e0S;*409034, R3216bb 

00807^423897, R3217 
Send f u Statement» To: 
Sprirtgbrook Properties Ine, 
Sonja Haugen 
PO Box 1060 
Ntewbeig OR 97132 

00100^32921, R3217 
01900;#33724, R3218AA 

00200,-#40073 

WARRANTY DEED 
(OR5 93.850) 

George Kenneth Austin, JR. and Joan Donna Austin, aa tenants by tt» entirety, Grtntor, 
conveys and warrants to Springbrook Propertk* Inc., i corporation, Grantee, the following 
described real property free of encumbrances except as specifically set forth herein: 

See Exhibit 'A' attached hereto and by reference made a part hereof. 

BEFORE HONING OR ACCEPTING THIS INSTRUMENT. THE PERSON TRANSFERRINS 
FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF ANY, UNDER ORS 
197.362. THIS INSTRUMENT DOES NOT ALLOW USE OF THE PROPERTY DESCRIBED IN 
THIS INSTRUMENT IN VIOLATION OF APPLICABLE LAND USE LAWS AND 
REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
ACQUIRING FEE TITLE TO THE PROPERTY SHOULD CHECK WITH THE APPROPRIATE 
CITY OR COUNTY PLANNING DEPARTMENT TO VERIFY APPROVED USES, TO 
DETERMINE ANY LIMITS ON LAWSUITS AGAINST FARMING OR FOREST PRACTICES AS 
DEFINED IN ORS 30.830 AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING 
PROPERTY OWNERS. IF ANY, UNDER ORS 197.352. 

The true consideration forthigjs^iweyanca is $76,700,000.00. 

State of OR, County of Yamhill )es. 

This Instrument was acknowledged before me on_ H .2006 
bv Joan Donna Austin and Georpe Kenneth Austin. Jr.. 

Jj. JFFlG,«l SS AL 
gja OUNOALWAOC 
gi f NOTARY FUSLtC • OMOOS 
G Y C0UM1M1ON NO. » 1 <76 
tfyciWMiastoN fiXWES JU** 

rirmtx court recmbs 
JAN « U J W , COUNTY CL£HK 
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EXHIBIT "A" 
LEGAL DESCRIPTION 

Parcel 1: 
Being a part of the Donation Land Claim of William Wallace and wife, Claim No. 47, Notification 
No. 1477, being parts of Sections 7 and 8, in Township 3 South, Range 2 West of the 
Willamette Meridian, in said County and State, and the part of said Claim herein conveyed 
being particularly described as follows, to-wit 
Beginning at a point on the South line of said Claim 53-1/3 rods East of the Southwest corner of 
said Claim, running thence North 72 rods; thence East 66 rods. 6-2/4 feet; thence South 72 
rods; thence West 66 rods. 6-2/4 feet to the place of beginning. 

Except that portion lying in public roads. 

Also Except the following described tract; 
Beginning at a point 415 feet West of the Northeast comer of the above described tract, said 
point being the true point of beginning; thence South 240 feet; thence West 375 feet; thence 
North 240 feet; thence East 375 feet to the place of beginning. 

Parcel 2: 
Being a part of the Donation Land Claim of William Wallace and wife, Claim No. 47, Notification 
No. 1477. being a part of Section 8, Township 3 South, Range 2 West of the Willamette 
Meridian, in said County and State, and the part of said Claim herein conveyed being 
particularly described as follows, to-wit 
Beginning at a point 415 feet West of the Northeast comer of that parcel described in that 
certain deed given by Mae Grove to Henry O. and Gladys Seldel recorded April 13,1939, in 
Book 115, Page 278, Deed Records, Yamhill County, Oregon; thence South 240 feet; thence 
West 375 feet; thence North 240 feet; thence East 375 feet to the place of beginning, 

Parcel 3; 
Parts of the William T. Wallace Donation Land Claim #47 in Township 3 South, Range 2 

West of the Willamette Meridian in Yamhill County, Oregon, described as follows: 
Tract No. 1: BEGINNING at the Southwest comer of said Claim; thence East along the 

Claim line, 119 rods 12 1/4 feet; thence North 20 feet to the true place of beginning; thence 
North 70.79 rods; thence East 20.25 rods; thence South 70.79 rods; thence West 20.25 rods to 
the place of beginning. 

Tract No. 2: an undivided 1/2 interest in the following described tract to be used as a 
roadway: 

BEGINNING at a point on the South line of said Claim, 119 rods 12 V5 feet East of the 
Southwest corner of said Claim; thence East 27 rods to the County Road; thence North 20 feet; 
thence West 27 rods to a point due North of the place of beginning; thence South 20 feet to the 
place of beginning 

Pared 4; 
A part of the Donation Land Claim ofW.T. Wallace and wife, Claim No. 47, Notification No. 

1477 In Section 8. Township 3 South, Range 2 West of the Willamette Meridian in Yamhill 
County, Oregon, and said part being more particularly described as follows: 

Escrow Ho: 25-30010 
Title No; 21-30010 



i/ríh'á 



beginning. 
EXCEPT the following described tract of land: Being part of the 

William T. Wallace and wife Donation Land Claim In Section 8, Township 3 South, Range 2 
West of the Willamette Meridian In Yamhill County, Oregon, and more particularly described as 
follows to wit 

BEGINNING at angle point No. 2 In the center of County Road No. 57, said point being North 
49.37 chains and East 59.881/3 chains from the Southwest comer of said Wallace Claim and 
running thence South 21" 10* East along the center of said road as surveyed, 426.0 feet 
thence South 84® 40' West 670.0 feet; thence North 2" 35' West 480.0 feet to center of County 
Road No. 57; thence East along the center of said road to the place of beginning. 

ALSO EXCEPT the following described tract of land: 
Part of the William T. Wallace Donation Land Claim No. 47 in Township 3 South, Range 2 

West of the Willamette Meridian in Yamhill County, Oregon, described as follows: 
BEGINNING at a stake 25 chains North and 46 833 chains East of the 

Southwest comer of said Claim thence North 24.67 chains to the center of the County Road; 
thence East along the center of the County Road. 13.03 chains to angle; thence South 21" 10' 
East along the center of County Road, 14.52 Chains to a point 23 chains North, 10 chains West 
and North 21* 10' West 13.83 chains from the Southeast comer of said Wallace Claim and the 
true point of beginning; thence West 12.89 chains to a point 27.917 chains West of the East 
line of said Wallace Claim thence North in a straight fine to the Southwest comer of a tract of 
land conveyed to Glenn L. Whitman et ux by deed recorded August 25.1969 in Film Volume 
76, Page 1739, thence East along the South line of the Whitman tract 870 feet to the centerline 
of County Road, thence Southeast along the centerline of County Road to the true point of 
beginning. 

Parcel 8: 
Part of the William T. Wallace Donation Land Claim No. 47 in Township 3 South, Range 2 

West of the Willamette Meridian in Yamhill County, Oregon, described as follows: 
BEGINNING at a stake 25 chains North and 46.833 chains East of the Southwest corner of 

said Claim, thence North 24.67 chains to the center of the County Road; tilence East along the 
center of the County Road, 13.03 chains to angle; thence South 21' 10' East along the center 
of the County Road, 14.52 chains to a point 23 chains North. 10 chains West and North 21" 10' 
West 13.83 chains from the Southeast comer of said Wallace Claim and the true point of 
beginning; thence West 12.89 chains to a point 27,917 chains West of the East line of said 
Wallace Claim; thence North in a straight line to the Southwest corner of a tract of land 
conveyed to Glenn L Whitman et ux by deed Recorded August 25,1969 in Film Volume 78, 
Page 1739; thence East along the South line of the Whitman tract 670 feet to the centerline of 
County Road; thence Southeast along the centerline of County Road to the true point of 
beginning. 

Parcel 9: 
Being a part of the William T. Wallace and Wife Donation Land Claim in Section 8, Township 3 
South, Range 2 West of the Willamette Meridian In Yamhill County, Oregon, and more 
particularly described as follows: 
BEGINNING at angle point No. 2 in the center of County Read No, 57, said point being North 
49.87 chains and East 59.861/3 chains from the Southwest comer of said Wallace Claim and 
running thence South 21" 10* East along the center of said road as surveyed, 428.0 feet; 
thence South 84" 40* West, 670.0 feet; thence North 2" 35' West, 460.00 feet to the «i ter of 
County Road No. 57; thence East along the center of said road to the place of beginning. 
EXCEPTING THEREFROM that portion described in instrument recorded May 22,1989, In Film 
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Volume 0232, Page 0778, records of Yamhill County, Oregon. 

Parcel 10: 
Being a part of the William T. Wallace and wife Donation Land Claim No. 47, Notification No. 
1477, in Section 8, Township 3 South, Range 2 West of the Willamette Meridian in Yamhill 
County. Oregon, and more particularly described as follows: 
Beginning at a stake 23.00 chains North and 10.00 chains West of the Southeast comer of said 
William T. Wallace and wife Donation Land Claim; thence West 18.50 chains to creek; thence 
North 2.00 chains; thence East 53 1/3 links to the Southeast corner of the E.H. Arthur tract; 
thence North 11.35 chains; thence East 12.89 chains to stake and center of County Road 
(Survey No. 375); thence South 21 10' East along center of County Road 13.83 chains to place 
of beginning. 

Parcel 11: 
A part of the Donation Land Claim of William T. Wallace and Susan R. Wallace, his wife, 
Notification No, 1477, Claim No. 47, In Township 3 South, Range 2 West of the Wilamette 
Meridian, bounded and described as follows, to-wit; 
Beginning at the Southeast comer of said Claim and running thence North along the East line 
of said Claim 23 chains; thence West 28.50 drains to the center of creek; thence North along 
center of creek 2,00 chains; thence West 4.55 chains; thence South 25 chains to the South line 
of said Donation Land Claim; and thence East along the South line of said Claim 33.05 chains 
to the place of beginning. 
EXCEPTING THEREFROM that portion conveyed to Zion Lutheran Church of Newberg, 
Oregon, an Oregon corporation by instrument recorded January 22,1900 in Film Volume 147, 
Page 1453, Deed and Mortgage Records. 
FURTHER EXCEPTING that portion described in Instrument recorded May 13,1968 in Film 
Volume 67, Page 965. Deed and Mortgage Records, described as fellows: 
A part of the William T. Wallace Donation Land Claim No. 47 in Township 3 South, Range 2 
West of the Willamette Meridian In Yamhill County, Oregon, described as follows: 
Beginning at the Southeast comer of the Wallace Claim; thence North 0 degrees 14' East along 
the East line of said Claim, 1518.0 feet to the most Easterly Northeast comer of that tract 
described in Contract between John H. Larson, et ux, and Merle D. Brandt, at ux, recorded 
January 27,1967, in Film Volume 57, Page 010. Deed and Mortgage Records; thence North 89 
degrees 39' West along the North line of said Brandt tract, 596.58 feet to an iron rod; thence 
South 0 degrees 14' West, 1518.0 feet to the South line of said Wallace Claim; thence South 
89 degrees 39' East along the South line of said Wallace Claim, 596-58 feet to the place of 
beginning. 
ALSO EXCEPTING the following: A part of the William T. Wallace and Susan R. Wallace, his 
wife, Notification No. 1477, Claim No. 47 in Township 3 South, Range 2 West of the Willamette 
Meridian in Yamhill County, Oregon, bounded and described as follows, to-wit: 
Beginning at a point on the South line of the said William T. Wallace Donation Land Claim 
North 89 degrees 39' West, 596.58 feet from the Southeast comer of said Claim in Section 8, 
Township 3 South, Range 2 West of the Willamette Meridian; thence North 89 degrees 39' 
West along said Claim line, 408.0 feet thence North 00 degrees 15' East. 1518.0 feet to an iron 
pipe; thence South 89 degrees 39' East, 408.0 feet to an iron rod; thence South 00 degrees 15* 
West 1,518.0 feet to the point of beginning. 
AND FURTHER EXCEPTING THEREFROM that portion conveyed to Yamhill County, a 
political subdivision of the State of Oregon, by Instrument recorded November 29,1979, in Film 
Volume 146, Page 647, Deed and Mortgage Records. 
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Parcel 12: 
A tract of land in Section 8. Township 3 South, Range 2 West of the Willamette Meridian in 
Yamhill County, Oregon, being part of that certain tract of land described in Deed to Merle D. 
Brandt, et ux. recorded May 13,1068, in FUm Volume 67, Page 964, Yamhill County Deed and 
Mortgage Records and being more particularly described as follows: 
Beginning at an Iron rod that is West 1,012.80 feet and North 30.00 feet from the Southeast 
corner of the William Wallace Donation Land Claim, said Iron rod being 8.22 feet West from the 
West line ofthat certain tract of land described in contract between Merle D. Brandt, et ux., 
vendors, and Robert E. Harshman, et ux, vendees, recorded August 4,1069, in Film Volume 
76. Page 1244, Yamhill County Deed and Mortgage Records; thence West 400.00 feet, parallel 
with and 30 feet Northerly from the South line of said Claim, to an iron rod; thence North 0 
degrees 06' West 1,125.00 feet to an iron rod; thence East 400.00 feet to an iron rod that is 
West 8.22 feet from the West line of said Harshman Tract; thence South 1,125.00 feet to the 
point of beginning. 

Parcel 13: 
A part of me William T. Wallace and Susan R. Wallace Donation Land Claim No. 47, 
Notification #1477. In Section 8. Township 3 South. Range 2 West of the Willamette Meridian in 
Yamhill County, Oregon, bounded and described as follows, to-wit: 
Beginning at a point on the South line of the said William T. Wallace Donation Land Claim, 
North 89 degrees 39' West 596,58 feet from the Southeast comer of said Claim; thence North 
89 degrees 39' West along said Claim line, 408.0 feet: thence North 00 degrees 15' East 
1518.0 feet to an iron pipe; thence South 89 degrees 39* East 408.0 feet to an iron rod; thence 
South 00 degrees 15' West 1518.0 feet to the point of beginning. 

Parcel 14: 
Part of the William T. Wallace Donation Land Claim #47 in Section 8 Township 3 South, 

Range 2 West of the Willamette Meridian in Yamhill County, Oregon, described as follows: 

BEGINNING at the Southeast comer of the Wallace Claim; thence North 0e 14' East along the 
East line of said Claim, 1518.0 feet to the most Easterly Northeast corner of that certain tract 
described in contract between John H. Larson, et ux and Merle D. Brandt, et ux recorded 
January 27,1967 in Film Volume 57. Page 810 Deed and Mortgage Records, and the True 
place of beginning; thence North B9" 39' West along the North line of said Brandt tract, 596.58 
feet to an iron rod; thence South 0" 14" West 379.50 feet to an Iron rod; thence South 89° 39" 
East 596 58 feet to the East line of the Wallace Claim; thence North 0s14' East along the East 
line of said Claim, 379.50 feet to the point of beginning. 

EXCEPTING THEREFROM that portion described in deed to Yamhill County, recorded May 22, 
1989 in Film Volume 0232, Page 0778, records of Yamhill County, Oregon. 

Parcel 15: 
(a) A part of the William T. Wallace Donation Land Claim #47 in Township 3 South, 

Range 2 West of the Willamette Meridian, Yamhill County, Oregon, described as 
folio»«: Beginning at Wie Southeast comer of the Wallace Claim; thence North 0 
degrees 14" East along the East tine of said Claim 1,138.58 feet to an Iron rod set for 
the true point of beginning; thence North 89 degrees 39' West 596.58 feet to an Iron 
rod; thence South 0 degrees 14' West 379.50 feet to an iron rod; thence South 89 
degrees 39' East 596.58 feet to the East line of the Wallace Claim; thence North 0 
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degrees 14* East along the East line of said Claim 379.50 feet to Hie true point of 
beginning. EXCEPTING therefrom that portion lying in the county roads. 

(b) A part of the William T. Wallace Donation Land Claim #47 fn Township 3 South, 
Range 2 West of the Willamette Meridian, Yamhill County, Oregon, described as 
follows: Beginning at the Southeast comer of the Wallace Claim: thence North 0 
degrees 14' East along the East line of said Claim 758.0 feet to an iron rod set for 
the true point of beginning; thence North 89 degrees 39' West 596.58 feet to an iron 
rod; thence South 0 degrees 14' West 379,50 feet to an iron rod; thence South 89 
degrees 39' East 596.58 feet to the East line of the Wallace Claim: thence North 0 
degrees 14' East along the East line of said Claim 379.50 feet to the true point of 
beginning. EXCEPTING therefrom that portion lying In the county roads. 

(c) A part of the William T. Wallace Donation Land Claim #47 in Township 3 South, 
Range 2 West of the Willamette Meridian. Yamhill County, Oregon, described as 
follows: Beginning at the Southeast comer of the Wallace Claim: thence North 0 
degrees 14' East along the East line of said Claim 379.50 feet to an iron rod; thence 
North 89 degrees 39' West 596.58 feet to an iron rod; thence South 0 degrees 14* 
West 379.50 feet to the South line of the Wallace Claim; thence South 89 degrees 
39' East along the South line of said Claim 596.58 feet to the point of beginning. 
EXCEPTING therefrom that portion lying in the county roads. 

TOGETHER with: 
those portions of vacated Mountain View Drive and Aspen Way described in Exhibit "ET of 
Instrument recorded October 10.2006, Instrument No. 200623296, records of Yamhill County, 
Oregon, which inure to the above described Parcel 15 by operation of law, if any. 

EXCEPTING FROM Parcel 15 that portion described in Exhibit "A" of Instrument recorded 
October 25,2006, instrument No. 200624511, and recorded October 27, 2006, Instrument No. 
200624726, records of Yamhill County, Oregon 

Parcel 16: 
A tract of land in Section B and 9 in Township 3 South, Range 2 West of the Willamette 
Meridian In Yamhill County, Oregon, described as fellows: 
Beginning at a Vi iron pipe being North 45.35 chains and 2.23 chains East of the V* comer 
between Sections 16 and 17 in Township 3 South, Range 2 West of the Willamette Meridian, 
being the center of County Road 58 and County Road 56; thence North 20 feet and West 20 
feet to an Iron pipe and the true point of beginning; thence North 89 degrees 15' 00" West 
659.49 feet to an iron pipe; thence North 0 degrees 14' 00* East 1163.03 feet to an iron pipe; 
thence South 89 degrees 35' 55" East 377,46 feet to an Iron pipe; thence South 0 degrees 11' 
45* West 515.21 feet to an iron pipe; thence North 89 degrees 46' 25" East 480.76 feet to an 
iron pipe; thence South 0 degrees OB" 45" West 658.32 feet to an iron pipe and the point of 
beginning. 
EXCEPTING THEREFROM that portion described In deed to Yamhill County, recorded May 22, 
1989 in Film Volume 0232, Page 0778, records of Yamhill County, Oregon. 

TOGETHER with: 
those portions of vacated Mountain View Drive and Aspen Way described in Exhibit "B" of 
Instrument recorded October 10, 2006, Instrument No. 200623296, records of Yamhill County, 
Oregon, which inure to the above described Parcel 16 by operation of law. if any. 

Parcel 17: 
Being a part of the Solomon Heater and wife Donation Land Claim, #48 Notification #1417, in 
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Section 8 and 9, Township 3 South, Range 2 West of the Willamette Meridian In Yamhill 
County, Oregon, more particularly described as follows; 

BEGINNING at an iron pipe in Hie Southeast comer of the property deeded to Perry Macy in 
Book 118, Page 559, Deed Records, said pipe being the Southwest comer of County Survey 
#2206; thence North 00* 12' East along the center line of County Road #56, 680.3 feet to the 
Southeast comer of the Webster tract in deed recorded May 17,1068 in Film Volume 68, Page 
93, Deed and Mortgage Records; thence South 89* 50' West 280.04 feet to the tare point of 
beginning; thence continuing South 89* 5ff West 240 feet to the Southwest corner of said 
Webster tract; thence North 00* 12' East 391.62 feet to the Northwest comer of said Webster 
tract; thence North 89" 50' East along said North line 207.64 feet to the Northwest comer of a 
tract of land deeded to William W, Jansen and Joann A. Jensen recorded August 20,1965 in 
Film Volume 47. Page 447, Deed and Mortgage Records: thence South 00* 12' West 189 feet 
to the Southwest comer of said Jansen tract; thence North 89" 50' East 32.68 feet; thence 
South 202.62 feet to the true place of beginning. 

Parcel 18: 
Being a part of the Solomon Heater and wife Donation Land Claim #48, Notification #1471, in 

Sections 8 and 9, Township 3 South, Range 2 West of the Willamette Meridian in Yamhill 
County, Oregon, more particularly described as follows: 

BEGINNING at an iron pipe in the Southeast corner of the property deeded to Perry Macy in 
Volume 118, Page 559, Deed Records, said pipe being the Southwest comer of County Survey 
#2206 and being 45.35 chains North and 2.23 chains East from the Quarter corner between 
Sections 16 and 17 in Township 3 South, Range 2 West of the Willamette Meridian; thence 
North 00" 12' East 6BO.3 feet to the true place of beginning; thence North 00* 12' East along 
the 
center line of County road #56, a distance of 391.62 feet to the South line of Bryce Acres 
according to the duly recorded plat thereof; thence South 89° 28' West along the South line of 
said Bryce Acres, 500.64 feet; thence South 00" 12' West, 391.62 feet; thence North 89' 28' 
East 500.64 feet to the true place of beginning. 

EXCEPTING THEREFROM that certain tract conveyed to William W. Jansen, et ux, by deed 
recorded August 20,1965 in Film Volume 47, Page 447, Deed and Mortgage Records. 

ALSO EXCEPTING THEREFROM that portion conveyed to Ronald Duane McClaflin et ux, 
by deed recorded October 19, 1971 in Film Volume 86, Page 1323, Deed and Mortgage 
Records. 

Parcel 19: 
Beginning at a point in angle of County Road and on division line of the Solomon Heater 
Donation Land Claim, Notification No. 1471, Claim No. 48, in Township 3 South, Range 2 West 
of the Willamette Meridian, in Yamhill County, Oregon, and 27.28 chains North of the Southeast 
comer of the West half of said Claim; thence North 14 604 chains to an iron pipe on division 
line of said Claim: thence South 89 degrees 48' West 13.815 chains to an iron pipe in center of 
County Road; thence South 0 degrees 12" East 14.604 chains along center of County Road to 
Iron pipe set in angle of road; and thence North 89 degrees 48' East along center of the County 
Road 13.775 chains to an iron pipe at place of beginning. 

TOGETHER with; 
those portions of vacated Mountain View Drive described in Exhibit *B" of Instrument recorded 
October 10,2006, Instrument No. 200623296, records of Yamhill County, Oregon, which inure 
to the above described Parcel 19 by operation of law, if any. 
EXCEPTING FROM Parcel 19 that portion described in Exhibit "A* of Instrument recorded 
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