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NOTICE OF ADOPTED AMENDMENT 

February 27, 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 015-06 

The Department of Land Conservation and Development (DLCD) received the attached notice of 
adoption. 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: March 16, 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 
Matthew Crall, DLCD Transportation Planner 
Steve Olson, City of Newberg 
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PER ORS 197.610, OAR CHAPTER 660 - DIVISION 18 
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Jurisdiction- C ^ C^At^tSof l o c i file number- ¿ ^ ^ 

Date of Adoption: 0 4 f / ? - Date Mailed: 2 { f f C J j ^ / ^ T & t ? t ) 

Date original Notice of Proposed Amendment was mailed to DLCD: _ 

I I Comprehensive Plan Text Amendment jZ^Comprehensive Plan Map Amendment 

n Land Use Regulation Amendment Q Zoning Map Amendment 

• New Land Use Regulation l^TOther: ¿ ^ ¿ £ > < 0 * / ' 

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

^ , 
' >->Q <reft"; 

Plan Mao Changed from: ( ¿ / V l c ^ / W ^ r ) to; ¿ 1 * ^ ¿ y 

Zone Map Changed from: to: 

Location: < / ? Z U 9 2 2 5 Acres Involved: 7 Z 

Specify Density: Previous: \ / / ¿ > & New: , 

Applicable Statewide Planning Goals: / , 2 / S j ¿ j ITj ^ / / j 

Was and Exception Adopted? • YES 

DLCD File No.. f ) l 5 - ö b ( I 



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

Forty-five (45) days prior to first evidentiary hearing? Yes Q No 

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

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

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

Local Contact: Phone: S 3 7 . / 2 J S Extension: Address: V / * / City: A r» / J>T/c f ¿ 7 / 1 

Zip Code + 4: T 7 D Z Email Address: 

ADOPTION SUBMITTAL REQUIREMENTS 
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.uIloa@state.or.us - ATTENTION: PLAN AMENDMENT SPECIALIST. 

J:\pa\paa\forms\form2word.doc revised: 7/7/2005 
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BOARD OF C O U N T Y COMMISSIONERS 

KATHY GEORGE • LESLIE LEWIS • MARY P . STERN 

535 NE Fifth Street • McMinnville, OR 97128-4523 
(503) 434-7501 • Fax (503) 434-7553 

www. co.yamhill.or.us 

February 12, 2007 FF8 1 5 2007 ^ 
BY; 

Tim Speakman 
NewB Properties LLC 
12020 SW 118th Ave 
Tigard, OR 97223 

RE. Planning Docket PA-04-06 
Applicant Tim Speakman representing Bruce & Valerie Thomas & Richard Kimball 
Ordinance 804 

Dear Mr. Speakman: 

At the February 7, 2007 formal session of the Board of Commissioners, the Board adopted Ordinance 804, 
approving the request for an urban growth boundary amendment on Tax Lots 3216-900, 1000, and 1100, as 
requested in Planning Docket PA-04-06. 

Findings in support of the Board's decision are contained in Exhibit "A" of Ordinance 804, a copy of which 
is enclosed. Copies may also be reviewed in the Planning Department during normal business hours. The 
Planning Department is located at 525 NE Fourth Street, McMinnville, Oregon. 

This action constitutes a final action by Yamhill County on the application, but you should be aware that a final 
land use decision by a local government may be appealed to the Land Use Board of Appeals in most 
circumstances. An appeal must be filed within 21 days of the date the decision became final, which was 
February 7, 2007. A successful appeal could revoke this approval. 

If you have any questions regarding the county's action, you may contact me at the phone number listed above 
or the Planning Department (434-7516). 

Sincerely, 

Board of Commissioners 

LL-CWxw 
Enclosure 

cc: Planning Department & Martin Chroust-Masin 
Interested parties per attached list (w/out attachment) 



Notice of Decision 
Planning Docket PA-04-06 
Applicant Tim Speakman 
(on behalf of Thomas & Kimball) 

Jerold & Margaret Neill Sr. 
1308 Klimek Ln 
Newberg, Or 97132 

Kimberley Dunn 
4505 E. Portland Rd 
Newberg, OR 97132 

Dick and Carol Petrone 
4301 NE Crestview Drive 
Newberg, OR 97132 

Vicki Shepherd 
30230 NE Benjamin Rd 
Newberg, OR 97132 

John & Priscilla Lowery 
30100 NE Benjamin Rd 
Newberg, OR 997132 

Debbie Haworth 
13735 NE Lakeshore Drive 
Newberg, OR 97132 

Robert Knoles 
29655 Ne Benjamin Rd 
Newberg, OR 97132 

Tim Speakman 
NewB Properties LLC 
12020 SW 118th Ave 
Tigard, OR 97223 

Dale and Doris Palmer 
4408 Birdhaven Lp 
Newberg, OR 97132 

Frances P Svendsen 
20170 NE Benjamin Rd 
Newberg, OR 97132 

Bruce and Roberta Barnett 
4600 NE Blue Heron Ct 
Newberg, OR 97132 

Keith Wingfield 
4204 NE Birdhaven Lp 
Newberg, OR 97132 

Charles & Ellen McClure 
30295 Highway 99W 
Newberg, OR 97132 

David Jensen 
14791 NE David Ct 
Newberg, OR 97132 

John & Pat Trudel 
4303 NE Crestview Drive 
Newberg, OR 97132 

Paul & Carla Anderson 
4601 NE Blue Heron Ct 
Newberg, OR 97132 

Mark Haworth 
13735 NE Lakeshore Drive 
Newberg, OR 97132 

Donnald Alexander 
1112 N. Klimek Lane 
Newberg, OR 97132 

Fran Hunter 
30050 NE Benjamin Rd 
Newberg, OR 97132 

Dotti Smits 
30175 NE Smits Lane 
Newberg, OR 97132 

Susan Williams 
29601 NE David Lane 
Newberg, OR 97132 

Helge Berg 
29601 NE David Lane 
Newberg, OR 97132 

John Bridges 
Brown Tarlow & Bridges 
515 E 1st St. 
Newberg, OR 97132 

City of Newberg 
Attn: Barton Brierley 
PO Box 970 
Newberg, OR 97132 

Beverly Bookin, AICP 
1020 SW Taylor St., Suite 760 
Portland, OR 97205 



BEFORE THE BOARD OF COMMISSIONERS OF THE STATE OF OREGON 

FOR THE COUNTY OF YAMHILL 

SITTING FOR THE TRANSACTION OF COUNTY BUSINESS 

In The Matter Of Approval of an Urban Growth Boundary Amendment to Include 
Approximately 29.3 Acres of Land Currently in the Newberg Urban Reserve Area 
into Newberg's Urban Growth Boundary, Tax Lots 3216-900, 1000 and 1100, 
Docket PA-04-06, Applicant Tim Speakman for Bruce & Valerie Thomas 
and Richard Kimball, and Declaring an Emergency 

Ordinance 804 

THE BOARD OF COMMISSIONERS OF YAMHILL COUNTY, OREGON (the "Board") sat 
for the transaction of county business on February 7, 2007, Commissioners Kathy George, and Leslie Lewis 
being present, and Mary P. Stem being excused. 

IT APPEARING TO THE BOARD that Tim Speakman requested to amend Newberg's Urban 
Growth Boundary to include approximately 29.3 acres of land, currently within Newberg Urban Reserve 
Area (NURA), into Newberg's Urban Growth Boundary, and 

IT APPEARING TO THE BOARD that the matter was heard and approved by the Newberg Urban 
Area Management Commission at a duly noticed public hearing on December 6,2006. The matter was heard 
by the Newberg City Council and approved by Ordinance 2007-0001 effective January 4, 2007. A public 
hearing was held before the Board on January 24, 2007, the applicant being represented by John Bridges. 
NOW, THEREFORE, 

IT IS HEREBY ORDAINED BY THE BOARD, that the application is approved as detailed in the 
Findings for Approval, attached as Exhibit "A" and by this reference incorporated herein. This ordinance, 
being necessary for the health, safety, and welfare of the citizens of Yamhill County, and an emergency 
having been declared to exist, is effective upon passage. 

DONE this 7th day of February, 2007, at McMmnville, Oregon. 

ATTEST 

JAN COLEMAN 
County Clerk 

YAMHILL COUNTY BOARD OF COMMISSIONERS 

r •) UkrL ( ttu^ 
Chai r V- KATffl Ì GEORGE 

Deputy Anne Britt 

APPROVED AS TO FÖ: 

Rick Sanai, Assistant County Counsel 

Commissioner LESLIE LEWIS 



Exhibit "A' Findings Docket PA-04-06 

CITY OF NEWBERG 
URBAN G R O W T H BOUNDARY AMENDMENT 

NEWBERG URBAN AREA MANAGEMENT COMMISSION 
STAFF REPORT 

FILE NO: UGB-06-002 

REQUEST: Approval of an urban growth boundary amendment of approximately 30 
acres. The proposed comprehensive plan designations are COM 
(Commercial), HDR, MDR and LDR (High, Medium and Low Density 
Residential). 

LOCATION: 

TAX LOT: 

APPLICANT: 

OWNERS: 

4505, 4813, 4821 & 4825 E. Portland Road 

Yamhill County Tax Map and Lot Numbers 3216-900, -1000, -1100 

NewB Properties, LLC. Tim Speakman, General Partner. 

Forrest Gish Living Trust, Richard Kimbäll, Bruce & "Valerie Thomas 

COMPREHENSIVE 
PLAN/ZONE: 

Yamhill County AFSH with current zoning of AF-10 
(Agricultural/Forestry Small Holding) 

HEARING DATE: November 30, 2006 

PREPARED BY: City of Newberg Planning Staff 

ATTACHMENTS: 
NU AMC Reso. 2006-18 with 

Exhibit A: Legal Description and Map 
Exhibit B: Findings 

1. Aerial Photo 
2. Current Comprehensive Plan Map 
3. Current Zoning Map 
4. Proposed & Recominended 

Comprehensive Plan Maps 
5. Stream Corridor Map 
6. Application 
7. Correspondence received 

NU AMC Staff Report - UGB-06-002 
Z:\FILES.UGBU006\UGB-06-002 Spcakman\UGB-06-002 NU AMC Repon doc 
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A. REQUEST: The applicant is requesting that three lots totalling approximately 30 acres 
within the Newberg Urban Reserve Area be included withm the Urban Growth Boundary 
and receive Comprehensive Plan designations of Commercial (COM), High Density 
Residential (HDR), Medium Density Residential (MDR), and Low Density Residential 
(LDR). The commercial land would be located along Highway 99W, and the low density 
residential would be located along the northern edge of the property, abutting the existing 
residential neighborhood. The applicant expects that the completed project will include 
approximately 210 residential units and 280,000 square feet of commercial office and 
retail space. The proposed development would construct new internal streets on the 
property and take access from the proposed extension of Crestview Drive west of the site. 

B. PROCESS: The applicant's request for approval of an urban growth boundary 
amendment is being processed through the provisions of the Newberg Urban Area 
Management Agreement as follows: 

October 9, 2006 The Director determined the application was complete. 
November 4, 2006 Public notice was mailed to property owners within 500 feet of the 

site for comment 
November 14, 2006 Notice was posted on the site. 
November 11, 2006 Notice was published in the Newberg Graphic. 

C. CRITERIA: The Planning staff has determined that the following criteria apply to the 
subject proposal. NUAMC or other interested parties should direct their comments to the 
criteria listed or state why they feel other criteria may apply. 

ORS Standards: 
ORS 197.298. ORS 197.298 establishes priorities for land to be included within an urban 

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

OAR Standards: 
660-021-0060 Urban Growth Boundary Expansion All lands within urban reserve areas 
established pursuant to this division shall be included within an urban growth boundary before 
inclusion of other lands, except where an identified need for a particular type of land cannot be 
met by lands within an established urban reserve area. 

Statewide LCDC Goals: Goal 1, Citizen Involvement; Goal 2, Land Use Planning; Goal 3, 
Agricultural Lands; Goal 4, Forest Lands; Goal 5, Open Spaces, Scenic and Historic Areas, 
Natural Resources; Goal 6, Air, Water and Land Resources Quality; Goal 7, Areas Subject to 
Natural Disasters and Hazards; Goal 8, Recreation Needs, Goal 9, Economic Development; Goal 
10, Housing; Goal 11, Public Facilities and Services; Goal 12, Transportation; Goal 13, Energy 
Conservation; Goal 14, Urbanization. Goals 15, 16, 17, 18 and 19 do not apply in this area. 

NUAMC Staff Report - UGB-06-002 Page 2 
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Goal 14 Factors: 
Land Need 
Establishment and change of urban growth boundaries shall be based on the following: 

(1) Demonstrated need to accommodate long range urban population, consistent with 
a 20-year population forecast coordinated with affected local governments; and 
(2) Demonstrated need for housing, employment opportunities, livability or uses such 
as public facilities, streets and roads, schools, parks or open space, or any combination of 
the need categories in this subsection (2). 

In determining need, local government may specify characteristics, such as parcel size, 
topography OT proximity, necessary for land to be suitable for an identified need. 

Prior to expanding an urban growth boundary, local governments shall demonstrate that needs 
cannot reasonably be accommodated on land already inside the urban growth boundary. 

Boundary Location The location of the urban growth boundary and changes to the boundary 
shall be determined by evaluating alternative boundary locations consistent with ORS 
197,298 and with consideration of the following factors: 
(1) Efficient accommodation of identified land needs; 
(2) Orderly and economic provision of public facilities and services; 
(3) Comparative environmental, energy, economic and social consequences; and 
(4) Compatibility of the proposed urban uses with nearby agricultural and forest activities 
occurring on farm and forest land outside the UGB. 

Newberg Urban Area Management Agreement -Urban Growth Boundary Amendment 
Criteria: Amendment of the Urban Growth Boundary shall be treated as a map amendment to 
both City and County Comprehensive Plan maps. Change of the boundary shall be based upon 
consideration of the following factors: 
(a) Demonstrated need to accommodate long-range urban population growth requirements 

consistent with LCDC goals; 
(b) Need for housing, employment opportunities, and livability; 
(c) Orderly and economic provision for public facilities and services; 
(d) Maximum efficiency of land uses within and on the fringe of the existing urban area; 
(e) Environmental, energy, economic and social consequences; 
(f) Retention of agricultural land as defined, with Class I being the highest priority for 

retention and Class VI the lowest priority; and 
(g) Compatibility of the proposed urban uses with other adjacent uses. 

Newberg Comprehensive Plan Amendment - Newberg Development Code, Section § 
151.122: The applicant must demonstrate compliance with the following criteria: 
{a) The proposed change is consistent with and promotes the goals and policies of the 

Newberg Comprehensive Plan and this Code; 
(b) Public facilities and services are or can be reasonably made available to support the uses 

allowed by the proposed change. 
(c) Compliance with the State Transportation Planning Rule (OAR 660-012-0060) for 

proposals that significantly affect transportation facilities. 

Yamhill Comprehensive Plan Policies 
Addressed in County staff report. 

NUAMC Staff Report - UGB-06-002 Page 3 
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D. SITE INFORMATION: 

Lot Area 29.91 acres 
Current Comprehensive 
Plan Designation 

AFSH, Urban Reserve Area 

Current Zoning 
Designation 

County AF-10 

Overlay Districts or 
Special Designations 

Bypass Interchange Overlay subdistrict 

Existing Use Single family residential, with a veterinary clinic on one lot 
Surrounding Uses 

North Oxberg Lake Estates subdivision, a rural residential subdivision 
East Historic farm 
South Providence Newberg Hospital, Klimek and Harmony Lane 

residential subdivisions 
West Vacant (pending UGB expansion w/ commercial & residential) 

Natural Features Many mature trees on taxlot 1100, some mature trees on taxlots 
1000 and 900. Ditches crossing the property may be wetlands. 
The NE comer is within a stream corridor. 

Transportation The property borders Portland Road (OR99W) to the south and 
Benjamin Road to the east. Crestview Drive terminates at the 
north border of the property to the west, which has a pending 
UGB amendment. If the property to the west is brought within 
the city and developed then Crestview Drive will be extended 
north through the property, as shown in the Newberg 
Transportation Plan. The Newberg City Council has initiated a 
process to redesignate this planned minor arterial as a major 
collector with certain traffic calming features. 

Utilities 
Sewer Applicant proposes to extend line from south of Klimek Lane. 
Water Applicant proposes to connect to the Crestview Drive line 

(extension of Providence Drive line) and line in Hwy 99W 
fronting the site. 

Storm Drainage The site slopes gently from north to south. Two drainage 
ditches enter the site from the west and drain to a culvert under 
Highway 99W midway along the frontage. 

E. ISSUES: 

1. Crestview Drive Extension. The Newberg Transportation System Plan shows the North 
Side road extending Crestview Drive, crossing the tax lot to the west of this site, and 
connecting to 99W at Providence Drive. This road extension has been a significant 
concern to neighbors in the area. Over the past several months, City staff, County staff, 
neighbors and property owners have met many times to search for acceptable solutions to 
the concerns. After several good-faith meetings, the parties reached agreement on an 
acceptable solution to the concerns. This solution includes the following major elements. 

NUAMC Staff Report - UGB-06-002 Page 4 
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a. The City will redesignate Crestview Drive from Springbrook Road to 99 W as a 
major collector street and designate Springbrook Road as die northern arterial. 
b. Crestview Drive will include certain features to control traffic speeds, discourage 
through truck traffic, and protect the neighborhood, including traffic circles and sound 
walls. 

The Newberg City Council has initiated the process to amend the Newberg 
Transportation Plan per this agreement (see Resolution 2006-2661, Attachment 4). The 
City Council has yet to take final action on this change. The first hearing is anticipated in 
January. 

2. Bypass Interchange. The area is within the study area for the East Newberg Bypass 
interchange. ODOT has begun the process of creating interchange area management 
plans (IAMPs) for the area. The City and County have adopted policies limiting 
comprehensive plan changes and urban growth boundary amendments in the area until 
the IAMPs are completed. The County comprehensive plan policies contain an exception 
to this general policy, "for a limited expansion of the Newberg UGB into the westerly 
portion of Urban Reserve Area C to accommodate construction of the Northern Arterial 
in the general location shown on the City of Newberg acknowledged Transportation 
System Plan." The County has initiated a process to expand the exception to include this 
site, which is the remainder of Urban Reserve Area C. Newberg Comprehensive Plan 
policies give a more specific exemption specifically allowing UGB amendments in the 
area. 

3. Land need. The City's land needs table include a need for additional residential and 
commercial land within the UGB, including a need for a future community shopping 
center. The ad hoc committee looked at various locations for commercial land. The 
committee recommended that the subject property be considered this community 
shopping center, with a buffer of residential uses adjacent to the rural residential 
subdivisions. 

The proposed narrow strips of MDR and HDR may be difficult to develop as shown. The 
LDR strip serves as a buffer for the low density residential to the north. Staff 
recommends changing the MDR to HDR, and changing the dimensions of the residential 
designations to more closely match the proposed Gueldner UGB amendment to the west. 
The recommended comprehensive plan designations will, from north to south, include a 
170 foot strip of LDR with a 30 foot building setback from the northern property line, a 
159 foot strip of HDR, and the COM area as proposed by the applicant. The applicant 
may propose specific locations for consideration prior to the hearing. 

4. Natural Features and Buffers. There are many mature trees on site which will be 
removed upon development There is a stream corridor that should be designated with an 
overlay on a small portion of the NE comer of the site, as determined by the City's recent 
Urban Reserve Area study. 

Two ditches cross part of the property east west. These ditches are extensions of existing 
storm drainage systems within subdivisions to the west. They drain into a pond on this 
site, into a culvert under Highway 99W, and eventually drain to a branch of Springbrook 

NUAMC Staff Report - UGB-06-002 Page 5 
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Creek. These ditches may or may not be regulated waterways - a determination should 
be conducted prior to any alteration of these drainages. There also may be wetlands along 
the stream corridor in the northeast comer of this site. 

5. Sewer availability. Sewer service is not immediately available to the site. The applicant 
proposes to extend the sewer line south of Klimek Lane across 99 W to the site. Some 
upgrades to the Femwood Road pump station may be required. 

F. AGENCY COMMENTS: The proposal was referred to the following public agencies: 
City Manager, Planning and Building Director, Public Works Director, Maintenance, 
Building, Police, Fire, Finance, City Attorney, NW Natural Gas, Newberg School 
District, PGE, Comcast, Verizon, Newberg Garbage Service, Newberg Rural Fire 
District, Postmaster, Yamhill County Planning, ODOT and Division of State Lands. 

The following agency comments were received: 
Director of Public Works (Dan Danicic) - Sanitary sewer: At the time of development, 
the developer will need to verify the capacity of the Femwood pump station. 
Improvements may be necessary. All public sewer lines must be gravity flow. Stormwater. 
Coordination with DSL and the US Army Corps of Engineers will be required regai-ding 
changed to the existing on-site drainage ways. Street: Frontage improvements will be 
required along Hwy 99W. The Crestview Drive extension from Oxberg Lakes to 99 W 
must be in place at the time of development. Overall: public facilities can be provided. 
Public Works Maintenance Superintendent (Russ Thomas) - reviewed, no conflict. 
Building Official (Brooks Bateman) - reviewed, no conflict. 
Newberg Garbage - reviewed, no conflict. 
Police Department (Brian Casey)- reviewed, no conflict. 
Fire Department (Chris Mayfield) - reviewed, no conflict. 
School District 29JT (Sandra Lawson, Asst. Supt.) - reviewed, no conflict. 
Finance (Elizabeth Carlson)- reviewed, no conflict. 
ODOT - State highway access will be considered only if no other alternative access to a 
city or county street exists. Apply or show proof of an Oregon Department of 
Transportation Access Permit. Applicant may be required to do frontage improvements 
and or access improvements including surfacing from center line, installation of curbing, 
sidewalk, gutter, dedication of right of way. Applicant may be required to provide a 
ti-affic impact study from a registered engineer. Installation of any utility in state right of 
way will require a permit from the Oregon Department of Transportation. 

G. PUBLIC COMMENT: One public comment was received as of the preparation of this 
report. The comment is summarized below and addressed within the findings. The full 
text of the comment in included in Attachment 7. 

Charles and Ellen McClure, 30295 Hwy 99W, commented that their 9.5 acre farm 
ensemble listed on the National Historic Register is directly across Benjamin Road from 
the site. They do not intend to develop this portion of their site and would like it to 
remain an historic asset of the community. They would like substantial buffering on the 
commercial property so that the buildings and light sources there cannot be seen from the 
historic property, in order to preserve the ambiance of the historic property. 
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H. PRELIMINARY STAFF RECOMMENDATION: The preliminary staff 
recommendation is made in the absence of public hearing testimony, and may be 
modified subsequent to the close of the public hearing. At this writing, the staff 
recommends the following motion: 

• Move to adopt NUAMC Resolution 2006-18 which recommends that the City 
Council and Yamhill County Board of Commissioners: 

1. Approve the proposed urban growth boundary amendment. 
2. Approve the recommended comprehensive plan amendment to COM, 

HDR and LDR as shown in Attachment 5, with a stream corridor (SC) 
overlay as shown in Attachment 6 on a portion of the site. Note: the 
applicant could propose alternate locations for consideration at the 
hearing. 

3. Approval is contingent on final adoption of amendments to the Newberg 
Transportation System plan as initiated by Resolution 2006-2661. 

4. Require that, upon future development of the property, the development 
contribute its share, based on traffic volume, of the future cost of capacity 
improvements to the Springbrook/99W intersection. 

5. A refined traffic study will be required upon future development No 
direct access to Highway 99W will be allowed, but the east-west 
connector on site could connect to a frontage road along the proposed 
bypass. If the bypass is not built then the east-west connector should 
connect to Benjamin Road as far north as possible. The traffic study 
should determine the appropriate mitigation for the unacceptable levels of 
service at the Crestview Drive/Highway 99W intersection, Crestview 
Drive/east-west connector intersection, and Springbrook Road/Highway 
99W intersection. 

6. Require a wetland determination prior to any development on the site. 
7. Upon development, verify the capacity of the Femwood Road sanitary 

sewer pump station and upsize if necessary. All public sewer lines must be 
gravity flow. Coordinate with DSL and the US Army Corps of Engineers 
regarding changes to the existing on-site stormwater drainage ways. 
Complete street frontage improvements along Hwy 99W. The Crestview 
Drive extension from Oxberg Lakes to 99W must be in place at the time 
of development 
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NUAMC RESOLUTION NO. 2006-18 

A RESOLUTION OF THE NEWBERG URBAN AREA MANAGEMENT COMMISSION 
RECOMMENDING APPROVAL AS CONDITIONED OF FILE UGB-06-002, AN 
URBAN GROWTH BOUNDARY AMENDMENT AND COMPREHENSIVE PLAN 
AMENDMENT TO COM (COMMERCIAL), LDR (LOW DENSITY RESIDENTIAL, 
HDR (HIGH DENSITY RESIDENTIAL) WITH A SC (STREAM CORRIDOR 
OVERLAY) FOR PROPERTY LOCATED AT 4505, 4813, 4821 & 4825 E. PORTLAND 
ROAD, YAMHILL COUNTY TAX LOTS 3216-900, -1000, -1100. 

RECITALS 

1. On August 25, 2006, NewB Properties LLC submitted a request for an urban growth 
boundary amendment and comprehensive plan change to COM (Commercial), HDR 
(High Density Residential), MDR (Medium Density Residential), and LDR (Low Density 
Residential) for approximately 30 acres located at 4505, 4813, 4821 & 4825 Portland 
Road, Yamhill County Tax Lots 3216-900, -1000, and -1100. 

2. On November 4, 2006 notice of this proposed urban growth boundary amendment was 
mailed to the owner of record as identified in Yamhill County Assessor's Office, and all 
adjoining property owners within a distance of 500 feet 

3. On November 11, 2006, notice was published in the Graphic Newspaper and in four 
public places. 

4. On November 30, 2006, the Newberg Urban Area Management Commission (NUAMC) 
held a hearing to consider the request. 

5. NUAMC finds that the applicable criteria have been met, and that approval of the 
application as conditioned is in the best interests of the community. 

NOW THEREFORE, BE IT RESOLVED by the Newberg Urban Area Management 
Commission that it recommends that the City Council and Yamhill County Board of 
Commissioners: 

1. Include the property shown in Exhibit A and described in Exhibit B in the Newberg 
Urban Growth Boundary. 

2. Amend the comprehensive plan as recommended by Staff to include the subject property 
in the COM (Commercial), HDR (High Density Residential) and LDR (Low Density 
Residential) as shown in Attachment 5, with a stream corridor (SC) overlay as shown in 
Attachment 6 on a portion of the site. 

3. Approval is contingent on final adoption of amendments to the Newberg Transportation 
System plan as initiated by Resolution 2006-2661. 
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4. Require that, upon future development of the property, the development contribute its 
share, based on traffic volume, of the future cost of capacity improvements to the 
Springbrook/99W intersection. 

5. A refined traffic study will be required upon future development. No direct access to 
Highway 99W will be allowed, but the east-west connector on site could connect to a frontage 
road along the proposed bypass. If the bypass is not built then the east-west connector should 
connect to Benjamin Road as far north as possible. The traffic study should determine the 
appropriate mitigation for the unacceptable levels of service at the Crestview Drive/Highway 
99W intersection, Crestview Drive/east-west connector intersection, and Springbrook 
Road/Highway 99W intersection. 

6. Require a wetland determination prior to any development on the site. 

7. Upon development, verify the capacity of the Fernwood Road sanitary sewer pump 
station and upsize if necessary. All public sewer lines must be gravity flow. Coordinate with 
DSL and the US Army Corps of Engineers regarding changes to the existing on-site stormwater 
drainage ways. Complete street frontage improvements along Hwy 99W. The Crestview Drive 
extension from Oxberg Lakes to 99W must be in place at the time of development. 

This recommendation is based on the staff report, findings and testimony. 

DATED this 30th day of September, 2006. 

AYES: NAYS: ABSTAIN: ABSENT: 

ATTEST: 

Recording Secretary NUAMC Chair 

Exhibits: 
Exhibit A: Legal Description and Map 
Exhibit B: Findings 
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EXHIBIT A: L E G A L DESCRIPTION AND MAP 

C O M M U N I T Y D E V E L O P M E N T 

EXHIBIT "A" 

LEGAL DESCRIPTION JOB NO. 042&-0005 
URBAN GROWTH BOUNDARY EXPANSION 
TAX LOTS 900, 1000, 1100 AND BENJAMIN ROAD 
TAX MAP NO. 3 2 16 

A PARCEL OF LAND LOCATED IN THE SEBASTIAN BRUTSCHER D.L.C. NO. 51 IN THE 
NORTHWEST ONE-QUARTER OF SECTION 15, AND THE EAST ONE-HALF OF SECTION 16. 
TOWNSHIP 3 SOUTH, RANGE 2 WEST, WILLAMETTE MERIDIAN, YAMHILL COUNTY, OREGON, 
DESCRIBED AS FOLLOWS: 

BEGINNING AT THE NORTHWEST CORNER OF THE PROPERTY DESCRIBED IN INSTRUMENT 
NUMBER 1997-15739 A POINT ON THE NORTH LINE OF THE BRUTSCHER D.L.C. NO. 51 FROM 
WHICH THE SOUTHWEST CORNER OF THE BENJAMIN HEATER D.L.C., AN ANGLE POINT IN 
THE NORTH LINE OF THE SEBASTIAN BRUTSCHER D.L.C. NO. 51, BEARS NORTH 89°22,47M 

WEST 678.12 FEET; THENCE ALONG SAID D.LC. UNE SOUTH 89°22,47" EAST 1640.99 FEET TO 
THE WEST RIGHT-OF-WAY LINE OF BENJAMIN ROAD [COUNTY ROAD NO. 54); THENCE 
CONTINUING ON SAID D.LC. UNE SOUTH 89°22'47" EAST 40.17 FEB TO A POINT ON THE 
EAST RIGHT-OF-WAY UNE OF SAID ROADWAY; THENCE LEAVING SAID D.L.C. UNE ALONG 
THE EAST RIGHT-OF-WAY UNE SOUTH 04°43'I7" EAST 185.29 FEET; THENCE SOUTH 03°16'13" 
WEST 301.50 FEET TO A POINT ON THE NORTH RIGHT-OF-WAY UNE OF PACIFIC HIGHWAY 
99W (40.03 FEET NORTH, RIGHT ANGLE MEASURE OF THE CENTERUNE OF SAID HIGHWAY); 
THENCE ALONG SAID NORTH RIGHT-OF-WAY LINE ON A CURVE CONCAVE TO THE SOUTH 
HAVING A RADIUS OF 5494.225 FEET, THE RADIUS POINT OF WHICH BEARS SOUTH 
12®10'04" EAST, THROUGH A CENTRAL ANGLE OF 00°26'00", AN ARC LENGTH OF 41.54 
FEET (CHORD BEARS SOUTH 77D36,57" WEST 41.54 FEET) TO A POINT OF INTERSECTION WITH 
THE WEST RIGHT-OF-WAY UNE OF SAID BENJAMIN ROAD; THENCE CONTINUING ON THE 
NORTH RIGHT-OF-WAY UNE ON SAID CURVE, THROUGH A CENTRAL ANGLE OF 08°57'01", 
AN ARC LENGTH OF 85B.27 FEET (CHORD BEARS SOUTH 72°55'26" WEST 857.40 FEET); 
THENCE ON AN OFFSET SPIRAL CURVE ON SAID NORTH RIGHT-OF-WAY UNE SOUTH 
67°02'39" WEST 405.57 FEET; THENCE SOUTH 66"20,47" WEST 506.07 FEB TO THE SOUTHWEST 
CORNER OF PROPERTY DESCRIBED IN INSTRUMENT NUMBER 1997-15739; THENCE LEAVING 
SAID RIGHT-OF-WAY UNE ALONG THE WEST LINE OF SAID PROPERTY NORTH 00°55'10" EAST 
1125.92 FEB TO THE POINT OF BEGINNING. 

CONTAINING APPROXIMATELY 29.91 ACRES. 

THE BASIS OF BEARINGS FOR THE DESCRIPTION IS PARTITION PLAT NO. 97-52 YAMHILL 
COUNTY. PLAT RECORDS. 

C:\Documenls and Sellhgs\Boofeln\Local SelfingsYTemporary Inlemet FlteS\OlK37\<2B$_0? 1 S06_LEG.doc 
Plaza West - Suite 230 - 9600 SW Oak - Portland - Oregon 97223 

Office 503 452-6003 - Fax 503 452-8043 
www.aIphaconnmuruty.com 
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EXHIBIT "B! 

(40' WIDE) 
BENJAMIN ROAD 

(C.R. 54) 

CRESTVIEW DRIVE 

DRAWN B Y : _ 
REVIEWED S Y: 
PROJECT NO.: 
SCALE: C O M M U N I T Y D E V E L O P M E N T 

EXHIBIT A: LEGAL DESCRIPTION AND MAP (CONTINUED) 
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EXHIBIT B: URBAN GROWTH BOUNDARY FINDINGS 
UGB-06-002 

Approval of an urban growth boundary amendment for 30 acres. 

ORS Standards: 
ORS 197.298. ORS 197.298 establishes priorities for land to be included within an urban 

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

Finding: The property under review is designated as Urban Reserve land, as adopted by the 
City of Newberg and Yamhill County in 1993, and therefore is first priority for inclusion in the 
Urban Growth Boundary. 

OAR Standards; 
660-021-0060 Urban Growth Boundary Expansion. All lands within urban reserve ai-eas 
established pursuant to this division shall be included within an urban growth boundaiy before 
inclusion of other lands, except where an identified needfor a particular type of land cannot be 
met by lands within an established urban reserve area. 

Finding: The property under review is designated as Urban Reserve land, as adopted by the 
City of Newberg and Yamhill County in 1993, and therefore is first priority for inclusion in the 
Urban Growth Boundaiy. 

Statewide LCDC Goals: 
Goals 4, 15,16,17, 18, and 19 do not apply to this application. The remaining goals are 
addressed below: 

Goal I. Citizen Involvement 
Finding: The property under review is located within the Study Area C of the Newberg Urban 
Reserve Area Project adopted by the City and Yamhill County in 1995. A public involvement 
program was implemented as part of the initial Urban Reserve Area Project in 1992 and 1993. In 
1997, a study was prepared that examined the six Urban Reserve Areas (URAs) in detail. The 
study provided a buildable lands inventory and a land use needs analysis, preliminary 
infrastructure and transportation plans, and an amended urban services agreement between the 
City of Newberg and Yamhill County. In conjunction with this 1997 study, a citizen involvement 
and inter-governmental coordination program was prepared and implemented to assure that the 
results of the study accurately reflected the desires of residents and property owners in the City 
and County. In 1997, approximately 70 people attended two workshops for property owners and 
other parties interested in the URAs. A questionnaire was also distributed at that time to solicit 
additional input in the URA planning process. Additionally, in 2004, the Newberg City Council 
created the Ad Hoc Committee on Newberg's Future (the Committee) to provide a forum for 
citizen involvement in planning for Newberg's future land use patterns. Between April 2004 and 
June 2005, the Ad Hoc Committee on Newberg's Future sought the input from the general 
public. During that time, the Committee held two open houses, conducted two surveys, received 

NUAMC Staff Report - UGB-06-002 Page 12 
Zj\F[LES UGB\2006\UGB-06-002 Spcafanan\UGB-06-002 MUAMC Report dot 

P a g e 40 



comments at each of their meetings, and received several letters. The hearing process for this 
request also fulfills the citizen involvement requirements. 

Goal 2. Land Use Planning. 
Finding: This goal stipulates that land use decisions be made in accordance with a 
comprehensive plan and that suitable "implementation ordinances" to the plan's policies must be 
adopted. It requires that plans be based on "factual information," that local plans and ordinances 
are coordinated with those of other jurisdictions and agencies, and that plans be reviewed 
periodically and amended as needed. 

The proposed amendment is based on a wealth of factual information including recently adopted 
population projections and land needs assessments, the report of the Ad Hoc Committee on 
Newberg's future, Newberg's recently adopted Transportation System Plan, the City's recently 
adopted Economic Opportunity Analysis, and site information and utility information as 
described in the application. 

This amendment is being concurrently reviewed by Yamhill County and the City of Newberg. 
Referrals of this application have been sent to a number of agencies, including ODOT, DLCD, 
DSL, Newberg School District, and utility companies. 

Goal 2 also contains standards for taking exceptions to statewide goals. An exception may be 
taken when a statewide goal cannot or should not be applied to a particular area or situation. In 
1980, Yamhill County identified the property under review as "lands committed to rural 
residential use" in Exceptions Statement 11. Under the recently revised Statewide Planning Goal 
14, a goal exception is no longer required for amending and Urban Growth Boundary. 

Goal 3. Agricultural Lands. 
Finding: This goal requires local governments to inventory agricultural lands and to "preserve 
and maintain" them for farm use. The property under review is currently planned AFSH and is 
zoned AF-10 (Agriculture/Forestry Small Holding) under the County Zoning Ordinance. In 
1980, Yamhill County identified the property under review as "lands committed to rural 
residential use" in Exceptions Statement 11. The exception land definition identified the general 
area as having a mixture of soil types ranging from Class II to Class VI soil type. The City of 
Newberg Inventory of Natural and Cultural Resources indicates that most soils in the vicinity are 
flat and at least moderately fertile, though nearly all types have some problems with drainage. 
According to the Soil Conservation Service of the US Department of Agriculture, the subject site 
contains three soil types, including Woodburn Silt Loam (0-7%), Woodburn silt loam (12-20%) 
and Amity Silt Loam (0%). All of these are considered Class II agricultural soils, based on 
DLCDs hierarchy of soil types. However, virtually all of the soils surrounding the current 
Newberg UGB bear Class II and III designations, and thus this was taken into consideration by 
Yamhill County in granting the Goal 2 exception and during the URA designation process. The 
properties are all used for single family residential, with a veterinary clinic on one lot The 
Exceptions Statement II document includes a discussion noting that the area involved is 
characterized by good roads, rural fire service, fair or better water availability, and has mostly 
fair soil suitability for septic systems. This area is currently committed to rural residential 
development. The Inventory of Natural and Cultural Resources report states the City's 
recognition that urban expansion will undoubtedly occur on prime Class II soils, but notes that 
wasteful land use practices should be discouraged. The proposed addition of the project site into 
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the UGB would provide needed land for urban expansion adjacent to the City where services are 
available or can be readily extended, thereby avoiding leap-frog development or other land 
consumptive practices. 

Goal 5. Open Spaces, Scenic and Historic Areas, and Natural Resources. 
Finding: This goal encompasses twelve resource types, including wildlife habitats, mineral 
resources, and wetlands and waterways. Goal 5 requires inventories of resources to be conducted 
and policies to be adopted whereby the local jurisdiction can manage these resources. The City 
of Newberg prepared an inventory of natural and cultural resources in 1981 as part of its 
comprehensive planning program. This inventory includes the following resources: agricultural 
lands; forest lands; mineral and aggregate resources; fish and wildlife; water; air quality; and 
open space, scenic, natural, historic, and recreational resources. The property under review 
consists primarily of Woodburn Silt Loam (0-7%), Woodburn silt loam (12-20%) and Amity Silt 
Loam (0%). All of these are considered Class II agricultural soils. 
The parcels contain wooded areas that will be largely be replaced by development. Woods within 
the small Stream Corridor area in the NE comer will be retained. 

Residential development on the west and north of the property currently releases all their storm 
water onto this parcel. This has resulted in the development of some very low quality wetlands 
along the drainage ditches created by off site stormwater runoff. Further infonnation is needed 
to determine whether these are jurisdictional wetlands or waterways and what protections may be 
needed. The City's study of lands within the URA also located a stream corridor that covers a 
small portion of the NE corner of the site. 

One public comment (McClure) stated that the 9.5 acre farm ensemble directly across Benjamin 
Road from this site is listed on the National Historic Register and requested buffering on the 
commercial property so that the buildings and light sources there cannot be seen from the 
historic property. There is value in protecting historic properties in and around the city, and there 
is already some buffering between the sites. The Benjamin Road right of way is 40 feet wide, 
and any development on the Speakman site will probably be required to dedicate 10 feet of 
additional right of way for Benjamin Road. Any development on the commercial portion of the 
site will be required to have a minimum 10 foot front yard setback from the property line. The 
HDR portion of the site will be required to have a minimum 12 foot front yard setback, and the 
LDR portion of the site will be required to have a minimum 15 foot front yard setback from the 
property line. The front yard setbacks are required to be landscaped, and required to include 
street trees. Any development on the commercial portion of the site will probably be at least 60 
feet away from the McClure property line, and buffered by at least 10 feet of landscaping with 
street trees. The City development code limits light trespass from the site to no more than 0.5 
foot-candles at the property line, so very little light would reach across Benjamin Road. The 
lights could still be seen from the McClure sight, however, unless blocked by landscaping. The 
farmhouse on the McClure property is separated from Benjamin Road by a pond and some 
substantial trees, so it is not immediately adjacent to Benjamin Road. Staff concludes that there 
is already some buffering between the sites, that additional buffering will be required by 
development standards for setbacks and landscaping, that light trespass from the site will be 
limited by development standards, and that therefore no additional buffering is required for the 
commercial portion of the site. 
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Goal 6. Air, Water and Land Resources Quality. 
Finding: This goal requires local comprehensive plans and implementing measures to be 
consistent with state and federal regulations regarding air, water, and land resources quality. The 
Newberg Comprehensive Plan, Ordinance 1967 contains several policies intended to ensure 
conformance with state and federal regulations governing air, water, and land resources quality. 
Negligible impacts are anticipated to existing air quality in the area. A C-2 land use designation 
is intended for local service retail uses. This will reduce the distance that Newberg residents need 
to travel for goods and services, and therefore improve air quality. The proposed UGB 
amendment would be consistent with the City's Comprehensive Plan policies by providing water 
and sanitary sewer services capable of supporting future urban level development in the vicinity. 

Goal 7. Areas Subject to Natural Disasters and Hazards 
Finding: The subject site does not include any flood hazard areas or other areas especially 
subject to natural disasters or hazards. 

Goal 8. Recreation Needs 
Finding: This goal requires a community to evaluate its areas and facilities for recreation and to 
develop plans to deal with the projected demand for them. The City's Comprehensive Plan 
includes policies designed to ensure recreational facilities and services are expanded to meet 
growing recreation demands of the community. Chebalem Park and Recreation District (CPRD) 
has established a neighborhood park along the west border of the Gueldner property, just west of 
this site. 

Goal 9. Economic Development 
Finding: This goal requires local governments to provide adequate opportunities for a variety of 
economic activities. It requires local governments to analyze economic opportunities and 
constraints in the area. It requires local governments to provide an adequate supply of land to 
meet the needs identified. Further, it requires limits on uses on or near sites zoned for specific 
industrial and commercial uses to those which are compatible with proposed uses. 

Newberg has recently adopted an economic opportunity analysis and land needs projections. 
Those projections identify a need for additional commercial land in the community. In 
particular, the plans identify a need for 2-3 community commercial centers of 10-15 acres each. 
The subject property was identified as a potential property for meeting this identified need. 
Thus, inclusion of ¿ i s 30 acre property, with approximately 17.64 acres designated commercial, 
would help partly meet the community's need for a community commercial center. 

The property abuts a future urban property to the west (pending UGB amendment for 
commercial/residential development), rural residential/farm across Benjamin Road to the east, 
and Providence Hospital to the south. These are compatible land uses. On the north side, 
however, the property is zoned rural residential and contains a rural residential subdivision. The 
applicant has proposed leaving a strip of low density residential development between the higher 
density residential/commercial development and that subdivision. The LDR strip would provide 
a buffer for compatibility between the uses. 
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Goal 10. Housing 
Finding: This goal requires a community to plan for and accommodate needed housing types, 
including multifamily and manufactured housing. The community is also required to inventory 
developable residential lands, conduct an analysis of projected future demand for various 
housing types, and to plan and zone enough buildable land to meet those needs. The goal 
prohibits local plans from discriminating against needed housing types. The goals for housing in 
the City'of Newberg's Comprehensive Plan is to provide for diversity in the type, density, and 
location of housing to ensure there is an adequate supply of affordable housing units to meet the 
needs of City residents of various income levels. The proposed narrow strips of LDR, MDR and 
HDR land may be difficult to develop efficiently as shown. The LDR strip serves as a buffer for 
the low density subdivision to the north, but the MDR strip would be more efficiently developed 
if made HDR and combined with the HDR strip to the south. The dimensions of the 
recommended LDR and HDR strips do not align closely with the LDR and MDR designations 
within the pending Gueldner UGB amendment to the west Staff recommends changing the 
MDRto HDR, and changing the dimensions of the residential designations to more closely 
match the proposed Gueldner UGB amendment The recommended comprehensive plan 
designations will, from north to south, include a 170 foot strip of LDR, a 159 foot strip of HDR, 
and the COM area as proposed by the applicant. 

The Newberg Comprehensive Plan projects a future population of 38, 352 by 2025 and 54,097 
by 2040. There is a projected shortfall by 2025 of 130 acres of LDR land and 60 acres of HDR 
land. Inclusion of these properties into the UGB will help offset the City's projected shortfall of 
land for residential development. Note: the greatest need is for LDR and HDR. 

Future Land Needs and Supply, Newberg Urban Area 
Updated as of November 16.2006 

Surplus 
Buildable Buildable Buildable Surplus Buildable Buildable (Deficit) 

Acres Needed Built Land Acres Needed Acres in UGB (Deficit) for Acres Needed Acres In URA 2025-
Plan Designation 2005-2025 2004-2006 2006-2025 (2006) 2006-2025 2026-2040 1 (2 oos) 2040 

LDR 612 57 555 425 (130) 735 
MDR 173 26 147 1B9 42 191 
HDR B9 0 89 29 (60) 83 
COM 111 26 55 55 (20) 109 
IND 50 12 38 70 32 37 
IND {Large Site) 100 0 100 40 (60) 120 
P 85 0 85 9 (76) 115 
1, PQ, or other InsL 164 5 159 33 (121) 233 
Total 1,384 125 1259 S65 (394) 1623 248 (1375) 

1 Land within the Urban Reserve Area is not currently assigned 
to specific comprehensive plan districts. 

Definitions Corresponding Zonefs) 
LDR Low Density ResidenBal R-1 
MDR Medium Density Residential R-2 
HDR High Density Residential R-3 
COM Commercial C-1, C-2. G-3. C-4 
IND Industrial M-1, «-2, M-3 
P Parte CF or others 
PQ Public/Quasi-Public 1 or others 

Source: Newberg Planning and Bunding Department 
Data subject to change 
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Goal 11. Public Facilities and Services. 
Finding: This goal aims for efficient planning of public services such as sewers, water, law 
enforcement and fire protection. It encourages planning of public services to meet the 
community's needs and capacities rather than responding to development as it occurs. Newberg's 
comprehensive plan includes the goal to plan and develop a timely, orderly, and efficient 
arrangement of public facilities and services to serve as a framework for urban development. 
Sewer service is anticipated to be provided by extending an existing sewer main in Klimek Lane 
to the property. Some upgrades to the Femwood Road pump station may be needed to serve the 
property. General sewage treatment capacity for the community is addressed in the City's 
sewage master plan. 
Water service is anticipated to be extended from the new Crestview Drive extension west of the 
site. General water capacity for the community is addressed in the City's water master plans. 
Storm drainage for the property is currently provided by two storm drainage ditches that 
currently cross the western half of the property and drain to a 24-inch diameter culvert under 
Highway 99W. This culvert is identified in the Newberg Drainage Master Plan as undersized 
and needing to be replaced with a 36-inch culvert Certain improvements to the storm drainage 
system will be required upon development, which may include some combination of new storm 
drainage lines and storm water detention. 
Overall, the Public Works Director has determined that public facilities can be provided to the 
site. 

City police and fire services will be provided upon annexation. Separate findings of the 
availability of these services will be required upon annexation. The property has excellent 
access to Providence Newberg Hospital. 

Goal 12. Transportation 
Finding: The primary objective of this goal is to provide a safe, convenient and economic 
transportation system. The City's comprehensive plan contains several goals and policies 
designed to guide the planning and provision of a safe, convenient and economic transportation 
system in cooperation with state, county, and neighboring communities in the region. The City 
recently adopted a new Transportation System Plan. This plan evaluated not only the 
transportation needs of the future development within the Urban Growth Boundary, but also the 
transportation needs of development of the designated urban reserve areas. The transportation 
plan used the land use assumption that the subject property would be designated commercial. 
Therefore, this plan can be relied upon for consideration of this UGB amendment 

Newberg's Transportation System Plan (TSP) includes several planned road improvements in the 
general vicinity of the site. They include: Northern Arterial Street Connection - Existing 
Crestview Drive to Oregon 99W. The City's existing TSP recommends that Crestview Drive be 
completed through the Gueldner property to OR Highway 99 W. The City has initiated a proposal 
to change the arterial designation of this section to a major collector (see next paragraph). The 
TSP also includes an east-west connection between the Crestview Drive extension and Benjamin 
Road. 

Through extensive public involvement effort, the City has initiated a change to the TSP. This 
change is based on a report from JRH Transportation Engineers that evaluate potential changes 
to the designations of Crestview Drive and Springbrook Road. The study supports the 
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redesignation of Crestview Drive to a major collector from the middle of the Gueldner Property 
to Springbrook and incorporating traffic calming improvements. The Gueldner property will 
provide a central traffic circle at the center intersection to provide traffic calming in compliance 
with the JRH recommendations. 

The applicant has proposed an east-west connection between the Crestview Drive extension and 
the eastern edge of the property, which is in accordance with the TSP. If the bypass is not built or 
if this project is developed in advance of the bypass then the east-west connector road will need 
to extend to Benjamin Road to provide adequate connectivity. This connection would need to be 
made as far north as possible to avoid impacting the Benjamin Road/Highway 99W intersection. 
If the bypass is built then the east-west connector could connect to the frontage road along the 
bypass, as shown on the applicant's concept plan. 

A Traffic Impact Study was prepared for this project by die Lancaster Engineering, which 
assumed that the Crestview Drive extension to Highway 99W would be built. The proposed 
conceptual commercial and residential development on the site is expected to generate a total of 
8,306 new daily, and 847 new weekday PM peak hour trips. Much of the traffic for the 
commercial center would not be new trips, but would be pass-by or internal trips. This shows 
that this center will be primarily serving the residents of Newberg and will reduce the number of 
overall vehicle miles traveled for the residents of Newberg. A total of 2,610 weekday daily and 
242 weekday PM peak hour passby trips would be generated by the project, and a total of 1,926 
weekday internal trips and 192 weekday PM peak internal trips are generated. Details of the 
study methodology, findings, and recommendations are provided in the traffic impact study 
report. 

The study concludes that if the City of Newberg takes jurisdiction over Highway 99W then the 
intersections at Highway 99W and Springbrook Road and Highway 99W and Crestview Drive 
will operate acceptably and no mitigation will be required. This could only happen if the bypass 
was built and the City agreed to take jurisdiction, however. The study found that if ODOT retains 
jurisdiction over 99W then both of these intersection would have unacceptable levels of service 
and mitigation would be required. If the actual development is similar to that projected in the 
conceptual plan, then the development will need to mitigate these impacts. The report stated that 
the mitigation could include adding a third westbound travel land on Highway 99W between 
Crestview and Springbrook, or one northbound and one southbound travel lanes on Springbrook 
Road. In a similar case of Providence Hospital, the hospital was required to make a payment for 
a proportional share of improvements to the intersection of Highway 99 W and Springbrook 
Road. A similar requirement could be made for this project to mitigate these impacts. In 
addition, the study found that the intersection of Crestview Drive and the east-west connector 
would operate unacceptably in 2025, with or without the addition of site traffic from this 
proposed development. Mitigation at this intersection could include adding a traffic signal with 
exclusive left turn lanes, or building a roundabout The traffic study will need to be refined at the 
time of development to determine the most appropriate mitigation for these problems. 

In general, with the improvements included in the transportation plan and traffic mitigation 
measures, and including the recommendations of the JRH study and Lancaster Engineering 
study, adequate transportation facilities will be available to serve the proposed use. 
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Goal 13. Energy Conservation 
Finding: This goal states that land and uses developed on the land shall be managed and 
controlled so as to maximize the conservation of all forms of energy, based upon sound 
economic principles. This particular amendment will aid the conservation of energy largely by 
providing opportunities for shorter automobile trips. Currently, many shoppers in Newberg 
travel outside the community for various goods and services. Development of a community 
shopping center on this site will provide the opportunity for these Newberg shoppers to meet 
their needs in Newberg without traveling to shopping areas outside the area. 

Goal 14. Urbanization 
This goal is 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. The goal requires that 
cities and counties establish urban growth boundaries to meet future land needs. The goal 
establishes land need factors and boundary location factors that must be addressed for any 
change to the urban growth boundary. The following addresses these factors. 

Land Need 
Establishment and change of urban growth boundaries shall be based on the following: 
(1) Demonstrated need to accommodate long range urban population, consistent with 
a 20-year population forecast coordinated with affected local governments; and 
(2) Demonstrated need for housing, employment opportunities, livability or uses such 
as public facilities, streets and roads, schools, parks or open space, or any combination 
of the need categories in this subsection (2). 

Finding: The City of Newberg has acknowledged population projections for the Newberg UGB. 
These projections are shown in Table III-2 in the Comprehensive Plan, and are as 
follows: 

Table III-2. Future Population Forecast - Newberg Urban Area 

Year Population Forecast 
2000 18,438 
2005 21,132 
2010 24,497 
2015 28,559 
2020 33,683 
2025 38,352 
2030 42,870 
2035 48,316 
2040 54,097 

The City has received a population coordination letter from the County, agreeing with the 
population forecast in Table III-2 above. 

The Newberg Comprehensive identifies a shortfall of 20 acres of commercial land for the 
period 2005-2025. It also identifies a need for 2-3 community commercial centers of 10-15 acres 
each. This amendment would partly meet Newberg's future commercial needs by providing a 
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site for a community commercial center. There is a projected shortfall by 2025 of 130 acres of 
LDR land and 60 acres of HDR land. These projections are shown in the Land Needs table 
included under Goal 10: Housing (above). Inclusion of these properties into the UGB will help 
offset the City's projected shortfall of land for residential and commercial development. 

In determining need, local government may specify characteristics, such as parcel size, 
topogi-aphy or proximity, necessary for land to be suitable for an identified need 
Prior to expanding an urban growth boundary, local governments shall demonstrate that 
needs cannot reasonably be accommodated on land already inside the urban growth 
boundary. 

Finding: The Ad Hoc Committee on Newberg's Future, Report to Newberg City Council: 
Recommendations for Newberg's Future (July 21, 2005) addresses the above factors. 
This report is incorporated into these findings by reference. The report examined various 
site characteristics that would make land suitable for commercial needs. The report 
identifies the subject property as particularly suitable for commercial needs based on its 
size, topography, ownership patterns, level of development, natural features, access, 
shape, services, and compatibility. That report also examined a number of potential sites 
that potentially could meet the need for community commercial uses. These include the 
Mountainview/Zimri site and the Riverfront site. While both of these areas are suitable 
for commercial uses, both are already designated commercial, and contribute to meeting 
the overall commercial land needs. With these, there is still a deficit of commercial land. 
Therefore, that report concluded that there were inadequate sites within the urban growth 
boundary to accommodate the need, and therefore sites outside the UGB should be 
included to meet the future land needs. 

Boundary Location The location of the urban growth boundary and changes to the 
boundary shall be determined by evaluating alternative boundary locations consistent 
with ORS 197.298 and with consideration of the following factors: 
(1) Efficient accommodation of identified land needs, 
(2) Orderly and economic provision ofpublic facilities and services; 
(3) Comparative environmental, energy, economic and social consequences; and 
(4) Compatibility of the proposed urban uses with nearby agricultural andforest 
activities occurring on farm andforest land outside the UGB. 

Finding: The subject site is locating within the Newberg Urban Reserve Area. As such, it is the 
highest priority for inclusion in the UGB under ORS 107.298 All alternative boundary 
locations outside the Urban Reserve Area would not be as high priority, thus can be 
dismissed for consideration of this amendment The Ad Hoc Committee's report 
examines a number of potential sites for community commercial centers within the 
existing Urban Reserve. 

The study identified several parcels large enough to accommodate commercial 
development in the urban reserve areas south of Bell Road and North Valley Road. 
These sites do not have adequate access to arterial streets however, and could not 
efficiently provide for commercial needs. In addition, they cannot orderly and 
economically be provided with public facilities due to their elevation above the existing 
water service level. There would be severe negative environmental, energy, economic, 
and social (EEES) consequences, including incompatibility with proposed residential 
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uses in this area, significant grading necessary to accommodate commercial uses, and 
energy consequences caused by commercial traffic traveling to the this area. 

There are several parcels along Wynooski Street that have the needed site characteristics 
for a community commercial center. These parcels, however are intermixed in an 
existing industrial area, and are anticipated to be designated industrial upon inclusion in 
the UGB. Designating these as commercial would have severe negative EEES 
consequences, including loss of job opportunities in the community, and increase need 
for residents of Newberg to commute to other communities for employment. It would 
have negative consequences to the functioning of the proposed Highway 219/Bypass 
interchange. Commercial use also may not be compatible with adjacent industrial uses. 
Some of the industrial uses are heavy industry, and generate noise and dust that may not 
be compatible with retail uses. The industrial uses also generate substantial truck traffic, 
Which could conflict with the customer car traffic generated by a commercial use. 

The result of that analysis was a recommendation that only the Northeast Urban Reserve 
(of which the subject property is a part) would be suitable for community commercial 
uses. The findings of this report are incorporated herein by reference. 

The property can efficiently accommodate the proposed commercial land needs. The 
property has the site characteristics needed for commercial development. In particular, 
its good access to 99W and its proximity to other commercial services make the property 
efficient for meeting future commercial land needs. Public facilities and services can be 
provided orderly and economically to this site, as addressed in the findings under Goal 
11 Public Facilities and Services. It would have positive environmental and energy 
consequences of providing for shorter auto travel trips, as addressed under Goal 12: 
Transportation. It would provide positive economic and social consequences of 
providing areas for shopping, commercial services, and employment within Newberg, as 
addressed under Goal 9: Economic Development. 

The property abuts a future urban property to the west (pending UGB amendment for 
commercial/residential development), rural residential across Benjamin Road to the east, 
and Providence Hospital to the south. These are compatible land uses. On the north side, 
however, the property is zoned rural residential and contains a rural residential 
subdivision. The applicant has proposed leaving a strip of low density residential 
development between the higher density residential/commercial development and that 
subdivision. The LDR strip would provide a buffer for compatibility between the uses. 

Newberg Urban Area Management Agreement -Urban Growth Boundary Amendment 
Criteria. Amendment of the Urban Growth Boundary shall be treated as a map amendment to 
both City and County Comprehensive Plan maps. Change of the boundary shall be based upon 
consideration of the following factors: 
(a) Demonstrated need to accommodate long-range urban population growth requirements 

consistent with LCDC goals; 
(b) Need for housing, employment opportunities, and livability; 
(c) Orderly and economic provision for public facilities and services; 
(d) Maximum efficiency of land uses within and on the fringe of the existing urban area, 
(e) Environmental, energy, economic and social consequences; 
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( f ) Retention of agricultural land as defined, with Class I being the highest priority for 
retention and Class VI the lowest priority; and 

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

Finding: These criteria are all addressed under previous findings. 

Newberg Comprehensive Plan Amendment - Newberg Development Code, Section § 151.122: 
The applicant must demonstrate compliance with the following criteria: 
(a) The proposed change is consistent with and promotes the goals and policies of the 

Newberg Comprehensive Plan and this Code, 

The following addresses particular comprehensive plan policies. 
A. Citizen Involvement 
Goal: To maintain a Citizen Involvement Program that offers citizens the opportunity for 

involvement in all phases of the planning process. 
Finding: A citizen involvement program was a part of the 1997 Urban Reserve Project In recent 

months, members of the public have been invited to and involved in community meetings 
with the Ad Hoc Committee and Newberg Urban Area Management Committee to 
discuss UGB expansion opportunities in Newberg. Additionally, with respect to this 
project, public notices have been provided to property owners within 500 feet of the 
property. 

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. 
Finding: Inclusion of this property into the UGB aligns with the city's and state's goal of 

providing enough land for growth. As land designated Urban Reserve and abutting the 
edge of the City's current limit, this property is appropriate in which to efficiently expand 
the City's boundary. 

C. Agricultural Lands. 
Goal: To provide for the orderly and efficient transition from rural to urban lands. 
Policy (1): The conversion of landfrom agricultural to urban land uses shall be orderly and 

efficient 
Finding: In 1992 and 1993 an urban reserve area project was completed. The Urban Reserve 

Area land supply was intended to provide adequate land for the City's needs to 2020. 
Expanding the UGB to include this property would be a natural progression of the City's 
expansion. The property abuts the current city boundary and would be an appropriate 
place for the UGB to expand. It would be adjacent, or in very close proximity, to an 
anticipated interchange built on Highway 99W. The land will provide an opportunity to 
develop a gateway to the city and local neighborhoods and serve as a buffer between the 
planned Highway 99W interchange and existing residential development. 

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

Finding: Expanding the UGB to include the property within its boundary would contribute to 
alleviating the projected shortfall for commercial and residential development 
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D. Wooded Areas 
Goal: To retain and protect wooded areas. 
Policy (1): Existing wooded areas shall be encouraged to remain as open areas for wildlife 

habitat and limited recreational uses. 
Policy (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. 

Finding: There is an extensive wooded area on taxlot 1100, and some wooded areas on taxlots 
1000 and 900. It will be necessary to remove most of these woods upon development in 
order to develop the site near the planned density. Any woods within the stream corridor 
on the NE comer of the site will be retained. The applicant will obtain a wetland 
determination for the drainageways on the site and determine if they need to be protected 
as wetlands. 

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

the community. 
Policy(3): As public sanitary sewer becomes available all development shall connect to the 

public system. 
Policy (4): The Newberg airshed shall be protected from excessive pollution levels resulting 

from urbanization. 
Finding: The completed Femwood Road pump station can serve future development within the 

project area and adjoining properties currently inside the City limits, possibly with some 
upgrades, thereby reducing the overall number of pump stations that might be needed to 
serve these areas as development occurs. The proposed sanitary sewer line will extend 
north along the Klimek right-of-way across Highway 99W. The airshed shall be 
protected by the reduction of vehicle miles traveled by the residents of Newberg, as noted 
under Goal 12: Transportation. 

K. Transportation 
Goal 4, Policies m and q 

nu 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, except as follows. 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. Consistent with 
the exception under policy q. below for the East Newberg interchange, for the land 
north of Highway 99W within the Urban Reserve Area C, the City may adopt a 
comprehensive plan designation and implement that comprehensive plan map 
designation with a zoning map amendment consistent with its annexation 
requirements. 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. 
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q. The City agrees not to approve expansion of the Newberg UGB or Urban Reserve 
Areas around the East Newberg or Oregon 219 interchanges until IAMPS for the two 
interchanges are prepared and adopted by ODOT, Yamhill County and the City of 
Newberg. An exception to this policy will be allowed for a limited expansion of the 
Newberg UGB into the westerly portion of Urban Reserve Area C to accommodate 
construction of the Northern Arterial in the general location shown on the City of 
Newberg acknowledged Transportation System Plan, including that land north of 
Highway 99W within Urban Reserve Area C. 

Finding: The property is within Urban Reserve Area C, north of Highway 99 W, and thus falls 
within the exception above. The property was also shown on the map of the exception 
area, modified by Ordinance 2006-2648. Note that completion and adoption of the IAMP 
may involve additional conditions or mitigation measures. 

Goal 9: Create effective circulation and access for the local transportation system. 
Finding: Effective circulation on the site will be provide by the east-west connector between 

Crestview Drive and either the bypass frontage road or Benjamin Road. The scope of 
these improvements and the impact on operations will be coordinated with ODOT and 
the City. 

L. Public Facilities and Services. 
Policy 1(a): The provision ofpublic facilities and services shall be used as tools to implement 

the land use plan and encourage an orderly and efficient development pattern. 
Policy2(c): Developments with urban densities should be encouraged to locate within the area 

which can be served by Newberg's present sanitary sewer system. 
Finding: New public utilities-including a pump station in Fernwood Road-have been completed 

in the near vicinity which will serve this site, possibly with some upgrades, and the 
balance of the Springbrook Oaks development. A 10-inch waterline fronts the property to 
the west, and will be extended north in Crestview Drive. Storm drainage ditches traverse 
the western half of the property and connect to a culvert under Highway 99W. This site 
can be efficiently served by public facilities and services. 

N. Urbanization. Goal 1: To provide for the orderly and efficient transition from rural to 
urban land uses. 

Finding: The land is within Newberg's urban reserve area. The urban reserve is intended to 
maintain an adequate of supply land for the City's needs by 2020. Lands designated 
"Urban Reserve" are the most appropriate to include within a UGB expansion. 
Conversion of this property from rural to urban uses would qualify as orderly and 
efficient transition. Projected road improvements will be linked to adjacent urbanized 
area within the City of Newberg. 

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

Finding: The proposed UGB expansion would modify the existing boundary to extend to the 
east edge boundary of the property. Overall, the UGB expansion will follow the 
property's lot line. 

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

Finding: The Urban Reserve Areas were evaluated and prioritized for inclusion in the UGB 
approximately eight to ten years ago. Since that tune, few URAs have been incorporated 
into the City's UGB. These amendments have been small and have not provided adequate 
lands to meet the growth needs of the City. The City initiated the NW UGB expansion for 
approximately 200 acres in NW Newberg, which is pending approval by the County and 
DLCD. This UGB expansion will still not meet the growth needs of the City, however. 
This application demonstrates compliance with criteria specified in Statewide Goal 14, 
Urbanization. Responses to Goal 14 criteria are found at the beginning of this report. 

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

Finding: See the findings under Goal l 1: PublicTFacilities and Services. 

(c) Compliance with the State Transportation Planning Rule (OAR 660-012-0060) for 
proposals that significantly affect transportation facilities. 

Finding: See the findings under Goal 12: Transportation 

Yamhill Comprehensive Plan Policies 

Yamhill County comprehensive plan policies are addressed in the Yamhill County staff report 
and in the application. 

CONCLUSION: 

Based on all of the above mentioned findings, and with the conditions noted, the application 
meets the criteria for an Urban Growth Boundary amendment. 
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Attachment 1: Aerial Photo 
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Attachment 2: Current Comprehensive Plan Map 

dment Speakman UGB amen 
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Attachment 3: Current Zoning 
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Attachment 4: Proposed & Recommended Comprehensive Plan Maps 

Proposed: LDR 127 FT deep, MDR 112 FT deep, HDR 90 FT deep 

Recommended: LPR 170 FT deep, HDR 159 FT deep 

R e c o m m e n d e d Speakman 
U G B amendment . 
L D R deepened to 170 FT to 
match Gueldner. MDR 
changed to HDR. HDR strip is 
159 FT deep. C O M left 
unchanged. 

Pending 
Gueldner 
UGB 
amendment 
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Attachment 5: Stream Corridor Map 
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ORDER No. 2007-0001 

AN ORDER INCLUDING CERTAIN PROPERTY LOCATED AT 
4505 , 4813 , 4 8 2 1 & 4825 E. PORTLAND RD, YAMHILL 
COUNTY TAX LOTS 3216 -900 , - 1 0 0 0 , - 1 1 0 0 , IN THE URBAN 
GROWTH BOUNDARY AND IN THE C O M , M D R AND L D R 
COMPREHENSIVE PLAN DISTRICTS 

RECITALS: 

1. On August 25, 2006, NewB Properties LLC submitted a request for an urban growth 
boundary amendment and comprehensive plan change to COM (Commercial), HDR (High 
Density Residential), MDR (Medium Density Residential), and LDR (Low Density 
Residential) for approximately 30 acres located at 4505,4813,4821 & 4825 Portland Road, 
Yamhill County Tax Lots 3216-900, -1000, and -1100. 

2. After proper notice, on November 30, 2006, the Newberg Urban Area Management 
Commission heard the request. The hearing was continued to December 6, 2006. The 
applicant submitted a new proposal for the site which changed the portion of the site planned 
for HDR to MDR . The Commission recommended approval of the urban growth boundary 
amendment, and approval of the applicant's revised proposal from December 6,2006, with 
conditions. 

3. After proper notice, on January 2,2007, the Newberg City Council held a hearing to consider 
the request. 

4. The City Council finds that the applicable criteria have been met, and that approval of the 
application is in the best interests of the community. 

THE CITY OF NEWBERG ORDERS AS FOLLOWS: 

1 The property described in Exhibit "A" is hereby included within the Newberg Urban Growth 
Boundary. 

2. The property described in Exhibit "A" is hereby changed to a COM (Commercial), MDR 
(Medium Density Residential) and LDR (Low Density Residential) Comprehensive Plan 
designation as shown on Exhibit "B". The "Newberg, Oregon Comprehensive Plan Map" 
cKoll fr» m îr,ofp> tVuo /">1nar*rr¿> TJ-ÍÉ* XLati/K v̂rt pAmnrpKí»ncitfP P1<ar\ oiiv«v*lx; on/? 
jllliil lyv VUllVllUWU kV umiwwlv 111H.I W11UIIC.U. X. ̂ tv Á. * V »• L/Vl fc, V̂ VllipĤ lJlVJLtiJi * V 1 JUH kiUUIJI T UitW 

demand tables shall be amended to reflect this change. 

3 The findings which are attached hereto as Exhibit "C" are incorporated herein. 
This order is subject to the following: 
A. Adoption of the same Urban Growth Boundary and Comprehensive Plan changcs by 

Yamhill County. 
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B Amendment of the Comprehensive Plan designation for the property described in 
Exhibit "A" to include a SC (Stream Corridor) overlay on the northeast corner of the 
site. The SC delineation shall be at the top of bank or 50 feet from the wetland, 
whichever is greater. 

C. Final adoption of amendments to the Newberg Transportation System plan as 
initiated by Resolution 2006-2661 The effective date of the UGB amendment is 
contingent upon final approval of amendments to the acknowledged Newberg 
Transportation System Plan as shown in the agreement by the parties but subject to 
any amendment to the agreement as the parties may approve. 

D. Upon future development of the property, the development shall contribute its share, 
based on traffic volume, of the future cost of capacity improvements to the 
Springbrook/99W intersection. 

E. Upon future development of the property, a refined traffic study will be required to 
determine the appropriate mitigation for the unacceptable levels of service at the 
Crestview Drive/Highway 99W intersection, and Crestview Drive/east-west 
connector intersection. No direct access to Highway 99W will be allowed, but the 
east-west connector on site could connect to a frontage road along the proposed 
bypass. If the bypass is not built then the east-west connector should connect to 
Benjamin Road as far north as possible. 

F. A wetland determination and delineation report, following state and federal 
standards, shall be prepared prior to development on the site. Development shall 
comply with applicable state and federal wetland standards. 

G. A thirty foot setback from the northern property line of the parcels described in 
Exhibit "A" is required for all future buildings on the site. 

H. A twenty foot wide dense buffer is required along the Benjamin Road commercial 
frontage of the site to block light, noise and sight. The buffer could include 
vegetative elements, a wall, and a berm. 

I. Future development of the property shall follow best management practices for storm 
drainage as outlined in the letter from James Bennett to the Yamhill County Board of 
Commissioners dated 1/30/06. 
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J. Upon development verify the capacity of the Fernwood Road sanitary sewer pump 
station and upsize if necessary. All public sewer lines must be gravity flow. 
Coordinate with DSL and the US Army Corps of Engineers regarding changes to the 
existing on-site stormwater drainage ways. Complete street frontage improvements 
along Highway 99W. The Crestview Drive extension from Oxberg Lakes to 99W 
must be in place at the time of development. 

E F F E C T I V E D A T E o f th i s o r d e r is t h e d a y a f t e r t h e a d o p t i o n d a t e , w h i c h is: J a n u a r y ' 3 , 2 0 0 7 . 

A D O P T E D by the City Council of the City of Newberg, Oregon, this 2nd day of January, 2007 

L y l ^ . ^ J / u J j ^ 

Jatfiés H. Bennett. City Recorder 

ATTEST by the Mayor this 4th day of January, 2007. 

QUASI-JUDICIAL HISTORY 
By and through Newberg Urban Area Management Commission Committee at 11/30/06 and 
12/6/06 meetings. 

Exhibits: 
Exhibit "A": Legal Description and Map 
Exhibit "B"; Comprehensive Plan Map Designations 
Exhibit "C": Findings 
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EXHIBIT "A": LEGAL DESCRIPTION AND MAP 

a l p h a 
C O M M U N I T Y D E V E L O P M E N T 

EXHIBIT "A ' 

LEGAL DESCRIPTION JOB NO. 0428-0005 
URBAN GROWTH BOUNDARY EXPANSION 
TAX LOTS 900, 1000, 1100 A N D BENJAMIN ROAD 
TAX M A P NO. 3 2 16 

A PARCEL OF LAND LOCATED IN THE SEBASTIAN BRUTSCHER D.L.C. N O . 51. IN THE 
NORTHWEST ONE-QUARTER OF SECTION 15, A N D THE EAST ONE-HALF OF SECTION 16, 
TOWNSHIP 3 SOUTH, RANGE 2 WEST. WILLAMETTE MERIDIAN, YAMHILL COUNTY, OREGON, 
DESCRIBED AS FOLLOWS: 

BEGINNING AT THE NORTHWEST CORNER OF THE PROPERTY DESCRIBED IN INSTRUMENT 
NUMBER 1997-15739 A POINT O N THE NORTH LINE OF THE BRUTSCHER D.L.C. N O . 51 FROM 
WHICH THE SOUTHWEST CORNER OF THE BENJAMIN HEATER D.L.C., A N ANGLE POINT IN 
THE NORTH LINE OF THE SEBASTIAN BRUTSCHER D.L.C. NO. 51, BEARS NORTH 89°22'47" 
WEST 678,12 FEET; THENCE A L O N G SAID D.L.C. LINE SOUTH 89°22'47" EAST 1640.99 FEET TO 
THE WEST RIGHT-OF-WAY LINE OF BENJAMIN ROAD {COUNTY ROAD NO. 54); THENCE 
CONTINUING O N SAID D.L.C. LINE SOUTH 89°22'47" EAST 40.17 FEET TO A POINT O N THE 
EAST RIGHT-OF-WAY UNE OF SAID ROADWAY; THENCE LEAVING SAID D . L C . LINE A L O N G 
THE EAST RIGHT-OF-WAY LINE SOUTH 04°43 , ]7 " EAST 185.29 FEET; THENCE SOUTH 03°16'13" 
WEST 301.50 FEET TO A POINT O N THE NORTH RIGHT-OF-WAY UNE OF PACIFIC HIGHWAY 
99W (40.00 FEET NORTH, RIGHT ANGLE MEASURE OF THE CENTtRUNE OF SAID HIGHWAY); 
THENCE A L O N G SAID NORTH RIGHT-OF-WAY LINE O N A CURVE C O N C A V E TO THE SOUTH 
H A V I N G A RADIUS OF 5494.225 FEET, THE RADIUS POINT OF WHICH BEARS SOUTH 
12°10'04" EAST, THROUGH A CENTRAL ANGLE OF 00°26'00", A N A R C LENGTH OF 41.54 
FEET ¡ C H O R D BEARS SOUTH 77°36'57" WEST 41.54 FEET) TO A POINT OF INTERSECTION WITH 
THE WEST RIGHT-OF-WAY LINE OF SAID BENJAMIN ROAD; THENCE CONTINUING O N THE 
NORTH RIGHT-OF-WAY LINE O N SAID CURVE. THROUGH A CENTRAL ANGLE OF 08°57'01", 
A N A R C LENGTH OF 858.27 FEET (CHORD BEARS SOUTH 72°55'26" WEST 857.40 FEET); 
THENCE O N A N OFFSET SPIRAL CURVE O N SAID NORTH RIGHT-OF-WAY LINE SOUTH 
67°02'39" WEST 405.57 FEET; THENCE SOUTH 66°20'47" WEST 506.07 FEET TO THE SOUTHWEST 
CORNER OF PROPERTY DESCRIBED IN INSTRUMENT NUMBER 1997-15739; THENCE LEAVING 
SAID RIGHT-OF-WAY UNE A L O N G THE WEST LINE OF SAID PROPERTY NORTH 00°55'10" EAST 
1125.92 FEET TO THE POINT OF BEGINNING. 

CONTAIN ING APPROXIMATELY 29.91 ACRES. 

THE BASIS OF BEARINGS FOR THE DESCRIPTION IS PARTITION PLAT NO. 97-52 YAMHILL 
COUNTY, PLAT RECORDS. 
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EXHIBIT "A": LEGAL DESCRIPTION AND MAP (CONTINUED) 

EXHIBIT "B" 
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EXHIBIT "B": COMPREHENSIVE PLAN MAP DESIGNATIONS 
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EXHIBIT "C"; URBAN GROWTH BOUNDARY FINDINGS UGB-06-002 
Approval of an urban growth boundary amendment for 30 acres. 

ORS Standards: 
ORS 197.298. ORS 197.298 establishes priorities for land to be included within an urban growth 

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

Finding: The property under review is designated as Urban Reserve land, as adopted by the 
City of Newberg and Yamhill County in 1993, and therefore is first priority for inclusion in the 
Urban Growth Boundary. 

OAR Standards: 
660-021-0060 Urban Growth Boundaiy Expansion, All lands within urban reserve areas 
established pursuant to this division shall be included within an urban growth boundary before 
inclusion of other lands, except where an identified need for a particular type of land cannot be met 
by lands within an established urban reserve area. 

Finding: The property under review is designated as Urban Reserve land, as adopted by the 
City of Newberg and Yamhill County in 1993, and therefore is first priority for inclusion in the 
Urban Growth Boundary. 

Statewide LCDC Goals: 
Goals 4, 15, 16, 17, 18, and 19 do not apply to this application. The remaining goals are addressed 
below: 

Goal 1. Citizen Involvement 
Finding: The property under review is located within the Study Area C of the Newberg Urban 
Reserve Area Project adopted by the City and Yamhill County in 1995. A public involvement 
program was implemented as part of the initial Urban Reserve Area Project in 1992 and 1993. In 
1997, a study was prepared that examined the six Urban Reserve Areas (URAs) in detail. The study 
provided a buildable lands inventory and a land use needs analysis, preliminary infrastructure and 
transportation plans, and an amended urban services agreement between the City of Newberg and 
Yamhill County. In conjunction with this 1997 study, a citizen involvement and inter-governmental 
coordination program was prepared and implemented to assure that the results of the study accurately 
reflected the desires of residents and property owners in the City and County. In 1997, approximately 
70 people attended two workshops for property owners and other parties interested in the URAs. A 
questionnaire was also distributed at that time to solicit additional input in the URA planning 
process. Additionally, in 2004, the Newberg City Council created the Ad Hoc Committee on 
Newberg's Future (the Committee) to provide a forum for citizen involvement in planning for 
Newberg's future land use patterns. Between April 2004 and June 2005, the Ad Hoc Committee on 
Newberg's Future sought the input from the general public. During that time, the Committee held 
two open houses, conducted two surveys, received comments at each of their meetings, and received 
several letters. The hearing process for this request also fulfills the citizen involvement 
requirements. 
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Goal 2. Land Use Planning. 
Finding: This goal stipulates that land use decisions be made in accordance with a comprehensive 
plan and that suitable "implementation ordinances" to the plan's policies must be adopted. It requires 
that plans be based on "factual information," that local plans and ordinances are coordinated with 
those of other jurisdictions and agencies, and that, plans be reviewed periodically and amended as 
needed. 

The proposed amendment is based on a wealth of factual information including recently adopted 
population projections and land needs assessments, the report of the Ad Hoc Committee on 
Newberg's future, Newberg's recently adopted Transportation System Plan, the City's recently 
adopted Economic Opportunity Analysis, and site information and utility information as described in 
the application. 

This amendment is being concurrently reviewed by Yamhill County and the City of Newberg. 
Referrals of this application have been sent to a number of agencies, including ODOT, DLCD, DSL, 
Newberg School District, and utility companies. 

Goal 2 also contains standards for taking exceptions to statewide goals. An exception may be taken 
when a statewide goal cannot or should not be applied to a particular area or situation. In 1980, 
Yamhill County identified the property under review as "lands committed to rural residential use" in 
Exceptions Statement 11 Under the recently revised Statewide Planning Goal 14, a goal exception 
is no longer required for amending and Urban Growth Boundary. 

Goal 3. Agricultural Lands. 

Finding: This goal requires local governments to inventory agricultural lands and to "preserve and 
maintain" them for farm use. The property under review is currently planned AFSH and is zoned AF-
10 (Agriculture/Forestry Small Holding) under the County Zoning Ordinance. In 1980, Yamhill 
County identified the property under review as "lands committed to rural residential use" in 
Exceptions Statement 11. The exception land definition identified the general area as having a 
mixture of soil types ranging from Class II to Class VI soil type. The City of Newberg Inventory of 
Natural and Cultural Resources indicates that most soils in the vicinity are flat and at least 
moderately fertile, though nearly all types have some problems with drainage. According to the Soil 
Conservation Service of the US Department of Agriculture, the subject site contains three soil types, 
including Woodburn Silt Loam (0-7%), Woodbum silt loam (12-20%) and Amity Silt Loam (0%). 
All of these are considered Class II agricultural soils, based on DLCDs hierarchy of soil types. 
However, virtually all of the soils surrounding the current Newberg UGB bear Class II and III 
designations, and thus this was taken into consideration by Yamhill County in granting the Goal 2 
exception and during the URA designation process. The properties are all used for single family 
residential, with a veterinary clinic on one lot. The Exceptions Statement II document includes a 
discussion noting that the area involved is characterized by good roads, rural fire service, fair or 
better water availability, and has mostly fair soil suitability for septic systems. This area is currently 
committed to rural residential development. The Inventory of Natural and Cultural Resources report 
states the City's recognition (hat urban expansion will undoubtedly occur on prime Class II soils, but 
notes that wasteful land use practices should be discouraged. The proposed addition of the project 
site into the UGB would provide needed land for urban expansion adjacent to the City where services 
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are available or can be readily extended, thereby avoiding leap-frog development or other land 
consumptive practices. 

Goal 5. Open Spaces, Scenic and Historic Areas, and Natural Resources. 
Finding: This goal encompasses twelve resource types, including wildlife habitats, mineral 
resources, and wetlands and waterways. Goal 5 requires inventories of resources to be conducted and 
policies to be adopted whereby the local jurisdiction can manage these resources. The City of 
Newberg prepared an inventory of natural and cultural resources m 1981 as part of its comprehensive 
planning program. This inventory includes the following resources, agricultural lands; forest lands; 
mineral and aggregate resources; fish and wildlife; water; air quality; and open space, scenic, natural, 
historic, and recreational resources. The property under review consists primarily of Woodburn Silt 
Loam (0-7%), Woodburn silt loam (12-20%) and Amity Silt Loam (0%). All of these are considered 
Class II agricultural soils. 
The parcels contain wooded areas that will be largely be replaced by development. Woods within the 
small Stream Corridor area in the NE corner will be retained. 

Residential development on the west and north of the property currently releases all their storm water 
onto this parcel. This has resulted in the development of some very low quality wetlands along the 
drainage ditches created by off site stormwater runoff. Further information is needed to determine 
whether these are jurisdictional wetlands or waterways and what protections may be needed. The 
City's study of lands within the URA also located a stream corridor that covers a small portion of the 
NE corner of the site. 

One public comment (McClure) stated that the 9.5 acre farm ensemble directly across Benjamin 
Road from this site is listed on the National Historic Register and requested buffering on the 
commercial property so that the buildings and light sources there cannot be seen from the historic 
property. There is value in protecting historic properties in and around the city, and there is already 
some buffering between the sites. The Benjamin Road right of way is 40 feet wide, and any 
development on the Speakman site will probably be required to dedicate 10 feet of additional right of 
way for Benjamin Road. Any development on the commercial portion of the site will be required to 
have a minimum 10 foot front yard setback from the property line. The MDR and LDR portions of 
the site will be required to have a minimum 15 foot front yard setback from the property line. The 
front yard setbacks are required to be landscaped, and required to include street trees. Any 
development on the commercial portion of the site will probably be at least 60 feet away from the 
McClure property line, and buffered by at least 10 feet of landscaping with street trees. The City 
development code limits light trespass from the site to no more than 0.5 foot-candles at the property 
line, so very little light would reach across Benjamin Road. The lights could still be seen from the 
McClure site, however, unless blocked by landscaping. The farmhouse on the McClure property is 
separated from Benjamin Road by a pond and some substantial trees, so it is not immediately 
adjacent to Benjamin Road. NUAMC recommends that a 20 foot wide dense buffer be added along 
the Benjamin Road commercial frontage of the site to block light, noise and sight. The buffer could 
include vegetative elements, a wall, and a berm. 

Goal 6. Air, Water and Land Resources Quality. 
Finding: This goal requires local comprehensive plans and implementing measures to be consistent 
with state and federal regulations regarding air, water, and land resources quality The Newberg 
Comprehensive Plan, Ordinance 1967 contains several policies intended to ensure conformance with 
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state and federal regulations governing air, water, and land resources quality Negligible impacts are 
anticipated to existing air quality in the area. A C-2 land use designation is intended for local service 
retail uses. This will reduce the distance that Newberg residents need to travel for goods and 
services, and therefore improve air quality. The proposed UGB amendment would be consistent witii 
the City's Comprehensive Plan policies by providing water and sanitary sewer services capable of 
supporting future urban level development in the vicinity. Any development on the site will be 
required to follow best management practices for stormwater. 

Goal 7. Areas Subject to Natural Disasters and Hazards 
Finding: The subject site does not include any flood hazard areas or other areas especially subject to 
natural disasters or hazards. 

Goal 8. Recreation Needs 
Finding: This goal requires a community to evaluate its areas and facilities for recreation and to 
develop plans to deal with the projected demand for them. The City's Comprehensive Plan includes 
policies designed to ensure recreational facilities and services are expanded to meet growing 
recreation demands of the community. Chehalem Park and Recreation District (CPRD) has 
established a neighborhood park along the west border of the Gueldner property, just west of this 
site. 

Goal 9. Economic Development 
Finding: This goal requires local governments to provide adequate opportunities for a variety of 
economic activities. It requires local governments to analyze economic opportunities and constraints 
in the area. It requires local governments to provide an adequate supply of land to meet the needs 
identified. Further, it requires limits on uses on or near sites zoned for specific industrial and 
commercial uses to those which are compatible with proposed uses. 

Newberg has recently adopted an economic opportunity analysis and land needs projections. Those 
projections identify a need for additional commercial land in the community. In particular, the plans 
identify a need for 2-3 community commercial centers of 10-15 acres each. The subj ect property was 
identified as a potential property for meeting this identified need. Thus, inclusion of this 30 acre 
property, with approximately 17.64 acres designated commercial, would help partly meet the 
community's need for a community commercial center. 

The property abuts a future urban property to the west (pending UGB amendment for 
commercial/residential development), rural residential/farm across Benjamin Road to the east, and 
Providence Hospital to the south. These are compatible land uses. On the north side, however, the 
property is zoned rural residential and contains a rural residential subdivision. The applicant has 
proposed leaving a strip of low density residential development and medium density residential 
between the commercial development and that subdivision. The LDR/MDR section would provide a 
buffer for compatibility between the uses. A 30 foot setback from the northern property line within 
the LDR section will provide additional buffering and improve compatibility with the rural 
residential subdivision to the north. 

Goal 10. Housing 
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Finding: This goal requires a community to plan for and accommodate needed housing types, 
including multifamily and manufactured housing. The community is also required to inventory 
developable residential lands, conduct an analysis of projected future demand for various housing 
types, and to plan and zone enough buildable land to meet those needs. The goal prohibits local plans 
from discriminating against needed housing types. The goals for housing in the City of Newberg's 
Comprehensive Plan are to provide for diversity in the type, density, and location of housing to 
ensure there is an adequate supply of affordable housing units to meet the needs of City residents of 
various income levels. The proposed LDR section serves as a buffer for the low density subdivision 
to the north. The MDR section also serves to buffer the LDR section and the rural residential 
subdivision to the north from the commercial area. The dimensions of the LDR and MDR sections 
align closely with the pending UGB amendment for the property to the west (Gueldner). 

The Newberg Comprehensive Plan projects a future population of 38, 352 by 2025 and 54,097 by 
2040. There is a projected shortfall by 2025 of 130 acres of LDR land. There is no current shortage 
of MDR land, but it is necessary to include MDR to allow the density on site to step up near the 
commercial area, as a buffer for the rest of the residential area. Inclusion of these properties into the 
UGB will help offset the City's projected shortfall of land for residential development. 

F u t u r e L a n d N e e d s a n d S u p p l y , N e w b e r g U r b a n A r e a 
Updated as of November 16.2006 

Surplus 
Buildable Buildable Buildable Surplus Buildable Buildable (Deficit) 

Acres Needed Built Land Acres Needed Acres !n UGB (Deficit} for Acres Needed Acres !n URA 2026-
Plan Designation 2005-2025 2004-2006 2006-2025 (2006) 2006-2025 2026-2040 1 (2006) 2040 

LDR 612 57 555 425 (130) 735 
MDR 173 26 147 189 42 191 
HOR 89 0 89 29 (60) 83 
COM 111 26 85 65 (20) 109 
IND 50 12 38 70 32 37 
INO (Large Site) 100 0 100 40 (SO) 120 
P 85 0 B5 9 (76) 115 
I, PQ, of other Inst. 164 5 159 38 (121) 233 
Total 1,384 125 1259 865 (394) 1623 248 (1375) 

1 Land within the Urban Reserve Area Is not currently assigned 
to specific comprehensive plan districts. 

Definitions Corresponding Zone(s) 
LDR Low Density Residential R-1 
MOR Medium Density Residential R-2 
HDR High Density Residential R-3 
COM Commercial C-1, C-2, C-3. C-4 
IND Industrial M- t , M-2, M-3 
P Parks CF or others 
PQ Public/Quasi-Public 1 or others 

Source: Newberg Planning and Building Department 
Data subject to change 

City of Newberg. ORDER No. 2007-0001 
Z:\COUNCIL ORDGRS\Order 2007-0001 doc PAGE 11 



Goal 11. Public Facilities and Services. 
Finding: This goal aims for efficient planning of public services such as sewers, water, law 
enforcement and fire protection. It encourages planning of public services to meet the community's 
needs and capacities rather than responding to development as it occurs. Newberg's comprehensive 
plan includes the goal to plan and develop a timely, orderly, and efficient arrangement of public 
facilities and services to serve as a framework for urban development 
Sewer service is anticipated to be provided by extending an existing sewer main in Klimek Lane to 
the property. Some upgrades to the Fernwood Road pump station may be needed to serve the 
property. General sewage treatment capacity for the community is addressed in the City's sewage 
master plan. 
Water service is anticipated to be extended from the new Crestview Drive extension west of the site. 
General water capacity for the community is addressed in the City's water master plans. 
Storm drainage for the property is currently provided by two storm drainage ditches that currently 
cross the western half of the property and drain to a 24-inch diameter culvert under Highway 99W. 
This culvert is identified in the Newberg Drainage Master Plan as undersized and needing to be 
replaced with a 36-inch culvert. Certain improvements to the storm drainage system will be required 
upon development, which may include some combination of new storm drainage lines and storm 
water detention. All development on the site shall follow best management practices for stormwater. 
Overall, the Public Works Director has determined that public facilities can be provided to the site. 

City police and fire services will be provided upon annexation. Separate findings of the availability 
of these services will be required upon annexation. The property has excellent access to Providence 
Newberg Hospital. 

Goal 12. Transportation 
Finding: The primary objective of this goal is to provide a safe, convenient and economic 
transportation system. The City's comprehensive plan contains several goals and policies designed to 
guide the planning and provision of a safe, convenient, and economic transportation system in 
cooperation with state, county, and neighboring communities in the region. The City recently 
adopted a new Transportation System Plan. This plan evaluated not only the transportation needs of 
the future development within the Urban Growth Boundary, but also the transportation needs of 
development of the designated urban reserve areas. The transportation plan used the land use 
assumption that the subject property would be designated commercial. Therefore, this plan can be 
relied upon for consideration of this UGB amendment. 

Newberg's Transportation System Plan (TSP) includes several planned road improvements in the 
general vicinity of the site. They include: Northern Arterial Street Connection - Existing Crestview 
Drive to Oregon 99W. The City's existing TSP recommends that Crestview Drive be completed 
through the Gueldner properly to OR Highway 99W. The City has initiated a proposal to change the 
arterial designation of this section to a major collector (see next paragraph). The TSP also includes 
an east-west connection between the Crestview Drive extension and Benjamin Road. 

Through extensive public involvement effort, the City has initiated a change to the TSP. This change 
is based on a report from JRH Transportation Engineers that evaluate potential changes to the 
designations of Crestview Drive and Springbrook Road. The study supports the redesignation of 
Crestview Drive to a major collector from the middle of the Gueldner Property to Springbrook and 
incorporating traffic calming improvements. The Gueldner property will provide a central traffic 
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circle at the center intersection to provide traffic calming in compliance with the JRH 
recommendations. 

The applicant has proposed an east-west connection between the Crestview Drive extension and the 
eastern edge of the. property , which is in accordance with the TSP If the bypass is not built or if this 
project is developed in advance of the bypass then the east-west connector road will need to extend 
to Benjamin Road to provide adequate connectivity. This connection would need to be made as far 
north as possible to avoid impacting the Benjamin Road/Highway 99W intersection. If the bypass is 
built then the east-west connector could connect to the frontage road along the bypass, as shown on 
the applicant's concept plan. 

A Traffic impact Study was prepared for this project by the Lancaster Engineering, which assumed 
that the Crestview Drive extension to Highway 99W would be built. The proposed conceptual 
commercial and residential development on the site is expected to generate a total of 8,306 new 
daily, and 847 new weekday PM peak hour trips. Much of the traffic for the commercial center 
would not be new trips, but would be pass-by or internal trips. This shows that this center will be 
primarily serving the residents of Newberg and will reduce the number of overall vehicle miles 
traveled for the residents of Newberg. A total of 2,610 weekday daily and 242 weekday PM peak 
hour passby trips would be generated by the project, and a total of 1,926 weekday internal trips and 
192 weekday PM peak internal trips are generated. Details of the study methodology, findings, and 
recommendations are provided in the traffic impact study report. 

The study concludes that if the City of Newberg takes jurisdiction over Highway 99 W then the 
intersections at Highway 99W and Springbrook Road and Highway 99W and Crestview Drive will 
operate acceptably and no mitigation will be required. This could only happen if the bypass was built 
and the City agreed to take jurisdiction, however. The study found that if ODOT retains jurisdiction 
over 99W then both of these intersection would have unacceptable levels of service and mitigation 
would be required. If the actual development is similar to that projected in the conceptual plan, then 
the development will need to mitigate these impacts. The report stated that the mitigation could 
include adding a third westbound travel land on Highway 99W between Crestview and Springbrook, 
or one northbound and one southbound travel lanes on Springbrook Road. In a similar case of 
Providence Hospital, the hospital was required to make a payment for a proportional share of 
improvements to the intersection of Highway 99 W and Springbrook Road. A similar requirement 
could be made for this project to mitigate these impacts. In addition, the study found that the 
intersection of Crestview Drive and the east-west connector would operate unacceptably in 2025, 
with or without the addition of site traffic from this proposed development. Mitigation at this 
intersection could include adding a traffic signal with exclusive left turn lanes, or building a 
roundabout. The traffic study will need to be refined at the time of development to determine the 
most appropriate mitigation for these problems. 

In general, with the improvements included in the transportation plan and traffic mitigation 
measures, and including the recommendations of the JRH study and Lancaster Engineering study, 
adequate transportation facilities will be available to serve the proposed use. 
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Goal 13. Energy Consen>ation 
Finding: This goal states that land and uses developed on the land shall be managed and controlled 
so as to maximize the conservation of all forms of energy, based upon sound economic principles. 
This particular amendment will aid the conservation of energy largely by providing opportunities for 
shorter automobile trips. Currently, many shoppers in Newberg travel outside the community for 
various goods and services. Development of a community shopping center 011 this site will provide 
die opportunity for these Newberg shoppers to meet their needs in Newberg without traveling to 
shopping areas outside the area. 

Goal 14. Urbanization 
This goal is 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. The goal requires that cities and 
counties establish urban growth boundaries to meet future land needs. The goal establishes land 
need factors and boundary location factors that must be addressed for any change to the urban growth 
boundary. The following addresses these factors. 

Land Need 
Establishment and change of urban growth boundaries shall be based on the following: 
(1) Demonstrated need to accommodate long range urban population, consistent with a 
20-year population forecast coordinated with affected local governments, and 
(2) Demonstrated need for housing, employment opportunities, livability or uses such as 
public facilities, streets and roads, schools, parks or open space, or any combination of the 
need categories in this subsection (2). 

Finding: The City of Newberg has acknowledged population projections for the Newberg UGB. 
These projections are shown in Table III-2 in the Comprehensive Plan, and are as follows: 

Table III-2. Future Population Forecast - Newberg Urban Area 

Year Population Forecast 
2000 18,438 
2005 21,132 
2010 24,497 
2015 28,559 
2020 33,683 
2025 38,352 
2030 42,870 
2035 48,316 
2040 54,097 

The City has received a population coordination letter from the County, agreeing with the 
population forecast in Table III-2 above. 

The Newberg Comprehensive identifies a shortfall of 20 acres of commercial land for the 
period 2005-2025. It also identifies a need for 2-3 community commercial centers of 10-15 acres 
each. This amendment would partly meet Newberg's future commercial needs by providing a site 
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for a community commercial center. There is a projected shortfall by 2025 of 130 acres of LDR land. 
These projections are shown in the Land Needs table included under Goal 10: Housing (above). 
Inclusion of these properties into the UGB will help offset the City's projected shortfall of land for 
residential and commercial development. There is no current shortage of MDR land, but its inclusion 
is necessary as a buffer between the LDR and commercial area. 

In determining need, local government may specify characteristics, such as parcel size, 
topography or proximity, necessary for land to be suitable for an identified need. 
Prior to expanding an urban growth boundary, local governments shall demonstrate thai 
needs cannot reasonably be accommodated on land already inside the urban growth 
boundary. 

Finding: The Ad Hoc Committee on Newberg's Future, Report to Newberg City Council-
Recommendations for Newberg's Future (July 21, 2005) addresses the above factors. This 
report is incorporated into these findings by reference. The report examined various site 
characteristics that would make land suitable for commercial needs. The report identifies the 
subject property as particularly suitable for commercial needs based on its size, topography, 
ownership patterns, level of development, natural features, access, shape, services, and 
compatibility. That report also examined a number of potential sites that potentially could 
meet the need for community commercial uses. These include the Mountainview/Zimri site 
and the Riverfront site. While both of these areas are suitable for commercial uses, both are 
already designated commercial, and contribute to meeting the overall commercial land needs. 
With these, there is still a deficit of commercial land. Therefore, that report concluded that 

there were inadequate sites within the urban growth boundary to accommodate the need, and 
therefore sites outside the UGB should be included to meet the future land needs. 

Boundaiy Location The location of the urban growth boundary and changes to the 
boundary shall be determined by evaluating alternative boundary locations consistent with 
ORS 197.298 and with consideration of the following factors. 
(1) Efficient accommodation of identified land needs; 
(2) Orderly and economic provision of public facilities and services, 
(3) Comparative environmental, energy, economic and social consequences, and 
(4) Compatibility of the proposed urban uses with nearby agricultural and forest activities 
occurring on farm and forest land outside the UGB. 

Finding: The subject site is locating within the Newberg Urban Reserve Area. As such, it is the 
highest priority for inclusion in the UGB under ORS 107.298. All alternative boundary 
locations outside the Urban Reserve Area would not be as high priority, thus can be 
dismissed for consideration of this amendment. The Ad Hoc Committee's report examines a 
number of potential sites for community commercial centers within the existing Urban 
Reserve. 

The study identified several parcels large enough to accommodate commercial development 
in the urban reserve areas south of Bell Road and North Valley Road These sites do not 
have adequate access to arterial streets however, and could not efficiently provide for 
commercial needs, hi addition, they cannot orderly and economically be provided with 
public facilities due to their elevation above the existing water service level. There would be 
severe negative environmental, energy, economic, and social (EEES) consequences. 
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including incompatibility with proposed residential uses m this area, significant grading 
necessary to accommodate commercial uses, and energy consequences caused by commercial 
traffic traveling to the this area. 

There are several parcels along Wynooski Street that have the needed site characteristics for 
a community commercial center. These parcels, however are intermixed in an existing 
industrial area, and are anticipated to be designated industrial upon inclusion l'n the UGB. 
Designating these as commercial would have severe negative EEES consequences, including 
loss of job opportunities in the community, and increase need for residents of Newberg to 
commute to other communities for employment. It would have negative consequences to the 
functioning of the proposed Highway 219/Bypass interchange. Commercial use also may not 
be compatible with adjacent industrial uses. Some of the industrial uses are heavy industry, 
and generate noise and dust that may not be compatible with retail uses. The industrial uses 
also generate substantial truck traffic, which could conflict with the customer car traffic 
generated by a commercial use. 

The result of that analysis was a recommendation that only the Northeast Urban Reserve (of 
which the subject property is a part) would be suitable for community commercial uses. The 
findings of this report are incorporated herein by reference. 

The property can efficiently accommodate the proposed commercial land needs. The 
property has the site characteristics needed for commercial development. In particular, its 
good access to 99W and its proximity to other commercial services make the property 
efficient for meeting future commercial land needs. Public facilities and services can be 
provided orderly and economically to this site, as addressed in the findings under Goal 11 
Public Facilities and Services. It would have positive environmental and energy 
consequences of providing for shorter auto travel trips, as addressed under Goal 12: 
Transportation. It would provide positive economic and social consequences of providing 
areas for shopping, commercial services, and employment within Newberg, as addressed 
under Goal 9: Economic Development. 

The property abuts a future urban property to the west (pending UGB amendment for 
commercial/residential development), and Providence Hospital to the south. These are 
compatible land uses. On the north side, however, the property is zoned rural residential and 
contains a rural residential subdivision. The applicant has proposed leaving a strip of low 
density residential development between the medium density residential/commercial 
development and that subdivision. The LDR strip would provide a buffer for compatibility 
between the uses. A thirty foot setback from the northern property line would provide an 
additional buffer for the subdivision to the north. The property to the east contains a historic 
farm, and needs additional buffering to protect the historic resource from the impacts of the 
commercial development. A 20 foot wide dense buffer along the Benjamin Road commercial 
frontage to block light, noise and sight could include vegetative elements, a wall and a berm, 
and would provide adequate buffering for the historic farm. 

Newberg Urban Area Management Agreement-Urban Growth Boundary Amendment Criteria: 
Amendment of the Urban Growth Boundary shall be treated as a map amendment to both City and 
County Comprehensive Plan maps. Change of the boundary shall be based upon consideration of 
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the following factors. 
(a) Demonstrated need to accommodate long-range wban population growth requirements 

consistent with LCDC goals, 
(b) Need for housing, employment opportunities, and liyability; 
(c) Orderly and economic provision for public facilities and services, 
(d) Maximum efficiency of land uses within and on the fringe of the existing urban area, 
(e) Environmental, energy, economic arid social consequences; 
( f ) Retention of agricultural land as defined, with Class 1 being the highest priority for retention 

and Class VI the lowest priority, and 
(g) Compatibility of the proposed urban uses with other adjacent uses. 

Finding: These criteria are all addressed under previous findings. 

Newberg Comprehensive Plan A mendment - Newberg Development Code, Section §151.122: The 
applicant must demonstrate compliance with the following criteria. 
(a) The proposed change is consistent with and promotes the goals and policies of the Newberg 

Comprehensive Plan and this Code; 

The following addresses particular comprehensive plan policies. 
A. Citizen Involvement 
Goal: To maintain a Citizen Involvement Program that offers citizens the opportunity for 

involvement in all phases of the planning process. 
Finding: A citizen involvement program was a pail of the 1997 Urban Reserve Project. In recent 

months, members of the public have been invited to and involved in community meetings 
with the Ad Hoc Committee and Newberg Urban Area Management Committee to discuss 
UGB expansion opportunities in Newberg. Additionally, with respect to this project, public 
notices have been provided to property owners within 500 feet of the property. 

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. 
Finding: Inclusion of this property into the UGB aligns with the city's and state's goal of providing 

enough land for growth. As land designated Urban Reserve and abutting the edge of the 
City's current limit, this property is appropriate in which to efficiently expand the City's 
boundary. 

C. Agricultural Lands. 
Goal: To provide for the orderly and efficient transition from rural to urban lands. 
Policy (1): The conversion of land from agricultural to urban land uses shall be orderly and 

efficient 
Finding: In 1992 and 1993 an urban reserve area project was completed. The Urban Reserve Area 

land supply was intended to provide adequate land for the City's needs to 2020. Expanding 
the UGB to include this property would be a natural progression of the City's expansion. The 
property abuts the current city boundary and would be an appropriate place for the UGB to 
expand. It would be adjacent, or in very close proximity, to an anticipated interchange built 
on Highway 99W. The land will provide an opportunity to develop a gateway to the city and 
local neighborhoods and serve as a buffer between the planned Highway 99W interchange 
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and existing residential development. 
Policy (2): Inclusion of lands in agricultural use within the Urban Growth Boundary is 

recognition of a commitment offuture urbanization, as such lands are necessary to meet 
long-range population and economic needs, based on criteria outlined in the statewide 
Urbanization Goal. 

Finding: Expanding the UGB to include the property within its boundary would contribute to 
alleviating the projected shortfall for commercial and residential development. 

D. Wooded Areas 
Goal: To retain and protect wooded areas. 
Policy (l): Existing wooded areas shall be encouraged to remain as open areas for wildlife habitat 

and limited recreational uses. 
Policy (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 
Finding: There is an extensive wooded area on tax lot 1100, and some wooded areas on tax lots 

1000 and 900. It will be necessary to remove most of these woods upon development in order 
to develop the site near the planned density. Any woods within the stream corridor on the NE 
corner of the site will be retained. The applicant will obtain a wetland determination for the 
drainageways on the site and comply with all State and Federal requirements. 

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

community. 
Policy (3): As public sanitary sewer becomes available all development shall conned to the public 

system. 
Policy (4): The Newberg airshed shall be protected from excessive pollution levels resulting from 

urbanization. 
Finding: The completed Femwood Road pump station can serve future development within the 

project area and adjoining properties currently inside the City limits, possibly with some 
upgrades, thereby reducing the overall number of pump stations that might be needed to 
serve these areas as development occurs. The proposed sanitary sewer line will extend north 
along the Klimek right-of-way across Highway 99W. The airshed shall be protected by the 
reduction of vehicle miles traveled by the residents of Newberg, as noted under Goal 12: 
Transportation. 

K. Transportation 
Goal 4, Policies in and q 

m. 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, except as follows. 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. Consistent with the 
exception under policy q. below for the East Newberg interchange, for the land north of 
High way 99 W within the Urban Reserve Area C, the City may adopt a comprehensive plan 
designation and implement that comprehensive plan map designation with a zoning map 
amendment consistent with its annexation requirements. Permitted and conditional uses 

City of Newberg. ORDER NO. 2007-0001 
Z:\COUNClL ORDERS\Order 2007-0001 doc P A G E 18 



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. 

q. The City agrees not to approve expansion of the Newberg UGB or Urban Reserve Areas 
around the East Newberg or Oregon 219 interchanges until IAMPs for the two 
interchanges are prepared and adopted by ODOT, Yamhill County and the City of 
Newberg. An exception to this policy will be allowed for a limited expansion of the 
Newberg UGB into the westerly portion of Urban Reserve Area C to accommodate 
construction of the Northern Arterial in the general location shown on the City of 
Newberg acknowledged Transportation System Plan, including that land north of 
Highway 99W within Urban Reserve Area C. 

Finding: The property is within Urban Reserve Area C, north of Highway 99W, and thus falls 
within the exception above. The property was also shown on the map of the exception area, 
modified by Ordinance 2006-2648. Note that completion and adoption of the IAMP may 
involve additional conditions or mitigation measures. 

Goal 9: Create effective circulation and access for the local transportation system. 
Finding: Effective circulation on the site will be provide by the east-west connector between 

Crestview Drive and either the bypass frontage road or Benjamin Road. The scope of these 
improvements and the impact on operations will be coordinated with ODOT and the City. 

L. Public Facilities and Services. 
Policy 1(a): The provision ofpublic facilities and services shall be used as tools to implement the 

land use plan and encourage an orderly and efficient development pattern. 
Policy2(c): Developments with urban densities should be encouraged to locate within the area 

which can be served by Newberg's present sanitary sewer system. 
Finding: New public utilities-including a pump station in Fernwood Road-have been completed in 

the near vicinity which will serve this site, possibly with some upgrades, and the balance of 
the Springbrook Oaks development. A 10-inch waterline fronts the property to the west, and 
will be extended north in Crestview Drive. Storm drainage ditches traverse the western half 
of the property and connect to a culvert under Highway 99W. This site can be efficiently 
served by public facilities and sendees. 

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

Finding: The land is within Newberg's urban reserve area. The urban reserve is intended to maintain 
an adequate of supply land for the City's needs by 2020. Lands designated "Urban Reserve" 
are the most appropriate to include within a UGB expansion. Conversion of this property 
from rural to urban uses would qualify as orderly and efficient transition. Projected road 
improvements will be linked to adjacent urbanized area within the City of Newberg. 

Policy l(j): In expanding or otherwise altering the Urban Growth Boundary, the Boundary shall 
follow road rights-of-way, lot lines, or natural features. 

Finding: The proposed UGB expansion would modify the existing boundary to extend to the east 
edge boundary of the property. Overall, the UGB expansion will follow the property's lot 
line. 
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Policy 1(h): The designated Urban Reserve Area identifies the priority lands to include within the 
Newberg Urban Growth Boundary to meet projected growth needs to provide a thirty (30) 
to fifty (50) year land supply. Designated Urban Resen>e Area lands will be included 
within the Urban Growth Boundary on a phased basis at periodic review. Property owners 
will also have the opportunity to request that land within the designated Urban Reserve 
Area be included within the Newberg Urban Growth Boundary based on the criteria 
outlined in the LCDC Goal 14 and the Urban Growth Management [Agreement], 

Finding: The Urban Reserve Areas were evaluated and prioritized for inclusion in the UGB 
approximately eight to ten years ago. Since that time, few URAs have been incorporated into 
the City's UGB These amendments have been small and have not provided adequate lands to 
meet the growth needs of the City. The City initiated the NW UGB expansion for 
approximately 200 acres in NW Newberg, which is pending approval by the County and 
DLCD. This UGB expansion will still not meet the growth needs of the City, however. This 
application demonstrates compliance with criteria specified in Statewide Goal 14, 
Urbanization. Responses to Goal 14 criteria are found at the beginning of this report. 

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

Finding: See the findings under Goal 11 Public Facilities and Services. 

(c) Compliance with the State Transportation Planning Rule (OAR 660-012-0060) for proposals 
that significantly affect transportation facilities. 

Finding: See the findings under Goal 12. Transportation 

Yamhill Comprehensive Plan Policies 

Yamhill County comprehensive plan policies are addressed in the Yamhill County staff report and in 

the application. 

CONCLUSION: 

Based on all of the above mentioned findings, and with the conditions noted, the application meets the criteria for an Urban Growth Boundary amendment. 
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