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NOTICE OF ADOPTED AMENDMENT

07/19/2011

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

FROM: Plan Amendment Program Specialist

SUBJECT: City of Dundee Plan Amendment
DLCD File Number 001-11

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

Appeal Procedures*
DLCD ACKNOWLEDGMENT or DEADLINE TO APPEAL: Tuesday, August 02,2011

This amendment was submitted to DLCD for review 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 Acknowledgment or 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. NO LUBA

Notification to the jurisdiction of an appeal by the deadline. this Plan Amendment is acknowledged.

Cc: Luke Pelz, City of Dundee
Angela Lazarean, DLCD Urban Planning Specialist
Steve Oulman, DLCD Regional Representative
Thomas Hogue, DLCD Regional Representative

Amanda Punton, DLCD Regional Representative
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Jurisdiction: City of Dundee Local file number: CPA-11-04/LURA-11-05
Date of Adoption: 7/5/2011 Date Mailed: 7/12/2011

Was a Notice of Proposed Amendment (Form 1) mailed to DLCD? [X] Yes [ |No Date: March 17,
2011

XI Comprehensive Plan Text Amendment [XI Comprehensive Plan Map Amendment
X Land Use Regulation Amendment [J Zoning Map Amendment
[XI New Land Use Regulation [] Other:

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

Adoption of the Riverside Master Plan. Includes a Comprehensive Plan text amendment to include Riverside
District policies; Comprehensive Plan map amendment to apply the Riverside District; Development Code
amendments to implement the Riverside Master Plan.

Does the Adoption differ from proposal? Yes, Please explain below:
The proposed Riverside District Zone will be implemented at a later date.

Plan Map Changed from: Res, Com, LI, Public to: Riverside District/Excluse Farm Use
Zone Map Changed from: to:
Location: SE Dundee, between Edwards Dr & Willamette River Acres Involved: 400
Specify Density: Previous: 0 units/acre New: avg. 9.5 units/acre
AppIicabIe statewide planning goals:
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Did DLCD receive a Notice of Proposed Amendment...

45-days prior to first evidentiary hearing? XYes []No
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If no, did Emergency Circumstances require immediate adoption? [1Yes []No
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DLCD file No.
Please list all affected State or Federal Agencies, Local Governments or Special Districts:

Local Contact: Jessica Nunley, AICP Phone: (503) 554-7744 Extension:
Address: 620 SW Fifth Street Fax Number: 503-538-1958
City: Dundee Zip: 97115 E-mail Address:

Jessica.nunley@newbergoregon.gov

ADOPTION SUBMITTAL REQUIREMENTS

This Form 2 must be received by DLCD no later than 5 working days after the ordinance has been signed by
the public official designated by the jurisdiction to sign the approved ordinance(s)
per ORS 197.615 and OAR Chapter 660, Division 18

1. This Form 2 must be submitted by local jurisdictions only (not by applicant).

2. When submitting the adopted amendment, please print a completed copy of Form 2 on light green
paper if available.

3. Send this Form 2 and one complete paper copy (documents and maps) of the adopted amendment to the
address below.

4. Submittal of this Notice of Adoption must include the final signed ordinance(s), all supporting finding(s),
exhibit(s) and any other supplementary information (ORS 197.615 ).

5. Deadline to appeals to LUBA is calculated twenty-one (21) days from the receipt (postmark date) by DLCD
of the adoption (ORS 197.830 to 197.845 ).

6. In addition to sending the Form 2 - Notice of Adoption to DLCD, please also remember to notify persons who
participated in the local hearing and requested notice of the final decision. (ORS 197.615).

7. Submit one complete paper copy via United States Postal Service, Common Carrier or Hand
Carried to the DLCD Salem Office and stamped with the incoming date stamp.

8. Please mail the adopted amendment packet to:

ATTENTION: PLAN AMENDMENT SPECIALIST
DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT
635 CAPITOL STREET NE, SUITE 150
SALEM, OREGON 97301-2540

9. Need More Copies? Please print forms on 8% -1/2x11 green paper only if available. If you have any

questions or would like assistance, please contact your DLCD regional representative or contact the DLCD
Salem Office at (503) 373-0050 x238 or e-mail plan.amendments@state.or.us.

http://www.oregon.gov/LCD/forms.shtml Updated April 22, 2011
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CITY OF DUNDEE
ORDINANCE NO. 503-2011

AN ORDINANCE ADOPTING THE SOUTHEAST DUNDEE RIVERSIDE MASTER
PLAN AND SUPPORTING COMPREHENSIVE PLAN TEXT AND MAP
AMENDMENTS

WHEREAS, In 2010 the City entered into an intergovernmental agreement with the Oregon
Transportation and Growth Management Program to begin work on a comprehensive land
use and transportation plan for the undeveloped area of Dundee between Edwards Drive and
the Willamette River.

WHEREAS, The City initiated the plan process in order to: ensure a fair and transparent
master planning process; build on the unique characteristics of the planning area for the
citizens of Dundee; allow for a mix of future land uses that meets the City’s economic,
housing and other needs; create an integrated land use and transportation system that is
well-connected internally and to other parts of the city, incorporate natural features that
enhance the value of the area for future residents; develop strategies for successful, efficient
and cost-effective implementation; and address current and future public facility needs.

WHEREAS, Between June 2010 and May 2011 the Riverside Plan was refined through a
series of public forums including a design charrette, open house, workshops, citizen advisory
meetings, technical advisory meetings, and property owner meetings. The Planning
Commission recommended approval of the plan. " ' '

WHEREAS, The City Council recognizes that the Riverside Plan is the first step in a
multi-step process required prior to zoning map amendments and site development in the
Riverside District.

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF DUNDEE HEREBY
ORDAINS AS FOLLOWS:

1. The Dundee Comprehensive Plan is amended as shown Exhibit “A”, which:

a. adopts the Riverside District Master Plan by reference as a support document to
the Dundee Comprehensive Plan;

b. amends the Dundee Comprehensive Plan text to include a new chapter and
policies relating to the Riverside District, and;

c. amends the Comprehensive Plan Map to change existing designations for the
Master Plan area from Agricultural, Residential, Commercial, Light Industrial
and Public to the Riverside Plan District as shown in Exhibit “A”. Exhibit “A” is
hereby attached and by this reference incorporated.

2. The amendments are based on the findings shown in Exhibit “B”. Exhibit “B” is hereby
attached and by this reference incorporated.

ORDINANCE NO. 503-2011 Page 10of7



ADOPTED by the Council this 5th day of July 2011.

Approved:

Ted Crawford, Mayo(n)

Attest:

(2o

Rob Daykin, @dministrator

ORDINANCE NO. 503-2011 Page 2 of 7



EXHIBIT A
PROPOSED AMENDMENTS

DUNDEE COMPREHENSIVE PLAN AMENDMENTS RELATING TO THE
SOUTHEAST DUNDEE RIVERSIDE MASTER PLAN

Ordinance 503-2011
File No. CPA-11-04

Exhibit A includes the Riverside Master Plan, and Comprehensive Plan text and map
amendments.

ORDINANCE NO. 503-2011 _ Page 3 of7
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Riverside District Master Plan

Prepared for the City of Dundee

By Angelo Planning Group

In Association with
Cogan Owens Cogan, LLC
GreenWorks
Johnson Reid, LLC

Kittelson & Associates, Inc.

June 2011

This project is partially funded by a grant from the Transportation and Growth Management Program (“TGM”), a
joint program of the Oregon Department of Land Conservation and Development (DLCD) and the Oregon
Department of Transportation {ODOT). This is financed in part by federal Safe, Accountable, Flexible, Efficient
Transportation Equity Act: A Legacy for Users (SAFETY-LU), local government and State of Oregon funds.

The contents of this document do not necessarily reflect the views or policies of the State of Oregon.
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Executive Summary

The Riverside District Master Plan area is comprised of about 360 acres in the City of Dundee, Oregon. The
planning area fronts the Willamette River for over 6,000 linear feet across from Ash island in the Chehaiem
Valley area of Yamhill County. The planning area is primarily undeveloped with the exception of a few single
family dwellings and the wastewater treatment plant. The planning area encompasses the majority of the city’s
buildable land inventory. The City of Dundee initiated the master planning process in 2010 to provide a more
detailed land use and transportation plan to guide coordinated development of this special area. The project
was funded by a grant from the Oregon Transportation and Growth Management (TGM) Program consistent
with Statewide Planning Goals that require cities to plan for future growth, including providing adequate land
and facilities to meet long term (20—year) growth projections.

The Riverside District planning area features a number of unique assets and opportunities:

e A relatively small number of property owners and large parcels of undeveloped land, making master
planning easier;

e A prime location along the Willamette River, with outstanding views of the river and surrounding areas in
addition to access to water-based recreation;

e Natural resources that provide intrinsic natural values as well as amenities to future residents and visitors;
and

e Community support for a creative, sustainable master plan and planning process.

The adopted Riverside District Master Plan reflects substantial input from the public involvement process,

e including —opportunities—for—input—from—the major property owners.  Thé Mastér Plan will guide future

development of the planning area with a coordinated mix of residential, commercial, tourism and open space
and recreational uses that are cohesive and connected with Dundee’s larger community vision. The adopted
Master Plan provides more detail regarding future development than can typically be provided through basic
comprehensive plan designations and zoning. The Dundee Comprehensive Plan includes a new Riverside
District plan designation and policies to provide a framework to implement the Riverside District Master Plan.
Text of the Riverside District Comprehensive Plan Chapter is included in Appendix A of this Master Pian.

Adoption of the Master Plan concludes the following steps in a multi-step process required prior to
development in the Riverside District:

1. Amendment of the Dundee Comprehensive Plan text to inciude a new chapter and policies relating to the
Riverside District.

2. Amendment of the Comprehensive Plan Map to change existing designations for the Master Pian area from
Agricultural, Residential, Commercial, Light Industrial and Public to the Riverside Plan District.

3. Adoption of the Riverside District Master Plan by reference as a support document to the Dundee
Comprehensive Plan.

The City had initially hoped to amend the Development Code and the Zoning Map to apply the new Riverside
District Zone (with seven subareas) to implement the master plan. However, following consideration of a March
2011 memo from the City’s consulting engineer (Murray, Smith & Associates, Inc.) that documented the severity
of the constraints on the existing water supply, the City decided to defer adoption of the Riverside District Zone
and rezoning land in the Riverside District until more detailed infrastructure and financial plans are prepared to
support the master plan, with a specific emphasis on water supply improvements.

Riverside District Master Plan June 2011 Page 1
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The City will retain existing zoning that applies within the new Riverside District Plan designation for an interim
period. Existing zoning is considered consistent with the Riverside District plan designation because existing
zones allow less intensive, lower density development than anticipated in the Riverside District Master Plan.
Uses and development allowed under existing zoning regulations will be aliowed in this interim period,
consistent with the provisions of the Dundee Development Code, statewide administrative rules and statutes,
policies in the Riverside District Comprehensive Plan chapter, and any conditions of prior zone change approvals.

Additional land use approvals will be required prior to development to the scale and density envisioned in this
master plan, including but not limited to:

s Development Code text amendment to adopt new Riverside District Zone;
e Zone change(s) to apply the new Riverside District Zone;

e Detailed master plans (by subarea) to establish local street network, identify specific park sites and trail
connections, lay out blocks, refine mix of land uses and set mix of housing types and lot sizes, establish
phasing schedule, etc.

e Subdivision(s) to divide land in accordance with detailed master plans; dedicate local streets parks and trail
and utility easements; install public and private improvements, etc. :

e Potential site design review for multi-family and non-residential buildings, unless clear and objective design
standards are adopted as part of the detailed master plan for a particular subarea.

e Traffic analysis will be required as part of a zone change or site design review to document that the
proposed phase of development is consistent with the overall trip thresholds outlined in the Master Plan.

This Master Plan document is divided into four sections:

I.  Background — This section summarizes background information for the planning area, including project
goals, public involvement and land use alternatives.

Il. Plan — This section includes the key maps, figures and tables, including the Comprehensive Plan Map
designation, the Master Plan (with land uses), the Street and Trail Plan, the Riparian Corridors, and typical
street and trail cross-sections.

Section H also includes the additional Master Plan policies that will be used by staff and the Planning
Commission to review future development proposals (refinement plans and subdivisions) after the Riverside
District Zone is implemented.

Hi. Future Actions — This section includes an Action Chart that identifies the issues that are left undecided, tasks
left to do, or analysis that is still needed and recommended to be pursued after the plan is adopted. The
Action Chart identifies action items, responsible party, and tentative time frame.

IV. Appendices
e Appendix A — Adopted Riverside District Comprehensive Plan Chapter
¢ Appendix B1 through B9 — Supporting Documents, including meeting summaries, land use alternatives
report, charrette report, transportation analysis, and other background documents.

Riverside District Master Plan - June 2011 Page 2
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I. Background

The Master Plan area was annexed to the City of Dundee in 1969. When the Dundee Comprehensive Plan was
adopted in 1977, the planning area was designated for Agricultural use and placed in an Agricultural holding
zone with policies stating that the land would be rezoned incrementally for residential use when need for the
land was shown. In 2008, Dundee City Council approved a plan amendment and zone change affecting about 54
acres in the northerly portion of the planning area. However, the Council wanted to avoid incremental zoning of
the larger area as called for in the Comprehensive Plan. As a condition of the plan amendment/zone change
approval, the City Council required submittal and approval of a master plan prior to development of the subject
property. During the public hearing process on the zone change, the City Council expressed interest in using the
master planning process to ensure integrated planning and development of the Riverside Farms, LLC property
and adjacent developable properties.

As described in the Executive Summary, the City initiated the master planning process in 2010 after receiving a
grant from Oregon’s Transportation and Growth Management Program. The master planning project was
informed by an extensive community involvement process that included guidance from citizens and technical
advisory committees, participation from property owners, public meetings, use of a project Web site
{www.dundeeriverfront.net} and other means to inform community members about the process and public
hearings associated with adoption of the plan. A key step in the planning process was a design charrette to
identify land use and transportation plan alternatives for the Riverside District. The charrette, held October 10-
14, 2010, resulted in the identification of a preferred land use and transportation concept for the planning area.
A market study and a transportation analysis of the alternatives informed the selection of the preferred
alternative. A report describing the charrette process and results is available on the project Web site and in
Appendix B6.

A set of Master Plan goals and objectives was developed by the project management team and project advisory
committees. These goals and objectives served as the criteria used to evaluate land use and transportation
alternatives that were developed during the design charrette. The plan goals are presented below.

1. Conduct a fair and transparent master planning process.

2. Build on, enhance and communicate the unique characteristics of the planning area for the citizens of
Dundee.

3. Allow for a mix of future land uses that meets the City’s economic, housing and other needs.

4. Create an integrated land use and transportation system that is well-connected internally and to other parts
of the city, incorporates a full range of ways to travel and is safe, efficient and sustainable.

5. Incorporate natural features and resources into the Master Plan in a way that protects key resources and
enhances the value of the area for future residents.

6. Develop strategies for successful, efficient and cost-effective implementation of the Master Plan.

7. Address current and future public facility needs.

The Preferred Land Use and Transportation Alternative developed through this process forms the basis for the
content of this Master Plan. The Master Plan elements are described in more detail in Section il. Existing
conditions In the planning area have been presented in earlier reports and can best be summarized in terms of
the general context of the planning area, existing zoning and land use, and natural resources and environmental
conditions.

Riverside District Master Plan June 2011 Page 3
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Planning area context. The planning area is approximately 360 acres in size, located southeast of the
developed portions of Dundee. It is almost as large as the rest of the city. It is approximately one-quarter
mile east of OR 99W and bisected by the corridor for the planned Newberg Dundee Bypass. Qvercrossings
of the Bypass in the vicinity of 8" Street and Fulquartz Landing/Parks Street will provide connections
between the developed area of Dundee and the riverfront area. However, the Bypass divides the planning
area into several subareas and provides a barrier to greater connectivity.

Existing land use and zoning. Most land in the planning area currently is in residential or agricultural use or
is vacant. There are a total of 24 separate parcels in the area, ranging from 0.6 to 91 acres in size, with a
total of nine dwellings. The city’s municipal wastewater treatment facility is located roughly in the center of
the planning area and includes a series of settling ponds and lagoons. A majority of the land in the planning
area is currently zoned for agricultural use. In 2008, the city rezoned about 54 acres in the northern portion
of the planning area for a combination of residential, commercial and light industrial uses.

Urban growth boundary and city limits. Virtually the entire study area is included within the Dundee city
limits. However, the Urban Growth Boundary (UGB) generally parallels the 150-foot elevation and about 97
acres abutting the Willamette River are located within the city limits but outside of the UGB. The area
outside of the UGB is currently zoned for Exclusive Farm Use (EFU) on the Dundee zoning map, and some of
the area is also within Greenway and Floodplain Overlays. Under Oregon’s planning system, it is unusual to
have land within the city limits but outside of the UGB.

Natural resources and environmental conditions. The planning area features a variety of natural resources
that provide value for Dundee residents and natural systems, while also representing restrictions to future
use and development of some partions of the planning area. These include areas affected by flooding or the
risk of floods, waterways such as streams and wetlands, steep slopes and unstable soil conditions.

o Water Resources and Riparian Areas. The Willamette River is the dominant water feature adjacent to the
planning area. Two main drainage swales extend from the Willamette River to the northwest into the
Master Plan area. These two riparian areas are adjacent to current agricultural land uses and the
wastewater treatment plant and have intermittent tree canopy.

o Floodplains. The 100-year floodplain adjacent to the Willamette River is the principal water hazard
related to flooding for the City of Dundee. The City’s Development Ordinance regulates development
within the floodplain and floodway.

o Steep Slopes. Steep slopes often represent constraints to development, given the cost of addressing the
hazards related to erosion and other soil movement and the resulting impacts on properties or resources
below them. Much of the area is very flat, with slopes of less than 5%. However, there are sloped areas 4
to the east of a ridge that is located at an elevation of about 150 feet. There also are sloped areas
directly adjacent to the river and in the two drainage areas that extend northwest from the river.

A significant amount of information related to conditions within and related to the planning area is found in a
separate Background Conditions report prepared for this project (Appendix BS) and available on the project
Web site.
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iI1. The Plan

This section of the Master Plan provides the maps and policies to implement the conceptual land use and
transportation framework.

Rather than apply and modify existing 20ning regulations for the Master Plan, a new Riverside District Zone has
been proposed to tailor specific land uses, densities, and development and design standards to the unique
characteristics of this area. The maps and policies in this section and the provisions of the new Riverside District
Zone, when adopted, will be used by staff and the Planning Commission to evaluate future land use proposals
such as detailed master plans, subdivisions and site development review applications within the Riverside
District boundary. The zoning regulations will be tailored to seven distinct subareas (A through G). As described
in Section {, existing zoning will be retained in the interim period before the Riverside District Zone is refined and
adopted, and zone changes approved based on the criteria in Chapter 3.102 of the Dundee Code.

The following figures are adopted as part of the Riverside Master Pian:

Figure 1 — Riverside District Land Use Plan

Figure 2 — Riverside District Subareas

Figure 3 — Riverside District Transportation Framework Pian

Figure 4 — Standard Cross Sections for Local Streets

Figure 5 — Standard Cross Sections for Parkway Collector and Collector Streets

Figure 6 — Riverside District Natural Resources and Riparian Areas.

Through the Rivers dentified between the cross-sections for Local

Street | in the Dundee TSP and the Dundee Deveiopment Code. The TSP allows a 26-foot paved section while
the Development Code requires a 28-foot paved section.

ODOT has made a commitment to the City of Dundee to fund an update of the city’s TSP starting in 2011.
Through that process, the City expects to consider options for local street cross-sections and will assure that TSP
and Code provisions are consistent. After the TSP and Code are updated, future development in the Riverside
District may be able to take advantage of a wider variety of local street cross-sections. At a minimum, street
trees wili be a required feature for all streets in the Riverside District. Residential streets will typically have
landscape strips for street trees. Commercial areas may have wider streets with trees planted in tree wells.

The established cross-section for the Parkway Collector in the TSP and Development Code will be maintained to
help establish the special character for the collector road east of the Bypass that provides an important link
between the two Bypass overcrossings and connectivity of several Riverside District Subareas. The “parkway”
design features will help to reinforce the special character of the Riverside District. if the Parkway Collector
parallels the Bypass, the wider multi-purpose path would only be required on one side adjacent to the
development area.
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A. Plan and Zoning Designations

Figures 1 and 2 illustrate the boundaries of the new Riverside District and identify the boundaries of the seven
subareas. The boundaries between the subareas were defined as follows:

e Used existing parcel boundaries between major property owners (Edwards, Lindquist and City of
Dundee);

e Used the bypass corridor to identify boundaries of subareas to the west and east of the bypass; and

e Generally followed the 150-foot elevation line to define Subarea G (outside of the UGB). The only
exception is provided for the two riparian corridors which are currently outside of the UGB, but will
instead be protected under the Riverside District plan policies and future zoning.

Figure 1 provides the basis for the Comprehensive Plan Map amendments.

Primary land uses have been planned by subarea within the Riverside District Master Plan area. The allocation
of land uses by subarea (including target number of housing units and maximum non-residential floor area) Is
shown in Tables 1 and 2 and provided the basis for the Master Plan transportation analysis shown in Table 5.

The allocation of housing units and non-residential floor area to Riverside District Subareas was based on the
following assumptions:

e The number of housing units is consistent with population and housing projections assumed for the
Riverside District in other reports and plans, including the 1999 Buildable Lands Inventory and Housing
Needs Analysis, Wastewater Master Plan and Transportation System Plan.

¢ Higher densities and levels of development in the Riverfront District will help the city implement needed
water, wastewater and transportation improvements and spread those costs over a larger number of

development in this area is also important to provide and pay for trails, parks and other amenities within the
planning area.

e The Master Plan assumes an average residential density of about 10 units per acre, with the flexibility to
average lot sizes within a single development or over a larger subarea or several subareas. By providing
broad flexibility to meet changing housing needs and market demands, the Master Plan provides
opportunities for a mix of housing types to meet the City’s overall housing needs and support required
infrastructure and amenities.

e As summarized in the 1999 Buildable Lands Inventory and Housing Needs Analysis, the actual average
housing density in Dundee was 4.7 dwelling units per net acre from 1985-1998. As stated In that report, it is
clear that Dundee needs to zone additional land to meet the need for more affordable housing types at
increased densities ~ especially as Dundee takes steps to provide more local employment opportunities. To
provide for more affordable housing opportunities, the Housing Needs Analysis recommended that
additional land be zoned for smaller single family lot sizes, row houses, manufactured dwelling parks and
multi-family housing. Therefore, the Riverside District Master Plan is consistent with the recommendations
from the 1999 Housing Needs Analysis because the plan establishes a higher average density for the
Riverside District and provides broad flexibility for a mix of housing types and fot sizes.

e For the non-residential areas, typical floor area ratios were assigned to the acres designated commercial,
mixed use and light industrial to arrive at the maximum non-residential floor area. The maximum non-
residential floor area Is possible based on standard zoning assumptions relating to parking and fandscape
requirements. However, the actual non-residential development in the Riverside District could be at a much
smaller sale and will largely depend on market demand.
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e The acreage designated for Commercial (14 acres) and Light Industrial (13 acres) uses in the Master Plan is
generally consistent with the zone change approved for the Edwards property in 2008. The Master Plan
identifies one additional area for Commercial or Mixed Use (8 acres) in Subarea D that is currently in the
Agriculture holding zone.

General land uses for each subarea are described below and illustrated on Figures 1 and 2 on the following
pages. The allocation of housing units and non-residential floor area by subarea is shown in Table 2.

Subarea A, located west of the Bypass corridor and north of 8" Street, includes a mix of planned commercial
and residential uses along with pocket parks. The land uses in Subarea A are generally consistent with the uses
approved as part of the 2008 zone change for River Farms, LLC, with some refinements in the location of certain
uses. General land use categories for Subarea A are summarized below.

e Permitted residential uses include a mix of single-family detached units on relatively small lots, single-family
attached units (e.g., townhouses or rowhouses) and some multi-family uses. Lower density residential uses
are planned at the west edge of Subarea A for compatibility with adjacent development. A broader mix of
housing types and higher densities are accommodated in the central portion of the Subarea. The Master
Plan targets development of up to 110 residential units in Subarea A.

e Commercial and Mixed uses are located in the easterly portion of Subarea A, abutting the Bypass and higher
density residential uses. The commercial use category accommodates a variety of retail, service and office
uses. Drive-through facilities will be prohibited to foster a village scale. The Riverside District Zone may limit
