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L. DEFINITIONS
“Agency” means the Warrenton Urban Renewal Agency (WURA). This Agency is
responsible for administration of the urban renewal plan.

“Area” means the properties and rights-of-way located with the Warrenton Urban
Renewal Boundary.

“Blight” is defined in ORS 457.010(1)(A-E) and identified in the ordinance adopting the
urban renewal plan.

“Board of Commissioners” means the Clatsop County Board of Commissioners.
“City” means the City of Warrenton, Oregon.
“City Commission” means the Warrenton City Commission.

“Comprehensive Plan” means the City of Warrenton comprehensive land use plan and
its implementing ordinances, policies, and standards.

“County” means Clatsop County, Oregon.
“District” means the Warrenton Urban Renewal District.
“Fiscal year” means the year commencing on July 1 and closing on June 30.

“Frozen base” means the total assessed value including all real, personal, manufactured,
and utility values within an urban renewal area at the time of adoption. The county
assessor certifies the assessed value after the adoption of an urban renewal plan.

“Increment” means that part of the assessed value of a taxing district attributable to any
increase in the assessed value of the property located in an urban renewal area, or
portion thereof, over the assessed value specified in the certified statement.

“Maximum indebtedness” means the amount of the principal of indebtedness included
in a plan pursuant to ORS 457.190 and does not include indebtédness incurred to
refund or refinance existing indebtedness.

“ORS" means the Oregon revised statutes and specifically Chapter 457, which relates to
urban renewal.

“Planning Commission” means the Warrenton Planning Commission.
“Revenue sharing” means sharing tax increment proceeds as defined in ORS 457.470.

“Tax increment financing (TIF)” means the funds that are associated with the division
of taxes accomplish ed through the adoption of an urban renewal plan.

“Tax increment revenues” means the funds allocated by the assessor to an urban
renewal area due to increases in assessed value over the frozen base within the area.

“UGB” means urban growth boundary.

“Urban renewal area” means a blighted area included in an urban renewal plan or an
area included in an urban renewal plan under ORS 457.160.
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“Urban renewal plan” or “Plan” means a plan, as it exists or is changed or modified from
time to time, for one or more urban renewal areas, as provided in ORS 457.085,
457.095, 457.105, 457.115, 457.120, 457.125, 457.135 and 457.220.

“Urban renewal project” or “Project” means any work or undertaking carried out under
ORS 457.170 in an urban renewal area.

“Urban renewal report” or “Report” means the official report that accompanies the
urban renewal plan pursuant to ORS 457.085(3).
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II.  INTRODUCTION

The Warrenton Urban Renewal Plan (Plan) was developed for the Warrenton City
Commission (City Commission). The Plan was revised in 2019 to increase the maximum
indebtedness and add projects and programs. The timeframe for completion was not
changed.

A. Statement of Purpose

The original Warrenton Urban Renewal Plan was adopted in August of 2007. The
original statement of purpose was:

The City of Warrenton Urban Renewal Plan (Plan) has been prepared to further
encourage infill, rehabilitation, and redevelopment that is consistent with the
Comprehensive Plan and Zoning Regulations adopted by the Warrenton City
Commission. The Plan is intended to guide the provision of infrastructure
necessary for the orderly and proper improvement and redevelopment of the
Warrenton Urban Renewal District (District). Through implementation of the
Plan, economic development will be stimulated by the elimination of blighting
conditions, provision of supporting public facilities, and general improvements
in the overall appearance, condition and function of the downtown, marina and
the area in its entirety.

B. Plan Overview

In “late 2017” the City of Warrenton pursued an evaluation of the status of the current
Warrenton Urban Renewal Plan (Plan). Somewhat uniquely, the Warrenton Urban
Renewal Plan has significantly outperformed the projections from the initial Plan and
Report on the Warrenton Urban Renewal Plan (Report). The improvements made hy
the investments from the projects in the Plan have been able to draw large investments
to the District. This large increase in assessed value has also allowed the District to
complete projects at a faster rate than projected in the Plan, lowering the costs of those
projects as the inflationary costs were lowered by completing them at an earlier date.

The maximum indebtedness of $7,134,597, or amount that can be spent on projects,
programs, and administration, was projected to be reached by FYE 2020. From FYE
2020 the District would no longer be able to complete significant projects, having only
approximately $350,000 remaining for project activities in FY 2019/2020. After FYE
2020, the District would only pay debt service on loans taken out in preceding years.
The original projections were for the District to go until FYE 2028,

Taken together, the successful performance of the District and the fact that the District
would not be able to continue projects after FYE 2020 (it would essentially be a debt
payment instrument for the years after FYE 2020), both a minor and substantial
amendment to the Plan were considered by the City Commission. After their review,
the amendment proposed by the City Commission had two main thrusts, 1) to bring the
Plan up to current standards and add new projects that have become necessary since
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the initial Plan authoring, and 2) increasing the maximum indebtedness to allow for
projects to be completed after FYE 2020. The City Commission chose to increase the
maximum indebtedness of the Plan and add specific projects to achieve the original
purpose of the urban renewal area.

The District, shown in Figure 1, consists of approximately 928 total acres: 649.6 acres of
land in tax lots and 278.4 acres of public rights-of-way. It is anticipated that the Plan
will take 20 years of tax increment collections to implement, the same timeframe as the
original Plan. The maximum amount of indebtedness (amount of tax increment
financing (TIF) for projects and programs) that may be issued for the Plan is increased
to $11,934,815 (Eleven Million Nine Hundred Thirty Four Thousand Eight Hundred and
Fifteen dollars).

Detailed goals and objectives developed by the community for this Plan are intended to
guide TIF investment in the District over the life of the Plan. The project category -
descriptions and list of projects are intended to aid future decision makers when
considering how best to expend funds generated by TIF. The Plan is to be administered
by the Warrenton Urban Renewal Agency (WURA). Substantial amendments to the Plan
must be approved by the City Commission as outlined in Section IX. All amendments to
the Plan are to be listed numerically on the front page of the Plan and then incorporated
into the Plan document and noted by footnote with an amendment number and
adoption date,

C. Urban Renewal Overview

Urban renewal allows for the use of tax increment financing, a financing source that is
unique to urban renewal, to fund its projects. Tax increment revenues— the amount of
property taxes generated by the increase in total assessed values in the urban renewal
district from the time the urban renewal district is first established— are used to repay
borrowed funds. The borrowed funds are used to pay for urban renewal projects and
cannot exceed the maximum indebtedness amount set by the urban renewal plan.

The purpose of urban renewal is to improve specific areas of a city that are poorly
developed or underdeveloped, called blighted areas in ORS 457. These areas can have
old or deteriorated buildings, public spaces that need improvements, streets and
utilities in poor condition, a complete lack of streets and utilities altogether, or other
obstacles to development.

In general, urban renewal projects can include construction or improvement of streets,
utilities, and other public facilities; assistance for rehabilitation or redevelopment of
property; acquisition and re-sale of property (site assembly) from willing sellers; and
improvements to public spaces. The District meets the definition of blight due to its
infrastructure deficiencies and underdeveloped properties. These blighted conditions
are specifically cited in the ordinance adopting the Plan and described in detail in the
accompanying Urban Renewal Report (Report).

The Report accompanying the Plan contains the information required by ORS 457.085,
including:
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A description of the physical, social, and economic conditions in the area;

Expected impact of the Plan, including fiscal impact in light of increased services;

Reasons for selection of the Plan area;

The relationship between each project to be undertaken and the existing

conditions;

* The estimated total cost of each project and the source of funds to pay such
costs;

¢ The estimated completion date of each project;

¢ The estimated amount of funds required in the area and the anticipated year in
which the debt will be retired;

o Afinancial analysis of the Plan;

e Afiscal impact statement that estimates the impact of tax increment financing
upon all entities levying taxes upon property in the urban renewal area; and

¢ Arelocation report.

The relationship between the sections of the Plan and the ORS 457.085 requirements is
shown in Table 1. The specific reference in the table below is the section of this Plan
that primarily addresses the statutory reference. There may be other sections of the
Plan that also address the statute.

Table 1 - Statutory References

Statutory Requirement Plan Section

ORS 457.085(2)(a) V, VI
ORS 457.085(2)(b) V, VI
ORS 457.085(2)(c) X1l
ORS 457.085(2)(d) X1
ORS 457.085(2)(e) _ X1l
ORS 457.085(2)(f) IX
ORS 457.085(2)(g) Vil
ORS 457.085(2){h) I
ORS 457.085(2)(i) Vil
ORS 457.085(2)(j) Not applicable

IIl. MAXIMUM INDEBTEDNESS

Maximum indebtedness is the total amount of money that can be spent on projects,
programs and administration throughout the life of the Plan. The maximum amount of
indebtedness that may be issued or incurred under the Plan, based upon good faith
estimates of the scope and costs of projects in the Plan and the schedule for their
completion is $11,934,815 (Eleven Million Nine Hundred Thirty Four Thousand Eight
Hundred and Fifteen dollars). This amount is the principal of such indebtedness and

Page 5| Warrenton Urban Renewal Plan




does not include interest or indebtedness incurred to refund or refinance existing
indebtedness or interest earned on bond proceeds. It does include initial bond financing
fees and interest earned on tax increment proceeds, separate from interest on bond
proceeds.

IV. PLAN GOALS

The goals of the Plan represent its basic intents and purposes. Accompanying each goal
are objectives, which generally describe how the WURA intends to achieve each goal.
The urban renewal projects identified in Sections V and VI of the Plan are the specific
means of meeting the objectives. The goals and objectives will be pursued as
economically as is feasible and at the discretion of the WURA. The goals and objectives
are not listed in any order of importance or priority.

A. Goals and Objectives

The primary goal of the Plan is to improve the economic health, condition, and
appearance of the District and to eliminate existing blight and blighting influences in

- order to strengthen the Warrenton economy. The following goals and objectives more
specifically identify the purposes of the Warrenton Urban Renewal Plan but shall not
preclude the ability of the WURA to consider or develop other appropriate project
improvements within the District.

B. Overall Objective for the Urban Renewal District

The Plan should provide for a more attractive shopping, dining, living, working and
recreating environment. The improvements to the streetscape and utilities,
redevelopment of under-utilized properties and new businesses and residences will
provide for a variety of shopping and living opportunities, improved marina facilities,
and a unique mixed-use central area. The adequate provision of utilities to the entire
area will assure that the quality of ground water is preserved, sanitary waste is
properly treated and storm water is managed in a manner that enhances downstream
water quality.

C. Accomplishing Overall Objective

Goal 1. A shared "vision” of the Downtown and Marina as a unique mixed-use area for
shopping, living, dining, civic activities and artistic endeavors

Objectives:

a) Utilize the 2001 Community Visioning Project as a basis for "branding” the
downtown, marina and the city as a whole

b) Prepare design standards based on a "Brand” for the downtown and the marina.
Implement specific projects in the downtown area that will complement
business and building/land owner's efforts to create an inviting and attractive
shopping, living and dining experience.
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c¢) Develop "gateways” to the downtown and the marina on South Main Avenue and
East Harbor Street.

d) Promote the improvement of downtown store-fronts by offering low interest
loans and small grants as an incentive to building owners and businesses.

e) Assist and empower volunteer led efforts to improve and revitalize downtown (RDI
Downtown Action Group).

f) Provide business assistance programs to incentivize business development.
o Feasibility and gap finance program
o Business loan guarantee program
Goal 2. To Prepare Master Plans for the Downtown and Warrenton Marina.
Objectives:

a) Prepare a master plan for the Downtown that will create a unique mixed use
area and community center.

Projects could include:

1. Pedestrian friendly streetscape improvements and parking

2. Acquisition and redevelopment of vacant/under-utilized properties.

3. Bike and pedestrian trails with portals, bike trail-heads with directional
signage, restrooms, rest areas, etc,

4. Tourist oriented directional signage

5. Underground/reconfigure electric poles, utilities

Prepare a Master Maintenance and Improvement Plan for the Warrenton
Marina that will upgrade the quality and attractiveness of the facilities and
serve as a magnet for other commercial activities.

Projects could include:

1. New floats and access ramps

2. Parking and pedestrian pathways

3. Restrooms and fish cleaning station

4, Acquire specific properties adjacent to the marina in order to redevelop lands
with complementary uses.

5. Construct a public pier.

Goal 3. A utilization of the District’s programs and funds to facilitate the expansion of
existing businesses and attract new businesses.

Objectives:

a) Create a package of programs to assist business and building/land owners
improve the appearance and economic value of their properties and businesses.

Goal 4. An Inventory of the public improvement deficiencies in the area including:
storm drainage, streets, sidewalks, lighting and sewer and water services and fire
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district parking lot. Based on the inventory, prepare a Master Plan and Phasing Schedule
to improve/mitigate the deficiencies

Objectives:
a) Complete streetscape improvements in the downtown by 2010.

b) Relocate the public works yard from the downtown to a more suitable location
and redevelop the site for commercial or medium density residential uses.

c¢) Complete marina improvements such as: floats, parking, lighting by 2012,

d) Extend sanitary sewer services to the land area adjacent to South Main Avenue
and south of the high school.

e) Storm water drainage should be a very high priority infrastructure improvement
in the downtown and other areas within the District.

f) Expand the existing fire station or build a new one as the need is identified
during the urban renewal planning period.

g) Pave the Fire Station parking lot.

Goal 5. To maximize the District tax increment revenues with state and federal grants
and loans for specific project purposes.

Objectives:

a) Obtain a state grant from the Oregon State Marine Board to prepare a marina
master plan and rebuild Warrenton Marina.

b) Utilize TIF funds to leverage street improvements by Oregon Department of
Transportation (ODOT) on South Main Avenue and East Harbor Street.

Goal 6. To improve the quality of existing residences within the District by offering a
package of home improvement programs

Objectives:

a) Identify public infrastructure needs in the residential areas such as sidewalks,
curb and gutter, lighting, street trees and signage and prepare a phased program
for installation.

b) Craft alow interestloan program to facilitate housing rehabilitation and
improvement consistent with city code.

¢) Design and implement an Affordable Housing Program within the District.
Habitat for Humanity should be consulted and involved in the program if
possible.
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Figure 1 - Warrenton Urban Renewal Plan District Boundary
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V. URBAN RENEWAL PROJECT CATEGORIES

The projects within the District fall into the following categories:

Gateway Improvements.
s Public Improvements.
s Pedestrian/Bicycle Improvements.
e Business and Residential Rehabilitation Programs.
e Property Acquisition
e Marina Improvements
e Planning, Administration and Planning Activities.

VI. URBAN RENEWAL PROJECTS
Urban renewal projects authorized by the Plan are described below.

A. Types of Projects

To encourage rehabilitation and redevelopment of commercial and residential land and aid
in the retention of existing business and attraction of new businesses, the WURA may
improve or construct public facilities and utilities including but not limited to streets,
sidewalks, restrooms, marina docks, parking areas and pedestrian amenities.
Improvements may occur within public rights-of-way, easements, or on public property.
The WURA will work with public and private utilities to make the necessary modifications
and adjustments to implement the objectives of the plan.

B. Urban Renewal Projects

The following projects have been identified to achieve the objectives of the Urban Renewal
Plan. There is an overall need to improve the infrastructure in all of these areas to facilitate
the proposed and potential new development and to encourage rehabilitation and
redevelopment of the downtown, marina and residential areas.

1. Gateway Improvements
Gateway Improvements ~ Design and construct gateways to the Downtown and the
Marina on S. Main Avenue and E, Harbor Street.

2, Public Improvements

Existing Conditions Inventory - Inventory the public improvement deficiencies in the
District including: storm drainage, streets, sidewalks, lighting, storm and sanitary sewer
and water services,

Inventory Implementation - Based on the inventory begin a phased schedule to correct
the deficiencies with storm drainage improvements in the downtown requiring the highest
priority, but also including water improvements and sewer improvements throughout the
District, including but not limited to water line upgrades.
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Downtown Amenities - Improve the downtown image and attractiveness by landscaping,
benches, waste receptacles, lighting, art and other aesthetically pleasing amenities.

Fire Station Improvements - Pave the parking lot at the Fire Station.

Undergrounding Utilities ~ Underground and reconfigure utilities South Main Street and
Main Avenue from Harbor Street to Znd Avenue,

3. Pedestrian/Bicycle Improvements

Streetscape Improvements - Provide pedestrian friendly streetscape improvements in
the downtown, including but not limited to SW 4th Street and from the Harbor to the
Highschool.

Trails and Amenities - Develop bike and pedestrian trails with trailheads and restrooms,
directional signage and rest areas.

4, Business and Residential Rehabilitation Programs

Building Improvement Program - Establish and manage low interest loan and small
grant programs for businesses and residents to improve their appearance and condition.

Business Loan Program - Develop a program to provide business loan guarantees.
Encouragement of Development and Redevelopment - Develop a grant/loan program to
provide feasibility and gap financing for property development and redevelopment.

The WURA may establish policies and guidelines and administer such loan and grant
programs without amendment of the Plan.
5. Property Acquisition
Property Acquisition - Acquisition and assembly of key properties for redevelopment.
Projects are listed in detail by phase in the Urban Renewal Report.
6. Marina Improvements
Marina Master Plan - Prepare Master Improvement and Maintenance Plan
Fish Cleaning Station - Design and construct a fish cleaning station.
Dock Improvements - Design and construct Marina dock improvements.
Public Restrooms - Design and construct public restrooms.

Pier Improvements ~ Design and construct public pier improvements.
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7. Administration

Planning, Administration, and Planning Activities - This project category authorizes
any administrative expenses associated with the District, any special studies that may be
needed to develop the District and any planning activities associated with such
development, including but not limited to zone changes, economic development strategy,
or master improvement plans.

VII. AMENDMENTS TO PLAN

The Plan may be amended as described in this section.
A. Substantial Amendments

Substantial Amendments, in accordance with ORS 457.085(2)(i), shall require the same
notice, hearing, and approval procedure required of the original Plan, under ORS 457.095,
including public involvement, consultation with taxing districts, presentation to the WURA
the Planning Commission, and adoption by the City Council by non-emergency ordinance
after a hearing. Notice of such hearing shall be provided to individuals or households
within the City of Warrenton, as required by ORS 457.120. Notice of adoption of a
Substantial Amendment shall be provided in accordance with ORS 457.095 and 457.115.

Substantial Amendments are amendments that:1

1. Add land to the urban renewal area, except for an addition of land that totals
not more than 1% of the existing area of the urban renewal area; or

2. Increase the maximum amount of indebtedness that can be issued or
incurred under the Plan.

B. Minor Amendments

Minor Amendments are amendments that are not Substantial Amendments as defined in
this Plan and in ORS 457. Minor Amendments require approval by the WURA by resolution.

C. Amendments to the Warrenton Comprehensive Plan and/or Warrenton
Development Code.

Amendments to the Warrenton Comprehensive Plan and/or Development Code that affect
the Plan and/or the District shall be incorporated automatically within the Plan without
any separate action required by the WURA or City Council

! Unless otherwise permitted by state law, no land equal to more than 20 percent of the total land area of the original Plan shall be
added to the urban renewal area by amendments, and the aggregate amount of all amendments increasing the maximum
indebtedness may not exceed 20 percent of the Plan’s initial maximum indebtedness, as adjusted, as provided by law.
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VIIl. PROPERTY ACQUISITION AND DISPOSITION

The Plan authorizes the acquisition and disposition of property as described in this section.
Property includes any and all interests in property, including fee simple ownership, lease,
easements, licenses, or other rights to use. If property is acquired it will be identified in the
Plan through a Minor Amendment, as described in Section VII. Identification of property to
be acquired and its anticipated disposition is required by ORS 457.085 (g).

4. Property Acquisition For Public Improvements

The WURA may acquire any property within the District for the public improvement
projects undertaken pursuant to the Plan by all legal means, including use of eminent
domain. Good faith negotiations for such acquisitions must occur prior to institution of
eminent domain procedures.

B. Property Acquisition From Willing Sellers

The Plan authorizes the WURA acquisition of any interest in property within the District
that the WURA finds is necessary for private redevelopment, but only in those cases where
the property owner wishes to convey such interest to the WURA. The Plan does not
authorize the WURA to use the power of eminent domain to acquire property from a
private party to transfer property to another private party for private redevelopment.
Property acquisition from willing sellers may be required to support development of
projects within the District, To this end, the Agency may acquire addztzonal property in the
downtown to further the objectives of the URA Plan.

C. Land Disposition

The WURA will dispose of property acquired for a publicimprovement project by
conveyance to the appropriate public agency responsible for the construction and/or
maintenance of the public improvement. The WURA may retain such property during the
construction of the public improvement.

The WURA may dispose of property acquired under Subsection B of this Section VI by
conveying any interest in property acquired. Property shall be conveyed at its fair reuse
value. Fair reuse value is the value, whether expressed in terms of rental or capital price, at
which the urban renewal agency, in its discretion, determines such land should be made
available in order that it may be developed, redeveloped, cleared, conserved, or
rehabilitated for the purposes specified in the Plan. Because fair reuse value reflects
limitations on the use of the property to those purposes specified in the Plan, the value may
be lower than the property’s fair market value.

Where land is sold or leased, the purchaser or lessee must agree to use the land for the
purposes designated in the Plan and to begin and complete the building of its
improvements within a period of time that the WURA determines is reasonable, The Agency
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may develop public private partnerships to develop and dispose of the “Petersen” property,
Fire Station Parking Lot, and/or Public Works Yard.
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IX. RELOCATION METHODS

When the WURA acquires occupied property under the Plan, residential or commercial
occupants of such property shall be offered relocation assistance, as required under
applicable state law. Prior to such acquisition, the WURA shall adopt rules and regulations,
as necessary, for the administration of relocation assistance. No specific acquisitions that
would result in relocation benefits have been identified; however, there are plans to
acquire land for infrastructure which may trigger relocation benefits in the future in the
District.
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X.  TAXINCREMENT FINANCING OF PLAN

Tax increment financing consists of using annual tax increment revenues to make
payments on debt, usually in the form of bank loans or revenue bonds. The proceeds of the
bonds are used to finance the urban renewal projects authorized in the Plan. Bonds may be
either long-term or short-term.

Tax increment revenues equal most of the annual property taxes imposed on the
cumulative increase in assessed value within an urban renewal area over the total assessed
value at the time an urban renewal plan is adopted. (Under current law, the property taxes
for general obligation (GO) bonds and local option levies approved after October 6, 2001
are not part of the tax increment revenues.)

A. General Description of the Proposed Financing Methods

The Plan will be financed using a combination of revente sources. These include:

e Tax increment revenues;

» Advances, loans, grants, and any other form of financial assistance from federal,
state, or local governments, or other public bodies;

e Loans, grants, dedications, or other contributions from private developers and
property owners, including, but not limited to, assessment areas; and

» Any other public or private source.

Revenues obtained by the WURA will be used to pay or repay the costs, expenses,
advancements, and indebtedness incurred in (1) planning or undertaking project activities,
or (2) otherwise exercising any of the powers granted by ORS Chapter 457 in connection
with the implementation of this Plan,

B. Tax Increment Financing

The Plan may be financed, in whole or in part, by tax increment revenues allocated to the
WURA, as provided in ORS Chapter 457. The ad valorem taxes, if any, levied by a taxing
district in which all or a portion of the District is located, shall be divided as provided in
Section 1c, Article IX of the Oregon Constitution, and ORS 457.440. Amounts collected
pursuant to ORS 457.440 shall be deposited into the unsegregated tax collections account
and distributed to the WURA based upon the distribution schedule established under ORS
311.390.

C. Prior Indebtedness
Any indebtedness permitted by law and incurred by the WURA or the City of Warrenton in

connection with preparation of this Plan or prior planning efforts related t this Plan may be
repaid from tax increment revenues from the District when and if such funds are available.
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D. Debt Management
The WURA will not issue debt unless it reasonably projects that repayment of all

outstanding debt will occur no later than June 30, 2028. The WURA therefore anticipates
terminating the collection of tax increment revenues in FY 2027/2028,

XI. ANNUAL REPORT

The WURA will compile an annual report pursuant to ORS 457.460.
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Figure 2 - Warrenton Urban Renewal District Zoning Designations
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ure 3 - CompreenslvePla{l Designations for the City of Warrenton

City of Warrenton |

Comprehensive
Plan Map

Source: City of Warrenton
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XII. RELATIONSHIP TO LOCAL OBJECTIVES

ORS 457.085 requires that the Plan conform to local objectives. This section provides that
analysis. Relevant local planning and development objectives are contained within the
Warrenton Comprehensive Plan and Development Code and Economic Vitality Roadmap.
The following section describes the purpose and intent of these plans, the main applicable
goals and policies within each plan, and an explanation of how the Plan relates to the
applicable goals and policies,

The numbering of the goals and policies within this section reflects the numbering
that occurs in the original document. Italicized text is text that has been taken
directly from an original document.

Comprehensive Plan designations for all land in the District are shown in Figure 2. All
proposed land uses conform to Figure 2. Maximum densities and building requirements for
allland in the District are contained in the Development Code.

A. Warrenton Comprehensive Plan

As the Comprehensive Plan is updated in the future, this document will automatically
incorporate those updates without the Plan having to be formally amended. If a substantial
amendment is completed in the future, this section of the Plan should be updated at that
point.

The numbering of the policies within this section reflects the numbering that occurs
in the original document.

Page 20| Warrenton Urban Renewal Plan




Article 2. Community Development
Plan Details
SECTION 2,200 GOAL

Establish sound basic concepts for community development which will encourage appropriate
and balanced urban growth.

Finding
The Plan conforms to the Community Development Goal as the projects in the Plan will

improve the infrastructure, community amenities, businesses and residences within the
District.

Article 3. Land and Water Use
Plan Details

SECTION 3.290 GOALS

Achieve efficient and well-integrated development patterns that meet the needs of residents
and property owners with a variety of incomes and housing needs, are compatible with
natural features, and are consistent with the City's ability to provide adequate services.

Section 3.310 Residential lands

(1) It is the City’s policy to encourage the development of housing needed to accommodate
desired growth, and to provide every Warrenton household with the opportunity to obtain a
decent home in a suitable neighborhood. Residential construction shall occur primarily in the
following four types of areas: High Density Residential, Medium Density Residential,
Intermediate Density Residential, Low Density Residential,

Section 3.320 Commercial Lands

(1) It Is the City's policy to promote convenient and attractive commercial areas that, along
with other commercial facilities in the County, provide an adequate level of trade and services
Sfor local citizens, other County residents and tourists. Commercial enterprises may be
permitted in these three kinds of areas: Marine Commercial Shorelands, Recreational-
Commercial, General Commercial,

Section 3.330 Industrial Lands

(1) It is the City's policy to support the establishment of a variety of well-designed

industrial facilities in appropriate locations in order to expand employment opportunities,
make use of land best suited for industry, increase the local tax base and insure a stable
economy. Industrial development shall take place in the following areas: General Industrial,
Water-Dependent Industrial Shoreland.

Section 3.340 Agriculture, Forestry, Wetlands and Open Space
(1) Open Space: It is the City's policy to encourage efficient urban development, protect
environmentally sensitive areas, and otherwise benefit the public by setting aside appropriate
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locations for open space, agriculture and forestry. Rural development and conservation areas
or zones, described elsewhere in this plan, include important open-space tracts, such as
portions of Fort Stevens State Park. Cluster development, appropriate landscaping and other
efforts to preserve open space are encouraged in urban development areas. The extensive
estuarine areas within the City limits and UGB are a significant open space resource.

(4) Wetlands: The City is preparing a Wetland Conservation Plan to guide management of the
extensive areas of non-tidal wetlands in the City and UGB Area. Tidal wetlands are addressed
in Article 5 of this Plan.

(5) The purpose of the Open Space & Institutional zone is to provide for development, use and
management of parks, school grounds, golf courses, cemeteries and other relatively large
tracts of publicly-used land,

Finding
The Plan conforms to the Land and Water Use Goal as the projects in the Plan will improve

the infrastructure, community amenities, businesses and residences within the District
including residential, commercial and industrial lands.

Article 4. Natural Features
Plan Details

SECTION 4.200 GOALS

(1) Protect, conserve, develop where suitable and appropriate, and restore Warrenton's land,
water, and air resources.

(2) Recognize the value of these resources for specific types of urban uses and activities, the
economy, fish and wildlife habitat, recreation and aesthetics.

(3) Reduce the hazard to human life and property and the adverse affects on natural
resources resulting from the use of land, water and air in the Warrenton areq.

Finding

The Plan conforms to the Natural Features Goal as the projects in the marina will recognize
the value of the natural features and provide amenities to allow the public to enjoy those
features.

Article 5. Columbia River Estuary and Estuary Shorelands
Plan Details

SECTION 5.200 GOALS

(1) Recognize and protect the unique environmental, economic, and social values of the
Columbia River Estuary, and its associated wetlands and shorelands.

(2) Protect, maintain, restore where appropriate, and develop where appropriate the long-
term environmental, economic and social values, diversity and benefits of the Columbia River
Estuary, and its associated wetlands and shorelands.

Section 5,323 Public Access

(2) Public access in urban areas shall be preserved and enhanced through water-front
restoration and public facilities construction, and other actions consistent with Warrenton's
public access plan.
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(5) Warrenton will develop and implement programs for increasing public
access.

Finding
The Plan conform to the Columbia River Estuary and Estuary Shorelands Goal as the
projects in the marina will provide amenities to allow the public to enjoy the District.

Article 7. Community Facilities and Services
Plan Details

SECTION 7.200 GOAL

Develop a timely, orderly and efficient arrangement of public facilities and services which will
serve as a framework for development and, to the extent practical, meet the needs of local
citizens and others dependent on these facilities and services.

SECTION 7.300 POLICIES

Section '7.310 Community Facilities and Services

(1) It is the City's policy to help meet community needs by establishing a capital
improvements program, using appropriate site acquisition methods, carefully selecting
service activities and undertaking other desirable actions.

(2) The City will continue to make necessary improvements to its community facilities and
services as the need for such improvements dictate, and to the extent funding sources or
mechanism are available,

Finding

The Plan conforms to the Community Facilities Goal as the projects for the Fire Station, the
undergrounding of utilities and other infrastructure projects including the sewer main
extension will improve the District.

Article 8. Transportation
Plan Details

SECTION 8.200 GOAL

Encourage and help provide a safe, convenient, well-maintained and economic transportation
system that recognizes the relationship of the system to other land uses and takes into
account the value of various modes of transportation.

Finding

The Plan conforms to the Transportation Goal as the projects for the Fire Station and other
infrastructure projects including gateways and signage, street sidewalk and lighting
projects will improve the transportation system in the District.

Article 9. Economy
Plan Details

SECTION 9.200 GOAL

(1) Retain, strengthen and expand the City's economic development activities to ensure that
adequate land, funds, infrastructure, and services are available to meet the needs for jobs and
industry.
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(2) Promote cooperative economic development partnerships.

(3) Strengthen and enhance a strong commercial core within the City of Warrenton.

Finding

The Plan conforms to the Economy Goal as there are projects to assist in business retention
and expansion, fagade loans, signage, gateways, housing rehabilitation loans, street,
sidewalk and lighting improvements will all improve conditions to support economic
development in the District.

B. Warrenton Development Code

The following zoning designations exist in the District. The proposed land uses will
conform to the zoning designations. The maximum densities and building requirements are
included in the Warrenton Development Code and are incorporated herein.

R 40 - Low Density Residential

16.24.010 Purpose.

The Low Density Residential Zone is intended for areas which are physically isolated from
the developed portions of the City, and for which extension of sewer and water services
would be prohibitively expensive; however, all new sewer and water connections for a
proposed development shall comply with all City regulations. Lands in this zone must be
able to support development with on-site sewage disposal systems, and comply with all
local, state and federal requirements. Agriculture, open space and residential uses will be
permitted in this zone subject to wetlands, weak foundation soils, and active dune
constraints.

R10 - Intermediate Density Residential

16.28.010 Purpose. :

The purpose of the Intermediate Density Residential Zone is to provide areas within the
City which have the capacity to accommodate single-family dwellings in conventional
subdivisions or planned unit developments. These areas are intended for service by
municipal utilities and urban type street systems, and, consequently, the residents must be
willing to support the costs associated with this density of development. Certain public
facilities and other nonresidential uses are permitted when desirable conditions and
safeguards are satisfied. This zone includes those areas in Hammond that were in
Hammond’s Low Density Residential Zone (R-10).

RM - Medium Density Residential

16.32.010 Purpose.

The Medium Density Residential Zone is intended to accommodate a variety of housing
types including single-family dwellings, duplexes and, where appropriate, manufactured
dwelling subdivisions and manufactured dwelling parks. This intensity of residential use is
envisioned for locations in the City where community services and adequate access are
available. Residential densities permitted are somewhat greater than those permitted in an
R-10 zone. Certain public facilities and other nonresidential uses are also permitted when
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desirable conditions and safeguards are satisfied. Those lands in the Hammond area that
were in the Hammond R-6 zone have been placed in this zone.

RH - High Density Residential

16.36.010 Purpose.

The High Density Residential Zone is intended to encourage the development of duplexes
and other multifamily dwellings. It provides for high density uses in locations close to the
downtown area or other locations which have suitable streets, utilities and other
characteristics. Certain nonresidential uses are allowed if they will not detract from the
character of this area. Land in the Hammond area that was in the Town’s R-H zone has been
placed in this zone.

C1 - General Commercial

16.40.010 Purpose.

The purpose of the General Commercial Zone is to allow a broad range of commercial uses
providing products and services in the Warrenton downtown area, the Hammond business
area and marina, and along the Highway 101 corridor.

CMU - Mixed Use Commercial

16.44.010 Purpose and Applicability.

A. Purpose. A City goal is to strengthen certain established residential areas having
frontage on state highways as transition areas between commercial centers and outlying
residential areas. The areas is intended to support this goal through elements of design and
appropriate mixed-use development. Mixed-use development features design standards
that allow residential and commercial uses to occur simultanéously on the same lot. This
chapter provides standards for the orderly improvement of mixed-use commercial areas
based on the following policies:

1. Useland and urban services efficiently;

2. Support a mixture of land uses to encourage walking as an alternative to driving, and
provide more employment and housing options; and

3. Allow certain commercial uses amongst existing residential uses that are compatible
with, and add interest to, the established residential character of the area.

B. The Commercial Mixed-Use District applies to the following area: those properties
bounded by 4th and 9th Streets along S. Main Avenue (Fort Stevens Highway/State
Highway 104) extending west to, and including, the easterly half of the old railroad right-
of-way and extending east to the Skipanon River’s A-2 (Aquatic Conservation) Zoning
District.

C2 -~ Water Dependent Commercial

16.48.010 Purpose.

The Marine Commercial Shorelands Zone is reserved for water-dependent developments
and associated uses on shorelands adjoining certain portions of the Skipanon waterway. A
mixture of water-dependent uses are allowed, including commercial service and storage,
and recreation-oriented uses. Marine Commercial Shoreland areas have unique
characteristics that make them especially suited for water-dependent development.
Characteristics that contribute to suitability for water-dependent development include:
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A. Deep water close to shore with supporting land transportation facilities suitable for
ship and barge facilities.

B. Potential for aquaculture,

C. Protected areas subject to scour which would require little dredging for use as marinas.
D. Potential for recreational utilization of coastal waters or riparian resources.

0SI - Open Space institutional

16.52.010 Purpose.

The purpose of the Open Space and Institutional Zone is to provide for development, use
and management of parks, school grounds, golf courses, cemeteries and other relatively
large tracts of publicly-used land. This zone includes those areas that were in Hammond’s
Recreation and Open Space Zone.

RC - Recreational Commercial

16.56.010 Purpose.

The purpose of the Recreational-Commercial Zone is to provide for water-dependent and
water-related development along certain shorelands in Warrenton near the Hammond
Marina and the Skipanon River marinas. Water-dependent recreational and tourist-related
commercial development have the highest priority in the Recreational-Commercial Zone,
Other uses may be allowed so long as they do not preempt water-dependent uses. Lands in
the Town of Hammond’s C-2 zone are in this zone.

I1 - General Industrial

16.60.010 Purpose.

The purpose of the General Industrial Zone is to provide sites for light, heavy, and airport-
related industrial activities in the City of Warrenton. These areas are suitable for uses
involving manufacturing, fabrication, processing, transshipment and bulk storage. General
Industrial areas are near or adjacent to arterial transportation corridors.

12 - Water Dependent Industrial

16.64.010 Purpose.

Water-dependent industrial shorelands areas have unigue characteristics that make them
especially suited for water-dependent development. Characteristics that contribute to
suitability for water-dependent development include:

A. Deep water close to shore with supporting land transportation facilities suitable for
ship and barge facilities.

B. Potential for aquaculture.

C. Protected areas subject to scour which would require little dredging for use as marinas.

D. Potential for recreational utilization of coastal waters or riparian resources.

Uses of water-dependent industrial shorelands areas shall maintain the integrity of the
estuary and coastal waters. Water-dependent uses receive highest priority, followed by
water-related uses, Uses which are not water-dependent or water-related are provided for,
but only when they do not foreclose options for future higher priority uses and do not limit
the potential for more intensive uses of the area.

Page 26| Warrenton Urban Renewal Plan




Al - Aquatic Development

16.72.010 Purpose.

The purpose of the Aquatic Development Zone is to provide for navigation and other
identified needs for public, commercial, and industrial water-dependent uses in the
Columbia River Estuary. The objective of the Aquatic Development Zone is to ensure
optimum utilization of appropriate aquatic areas by providing for intensive development.
Such areas include deep water adjacent to or near the shoreline, navigation channels,
subtidal areas for in-water disposal of dredged material, areas of minimal biological
significance needed for uses requiring alteration of the estuary, areas that are not in
Aquatic Conservation or Aquatic Natural Zones, and areas for which an exception to
Statewide Planning Goal 16, Estuarine Resources, has been adopted.

A2 - Aquatic Conservation

16.76.010 Purpose.

The purpose of the Aquatic Conservation Zone is to conserve designated areas for long-
term uses of renewable resources that do not require major alterations of the estuary,
except for the purpose of restoration. They are managed for the protection and
conservation of the resources found in these areas, The Aquatic Conservation Zone
includes areas needed for the maintenance and enhancement of biological productivity,
recreational resources, aesthetic features and aquaculture. The Aquatic Conservation Zone
includes areas that are smaller or of less biological importance than aquatic natural areas.
Areas that are partially altered and adjacent to existing moderate intensity development
which do not possess the resource characteristics of other aquatic areas are also included
in this zone.

AS - Lake and Freshwater Wetland

16.84.010 Purpose.

The purpose of the Coastal Lake and Freshwater Wetland Zone is to assure the
conservation of important shoreland and wetland biological habitats and conserve
examples of different natural ecosystem types in the Clatsop Plains to assure a diversity of
species and ecological relations. Low intensity uses which do not result in major alterations
are appropriate in this zone. Low to moderate intensity recreation is appropriate in coastal
lakes. This zone includes coastal lakes, significant non-estuarine freshwater marshes and
important upland biological habitat.

C. Economic Vitality Roadmap Warrenton, Oregon

The City of Warrenton prepared, in partnership with the Rural Development Initiative an
Economic Vitality Roadmap in June 2018. A volunteer led group is implementing an action
plan and was successful in receiving a Main Street designation from the Oregon Main Street
program. The URA objectives align with the action plan, which is focused on the downtown
core.
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APPENDIX 2 — LEGAL DESCRIPTION

4283-u highway 101north + seaside, eregon 97139
(503) 738.3426 + {fax {503) 736-7455
wwiv hib-ntak.com

Liegal Description
for
City of Warrenton
Re: Urban Renewal District

Au_gust 23, 2007

Situate inthe SW1/4 of Section 15, the S 1/4 of Scelisn 16, the Bast 1/2 of Section 21, the West 172
o1 Section 22, and all of Sections 27 and 28, Townskip § North, Range 10 W.M.,, City of Watretton,
Clatsop Ceunty, Oregon and being described as follows:

Beginning at the northeast corner of the Solomon Sipith DLC No. 40, also being the southeast corner
of DLC 43; thence west on the south line of the City of Warrenton, a distance of 935 feet, more or
less; thence north 4 distance of 1,110 feet, more or less; thence west a distance of 115 feet, move or
fess; thence south a distance of 1,110 feet, more or less; thence west a distance of 825 feet, more or
less to the east right-of-way line of Old Oregon Coast Highway; thence north and northeasterly on
the cast right-of-way Tne of said Old Oregon Const Highway, a distance {650 feet, more orless to
the interseetion of the southerly extension of the eust line of the plat oLIvy Park; thenee north on said
east ling a distance of 730 feet, more or less 1o the northeast corner of said plat, also Deing on he
north tigght-of-way line of Flutchinson Avenue; thence west on said north right-of-way line, a
distance of 784 feel, move or Jess Lo a point on the east tight-of-way line of Whiskey Road; thence
noribiwesterly on said east right-e fway Iine and the extension thereofa distance of 650 feet, mote or
less to & point on the north ¥ight-of-way line of DeLnura Beach Road; thence nextheasterly on the
said north vight-of-way line, a distance of 1,000 foef, mare ot less to a paint on the south ling of the
Block 17, Plat of Hollywood Park; thence cast on said south Jine, a distance 0£90 feet, more o less
to the west right-ofway ling of SW m Avenue; thenco notth on said west tight-of-way Hne and the
extension theteof, a distance of 1,300 feet to a point on the narth tight-of-way line of SW 14" Street;
{hence east on said north right-of-way line, a distance ¢£ 1,430 feof, more or less 1o the west vight-of-
way linc of SW Alder Avenue; thence noxlh on said wost right-ofway line, a distance of 20 feet,
wore or less to the westerly extension of Pagtition Plat 1994-037; thence east on suid westerly
extension, a distance of 90 feel, more or less to the northwest oerner of said Pactition Plat; thence
north a distance of 210 feet, more or less lo & poing; thence west 30 feet, more or less to 4 point on
the east line of the Plat of Sand Creek Ne. 2; thence north on said east lins and the extension thereof,
adistance of 1,610 feot, mors of less to a point en the westerly extension of the south right-of-way
Jine of SW 9" Streot; thence east on said extonsion, a distance of 60 feet, move or legs io the
northwest corner of Lot 1, Bleck 7, Plat of Skipanon Addition; thence northerly on the west vight-of-
waty line of Cedar Street and the extension thereof, a distance of 1,180 feet, more or less toa pointon
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the notth tight-of-way fine of SV Street; thence west on said north right-ofiway line, a distance 0f 30
feet, more or less to & point; thence notthoasterly, & distance of 30 foet, more ot fess; (hence
northwestetly, a distance o 30 feet o a point on the north right-of-way line of SW 6% Street: thence
west o said novth right-ofway line, a distance of 36 feet, more or less to the interseotion of the
noth right-of-way line of SW 5™ Streot; thence novthwesterly on said north sight-of-way Iing, a
* distatce of 120 feet, mote or less Lo a point on the west iight-of-way line of W Alder Avenue;
thence northeasterly on sald west right-of-way line, a Gistance of 2,440 feet, more or less (o the
intersection of the westerly right-of-way line of Market Streel; thence northwestat! lyon said westerly
vight-of-way line, a distance 0£460 feet, moue or less (o a jog in the said right-of-way line; thence
west 63 feet, mote or less to a point oh the east line of Block 115, Plat of Alder Meadows "¢
Extension; thence northerly on said east block ling, a distance of 190 feet, rmore ot Jess to the
westetly xight-of-way line of Market Strect; thence nottherdy on said westerly right-of-way line, a
distance of 600 faet o a point on the south right-oLway fine of NW 3% Steet; thence northwesterly
on said south sight-ofiway linc, a distance of 90 feet, more ot less to the west right-of-way line of
NW Biroh Avenue; thence northeasterly on said west right-of-way line, a distance o 275 feet, more
orless to the infersection point with the west tight-of-way line of Matket Steeet; thence northwestarly
on said west right-of-way line, a distance 0210 feet, more or less to the south right-of-way line of
SW 4™ Street; thence southeasterly on westerly extension of Lot 1, Platof G, Clifford Barlow and on
the south line of Lots 1 - 7 of said plat, & distance of 1,640 feet, more orless to the west right-of-way
Jine of NE Skipanon Drive; thenee northeasterly on said west tight-of-way, 2 distance of 490 feet,
mote or Jess to the center line of Madison Avenue; thence southeast ont the easterly extension of said
center line, a distance of 50 fest, more or less to the centey line of NE Skipanon Drive; thence cast,a
distance of 50 fect, more or less {o the northwest ¢otner of Tax Lot 403, Map 8-10-228B; thence
following the nortl line of said Lot 403 and Lot 400 said map easterly, a distance of 1,060 foat, mote
or Jess to the notth line of said Section 22; thence cast on said Section 22, a distance of 620 feet,
more ot Jess to a point on the west line of Block 14, Plat of Portoria; thence southwestetly oh said
platline, a distance of 445 feet, moreor fess to a pointon the south tgbt-ofway line of NE 3% Place;
thence west on said south right-of-way line, a distace of 20 feet, mote or less to the east right-ofs
- way line of NR Iredale Avenue; thence south on said east right-of-way fine, a distance of 1,500 feet,
mote or Jess to an augle point in said east right-ofway line; thence continuing on said east right-of-
way line southwosteily, a distance of 790 feet, more ot less to a point on the north right-of-way line
of SE 2", also being an angle point in the east right-of-way line of SE Iredale Avenue; thence
continuing on said east right-of-way line south, & distance of 870 feet, moxe or less to a point on the
south line of SE 5" Street; thence west on said south right-of-way line, & distance of [,$10 fect, more
or less to a paint on the east 1ight-of-way line of SE Busign Avenae; thence southeasterly on said
castright-ofiway line, a distance of 280 foet, more or less (o an angle point on said east vight-of-way
Tine; thence continning on the east right-of-way line of SE Busign Avenue, 2 distance 0f 1,900 feet,
mote ar}ess to 4 point on the north right-of-way line of SB 12" Place; thenoe cast o said north vight-
of-way line, a distance of 590 feel to an angle point on said north right-of-way ling; thence
southeasterly onn said north xight-afsway line, 4 distance of 725 foet, move or less to a point on the
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westright-ofiway line of SE Galena Count, thence northeast, a distatice of 170 foet, more orlesg to a
jog in the north right-of-way of SE 12" Place; thence east on said north right-ofvay Hne, a distance
of 1,645 feet, mare or less to a point on the east tight-of-way [ine of SE King Avenue; thenee south
on said cast right-of-way Hue, a distance of 880 feet fo the south right-of-way line of SH 14th Street;

thence west on sald south right-of-way line, a distance of 1,360 feet, mote or less to the cast ight-of-
way line of Oregon Coast Highway;

thence southeasterly along the east tight-of-way Jine of Oregon Coast Highway 1,435 feet more or
Iess to a point;

thenee, leaving said right of way easterly 1,012 feet, more or less, to poiut on the east {ine of Parcel |

of Partition 2006-33, said polut being 1250 feet south of the northeast corner of Parcel 1 of Partition
Plat 2006-33;

thenee south along said east line of Parcel 1 of Partition Plaf 2006-33 & distanceof 711 faet, moreor
loss;

thence westerly ob 2 line perpendicular fo the east line of Parce! 1 of Pastition 2006-33 2 distance of
1,438 feet, mote or less, to the east right-of-way line of Oregon Coast Highway;

thence southwesterly along the east right-of-wayline of Oregon Coast Highway 50 feet, more or less,
to an angle point at STA 212+00 105 feet left as shown on map B-9505;

thence southwestetly atong the east right-of-way line of Oregon Coast Highway 101,11 feet, mote or
less, 1o an angle point at STA 213400 105 feet left as shown on map B-9505;

thence southwesterly along the east right-ofiway line of Oregon Coast Highway 299.87 feel, more ar
less, to an angle point at STA 216400 105 feet loft on as shown on map B-9505;

thence southwestetly along the east right-of-way line of Oregon Coast Highway 173.15 feet, more or
less, a 5/8" tebar and yellow plastic cap matked “HLB INC* as shown on map B-9505;

thence laving said right of way at a bearing of N 89° 50° 58 E for a distance 0£600.28 fest, more or
{ess, to a 578" rebar set with o plastic cap mavkeer “HLB INC” as shown on map B-9505;

%

thence § 00° 00° 44" W for a distance of 54.68 fset, more or less, to a 5/8" vebay set with a plastic
eap marker “HLB INC” as shown on map B-9505, Detail D Sheet 2;
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thence § 87° 15° 58" & for n distance of 2.06 feet, mote or less, to a 5/8" xebar set with a red plastic
cap mavicer “ORBGON STATE HIGHWAY 101 as found as Monument “98” per map 13-9505;

thenoe § 06° 06° 557 B for a distance of 699,06 feet, more or Jess, to a 5/8” rebar sot with a plastic
cap marker “FILR INC™ as shown on map B-9505;

fhence N 89° 50° 58” £ for a distance of 821,77 feet, mose ot less, to a 5/8” rebav sat with aplastic
cap marker “FILB INC" as shown on map B-9505 to the norlheast coxer of Block 1 vacated platof
Hesingion-Blliot Addition to Wartenton;

thence south on the sast line of said blocks 1 and 14, a distance of 450 feet, more or less; thente
west, adistanco of 1,820 feet to a point on the west right-of-way line of SE Dolphin Avenue; thence
north on said west right-of-way litke, a distance of 1,230 feet, more or Jess to the northeast cotner of
Block 5, Plat of “Subdivision of Portsmouth” Addition to Warkenton; thenoe west on thenorth lines
of Blocks 5 ~ 7, a distance of §,125 feet, more ot less to the northwast comer of Black 7; thence
south on the west Iing of said Block 7, a distance of 50 feel, more ot less to the point of beginning.
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