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Wheeler Citizens for Responsible Development 
Public Information on Upland Development 

By Ralph S. Thomas, P.E. (ret) 

Edited by Margaret Thomas 

January 2018 

 

We are forwarding the latest public information available that we know of. The information [1] 

is from the Wheeler website home page http://ci.wheeler.or.us/ .  The City of Wheeler 

Newsletter [2] was included with the water bill and, insofar as we can tell, not available online.  

These two documents are unedited, except yellow highlights are by us which indicate areas of 

special concern.  The R2 summary, edited and shortened to make it more readable was prepared 

by us. [3]  The City’s solicitation for the Wheeler Planning Commission we included for 

information (see note 4).   

We will save our detailed comments for later newsletters.  We have the following general 

comments: 

 

1. The sketch of a site plan is not legible, but can be viewed directly on website but isn’t 

much clearer.  It gives no information about what the dwellings are or important details 

like height or landscaping.  ½ the site is shown blank. 

 

2. The City has made clear it does not intend to utilize a development agreement (ORD        

2007-4) even though he has requested consideration for a zone change to Residential 

Type 2.   

 

3. R2 allows multiple unit high density development, BUT IT ALSO ALLOWS 

MANUFACTURERED HOUSING AND MANUFACTURERED HOUSING 

PARKS.  (Think trailer parks)  Once annexed in, the developer can develop his property 

in accordance with whatever the zoning ordinance allows. 

 

4. A development agreement (ORD 2007-4) between the City and the developer could 

put stipulations in place that would limit the risk to the City and eliminate citizen 

concerns to a degree.  Consider the concern that citizens may have that the developer 

could construct a trailer park, for example, after zone change.  A development agreement 

could provide mutual assurance to both parties.  We will go into this in more detail in the 

next issue.   

 

Wheeler Citizens for Responsible Development 

Contact us at wheelercitizens@comcast.net  
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[1]  Explanation of Proposed Development as posted on Wheeler 

Website 

PROPOSED WHEELER WATERFRONT DEVELOPMENT 

Botts Marsh LLC is a corporation that has purchased the Botts Marsh upland and lowland 

(wetlands). The corporation is comprised of Mr. Ken Ulbricht and his spouse Mrs. Lynn 

Ulbricht. Mr. Ulbricht is a former president (five years) and board member (eight years) of the 

North Coast Land Conservancy.   http://nclctrust.org/wp-

content/uploads/2015/09/nl_fall_2011.pdf 

Botts Marsh LLC intends to develop the upland portion of the Botts Marsh property for 

workforce housing and commercial interests.  See concept design in Fig. 1. The lowland 

(wetland) portion of the property has been purchased by the Lower Nehalem Community Trust 

for conservation and protection as the wetlands serve a vital function to estuarine activity and 

flood control for the City of Wheeler. This was done through an Oregon Watershed 

Enhancement Board grant, and the communal efforts of the Lower Nehalem Community Trust, 

Botts Marsh LLC, and the City of Wheeler. 

The land in question has some challenges, initially, with zoning and matters of jurisdiction. The 

land, as highlighted, is split between two separate zones, and has portions that reside within 

Wheeler City limits and the Urban Growth Boundary (UGB). The land that is outside city limits, 

but within the UGB is intended for the expansion interests of Wheeler; in a sense, a reserve or 

inventory for future use by the City. As of current, the land would need to be annexed in, to be 

part of the City’s tax base and as an eligible end user for City services; namely water and public 

works. See Fig. 2. 

The owners understand the limitations that are currently imposed on the property, and have 

discussed their options with the City 

http://nclctrust.org/wp-content/uploads/2015/09/nl_fall_2011.pdf
http://nclctrust.org/wp-content/uploads/2015/09/nl_fall_2011.pdf
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http://ci.wheeler.or.us/wp-content/uploads/2009/09/Proposed-Development.png 

NOTES: 

[2]  City of Wheeler Newsletter received January 13, 2018.  (Note the 

date is incorrectly shown as January 2017)     

 

  
  

January 2017 (sic) 

 

Happy winter and greetings to you as we find ourselves in the afterglow of the holidays. This 

month ' s newsletter is reflective of a different course of action as the City writes to you from the 

perspective of the City Manager. I am taking this opportunity to pen the newsletter for the period 

http://ci.wheeler.or.us/wp-content/uploads/2009/09/Proposed-Development.png
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as I will be leaving Wheeler as a full-time employee starting on the 1sft(sic) of February. While 

this is goodbye in the professional sense, it is not goodbye all together as I have taken a new 

position in the area and I will be consulting with the City as we search, tentatively hire, and 

welcome your next administrator. We have accomplished much together in my four years here, 

and it is extremely important to me that the work and successes that have been generated during 

my tenure continue under new executive leadership. 

 

While it is bittersweet to be moving on to my next opportunity, I did want to update all of you as 

to one of the most important aspects that will remain unfinished as I take my leave. As Mayor 

Burden informed in the last newsletter, we are looking forward to the application from the 

landowners of Botts Marsh, as they begin to close in on their concept, and the process by which 

they must follow for development. One of the most important aspects of this is bringing the 

portion of upland (developable land) that is currently outside the City limits, into the City. For 

those who may be unfamiliar, this happens through the process of annexation. 

 

Under normal circumstances, the process is quite simple and straightforward. The constituents of 

Wheeler, by majority, voted to place this decision in the hands of themselves over ten years ago 

through what is called "Voter Approved Annexation". This was written into the Wheeler Charter 

and has been the rule that we have lived by since 2007. In the 2016 short session though, the 

Oregon Legislature passed Senate Bill 1573, which was then signed into law by Governor Kate 

Brown. This law now requires the City to take any application for annexation for consideration 

before the City Council exclusively. The problem for Wheeler and 30 other cities in Oregon is 

that we are now in conflict with what our constituents have asked for and what the state has told 

us we must do. 

 

I would not want to leave my position without offering a solution to all of you though, and I feel 

we have come across a middle ground that can satisfy all interested parties. On the May ballot 

you will find what is called an advisory vote. This vote will not hold the force of law, but will 

give both you our citizenry, and us your appointed and elected officials an opportunity to poll 

what is desired by the majority of the City. Of course, you will need to know more about what 

you will be voting on, and as the property owners develop and submit their application 

information will be made available on the City website (currently the concept plan is posted). 

 

What I can share with you right now is that the owners intend to do a multi-phase development 

that will contain the following: 

1. A buffer zone at the north end of the property that will be preserved as native species 

parkland 

2. A cottage cluster type housing development (32 units) with the aim of creating 

accessible housing in north Tillamook County 

3. A commercial area at the south end of the property. So far, the owners have spoken 

with community members who represent the local farm to table movement about their 

potential interest 

 

All of this will be encapsulated by a natural area/exercise path that runs the perimeter of the 

property, with access to anyone.  The owner is very interested in giving back  to the community 

in the development process. 
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From the perspective of your chief administrator, I believe this project represents a best and 

highest use of the property for a number of reasons. First, this development represents a potential 

increase of around $76,900 in property taxes a year, of which an average of $12,000 would go 

directly to the Wheeler General Fund. This is based off properties assessed at a value ($167.000) 

in Wheeler which closest represent the intent of the developer with initial pricing; the offering of 

the new and expanded housing options are set to be priced between $170,000 to $190,000 per 

unit. 

 

As Wheeler is in a rural area, first time home buyers can qualify for FHA loans through the 

United States Department of Agriculture, within which down payments can be as low as 3% to 

5%. With a 3% down payment and a sale price of $190,000 Windermere Real Estates (Coastal 

Edition) Mortgage Calculator estimates a monthly payment on a 30-year fixed loan (4.5%) of 

$1,120.58, which is 39% more  than  the 2016 "Median Contract Rent" and 13.74% lower than 

the Median monthly housing costs for condos with a mortgage of $1275 in Tillamook County 

according to City-Data.com. Thus I feel the intent of these units is in line with expanding 

housing options to local citizens; particularly at the lower end of the purchase scale. 

 

Second, the development of the proposed 32 new units would bring a massive influx into the 

Systems Development Charge line item in our budget, which is money that can be used to 

improve our water system. Right off the bat we can anticipate $96,000 to be generated from the 

housing alone which is a much-needed shot in the arm of our Water Funds. 

 

Thirdly, this development will not be of a mixed-use nature; with commercial downstairs and 

residential upstairs. This is important, as these types of developments tend to drag commerce and 

business away from central village areas. Conversely, the cottage cluster format would bring 32 

new individuals or families to town that represents potential shoppers and customers to 

Wheeler's existing business community. 

 

Lastly, this proposed development brings much needed housing not only to Wheeler, but 

Tillamook County which currently has a vacancy rate of less than 1% for rentals. One of the 

largest deterrents’ to continued economic development to our region is lack of available housing. 

These projects in concept represents opportunities to not only bring accessible housing to the 

area, but a funding mechanism for Wheeler's continued success which is much needed. It does so 

at levels that are accessible to households of modest to moderate means, and is proposed to do so 

with taking the vision, and intent of Wheeler's guiding principles and laws into account. 

 

As I leave, I would like to leave all of you with this; and(sic) introduction to what I feel is going 

to be a project of utmost importance in Wheeler's future. I have nothing but gratitude for each 

and every one of you who have made my time here challenging, rewarding, and nothing short of 

amazing. It has been my sincere honor to serve you and you have left an indelible mark on my 

development as a public servant. I wish all of you the best, and ask that you never be afraid to 

come up and say hi as so many of you do. 

 

Sincerely, 
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Geoff Wullschlager 

 

The City of Wheeler is an equal opportunity provider 

 

 

[3]  Abbreviated Summary of Residential Type 2 Zoning 
A zone change to R2 is proposed by the developer.  This is by Wheeler CRD and not an official 

City document.  The entire original ordinance is online under Government, zoning ordinance, 

ARTICLE 6 - RESIDENTIAL TYPE 2 

 

R-2 is established for higher density residential development, including multi-family 

dwellings as an outright use.  Permitted Principal Uses are Single family dwelling or single 

family modular housing, Duplexes or two-family housing, Manufactured dwellings subject to 

the requirements of Article 11, Multiple family dwellings. 

 

Conditional Uses Permitted include Manufactured dwelling parks, Day care center or adult 

day care residence, Church or community meeting hall, cottage industries, Bed and Breakfast, 

Plant nursery. 

 

Prohibited Uses include Short term rentals except as allowed under Section 6.030(12). 

 

In the R-2 zone, the following development standards shall apply: 

 

The minimum lot size shall be 5,000 square feet for single family or duplexes, plus 2,500 square 

feet for each additional unit. 

 

The minimum lot width shall be 40 feet, except on a corner lot it shall be 50 feet, min depth 85 

feet, min rear yard 10 feet except on a corner lot it can be 5 feet.  Min front yard 20 feet..  

 

The minimum side yard shall be 5 feet, except on the street side of a corner lot it shall be 15 feet. 

 

The maximum building height shall be 24 feet (except accessory structures shall not exceed 15 

feet). 

 

[4] From Wheeler Website 

WHEELER PLANNING COMMISSION 

The Wheeler Planning Commission is currently soliciting interest from Wheeler residents for 

appointment to the City’s primary citizen involvement and land use oversight board. The 

Planning Commission is actively involved in reviewing land use applications that require public 

consideration, long term community development and planning, and matters that relate to 

administration of the floodplain. This is a great opportunity to serve your community and 

become involved in local government. All Wheeler residents who reside within Wheeler and the 

Urban Growth Boundary are eligible for application to serve, as are non-residents who own 
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property or a business that operates within the City or its Urban Growth Area. Please contact 

City Manager Geoff Wullschlager at (503)368-5767 if you are interested in learning more. 

The city of Wheeler is an equal opportunity provider 


