City of McMinnville
Planning Department
231 NE Fifth Street
McMinnville, OR 97128
(503) 434-7311

www.mcminnvilleoregon.gov

Planning Commission
ZOOM Online Meeting:
January 21, 2021

Please Note that this meeting will be conducted via
ZOOM meeting software due to the COVID-19 event.

6:30 PM Regular Meeting

ZOOM Meeting: You may join online via the following link:

https://mcminnvilleoregon.zoom.us/j/91542799600?pwd=ZUxrd2JhMVE1bTRSbWpVWUIHWWhmUT09

Zoom ID: 915 4279 9600
Zoom Password: 149130

Or you can call in and listen via zoom: 1699 900 9128
ID: 915 4279 9600

Public Participation:

Citizen Comments: If you wish to address the Planning Commission on any item not on the agenda, you may respond as
the Planning Commission Chair calls for “Citizen Comments.”

Public Hearing: To participate in the public hearings, please choose one of the following.
1) Email in advance of the meeting — Email at any time up to 12 p.m. the day of the meeting to

Sarah.Sullivan@mcminnvilleoregon.gov, that email will be provided to the planning commissioners, lead planning
staff and entered into the record at the meeting.

2) By ZOOM at the meeting - Join the zoom meeting and send a chat directly to Planning Director, Heather Richards,
to request to speak indicating which public hearing, and/or use the raise hand feature in zoom to request to speak
once called upon by the Planning Commission chairperson. Once your turn is up, we will announce your name and
unmute your mic.

3) By telephone at the meeting — If appearing via telephone only please sign up prior to the meeting by emailing the
Planning Director, Heather.Richards@mcminnvilleoregon.gov as the chat function is not available when calling in
zoom.

The meeting site is accessible to handicapped individuals. Assistance with communications (visual, hearing) must be requested
24 hours in advance by contacting the City Manager (503) 434-7405 — 1-800-735-1232 for voice, or TDY 1-800-735-2900.

*Please note that these documents are also on the City’s website, www.mcminnvilleoregon.gov. You may also request a copy from the
Planning Department. 10f 187
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Roger Hall, 6:30 PM - REGULAR MEETING
Chair

Lori Schanche, 1. Call to Order

Vice-Chair

2. Swear In New Members
Robert Banagay

Ethan Downs 3. Election of Chair and Vice-Chair

Gary Langenwalter 4. Planning Commission Group Agreement Review (Exhibit 1)
Sylla McClellan _
. 5. Approval of Minutes
Brian Randall
Beth Rankin e August 20, 2020 (Exhibit 2)
Dan Tucholsky 6. Citizen Comments
Sidonie Winfield

7. Work Session:

e HB 2001 Rule Making / McMinnville Residential Site and
Design Review Standard Package (Exhibit 3)

8. Commissioner/Committee Member Comments
9. Staff Comments

e UGB Update
e 2021/2022 PC Work Program Update

10. Adjournment

The meeting site is accessible to handicapped individuals. Assistance with communications (visual, hearing) must be requested
24 hours in advance by contacting the City Manager (503) 434-7405 — 1-800-735-1232 for voice, or TDY 1-800-735-2900.

*Please note that these documents are also on the City’s website, www.mcminnvilleoregon.gov. You may also request a copy from the
Planning Department. 2 of 187
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City of McMinnville

Planning Department

231 NE Fifth Street
McMinnville, OR 97128

(503) 434-7311
www.mcminnvilleoregon.gov

EXHIBIT 1 - STAFF REPORT

DATE: January 21, 2021
TO: Planning Commission Members
FROM: Heather Richards, Planning Director

SUBJECT: Planning Commission Group Agreement

STRATEGIC PRIORITY & GOAL:

CIVIC LEADERSHIP

Encourage a variety of leadership development opportunities to foster a
culture of civic pride & involvement.

Report in Brief:

Attached is a copy of the Planning Commission Group Agreement for review and discussion. The
Planning Commission has historically signed this as a group to help guide their work as a team serving
the City and community of McMinnville.

Page |1
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City of McMinnville
Planning Department
231 NE Fifth Street
McMinnville, OR 97128
(503) 434-7311

www.mcminnvilleoregon.gov

PLANNING COMMISSION GROUP AGREEMENT

1. 1 will individually support the collective decision-making of the Commission. If | disagree with the
decision made by the Commission, | will exercise my convictions without personalizing the issue
and without eroding the collective reputation of the Commission.

2. 1l will treat all people who come before the Commission for any reason, and all ideas and concepts
brought before the Commission, with respect and professionalism, whether or not | agree with the
person or idea.

3. lwill treat the other members of the Commission and City staff with respect, even though they may
differ philosophically; i.e., listen, ask for rationale, accommodate periodically.

4. | will present my rationale for my points of view and when asked for a rationale, | will act positively
and offer my data for my conclusion.

5. 1will say what | mean with no underlying messages in a positive manner.

6. 1 will not personalize issues or decisions.

7. If I have a concern or issue with another Commissioner or staff person, | will go to that person first
and in a positive, private, and timely manner, and share that concern. | will present my feelings and

how those feelings affect me.

8. I will focus on the present and the future and use the past only as data for the present and the
future.

9. If I am approached by someone, | will be open and positive and do my best to respond to his/her
concerns.

10. 1 will not blame others for situations that | have opportunity to resolve.

11. I will recognize that the Commission’s role is to decide quasi judicial matters brought before it and
to recommend policy to the City Council. | recognize it is not the Commission’s role to recommend
to applicants how they might “fix” an application.

12. I will give the Chair and staff “advance” notice of significant matters to be introduced at Commission
meetings so as to preclude stressful surprises at Commission meetings. ‘Advance” means at least
time to review the data.

13. 1 will not lobby for a point of view at the exclusion of other Commission members.

Our Mission: Providing excellent customer service, public engagement, and proactive planning programs to
promote McMinnville as the most livable and prosperous city in the state of Oregon now and into the future.
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14.

15.

16.

17.

18.

| will follow all laws relating to my service as a Commission member, and will behave ethically in all
that | do.

If | feel that the issues | may discuss with another Commission member have implications for other
or all Commission members, | will attempt to share in a timely manner with the other Commission
members.

If I know in advance that | will be unable to attend a scheduled meeting, | will advise City staff of
this conflict as soon as possible.

If at all possible, | will bring issues involving conflicts of interest to staff in advance of the meeting,
in order to facilitate a full and frank discussion.

I will try to minimize questions of applicants that are not relevant to the decision making criteria in
order to maintain a clear record and decision, minimize the potential for appeals, and keep meetings
to a reasonable length of time. If appropriate, | will contact City staff in advance of public meetings
to ask questions for purposes of clarification.

Our Mission: Providing excellent customer service, public engagement, and proactive planning programs to
promote McMinnville as the most livable and prosperous city in the state of Oregon now and into the future.
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City of McMinnville
Planning Department
231 NE Fifth Street
McMinnville, OR 97128
(503) 434-7311

www.mcminnvilleoregon.gov

EXHIBIT 2 - MINUTES

August 20, 2020 6:30 pm
Planning Commission Zoom Online Meeting
Regular Meeting McMinnville, Oregon

Members Present:  Chair Roger Hall, Commissioners: Robert Banagay, Erin Butler, Susan
Dirks, Gary Langenwalter, Beth Rankin, and Lori Schanche

Members Absent: Roger Lizut and Amanda Perron

Staff Present: Heather Richards — Planning Director, Jamie Fleckenstein — Associate
Planner, and Tom Schauer — Senior Planner

1. Call to Order
Chair Hall called the meeting to order at 6:30 p.m.
2. Citizen Comments

Mark Davis, McMinnville resident, reviewed the site location information for the Housing
Authority project. While it was critical that this project moved ahead, it did not meet some of the
criteria for an affordable housing project because it was next to a busy highway and there were
no nearby services except the hospital. The issue was there was no available land for multi-
family housing in the City. Historically the R-4 zone which should be multi-family had been used
for single family homes and now there was no R-4 land available for projects and multi-family
was currently being built on commercial land. It was more expensive and in locations that were
not the best for people to be living. The Commission was going to have the opportunity to go
through the process to implement the Great Neighborhood Principles with neighborhood activity
centers which would create land for multi-family that was in neighborhoods and desirable places
for people to live. He hoped they would be giving it a lot of consideration so that future
apartments would not be located on a major highway.

3. Approval of Minutes
e July 16, 2020
Commissioner Schanche suggested a change to page 5 of the minutes to say, “Commissioner
Schache was worried about making this multiple family because there would be people running

towards McDonalds, a kid attraction.”

Commissioner Langenwalter moved to approve the July 16, 2020 minutes as amended. The
motion was seconded by Commissioner Dirks and passed 7-0.

4. Public Hearing
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Planning Commission Work Session Minutes 2 August 20, 2020

A. Quasi-Judicial Hearing: Conditional Use Permit (CU 3-20)

Request: Approval of a conditional use permit to allow for the operation of an adult day care
facility on the subject property.

Location: 2270 NE McDaniel Lane and is more specifically described as Tax Lot 2700, Section
16AD, T.4S.,R. 4 W., W.M.

Applicant: Blair Goldstein
Opening Statement: Chair Hall read the opening statement and described the application.

Disclosures: Chair Hall opened the public hearing and asked if there was any objection to the
jurisdiction of the Commission to hear this matter. There was none. He asked if any
Commissioner wished to make a disclosure or abstain from participating or voting on this
application. There was none. Chair Hall asked if any Commissioner needed to declare any
contact prior to the hearing with the applicant or any party involved in the hearing or any other
source of information outside of staff regarding the subject of this hearing. There was none.
Chair Hall asked if any Commissioner had visited the site. If so, did they wish to discuss the visit
to the site? Several members of the Commission had visited the site, but had no comments to
make on the visits.

Staff Presentation: Associate Planner Fleckenstein said this was a request for a Conditional
Use Permit for an adult day care facility on NE McDaniel Lane. He described the subject site
and need for a Conditional Use in the C-3 zone. The facility would provide services to
developmentally disabled adults with daily task assistance, community outings, and integration
and socialization within the community. He then discussed the review criteria. The proposal was
consistent with the Comprehensive Plan and Zoning Ordinance. There would be minimal
changes to the existing structure. Three windows would be converted to egress doors, but there
would be no change to the building scale, bulk, or coverage. The applicant proposed integrating
clients into the surrounding community, utilizing nearby parks and businesses, providing all
transportation for clients and outings, and sufficient parking existed on the site. He showed a
photo of the existing building form which would remain unchanged and a photo of the north side
of the building where doors would be added. The General Commercial zone permitted a wide
range of uses, some that would be more impactful on the surrounding area than the proposed
adult daycare facility. Clients would be integrated into the surrounding area with positive
benefits. There would be no major changes to the existing structure or site visible to the public.
There were no significant environmental assets on the site. The applicant would sign a lease for
the building pending the Conditional Use approval. Staff suggested one condition of approval,
prior to the issuance of building permits, the applicant shall coordinate with McMinnville Water
& Light to determine if an additional water meter and/or backflow prevention was required. The
applicant was adaptively re-using an existing commercial structure and commercial property, it
was compatible with surrounding properties and uses, and it would cause no significant adverse
impact on the livability, value, or appropriate development of the surrounding area. The applicant
held a neighborhood meeting, but there were no attendees. The Planning Department had not
received any public testimony prior to the public hearing. Staff recommended approval of the
application with the proposed condition.

Applicant’s Testimony: Commissioner Langenwalter asked if part of the socialization would be
working with the people at the Senior Center. Blair Goldstein, applicant, said that could be a
possibility for some of the clients. There were some clients with behavioral tendencies that would
need one to one ratios for their staff support. It would be dependent on the scenario and they
could plan it with the program directors.
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Planning Commission Work Session Minutes 3 August 20, 2020

Commissioner Dirks said they would have 11 parking spaces and 10 staff members and a van.
She was concerned that if all the staff were there at the same time as well as the van, would 11
be enough parking spaces. Mr. Goldstein said 10 would be the maximum number of staff and
he did not anticipate needing more than the 11 spots. They would be able to use the DMV
parking for any overflow.

Public Testimony:

Proponents: None

Opponents: None

Chair Hall closed the public hearing.

The applicant waived the 7 day period for submitting final written arguments in support of the
application.

Commission Deliberation: Commissioner Dirks thought this was a great proposal and it met all
of the criteria.

Based on the findings of fact, conclusionary findings for approval, materials submitted by the
applicant, and evidence in the record, Commissioner Butler MOVED to APPROVE CU 3-20 with
the condition proposed by staff. SECONDED by Commissioner Langenwalter. The motion
PASSED 7-0.

B. Quasi-Judicial Hearing: Conditional Use Permit (CU 4-20)

Request: Request for approval of a conditional use permit to allow for the construction and
operation of a fueling station facility, primarily for fueling McMinnville Water & Light
fleet vehicles, also providing at least mutual aid (emergency use) for City of
McMinnville fleet vehicles. The proposed facility will have access via Marsh Lane, and
will occupy approximately one-half acre of the property. The proposed facility is
comprised of two above-ground tanks and a card lock fueling pump kiosk under a
permanent canopy. The applicant is requesting approval of two options which differ
in access and fencing configuration, but are otherwise the same proposed facilities in
the same location.

Location: 855 NE Marsh Lane and is more specifically described as Tax Lot 100, Section 21, T.
4S.,R.4W., W.M.

Applicant: City of McMinnville, acting by and through its Water and Light Commission
(McMinnville Water and Light), c/o Samuel R. Justice, General Counsel

Opening Statement: Chair Hall read the opening statement and described the application.

Disclosures: Chair Hall opened the public hearing and asked if there was any objection to the
jurisdiction of the Commission to hear this matter. There was none. He asked if any
Commissioner wished to make a disclosure or abstain from participating or voting on this
application. There was none. Chair Hall asked if any Commissioner needed to declare any
contact prior to the hearing with the applicant or any party involved in the hearing or any other
source of information outside of staff regarding the subject of this hearing. There was none.
Chair Hall asked if any Commissioner had visited the site. If so, did they wish to discuss the visit
to the site? Several members of the Commission had visited the site, but had no comments to
make on the visits.

8 of 187



Planning Commission Work Session Minutes 4 August 20, 2020

Staff Presentation: Senior Planner Schauer said this was a request for a Conditional Use Permit
for the construction and operation of a card lock fueling station facility on NE Marsh Lane. This
was in an M-1 industrial zone, listed as a “service station” in the zoning ordinance. It was
approximately half an acre of an 18 acre site housing McMinnville Water & Light’'s office and
facilities. A Conditional Use was required for a service station on property in the M-1 zone. Uses
in the M-1 zone were subject to use and design standards specified and referenced in the
ordinance. There was a general requirement that uses in the M-1 zone shall comply with
applicable federal, state, and local regulations pertaining to noise, odor, air, and water pollution.
Prior to building/occupancy permits, the Planning Director may require submission of evidence
demonstrating compliance with applicable environmental regulations and necessary permits.
Some zoning districts had use-specific standards for certain uses. There were no use-specific
standards for a service station in the M-1 zone. He discussed the applicable review criteria. The
proposal was consistent with the Comprehensive Plan and the objectives of the zoning
ordinance and other applicable policies of the City. The location, size, design, and operating
characteristics of the proposed development were compatible with and would have minimal
impact on the livability or appropriate development of abutting properties and the surrounding
neighborhood. The location and design of the site and structures would be as attractive as the
nature of the use and its setting warranted. The proposal would preserve environmental assets.
The applicant had a bona fide intent and capability to develop and use the land as proposed.
He explained the site location, zoning, site plan Option 1 and Option 2, and representative
images of the facility. The fueling station would be for McMinnville Water & Light fleet vehicles
and possibly a sharing agreement with City fleet vehicles. Staff found that all of the criteria were
satisfied or satisfied with conditions. Staff recommended approval of the application with
conditions as revised to reflect a change to Condition #4. He then reviewed the recommended
conditions of approval. Condition #4 had to do with the expiration of the Conditional Use if the
proposed use did not commence within one year from the effective date of this approval. After
speaking with the applicant, he recommended revising it to say that it would expire if construction
had not been started by September 1, 2022 as specified in the applicant’s development
schedule. McMinnville Water & Light was also governed by the EPA Spill Prevention, Control,
and Countermeasure (SPCC) Rule, DEQ permitting, State Fire Marshall permitting, and the
canopy was subject to building/electrical permitting. He clarified the conditions related to
fire/life/safety/seismic. They could not adopt conditions that would be standards that pre-empted
state codes, they needed to avoid applying conditions on an ad-hoc basis that would be
applicable to all equivalent uses, and if not pre-empted, that should be done legislatively rather
than as conditions of a quasi-judicial application. Service stations in the C-3 commercial zone
were a permitted use, but they were conditional in M-1. Conditions should relate to the location
of the facility in M-1 and compatibility, not to engineering standards for service centers that would
need to be applied consistently as a class regardless of location or review process. He listed the
questions related to the proposal and staff report. One was about the reason for two different
options. If there was going to be a shared arrangement with the City, the first option provided
the ability to access the kiosk independently without entering the gated fenced area where
equipment was stored. If there was no shared agreement, the second option would provide for
all the facilities to be located in the fenced area. Another question was if there were adverse
conditions with the current use of the site and what was stored there, such as potential fuel
surface contamination or leakage. The site already had oil-separating storm drains and the
applicant stated nothing more was needed. Another question was with the addition of a storage
fueling facility, would more potential amelioration than just a parking storage area be needed. If
approved, the applicant would go through the permitting process and update the SPCC plan to
reflect the addition of the fuel tanks. Another question was if in the future there was a different
owner, how would the tanks be considered in any redevelopment of the parcel. The Conditional
Use would run with the land and if it was operating in the same manner, it could be continued.
If it did not meet the terms of the Conditional Use, it would be terminated or the applicant would
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Planning Commission Work Session Minutes 5 August 20, 2020

need to apply to modify it. There was a comment that the conditions section needed to include
the environmental actions needed to address plans to protect from unexpected spills or leaks.
The conditions stated that the applicant would need to obtain all of the appropriate permits.
Another question was how the comments from the neighborhood meeting regarding sidewalks
on Riverside were addressed. The applicant provided meeting notes which did include
comments about sidewalks on Riverside Drive. However, no public testimony was received for
this hearing. One of the conditions was to install sidewalks on the project frontage. There was
another question about the relationship to the adjacent property and old wastewater treatment
plant, whether it was an environmental issue if there was a spill. Staff recommended approval
with conditions as revised to reflect the change to Condition #4.

Commissioner Langenwalter asked if there should be a condition about a seismic event.
Planning Director Richards said when the facility would be built and developed those concerns
would be taken into account. Each region in Oregon was rated in terms of vulnerability to the
Cascadia event and the codes reflected that.

Applicant’s Testimony: Sam Justus, attorney for McMinnville Water & Light, shared the names
of the members of the Water & Light Commission. The Commission supported staff's
recommendation. They planned to follow DEQ’s requirements. The primary reason for putting in
the fuel station was for emergency planning. Having a fuel resource like this would allow them
to continue operations in the event fuel supplies were cut off in Portland. It would help them
provide clean water for up to 160 days. The money would be saved in their budget for the next
two years for construction of the fuel station.

Commissioner Dirks clarified the purpose for the fuel station was to provide use in the event of
various emergencies.

Public Testimony:

Proponents: None

Opponents: None

Chair Hall closed the public hearing.

The applicant waived the 7 day period for submitting final written arguments in support of the
application.

Commission Deliberation: Commissioner Schanche thought this was a great project with safety
in mind. It was a good solution for the applicant.

Based on the findings of fact, conclusionary findings for approval, materials submitted by the
applicant, and evidence in the record, Commissioner Schanche MOVED to APPROVE CU 4-20
with the conditions as amended. SECONDED by Commissioner Dirks. The motion PASSED 7-
0.

5. Work Session: Goal 7 Natural Hazards Study Discussion
Associate Planner Fleckenstein introduced McMinnville’s natural hazards study discussion.
Oregon Land Use Planning Goal #7 required local governments to adopt comprehensive plan

inventories, policies, and implementing measures to reduce risk to people and property from
natural hazards. Natural hazards for the purposes of this goal were floods, landslides,
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earthquakes, wildfire, etc. In McMinnville’s Comprehensive Plan Policy #2, it stated that the City
would continue to enforce appropriate development controls on lands with identified building
constraints including excessive slope, limiting soil characteristics, and natural hazards. Zoning
Ordinance Chapter 17.53.101 stated that sprinklers were required in residential and commercial
structures when the road grade was greater than 12%. Comprehensive Plan Policy #9 stated
the City would continue to designate appropriate lands within its corporate limits as floodplain to
prevent flood induced property damages and to retain and protect natural drainage ways from
encroachment by inappropriate uses. Zoning Ordinance Chapter 17.48 restricted development
in floodplains. Great Neighborhood Principle #1 was natural feature preservation.
Neighborhoods would be designed to preserve significant natural features including
watercourses, sensitive lands, steep slopes, wetlands, wooded areas, and landmark trees.
Recently the Oregon Natural Hazard Mitigation Plan had been drafted in September 2020. This
plan looked at risks of natural hazards and defined risk as the intersection between potential of
catastrophic events with the vulnerability of systems. The plan also included a social vulnerability
risk assessment. The plan evaluated 11 natural hazards: coastal hazards, tsunamis, drought,
volcanoes, earthquakes, wildfires, extreme heat, wind storms, floods, winter storms, and
landslides. The assessment for Yambhill County was:

Earthquakes = Very High Risk
Landslides = Very High Risk

Extreme Heat = High Risk

Flood = High Risk

Wildfire = Medium Risk

Combined Hazard Assessment = High

In addition to the State’s plan, Yamhill County updated their Natural Hazard Mitigation Plan.
There was a McMinnville specific addendum to that plan that was completed in June 2020. The
plan was currently in circulation for comment. This was an operational document that would be
adopted by resolution by the City Council. There would be a list of action items to incorporate
into the community planning processes. A hazards study for McMinnville had been drafted in
July 2020. The purpose of the study was to inventory mappable natural hazards, consider
management options for hazard areas, and suggest policy/mapping amendments to the
Comprehensive Plan. The mappable hazards were geological hazards such as landslides, steep
slopes, earthquake liquefaction, and earthquake shaking, flood hazards, wildfire hazards, and
composite hazards (areas with one or more overlapping hazard). He showed the draft maps of
these hazard areas. The study began as part of the Urban Growth Boundary/Urban Reserve
work to evaluate possible constraints to the future growth of the City. There was a proposed
policy framework in the study to help protect life and property from the impact of hazards which
would be achieved through a proposed Natural Hazard Overlay. The Overlay would identify two
subdistricts, a Mitigation Subdistrict which would mitigate hazard impacts with development
standards and a Protection Subdistrict which would prohibit most types of development. The
study was in draft form and refinement was needed. They would need to coordinate the
data/methodology with the State plan, refine the composite scoring/assessment methodology to
produce a final overlay map, and refine the proposed Comprehensive Plan policies. There
needed to be a public process to work towards adoption including a Planning Commission public
hearing. The Comprehensive Plan amendment would include hazard inventory maps, a new
chapter for natural hazard policies, and a map amendment for the Natural Hazard Overlay. The
Zoning Ordinance amendment would include a Natural Hazards Mitigation Subdistrict and
Natural Hazards Protection Subdistrict.
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Commissioner Rankin asked about the homeless being included in the vulnerable populations.
Associate Planner Fleckenstein said that group was considered in the risk assessment of the
State’s plan, especially for Yamhill County which had a higher percentage of homeless.

Planning Director Richards said in the State’s plan they were presuming the vulnerability was
coming from people living within structures on these properties and was development related. It
was looking at development and how things were built and whether they should be built on these
properties and not necessarily unsheltered people.

Commissioner Rankin asked about communication to the vulnerable populations. Planning
Director Richards said in Yamhill County’s plan it talked about communication with vulnerable
populations. She was working on how to elevate that discussion in terms of emergency
communications because of how it was highlighted in the State plan.

Planning Director Richards noted that some of the high risk/hazard areas were adjacent to the
City’s current Urban Growth Boundary and could potentially be impacted by an expansion
process. She recommended not calling those areas unbuildable in the UGB remand response
due to possible appeals. The Council had agreed and wanted staff to move forward with the
hazards work concurrently.

Commissioner Dirks clarified the end result of the study would be recommended changes to the
Comprehensive Plan and Zoning Ordinance and creation of the two subdistricts. She asked if
other areas in the City that had hazards were being addressed.

Planning Director Richards said the intention of the City’s codes was to provide minimum
standards for safety for people and property in all areas of the City. There were a lot of older
buildings that were not retrofitted to those standards and that was a discussion they needed to
have as a community as far as what to do.

Commissioner Dirks asked if wetlands were included in this work. Planning Director Richards
said they were included in the study. There was already code that did not allow development in
the floodplain. They were under a community assessment with FEMA and DLCD to review the
City’s program and their recommendation was to keep that code. The issue for wetlands was
inventory. There was a statewide and national wetlands inventory, but they did not have an
additional local wetland inventory. They did not know where the wetlands were or how they
would impact development. They could create a local wetland program or create development
policies that either allowed or did not allow development in certain types of wetlands. That would
be a separate Goal 5 study and she would have to see if there were enough funds to do the
study this fiscal year after the UGB remand project.

There was discussion regarding the possible Cascadia event and the effect on McMinnville’s
liquefaction soils.

6. Commissioner Comments
None
7. Staff Comments
Planning Director Richards said they would be interviewing some youth applicants for the

Planning Commission tomorrow. There were monthly UGB remand response updates with the
City Council and she asked how much the Commission wanted to be updated.
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There was consensus for staff to provide executive summaries of the updates to the
Commission.

Planning Director Richards said the City Manager was putting together a Diversity, Equity, and
Inclusion Committee which would be a higher level look at the City. The Affordable Housing
Task Force was looking at housing equity issues. She suggested if the Commission wanted to
work on equity in the Zoning Ordinance and Comprehensive Plan, to form a subcommittee of
the Commission to come up with options for how to proceed.
Commissioners Dirks and Banagay volunteered for the subcommittee.

8. Adjournment

Chair Hall adjourned the meeting at 8:33 p.m.

Heather Richards
Secretary
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EXHIBIT 3 - STAFF REPORT

DATE: January 21, 2021
TO: Planning Commission Members
FROM: Chuck Darnell, Senior Planner

SUBJECT: WORK SESSION — HB 2001 Rulemaking / McMinnville Residential Site and Design
Review Standard Package

STRATEGIC PRIORITY & GOAL:

Create diverse housing opportunities that support great neighborhoods.

Guide growth & development strategically, responsively & responsibly to
enhance our unique character.

Report in Brief:

This is a Planning Commission work session about HB 2001 (2019 Legislative Session); what the city
needs to do to meet the mandates of the legislation; the recent HB 2001 rulemaking that was adopted by
the Oregon Land Conservation and Development Commission (LCDC) in December, 2020; and an
update on the Residential Development and Design Standards project and how that relates to the recent
HB 2001 rulemaking. The Residential Development and Design standards project involves the creation
of site development and building design standards for missing middle housing types.

Background:

In 2019, the Oregon Legislature passed House Bill 2001 (HB 2001), a bill that will result in changes to
the types of housing that are allowed to be constructed in residential areas in cities across the state of
Oregon. HB 2001 requires cities of certain sizes to allow “middle housing” in areas and properties that
allow for the development of detached single-family dwellings. Middle housing is defined in HB 2001 as
including duplexes, triplexes, quadplexes (fourplexes), cottage clusters, and townhouses. More
specifically, HB 2001 requires that large cities, or those with a population over 25,000 (which includes
McMinnville), shall allow the development of the following:

o “All middle housing types in areas zoned for residential use that allow for the development of
detached single-family dwellings” and

e “A duplex on each lot or parcel zoned for residential use that allows for the development of
detached single-family dwellings.”

Attachments:

Attachment A: House Bill 2001

Attachment B: Middle Housing Rules — OAR Chapter 660 Division 46 — Adopted December 9, 2020
Attachment C: Draft Residential Development and Design Standards Document

Attachment D: Draft McMinnville Housing Strategy
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HB 2001 Rulemaking / McMinnville Residential Site and Design Review Standard Package Page 2

Cities that fall within the large city category are required to adopt land use regulations and Comprehensive
Plan amendments to address HB 2001 by June 30, 2022. Understanding that infrastructure capacity
may result in difficulties with allowing an expanded range of housing types in areas of cities that
historically only allowed for single-family dwellings, HB 2001 was drafted to include a process to allow
cities to identify infrastructure deficiency issues and request extensions to address those issues.
Extension requests to address infrastructure deficiency issues are required to be submitted to the
Department of Land Conservation and Development (DLCD) by June 30, 2021.

At the same time that the HB 2001 discussions were occurring in the Oregon Legislature, the City of
McMinnville was underway on the development of a Draft Housing Strategy (attached to this staff report
as Attachment D) to respond to housing needs in the community that are identified in the Draft Housing
Needs Analysis that was drafted in 2018 and 2019. The Draft Housing Strategy includes a number of
potential actions for the City to pursue related to middle housing, including:

e Action 1.9, 2.4 & 5.3: Implement Great Neighborhood Principles. In April 2019, the City
adopted Great Neighborhood Principles (GNP) and associated policies as part of the
Comprehensive Plan. Some of these policies address mixed income and mixed housing
neighborhoods. These policies will need to be implemented with code amendments, which can
include other strategies, such as Strategy A2 to achieve a Diverse Housing Zone.

e Action 1.10 & 2.2: Create a Diverse Housing Zone. Explore residential zoning with targeted/
minimum density and multiple allowed housing types. This zone would authorize a variety of
housing types and sub-types including single-family detached and attached and multi-family
housing types (such as duplexes, triplexes and quad-plexes, and cottage clusters). In contrast to
traditional zoning, this strategy would be used to implement Great Neighborhood Principles
(GNP), including the framework and area planning for growth areas, to specify a housing mix and
associated average density that would need to be achieved in an area.

e Action 1.11 & 2.3: Develop a High-Density Residential Zone. This strategy would be used in
conjunction with and to complement the Great Neighborhood Principles and diverse housing zone
(A2) to provide for higher density housing types in specific areas, such as more dense core areas,
centers, nodes, etc. which would be higher density than the densities for housing types which
would be incorporated on smaller lots within the diverse housing zone, such as duplexes,
cottages, townhomes, row houses, and tri- and quad-plexes.

e Action 2.7: Promote Infill Development, Allowing Flexibility in Existing Zones with
Appropriate Design and Development Standards. This policy seeks to maximize the use of
lands that are fully developed or underdeveloped, and make use of existing infrastructure by
identifying and implementing policies that (1) improve market opportunities, and (2) reduce
impediments to development in areas suitable for infill or redevelopment.

e Action 5.1: Allow Duplexes, Cottages, Townhomes, Row Houses, and Tri- and Quad-Plexes
in Single-Family Zones with Appropriate Design & Development Standards. Allowing these
housing types can increase overall density of residential development and may encourage a
higher percentage of multifamily housing types. This approach would be implemented through
the zoning ordinance and would list these housing types as outright allowable uses in appropriate
residential zones. These housing types provide additional affordable housing options and allow
more residential units than would be achieved by detached homes alone.

In preparation for the implementation of HB 2001 and also to support potential actions in the Draft
Housing Strategy, the McMinnville Planning Department began work on the creation of development and
design standards for the housing types that are described in HB 2001 and commonly referred to as middle
housing types. The Planning Department worked with a consultant to develop an initial first draft of
potential Residential Development and Design Standards, which is attached to this staff report.
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The Planning Commission reviewed and provided comments on the draft Residential Development and
Design Standards over the course of four work session meetings from February 2020 to July 2020.
Please note that the attached version of the Residential Development and Design Standards
document does not yet include changes based on previous Planning Commission comments.
Staff has those previous comments documented and will be working with a consultant to make necessary
updates to the document (see below for more detail on upcoming grant-funded work).

The McMinnville Planning Department began the Residential Development and Design Standards project
with a focus on the implementation of McMinnville’s Great Neighborhood Principles (GNP). As stated in
McMinnville Comprehensive Plan Policy 187.10, the GNP are intended to “...guide the land use patterns,
design, and development of the places that McMinnville citizens live, work, and play. The Great
Neighborhood Principles will ensure that all developed places include characteristics and elements that
create a livable, egalitarian, healthy, social, inclusive, safe, and vibrant neighborhood with enduring
value...”. The GNPs include the following:

1. Natural Feature Preservation. Great Neighborhoods are sensitive to the natural conditions
and features of the land.

2. Scenic Views. Great Neighborhoods preserve scenic views in areas that everyone can
access.

3. Parks and Open Spaces. Great Neighborhoods have open and recreational spaces to walk,
play, gather, and commune as a neighborhood.

4. Pedestrian Friendly. Great Neighborhoods are pedestrian friendly for people of all ages and
abilities.

5. Bike Friendly. Great Neighborhoods are bike friendly for people of all ages and abilities.

6. Connected Streets. Great Neighborhoods have interconnected streets that provide safe
travel route options, increased connectivity between places and destinations, and easy
pedestrian and bike use.

7. Accessibility. Great Neighborhoods are designed to be accessible and allow for ease of use
for people of all ages and abilities.

8. Human Scale Design. Great Neighborhoods have buildings and spaces that are designed
to be comfortable at a human scale and that foster human interaction within the built
environment.

9. Mix of Activities. Great Neighborhoods provide easy and convenient access to many of the
destinations, activities, and local services that residents use on a daily basis.

10. Urban-Rural Interface. Great Neighborhoods complement adjacent rural areas and
transition between urban and rural uses.

11. Housing for Diverse Incomes and Generations. Great Neighborhoods provide housing
opportunities for people and families with a wide range of incomes, and for people and
families in all stages of life.
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12. Housing Variety. Great Neighborhoods have a variety of building forms and architectural
variety to avoid monoculture design.

13. Unique and Integrated Design Elements. Great Neighborhoods have unique features,
designs, and focal points to create neighborhood character and identity.

The GNP section of the McMinnville Comprehensive Plan also includes Proposal 46.00, which states
that “The City shall develop development codes that allow for a variety of housing types and forms, and shall
develop site and design requirements for those housing types and form.” The Residential Development
and Design Standards will assist the City in implementing Proposal 46.00.

Discussion:
Residential Development and Design Standards Overview

The Residential Development and Design Standards have been drafted to include standards for all of the
middle housing types required by HB 2001, and also single dwellings, accessory dwelling units (ADUS),
and multiple family apartments in an effort to include all of the various housing types in one section of the
City’s code. The housing types included in the Residential Development and Design Standards include:

Tiny Houses

Cottage Clusters

Plexes (including duplex, triplex, and quadplex)
Single Dwellings

Townhouses

Accessory Dwelling Units (ADU)

Apartments

In an effort to address the Great Neighborhood Principles, particularly those of Pedestrian Friendly,
Accessibility, Human Scale Design, and Housing Variety, the residential development and design standards
were developed with a holistic approach that focuses on a combination of site design, building form, and
architectural features. These components were also considered to allow for the development of these
potentially new housing types in a manner that is compatible with existing neighborhoods and housing in
McMinnville. To achieve this, basic development standards are proposed for each housing type, including
basic site standards such as lot size, lot width, lot depth, building setbacks, and building height. In addition
to these basic development standards, more detailed design standards are proposed to be applied to all of
the housing types, which are referred to as Universal Design Standards. The intent is that the application of
both the Universal Design Standards and the basic site development standards will combine to result in
building forms that are compatible with the existing development pattern and character of McMinnville, while
still allowing the new housing types that are required by HB 2001.

The basic development standards for each housing type are proposed to include standards that would apply
in three different scenarios, including new development with an alley, new development without an alley,
and infill development. Infill development is intended to apply to housing types that are developed in existing
neighborhoods, and the standards for those infill housing types are proposed to be required to match the
existing zone, subdivision, or Planned Development Overlay District that the site is located within.

The Universal Design Standards that would apply to all housing types are proposed to include more detailed
standards related to building form, architectural features, materials, and other improvements associated with
housing types (parking, alleys, open spaces, etc.).

Attachments:
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Staff would note that the Apartment pages of the housing type development standards are not yet fully
developed. Staff intends to spend additional time reviewing the potential standards for the multiple family
and apartment housing types, and re-writing those sections to provide more specific development and
design standards.

HB 2001 Rulemaking

As part of the state-wide implementation of HB 2001, the Department of Land Conservation and
Development (DLCD) led a rulemaking process that resulted in clarifications to the HB 2001 language
and more specifically prescribes the requirements that cities must follow in regards to the allowance of
the middle housing types. The rulemaking process was just finalized, and the final version of the rules
was adopted by the Land Conservation and Development Commission (LCDC) on December 9, 2020.
These rules were adopted as Oregon Administrative Rules (OAR) Chapter 660, Division 46. The adopted
rules, as well as a copy of HB 2001, are attached to this staff report.

The rulemaking process resulted in the creation of minimum standards that medium and large cities must
follow to allow middle housing types. The rules also created a “model code”, which would apply directly
in cities that do not implement their own development code and Comprehensive Plan amendments prior
to the deadlines established in HB 2001.

Upcoming Work

Staff is in the process of evaluating the adopted middle housing rules and determining how they will impact
the draft Residential Development and Design Standards document that the City has been in the process of
developing over the past year. Staff will provide a presentation at the Planning Commission work session
meeting on January 21, 2021, with a more detailed description of the adopted middle housing rules and will
also highlight more specific areas of the rules that will require consideration by the City as it moves forward
with adopting the code and Comprehensive Plan amendments necessary to satisfy HB 2001.

The Planning Department did receive two grants from DLCD to assist in making updates to the draft
Residential Development and Design Standards document, and also to assist in the evaluation of the City’s
infrastructure systems and their ability to accommodate increased density that may occur with the allowance
of additional housing units in existing residential areas. As noted above, HB 2001 and the adopted rules
establish a process by which a City can identify infrastructure deficiency issues and request extensions to
address those issues. Both of those grant periods require that the work associated with the grant be
completed by May 31, 2021, which will require a significant amount of focus and work over the coming
months. Staff is in the process of discussing final scopes of work and timeframes with consultants to
complete the grant-funded work, and will provide a more detailed outline of the upcoming work tasks and
timeframes during the presentation at the work session meeting on January 21, 2021.

Commission Options:

As a work session discussion item, no specific action is required.

Recommendation:

As a work session discussion item, no specific action is required. Staff suggests that the Planning
Commission provide direction to staff where appropriate on the draft Residential Development and
Design Standards document and the associated HB 2001 work.

CD
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Attachment A

80th OREGON LEGISLATIVE ASSEMBLY--2019 Regular Session

Enrolled
House Bill 2001

Sponsored by Representative KOTEK; Representatives FAHEY, HERNANDEZ, MARSH,
MITCHELL, POWER, STARK, WILLIAMS, ZIKA (Presession filed.)

CHAPTER ...,
AN ACT

Relating to housing; creating new provisions; amending ORS 197.296, 197.303, 197.312 and 455.610
and section 1, chapter 47, Oregon Laws 2018; and declaring an emergency.

Be It Enacted by the People of the State of Oregon:

SECTION 1. Section 2 of this 2019 Act is added to and made a part of ORS chapter 197.

SECTION 2. (1) As used in this section:

(a) “Cottage clusters” means groupings of no fewer than four detached housing units per
acre with a footprint of less than 900 square feet each and that include a common courtyard.

(b) “Middle housing” means:

(A) Duplexes;

(B) Triplexes;

(C) Quadplexes;

(D) Cottage clusters; and

(E) Townhouses.

(¢) “Townhouses” means a dwelling unit constructed in a row of two or more attached
units, where each dwelling unit is located on an individual lot or parcel and shares at least
one common wall with an adjacent unit.

(2) Except as provided in subsection (4) of this section, each city with a population of
25,000 or more and each county or city within a metropolitan service district shall allow the
development of:

(a) All middle housing types in areas zoned for residential use that allow for the devel-
opment of detached single-family dwellings; and

(b) A duplex on each lot or parcel zoned for residential use that allows for the develop-
ment of detached single-family dwellings.

(3) Except as provided in subsection (4) of this section, each city not within a metropol-
itan service district with a population of more than 10,000 and less than 25,000 shall allow the
development of a duplex on each lot or parcel zoned for residential use that allows for the
development of detached single-family dwellings. Nothing in this subsection prohibits a local
government from allowing middle housing types in addition to duplexes.

(4) This section does not apply to:

(a) Cities with a population of 1,000 or fewer;

(b) Lands not within an urban growth boundary;

(c¢) Lands that are not incorporated and also lack sufficient urban services, as defined in
ORS 195.065;
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(d) Lands that are not zoned for residential use, including lands zoned primarily for
commercial, industrial, agricultural or public uses; or

(e) Lands that are not incorporated and are zoned under an interim zoning designation
that maintains the land’s potential for planned urban development.

(5) Local governments may regulate siting and design of middle housing required to be
permitted under this section, provided that the regulations do not, individually or cumula-
tively, discourage the development of all middle housing types permitted in the area through
unreasonable costs or delay. Local governments may regulate middle housing to comply with
protective measures adopted pursuant to statewide land use planning goals.

(6) This section does not prohibit local governments from permitting:

(a) Single-family dwellings in areas zoned to allow for single-family dwellings; or

(b) Middle housing in areas not required under this section.

SECTION 3. (1) Notwithstanding ORS 197.646, a local government shall adopt land use
regulations or amend its comprehensive plan to implement section 2 of this 2019 Act no later
than:

(a) June 30, 2021, for each city subject to section 2 (3) of this 2019 Act; or

(b) June 30, 2022, for each local government subject to section 2 (2) of this 2019 Act.

(2) The Land Conservation and Development Commission, with the assistance of the
Building Codes Division of the Department of Consumer and Business Services, shall develop
a model middle housing ordinance no later than December 31, 2020.

(3) A local government that has not acted within the time provided under subsection (1)
of this section shall directly apply the model ordinance developed by the commission under
subsection (2) of this section under ORS 197.646 (3) until the local government acts as de-
scribed in subsection (1) of this section.

(4) In adopting regulations or amending a comprehensive plan under this section, a local
government shall consider ways to increase the affordability of middle housing by consider-
ing ordinances and policies that include but are not limited to:

(a) Waiving or deferring system development charges;

(b) Adopting or amending criteria for property tax exemptions under ORS 307.515 to
307.523, 307.540 to 307.548 or 307.651 to 307.687 or property tax freezes under ORS 308.450 to
308.481; and

(c) Assessing a construction tax under ORS 320.192 and 320.195.

(5) When a local government makes a legislative decision to amend its comprehensive
plan or land use regulations to allow middle housing in areas zoned for residential use that
allow for detached single-family dwellings, the local government is not required to consider
whether the amendments significantly affect an existing or planned transportation facility.

SECTION 4. (1) Notwithstanding section 3 (1) or (3) of this 2019 Act, the Department of
Land Conservation and Development may grant to a local government that is subject to
section 2 of this 2019 Act an extension of the time allowed to adopt land use regulations or
amend its comprehensive plan under section 3 of this 2019 Act.

(2) An extension under this section may be applied only to specific areas where the local
government has identified water, sewer, storm drainage or transportation services that are
either significantly deficient or are expected to be significantly deficient before December 31,
2023, and for which the local government has established a plan of actions that will remedy
the deficiency in those services that is approved by the department. The extension may not
extend beyond the date that the local government intends to correct the deficiency under the
plan.

(3) In areas where the extension under this section does not apply, the local government
shall apply its own land use regulations consistent with section 3 (1) of this 2019 Act or the
model ordinance developed under section 3 (2) of this 2019 Act.

(4) A request for an extension by a local government must be filed with the department
no later than:
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(a) December 31, 2020, for a city subject to section 2 (3) of this 2019 Act.

(b) June 30, 2021, for a local government subject to section 2 (2) of this 2019 Act.

(5) The department shall grant or deny a request for an extension under this section:

(a) Within 90 days of receipt of a complete request from a city subject to section 2 (3)
of this 2019 Act.

(b) Within 120 days of receipt of a complete request from a local government subject to
section 2 (2) of this 2019 Act.

(6) The department shall adopt rules regarding the form and substance of a local
government’s application for an extension under this section. The department may include
rules regarding:

(a) Defining the affected areas;

(b) Calculating deficiencies of water, sewer, storm drainage or transportation services;

(¢) Service deficiency levels required to qualify for the extension;

(d) The components and timing of a remediation plan necessary to qualify for an exten-
sion;

(e) Standards for evaluating applications; and

(f) Establishing deadlines and components for the approval of a plan of action.

SECTION 5. ORS 197.296 is amended to read:

197.296. (1)(a) The provisions of subsections (2) to (9) of this section apply to metropolitan ser-
vice district regional framework plans and local government comprehensive plans for lands within
the urban growth boundary of a city that is located outside of a metropolitan service district and
has a population of 25,000 or more.

(b) The Land Conservation and Development Commission may establish a set of factors under
which additional cities are subject to the provisions of this section. In establishing the set of factors
required under this paragraph, the commission shall consider the size of the city, the rate of popu-
lation growth of the city or the proximity of the city to another city with a population of 25,000 or
more or to a metropolitan service district.

(2) At periodic review pursuant to ORS 197.628 to 197.651 or at any other legislative review of
the comprehensive plan or regional framework plan that concerns the urban growth boundary and
requires the application of a statewide planning goal relating to buildable lands for residential use,
a local government shall demonstrate that its comprehensive plan or regional framework plan pro-
vides sufficient buildable lands within the urban growth boundary established pursuant to statewide
planning goals to accommodate estimated housing needs for 20 years. The 20-year period shall
commence on the date initially scheduled for completion of the periodic or legislative review.

(3) In performing the duties under subsection (2) of this section, a local government shall:

(a) Inventory the supply of buildable lands within the urban growth boundary and determine the
housing capacity of the buildable lands; and

(b) Conduct an analysis of existing and projected housing need by type and density range, in
accordance with all factors under ORS 197.303 and statewide planning goals and rules relating to
housing, to determine the number of units and amount of land needed for each needed housing type
for the next 20 years.

(4)(a) For the purpose of the inventory described in subsection (3)(a) of this section, “buildable
lands” includes:

(A) Vacant lands planned or zoned for residential use;

(B) Partially vacant lands planned or zoned for residential use;

(C) Lands that may be used for a mix of residential and employment uses under the existing
planning or zoning; and

(D) Lands that may be used for residential infill or redevelopment.

(b) For the purpose of the inventory and determination of housing capacity described in sub-
section (3)(a) of this section, the local government must demonstrate consideration of:

(A) The extent that residential development is prohibited or restricted by local regulation and
ordinance, state law and rule or federal statute and regulation;
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(B) A written long term contract or easement for radio, telecommunications or electrical facili-
ties, if the written contract or easement is provided to the local government; and

(C) The presence of a single family dwelling or other structure on a lot or parcel.

(c) Except for land that may be used for residential infill or redevelopment, a local government
shall create a map or document that may be used to verify and identify specific lots or parcels that
have been determined to be buildable lands.

(5)(a) Except as provided in paragraphs (b) and (c) of this subsection, the determination of
housing capacity [and need] pursuant to subsection [(3)] (3)(a) of this section must be based on data
relating to land within the urban growth boundary that has been collected since the last [periodic]
review or [five] six years, whichever is greater. The data shall include:

(A) The number, density and average mix of housing types of urban residential development that
have actually occurred;

(B) Trends in density and average mix of housing types of urban residential development;

(C) Market factors that may substantially impact future urban residential development;
and

[(C) Demographic and population trends;]

[(D) Economic trends and cycles; and]

[(E)] (D) The number, density and average mix of housing types that have occurred on the
buildable lands described in subsection (4)(a) of this section.

(b) A local government shall make the determination described in paragraph (a) of this sub-
section using a shorter time period than the time period described in paragraph (a) of this sub-
section if the local government finds that the shorter time period will provide more accurate and
reliable data related to housing capacity [and need]. The shorter time period may not be less than
three years.

(c) A local government shall use data from a wider geographic area or use a time period [for
economic cycles and trends] longer than the time period described in paragraph (a) of this subsection
if the analysis of a wider geographic area or the use of a longer time period will provide more ac-
curate, complete and reliable data relating to trends affecting housing need than an analysis per-
formed pursuant to paragraph (a) of this subsection. The local government must clearly describe the
geographic area, time frame and source of data used in a determination performed under this para-
graph.

(6) If the housing need determined pursuant to subsection (3)(b) of this section is greater than
the housing capacity determined pursuant to subsection (3)(a) of this section, the local government
shall take one or [more] both of the following actions to accommodate the additional housing need:

(a) Amend its urban growth boundary to include sufficient buildable lands to accommodate
housing needs for the next 20 years. As part of this process, the local government shall consider the
effects of measures taken pursuant to paragraph (b) of this subsection. The amendment shall include
sufficient land reasonably necessary to accommodate the siting of new public school facilities. The
need and inclusion of lands for new public school facilities shall be a coordinated process between
the affected public school districts and the local government that has the authority to approve the
urban growth boundaryl;].

(b) Amend its comprehensive plan, regional framework plan, functional plan or land use regu-
lations to include new measures that demonstrably increase the likelihood that residential develop-
ment will occur at densities sufficient to accommodate housing needs for the next 20 years without
expansion of the urban growth boundary. A local government or metropolitan service district that
takes this action shall [monitor and record the level of development activity and development density
by housing type following the date of the adoption of the new measures; or] adopt findings regarding
the density expectations assumed to result from measures adopted under this paragraph
based upon the factors listed in ORS 197.303 (2) and data in subsection (5)(a) of this section.
The density expectations may not project an increase in residential capacity above achieved
density by more than three percent without quantifiable validation of such departures. For
a local government located outside of a metropolitan service district, a quantifiable vali-
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dation must demonstrate that the assumed housing capacity has been achieved in areas that
are zoned to allow no greater than the same authorized density level within the local juris-
diction or a jurisdiction in the same region. For a metropolitan service district, a quantifiable
validation must demonstrate that the assumed housing capacity has been achieved in areas
that are zoned to allow no greater than the same authorized density level within the met-
ropolitan service district.

[(c) Adopt a combination of the actions described in paragraphs (a) and (b) of this subsection.]

(c) As used in this subsection, “authorized density level” has the meaning given that
term in ORS 227.175.

(7) Using the housing need analysis conducted under subsection (3)(b) of this section, the local
government shall determine the overall average density and overall mix of housing types at which
residential development of needed housing types must occur in order to meet housing needs over the
next 20 years. If that density is greater than the actual density of development determined under
subsection (5)(a)(A) of this section, or if that mix is different from the actual mix of housing types
determined under subsection (5)(a)(A) of this section, the local government, as part of its periodic
review, shall adopt measures that demonstrably increase the likelihood that residential development
will occur at the housing types and density and at the mix of housing types required to meet housing
needs over the next 20 years.

(8)(a) A local government outside a metropolitan service district that takes any actions under
subsection (6) or (7) of this section shall demonstrate that the comprehensive plan and land use
regulations comply with goals and rules adopted by the commission and implement ORS 197.295 to
197.314.

(b) [The] A local government shall determine the density and mix of housing types anticipated
as a result of actions taken under subsections (6) and (7) of this section and monitor and record the
actual density and mix of housing types achieved following the adoption of these actions. The
local government shall compare actual and anticipated density and mix. The local government shall
submit its comparison to the commission at the next periodic review or at the next legislative re-
view of its urban growth boundary, whichever comes first.

(9) In establishing that actions and measures adopted under subsections (6) and (7) of this sec-
tion demonstrably increase the likelihood of higher density residential development, the local gov-
ernment shall at a minimum ensure that land zoned for needed housing is in locations appropriate
for the housing types identified under subsection (3) of this section, [and] is zoned at density ranges
that are likely to be achieved by the housing market using the analysis in subsection (3) of this
section and is in areas where sufficient urban services are planned to enable the higher
density development to occur over the 20-year period. Actions or measures, or both, may in-
clude but are not limited to:

(a) Increases in the permitted density on existing residential land,;

(b) Financial incentives for higher density housing;

(c) Provisions permitting additional density beyond that generally allowed in the zoning district
in exchange for amenities and features provided by the developer;

(d) Removal or easing of approval standards or procedures;

(e) Minimum density ranges;

(f) Redevelopment and infill strategies;

(g) Authorization of housing types not previously allowed by the plan or regulations;

(h) Adoption of an average residential density standard; and

(i) Rezoning or redesignation of nonresidential land.

(10)(a) The provisions of this subsection apply to local government comprehensive plans for
lands within the urban growth boundary of a city that is located outside of a metropolitan service
district and has a population of less than 25,000.

(b) At periodic review pursuant to ORS 197.628 to 197.651 or at any other legislative review of
the comprehensive plan that requires the application of a statewide planning goal relating to
buildable lands for residential use, a city shall, according to rules of the commission:
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(A) Determine the estimated housing needs within the jurisdiction for the next 20 years;

(B) Inventory the supply of buildable lands available within the urban growth boundary to ac-
commodate the estimated housing needs determined under this subsection; and

(C) Adopt measures necessary to accommodate the estimated housing needs determined under
this subsection.

(c) For the purpose of the inventory described in this subsection, “buildable lands” includes
those lands described in subsection (4)(a) of this section.

SECTION 6. ORS 197.303 is amended to read:

197.303. (1) As used in ORS [197.307] 197.295 to 197.314, “needed housing” means all housing
on land zoned for residential use or mixed residential and commercial use that is determined to meet
the need shown for housing within an urban growth boundary at price ranges and rent levels that
are affordable to households within the county with a variety of incomes, including but not limited
to households with low incomes, very low incomes and extremely low incomes, as those terms are
defined by the United States Department of Housing and Urban Development under 42 U.S.C. 1437a.
“Needed housing” includes the following housing types:

(a) Attached and detached single-family housing and multiple family housing for both owner and
renter occupancy;

(b) Government assisted housing;

(c) Mobile home or manufactured dwelling parks as provided in ORS 197.475 to 197.490;

(d) Manufactured homes on individual lots planned and zoned for single-family residential use
that are in addition to lots within designated manufactured dwelling subdivisions; and

(e) Housing for farmworkers.

(2) For the purpose of estimating housing needs, as described in ORS 197.296 (3)(b), a lo-
cal government shall use the population projections prescribed by ORS 195.033 or 195.036 and
shall consider and adopt findings related to changes in each of the following factors since the
last periodic or legislative review or six years, whichever is greater, and the projected future
changes in these factors over a 20-year planning period:

(a) Household sizes;

(b) Household demographics in terms of age, gender, race or other established demo-
graphic category;

(c) Household incomes;

(d) Vacancy rates; and

(e) Housing costs.

(3) A local government shall make the estimate described in subsection (2) of this section
using a shorter time period than since the last periodic or legislative review or six years,
whichever is greater, if the local government finds that the shorter time period will provide
more accurate and reliable data related to housing need. The shorter time period may not
be less than three years.

(4) A local government shall use data from a wider geographic area or use a time period
longer than the time period described in subsection (2) of this section if the analysis of a
wider geographic area or the use of a longer time period will provide more accurate, com-
plete and reliable data relating to trends affecting housing need than an analysis performed
pursuant to subsection (2) of this section. The local government must clearly describe the
geographic area, time frame and source of data used in an estimate performed under this
subsection.

[(2)] (8) Subsection (1)(a) and (d) of this section does not apply to:

(a) A city with a population of less than 2,500.

(b) A county with a population of less than 15,000.

[(3)] (6) A local government may take an exception under ORS 197.732 to the definition of
“needed housing” in subsection (1) of this section in the same manner that an exception may be
taken under the goals.
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SECTION 7. ORS 197.312, as amended by section 7, chapter 15, Oregon Laws 2018, is amended
to read:

197.312. (1) A city or county may not by charter prohibit from all residential zones attached or
detached single-family housing, multifamily housing for both owner and renter occupancy or manu-
factured homes. A city or county may not by charter prohibit government assisted housing or impose
additional approval standards on government assisted housing that are not applied to similar but
unassisted housing.

(2)(a) A single-family dwelling for a farmworker and the farmworker’s immediate family is a
permitted use in any residential or commercial zone that allows single-family dwellings as a per-
mitted use.

(b) A city or county may not impose a zoning requirement on the establishment and maintenance
of a single-family dwelling for a farmworker and the farmworker’s immediate family in a residential
or commercial zone described in paragraph (a) of this subsection that is more restrictive than a
zoning requirement imposed on other single-family dwellings in the same zone.

(3)(a) Multifamily housing for farmworkers and farmworkers’ immediate families is a permitted
use in any residential or commercial zone that allows multifamily housing generally as a permitted
use.

(b) A city or county may not impose a zoning requirement on the establishment and maintenance
of multifamily housing for farmworkers and farmworkers’ immediate families in a residential or
commercial zone described in paragraph (a) of this subsection that is more restrictive than a zoning
requirement imposed on other multifamily housing in the same zone.

(4) A city or county may not prohibit a property owner or developer from maintaining a real
estate sales office in a subdivision or planned community containing more than 50 lots or dwelling
units for the sale of lots or dwelling units that remain available for sale to the public.

(5)(a) A city with a population greater than 2,500 or a county with a population greater than
15,000 shall allow in areas within the urban growth boundary that are zoned for detached single-
family dwellings the development of at least one accessory dwelling unit for each detached single-
family dwelling, subject to reasonable local regulations relating to siting and design.

(b) As used in this subsectionl,]:

(A) “Accessory dwelling unit” means an interior, attached or detached residential structure that
is used in connection with or that is accessory to a single-family dwelling.

(B) “Reasonable local regulations relating to siting and design” does not include owner-
occupancy requirements of either the primary or accessory structure or requirements to
construct additional off-street parking.

(6) Subsection (5) of this section does not prohibit local governments from regulating
vacation occupancies, as defined in ORS 90.100, to require owner-occupancy or off-street
parking.

SECTION 8. Section 1, chapter 47, Oregon Laws 2018, is amended to read:

Sec. 1. (1) For purposes of this section:

(a) A household is severely rent burdened if the household spends more than 50 percent of the
income of the household on gross rent for housing.

(b) A regulated affordable unit is a residential unit subject to a regulatory agreement that runs
with the land and that requires affordability for an established income level for a defined period of
time.

[(c) A single-family unit may be rented or owned by a household and includes single-family homes,
duplexes, townhomes, row homes and mobile homes.]

(2)(a) The Housing and Community Services Department shall annually provide to the governing
body of each city in this state with a population greater than 10,000 the most current data available
from the United States Census Bureau, or any other source the department considers at least as
reliable, showing the percentage of renter households in the city that are severely rent burdened.

(b) The Housing and Community Services Department, in collaboration with the Department of
Land Conservation and Development, shall develop a survey form on which the governing body of
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a city may provide specific information related to the affordability of housing within the city, in-
cluding, but not limited to:

(A) The actions relating to land use and other related matters that the governing body has
taken to increase the affordability of housing and reduce rent burdens for severely rent burdened
households; and

(B) The additional actions the governing body intends to take to reduce rent burdens for se-
verely rent burdened households.

(c) If the Housing and Community Services Department determines that at least 25 percent of
the renter households in a city are severely rent burdened, the department shall provide the gov-
erning body of the city with the survey form developed pursuant to paragraph (b) of this subsection.

(d) The governing body of the city shall return the completed survey form to the Housing and
Community Services Department and the Department of Land Conservation and Development within
60 days of receipt.

(3)(a) In any year in which the governing body of a city is informed under this section that at
least 25 percent of the renter households in the city are severely rent burdened, the governing body
shall hold at least one public meeting to discuss the causes and consequences of severe rent burdens
within the city, the barriers to reducing rent burdens and possible solutions.

(b) The Housing and Community Services Department may adopt rules governing the conduct
of the public meeting required under this subsection.

(4) No later than February 1 of each year, the governing body of each city in this state with a
population greater than 10,000 shall submit to the Department of Land Conservation and Develop-
ment a report for the immediately preceding calendar year setting forth separately for each of the
following categories the total number of units that were permitted and the total number that were
produced:

(a) Residential units.

(b) Regulated affordable residential units.

(c) Multifamily residential units.

(d) Regulated affordable multifamily residential units.

(e) Single-family [units] homes.

(f) Regulated affordable single-family [units] homes.

(g) Accessory dwelling units.

(h) Regulated affordable accessory dwelling units.

(i) Units of middle housing, as defined in section 2 of this 2019 Act.

(j) Regulated affordable units of middle housing.

SECTION 9. ORS 455.610 is amended to read:

455.610. (1) The Director of the Department of Consumer and Business Services shall adopt, and
amend as necessary, a Low-Rise Residential Dwelling Code that contains all requirements, including
structural design provisions, related to the construction of residential dwellings three stories or less
above grade. The code provisions for plumbing and electrical requirements must be compatible with
other specialty codes adopted by the director. The Electrical and Elevator Board, the Mechanical
Board and the State Plumbing Board shall review, respectively, amendments to the electrical, me-
chanical or plumbing provisions of the code.

(2) Changes or amendments to the code adopted under subsection (1) of this section may be made
when:

(a) Required by geographic or climatic conditions unique to Oregon;

(b) Necessary to be compatible with other statutory provisions;

(c) Changes to the national codes are adopted in Oregon; or

(d) Necessary to authorize the use of building materials and techniques that are consistent with
nationally recognized standards and building practices.

(3) Notwithstanding ORS 455.030, 455.035, 455.110 and 455.112, the director may, at any time
following appropriate consultation with the Mechanical Board or Building Codes Structures Board,
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amend the mechanical specialty code or structural specialty code to ensure compatibility with the
Low-Rise Residential Dwelling Code.

(4) The water conservation provisions for toilets, urinals, shower heads and interior faucets
adopted in the Low-Rise Residential Dwelling Code shall be the same as those adopted under ORS
447.020 to meet the requirements of ORS 447.145.

(5) The Low-Rise Residential Dwelling Code shall be adopted and amended as provided by ORS
455.030 and 455.110.

(6) The director, by rule, shall establish uniform standards for a municipality to allow an alter-
nate method of construction to the requirements for one and two family dwellings built to the
Low-Rise Residential Dwelling Code in areas where the local jurisdiction determines that the fire
apparatus means of approach to a property or water supply serving a property does not meet ap-
plicable fire code or state building code requirements. The alternate method of construction, which
may include but is not limited to the installation of automatic fire sprinkler systems, must be ap-
proved in conjunction with the approval of an application under ORS 197.522.

(7) For lots of record existing before July 2, 2001, or property that receives any approval for
partition, subdivision or construction under ORS 197.522 before July 2, 2001, a municipality allowing
an alternate method of construction to the requirements for one and two family dwellings built to
the Low-Rise Residential Dwelling Code may apply the uniform standards established by the director
pursuant to subsection (6) of this section. For property that receives all approvals for partition,
subdivision or construction under ORS 197.522 on or after July 2, 2001, a municipality allowing an
alternate method of construction to the requirements for one and two family dwellings built to the
Low-Rise Residential Dwelling Code must apply the uniform standards established by the director
pursuant to subsection (6) of this section.

(8) The director, by rule, shall establish uniform standards for a municipality to allow
alternate approval of construction related to conversions of single-family dwellings into no
more than four residential dwelling units built to the Low-Rise Residential Dwelling Code
that received occupancy approval prior to January 1, 2020. The standards established under
this subsection must include standards describing the information that must be submitted
before an application for alternate approval will be deemed complete.

(9)(a) A building official described in ORS 455.148 or 455.150 must approve or deny an
application for alternate approval under subsection (8) of this section no later than 15 busi-
ness days after receiving a complete application.

(b) A building official who denies an application for alternate approval under this sub-
section shall provide to the applicant:

(A) A written explanation of the basis for the denial; and

(B) A statement that describes the applicant’s appeal rights under subsection (10) of this
section.

(10)(a) An appeal from a denial under subsection (9) of this section must be made through
a municipal administrative process. A municipality shall provide an administrative process
that:

(A) Is other than a judicial proceeding in a court of law; and

(B) Affords the party an opportunity to appeal the denial before an individual, depart-
ment or body that is other than a plan reviewer, inspector or building official for the
municipality.

(b) A decision in an administrative process under this subsection must be completed no
later than 30 business days after the building official receives notice of the appeal.

(¢) Notwithstanding ORS 455.690, a municipal administrative process required under this
subsection is the exclusive means for appealing a denial under subsection (9) of this section.

(11) The costs incurred by a municipality under subsections (9) and (10) of this section
are building inspection program administration and enforcement costs for the purpose of fee
adoption under ORS 455.210.
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SECTION 10. (1) It is the policy of the State of Oregon to reduce to the extent practicable
administrative and permitting costs and barriers to the construction of middle housing, as
defined in section 2 of this 2019 Act, while maintaining safety, public health and the general
welfare with respect to construction and occupancy.

(2) The Department of Consumer and Business Services shall submit a report describing
rules and standards relating to low-rise residential dwellings proposed under ORS 455.610, as
amended by section 9 of this 2019 Act, in the manner provided in ORS 192.245, to an interim
committee of the Legislative Assembly related to housing no later than January 1, 2020.

SECTION 11. Section 12 of this 2019 Act is added to and made a part of ORS 94.550 to
94.783.

SECTION 12. A provision in a governing document that is adopted or amended on or after
the effective date of this 2019 Act, is void and unenforceable to the extent that the provision
would prohibit or have the effect of unreasonably restricting the development of housing that
is otherwise allowable under the maximum density of the zoning for the land.

SECTION 13. A provision in a recorded instrument affecting real property is not en-
forceable if:

(1) The provision would allow the development of a single-family dwelling on the real
property but would prohibit the development of:

(a) Middle housing, as defined in section 2 of this 2019 Act; or

(b) An accessory dwelling unit allowed under ORS 197.312 (5); and

(2) The instrument was executed on or after the effective date of this 2019 Act.

SECTION 14. (1) Sections 2, 12 and 13 of this 2019 Act and the amendments to ORS
197.296, 197.303, 197.312 and 455.610 and section 1, chapter 47, Oregon Laws 2018, by sections
5 to 9 of this 2019 Act become operative on January 1, 2020.

(2) The Land Conservation and Development Commission, the Department of Consumer
and Business Services and the Residential and Manufactured Structures Board may take any
actions before the operative date specified in subsection (1) of this section necessary to en-
able the commission, department or board to exercise, on or after the operative date speci-
fied in subsection (1) of this section, the duties required under sections 2, 3 and 10 of this
2019 Act and the amendments to ORS 455.610 by section 9 of this 2019 Act.

SECTION 15. In addition to and not in lieu of any other appropriation, there is appro-
priated to the Department of Land Conservation and Development, for the biennium begin-
ning July 1, 2019, out of the General Fund, the amount of $3,500,000 for the purpose of
providing technical assistance to local governments in implementing section 3 (1) of this 2019
Act and to develop plans to improve water, sewer, storm drainage and transportation ser-
vices as described in section 4 (2) of this 2019 Act. The department shall prioritize technical
assistance to cities or counties with limited planning staff or that commit to implementation
earlier than the date required under section 3 (1) of this 2019 Act.

SECTION 16. This 2019 Act being necessary for the immediate preservation of the public
peace, health and safety, an emergency is declared to exist, and this 2019 Act takes effect
on its passage.
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Attachment B

Division 46 Middle Housing in Medium and Large Cities
Rules as adopted by the Land Conservation and Development Commission December 9, 2020

660-046-0000 Purpose

The purpose of this division is to prescribe standards guiding the development of Middle Housing types as
provided in Oregon Laws 2019, chapter 639. OAR 660-046-0010 to OAR 660-046-0235 establish standards related
to the siting and design of Middle Housing types in urban growth boundaries. OAR 660-046-0300 to OAR 660-046-
0370 establish the form and substance of an application and the review process to delay the enactment of
standards related to the siting and design of Middle Housing types in areas with significant infrastructure
deficiencies.

660-046-0010 Applicability

1. Alocal government that is a Medium City or Large City must comply with this division.

2. Notwithstanding section (1), a Medium or Large City need not comply with this division for:

a. Lots or Parcels that are not zoned for residential use, including but not limited to Lots or Parcels
zoned primarily for commercial, industrial, agricultural, or public uses;

b. Lots or Parcels that are Zoned For Residential Use but do not allow for the development of a
detached single-family dwelling; and

c. Lots or Parcels that are not incorporated and that are zoned under an interim zoning designation
that maintains the land’s potential for planned urban development.

3. A Medium or Large City may regulate Middle Housing to comply with protective measures (including
plans, policies, and regulations) adopted and acknowledged pursuant to statewide land use planning
goals. Where Medium and Large Cities have adopted, or shall adopt, regulations implementing the
following statewide planning goals, the following provisions provide direction as to how those regulations
shall be implemented in relation to Middle Housing, as required by this rule.

a. Goal 5: Natural Resources, Scenic, and Historic Areas — OAR chapter 660, division 23, prescribes
procedures, and in some cases, standards, for complying with Goal 5. OAR chapter 660, division
16 directed implementation of Goal 5 prior to division 23. Local protection measures adopted
pursuant to divisions 23 and 16 are applicable to Middle Housing.

A. Goal 5 Natural Resources — Pursuant to OAR 660-023-0050 through 660-023-0110,
Medium and Large Cities must adopt land use regulations to protect water quality,
aquatic habitat, and the habitat of threatened, endangered and sensitive species. This
includes regulations applicable to Middle Housing to comply with protective measures
adopted pursuant to Goal 5.

i Medium and Large Cities may apply regulations to Duplexes that apply to

detached single-family dwellings in the same zone;

ii. Medium and Large Cities may limit the development of Middle Housing other
than Duplexes in significant resource sites identified and protected pursuant to
Goal 5; and

iii. If a Medium or Large City has not adopted land use regulations pursuant to
OAR 660-023-0090, it must apply a 100-foot setback to Middle Housing
developed along a riparian corridor.

B. Goal 5: Historic Resources — Pursuant to OAR 660-023-0200(7), Medium and Large Cities
must adopt land use regulations to protect locally significant historic resources. This
includes regulations applicable to Middle Housing to comply with protective measures
as it relates to the integrity of a historic resource or district. Protective measures shall
be adopted and applied as provided in OAR 660-023-0200. Medium and Large Cities
may apply regulations adopted under OAR 660-023-0200 to Middle Housing that apply
to detached single-family dwellings in the same zone, except as provided below. If a
Medium or Large City has not adopted land use regulations to protect significant historic
resources listed on the National Register of Historic Places, it must apply protective
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measures to Middle Housing as provided in OAR 660-023-0200(8)(a) until the Medium
or Large City adopts land use regulations in compliance with OAR 660-023-0200.
Medium or Large Cities may not apply the following types of regulations specific to
Middle Housing:
i Use, density, and occupancy restrictions that prohibit the development of
Middle Housing on historic properties or districts that otherwise permit the
development of detached single-family dwellings; and
ii. Standards that prohibit the development of Middle Housing on historic
properties or districts that otherwise permit the development of detached
single-family dwellings.
Goal 6: Air, Water and Land Resources Quality — Pursuant to OAR 660-015-0000(6), a Medium or
Large City may limit development within an urban growth boundary to support attainment of
federal and state air, water, and land quality requirements. Medium and Large Cities may apply
regulations adopted pursuant to Goal 6 to the development of Middle Housing.
Goal 7: Areas Subject to Natural Hazards — Pursuant to OAR 660-015-0000(7), Medium and Large
Cities must adopt comprehensive plans (inventories, policies, and implementing measures) to
reduce risk to people and property from natural hazards. Such protective measures adopted
pursuant to Goal 7 apply to Middle Housing, including, but not limited to, restrictions on use,
density, and occupancy in the following areas:
A. Special Flood Hazard Areas as identified on the applicable Federal Emergency
Management Agency Flood Insurance Rate Map; and
B. Other hazard areas identified in an adopted comprehensive plan or development code;
provided the Medium or Large City determines that the development of Middle Housing
presents a greater risk to life or property than the development of detached single-
family dwellings from the identified hazard. Greater risk includes but is not limited to
actions or effects such as:
i Increasing the number of people exposed to a hazard;
ii. Increasing risk of damage to property, built, or natural infrastructure; and
iii. Exacerbating the risk by altering the natural landscape, hydraulics, or
hydrology.
Goal 9: Economic Development - Pursuant to OAR 660-009-0025, Medium and Large Cities must
adopt measures adequate to implement industrial and other employment development policies,
including comprehensive plan designations. Medium and Large Cities may limit the development
of Middle Housing on Lots or Parcels Zoned For Residential Use designated for future industrial
or employment uses.
Goal 11: Public Facilities and Services - Pursuant to OAR 660-011-0020(2), a public facility plan
must identify significant public facility projects which are to support the land uses designated in
the acknowledged comprehensive plan. This includes public facility projects to support the
development of Middle Housing in areas zoned for residential use that allow for the
development of detached single-family dwellings. Following adoption of Middle Housing
allowances by a Large City, the Large City shall work to ensure that infrastructure serving
undeveloped or underdeveloped areas, as defined in OAR 660-046-0320(8), where Middle
Housing is allowed is appropriately designed and sized to serve Middle Housing.
Goal 15: Willamette Greenway — Pursuant to OAR 660-015-0005, Medium and Large Cities must
review intensifications, changes of use or developments to insure their compatibility with the
Willamette River Greenway. Medium and Large Cities may allow and regulate the development
of Middle Housing in the Willamette Greenway, provided that applicable regulations adopted
pursuant to Goal 15 comply with ORS 197.307.
Goal 16: Estuarine Resources — Pursuant to OAR 660-015-0010(1) and OAR chapter 660, division
17, Medium and Large Cities must apply land use regulations that protect the estuarine
ecosystem, including its natural biological productivity, habitat, diversity, unique features and
water quality. Medium and Large Cities may prohibit Middle Housing in areas regulated to
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protect estuarine resources under Goal 16 in the same manner as the Medium or Large City
prohibits detached single-family dwellings to protect estuarine resources under Goal 16.

h. Goal 17: Coastal Shorelands — Pursuant to OAR 660-015-0010(2) and OAR 660-037-0080, local
governments must apply land use regulations that protect shorelands for water-dependent
recreational, commercial, and industrial uses. This includes regulations applicable to Middle
Housing to comply with protective measures adopted pursuant to Goal 17. Local governments
may apply regulations to Middle Housing that apply to detached single-family dwellings in the
same zone.

i.  Goal 18: Beaches and Dunes — Pursuant to OAR 660-015-0010(3), Medium and Large Cities must
apply land use regulations to residential developments to mitigate hazards to life, public and
private property, and the natural environment in areas identified as Beaches and Dunes under
Goal 18. This includes regulations applicable to Middle Housing to comply with protective
measures adopted pursuant to Goal 18 including but not limited to restrictions on use, density,
and occupancy; provided the development of Middle Housing presents a greater risk to life or
property than development of detached single-family dwellings. Greater risk includes but is not
limited to actions or effects such as:

A. Increasing the number of people exposed to a hazard;

B. Increasing risk of damage to property, built or natural infrastructure; and

C. Exacerbating the risk by altering the natural landscape, hydraulics, or hydrology.
For the purposes of assisting local jurisdictions in adopting reasonable siting and design standards for
Middle Housing, the applicable Model Code adopted in this section will be applied to A Local Government
That Has Not Acted to comply with the provisions of ORS 197.758 and this division. For such Medium and
Large Cities, the applicable Model Code completely replaces and pre-empts any provisions of those
Medium and Large Cities’ development codes that conflict with the Model Code. The Land Conservation
and Development Commission adopts the following Middle Housing Model Codes:

a. The Medium City Model Code as provided in Exhibit A; and

b. The Large City Model Code as provided in Exhibit B.

This division does not prohibit Medium of Large Cities from allowing:
a. Single-family dwellings in areas zoned to allow for single-family dwellings; or
b. Middle Housing in areas not required under this division.

660-046-0020 Definitions
As used in this division, the definitions in ORS 197.015 and ORS 197.758 et seq. apply, unless the context requires
otherwise. In addition, the following definitions apply:

1.

w

“A Local Government That Has Not Acted” means a Medium or Large City that has not adopted
acknowledged land use regulations that are in compliance with ORS 197.758 and this division.
“Cottage Cluster” means a grouping of no fewer than four detached dwelling units per acre with a
footprint of less than 900 square feet each that includes a common courtyard. A Medium or Large City
may allow Cottage Cluster units to be located on a single Lot or Parcel, or on individual Lots or Parcels.
“Department” means the Department of Land Conservation and Development.
“Design Standard” means a standard related to the arrangement, orientation, materials, appearance,
articulation, or aesthetic of features on a dwelling unit or accessory elements on a site. Design standards
include, but are not limited to, standards that regulate entry and dwelling orientation, facade materials
and appearance, window coverage, driveways, parking configuration, pedestrian access, screening,
landscaping, and private, open, shared, community, or courtyard spaces.
“Detached single-family dwelling” means a detached structure on a Lot or Parcel that is comprised of a
single dwelling unit.
“Duplex” means two attached dwelling units on a Lot or Parcel. A Medium or Large City may define a
Duplex to include two detached dwelling units on a Lot or Parcel.
“Goal Protected Lands” means lands protected or designated pursuant to any one of the following
statewide planning goals:

a. Goal 5 Natural Resources, Scenic and Historic Areas, and Open Spaces;
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10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

Goal 6 Air, Water and Land Resource Quality;
Goal 7 Areas Subject to Natural Hazards;
Goal 9 Economic Development;

Goal 15 Willamette River Greenway;

Goal 16 Estuarine Resources;

Goal 17 Coastal Shorelands; and

h. Goal 18 Beaches and Dunes.

“Large City” means a city with a certified Portland State University Population Research Center estimated
population of 25,000 or more or a city with a population over 1,000 within a metropolitan service district.
A Large City includes unincorporated areas of counties within a metropolitan service district that are
provided with sufficient urban services as defined in ORS 195.065. Sufficient urban services means areas
that are within an urban service district boundary.

“Lot or Parcel” means any legally created unit of land.

“Master Planned Community” means a site that is any one of the following:

a. Greater than 20 acres in size within a Large City or adjacent to the Large City within the urban
growth boundary that is zoned for or proposed to be Zoned For Residential Use, and which is not
currently developed with urban residential uses, for which a Large City proposes to adopt, by
resolution or ordinance, a master plan or a plan that functions in the same manner as a master
plan;

b. Greater than 20 acres in size within a Large City or adjacent to the Large City within the urban
growth boundary for which a Large City adopted, by resolution or ordinance, a master plan or a
plan that functions in the same manner as a master plan after the site was incorporated into the
urban growth boundary; or

c. Added to the Large City’s urban growth boundary after January 1, 2021 for which the Large City
proposes to adopt, by resolution or ordinance, a master plan or a plan that functions in the same
manner as a master plan.

“Medium City” means a city with a certified Portland State University Population Research Center
estimated population more than 10,000 and less than 25,000 and not within a metropolitan service
district.

“Middle Housing” means Duplexes, Triplexes, Quadplexes, Cottage Clusters, and Townhouses.

“Model Code” means the applicable Model Code developed by the Department and contained in the
exhibits in OAR 660-046-0010(4).

“Quadplex” means four attached dwelling units on a Lot or Parcel. A Large City may define a Quadplex to
include any configuration of four detached or attached dwelling units on one Lot or Parcel.

“Siting Standard” means a standard related to the position, bulk, scale, or form of a structure or a
standard that makes land suitable for development. Siting standards include, but are not limited to,
standards that regulate perimeter setbacks, dimensions, bulk, scale, coverage, minimum and maximum
parking requirements, utilities, and public facilities.

“Sufficient Infrastructure” means the following level of public services to serve new Triplexes, Quadplexes,
Townhouses, or Cottage Cluster development:

a. Connection to a public sewer system capable of meeting established service levels.

b. Connection to a public water system capable of meeting established service levels.

c. Access via public or private streets meeting adopted emergency vehicle access standards to a
city’s public street system.

d. Storm drainage facilities capable of meeting established service levels for storm drainage.
“Townhouse” means a dwelling unit that is part of a row of two or more attached dwelling units, where
each unit is located on an individual Lot or Parcel and shares at least one common wall with an adjacent
dwelling unit.

“Townhouse Project” means one or more townhouse structures constructed, or proposed to be
constructed, together with the development site where the land has been divided, or is proposed to be
divided, to reflect the Townhouse property lines and the any commonly owned property.

“Triplex” means three attached dwelling units on a Lot or Parcel. A Large City may define a Triplex to
include any configuration of three detached or attached dwelling units on one Lot or Parcel.
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33 of 187



20. “Zoned for Residential Use” means a zoning district in which residential dwellings are the primary use and

which implements a residential comprehensive plan map designation.

660-046-0030 Implementation of Middle Housing Ordinances

1.

Before a Medium or Large City amends an acknowledged comprehensive plan or a land use regulation to
allow Middle Housing, the Medium or Large City must submit the proposed change to the Department for
review and comment pursuant to OAR chapter 660, division 18.
In adopting or amending regulations or amending a comprehensive plan to allow Middle Housing, a
Medium or Large City must include findings demonstrating consideration, as part of the post-
acknowledgement plan amendment process, of methods to increase the affordability of Middle Housing
through ordinances or policies that include but are not limited to:
a. Waiving or deferring system development charges;
b. Adopting or amending criteria for property tax exemptions under ORS 307.515 to ORS 307.523,
ORS 307.540 to ORS 307.548 or ORS 307.651 to ORS 307.687 or property tax freezes under ORS
308.450 to ORS 308.481; and
c. Assessing a construction tax under ORS 320.192 and ORS 320.195.
When a Medium or Large City amends its comprehensive plan or land use regulations to allow Middle
Housing, the Medium or Large City is not required to consider whether the amendments significantly
affect an existing or planned transportation facility.

660-046-0040 Compliance

1.

A Medium or Large City may adopt land use regulations or amend its comprehensive plan to comply with
ORS 197.758 et seq. and the provisions of this division.
A Medium or Large City may request from the Department an extension of the time allowed to complete
the action under subsection (1) pursuant to the applicable sections of OAR 660-046-0300 through OAR
660-046-0370.
A Medium City which is A Local Government That Has Not Acted by June 30, 2021 or within one year of
qualifying as a Medium City pursuant to OAR 660-046-0050 and has not received an extension under
section (2), shall directly apply the applicable Model Code contained in OAR 660-046-0010(4) in its
entirety to all proposed Middle Housing development applications until such time as the Medium City has
adopted provisions under section (1).
A Large City which is A Local Government That Has Not Acted by June 30, 2022 or within two years of
qualifying as a Large City pursuant to OAR 660-046-0050 and has not received an extension under section
(2), shall directly apply the applicable Model Code contained in OAR 660-046-0010(4) for the specific
Middle Housing type that is not in compliance with the relevant rules in this division to all proposed
development applications for that specific Middle Housing type until such time as the Large City has
adopted provisions under section (1).
If a Medium or Large City has adopted land use regulations or amended its comprehensive plan by the
date provided under sections (3) and (4) and the Medium or Large City’s land use regulations or
comprehensive plan changes are subsequently remanded by the Land Use Board of Appeals or an
appellate court solely on procedural grounds, the Medium or Large City is deemed to have acted.
Accordingly, the Medium or Large City may continue to apply its own land use regulations and
comprehensive plan as they existed prior to the adoption of land use regulations or comprehensive plan
amendments that were the subject of procedural remand until the first of the two options:
a. The Medium or Large City has adopted land use regulations or amended its comprehensive plan
in response to the remand; or
b. 120 days after the date of the remand. If the Medium or Large City has not adopted land use
regulations or amended its comprehensive plan within 120 days of the date of the remand, the
Medium or Large City is deemed not to have acted under sections (3) and (4).
If a Medium or Large City has adopted land use regulations or amended its comprehensive plan by the
date provided under sections (3) and (4) and the Medium or Large city’s land use regulations or
comprehensive plan changes are subsequently remanded by the Land Use Board of Appeals or an
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appellate court on any substantive grounds, the Medium or Large City is deemed to have not acted under
sections (3) and (4).

If a Medium or Large City acknowledged to be in compliance with this division subsequently amends its
land use regulations or comprehensive plan, and those amendments are remanded by the Land Use Board
of Appeals or an appellate court, the Medium or Large City shall continue to apply its land use regulations
and comprehensive plan as they existed prior to the amendments until the amendments are
acknowledged.

Where a Medium or Large City directly applies the Model Code in accordance with sections (3), (4) and
(5), the Model Code completely replaces and pre-empts any provisions of that Medium or Large City’s
development code that conflict with the applicable sections of the Model Code.

660-046-0050 Eligible Local Governments

1.

If a local government was not previously a Medium City and a certified Portland State University
Population Research Center population estimate qualifies it as a Medium City, the local government must
comply with this division within one year of its qualification as a Medium City.

If a local government was not previously a Large City and a certified Portland State University Population
Research Center population estimate qualifies it as a Large City, the local government must comply with
this division within two years of its qualification as a Large City.

660-046-0100 Purpose of Middle Housing in Medium Cities
OAR 660-046-0105 through OAR 660-046-0130 are intended to measure compliance with ORS 197.758 et seq. and
Goal 10 Housing for Medium Cities.

660-046-0105 Applicability of Middle Housing in Medium Cities

1.

A Medium City must allow for the development of a Duplex, including those Duplexes created through
conversion of an existing detached single-family dwelling, on each Lot or Parcel zoned for residential use
that allows for the development of detached single-family dwellings.

OAR 660-046-0105 through OAR 660-046-0130 do not require a Medium City to allow more than two
dwellings units on a Lot or Parcel, including any accessory dwelling units.

660-046-0110 Provisions Applicable to Duplexes in Medium Cities

1.

Medium Cities may regulate Duplexes to comply with protective measures, including plans, policies and
regulations, as provided in OAR 660-046-0010(3).
Medium Cities may regulate siting and design of Duplexes, provided that the regulations;

a. Are clear and objective standards, conditions, or procedures consistent with ORS 197.307; and

b. Do not, individually or cumulatively, discourage the development of Duplexes through

unreasonable costs or delay.

Siting and design standards that create unreasonable cost and delay include any standards applied to
Duplex development that are more restrictive than those applicable to detached single-family dwellings in
the same zone.
Siting and design standards that do not, individually or cumulatively, discourage the development of
Duplexes through unreasonable cost and delay include only the following:

a. Regulations to comply with protective measures adopted pursuant to statewide land use
planning goals provided in OAR 660-046-0010(3);
Permitted uses and approval process provided in OAR 660-046-0115;
Siting standards provided in OAR 660-046-0120;
Design standards in Medium Cities provided in OAR 660-046-0125;
Duplex Conversions provided in OAR 660-046-0130; and
Any siting and design standards contained in the Model Code referenced in section OAR 660-046-
0010(4).

e
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660-046-0115 Permitted Uses and Approval Process

Medium Cities must apply the same approval process to Duplexes as detached single-family dwellings in the same
zone. Pursuant to OAR 660-007-0015, OAR 660-008-0015, and ORS 197.307, Medium Cities may adopt and apply
only clear and objective standards, conditions, and procedures regulating the development of Duplexes. Nothing in
this rule prohibits a Medium City from adopting an alternative approval process for applications and permits for
Middle Housing based on approval criteria that are not clear and objective as provided in OAR 660-007-0015(2),
OAR 660-008-0015(2), and ORS 197.307(6).

660-046-0120 Duplex Siting Standards in Medium Cities
The following standards apply to all Duplexes:

1. Minimum Lot or Parcel Size: A Medium City may not require a minimum Lot or Parcel size that is greater
than the minimum Lot or Parcel size required for a detached single-family dwelling in the same zone.
Additionally, Medium Cities shall allow the development of a Duplex on any property zoned to allow
detached single-family dwellings, which was legally created prior to the Medium City’s current lot size
minimum for detached single-family dwellings in the same zone.

2. Density: If a Medium City applies density maximums in a zone, it may not apply those maximums to the
development of Duplexes.

3. Setbacks: A Medium City may not require setbacks to be greater than those applicable to detached single-
family dwellings in the same zone.

4. Height: A Medium City may not apply lower maximum height standards than those applicable to detached
single-family dwellings in the same zone.

5. Parking:

a. A Medium City may not require more than a total of two off-street parking spaces for a Duplex.
b. Nothing in this section precludes a Medium City from allowing on-street parking credits to satisfy
off-street parking requirements.

6. Lot Coverage and Floor Area Ratio: Medium Cities are not required to apply lot coverage or floor area
ratio standards to new Duplexes. However, if the Medium City chooses to apply lot coverage or floor area
ratio standards, it may not establish a cumulative lot coverage or floor area ratio for a Duplex that is less
than established for detached single-family dwelling in the same zone.

7. A Medium City or other utility service provider that grants clear and objective exceptions to public works
standards to detached single-family dwelling development must allow the granting of the same
exceptions to Duplexes.

660-046-0125 Duplex Design Standards in Medium Cities
1. Medium Cities are not required to apply design standards to new Duplexes. However, if the Medium City
chooses to apply design standards to new Duplexes, it may only apply the same clear and objective design
standards that the Medium City applies to detached single-family structures in the same zone.
2. A Medium City may not apply design standards to Duplexes created as provided in OAR 660-046-0130.

660-046-0130 Duplex Conversions

Additions to or conversion of an existing detached single-family dwelling to a Duplex is allowed, pursuant to OAR
660-046-0105(2), provided that the conversion does not increase nonconformance with applicable clear and
objective standards in the Medium City’s development code.

660-046-0200 Purpose of Middle Housing in Large Cities
OAR 660-046-0205 through OAR 660-046-0235 are intended to measure compliance with ORS 197.758 et seq. and
Goal 10 Housing for Large Cities.

660-046-0205 Applicability of Middle Housing in Large Cities
1. A Large City must allow for the development of Duplexes in the same manner as required for Medium
Cities in OAR 660-046-0100 through OAR 660-046-0130.
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2. A large City must allow for the development of Triplexes, Quadplexes, Townhouses, and Cottage Clusters,
including those created through additions to or conversions of existing detached single-family dwellings,
in areas zoned for residential use that allow for the development of detached single-family dwellings. A
Large City may regulate or limit development of these types of Middle Housing on the following types of

lands:

a.

C.

Goal-Protected Lands: Large Cities may regulate Middle Housing on Goal-Protected Lands as
provided in OAR 660-046-0010(3);
Master Planned Communities: Large Cities may regulate or limit the development of Middle
Housing in Master Planned Communities as follows:
A. If a Large City has adopted a master plan or a plan that functions in the same manner as
a master plan after January 1, 2021, it must allow the development of all Middle
Housing types as provided in OAR 660-046-0205 through OAR 660-046-0235.

i A Large City must plan to provide urban water, sanitary sewer,
stormwater, and transportation systems that accommodate at least 20
dwelling units per net acre if located within a metropolitan service district
boundary, and 15 dwelling units per net acre if located outside of a
metropolitan service district boundary.

ii. If a proposed Middle Housing development exceeds the planned public
service capacity of a Master Plan, the Large City may require the applicant
demonstrate, through an amended public facility plan or similar
mechanism, the sufficient provision of public services needed to serve the
proposed development.

iii. A Large City may require a mix of two or more Middle Housing types within
a Master Plan or portions of a Master Plan.

iv. A Large City may designate areas within the master plan exclusively for
other housing types, such as multi-family residential structures of five
dwelling units or more or manufactured home parks.

B. If a Large City has adopted a master plan or a plan that functions in the same manner as

a master plan before January 1, 2021, it may limit the development of Middle Housing
other than Duplexes provided it authorizes in the entire master plan area a net
residential density of at least eight dwelling units per acre and allows all dwelling units,
at minimum, to be detached single-family dwellings or Duplexes. A Large City may only
apply this restriction to portions of the area not developed as of January 1, 2021, and
may not apply this restriction after the initial development of any area of the master
plan or a plan that functions in the same manner as a master plan, except that a Large
City may prohibit redevelopment of other housing types, such as multi-family residential
structures and manufactured home parks.

Impacted by State or Federal Law: A Large City must demonstrate that regulations or limitations

of Middle Housing other than Duplexes are necessary to implement or comply with an

established state or federal law or regulation on these types of lands.

3. Alarge City may:

a.

Allow for the development of Triplexes, Quadplexes, Townhouses, and Cottage Clusters,
including those created through conversion of existing detached single-family dwellings, in areas
zoned for residential use that allow for the development of detached single-family dwellings as
provided in OAR 660-046-0205 through OAR 660-046-0235; or
Apply separate minimum lot size and maximum density provisions than what is provided in OAR
660-046-0220, provided that the applicable Middle Housing type other than Duplexes is allowed
on the following percentage of Lots and Parcels zoned for residential use that allow for the
development of detached single-family dwellings, excluding lands described in subsection (2):

A. Triplexes —Must be allowed on 80% of Lots and Parcels;

B. Quadplexes - Must be allowed on 70% of Lots and Parcels;

C. Townhouses - Must be allowed on 60% of Lots and Parcels; and

D. Cottage Clusters — Must be allowed on 70% of Lots and Parcels.
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E.

A Middle Housing type is “allowed” on a Lot or Parcel when the following criteria are
met:

i The Middle Housing type is a permitted use on that Lot or Parcel under the
same administrative process as a detached single-family dwelling in the
same zone;

ii. The Lot or Parcel has sufficient square footage to allow the Middle Housing
type within the applicable minimum lot size requirement;

iii. Maximum density requirements do not prohibit the development of the
Middle Housing type on the subject Lot or Parcel; and
iv. The applicable siting or design standards do not individually or
cumulatively cause unreasonable cost or delay to the development of that
Middle Housing type as provided in OAR 660-046-0210(3).
A Large City must ensure the equitable distribution of Middle Housing by allowing, as
defined in subsection (3)(b)(E) above, at least one Middle Housing type other than
Duplexes and Cottage Clusters on 75 percent or more of all lots and parcels zoned for
residential use that allow for the development of detached single-family dwellings
within each census block group, with at least four eligible Lots and Parcels as described
in subsection (2) of this section, within a Large City.
Large Cities must demonstrate continuing compliance with subsection (3)(b) at the
following intervals:

i At the initial submittal of a Middle Housing comprehensive plan or land
use regulation change, in accordance with OAR Chapter 660, Division 18;

ii. At any future Housing Capacity Analysis Deadline as provided in OAR 660-
008-0045, except that a demonstration of continuing compliance will not
be required earlier than six years after initial adoption of acknowledged
land use regulations in compliance with this division; and

iii. With any future comprehensive plan or land use regulation changes that
implements this division, in accordance with OAR Chapter 660, Division 18,
for Large Cities that are not subject to the Housing Capacity Analysis
Deadline as provided in OAR 660-008-0045, except that a demonstration of
continuing compliance will not be required more frequently than once
every six years after initial adoption of acknowledged land use regulations
in compliance with this division.

4. Pursuant to OAR 660-046-0205 through OAR 660-046-0230, the following numerical standards related to
Middle Housing types apply:

Duplexes — Large Cities may allow more than two dwellings units on a Lot or Parcel, including any

accessory dwelling units.

Triplexes and Quadplexes — Large Cities may allow more than four dwelling units on a lot,

including any accessory dwelling units.

Townhouses — Large Cities must require at least two attached Townhouse dwelling units and

must allow up to four attached Townhouse units subject to applicable siting or design standards

as provided in OAR 660-046-0220 through OAR 660-046-0235. A Large City may allow five or

more attached Townhouse dwelling units.

Cottage Clusters —

a.

A.

A Large City is not required to set a minimum number of dwelling units in a Cottage
Cluster, but if it chooses to, it may require a minimum of three, four, or five dwelling
units in a Cottage Cluster. A Large City may allow, but may not require, greater than five
units in a Cottage Cluster.

A Large City must allow up to eight cottages per common courtyard subject to
applicable siting or design standards as provided in OAR 660-046-0220 through OAR
660-046-0235. Nothing in this section precludes a Large City from permitting greater
than eight dwelling units per common courtyard.
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660-046-0210 Provisions Applicable to Middle Housing in Large Cities
1. Large Cities may regulate Middle Housing to comply with protective measures, including plans, policies
and regulations, as provided in OAR 660-046-0010(3).
2. Large Cities may regulate siting and design of Middle Housing, provided that the regulations;
a. Are clear and objective standards, conditions, or procedures consistent with the requirements of
ORS 197.307; and
b. Do not, individually or cumulatively, discourage the development of Middle Housing through
unreasonable costs or delay.
3. Siting and design standards that do not, individually or cumulatively, discourage the development of
Middle Housing through unreasonable cost and delay include only the following:
a. Regulations to comply with protective measures adopted pursuant to statewide land use
planning goals provided in OAR 660-046-0010(3);
Permitted uses and approval processes provided in OAR 660-046-0215;
Siting standards provided in OAR 660-046-0220;
Design standards in Large Cities provided in OAR 660-046-0225;
Middle Housing Conversions provided in OAR 660-046-0230;
Alternative siting or design standards provided in OAR 660-046-0235; and
Any siting and design standards contained in the Model Code referenced in section OAR 660-046-
0010(4).

™o oo o

660-046-0215 Permitted Uses and Approval Process

Large Cities must apply the same approval process to Middle Housing as detached single-family dwellings in the
same zone. Pursuant to OAR 660-008-0015 and ORS 197.307, Large Cities may adopt and apply only clear and
objective standards, conditions, and procedures regulating the development of Middle Housing consistent with the
requirements of ORS 197.307. Nothing in this rule prohibits a Large City from adopting an alternative approval
process for applications and permits for Middle Housing based on approval criteria that are not clear and objective
as provided in OAR 660-007-0015(2), OAR 660-008-0015(2), and ORS 197.307(6).

660-046-0220 Middle Housing Siting Standards in Large Cities
1. Large Cities must apply siting standards to Duplexes in the same manner as required for Medium Cities in
OAR 660-046-0120.
2. The following governs Large Cities’ regulation of siting standards related to Triplexes and Quadplexes:
a. Minimum Lot or Parcel Size:
A. For Triplexes:

i If the minimum Lot or Parcel size in the zone for a detached single-family
dwelling is 5,000 square feet or less, the minimum Lot or Parcel size for a
Triplex may be no greater than 5,000 square feet.

ii. If the minimum Lot or Parcel size in the zone for a detached single-family
dwelling is greater than 5,000 square feet, the minimum Lot or Parcel size
for a Triplex may be no greater than the minimum Lot or Parcel size for a
detached single-family dwelling.

B. For Quadplexes:

i If the minimum Lot or Parcel size in the zone for a detached single-family
dwelling is 7,000 square feet or less, the minimum Lot or Parcel size for a
Quadplex may be no greater than 7,000 square feet.

ii. If the minimum Lot or Parcel size in the zone for a detached single-family
dwelling is greater than 7,000 square feet, the minimum Lot or Parcel size
for a Quadplex may be no greater than the minimum Lot or Parcel size for
a detached single-family dwelling.

C. A lLarge City may apply a lesser minimum Lot or Parcel size in any zoning district for a
Triplex or Quadplex than provided in paragraphs A. or B.

10
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Density: If a Large City applies density maximums in a zone, it may not apply those maximums to
the development of Quadplex and Triplexes.
Setbacks: A Large City may not require setbacks greater than those applicable to detached single-
family dwellings in the same zone.
Height: A Large City may not apply lower maximum height standards than those applicable to
detached single-family dwellings in the same zone, except a maximum height may not be less
than 25 feet or two stories.
Parking:
A. For Triplexes, a Large City may require up to the following off-street parking spaces:
i For Lots or Parcels of less than 3,000 square feet: one space in total;
ii. For Lots or Parcels greater than or equal to 3,000 square feet and less than
5,000 square feet: two spaces in total; and
iii. For Lots or Parcels greater than or equal to 5,000 square feet: three spaces
in total.
B. For Quadplexes, a Large City may require up to the following off-street parking spaces:
i For Lots or Parcels of less than 3,000 square feet: one space in total;
ii. For Lots or Parcels greater than or equal to 3,000 square feet and less than
5,000 square feet: two spaces in total;
iii. For Lots or Parcels greater than or equal to 5,000 square feet and less than
7,000 square feet: three spaces in total; and
iv. For Lots or Parcels greater than or equal to 7,000 square feet: four spaces
in total.

C. A lLarge City may allow on-street parking credits to satisfy off-street parking
requirements.

D. A Large City may allow, but may not require, off-street parking to be provided as a
garage or carport.

E. A Large City must apply the same off-street parking surfacing, dimensional, landscaping,
access, and circulation standards that apply to single-family detached dwellings in the
same zone.

F. A Large City may not apply additional minimum parking requirements to Middle Housing
created as provided in OAR 660-046-0230.

Lot or Parcel Coverage and Floor Area Ratio: Large Cities are not required to apply Lot or Parcel
coverage or floor area ratio standards to Triplexes or Quadplexes. However, if the Large City
applies Lot or Parcel coverage or floor area ratio standards, it may not establish a cumulative Lot
or Parcel coverage or floor area ratio for Triplexes or Quadplexes that is less than established for
detached single-family dwelling in the same zone.

A Large City shall work with an applicant for development to determine whether Sufficient
Infrastructure will be provided, or can be provided, upon submittal of a Triplex or Quadplex
development application.

3. The following governs Large Cities’ regulation of siting standards related to Townhouses:

a.

Minimum Lot or Parcel Size: A Large City is not required to apply a minimum Lot or Parcel size to
Townhouses, but if it applies those standards, the average minimum Lot or Parcel size for Lot or
Parcels in a Townhouse Project may not be greater than 1,500 square feet. A Large City may
apply separate minimum Lot or Parcel sizes for internal, external, and corner Townhouse Lots or
Parcels provided that they average 1,500 square feet, or less.

Minimum Street Frontage: A Large City is not required to apply a minimum street frontage
standard to Townhouses, but if it applies those standards, the minimum street frontage standard
must not exceed 20 feet. A Large City may allow frontage on public and private streets or alleys;
and on shared or common drives. If a Large City allows flag Lots or Parcels, it is not required to
allow Townhouses on those Lots or Parcels.

Density: If a Large City applies density maximums in a zone, it must allow four times the
maximum density allowed for detached single-family dwellings in the same zone for the
development of Townhouses or 25 dwelling units per acre, whichever is less.
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Setbacks: A Large City may not require front, side, or rear setbacks to be greater than those
applicable to detached single-family structures in the same zone and must allow zero-foot side
setbacks for Lot or Parcel lines where Townhouse units are attached.

Height: A Large City may not apply lower maximum height standards than those applicable to
detached single-family dwellings in the same zone. If a Large City requires covered or structured
parking for townhouses, the applicable height standards must allow construction of at least three
stories. If a Large City does not require covered or structured parking, the applicable height
standards must allow construction of at least two stories.

Parking:

A. A lLarge City may not require more than one off-street parking space per Townhouse
dwelling unit.

B. Nothing in this section precludes a Large City from allowing on-street parking credits to
satisfy off-street parking requirements.

C. A lLarge City must apply the same off-street parking surfacing, dimensional, landscaping,
access, and circulation standards that apply to single-family detached dwellings in the
same zone.

Bulk and Scale: A Large City is not required to apply standards to control bulk and scale to new
Townhouses. However, if a Large City chooses to regulate scale and bulk, including but not
limited to provisions including Lot or Parcel coverage, floor area ratio, and maximum unit size,
those standards cannot cumulatively or individually limit the bulk and scale of the cumulative
Townhouse Project greater than that of a single-family detached dwelling.

A Large City shall work with an applicant for development to determine whether Sufficient
Infrastructure will be provided, or can be provided, upon submittal of a Townhouse development
application.

4. The following governs Large Cities’ regulation of siting standards related to Cottage Clusters:

a.

Minimum Lot or Parcel Size: A Large City is not required to apply minimum Lot or Parcel size
standards to new Cottage Clusters. However, if a Large City applies standards to regulate
minimum Lot or Parcel size for Cottage Clusters on a single Lot or Parcel, the following provisions
apply:

A. If the minimum Lot or Parcel size in the same zone for a detached single-family dwelling
is 7,000 square feet or less, the minimum Lot or Parcel size for a Cottage Cluster may be
no greater than 7,000 square feet.

B. If the minimum Lot or Parcel size in the same zone for a detached single-family dwelling
is greater than 7,000 square feet, the minimum Lot or Parcel size for a Cottage Cluster
may not be greater than the minimum Lot or Parcel size for a detached single-family
dwelling.

Minimum Lot or Parcel Width: A Large City is not required to apply minimum Lot or Parcel width
standards to Cottage Clusters. However, if a Large City applies standards to regulate minimum
Lot or Parcel width for to Cottage Clusters, it may not require a minimum Lot or Parcel width that
is greater than the standard for a single-family detached dwelling in the same zone.

Density: A Large City may not apply density maximums to the development of Cottage Clusters. A
Cottage Cluster development must meet a minimum density of at least four units per acre.
Setbacks: A Large City may not require perimeter setbacks to be greater than those applicable to
detached single-family dwellings in the same zone. Additionally, perimeter setbacks applicable to
Cottage Cluster dwelling units may not be greater than ten feet. The minimum distance between
structures may not be greater than what is required by applicable building code requirements or
10 feet.

Dwelling Unit Size: A Large City may limit the minimum or maximum size of dwelling units in a
Cottage Cluster, but must apply a maximum building footprint of 900 square feet per dwelling
unit. A Large City may exempt up to 200 square feet in the calculation of dwelling unit footprint
for an attached garage or carport. A Large City may not include detached garages, carports, or
accessory structures in the calculation of dwelling unit footprint.

Parking:
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A. A lLarge City may not require more than one off-street parking space per dwelling unit in
a Cottage Cluster.
B. A Large City may allow but may not require off-street parking to be provided as a garage
or carport.
C. Nothingin this section precludes a Large City from allowing on-street parking credits to
satisfy off-street parking requirements.
Lot or Parcel Coverage and Floor Area Ratio: A Large City may not apply Lot or Parcel coverage or
floor area ratio standards to Cottage Clusters.
Nothing in this division precludes a Large City from allowing Cottage Cluster dwelling units on
individual Lots or Parcels within the Cottage Cluster development.
A Large City shall work with an applicant for development to determine whether Sufficient
Infrastructure will be provided, or can be provided, upon submittal of a Cottage Cluster
development application.

660-046-0225 Middle Housing Design Standards in Large Cities
A Large City is not required to apply design standards to Middle Housing. However, if a Large City chooses
to apply design standards to Middle Housing, it may only apply the following:

1.

2.

a.
b.

d.

Design standards in the Model Code for Large Cities in OAR 660-046-0010(4)(b);

Design standards that are less restrictive than those in the Model Code for Large Cities in OAR
660-046-0010(4)(b);

The same clear and objective design standards that the Large City applies to detached single-
family structures in the same zone. Design standards may not scale by the number of dwelling
units or other features that scale with the number of dwelling units, such as primary entrances.
Design standards may scale with form-based attributes, including but not limited to floor area,
street-facing facade, height, bulk, and scale; or

Alternative design standards as provided in OAR 660-046-0235.

A Large City may not apply design standards to Middle Housing created as provided in OAR 660-046-0230.

660-046-0230 Middle Housing Conversions

Additions to, or conversions of, an existing detached single-family dwelling into Middle Housing is allowed
in Large Cities pursuant to OAR 660-046-0205(2), provided that the addition or conversion does not
increase nonconformance with applicable clear and objective standards, unless increasing
nonconformance is otherwise permitted by the Large City’s development code.

If Middle Housing is created through the addition to, or conversion of, an existing single-family detached
dwelling, a Large City or other utility service provider that grants clear and objective exceptions to public
works standards to detached single-family dwelling development must allow the granting of the same
exceptions to Middle Housing.

A preexisting detached single-family dwelling may remain on a Lot or Parcel with a Cottage Cluster as
described below:

1.

a.

The preexisting single-family dwelling may be nonconforming with respect to the requirements
of the applicable code;

The preexisting single-family dwelling may be expanded up to the maximum height, footprint, or
unit size required by the applicable code; however, a preexisting single-family dwelling that
exceeds the maximum height, footprint, or unit size of the applicable code may not be expanded;
The preexisting single-family dwelling shall count as a unit in the Cottage Cluster;

The floor area of the preexisting single-family dwelling shall not count towards any Cottage
Cluster average or Cottage Cluster project average or total unit size limits; or

A Large City may apply a time limit on the conversion of a single-family dwelling to a Cottage
Cluster not to exceed five years.
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660-046-0235 Alternative Siting or Design Standards

A Large City may adopt Siting or Design Standards not authorized by OAR 660-046-0220 or OAR 660-046-0225

as allowed under subsection (1) below if the city can demonstrate that it meets the applicable criteria laid out

in either subsection (1) below. Siting or Design standards do not include minimum Lot or Parcel size and
maximum density requirements.

1. A Large City must submit to the Department findings and analysis demonstrating that the proposed
standard or standards will not, individually or cumulatively, cause unreasonable cost or delay to the
development of Middle Housing. To demonstrate that, the Large City must consider how a standard or
standards, individually and cumulatively, affect the following factors in comparison to what is would
otherwise be required under OAR 660-046-0220 or OAR 660-046-0225:

a. The total time and cost of construction, including design, labor, and materials;
The total cost of land;
The availability and acquisition of land, including areas with existing development;
The total time and cost of permitting and fees required to make land suitable for development;
The cumulative livable floor area that can be produced; and
The proportionality of cumulative time and cost imposed by the proposed standard(s) in
relationship to the public need or interest the standard(s) fulfill.

o
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Great Neighborhood Principles

1. Natural Feature Preservation. Great
Neighborhoods are sensitive to the natural
conditions and features of the land.

» Neighborhoods shall be designed to preserve
significant natural features including, but not limited to,
watercourses, sensitive lands, steep slopes, wetlands,
wooded areas, and landmark trees.

2. Scenic Views. Great Neighborhoods
preserve scenic views in areas that everyone can
access.

» Public and private open spaces and streets shall be
located and oriented to capture and preserve scenic
views, including, but not limited to, views of significant
natural features, landscapes, vistas, skylines, and other
important features.

3. Parks and Open Spaces. Great
Neighborhoods have open and recreational
spaces to walk, play, gather, and commune as a
neighborhood.

» Parks, trails, and open spaces shall be provided at a size
and scale that is variable based on the size of the proposed
development and the number of dwelling units.

» Central parks and plazas shall be used to create public
gathering spaces where appropriate.

» Neighborhood and community parks shall be developed
in appropriate locations consistent with the policies in
the Parks Master Plan.

4, Pedestrian Friendly. Great Neighborhoods

are pedestrian friendly for people of all ages and

abilities.

» Neighborhoods shall include a pedestrian network that
provides for a safe and enjoyable pedestrian experience,
and that encourages walking for a variety of reasons

including. but not limited to, health, transportation,
recreation, and social interaction.

» Pedestrian connections shall be provided to commercial
areas, schools, community facilities, parks, trails, and
open spaces, and shall also be provided between streets
that are disconnected (such as cul-de-sacs or blocks with
lengths greater than 400 feet).

Residential Site and Design Review Code Amendments | City of McMinnville | Urbsworks, Inc

5. Bike Friendly. Great Neighborhoods are
bike friendly for people of all ages and abilities.

» Neighborhoods shall include a bike network that
provides for a safe and enjoyable biking experience, and
that encourages an increased use of bikes by people of
all abilities for a variety of reasons, including, but not
limited to, health, transportation, and recreation.

» Bike connections shall be provided to commercial areas,
schools, community facilities, parks, trails, and open spaces.

6. Connected Streets. Great Neighborhoods
have interconnected streets that provide safe
travel route options, increased connectivity
between places and destinations, and easy
pedestrian and bike use.

» Streets shall be designed to function and connect with
the surrounding built environment and the existing
and future street network, and shall incorporate human
scale elements including, but not limited to, Complete
Streets features as defined in the Comprehensive Plan,
grid street networks, neighborhood traffic management
techniques, traffic calming, and safety enhancements.

» Streets shall be designed to encourage more bicycle,
pedestrian and transit mobility with a goal of less
reliance on vehicular mobility.

7. Accessibility. Great Neighborhoods are
designed to be accessible and allow for ease of
use for people of all ages and abilities.

» To the best extent possible all features within a
neighborhood shall be designed to be accessible and
feature elements and principles of Universal Design.

» Design practices should strive for best practices and not
minimum practices.
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8. Human Scale Design. Great
Neighborhoods have buildings and spaces that
are designed to be comfortable at a human scale
and that foster human interaction within the built
environment.

» The size, form, and proportionality of development is
designed to function and be balanced with the existing
built environment.

» Buildings include design elements that promote
inclusion and interaction with the right-of-way and
public spaces, including, but not limited to, building
orientation towards the street or a public space and
placement of vehicle-oriented uses in less prominent
locations.

» Public spaces include design elements that promote
comfortability and ease of use at a human scale,
including, but not limited to, street trees, landscaping,
lighted public areas, and principles of Crime Prevention
through Environmental Design (CPTED).

9. Mix of Activities. Great Neighborhoods
provide easy and convenient access to many of
the destinations, activities, and local services that
residents use on a daily basis.

» Neighborhood destinations including, but not limited
to, neighborhood serving commercial uses, schools,
parks, and other community services, shall be provided
in locations that are easily accessible to surrounding
residential uses.

» Neighborhood-serving commercial uses are integrated
into the built environment at a scale that is appropriate
with the surrounding area.

» Neighborhoods are designed such that owning a vehicle
can be optional.

10. Urban-Rural Interface. Great
Neighborhoods complement adjacent rural areas
and transition between urban and rural uses.

» Buffers or transitions in the scale of uses, buildings, or lots
shall be provided on urban lands adjacent to rural lands
to ensure compatibility.
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11. Housing for Diverse Incomes and
Generations. Great Neighborhoods provide
housing opportunities for people and families
with a wide range of incomes, and for people and
families in all stages of life.

» Arange of housing forms and types shall be provided
and integrated into neighborhoods to provide for
housing choice at different income levels and for
different generations.

12. Housing Variety. Great Neighborhoods

have a variety of building forms and architectural

variety to avoid monoculture design.

» Neighborhoods shall have several different housing
types.

» Similar housing types, when immediately adjacent to
one another, shall provide variety in building form and
design.

13. Unique and Integrated Design Elements.
Great Neighborhoods have unique features,
designs, and focal points to create neighborhood
character and identity. Neighborhoods shall be
encouraged to have:

» Environmentally friendly construction techniques,
green infrastructure systems, and energy efficiency
incorporated into the built environment.

» Opportunities for public art provided in private and
public spaces.

» Neighborhood elements and features including. but not
limited to, signs, benches, park shelters, street lights, bike
racks, banners, landscaping, paved surfaces, and fences,
with a consistent and integrated design that are unique
to and define the neighborhood.
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Introduction

Project Purpose

The purpose of this work is to permit a wider variety of
housing types while maintaining the character and values
of McMinnville. These types provide greater options for the
community and help implement the City’s vision for housing,
including the Great Neighborhood Principles.

The proposed housing types range in size, affordability, and
configurations, including attached and detached dwellings.
The development standards for each housing type were
calibrated specifically for McMinnville.

Organization of This Document

This document is organized into 2 parts: Development
Standards by Housing Type and Universal Design Standards.
Part 1 includes an introduction to each housing type,
example photos, and a development standards table with
accompanying plan and section diagrams. Part 2 includes a
variety of universal design standards. These standards apply
to all housing types, with some exceptions. See the Universal
Design Standards Summary Table on Page 45 for more detail.

Residential Site and Design Review Code Amendments | City of McMinnville | Urbsworks, Inc

Document Outline:

Part 1: Development Standards by Housing Type

»

»

»

»

»

»

»

»

Housing Type Summary

Tiny House

Cottage Cluster

Plex

Single Dwelling

Townhouse

Accessory Dwelling Unit (ADU)
Apartment Types

Part 2: Universal Design Standards

»

»

»

»

»

»

»

»

»

Street Frontage

Front Yard

Alleys

Parking

Common Open Space
Private Open Space
Compatibility

Facade

Subdivisions: modular blocks, partial alley, usable side
yard setback lots, and common greens
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Introduction

Introduction to Development Standards Tables

Each housing type has a development
standards table. The table has information
about minimum lot sizes, setbacks, height
limitations, parking, and other relevant
standards.

With alleys, without alleys, and infill.

Each housing type has minimum lot
dimensions based on three conditions.

» A home with an alley
» A home without an alley

» Aninfill home

Development standards vary depending on

the above conditions, mostly due to parking.

Lot widths for homes without an alley tend
to be wider to accommodate space for a
driveway. Lots for homes with an alley can
be narrower in width because parking is
permitted directly off of the alley.

The development standards for lots with
or without an alley are applicable to
new development and selected planned
development.

The development standards for infill are
required to match those of the existing
zoning and adjacent lots.

Townhouse Development Standards

C Wi ALY CWTHOUTALEY ) ( RRLL
) Lotwidth ffeet) Min_ 20 Min. 40 Min, 40
() Lotdepth feet) Min. 60 Min. B0 Min, B0
Lotsize jsquare fee;  Min_ 1,200 Min. 3,200 Min, 3,200
) Frontsetback (feet]  Min.15 Min. 15 Match existing
O Side setback ffeet; Min. 8, 15 escterior Min. [} Min_ 10 exterior Min. 0, Mir 10 esteror
@ Rearsethack ety :"“ﬁ"“mm Min. 20 Min, 20
M suilding height (faet)  Max. 35 M. 35 Mo, 35

(D rarking Zone

For bots with an alley: Parking is required to be located adjacent o the alley. Parking s
permitted to be located on the surface o in a garage. The front setback for garages and
surface parking areas Is specified in Parking Developrment and Design Garage
Sethack. Sde yard sethack for parking 2one minimam 3 feat saxept for infill then the
rminimum side yard sethack is 7.5 feet.

For hots without an alley: Parking is permitted to be locsted on the sufacs o in a garage. The

front sethack for garages and surface parking areas is spedified in Parking Development and
Design Standards, Setback. Side yard sethack for parking zone: minimum 3 fest,
esocapt for infill then the minimum side yard sethack is 75 feet.

Drivessay width eschuding apron: masdrmum 20 feet for single, 18 feet for double, Reguired
distance between driveways 24 feet, maept when driveways are paired, then zero disance
permitted.

1 pex unit

Mae. 4 Ma. 4 e 4

Streat Fontage

Front yard

Alleys

Private open space

Compatibility

Fagade

Parking

Subdivision Standards: Zero Lot Line, Threugh Blodk and Comer Common Greens
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Introduction

Alleys or Driveways

Each housing type has its own unique characteristics, and
these are described in the “Concept” and “Guiding Principles”
sections. For example, the minimum lot dimensions may be
different for each housing type. The minimum lot width for
example, may vary depending on whether on-site parking is
provided from the street, in the form of driveways, or from the
rear of the site, via an alley.

Context Studies for Infill Development

For infill housing, certain development standards are required
to match those of the existing zoning and adjacent lots.

Development patterns of existing neighborhoods in
McMinnville were studied in order to inform the infill
development standards.

Lot width and front setback vary widely from neighborhood
to neighborhood, depending on the era of development.
Traditional neighborhoods built before the 1950s have deeper
front setbacks and narrow lot widths. Dwellings are typically
1.5 to 2 stories tall and parking is usually at the rear of the lot,
at the end of a driveway. Homes built in the mid-century and
later (after the 1950s), sit on lots that are wider and less deep.
Dwellings are typically one story tall. Parking is often provided
in a garage built onto the side of the dwelling.

There is a wide variety of neighborhood development patterns.
Because of this, and the desire to maintain neighborhood
character while accommodating a wide variety of housing
types, selected development standards are required to match
those of existing zone, subdivision, or Planned development
overlay district.
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Tiny 1

Housing Type Studies without Alleys

Represents the minimum dimensions required by building code and parking requirements,
and assumes parking is provided from the front.

e ———

Housing Type S(udies with Aileys

the minis di i required by building code and parking requirements, and
assumes parking is provided off an alley.

Housing type studies showing the difference in the width of a
lot with a driveway (top) versus with an alley (bottom).
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Existing neighborhood patterns vary. Studies of existing
neighborhoods show building footprints in white, driveways
and parking in orange, and street frontage in green.
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Part 1

Development Standards
by Housing Type
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Housing Type Summary

Tiny House

Tiny Home without Alley

% bl

PRIVATELOT | STREET

i

ATiny House is a small permanent
detached unit no more than 400 square
feet. Tiny houses must meet building ]
code requirements for a permanent

dwelling unit. Because tiny houses are

substantially smaller than a typical

single dwelling, they may provide a less
expensive home ownership product than
a larger single family house.

1

COttage C|USterS Cottage Cluster without Alley

Cottage clusters are groupings of no

fewer than four detached housing units %_
with a footprint of less than 900 square
feet each and that include a common
courtyard. Parking and common areas
are co-owned and managed. Given their
small footprint and low profile, cottages
may provide an alternative housing
option that fits seamlessly into detached
single family neighborhoods.

Eliﬁ.w

i
PRIVATELOT [|

]

Detached Single Dwelling/Plex without Alley

Plexes

A Plex is multiple dwellings on one lot
(limited to four) stacked and/or side-by-
side in a single structure, or detached

in separate structures. Plexes include
duplexes (two units), triplexes (three
units), and quadplexes (four units) on a
single lot.
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Housing Type Summary

Single Dwellings

Single dwellings are one home on a
single lot, separated from adjacent
dwellings by private open space in the
form of side yards and backyards, and
often set back from the public street with
a front yard. Single dwelling standards
apply to units that are larger than 400
square feet.

Townhouses

Townhouses are attached units with
common wall construction, each on

a separate lot, and each with its own
entry from a public or shared street or
common area. Townhouse variation
includes live/work units, typically with
the “work” portion on the ground floor.

Accessory Dwelling Unit (ADU)

An ADU is a secondary, self-contained
single-family dwelling that may be allowed
only in conjunction with a detached single-
family dwelling. An accessory dwelling
unit is subordinate in size, location, and
appearance to the primary detached single-
family dwelling. An accessory dwelling may
be located within, attached to or detached
from the primary single-family dwelling.

Apartment Block

Stacked flats in a single building or
groups of buildings on a single lot.
Parking is shared, and entrance to units
is typically accessed through a shared
lobby.

Rowhouse without Alley

,,,,,,,,,,,,,,,,,,,,,,,

Accessory Dwelling Units

B
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Walk-Up Apartment

Buildings are limited to three stories,
and consist of about four to 12 units
each, accessible from a single open air
stair. Individual apartment buildings are
arranged around common open space
and shared parking areas.
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Courtyard Apartment

Attached housing units arranged around
a courtyard, each with its own entry or
other access off of the courtyard.
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Tiny House

Concept

A Tiny House is a small permanent detached unit no more
than 400 square feet. Because tiny houses are substantially
smaller than a typical single dwelling, they may provide a less
expensive home ownership product than a larger single family
house.

Tiny houses may provide a less expensive
home ownership product than a larger single
family house.

Guiding Principle

Tiny houses should each have their own private open space
and be situated similarly to single dwellings by facing the
primary adjacent street. Tiny houses grouped in a cluster on
a single lot should follow the standards and guidelines of a
Cottage Cluster.
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Landscaping and front stoop provide transition between
public and private space.
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Tiny House
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Tiny house with front porch and recessed entry.

~a
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Tiny House Development Standards

TINY HOUSE DEVELOPMENT STANDARDS
TINY HOUSE WITH ALLEY ~ TINY HOUSE WITHOUT ALLEY  INFILL

a Lot width (feet) Min. 25 Min. 35 Match existing zone,
@ Lot depth (feet) Min. 55 Min. 60 subdivision, or Planned
Development overlay
. . . district.
G Lot size (square feet) Min.1,400 Min. 2,100
0 Front setback (feet) Min.10'or 15 Min. 15 Match existing?
jor: Min. 33 Interior: Min. 3*or 5 Interior: Min. 7.5
e Side setback (feet) Intenp r: Min. 3" or 5 ) . .
Exterior: 10 Exterior: 10 Exterior: Min. 15
Rear setback (feet) 0 \.Nlth garage, 29 Min. 20 Min. 20
without garage.
g Building height (feet) Max. 25 Max. 25 Max. 25
For lots with an alley: Parking is required to be located adjacent to the alley. Parking is
permitted to be located on the surface or in a garage.
m Parking Zone For lots without an alley: Parking is permitted to be located on the surface or in a garage.
The front setback for garages is specified in Parking Development and Design Standards,
Garage Setback.
Driveways Driveway spacing and width requirements are specified in Street Frontage, Frontage
Types.
Off-street Parking See McMinnville Municipal Code Chapter 17.60
Street frontage
Front yard
Universal Design Alleys
Standards and Private open space
Subdivision Standards Compatibility
that apply Facade
Parking

Subdivision Standards: Usable Side Yard, Through Block, and Corner Common Greens

" Must meet all requirements of Universal Design Standards: Front Yard (Type2) Urban Type
2 per McMinnville Municipal Code Section 17.54.050.
3 Must meet all requirements of Usable Side Yard Subdivision standards.

4 From alley property or easement line.
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Tiny House without Alley

Tiny House with Alley
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Cottage Cluster
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Cottages with layers of open space from private porches to
common shared open space.

Concept

Cottage clusters are groupings of no fewer than four detached
housing units with a footprint of less than 900 square feet each
and thatinclude a common courtyard. Cottages are located on
a single lot, clustered around pockets of shared open space.
The ownership model for cottages could be structured to
allow individual ownership of each cottage, such as through
a condominium plat. Parking and common areas are co-owned
and managed. Given their small footprint and low profile,
cottages may provide an alternative housing option that fits
seamlessly into detached single family neighborhoods.

Coftage Clusters may fit seamlessly into
existing residential neighborhoods. Their
configuration around shared open space may
work well for odd-shaped lots and lots with
sensitive natural resources.

—

Cottage cluster design with shared common house and
parking grouped in small areas.

Guiding Principle
Shared open space should be provided and located so that it

serves as a central feature of the cluster of dwellings.

Layer zones of landscaping to create a gradual transition from
the commonly owned green to the privately-owned garden
and porch of individual dwellings.

Spacing between cottage cluster housing units shall meet
applicable building code requirements.
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Cottage Cluster
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<

Cottage on the corner has setback from the walking path. Cottages towards the back have a smaller setback in relation to
the walking path.

Residential Site and Design Review Code Amendments | City of McMinnville | Urbsworks, Inc March 2020 | 15
58 of 187



Cottage Cluster Development Standards

COTTAGE CLUSTER DEVELOPMENT STANDARDS

WITH ALLEY WITHOUT ALLEY INFILL
6) Lotwidth (feet) Min. 100 Min. 100 Match existing zone,
@ Lot depth (feet) Min. 100 Min. 100 sbdivision, or Planned
Development overlay
. . district.
G Lot size (square feet) Min. 10,000 10,000
m Front setback (feet) Min. 15 Min. 15 Match existing'
. Interior: Min. 7.5 Interior: Min.7.5 Interior: Min. 7.5
e Side setback (feet) . . . .
Exterior: 10 Exterior: 10 Exterior: Min. 15
Rear setback (feet) 0 with gzarage, 20 without Min. 20 Min. 20
garage.
9 Building height (feet) Max. 25 Max. 25 Max. 25

For lots with an alley: Parking is required to be located adjacent to the alley. Parking is
permitted to be located on the surface or in a garage.

m Parking Zone For lots without an alley: Parking is permitted to be located on the surface or in a garage.
The front setback for garages is specified in Parking Development and Design Standards,
Garage Setback.
Driveways Driveway spacing and width requirements are specified in Street Frontage, Frontage Types.

See McMinnville Municipal Code Chapter 17.60
Off-street Parking Cottage Cluster developments utilize shared parking areas and shared driveways.

Minimum number of

) 4 4 4

units

Street frontage

Frontyard

Alleys
Universal Design Private open space
Standards and Common open space
Subdivision Standards pen sp
that apply Compatibility

Facade

Parking

Subdivision Standards: Usable Side Yard, Through Block, and Corner Common Greens

! Per McMinnville Municipal Code Section 17.54.050.

2 From alley property or easement line.
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Cottage Cluster without Alley
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Cottage Cluster with Alley
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Plex

Concept

A Plexis multiple dwellings on one lot (limited to four) stacked
and/or side-by-side in a single structure , or detached in
separate structures. Plexes include duplexes (two units),
triplexes (three units), and quadplexes (four units) on a single
lot.

Plexes include duplexes, triplexes and
quadplexes.

Guiding Principle

Plex designs should be similar in size, scale and appearance
when integrated into an existing single dwelling neighborhood.

When situated on a corner lot, orient each entrance to a
different street for privacy and neighborhood compatibility.
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A porch railing separates entries and provides privacy to each
unit, while creating a cohesive porch across the front.
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The scale and form of this plex fit with the surrounding context.

Mirroring balconies gives private outdoor space to each dwelling.
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Plex Development Standards

PLEX DEVELOPMENT STANDARDS

WITH ALLEY WITHOUT ALLEY INFILL
6) Lot width (feet) Min. 35 Min. 50 Match existing zone,
m Lot depth (feet) Min. 65 Min. 65 subdivision, or Planned
Development overlay
. . . district.
G Lot size (square feet) Min. 2,300 Min. 3,300
0 Front setback (feet) Min.10'or 15 Min. 15 Match existing?
. Interior: Min. 33 or 7.5 Interior: Min. 33 or 7.5 Interior: Min. 7.5
e Side setback (feet) . . . .
Exterior: 10 Exterior: 10 Exterior: Min. 15
Rear setback (feet) 0 \.N'th garage, 2? Min. 20 Min. 20
without garage.
@ Building height (feet) Max. 35 Max. 35 Max. 35
For lots with an alley: Parking is required to be located adjacent to the alley. Parking is
permitted to be located on the surface or in a garage.
m Parking Zone For lots without an alley: Parking is permitted to be located on the surface or in a garage.
The front setback for garages is specified in Parking Development and Design Standards,
Garage Setback.
Driveways Driveway spacing and width requirements are specified in Street Frontage, Frontage
Types.
Off-street Parking See McMinnville Municipal Code Chapter 17.60
Street frontage
Front yard
Universal Design Alleys
Standards and Private open space
Subdivision Standards Compatibility
that apply Facade
Parking

Subdivision Standards: Usable Side Yard, Through Block, and Corner Common Greens

! Must meet all requirements of Universal Design Standards: Front Yard (Type2) Urban Type
2 Per McMinnville Municipal Code Section 17.54.050.
3 Must meet all requirements of Usable Side Yard Subdivision standards.

3 From alley property or easement line.
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Plex without Alley
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Plex with Alley
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Single Dwelling

Concept

Single dwellings are one home on a single lot, separated from
adjacent dwellings by private open space in the form of side
yards and backyards, and often set back from the public street
with a front yard. Single dwelling standards apply to units that
are larger than 400 square feet.

Single dwellings are the most common
housing type in McMinnville today.

Guiding Principle

Avoid cookie-cutter appearance across multiple single
dwellings in the same neighborhood by creating variety of
color, form, and facade details.

Space driveways to allow for street trees and on-street parking.

Garages facing the front should be recessed to reduce their
prominence on the front facade.
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NN
Single dwellings with similar porch elements provide
consistency to the public realm, while still offering opportunity

for variety in details.

Lots of varying widths face an open pedestrian walkway.
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Single Dwelling

Traditional-style single dwelling with porch, front setback, and
street trees.

Narrow lot homes face a shared green space.
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Single Dwelling Development Standards

SINGLE DWELLING DEVELOPMENT STANDARDS

WITH ALLEY WITHOUT ALLEY INFILL
6) Lot width (feet) Min. 35 Min. 45
Match existing zone,
() Lot depth (feet) Min. 65 Min. 65 subdivision, or Planned
Development overlay
o Lot size (square Min. 2,300 Min. 3,000 district.
feet)
m Front setback (feet) = Min. 15 Min. 15 Match existing'
) Interior: Min. 32 or 7.5 Interior: Min. 3% or 7.5 Interior: Min. 7.5
@ Side setback (feet) . . . .
Exterior: 10 Exterior: 10 Exterior: Min. 15
Rear setback (feet) 0 with g1arage, 20 without Min. 20 Min. 20
garage.
g Building height Max. 35 Max. 35 Max. 35
(feet)
For lots with an alley: Parking is required to be located adjacent to the alley. Parking is
permitted to be located on the surface or in a garage.
m Parking Zone For lots without an alley: Parking is permitted to be located on the surface or in a garage. The
front setback for garages is specified in Parking Development and Design Standards, Garage
Setback.
Driveways Driveway spacing and width requirements are specified in Street Frontage, Frontage Types.

Off-street Parking See McMinnville Municipal Code Chapter 17.60

Street frontage
Frontyard
Universal Design Alleys
Standgr o.Is and Private open space
Subdivision o
Standards that Compatibility
apply Facade

Parking
Subdivision Standards: Usable Side Yard, Through Block, and Corner Common Greens

1 Per McMinnville Municipal Code Section 17.54.050.

2 Must meet all requirements of Usable Side Yard Subdivision standards.

! From alley property or easement line.
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Detached Single Dwelling without Alley
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Detached Single Dwelling with Alley
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Townhouse

Concept

Townhouses are attached units with common wall construction,
each on a separate lot, and each with its own entry from a
public or shared street or common area. Townhouse variation
includes live/work units, typically with the “work” portion on
the ground floor.

Townhouses can be compatible in single
dwelling neighborhoods, commercial centers
and along corridors.

Guiding Principle

When fitting into existing single dwelling neighborhoods,
group townhouses in smaller clusters, so that they are a
compatible scale with surrounding development.

Design townhouses with a shared roof form, rather than a
sawtooth shape with each unit having its own roof ridge.
A shared roof form is more compatible with existing single
dwelling neighborhoods.

Provide alley-accessed parking, when possible, to minimize
driveways and preserve the tree-lined street frontage.
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Townhouses with a smaller front setback in a more urban
context.
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Large Townhouse

Large Townhouse

» Arrangement suitable for new
neighborhoods, along corridors
and in the Downtown Design
Guidelines Area.

» Maximum number of adjoining
units: 8

Medium Townhouse

» Arrangement suitable for new
neighborhoods, along corridors
and in the Downtown Design
Guidelines Area.

» Maximum number of adjoining

units: 4
Small Townhouse
. [ | [ | W
I T ams & mamib
Small Townhouse

» Arrangement suitable for new
neighborhoods, along corridors
and in the Downtown Design
Guidelines Area. Also permitted
within selected neighborhoods as
an infill housing type.

» Maximum number of adjoining
units: 3

Alley type permitted (see Universal Standards Alleys): .Type 1 Type 1 or 2
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Townhouse Development Standards

TOWNHOUSE DEVELOPMENT STANDARDS

WITH ALLEY WITHOUT ALLEY INFILL
6) Lot width (feet) Min. 20 Min. 22 Match existing zone,
ivision, or Pl
() Lot depth (feet) Min. 60 Min. 60 subdivision, or Planned
Development overlay
. . . district.
Lot size (square feet) ~ Min. 1,200 Min. 1,400
@ Front setback (feet) Min. 15 Min. 15 Match existing'
. Interior: Min.O or 7.5 Interior: Min.0 or 7.5 Interior: Min.0 or 7.5
@ Side setback (feet)? ) ) ] ) ) )
Exterior: Min. 10 Exterior: Min. 10 Exterior: Min. 15
ﬂ Rear setback (feet) 0 with garage, 20 without Min. 20 Min. 20
garage.
9 Building height (feet) = Max. 35 Max. 35 Max. 35

For lots with an alley: Parking is required to be located adjacent to the alley. Parking is
permitted to be located on the surface orin a garage.

m Parking Zone For lots without an alley: Parking is permitted to be located on the surface or in a garage. The

front setback for garages is specified in Parking Development and Design Standards, Garage
Setback.

Driveways Driveway spacing and width requirements are specified in Street Frontage, Frontage Types.

Off-street Parking See McMinnville Municipal Code Chapter 17.60

Number of adjoining

units and Max. 8 Max. 4 Max. 3

arrangement

Shared Roof Form Required Required Required
Street frontage
Frontyard

Universal Design Alleys

Standards and Private open space

Subdivision Compeatibility

Standards that apply Facade
Parking

Subdivision Standards: Through Block, and Corner Common Greens

! Per McMinnville Municipal Code Section 17.54.050

2 Interior side setback of 7.5 feet and exterior setbacks only apply to end units
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Townhouse without Alley
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Townhouse with Alley
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Accessory Dwelling Unit (ADU)

Concept

An ADU is a secondary, self-contained single-family dwelling
that may be allowed only in conjunction with a detached single-
family dwelling. An accessory dwelling unit is subordinate in
size, location, and appearance to the primary detached single-
family dwelling. An accessory dwelling unit generally has its
own outside entrance and always has a separate kitchen,
bathroom and sleeping area. An accessory dwelling may be
located within, attached to or detached from the primary
single-family dwelling.

An ADU may be located within, attached to
or detached from the primary dwelling.

Fundamental Requirements

Accessory dwelling unit (ADU) subject to the following
standards:

1. The accessory dwelling unit may be established by:

b. Conversion of an attic, basement, or garage or any
other portion of the primary dwelling;

¢. Adding floor area to the primary dwelling, including a
second story;

d. Construction of a detached accessory dwelling unit on
a lot with a primary single-family dwelling; or

e. Construction of a new primary dwelling with the
existing dwelling being designated the ADU and found
in compliance with all requirements of this Section.

2. The square footage of the accessory dwelling shall not
exceed 50 percent of the primary dwelling exclusive of
the garage, or 1,000 square feet, whichever is less. The
minimum area shall be as determined by the State of
Oregon Building Codes Division.

3. The building coverage of a detached ADU may not
be larger than the building coverage of the primary
dwelling.

4. The accessory dwelling shall meet all applicable
standards for this zone including, but not limited to,
setbacks, height, and building codes in effect at the time
of construction. The maximum height allowed for a
detached ADU is the lesser of 25 feet or the height of the
primary dwelling.

5. The structure’s appearance, including siding, roofing,

Residential Site and Design Review Code Amendments | City of McMinnville | Urbsworks, Inc

A corner lot permits each home to have a different street
frontage.

materials, and color shall coincide with that used on
the primary dwelling unit, including roof pitch, eaves,
window fenestration patterns, etc.

6. Not more than one accessory dwelling unit shall be
allowed per lot or parcel.

7. The accessory dwelling unit shall contain a kitchen,
bathroom, living, and sleeping area that completely
independent from the primary dwelling.

8. Manufactured homes, recreational vehicles, motor
vehicles, travel trailers and all other forms of towable
or manufactured structures, not to include modular
structures, shall not be used as an accessory dwelling
unit.

9. ADUs are exempt from the residential density standards
of this code.

10.Occupancy and use standards for an ADU shall be the
same as those applicable to a primary dwelling on the
same site.

11.That a legally non-conforming accessory structure
located on residentially zoned land may be converted
to an accessory dwelling unit in accordance with the
requirements of Chapter 17.63 (Nonconforming Uses).
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Accessory Dwelling Unit (ADU)

2nd story ADU above multi-car garage.

ADU accessible from the driveway of main home. Photo credit:
Shelter Solutions.
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ADU Development Standards

SODOOO

ACCESSORY DWELLING UNITS DEVELOPMENT STANDARDS

ADU
Lot width (feet) NA
Lot depth (feet) NA
Lot size (square feet) NA

Front setback (feet)
Side setback (feet)
Rear setback (feet)
Building height (feet)
Building size

Lot coverage

Universal Design
Standards and
Subdivision Standards
that apply

Match existing zone, subdivision, or Planned Development overlay district.
Match existing zone, subdivision, or Planned Development overlay district.
Match existing zone, subdivision, or Planned Development overlay district.
Height of primary building or 25 feet, whichever is less.!

Not more than 50% of main dwelling or not more than 1,000 sf (whichever is smaller).

Not larger than the coverage of the primary dwelling.

Universal Design Standards that apply to the main dwelling apply to the accessory
dwelling unit. Refer to Universal Design Standards Summary Table for applicable
standards.

! Applicable to detached ADUs.
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Accessory Dwelling Units
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Apartment Types

Apartment Block

Description

Stacked flats in a single building or groups of buildings on a
single lot. Parking is shared, and entrance to units is typically
accessed through a shared lobby.

Appropriate context

Apartments vary widely in size and design but typically have
large footprints and fit in well to the edges of single dwelling
neighborhoods and on major streets.

Also named

Flats, multifamily, apartments

Variations

Flats, lofts, two-level flats, split-level flats, through-building
flats.

Typical household

Depending on square footage, all types of households, from
adults with children to single adult householder.

Lot sizes

Vary widely, from 7,200 to 320,000 square feet

Density range

10-200 units per acre

Note: Density may exceed maximum density allowed in
McMinnville zoning districts.

Building height

2-5 stories, if adjacent to or within a single dwelling
neighborhood context. Can be much taller in central city areas.
Construction type and building code issues

Type V frame construction for buildings under 5 stories. Type
V frame construction over Type |, for 6 or 8 stories, or Type |
for taller buildings. Sprinklers for fire suppression are required.
Elevators needed if over 3 stories.

Residential Site and Design Review Code Amendments | City of McMinnville |
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Greenery and a setback from the sidewalk provide ground
floor units with privacy.
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Apartment Types

Walk-up Apartment

Description

Buildings are limited to three stories, and consist of about four
to 12 units each, accessible from a single open air stair. Dwelling
units are typically constructed in Type V frame construction with
fire sprinklers. Individual apartment buildings are arranged
around common open space and shared parking areas.
Appropriate context

Walk-up apartments are appropriate adjacent to or within
a single dwelling neighborhood context depending on site
design, orientation to the street, location of parking, and the
massing and scale of buildings.

Also named

Woody walk-ups, single stair walk-ups.

Variations

May have an internal stair. Generally, in this case, the maximum
number of units per floor are four. They can be designed with
front and back windows for cross ventilation. Buildings can be
separated to offer access to light and air on three sides.

Typical household

Small units are ideal for small households—single adults or
adult and child. They offer an alternative to apartment flats in
a building with a lobby and internal double-loaded corridor.

Lot sizes
Vary widely, from 10,000 to 250,000 square feet

Density range
15 - 30 units per acre
Building height

Usually 3 stories; can be 2 stories.

Construction type and building code issues

Typically Type V frame construction. Sprinklers for fire
suppression are required.
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Walk-up apartments with private open space balconies.
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Apartment Types

Courtyard Apartment

Description

Attached housing units arranged around a courtyard, each
with its own entry or other access off of the courtyard.

Appropriate context

Courtyard apartments have large footprints and therefore fit
in well to the edges of single dwelling neighborhoods and
on major streets. They can be designed to be low in profile
and to fit seamlessly into most detached single dwelling
neighborhoods. Like cottage clusters, they lend themselves
to sensitive sites where preserving trees and open space is a
priority.

Also named

RS

Garden apartments

v

1o
»

Variations

Stacked (like townhouses) and oriented to a courtyard or open
space; single level and oriented to a courtyard; bar-shaped or
L-shaped instead of C-shaped; with separate garages off of an
alley or tucked under the development.

Typical household

Small units are ideal for small households—single adults or
adult and child. They offer an alternative to apartment flats,
with access to the outdoors via a front (and sometimes a back)
door.

Lot sizes

Vary widely, from 10,000 to 80,000 square feet

Density range
10-75 units per acre

Note: Density may exceed maximum density allowed in
McMinnville zoning districts.

Building height o ' ,
Historic 2-story courtyard apartment complex with a shared
2-3 stories; can be up to four if construction type and building garden.

code issues are addressed, see below.

Construction type and building code issues

Typically Type V frame construction. Sprinklers for fire
suppression are required if not common wall construction.
Elevators needed if over 3 stories, or units can be stacked, see
variations.
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Apartment

Apartment Types Spectrum from Most Dense to Least Dense

Apartment Block
Density Range:

Context: City center

Medium Apartment Block
Density Range:

Context: City center and along major
streets served by transit

Small Apartment Block
Density Range:

Context: At the edges of low
and medium density residential
neighborhoods

Single Walk-up
Density Range:

Context: At the edges of low density
residential neighborhoods and along
major streets

2-3 Story Courtyard
Density Range:

Context: City center, low and mid-density
residential neighborhoods

Single Story Courtyard
Density Range:

Context: May be integrated into low
density residential neighborhoods

Residential Site and Design Review Code Amendments | City of McMinnville | Urbsworks, Inc
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Apartment

Site sizes o

250,000 sf Site Sizes
Single walk-ups, block apartments, and many courtyard
apartments can fitona 100 x 100 foot lot. Bigger developments
with multiple walk-up buildings may be as large as 250,000
square feet, or 500 x 500 foot lots.

10,000 sf
D Height Range
Apartment heights vary depending on the type and the
location.
Density Ranges
Apartment densities vary depending on building type and site
design layout.
Height range

80 ft

Ty I WW

Single story courtyard apartment 2-story courtyard apartment 4-story apartment block
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Apartment

Apartment Design Standards
Pedestrian permeability and block structure
Applicability

» Site size: Sites over 10,000 square feet

» Housing Types: All apartment types

» Zones: [to be determined]

All applicable developments must meet the fundamental
requirement. In addition, applicable developments must meet
all of the required design elements.

Fundamental Requirement

Requirement Standard

Limitations and Qualifications

Pedestrian through-connections provide opportunities to
preserve and highlight heritage trees and other natural features.

» Shall be provided for bicyclists and pedestrians between
two streets or two lots. It may be a sidewalk that is part

of a street that also provides vehicle access, or it may be

Required 200 feet a self-contained street created solely for pedestrians and
through . bicyclists.
) minimum
connection » Spacing requirement: No further than 200 feet apart, on
center.

» May be co-located with a common green.

Required Design Elements

1 Mirror the scale of blocks and the block-like
structure of surrounding neighborhood.

[0 Connect the internal network of streets and
paths to those of the surrounding area where
possible.

[0 Configure apartments, parking areas, and
common open space in clusters that mirror
the scale of blocks of the surrounding
neighborhood, or are no more than 10,000
square feet in area per cluster. Residential
units must be oriented to a common open
space, including a common green, a plaza, or a
pocket park.

[0  Orient all buildings around a shared open space
that meets the requirements of a Common
Open Space.

L1 Align buildings to surrounding streets.

1  Connect to surrounding neighborhoods,
schools, parks, and other neighborhood
destinations.

Residential Site and Design Review Code Amendments | City of McMinnville | Urbsworks, Inc

Ground floor units

All ground floor dwelling units, regardless of whether they face
a public street or an internal area, must meet the requirements
of Universal Design Standards: Front Yards.

Parking

All parking areas must meet the requirements of Universal
Design Standards: Parking.

Common Open Space

Common open space areas must meet the requirements of
Universal Design Standards: Common Open Space

Dwelling units

All dwelling units that are not subject to Front Yard standards
must meet Universal Design Standards: Private Open Space.
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Apartment

Large Site Layouts

Break up parking into Connect parking areas, Buffer parking Minimize the
smaller areas and building entries, and areas with width and number
access from side streets open spaces with paved landscaping of driveways and

when possible

walkways.

curb cuts

Provide Align Centrally locate
different types buildings to common buildings
of open space surrounding and spaces

Group apartments, parking,
and open space into smaller
clusters

throughout site streets
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Part 2

Universal Design

Standards
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Introduction to Universal Design Standards

The universal design standards are standards that apply to
all or most housing types. These standards are related to site
design and provide information about how buildings face
the street, handle parking, are compatible with neighboring
homes, and must meet specific open space or private space
requirements.

Universal Design Standards Summary Table

Universal design standards apply to each housing type marked with an “X’, except where indicated as optional.

Tiny Cottage Single Town-
Ple . ADU Apartment

House Cluster Dwelling house
Facade X X X X X X X
Street Frontage X X X X X X X
Front Yard X X X X X X X
Alleys X X X X X X X
Parking X X X X X X
Common OS X X
Private OS X X X X X X X
Compatibility X X X X X X X
Partial alley (optional) X X X X X X X
Usable Site Yard X X X X X
Setback (optional)
Common Green X X X X X X X
(optional)
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Facade

Concept

The facade faces the street, or common greens, courtyards, or
other common open spaces. It should be inviting with entry
structures, such as porches, front doors and windows and other
human-scaled elements. When dwellings have car access from
the street, paved areas and garages should not dominate.

Welcoming fagades contribute to the overall
character of the neighborhood, promoting a
safe walkable and bikeable place.

Guiding Principles
Garages that do not dominate.

» Pair garages where possible to maximize planting strip
and potential for street trees.

» Minimize the width of garages in relationship to the
overall width of the facade.

» Garages should be recessed from entrances, making the
entrance more prominent than the garage

» When parking is provided in groups, such as for cottage
clusters and apartments, use landscaping to screen the
parking area from the street.

Inviting facades that are attractive and welcoming
» Windows face the street, avoid blank walls.

» Entrances face the street (emphasize private, ground
level entries to individual units when appropriate to the
housing type, such as townhouses and plexes.

» Pronounced shared building entries when appropriate to
the housing type, such as multi dwellings.

» Building elements (lighting, repeating projects, bay
windows, etc.) and private open space projections
(balconies, porches, terraces, etc.) provide functional
living space for residents and break up large facades.

Principle 8 - Human Scale Design.

Buildingsinclude design elements that
promote inclusion and interaction with the
right-of-way and public spaces, including,
but not limited to, building orientation
towards the street or a public space and
placement of vehicle-oriented uses in less
prominent locations.

Principle 12 - Housing Variety.

Similar housing types, when immediately
adjacent to one another, shall provide
variety in building form and design.
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Street Frontage

Concept

A common characteristic of McMinnville’s older residential
neighborhoods is a green leafy street edge that is created by
street trees, and the planted strip between the sidewalk and
the curb. When trees are given enough room for their roots to
mature successfully, their branches shade the sidewalk and
may even form a canopy over the street. Minimizing driveway
curb cuts maximizes the value of the plant strip. Uninterrupted
curb space also provides safer pedestrian environment and
room for parking on the street.

Minimizing driveway curb cuts maximizes
the value of the plant strip. Uninterrupted
curb space also provides safer pedestrian
environment and room for parking on the street.

There are several best practices that can maximize the amount
of uninterrupted street tree planting strip:

» Provide parking space at the rear of the lot via an alley.

» Space street facing driveways far enough apart for street
trees to be planted at frequent intervals.

» Pair street facing driveways to create more space for trees

» Coordinating the spacing of street trees with the spacing
of utilities access across the plant strip

Guiding Principle

Even while introducing a variety of housing types and
lot sizes (and widths), maintain the maximum amount of
uninterrupted and generous plant strip for street trees.
Promote a healthy canopy of street trees in McMinnville’s
residential neighborhoods.
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Principle 4 - Pedestrian Friendly.

Neighborhoods shall include a pedestrian
network that provides for a safe and
enjoyable pedestrian experience, and

that encourages walking for a variety of
reasons including, but not limited to, health,
transportation, recreation, and social
interaction.

Principle 7 - Accessibility.

To the best extent possible all features
within a neighborhood shall be designed
to be accessible and feature elements and
principles of Universal Design.

i

McMinnville neighborhood with planter strip and on street
parking.
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There is room for a continuous planter strip with ample street
trees when parking is accessed from an alley.

§

Driveway spacing does not provide enough space for a street
tree or on-street parking.
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24

Example diagram of 40-foot adjacent lots with single driveways

that meets the 24-foot driveway spacing requirement.
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Street Frontage

Frontage Type 1: Front-Loaded Parking

(b

Frontage Type 1: Front-Loaded Parking

o
o

Minimum distance
between driveways

Maximum driveway
width

Frontage Type 2: Front-Loaded Parking with Paired Driveways

| 00

Frontage Type 2: Front-Loaded Paired Parking

e Minimum distance 30 feet

between driveways

0 Maximum driveway width  TBD*

* Note - The maximum combined width of driveways that the City

finds would be acceptable needs to be determined.

Frontage Type 3: Alley-Loaded Parking

24 feet

40 percent of
frontage

Frontage Type 3: Alley-Loaded Parking

o
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Minimum street
frontage width

Refer to

development
standards by
housing type
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Front Yard

Concept

The front setback provides a vital transition between the public
area of the street and the private spaces within the dwelling.
The smaller the front setback is, the more important the
concept of layering public to private spaces becomes.

A typical three-part approach to layering is
a low fence at the back of the sidewalk, a
landscaped or paved dooryard, and before the
entrance to the dwelling—a porch, a stoop,
or a terrace. For very small front setbacks,
vertical distance can make up for the lack of
horizontal separation.

Guiding Principle

For all housing types the front setback—even when it is small
or zero, should be designed to provide a transition from the
public realm of the street to the private realm of the dwelling.
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Principle 4 - Pedestrian Friendly.

Neighborhoods shall include a pedestrian
network that provides for a safe and
enjoyable pedestrian experience, and

that encourages walking for a variety of
reasons including, but not limited to, health,
transportation, recreation, and social
interaction.

Principle 8 - Human Scale Design.

Buildings include design elements that
promote inclusion and interaction with the
right-of-way and public spaces, including,
but not limited to, building orientation
towards the street or a public space and
placement of vehicle-oriented uses in less
prominent locations.

Porches set back from the sidewalk are an inviting semi-private
space.
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Front Yard

RN P — 2
Landscaping, trees, and partially-open wall provide a transition with layers of

privacy from the sidewalk edge to the apartment building.

o7

Open porches are set back to a depth that provides usable
space for residents.

In a more urban context where entrances to residences

could be close to the sidewalk, a partially open fence and
landscaping creates layers of private to public space.
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Front Yard

-—.—.—.— — Property Line

Front Yard Type 1 is a traditional front yard where horizontal
and vertical separation provide privacy and achieve the 3-zone
transition from the back of the sidewalk to the front door.

V

Tl Sl ~al T T T el -

Type 1 Front Yard (Neighborhood Type)

Zone Requirement Intentand purpose Ways to meet the requirement

Marks the threshold between Must provide one of the following:
the public zone of the sidewalk 0

d the pri dwell Low fence
e Gateway and the private dwelling zone. 0

Low planting—shrubs, grasses

May provide a location for
address identification.

Fundamental requirements:
[0 Aminimum of 5-feet distance between inside edge of

Gateway and edge of Porch-Stoop-Terrace

‘D Front Yard Provides habitable and [0 A paved walkway between sidewalk and entrance, which may

Forecourtor  personalize-able outdoor space be combined with a driveway

Dooryard for the resident. Must provide one of the following or a combination:

1  Pedestrian-oriented hardscaped outdoor space
[0 Lawn or planted area
[0  Alternative option that meets the intent and purpose

Fundamental requirements: The porch, stoop, or terrace must be at

Provides an outdoor living least 36 square feet in area and have minimum dimensions of 6 feet
area that is physically and by 6 feet; and the porch must have a solid roof. In addition, must
visually connected to the provide one of the following:
G Porch, Stoop  public realm of the street. O Ornamental fencing or balustrade
or Terrace Provides opportunities for

S ) O lumn marcatin rimeter or rting the roof
community interaction. May Columns demarcating perimeter or supporting the roo

provide a location for address
identification.
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Front Yard

Gateway zone is created by projecting bays on either side of
the entry, while a balcony above provides rain protection on
the ground level.

Type 2 Front Yard (Urban Type)

Zone Requirement Intent and purpose Ways to meet the requirement

Marks the threshold between the Must provide one of the following:
public zone of the sidewalk and the 0

: dwell M id Low wall or fence
e Gateway private dwelling zone. May provide

L] Changein paving material
O Lowfence
0 Low planting—shrubs, grasses

a location for address identification.

At a minimum, provides a Fundamental requirements: Minimum of ten feet in depth.* Must
transitional zone between the provide one of the following:
domestic rea!m of the dwelling [0  Ornamental fencing or balustrade
Front Yard, and the public realm of the street. O Columns demarcatin fimeter or tina the roof
Q Forecourtor  Iflarger, it provides a habitable and olumns demarcating perimeter or supporting the roo
Dooryard personalize-able outdoor space for [ Planted area
the resident. U Wood decking
At a minimum, provides an Fundamental requirements: Minimum of ten feet in depth* Must
outdoor entry vestibule. If larger, provide one of the following:

it provides an outdoor living area

that is physically and visually

connected to the public realm of

o or Terrace the street. Provides opportunities
for community interaction. May
provide a location for address
identification.

Ornamental fencing or balustrade

Columns demarcating perimeter or supporting the roof
Recessed area

Overhanging balcony

Canopy

Porch, Stoop

ooood

*ltems b and ¢ may be combined into a single ten foot depth, provided the intent and purpose of each one is met.
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Alleys

Concept

Alleys are critical in limiting the number of driveways accessing
lots from the street edge. They also allow for housing types,
especially those that occupy narrow lots, such as townhouses
or tiny houses, to sit alongside more conventional lot widths.

The design, paving, maintenance, and lighting
of alleys is important to ensure they function
properly and are safe and attractive.

Alleys vary in width and can be public right of way or private
easement. Visually narrowing the perceived width of alleys
through landscaping, paving, and placement of garages or
Accessory Dwelling Units ensures that they are not used for
traffic. If well designed, they can be part of a total pedestrian
pathway system through the neighborhood.

Guiding Principle

Provide alleys wherever possible, especially in new subdivisions.
In existing neighborhoods, partial alleys can be provided.

/ ik
i FR

Showing an alley with a 28-foot right of way width and a
14-foot travel way (NACTO)
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Principle 4 - Pedestrian Friendly.

Neighborhoods shall include a pedestrian
network that provides for a safe and
enjoyable pedestrian experience, and

that encourages walking for a variety of
reasons including, but not limited to, health,
transportation, recreation, and social
interaction.

Principle 11 - Housing for Diverse
Incomes and Generations.

A range of housing forms and types
shall be provided and integrated into
neighborhoods to provide for housing
choice at different income levels and for
different generations.

Principle 12 - Housing for Diverse
Incomes and Generations.

Neighborhoods shall have several different
housing types.
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Shrubs, vines, an overhead trellis, and a change in paving color
visually narrow the alley width, however there is minimal space
for landscaping.

Garage doors set into an alcove created by a second story
porch provides storage for trash receptacles and minimizes the
prominence of the garage.
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Larger alley setbacks create opportunities for enhancements
such as potted plants and other items of personal expression
and ownership.

The curb physically and visually narrows the width of the alley.

Permeable paving is built into the lowest point at the center to
handle stormwater.
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Alleys
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Examples of low landscape
buffer treatments for an alley.
Alley Standards Type 1
e Travel Way Width 14 feet
Q Low Landscape Buffer 7.25 feet, each side
Alley Standards Type 2
e Travel Way Width 20 feet, minimum
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Parking

Development and Design
Standards

Garages
Applicability

» Site size: All sites
» Housing Types: All

» Zones: [to be determined]

Principle 8 - Human Scale Design.

Buildings include design elements that
promote inclusion and interaction with the
right-of-way and public spaces, including,
but not limited to, building orientation
towards the street or a public space and
placement of vehicle-oriented uses in less
prominent locations.

These standards apply to all garages that are accessory to

a dwelling whether they are attached or detached to the

primary dwelling.

Length of street-facing garage wall

The length of the garage wall facing the street may be up to
50 percent of the length of the street-facing building facade.

See Figure to the right.

Where the street-facing fagcade of the building is less than 24
feet long, the garage wall facing the street may be up to 12

feet long if there is one of the following.

1. Interior living area above the garage. The living area must
be set back no more than 4 feet from the street-facing

garage wall, or

2. A covered balcony above the garage that is:
» Atleast the same length as the street-facing garage wall;

» Atleast 6 feet deep; and

» Accessible from the interior living area of the dwelling unit.

Street-facing garage wall

The garage and driveway dominate the facade, which does not
meet the standards of a garage wall that is less than 50% of the
overall width of the facade.

Lot line

Sidewalk

| 50% max
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Parking

Garage setback

A garage wall that faces a street may be no closer to the street
lot line than the longest street-facing wall of the dwelling unit.

Whether attached to a residence or as a separate structure,
a covered storage facility (garage) for a vehicle on which the
main opening is toward a street shall be located not less than
20 (twenty) feet from the property line bordering the street.

Exception: Garage that is less than half the facade width
and flush with porch facade

A street-facing garage wall may be up to 6 feet in front of the
longest street-facing wall of the dwelling unit, if:

» The street-facing garage wall is 40 percent or less of the
length of the building facade; and

» Thereis a porch at the main entrance. The garage wall
may not be closer to the street lot line than the front
of the porch. The porch must meet the standards for
porches as set out in Universal Standards: Front Yard.

Exception: Sideways-facing Garages
The garage may extend in front of house when:

» Itis oriented perpendicular to the street and fronts on a
paved court. The side wall of the garage must meet the
requirements of Length of street-facing garage wall.

» The side wall of the garage— which in this case is the
street-facing facade—must meet the requirements of
Facade Universal Standards.

» In addition, the garage must meet the front setback
requirements of the underlying zone.

Exception: Garages adjacent to alleys

A garage adjacent to an alley may have a zero foot setback
from the alley, if allowed in the Development Standards table
for the applicable housing type.

Medium and Large Surface Parking Lots

Concept

A parking lot is a storage space for cars, and should provide
secure storage. Itis also a place where everyone is a pedestrian
while getting to or from their car. Therefore it should be
designed primarily for the ease, safety and comfort of a person
rolling or on foot.

Guiding Principles

Clearly defined pathways through parking lots and garages to
building entrances, surrounding sidewalks, and transit stops
enhance pedestrian safety. These pathways also provide an
opportunity to improve the appearance of parking lots.

Residential Site and Design Review Code Amendments | City of McMinnville | Urbsworks, Inc

i

Example of a parking lot through connection

Design parking lots and garages so that vehicles are not the
dominant feature.

To encourage bicycling as a mode choice, bike parking areas
should include bike repair, maintenance, and cleaning stations

Applicability

» Site size: All housing types where parking is provided for
nine parking spaces or more.

Fundamentals

Parking lot pathways should be designed as part of the
seamless accessibility network described in Apartment
Design Standards, particularly the

» Required through connection, and

» Required design elements

Driveways to shared parking areas are:
» Limited to one driveway per street frontage.
» Parallel parking is permitted on a driveway that

crosses a front, side or rear yard abutting a street, but
not within the required yard setback.
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Parking

Walkway surface must be clearly marked and differentiated from the surface parking area. Marking treatment may be paint or
paving material.

Required through connections
Through Connections may be multi-modal or used exclusively for bicycle and pedestrian access.

Through Connection required components and options

Walkway Planted area

Walkway must be paved, and 10 feet wide minimum. A planted area is required on one or both sides of the

Paved area may be: through connection walkway.

» 5 feet wide, minimum, each side of a drive aisle. Planted area must be a minimum of 6 feet wide. Planted

» 10 feet wide, minimum, one side of a drive aisle. areas may be:

» 10 feet wide, minimum, if no drive aisle. » 3 feet minimum, each side of the through connection
walkway.

(Drive aisle minimum width 12 feet)
» 6 feet minimum, one side of the through connection
Walkway surface must be clearly marked and walkway.

differentiated from the surface parking area. Marking

. ) ) Landscaped areas along a through connection may be
treatment may be paint or paving material.

interrupted by vehicular crossings.

Landscaped areas along a through connection count
toward required interior landscaping.
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Parking

Medium and Large Surface Parking Lots (continued)

Interior landscaping, minimum area
» Interior landscaping shall be required for off-street
parking areas 5,000 square feet or greater in size.

» For parking lots less than 50,000 square feet, the
minimum landscaped area is 5%.

» For parking lots 50,000 square feet and greater, the
minimum landscaped area is 8%.

» Planted areas may take the form of landscape areas
and planter bays.

» For the purposes of calculating landscaped areas,
parking lots are defined as [TBD].

Through Connection landscaping

» Landscaped areas along a Through Connection count
toward required interior landscaping.

Interior landscaping, trees

» Landscaped islands and peninsulas shall be evenly
distributed throughout all parking areas and
separated no more than 60 feet from another. Such
islands shall be provided with raised curbs, be a

Medium surface parking lot

Interior landscaping is required
for medium and large parking
lots. Planted areas may take
the form of landscape areas
and planter bays.

Landscaped islands and
peninsulas shall be evenly
distributed throughout all
parking areas and separated
no more than 60 feet from
another. Such islands shall be
provided with raised curbs,
be a minimum of five feet in
width, and shall each contain

»

minimum of five feet in width, and shall each contain
at least one deciduous tree. To achieve the maximum
canopy coverage, all trees shall be non columnar.

Trees may line the required Through Connection, and/
or be clustered within landscape islands or planter
bays, and / or shall be distributed throughout the
off-street parking area to create a canopy effect and
to break up expanses of paving and long rows of
parking spaces.

Parking lot perimeter landscaping

»

When a parking area abuts a property in a residential
zone, a site-obscuring fence or wall, either permanent
or of living material, shall be placed along the affected
property line.

Setbacks adjacent to buildings and structures

»

Where an off-street parking or vehicular use area is
located adjacent to a building or structure, the off-
street parking or vehicular use area shall be setback
from the exterior wall of the building or structure by
a minimum five-foot-wide landscape strip, or by a
minimum five-foot-wide paved pedestrian walkway.

at least one deciduous tree. To
achieve the maximum canopy
coverage, all trees shall be non

columnar. A . )
paint or paving material.

See “Fundamentals” for options.

10-foot wide Through Connection required no further than 200 feet apart, on center.
Walkways must be paved, and 10 feet wide minimum. Walkway surface must be clearly
marked and differentiated from the surface parking area. Marking treatment may be

A planted area is required on one or both sides of the through connection walkway.
Planted area must be a minimum of 6 feet wide. Landscaped areas along a through
connection may be interrupted by vehicular crossings.

Landscaped areas along a through connection count toward required interior landscaping.
See Through Connection required components and options.
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Common Open Space

Design Guidelines

Common open spaces offer residents social and health benefits
while also defining and bringing character to a development.
Common open spaces may include shared recreational facilities
such as play areas, sports fields or swimming pools; rooftop
decks that prompt interaction and include shared amenities
such as grills, play space, or seating. Common open spaces
may be located along connecting pathways and courtyards
or shared streets that allow for impromptu games of tag and
the opportunity to pass neighbors. Critical to the success of a
common open space is its location and territorial definition.
Common open space should be appropriately located so users
feel safe and residents take ownership and responsibility for
the shared space. The design should take into account its
relationship to units, entries, and windows, as well as how
landscaping or other barriers may impact sight corridors.
Common open spaces should have clear intended uses with
visual cues to inform users as to the desired function. Avoid
large, hard-surfaced or landscaped areas that lack furnishings
or other design elements suggesting specific activities. Break
down large spaces into smaller, comfortable outdoor rooms
through the use of fencing or low walls, furnishings and
lighting, building placement, and plantings. Sensitive design
will produce greater benefits than expensive materials or
furnishings and certainly more options for use than large
undefined open areas.

Applicability

» For the following housing types: Cottage Clusters,
Apartments

» Forinfill and new subdivisions

» In the following zones: [to be determined]

All developments over four units shall meet the fundamental
requirements for Common Open Space. In addition, projects
shall provide at least [four] of the options listed under Menu
of Options.

Fundamental requirements:

[J A common open space shall be provided that is
centrally located and designed with a clear function
that enhances the livability of residents. These
functions shall include passive and active uses. The
open space shall be accessible to all residents and if
possible be fronted by clearly defined unit entrances.
The common open space shall serve as the focus of
surrounding buildings. Entries and windows shall
face the common open space to provide informal
surveillance. Common open space shall be accessible
to all residents.
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Principle 3 - Parks and Open Spaces.

Parks, trails, and open spaces shall

be provided at a size and scale that

is variable based on the size of the
proposed development and the number
of dwelling units.

Principle 4 - Pedestrian Friendly.

Neighborhoods shall include a pedestrian
network that provides for a safe and
enjoyable pedestrian experience, and

that encourages walking for a variety of
reasons including, but not limited to, health,
transportation, recreation, and social
interaction.

Principle 7 - Accessibility.

To the best extent possible all features
within a neighborhood shall be designed
to be accessible and feature elements and
principles of Universal Design.

[0  Common open space shall be a minimum of 12.5%
of the site. Passive open space shall not be more
than [TBD]% of the site.

[0 When vehicular areas are located between dwellings
and common open space, clearly defined pathways
shall be provided to enhance pedestrian safety.
Pathway surface shall be clearly marked and
differentiated from the vehicular area with paint or
alternative paving material.

[0 Common open space shall have a minimum width or
depth of 20 ft.

[0 Walkways are required between dwellings and
common open space.
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Common Open Space

Exceptions

Common Open Space for Cottage Clusters must provide a
minimum of 400 sf per unit. Up to 50% can be in a constrained
area (e.g., wetlands, forested areas, or steep slopes). Cottages
must front at least two sides of common open space. Common
open space can be one contiguous area, or no more than
three separate areas. Each separate area needs a minimum of
4 cottages surrounding the common open space.

Common open space size may be reduced to 10% of the site
when the site isimmediately adjacent to a public park or plaza.

Properties within the Downtown Design Guidelines Area
may provide 100% of common open space as a rooftop deck
or provide alternative options to meet the fundamental
requirements in a way that is consistent with the design
guidelines.

Menu of Options

1  Provide opportunities for formal and informal
recreational use by residents of all ages. This
could be a shared recreational facility including
sport fields, play structure, bike track, courts,
swimming pool, or other options.

1  Provide tall deciduous trees for summer shade
and winter solar access. When possible preserve
and incorporate large existing trees at least
9 inches in diameter as a focal point of open
spaces.

[0 Enhance the usability of the space through the
inclusion of elements including seating, outdoor
lighting, weather protection and/or shade
structures, and art, among other features.

1 Incorporate landscaping that receives at least
50% of its irrigation from harvested rainwater.

L1 Provide opportunities for food cultivation
include a community garden and/or incorporate
cultivated species into the landscaping.

[0 A maximum of 50% of common open space
may be provided in a rooftop deck that includes
shared amenities, weather protection, and
landscaping, and is accessible to all residents.

0 Ashared outdoor courtyard or shared street/
woonerf that is enfronted by individual
entrances, windows, and balconies. There should
be a combination of hardscape and landscaped
space and/or planters.
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Cottage Clusters have shared open space at the heart of their
design, providing space for gathering or gardening, as well as
preserving existing trees and wetland areas.

Make the use of semi-public spaces unambiguous.

March 2020 | 63
106 of 187



Private Open Space

Concept

Every dwelling needs private open space for relief from indoors
and to provide access to fresh air, light, and nature. Private
open space may take many forms based on the size of unit.

Design Guidelines

Private open spaces should respond to the needs of residents.
While they may take a variety of forms and configurations
based on the scale of the building and its context, private
open spaces should be usable and provide an opportunity
for personalization and ownership by residents. Open spaces
should provide health and well-being benefits including access
to fresh air and sunlight, ability to grow food or shade their
dwelling with plants. They should translate into a perception of
anincrease in living space and the ability to invite the outdoors
in. Additionally, these open spaces can provide environmental
benefits with plants that consume carbon dioxide and help
reduce stormwater runoff. Spaces should be adequate to be
usable, allowing space for a chair to sit in, a place to barbecue
or hang clothes to dry, or for a pet to curl up. Private open space
should enhance the residential function of the building while
also improving the appearance of the building. They should
be integrated into the overall architectural form and add detail
to the facade. Placement can vary based on privacy concerns.
It can be combined across multiple floors.

Applicability

» For the following housing types: Plexes, Townhouses,
Apartments

» Forinfill and new subdivisions
» In the following zones: [to be determined]

All developments shall meet the fundamental requirement for
Private Open Space.

In addition, projects may provide private open space in the
form of one of the options listed under Menu of Options.
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Principle 3 - Parks and Open Spaces.

Parks, trails, and open spaces shall

be provided at a size and scale that

is variable based on the size of the
proposed development and the number
of dwelling units.

7 N o
Individual back deck or front porch provides small seating area
under cover from the elements.

Fundamental requirement

» All units shall have shall have a minimum of 36 square
feet of private open space that allows for personalization
and ownership of the space and contributes to the
livability and function of the dwelling. Any exterior
private open spaces shall be supplemented with
operable windows to allow for cross-ventilation, increase
air flow and provide the ability to control access to the
outdoors.

» 50% of upper units shall have a balcony that is accessible
from the interior of unit that is a minimum of 60 square
feet with no dimension less than 6 feet. These balconies
can be designed to be up to the full width of the
apartment in order to provide adequate space for use
and allow greater indoor/outdoor flow. Balconies can
be cantilevered, semi-recessed, or fully recessed. They
should be located based on privacy and environmental
concerns. If balconies are transparent, adequate storage
should be provided within the unit or the larger building
so that balconies do not become informal storage spaces.

» Private outdoor space at the ground-level must meet
the requirements of Universal Standards: Front Yard
regardless of whether the private outdoor space is in the
front, side, or rear of a building.
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Private Open Space

Menu of Options

O A“Juliet-style” balcony of 12" dimension that
allows resident to bring a sense of the outdoors
into the unit. Must have doors that can open
inwards or full-height sliding glass doors to
allow introduction of fresh air and sunlight. If
this item is selected, units must also include
operable windows to increase air flow/ability to
control access to the outdoors.

1 An upper story rooftop deck or terrace that
may include space for outdoor seating, dining,
and planters for cultivation. This terrace may be
stepped back on structures over two stories so
as to reduce the visual impact of upper floors.

1 Alternative option that meets the concept and
guiding principles.

Different configurations of private open space for upper units.

Multi-dwelling development with private open space large
enough for personalization and seating.
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Compatibility

Concept

New housing should be compatible with its surrounding
context while introducing new shape, size and detail variation,
enabling different housing styles and types to sit side-by-side
harmoniously.

Applicability
» For the following housing types: All housing types

» Forinfill and new subdivisions

» In the following zones: [to be determined]

Residential Site and Design Review Code Amendments | City of McMinnville | Urbsworks, Inc

Principle 8 - Human Scale Design.

Buildings include design elements that
promote inclusion and interaction with the
right-of-way and public spaces, including,
but not limited to, building orientation
towards the street or a public space and
placement of vehicle-oriented uses in less
prominent locations.

Principle 12 - Housing Variety.

Neighborhoods shall have several different
housing types.

Similar housing types, when immediately
adjacent to one another, shall provide
variety in building form and design.

These homes have similar rooflines and porch elements, but
they vary — one is gabled and one is hipped with a dormer
making them distinct from one another.
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Compatibility

Fundamental Requirements: Siting

Projects must meet all of the following requirements:

O

Single dwellings, duplexes, triplexes,
quadplexes, tiny houses, and dwellings within
cottage clusters that are of the same or very
similar design must be separated by at least
two lots and may not be directly across from
one another. Similar design consists of exterior
elevations that utilize the same or similar
rooflines, projections, garage doors, paint
colors, building materials, window sizes and
orientation.

On a site with multiple buildings of varying
scales (or that vary from the surrounding
context), provide a gradual transition between
scales. For example, locate dwellings that

are similar in scale and density along the
street frontage and transition to lower scale
and density buildings toward the rear of the
site. Use rear driveways and landscaping as a
buffer backing up to adjacent properties if of a
different scale.

Arrange building volumes and setbacks in a
way that reflects neighborhood patterns along
street frontages and contributes to the desired
character.

Arrange courtyard apartments so that end units
reflect a neighborhood context of detached
units along the street frontage.

Variation in color, roof form, and porch configurations have a
dynamic quality while consistent setbacks provide continuity.

Cookie-cutter homes with minimal change in form, window
openings, or color do not meet the standard for variation.
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Compatibility

O

Menu of Options: Massing

Projects must meet at least three options:

Use roof forms and bays to break up the overall
mass of larger dwellings and reflect the building
forms and scale of single dwellings.

Pair units under a single roof form and distinct
building volume to provide massing reflective
of detached dwellings.

Walls incorporate vertical wall offsets,
projections, or recesses to reduce building
facades into smaller volumes and define visually
distinct living unit modules.

Step back upper floors so that first two stories
frame the street and relate to the human scale and
reduce visual impact of the third and higher floor.

Mark a distinct physical transition between the
base and upper floors of a building through a
change in brick pattern, change in materials
and/or wall surface pattern, articulation of a
floor line, or change in window types.

Use horizontal elements the entire width of
the front facade to mark break between floors
or along roofline including band course, band
molding, bellyband, or belt course.

Use a variation in roof forms on all four
elevations of a structure to visually break up
monotony including pitched or sloping roof
elements, variations in pitch and height of roof
planes, dormers, eaves, gale or dormer end
brackets, corbels, or decorative wood timbers.

Limit continuous ridgelines to less than 40 feet
in length and continuous eaves to 25 feet in
length.

Step down taller buildings next to smaller
buildings to enable buildings of larger scale
but similar proportions to blend in with
surroundings
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The use of roof forms and changes in materials and colors that
reflect units of living decreases the perception of the massing
and scale of this apartment building.

1= 18

= , ARIGO, 1
=

Changes in roof form or the incorporation of smaller scaled
elements would improve the compatibility of the larger
building adjacent to the bungalow.
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Menu of Options: Human-Scale Detail

Smaller scale functional or decorative elements break up
visual monotony and provide human-scaled details that
provide interest and help define different building styles.
Additionally, these repeating elements relate to the scale
and context of surrounding existing dwellings, easing
transitions.

Front and public-facing building facades must meet all of
the following requirements:

1  Facades shall provide vertical offsets, projections,
or recesses to break up the building facade.
Vertical projections may encroach into exterior
side yard setbacks by up to 20 percent of the
required setback distance.

[0  Elevations shall include horizontal elements the
width of the facade. The horizontal elements
shall mark the break between floors or be located
along rooflines, and may include fascia, band
course, band molding, bellyband, or belt course.

LI A minimum of two types of building materials
shall be used on the front elevations.

O Trim with a minimum size of 3 inches on all
windows.

In addition, front and public-facing building facades must
provide at least four of the following options:
] Windows
Gables
Dormers
Architectural bays
Awnings made of fabric, metal or wood-framed
Change in wall planes
Ground floor wall lights/sconces
Transom windows
Balconies or decks

ODooooooodg

Columns or pilasters — not decorative
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Principle 8 - Human Scale Design.

Buildings include design elements that
promote inclusion and interaction with the
right-of-way and public spaces, including,
but not limited to, building orientation
towards the street or a public space and
placement of vehicle-oriented uses in less
prominent locations.

Bays create upper-level decks and provide recesses for entries
while differentiating units from one another.
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Subdivisions

Modular Block Layouts

Applicability
» For the following housing types: All housing types

» Forinfill and new subdivisions

» Inthe following zones: [to be determined]

Modular lot width

An intermix of housing types is possible if blocks are platted
with a lot width module that can be aggregated. If lots are
increments of 25 to 30 feet wide, and can be aggregated into
lots that are 50 or 60 feet wide (or 75 or 90 feet wide), a wide
variety of dwelling types can occupy the same block.

For example, narrow lot dwellings such as townhouses or tiny
houses on 25-foot lots may sit next to larger lot dwellings such as
courtyard apartments or cottage clusters on a 50 or 75-foot lot.

In a new subdivision, the greatest flexibility for lot variety is
provided by having an alley serve as parking and driveway to
each lot (see Figure “Block with Alley”).

When parking is accessed via a driveway from the front of
the lot, the lot width is governed by frontage requirements
of Universal Design Standards — Street Frontage, and the
minimum lot width will be 40 feet (see Figure “Block without
Alley”).

Block lengths

Most housing types can be accommodated on blocks that are
200 to 220 feet deep and 200 to 350 feet wide, with an alley
easement or dedicated right of way.

In an infill setting, narrow lot housing types may be “infilled”
between more conventional larger-lot detached homes. The
intermixing of lot widths ensures that affordable compact
housing types can sit side-by-side with detached single
dwellings. Cottage clusters and smaller-scale apartments,
such as garden apartments or walk-up apartments, can be
intermixed on 2-3 lots that have been aggregated. Such
apartments buildings need to be sized and designed to fit
into the neighborhood context.
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Principle 4 - Pedestrian Friendly.

Neighborhoods shall include a pedestrian
network that provides for a safe and
enjoyable pedestrian experience, and

that encourages walking for a variety of
reasons including, but not limited to, health,
transportation, recreation, and social
interaction.

Principle 12 - Housing Variety.

Neighborhoods shall have several different
housing types.

STREET

l'lu :

1T b
ﬂﬂ“““ri'

STREET

Block layout showing parking accessed from an alley.

JES—

STREET

STREET

Block layout showing parking accessed from the front, spaced
appropriately to accommodate street frontage requirement.
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Subdivisions

Partial alley at the end of a block

Applicability
» Optional for the following housing types: All housing
types

» Optional for infill and new subdivisions

Partial alley

A partial alley is where an alley is used to provide access to
parking at the rear of lots, in lieu of driveways located at the
front of the lot (see Figure, Partial Alley Block).

Turnarounds are not required for partial alleys.

Option 1: The total number of lots and units served by a partial
alley shall be [six lots], but no more than [six units].

Option 2: The total number of lots and units served by a partial
alley, if more than [six lots] or [six units], shall be approved by
the Fire Marshal.

Principle 4 - Pedestrian Friendly.

Neighborhoods shall include a pedestrian
network that provides for a safe and
enjoyable pedestrian experience, and

that encourages walking for a variety of
reasons including, but not limited to, health,
transportation, recreation, and social
interaction.

Principle 11 - Housing for Diverse
Incomes and Generations.

A range of housing forms and types
shall be provided and integrated into
neighborhoods to provide for housing
choice at different income levels and for
different generations.

Principle 12 - Housing Variety.

Neighborhoods shall have several different
housing types.

STREET

STREET

Hybrid infill block layout with partial alley at one end of a block
and front-loaded parking for the remainder.
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Subdivisions

Usable Side Yard Setback
Applicability

» Optional for the following housing types: Tiny houses,
plexes, single dwellings

» Optional for infill and new subdivisions

Usable side yard setback

A narrow side setback development is where dwelling units
sharing street frontage are shifted to one side of their lot, to
within 3 feet of the property line. This provides for greater
usable yard space on each lot. These developments require
that the planning for all of the house locations be done at the
same time, and the setbacks and exact location of each unit
is recorded on the deeds of the applicable lots. Proof of such
recording must be submitted as part of the building permit
application.

Building setbacks. The side yard setback on one side of the
house may be reduced to 3 feet. This reduction does not apply
to the side yard setback adjacent to a street, or to the side yard
setback adjacent to lots that are not part of the usable side
yard setback project.

Distance between houses

» Infill lots: The minimum distance between all buildings
in the development must be equal to twice the required
side building setback standard of the underlying zone.

» Tiny houses in new subdivisions: The minimum distance
between all buildings may be the minimum distance

required by the building official.
All other development standards that apply to the housing
type must be met, (e.g., distance between driveways).
A deed restriction must be recorded on the deed of each
applicable lot to ensure the continued fulfillment of this setback.
Eaves

Eaves on the side of a house with a reduced setback are not
permitted within the 3 foot setback distance, due to building
code requirements.

Privacy

Consider the privacy of neighboring properties by designing
homes with higher windows on the narrow setback side.
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Usable side yard setback homes provide enough space for
side yard patios. Adjacent homes were designed with high
windows on the narrow side for added privacy.

March 2020 | 72
115 of 187



Subdivisions

Common Greens

Applicability
» Optional for all housing types

» Optional for infill and new subdivisions

» In the following zones: {to be determined]

Corner common green

A corner common green has frontage on more than one
intersecting street, if the green is located at the corner of the
intersecting streets (see Figure, Corner Common Green).

Standards for all common greens

» Common Greens must include at least 400 square feet
of grassy area, play area, or dedicated gardening space,
which must be at least 15 feet wide at its narrowest
dimension.

» Turnarounds are not required for common greens.

» Common green must be sized to accommodate
expected users and uses, and take into consideration
the characteristics of the site and vicinity, such as the
pedestrian system, structures, natural features, and the
community activities that may occur within the common
green.

» Generally, common greens should be dead-end streets.
However, common greens may be through streets if
a public pedestrian connection is provided directly
abutting the common green, or in close proximity.

» Where a dwelling unit faces the common green, it must
meet the requirements for Front Yards.

Residential Site and Design Review Code Amendments | City of McMinnville | Urbsworks, Inc

Principle 3 - Parks and Open Spaces.

Parks, trails, and open spaces shall

be provided at a size and scale that

is variable based on the size of the
proposed development and the number
of dwelling units.

This common green preserved heritage trees and gives
residents a shared open space.

STREET

STREET
Alley

Corner common green allows for a flexible lot configurations.
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1. Introduction

In 2018, the City of McMinnville received a Technical Assistance planning grant from the
Department of Land Conservation and Development (DLCD) to develop a buildable land
inventory (BLI), housing needs analysis (HNA), and housing strategy. The BLI and HNA
determine whether the City has enough land to accommodate 20-years of population and
housing growth. They also address needs for 5-, 10-, and 46-year periods. The BLI and HNA
also provide the basis for an update to the City’s Comprehensive Plan Housing Element, as well
as the basis for developing a Housing Strategy to respond to the identified housing need. While
the BLI and HNA predominantly provide the quantitative basis, the Housing Strategy
addresses qualitative issues about how the City will plan for those needs, including policies to
ensure the community achieves enduring value for future generations.

This work was undertaken with guidance by a Project Advisory Committee through a series of
meetings, recommendations, and decision points. The project also included broader outreach
with a focus group and public open house to seek input on housing needs and strategies to
address identified needs.

Importantly, the housing strategy recognizes that the city does not build housing, but rather
provides the regulatory framework in which housing is built. The first part of the strategy
focuses on land use tools to ensure there is adequate land planned and zoned to meet the
community’s future housing needs, promoting opportunities for a variety of housing types,
whether market rate or subsidized housing. This strategy further strives to provide
opportunities for lower-cost market rate housing to the extent possible to achieve more housing
affordability without reliance on subsidies if and when possible. However, it is recognized that
housing for those with the lowest incomes is unlikely to be achieved at market rates, and will
require some housing provided through affordable housing models that also include subsidized
housing, choice vouchers, “sweat equity,” etc. Unfortunately, in a community the size of
McMinnville there are very few resources available to subsidize housing and without the
requested changes in HB 2997 2019, allowing McMinnville to implement inclusionary zoning on
housing developments for affordable housing, McMinnville has very few regulatory tools to
mandate affordable housing. Like many smaller cities in Oregon, McMinnville will continue to
face significant challenges providing subsidized housing for its residents with the lowest
incomes.

The City is committed to working hard to ensure that every resident in McMinnville has a great
neighborhood in which to live. Recently, the City adopted its Great Neighborhood Principles,
thirteen principles of neighborhood development describing what makes a great neighborhood
in McMinnville, with a goal of inclusivity and providing a great neighborhood for every
resident to live in regardless of income. See Exhibit 1.
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Exhibit 1. Summary of McMinnville’s Great Neighborhood Principles

McMinnville's Great Neighborhood Principles will guide land use patterns,
design, and development of the places where McMinnville citizens live,
work, and play.

Matural Feature Preservation Scenic ".I'iev_.rs

{Greatt Meighborhinods have open and receational spaces to
walk, play, qﬂ'uwa'ldrﬂwnwasa.m@h‘l‘h‘nd.

Greal Nesighborhonds are pedestrian frisndly for peopls of (roat Naighborhoods ane bike friendly for pecpla of all ages  Genat Neighborhoods hawe ingeroonnected strests that

all agess and abilities. and abilitics. prowide safe iravel route options, inceased conmectirity
anlﬂnhtddulrﬂll;admmdﬁhiﬁad

vt Nesghbaorhwoods provide sasy and comenient sooess
tomany of the dedtinatiors, activities, and loml sorvoos
Fuman intsraction within the built eméronment. that residants e on a daily hasic.

Groal Metghborhoods ane designed to be soosssitle and al-
lows for oase of use for people of all ages and shilities.

'=F|'.- -R rail ince

Greatt Meighborhoods complement adjacent rural aseasand 11 - Great Meighborhoods provide housing opportunities Great Neighborhoods have unique features, designs, and
Eramsaiion bebween urban and nol wses. fior pecple and fandies in all stages of ke fncal points o create peighboraod dharacter and identity.
12 - Great Neighborhoods have a wasiety of bulding foms

anad architectural vansdy to avoid monooulhse design.
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McMinnville’s housing strategy strives to make transformational and fundamental changes to
the Comprehensive Plan and Zoning Ordinance to ensure policies and regulations that provide
neighborhoods with a variety of housing types, income levels and generations, rather than the
homogeneous neighborhoods defined by Euclidean zoning.

Traditionally, when communities undertake their Housing Needs Analysis and Housing
Strategy, they determine what the make-up of the future population is for the community and
evaluate how they are going to meet the needs of that future population by identifying the
types of housing they will encourage through their policies and housing strategy. Typically, the
assumption is that the higher density housing is more affordable and therefore multi-family is
the most affordable housing type to serve the population base on the lower end of the
affordability spectrum (see Exhibit 2). However, that does not always bear true in reality and
may be what had led to some of the affordable housing issues.

With this Housing Strategy, the City intends to dispel the notion that each of the major
categories of needed housing types described in ORS 197.303(1)(a) (single family detached,
single family attached and multi-family) is a proxy for a level of affordability (see Exhibit 2).
Rather, it is recognized that there is a wide range of affordability within each of these major
housing types, and communities should have housing strategies that promote housing choices
in terms of housing types and in terms of ownership or rental, regardless of income. People are
making their housing choices based upon two factors: 1) what they can afford; and 2) how they
prefer to live (rental versus ownership, detached versus attached housing). Ideally a housing
strategy would provide housing at all income levels that provide choices for all preferences (see
Exhibit 3). There is not one “right” way to meet housing needs. Exhibit 4 provides a conceptual
illustration of how different communities might address housing needs in very different ways.

ECONorthwest McMinnville Housing Strategy 8
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Exhibit 2. Relationships between affordability, housing type, and strategy in the traditional statutory

model
Assumptions Inherent in
Traditional Statutory Model
Less Affordable More Affordable
—
1 2 3
A-Housing Type Single-Family Detached single-Family Attached Multi-Family
B-Density Low Density Medium Density High Density
C-Affordability High Cost Medium Cost Low Cost
ey ¥ v ¥
Housing Mix Reduce Share Increase Share Increase Share
Strategy Compared to Historic Compared to Historic Compared to Historic
Housing Density Increase Density of SFD Increase Density of SFA Increase Density of MFH
Strategy
Leads To: 'b * *
Presumptive * Lower % SFD in Mix =« Greater % 5FA in Mix + Greater % of MFH in Mix
Outcome * Increase Density of SFD | # Increase Density of SFA | » Increase Density of MFH
* Lower Cost: * Lower Cost: * Lower Cost:
¢ Less of the most = More of a more afford. | * More of the most
expensive housing type housing type afford. housing type
* Make this housing type = Make this housing type | » Make this housing type
more affordable by more affordable by more affordable by
increasing its density increasing its density increasing its density
Action: “Lock In” a mix and density,
and determine how to achieve those with the strategy
ECONorthwest McMinnville Housing Strategy 9
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Exhibit 3. Affordable housing types by income level

[= 50% of MHI)
500 HH i 20 Year Forscast
11% of total wnits

Very Low Income
[50 — 3% of MHI]

507 HH in 20 Year Forecast
11% of totad units

Low Ingome
[S0-80%. of MHI)
719 HH in 30 Year Forecast
15% af tatal units

Middle Income
180 - 120r% of MHI]
092 HH in 20 Year Forecast
21% of total units

High Income
[ 120% af BHI)
1,530 HH in 20 Year
Foredast
41% of total units

Tiny Home Villages
Mobile Homes

Tiny Hame ¥illages
Mohbile Homes
Marufsctured Homes

Tiry Home Villages
Muabile Homes
Manufactured Homes

Single Pamily Detsched
Cottage Clusters
Smmall Lot Subdivisians

Single Family Detached
Cottage Clusters
Small Lot Subdiidiand

5‘::;::‘ Single Family Detached - Cottage Clusters
Habitat and CHE, Section & Small Lot Subdivighong
Sirghe Family Detached -
Habitat and CHB, Section 8
Single Famiky Comman Wall Duplesss Cum-ml:n Wall Duphecors Cosnmon Wall Dupbeoes Common 'Wall Duglexes
Sectian Section § Townhomes Tewnhames
Terarnhamiss = Saction B Townhomas = Section 8
Duplexes — Section B Diaplexes — Section § Duiplenss - Sectian & Duplexey High End Dupbexes
Tripleses — Saction & Triplewes — Secton & Triplenes — Section 8 Triplexes High End Trplexes
Pulti-Family Ouadplexes — Section B Cuadplexes — Teilion B Qs plénsd — Sactsan & Oubsdplenes High End Qiasd phened
Apartments — Section & Apartments — Section & Apartments — Section 8 Apartments Apartments
Apartments - Subsidized Apartments - Subsadized Aparbments - Subsidized Condas Condos

Exhibit 4. Spatial models of housing density

& Combined Approach

Evenly Distributing Across all Zones

Sin-Story Wood Framed Apartments

Provision of housing is accomplished by a wide variety of organizations including the City,
builders, housing providers, and other organizations. Municipalities must fulfill certain
requirements under state law and can choose to undertake additional roles to help achieve
development of needed housing.

* The City of McMinnville’s Primary Role: Land Use Planning & Growth Management.
The City has a responsibility under state law to manage land use and development,
including land and backbone infrastructure for housing. The City does this through its
Comprehensive Plan and land use regulations. The City must adopt and amend plans to
ensure an adequate supply of land zoned to accommodate needed housing, together
with supporting infrastructure. Plans must be compliant with state and federal law,
while reflecting local values and vision for a livable community.

ECONorthwest
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The City of McMinnville’s Potential Roles. The City does not build housing. In
addition to its primary role in managing growth, the City may employ additional
strategies to help builders and housing providers deliver market-rate and subsidized
housing. Evaluation of these strategies, including evaluation of implementation options,
are typically the basis for the work plans various City committees carry out with the
appropriate charge. City committees generally include representatives of organizational
partners.

Housing Strategic Priorities

Through the technical analysis of the Housing Needs Analysis and input from the Project
Advisory Committee, the City identified four strategic priorities (SP). In light of Council’s
adoption of the Great Neighborhood Principals, the Housing Strategy includes a fifth priority to
address urban form. The strategic priorities are listed below.

Land Availability (SP1): This strategic priority focuses on strategies that ensure an
adequate land supply —not just a 20-year supply as Goal 10 requires, but also a pipeline
of serviced land that is available for immediate development. Strategies include tools
such as boundary amendments to expand the urban area, map amendments to increase
density or amount of residentially zoned, and policy and code amendments to address
development standards related to uses, density, and lot sizes. This Strategic Priority
focuses on land supply, capacity, and availability.

Wider Variety of Housing Types (SP2): This strategic priority intends to allow and
encourage a wider array of housing types. This includes all needed housing types
identified in ORS 197.303 and include tools to achieve a wider variety of housing types.
The city has already adopted some of these tools such as allowing corner duplexes and
accessory dwelling units. Other tools include expanding the types of housing allowed in
low density zones, and allowing housing types such as cottage housing, tiny homes, and
co-housing.

Housing Affordability (SP3): This strategic priority focuses on McMinnville’s housing
affordability issues. Much of that work is already underway with the council-appointed
Affordable Housing Task Force.! This housing strategy is coordinated with that effort
but does not intend to duplicate past or future efforts of the Task Force. As such, this
housing strategy focuses on a narrow range of strategies which may complement or
supplement Task Force efforts.

Infrastructure & Public Facilities (SP4): This strategic priority focuses on ensuring that
adequate and cost-effective infrastructure and public facilities are available to support
new housing. It includes provision of services by the City and other services providers,
including transportation, water, wastewater, stormwater, and parks functional plans.
There are two predominant aspects to this strategic priority. First, as the City evaluates
opportunities to meet needs within the current UGB, it is necessary to identify and

Lhttps://www.mcminnvilleoregon.gov/mahtf/page/mcminnville-affordable-housing-task-force-27
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evaluate existing infrastructure & public facilities planning assumptions, capacity, and
potential constraints which may need to be resolved to facilitate housing at authorized
densities, opportunities for infill and redevelopment, up-zoning, and/or special area
planning that may incorporate housing or mixed-use development. Second, it will be
necessary to evaluate infrastructure & public facilities needs associated with future
expansion areas, including potential Urban Reserve and UGB expansion areas. Some of
these issues may overlap, as there could be some cases where “downstream” capacity
considerations might affect additional growth whether within the current UGB or in
future expansion areas.

* Urban Form (SP5): This strategic priority focuses on preserving McMinnville’s
character. The adoption of the Great Neighborhood Principles provides the foundation.
This strategic priority includes strategies that preserve the character of existing
neighborhoods while allowing new housing, and strategies that ensure that the Great
Neighborhood principles are reflected in new development, in the unincorporated areas
of the UGB, and in future expansion areas. See Exhibit 4.

Each of the strategies and actions aligns with one or more strategic priorities.

ECONorthwest McMinnville Housing Strategy 12
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2. The McMinnville Housing Strategy

This Housing Strategy is an action plan. Accordingly, herein, the individual strategies and tools
have been re-organized into Strategies and Actions. Each strategy includes individual actions
grouped together as a series of tasks. When necessary these have been organized into a series of
sequential tasks when there are task dependencies that drive the order of the work. There may
also be certain efficiencies where there are similar tasks for more than one strategy that could be
carried out at the same time to address similar issues for multiple strategies.

Organizing strategies into these groups also provides a specific context for individual strategies.
The same strategy might be implemented differently depending on the specific context and
objective to be achieved. For example, planning for a “diverse housing type” zone might be
accomplished the same way throughout the UGB, or it might be tailored and accomplished one
way for infill and redevelopment and a different way for new lands brought into the UGB.
Grouping of strategies is also intended to help develop interdepartmental work plans, schedule
work, assign resources, and identify budget needs.

In addition to the 20-year Housing Needs Analysis required by state law for UGB planning, the
City also conducted the BLI and HNA to include analysis of land supply and housing needs for
5-, 10-, and 46- year periods to facilitate development of short-, medium-, and long-term
strategies which are responsive to different needs, issues, and constraints associated with each
of these time periods.

The McMinnville Housing Strategy was developed over the course of several meetings with the
Project Advisory Committee. The committee reviewed key issues and prioritized more than 80
potential land-use and non-land-use actions. The following supporting materials from the PAC
meeting are included as appendices to this document:

* Appendix A. Table 1. Issues Associated with Strategic Priorities. This table identifies
issues from the BLI and HNA and also evaluates current conditions; existing plans,
policies, and regulations; and new state law that might be addressed as part of the
housing strategy.

* Appendix B. Table 2. McMinnville Housing Strategy — Potential Strategies and Actions.
This table lists each strategy and cross references it with strategic priorities, applicability
to affordability groups, applicability to short/medium/long term needs and issues, and
other factors.

* Appendix C. Table 3. Description of Potential Strategies and Actions. This table
provides more detailed descriptions of the potential housing strategies and actions listed
in Table 2. In addition, the table provides further information about the potential scale of
impact of the strategy.

The Strategies and Actions described below cross-reference with the tables in the appendices
(where appropriate) and are identified by their numerical reference (for example Al). In some
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instances, additional implementation actions or tasks which are necessary as part of a strategy
were identified. Any additional actions do not have a cross-reference.

Further, committee members were presented with an “ease/impact” matrix to assist with
prioritizing the most impactful strategies and were also asked to consider how long it would
take to complete work and realize benefits of a strategy once initiated until completion, which
might require early initiation. This is discussed at a high level under the headings for the
strategies below.

Exhibit 5. Ease/Impact Prioritization Matrix

EASE OF EXECUTION [Time, Resources, ete,)

Low  f——— gl

Low Easa, High Impact High Ease, High Impact
5 Longer-Tarm Rasults, Planning Immediate Rasults
= “Major Projacks” “Cnmck Wins®
=
:
=
E Low Ensa, Low Impascl High Ewse, Low Impach
- Mot ¥Worth Daing Mary be Wiorth Daing
b= Drop, Don't Waste Your Time™ “Fill-Ins"
3
=9
-

:

Strategies and Actions

The following strategies and actions have been identified to respond to McMinnville’s future
housing need and will be further evaluated by the appropriate City committees, with public

ECONorthwest McMinnville Housing Strategy 14
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processes, research, and an opportunities and constraints analysis. The strategies and actions
were discussed and prioritized by the PAC. Implementation may also identify other key
strategies and actions that need to be undertaken as part of a group of strategies undertaken
together. Note that some individual actions may be part of more than one strategy.

Based on the City’s roles in addressing housing needs described above, the strategies in each
exhibit are grouped into two broad categories:

* Land Use Strategies. (Shown in green headings). These are related to the City’s
primary role of land use planning and management.

* Other, Non-Land Use Strategies. (Shown in orange headings). These are other
strategies the City may employ to help builders and housing providers deliver needed
housing. These strategies must still all occur within the parameters of the land use
framework. Some of these strategies are also used by other organizations and partners
involved in provision of housing.

Land Use Strategies

Strategy 1. Growth Planning

Summary: This strategy focuses on increasing the supply of buildable lands and conducting all
of the associated planning and implementation tasks which are required.

This strategy will predominantly address Strategic Priority 1: Land Availability. It will also
address issues of Infrastructure & Public Facilities. It is also a prerequisite to being able to
address many of the strategic priorities and address a wide variety of affordability objectives.
This Strategy is low ease / high impact. This work needs to be started/continued in the short-
term because it will take years before the results / benefits are realized. Many of the following
actions include additional planning and implementation actions.

Potential Actions or Projects:

1.1  Develop an Urban Reserve Area (URA) (E36). Cities may establish Urban Reserve
Areas (URAs) for a period of up to 30 years beyond the Urban Growth Boundary
(UGB) planning period of 20 years, for a combined period of up to 50 years. These
become the highest priority lands for future UGB expansions. Urban Reserve Areas
provide an opportunity for efficient infrastructure planning and future urbanization.

1.2 Establish a Framework Plan for the URA (E37). A framework plan identifies the
major land uses, transportation backbone, infrastructure needs, and sequencing for
the long-term growth within the URA. As these lands come into the UGB, area plans
will be developed to ensure land uses and housing are provided consistent with the
long-term framework plan.
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1.3

1.4

1.5

1.6

1.7.

1.8.

1.9.

1.10.

Identify an Expanded UGB per the URA (E38). Urban Reserve Planning helps guide
where to establish an Urban Growth Boundary to meet needs for the 20-year planning
period. In addition to other applicable law, this action could also potentially establish
local criteria for housing affordability as part of the UGB expansion process.

Develop Area Plans for UGB Lands Identifying Housing Opportunities (E39). Area
plans for the UGB refine the framework plan into a more detailed land use plan for
areas within the UGB. Development proposals would require master plans consistent
with the area plans.

Conduct Infrastructure Planning for URA and UGB Areas (Update infrastructure
plans for growth lands) (D29). Infrastructure plans are generally sized with capacity
for build-out of the Urban Growth Boundary. Expansion of the UGB will necessitate
updates to the public facility plans to provide capacity to serve new areas.
Infrastructure planning can also be sized to accommodate future growth within
designated Urban Reserve Areas, providing for more cost-efficient provision of
services.

Update Goal 5 Natural Resource Planning & Policies, incl. Wetlands and Riparian
Areas (F41). The City has not adopted certain local “Goal 5” resource policies, which
will be required, including a Local Wetland Inventory (LWI) and standards for
riparian corridors. These will further affect or inform the capacity of lands within the
UGB and future growth areas.

Update Goal 7 Hazards Planning & Policies, incl. Landslide Susceptibility (F42).
The City has not adopted certain local “Goal 7” policies for hazards, including areas
mapped by DOGAMI (The Oregon Department of Geology and Mineral Industries)
as high landslide susceptibility. DOGAMI is in the process of refining their mapping
which will further inform this work, which could affect or inform the capacity of
lands within the UGB and future growth areas.

Review and Update City/County Urban Growth Management Agreement (UGMA)
if needed. The UGMA defines planning authorities and procedures between the city
and Yambhill County for the unincorporated areas of the UGB.

Implement Great Neighborhood Principles (C26). In April 2019, the City adopted
Great Neighborhood Principles (GNP) and associated policies as part of the
Comprehensive Plan. Some of these policies address mixed income and mixed
housing neighborhoods. These policies will need to be implemented with code
amendments, which can include other strategies, such as Strategy A2 to achieve a
Diverse Housing Zone.

Create a Diverse Housing Zone (A2). Explore residential zoning with targeted/
minimum density and multiple allowed housing types. This zone would authorize a
variety of housing types and sub-types including single-family detached and attached
and multi-family housing types (such as duplexes, triplexes and quad-plexes, and
cottage clusters). In contrast to traditional zoning, this strategy would be used to
implement Great Neighborhood Principles (GNP), including the framework and area
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planning for growth areas, to specify a housing mix and associated average density
that would need to be achieved in an area.

1.11. Develop a High-Density Residential Zone (A3). This strategy would be used in
conjunction with and to complement the Great Neighborhood Principles and diverse
housing zone (A2) to provide for higher density housing types in specific areas, such
as more dense core areas, centers, nodes, etc. which would be higher density than the
densities for housing types which would be incorporated on smaller lots within the
diverse housing zone, such as duplexes, cottages, townhomes, row houses, and tri-
and quad-plexes.

1.12. Develop Annexation Process to Mandate Housing Types Upon Annexation per
Area Plans (E40). Lands brought into the UGB are placed in an urban holding zone,
allowing for annexation phasing plans. Annexation would require master plan
approval addressing required housing mix and average density, site design, and
development standards.
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Exhibit 6. Summary of Potential Actions or Projects

Time Period
Reference Tasks or Projects Near- | Mid- | Long-
term | term | term
1.1 E36. Plan for Urban Reserve Area (URA) X
1.2 E37. Develop Framework Plan for URA X
1.3 E38. Plan for UGB within Urban Reserve X
14 E39. Develop Area Plans for UGB X X
1.5 D29. Conduct Infrastructure Planning for URA and X
UGB Areas.
1.6/1.7 F41 & F42. Update Goal 5 and Goal 7 planning for X
URA and UGB areas.
1.8 Review and Update City/County IGA if needed X
1.9 B26. Establish Guidance on Implementation of Great X
Neighborhood Principles That Will Inform Land Use
for Urban Reserves and UGB.
1.10/1.11 A2 & AS3. Establish Provisions in the Zoning X
Ordinance for a New “Diverse Housing” Zone and a
New “High Density” Zone
1.12 E40. Establish Requirements for Master Planning Prior X
to Annexation to Ensure Areas Will Be Consistent with
Framework and Area Plans, Great Neighborhood
Principles, and Affordability Targets.
ECONorthwest McMinnville Housing Strategy 18
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Strategy 2. Housing Development in Existing UGB

Summary: This strategy focuses on increasing the capacity of lands already inside the UGB for
residential development. Some of the actions may also have capacity benefits for future lands
not already in the UGB.

This strategy addresses Strategic Priorities 1 (Land Availability) and 5 (Urban Form). This
strategy seeks to achieve more efficient use of land within the current UGB through more
efficient land use — which is also required by Goal 14 and ORS 197.296. It helps address short-
term needs, and it addresses urban form through decisions implementing policies for Great
Neighborhood Principles within the current UGB.

This strategy is low and high ease / high impact. This work needs to be started/continued in the
short-term and may see both immediate as well as long-term results.

Potential Actions or Projects:

21  Create a Diverse Housing Zone (A2). Explore residential zoning with targeted/
minimum density and multiple allowed housing both within existing zones and in a
new zone as applicable. This zone would authorize a variety of housing types and
sub-types including single-family detached and attached and multi-family housing
types, such as duplexes, cottages, townhomes, row houses, and tri- and quad-plexes.
In contrast to traditional zoning, this strategy would be used to implement Great
Neighborhood Principles (GNP).

2.2 Develop a High-Density Residential Zone (A3). This strategy would be used in
conjunction with and to complement the Great Neighborhood Principles and diverse
housing zone (A2) to provide for higher density housing types in specific areas, such
as more dense core areas, centers, nodes, etc. which would be higher density than the
densities for housing types such as such as duplexes, cottages, townhomes, row
houses, and tri- and quad-plexes which would be incorporated on smaller lots within
the diverse housing zone.

2.3  Provide Density Bonuses to Developers (A15). The local government allows
developers to build housing at densities higher than are usually allowed by the
underlying zoning. Density bonuses are commonly used as a tool to encourage
greater housing density in desired areas, provided certain requirements are met. This
strategy is generally implemented through provisions of the local zoning code and is
allowed in appropriate residential zones. Bonus densities can also be used to
encourage development of low-income or workforce affordable housing. An
affordable housing bonus, if the proposed project provides a certain amount
affordable units, would allow more housing units to be built than what would be
allowed by zoning.
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24

2.5

2.6

2.7

Promote Infill Development, Allowing Flexibility in Existing Zones with
Appropriate Design and Development Standards (A13). This policy seeks to
maximize the use of lands that are fully developed or underdeveloped and makes use
of existing infrastructure by identifying and implementing policies that (1) improve
market opportunities and (2) reduce impediments to development in areas suitable
for infill or redevelopment.

Update Infrastructure Plans for Infill Development (D28). In some developed areas,
infrastructure plans including waste water collection and transportation may have
assumed no additional development and were not planned for infill and
redevelopment to higher intensity. Further, in undeveloped areas, these plans may
have assumed growth would occur at historic densities, which may be less than the
maximum density permitted by zoning, limiting density of new development where
there may be a desire to encourage infill and redevelopment.

Implement Great Neighborhood Principles (C26). In April 2019, the City adopted
Great Neighborhood Principles (GNP) and associated policies as part of the
Comprehensive Plan. Some of these policies address mixed income and mixed
housing neighborhoods. These policies will need to be implemented with code
amendments, which can include other strategies, such as Strategy A2 to achieve a
Diverse Housing Zone and A13 to promote infill development with appropriate
design and development standards.

Re-designate or Rezone Land for Housing (A1). The types of land rezoned for
housing are vacant or partially vacant low-density residential and employment land
rezoned to multifamily or mixed use. In rezoning land, it is important to choose land
in a compatible location. When rezoning employment land, it is best to select land
with limited employment capacity (e.g., smaller parcels) in areas where multifamily
housing would be compatible (e.g., along transit corridors or in employment centers
that would benefit from new housing). This policy change increases opportunity for
comparatively affordable multifamily housing and provides opportunities for mixing
residential and other compatible uses.
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Exhibit 7. Summary of Potential Actions or Projects

Time Period

Reference Tasks or Projects Near- | Mid- | Long-

term term term

2.1 A2. Create a Diverse Housing Zone X
22 A3. Develop a High-Density Residential Zone X
2.3 A15. Provide Density Bonuses to Developers X
2.4 A13. Promote Infill Development, Allowing Flexibility X

in Existing Zones with Appropriate Design and
Development Standards

2.5 D28. Update Infrastructure Plans for Infill X
Development
2.6 B26. Establish Guidance on Implementation of Great X

Neighborhood Principles That Will Inform Land Use
for Urban Reserves and UGB.

2.7 Al. Re-designate or Rezone Land for Housing X

Strategy 3. Infrastructure & Public Facilities Planning

Summary: This strategy would provide data to help inform decision-making about where there
might already be infrastructure capacity that could accommodate additional growth or make
adjustments to capital projects already identified in infrastructure plans that haven’t yet been
built, to achieve efficiencies and add capacity.

As special area planning has been undertaken, and as higher density development applications
have been submitted, there has been additional ad-hoc infrastructure analysis that indicates
there may be limitations to capacity to serve new development consistent with zoned densities,
through infill and redevelopment, within special area planning areas, or through up-zoning.
Sufficiency of infrastructure capacity and public facilities will also be a factor in evaluating
future growth areas.

This strategy should be undertaken early as a prerequisite to other projects. It will provide
information needed to help inform other work. This strategy has the potential to help meet
short-term needs as well as address longer-term infrastructure and public facility needs.

This strategy is low and high ease / high impact. This work needs to be started/continued in the
short-term and may see both immediate as well as long term results.
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Potential Actions or Projects:

3.1

3.2

3.3

34

3.5

3.6

Assess Infrastructure Capacity to Support Infill (D28, Supports D30, D35). This is a
variation on option D28 & D30. It will provide data to help support other efforts that
could Use a “value engineering” approach to determine available capacity or
potential infrastructure projects to add capacity and identify areas that could be used
for infill/redevelopment, up-zoning, more efficient use, etc., possible reallocation of
density etc. The intent is to identify where capacity exists and consider land use
options that might capitalize on that capacity. It could also help identify areas with
known limited capacity, where plans already include projects for maintenance or
some new capacity, and whether those improvements could upsize the same planned
improvement to achieve more capacity if there are areas that could be up-zoned, etc.

Repeal Outdated Policies Related to Old Sewer Treatment Capacity Limits (C27).
Previously, the City’s sewer treatment plant (water reclamation facility) had
limitations on treatment capacity, and the City established policies that limited
density in certain areas commensurate with the treatment capacity limitations. The
treatment capacity of the plant has increased, and those limitations are no longer
necessary, and should be repealed.

Identity Issues and Plan for Water Zone 2 Infrastructure Improvements (D34). The
western portion of the UGB is at a higher elevation which requires separate
infrastructure for water service within Water Service Pressure Zone 2, which will
require a new water storage tank. Buildable lands within the UGB which area in Zone
2 will be unavailable for development until they can be served with water. The
investment in the Zone 2 water infrastructure won’t occur without sufficient area and
timely development to help fund the necessary water infrastructure.

Develop Infrastructure Allocation Policies (D30). If there are current infrastructure
capacity limits, developing policies to allocate the capacity can provide greater
certainty about capacity and allowable density of development phasing in the short
term, in support of development, redevelopment, and infill priorities.

Identify Areas with Underutilized Infrastructure Capacity (D35). Areas with
underutilized infrastructure capacity may be evaluated as candidates for additional
development intensity of vacant lands or infill and redevelopment opportunities in
developed areas.

Encourage “To and Through” Infrastructure Policies (D33). These policies ensure
infrastructure extensions are sized to serve development as well as to extend beyond
the development in the future to serve outlying properties.
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Exhibit 8. Summary of Potential Actions or Projects

Time Period

Reference Tasks or Projects Near- | Mid- | Long-
term | term | term
3.1 D28. Assess Infrastructure Capacity to Support Infill X
3.2 C27. Repeal Outdated Comprehensive Plan Policies X
Related to Old Sewer Treatment Capacity Limits
3.3 D34. Identify Issues and Plan for Water Zone 2 X
Infrastructure Improvements
3.4 D30. Develop Infrastructure Allocation Policy
3.5 D35. Identify Areas with Underutilized Infrastructure
Capacity
3.6 D33. Encourage To and Thru Infrastructure Policies X

Strategy 4. Special Area Planning

Summary: This strategy includes planning for defined geographic areas or special districts to
adjust existing land use plans and evaluate opportunities to include housing or mixed-use
development and determine whether and how that could occur.

Strategy 4 relates to Strategy 2 (Housing Development in Existing UGB). This strategy
recognizes studies that are currently underway and that are in the Planning Department’s
future work plan that assess the potential for housing in McMinnville’s core and on Three Mile
Lane.

Because two of these projects are already underway, this planning phase is high ease / high
impact. Work on two of the special area plans will be completed in the short-term and may see
both immediate as well as long term results.

Potential Actions or Projects:

41  City Center Housing Strategy (underway, B23). The strategy will evaluate a defined
area within the City Center for opportunities to increase context-sensitive housing
within that area. This work has the potential to implement other strategies. The study
area is partially within the designated Urban Renewal District area where eligible for
TIF (K62), and could include strategies such as such as infill (A13), redevelopment,
rezoning for residential use (A1), up-zoning (A3), identification of possible
opportunity sites (H48), and determination of associated infrastructure needs (D28).
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4.2 Evaluate Three Mile Lane for Residential Development (underway, B24). The Three
Mile Lane Area Plan includes evaluation of land use alternatives that could include
opportunities to increase housing within the defined study area. This work has the
potential to implement other strategies, which could include rezoning to residential
or mixed-use (A1), up-zoning (A3), and determination of associated infrastructure
needs (D28, D30).

4.3  Undertake a Highway 99W Corridor Study — Explore Opportunities for Higher
Density Mixed-Use Development (B25). This work could include opportunities for
higher density mixed-use development in anticipation of changing commercial

patterns.

Exhibit 9. Summary of Potential Actions or Projects

Reference

Time Period

Explore Opportunities for Higher Density Mixed-Use
Development

Tasks or Projects Near- | Mid- | Long-
term | term | term
4.1 B23. City Center Housing Strategy (underway) X
4.2 B24. Evaluate Three Mile Lane for Residential X
Development (underway).
4.3 B25. Undertake a Highway 99W Corridor Study - X

Strategy 5. Land Use / Code Amendments

Summary: This strategy includes different policy options that could be incorporated into the
land use policies and development standards to help meet housing needs consistent with

McMinnville’s Great Neighborhood Principles. Many of these could be undertaken

independently of one another but might be reviewed more efficiently if evaluated together at
the same time through a single review process.

These code amendments generally do not need to be undertaken in a specific sequence. They
may individually vary in ease and impact. Some may be required for statutory compliance.

Potential Actions or Projects:

51  Allow Duplexes, Cottages, Townhomes, Row Houses, and Tri- and Quad-Plexes in
Single-Family Zones with Appropriate Design & Development Standards (A9).
Allowing these housing types can increase overall density of residential development
and may encourage a higher percentage of multifamily housing types. This approach
would be implemented through the zoning ordinance and would list these housing
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types as outright allowable uses in appropriate residential zones. These housing types
provide additional affordable housing options and allow more residential units than
would be achieved by detached homes alone.

52  Implement Other Code Amendments Prioritized by the PAC. These include the
following:

e  Allow More Housing Types (A9)

e  Develop a High-Density Residential Zone (A3)
e  Permit ADUs in SF Zones (A11)

e  Allow Small Residential Lots (A4)

. Mandate Minimum Residential Densities (A6)
e Increase Allowable Residential Densities (A7)

¢  Promote Infill Development, Allowing Flexibility in Existing Zones with
Appropriate Design and Development Standards (Underway) (A13)

e  Allow Small or “Tiny” Homes and Identify Opportunities for Tiny Home
Developments. (A12)

. Allow Clustered Residential Development (A8)
¢  Allow Cohousing and “Group Quarters” (SROs, etc.) (A10)
e  Evaluate Transfer of Density for Protection of Natural Features (A 18)

5.3  Streamline Zoning Code and Other Ordinances (G44). Complexity of zoning,
subdivision, and other ordinances can make development more difficult, time
consuming, and costly. Streamlining development regulations can result in increased
development. As part of the streamlining process, McMinnville should evaluate
potential barriers to affordable workforce housing and multifamily housing. Potential
barriers may include height limitations, complexity of planned unit development
regulations, etc.

54  Implement the Great Neighborhood Principles (C26). In April 2019, the City
adopted Great Neighborhood Principles (GNP) and associated policies as part of the
Comprehensive Plan. Some of these policies address mixed income and mixed
housing neighborhoods. These policies will need to be implemented with code
amendments, which can include other strategies, such as Strategy A2 to achieve a
Diverse Housing Zone.

5.5  Repeal Outdated Policies Related to Old Sewer Treatment Capacity Limits (C27).
Previously, the City’s sewer treatment plant (water reclamation facility) had
limitations on treatment capacity, and the City established policies that limited
density in certain areas commensurate with the treatment capacity limitations. The
treatment capacity of the plant has increased, and those limitations are no longer
necessary, and should be repealed.
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5.6  Evaluate Code for Fair Housing Act Best Practices (A22). Historically, many
communities have regulated residential use through definitions of “dwelling,”
“family,” and “household” that described the maximum number of related and/or
unrelated people living as a household within a dwelling unit. These regulations
typically predated the Fair Housing Act, and new best practices which further the
Fair Housing Act take a different approach to defining these terms and regulating
residential use. Resulting regulations are more inclusive in permitting residential use.

5.7  Advocate for Inclusionary Zoning Enablement — State Legislation and Annexation
Processes (A14). Inclusionary zoning policies tie development approval to, or provide
regulatory incentives for, the provision of low- and moderate-income housing as part
of a proposed development. Mandatory inclusionary zoning requires developers to
provide a certain percentage of low-income housing. Incentive-based inclusionary
zoning-provides density or other types of incentives. Price of low-income housing
passed on to purchasers of market-rate housing; inclusionary zoning impedes the
"filtering" process where residents purchase new housing, freeing existing housing
for lower-income residents. Some cities have long had quasi-inclusionary housing
provisions in their codes that are implemented at the point of annexation. SB 1533
2016 and HB 2997 2019 related to this issue but failed to provide inclusionary zoning
reform that meets McMinnville’s needs.
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Exhibit 10. Summary of Potential Actions or Projects

Time Period

Reference Tasks or Projects Near- | Mid- | Long-
term term term
5.1 A9. Allow Duplexes, Cottages, Townhomes, Row X

Houses, and Tri- and Quad-Plexes in single-family
zones with appropriate design & development
standards

5.2 Other code amendments prioritized by the PAC. X X X
¢ A9. Allow more housing types

¢ AB3. Develop a high-density residential zone
e All. Permit ADU in SF Zones

¢ A4. Allow Small Residential Lots

e A6. Mandate Minimum Residential Densities
e A7.Increase Allowable Residential Densities

e A13. Promote Infill Development, Allowing
Flexibility in Existing Zones with Appropriate
Design and Development Standards (Underway)

e A12. Allow small or “tiny” homes and identify
opportunities for tiny home developments.

¢ AS8. Allow Clustered Residential Development

¢ A10. Allow Cohousing and “Group Quarters”
(SROs, etc.)

e Al9. Evaluate Parking Code as a Barrier to

Housing

e A18. Evaluate Transfer of Density for Protection of
Natural Features

5.3 G44. Streamline Zoning Code and Other Ordinances X X X
54 C26. Implement the Great Neighborhood Principles
5.5 C27. Repeal Outdated Policies Related to Old Sewer
Treatment Capacity Limits
5.6 A22. Evaluate Code for Fair Housing Act Best X
Practices
5.7 Al4. Advocate for Inclusionary Zoning Enablement — X

State Legislation and Annexation Processes
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Other, Non-Land Use Strategies

Strategy 6. Programs for Affordable Housing (Non-Land Use)

Summary: This strategy includes different policy options that could be evaluated
independently of one another. These are not land use actions, and don’t go through the land use
process. These don’t become part of the Comprehensive Plan and land use regulations.

This strategy includes a prioritized list of actions to be evaluated by the Affordable Housing
Task Force and/or other City committee. These are listed in priority identified by the PAC. This
list can generally be undertaken for individual evaluation rather than as part of a larger
sequenced project.

These actions range from low to high ease and low to high impact and are listed per priority for
discussion and evaluation.

Potential Actions or Projects:

6.1  Pursue Funds for Affordable Housing (City Influence). This strategy recognizes that
there are funding mechanisms that the City can institute that could be used for
affordable housing.

e Transient Lodging Tax Funds for Affordable Housing (K68). The City receives
30% of the transient lodging taxes collected to offset impacts of tourism on city
services. Some cities have dedicated some or all of these funds towards
affordable housing under the premise that short term rentals are displacing
affordable housing supply and that the tourism industry creates more demand
for affordable housing.

e Urban Renewal Funds or Tax Increment Financing (K63). The City can direct
urban renewal funds to incentivize workforce housing in the city center.

e  Construction Excise Tax (K64). Recent state legislation allows cities to collect a
construction excise tax dedicated specifically for affordable housing.

e Community Development Block Grant Funds (K69). The City can apply to the
State of Oregon for Community Development Block Grant Funds as part of the
state’s entitlement program. And the City can pursue a Principal City CDBG
Entitlement status.

6.2  Financial Incentives Supporting Inclusionary Zoning (I52). In addition to regulatory
mandates and incentives for inclusionary zoning, there can be financial incentives to
help achieve inclusionary zoning, or to help increase the level of affordability or
percentage of affordable units. If a City adopts both inclusionary zoning and a
Construction Excise Tax, a city must offer certain incentives for developments subject
to inclusionary zoning.
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6.3 Reduced or Waived Planning Fees, Permit Fees, SDCs for Affordable Housing
(I55). Planning fees, permit fees, and SDCs can be reduced or waived for qualifying
affordable housing developments. McMinnville has already enacted planning,
permit, and certain SDC waivers for qualifying affordable housing developments.

6.4  Vertical Housing Tax Abatement (Locally Enabled and Managed) (I51). Subsidizes
"mixed-use" projects to encourage dense development or redevelopment by
providing a partial property tax exemption on increased property value for qualified
developments. The exemption varies in accordance with the number of residential
floors on a mixed-use project with a maximum property tax exemption of 80% over
10 years. An additional property tax exemption on the land may be given if some or
all of the residential housing is for low-income persons (80% of area is median income
or below). The proposed zone must meet at least one of the following criteria:
Completely within the core area of an urban center; Entirely within half-mile radius
of existing/planned light rail station; Entirely within one-quarter mile of fixed-route
transit service (including a bus line); Contains property for which land-use
comprehensive plan and implementing ordinances effectively allow “mixed-use”
with residential.

6.5 SDC Financing and Credits (I53). Enables developers to spread their SDC payment
over time, thereby reducing upfront costs. Alternately, credits allow developers to
make necessary improvements to the site in lieu of paying SDCs. Note that the City
can control its own SDCS, but often small cities manage them on behalf of other
jurisdictions including the County and special districts. Funding can come from an
SDC fund or general fund. In some cases, there may be no financial impact. Can come
in the form of student, low-income, or workforce housing.

6.6  Parcel assembly (H45). Parcel assembly involves the city’s ability to purchase lands
for the purpose of land aggregation or site assembly. It can directly address the issues
related to limited multifamily lands being available in appropriate locations (e.g.,
near arterials and commercial services). Typical goals of parcel assembly programs
are: (1) to provide sites for rental apartments in appropriate locations close to services
and (2) to reduce the cost of developing multifamily rental units. Parcel assembly can
lower the cost of multifamily development because the City is able to purchase land
in strategic locations over time. Parcel assembly is more often associated with
development of government-subsidized affordable housing, where the City partners
with nonprofit affordable housing developers.

6.7  Multiple-Unit Limited Tax Exemption Program (Locally Enabled and Managed
(I49). Multi-unit projects receive a ten-year property tax exemption on structural
improvements to the property as long as program requirements are met. There is no
ground floor active use requirement for this tool. The City of Portland’s program, for
example, limits the number of exemptions approved annually, requires developers to
apply through a competitive process, and encourages projects to provide greater
public benefits to the community. This program is enabled by the state, but managed
by the local jurisdiction.
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6.8  Sole Source SDCs (I54). Retains SDCs paid by developers within a limited
geographic area that directly benefits from new development, rather than being
available for use city-wide. This enables SDC eligible improvements within the area
that generates those funds to keep them for these improvements. Improvements
within smaller areas can enhance the catalytic and redevelopment value of the area.
This tool can also be blended with other resources such as LIDs and TIF. Funding can
come from an SDC fund or general fund. In some cases, there may be no financial
impact. The housing can come in the form of student, low income, or workforce
housing.

6.9  Grants or Loans (I56). Through the annual budget process, the City can allocate
funds to assist affordable housing developments as part of an Affordable Housing
Fund. Assistance can also be provided through no- or low-interest loans. That
typically occurs in conjunction with a revolving loan fund that allows the fund to
grow over time as loans are repaid.

6.10 Vacant Property Tax. This strategy would assess additional taxes on vacant
residential properties. The intent is to disincentivize land holding and speculation
and to encourage housing development.

6.11 Fee for Demolition of Affordable Home for Expensive Home. This action would
assess additional fees for certain demolitions. It would be modeled after a policy in
Lake Oswego. The intent is to preserve affordable housing stock.
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Exhibit 11. Summary of Potential Actions or Projects

Time Period

Reference Tasks or Projects Near- | Mid- | Long-
term | term | term
6.1 Pursue Funds for Affordable Housing (City Influence) X X X
e K68. Transient Lodging Tax Funds for
Affordable Housing.
e K63. Urban Renewal Funds or Tax Increment
Financing.
e Ké64. Construction Excise Tax.
e K69. Community Development Block Grant
Funds.
6.2 I52. Financial Incentives Supporting Inclusionary X
Zoning
6.3 I55. Reduced or Waived Planning Fees, Permit Fees, X
SDCs for Affordable Housing
6.4 I51. Vertical Housing Tax Abatement (Locally Enabled X
and Managed)
6.5 I53. SDC Financing and Credits
6.6 H45. Parcel Assembly X
6.7 149. Multiple-Unit Limited Tax Exemption Program
(Locally Enabled and Managed
6.8 I54. Sole Source SDCs X
6.9 Vacant Property Tax X
6.10 I56. Grants or Loans X X
6.11 Fee for Demolition of Affordable Home for Expensive X
Home
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Strategy 7. Leveraging Partnerships for Housing (Non-Land Use)

Summary: This strategy includes different policy options that could be evaluated
independently of one another. These may require a partner organization to take on a new or
expanded role or may require formation or identification of a new organizational partner.

Several of the high priority actions identified by the PAC require partnerships with external
organizations.

Potential Actions or Projects:

7.1  Support Partners Pursuit of Affordable Housing Funds for:

* Low Income Housing Tax Credit (P78). The Low-Income Housing Tax Credit
Program (LIHTC) is an incentive to encourage the construction and rehabilitation
of rental housing for lower-income households. The program offers credits on
federal tax liabilities for 10 years. Individuals, corporations, partnerships and
other legal entities may benefit from tax credits, subject to applicable restrictions.
Annually, the U.S. Department of Treasury allocates tax credits to each state.
Oregon Housing and Community Services (OHCS) administers’ the tax credit
program for the state of Oregon. Tax credits offer direct federal income tax
savings to owners of rental housing developments who with a developer are
willing to set-aside a minimum portion of the development’s units for households
earning 60 percent or less of gross area median income. Developers of tax credit
developments typically sell the credits to investors who are willing to provide
capital in return for the economic benefits (including tax credits) generated by the
development.

* Homeownership Programs (I57). Cities (and other partners) use a variety of
programs to assist with homeownership

0 Homebuyer Assistance Programs. These Down Payment Assistance loans
help low- or moderate-income households cover down payment and closing
costs to purchase homes on the open market. These programs either give
loans or grants, most frequently to first time homebuyers.

0 Inclusionary Housing Program. Some cities have an Inclusionary Housing
Ordinance (IH) requires that new residential development contribute at least
20% of the total units as permanently affordable housing. Options for
meeting this requirement can be allow the affordable units to be located on
or off site. Cities that use inclusionary housing generally have programs to
ensure that housing continues to be affordable over the long-term.

0 Partnerships. Cities often work with partnerships with nonprofit agencies
that provide homeownership assistance.

* Oregon Affordable Housing Tax Credit (P77). The 1989 Oregon Legislature
created the Oregon Affordable Housing Tax Credit Program (OAHTC). Under the
OAHTC Program, the Department has the authority to certify tax credits for
projects. Through the use of tax credits, lending institutions are able to lower the
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cost of financing by as much as four percent for housing projects or community

rehabilitation programs serving low-income households. The savings generated
by the reduced interest rate must be passed directly to the tenant in the form of

reduced rents.

* Housing Rehabilitation Programs (I59) Cities (and other partners) often offer
home rehabilitation programs, which provide loans to low- and moderate-income
households for rehabilitation projects such as making energy efficiency, code, and
safety repairs. Some programs provide funding to demolish and completely
reconstruct substandard housing.

= State Affordable Housing Funding (M73). 2019 proposed legislation, HB 3349
that would change the tax income code to eliminate certain deductions, and the
resulting revenues would fund state affordable housing programs.

7.2 Community Land Trust (CLT) (H47). A Community Land Trust (CLT) creates
permanent affordability by severing the value of the land and the improvements (i.e.,
the house). The land is held in trust by a nonprofit or other entity then leased to the
homeowner. The homeowner enjoys most of the rights of homeownership, but
restrictions are placed on use (e.g., owner occupancy requirement), and price
restrictions on resale ensure that the home remains affordable. CLTs may be used in
conjunction with land banking programs, where the city or a nonprofit housing
corporation purchases a future site for affordable housing or other housing that meets
community goals. A variation to the community land trust is to have the City own the
property rather than the land trust, and lease property to income-qualifying
households (such as low-income or moderate-income households) to build housing.
The City would continue to own the land over the long-term, but the homeowner

would be able to sell the house. Restrictions on resale ensure that the home remains
affordable.

7.3  Affordable Housing Property Tax Abatement (I50). There are several statutory
authorizations for different types of affordable housing property tax abatements
which could apply to affordable housing developments that aren’t already tax
exempt. Some of these can be designated for a limited duration.

74  Land Banking (H46). Land banks are public or community-owned entities created to
acquire, manage, maintain, and repurpose vacant, abandoned, and foreclosed
properties for conversion into productive use. Land banks can play a variety of roles.
They can play a very limited role, such as simply acquiring property on behalf of a
local municipality, or a broader role of property developer. It is important to note that
land banks are not financial institutions: financing comes from developers, banks, and
local governments. Land banks may be granted special powers via state enabling
legislation. These powers can include the ability to remove legal and financial
barriers, such as delinquent property taxes, that often render vacant and abandoned
properties inaccessible or unattractive to the private market. Land banks acquire
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properties through different means, but the most common pipeline is the property tax
foreclosure system.

Exhibit 12. Summary of Potential Actions or Projects

Time Period
Reference Tasks or Projects Near- | Mid- | Long-
term | term | term
7.1 Support Partners Pursuit of Affordable Housing Funds X X X
for:
e P78. Low Income Housing Tax Credit
e 157. Home Ownership Programs
e P77.Oregon Affordable Housing Tax Credit
e I59. Housing Rehabilitation Programs
e  M73. State Affordable Housing Funding
7.2 H47. Community Land Trust (CLT) X
7.3 H50. Affordable Housing Property Tax Abatement
7.4 H46. Land Banking X
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3. Appendices

The McMinnville Housing Strategy builds upon various materials provided to the Project
Advisory Committee (PAC) throughout the project. Materials from the May 21st PAC meeting
are attached as appendices:

Appendix A. Table 1. Issues Associated with Strategic Priorities. This table identifies
issues from the BLI and HNA and also evaluates current conditions; existing plans,
policies, and regulations; and new state law that might be addressed as part of the
housing strategy.

Appendix B. Table 2. McMinnville Housing Strategy — Potential Strategies and Actions.
This table lists each strategy and cross references it with strategic priorities, affordability
groups, and other factors.

Appendix C. Table 3. Description of Potential Actions. This table provides more detailed
descriptions of the potential housing strategies and actions listed in Table 2. In addition,
the table provides further information about the potential scale of impact of the strategy.

Appendix D. Prioritization Results from May 21, 2019 PAC Meeting.

Links to full size copies of these materials and additional supporting materials are provided
below. Due to the length and format of documents, these materials are incorporated by
reference through links to files on the City website.

Materials from May 21t PAC Meeting (includes above tables)

https://www.mcminnvilleoregon.gov/sites/default/files/fileattachments/planning/page/1
675/0-5-housing_strategy memo and tables 5-14-2019.pdf

Materials from the March 7t PAC Meeting: Thinking About McMinnville’s Future
Housing Needs — A Guide

https://www.mcminnvilleoregon.gov/sites/default/files/fileattachments/planning/page/1
675/city memo - housing strategy guidancel.pdf

January 22" Focus Group Notes (see Exhibit 2)

https://www.mcminnvilleoregon.gov/sites/default/files/fileattachments/planning/page/1
675/housing pac _meeting 5 materials 3-7-2019 print.pdf

February 5% Public Open House Notes (see Exhibit 3)

https://www.mcminnvilleoregon.gov/sites/default/files/fileattachments/planning/page/1
675/housing pac_meeting 5 materials 3-7-2019 print.pdf
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Issues Associated with Strategic Priorities

(Barriers, Opportunities, New Requirements, Additional Considerations)

Appendix A

This table identifies issues from the BLI and HNA and also evaluates current conditions; existing plans, policies, and regulations; and new state law that might be addressed as part of the housing strategy.

Table 1. Issues Associated with Strategic Priorities

1. Land Supply, Capacity,
& Availability

2. Wider Variety of Housing Types

3. Affordability

4. Infrastructure

5. Great Neighborhood Principles
& Urban Form

Land Use Issues & Considerations

Barriers:

Lack of available, buildable land in the UGB
to meet short-term needs.

Some “Buildable Lands” in the UGB aren’t
truly “available” for development, despite
presumptions stated in state statutes or
administrative rules. Land may be
unavailable due to unwilling property
owners, including the unincorporated UGB,
etc.

There are additional plan updates required
and lag time after land is added to the UGB
before it can be rezoned and ready for
urban development.

There is uncertainty in the Buildable Land
Inventory regarding additional “Goal 5”
natural resource impacts. The City will
need to conduct planning for a local
wetland inventory and riparian corridors to

There is uncertainty in the Buildable Land
Inventory regarding additional “Goal 7”
hazards impacts. The state will be refining
landslide hazards mapping; in addition,
there is no statute or administrative rule
interpreting the state’s landslide hazard
susceptibility classifications.

See additional barriers under
“Infrastructure” related to serviceability of
buildable lands in the UGB and unknowns
about current downstream capacity that
could affect service of expansion areas.

determine impacts on buildable land supply.

No “middle housing” zone. There isn't a
zoning district between the R-3 and R-4 zones
in the Zoning Ordinance, which could cover a
density range of 11-20 units/acre typical of 2-
story “middle housing” types. This means
zoning options are lower density or higher
density.

-The R-3 zone allows for density in the
range of approximately 7 to 11 du/acre; it
doesn’t allow for attached housing or
multi-family housing over 2 units.

-The R-4 zone allows for density in the
range of approximately 9 to 30 du/acre; it
is the only residential zone that allows for
attached housing and multi-family housing
with 3 or more units.

-This can exacerbate infrastructure
planning for somewhat higher densities,
since a rezone from R-3 to R-4 would allow
a significant increase from 11 to 30 units
per acre, rather than a more modest
increase from 11 to 20 units per acre.

No existing residential zone allows density
greater than 30 du/acre (R-4), except when
higher density is authorized as a conditional
use in the defined core area. The R-4
standards also apply in commercial zones that
allow residential uses.

The highest density residential zone (R-4) also

allows single-family development as a stand-
alone permitted use with a minimum lot size

Current Inclusionary Zoning (1Z) Enabling
Legislation Limits Cities. Current state law
provisions governing local “inclusionary zoning’
have largely been inapplicable in McMinnville
since it is currently authorized only for multi-
family structures with 20 or more units, which
isn’t the type of multi-family housing typically
built in McMinnville. Further, inclusionary
zoning isn’t current authorized for single-family
housing.

4

In addition, the definition of affordability in the
IZ legislation doesn’t authorize cities to
establish affordability requirements below 80%
median income.

Until infrastructure planning is completed, it is
unknown whether “downstream”
infrastructure in the UGB will be able to serve
future expansion areas without first being
upsized to allow for extensions.

Buildable lands within the UGB in Water
Service Zone 2 are unserviceable in the short-
term until a Zone 2 reservoir is built (estimated
10 years).

Sewer Capacity Constraints. The sewer
(wastewater) collection plan was based on
development of vacant lands at historic
development densities by zone, rather than
maximum density permitted by existing zoning.
In addition, this planning didn’t assume
developed properties would experience infill
and redevelopment at higher density permitted
by existing zoning. This presents constraints:

- Constraints to Code Amendments. This
may limit code amendments that would
authorize additional, “middle housing” types
within existing zoning districts.

- Constraints to Permitted Development
and Densities. This doesn’t always allow
development of vacant lands consistent with
maximum density permitted by existing
zoning.

- Constraints to Infill & Redevelopment.
This doesn’t always allow infill and
redevelopment of developed properties
consistent with higher or maximum density
permitted by existing zoning.

Current Euclidean Zoning System Limits Mix
of Housing and Density. However, most
development occurs through the Planned
Development process which achieves housing
mix to some extent (up to 25% of area) based
on density averaging of the underlying zone.
However, this requires reducing density of
other housing to achieve the same average,
or requires rezoning.

Form-Based Codes. Some “form-based
codes” can allow development that is
compatible within a neighborhood by
regulating the size and physical characteristics
of a building, while providing flexibility
regarding the density within the building
envelope. The same exterior building
form/envelope can contain fewer large units
or a greater number of smaller units. Some
density-based codes can prevent this
flexibility. This should be considered when
implementing Great Neighborhood Principles,
Diverse Housing Types zoning and public
facilities planning. It is unclear how this could
be implemented in a way that satisfies
statutory requirements which require a
density-based zoning.
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1. Land Supply, Capacity,

2. Wider Variety of Housing Types

3. Affordability

4. Infrastructure

5. Great Neighborhood Principles

& Availability & Urban Form
of 5,000 square feet. This could be a barrier
to achieving other needed housing. - Constraints to Upzoning. This doesn’t
always permit upzoning of vacant lands

Finer-Grained Zoning. There is a need for a already in the UGB.
finer gradation of residential uses based on
“scale”. Anything over a duplex or semi- Short-Term Housing Strategies May be
detached housing (two attached units) is only Impacted by Capacity Constraints. More
permitted in the R-4 zone. Further, for 3 or efficient use of land within the current UGB
more units, there is no differentiation of multi- would be a strategy to help meet short-term
family housing development that has the same needs until additional land is available through a
number of units, whether all in one building or UGB amendment, associated public facility plan
in multiple smaller buildings. More smaller- updates, and extension/ availability of services
scale structures can be permitted and to those lands. However, this strategy may be
compatible within different neighborhood impacted by infrastructure capacity issues.
contexts.

Transportation Plan Modeling. Transportation
Some uses may already be permitted, but not Planning assumed no further development in
in all zones, so there may be a need to certain developed areas, posing similar potential
increase opportunities for where certain uses issues as described above for sewer, possibly
are permitted. Finer gradation will help this. affecting infill & redevelopment, upzoning, etc.
Fair Housing Act. Code provisions should be Existing Policies Restricting Density. Due to
reviewed in the context of Fair Housing Act previous sewer treatment capacity limitations
best practices to ensure residential living which are no longer applicable, the City adopted
models aren’t inadvertently prohibited by the density restrictions for part of the UGB which
zoning ordinance due to outdated definitions are no longer needed and should be formally
and regulations. repealed.
Other Co-Living Land Uses. Places where
people live are classified by the Census Bureau
as either residential use or group quarters.
Some codes inadvertently prohibit some
residential living situations and housing types
that don’t technically meet the definition of
residential use, but would typically fall under
the Census Bureau'’s classification of group
quarters. Some of this may be addressed
through code provisions consistent with Fair
Housing Act best practices.

Opportunities:

SB 2997 Enabling Legislation for Broader Use
of Inclusionary Zoning. If enacted, SB 2997 will
allow McMinnville greater discretion in use of
“inclusionary zoning” to specify a % of housing
in new developments as part of land use
approval.
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& Availability

2. Wider Variety of Housing Types

3. Affordability

4. Infrastructure

5. Great Neighborhood Principles
& Urban Form

New Requirements:

HB 2001 “Middle Housing” Mandates. If
enacted, HB 2001 will mandate that cities to
plan for and permit small “middle housing”
multi-family types in more zones.

HB 2001 ADU Mandates. If enacted, HB 2001
will require change to McMinnville’s current
ADU implementation (to eliminate off-street
parking requirements for ADUs).

HB 2001. If HB2001 is enacted,
implementation of GNP will need to be
consistent with HB 2001 mandates.

Additional Considerations:

Transition from Current Zoning Structure.
The transition from the current zoning
structure to regulations that implement Great
Neighborhood Principles will mean some
traditional land use tools more applicable to
Euclidean zoning with more separated housing
types and densities won't be applicable. There
may be some more traditional tools that
would be used in the interim as
implementation of the Great Neighborhood
Principles is phased in (map amendments that
upzone property, code amendments that
authorize more efficient use in existing zones,
etc.).

Inclusivity of Diverse Housing Types. In
addition to providing opportunities for a wider
variety of housing types, it will be key that this
is closely coordinated with the implementation
of Great Neighborhood Principles to address
inclusion of these diverse housing types within
neighborhoods, together with appropriate
requirements for mix and average density,
design standards, and other considerations.

Context-Based Design Standards. Some
design standards are based on use and don’t
account for different locational contexts, such
as different urban vs. suburban forms and
design standards for multi-family development
depending on location and context.

It would be useful to map current capacity,
currently planned capacity, and capacity that

would result from public facility plan updates.

If there are areas unlikely to experience new
development, it may be possible to transfer
allowed density to other areas where sewer
capacity could be utilized for new
development or infill.

Great Neighborhood Principles Adopted.
The City has adopted Great Neighborhood
principles which will need to be implemented.

Great Neighborhood Principles -
Implementation. The City will be
implementing the recently adopted Great
Neighborhood Principles, which will be a
transformative step in how the City regulates
residential land use in a manner than
provides for neighborhoods with a mix of
housing types and housing for different
incomes.

Phase-in of Great Neighborhood Principles
will need a strategy. Some existing developed
areas may have different requirements as the
implementation is phased in.

Special Area Planning Projects Underway.
Several district planning efforts are underway
that may identify nodal areas suitable for
higher-density housing than would be
achieved within the context of smaller
neighborhood settings.

Larger development sites should be subject to
framework planning that sets performance
requirements for future neighborhood
developments.

(Some housing related aspects of planning for
urban form will be incorporated into a
broader urbanization strategy which will
include planning for all uses).
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Other Issues and Considerations Related to Delivery of Housing (Non Land Use)

Barriers

Lack of Housing Supply Prevents Partner
Resources from Being Fully Utilized. Many
Section 8 Housing Choice Vouchers available
through the Housing Authority can’t be used to
help subsidize housing costs due to lack of
housing or housing within the price point that
would allow vouchers to be used. Reducing the
cost of market-rate housing could also present
an opportunity to more fully utilize these
vouchers to provide a subsidy for more
affordable market-rate housing.

Lack of available sites could preclude partners
such as the Housing Authority from developing
affordable housing using Low Income Housing
Tax Credits, which means lost opportunity for
use of outside funds which would be highly
competitive if sites were available.

Administrative Cost Could Impact Ability to
Manage a Housing Program that Requires
Monitoring of Deed Restricted Affordable
Housing. Deed-restricted affordable housing
can help ensure affordable housing supply is
maintained, but can require a housing program
and staff to administer a program over the long
term. (There could be exploration of potential
partnership opportunities to administer a
program).

Opportunities

(Time Sensitive). Opportunity Zone.
McMinnville has a significant area within a
designated Opportunity Zone which can be an
incentive to affordable housing.

New Opportunity: SB595 Enabling Legislation
for Affordable Housing Funds. If enacted, SB
595 will allow cities to decide whether to
dedicate a portion of local transient lodging tax
to affordable housing.
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New Requirements

Additional Considerations

Education & Awareness. It is important to
keep homebuilders up to date on regulatory
changes and opportunities for new housing
types authorized by code amendments.

In addition, some uses may already be
permitted in some zones by a less familiar
name.

It is also important to evaluate what is a
permitted use vs. what is actually built. The
community may assume certain uses aren’t
permitted because they haven’t been built,
when that might not be the reason.

There may be reasons why trending ideas
aren’t being built in the housing market that
need to be further explored. (financial,
regulatory, etc.)

Transitional Housing. There is a need for both
permanent housing and transitional housing.

There is a need to increase more affordable
owner-occupied housing opportunities as well
as rental opportunities. Further, such housing
equity can help households maintain housing
options as housing prices escalate. (Supported
by land use tools to authorize a wider variety of
housing types in more areas).
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TABLE 2. MCMINNVILLE HOUSING STRATEGY — POTENTIAL STRATEGIES AND ACTIONS - DRAFT MATRIX

Appendix B
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LAND USE STRATEGIES (City)

A | Evaluate Zoning Code and Other Ordinances to
Advance Strategic Priorities (efficiencies, regulatory
incentives, and regulatory mandates)

1 | Re-designate or rezone land for housing Y Y Y Y L-H Y Y Y Y-S Y Y Y Y Y Y Y Y-O Y

2 | Explore residential zoning with a targeted/minimum Y Y Y Y M-H Y Y Y Y-C Y Y Y Y Y -
density standard and multiple allowed housing types.

3 | Develop a High Density Residential Zone Y Y Y Y M-H Y Y Y Y Y-C Y Y Y Y Y Y Y Y -

4 | Allow Small Residential Lots Y Y L-M Y Y Y Y Y-C Y Y Y Y Y -

5 | Mandate Maximum Lot Sizes L-M Y-C -

6 | Mandate Minimum Residential Densities Y Y Y Y L-M Y Y Y Y Y-C Y Y Y Y Y -

7 | Increase Allowable Residential Densities Y Y Y Y L-M Y Y Y Y Y-C Y Y Y Y Y Y =

8 | Allow Clustered Residential Development Y Y Y Y Med Y Y Y Y Y-C Y Y Y Y Y Y -

9 | Allow Duplexes, Cottages, Townhomes, Row Houses, Y Y Y Y L-M Y Y Y Y Y-C Y Y Y Y Y - Y (R) (R)
and Tri- and Quad-Plexes in single-family zones with HB2001
appropriate design and development standards

10 | Allow Co-housing and “Group Quarters” (SROs, etc.) Y Y L-M Y Y Y Y Y Y Y Y Y -

11 | Permit Accessory Dwelling Units (ADUs) in single-family Y Y Y Y Low Y Y Y Y-C Y Y Y Y Y Y Y Y- Y (R) (R)
zones (Further Revisions to Current Implementation) HB2001

12 | Allow small or “tiny” homes & identify opportunities for Y Y Y Y L-M Y Y Y Y Y-C Y Y Y Y Y Y Y Y (0)
tiny home developments

13 | Promote Infill Development by allowing for flexibility in Y Y Y Y L-M Y Y Y Y-C Y Y Y Y Y Y Y Y Y-S Y
existing zones with appropriate design and
development standards

14 | Evaluate Incentive-Based Zoning for Affordable Housing Y Y L-M Y Y Y Y Y Y Y Y - (0)
(Inclusionary Zoning - Regulatory Mandates Paired with
Incentives, Eligibility for Financial Incentives)

15 | Provide Density Bonuses to Developers Y Y Y Y Low Y Y Y Y Y-C Y Y Y Y -

16 | Allow Transfer or Purchase of Development Rights Y Y Y Y L-M Y Y Y Y-C Y Y Y Y Y Y -

17 | Transfer of Density Y Y Y Y L-M Y Y Y Y-C Y Y Y -

1
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18 | Evaluate transfer of density for protection of natural Y Y Y Y L-M Y Y Y Y-C Y Y =
features - develop policies
19 | Evaluate reduced parking standards for different Y Y Y Y Low Y Y Y Y-C Y Y Y Y Y -
housing types
20 | Reduce Street Width Standards (Further Revisions) Y Y Low Y-C Y Y-1 N
21 | Regulations to Preserve Existing Housing Supply Y Y Y Y Low Y Y Y Y Y Y Y Y -
22 | Fair Housing Act Best Practices Y Y Y Y L-M Y Y Y Y Y Y Y Y Y Y Y =
B | Conduct Special Area Planning which Includes
Housing Opportunities
23 | City Center Housing Strategy Y Y Y Y L-M Y Y Y Y Y-C Y Y Y Y Y Y Y Y Y-S
24 | Evaluate Three Mile Lane for Residential Development Y Y Y Y L-M Y Y Y-C Y Y Y Y Y Y Y-S
25 | 99 W Corridor Study - Promote Higher Density Mixed- Y Y Y Y L-M Y Y Y Y-S Y Y Y Y Y Y ?
Use Development in anticipation of changing
commercial patterns.
B | Ensure Comprehensive Plan Policies Support
Strategic Priorities
26 | Great Neighborhood Principles Y Y Y Y Low Y Y Y Y Y-C Y Y Y Y Y Y Y Y Y-A Y
27 | Repeal outdated Comprehensive Plan policies Y Y Y Y L-M Y Y Y Y-C Y Y Y Y Y Y S
previously needed to limit density based on previously
limited sewer treatment capacity
D | Develop Infrastructure Plans to Support
Strategic Priorities
28 | Update Infrastructure Plans for Vacant/Infill Develop. Y Y Y Y L-M Y Y Y Y-C Y Y Y Y Y Y Y Y S
29 | Update Infrastructure Plans for Growth Lands Y Y Y Y M-H Y Y Y-S Y Y Y Y Y Y -
30 | Develop Infrastructure Allocation Policies and Y Y Y Y Low Y Y-C Y Y Y Y Y Y =
Methodologies to Manage Systems and Accommodate
Need
31 | Develop Alternative Mobility Network that is Convenient | Y Y Y Y Low Y Y-C Y Y Y Y Y Y Y =
and Attractive to Offset Pressure on Vehicular Network.
32 | Develop Plan Documents that Allow for Emerging Y Y Y Y ? Y Y Y Y Y Y Y Y Y Y Y Y -
Technology Responsiveness and Flexibility
33 | Encourage “To and Through” Infrastructure Y Y Y Y M-H Y Y Y Y-C Y Y Y Y Y Y -
Development
2
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34 | Identify issues with Water Zone 2 and Plan for strategic | y y Low Y Y Y-S Y Y Y -
plan for implementing infrastructure improvements.
35 | Identify areas with underutilized infrastructure capacity. | Y Y Y Y L-M Y Y Y-C Y Y Y Y Y Y -
E | Increase Buildable Lands Inventory - Developing a
5, 10, 20 and 50 Year Inventory & Phase-In
36 | Develop an Urban Reserve Area (URA) Y Y Y Y L-H Y Y-S Y Y Y Y Y Y =
37 | Develop a Framework Plan for URA Y Y Y Y L-H Y Y-S Y Y Y Y Y Y Y Y Y =
38 | ldentify Expanded Urban Growth Boundary per URA Y Y Y Y High Y Y Y-S Y Y Y Y Y Y =
39 | Develop Area Plans for UGB lands identifying housing Y Y Y Y High Y Y Y Y Y Y Y Y Y Y Y Y -
opportunities
40 | Develop annexation process to mandate housing types Y Y Y Y High Y Y Y-S Y Y Y Y Y Y Y Y S
upon annexation per area plans.
F | Complete “Functional” Planning that Further Affects or
Informs Buildable Land Inventory
41 | Goal 5 Planning and Policies - Natural Resources, Y Y Y Y Low Y Y Y Y-S Y Y Y Y Y =
Including Local Wetland Inventory. Evaluate policies for
wetland mitigation within the city limits as it pertains to
housing development.
42 | Goal 7 Planning and Policies - Hazards, Including Y Y Y Y Low Y Y Y Y-S Y Y Y-S | Y(O)
Landslides. Update soils analysis for identified
constrained buildable land (high landslide
susceptibility)
G | Evaluate Administrative and Procedural Reforms
43 | Expedited / Fast-tracked building permits for affordable Y Y Low Y Y Y Y Y Y Y Y -
housing
44 | Expedite land use procedures for affordable housing Y Y Y Y L-M Y Y Y Y Y Y Y Y =
and other land use decisions
3
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OTHER STRATEGIES (City)
H | Land Interventions to Reduce Costs and
Facilitate Housing Development
45 | Parcel Assembly Y Y L-M Y Y Y Y Y-A Y Y Y Y -
46 | Land Banking Y Y L-M Y Y Y Y Y-A Y Y Y Y =
47 | Land Trusts Y Y L-M Y Y Y Y Y-A Y y y y -
48 | Public Land Disposition Y Y | High Y Y Y Y Y-A Y Y Y Y Y-0 Y
l Evaluate Financial Incentives and Affordable Housing
Subsidy & Assistance Programs to Retain Housing
Stock, Add Supply, and Help People Afford Housing
49 | Multiple-Unit Limited Tax Exemption Program Y L-M Y Y Y Y Y Y Y Y -
(Locally Enabled and Managed)
50 | Affordable Housing Property Tax Abatement Y L-M Y Y Y Y Y Y Y Y =
51 | Vertical Housing Tax Abatement Y Y Y Y L-M Y Y Y Y Y Y Y Y Y Y Y -
(Locally Enabled and Managed)
52 | Financial Incentives for Inclusionary Zoning Y Y L-M Y Y Y Y Y Y Y Y =
53 | SDC Financing and Credits Y Y Y Y Low Y Y Y Y Y Y Y Y Y Y -
54 | Sole Source SDCs Y Y Y Y L-M Y Y Y Y Y Y Y -
55 | Reduced / Waived Building Permit fee, Planning fees, Y Low Y Y Y Y Y Y Y Y Y- N
and/or SDCs for Affordable Housing
56 | General Fund Grants or Loans Y Y ? Y Y Y Y Y Y Y Y -
57 | Home ownership programs (direct assistance) Y Y Low Y Y Y Y Y Y Y Y Y S
58 | Rental assistance programs (direct assistance) Y Y Low Y Y Y Y Y Y Y Y =
59 | Housing Rehabilitation Programs Y Y Low Y Y Y Y Y Y Y Y =
60 | Programs to Preserve Existing Housing Supply Y Y Y Y Low Y Y Y Y Y Y Y Y =
J Evaluate Tools to Help Fund Infrastructure or Facilitate
Equitable & Timely Infrastructure Extension
61 | Local Improvement District (LID) Y Y Y Y L-M Y Y Y Y Y Y Y Y Y Y-O
%k
62 | Reimbursement District Y Y Y Y L-M Y Y Y Y Y Y Y Y Y Y-O
%k
4
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Strategic Option Housing Benefits Strategic Timeframe Strategic Priority Housing Need Met Status Priority
Market Sl‘JbSi- £ _ _ High
Rate dized = Extremely Very Low Low Middle High A
"'c- Low Income | Income Income Income Income tén Medium
c = (< 30% of (30-50% of | (50-80% of | (80-120% | (>120% of °°,, -
= = MHI) MHI) MHI) of MHI) MHI) o Ol § Low
©
—_— c > © Q O S
o 'go .g = - s 483 HH in 482 HH in 683 HH in 943 HHin | 1,833 HH in §' g 2_ (Req’d)
8T | c<& = g & | 20Year 20 Year 20 Year 20 Year 20 Year 25 o
g’ g § 8o E = % Forecast Forecast Forecast Forecast Forecast = g - :O_ No
Q. o = = w9 | oo c o - o v
o= = E el N c = a. c
R T I = é > |2 - | 11%of 11% of 15% of 21% of 41% of o E| 8 £
o s o s | & = 29| o » - 'S 2 = -§ total units total units | total units | total units | total units g ~| 8 o
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o e 2 B[ |]§ |§ |92 |2 |e |8 @l Ee
SIS |3 |g [218 |8 |5 |2 ey
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- | N N > |3 |w |2 |2 L =25
g £ | E_ |V = = ‘E 42- S €| ® €
o ~| =t=| 3= | o = = © © 92| cg
F5 8|85 |2 |3 |€ |¢8 s 5| S5
tolx > w>|S8 |3 T = © W= | 5=
8> 2cls52 | | | | | Sgl 38
2L S S8 |« ~ on < n o= < =
K | Consider Programs and Revenue Sources to Generate
Revenue to Fund Subsidy Programs and Incentives
63 | Urban Renewal / Tax Increment Finance (TIF) Y Y Y Y Med Y Y Y Y Y Y Y Y Y Y Y Y Y N?
64 | Construction Excise Tax (CET) Y Y L-M Y Y Y Y Y Y Y Y =
65 | Linkage Fees Y Y Y Y L-M Y Y Y Y Y Y Y Y Y =
66 | General Fund Y Y ? Y Y Y Y Y Y Y Y =
67 | General Obligation (GO) Bonds Y Y M-H Y Y Y Y Y Y Y Y -
68 | SB 595 - Transient Lodging Tax (TLT) - up to 30% for Y? | Y L-M Y Y Y Y Y Y Y Y ? (0)
Affordable Housing
69 | Community Development Block Grant (CDBG)+Sec. 108 Y Y Y Y Y Y Y Y Y Y Y -
70 | Housing Trust Funds Y Y Y Y Y Y Y Y Y Y Y -
71 | Fees or Other Dedicated Revenue Y Y Y Y Y Y Y Y Y -
L | Education and Outreach
72 | Ensure builders and housing providers are aware of Y Y Y Y Low Y Y Y Y Y Y Y Y Y Y Y Y-O | Y(O)
current opportunities and recent regulatory reforms
M | Advocate for State/Federal Legislative Actions That
Increase State Agency Program Funding Available to
Fund Affordable Housing
73 | State Affordable Housing Funding - HB 3349 Y Y ? Y Y Y Y Y Y Y Y
N | Apply for and Utilize State, Federal, and Foundation
Resources
74 | Use grants, programs, and technical assistance when Y Y ? Y Y Y Y Y Y Y Y Y-0 Y
available and cost-effective*
O | Partnerships
75 | Misc. Partnerships - (Placeholder to Capture Ideas) -
P | Strategies and Tools Employed by Orgs. Other Than City
76 | Misc. Other - (Placeholder to Capture Ideas) -
77 | Oregon Affordable Housing Tax Credit (OAHTC)* Y L-M Y Y Y Y Y Y Y Y
78 | Low Income Housing Tax Credits (LIHTC)* Y Med Y Y Y Y Y Y Y Y

*Some state and federal programs apply directly between the state and a housing developer or lender, without City involvement; however, the state may look for local support and/or matches when making competitive award decisions, such as with Low Income Housing Tax Credits.

**Authorized by the City, but not frequently used
Note 1: While the City has a traditional Euclidean zoning program, a Planned Development (PD) process is almost exclusively employed for most new subdivision developments, which provides flexibility and has achieved a mix of housing types and densities not otherwise permitted in the underlying zoning. In
addition, implementation of Great Neighborhood Principles (GNP) and transition into the new program may mean some strategies applicable to current zoning will no longer apply when GNPs are implemented.
Note 2: Market rate housing benefits may apply across the board, or may be targeted to market rate at the more affordable end of the spectrum that can be achieved at market rates without subsidies — typically in the “workforce housing” range of 80-120% of median income.
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Appendix C

Table 3. This table provides more detailed descriptions of the potential housing strategies and actions listed in Table 3. In
addition, the table provides further information about the potential scale of impact of the strategy.

Strategy
Name

Description

Scale of Impact

. LAND USE STRATEGIES (City)

A. Regulatory Changes. Changes to the Zoning Code and Other Ordinances to Advance Strategic Priorities (through increasing
residential land and capacity, flexibility, efficiencies, regulatory incentives, regulatory mandates, etc.)

Al. Redesignate
or rezone land

The types of land rezoned for housing are vacant or partially vacant low-density
residential and employment land rezoned to multifamily or mixed use. In rezoning land, it

Scale of Impact - Low to high: Scale of
impact depends on the amount and

for housing is important to choose land in a compatible location, such as land that can be a buffer location of land rezoned and the
between an established neighborhood and other denser uses or land adjacent to existing | densities allowed on the rezoned land.
commercial uses. When rezoning employment land, it is best to select land with limited
employment capacity (e.g., smaller parcels) in areas where multifamily housing would be
compatible (e.g., along transit corridors or in employment centers that would benefit from
new housing).
This policy change increases opportunity for comparatively affordable multifamily
housing and provides opportunities for mixing residential and other compatible uses.
A2. Diverse This zone would authorize a variety of housing types and sub-types including single- Scale of impact — Medium to high: This
Housing Zone. family detached and “middle housing” attached and multi-family housing types. strategy allows a broader range of
Explore In contrast to traditional zoning, this strategy would be used to implement Great housing types; the impact will depend on
residential Neighborhood Principles (GNP), including the framework and area planning for growth market response.
zoning with areas, to specify a housing mix and associated average density that would need to be
targeted/ achieved in an area.
minimum density
and multiple

allowed housing
types

A3. Develop a
high density
residential zone

This strategy would be used in conjunction with and to complement the Great
Neighborhood Principles and diverse housing zone (A2) to provide for higher density
housing types in specific areas, such as more dense core areas, centers, nodes, etc.

Scale of Impact — Medium to high: The
key impacts of this strategy will be (1)
ensuring land is available for higher
density housing types, and (2) achieving
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Strategy

Description Scale of Impact
Name P P
(cont.) which would be higher density than the densities for “middle housing” types which would | greater land use efficiencies that the city
be incorporated on smaller lots within the diverse housing zone. currently achieves in the R-4 zone.
A4. Allow Small | Small residential lots are generally less than 5,000 sq. ft. This policy allows individual Scale of Impact — Low to medium.

Residential Lots

small lots within a subdivision or short plat. Small lots can be allowed outright in the
minimum lot size and dimensions of a zone, or they could be implemented through the
subdivision or planned unit development ordinances.

This policy is intended to increase density and lower housing costs. Small lots limit
sprawl, contribute to the more efficient use of land, and promote densities that can
support transit. Small lots also provide expanded housing ownership opportunities to
broader income ranges and provide additional variety to available housing types.

Cities have adopted minimum lot sizes
as small as 3,000 sqg. ft. However, it is
uncommon to see entire subdivisions of
lots this small. Small lots typically get
mixed in with other lot sizes.

A5. Mandate
Maximum Lot
Sizes

This policy places an upper bound on lot size and a lower bound on density in single
family zones. For example, a residential zone with a 6,000 sqg. ft. minimum lot size might
have an 8,000 sqg. ft. maximum lot size yielding an effective net density range between
5.4 and 7.3 dwelling units per net acre.

This approach ensures minimum densities in residential zones by limiting lot size. It
places bounds on building at less than maximum allowable density. Maximum lot sizes
can promote appropriate urban densities, efficiently use limited land resources, and
reduce sprawl development.

Scale of Impact — Low to medium.
Mandating maximum lot size may be
most appropriate in areas where the
market is building at substantially lower
densities than are allowed or in cities
that do not have minimum densities.

A6. Mandate This policy is typically applied in single-family residential zones and places a lower bound | Scale of Impact - Low to medium.
Minimum on density. Minimum residential densities in single-family zones are typically Increasing minimum densities and
Residential implemented through maximum lot sizes. In multiple-family zones they are usually ensuring clear urban conversion plans
Densities expressed as a minimum number of dwelling units per net acre. Such standards are may have a small to moderate impact
typically implemented through zoning code provisions in applicable residential zones. depending on the observed amount of
This policy increases land-holding capacity. Minimum densities promote developments underbuild and the minimum density
consistent with local comprehensive plans and growth assumptions. They reduce sprawl | standard.
development, eliminate underbuilding in residential areas, and make provision of
services more cost effective.
ECONorthwest Descriptions of Housing Policies 2
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Strategy

Description Scale of Impact
Name P P

A7. Increase This approach seeks to increase holding capacity by increasing allowable density in Scale of Impact — Low to medium. This
Allowable residential zones. It gives developers the option of building to higher densities. This tool can be most effective in increasing
Residential approach would be implemented through the local zoning or development code. This densities where very low density is
Densities strategy is most commonly applied to multifamily residential zones. currently allowed or in areas where a city

Higher densities increase residential landholding capacity. Higher densities, where wants to encourage higher density

appropriate, provide more housing, a greater variety of housing options, and a more development.

efficient use of scarce land resources. Higher densities also reduce sprawl development

and make the provision of services more cost effective.
A8. Allow Clustering allows developers to increase density on portions of a site, while preserving Scale of Impact — Medium. Clustering
Clustered other areas of the site. Clustering is a tool most commonly used to preserve natural can increase density, however, if other
Residential areas or avoid natural hazards during development. It uses characteristics of the site as areas of the site that could otherwise be

Development

a primary consideration in determining building footprints, access, etc. Clustering is
typically processed during the site review phase of development review.

developed are not developed, the scale
of impact can be reduced.

A9. Allow Allowing these housing types can increase overall density of residential development and | Scale of Impact — Low to Medium.
Duplexes, may encourage a higher percentage of multifamily housing types. This approach would Allowing these types of housing in more
Cottages be implemented through the local zoning or development code and would list these zoning districts may provide a relatively
Townhomes, housing types as outright allowable uses in appropriate residential zones. These housing | small number of new, relatively

Row Houses, types provide additional affordable housing options and allow more residential units than | affordable, housing opportunities.

and Tri- and would be achieved by detached homes alone.

Quad-Plexes

in single-family

zones with

appropriate

design &

development

standards

A10. Allow Co-housing is a type of intentional community that provides individual dwelling units, both | Scale of Impact — Low to Medium.

Cohousing and
“Group Quarters’

attached and detached, along with shared community facilities. Members of a co-housing
community agree to participate in group activities and members are typically involved in

While cohousing may be able to achieve
multifamily housing densities, it is unlikely

(SROs, etc.) the planning and design of the co-housing project. Private homes contain all the features | that this housing type would make up a
of conventional homes, but residents also have access to extensive common facilities, large portion of new housing stock
such as open space, courtyards, a playground, and a common house. thereby diminishing its impact.
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Strategy
Name

Description

Scale of Impact

(cont.)

This approach would be implemented through the local zoning or development code and
would list these housing types as outright allowable uses in appropriate residential zones.

NOTE: “Co-housing” is often a permitted use as one of the permitted housing types
(single-family, attached housing, or multi-family) that has private social arrangements
which are not publicly regulated through the zoning ordinance).

“Group Quarters” is a useful category used by the Census Bureau to describe living
situations that aren’t classified as dwellings. This includes la variety of different living
situations where occupants have some private living spaces, but each private living
space doesn’t comprise a full dwelling unit, and there are certain shared common areas.
For example, they may have one or more of the following: shared kitchen and dining
facilities, living rooms, and/or bathrooms, etc. Examples include SROs (Single Room
Occupancy housing, etc.). Similar to differentiation of “middle housing” multi-family
housing types, these could be regulated and differentiated by zoning based on size
categories.

“Group quarters” uses may reduce
construction costs and address a
potentially unmet need.

All. Permit
Accessory
Dwelling Units
(ADUS) in single-
family zones

Communities use a variety of terms to refer to the concept of accessory dwellings:
secondary residences; “granny” flats; and single-family conversions, among others.
Regardless of the title, all of these terms refer to an independent dwelling unit that share,
at least, a tax lot in a single-family zone. Some accessory dwelling units share parking
and entrances. Some may be incorporated into the primary structure; others may be in
accessory structures. Accessory dwellings can be distinguished from “shared” housing in
that the unit has separate kitchen and bathroom facilities. ADUs are typically regulated as
a conditional uses. Some ordinances only allow ADUs where the primary dwelling is
owner-occupied.

NOTE: McMinnville has already adopted and simplified ADU provisions. HB 2001 may
require a modification that would eliminate additional off-street parking requirements for
ADUs.

Scale of Impact - Low. Oregon law
recently changed to require cities to allow
ADUs. McMinnville has received few
permit applications for ADUs in recent

years.

ECONorthwest

Descriptions of Housing Policies

165 of 187




Strategy
Name

Description

Scale of Impact

A12. Allow small
or “tiny” homes
and identify
opportunities for
tiny home
developments.

“Tiny” homes are typically dwellings that are 500 square feet or smaller. Some tiny
houses are as small as 100 to 150 square feet. They include stand-alone units or very
small multifamily units.

Tiny homes can be sited in a variety of ways: locating them in RV parks (they are similar
in many respects to Park Model RVs), tiny home subdivisions, or allowing them as
accessory dwelling units.

Smaller homes allow for smaller lots, increasing land use efficiency. They provide
opportunities for affordable housing, especially for homeowners.

Scale of Impact — Low to medium:
Scale of impact depends on regulation of
tiny homes, where they are allowed, and
market demand for tiny homes.

A13. Promote
Infill
Development,
Allowing
Flexibility in
Existing Zones
with Appropriate
Design and
Development
Standards

This policy seeks to maximize the use of lands that are fully developed or
underdeveloped. Make use of existing infrastructure by identifying and
implementing policies that (1) improve market opportunities, and (2) reduce
impediments to development in areas suitable for infill or redevelopment.
Regulatory approaches to promote infill development include:

* Administrative streamlining

» Allowing accessory dwelling units (ADUSs)

* Allowing small lots

* Density bonuses

Scale of Impact — Low to medium. In
general, infill development, especially
small-scale infill, is more expensive than
other types of residential development.
Some types of infill development, such
as ADUs, may

provide opportunities for relatively
affordable housing.

Al4. Incentive-
Based Zoning
and Inclusionary
Zoning

Inclusionary zoning policies tie development approval to, or provide regulatory incentives
for, the provision of low- and moderate-income housing as part of a proposed
development. Mandatory inclusionary zoning-requires developers to provide a certain
percentage of low-income housing. Incentive-based inclusionary zoning-provides density
or other types of incentives.

Price of low-income housing passed on to purchasers of market-rate housing;
inclusionary zoning impedes the “filtering" process where residents purchase new
housing, freeing existing housing for lower-income residents.

Some cities have long had quasi-inclusionary housing provisions in their codes that are
implemented at the point of annexation.

Legislative Authorizations: SB 1533 (2016), HB 2997 (2019, pending)

Scale of Impact — Low to medium.
Inclusionary zoning has recently been
made legal in Oregon. The scale of
impact would depend on the inclusionary
zoning policies adopted by the city.
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Strategy

Description Scale of Impact
Name P P

A15. Provide The local government allows developers to build housing at densities higher than are Scale of Impact - Low.
Density usually allowed by the underlying zoning. Density bonuses are commonly used as a tool
Bonuses to to encourage greater housing density in desired areas, provided certain requirements are
Developers met. This strategy is generally implemented through provisions of the local zoning code

and is allowed in appropriate residential zones.

Bonus densities can also be used to encourage development of low-income or workforce

affordable housing. An affordable housing bonus would allow for more housing units to

be built than allowed by zoning if the proposed project provides a certain amount

affordable units.
Al16. Allow This policy is intended to move development from sensitive areas to more appropriate Scale of Impact — Low to medium.

Transfer or
Purchase of
Development
Rights
(TDR/PDR)

areas. Development rights are transferred to “receiving zones” and can be traded. This
policy can increase overall densities. This policy is usually implemented through a
subsection of the zoning code and identifies both sending zones (zones where
decreased densities are desirable) and receiving zones (zones where increased
densities are allowed).

Actual impact will depend on the extent to
which the policy is used. TDRs may have
little impact on overall densities since
overall density is not changed; rather it is
moved around. TDRs can be used to
encourage higher densities in selected
areas.

Al17. Transfer of
Density

Transfer of density can be similar to TDR/PDR (A16), but could potentially be
implemented in a more simplified manner that doesn’t require the same administrative
tracking of sending and receiving zones. For example, a Planned Development may
allow a mix of housing types and densities which have the same overall density as
allowed in the underlying zone that would achieved through development with uniform
minimum lot sizes.

Scale of Impact — Low to medium.
Actual impact will depend on the extent to
which the policy is used. Density
transfers may have little impact on overall
densities since overall density is not
changed; rather it is moved around.

A18. Evaluate
transfer of
density for
protection of
natural features

This policy could be implemented in a number of different ways, but with the specific
intent of encouraging preservation of natural features by transferring allowed density
elsewhere. This could be outside of the development or elsewhere within a development
if applicable, similar to A16 or A17. The policy could also be achieved by permitting
smaller lot sizes for lots abutting natural features so the natural feature can be better
preserved in a distinct tract of land without reducing the development capacity of the site.

Scale of Impact — Low to medium.
Actual impact will depend on the extent to
which the policy is used. Density
transfers for natural resource protection
may have some impact on overall
densities since it is allowing density to be
captured on lands that would otherwise
be unbuildable.
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Strategy

Description Scale of Impact
Name P P
A19. Reduced Allows development of housing units to with discretionary reduction of parking Scale of Impact - Low.
Parking requirements if an applicant can demonstrate that no more parking is needed. The City could require the developer to

Requirements for
Different Housing
Types

Reduced parking requirements are generally used in conjunction of development of
subsidized affordable housing but cities like Portland have reduced or eliminated parking
requirements for market-based multifamily housing in specific circumstances.

prove the need and public benefit or
reducing parking requirements to
increase housing affordability.

A20. Reduce
Street Width
Standards

This policy is intended to reduce land used for streets and slow down traffic. Street
standards are typically described in development and/or subdivision ordinances.

Reduced street width standards are most commonly applied on local streets in residential

zones.

Narrower streets make more land available to housing and economic-based
development. Narrower streets can also reduce long-term street maintenance costs.

NOTE: McMinnville has already adopted “skinny street” provisions, so any additional
revisions would likely be minimal.

Scale of Impact - Low. This policy is
most effective in cities that require
relatively wide streets.

A21. Regulations
to Preserve
Existing Housing
Supply

Housing preservation ordinances typically condition the demolition or replacement of
certain housing types on the replacement of such housing elsewhere, fees in lieu of
replacement, or payment for relocation expenses of existing tenants. Preservation of
existing housing may focus on preservation of smaller, more affordable housing.
Approaches include:

* Housing preservation ordinances

* Housing replacement ordinances

* Single-room-occupancy ordinances
* Regulating demolitions

Scale of Impact - Low. Preserving small
existing housing can make a difference in
the availability of affordable housing in a
city but it is limited by the existing stock
housing, especially smaller, more
affordable housing.

A22. Fair
Housing Act
Best Practices

Amendments to Definitions and Regulations, Using Best Practices to Further the
Fair Housing Act. Historically, many communities have regulated residential use
through definitions of “dwelling,” “family,” and “household” that described the maximum
number of related and/or unrelated people living as a household within a dwelling unit.
These regulations typically predated the Fair Housing Act, and new best practices which
further the Fair Housing Act take a different approach to defining these terms and
regulating residential use. Resulting regulations are more inclusive in permitting
residential use.

Scale of Impact — Low to medium. This
strategy would potentially help low
income households obtain affordable
housing by allowing more unrelated
people to reside in a single dwelling.
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Strategy
Name

Description

Scale of Impact

B. Special Area

Planning which Includes Housing Opportunities

B23. City Center
Housing Strategy

The strategy will evaluate a defined area within the City Center for opportunities to
increase context-sensitive housing within that area. This work has the potential to
implement other strategies. The study area is partially within the designated Urban
Renewal District area where eligible for TIF (K62), and could include strategies such as
such as infill (A13), redevelopment, rezoning for residential use (A1), upzoning (A3),
identification of possible opportunity sites (H48), and determination of associated
infrastructure needs (D28).

Scale of Impact — Low to medium.
This work is ongoing; it provides an
opportunity to identify potential extent of
residential component. Impact will also
depend on market conditions.

B24. Evaluate
Three Mile Land
for Residential
Development

The Three Mile Lane Area Plan includes evaluation of land use alternatives that could
include opportunities to increase housing within the defined study area. This work has
the potential to implement other strategies, which could include rezoning to residential
use (Al), upzoning (A3), and determination of associated infrastructure needs (D28, D30)

Scale of Impact — Low to medium.
This work is ongoing; it provides an
opportunity to identify potential extent of
residential component. Impact will also
depend on market conditions.

B25. Hwy 99W
Corridor Study —
Opportunity for
Higher-Density
Mixed use
Development

This work could include opportunities for higher density mixed-use development in
anticipation of changing commercial patterns.

Scale of Impact — Low to medium.
Impact will depend on market conditions.

C. Ensure Comprehensive Plan Policies Support Strategic Priorities

C26. Great In April 2019, the City adopted Great Neighborhood Principles (GNP) and associated Scale of Impact — Low. The GNPs are
Neighborhood policies as part of the Comprehensive Plan. Some of these policies address mixed primarily focused on urban form.
Principles income and mixed housing neighborhoods. These policies will need to be implemented

with code amendments, which can include other strategies, such as Strategy A2 to

achieve a Diverse Housing Zone.
C27. Repeal Previously, the City’s sewer treatment plant (water reclamation facility) had limitations on | Scale of Impact — Low to medium.

outdated policies
related to old
sewer treatment
capacity limits

treatment capacity, and the City established policies that limited density in certain areas
commensurate with the treatment capacity limitations. The treatment capacity of the
plant has increased, and those limitations are no longer necessary, and should be
repealed. (Comprehensive Plan Housing Policies — 71.10)
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Strategy
Name

Description

Scale of Impact

D. Develop Infrastructure Plans to Support Strategic Priorities

D28. Update
infrastructure
plans for
vacant/infill
development

In some developed areas, infrastructure plans including waste water collection and
transportation may have assumed no additional development and were not planned for
infill and redevelopment to higher intensity. Further, in undeveloped areas, these plans
may have assumed growth would occur at historic densities, which may be less than the
maximum density permitted by zoning, limiting density of new development where there
may be a desire to encourage infill and redevelopment.

Scale of Impact — Low to medium. Itis
difficult to determine impact until the
assessment is completed; impact will
depend on market response.

D29. Update
infrastructure
plans for growth
lands

Infrastructure plans are generally sized with capacity for build-out of the Urban Growth
Boundary. Expansion of the UGB will necessitate updates to the public facility plans to
provide capacity to serve new areas. Infrastructure planning can also be sized to
accommodate future growth within designated Urban Reserve Areas, providing for more
cost-efficient provision of services.

Scale of Impact — Medium to high. The
HNA concludes a significant deficit of
residential lands; ensuring services is
essential to transitioning land to a
developable state.

D30. Develop If there are current infrastructure capacity limits, developing policies to allocate the Scale of Impact — Low. This strategy is
infrastructure capacity can provide greater certainty about capacity and allowable density of primarily about efficient use of
allocation development phasing in the short term, in support of development, redevelopment, and infrastructure and timing and will have
policies infill priorities. little impact on land capacity.

D31. Develop Planning and developing an alternative mobility network can shift some trips to alternative | Scale of Impact — Low. This will have
alternative transportation modes, providing transportation choice and reducing congestion. This can | little impact on housing cost or type, but

mobility network

support infill and redevelopment that supports alternative modes in congested areas.

will ensure livable neighborhoods.

D32. Develop
plans that allow
for emerging
technology

As new technologies emerge, there may be opportunities to reduce demand on certain
infrastructure and transportation systems, potentially increasing capacity by reducing
travel demand for some trips. Plans should be designed to allow for this technology and
be flexible in adapting plans to reduced demand and congestion on systems that may
enable additional infill and redevelopment

Scale of Impact — Unknown. Not
enough is known about the impact of
emerging technologies such as
autonomous vehicles to predict their
impact.

D33. Encourage
“to and through”

These policies ensure infrastructure extensions are sized to serve development as well
as to extend beyond the development in the future to serve outlying properties.

Scale of Impact — Medium to high. This
strategy will have little impact on housing

infr_a;tructure type or affordability, but will ensure

policies adequate capacity to serve lands in a
timely and economical manner.
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Name

Description

Scale of Impact

D34. Identify
issues and plan
for Water Zone 2

The western portion of the UGB is at a higher elevation which requires separate
infrastructure for water service within Water Service Pressure Zone 2, which will require a
new water storage tank. Buildable lands within the UGB which area in Zone 2 will be

Scale of Impact — Low. This strategy will
allow development of land included in the
BLI.

infrastructure unavailable for development until they can be served with water. The investment in the
improvements Zone 2 water infrastructure won’t occur without sufficient area and timely development to

help fund the necessary water infrastructure.
D35. Identify Areas with underutilized infrastructure capacity may be evaluated as candidates for Scale of Impact — Low to medium. This
areas with additional development intensity of vacant lands or infill and redevelopment opportunities | strategy would potentially allow higher
underutilized in developed areas. density development; impact will depend
infrastructure on market response.
capacity

E. Increase Buil

dable Land Inventory — Developing a 5, 10, 20, and 50 Year Inventory & Phase

n

E36. Establish
an Urban
Reserve Area
(URA)

Cities may establish Urban Reserve Areas (URAS) for a period of up to 30 years beyond
the Urban Growth Boundary (UGB) planning period of 20 years, for a combined period of
up to 50 years . These become the highest priority lands for future UGB expansions.
Urban Reserve Areas provide an opportunity for efficient infrastructure planning and
future urbanization.

Scale of Impact — Low to high. URAs
are a long-term land supply strategy. The
short term impact will be none; the
impact 10-20+ years out could be
significant in allowing better infrastructure
and land supply.

E37. Establish a
framework plan
for the URA

A framework plan identifies the major land uses, transportation backbone, infrastructure
needs, and sequencing for the long-term growth within the URA. As these lands come
into the UGB, area plans will be developed to ensure land uses and housing are provided
consistent with the long-term framework plan.

Scale of Impact — Low to high. URAs
are a long-term land supply strategy. The
short term impact will be none; the
impact 10-20+ years out could be
significant in allowing better infrastructure
and land supply.

E38. Identify an
expanded UGB

per the URA

Urban Reserve Planning helps guide where to establish an Urban Growth Boundary to
meet needs for the 20-year planning period.

Scale of Impact — High. Land supply is
one of McMinnville’s biggest short-term
constraining factors.
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Strategy

Narme Description Scale of Impact
E39. Develop Area plans for the UGB refine the framework plan into a more detailed land use plan for Scale of Impact — High. Land supply is
area plans for areas within the UGB. Development proposals would require master plans consistent one of McMinnville’s biggest short-term
UGB lands with the area plans. constraining factors. This strategy will
identifying ensure efficient development of
housing expansion areas.
opportunities
E40. Develop Lands brought into the UGB are placed in an urban holding zone, allowing for annexation | Scale of Impact — High. Land supply is
annexation phasing plans. Annexation would require master plan approval addressing required one of McMinnville’s biggest short-term
process to housing mix and average density, site design, and development standards. constraining factors. This strategy will
mandate housing ensure efficient development of
types upon expansion areas.
annexation per
area plans.

F. Complete “Functional” Planning that Further Affects or Informs the Buildable Land Inventory

F41. Goal 5
Natural
Resource
Planning &
Policies, incl.
wetlands and
riparian areas

The City has not adopted certain local “Goal 5” resource policies, which will be required,
including a Local Wetland Inventory (LWI) and standards for riparian corridors. These
will further affect or inform the capacity of lands within the UGB and future growth areas.

Scale of Impact — Low. This strategy
may take certain lands off the buildable
inventory.

F42. Goal 7
Hazards
Planning &
Policies, incl.
landslide
susceptibility

The City has not adopted certain local “Goal 7” policies for hazards, including areas
mapped by DOGAMI (The Oregon Department of Geology and Mineral Industries) as
high landslide susceptibility. DOGAMI is in the process of refining their mapping which
will further inform this work, which could affect or inform the capacity of lands within the
UGB and future growth areas.

Scale of Impact — Low. This strategy
may take certain lands off the buildable
inventory.
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Strategy
Name

Description

Scale of Impact

G. Evaluate Administrative and Procedural Reforms

G43.
Administrative
and Procedural
Reforms

Regulatory delay can be a major cost-inducing factor in development. Oregon has
specific requirements for review of development applications; however, complicated
projects frequently require additional analysis such as traffic impact studies, etc.

A key consideration in these types of reforms is how to streamline the review process
and still achieve the intended objectives of local development policies.

Scale of Impact - Low. The level of
impact on production of housing and
housing affordability will be small and will
depend on the changes made to the
city’s procedures.

G44. Streamline

Complexity of zoning, subdivision, and other ordinances can make development more

Scale of Impact - Low to medium. The

Zoning Code difficult, time consuming, and costly. Streamlining development regulations can result in level of impact on production of housing
and other increased development. and housing affordability will depend on
Ordinances As part of the streamlining process, cities may evaluate potential barriers to affordable the changes made to the zoning code
workforce housing and multifamily housing. Potential barriers may include: height and other ordinances.
limitations, complexity of planned unit development regulations,
ECONorthwest Descriptions of Housing Policies 12
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Strategy

Description
Name P

Scale of Impact

. OTHER STRATEGIES — NON LAND USE (City)

H. Land Interventions to Reduce Costs and Facilitate Housing Development

H45. Parcel Parcel assembly involves the city’s ability to purchase lands for the purpose of land
assembly aggregation or site assembly. It can directly address the issues related to limited
multifamily lands being available in appropriate locations (e.g., near arterials and
commercial services). Typical goals of parcel assembly programs are: (1) to provide
sites for rental apartments in appropriate locations close to services and (2) to reduce the
cost of developing multifamily rental units

Parcel assembly can lower the cost of multifamily development because the City is able
to purchase land in strategic locations over time. Parcel assembly is more often
associated with development of government-subsidized affordable housing, where the
City partners with nonprofit affordable housing developers.

Scale of Impact - Low to medium:
Parcel assembly is most likely to have an
effect on a localized area, providing a few
opportunities for new multifamily housing
development over time.

H46. Land Land banks are public or community-owned entities created to acquire, manage,
Banking maintain, and repurpose vacant, abandoned, and foreclosed properties for conversion
into productive use. Land banks can play a variety of roles. They can play a very limited
role, such as simply acquiring property on behalf of a local municipality, to a broader role
of property developer. It is important to note that land banks are not financial institutions:
financing comes from developers, banks, and local governments.

Land banks may be granted special powers via state enabling legislation. These powers
can include the ability to remove legal and financial barriers, such as delinquent property
taxes, that often render vacant and abandoned properties inaccessible or unattractive to
the private market. Land banks acquire properties through different means, but the most
common pipeline is the property tax foreclosure system.

Scale of Impact - Low to medium: Land
banking would have the biggest impact
on production of low- and moderate-
income affordable housing. Considering
how difficult it can be to build this type of
affordable housing, and the level of need
for affordable housing, land banking
could encourage development of more
affordable housing types.
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Strategy
Name

Description

Scale of Impact

H47. Community
Land Trust (CLT)

A Community Land Trust (CLT) creates permanent affordability by severing the value of
the land and the improvements (i.e., the house). The land is held in trust by a nonprofit or
other entity then leased to the homeowner. The homeowner enjoys most of the rights of
homeownership, but restrictions are placed on use (e.g., owner occupancy requirement)
and price restrictions on resale ensure that the home remains affordable.

CLTs may be used in conjunction with land banking programs, where the city or a
nonprofit housing corporation purchases a future site for affordable housing or other
housing that meets community goals.

A variation to the community land trust is to have the City own the property rather than
the land trust, and lease property to income-qualifying households (such as low-income
or moderate-income households) to build housing. The City would continue to own the
land over the long-term but the homeowner would be able to sell the house. Restrictions
on resale ensure that the home remains affordable.

Scale of Impact - Low to medium: A
land trust will have the biggest impact on
production of low- and moderate-income
affordable housing. Considering how
difficult it is to build this type of affordable
housing and the level of need for
affordable housing, a land trust could
increase nonprofits’ capacity to build
affordable housing.

H48. Public Land
Disposition

The public sector sometimes controls land that has been acquired with resources that
enable it to dispose of that land for private and/or nonprofit redevelopment. Land
acquired with funding sources such as tax increment, EB5, or through federal resources
such as CDBG or HUD Section 108 can be sold or leased at below market rates for
various projects to help achieve redevelopment objectives. This increases development
feasibility by reducing development costs and gives the public sector leverage to achieve
its goals via a development agreement process with the developer. Funding can come
from Tax Increment, CDBG/HUD 108, EB-5.

Scale of Impact - Low to medium:
Using public land would have the biggest
impact on production of low- and
moderate-income affordable housing.
Impact varies considering how difficult it
is to build this type of affordable

housing and the level of need for
affordable housing.

I. Financial Incentives and Affordable Housing Subsidy & Assistance Programs to Retain Housing Stock, Add Supply, and Help
People Afford Housing (Tax abatement programs that decrease operational costs by decreasing property taxes, Programs to lower the cost

of development)

149. Multiple-Unit

Multi-unit projects receive a ten-year property tax exemption on structural improvements

Scale of Impact — Low to medium. The

Limited Tax to the property as long as program requirements are met. There is no ground floor active | design of the tax abatement program will
Exemption use requirement for this tool. The City of Portland’s program, for example, limits the impact whether and how many

Program number of exemptions approved annually, requires developers to apply through a developers use the tax abatement, which
(Locally competitive process, and encourages projects to provide greater public benefits to the will affect the scale of the impact.
Enabled and community. This program is enabled by the state, but managed by the local jurisdiction.

Managed)
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Strategy
Name

Description

Scale of Impact

I150. Affordable
Housing Property
Tax Abatement

There are several statutory authorizations for different types of affordable housing
property tax abatements which could apply to affordable housing developments that
aren’t already tax exempt. Some of these can be designated for a limited duration.
Some of these are authorized by statute and require local enabling legislation or
approvals.

Scale of Impact — Low to medium. The
design of the tax abatement program will
impact whether and how many
developers use the tax abatement, which
will affect the scale of the impact.

I51. Vertical Subsidizes "mixed-use" projects to encourage dense development or redevelopment by | Scale of Impact — Low to medium. The
Housing Tax providing a partial property tax exemption on increased property value for qualified design of the tax abatement program will
Abatement developments. The exemption varies in accordance with the number of residential floors | impact whether and how many
(Locally on a mixed-use project with a maximum property tax exemption of 80% over 10 years. An | developers use the tax abatement, which
Enabled and add_itionc_al prope_rty t_ax exemp_tion on the land may be given_if some or all of the will affect the scale of the impact.
Managed) residential housing is for low-income persons (80% of area |s.me_d|an income or below).

The proposed zone must meet at least one of the following criteria:

» Completely within the core area of an urban center.

+ Entirely within half-mile radius of existing/planned light rail station.

+ Entirely within one-quarter mile of fixed-route transit service (including a bus line).

» Contains property for which land-use comprehensive plan and implementing

ordinances effectively allow “mixed-use” with residential.

I52. Financial In addition to regulatory mandates and incentives for inclusionary zoning, there can be Scale of Impact — Low to medium. The
incentives financial incentives to help achieve inclusionary zoning, or to help increase the level of design of the program will impact
supporting affordability or percentage of affordable units. If a City adopts both inclusionary zoning whether and how many developers use
inclusionary and a Construction Excise Tax, a city must offer certain incentives for developments the incentives which will affect the scale
zoning subject to inclusionary zoning. of the impact.
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Strategy
Name

Description

Scale of Impact

I153. SDC
Financing and
Credits

Enables developers to spread their SDC payment over time, thereby reducing upfront
costs. Alternately, credits allow developers to make necessary improvements to the site
in lieu of paying SDCs. Note that the City can control its own SDCs, but often small cities
manage them on behalf of other jurisdictions including the County and special districts.
Funding can come from an SDC fund or general fund. In some cases there may be no
financial impact. Can come in the form of student, low-income, or workforce housing.

An additional variation is deferral of SDC payment from time of building permit issuance
to when the building is occupied, which can reduce up-front costs, but can potentially
present create administrative issues.

Scale of Impact — Low. The City may
consider changes in SDCs to allow
financing, but the City would want to
ensure that the impact should be spread-
out and non-negatively impact one entity.

I54. Sole Source
SDCs

Retains SDCs paid by developers within a limited geographic area that directly benefits
from new development, rather than being available for use city-wide. This enables SDC
eligible improvements within the area that generates those funds to keep them for these
improvements. Improvements within smaller areas can enhance the catalytic and
redevelopment value of the area. This tool can also be blended with other resources
such as LIDs and TIF. Funding can come from an SDC fund or general fund. In some
cases there may be no financial impact. The housing can come in the form of student,
low income, or workforce housing. However, in some cases, this could limit the ability to
aggregate SDC resources regardless of geographic area for larger infrastructure
projects.

Scale of Impact — Low to medium.
Depends on extent to which SDCs can
be aggregated to complete larger
projects.

I55. Reduced or
waived planning
fees, permit fees,

Planning fees, permit fees, and SDCs cam be reduced or waived for qualifying affordable
housing developments.

McMinnville has already enacted planning, permit, and certain SDC waivers for qualifying

Scale of Impact — Low. McMinnville has
already enacted planning, permit, and
certain SDC waivers for qualifying

SDCs for affordable housing developments. affordable housing developments.
affordable

housing

I56. General Through the annual budget process, the City can allocate funds to assist affordable Scale of Impact — Unknown. Impact is

Fund Grants or
Loans

housing developments. Assistance can also be provided through no- or low-interest
loans. That typically occurs in conjunction with a revolving loan fund that allows the fund
to grow over time as loans are repaid.

dependent on obtaining grants.
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Strategy

Description Scale of Impact
Name P P
I57. Home Cities (and other partners) use a variety of programs to assist with homeownership Scale of Impact - Low. While
ownership - Homebuyer Assistance Programs. These Down Payment Assistance loans help | Nomeownership programs are important,
programs low- or moderate-income households cover down payment and closing costs to limited funds mean that the number of
purchase homes on the open market. These programs either give loans or grants, | households that benefit from
most frequently to first time homebuyers. homeownership programs is relatively
* Inclusionary Housing Program. Some cities have an Inclusionary Housing small.
Ordinance (IH) requires that new residential development contribute at least 20% of
the total units as permanently affordable housing. Options for meeting this
requirement can be allow the affordable units to be located on or off site. Cities that
use inclusionary housing generally have programs to ensure that housing continues
to be affordable over the long-term.
» Partnerships. Cities often work with partnerships with nonprofit agencies that
provide homeownership assistance.
I58. Rental Cities (and other partners) use a variety of programs to provide rental assistances Scale of Impact - Low. Renter
assistance - Section 8 Voucher: This assistance subsidizes the difference between 30 to 40 | assistance programs are important.
S percent of a household’s income and the area’s Fair Market Rent (FMR). However, limited city funds mean that the
Rental ist Th & ¢ . h number of households that benefit from
ental a}[sas an_::he prog_:args. fse programs offer a range of services, suc rental assistance resulting from city
as assistance with security deposits. funding is relatively small,
+ Rent Control. Rent control regulations control the level and increases in rent,
over time resulting in rents that are at or below market rates.
* Partnerships. Cities often work with partnerships with nonprofit agencies that
provide rental assistance.
I59. Housing Cities (and other partners) often offer home rehabilitation programs, which provide loans | Scale of Impact - Low. Limited fund
Rehabilitation to low- and moderate-income households for rehabilitation projects such as making availability means that relatively few
Programs energy efficiency, code, and safety repairs. Some programs provide funding to demolish | households will be able to access
and completely reconstruct substandard housing. housing rehabilitation funds.
160. Non- While rehabilitation programs can help preserve housing supply there are other Scale of Impact - Low. Impact would be
regulatory strategies that can help preserve housing supply, or affordable housing supply. For limited by the availability of funding.

programs and
incentives to

example, if a long-term deed restriction requiring affordable rents for a specified period is

ECONorthwest

Descriptions of Housing Policies

17

178 of 187




Strategy
Name

Description

Scale of Impact

preserve existing
housing supply

set to expire, an affordable housing agency may acquire a property to retain the housing
as affordable units.

J. Tools to Help

Fund Infrastructure or Facilitate Equitable & Timely Extension of Infrastructu

re

J61. Local
Improvement
District (LID)

This tool is a special assessment district where property owners are assessed a fee to
pay for capital improvements, such as streetscape enhancements, underground utilities,
or shared open space. LIDs must be supported by a majority of affected property owners
and setting up fair LID payments for various property owners, who are located different
distances from the improvement can be challenging. However, if successful it succeeds
in organizing property owners around a common goal. It also allows property owners to
make payments over time to bring about improvements quickly that benefit them
individually. LIDs can also be bundled with other resources, such as TIFs.

Scale of Impact — Low to medium. This
tool can only be used when certain
majority requirements are met for
properties to be assessed.

J62.
Reimbursement
District

A reimbursement district is a tool that provides equity if the City or a developer must
extend public facilities along other properties in order to enable development of a
property. If intervening properties connect to the infrastructure extended at the expense
of the developer or City, a reimbursement district allows the City or developer who paid
for the extension to recoup costs that would have been incurred by the intervening
properties if they had to extend it on their own at the time of their development.

Unless or until the intervening property develops in a manner that would have required
the infrastructure extension, there is no assessment. Therefore, there is no assurance
that the City or developer that installed the infrastructure will recoup the costs.

This tool can overcome a situation where a developer may be hesitant to extend services
if the intervening property can connect for free at developer’'s expense.

Scale of Impact — Low to medium. This
tool doesn’t provide a new funding
source, but may sometimes impact
decisions to extend infrastructure to
serve new development.
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Name

Description

Scale of Impact

K. Programs an

infrastructure to support development)

d Revenue Sources to Generate Revenue to Fund Subsidy Programs and Incentives (Sources of funding to pay for

K63. Urban
Renewal / Tax
Increment
Finance (TIF)

Tax increment finance revenues are generated by the increase in total assessed value in
an urban renewal district from the time the district is first established. As property values
increase in the district, the increase in total property taxes (i.e., City, County, school
portions) is used to pay off the bonds. When the bonds are paid off, the entire valuation is
returned to the general property tax rolls. TIFs defer property tax accumulation by the
City and County until the urban renewal district expires or pays off bonds. Over the long
term (most districts are established for a period of 20 or more years), the district could
produce significant revenues for capital projects. Urban renewal funds can be invested in
the form of low-interest loans and/or grants for a variety of capital investments:

* Redevelopment projects, such as mixed-use or infill housing developments

+ Economic development strategies, such as capital improvement loans for small
or start up businesses which can be linked to family-wage jobs

» Streetscape improvements, including new lighting, trees, and sidewalks

* Land assembly for public as well as private re-use

* Transportation enhancements, including intersection improvements

» Historic preservation projects

» Parks and open spaces

Scale of Impact — Medium. Urban
Renewal funding is a flexible tool that
allows cities to develop essential
infrastructure or provides funding for
programs that lower the costs of housing
development (such as SDC reductions or
low interest loan programs). Portland
used Urban Renewal to catalyze
redevelopment across the City, including
the Pearl District and South Waterfront.

K64. Affordable

An affordable housing construction excise tax (CET) is a tax on the value of new

Scale of Impact — Low to medium.

Housing construction that is used to fund affordable housing. CETs are governed by state law but | Impacts would depend on (1) the amount
COF\_S'IFUCUOn provide local control over some aspects of the tax structure, rates, etc. of the tax, (2) the amount of revenue
Excise Tax generated, and (3) how the funds are
(CET) A CET can be established using a flat rate or a tiered/marginal rate, which can help invested.

further affordable housing objectives.

(Legislative Authorization: SB 1533, 2016)
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Description Scale of Impact
Name P P
K65. Linkage Linkage fees are a type of impact fee based on the source of the impact. In this case, the | Scale of Impact — Low to medium.
Fees for _Non— fee is based on the impact of commercial and industrial development creating additional Impact is dependent on the design of the
Residential housing demand. New nonresidential development generates jobs, which triggers program which will determine how many

Development

housing needs for their workers. Commercial and/or industrial developers are charged
fees, usually assessed per square foot, which then are used to build new housing units.
A communitywide analysis is usually performed to estimate the type and amount of jobs
and wages that are expected to be generated by new development.

projects are required to pay fees.

K66 & 67.
General Fund
and General
Obligation
(GO) Bonds

The city can use general fund monies on hand or can issue bonds backed by the full faith
and credit of the city to pay for desired public improvements. GO Bonds require a public
vote which can be time-consuming and costly. GO Bonds also raise property owner
taxes.

Scale of Impact — Medium to high. GO
Bonds can be used to develop essential
infrastructure or provides funding for
programs that lower the costs of housing
development (such as SDC

reductions or low interest loan
programs).

K68. Transient
Lodging Tax
(TLT) —Upto
30% for
Affordable
Housing (SB595)

This legislation would enable cities with a local transient lodging tax to use a portion for
affordable housing. Currently 70% of local funds must go to tourism, and 30% can be
allocated to general fund. SB595 would authorize a maximum of 30% be dedicated for
affordable housing, authorized to be deducted from the 70% for tourism.

(Legislative Authorization: SB595, 2019, pending)

Scale of Impact — Low to moderate
Would require Council action to
appropriate funds for housing and the
amount of funding. Would provide a
stable annual funding source dedicated
to affordable housing.
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Name

Description

Scale of Impact

K69. Community
Development
Block Grants
(CDBG)

(Federal
Program,
Locally
Administered)

Community Development Block Grants (CDBG) provide communities with resources to
address a range of community development needs, including infrastructure
improvements, housing and commercial rehab loans and grants, as well as other benefits
targeted to low- and moderate-income persons. Funds can be applied relatively flexibly.
This program has been run since 1974, and is seen as being fairly reliable, but securing
loans/grants for individual projects can be competitive.

Some drawbacks to CDBG funds include:

+ Administration and projects must meet federal guidelines such as Davis Bacon
construction requirements.

+ Amount of federal funding for CDBG has been diminishing over the past few years.
* CDBG program is not in the control of the City.

Scale of Impact — Unknown. Impact is
dependent on qualifying as an
entitlement community with an annual
appropopriation or obtaining grants
competitively through the state/small
cities program

p/o K69. HUD Section 108 increases the capacity of block grants to assist with economic Scale of Impact - Low. Section 108
CDBG — development projects by enabling a community to borrow up to five times its annual funds could be used to help finance
Section 108 CDBG allocation. These funds can be fairly flexible in their application. The program has | development of some affordable housing
(Federal been in operation since 1974 and has gained reliability. It enables a larger amount of very | but would only cover a portion of the
Program, low interest-rate-subordinate funding for eligible projects. As with CDBGs, the process of | affordable housing development.

Locally securing the loan can be competitive.

Administered)

K70. Housing Housing trust funds are designed locally so they take advantage of unique opportunities | Scale of Impact — Unknown. Impact is

Trust Funds

and address specific needs that exist within a community. Housing trust funds support
virtually any housing activity that serves the targeted beneficiaries and would typically
fund new construction and rehabilitation, as well as community land trusts and first time
homeowners.

This tool is often used in cities with inclusionary zoning ordinances, which generates fees
to fund development of the housing trust fund. Successfully implementing this tool
requires a dedicated funding source.

dependent on program design.
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Description Scale of Impact
Name P P
K71. Fees or Directs user fees into an enterprise fund that provides dedicated revenue to fund specific | Scale of Impact — Unknown. Impact is
Other projects. Examples of those types of funds can include parking revenue funds, dependent on program design.
Dedicated stormwater/ sewer funds, street funds, etc. The City could also use this program to raise
Revenue private sector funds for a district parking garage wherein the City could facilitate a

program allowing developers to pay fees-in-lieu or “parking credits” that developers
would purchase from the City for access “entitlement” into the shared supply. The shared
supply could meet initial parking need when the development comes online while also
maintaining the flexibility to adjust to parking need over time as elasticity in the demand
patterns develop in the district and influences like alternative modes are accounted for.
Funding can come from residents, businesses, and developers. Also these fees or
revenues allow for new revenue streams into the City.

L. Education an

d Outreach

L72. Education
and Outreach

Ensure housing developers are aware of regulatory changes that authorize additional
housing options or flexibility. Provide information that explains housing options that are
already available under existing zoning and building codes, but may use different
terminology than is commonly recognized.

Scale of Impact — Low.

M. Advocacy for State/Federal Legislative Actions that Increase State Agency Program Funding Available to Fund Affordable

Housing
M73. State This legislation would change the tax income code to eliminate certain deductions, and Scale of Impact — Unknown.
Affordable the resulting revenues would fund state affordable housing programs.

Housing Funding

(Legislation: HB 3349, 2019, pending)

N. Apply for and Utilize State, Federal, and Foundation Resources

N74. Use grants,
programs, and
technical
resources when
available and
cost-effective

Continue to utilize grant funds and other resources when available to fund housing
related planning and housing-related programs.

Scale of Impact — Unknown. Impact is
dependent on obtaining grants.
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Description

Scale of Impact

O. Partnerships

O75. Misc.
Partnerships

Placeholder Only — To Capture Ideas / Discussion

P. Strategies and Tools Employed by Organizations Other Than the City

P76. Misc. Placeholder Only — To Capture Ideas / Discussion
Strategies
P77. Oregon The City is directly not involved in this program. Scale of Impact — Low to medium. The
Affordable city is not directly involved in this
Housing Tax The 1989 Oregon Legislature created the Oregon Affordable Housing Tax Credit program.
Credit (OAHTC) | Program (OAHTC). Under the OAHTC Program, the Department has the authority to

certify tax credits for projects. Through the use of tax credits, lending institutions are able

to lower the cost of financing by as much as four percent for housing projects or

community rehabilitation programs serving low-income households. The savings

generated by the reduced interest rate must be passed directly to the tenant in the form

of reduced rents.
P78. Low The Low Income Housing Tax Credit Program (LIHTC) is an incentive to encourage the Scale f Impact — Moderate to high.
Income Housing | construction and rehabilitation of rental housing for lower-income households. The The city is not directly involved in this
Tax Credits program offers credits on federal tax liabilities for 10 years. Individuals, corporations, program.
(LIHTC) partnerships and other legal entities may benefit from tax credits, subject to applicable

restrictions.

Annually, the U.S. Department of Treasury allocates tax credits to each state. Oregon

Housing and Community Services (OHCS) administers’ the tax credit program for the

state of Oregon. Tax credits offer direct federal income tax savings to owners of rental

housing developments who with a developer are willing to set-aside a minimum portion of

the development’s units for households earning 60 percent or less of gross area median

income. Developers of tax credit developments typically sell the credits to investors who

are willing to provide capital in return for the economic benefits (including tax credits)

generated by the development.
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Prioritization Results of May 21, 2019 PAC Meeting

Appendix D

Land Use Action

Aggregate Results (2 groups)

A9. Allow more housing types 81
A2. Diverse Housing Zone. Explore residential zoning with targeted/

minimum density and multiple allowed housing types 73
A3. Develop a high density residential zone 73
D28. Update infrastructure plans for infill development 67
A13. Promote Infill Development, Allowing Flexibility in Existing Zones

with Appropriate Design and Development Standards 60
A4. Allow Small Residential Lots 58
A8. Allow Clustered Residential Development 57
E36. Establish an Urban Reserve Area (URA) 57
D29. Update infrastructure plans for growth lands 53
E38. Identify an expanded UGB per the URA 48
B23. City Center Housing Strategy 47
E40. Develop annexation process to mandate housing types upon

annexation per area plans. 47
G44. Streamline Zoning Code and other Ordinances 45
A11. Permit ADU in SF Zones 43
A12. Allow small or “tiny” homes and identify opportunities for tiny home

developments. 43
A14. Incentive-Based Zoning and Inclusionary Zoning 42
C26. Great Neighborhood Principles 42
A10. Allow Cohousing and “Group Quarters” (SROs, etc.) 39
E39. Develop area plans for UGB lands identifying housing

opportunities 39
E37. Establish a framework plan for the URA 37
B24. Evaluate Three Mile Land for Residential Development 36
A6. Mandate Mimimum Residential Densities 35
A7. Increase Allowable Residential Densities 35
A1. Redesignate or rezone land for housing 32
F41. Goal 5 Natural Resource Planning & Policies, incl. wetlands and

riparian areas 29
A22. Fair Housing Act BMP 28
C27. Repeal outdated policies related to old sewer treatment capacity

limits 28
D34. Identify issues and plan for Water Zone 2 infrastructure

improvements 27
A18. Evaluate transfer of density for protection of natural features 26
A19. Reduced Parking 26
G43. Administrative and Procedural Reforms 26
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B25. Hwy 99W Corridor Study — Opportunity for Higher-Density Mixed

use Development 24
D30. Develop infrastructure allocation policies 23
D33. Encourage “to and through” infrastructure policies 22
A5. Mandate Maximum Lot Sizes 21
A16. Allow TDR/PDR 20
Other: Look for opportunities to rezone existing single-family to R-3 and

R-4 to address short-term deficit identified in HNA 20
A15. Provide Density Bonuses 15
A21. Regulations to PreserveExisting Housing 14
F42. Goal 7 Hazards Planning & Policies, incl. landslide susceptibility 1
D32. Develop plans that allow for emerging technology 12
A20. Reduce Street Width Standards 11
A17. Transfer of Density 10
D35. Identify areas with underutilized infrastructure capacity 10
D31. Develop alternative mobility network 6
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Non-Land Use Action

Aggregate Results (2 groups)

p78 lihtc 77
157. Home ownership programs 74
P77. Oregon Affordable Housing Tax Credit 60
K68. Transient Lodging Tax (TLT) — Up to 30% for Affordable Housing (SB595) -
159. Housing Rehab 54
H47. Community Land Trust (CLT) 50
152. Financial incentives supporting inclusionary zoning 48
158. Rental assistance programs 47
155. Reduced or waived planning fees, permit fees, SDCs for affordable

housing 45
K69. Community CDBG a4
150. Affordable Housing Property Tax Abatement 43
M73. State Affordable Housing Funding 43
H46. Land Banking 40
K63. Urban Renewal TIF 39
153. SDC Finance/Credits 38
151. Vertical HTA 35
J61. LID 33
K70. Housing Trust Funds 32
160. Non-regulatory programs and incentives to preserve existing housing

supply 29
H45. Parcel assembly 28
149. Multiple-Unit Limited Tax 25
K64. Affordable Housing Construction Excise Tax (CET) 25
J62. Reimbursement District 24
p/o K69. CDBG 108 24
N74. Use grants, programs, and technical resources when available and cost-

effective 24
H48. Public Land Disposition 22
154. Sole Source SDC 21
other: Vacant Property tax 20
K66 & 67. General Fund and General Obligation 17
156. General Fund Grants or Loans 14
K71. Fees or Other 14
L72. Education and Outreach 14
Other: Fee for demo of affordable home for expensive home 14
K65. Linkage Fees for Non-Residential 12
O75. Misc. Partnerships 6
P76. Misc. Strategies 2
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