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PORT ORFORD PLANNING COMMISSION 
GABLE CHAMBERS, PORT ORFORD CITY HALL 

REGULAR MEETING 
Tuesday, January 9th, 2024, 3:30 PM 

 
 

Tuesday, January 9th, 2024, 3:30 PM 
If unable to join in person; please join the meeting from your computer, tablet or smartphone.  

https://meet.goto.com/320288829  
You can also dial in using your phone.  
United States (Toll Free): 1 866 899 4679  

United States: +1 (571) 317-3166 
Access Code: 377-842-245 

1. Call to Order  
 

2. Chair Comments 
 

3. November 7th minutes (pg. 3-7)  
 

4. December 5th minutes (pg. 8-12) 
 

5. Election of Commission Officers 
 

 
6. Public Comments (On Agenda Items Only) 

   
7. Planning Matters 

A. Kick Off of LCDC Grant Technical Assistance – A housing Implementation Plan 
i. Port Orford/Shoji State Approved Work Program for the grant (pg. 13-28) 

ii. Sign-in Sheets - In-kind Record-keeping    
iii. Quick List Housing Needs for PC (pg. 19) 
iv. ADU Dev Considerations for PC (Attachment A) 
v. AARP Re: Accessory Dwellings (Attachment B) 

vi. Planning Magazine-Housing Types (pg. 20-22) 
vii. RV Park Regulations 

viii. Citizen Engagement Discussion 
ix. Wildfire Update – Legislative Action now in process (pg. 23) 

 
8. Discussion Items 

A. Planning clearances approved since last meeting - None 
B. Speeding on city streets 
C. Affordable Housing  
D. Process for review and/or modification of existing Conditional Use Permits 
 

9. Other Business 
 

A. City Planner Comments 
B. Planning Commission Comments 
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10. Public Considerations 

 
11. Next Meeting February 6th @ 3:30 pm 

 
12. Adjourn 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

3 
 

 
City of Port Orford 

Planning Commission Meeting 
In the Gable Chambers / Virtual participants 

Tuesday, November 7th, 2023 at 3:30 P.M. 
 
 

Commission Member Present City Staff Present 
Chariman Greg Thelen Present Joseph Harrison, Planning Tech. Present 
Vice Chair Pamela Berndt Present Crystal Shoji, City Planner Present 
Comm Sara Lovendahl Present   
Comm Jennifer Head Present   
Comm Carol Lawton Present    

 
 
Others Present: David Clark, Will Dawson 
 
The minutes were prepared using the video available at: 
https://www.youtube.com/watch?v=RmkJe6ePwD4  
 

1. Call to Order (0:00-0:01) 
 
A. Chair Thelen called to order this Meeting of the Planning Commission on November 

11th, 2023, at (3:31) p.m. with a roll call. 
 

2. Approval of October 3rd meeting Minutes (0:01-0:02) 
 

A. Joseph states that 2 corrections had come in between the minutes being made available 
to the public; the date at the top needed correcting and “Sutherland” is actually 
“Sutherlin” 
 

B. Comm. Lovendahl moves to approve the minutes as amended. 
 

C. The motion to approve the minutes is seconded by Comm. Head  
 

D. The vote passes unanimously with no further discussion at (3:38).  
 

Chairman Thelen   Yes           Commissioner Lovendahl   Yes   
Commissioner Head      Yes 
Commissioner Lawton      Yes   Commissioner Berndt   Yes    

 
 
 
 

3. Chair Comments  
 
A. None 
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4. Public Comment (0:02-0:03) 
 
A. None 

 
5. Public Hearings: POC 2023-02 (0:03-0:20) 

 
A. The Public Hearing began with Chair Thelen reading the intro script and reiterating for 

the record that this is a continuation of a Public Hearing from October 3rd.  
 

B. (0:07-0:10) Crystal does exhibit intake; listing the exhibits.  
 

C.  (0:10-0:26)Joseph Summarizes the staff report; focusing on changes that have been 
made since the previous submission. Main changes and concerns of staff center on 
parking spaces and if they are allowed on the designated RV spaces; and that there is a 
slope hazard that needs to be accounted for.  
 

D. (0:26-1:05)Proponents:  
 

i. (0:26-0:32) Will Dawson (applicant engineer): Would like to change the sewer 
plan from connecting to existing sewer lateral to install new one. There will be a 
cedar fence around the proposed park. Storm drain plan can be drafted and added.  

 
ii. (0:32-1:05) David Clark: Answers questions posed by the Commission with Mr. 

Dawson. 
 

1. Which building would be demolished? 
a. The 2 Bedroom house, but not until the CUP is approved so that 

housing in town isn’t being removed. The Second dwelling will be 
used as housing for a site manager. 
 

2. What constitutes “Durable and Dustless” for surfaces? (This is for the 
storm management plan) 

a. Can give the square-footage of gravel which is durable and 
dustless. It is given on the plan, but the numerical value can be 
added.  
 
 

3. Would you reduce the spaces if it accommodates solutions for the 
problems that are being brought up? 

a. Yes, its about more than money.  
 

4. Parking on phase 2? Are the parking spaces meant to be in the North East 
corner? Are they meant to be double stacked? 

a. When the house gets demolished, it can be used for parking instead 
of an additional RV space. 
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5. How will you maintain the slope in the North East corner? 
a. Landscaping plan will be expanded to deal with it. 

 
6. Will the cedar fence around the property appear on the plans? 

a. Yes, the idea didn’t come up until after the deadline to submit. It 
will be added to the site plan prior to final approval.  

 Commissioners would also like trees to be added to the 
landscaping plan. 
 

7. What does Long term stay mean? 
a. A minimum of 30 days, but ideally 6 months or more per stay. 

 
 

E. (1:05-1:06) Opponents:  
i. No New Opponents or Testimony entered at this time. 

 
F. (1:06-1:58) Deliberations: A decision needs to be made or we need an extension; this is 

the last meeting date within the time frame for the CUP application. An extension was 
signed. The Commission would like to see the following changes; Parking spaces 
being defined independently form the RV park and no double parking, durable and 
dustless square footage is defined and measured on the site plan and included in a 
storm management plan,  the fence needs to be on the site plan, the landscaping plan 
needs to have details on the plants being utilized and trees need to be  included in the 
landscaping plan, rocks or other structural elements need to be added to the slope 
areas, direction of traffic should be on the site plan, which ever building is being used 
as an site managers office/home needs to be inspected, the lots need to be merged (this 
can be done as a consolidated application), adding a fire lane/no parking sign, lighting 
should be on the plan and comply with dark sky. 
 

G. (1:58-2:00) Commissioner Head moves to allow a continuance to the next planning 
meeting scheduled for December 5th @ 3:30 pm. The motion was made at (3:30) pm. 

 
H. Commissioner Lovendahl seconds the motion. 

 
I. Vote: Commissioners voted unanimously in favor of allowing the continuance @ 

(5:31) pm with no further discussion. 
 

Chairman Thelen   Yes           Commissioner Lovendahl              Yes    
Commissioner Head      Yes 
Commissioner Lawton      Yes   Commissioner Berndt   Yes    

 
6. (2:00) Discussion Items – done quickly due to timing 

 
A. (2:01) Planning Clearances Approved since last meeting: In the packet 
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B. (2:01-2:04)What can the Planning Commission accomplish given city resources:  
The Planning Commission are limited in what they can do, but want the public to know 
that we are looking at and considering. Code updates are going through and fire safety 
grants will be coming up through the state.   
 

 
C. (2:04-2:10) Speeding: Traffic-Logix is a company that has devices that gather info so 

we can know where the most problematic areas are. Commissioner Head volunteers to 
get more info. Driver feedback signs are the most effective way to reduce speed.  

 
D. (2:10-2:15)Adding Criteria for CUP: Joseph and Crystal can work on that with the 

Grant that is allowing code updates. We can’t allow a decade to go by without 
revaluating everything. This is a statewide problem. 

 
E. (2:15) Comprehensive plan update: already covered. 

 
F. (2:15) UGB agreement update: need to keep eyes open, some places have gotten 

money for it, and if we can get funding we should do it. 
 
 
 

G. (2:15-) Appointment for application Susan Russell:  
 

i. Comm. Lawton moves to approve the application.  
 

ii. Comm. Bernt seconds the motion. 
 
iii. Discussion: Susan Russell is in a long-term relationship with City Councilor Gary 

Burns, which could create a conflict of interest on quasi-judicial hearing that 
could be appealed to the City Council. Gary Burns would have to recuse himself 
on any quasi-judicial items that get appealed up to the City Council. 
 

iv. Vote: Commissioners voted unanimously in favor of approving the application @ 
(5:57) pm with no further discussion. 

 
Chairman Thelen   Yes           Commissioner Lovendahl              Yes    
Commissioner Head      Yes 
Commissioner Lawton      Yes   Commissioner Berndt   Yes    

 
 

7. Planning Matters 
A. City Planner Comments 

 
i. None 

 
B. Planning Commission Comments 
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i. None 
    

8. Public Considerations 
 
A. None 

    
 
 
 
 
 
 
 

9. Adjourn 
 
A. With no further business, Chairman Thelen closed the meeting of the Planning 

Commission at (5:58) pm.  

 
Attest: 
 
 
_____________________________      _______________________________ 
Chair, Greg Thelen Date 
 
 
 
_______________________________ _______________________________ 
City Recorder, Joseph Harrison Date 
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City of Port Orford 
Planning Commission Meeting 

In the Gable Chambers / Virtual participants 
Tuesday, December 5th, 2023 at 3:30 P.M. 

 
 

Commission Member Present City Staff Present 
Chariman Greg Thelen Present Joseph Harrison, Planning Tech. Present 
Vice Chair Pamela Berndt Present Crystal Shoji, City Planner Present 
Comm Sara Lovendahl Present   
Comm Jennifer Head Present   
Comm Carol Lawton Present    

 
 
Others Present: 
 
The minutes were prepared using the video available at: 
https://www.youtube.com/watch?v=Eif2wwvxuw8  
 

1. Call to Order (0:00-0:06) 
 
A. Chair Thelen called to order this Meeting of the Planning Commission on October 3rd, 

2023, at (3:40) p.m. with a roll call.  
 

B. Meeting delayed for a few minutes due to technical issues.  
 

 
2. Public Hearings: POC 2023-02 (0:06-0:) 

 
A. The Public Hearing began with Chair Thelen reading the intro script and reiterating for 

the record that this is a continuation of a Public Hearing from November 11th.  
 

B. (0:06-0:15) Crystal does exhibit intake; listing the exhibits.  
 

C.  (0:15-0:30) Crystal Summarizes the staff report; focusing on new items submitted 
since the previous hearing and conditions that staff has recommended and applicants 
responses to them.  They are exhibits F and G. The applicant needs to begin the lot 
merger as soon as possible so that a tentative plat is approved prior to work beginning.  
 
 
 
 
 

D. (0:30-0:53) Proponents:  
 

i. (0:32-0:53) David Clark: Answers questions posed by the Commission with Mr. 
Kinney, applicants engineer.  
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1. Which building would be demolished? 

a. The unpermitted dwelling will be the one to be demolished. 
 

2. The garbage and recycling area is outside of the property lines. It needs to 
be brought back. 

a. If that’s the case, it will be brought back to be inside the property 
lines, not in the city right of way.  
 
 

3. Would it be possible to trees on the west side of the property as well? If 
there isn’t room, can bamboo be planted instead.  

a. We can do that; it would be no problem 
 

4. Each space now has a fire pit space. What is their height and was these 
approved by the fire department? Open fires (even in pits) aren’t allowed 
outside of fire season. 

a. Applicant states that he will use grills instead to avoid this 
becoming a problem. 
 

5. Are you going to provide the RV?  
a. No. 

 Then its hard to qualify it affordable housing 
 Its another option 

 
6. Will Mr. Kinney be involved further? 

a. No, Mr. Kinney is no longer working at Civil West. It will be 
handed by who ever it gets delegated to.  

 
 

E. (0:54-0:59) Opponents:  
i. Comm Head reads off a comment from a neighbor, Mr. Korbe Brenner: 

“Hi Jen, Been looking over the Staff report  for this project, I couldn’t get a clear 
picture of the construction process and how the city will oversee that construction. 
In California, after the local agency…. approves an RV park with all the 
conditions, the developers engineer must create a construction document called an 
“Improvement Plan”. These plans show all the required conditions and details to 
get them built, identifying specific code specification. These plans normally 
require a Super Internet of Public Works to review and approve the complete set 
of improvement plans and to ensure that all the different state agencies have 
signed off prior to any site disturbance.”  
 

F. (0:59- 1:) Deliberations: Crystal reads off conditions that staff recommended and the 
ones created during the hearing. Discussion concerning specific points below. 
 
1. The new sewer plan needs to be reviewed and approved by the Public Works 
Superintendent with potential conditions in place. 
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2. The Applicant needs to get well approval from the Oregon Health Authority and the 
Oregon Water Resources Department and provide it to City Planning Technician 
Joseph Harrington prior to obtaining Planning Clearance.  
 
3. The Applicant has provided a more in-depth erosion control plan and storm 
management detailing best practices, stamped by the Applicant’s engineer to be 
approved and utilized for the development. The Planning Commission needs to 
determine inspection procedure for implementation, determining whether signoff from 
the Applicant’s engineer is sufficient with the oversight with the inclusion of the City’s 
public works director for final inspection. An engineering firm contracted by the city 
and paid for by the applicant. 
 
4. Applicants may be required at the direction of the public works director.  
 
5. The Applicant shall comply with Section 17.16.060 for any archaeological 
discoveries that are made when development activity is taking place on Subject 
Property. 
  
6. Ensure that the demolition of the unpermitted residence is the first stage of 
development and would constitute substantive progress for the purpose of acquiring an 
extension if necessary.  
 
7. Require a maintenance plan for the landscaping and utility services (trash and 
recycling). Staff will report back with new information submitted following the 
organization of this staff report.  Needs to be changed so that Trash and Recycling is 
on property. 
 
8. Comply with State Building Codes requirements on RV parks, for the building 
permit and compliance with the State Fire Marshal for the access road at the time of 
Planning Commission approval of the layout. This will ensure that the proposal that is 
approved by the Planning Commission can be implemented. This may require 
reconfiguration of the current layout to permit ingress and egress from parking spaces 
and prevent random parking on the road or other areas.  
 
9. It is required that the Applicant follow their submitted and approved landscaping 
and maintenance plan in order to avoid the slope hazard on the East side of the 
property. Inspection of such landscaping shall be done at the time of the inspection for 
erosion control and stormwater by the Public Works Superintendent. Any concerns 
may be referred to the City Engineer hired by the City at the expense of the Applicant.  
 
10. The Applicant shall provide a signed acknowledgement of 17.32.060 Time On a 
Permit for Conditional Use at the time of any approval.  
 
11. Applicant submits a Tentative Replat to complete a lot merger so that the two lots 
become one; this shall be submitted early in 2024 so that it is merged into a 
Consolidated Application that would have tentative Plat approval by the time that the 
RV park obtains Planning Commission Approval. 
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12.  Fire marshal signs off on road and fire pits are removed from plan. 
 
13. The “Rules for tenants” sheet be made available to the planning commission for 
approval. 
 
14. Submit a maintenance plan to the planning commission and submit quarterly 
maintenance reports to the city for the first year of operation, semi-annually the second 
year of operation, and yearly every year after. 
 
15. Add trees, bamboo or other shrubbery to the landscaping plan from south west of 
the building along the south west portion of the property. 
 
Conditions for 3 & 4; commissioners discuss if they want an outside engineering firm 
to verify the plans.  
Commissioner Head moves to allow Civil West to inspect the improvement plans. 
Commissioner Lawton seconds the motion. 

Chairman Thelen   Yes           Commissioner Lovendahl              No    
Commissioner Head      No 
Commissioner Lawton      Yes   Commissioner Berndt   No    

Motion does not carry; The City will find and hire another engineering firm to verify 
the storm management plan. The applicant will be required to pay for it.  
Condition 12 had the fire marshal signing off on fire pits, however, the applicant has 
decided to not have them and replace them with grills. 

 
G. (1:39-2:00) Commissioner Head moves to approve POC 2023-02 based on the finding 

in the staff report and the discussion at the meeting with the conditions with permission 
for Joseph Harrison, Crystal Shoji and Greg Thelen to organize the conditions. 

 
H. Commissioner Berndt seconds the motion. 

 
I. Vote: Commissioners voted unanimously in favor of allowing the continuance @ 

(5:21) pm with no further discussion. 
 

Chairman Thelen   Yes           Commissioner Lovendahl              Yes    
Commissioner Head      Yes 
Commissioner Lawton      Yes   Commissioner Berndt   Yes    

 
3. (1:41) Discussion Items Skipped due to timing of other meetings 

 
 

4. Planning Matters 
A. City Planner Comments 

 
i. None 

 
B. Planning Commission Comments 

 
i. None 
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5. Public Considerations 

 
A. None 

 
 
 

6. Adjourn 
 
A. With no further business, Chairman Thelen closed the meeting of the Planning 

Commission at (5:58) pm.  

 
Attest: 
 
 
_____________________________      _______________________________ 
Chair, Greg Thelen Date 
 
 
 
_______________________________ _______________________________ 
City Recorder, Joseph Harrison Date 
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Housing Implementation Plan  (Code Development) 
The City of Port Orford and Consultant Shoji Planning, LLC (Shoji)   

 
Project Purpose: 
 
The purpose of this project is to is to consider updates/amendments to the Port Orford Municipal Code 
Title 17 Zoning and Comprehensive Plan Goals and Policies document. The grant would provide 
funding to organize for consideration of policies, definitions and housing options that do not currently 
exist within the City of Port Orford. It is the City’s intent to incorporate current statutory wording, 
processes and housing options to facilitate middle housing production as opportunities become 
available.  
 
Timelines and Estimated Cost:  
 
Monthly timelines on this proposal are fluid to provide opportunities for the Planning Commission to 
carry out ongoing City business as it is scheduled before the Planning Commission, and hold planning 
workshops to carry out tasks suggested in this plan on alternate months.  
 
Task 1: Project Kick-Off and Management   
Timeline:  January 2024 
 
Task 1.1:  Shoji will communicate with the City Administrator/Planning Director John Huttl (City 
Administrator) and City Planning Technician Joseph Harrison (Joseph) to organize and schedule 
elements of the project, involving, but not limited to community engagement, Planning Commission 
Workshops, public notice (aka Measure 56 Notice) to be undertaken by City staff, and Public Hearings.  
 
Task 1.2: Shoji, City Administrator and Joseph will confirm roles for record-keeping, reporting and 
maintaining financial records and documents for DLCD, and maintaining match participants including 
Planning Commission members, citizens and the City Council.    
 
Task 1.3: Shoji will prepare a DRAFT Work Program (task and timeline chart) for guiding the project to 
incorporate all bodies, City Administrator, Joseph, Planning Commission and Shoji.   
 
Task 1.4: Shoji and Joseph will query the Planning Commission regarding the best ways to ensure that 
the Planning Commission has their Port Orford City Code available at Planning Commission meetings 
for Planning workshops in the coming months. 
 
Task 1.5: Planning Commission will share perspectives regarding the Curry County Housing  Study, 
and other information that may be obtained from the Coos-Curry Housing Authority or and City records 
where low cost housing has been organized within the City.  
 
Task 1.6: Planning Commission will consider formats, themes and distribution for public engagement.   
 
Task 1.7: Shoji and Planning Commission Chair will communicate and coordinate throughout the 
project as appropriate for facilitating and organizing workshop elements.    
Task 1: Shoji Deliverables:  

 Chart of tasks and timelines for project for City input. 
 Citizen Engagement formats, for discussion with City Administrator. 
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Task 1: City Deliverables:  

 City housing documents and other housing related data that may be available.  
 Provide sign-in sheets for recording attendance at Planning Commission and City Council 

workshops and Public Hearings.  
 Organize City sign-in sheets to be provided and explained at all Planning Commission 

Workshops  that are part of the grant program. 
 
Task 2: Background Report  
Timeline: February – March 2024  
 
Task 2.1: Shoji will work with City staff to provide timeline chart and citizen involvement format 
documents for the Planning Commission agendas and information updates throughout the project. 
 
Task 2.2: Shoji will confirm the objectives of the project and refine the project schedule with charting of 
specific activities required by the grant, including public involvement formats and examples, record-
keeping for grant match, and other.    
 
Task 2.3: The Planning Commission will have the opportunity to provide input regarding all 
information presented about public engagement formats and expectations. The Planning Commission 
will have an opportunity to define their own role in encouraging public involvement   and in providing 
opportunities for the public to participate. Shoji will facilitate discussion of  “Quick Surveys,”  
presentations and other tools for community participation, such as invitations specifically to builders, 
agencies and/or specific members of the public who may have specialized information.   
 
Task 2.4: Shoji will review current Municipal Code Zoning and Comprehensive sections related to 
housing including statutory definitions suggested for update. Shoji will provide written planning 
documents (APA, AARP and others) about benefits and problems that can arise with ADU’s, Cottage 
Dwellings, and other small city middle housing options to be considered. The Planning Commission will 
have opportunities to discuss and provide input.  
 
Task 2.5: Shoji and the Planning Commission will review housing studies and analysis from the Curry 
County Housing Study and other housing related local information and analysis that may be available. 
 
Task 2.6: Shoji, City Planning Technician Joseph and the Planning Commission will discuss the best 
options for assuring that copies of relevant current codes and a map of the City Zoning and the 
Comprehensive Plan Goals and Policies are available for reference at meetings to proceed with the 
Planning Commission Workshops.   
 
Task 2.7: Shoji will invite DLCD South Coast Field Representative Hui Rodomsky and the Public to an 
upcoming Planning Meeting to present an overview of ongoing Housing Planning throughout State. The 
Planning Commission will have an opportunity to provide input.     
 
Task 2.8: Shoji will work with any Planning Commission member who has volunteered to organize 
brochures or flyers to be part of the public engagement program.    
 
Task 2: Shoji Deliverables:  

• Purpose and goals for the Project.  
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 Proposed project schedule (to be revised the following month and as needed to incorporate City 
Planning Commission public involvement tasks or other).      

 Community Engagement Plan components for Planning Commission adoption. 
 Code analysis of identified problem areas. 

 
Task 2: City Deliverables:  

 Notice of Planning Commission Workshop and agendas will be made available to the Planning 
Commission and the Public by Joseph throughout the project.  

 Sign-in sheets for recording attendance at Planning Commission and City Council workshops 
and Public Hearings will be provided and maintained by Joseph throughout the project. 

 Minutes of Planning Commission Workshops will be maintained by Joseph throughout the 
project. 

 Copy of relevant City data or documents: Copies of applicable housing studies or analysis, Port 
Orford Comprehensive Plan Goals and Policies, Sections of Title 17 Zoning; Curry County 
Housing Study and other relevant documents will be made available to participants by Joseph 
throughout the project.   

 
Task 3: Draft Code Updates 
Timeline: April - October 2024 
The plan is to incorporate 3 - 4 scheduled Planning Commission Workshops prior to the Planning 
Commission Public Hearing. 
 
Task 3.1: Shoji will prepare draft updates to the Zoning Ordinance and/or the Comprehensive Plan 
addressing topics that were discussed at the February Planning Commission Workshop and provide 
agenda items to incorporate public engagement information for Planning Commission information, as 
applicable.   
 
Task 3.2: The Planning Commission will review specific proposed amendments to definitions, along 
with reasoning for such proposals, with relevant current and proposed language.  Specific ADU 
proposals and Expedited Land Division language which has not been incorporated previously will be 
presented. Where new considerations need review, analysis and citations from statutory requirements, 
Shoji will provide information at Planning Commission Workshops.  
 
Task 3.3: The Planning Commission will review specific proposed Cottage Cluster Residential  
language along with PUD (Planned Unit Development) language changes to incorporate Cottage Cluster 
Residential at the Planning Commission Workshops. The intent would be to consider an option for 
affordable housing in the 4-C Commercial zone and incorporate changes in the residential zones that 
could enhance choice in housing developments, recognizing that PUD code options have (apparently) 
not been utilized as an option within the City of Port Orford since acknowledgment of the Code in the 
early 1980’s.  
 
Task 3.4: The Planning Commission will identify opportunities and constraints for various housing 
options.  
  
Task 3.5: Shoji will provide language within various zones to incorporate any new language and  
descriptions that accommodate statutory language such as ADU’s, PUD amendments, Cottage Cluster 
dwellings and other middle housing. Where new considerations could benefit from review and analysis, 
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Shoji will provide information to clarify or sort information provided at the Planning Commission 
Workshops.  
 
Task 3.6:  Shoji will present language for any Comprehensive Plan Goals and Policies to accompany the 
Zoning Ordinance proposed changes. Where the City Administrator and the City Attorney have not been 
involved in the ongoing Planning Workshops, Shoji will work with the Planning Commission to solicit 
their input prior to the Planning Commission Public Hearing. Changes noted by the Planning 
Commission, the City Administrator and the City Attorney will be organized for presentation at the final 
Planning Commission Workshop prior to Public Hearings. 
 
Task 3.7: A final Planning Commission review will be incorporated in a Planning Commission meeting 
(not a Workshop) prior to the Planning Commission Public Hearing to be scheduled for the fall.  
 
Task 3.8:  Shoji will work with City staff and City Attorney to organize Measure 56 Notice documents.  
 
Task 3.9: Planning Technician Joseph Harrison will organize Measure 56 Notice mailing to property 
owners, including obtaining a contact list from the Curry County Assessor’s Office and overseeing and 
carrying the mailout. The mailout will announce the Planning Commission and City Council Public 
Hearings. An affidavit of mailing will be maintained in the records. Notice will be to Property Owners 
listed within the Assessor’s rolls. Mailout will be scheduled to announce Public Hearings scheduled for 
the last months of 2024 through April 2025.  
 
Task 3: Shoji Deliverables   

 Formatted Measure 56 Notice. 
 Documents for Planning Commission Workshops that incorporate Planning Commission 

ongoing decisions. 
 Final documents for Planning Commission review and Public Hearing.  

 
Task 3: City Deliverables:  

 Notice of Planning Commission Workshops and Agendas will be distributed by Joseph to the 
Planning Commission and the public.  

 Planning Commission Workshop minutes will be organized and distributed by Joseph to the 
Planning Commission and the public. 

 Sign-in sheets for recording attendance at Planning Commission and City Council workshops 
will be provided and maintained by Joseph.  

 
Task 4: Public Hearings  Start Here 
Timeline: November 2024 – April 2025 
 
Task 4.1: Shoji will work with Joseph to organize and provide DLCD 35-day Notice for initial Public 
Hearing.  
 
Task 4.2: Shoji will provide a staff report to include the hearings-ready draft amendments seven days 
prior to the initial Public Hearing.  
 
Task 4.3: Shoji will present draft amendments approved by the Planning Commission at the initial 
Public Hearing as part of the Staff Report.  
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Task 4.4:  Shoji will work with Planning Commission Chair to organize the legislative , providing a 
script for the hearing and communicating about sorting public discussion at the hearing.  
 
Task 4.5: Following the Public Hearing, the  Planning Commission will hold a workshop to consider 
public input.  
 
Task 4.6:  Shoji will incorporate changes to the document that was considered at the Public Hearing as 
requested by the Planning Commission based upon public input.    
 
Task 4.7: Shoji will amend the Staff Report following their Public Hearing to accommodate new 
information and Planning Commission decisions to be available seven days prior to the City Council 
Public Hearing. Shoji will work with City staff to make Planning Commission Public Hearing testimony 
part of the City Council packet along with the Staff Report to the City Council and public seven days 
prior to the City Council Public Hearing.  
 
Task 4.8: Shoji will provide legislative script format to the City Administrator, the City Attorney  and 
the Mayor for use at the Public Hearing.  
  
Task 4.9: Shoji will work with the City Administrator and/or City Attorney to organize proposed final 
amendments into an Ordinance format as required to be adopted by the City Council.  
 
Task 4.10: Shoji will present the Planning Commission’s recommendations to the City Council at their 
Public Hearing.  
 
Task 4.11: Shoji will incorporate decisions of the City Council into the amendments, and work with the 
City Administrator to determine next steps, depending upon City Council decisions.  
 
Task 4.12: Shoji will work with Joseph to fill out DLCD Final Notice of Amendments. Joseph will 
provide the digital Notice of Amendments to DLCD.     
 
Task 4: Shoji Deliverables   

 DLCD 35-day Notice of Initial Hearing content.  
 Staff Reports provided 7 days prior to Planning Commission and City Council Public Hearings.     
 Organized amendments including Planning Commission and City Council changes to proposals 

following Public Hearings and prior to adoption (except where the decision-making body 
determines that there is clarity prior to adoption).    

 DLCD Notice of Adoption content.  
Task 4: City Deliverables:  

 Digital DLCD Notices of Initial Hearing will be provided by Joseph.  
 Notice of Initial Planning Commission and City Council Public Hearings, including required 

Newspaper notice and posted public notice will be provided by Joseph.  
 Meeting minutes will be organized and distributed by Joseph to the Planning Commission, the 

City Council and the public. 
 Packets for City Planning Commission Hearings and City Council Hearings will be organized 

and distributed by Joseph.  
 Sign-in sheets for recording attendance at the Public Hearings will be provided and maintained 

by Joseph.  
 City Administrator and City Attorney will provide Ordinance(s) for Adoptions of Amendments.  
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 Digital DLCD Notice of Adoption will be provided by Joseph.   
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Quick list for you to use 

From 1000 Friends 

For you – already a land use advocate and friend of Oregon – here’s a rundown of solutions 

we’re proposing and that you can refer to as you talk with friends, loved ones, or policymakers 

in the coming weeks:  

 Focus almost entirely on building housing for people with moderate and lower incomes  

 Invest in infrastructure for housing – sewers, water, roads, and sidewalks – to help 

cities develop the land they already have  

 Invest in building homes in places that reinforce affordable living, reduce climate 

change, and respect the environment  

 Fund housing for those making 60 percent and under area median income  

 Expand the range of housing types allowed in most neighborhoods  

 Remove unnecessary local regulations to building housing where it is already allowed  

 Expand and incentivize housing production on underused parking lots and commercial 

lands and buildings   
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PLANNING MAGAZINE 

5 Practical Zoning Hacks for Missing Middle Housing 

These thoughtful tweaks can help promote housing diversity and density in communities of all sizes. 

March 21, 2022 

By KATI WOOCK 
One-third of American households are made up of a single individual. Up to 85 percent of households 
will not include children by 2025. By 2030, one in five Americans will be over the age of 65. 
 
These statistics add up to a simple fact: Demand is high for smaller homes, lower living costs, walkable 
neighborhoods, and places for people to age in place. Yet zoning across the U.S. largely discourages 
these features. 

That's because codes tend to be based on residential density, which is measured in dwelling units per 
acre, and most prioritize single-family housing. In 2019, The New York Times found that "it is illegal 
on 75 percent of the residential land in many American cities to build anything other than a detached 
single-family home." Not only are large multifamily buildings banned from many neighborhoods, but so 
are smaller housing types that cost less than a single-family home: side-by-side and stacked duplexes, 
triplexes, townhouses. These constitute "missing middle housing," or "house-scale buildings that just 
happen to have multiple units in them," says Daniel Parolek, principal and CEO of Opticos Design, who 
coined the term in 2010. 

In the past few years, Oregon, Minneapolis, California, and other states and cities have launched zoning 
reform efforts to better promote housing affordability, diversity, and density. But if your community 
lacks the political will to make these kinds of sweeping changes, a few thoughtful tweaks can still make 
a big impact. Try these five zoning hacks — and a bonus tip — recommended by Parolek, then watch 
his APA Learn course for more ways to increase local density. 

1. REDUCE MINIMUM LOT SIZE. 

Does your code require two lots to build a duplex or a fourplex? If a builder must aggregate multiple lots 
to build a small multiunit building, your minimum lot sizes are too big. Instead, replace minimum lot 
sizes with minimum lot widths and tie types of buildings to the lot's width, not its square footage. 

2. ALLOW FOR MORE HOUSING TYPES AND REVISIT STRUCTURE SIZES. 

As Joe Zehnder, chief planner for Portland, Oregon's Bureau of Planning and Sustainability, says, "if the 
house size is the same, why do you care how many units are in there?" In Portland, zoning changes now 
allow someone building on a 5,000-square-foot lot to construct up to four units divided between a main 
building and detached accessory dwelling units. Five or six units are allowed if half of them are 
affordable to low-income residents. 

3. LEVEL THE PLAYING FIELD FOR SMALLER UNITS. 
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More density doesn't always mean bigger buildings. In Santa Barbara, California, an average unit size 
ordinance provides for increased density as the average unit size decreases. This enables missing middle 
housing by allowing for greater density, even in smaller structures. 

4. REDUCE OR ELIMINATE PARKING MINIMUMS. 

Parking expert Professor Donald Shoup, FAICP, of UCLA estimates that the U.S. has set aside two 
billion parking spaces for just 250 million cars and light trucks, resulting in far more land dedicated to 
cars than housing. 

"If you want missing middle [housing], you need to fix your parking standards," says Parolek. "We've 
done a better job delivering houses for cars than we have delivering houses for people." If you require 
more than one off-street parking space per unit, it's not economically viable or physically possible to 
create missing middle housing on infill lots. Instead, opt for one parking space — or even none — per 
unit and no guest parking. 

In suburban or rural areas, like Beaufort County, South Carolina, driving might be a fact of life. Try 
being creative about how you design parking so it can become an extra unit in the future, if factors like 
demand or public transit change. 

5. ALLOW MISSING MIDDLE HOUSING EVERYWHERE (IF POSSIBLE). 

Is more than 20 percent of your land area zoned exclusively for single-family housing? Then you need 
to change the boundaries limiting missing middle housing to deliver it effectively and equitably. In 
Portland, Oregon, planners proposed allowing middle housing types in all districts across the city unless 
there is a physical limitation, like flooding or landslide hazards. 

In response to displacement concerns, Zehnder says, "the more places where we allow this to happen, 
the less it's going to overwhelm any individual place." And development won't happen all at once: 
Portland planners estimate an add of 4,000 new units over the next 15 years. But if a single house in a 
wealthy neighborhood is replaced with three units, that alone can help take the pressure off demolitions 
in an area with lower incomes, Zehnder says. 

BONUS TIP 

Frame the conversation. When you're presenting your ideas to the community, especially those resistant 
to change, it can be helpful to avoid terms that might have negative connotations to some, like "density," 
"multifamily," or "upzoning." Present zoning changes as a way to offer new housing choices or options. 
Focus on form and scale, not density metrics. Imagery can help community members understand how 
missing middle types could look in their neighborhoods, too — check 
out missingmiddlehousing.com for resources. 

Kati Woock is a freelance editor and writer based in Michigan. 
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DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT 
  
      197.075 Department of Land Conservation and Development. The Department of Land 
Conservation and Development is established. The department shall consist of the Land Conservation 
and Development Commission, the Director of the Department of Land Conservation and Development 
and their subordinate officers and employees. [1973 c.80 §4] 
  
      Note: Section 11, chapter 592, Oregon Laws 2021, provides: 
      Sec. 11. Updating land use planning to incorporate wildfire risk. (1) As used in this section, 
“defensible space” has the meaning given that term in section 8 of this 2021 Act [476.390]. 
      (2) The Department of Land Conservation and Development shall identify updates to the statewide 
land use planning program and local comprehensive plans and zoning codes that are needed in order to 
incorporate wildfire risk maps and minimize wildfire risk, including the appropriate levels of state and 
local resources necessary for effective implementation. 
      (3) Updates may include, but need not be limited to, provisions regarding sufficient defensible space, 
building codes, safe evacuation and development considerations in areas of extreme and high wildfire 
risk, allowing for regional differences. 
      (4) On or before October 1, 2022, the Department of Land Conservation and Development shall:  
      (a) Complete the updates. 
      (b) Report to a committee or interim committee of the Legislative Assembly related to wildfire, in 
the manner provided in ORS 192.245, to the State Wildfire Programs Director and to the Wildfire 
Programs Advisory Council on the updates. The report must include recommendations concerning the 
updates. 
      (5) As necessary to identify needed updates and develop the recommendations required by 
subsection (4)(b) of this section, the department may consult with the State Fire Marshal, the State 
Forestry Department, the Department of Consumer and Business Services and local governments. [2021 
c.592 §11] 
  
 
 

 

 

 
 
 
 
 
 
 
 
 


