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Part 1 — Introduction

There are m a n y  good reasons w hy developers prefer to bu ild  on raw  land, and  some o f  these 
reasons relate to local government policy. Even though there are greater economic, social and  
environmental costs to sprawl development than infill, our public policies have stacked the 
incentives in  the wrong direction.

— from “B uild ing Livable Communities: A Policymaker’s guide to in fill development" (Local 
Government Commission, 1995)

Efficient use of land is a key growth m anagem ent objective for Oregon’s urban 
areas. This handbook offers strategies for encouraging more in fill and  
redevelopment. (See sidebar for definitions.) In particular, it provides tools for 
removing barriers to infill and redevelopment in a community’s development codes. 
The step-by-step process in the handbook is intended for city planners, planning 
commissioners, and consultants who are involved in updating land use codes for 
their communities.

1.1 What’s in  This Handbook?

This handbook provides a comprehensive program for identifying and removing 
barriers to infill and redevelopment in urban areas. It is organized into three 
components:

P art 1 (this part) sum m arizes the 
benefits of, and common obstacles 
to, infill and redevelopment, and 
provides a range of strategies for 
addressing those obstacles.
P art 2 contains a step-by-step 
process for reviewing local 
conditions in your community, and 
creating an action plan for infill 
and redevelopment.
P art 3 offers sample code language 
for removing regulatory barriers to 
infill and redevelopment and 
improving compatibility between 
existing and new developments.

The handbook was prepared w ith the assistance of an advisory committee 
comprised of architects, developers and city planners. The committee members 
were interviewed individually and m et as a group to provide input on the content 
and form at of the handbook. In addition, the authors interviewed builders, 
architects and planners who have experience designing, reviewing, and developing

-------------------------------------------------------

D efinitions

i n f i l l  \ ’ in-fill\ n : development of I
vacant or rem nant lands passed over by 
previous development in urban areas.

r e • d e• vel*op*m ent \red-i-’vel-ep- 
m en t\n. the act or process of 
redeveloping; esp : renovation of a 
blighted area. Replacement, remodeling, 
or reuse of existing structures to 
accommodate new development.
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infill and redevelopment projects in Oregon. We w anted to find out “w hat w orks” in 
promoting this type of development. For a list of committee members and 
interviewees, please see the inside of the front cover.

1.2 Why Encourage In fill a n d  Redevelopment?

Every city and urban county in Oregon should have a strategy to encourage infill 
and redevelopment. First, it is state  policy to plan for efficient use of land and 
public facilities w ithin urban growth boundaries. (Please refer to the Appendix for a 
sum m ary of relevant policies.) Infill and redevelopment is a basic component of a 
community’s buildable lands inventory, and is appropriate in areas where the 
community has invested in public infrastructure.

Second, and most im portantly, infill and redevelopment can support several local 
and regional planning objectives, including:

Economic development and improved tax base.
Revitalization of downtown and close-in neighborhoods.
Development of needed housing in close proximity to employment and services 
Neighborhood preservation and enhancem ent 
Transportation choices and connectivity
Walkable neighborhoods and, where applicable, transit-supportive 
development
Decrease in commuter road congestion
Efficient use of existing urban services and facilities, as an alternative to 
extending new facilities
Energy conservation through reduced reliance on the automobile 
Completing communities, and providing community centers 
Public cost savings (i.e., over sprawl development)

Finally, infill and redevelopment make good economic sense, both for developers 
and the public. Even the real estate community is turning its attention to ways th a t 
it can encourage infill and redevelopment. In a report entitled Emerging Trends for 
Real Estate 1999, Pricewaterhouse Coopers and Lend Lease Real Estate 
Investm ents condemn sprawl and low-density suburban residential centers: 
“Suburbs struggle because they have let developers run  amok, oblivious to traffic 
growth, sewer system  capacity or even recreational needs,” the report warns. 
“Increasingly, better suburban centers are s tarting  to look like sm aller versions of 
traditional cities, featuring attractive neighborhoods, easily accessible retail and 
office districts, and mass transportation alternatives to the car.” Emerging Trends 
is based on a survey of 150 leading industry investors, developers, space users, and 
analysts across the United States.
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Part 1 - In troduction

In Build ing  Livable Communities: A Policymaker’s Guide to In fill Development, The 
Local Government Commission’s Center for Livable Communities identifies six 
overarching obstacles to infill and redevelopment (paraphrased from B uilding  
Livable Communities):

H  Six O bstacles S tack ing  th e  D eck  A gainst Infill and R edevelop m ent

1. I n f i l l  a n d  red e v e lo p m e n t p ro je c ts  o ften  co st m o re  to  b u i ld  th a n  r a w  la n d  
p ro je c ts  — H ard costs, such as land, site preparation (i.e., demolition or toxics), 
construction, and parking vary widely but generally run more for infill and 
redevelopment. Typically soft costs, such as survey, architecture, engineering, 
legal, perm itting, and m arketing, also run more due to design challenges and public 
process requirem ents inherent to infill and redevelopment projects. The m arginal 
cost of infill may be greater than  for development on the edge of the urban area, in 
part, because the num ber of units being produced is usually much less than  would 
be built in a new community. While perm itting costs may be roughly the same for 
each project, infill projects m ust pay them  out of a sm aller projected re tu rn  on 
investm ent.

Developers Tom Sargent and Will Fleissig have sum m arized the costs per square 
foot of infill and development versus sprawl. Their 1993 figures for the Bay Area in 
California are provided on page 4.

1.3 Obstacles to In fill a n d  Redevelopm ent
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DEVELOPM ENT CO STS (per INFILL SPRAWL
s.f. o f  f lo o r  area)

Land $15-20+ $8-12
Site and Off-Site Preparation $5-10+ $5-10+

(toxics) (infrastructure)
Hard Costs: Construction (wood $60-65 $45-55
fram e only)
Parking $15-18 $0
(infill-structuredparking; sprawl-
included above)
Soft Costs $32-37 $20-26
(40% o f  hard  costs)
Contingency (5%) $6-7 $4-5

SUBTOTAL $133-157 $82-108

Profit (15%) $20-23 $12-16
M arketing $10-11 $6-8

TOTAL COST $163-191 / s.f. $100-132 / s.f.

Source: B uilding Livable Communities: A Policymaker’s Guide to In fill Development, Local Government 
Commission (1995).

Fleissig and Sargent use these figures to dem onstrate th a t for the same u n it price, 
the sprawl developer can provide a larger home. Of course, these figures do not 
take into account the public costs of sprawl, which would change the equation.

2. P o licy m a ke rs  te n d  to  overlo o k  th e  p u b l ic  co st-sa v in g s  o f i n f i l l  a n d  
red e v e lo p m e n t  — About 500 studies have been w ritten  about the costs of public 
services to serve different development pa tterns since the Costs o f Spraw l report by 
the Real E state  Research Corporation in 1974. The majority of the studies conclude 
th a t it costs considerably less to provide linear services (sewer, water, streets) to a 
compact, efficient development pa ttern  than  to a sprawling pattern . Two recent 
studies illustrate  th is point:

The first is the Im pact Assessm ent o f the New Jersey Interim  S ta te  Development and  
Redevelopment Plan, by Rutgers University in 1992 compares the cost of New 
Jersey sprawl w ith a more compact form of development, as optional ways to 
accommodate 520,000 new residents over 20 years. Rutgers found th a t the more 
compact development pa tte rn  would save $1.3 billion in public facility capital 
construction costs and $400 million annually in operation and m aintenance costs.

The second study, Alternatives for Future Urban Growth in  California’s Central 
Valley: The Bottom Line, by American Farm land T rust in 1995, corroborates the 
conclusion of the New Jersey study. The study compares the consequences of 
adding an expected 8 million people by the year 2040 to the Central Valley in two 
possible scenarios: a t 3 dwelling un its per acre and 6 un its per acre. The study 
concludes th a t cities and counties would save $29 billion in the cost of taxpayer-
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Part 1 - In troduction

financed services over a 45 year period if housing developed a t an average density of 
6 units per acre ra th e r than  3 un its per acre. These findings underscore the need 
for policymakers to consider public costs, as well as private costs, in planning for 
infill and redevelopment.

3. L a rg e ly  d u e  to  p a s t  exp erien ce  w ith  p o o r  q u a li ty  exam ples, m a n y  
c o m m u n ity  m em b ers  a c tiv e ly  oppose i n f i l l  a n d  m ixed -u se  p ro je c ts  — The
Policymakers Guide describes th is frustration: “In the past, local governments have 
focused on regulations relating to particular uses and densities ra th e r than  paying 
attention to the much more im portant issues of scale, landscaping and, most 
im portant of all, the relationship of the building to the lot upon which it sits, to the 
rest of the street, and to the neighborhood. In other cases, there have been few or 
no regulations a t all regarding w hat m ight be built where. The unpleasant results 
have become indelibly im printed in the minds of many citizen[s]. Residents may 
also have some very legitim ate concerns about reduced air quality, increased traffic, 
more parked cars, and overuse of civic buildings and parks.”

4. D evelopers o ften  a v o id  in f i l l  o r  r e d e v e lo p m e n t p ro je c ts  in  in n e r -c ity  
n e ig h b o rh o o d  d u e  to  fe a r  o f r e d u c e d  m a r k e ta b i l i ty  —  A three-year study 
undertaken by the Urban Land Institu te  of six low-income, inner-city neighborhoods 
revealed th a t low quality of education and crime most strongly contribute to 
neighborhood decline. Poor quality infill development, lack of code enforcement, 
blight, and a lack of neighborhood were seen as contributing to the problem.

5. F in a n ce  a n d  c a p ita l  m a r k e ts  c a n  be a  b a r r ie r  to  th e  i n f i l l  deve lo p er  —
Lenders perceive mixed-use projects appropriate to infill development as risky when 
there are not m any sim ilar projects to which they can be compared. The problem is 
compounded by the fact th a t many banks separate their residential and commercial 
loan functions, so individual loan officers are not fam iliar w ith all elem ents of the 
project. Additionally, most lenders are unwilling to count much of the potential 
ren tal income from retail/commercial space toward revenues to support a loan, 
because lenders are concerned the space will not actually lease.

M ortgages of infill projects are also difficult to sell to the secondary m arket (Fannie 
Mae, Freddie Mac, etc.). The secondary m arket sets the underw riting standards for 
most loans and these quasi-public institutions do not tend to underw rite 
condominiums, townhouses, live-work units, co-ops, co-housing, mixed-use 
developments, and the like.

6. Z o n in g  fo r  sep a ra te  uses h a s  g o n e  too fa r  — The Euclidean zoning model of 
“separating uses” began as a response to industrial pollution and diminishing 
quality of life in inner cities. The model spread across the county in the early 1900s, 
prohibiting different types of housing to mix, and isolating neighborhoods from jobs,
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stores and services. Today, the practice of separating land uses and prescribing 
inflexible lot area, building setback, and other dimensional standards has resulted 
in barriers to compatible infill and mixed use developments. The Policymaker’s 
Guide argues th a t th is way of thinking is outdated and goes too far. “Usually no 
single regulation is a t fault; it is the sum  total of all the ordinances and 
regulations.”

H  C onclusion: It’s tim e to  “E ven th e  P lay in g  F ie ld ”

C urrent public policies generally provide incentives and subsidies for raw-land or 
greenfield development. A capital improvement program th a t directs water, 
roadway, and san itary  sewer projects to greenfield development sites, while 
neglecting needed improvements in infill areas, is one example of th is type of policy. 
Zoning and subdivision regulations th a t contemplate development of large, flat 
parcels, but neglect the challenges and opportunities of infill sites, are another 
example. This handbook suggests strategies to “even the playing field,” by making 
infill and redevelopment a more reasonable choice for a developer as building on 
raw land on the fringes of the community.
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Part 1 - In troduction

1.4 O verall S trategies

In a strong real estate m arket, infill and redevelopment may occur w ithout 
supportive public policies. More often, coordination of public policies and private 
investm ent is required to encourage development of under-used and skipped-over 
areas. Such areas may be targeted for infill and redevelopment when adequate 
public facilities are available, or can be made available. There may also be active 
neighborhood support. The area may be im portant for economic, social, or cultural 
reasons. Under any of these scenarios, the public and the development community 
can benefit from strategies th a t encourage well-planned infill and redevelopment.

T w o  s tra te g ie s  a re  a d d re sse d  in  d e ta il  in  P a r t  3 - S a m p le  C ode P rovisions:

□  C hanges in  R egu lation s — Stream lining and customizing regulations to fit 
the particu lar needs of infill and redevelopment reduces barriers and provides 
incentives to quality development.

□  Infill D esign  G uidelines/Standards — The compatibility of new buildings 
may be enhanced by incorporating building and site details common in the 
neighborhood. Appropriate building scale, m aterials, color, window 
proportions, and facade articulation, for example, all contribute to 
compatibility. Large buildings can be designed to reduce negative impacts on 
the neighborhood by orienting windows away from private areas of nearby 
houses, stepping back building bulk from property lines to allow more sunlight 
to surrounding lots, and using building forms and m aterials th a t respect the 
character of the surrounding area. Screening and landscaping can also help 
new developments blend into the neighborhood.

O th e r  s tra te g ie s  in c lu d e :

□  S p ecific  Area P lans — Specific area plans (or Refinement Plans per ORS 
197.200) are comprehensive plan components, sim ilar to sub-area plans. They 
are developed through a consensus process w ith property owners and other 
in terest groups, and provide a vision w ith specific im plem entation measures. 
Specific area plans can encourage quality infill and redevelopment, for 
example, by providing clear direction in land use, design, transportation, and 
infrastructure elements.

□  S ite  A ssessm ents and In ven tories — Local governments can assist the real 
estate and development industry to focus investm ent in infill and 
redevelopment by preparing site assessm ents and land use/development 
inventories. M aps of underutilized (vacant, infill, and redevelopable) land th a t 
are prepared during comprehensive plan updates and neighborhood studies
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can be of value to prospective developers. This information can be 
supplem ented w ith spreadsheets containing key site selection data, such as 
site size, access, rail and other transportation features, utilities, ownership, 
physical opportunities and constraints, and entitlem ent history (e.g., land use 
approvals, environm ental assessm ents, traffic and natu ra l resource studies).

□  Infill M arketing — Local governments can work w ith developers to advertise 
and promote infill and redevelopment sites identified in the site assessm ents 
and inventories. Such “m arketing” can be as active or passive as is 
appropriate for the particu lar community. For example, cities w ith active 
urban renewal agencies may be able to dedicate significant resources to 
advertising (i.e., particularly when the agency is offering land for 
development), w hereas other cities may simply provide inventory and 
assessm ent data over the counter, or on a web site.

□  D esign  A ssistan ce — Design assistance can range from providing diagrams, 
pictures, and sam ple designs (i.e., “this will w ork”), to preparing complex site 
plans, computer sim ulations and modeling (e.g., transportation, drainage, etc.) 
tailored to individual projects. These types of services can assist developers in 
protecting neighborhood character and complying w ith local regulations.

□  C apital Im provem ent P lans — A Capital Improvement Plan (CIP) shows 
the location and tim ing of planned public facility improvements. CIPs can be 
used to focus on specific infill and redevelopment areas for capital projects 
such as street, utility, and public am enity improvements.

□  A nnexation  P lans and U rban S erv ice  A greem ents — Annexation plans 
and urban service agreem ents can help in areas where gaps in service exist 
between m ultiple cities or special service districts. The agreem ents facilitate 
infill and redevelopment by clarifying the roles of service providers and 
stream lining development review.

□  M arginal C ost P ricin g  — A reduction to system development charges and 
sim ilar fees and exactions may be w arranted  for some types of projects and in 
town center locations (e.g., tran s it oriented developments, mixed use projects, 
etc.). Such “m arginal cost pricing” reflects lower real costs to the community, 
as compared to open land development a t the city’s edge. The cost reduction 
may also encourage a developer to purse an infill or redevelopment project th a t 
he or she would not otherwise consider, since th is type of project often involves 
a more lengthy, and less certain perm itting and financing process.

□  F inan cia l In cen tives — Financial incentives (i.e., beyond M arginal Cost 
Pricing) are often necessary to induce redevelopment in blighted areas, and in 
areas where there is a high expectation for public benefits or amenities. Cost 
reductions and subsidies may include, but are not lim ited to, public
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improvement cost-sharing; land acquisition and write-downs; tax credits and 
abatem ent; low-interest loans and other financial incentives; application fee 
reductions or waivers; and expedited perm it processing. These types of 
subsidies should be offered only when the development advances a legitim ate 
public purpose (e.g., affordable housing, public space, transit-oriented 
development, etc.).

□  P roperty  Tax E xem ptions for Q ualified  H ousing — Oregon’s housing and 
community services statu tes, ORS 458, govern community development 
corporations, sta te  housing revitalization programs, low-income housing funds, 
and various community services program s in Oregon distressed and low- 
income areas. Of note, ORS 458.005-.065 enables cities to im plem ent property 
tax exemptions and lim itations for new housing in distressed urban areas 
when design standards are in place and other criteria are met.

□  U rban R enew al — Oregon’s urban renewal s ta tu te  (ORS 457) allows an 
urban renewal agency for every municipality in the state, and authorizes tax 
increm ent financing. The s ta tu te  enables a local government to activate its 
urban renewal agency after m aking a finding of “blight”. The agency then 
prepares an urban renewal plan. Under the plan, it may borrow funds, collect 
tax revenue, and carry out projects th a t revitalize blighted areas. For a more 
detailed description of eligible areas, please refer to ORS 457 in the Appendix.

□  Form ing P artn ersh ip s — Local governments can partner w ith other 
agencies and organizations th a t have a m utual in terest in promoting infill and 
redevelopment. By joining forces w ith housing and social service agencies, 
neighborhood and business district leaders, building trade groups, and design 
professionals, a local government can tap into a w ealth of experience and 
resources. (See also, “Form an Advisory Committee”, page 12.).

The next section of this handbook describes an overall process for setting an 
infill and redevelopment strategy for your community, w ith an em phasis on 
implementing the first two strategies suggested above: Changes in  Regulations 
and In fill Design G uidelines/Standards .
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Part 2 — S ettin g  Your S trategy

2.1 Overview: What the Experts Suggest

The authors of th is handbook interviewed builders, architects and local government 
planners w ith infill and redevelopment project experience to get their input on local 
planning policies and development codes. We w anted to know: “w hat works well.” 
(For a list of interviewees, please refer to the inside of the front cover.) The top 
seven conclusions of the interviews are as follows:

1. N e e d  fo r  P la n n in g  —  Communities need to plan for infill and redevelopment 
due to the complexity of th is type of development and its importance in term s 
of m eeting growth m anagem ent objectives.

2. A u d i t  C odes —  City planners and developers agree th a t development codes 
are often too limited and inflexible when applied to infill and redevelopment 
projects. Obstacles include outdated and conflicting subdivision, zoning, and 
public works standards; building codes; and review procedures th a t take too 
long, particularly  for sm all projects. A development code “aud it” is 
recommended to identify barriers to infill and redevelopment. Audits provide 
a comprehensive review of all facets of the development code, including 
standards and procedures for zoning, land divisions, and public improvements.

3. P h y s ic a l C o n s tra in ts  R e q u ire  F lex ib le  S ta n d a r d s  a n d  P ro ced u res  —
Odd-shaped lots, close building orientation, steep topography, poor access, 
brownfields, and a m ultitude of other site constraints require flexibility and 
creative design solutions. At the same time, it is im portant to recognize th a t 
some sites may not be fully developable. A dm inistrative variances or 
adjustm ent procedures can be provided in local codes to address the most 
difficult sites and opportunities to improve design quality. (See the City of 
Portland.)

4. D esig n -B a sed  P la n n in g  —  Developers, designers, and public planners, will 
be more successful w ith infill and redevelopment if they use the local design 
context in planning their projects. This sensitivity to local conditions goes 
hand-in-hand w ith the need for flexibility in local development codes. (See 
above.) Graphics should be included in zoning and subdivision codes to 
communicate design standards and make codes easier to use.

5. In c e n tiv e s  — Financial incentives may be necessary for some infill projects, 
particularly affordable housing projects. For information on financial, tax and 
other incentives, please refer to “Overall S trategies” in Section 1.4 of this 
handbook.
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6. N eig h b o rh o o d  S u p p o r t  — Neighbors will support good projects when they 
feel th a t the project benefits them. Public education and good examples to 
point to are critical.

7. The H u m a n  E le m e n t  — Staff and local policy m akers need to have a 
favorable a ttitude toward infill and redevelopment to get good results.

2.2 A Developm ent Code S tra tegy for In fill a n d  
Redevelopment: Six Steps to Success

This section outlines a process to define the extent of the problems and 
opportunities related to infill and redevelopment, and potential constraints th a t 
exist in the community. When a developer conducts a site feasibility study he or she 
looks a t “opportunities” and “constraints” — i.e., Is the site served with utilities? 
Does i t  have the necessary zoning and  access? Is i t  steep or wet? What is  the 
surrounding development like? A community’s evaluation of infill and 
redevelopment lands should follow the same process. This handbook suggests the 
following six steps:

♦  Step 1: Create a Work Program
♦  Step 2: Form an Advisory Committee
♦  Step 3: Identify Problems and Potential Solutions
♦  Step 4: Determine Objectives and Strategies
♦  Step 5: Audit the City’s Development Codes
♦  Step 6: Your Action Plan

The process used by individual cities and counties will vary depending on local 
needs and available data. The handbook suggests working w ith an advisory 
committee comprised of local officials, development in terests and community 
neighborhood leaders. The planner or analyst in charge of this work should be able 
to conduct a land use/buildable lands inventory and in terpre t economic, na tu ra l 
resource, demographic, housing, and code-related data from a variety of sources.
The results of th is work can be displayed in a variety of formats. While Geographic 
Information Systems can provide great speed and efficiency for larger studies, hand­
crafted maps can work ju s t as well for sm aller areas.

The following six steps provide a basic approach for creating an infill and 
redevelopment strategy for your community:
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The work program should describe the in ten t and substance of the project, study 
area, roles and responsibilities of the participants, schedule, budget, and products. 
This step is particularly  im portant when the local government anticipates hiring a 
consultant.

I  Step  2: Form  an A dvisory C om m ittee

An advisory committee can assist planners and decision-makers by:
-  ensuring th a t the code audit addresses im portant issues and includes 

perspectives from the full range of interests;
-  reviewing and commenting on findings; and
-  supporting public involvement efforts as p a rt of the code-revision and 

im plem entation process.

Think of an advisory committee as providing a “360-degree” review of your city’s 
regulations and development process. A committee can look a t your city’s 
regulations from m any perspectives and offer valuable insight. Cities should 
consider appointing representatives from the following agencies and in terest 
groups to provide a complete review:

O  D eve lo p m en t rev ie w  s t a f f  — Those who review developments and enforce 
development codes (planners, building officials, engineering and public works 
staff), as well as those who w rite policies and codes, should be involved in the 
code audit.

O  U rban  serv ice  p ro v id e r s  — Agency staff who are responsible for water, 
sewer, storm w ater m anagem ent, parks, schools, libraries, crime prevention, 
private utilities, and sim ilar service should be involved, as applicable.

O  D evelopers  — Involve developers who have experience developing infill and 
redevelopment projects in your community, if possible, and elsewhere.

O  P riv a te  a rc h ite c ts  a n d  p la n n e r s  — They work w ith your code and know its 
strengths and weaknesses. They may also know w hat other communities are 
doing to encourage infill and redevelopment.

O  C o m m u n ity  serv ices  a n d  h o u s in g  p ro v id e rs  — Housing authorities, non­
profit housing providers, community development corporations/banks, and 
other community service agencies should be involved because they are often 
catalysts for infill and redevelopment.

I  Step  1: C reate a Work Program
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O  R e a lto r s  a n d  le n d e rs  — Real estate and lending institutions (e.g., banks, 
savings and loans, credit unions, mortgage companies) can provide valuable 
insight on the m arket-feasibility of proposed development policies and codes.

O  C itizen  s ta k e h o ld e rs  — Involving key neighborhood and business leaders 
can help the city draw on their collective expertise and ensure th a t they are 
brought along in the code revision process.

An infill and redevelopment advisory committee can m eet as often as is practical 
and appropriate for the scope of your code project. Committee members may 
provide one-on-one assistance to planning staff as technical advisors, as well as 
m eeting w ith the group a t key milestones to discuss draft findings and make 
recommendations. City p lanners may find it useful to survey committee members, 
prior to beginning the code audit, to find out w hat they perceive as key issues and 
priorities.

H  Step 3: Identify  Problem s and P o ten tia l So lu tion s

The following questions are designed to gather information on the obstacles to infill 
and redevelopment and potential solutions. Your advisory committee can provide 
valuable insight by brainstorm ing responses to the questions. The questions are 
organized in three layers: Economic, Physical, and Regulatory. This handbook 
suggests mapping the key findings of your brainstorm  session. (See map example 
on page 14)

O  E co n o m ic  Issues. Begin by considering m arket factors and socioeconomic 
trends th a t may explain recent infill and redevelopment, or the lack thereof.
-  Compare property values in  the area. Are assessed “la n d  values”greater 

than “im provem ent values” for m any parcels, indicating redevelopment 
potential?

-  What is the occupancy history o f buildings in  the subject area? Are 
buildings vacant because they are no longer functional for p a s t users? Have 
some buildings become obsolete due to neglect an d  changes in  m arket 
preferences?

-  Do property owners owe back-taxes? Should  some properties be condemned?
-  What is the ownership status o f redevelopment sites? While not a code issue, 

local ownership can help facilitate public-private redevelopment.
-  Could some “blighted” or “distressed” areas benefit from urban renewal or 

other development incentives?
-  Should  there be an urban renewal district, enterprise or empowerment zone?
-  Is the area deficient w ith regard to other factors o f importance to industry, 

retail, office, and  residential location, etc.?
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Map With Opportunities and Constraints

□  P h y s ic a l C h a ra c te ris tic s . Next, consider the physical characteristics of the
built environment. Prepare (or review) a buildable lands inventory and look 
for the following opportunities and constraints to development:
-  A lack o furban  services;
-  Properties surrounded or partia lly  surrounded by development, where 

adjoining development precludes extension o f streets, pedestrian accessways 
or utilities;

-  Pattern o f long, narrow or shallow  lots;
-  Gaps between service providers; lack o f p lann ing  for utilities or connected 

streets; pattern o f rural-residential lots and  septic drain fields; odd-shaped 
parcels; obsolete subdivision plats, etc.;

-  Steep slopes, unstable soils, poor drainage, natural resource constraints;
-  Areas offering strategic advantages to the community, i f  developed: e.g., 

under-used lands near a com m unity center, park, school or transit corridor;
-  Vacant lands standing between p lanned  street connections;
-  Areas deficient in  public services or amenities, such as a park  or school 

where there is an opportunity for public-private development or public  
acquisition o f needed sites;
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-  Properties with a history o f contamination, indicating severe risk  to 
prospective developers;

-  Buildings that require upgrades (e.g., earthquakes, accessibility, other fire 
and  building code upgrades).

O  R e g u la to ry  B a rr iers . Finally, consider w hether your community’s
experience in applying development codes to infill and redevelopment projects 
explains anything about why the land is underutilized. For example (other 
questions may apply):

-  Do existing regulations address the physical constraints identified in  the 
community/neighborhood?

-  Does existing development (i.e., uses, buildings, parcels, layout, etc.) comply 
with zoning an d  other la n d  use standards?

-  Do current zoning an d  subdivision standards allow development a t p lanned  
densities? I f  not, why?

-  Do review procedures create a hardship for in fill development (i.e., as 
compared to greenfield sites)?

-  Do regulations (e.g., zoning, subdivision, la n d  use, etc.) allow  
adm inistrative flexibility? I f  applicable, which standards prevented  
approval o f specific in fill or redevelopment projects?

W hat do we do w ith  a ll  the  in fo rm a tio n  once i t  is  m apped?
Once the information from your brainstorming session is mapped, consider writing a brief 
issues paper to present to your advisory committee. Their comments will help in defining 
your community’s strategy for an infill and redevelopment in Step 4.
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The brainstorm ing in Step 3 should resu lt in a fairly clear picture of the 
opportunities and challenges for infill and redevelopment. Next, ask your advisory 
committee to commit to a set of objectives and strategies th a t represent the 
community’s goals for infill and redevelopment. “Objectives” generally describe 
desired outcomes or guiding principles; they should be responsive to the problems 
identified in Step 3. “Strategies” are the m easures used to encourage quality infill 
and redevelopment. Try to reach agreem ent on a t least three basic objectives th a t 
are likely to have some staying power. The following example shows the 
relationship between one code-related objective and its strategies:

H Step 4: O bjectives, S trateg ies and A pproach

R egu la tory  Problem: New development is out o f scale and character with
existing development in Happy Hollow Neighborhood, 
leading to costly delays and appeals o f development 
applications.

R egu la tory  Objectives: To ensure that development in Happy Hollow is consistent
with the scale and character o f existing development

To provide greater certainty to developers and neighbors 
regarding acceptable land uses and development design.

The zoning ordinance should identify permitted land uses 
and building types which are similar in scale to Happy 
Hollow’s existing development.

Development standards should specify setbacks, lot 
coverage, building height, and vehicle and pedestrian 
standards that maintain the human-scale o f Happy 
Hollow.

Building design guidelines or standards should provide 
for massing, articulation, materials, and building 
orientation which are residential in character and similar 
to the existing development in Happy Hollow.

Audit and update city’s development codes. (See Step 5)

Strategies:

Approach:
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W h a t a b o u t p ro b le m s  th a t  c a n  n o t  be a d d re sse d  b y  n e w  o r  rev ised  
d e ve lo p m e n t reg u la tio n s?

The above example offers a regulatory approach to a regulatory problem. Some 
problems related to the m arket and physical conditions of the landscape will require 
other solutions (e.g., the need to update the capital improvement program; adopting 
financial incentives, better information regarding natu ra l hazards or contam inated 
sites, etc.) While the rem aining sections of th is handbook focus on ways to improve 
development codes, it is im portant to se t objectives for those non-regulatory 
problems as well.

---------------------------------------------------------------------------------------------------------------------
Process Note: Gauging Consensus

It is important to gauge consensus among advisory committee members early in the 
process. In some communities, the notion of encouraging development may be contrary 
to some long-standing community values, while in others there may be a strong desire 
for revitalization of older neighborhoods. In any event, it is important to provide 
information to the community about the benefits of infill and redevelopment, and 
check-in early for consensus on the project objectives. In some communities, members 
of the city council or planning commission will take an interest in the project and 
should be encouraged to participate.
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Once your community has identified objectives for infill and redevelopment, a 
comprehensive “code aud it” should be completed. A code aud it is a review of existing 
plan policies, development standards, and perm it procedures to determ ine which 
ones are working well, and which ones need to be replaced to m eet the community’s 
objectives for infill and redevelopment. This following community planning process 
is suggested for identifying appropriate code changes:

O  Use w o rksh ee ts  to  r e v ie w  code sec tio n s  — Appendix A provides sample 
worksheets for auditing the following types of codes:
-  Zoning codes
-  Land division codes
-  Public improvement standards
-  Development review procedures 

(these may be integrated w ith other 
codes)

O  T est e x is t in g  codes u s in g  case s tu d ie s
-  Case studies use real or hypothetical 
developments to evaluate the strengths 
and weaknesses of the development code 
and perm itting processes. The following 
case study methods are suggested:

-  Case H istory Approach. The “case 
history” approach reviews past 
development projects and 
applications to identify code 
obstacles. Simply pull a 
representative sample of infill and 
redevelopment project applications, 
including those which were 
approved, denied, and w ithdrawn. Develop a list of questions to ask about 
each development, based on the objectives and strategies defined in “Step 
4", above. This approach will be most effective for cities w ith a history of 
infill and redevelopment. Local governm ents w ith less experience, may 
w ant to tour other communities w ith good examples of built projects, and 
survey their local governments to find out w hat they do differently.

-  Sim ulated  Project Review. The “sim ulated project” approach uses real or 
hypothetical development program s and site plans to te st regulations and 
approval procedures. The proposal may come from a willing developer or 
architect w ith stock or custom plans, or it may be a built project from a 
comparable community (ask: “can it be built here?”). The sim ulation should

H Step 5: D evelop m ent C ode A udit

----------------------------------------------------
Process Note: Advisory Committee 
Involvem ent in the Audit

Advisory committee members can 
assist by completing audit worksheets, 
reviewing and commenting on case 
histories (particularly if they were 
involved in the project), and by 
participating in a simulated review. 
Developer representatives, from both 
public and private sectors, may be able 
to contribute projects for “simulated” 
reviews (either from the local 
community or positive models from 
other communities). The committee 
member should have an opportunity to 
review and comment on the staff’s 
evaluation and audit 
recommendations.
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be as close to an actual development review as possible, w ith volunteers 
playing the p a rt of developer/applicant, staff reviewers, neighborhood 
representative, etc. The sim ulation may even include a facilitated “mock 
hearing”, in which planning commissioners (or their advisory committee 
doubles) accept testim ony and evaluate the project based on existing 
policies and standards. While time-consuming, everyone can learn a great 
deal from this exercise and it’s fun!

□  W hat do  we do  w ith  a l l  th e  a u d i t  in fo rm a tio n ?

W ith all of the information gathered through the code review worksheets and case 
studies, you should be able to w rite a brief but very useful code audit report. The 
report is used as a guide for decision m aking w ith your advisory committee and/or 
planning commission. Below is an example of how to organize a code audit report:

Code Sections C onsisten t W ith  
Objectives?

Code Concepts - [these are 
bullet-level statements o f how to 
remove code conflicts]

R-10 Zone (Ch. 20.10)

- Purpose Consistent, though could be 
more supportive of infill

Consider adding objective: “to 
accommodate new housing in 
established residential areas.”

- Permitted Uses Inconsistent with city’s 
policy to encourage 
accessory housing units

Add accessory housing units to 
list of permitted uses, cross- 
referencing related standards.

- Setbacks Inconsistent with objective 
to provide flexibility and 
design standards related to 
neighborhood scale.

Consider allowing graduated 
setbacks (i.e., related to floor 
area or building height), and 
provide option for building 
height “step-down”.

[Others]

The above table illustrates how the audit suggest options for updating codes. The 
alternatives should be consistent w ith the objectives identified in Step 4. A 
complete example of a “code aud it report” is provided in Appendix B.
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The code aud it in Step 5 should provide ample evidence of w hat your community 
can do to facilitate infill and redevelopment. W hat the community decides to do 
about this information is really the most im portant p a rt of the process. Before 
setting a strategy to revise the code, your advisory committee should consider 
w hether their infill and redevelopment objectives (Step 4) are still valid. The audit 
results should be used, in part, to validate or update the objectives set in Step 4, as 
necessary. If the aud it reveals significant, unanticipated issues, then the objectives 
may need to be refined and the aud it revised accordingly.

H Step 6: Your A ction P lan

Next, determ ine w hat actions are 
needed to achieve the objectives.
Code revisions, as well as several 
other actions, may be appropriate 
as p a rt of an overall infill and 
redevelopment strategy. Consider 
w hether there is a need for:

□  Zoning revisions, updates to 
subdivision and public works 
standards, and procedural 
changes;

□  Public information and 
education about infill and 
redevelopment;

□  Organizational changes 
w ithin the planning or 
community development 
departm ent (e.g., “one-stop 
perm it center”);

□  Staff train ing and 
development;

□  Changes to fee schedules, 
system development charges, 
etc.; and

□  Changes to comprehensive plans, adoption of specific area plans, and sim ilar 
policy changes.

------------------------------------------------------------------
Process Note: Work Plans for Code 
Revisions

A work plan should include at least the following 
three basic parts:

Scope  of code revisions, including code sections 
to be revised, key concepts to be incorporated, 
number of drafts, and review and adoption 
process.

Sched u le  coordinated with planning commission 
and city council work programs;

B u d g et with staff hours estimated by task; this 
is particularly important when the city 
anticipates hiring a consultant.

I t may be difficult to revise city codes during 
periods of heavy development activity. In some 
cases, it may be cost-prohibitive for a local 
government to hire a consultant. However, as 
described earlier in the workbook, code changes 
to encourage infill and redevelopment often can 
be made with very little effort. For those cases 
where more effort is required, Oregon’s 
Transportation and Growth Management 
Program offers financial assistance through a 
grant-in-aid Code Assistance Program.
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Part 3 — Sam ple Code P rovision s

3.1 How to Use This Section

This section provides sample code provisions for infill and redevelopment. The code 
language is not exhaustive. R ather it is intended to illustrate  options for updating 
selected zoning, subdivision, and procedural requirem ents based on the following 
generic code sections:

S Purpose a nd  Intent 
S Applicability an d  General Provisions 
S Permitted L a n d  Uses and  B uilding Types 
S Development Standards an d  Guidelines 
S Application Requirements a n d  Review Procedures 
S Adjustm ents an d  Variances

M H ow to Apply th e  C ode P rovision s

The sample code provisions can be used to:

□  Create new zone districts or overlay zones th a t are oriented to infill and 
redevelopment; or

□  Update existing zone districts and other local land use codes to implement 
redevelopment and infill objectives.

There are two general methods for applying the model codes in th is handbook — by 
definition  and by district. The method th a t your community selects will depend 
upon the scope of your proposed code changes.

A p p ly in g  Codes “B y  D e fin i t io n ” — Infill and redevelopment areas may be defined  
w ithin the text of applicable land use ordinances w ithout mapping specific areas. 
When used this way, model code provisions may be used city-wide, or they can be 
limited to specific zone districts.

The streng th  of th is approach is th a t it is flexible, and does not require a zoning 
boundary decision (i.e., infill standards apply to all areas m eeting the definition). A 
potential w eakness is th a t the definition may not address the specific needs of the 
community. The approach is most useful when code changes are narrowly focused 
and do not include changes to perm itted land uses (e.g., standards for flag lots or 
set-back averaging can be applied by definition).
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A p p ly in g  Codes “B y  D is tr ic t” — Infill and redevelopment areas can also be 
mapped as discrete zone districts, or overlay zones. In practice, the adoption of a 
special land use “d istrict” typically follows a community planning process for a 
specific neighborhood or sub-area. The district name, for example, could relate to 
the adopted plan, as was done for the City of Ashland’s Tolman Creek Road  
Neighborhood Plan a nd  Overlay Zone District. (Please refer to the example in 
Appendix D.)

The streng th  of the “d istrict” approach is th a t it applies to a well-defined area, for 
which there is clear policy direction supporting infill and redevelopment. The zone 
district can incorporate design standards th a t are tailored to a neighborhood, 
commercial/mixed-use center, or industrial area. This option works best when the 
code update is p a rt of a larger community planning effort (i.e., one th a t addresses 
land use, transportation, urban design, etc.).

C on clu sio n
A community may decide to use either or both of the options described above. For 
example, the “d istrict” approach may be useful for addressing specific neighborhood 
objectives (e.g., design compatibility), while the broader “definition” approach may 
be useful for addressing city-wide infill objectives (e.g., setback averaging and flag 
lot standards). This handbook is intended to assist communities in preparing both 
types of code updates.

H  Form at o f  This S ection

Under each code section, the handbook provides examples of:
□  problem statem ents,
□  objectives,
□  code w riting strategies, and
□  sample code provisions (as applicable).

Sample code language is shown in italics. Where the handbook identifies code 
language options, the options are enclosed w ith [brackets]. Brackets are also used
to identify a range of appropriate standards. Blanks (“_ ”) serve as placeholders for
text to be developed by the community.
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T h e

3.2 Sam ple Code Provisions

M P u rp ose and In ten t

Purpose and In ten t statem ents in land use codes are im portant from a legal and 
policy standpoint. The statem ents transla te  the policy in ten t of the comprehensive 
plan into regulations, and provide direction to decision-makers for interpreting 
codes and m aking discretionary decisions. A clear purpose and in ten t statem ent 
can also help in clarifying the legal and policy basis for land use decisions when 
they are challenged. The sample code language in th is section is intended to be 
used in writing an infill/redevelopment-oriented zoning district.

P roblem :  The zoning ordinance lists broad, subjective purpose statem ents, such
as: ensuring neighborhood compatibility; m aintaining harm ony and  
character; an d  ensuring growth in  an orderly an d  desirable manner. 
While these are all legitim ate public purposes, the zoning ordinance is 
silent on infill and redevelopment. This has had the unintended 
consequence of discouraging this type of development.

O bjective: To clarify th a t one of the purposes of the zoning ordinance is to
accommodate or encourage infill and redevelopment, consistent w ith 
the Comprehensive Plan.

S tra teg y:  Incorporate purpose statem ents into the zoning and subdivision
ordinances th a t support infill and redevelopment.
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Purpose an d  Intent
The purpose o f this district is to provide for complete [neighborhoods/town  
centers/m ain streets/em ploym ent centers/m ixed use districts, etc.] with efficient 
la n d  use and  cost-effective delivery o f urban services. The provisions o f this district 
recognize the design challenges inherent to developing in fill properties, and  ensure 
tha t new  development is consistent in  character and  scale with established  
[housing/com m ercial developments].

The specific objectives o f this district as related to in fill a nd  redevelopment are to 
(select or modify as appropriate):
-  allow flexibility in  housing location, type and  density w ithin the densities 

allowed by the Comprehensive Plan;
-  provide flexibility in  lot size, configuration, and  vehicle access to facilitate in fill 

development;
-  provide clear development standards that promote compatibility between new  

and  existing development an d  promote certainty in  the marketplace;
-  encourage development o f needed housing in  close proxim ity  to employment and  

services;
-  promote neighborhood preservation and  enhancement through redevelopment o f  

blighted, distressed, and  underutilized properties;
-  provide standards o f  “historic appropriateness ” for redevelopment and  alteration 

o f historic buildings.
-  encourage m ixed use development to complete neighborhoods an d  provide 

housing close to jobs.
-  encourage development and  preservation o f affordable housing through in fill 

development.
-  [others]

Purpose and Intent - Sample Code Provisions:

D iscussion:  The purpose statem ents can be selected and tailored to support the
community’s vision and its objectives for infill and redevelopment.
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M A pplicab ility  and G eneral P rovisions

The “Applicability”, “General Provisions”, and sim ilar sections of local land use 
ordinances provide im portant criteria for determ ining when, where, how, and by 
whom the code standards are applied.

P roblem :  The City’s zoning ordinance does not provide standards th a t apply
specifically to infill and redevelopment.

O bjective:  To define infill and redevelopment, and create standards th a t apply to 
this type of development in relevant codes.

S tra teg y:  Determine where infill and redevelopment standards should apply and
adopt code language.

A p p lic a b il i ty  a n d  G e n era l P ro v is io n s  - S a m p le  Code P rovisions:

O p tio n  1 - S ta n d a r d s  a p p lie d  “b y  d e f in i t io n ”:
The City o f  __ In fill Development Standards shall apply to a ll lots and  parcels 
that are adjacent to developed la n d  on two or more sides. “Developed la n d ” 
m eans lots a n d /o r  parcels that have a ll urban services required for development 
(i.e., adequately sized water, sanitary sewer, an d  storm drain lines) a t the 
property line.

O p tio n  2 - S ta n d a r d s  a p p lie d  “b y  d is t r ic t”:
H appy Hollow (HH) [Infill and  Redevelopment] Zone D istrict - Applicability and  
General Provisions:
1. This district im plem ents the H appy Hollow Neighborhood Plan. The 

provisions o f this district apply to a ll lands designated “H H “ on the C ity’s 
official zoning map.

2. A ll la n d  uses and  development, including buildings, drives, parking  areas, 
landscaping, streets, alleys, greenways, tree protection, and  
pedestrian/bicycle ways, shall be located an d  developed in  accordance with 
the provisions of:
a. The H appy Hollow Neighborhood Plan, as incorporated by this chapter;
a. City o f __ L a n d  Use Ordinances, except as m odified by this chapter;
b. City o f __ Public Improvement Standards, except as m odified by this 

chapter;
c. [Other]
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D iscussion:
Option 1 (“by definition”) is appropriate for addressing citywide infill objectives 
(e.g., setback averaging and flag lots), Option 2 (“by d istrict”) is appropriate for 
addressing specific neighborhood objectives (e.g., design compatibility).

H  P erm itted  Land U ses and B uild ing Types

By broadening the range of land uses perm itted w ithin zone districts, local 
governments can remove barriers to infill and redevelopment. The following 
examples identify land uses th a t are often left out of zoning districts, or face 
obstacles due to discretionary approval criteria. These uses can either be perm itted 
outright, or conditionally perm itted subject to specific standards. The lists should 
be tailored to fit the community vision, and made consistent w ith local zoning 
terminology.

□  R esid en tia l Zones

P roblem :  C urrent residential zoning is inconsistent w ith the Happy Hollow
Neighborhood Plan, which envisions a mix of housing types and a 
small-scale neighborhood commercial uses. A ttached housing (e.g., 
townhomes, duplexes, etc.), small-scale neighborhood commercial uses, 
and accessory dwellings are either prohibited or require discretionary 
approval.

O bjective: To encourage a broader range of land uses and building types in Happy 
Hollow Neighborhood consistent w ith planned housing densities, and 
establish appropriate standards for location, building intensity, design, 
etc.

S tra teg y:  Add the following uses to the existing zone(s), or create a zone for
Happy Hollow Neighborhood th a t allows these uses:
• Duplexes and triplexes on corner lots;
• Zero-lot line housing;
• Attached single family (townhome) units th a t are sim ilar to 

duplexes and triplexes in size and character;
• Accessory dwellings (e.g., secondary housing units located above a 

garage, in a detached cottage, or attached to the prim ary residence); 
and

• Neighborhood commercial uses (e.g., individual businesses do not 
exceed 3,000 square feet in floor area).

D iscussion :
As compared to other areas in the community, infill and redevelopment areas 
should allow a wider range of uses. Areas designated for low density residential use
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are usually limited to single family detached housing. By allowing a mix of housing, 
a community can help to ensure more efficient use of infill lands w ith greater 
housing options. S tandards for building height, lot area, setbacks, and design can 
help to control the scale and compatibility of new housing w ith established single 
family residences. By allowing neighborhood commercial uses in residential zones, 
a community can encourage a sense of “place” and bring services closer to where 
people live. The impacts of commercial activities can be controlled w ith standards 
for floor area, parking location, screening, signage, and architecture.

□  M ixed U se, C om m ercial, and Indu stria l Zones

P roblem :  Lists of perm itted land uses in commercial, industrial, and mixed-use
zones are prone to two types of problems:
1. The list is too specific. For example, a city’s Mixed Use Commercial 

zone allows “coffee shops”, while sim ilar types of businesses like 
juice bars and ice cream shops are unintentionally excluded. Even 
though the list may be specific, it does not address questions like, 
“Are restaurants permitted? I f  so, how  big?”

O R

□  The list of perm itted uses is too general. For example, a city’s Light 
Industrial zone allows “non-m anufacturing industria l uses, an d  all 
uses allowed in  the General Commercial zone”. As a result, the City 
constantly has to make “sim ilar use” interpretations, which require 
a discretionary decision th a t is subject to appeal.

O bjective: To ensure th a t the perm itted use criteria in the zoning ordinance
clearly sta te  which types of uses are perm itted, and which ones are not 
perm itted. As related to infill and redevelopment, the criteria should 
address scale and impacts of development.

S tra teg y:  The following two strategies respond to the “problems” listed above:
1. When applicable, look for ways to stream line the list of perm itted 

uses. Combine many types of businesses into a few discrete land 
use categories. For example, coffee shops, juice bars, small 
delicatessen and sim ilar uses can be combined into “Food and 
Beverage Sales”. Sub-categories, such as “Food and Beverage Sales 
- Sit-Down” or “- Take-Out Only”, can be attached to the general 
land use categories as appropriate.
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2. Create a simple adm inistrative (i.e., staff review) procedure for 
sim ilar use in terpretations. This is particularly  im portant if your 
zoning code provides ju s t a few general categories for all uses (e.g., 
commercial, industrial, office...). If your code splits these categories 
into a lot of uses (e.g., consumer retail, wholesale, personal and  
professional services, warehouse, distribution, manufacturing, 
professional office...), consider adding a “sim ilar use” provision, as 
illustrated below The list of perm itted uses can also clarify w hat is 
perm itted by providing examples and annotated conditions or 
lim itations. For example:

P e r m itte d  U ses in  a  M ix e d  U se Z o n e  - S a m p le  Code 
P ro v isio n

Permitted Uses in  H appy Hollow Neighborhood Center Zone:
- Residential Uses, subject to the standards in  Section  -
Neighborhood Commercial Uses.
- Retail Sales and  Services - not to exceed 3,000 square feet per use.
- Lodging - lim ited  to Bed an d  Breakfast Inns only, and  subject to 
the provisions o f Section  - Bed an d  Breakfast Inns
- M anufacturing - allowed only when ancillary to a prim ary  
perm itted  use (e.g., Bakeries are allowed when the prim ary  use is  
Retail Sales an d  Services).
- Personal an d  Professional Services (e.g., attorneys, accountants, 
insurance and  sim ilar uses) - not to exceed 3,000 square feet per  
use
- Uses sim ilar to those listed  above, as approved b y  through an
Adm inistrative (Type II) Review.

D iscussion:
In addition to the annotations suggested above, it is helpful to 
define land uses in the definitions section of the code.
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M D evelop m ent Standards and G uidelines

The sample development standards and guidelines provided below are intended to 
“level the playing field” between infill/redevelopment sites and open-land sites a t 
the city’s edge. The suggested code provisions are generally more flexible than 
conventional land use regulations, due to the complexity and site-specific nature  of 
infill and redevelopment.

□  Lot C overage

Conventional zoning ordinances typically regulate lo t coverage, along w ith lot area, 
shape, and dimensions (i.e., width, depth, w idth a t building line, etc.), to control the 
bulk and m ass of developments. Lot coverage standards may be set too low or 
conflict w ith other standards, such as floor area ratios and building heights.

P roblem :  The lot coverage standards in the Low Density Residential (R-1) zone
(40 percent) and Medium Density Residential (R-2) zone (60 percent) 
are set too low for attached housing (e.g., townhomes, duplexes, etc.) in 
Happy Hollow Neighborhood. Some pre-existing, small lots under one 
acre cannot be developed under current standards

O bjective: To provide lot standards th a t respond to pre-existing, sm all lots, and 
reflect the range of perm itted land uses in Happy Hollow; i.e., single 
family detached, multiple family, and attached (townhome, duplex and 
triplex) housing.

S tra teg y:  Provide flexible lot coverage standards based on building type and lot
size, and define “lot coverage” in the zoning ordinance. Exempt some 
architectural features from the lot coverage standards th a t contribute 
to streetscape character (e.g., front porches, overhangs, porticos, 
balconies, etc.).
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1. M axim um  Lot Coverage. A s applicable, the following standards shall apply  
in  the [R-1 an d  R-2 zones /  H appy Hollow Neighborhood (HH) zone]:
a. Single Fam ily Detached H ousing - 40 percent
b. Duplex an d  Triplex Buildings - [40-60]percent
c. Single Fam ily A ttached Townhomes - [60-70] percent
d. M ultiple Fam ily Housing Developments - [40-60] percent
e. Neighborhood Commercial and  M ixed Use Buildings - [70-100] percent

2. Lot Coverage Defined. “Lot Coverage ” m eans all areas o f  a lo t or parcel 
covered by buildings (as defined by foundation perimeters) and  other 
structures with surfaces greater than 36 inches above the fin ished and  
natural grade; except for covered front porches, covered (non-enclosed) bicycle 
parking, pergolas, porticos, balconies, overhangs an d  sim ilar architectural 
features placed on the front (e.g., street facing) elevation o f a building.

Lot Coverage - Sample Code Provisions:

D iscussion :
The sample lot coverage standards provide more flexibility than  w hat is otherwise 
available w ith a uniform lot coverage requirem ent for all uses. The specific 
num erical standards should be determ ined based on the local design context. It is 
im portant to test your standards w ith prototypical building plans for a variety of 
building forms and architectural styles. Lot coverages will vary considerably 
depending on the building product. Generally, single family detached houses cover 
the lowest percentage of lot area (e.g., 30-40 percent typical), w ith the percentage 
increasing for lots w ith accessory dwellings, townhomes and multiple family 
housing. Commercial developments may cover as much as 100 percent of a lot, 
depending on the zone (e.g., downtown), the size of the lot and applicable 
requirem ents for alleys, landscaping, public amenities, and parking. Some 
jurisdictions will also include parking and circulation standards in the overall lot 
coverage, in which case the standards should be adjusted accordingly.

□  B uild ing Setbacks

Building setbacks provide space for private yards and building separation for fire 
protection/security, building m aintenance, sun light and a ir circulation. Setbacks 
can also promote human-scale design and traffic calming by downplaying the visual 
presence of garages along the s treet and encouraging the use of extra-wide 
sidewalks and pocket parks in front of commercial and civic areas. Buildings placed 
close to the street, when designed w ith porches and front windows, can promote a 
sense of enclosure, defensible space and connection to the neighborhood.
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P roblem :  The setbacks in new development vary noticeably from those of existing
buildings in Happy Hollow. Variances are often required to approve 
w hat was perm itted for existing development nearby.

O bjective: To provide setback provisions for infill th a t are tailored to Happy 
Hollow.

S tra teg y:  Study the built environm ent of Happy Hollow and identify typical
setbacks. Pay special attention to the a ttribu tes th a t make the 
neighborhood desirable (e.g., garage are setback behind building 
entrances, and detached from some houses), and create standards th a t 
support compatible relationships between new and old buildings.

B u ild in g  S e tb a c k s  - S a m p le  Code P rovisions:

The following front ya rd  setbacks apply within the H appy Hollow Neighborhood
(HH) Zone District.

1. Front Yard Setbacks for N ew  Residential Developments: The following
standards shall apply to “new  residential developments”. N ew  residential 
developments are those that take place on lots created by partition or 
subdivision after [(date) /  the effective date o f this ordinance]:
a. A m in im um  setback o f1 0  feet is required. The m axim um  setback allowed 

is 20 feet.
b. Garages and  carports shall be accessed from alleys, or otherwise recessed 

behind the front building elevation (i.e., liv ing  area or covered front 
porch) by a m in im um  o f 6 feet.

c. The building orientation standards in  Section  shall apply to a ll new
buildings.

Continued...
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Building Setbacks - Sample Code Provisions (continued)

2. Front Yard Setbacks for Buildings in  Established Residential Areas:
"Established residential area" m eans an area that [was p la tted  prior to the 
effective date o f this ordinance /  is  designated as an In fill and  
Redevelopment Overlay Zone]. When build ing within an established 
residential area, all o f the following setback standards shall apply:

When an existing single fam ily  residence is located within [20-40] feet o f the 
subject site an d  fronts the same street as the proposed building, a front yard  
setback sim ilar to tha t o f the nearest single fam ily  residence shall be used. 
"Sim ilar” m eans the setback is w ithin 0-10 feet o f the setback provided by the 
nearest single fam ily  residence. For example, i f  the existing single fam ily  
residence has a front y a rd  setback 20 feet, then the new  build ing shall have a 
front y a rd  setback between 10 feet an d  30 feet. I f  there are two adjacent 
single fam ily  residences fronting onto the same street, then an average 
measurem ent shall be taken using the two adjacent residences. In  no case 
shall the front y a rd  setback be less than __ feet. T h is  standard  shall apply  
only to single fam ily  residences existing prior to [date ordinance adopted].

D iscussion:
All of these standards should be tailored to local development patterns and the 
types of uses likely to locate in the subject area. For example, a maximum front
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setback of “0" may be appropriate only in downtown and m ain street areas where 
the existing buildings are placed on the property line.

□  B u ild ing  H eights

Building height standards should be tailored to the specific neighborhood or plan 
area where they will apply. It is im portant to study the built environment, identify 
a ttribu tes th a t are desirable, and create standards th a t support compatible 
relationships between new and old.

P roblem :  The 25-foot building height lim it prevents approval of infill townhomes
built on narrow  lots. Where alley access is not possible, these buildings 
typically require garages on the ground-floor w ith split-level living 
areas. The standard  prevents construction of th is type of townhome 
unless the garage is below grade and building height is m easured from 
na tu ra l grade. In addition, current standards discourage creative infill 
design by not providing exceptions for decorative architectural features 
(e.g., cupolas, cornices, gabled roofs, etc.). However setting the height 
standard  too high will lead to conflicts w ith existing single-story homes.

O bjective:  To allow planned building types and provide incentives for creative 
design, while ensuring compatibility between existing buildings and 
new, taller buildings.

S tra teg y:  Establish building height standards th a t address grade variations and
architectural elem ents (e.g., gabled roofs, cornices, parapets, cupolas, 
etc.). Adopt a code provision for “stepping-down” ta ller buildings to 
provide a transition  to existing single-story buildings, as applicable.

B u ild in g  H e ig h t T ra n s itio n  - S a m p le  Code P rovisions: Taller buildings 
shall step-down to provide a height transition to existing adjacent [single-story] 
building(s). This standard applies to 
new  and  vertically expanded buildings
w ith in  feet (as measured
horizontally) o fan  existing single-story
building o f less th a n  feet in height.
A s shown above, the standard is m et 
when the height o f the taller building  
does not exceed the height o f the shorter
building by more th a n  percent (‘x ’)
w ithin the  -foot horizontal zone (‘y’).
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□  S treet Frontage, A ccess and C ircu lation

One of the difficulties w ith infill development, and one of the reasons th a t infill 
parcels exist, is th a t the s tree t system in these areas is often incomplete. 
Completing the s tree t and sidewalk system through mid-block developments, flag 
lots, pedestrian accessways, and continuation of alleys and lanes, is one of the 
challenges to communities who are trying to encourage infill.

P roblem :  Development standards do not allow mid-block developments (i.e., lots
fronting off of a private lane) and flag lots. All lots in Happy Hollow 
Neighborhood m ust have frontage onto a public s tree t w ith a minimum 
of 60 feet of right-of-way. In many areas, lots and parcels have 
standard  w idths but are deep; essentially unused space a t the backs of 
these lots provides room for infill housing.

O bjective:  To encourage infill development by providing alternatives to public 
s tree t frontage requirem ents.

S tra te g y :  Adopt code provisions enabling mid-block developments and flag lots, 
giving first priority to the creation of new streets or lanes.

M id -B lo ck  D eve lo p m en ts  a n d  F la g  L o ts  - S a m p le  Code P ro v is io n s

1. M id-block lanes. When frontage onto a public street cannot be provided for a 
new  la n d  division, lots m a y  receive access from mid-block lanes, as shown in  
Figure __ (next page). M id-block lanes shall be required, whenever 
practicable, as an alternative to approving flag  lots.

2. Flag lots. Flag lots m ay  be created only when mid-block lanes cannot be 
extended to serve future development (See Figure X.) A flag  lot driveway m ay  
serve no more than two (2) dwelling units, including accessory dwellings and  
dwellings on ind ividual lots, unless Uniform Fire Code (UFC) standards are 
m et for more units. When UFC standards are met, the m axim um  num ber o f 
dwellings shall be six  (6). A drive serving more than one lo t shall have a 
reciprocal access an d  maintenance easement recorded for a ll lots i t  serves.
No fence, structure or other obstacle shall be placed within the drive area.

(Continued)
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T h e

M id -B lo ck  D eve lo p m en ts  a n d  F la g  L o ts  - S a m p le  Code P ro v is io n s

3. Driveway and  lane width. 
The m in im um  width o fa ll  
shared drives and  lanes 
shall be [12] feet; the 
m axim um  width is [20] 
feet, except as required by 
the Uniform Fire Code.

4. M axim um  drive lane 
length. The m axim um  
drive lane length is subject 
to requirements o f the 
Uniform Fire Code, but 
shall not exceed [150] feet 
for a shared side drive, 
and  [400] feet for a shared  
rear lane.

5. Drive lane ownership and  
maintenance. [20 feet o f  
right-of-way /  a 20- foot 
easement (i.e., 10 feet from  
each property sharing a 
drive)] shall be provided  
for vehicle access sim ilar  
to an alley and  shall
conform to the Uniform Fire Code. The [right-of-way dedication /  easement] 
shall be required a t the time o f partition or subdivision p la t approval, and  
shall be recorded on the plat.

6. Future street plans. Build ing  placem ent and  alignm ent o f shared drives
shall be designed so that future street connections can be m ade as 
surrounding properties develop (i.e., as shown above).
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□  R esid en tia l D en sity  Standards

P roblem :  Conventional density standards, such as m in im u m /m a xim u m  lot size
and units per “gross acre”, are often unworkable or counterproductive 
for two reasons:
1. Physical constraints, such as odd-shaped parcels, steep slopes and 

natu ra l resource constraints prevent s tandard  or uniform lot sizes; 
and

2. Flexibility in building design and housing types is often necessary to 
make infill and redevelopment projects economically feasible.

O bjective:  To provide alternatives to rigid lot area and density standards th a t 
conform to the Comprehensive Plan.

S tra teg y:  Allow lot size averaging and density transfers, and use density bonuses 
to encourage creative design and neighborhood-friendly development.

R e s id e n t ia l  D en sity  S ta n d a r d s  - S a m p le  Code P ro v is io n s

1. M inim um  Density. When lots are created through a partition or subdivision, 
or site development is  proposed for two or more dwelling units, a m in im um  
density o f 80 percent o f the m axim um  density perm itted  by the zone is  
required, except that this standard  does not apply to the following  
developments:
a. Partitions o f parcels totaling 20,000 square feet or less;
b. L o t line adjustments; and
c. Development on physically constrained sites, where lo t configuration, 

access lim itations, topography, significant trees, wetlands or other 
natural features prevent development a t the m in im um  density.

d. Phased developments, where a “shadow p la n ” is  provided which shows 
future intensification o f the site, in  conformance with the m in im um  
density standard. Shadow  p lans shall demonstrate the ability  to 
reasonably divide oversized lots in  the future, an d  provide for p lanned  
street and  u tility  connections.

The num ber o f lots or dwelling units required shall be determined by 
m ultip lying the m axim um  density perm itted  by the zone, exclusive o f  
potential density bonuses, by 0.8. The result shall be rounded up for any  
product with a decimal o f 0.5 or greater and  rounded down for any  product 
with a decimal less than 0.5.

Continued...
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R e s id e n t ia l  D en sity  S ta n d a r d s  - S a m p le  Code P ro v is io n s  (c o n tin u e d )

2. Lot Size Averaging. Except as allowed through a p lanned unit development, 
new  partitions an d  subdivisions shall achieve the following lot areas:
- R-3 (attached/detached single family) zone - average lo t area between 
3,000-4,000 square feet. M inim um  lot area is  2,000 - square feet;
- R -5  (detached single family) zone - average lot area between 5,000-6,000 
square feet. M inim um  lo t area is 4,000 square feet;
- R-7.5 (detached single family) zone- average lo t area between 7,500-9,000 
square feet. M inim um  lo t area is 6,000 square feet.

Discussion: These standards can be provided citywide “by definition”, or 
they can be limited to specific zone districts. They are intended to provide a 
more flexible alternative to minimum lot size standards (e.g., 3,000 sq ft, 
5,000 sq ft, and 7,500 sq ft.

3. Density Bonus. A density bonus m ay  be granted up to a total o f [10-20] 
percent o f the base density for the provision o f the following public  benefits:
a. Dedication o f public park, greenway, plaza or sim ilar public space;
b. Provision o f affordable housing, as defined by Section __ ;
c. Provision o f public services (e.g., com m unity center, library branch, etc.);
d. [other]

Discussion: The residential density standards m ust be consistent w ith the 
Comprehensive Plan. The plan may need to be amended to allow density 
bonuses.

4. Density Transfer. A density transfer is an equal transfer o f allowable 
dwelling units from one portion o f the site to another. Density transfers are 
allowed by right for the following areas (i.e., transfer density ‘fro m ’):
a. Area within the floodway and  the floodway fringe;
b. Area over __ percent slope;
c. Known landslide areas or areas shown to have potential for severe or 

moderate landslide hazard  (e.g., on Department o f Geology an d  M ineral 
Industries maps);

d. Area in  designated streams, wetlands a nd  natural areas a n d  their 
associated buffers;

e. Areas constrained by monitoring wells and  sim ilar areas dedicated to 
remediation o f contaminated soils or ground water; and

f. Areas sim ilar to those in  a-e above, as approved by the Planning Director, 
and  subject to public notice for Type II  Adm inistrative Decisions.
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□  R esid en tia l B u ild ing S ize

P roblem :  One of the chief complaints about infill housing in our community is
th a t it is out of scale w ith established residences. For example, a 
developer partitions a 10,000 square foot parcel (located mid-block) 
into two 5,000 square foot lots. The lots are sim ilar in size and shape 
to the neighboring lots, but the developer’s houses dw arf every house 
on the block. The houses have large garages, very little yard space, 
and windows th a t look down into the yards of adjoining residences. 
This situation points to several design problems; one of the key 
problems relates to the bulk and m ass of structures.

O bjective: To control the size of residential structu res as related to lot size.

S tra teg y:  Control the bulk of infill housing and make it more compatible w ith
established residences by using a graduated scale, or “floor area 
ra tio”, th a t relates building size to lot size:

R e s id e n t ia l  B u i ld in g  S iz e  - S a m p le  Code P rovisions:

1. Residential Floor Area Standards. In order to im plem ent the residential 
build ing in tensity policies o f the H appy Hollow Neighborhood Plan an d  lim it 
the m ass o f residential buildings in  relation to the lot area, residential floor 
area shall not exceed:
a. 60percent o f the effective lo t area on lots with less than 4,000 square feet. 

“Effective lot area is  the gross horizontal area o f a lo t m inus any  portion o f 
the lot encumbered by a recorded driveway or roadway easement; and

b. 2,000 square feet p lu s  10 percent o f the effective lo t area on lots with 4,000 
to 10,000 square feet.

2. Existing Development. Existing development m a y  be remodeled a nd  expanded  
up to the floor area lim its  provided in  subsection 1.

3. Residential Floor Area Defined. A s used in  this section, “floor area ” is  the sum  
o f the gross horizontal areas o f a ll floors o f a ll principal an d  accessory 
buildings m easured from the exterior faces o f the exterior walls o f the 
building(s), a nd  all other enclosed volumes which could be utilized as floor area 
an d  have m in im um  dimensions o f 8 feet by 10 feet an d  7 V feet head room, 
w ithout additional excavation. Floor area excludes a ll unenclosed horizontal 
surfaces such as balconies, decks or porches; the firs t 400 square feet o f garage 
space; the firs t 400 square feet o f any  accessory dwelling; and  any areas below 
or predom inately below both the natural an d  fin ished grade, m easured a t the 
perimeter o f the building, which in  the opinion o f the Director o f P lanning does 
not add  to the visual m ass o f the building. Interpretations o f this section m ade  
by the Director m ay  be appealed to the P lanning Commission (Chapter ).
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D iscussion :
The residential floor area standards in the sample code should be tailored to fit the 
local design context and housing needs of your community. The in ten t of the code is 
to provide a graduated scale based on lot area and the size of existing residences in 
the neighborhood.

□  C om m ercial F loor Area

P roblem :  The City is not m eeting its development targets for downtown. Too
much land is being developed w ith single-story buildings and vast 
areas are being converted into surface parking lots. There is concern 
th a t the m arket may respond negatively to m andates for multi-level 
buildings.

O bjective:  To require more efficient use of land in the downtown and provide
incentives for higher-intensity development (i.e., to improve the retail 
shopping environment).

S tra te g y :  E stablish minimum floor area standards th a t allow flexibility for
gradual implementation. Floor area standards should be set high 
enough to achieve infill and redevelopment objectives. The standard  
should also be consistent w ith the development scale of the 
community and the building height standards of the applicable zone 
district. Consider providing incentives for mixed use development 
and structured  parking by exempting those uses from floor area 
requirem ents in commercial zones.
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M inim um  Floor Area Ratio  
Standards. The following  
standard shall be m et in a ll 
developments in the CBD and  C-1 
zones:

1. N ew  commercial and  m ixed use 
developments shall achieve a 
m in im um  floor area ratio o f __ .
This standard does not apply to 
m ixed use buildings (e.g., two or 
more stories o f  residential use 
above commercial use), where 
the ground floor is dedicated to 
commercial uses.

2. Where a building is constructed 
with a floor area ratio o f less 
than __ , a phased development 
plan  shall be required. The 
phased development p lan  shall 
provide for future intensification o f the site by the following means:
a. Orient the building on the site so that surface parking  areas and  other non­

built portions o f the site can be redeveloped in the future; and
b. Provide stairwell(s) and  elevator shaft(s), where applicable, to allow for 

upper story additions in the future.

3. The m axim um  allowable floor area ratio i s  . Structured parking  and
residential uses are not counted toward this m axim um .

Floor Area Ratio - Sample Code Provisions:

D iscussion:

How to Calculate FAR: A Floor Area Ratio (FAR) of 1.0 equals two building stories 
(or a building height of approximately 25-30 feet) w ith 50 percent lot coverage. An 
FAR of 4.0 equals six building stories (75+ feet) w ith 67 percent lot coverage. In 
addition, check both lot coverage and landscape s tandards to make sure the codes 
are consistent w ith the floor area  standards and each other. For reference, 
Portland’s downtown FAR standards range from 9.0 to 15.0 and allow for bonuses 
beyond 15.0 (See City of Portland Zoning Code, Sections 130 and 510). Typical 
suburban FAR’s range from 0.3 to 1.0 in centers or mixed use areas.
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P roblem :  Some of the our city’s design standards are overly prescriptive. Since
we cannot anticipate all of the design challenges (and loopholes) th a t 
developers encounter, the standards tend to be unworkable for small 
infill projects. This is one reason why so many variances are 
requested for small developments and building additions in 
neighborhoods th a t are close to being built-out. At the same time, 
residents who have been disappointed by the design of new 
developments in their neighborhood are demanding a higher standard  
for design. These conflicting in terests (flexibility versus certainty) 
pose significant challenges to the developers, architects, planners, 
engineers and local government officials who are responsible for 
designing and reviewing infill and redevelopment projects in our city. 
Most of the problems relate to the following design elements:
- Building Orientation
- Residential Open Space
- Landscaping
- Parking
- Building Design
- Safety and Security

I  B u ild in g  and S ite  D esign

O bjective: To provide infill design standards th a t afford greater certainty to
developers and neighbors, and provide procedural flexibility.

S tra teg y:  Provide more flexible procedures, for example, by allowing developers
to choose from a two-track system  of clear and  objective (Type I) 
standards and discretionary/performance-based (Type I I  or III) 
standards for design. As an option to developers, the tracks allow for 
increased procedural flexibility. Providing clear and objective 
standards as a “safe harbor” also ensures consistency w ith ORS 
197.307, which addresses appearance and aesthetic standards for 
needed housing. The following provides more detailed 
recommendations for each of the design elem ents listed under the 
problem statem ent:
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□  B uild in g  O rientation

P roblem :  City standards require buildings to be oriented to a public street.
This is not always possible w ithin Happy Hollow Neighborhood, 
where many infill sites have limited or no public s tree t frontage.

O bjective: To provide flexibility in building orientation standards, while meeting
the city’s goal to develop pedestrian-oriented neighborhoods and 
commercial districts.

S tra teg y:  Allow buildings oriented to private streets  th a t m eet pedestrian-
oriented standards (e.g., sidewalks, trees, lighting, etc.), and require 
pedestrian connections to adjacent public streets.

B u ild in g  O rien ta tio n  - S a m p le  Code P ro v is io n s

A ll buildings within the H appy Hollow (HH) zone shall be oriented to a public  
street,, except when buildings cannot be oriented to the street due to inadequate 
street frontage. In this case, buildings m ay  be oriented to a private streets or lane, 
which shall be developed in  conformance with city standards for pedestrian  
circulation.
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□  R esid en tia l Open Space

P roblem :  The City requires a flat percentage of common open space for every
multiple family development. The percentage is not practical for 
sm all infill sites because it does not yield enough open space to be 
usable or desirable due to inadequate area, dimensions or site 
conditions (e.g., slope, adjacent to street, etc.).

O bjective: To provide flexibility in open space requirem ents, including regulatory
relief for sm all developments.

S tra teg y:  Allow private open space, such as balconies and patios, to substitu te
for common open space. Provide open space “credit” for multiple 
family projects located close to a park. Exempt the sm allest 
developments (e.g., less than  four dwelling units) from open space 
requirem ents.

O pen S p a ce  S ta n d a r d  - S a m p le  Code P ro v is io n s

Discretionary Standard:
M ultiple fam ily  developments shall provide adequate private an d  common open 
space areas for residents. Private open spaces such as balconies, patios and  
sim ilar spaces shall be oriented to household use, a nd  provide sufficient space for 
the enjoyment o f the occupants. Common open spaces, such as courtyards, p la y  
areas, outdoor recreation facilities and  sim ilar spaces shall be sufficient in  size 
an d  function for the enjoyment o f all occupants o f the development.

Clear and Objective Standard:
M ultiple fam ily  developments shall provide common open space (e.g., courtyards, 
p la y  areas, outdoor recreation facilities a n d /o r  sim ilar space) that is  equal to or 
greater th a n  percent o f the development site, except as follows:

1. Exemption for Sm all Developments. Developments o f or fewer dwelling units 
are exempt from this standard.

2. Credit for Private Open Space. Up to  percent o f  the open space standard m ay
be m et by providing private open space, such as balconies, porches and  patios.

3. Credit for Proxim ity to a Park. A n open space credit o f percent m ay  be 
granted when a m ultiple fam ily  development is  connected to an improved public  
p a rk  located within one-quarter mile, by a continuous sidewalk meeting  
Americans with D isability A ct (ADA) standards.
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□  L andscaping

P roblem :  The City requires a flat percentages and other very prescriptive
landscape standards (e.g., 20 percent o f site and  8 percent o f interior 
parking  areas ... one tree per 30 lineal fe e t ... evenly distributed  
landscape p la n t materials, etc.) These standards are excessive and 
unworkable for some infill sites. For example, sm all parcels of less 
than  one acre m ay not be developable a t planned densities after 
subtracting required landscape areas. O ther parcels may yield 
enough landscaping to m eet the standards, but the resu lt — the use of 
odd rem nant spaces to comply — is not desirable. Inadequate area, 
dimensions and site conditions (e.g., exposure, slope, interference 
w ith structures, etc.) can resu lt in poor landscape designs and plants 
th a t are difficult to m aintain.

O bjective:  To provide flexibility in landscaping requirem ents, including
regulatory relief for small developments.

S tra te g y :  See the sample code language, below:

L a n d sc a p e  S ta n d a r d  - S a m p le  Code P ro v is io n s

Discretionary Standard:
M ultiple fam ily  developments shall provide landscaping which, in  total, 
accomplishes the following objectives: Shading  o f parking  areas an d  walkways; 
ground cover predom inately consisting o f p lan ted  materials or usable hardscape 
features such as seating, p lazas or sim ilar areas; erosion control; an d  attractive 
streetscapes an d  common areas.

Clear and Objective Standard:
A ll areas not developed with structures, driveways, parking  lots, private streets, 
pathways, patios, an d  sim ilar usable areas shall be landscaped. Parking areas 
with more than two rows o f parking  stalls shall be broken up by landscaping into
groups o f no more th a n  consecutive parking  spaces (i.e., using landscape
islands, planters, or other landscape areas).
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□  Parking  

P roblem :

O bjective:

S tra teg y:

Historically, our community has required more parking than  is 
necessary for some land uses, w asting extensive areas of land th a t 
could be pu t to better use. Developers of infill and redevelopment 
projects often have to assemble properties under multiple ownerships 
in order to m eet parking requirem ents th a t may be set too high. This 
increases the cost to develop and is a disincentive for small infill and 
redevelopment projects. Similarly, parking “dem and” can be a 
problem due to the perception among some consumers th a t parking is 
inconvenient (or parking costs too much) in the downtown.

To reduce parking standards, where possible, and allow for more 
efficient use of existing parking areas.

Allow or even require shared parking, parking  reductions (e.g., for 
available on-street parking, senior housing and access to transit) and 
measures designed to reduce parking  dem and  (e.g., designated car/van 
pool parking).
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Combined Discretionary and Clear and Objective Standard:
The num ber o f required off-street parking  spaces shall be based upon Table  [this is
the city’s parking  table], or an estimate o f off-street parking  needs prepared by the 
applicant and  subject to review and  any  refinements by the [city official / p lann ing  
commission]. The estimate o f off-street parking  needs shall be based on the following  
method:
1. Peak Use. First, estimate the peak use o f the site in  num ber o f persons (e.g., based 

on build ing capacity, num ber o f bedrooms, or other objective measure).
2. Person-Auto Trips. Second, estimate the num ber o f persons requiring automobile 

transport to the site (i.e., subtract likely transit/senior transit, bicycling, walking  
an d  other types o f trips). For example, [the C ity’s Transportation System  Plan /  
recent O D O T data] indicates that approximately __ percent o f a ll trips m ade in  __ 
County are by non-automobile modes o f transportation. (Source:__ )

3. Auto Parking. Third, divide the num ber o f persons requiring automobile 
transport by a “car-pool” factor. For example, [the C ity’s Transportation System  
Plan /  recent O D O T data] indicates that automobile in  __ County carries an  
average o f __ persons. (Source: __ ) The result is the num ber o f automobiles 
requiring on- a n d /o r  off-street parking.

4. On-Street P arkins Credit. Fourth, subtract the num ber o f on-street parking  spaces 
available for the proposed use. The am ount o f off-street parking  required shall be 
reduced by one off-street parking  space for every on-street spaces in  front o f the 
development (i.e., on one side o f the street). On-street parking  shall follow the 
established configuration o f existing on-street parking, except tha t angled parking  
m a y be allowed for some streets, where perm itted  by [City, ODOT a n d /o r  County] 
standards. The following constitutes an on-street parking  space:
a. Parallel parking, each [24] feet o f uninterrupted curb;
b. [45/60] degree diagonal, each w ith  feet o f curb;
c. 90 degree (perpendicular) parking, each w ith  feet o f curb;
d. Curb space m u st be contiguous to the lo t which contains the use;
e. Parking spaces m a y  not be counted that would obstruct a required clear 

vision area, nor any  other parking  that violates a ny  law  or street standard; 
and

f. On-street parking  spaces credited for a specific use shall not be used  
exclusively by that use, bu t shall be available for general public use a t all 
times. No signs or actions lim iting  general public use o f on-street spaces 
shall be permitted.

Parking Space Standards - Sample Code Provisions:

T h e  I n f i l l  a n d  R e d e v e l o p m e n t  C o d e  H a n d b o o k



Part 3 - Sam ple Code P rov ision s

T h e

□  B uild in g  D esign

It is in a community’s best in terest to accommodate growth in a m anner th a t has 
the least negative im pact on its existing neighborhoods. The compatibility of new 
buildings may be enhanced by incorporating building styles and details common in 
the neighborhood. For example, a building’s design should relate to surrounding 
buildings in term s of scale, color, window orientation and proportions, and facade 
articulation.

Buildings can be designed to reduce negative impacts on the neighborhood by 
orienting windows away from the private areas of nearby houses, stepping back 
building bulk from property lines to allow more sunlight to surrounding lots, and 
using building forms and m aterials th a t are consistent w ith the character of 
buildings nearby. Site design features, such as screening and landscaping, can also 
help developments blend into the neighborhood.

P roblem :  Recent building designs on infill projects have not blended into the
neighborhood. For example, new apartm ent buildings and rows of 
townhomes have a “monolithic” appearance and do not reflect the 
more detailed design of older buildings. The development community 
and neighbors have requested greater certainty in design 
requirem ents, however, developers would also like to have flexibility 
in design.

O bjective: To establish design requirem ents th a t are tailored to the
neighborhood and provide flexibility.

S tra teg y:  Provide optional review tracks for both clear an d  objective and
discretionary approvals. This approach also ensures compliance w ith 
ORS 197.307, which addresses aesthetic and appearance standards 
for needed housing.

For an examples of two communities’ discretionary design guidelines, 
please refer to Appendix C (“City of Portland Community Design 
Guidelines” and “City of Ashland Historic D istrict Design 
S tandards”). For an example of clear an d  objective design standards, 
please refer to Appendix D (“City of Ashland Tolman Creek Road 
Neighborhood Overlay Zone”).
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More compact settlem ent pa tterns can lead to heightened concerns about crime and 
personal safety, particularly  in fast-growing communities. This is evident in the 
public testim ony th a t planning commissioners and city councilors often hear, for 
example, when considering zone changes for increased housing density.

□  Safety  and S ecu rity

P roblem :  Recent infill developments have required protracted public hearings,
and several projects have been appealed, due to concerns about public 
safety and security. C urrent city standards do not address im portant 
safety and security design elements.

O bjective: To require design features th a t promote safety and security.

S tra te g y :  Adopt standards and/or guidelines for “Crime Prevention Through
Environm ental Design” (CPTED). Public safety and design 
professionals have come to recognize the value of the following 
CPTED principles in new developments, which can be implemented 
through zone district standards and/or design review standards:

Territoriality - People protect and m aintain territory  th a t they 
feel is their own and have a certain respect for the territory  of 
others. Fences, pavem ent treatm ents, art, signs, and 
landscaping are some physical ways to express ownership 
through design.
N atural surveillance - Placing physical features, activities, and 
people in ways th a t maximize the ability to see w hat’s going on 
discourages crime. Window placement, the use of front 
porches, and standards for landscaping and lighting can 
promote na tu ra l surveillance.
Activity support - Encouraging legitim ate activity in public 
spaces helps discourage crime. Site layout and design features 
can help to facilitate recreation, socializing, civic events, etc. 
For example, open space standards for m ultiple family housing 
can require centrally located play areas for children where a 
clear line of sight is provided from dwellings.
Access control - Properly located entrances, exits, fencing, 
landscaping, and lighting can direct both foot and automobile 
traffic in ways th a t discourage crime. Access control can be as 
simple as a neighbor on a front porch or a front office. (For 
example, gated developments should be prohibited because 
they conflict w ith streetscape and natu ra l surveillance 
objectives.)
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C rim e P re ve n tio n  T h ro u g h  E n v ir o n m e n ta l D esig n  (CPTED ) -
S a m p le  Code P ro v is io n s  fo r  H o u s in g  D eve lo p m en ts

A ll new  developments in  the  zone[s] shall incorporate the following design
features for safety an d  security, as applicable:

1. Territoriality - Provide one or more o f the following features to express 
ownership and  identify  the front y a rd  o f each housing unit:
a. A low, see-through fence with gate(s) in  front yards. A picket or sp lit rail 

fence made o f wood or wood-appearance m aterial shall m eet this standard. 
Fences in  front yards and  corner yards shall not exceed 36 inches in  height, 
except tha t see-through gates and  arbors m ay  exceed this height for a 
horizontal distance o f up to 48 inches;

b. Low  hedges (i.e., not more than 36 inches in  height), landscape strips, or 
pavem ent treatments (i.e., adjacent, a nd  providing contrast, to the 
sidewalk); a n d /o r

c. E n try  monuments, art, signs, an d  sim ilar features m a y  be used when they 
conform to the setback standards o f the underlying zone and  the Sign  
Standards in  Section  .

2. N atural surveillance - Provide one or more o f the following features to m axim ize  
the ability to view the street and  front yard: windows placed on the front 
elevation o f a ll above-grade building stories; a n d /o r  provide a usable front 
porch or stoop (i.e., with no dimension less than 6 feet).

3. Activity support - A ll common areas (e.g., p la y  areas, plazas, seating areas, 
recreation facilities, etc.) shall be centrally located to the extent practicable, and  
provide a clear line o f sight from building(s) on the site.

4. Access control - Place entrances an d  exits (i.e., to buildings, parking  areas, etc.), 
an d  use fencing, landscaping, an d  lighting where they direct traffic 
(pedestrians, bicycles, an d  vehicles) in  ways that discourage crime. For 
example, a front porch or front office should be placed where the occupants can 
view a building a n d /o r  parking  lo t entry. Gated developments are prohibited  
because they conflict w ith the natural surveillance objective and  desired 
streetscape character. A ll sidewalks, paths, driveways an d  parking  areas 
within m ultiple fam ily  housing development shall have pedestrian-level 
lighting with illum ination equal to or greater than 2  foot candles.
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I  S p ecia l U se Standards

P roblem :

O bjective:

S tra teg y:

The code does not provide standards for some types of neighborhood 
infill development th a t w arran t special standards (e.g., townhomes, 
neighborhood commercial uses, accessory dwellings, mixed use, etc.). 
W ithout special standards in place, the city is unable to provide 
certainty to neighbors, and developers are discouraged from proposing 
controversial infill projects.

To promote infill development in Happy Hollow by establishing 
standards th a t are tailored to specific types of land use in the 
neighborhood.

Establish “Special Use” standards for attached housing (e.g., 
duplexes, triplexes, zero-lot line housing), accessory dwellings, 
neighborhood commercial development, and mixed use in Happy 
Hollow Neighborhood.
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S p e c ia l Use S ta n d a r d s  - S a m p le  Code P ro v is io n s

1. Duplexes, Triplexes, and  Attached Single F am ily (Townhome) Dwellings in  the
H appy Hollow (HH) zone.

Duplexes, triplexes and  townhomes (not to exceed 4 consecutively attached units)
are perm itted  in  the H H  zone, subject to a ll o f the following standards:
a. Duplexes, triplexes, and  townhome buildings comprising [2,000-2,800] square 

feet o f liv ing  area in  total (i.e., exclusive o f garage an d  crawl space), or less, are 
perm itted  on any H H  lot.

b. Duplexes, triplexes and  townhome buildings comprising more th a n  square
feet o f liv ing  area are perm itted  on corner lots only.

c. The m axim um  width o f a street-facing garage shall not exceed 24 feet (i.e., two 
single or one double car garage) per building on any  single street frontage. This 
standard  shall not apply to garages accessed from an alley.

d. A ll duplex, triplex, and  townhome buildings shall comply with the applicable 
setback standards an d  building design standards in  Sections  .

D iscussion :  These standards should be tailored to fit the local context. For 
example, the threshold for perm itting duplexes and small 
townhome buildings on any lot should be based on the size of single 
family houses in th a t particular neighborhood. For example, if 
houses are large enough to potentially accommodate duplex 
conversion (e.g., greater than  2,000-2,800 square feet, as suggested 
in the example), th a t can indicate w hether new duplexes would be 
compatible w ith the neighboring single family houses. Even if 
conversions are unlikely, the size of existing residences can indicate 
w hether new duplexes would be compatible. The 2,000-2,800 
square foot threshold is suggested only as an example. Actual 
building sizes will vary, and the standards should be based on local 
housing needs and compatibility w ith existing residences.
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2. Zero-Lot Line Housing in  the H appy Hollow (HH) zone. Zero lo t line houses are 
detached houses that have a side ya rd  setback o f “0 ” on one side. They are 
perm itted  to allow development on sm aller (i.e., narrower) lots, while still 
providing usable outdoor liv ing  area. Zero-lot line dwellings are subject the same 
standards as detached single fam ily  dwellings, except that the following provisions 
shall also apply:

Special Use Standards - Sample Code Provisions (continued)

a. When a zero-lot line house shares a side property line with a non-zero lot line  
development, the zero-lot line building shall be setback from the common 
property line by a m in im um  o f 5  feet;

b. Prior to build ing perm it approval, the applicant shall subm it a copy o f  a 
recorded easement for every zero-lot line house that guarantees rights for 
construction and  maintenance purposes o f structures and  yards. The easement 
shall stipulate that no fence or other obstruction shall be placed in  a m anner 
tha t would prevent maintenance o f structures on the subject lot;

c. The placem ent a n d /o r  design o f windows on the ground-floor o f the zero-lot line  
house shall support privacy for the occupants o f the abutting lot. For example, 
the privacy standard m ay  be m et by p lacing ground-floor windows along zero 
setback property lines above sight lines with direct views into adjacent yards; by  
using frosted/non-see-through windows; or by other effective means; and

d. The development shall comply with the design standards in  Section  .
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T h e

S p e c ia l Use S ta n d a r d s  - S a m p le  Code P ro v is io n s  (co n tin u ed )

3. Accessory(Secondary) Dwellings in the H appy Hollow (HH) zone .

a. Definition. An accessory dwelling is a small, secondary un it on a single fam ily  
lot, usually the size o f a studio apartment. The additional unit can be a 
detached cottage, a unit attached to a garage, or in  a portion o f an existing  
house. An accessory dwelling  
allows for a different housing  
choice w ithin neighborhoods. I t  
can give the homeowner a place for 
a fam ily  member, such as an 
elderly parent, to live 
independently while m ain ta in ing  a 
connection to the household. I t  
m ay also be rented out as a studio  
apartm ent to supplem ent the 
income o f the prim ary household.
In addition to benefitting  
homeowners and  the occupants, m ixing  this k in d  o f less expensive housing into 
established neighborhoods also benefits the com m unity by prom oting infill, 
reducing the dem and for large apartm ent projects and  providing greater choice.

b.
1)
2)
3)
4)

5)

6)

Standards. A ll o f the following standards apply to accessory dwellings:
The structure complies with the Oregon Structural Specialty Code;
A m axim um  o f one accessory dwelling unit is allowed per lot;
The accessory dwelling shall not exceed [600-800] square feet in floor area;
The placem ent a n d /o r  design o f windows on detached accessory dwellings 
shall ensure privacy for abutting properties. Privacy is m aintained by 
orienting windows aw ay from sight lines (i.e., above or out o f view into 
adjacent yards), or by using frosted, non-see through, window's;
A m in im um  o f one parking  space shall be provided for each accessory 
dwelling. The parking  space m ay  be provided on a street in  front o f the lot; 
The prim ary residence shall be owner-occupied. Alternatively, the owner m ay  
appoint a fam ily  member as care-taker o f the principal house and  m anager o f  
the accessory dwelling.
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Special Use Standards - Sample Code Provisions (continued)

4. Neighborhood Commercial uses within the H appy Hollow (HH) zone. Sm all- 
scale commercial a nd  m ixed use development (e.g., a sm all market, dry cleaner, 
repair shop, etc., possibly with an apartm ent above) are allowed, subject to special 
standards. These uses combine more activities together in  the same area a nd  pu ts  
services closer to where people live. Combining housing with other uses also 
increases neighborhood safety by m ain ta in ing  activity in  a residential areas 
during the day. A  sm all business, such as a cafe or corner store, can ad d  to the 
quality an d  convenience o f the neighborhood. Neighborhood commercial uses 
shall comply with a ll of the following standards to ensure proper implementation  
o f the H appy Hollow Neighborhood Plan:

a. Permitted L and  Uses. The following uses are perm itted  where neighborhood 
commercial uses are permitted, except that an ind ividual use shall not exceed 
[1,000 - 5,000] square feet in  gross floor area.

1) Child Care Center
2) Food services, excluding drive-through service
3) Laundrom ats an d  dry cleaners
4) L igh t manufacture (e.g., assembly o f crafts a nd  sim ilar uses), conducted 
entirely within building
5) Neighborhood m arket
6) M edical an d  dental offices an d  clinics
7) Personal services (e.g., barber shops, salons, sim ilar uses)
8) Professional and  adm inistrative offices
9) Repair services, conducted entirely w ithin building; except for auto-repair 
a n d  sim ilar uses
10) M ixed use building (residential with other perm itted  use)
11) Other uses sim ilar to those listed in  1-9, above.

(Continued)
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P art 3 - Sam ple Code P rov ision s

S p e c ia l Use S ta n d a r d s  - S a m p le  Code P ro v is io n s  (co n tin u ed )

4. Neighborhood Commercial uses (continued)

and Street (no Parking)

b. Location and  Access. Neighborhood commercial uses shall be located on 
corner lots and  lots which are contiguous to commercial uses corner lots, not 
to exceed the size lim itations in  subsection d, below. The site shall have 
frontage onto a collector or arterial street, as designated by the Comprehensive 
Plan. Access shall be provided from an alley or private drive as shown above, 
whenever practicable.

c. Development Size. The overall size o f  a neighborhood commercial 
development shall not exceed [5,000-30,000] square feet o f non-residential use 
per site, to ensure an appropriate neighborhood scale. No individua l use shall 
exceed [1,500-5,000] square feet, as provided in subsection a.

d. B uild ing Design and  Orientation. B uild ing  design and  orientation shall meet 
the Design Standards in Section __ .

( Continued)
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4. Neighborhood Commercial uses (continued)

e. Hours o f Operation. Neighborhood commercial la n d  uses shall be lim ited  to 
the following hours o f operation [6-7] a.m. to [9-10]p.m .

f. Parking Areas. The following vehicle parking  standards shall be met:
1) On-street parking  shall be provided on a t least one street adjacent to the 

m ain build ing entry, except where otherwise prohibited by city standards. 
On-street parking  spaces shall be credited toward the m in im um  parking  
requirement;

2) A ll off-street parking  areas (e.g., lots, garages, driveways, etc.) shall be 
oriented to a side- or rear-yard, or placed in  a garage (e.g., underground);

3) Parking areas on adjoining neighborhood commercial lots shall be 
connected, whenever practicable;

4) Parking shall not be located between a street right-of-way and  prim ary  (i.e., 
public or customer) building entrance.

5) Parking requirements shall be based on a parking  needs s tudy  prepared by  
the applicant, an d  subject to review and  approval by the review authority  
A t a m inim um , the following parking  shall be provided:

- One parking  space for every [500-1000] square feet o f office space;
- One parking  space for every [300-500] square feet o f retail;
- One parking  space for every [200-300] square feet o f food service
space, p lu s  one space for every [2-3] employees during the largest shift;

6) Off-street parking  areas shall not exceed a total o f parking  spaces for 
each commercial use.

g. Other Standards. Neighborhood Commercial developments shall comply with
a ll o f  the applicable setback an d  design standards in  Sections .

Special Use Standards - Sample Code Provisions (continued)

D iscussion :  The ranges provided above for size of use, development size, hours 
of operation and parking should be tailored to fit local conditions. 
For example, a 5,000 square foot use may correspond to a 
neighborhood m arket, w hereas 30,000 square feet of total space, 
w ithout lim itations on use size, could be a medium size grocery 
store. The parking standards represent the low range of possible 
standards, assum ing walkable neighborhoods. The performance 
s tandard  in subsection 5 allows the jurisdiction to adjust the 
parking requirem ents. The maximum parking area size in “6" 
should be based on the desired character and scale of development. 
For example, a 3,000 square foot neighborhood retail center might 
require 6-10 spaces, depending on availability of on-street parking.
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P art 3 - Sam ple Code P rov ision s

T h e

S p e c ia l Use S ta n d a r d s  - S a m p le  Code P ro v is io n s  (co n tin u ed )

5. M ixed Use Developments w ithin the H appy Hollow (HH) zone. M ixed use 
developments are allowed w ithin the H H  zone, subject to special standards. For 
the purpose o f this example, “m ixed use” means the combining o f housing with  
non-residential use(s). These uses m a y  be m ixed “vertically”, for example by  
building apartments above ground-floor commercial space; or “horizontally”, by  
building townhomes or apartments adjacent to commercial space. M ixed use 
developments shall comply with a ll o fth e  following standards to ensure proper 
implementation o f the H appy Hollow Neighborhood Plan:

a. M ixed uses shall conform to the standards for Neighborhood Commercial uses, 
as provided in  Section 4;

b. Residential uses shall no t exceed the m axim um  density perm itted by the H H  
zone;

c. The m axim um  building height m ay be increased by 10 feet as an incentive for 
vertical m ixed use buildings, except where adjacent to single-story residential 
uses.

d. Existing residential buildings m a y  be redeveloped with a m ix  o f uses (e.g, 
liv ing space above artist studio, retail, office, or other perm itted  use, subject to 
the standards in  a-c, above.
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I  A pplication  R equirem ents and R eview  P roced ures

Developers of infill and redevelopment sites face a myriad of physical, regulatory, 
and economic obstacles. Projects th a t m eet the community’s vision and the reality of 
the m arketplace often require lengthy and uncertain review procedures, variances, 
and even litigation over in terpretations of land use standards. The following code 
concepts address some of the more common procedural obstacles to infill 
development:

□  B efore S ubm itting  an A pplication

P roblem :  Developers of infill projects include private land owners, development
companies, public agencies, home builders and many other entities w ith 
varying levels of development experience. Local planners and engineers 
often need to provide extra assistance to infill developers if they are 
unfam iliar w ith or lack development experience in our community.

O bjective:  To provide better information about application requirem ents earlier
in the development review process.

S tra teg y:  Preapplication conferences should be required. While the best
developers will ask for these meetings w ithout being told to do so, others 
will invest in their project w ithout having done their due diligence w ith 
the neighborhood. For th is reason, preapplication conferences should be 
required by code. These meetings between the applicant and city staff 
will be most helpful if they resu lt in a list of approval criteria, suggested 
plan/design concepts or changes, and a clear description of the perm it 
process w ith an estim ated timeline for final approval. Please refer to 
the sample code provision on the following page.

Neighborhood meetings. Successful infill developers routinely m eet w ith 
neighborhoods to gather input on their ideas before finalizing plans and 
subm itting applications. When an official neighborhood association does 
not exist, the developer can voluntarily organize a neighborhood meeting. 
Consider adopting procedures for advertising, conducting and recording 
meetings, while m aking sure th a t the procedures are not onerous (i.e., 
rem em ber th a t a developer is not required to make any changes based on 
neighbors’ comments). Code requirem ents should focus on ensuring 
proper notification of meetings. Most experienced developers will take 
m eeting notes and share them  w ith the neighborhood association, anyway, 
w hether or not they are required to do so.

Developer’s guide. Consider preparing a brief guide book or brochure for 
infill and redevelopment projects. For example, the guide should provide 
answ ers to “Frequently Asked Questions”, contact information for perm it
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agencies and neighborhood associations, and project checklists for 
applicants.

Part 3 - Sam ple Code P rov ision s

P re a p p lic a tio n  C on ferences - S a m p le  Code P rov isions:

Preapplication Conference Required. Prior to subm itting an application for 
[partition, subdivision, design review, site p lan  review, conditional use permit, 
variance, etc.] approval, the applicant shall request a “preapplication conference” 
(meeting). The meeting request shall be m ade on a form available a t the Planning  
Department and  be accompanied by a sketch p lan  o f the proposed development. 
The P lanning Director or h is /h e r  designee shall distribute the request to other 
[city/county] as appropriate for their review an d  comments. The m eeting shall 
take place within [7-10] calendar days o f the request, a nd  result in  the following  
information being provided in  writing to the applicant: 

lis t o f approval criteria an d  standards; 
a ny suggested modifications to the p lan  or design;
a clear outline o f the perm it process (th is can be a standard handout); and  
an estimated timeline for fin a l approval (i.e., excluding any  appeals). This 
estimate shall be contingent upon the applicant subm itting  a complete 
application.
Other information relevant to the proposed development or requested by the 
applicant.
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Development applications typically include application forms, a fee, full size plan 
sheets (e.g., 24"x36"), reduced plan sheets (e.g., 8.5"x11" or 11"x17"), and a w ritten 
narrative responding to development code approval criteria. Subdivisions and 
complex site developments also usually require engineered plans, studies and 
certifications from technical specialists. The cost and tim ing of these requirem ents 
can discourage infill developers. For example, if the developer has an option to buy 
an infill property and th a t option is contingent upon receiving conditional use 
perm it approval, he/she is not likely to invest in a lot of engineering to gain th a t 
approval (i.e., as compared to prelim inary p lat approval). If the cost of applying 
(and risk of denial) is too great in relation to the total cost of the project, the 
developer will back out of the project. Therefore, it is im portant to try  and 
stream line these requirem ents whenever possible for infill and redevelopment 
projects.

P roblem :  The high cost and time involved in applying for land use approval 
discourages infill and redevelopment.

O bjective:  To reduce the cost and time required for land use decisions, and
provide expedited approval of initial land use applications (e.g., 
conditional use, zone change, partition, lot line adjustm ents, etc.) for 
infill and redevelopment projects.

S tra teg y:  Consider reducing application requirem ents for decisions th a t do not 
require all the bells and whistles. For example:

Require only the num ber of application packets th a t are needed for 
review. If only the planning and engineering departm ents review 
minor partitions, then require only three copies of the application (one 
for each departm ent and one for the file);
Allow subm ittal of reduced-size plans (11"x17") for some small-scale 
projects, ra th e r than  requiring full-size plots (24"x36") for every 
project.
Consider exempting infill projects th a t fall below certain thresholds 
from having to prepare the following types of expensive studies: noise 
study, drainage study, traffic im pact analysis, etc. Provide “safe 
harbor” standards th a t support exempting projects from these 
studies.
Allow subm ittal of “sketch p lans” in lieu of engineered site plans for 
narrowly focused requests, such as conditional use perm its, 
partitions, lot line adjustm ents, and minor modifications to approved 
development plans.

□  T he A pplication
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□  The C om pleten ess C heck

P roblem :  Much of the delay in obtaining development approval often occurs
during the City’s initial completeness check of applications. Small infill 
and redevelopment projects are penalized when they have to go through 
the same completeness check as larger projects (i.e., typically a 30-day 
review). Staff workload often creates these bottlenecks.

O bjective: To reduce the time required for initial completeness checks for infill
and redevelopment projects.

S tra teg y:  Consider providing an accelerated completeness check for minor or all 
infill and redevelopment projects (i.e., make them  the priority for 
completeness checks, to be done before other types of applications). 
Create a checklist for review partitions, lot line adjustm ents, minor 
building additions, etc. For these projects, consider providing a one-stop 
“completeness-check-with-approval” procedure.

□  R eview  P roced ures and A ppeals

In general, development review procedures include in terdepartm ental coordination,
public notice, hearings, and appeals. These procedures can be stream lined to
promote infill and redevelopment.

P roblem s:  

#1 D isc re tio n a ry  d e c is io n -m a k in g  r e s u lts  in  u n p re d ic ta b le  decisions. For
example, standards which refer to approval “by the city engineer/fire 
chief/planning director, etc.” but do not provide criteria for such decisions, fail 
to provide sufficient direction to decision makers, applicants and citizens.

S tra teg y:  Provide a “two-track” system for design review th a t includes both a 
discretionary criteria track and an objective criteria track, as is 
suggested in the previous sections of this handbook. The two options 
for compliance — e.g., discretionary review by the planning 
commission and “safe-harbor” standards reviewed adm inistratively — 
can provide more certainty to the developer and the public of w hat is 
expected from infill and redevelopment projects.

Part 3 - Sam ple Code P rov ision s
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#2  In e ff ic ie n t  p u b l ic  h e a r in g s  a n d  rev ie w  p ro ce d u re s  r e s u lt  in  delays,
a n d  in c rea se  p u b l ic  a n d  p r iv a te  costs. The classic example arises when 
surrounding property owners first learn of a development when they receive 
mailed notice of a public hearing. Because their comments h it the planning 
commission and city/county staff cold, the hearing is continued.

S tra teg y:  Authorize more adm inistrative approvals w ithout public hearings for 
those decisions th a t do not require hearings under sta te  law; and 
notify adjacent property owners of application reviews prior to 
hearings, issuance of staff reports and decisions. City staff should be 
available to m eet w ith concerned citizens, and communicate their 
concerns to the applicant so he/she can respond in a timely manner.

#3 V a ria n ce  c r ite r ia  a re  o ver ly  r e s tr ic tiv e  w h en  a p p lie d  to  in f i l l
p ro p er tie s . Often it is impossible to m eet the test of a hardship “not being 
self-inflicted”. For example, unique building designs, alleys, private streets 
and other features th a t are appropriate for infill but prohibited by the code, 
may not m eet variance criteria if the request is not related to “physical 
constraints arising from the land, etc.”. Traditional variance criteria do not 
provide flexibility for these types of design features.

S tra teg y:  Consider revising the approval criteria for some types of variances.
For example, consider allowing adjustm ents to prescriptive design 
standards (e.g., building and site dimensions) when the purpose of the 
code section is m et by alternative means. An adjustm ent allows 
flexibility to standards when the overall purpose of the code section is 
met, and may allow for an adm inistrative staff decision instead of a 
public hearing. Another option is to provide an “Adm inistrative 
V ariance” procedure for minor variances (e.g., “up to 20% variance to 
setback, building height, an d  sim ilar standards m a y  be granted by the 
Planning Director, subject to the public notice requirements o f Section
 '). Both procedures can help in stream lining variance procedures.
Typically, they include notification of neighbors, a 10-14 day comment 
period, and issuance of a w ritten  decision w ith findings of fact. 
(Adjustments and adm inistrative variances m ust be appealable to the 
planning commission or other review body.)
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Part 3 - Sam ple Code P rov ision s

#4 “D e n o v o ” h e a r in g  r u le s  p r o lo n g  th e  a p p e a ls  process. “De novo” means 
s tarting  new. De novo hearing rules require th a t the city council, for 
example, to begin its hearing w ith a new record; thus, the planning 
commission record is not considered by the council unless it is explicitly 
entered into the council’s record. This often prolongs the appeals process 
because the public record established during m onths of planning commission 
meetings is suddenly nullified. The “new” testim ony collected during the de 
novo hearing is often redundant and requires the applicant to rebut the same 
objections over and over again.

S tra teg y:  Consider m aking all appeal hearings “on the record”, so th a t these 
hearings are lim ited to the facts th a t have already been presented. 
This provides the benefit of continuity in applying city standards and 
stream lines the hearings process.
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A. Sample Code Audit Worksheets



Sam ple Code A udit W orksheets for Infill and R ed evelop m en t

Introduction
The code audit worksheets were developed to assist jurisdictions in reviewing their land use 
codes to identify any barriers to infill and redevelopment. They suggest questions for planners 
to ask when examining their codes. The audit should be completed working with an advisory 
committee, as described in Part 2 of this handbook, in order to ensure that many perspectives 
are included in the audit.

The following audit worksheets are provided:
• Zoning
• Land Divisions
• Public Improvements and Public Facilities
• Development Review Procedures

Zoning
Zoning is the basic means of land use control employed by jurisdictions. Zoning divides the 
community into districts and imposes different land use controls in each district, specifying the 
allowed uses of land and buildings, the intensity or density of such uses, the bulk of buildings, 
and in some instances design controls and off street parking requirements. In many cases, city 
and county zoning regulations lack the provisions to promote infill and redevelopment. The code 
audit should review the zoning ordinance because zoning is the most useful tool for encouraging 
infill.

Land Divisions
Land division regulation is the other principal tool that controls the development of land. 
Regulations typically deal with all aspects of subdivision design, including lot size, shape and 
street width and layout. Land division standards, similar to zoning regulations, may contain 
language that is inflexible or outdated. The land division ordinance should be reviewed as it is 
one of the principal means of guiding the direction and quality of land development.

Public Improvements and Public Facilities
Public improvement standards in local codes are frequently excessive for small infill projects, or 
they are inflexible (e.g., a site is too narrow to extend public streets to full city standards; cul-de- 
sac turnarounds use too much land, etc.). Many infill developers are individual property owners 
or small independent firms taking more risk than developers of open land. As a result, 
infrastructure standards should differentiate between small infill developments, and large-scale 
developments that require major capital improvements on the urban fringe.

Development Review Procedures
Development review procedures lay out the process by which development applications are 
reviewed (e.g., preapplication requirements, application submittal, inter-departmental and 
inter-agency review, public notice, hearings and appeals). In some jurisdictions, lengthy reviews 
are standard procedure, even for smaller, less complex projects. As a result, the regulatory risk - 
the uncertainty associated with development review process - is usually one large factor in a 
developers’ decision to bypass infill projects. Complex permit systems discourage firms from 
working in areas where they have not worked before. Furthermore, the fees required to gain 
approval are a larger portion of total project costs for infill development. In order to promote 
infill, it is important to audit development review procedural requirements and determine ways 
to reduce delays.



1. Do codes explicitly address physical site constraints such as odd-shaped lots, 
topography, drainage issues, and n a tu ra l resource areas, and are standards more 
flexible to perm it their development a t the designated densities?

2. Are site and architectural design standards or guidelines (e.g., architecture, 
building orientation, lot and street layout, landscaping, etc.) tailored to specific 
neighborhoods and used as approval criteria? Are graphics provided to show how 
to comply?

3. Do city/county codes th a t apply to non-conforming uses and development help or 
h inder infill and redevelopment? How?

4. Do zoning designations support infill and redevelopment from a m arket 
perspective (i.e., highest and best uses encouraged in suitable areas)?

5. Do land use approval criteria require compliance w ith vague comprehensive plan 
policies (e.g., for planned unit developments)?

6 . Do city/county codes have discretionary provisions th a t directly or indirectly 
resu lt in  housing built a t densities below the levels required in the 
comprehensive plan?

7. Do the city/county’s quantitative development standards (e.g., for 
minimum/maximum density, lot area, dimensions, etc.) help or hinder infill and 
redevelopment? Can they be made more flexible (e.g., lot area averaging)

8 . Does the city/county require more parking th an  is needed to accommodate
residents, customers, and employees, except during peak holiday times? For 
example, in m any areas retailers can m eet lending criteria w ith less th an  the 4
or 5 spaces per 1,000 square feet of floor area  th a t is typically required by zoning.

9. Do parking standards allow and encourage shared parking and parking 
reductions for mixed use development, senior housing, transit-oriented 
development, etc.?

10 Do city/county standards ever require structured  parking? (Minimum FARs can 
cause th is to happen.) If so, are these parking requirem ents ever cost-prohibitive 
for infill and redevelopment projects (i.e., w ithout public subsidy).

11. Does the city/county have parking standards for mixed use development? If so, 
do they help or hinder infill and redevelopment? How?

12. Do setback standards help or hinder infill and redevelopment? Does the 
city/county have flexible setbacks for compatibility w ith existing setbacks?

Z oning A udit W orksheet



14. Does the city/county’s zoning code allow accessory housing units? A ttached 
and detached single family units? Are they allowed outright? If allowed, are 
there design standards th a t ensure compatibility and privacy w ith neighbors?

15. Do building height lim itations help or hinder infill and redevelopment? How?

16. Are zero-lot line developments and attached single family housing allowed in 
single family residential zones? W hat about duplexes and triplexes? Are 
there areas suitable for these building types (i.e., do existing single family 
buildings have sim ilar bulk, height, mass, etc.)?

17. Does the city/county have flexible lot w idth and depth standards? If so, are 
they sufficiently flexible to help infill?

18. Does the city/county provide clear and objective compatibility standards for 
housing th a t have been developed w ith community involvement?

19. Do the city/county’s building height and floor area ratio  requirem ents conflict? 
Are they a barrier to obtaining infill and redevelopment?

20 Does the city/county have mixed use zones other th an  its downtown? Does it 
have neighborhood commercial zones?

21 . Does the city/county code have building orientation requirem ents? If so, do 
they m atch existing neighborhood design characteristics? Are they flexible 
enough to allow for a variety of building types (residential, commercial, etc.).

22 . Do the city/county’s access and circulation standards help or h inder infill and 
redevelopment? How?

23. Does the city/county require ‘forward-motion’ loading (e.g., for commercial 
service and delivery vehicles). Are exceptions provided for infill and 
redevelopment?

24. Has the city/county created any zone districts specifically to accommodate 
infill and redevelopment?

25. Has the city/county undertaken  specific area plans w ith neighborhoods to 
address design and development issues of infill projects? (See P a rt 1 of the 
handbook for information on Specific Area Plans.)

26. Does the city/county require environm ental assessm ents for potentially 
contam inated sites or environm entally sensitive sites? W hat level of 
assessm ent is acceptable for land use approval? For prelim inary development 
approval? For building perm it approval?

Z oning A udit W orksheet
continued



1 Does the city/county have street connectivity and maximum block length or
block perim eter standards? If it does, are they sufficiently flexible to 
accommodate infill and redevelopment? Does the city/county allow pedestrian 
connections in  lieu of new streets due to physical site constraints, access 
m anagem ent policies or other criteria?

2 . Does the city/county have land division procedures and s tandards for m id­
block developments and flag lots? These are properties th a t are too small or 
narrow to develop new streets or to connect existing streets, bu t may be 
served by public or private lanes.

3. Is every new lot required to have minimum frontage onto a public street? Are
private streets acceptable? Does the city/county have standards for private 
streets?

4. Are engineered plans required for partitions, lot line adjustm ents and other
land division procedures when no public improvements are required? Are 
sketch plans (i.e., prepared by the owner and draw n to scale) acceptable for 
these types of minor approvals? See “Procedures Code Audit” for other 
questions related to land division procedures.

Land D iv ision  Code A udit W orksheet



P u b lic  Im provem en ts/P u blic  F a c ilit ies  A udit W orksheet

1. Does the city/county provide clear and objective standards for determ ining 
th a t adequate public facilities can be provided to serve infill and 
redevelopment?

2. Does the city/county or utility  company require undergrounding of utilities 
w ith new development? Are exceptions provided for infill and redevelopment?

3. Do existing (or the lack of) construction drawings and specifications hinder 
infill and redevelopment? Are the standards outdated?

4. Is the city/county’s capital improvement plan outdated? If so, does the 
outdated information hinder infill and redevelopment projects (e.g., 
uncertainty about infrastructure  capacity)?

5. Does the CIP target specific infill areas?

6 . Are the street width standards wider than  necessary for their function? Does 
the city/county have “traffic calming” standards for neighborhood streets? 
Have discussions occurred w ith various departm ents (e.g., engineering, fire, 
public works) about street standards?

7. Does the city/county offer reduced costs (perm it fees or SDC’s) for small 
projects to encourage infill?

8 . Do fire codes help or hinder infill and redevelopment (i.e., maximum dead-end 
street length; full circular turnaround  required on dead-end streets; etc.)?
Can alternatives be provided in  special situations (e.g., allow for sprinkler 
buildings when fire flow is low)?

9. When are street improvements required (e.g,. subdivision, partition, change in 
use, etc.) Are these requirem ents excessive in some areas, based on the 
potential impacts of infill and redevelopment?



1. Are preapplication conferences routinely held by city/county staff prior to the 
applicant subm itting his/her plans? Are they required by code? Do these 
meetings resu lt in  clear and w ritten  direction to the applicant on w hat is 
required in term s of code criteria, forms, fees, w ritten  narrative, and the 
city/county’s decision process?

2 . Does the development review process encourage or require neighborhood 
coordination by applicants prior to an application being accepted as complete? 
Before the application is submitted?

3. Does the development review and approval process provide relief for sm aller 
or less complex projects? For example does the code require a discretionary 
review process w ith notice and public hearing for “all” apartm ents and 
townhomes, regardless of project size or location?

4. W hat processes are required for replats, vacating abandoned plats, and 
adjusting lot lines (i.e., to assemble land for development)? Are they the same 
procedures required for subdivisions, or are they sim pler and faster?

5. Do infill and redevelopment projects tend to require more variances than  open 
land projects? Does the city provide a sim pler and faster alternative for minor 
exceptions and adjustm ents to code criteria and standards?

6 . Does the city/county provide a “fast-track” land  use and building perm it 
process for infill and redevelopment projects? Does the city/county 
concurrently review subdivision/partition plans, site plans, conditional use 
perm its, and variances/adjustm ents to save process time?

7. Does the applicant have the option of subm itting conditional use, site plan, 
and variance requests individually, ra th e r th an  concurrently? For example, 
many developers begin the development review process w ith an “option” to 
buy a property. When the option is subject to receiving certain  entitlem ents 
or land use approvals, it  often makes more sense to pursue those approvals 
individually and save up-front engineering, survey and architectural fees.

8 . Do the application subm ittal requirem ents m atch the complexity (or 
simplicity) of the land use approval? Are sketch plans draw n to scale allowed 
in lieu of engineered site plans for partitions and minor building additions?

9. Is there an expedited review of infill and redevelopment projects (e.g., 
completeness checks; staff reviews; scheduling of notices, decisions and 
hearings, as applicable)?

D evelop m ent R eview  P roced ures A udit W orksheet



B. Sample Code Audit



M e m o r a n d u m

To: John Bischoff, Planning Director

F rom ; Scot Siegel, AICP and Joe Dills, AICP
17355 SW Boones Ferry Rd. 
Lake Oswego, OR 97035 
Phone (503)635-3618 
Fax (503)635-5395 D ate: April 26, 1999

C opies; Gloria Gardiner, TGM Code Assistance Program

S u b jec t: Brookings Downtown Development - Code Review
and Preliminary Concepts

We are pleased provide O tak’s work product for the first phase of the Downtown 
Development Code project. O tak staff have reviewed the City’s Land Development Code 
(LDC) and the other downtown planning documents provided by you, and have prepared a 
comprehensive “code-audit” for your review (Tasks 2-3). The aud it findings and 
recommended “code-concepts” will be the subject of our May 5th presentation and work 
session (Task 4). As discussed, we would appreciate any comments on the audit, and hope 
th a t it  can be distributed to the code-update advisory committee prior to the our scheduled 
May 5th m eeting in  Brookings.

D o w n to w n  D ev e lo p m en t Code P ro jec t: O b jec tiv es  a n d  P ro ce ss

Otak was hired to prepare revisions to the City of Brookings Land Development Code in 
support of downtown development. The City received a TGM Code Assistance grant for 
th is purpose. Revitalization has long been a goal of the community, and several studies 
have been prepared for downtown. The code project is in tended to synthesize the earlier 
studies and serve as a first-step in implementing the community’s vision. As agreed, the 
code revisions will be coordinated w ith the TGM Smart Development Principles. (A copy of 
the principles is attached to th is memo.) Based on the approved work scope and our 
discussions w ith you, we anticipate producing a new zone district or overlay zone for the 
downtown.

Objectives
The objectives of th is project are to:
1. Elim inate, to the extent possible, roadblocks or disincentives for redevelopment in 

the downtown th a t arise from provisions of the LDC;
2. Establish provisions with in  the LDC to encourage the types of desired uses within 

the study area, consistent w ith Smart Development Principles (e.g., pedestrian- 
oriented retail, services, and mixed use);

3. Establish ordinance provisions to guide growth tow ard an appropriate balance 
between commercial and residential uses in  the study area; and

4. Establish  appropriate parking standards, both on- and off-street, to m eet the needs 
of downtown development.
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Process
The City of Brookings, the Brookings H arbor Cham ber of Commerce and in terested  
property and business owners have established a committee to study and  im plem ent a plan 
to revitalize the older downtown portion of the city’s commercial area. O tak is working 
w ith City staff and a subcommittee specifically to prepare revisions to the LDC for 
downtown. The work includes the following steps:
✓ Review existing downtown studies and ordinances, and prepare schedule (Task 1);
✓ Identify code conflicts and obstacles to downtown development through a “code­

audit” (Tasks 2-3);
✓ Prepare code concepts and conduct workshop w ith advisory committee (Task 4);
□  Evaluate mixed use and parking alternatives and review w ith advisory committee 

(Tasks 5-6); and
□  Prepare draft zone district; city staff reviews w ith advisory committee; and O tak 

incorporates any changes in a final draft (Task 7).

This mem orandum  addresses the first three steps, i.e., those w ith check (✓) m arks. We 
will proceed w ith the alternatives analysis after receiving direction from the committee. 
The draft zone district will be prepared during June.

R eview  o f D ow n tow n  Stud ies and Land D evelop m en t Code

Otak has reviewed the City of Brookings Land Development Code (LDC) and the other 
downtown studies provided by you. We have sum m arized the applicable study 
recommendations (below), and prepared a comprehensive “code-audit” th a t compares the 
City’s existing LDC provisions to the regulatory objectives outlined above. The audit is 
intended to highlight conflicts between downtown development objectives and existing 
codes, and recommend potential solutions. The solutions are stated  as code-amendment 
concepts. The “code-concepts” will be the subject of our May 5th presentation and work 
session w ith the subcommittee.

Oregon Downtown Development Report
Earlier th is year, Oregon Downtown Development Association (ODDA) completed a design 
study of downtown Brookings. (ODDA Resource Team Report for Brookings, Oregon, 
February 1999) The ODDA report provides an excellent source of ideas for strengthening 
the sense of community and place in downtown Brookings. Key design-related 
recommendations th a t should be carried forward into code revisions include:
• Appropriate building and site design for downtown (e.g., building orientation,

m assing/articulation, recessed entries, sidewalk protection, architectural features, 
m aterials, pedestrian-oriented signage);

• Pedestrian amenities and public space;
• Linkages through downtown and to community; and
• Mixed use and infill, with retail and restaurants anchoring the ground-floor and 

upper-level housing or professional offices.
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Brookings/Highway 101 One-Way Couplet
Oregon D epartm ent of Transportation has prepared a conceptual p lan to split Highway 
101 into a one-way couplet through downtown Brookings, utilizing Railroad S treet for 
southbound traffic and Chetco Avenue for northbound traffic. (Brookings/Highway 101 
One-Way Couplet Analysis: Implementation Report, ODOT, January  1998) Im plem entation 
of the highway plan, though several years away, provides several opportunities and 
challenges for revitalizing downtown Brookings. The m aintenance or loss of on-street 
parking will have a direct bearing on the development capacity and storefront character of 
Chetco Avenue and Railroad Street. The downtown zoning project will need to address 
both the short-term  and long-term implications of the couplet proposal.

Brookings/Harbor Infill and Redevelopment Strategy
The Brookings/Harbor Infill and Redevelopment Strategy (Cogan Owens Cogan, June 
1997) analyzed infill and redevelopment potential for the entire Brookings UGB. A key 
conclusion of the study is: “The City’s downtown area, which is zoned C-3, is the most 
likely candidate for redevelopment and needs the most assistance through ordinance 
changes and other public efforts...” Specifically, the authors suggest the following 
am endm ents to the C-3 zone:

Perm it two optional approaches to providing off-street parking: a) allow credit for 
on-street parking improvements along property frontage; and b) establish public 
parking areas and collect an in-lieu fee to defray expenses. Note: currently off-street 
parking is not required in the CBD area for lots fronting onto Highway 101 easterly 
from Pacific Street;

• Perm it single family uses in  conjunction w ith a commercial use on the same lot. 
Note: only single family dwellings in existence in 1989 are permitted;

• Perm it multifam ily uses for disabled and senior housing th a t requires little  parking. 
Note: currently multifamily uses are permitted on the second floor.

• Increase the maximum building height to 45 feet.

O ther code-amendment options suggested by the study include:
• Expand the purpose section of the C-3 zone to emphasize mixed use development 

with a pedestrian orientation in the downtown area;
• Consider expanding the area of the C-3 zone th a t does not require off-street 

parking;
• Provide density ranges for second floor multifamily development;
• Consider allowing continued use of residential buildings in the C-3 zone, either free­

standing uses, or those th a t have been remodeled to include small-scale commercial 
uses (e.g., dwellings w ith first-floor galleries), subject to m eeting fire codes;

• Evaluate the option of deferred sidewalk improvements (i.e., LID agreement); and
• Amend parking standards to allow use of centralized parking lots (public or 

private), as alternative to off-street parking for individual uses.
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A udit o f  C ity o f  B rookings Land D evelopm ent Code

The table beginning on the following page compares the  City’s objectives for downtown 
development to applicable chapters of the Land Development Code. W here conflicts are 
noted, the table outlines potential solutions, including reference to solutions recommended 
by previous studies. In summary, the objectives are to provide:
• Incentives for redevelopment (remove barriers or obstacles)
• Mixed use, with a balance between commercial and residential
• Pedestrian-orientation
• M ain s tree t storefront character
• Accessibility and adequate parking, including on-street and off-street parking 

C onclusion  and N ext Steps

Based on our review of the Land Development Code, it  is clear th a t a “downtown zone 
district” will need to address several key issues. For discussion, we have sum m arized the 
issues as follows:

•  To w hat extent should mixed use development be encouraged? Required? Should 
automobile-oriented uses be restricted?

•  How should parking standards be tailored to support downtown redevelopment?

•  Which design standards should be emphasized or required  in  the downtown?

•  How should zoning address sidewalks and other s tree t im provem ents in  an area 
th a t does not meet current standards?

•  In  the long-term, w hat is the best approach to take in light of the potential highway 
reconfiguration?

O tak will begin evaluating and preparing code-amendment a lternatives upon receiving 
comments and direction from you and the advisory committee. We look forward to our 
meeting, and welcome any thoughts beforehand. P lease call e ither one of us w ith any 
questions or comments prior to the May 5 meeting.
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City of Brookings Downtown Code Project 
Land Development Code A udit

Code Section Consistency w ith 
Objectives

Code-Amendment Concepts

General Commercial (C-3) District, Section 52

Purpose
(52.010)

Somewhat consistent 
with objectives. May 
become inconsistent if 
off-street parking 
standards/options 
change.

Consider expanding the purpose statement to emphasize 
mixed-use development (per In f il l  and Redevelopment 
Study), with desired pedestrian amenities, storefront 
character and public space. Note: The Infill /Redevelopment 
Study also suggests expanding the area of the C-3 zone that 
does not require off-street parking.

Permitted uses 
(52.020)

May be in conflict 
with mixed use, 
pedestrian- 
orientation, and 
parking objectives.

1. Clarify subsection “J” to state the types of public 
buildings, structures and uses permitted (rather than “may 
be appropriate”) in the C-3 district. For example, “Public 
buildings, structures, and uses which receive the public (e.g., 
[list], and similar uses) are permitted.”

2. To encourage mixed-use (and as recommended by the Infill 
and Redevelopment Study), consider permitting small-scale 
lodging uses (e.g., bed and breakfast type inns), and single 
family uses in conjunction with a commercial use on the 
same lot (e.g., living space above artist studio, retail or 
office). Note: The Infill/Redevelopment Study also 
recommends permitting multifamily uses for disabled and 
senior housing that require little parking.

3. Consider allowing free-standing multifamily buildings 
(i.e., residential use on ground-floor), when part of a mixed 
use development, as long as residential use does not occupy 
more than 50% of ground-floor space.

i

i  4. Add “parking garages and structures” to list of permitted
! parking facilities in subsection “K”.!
i
j 5. Limit automobile-oriented uses, such as vehicle sales,
I repair, storage, drive-up/drive-through facilities (See below).
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City of Brookings Downtown Code Project 
Land Development Code Audit (continued)

Code Section Consistency w ith 
Objectives

Code-Amendment Concepts

General Commercial (C-3) District, Section 52 (continued)

Accessory uses 
(52.030)

Could be clarified by 
greater use of 
examples. Currently, 
provides examples of 
accessory living 
quarters for 
emergency services.

For clarification, provide examples of uses accessory to 
commercial and mixed use development: plazas; outdoor 
seating in conjunction with restaurants (e.g., adjacent to 
sidewalks, on courtyards, or terraces); roof-top gardens and 
recreation facilities in conjunction with multifamily and 
mixed use development; limited outdoor sales in conjunction 
with permitted retail (52.020); and similar accessory uses.

Conditional uses 
(52.040)

May be in conflict 
with pedestrian- 
orientation and 
objectives for 
downtown 
redevelopment and 
mixed use.

1. Presently, some automobile-oriented uses are permitted 
outright, while others are conditional uses. Consider 
adopting one set of standards for all automobile-oriented 
uses (e.g., uses such as vehicle repair, sales, rental, storage, 
services; drive-through and drive-up facilities; implement, 
machinery, and heavy equipment sales and service; and 
similar uses). At a minimum, standards should address: 
building enclosure, access and circulation, and garage and 
building orientation. The standards could also limit new 
automobile-oriented uses, or require a minimum distance 
between uses, to support a pedestrian-oriented downtown. 
Expansion of existing uses could be allowed up to a specified 
percentage before a use would need to be brought into 
compliance. Standards can be provided in Section 52 - C-3 
District, or Section 124 -Provisions Applying to Special Uses.

2. Consider requiring standards similar to those for 
automobile-oriented uses to support a pedestrian-oriented 
downtown.

3. Consider removing the conditional use requirement for 
buildings over 40 feet. (See 52.050, below.)

Maximum 
building height 
(52.050)

Provide incentive for 
mixed use.

Consider allowing buildings over 40 feet in the downtown as 
a permitted use, subject to compliance with applicable fire 
codes, to encourage mixed use development.

Signs (52.060) Conflicts noted.
i

See response to Section 88.100.

Parking (52.070) Conflicts noted.
1

See response to Section 82.

Other required
conditions
(52.080)

Recommend 
downtown design 
standards, as per 
ODDA study and 
others as listed here.

\
j Downtown zoning should establish incentives and standards 

for residential density, pedestrian amenities, mixed use, and 
downtown architecture with “storefront character”. Specify a 
“maximum setback” to place buildings close to the street.

1

P:\PRO JECT\9100\9194\P09\Task2J3memo.w pd



Brookings Downtown Development - Code Review and Preliminary Concepts
April 26, 1999 Page 7

City of Brookings Downtown Code Project 
Land Development Code A udit (continued)

Code Section Consistency w ith 
Objectives

Code-Amendment Concepts

Site Plan Approval, Section 80

Improvement
Standards
(80.040)

May be in conflict 
with pedestrian- 
orientation and 
mixed-use objectives, 
and discourage 
redevelopment due to 
inappropriate design 
standards, and 
existing deficiencies in 
streets, alleys, 
sidewalks and 
overhead utilities.

1. Consider reducing the common open space standard for 
multifamily development in the downtown (i.e., from 50% of 
gross floor area to between 10-20% of site area); and allow 
credit for the use of plazas, courtyards, terraces, and rooftop 
gardens for up to one-half of the required common area. This 
same principle should apply to mixed use (multifamily with 
commercial) development.

2. Clarify the requirement for sight-obscuring landscaping, 
berms, walls or fences along property lines. The standard 
should not apply to yards facing streets in the downtown. 
(Buildings and their entrances should have clear line of sight 
and direct access to the street and sidewalk.)

3. Require the provision of pedestrian amenities, such as 
plazas, courtyards, outdoor seating areas, or extra-wide 
sidewalks between buildings and the public right-of-way 
when buildings are setback more than the maximum setback 
specified in Section 52.080 (proposed).

4. Allow accessways less than 20 feet wide (e.g., 12 feet 
minimum, similar to one-way alleys) when fire codes are 
met.

5. Consider allowing deferral of utility under-grounding and 
alley improvements when the owner agrees to participate in 
a future LID. Allow alleys to be graveled as an interim 
improvement.

6. Sidewalk deferral appears to be allowed by subsection “F \ 
however, this should be clarified in subsection “K”.

7. Consider exempting the downtown from the solar access 
guideline, except where development would impact solar 
access onto an adjoining residential district.

Public Hearing Notice Procedures, Section 84

Need for a 
public hearing. 
(84.020)

May be in conflict. See response to Section 176.
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City of Brookings Downtown Code Project 
Land Development Code A udit (continued)

Code Section Consistency w ith 
Objectives

Code-Amendment Concepts

Sign Regulations, Section 88

Commercial and
industrial
districts.
(88.100)

May be in conflict. For pedestrian-scale, wall signs and signs on the front or 
below a marquee, awning or canopy should be the preferred 
location for signs in the downtown. Consider prohibiting or 
limiting the height of free-standing signs (35 feet currently 
allowed) downtown; if free-standing signs are allowed, 
consider requiring low-profile monument signs. (Section 
88.100)

Off-Street Parking and Loading Regulations, Section 92

Off-street
loading
(92.020)

May be in conflict 
with mixed use, 
pedestrian- 
orientation, and 
redevelopment 
objectives in the 
downtown.

Consider allowing loading bays in parking lots, alleys, and 
on-street parking areas, as an alternative to separate off- 
street facilities, when the bays are appropriately marked by
signs (i.e., “no parking during hours of_”), and they do not
block traffic. Note: loading from Highway 101 would require 
designation of a “Special Planning Area” by ODOT.

Off-street
parking
(92.030)

May be in conflict 
with overall 
redevelopment 
objectives.

Consider expanding the area of downtown not subject to off- 
street parking requirements, and study an option for in lieu 
fees used to defray some or all of the cost of public parking 
improvements. Note: an evaluation of parking supply and 
demand (Task 6 of the code project) is recommended to 
determine the impact of any change.

Number of 
spaces required 
(92.040)

Parking provided by 
larger retail uses may 
c o n flic t with the 
pedestrian-orientation 
objective if too much 
surface parking is 
developed between 
buildings.

Consider setting “maximum parking” standards. For 
example: “Each use may develop no more than 120% of the 
minimum off-street parking required by Section 92.040. An 
exception may be granted when excess parking is located in 
a parking garage above or below the ground floor of a 
building.”

Joint use of 
facilities 
(92.050); More 
than one use 
(92.060)

No conflict. These 
provisions support 
downtown 
development by 
minimizing the 
amount of land 
needed for parking 
and encouraging 
mixed use.
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City of Brookings Downtown Code Project 
Land Development Code Audit (continued)

Code Section Consistency with 
Objectives

Code-Amendment Concepts

Use of parking
facilities
(92.070)

No conflict.

Off-Street Parking and Loading Regulations, Section 92 (continued)

Location of 
parking 
facilities 
(92.080)

May be in conflict 
with mixed use 
objective, and “joint 
use” provision.

Consider allowing “off-premises” parking through centralized 
parking lots as an alternative to off-street parking for 
individual uses, as recommended by the Infill and 
Redevelopment Study.

Parking, front
yard
(92.090)

No conflict. This 
standard supports 
pedestrian- 
orientation.

Design,
development
and
maintenance 
standards for 
off-street 
parking areas 
(92.100)

Compact parking 
could be allowed to 
help facilitate 
downtown infill and 
redevelopment.

Consider providing a standard for angled “compact parking 
spaces” (e.g., up to 50% of all required parking spaces may be 
8Y2 feet by 18 feet).

Handicapped
parking
(92.110)

No conflict.

Home Occupations, Section 104

Potential conflict. If single family dwellings are allowed with a commercial uses 
in the downtown (Section 52.020), the home occupation 
standards should not apply. The existing standards in 
Section 104 are not appropriate for downtown mixed use 
development.

Rear Lot Development, Section 112

Potential incentive for 
infill and 
redevelopment.

Consider extending the rear lot development option to 
properties downtown. This option may provide an incentive 
for infill and redevelopment with housing “above” or 
“behind” a commercial use (i.e., when mixed use development 
on the same parcel is not otherwise feasible).
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City of Brookings Downtown Code Project 
Land Development Code Audit (continued)

Code Section Consistency with 
Objectives

Code-Amendment Concepts

Non-conforming Uses, Section 120

Change of 
nonconforming 
use 120.020

Potential incentive for 
infill and 
redevelopment.

Consider streamlining the process for conversion of single 
family houses to mixed residential-commercial use. Permit 
this change outright through site plan review, rather than 
through the conditional use process.

Provisions Applying to Special Uses, Section 124

Bed and 
breakfast 
facilities 
(124.140)

Potential incentive for
tourism-oriented
development.

Allowing some small-scale lodging downtown, such as bed 
and breakfast type inns, may help to stimulate 
redevelopment. See response to Section 52.020.

Special Setback Provisions on Certain Streets, Section 128 [Reserved]

Potential conflict. This section is reserved for future designation of streets. A 
special setback applied to any of the downtown streets could 
substantially impact redevelopment.

Interpretations and Exceptions, Section 132

Access
(132.060)

See Rear Lot 
Development, Section 
112.

If authorized for the downtown, the rear lot development 
option would allow residential lots without street frontage, 
when accessed by an approved private lane or alley.

Vacations, Section 152

No conflict. Vacations should be discouraged where street connectivity 
and alley-ways are desired downtown. Alleys are useful for 
aligning utilities and providing access to parking lots at the 
rear or side of buildings.

Public Facilities Improvements Standards and Criteria, Section 172

No conflict. Deferral of improvements is allowed with LID agreement.

Land Divisions, Section 176

Provide incentive for 
infill and 
redevelopment by 
streamlining 
procedures.

Consider allowing administrative-staff review of partitions 
and lot fine adjustments in the downtown instead of a public 
hearing. Alternatively, an application could be referred to 

| the Planning Commission upon request by the Planning 
Director or applicant.
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Jan u a ry ,  1998 EXCERPT FROM CITY OF PORTLAND COMMUNITY DESIGN GUIDELINES

Community Design Guidelines

Blending into the Neighborhood

Background

It is to Portland's advantage to accom­
modate growth in a manner that has the 
least negative impact on its existing 
neighborhoods. The compatibility of 
new buildings may be enhanced by 
incorporating building and site details 
common in the neighborhood. Success­
ful project design may also relate to the 
surrounding buildings in terms of scale, 
color, window proportions, and facade 
articulation.

Large buildings can be designed to 
reduce negative impacts on the neigh­
borhood by orienting w indows away 
from the private areas of nearby houses, 
stepping back building bulk from 
property lines to allow more sunlight to 
surrounding lots, and using building 
forms and materials that respect the 
character of the surrounding area. Site 
design considerations, such as screening 
and landscaping, can also help these 
developments blend into the neighbor­
hood.

Guideline D7:
Reduce the im pact o f new development on 
established neighborhoods by incorporating 
elements o f nearby, quality buildings such as 
building details, massing, proportions, and 
materials.

105



Project Design Guidelines

This guideline m ay be accom plished by:

A. Incorporating elements and details 
found in nearby structures. The tower 
on the corner unit of the Dawson Park 
Rowhouses reflects the tower of the 
church down the street.

▼

B. Divide large wall areas into distinct 
smaller planes that are more in keeping 
with the scale of surrounding develop­
ment. The facade of these attached 
houses is broken up by setting back a 
portion of the building.
▼
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Blending into the Neighborhood

This guideline m ay be accom plished by:

C. Renovating and constructing new 
commercial buildings that serve the 
surrounding residential neighborhood 
with strong pedestrian connections. 
Sidewalks connect this commercial area 
with the adjacent neighborhood.
▼

D. Creating buildings that follow the 
topography of the site. This housing 
development is close to the ground and 
steps up the slope. When buildings are 
set on stilts, make efforts to reduce their 
impact on the surrounding area.
T
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Project Design Guidelines

This guideline m ay be accom plished by:

E. Encouraging infill to complement the 
scale and proportions of surrounding 
buildings. This new single-dwelling 
house has the same scale as the older 
house to the left.

F. Using plant materials to soften the 
impact of new development. As plant 
materials mature, they help newer 
houses and buildings blend into estab­
lished neighborhoods.
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Blending into the Neighborhood

This guideline m ay  be accom plished by:

G. Incorporating architectural details 
found in nearby structures. These new 
attached houses in Irvington have many 
details common in the neighborhood: 
large porch columns, decorative brack­
ets, multi-paned vertical windows and 
narrow horizontal siding.

H. Designing detached structures that 
reflect the design of the primary struc­
ture. This detached garage has the same 
exterior finish materials as the main 
house.
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EXCERPT FROM CITY OF ASHLAND SITE, DESIGN AND USE STANDARDS

C. H istoric D istrict De sig n  S tandards

In addition to  the standards found in Section II, the following standards will be used by 
the Planning and Historic Commissions for new development and renovation of existing 
structures wrthin the Historic District:

RECOMMENDED AVOID
HEIGHT

IV-C-1) C onstruct buildings to  a  height o f  
existing buildings from the h istoric  
period on and across the s treet.

Avoid construction th a t g rea tly  varies in 
height ( too  high o r too  low) from older 
buildings in the vicinity.

SCALE
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iV-C-2) Relate the size and proportions o f  Avoid buildings th a t  in height, width, o r
new s truc tu re s  to  the scale o f  massing, violate the existing scale o f  the
adjacent buildings. area
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MASSING

RECOMMENDED AVOID

o ' b

tV-C-3) Break up uninteresting boxlike
form s in to  smaller, varied masses 
which are common on m ost 
buildings from the historic period.

Avoid single, monolithic forms th a t  are not 
relieved by variations in massing.

SETBACK.

IV-C-4) Maintain the h is toric  facade lines o f Avoid violating the existing setback p a tte rn  by
streetscapes by locating fron t walls placing new buildings in fro n t o r behind the
o f  new buildings in the same plane as h is toric  facade line,
the facades o f  adjacent buildings.



RECOMMENDED AVOID

ROOF SHAPES

iV-C-5) Relate the new ro o f forms o f  the
building to  those found in the area.

Avoid introducing ro o f shapes, pitches, o r  
m aterials no t trad itionally  used in the area.

RHYTHM OF OPENINGS

iV-C-6) Respect the a lte rna tion  o f  wall areas 
with door and window elements in the  
facade. A lso  consider the w id th-to- 
height ra tio  o f  bays in the facade.

Avoid introducing incompatible facade p a tte rn s  
th a t  upset the rhythm  o f  openings established  
by the surrounding structures.



PLATFORMS

RECOMMENDED AVOID

IV-C-7) The use o f  a raised p la tfo rm  is a 
tra d ition a l s iting characteristic o f  
m ost o f  the older buildings in Ashland.

Avoid bringing the walls o f  buildings s tra ig h t 
ou t o f  the ground w ithout a sense o f  platform.

DIRECTIONAL EXPRESSION

IV-C-3) Relate the vertical, horizontal o r  
nondirectionai facade character o f  
new buildings to  the predominant 
directional expression o f  nearby 
buildings.

Avoid horizontal o r vertica l facade expressions 
unless they are compatible w ith the character 
o f  s truc tu res  in the immediate area.



RECOMMENDED AVOID

SENSE OF ENTRY

IV-C-9) A rticu la te  the  main entrances to  the  
building w ith covered porches,porticos, 
and o th e r pronounced arch itectura l 
forms.

Avoid facades w ith no s trong  sense o f  entry.

IMITATIONS

IV-C-10) Utilize accurate resto ra tion  of, o r  
visually compatible additions to, 
existing buildings. For new 
construction, trad itiona l archi­
tec tu re  th a t  well represents ou r own 
time, y e t enhances the nature and 
character o f  the h is to ric  d is tr ic t  
should be used.

Avoid replicating o r im ita ting  the  styles, 
m otifs, o r  details o f  older periods. Such 
a tte m p ts  are rarely successful and, even i f  well 
done well, present a confusing p ic ture  o f  the  
true character o f  the h istorica l area.



D. Sample Zone District fo r  Infill/Redevelopment Area



TOLMAN CREEK ROAD
N E I G H B O R H O O D  P L A N

SAMPLE ZONE DISTRICT FOR INFILL/REDEVELOPMENT AREA



EXCERPTS FROM TOLMAN CR RD NEIGHBORHOOD PLAN

P u rp o se  o f  th e  P la n

The Land TJse P lan  is one of the three integrated layers of the overall growth 
vision for the neighborhood. I t  will establish a base zone district for Tolman 
Creek Road Neighborhood P lan area. The base zone will be fu rth er defined by 
five “overlay” zone designations (Figure 5).

The in ten t of the proposed zoning is to:
• M aintain the residential character of areas w ith low redevelopm ent potential
• Guide development in  areas w ithin the neighborhood w ith high 

redevelopment potential toward transit-supportive and trad itional 
neighborhood design

• Provide a neighborhood park  focused on the H am ilton Creek Greenway
• Provide appropriate land use and transportation linkages to the residential 

area w est of the neighborhood and the future employment area  east of the 
neighborhood

C h a p te r  18.

TOLMAN CREEK  ROAD (TCR) N EIG H B O R H O O D
(ORD _  _ J

Sections:
18. .010 Purpose.
18. .020 G eneral Regulations.
18. .030 Single-Family Residential (TCR-R5) Overlay.
18. .040 M ultiple-Family Residential (TCR-MD) Overlay.
18. .050 Mixed-Use Residential (TCR-MUR) Overlay.
18. .060 Mixed-Use Employment (TCR-MUE) Overlay.
18. .070 Open Space and Greenway (TCR-OG) Overlay.
18. .080 Development Review Procedures.

18. .010 P u rp o se . This district is designed to im plem ent the Tolman Creek 
Neighborhood Plan. The plan is a blueprint for promoting a variety  of housing 
types, mixed-use developments, neighborhood oriented businesses and 
community services in  a m anner which enhances property values, completes 
transportation  connections, and preserves open spaces and significant n a tu ra l 
features.

18. .020 G e n e ra l R eg u la tio n s .
A. C o n fo rm an ce  w ith  T o lm an  C reek  R o ad  N e ig h b o rh o o d  P la n .

All land use and development, including buildings, drives, parking areas, 
landscaping, streets, alleys, greenways, and pedestrian/bicycle access 
ways, shall be located and developed in accordance w ith  the Tolman 
Creek Road Neighborhood Plan (“Neighborhood P lan”).
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Land Use Plan

Proposed Zoning Figure 5



B. C onform ance w ith  A shland S treet S tandards H andbook.
All development shall comply w ith the s treet design, layout and 
connectivity standards of the Ashland S treet S tandards Handbook, 
except as modified by this Chapter.

C. C onform ance w ith  A shland Land U se O rdinance.
All land  use and development, including buildings, drives, park ing  areas, 
landscaping, streets, alleys, greenways, and pedestrian/bicycle access 
ways, shall be located and developed in accordance w ith  the following 
provisions of the Ashland Land Use Ordinance, as applicable, except as

Land Use Plan
Continued

modified by th is Chapter:
1. 18.62 - Physical and Environm ental Constraints.
2. 18.68 - G eneral Regulations.
3. 18.70 - Solar Access.
4. 18.72 - Site, Design and Use Standards.
5. 18.76 - Partitions.
6. 18.80 - Subdivisions.
7. 18.82 - S treet and Greenway Dedications.
8. 18.84 - M anufactured Housing Developments.
9. 18.88 - Performance Standards Options.
10. 18.92 - Off-Street Parking.
11. 18.94 - Home Occupations.
12. 18.96 - Sign Regulations.
14. 18.100 - Variances.
15. 18.104 - Conditional Use Perm its.
16. 18.108 - Procedures.
17. 18.112 - Enforcement.

D. C onform ance w ith  TCR D istr ict gu id elin es and standards.
The following development guidelines and standards apply throughout 
the TCR D istrict (i.e„ TCR-R5, TCR-MD, TCR-MUR, TCR-MUE, TCR- 
OG):

1. A ccess. New developments abutting Tolman Creek Road or Siskiyou 
Boulevard shall receive access and egress for motor vehicles to and 
from an alley or a neighborhood street. Direct and convenient 
pedestrian  access shall be provided from street sidewalks to all 
buildings.

T o l m a n  C r e e k  R o a d  N e i g h b o r h o o d  P l a n
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2. S treets, a lle y s  a n d  ga tew ays. New developments shall provide 
streets, alleys, traffic calming, and pedestrian/bicycle accessway 
improvements in  conformance w ith the Ashland S tree t Design 
Handbook, and the transportation and streetscape elem ent of the 
TCR Neighborhood Plan. The following criteria shall apply to specific 
improvements, as designated by the Neighborhood Plan:
a. “Avenue” improvements to Tolman Creek Road. New development 

abutting Tolm an Creek Road shall provide s tree t improvements 
th a t conform to standards for a two-lane Avenue. The street cross- 
section shall provide on-street parking (east side of street) in  the 
TCR-MD and TCR-MUR districts. Sidewalks along commercial 
and mixed use building fronts shall be a minim um  of 12 feet wide 
w ith four (4) foot sidewalk cut-outs for street trees. Traffic 
calming devices shall be located as illu stra ted  on the 
Neighborhood Plan, and may be installed  e ither in  conjunction 
w ith private development or as p a rt of a public capital 
im provem ent project.

b. Gateway intersections. The intersections of Tolman Creek Road 
w ith  Siskiyou Boulevard and Mistletoe Road shall be improved to 
provide a visual sense of entry into the neighborhood. At a 
minimum, these intersections shall provide the following gateway 
and pedestrian  improvements:
(1) Curb extensions to shorten pedestrian  crossing distances and 

slow vehicle traffic;
(2) Textured crosswalks, installed either in  conjunction w ith 

private development or as p a rt of a public capital improvement 
project.

c. Sidewalks along commercial and mixed use building fronts shall 
be a minim um  of 12 feet wide, w ith four (4) foot cut-outs for street 
as generally shown on the TCR Neighborhood Plan, transportation  
and streetscape element.

d. M istletoe Road. New development abutting M istletoe Road shall 
provide s treet improvements th a t conform to standards for a two- 
lane Avenue.

e. Residential s treets  and alleys. As applicable, new development 
shall dedicate right-of-way, and m ake street improvements, in 
conformance w ith following standards for residential streets and 
alleys:
(1) Intersection spacing. Intersections of residential streets w ith 

avenues shall be spaced not more th an  400 feet apart. New 
development shall be required to provide s tree t connections to 
m eet this standard, as applicable;

(2) Intersection alignment. New intersections shall be aligned 
w ith existing residential s treet intersections to the extent

14
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Land Use Plan
Continued

practicable, as shown on the Neighborhood P lan  transportation 
and streetscape element;

(3) Clay S tree t extension. At least one residen tia l s treet 
connection shall be provided between Clay S tree t and Tolman 
Creek Road;

(4) Secondary north-south connection. A continuous vehicle and 
pedestrian  connection shall be provided betw een Eagle Creek 
Lane and  development in the northerly TCR-MUR district;

(5) Diane S tree t pedestrian corridor. Diane S tree t shall be 
extended east from Tolman Creek Road to Tolm an P a rk  to 
provide a continuous pedestrian corridor and  linkage to the 
open space/greenway area and tran s it service along Tolman 
Creek Road. The design s tandard  shall be a residential street.

(6) Modification to standards. As applicable, a  change in  the street 
layout th a t requires a local street, alley, easem ent, 
pedestrian/bicycle accessway or u tility  to be shifted more than  
50 feet in  any direction, shall require a M inor or Major 
Am endm ent to the Neighborhood Plan, in  accordance w ith 
Subsection E, below.

3. P ed estr ia n /b icyc le  system . New development shall dedicate right-of- 
way and insta ll pedestrian/bicycle im provem ents a t the following 
locations as applicable, in  conformance w ith the Neighborhood Plan 
transporta tion  and streetscape element:
a. Jacauelvn S treet - North. Connect Jacquelyn S tree t to the City 

bikeway along the Union Pacific Railroad right-of-way.
b. Tolman Creek Road - East. Connect Tolman Creek Road to the 

greenway and the mixed use employment area  (TCR-MUE) on the 
east side of Ham ilton Creek, including a pedestrian  foot bridge 
over H am ilton Creek. The foot bridge may be constructed in 
conjunction w ith private development, or as p a r t of a public 
capital improvement project.

c. Greenwav and Park - North. Connect the m edium  density 
residential area (TCR-MD) and the mixed use residential area 
(TCR-MUR) east of Tolman Creek Road to the  greenway and park.

d. Bicycle lanes. Upgrading of existing streets  shall include striped 
bicycle lanes on Tolman Creek Road, M istletoe Road, and Siskiyou 
Boulevard.

e. Modification to standards. As applicable, a change in the street 
layout th a t requires a local street, alley, easem ent,

T o l m a n  C r e e k  R o a d  N e i g h b o r h o o d  P l a n
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pedestrian/bicycle accessway or utility to be shifted more than  50 
feet in  any direction, shall require a Minor or M ajor Am endm ent 
to the Neighborhood Plan, in accordance w ith Subsection E, below.

16
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4. G reen w ay a n d  p a r k .  All development abutting the Tolman 
Park/H am ilton Creek (OG) area shall contribute to the  completion of 
the  park, based on the proportional im pact of development on park  
and  open space needs. P ark  land dedication may be provided in  lieu 
of pa rk  system development charges for residential development. 
Dedication of the floodplain and “OG” lands shall satisfy th is 
standard . Trail construction may occur in  conjunction w ith private 
development, or as p a rt of a public capital im provem ent project.

5. T ra n s it fa c ilitie s . Bus stops shall be located along Tolm an Creek 
Road a t or near the intersections w ith M istletoe Road, Diane Street, 
and  Siskiyou Boulevard. At a m in im um each stop location shall 
provide a shelter, bench, tra sh  receptacle, and w aiting area th a t 
conforms to design guidelines developed by the City of Ashland. 
Shelter design should m aintain a six (6) foot wide m inim um  
pedestrian  through space for the sidewalk and minimize conflicts 
betw een bus patrons and other sidewalk users. T ransit stops may be 
installed  in  conjunction w ith private development, or as p a rt of a 
public capital improvement project.

6. M in im u m  res id en tia l density. Proposals resulting in  the creation 
of additional parcels or lots, or greater th an  three dwelling units on a 
single parcel or lot, shall provide for residential densities between 75 
to 110 percent of the base density for a given overlay zone. (See 
Section 18. .30 through 18. .60.)

7. O verla y  zon e d is tr ic t  s ta n d a rd s. The overlay zone district
standards, as provided in Sections 18. .30 through 18. .070, shall
apply to all development.

r 8. D evelopm en t review  procedu res. The development review 
procedures, as provided in Section 18.108, shall apply to all 
development, except as modified by this Chapter. All applications 
involving the creation of three or more lots shall be processed under 
the Performance Standards Option in chapter 18.88.

E. M ajo r a n d  m in o r  a m en d m en ts  to  T o lm an  C re e k  R o ad
N e ig h b o rh o o d  P lan . Major and minor am endm ents to the p lan shall
comply w ith the following procedures and standards:

T o l m a n  C r e e k  R o a d  N e i g h b o r h o o d  P l a n



1. M ajor a n d  M in or A m endm ents D efined .
a. M ajor am endm ents are those which resu lt in  any of the following:

(1) A change in  land use.
(2) A change in  the street layout p lan  th a t requires a s tree t to be 

elim inated or to be located in such a m anner as to not be 
consistent w ith  the neighborhood plan.

(3) A change in the standards and procedures contained in  this 
Chapter.

(4) A change in planned residential density.
(5) A change not specifically listed  under the m ajor and minor 

am endm ent definitions.
b. M inor am endm ents are those which resu lt in  any of the following:

(1) Changes related to street trees, s tree t furniture, fencing, or 
signage.

(2) A change in the street layout th a t  requires a local street, alley, 
easement, pedestrian/bicycle accessway or u tility  to be shifted 
more th an  50 feet in  any direction, as long as the change 
m aintains the connectivity established by the  neighborhood 
plan.

2. M ajor A m en dm en t Type I I  P rocedu re . A  major am endm ent to the 
neighborhood plan shall be processed as a  Type II planning action 
concurrently w ith  a specific development proposal. In  addition to 
complying with the standards of th is section, findings m ust 
dem onstrate that:
a. The proposed modification m aintains the transporta tion  

connections established by the neighborhood plan. Connections 
shall include vehicular, pedestrian, and bicycle connections;

b. The proposed modification furthers the design and access concepts 
advocated by the neighborhood plan, including bu t not lim ited to: 
pedestrian access, bicycle access, development of the greenway 
tra il system, an emphasis on vehicular access from alleys or 
residential streets (i.e., as opposed to Avenues and Boulevards), 
and a de-emphasis on garages as a residential architectural 
feature;

c. The proposed modification will not adversely affect the purpose, 
objectives, or functioning of the Neighborhood Plan; and

d. The proposed modification is necessary to ad just to physical 
constraints evident on the property, or to protect significant 
na tu ra l features such as trees, rock outcroppings, wetlands,

Land Use Plan
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greenways, etc., or to adjust to existing property lines between 
project boundaries.

3. M in or A m en dm en t Type I  P rocedure. A m inor am endm ent to the 
neighborhood plan may be approved as a  Type I planning action 
concurrently w ith a specific development proposal. The request for a 
minor am endm ent shall include findings th a t  dem onstrate th a t the 
change will not adversely affect the purpose, objectives, or functioning 
of the neighborhood plan.

18. .030 S in g le-F am ily  R es id en tia l (TCR-R5) O v e rlay .

A. P e rm it te d  u ses . All of the land uses perm itted  ou trigh t in  the R5 
district are perm itted outright by the TCR-R5 overlay, subject to the
provisions of Section 18. .020, and the use s tandards in  chapter 18.20.
In addition, accessory residential units are perm itted  outright, subject to 
the Type I procedure and standards, and the following additional criteria:
1. The proposal m ust conform w ith the overall m axim um  lot coverage 

and setback requirem ents of the zone.
2. The maximum number of dwelling units shall not exceed 2 per lot.
3. The maximum gross habitable floor area (GHFA) of the accessory 

residential structure shall not exceed 50% of the GHFA of the prim ary 
residence on the lot, and shall not exceed 1,000 sq. ft. GHFA.

4. Additional parking shall be in conformance w ith  the off-street 
Parking provisions for single-family dwellings of th is  Title.

B. C o n d itio n a l u ses. All of the land uses perm itted  as conditional uses in 
the R5 d istrict are perm itted as conditional uses in  the TCR-R5 overlay, 
w ith the exception th a t accessory residential u n its  are perm itted 
outright. (See subsection A  above.)

C. L o t s ta n d a rd s . There is no minimum standard  for lot size, lot width, 
and lot dept. Land divisions shall be reviewed to ensure th a t new 
buildings lots can meet the standards provided by th is chapter for 
density, lot coverage, and setbacks.

D. S ta n d a rd  y a rd  a reas .
1. Front yards. Front yards shall be a m inim um  of 15 feet excluding 

garages. Unenclosed porches shall be perm itted  w ith  a minimum 
setback of eight (8) feet or the width of any existing public utility 
easem ent, whichever is greater, from the front property fine. All 
garages accessed from the front shall have a  m inim um  setback of 20 
feet from the front property line;

2. Side vard. Side yards shall be a minimum of six feet, except th a t zero- 
lot line single family developments shall be allowed when they do not
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abut an  existing non-zero lot line development and  they  provide 
access and m aintenance easements for adjoining lots, as applicable. 
The side yard  of a corner lot abutting a public s tree t shall have a 10- 
foot setback; and

3. R ear yard. R ear yards shall be a minim um  of 10 feet, plus 10 feet for 
each story in  excess of one story. In addition, the setbacks m ust 
comply w ith  Chapter 18.70 which provides for Solar Access.

E. M ax im u m  b u ild in g  h e ig h t. No structure shall be over 35 feet or two 
and one-half (2 V2) stories in height, whichever is less.

F. M ax im u m  lo t  co v erag e . Maximum lot coverage shall be 60 percent.

G. R e s id e n tia l  d e n s ity . The base residential density shall be six (6) units 
per acre. Proposals resulting in the creation of th ree  (3) or more 
additional parcels or lots shall provide for residential densities between 
75 to 110 percent of the base density.

H. B u ild in g  d e sig n . Single family dwellings, accessory dwellings and 
duplexes shall conform to the neighborhood p lan  design guidelines 
(Figure 11) and a t least two of the following design features to provide 
visual relief along the front of the residence:

a. Dormers
b. Gables
c. Recessed entries
d. Covered porch entries
e. Cupolas
f. P illars or posts
g- Bay window (minimum 12-inch projection)
h. Eaves (minimum 6-inch projection)
i. Off-sets in building face or roof (minimum 16 inches)

18. .040 M u ltip le -F am ily  R e s id e n tia l (TCR-MD) O v erlay .
A. P e rm i t te d  u ses . All of the land uses perm itted  outright in  the R2 

d istrict are perm itted  outright by the TCR-MD overlay, subject to the 
provisions of Section 18. .020, and the use s tandards in  chapter 18.24.

B. C o n d itio n a l u ses . Not applicable.

T o l m a n  C r e e k  R o a d  N e i g h b o r h o o d  P l a n
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C. L o t s ta n d a rd s . There is no minimum standard  for lot size, lot width, 
and lot dept. Land divisions shall be reviewed to ensure th a t new 
buildings lots can m eet the standards provided by th is chapter for 
density, lot coverage, and setbacks.

D. S ta n d a rd  y a rd  a re a s .
1. F ron t yards. Front yards shall be a minim um  of 15 feet excluding 

garages. Unenclosed porches shall be perm itted  w ith  a minimum 
setback of eight (8) feet or the w idth of any existing public utility 
easem ent, whichever is greater, from the front property line. Garages 
shall not be accessed from an Avenue or a Boulevard. All garages 
accessed from a residential s treet shall have a m inim um  setback of 20 
feet from the front property line;

2. Side yard. Side yards shall be a minimum of six (6) feet, except for 
attached  single family housing (zero setback allowed) w hen developed 
in  groups of six or fewer contiguous dwelling units. The side yard of a 
corner lot abutting a public street shall have a  10-foot setback;

3. R ear yard. Rear yards shall be a minimum of 10 feet, plus ten  feet for 
each story in excess of one story. In addition, the setbacks m ust 
comply w ith Chapter 18.70 which provides for Solar Access.

E. S p e c ia l y a rd s  - d is ta n c e  b e tw e e n  b u ild in g s .
1. The distance between any principal building and accessory building 

shall be a minimum of 10 feet.
2. An inner court providing pedestrian access to a double-row dwelling 

group shall be a minimum of 20 feet wide.
3. The distance between principal buildings shall be a t least one-half 04) 

the sum  of the height of both buildings; provided, however, th a t in no 
case shall the distance be less th a n l2  feet. This requirem ent shall 
also apply to portions of the same buildings separated  from each other 
by a court or other open space.

F. M ax im u m  h e ig h t. No structure shall be over 35 feet or two and one- 
ha lf (2M-) stories in height, whichever is less.

G. M ax im u m  co v erage . Maximum lot coverage shall be 80 percent.

H. O u td o o r  re c re a t io n  space . At least eight (8) percent of the lot area 
shall be dedicated to outdoor recreational space and shall be p a rt of the 
overall landscaping requirem ents.

I. R e s id e n tia l  d en sity . The base density shall be 13.5 units per acre. 
Proposals of three (3)or more dwelling units on a single parcel or lot shall 
provide for residential densities between 75 to 110 percent of the base 
density. Density bonuses shall be allowed subject to the criteria contained
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in  C hapter 18.24.040(A)(2), Low Density M ultiple Fam ily Residential 
D istrict, and Chapter 18.88, Performance S tandards Options.

J . B u ild in g  d esig n . All new development shall conform to the design 
guidelines of the neighborhood plan (Figures 8, 9, and 10), and following 
building design guidelines and standards:
1. Buildings shall not be more than  125 feet in  length, as m easured from 

end-wall to end-wall, and shall not exceed six (6) a ttached  single 
fam ily dwellings;

2. Building articulation shah be required by providing offsets, 
projections, and/or recessed entries (as defined in  Subsection 3.i, 
below), a t a minimum, every 30 feet; and

3. Buildings shall utilize at least three (3) of the following design 
featu res to provide visual relief along all elevations of the building:
a. Dormers
b. Gables
c. Recessed entries
d. Covered porch entries
e. Cupolas
f. P illars or posts
g- Bay window (minimum 12-inch projection)
h. Eaves (minimum 6-inch projection)
i. Off-sets in  building face or roof (minimum 16-inch)
j- Repetitive windows w ith minimum 4-inch trim .

18. .050 M ixed-U se R e s id e n tia l (TCR-MUR) O v erlay .
A. P e r m i t te d  u ses. All of the land uses perm itted  outright in  the TCR-MD 

distric t are perm itted outright by the TCR-MUR district, subject to the 
provisions of Section 18. .020 and the use s tandards in  chapter 18.24.

B. S p e c ia l  u ses . The uses listed in subsections 1-7, below and their 
accessory uses are perm itted subject to the requirem ent th a t no 
individual use, or tenant within a m ultiple-tenant building, shall exceed 
2,500 square feet (gross); and the use is p a rt of a “mixed use 
developm ent”. This standard is met by mixing uses “vertically” — 
m eaning th a t a  residential use is developed above the commercial use 
(i.e., ground floor retail/office with upper-story apartm ents, townhomes, 
or condominiums), or by mixing uses “horizontally”— m eaning 
commercial and residential uses both occupy ground floor space. When 
m ixing uses horizontally, the ground-floor space occupied by commercial
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uses, a t buildout, shall not exceed 50 percent of the to ta l lot area. (This 
condition is required to conserve residentially-designated land  for needed 
housing, in  conformance w ith the Comprehensive Plan.) B ased on the 
foregoing conditions, the following uses are perm itted:
1. Professional, financial, business and medical offices, and  personal 

service establishm ents such as beauty and barber shops, launderette, 
and clothes and laundry  pick-up stations; drive-up/through facilities 
excluded.

2. Neighborhood shops and stores, such as a neighborhood m arket, take­
out delicatessen, new sstand, artists supply store, garden shop/florist, 
and sim ilar uses; drive-up/through facilities excluded.

3. R estaurants; drive-up/through facilities excluded.
4. M anufacture or assembly of item s sold in a perm itted  use, provided 

such m anufacturing or assembly occupies 600 square feet or less, and 
is contiguous to the perm itted  retail outlet.

5. Printing, publishing, lithography, xerography, copy centers; drive- 
up/through facilities excluded.

6. Temporary tree sales, from November 1 to January  1.
7. Uses sim ilar to those listed above, in subsections 1-6.

The land  division procedure shall not be used to subvert the “50 percent 
residential” requirem ent for horizontal mixed use, as described above.

C. C o n d itio n a l u ses . The following uses and their accessory uses are 
perm itted  w hen authorized in  accordance w ith Conditional Use Perm it 
s tandards and procedures:
1. Temporary uses not otherwise fisted in “B”, above.
2. Outdoor storage of commodities associated w ith a perm itted, special 

perm itted  or conditional use.

D. L o t s ta n d a rd s . There is no minimum standard  for lot size, lot width, 
and lot depth. Land divisions shall be reviewed to ensure th a t new 
buildings lots can meet the standards provided by th is chapter for 
density, lot coverage, and  setbacks.

E. S ta n d a rd  y a rd  a re a s .
1. F ront yards. There is no minimum front yard  s tandard  for commercial 

and mixed use buildings. The front yard for residential buildings
shall be the same as for the TCR-MD D istrict (18 .040(D)C1). All
buildings shall have the ir prim ary entrance(s) oriented to a street. 
Mixed use and commercial buildings shall be oriented only to an 
Avenue or Boulevard. The maximum setback for commercial and 
mixed use buildings shall be 10 feet (i.e., a minim um  of 50% of the 
building elevation m ust be w ithin 10 feet of the front property fine). 
Drives, parking areas, and other vehicular circulation shall be
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Land Use Plan
Continued,

prohibited between buildings and streets used to comply w ith this 
standard . An exception to the maximum setback s tan d ard  may be 
g ran ted  through a Type 1 procedure w hen public space is provided 
betw een the building and sidewalk, in  conformance w ith  the City of 
A shland Site, Use and Design Standards. D irect vehicular access 
shall not be provided through a front yard  from an  Avenue or a 
Boulevard. All garages accessed from a residen tial s tree t shall have a 
m inim um  setback of 20 feet from the front property  line;

2. Side yard. No side yard is required, except th a t  a  corner lot abutting 
a public s tree t shall have a 10-foot setback;

3. R ear yard. No rear yard is required, except th a t  setbacks m ust 
comply w ith  C hapter 18.70 which provides for Solar Access.

E. S p e c ia l y a rd s  - d is ta n c e  b e tw een  b u ild in g s .
1. The distance between any principal building and accessory building 

shall be a  minimum of 10 feet.
2. An inner court providing pedestrian access to a double-row dwelling 

group shall be a minimum of 20 feet.
3. The distance between principal buildings (i.e., w hen detached) shall 

be a t leas t one-half 04) the sum of the height of both buildings; 
provided, however, th a t in no case shall the  distance be less than  12 
feet. This requirem ent shall also apply to portions of the same 
buildings separated from each other by a court or o ther open space.

F. M ax im u m  h e ig h t. No structure shall be g reater th a n  35 feet, or two 
and  one-half (214) stories in height, whichever is less.

G. M ax im u m  co v erag e . Maximum lot coverage shall be 80 percent.

H. P u b lic  sp ac e . Public space requirem ents shall comply w ith the City’s 
Site, Use, and  Design Standards.

I. R e s id e n tia l  d e n s ity . The base density shall be 20 un its  per acre. 
Proposals of three or more dwelling units on a single parcel or lot shall 
provide for residential densities between 75 to 110 percent of the base 
density. D ensity bonuses shall be subject to the criteria  contained in 
C hapter 18.88, Performance Standards Options.
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J . B u ild in g  d esig n . New development shall conform to the design
guidelines contained in the neighborhood plan (Figures 7, 8, 9, and 10), 
and the following guidelines and standards:
1. Building mass. Buildings shall not be more than  125 feet in  length, as 

m easured from end-wall to end-wall;
2. Articulation. Building articulation shall be required by providing 

offsets, projections, and/or recessed entries (as defined in subsection 
3.i, below), a t a minimum, every 30 feet;

3. Storefront character. Commercial and mixed use buildings shall 
express a “storefront character”. This guideline is m et by providing all 
of the  following architectural features along the front building 
elevation (i.e., facing the street), as applicable:
a. Corner building entrances on corner lots. Alternatively, a building 

entrance may be located away from the corner w hen the building 
corner is beveled or incorporates other detailing to reduce the 
angular appearance of the building a t the street corner.

b. Regularly spaced and sim ilar-shaped windows w ith window hoods 
or trim  (all building stories).

c. Large display windows on the ground-floor. Display windows 
shall be framed by bulkheads, piers and a storefront cornice (e.g., 
separates ground-floor from second story).

d. Eaves provided w ith pitched roof.

4. Pedestrian  amenities. All commercial and mixed use developments 
shall provide two or more pedestrian  am enities from the  following list 
of options. Pedestrian am enities may be provided w ithin  the setback, 
or w ithin sidewalk public right-of-way w hen approved by the City and 
ODOT (Siskiyou Boulevard), as applicable.
a. A plaza, courtyard, square or extra-wide sidewalk next to the 

building entrance;
b. S itting space on benches or ledges between the building entrance 

and sidewalk (minimum of 16 inches in  height and 30 inches in 
width);

c. Building canopy, awning, pergola, or sim ilar w eather protection 
(minimum projection of four (4) feet over a sidewalk or other 
pedestrian  space).

d. Public a r t which incorporates seating (e.g., fountain, sculpture, 
etc.).

e. T ransit amenity, such as bus shelter or pullout, in  accordance 
w ith  the City’s Transportation Plan and guidelines established by 
the Rogue Valley Transportation District.

f. O ther public space options, as provided by the Site, Use, and 
Design Standards.
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Land Use Plan
Continued

5. Residential design. All residential buildings shall comply w ith the 
building design guidelines and standards of the  TCR-MD district 
contained in  section 18. .040(H).

18. .060 M ixed-U se Em ploym ent (TCR-MUEl O verlay.
A. P e r m i t te d  u ses . The following uses are perm itted  outright in  the TCR-

MUE district, subject to the provisions of Section 18. .020, and the use
standards below:
1. Professional, financial, and business and m edical offices, and 

personal service establishments.
2. Stores, shops and offices supplying commodities or perform ing 

services, except th a t retail uses shall be lim ited to no greater than  
20,000 sq. ft. of gross leasable floor space per lot.

3. R estauran ts.
4. Electrical, furniture, plumbing shop, printing, publishing, 

lithography or upholstery.
5. Light manufacturing, assembly, fabricating, or packaging of products 

from previously prepared m aterials, such as cloth, plastic, wood (not 
including saw, planing, or lumber mills or molding plants), paper, 
cotton, precious or semi-precious m etals or stone.

6. M anufacture of electric, electronic, or optical in strum ents  and 
devices.

7. A dm inistrative or research establishm ents.
8. M otion picture, television, or radio broadcasting studios operating a t 

an  established or fixed location.
9. K ennels and veterinary clinics, w ith all anim als housed w ithin 

structures.
10. B akeries
11. M anufacture of pharmaceutical and sim ilar items.

B. S p e c ia l  u se s . The following uses are perm itted, subject to the provisions 
of Section 18. .020, and the standards specified for each use:

1. R esidential uses.
a. At least 40% of the total gross floor a rea  of the  ground floor shall 

be designated for perm itted or special perm itted  uses, excluding 
residential.

b. R esidential densities shall not exceed 15 dwelling units per acre.

T o l m a n  C r e e k  R o a d  N e i g h b o r h o o d  P l a n

H:\PROJECT\9200\9216\Report\text.062299.wpd

25
otak



c. Residential uses shall be subject to the same setback, landscaping, 
and design standards as for perm itted uses in  the TCR-MD 
District.

2. Wholesale storage and distribution establishm ents, provided no 
deliveries or shipm ents shall be made from 9:00 pm to 7:00 am.

C. C o n d itio n a l u ses. The following uses and th e ir accessory uses are 
perm itted  w hen authorized in accordance w ith  Conditional Use Perm it 
s tandards and procedures:
1. Tem porary uses.
2. Outdoor storage of commodities associated w ith a perm itted, special 

perm itted  or conditional use.
3. P rivate college, trade school, technical school, or sim ilar school.
4. Churches and sim ilar religious institutions.

D. L o t s ta n d a rd s . There is no minimum standard  for lot size, lot width, 
and lot depth. Land divisions shall be reviewed to ensure th a t new 
buildings lots can m eet the standards provided by th is chapter for 
density, lot coverage, and setbacks.

E. S ta n d a rd  y a rd  a re a s .
1. Front yards. There is no minimum front yard  standard . All mixed use 

and commercial buildings shall have th e ir prim ary entrance(s) 
oriented to a street. The maximum setback for buildings oriented to 
the street shall be 20 feet (i.e., a minimum of 50% of the building 
elevation m ust be w ithin 20 feet of the front property line). Drives, 
parking areas, and other vehicular circulation shall be prohibited 
between buildings and streets used to comply w ith th is standard. An 
exception to the maximum setback standard  may be granted through 
a Type 1 procedure when public space is provided between the 
building and sidewalk, in conformance w ith  the  City of Ashland Site, 
Use and Design Standards;

2. Side yard. No side yard is required, except th a t  a corner lot abutting 
a public street shall have a 10-foot setback;

3. R ear yard. No rear yard is required, except th a t yards abutting the 
TCR-OG district shall provide a minimum setback of 15 feet, as 
m easured from the required street or alley right-of-way. [See Section 
18. .020(D)(4).]

E. S p e c ia l y a rd s  - d is ta n c e  b e tw e e n  b u ild in g s .
1. The distance between any principal building and accessory building 

shall be a minimum of 10 feet.
2. An inner court providing pedestrian access to a double-row dwelling 

group shall be a minimum of 20 feet.
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Land Use Plan
Continued

3. The distance between principal buildings (i.e., w hen detached) shall 
be a t least one-half (%) the sum of the  height of both buildings; 
provided, however, th a t in no case shall the distance be less than  12 
feet. This requirem ent shall also apply to portions of the same 
buildings separated from each other by a court or o ther open space.

F. M ax im u m  h e ig h t. No structure shall be greater th a n  35 feet, or two 
and one-half (2V6) stories in height, whichever is less.

G. M ax im u m  co v erag e . Maximum lot coverage shall be 80 percent.

H. P u b lic  sp ace . Public space requirem ents shall comply w ith  the City’s 
Site, Use, and Design Standards.

I. R e s id e n tia l  d e n s ity . The base density shall be 13.5 un its  per acre. 
Proposals of three or more dwelling units on a single parcel or lot shall 
provide for residential densities between 75 to 110 percent of the base 
density. Density bonuses shall be subject to the crite ria  contained in 
chapter 18.24.040(A)(2), Low Density M ultiple Fam ily R esidential 
D istrict, and Chapter 18.88, Performance S tandards Options.

J . B u ild in g  d esig n . New developments shall conform to the Site, Use, and 
Design Standards. In  addition, all residential buildings shall comply with 
the  building design guidelines and standards of the  TCR-MD 
district. 18. .040(H).

18. .070 O nen Space and G reenw av (TCR-OG) O verlay.
A. A p p licab ility . All projects containing land  identified on the 

Neighborhood P lan Map as part of the H am ilton Creek Greenway (TCR- 
OG) shall dedicate th a t area so designated to the City of Ashland for park 
purposes. It is recognized th a t land dedications m ay be accepted in  lieu of 
system  development charges, based on the proportional im pacts of 
development and the value of SDCs th a t would otherw ise be collected.

B. G re en w a y  p ro te c tio n  req u ire d : Greenways identified on the 
Neighborhood Plan map shall be enhanced, and protected during and 
after construction, in  accordance w ith the following standards:
1. Tree removal w ithin the OG overlay shall be prohibited, except for 

trees which pose a hazard to persons or property, as approved by the 
City staff reviewer. A protective fence or other barrie r approved by
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the City shall be installed between the developm ent site and all 
abu tting  OG overlay areas prior to site clearing and  grading.

2. All development adjacent to the OG overlay shall provide erosion 
control m easures, in accordance w ith City standards, to prevent 
im pacts to w ater quality.

C. D e v e lo p m e n t re s tr ic t io n s . It is recognized th a t  lands w ith in  the OG 
overlay th a t are designated as Floodplain Corridor Lands are prohibited 
from fu rth er development, except as outlined in  the  Physical and 
Environm ental Constraints chapter.

D. D e n s ity  t r a n s fe r .  Density transfers from lands identified w ithin the 
OG overlay are perm itted, in conformance w ith  S ection  .

E. D e d ic a tio n  o n  f in a l su rv ey  p la t. The dedication of lands w ithin 
designated greenways shall be indicated on the prelim inary  p lan  and 
final survey p la t accompanying all partitions, subdivisions and 
Perform ance Standards developments.

18. .080 D evelop m en t R eview  Procedures.
A. P r o je c t  a p p lic a b ili ty  a n d  rev iew  p ro c e d u re s . All developments 

w ith in  the TCR land use district shall comply w ith  the s tandards and 
approval criteria  of th is Chapter, and other applicable C hapters of the
A shland Land Use Ordinance, as outlined in  Section 18. .020.B. Land
use applications shall be reviewed and processed in  accordance w ith the 
requirem ents described in  Chapter 18.108, Procedures. All applications 
involving the creation of three or more lots shall be processed under the 
Perform ance Standards Option in Chapter 18.88.
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Mixed Use Development
Tolman Creek and Mistletoe Roads 
Conceptual Only

-Gateway Intersection 
■ Bus Stop

Medium Density 
Residential—

Neighborhood Commercial with 
Second Story Residential

— On-Street Parking

Off-Street Parking

Residential Without Commercial

■Future City Bikeway

On-Street Parking 
for Medium Denisty/ 
Mixed Use Residential

Residential Street 

Residential Alley

-Neighborhood Park

■Pedestrian Access 
to Park

Tolman Creek Road Neighborhood Plan
Design Guidelines Figure 6



Neighborhood Commercial
TCR-MUR

Off-Street Parking 
Rear or Side Only

Continuous -----
Pedestrian Space for 
Commercial/Retail Uses

Ground Floor 
Commercial/Retail 
Allowed with:
•  Main Entry Oriented

to Avenue or Boulevard
•  Setback Requirements
•  Storefront Sidewalks and 

Street Trees
•  On-Street Parking

Maximum Building Height 

Architectural Features Requirement

Second Story 
Residential Required for 
Commercial/Retail Uses

Maximum Building 
Length 125'

Streetscape Design for 
Neighborhood Commercial

Weather Protection and 
Pedestrian Amenities

Display Windows and 
Main Entries

Wide Sidewalks

Furnishing 1 Pedestrian Through 1 Building Front 
Zone Zone Zone

Tolman Creek Road Neighborhood Plan
Design Guidelines Figure 7



Single-Family Attached Housing
TCR-MD and TCR-MUR

Vary Roof Line to Disguise Scale- 
and Break Up Large Facades

Shared Front Porches and Large 
Living Room Windows Can Be 
Unifying Elements

-Use Common Walls to 
Articulate Long Facades

Tolman Creek Road Neighborhood Plan
Design Guidelines Figure 8



Multi-Family Housing
TCR-MD and TCR-MUR Residential

Maximum Building Height

Building Articulation 
Emphasized

Continuous Sidewalks — 
and Planters

Maximum Building Length 
125’

Architectural Features 
Requirement

Avoid Blank Walls 
on End Elevations

.Internal Walkways 
Between Buildings

Scale and Massing Compatible__
With Surrounding Single-Family 
Detached Residences

Architectural Features and --------
Materials Can Reflect 
Existing Neighborhood Character

Duplex and Triplex 
for Diversity o: Scale and Style

Tolman Creek Road Neighborhood Plan
Design Guidelines Figure 9



Multi-Family Housing
TCR-MD and TCR-MUR Residential

Avoid Exposed Stairwways 
as Main Entries

Enclosed Stairways and -  
Defined Main Entry

Porches and Balconies — 
as Architectural Features

Tolman Creek Road Neighborhood Plan
Design Guidelines Figure 10



Single-Family Detached Housing
TCR-R5 Residential

Maximum Building Height 
35' or 2 1/2 Stories

Architectural Features 
Requirement

4 0

Continuous Sidewalks 
with Planters

Garage Setback

Share or Consolidate 
Driveways and Curb Cuts

Front Door Visible and 
Accessible from Street

Detached Rear Garages 
Encouraged -- Alley 
Access Optional
Accessory Residential 
Units Allowed

Porches, Bays, Balconies 
Encouraged — May 
Extend into Setback

Tolman Creek Road Neighborhood Plan
Design Guidelines Figure 11



E. Smart Development Principles



c a u c k k i  I - H U M  i u m  SMART DEVELOPMENT CODE HANDBOOK

D

fa a) 0

The follow ing five principles represent the most 
notable aspects o f s m a rt deve lo p m e n t. Together 
th ey describe an in te rco n n e cte d  system  of 
com m unity building.

PRINCIPLE 1

Smart development preserves Oregon’s most precious 
resource: Oregon

EFFICI ENT USE OF LAND AND ENERGY RESOURCES

Smart development supports the preservation of land and 
natural resources. These benefits result from compact 
building forms, infill development, and moderation in 
street and parking standards. At the regional scale in 
Oregon, urban growth boundaries have encouraged more 
compact development patterns, protecting farmland from 
urban sprawl. At the local scale, compact building pat­
terns preserve land for city and neighborhood parks as 
well as local woods and wetlands. Furthermore, compact 
development shortens trips, lessening dependence on the 
automobile, and therefore reducing levels of energy 
consumption and air pollution. Finally, a compact devel­
opment pattern supports a more cost-effective water 
management process than does low-density fringe 
development.

PRINCIPLE 2 FULL UT I L IZAT ION OF URBAN SERVICES

The same frugality of land development also supports efficient use of public and 
private infrastructure. Smart development means creating neighborhoods where 
more people will use existing services like water lines and sewers, roads, emer-

_____________________  gency services, and schools. Under-building, whether within or outside urban
Building compactly does areas, places a financial strain on communities trying to provide for the con-
not mean ail areas must struction and maintenance of infrastructure needs.
be densely developed.

Building compactly does not mean all areas must be densely developed. Rather, 
the goal is an average density for the area, at a level that makes full use of urban 
services. Averaging allows for areas to have a mix of low, medium, and high 
intensity development. Mixing densities to encourage efficient use of services
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also means requiring a high level of building and siting compatibility, encourag­
ing neighborhoods to have both character and privacy.

Careful street sizing and the accommodation of some parking on streets re­
duces impervious surfaces and efficiently uses urban services by saving on land 
acquisition, construction, and maintenance costs. In short, streets should be 
sized for their use: lower density areas that have little through traffic are best 
served by slower, narrower streets, while transportation corridors that move 
district-wide traffic need wider travelways.

O V E R V I E W

P R I N C I P L E S

O B S T A C L E S

S T R A T E G I E S  A N D  S O L U T I O N S

R E M O V I N G  O B S T A C L E S

P RI N C IP L E  3. MIX OF USES

Locating stores, offices, residences, 
schools, and recreation spaces within 
walking distance of each other in 
compact neighborhoods with 
pedestrian-oriented streets promotes:

• Independence of movement, espe­
cially for the young and the elderly 
who can conveniently walk, cycle, or 
ride transit;

• Safety in commercial areas, through 
around-the-clock presence of people;

• Reduction in auto use, especially for 
shorter trips;

Building compactly means that neighborhoods make full use of existing urban 
services, and can more easily afford amenities such as parks.

Support for those who work at home, through nearby services and parks; and

A variety of housing choices, so that the young and old, singles and families, 
and those of varying economic ability may find places to live.

Mixed-use examples include a corner store in a residential area, an apartment 
near or over a shop, and a lunch counter in an industrial zone. Most codes 
prohibit the co-location of any residential and commercial buildings. This 
prohibition is based on the functional and architectural incompatibility of the 
buildings. Using design standards, in tandem with mixed-use zoning, overcomes 
incompatibility. Additionally, limitations on commercial functions, such as 
hours of operation and delivery truck access, may be necessary. More funda­
mentally, to gain the full benefits of a mix of uses, buildings must be conve­
niently connected by streets and paths. Otherwise, people will still be inclined 
or required to use cars, even for the shortest trips.
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P R I N C I P L E  4 T R A N S P O R T A T I O N  O P T I O N S

Well-designed streets comfortably accommodate pedestrians, cyclists and 
motorists

For people who have the option to 
choose how they travel, transporta­
tion must be safe, convenient, and 
interesting. These performance 
factors affect sidewalk and street 
design, placement of parking, and 
location of building fronts, doors and 
windows. Well-designed bike lanes 
and sidewalks protect people from 
vehicle accidents. Orienting windows 
and doorways to the sidewalk in­
creases awareness and the safety of 
the streetscape.

Convenience begins with a connected 
network of streets that provides 
alternative routes with reasonable 
walking distances between destina­
tions. A properly designed network 
also promotes neighborhood safety by 
routing the heaviest traffic around 
neighborhoods, without sacrificing 
street connectivity. Field studies have 
shown that the level of aesthetic 
interest is a critical factor in choosing 
a walking route. People are unwilling 
to walk further than about 300 feet 
through a parking lot to reach a 
desired destination, yet they will walk 
at least three times that distance along 
a street of storefronts.

Providing compact, mixed-use development connected by safe, convenient, and 
interesting networks of streets and paths promotes:

• Walking, cycling, and transit as viable, attractive alternatives to driving;

• Less traffic congestion, and air pollution;

• The convenience, density, and variety of uses necessary to support transit;

• A variety of alternative routes, thereby dispersing traffic congestion; and

• Lower traffic speeds, making neighborhoods safer.
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P R I N C I P L E  5 D E T A I L E D ,  H U M A N - S C A L E D  D E S I G N OVERVIEW

Community acceptance of compact, mixed-use development requires compat­
ibility between buildings to assure privacy, safety and visual coherency. Similar 
massing of buildings, orientation of buildings to the street, the presence of 
windows, doors, porches and other architectural elements, and effective use of 
landscaping all contribute to successful compatibility between diverse building 
types.

Human-scaled design is also critical to 
the success of streets and paths as 
preferred routes for pedestrians, 
cyclists and motorists alike. In general, 
smart street design considers the role 
of pedestrians along with that of 
vehicular traffic, emphasizing the 
quality of the walking environment.
For instance, parallel parking may be 
considered a hindrance to vehicle flow, 
but for pedestrians and shop owners, 
on-street parking is a benefit because it 
reduces speeding traffic and protects 
the sidewalk.

Designing streets that are balanced for 
pedestrians, cyclists, and motorists 
promotes the development of commu­
nity through the informal meeting of 
neighbors. Neighborhood safety is improved, since neighbors can more easily 
come to know one another and watch over each other’s homes.

I
P R I N C I P L E S

O B S T A C L E S  

| S T R A T E G I E S  A N D  S O L U T I O N S  

! R E M O V I N G  O B S T A C L E S

Porches are a human-scaled design element that connects the public and private 
realms.
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State P o lic ies , S ta tu tes and A dm in istrative R ules
R elated  to  In fill and R edevelopm ent

While this handbook is for voluntary use by cities and counties and is not tied to any 
planning m andate, it  is useful in addressing state  policies and laws. For example, infill 
and redevelopment strategies can help in  accommodating needed housing (Goal 10), as well 
as addressing Goal 14 urbanization standards during Periodic Review. The strategies also 
may be useful in leveraging community development dollars for local projects. The state  
policies and regulations which relate most directly to infill and redevelopment are listed 
below.

■  S tatew ide P lan n in g  Goals
-  Goal 10 (Housing)
-  Goal 12 (Transportation)
-  Goal 14 (Urbanization)

■  P lan n in g  S ta tu tes and A dm inistrative R ules
Oregon Revised S tatu tes 197.295 and 197.296 (House Bill 2709, 
adopted during the 1995 legislative session)

-  Oregon A dm inistrative Rule 660, Division 7 (M etropolitan Housing)
-  Oregon A dm inistrative Rule 660, Division 12 (Transportation

Planning Rule)

■  S tatu tes P rovid in g  In cen tives for In fill and R edevelop m ent
-  Oregon Revised S tatu te 307.600 through .691 (M ulti-Unit Housing 

Tax Exemption)
-  Oregon Revised S tatu te  Chapter 457 (Urban Renewal of Blighted

Areas)
-  Oregon Revised S tatu te Chapter 458 (Housing and Community

Services)

■  State A gency P o lic ies  Supportive o f  In fill and R edevelop m ent
Governor’s Quality Development Objectives (Executive Order 97-22)

-  Oregon Transportation Plan


