
The City of Keizer is committed to providing equal access to all public meetings and information per the requirements of the 
ADA and Oregon Revised Statutes (ORS).  The Keizer Civic Center is wheelchair accessible.  If you require any service such as 
SPANISH TRANSLATION or other interpretive services that furthers your inclusivity to participate, please contact the Office of 
the City Recorder at least 48 business hours prior to the meeting by email at davist@keizer.org or phone at (503)856-3412.  
Most regular City meetings are streamed live through www.KeizerTV.com and cable-cast on Comcast Channel 23 within the 
Keizer City limits.  Thank you for your interest in the City of Keizer. 

KEIZER PLANNING COMMISSION MEETING AGENDA 
Wednesday, March 10, 2021 @ 6:00 p.m. 

VIRTUAL 
 

1. CALL TO ORDER 

2. APPROVAL OF MINUTES – January 13 & February 8, 2021 

3. APPEARANCE OF INTERESTED CITIZENS 
 This time is made available for those who wish to speak about an issue that is not on the agenda.  

4. NEW-OLD BUSINESS/STAFF REPORT 
a) Work Tasks 
b) HB 2001 (Middle Housing) Information 

• Adopted Oregon Administrative Rules (OAR 660) 
• Medium and Large Cities Model Code 

5. COUNCIL LIAISON REPORT   

6. COUNCIL REPRESENTATIVE:  Jeffrey Watson, Monday, March 15 

7. Next Meeting ~ April 14 (In Person or Virtual?) 
 

8. ADJOURN 
 

mailto:davist@keizer.org
http://www.keizertv.com/
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KEIZER PLANNING COMMISSION 
MEETING MINUTES 

Wednesday, January 13, 2021 @ 6:00 pm (Virtual) 
Keizer Civic Center 

 
CALL TO ORDER 
Chair Matt Lawyer called the meeting to order at 6:00 pm. 
 

ROLL CALL: 
Present: 
 Matt Lawyer, Chair 
 Jeffrey Watson, Vice Chair  
 Mark Caillier  
 Frank Hostler 
 Jeremy Grenz  
 Jane Herb 
 Francisco Saldivar   

Council Liaison Present: 
 Councilor Juran 
 

Staff Present: 
Shane Witham, Interim Community 
 Development Director 
Dina Horner, Assistant Planner 
Shannon Johnson, City Attorney 

 

APPROVAL OF MINUTES: Commissioner Caillier moved for approval of the November 
2020 Minutes. Commissioner Saldivar seconded. Motion passed unanimously as 
follows: Lawyer, Watson, Caillier, Hostler, Grenz, Herb and Saldivar in favor. 

APPEARANCE OF INTERESTED CITIZENS: None 

PUBLIC HEARING: Amending Keizer Development Code Section 2.114 General 
Industrial (IG) To Allow ‘Composting Facilities’ as a Conditional Use.  
Chair Lawyer opened the Public Hearing. 
Interim Community Development Director Shane Witham summarized his staff report 
explaining that this is driven by a development group that approached the City about 
developing this use but it is not currently allowed. He pointed out that the property is 
located in the Keizer Station area and the use is similar to other uses in the zone so 
staff feels it is appropriate but does not want to open it up to large composting facilities 
that would have mountains of compost and odors. He reviewed exclusions and 
additions in the Code and shared information regarding questions he had received 
relating to environmental concerns and odors. He pointed out that the Commission is 
not approving the specific development, but simply changing the Code so that if a 
developer wanted to pursue this, they could. 
Mr. Witham and City Attorney Shannon Johnson then fielded questions and provided 
clarification on how the facility would be operated, traffic and noise impacts, 
infrastructure needs, the development permitting process, IG acreage, comparisons 
with other city zones that allow this sort of business, concerns that would prompt a city 
to object to a composting facility, the Keizer Station areas, making this amendment 
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specific to Keizer Station only, allowing a solid waste transfer facility through the 
conditional use process, protecting the watershed and uses currently allowed in the 
Code. 
Phil Martin, 2987 NW Fairway Heights Drive, Bend Oregon, explained why compost 
facilities were objected to in the beginning but noted that his facility will keep the 
compost in closed modified overseas containers. He added that his other facilities have 
received no complaints; there is some noise caused by some of the mechanical 
equipment but he plans on complying with the City’s noise ordinance, and traffic will be 
minimal. 
Jim NcNelly, Managing Partner of Renewable Carbon Management LLC, P.O. Box 
7444, St. Cloud, Minnesota 56302, noted that he is the inventor of the technology that is 
being considered and provided a history of the development and design. He shared 
information about his other facilities noting that one has received awards and another 
makes a 2% nitrogen compost that is sold to nurseries and greenhouses which he is 
considering for this location. He noted that the facility is more like a ‘bio-refinery’ and 
that the goal would be to produce 60 tons per day but would start at 25 tons going into 
the containers.  
With no further testimony, Chair Lawyer closed the Public Hearing. 
Commissioner Caillier moved to approve the amendment to the Keizer Development 
Code Section 2.114 General Industrial (IG) to allow ‘Composting Facilities’ as a 
Conditional Use and recommend it to Council for approval. Councilor Watson seconded. 
Motion passed as follows: Lawyer, Watson, Caillier, Grenz, Herb and Saldivar in favor 
with Hostler opposed. 

NEW/OLD BUSINESS-STAFF REPORT: Mr. Witham reported that Chick-Fil-A has 
applied for an Area D Master Plan Amendment, there will be an update of the 
Housing Needs Analysis Building Lands Inventory at the February 8 Council Work 
Session meeting, and a consultant is working with the Public Works Director on new 
designs to implement multimodal pieces in the Wheatland Corridor Plan. Consultant 
will be implementing on-line platforms and surveys and targeting people who use 
that corridor. 

COUNCIL LIAISON REPORT: Councilor Juran announced that Councilor Smith had 
been elected as Council President and that Council had reviewed short and long-term 
goals. 
 
COUNCIL REPRESENTATIVE: Matt Lawyer will report to Council. 

OTHER BUSINESS:  
Ratification of Chair Decision to hold current meeting virtually: Commissioner 
Herb moved to ratify the decision of Planning Commission Chair to hold the current 
meeting virtually using the Zoom platform. Commissioner Caillier seconded. Motion 
passed unanimously as follows: Lawyer, Watson, Caillier, Hostler, Grenz, Herb and 
Saldivar in favor. 
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Decision on meeting virtually or in person at future meetings. Commission agreed 
by consensus to hold the March meeting via the Zoom platform.  

ADJOURN: The meeting adjourned at 7:44 p.m. 

Next Meetings:   
Monday, February 8, 2021 – Joint Work Session with Council - Virtual 

Wednesday, March 10, 2021 – Virtual 
 

Minutes approved:         



_____________________________________ 
Keizer City Council/Planning Commission Work Session Meeting Minutes 

Monday, February 8, 2021 – Page 1 

 

 
 

KEIZER CITY COUNCIL/PLANNING COMMISSION 
JOINT WORK SESSION MEETING MINUTES 

Wednesday, February 8, 2021 @ 6:00 pm (Virtual) 
Keizer Civic Center 

 
CALL TO ORDER 
Chair Matt Lawyer called the meeting to order at 6:03pm. 
 

ROLL CALL: 
Council: 
 Cathy Clark, Mayor  
 Laura Reid  
 Roland Herrera 
 Elizabeth Smith 
 Dan Kohler 

 Ross Day 
 Kyle Juran 

Planning Commission: 
 Matt Lawyer 
 Jeremy Grenz 
 Francisco Saldivar 
 Jane Herb 
 Mark Caillier 
 Jeffrey Watson (absent) 
 Frank Hostler (absent) 

Staff: 
 Chris Eppley, City Manager  
 Shannon Johnson, City Attorney 
 Shane Witham, Planning 

 Director 
 Tim Wood, Finance Director 
 Debbie Lockhart, Deputy City 

 Recorder 
 
 

DISCUSSION 
Buildable Land Inventory/ Housing Needs Analysis Study 
Planning Director, Shane Witham, provided background information and introduced 
consultants from EcoNorthwest, Beth Goodman and Sadie DiNatale Burda who shared 
a slide presentation explaining what a Housing Needs Analysis is and the questions it 
answers. They noted that because Keizer made some substantial zoning code changes 
and implemented the River-Cherry Overlay District, the City received a grant from 
DLCD to update the analysis that was done in 2019. The consultant shared information 
regarding coordinating land needs with the City of Salem and results of the 2020 lands 
inventory including unconstrained vacant lands and partially vacant buildable lands 
including a comparison of what changed from the 2019 analysis. The population 
forecast, households by income, housing forecast, density assumptions, preliminary 
capacity analysis and preliminary land sufficiency results were all reviewed and 
compared to numbers from 2019. Consultants then explained that one year after 
adopting of the HNA the city will be required to develop a housing strategy to meet 
unmet housing needs and concluded noting that they would continue to refine the 
update and coordinate a date for a second joint work session in the Spring of 2021. 
Throughout the presentation consultants and Mr. Witham fielded questions regarding 
buildable land, the impact of the River Cherry Overlay District, population forecasts, 
income levels, affordable housing, rezoning property in order to maximize housing 
density, the need to revisit the HNA every 8 years, and land deficits. Mr. Witham 
summarized what had been reviewed during the presentation noting that significant 
work lies ahead to determine how to address the city’s housing needs through possible 
rezoning of land to allow for development at different density rates and figuring out the 
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balance for Keizer. Further discussion took place regarding the impact of the shared 
UGB with Salem, the need to plan for responsible growth, focusing on increasing multi-
family housing, and state planning goals.  

ADJOURN: The meeting adjourned at 7:30 p.m. 

Next Meeting:  Wednesday, March 10, 2021 – Virtual 
 

Minutes approved:         
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TO:  PLANNING COMMISSION 
 
FROM: SHANE WITHAM, PLANNING DIRECTOR 
 
DATE: March 3, 2021 
 
SUBJECT: Proposed work program for 2021 
 
Attachments: 

• Planning Commission Work Tasks – 2021 
• HB2001(Middle Housing) Information 

o Adopted Oregon Administrative Rules (OAR 660) 
o Medium and Large Cities Model Code 

 
DISCUSSION: 
The attached list contains tasks, projects, and text amendments that have been identified for the 
Planning Commission to consider, along with completed accomplishments of the past year. Some 
items are fairly straightforward, while others reflect significant policy direction. The list also 
contains items that are identified as “ongoing” tasks which have been carried forward from 
previous years. I will discuss the work program at the meeting and answer questions regarding 
individual items. I am seeking input from the Planning Commission regarding any additional 
items to be added to the list, as well as any modifications to those items that have been identified.    
 
In addition, I am providing the adopted Oregon Administrative Rules and Model Code which 
implement HB2001(Middle Housing). This information is being provided so Commissioners can 
begin to review how the new rules will affect Keizer. Staff is not asking for any specific action or 
direction on this information at this time. I anticipate there will be many questions and concerns 
pertaining to the rules, and updating the Development Code will be a significant project. I 
anticipate additional future meetings will be needed to discuss strategy, timing, and details.  

 
 

RECOMMENDATION: 
That the Planning Commission considers the proposed tasks and recommend any additions or 
changes for staff to incorporate into the work program.   
 



Planning Commission Work Tasks – 2021 

• Section 2.114 – General Industrial (IG) zone – Allowing Compost Facilities – Text 
Amendment - January 
 

• Housing Needs Analysis/Buildable Lands Inventory Update – Already Begun - February 
o Project to be completed by end of June 

 
• Possible TSP Update – will be a longer-term project (18-24 months) 

o Apply for Transportation Growth Management Grant for either a TSP update or 
TSP analysis as a first step 

o Pre-Application request to be sent in this month 
 

• Implementation of HB 2001 measures (2021/2022) 
o Anticipate this being multiple meetings to discuss background, concerns, 

how/when to implement. 
o Implementation must occur prior to June 2022 

 
• Keizer Station Master Plan Amendments/New Master Plan applications 

o Area A and Area B(possibly), Area C Master Plan – likely  
 

• Section 2.130 - RCOD zone – Text Amendment 
o Align parking requirements on access easements – parking is reduced in the 

RCOD, but not on access easements (this was an oversight)   
o Building Heights and infill standards barrier – consider eliminating “infill” 

applicability within the RCOD due to barriers for smaller lot development along 
with height limitations. 
 

• Section 2.302 Street Standards - Text Amendment  
o Maintenance Agreements - Surveyor office requirements, adequately cover 

private improvements required by land use decisions.   
 

• Section 2.201 General Standards- Text Amendment 
o Correct reference errors and clarify occupancy/completion requirements 

 
• Text Amendment – Minimum lot size for SFD in residential zones 

 
• UGB Discussion:  

o Background on where we are at with various planning studies 
o Planning Commission’s position/opinion on priorities 



Ongoing Tasks/Considerations 
 

• Explore possibilities/options for increasing supply of Employment Lands – this will 
likely be an ongoing discussion along with bigger questions surrounding UGB expansion 

o Consideration for updating the City’s Economic Opportunities Analysis 
o Future climate action Scenario Planning requirements may impact  

 
• Legislative Rezone of UT properties to RS in north Keizer area.   

o Reflects what is actually developed (LDR) and eliminates possible barriers to 
infill/redevelopment.  

 
• Section 2.306 Storm Drainage – Text Amendment 

o Need to clarify section for consistency with design standards and Environmental 
Division rules and regulations relating to the storm water permit requirements. 
(Timing dependent upon PW Dept/Environmental Division) 

 
• Section 2.427 Wireless Telecommunication Facilities – Text Amendment 

o Clarify review procedure due to new exemptions in building code 
o Small cell site/ROW issues (Still under legal review/process) 

*Due to recent discussions with Marion County Building Inspection – text amendment 
may not be necessary -exploring other options to address the concern 
 

• Legislative rezone/up-zoning of properties identified in Revitalization Plan. 
o MHP at Lockhaven/River 
o Property at Lockhaven/Trail 

(Anticipate this being driven by property owners as opposed to the City) 
 
 

PLANNING COMMISSION TASKS: COMPLETED 2020 
 

• Section 2.302, 1.200 – Text Amendment 
o Clarify ADUs are allowed on access easements/not counted as additional 

“dwelling units” when considering the overall unit count issue of 4 dwelling units.  
- February 

 
• Sections 2.203, 2.312 – Chickens, Fences – Text Amendment- March 
• April and May = COVIDED 

 
• Sections 3.106, 3.107, 3.108 – Extension timeframes for PLA/Par/Sub – Text 

Amendment - June 



 
• Section 2.122, 1.200 – Floodplain Ordinance update – Text Amendment - August  

 
• Efficiency Measures Discussion – September 

o Discussions surrounding future HB2001 implementation, minimum lot size, 
parking concerns, neighborhood concerns 

 
• Master Plan Amendments for Keizer Station Area D (2 separate times) 

 
• SKATS study- Growth Impacts on Transportation Systems – October 

 
• Section 2.313 Accessory Structures – Clarify attached garage/shop as opposed to 

accessory structure and design standards - November 
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Division 46 Middle Housing in Medium and Large Cities 
Rules as adopted by the Land Conservation and Development Commission December 9, 2020 

 
660-046-0000 Purpose 
The purpose of this division is to prescribe standards guiding the development of Middle Housing types as 
provided in Oregon Laws 2019, chapter 639. OAR 660-046-0010 to OAR 660-046-0235 establish standards related 
to the siting and design of Middle Housing types in urban growth boundaries. OAR 660-046-0300 to OAR 660-046-
0370 establish the form and substance of an application and the review process to delay the enactment of 
standards related to the siting and design of Middle Housing types in areas with significant infrastructure 
deficiencies. 
 
660-046-0010 Applicability 

1. A local government that is a Medium City or Large City must comply with this division. 
2. Notwithstanding section (1), a Medium or Large City need not comply with this division for: 

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

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

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

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

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

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

i. Medium and Large Cities may apply regulations to Duplexes that apply to 
detached single-family dwellings in the same zone; 

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

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

B. Goal 5: Historic Resources – Pursuant to OAR 660-023-0200(7), Medium and Large Cities 
must adopt land use regulations to protect locally significant historic resources. This 
includes regulations applicable to Middle Housing to comply with protective measures 
as it relates to the integrity of a historic resource or district. Protective measures shall 
be adopted and applied as provided in OAR 660-023-0200. Medium and Large Cities 
may apply regulations adopted under OAR 660-023-0200 to Middle Housing that apply 
to detached single-family dwellings in the same zone, except as provided below.  If a 
Medium or Large City has not adopted land use regulations to protect significant historic 
resources listed on the National Register of Historic Places, it must apply protective 
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measures to Middle Housing as provided in OAR 660-023-0200(8)(a) until the Medium 
or Large City adopts land use regulations in compliance with OAR 660-023-0200. 
Medium or Large Cities may not apply the following types of regulations specific to 
Middle Housing: 

i. Use, density, and occupancy restrictions that prohibit the development of 
Middle Housing on historic properties or districts that otherwise permit the 
development of detached single-family dwellings; and 

ii. Standards that prohibit the development of Middle Housing on historic 
properties or districts that otherwise permit the development of detached 
single-family dwellings. 

b. Goal 6: Air, Water and Land Resources Quality – Pursuant to OAR 660-015-0000(6), a Medium or 
Large City may limit development within an urban growth boundary to support attainment of 
federal and state air, water, and land quality requirements. Medium and Large Cities may apply 
regulations adopted pursuant to Goal 6 to the development of Middle Housing. 

c. Goal 7: Areas Subject to Natural Hazards – Pursuant to OAR 660-015-0000(7), Medium and Large 
Cities must adopt comprehensive plans (inventories, policies, and implementing measures) to 
reduce risk to people and property from natural hazards. Such protective measures adopted 
pursuant to Goal 7 apply to Middle Housing, including, but not limited to, restrictions on use, 
density, and occupancy in the following areas: 

A. Special Flood Hazard Areas as identified on the applicable Federal Emergency 
Management Agency Flood Insurance Rate Map; and 

B. Other hazard areas identified in an adopted comprehensive plan or development code; 
provided the Medium or Large City determines that the development of Middle Housing 
presents a greater risk to life or property than the development of detached single-
family dwellings from the identified hazard. Greater risk includes but is not limited to 
actions or effects such as: 

i. Increasing the number of people exposed to a hazard; 
ii. Increasing risk of damage to property, built, or natural infrastructure; and 

iii. Exacerbating the risk by altering the natural landscape, hydraulics, or 
hydrology. 

d. Goal 9: Economic Development - Pursuant to OAR 660-009-0025, Medium and Large Cities must 
adopt measures adequate to implement industrial and other employment development policies, 
including comprehensive plan designations. Medium and Large Cities may limit the development 
of Middle Housing on Lots or Parcels Zoned For Residential Use designated for future industrial 
or employment uses. 

e. Goal 11: Public Facilities and Services - Pursuant to OAR 660-011-0020(2), a public facility plan 
must identify significant public facility projects which are to support the land uses designated in 
the acknowledged comprehensive plan. This includes public facility projects to support the 
development of Middle Housing in areas zoned for residential use that allow for the 
development of detached single-family dwellings. Following adoption of Middle Housing 
allowances by a Large City, the Large City shall work to ensure that infrastructure serving 
undeveloped or underdeveloped areas, as defined in OAR 660-046-0320(8), where Middle 
Housing is allowed is appropriately designed and sized to serve Middle Housing. 

f. Goal 15: Willamette Greenway – Pursuant to OAR 660-015-0005, Medium and Large Cities must 
review intensifications, changes of use or developments to insure their compatibility with the 
Willamette River Greenway. Medium and Large Cities may allow and regulate the development 
of Middle Housing in the Willamette Greenway, provided that applicable regulations adopted 
pursuant to Goal 15 comply with ORS 197.307.  

g. Goal 16: Estuarine Resources – Pursuant to OAR 660-015-0010(1) and OAR chapter 660, division 
17, Medium and Large Cities must apply land use regulations that protect the estuarine 
ecosystem, including its natural biological productivity, habitat, diversity, unique features and 
water quality. Medium and Large Cities may prohibit Middle Housing in areas regulated to 
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protect estuarine resources under Goal 16 in the same manner as the Medium or Large City 
prohibits detached single-family dwellings to protect estuarine resources under Goal 16. 

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

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

A. Increasing the number of people exposed to a hazard; 
B. Increasing risk of damage to property, built or natural infrastructure; and 
C. Exacerbating the risk by altering the natural landscape, hydraulics, or hydrology. 

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

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

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

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

1. “A Local Government That Has Not Acted” means a Medium or Large City that has not adopted 
acknowledged land use regulations that are in compliance with ORS 197.758 and this division.  

2. “Cottage Cluster” means a grouping of no fewer than four detached dwelling units per acre with a 
footprint of less than 900 square feet each that includes a common courtyard. A Medium or Large City 
may allow Cottage Cluster units to be located on a single Lot or Parcel, or on individual Lots or Parcels. 

3. “Department” means the Department of Land Conservation and Development.  
4. “Design Standard” means a standard related to the arrangement, orientation, materials, appearance, 

articulation, or aesthetic of features on a dwelling unit or accessory elements on a site. Design standards 
include, but are not limited to, standards that regulate entry and dwelling orientation, façade materials 
and appearance, window coverage, driveways, parking configuration, pedestrian access, screening, 
landscaping, and private, open, shared, community, or courtyard spaces. 

5. “Detached single-family dwelling” means a detached structure on a Lot or Parcel that is comprised of a 
single dwelling unit. 

6. “Duplex” means two attached dwelling units on a Lot or Parcel. A Medium or Large City may define a 
Duplex to include two detached dwelling units on a Lot or Parcel. 

7. “Goal Protected Lands” means lands protected or designated pursuant to any one of the following 
statewide planning goals: 

a. Goal 5 Natural Resources, Scenic and Historic Areas, and Open Spaces; 
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b. Goal 6 Air, Water and Land Resource Quality; 
c. Goal 7 Areas Subject to Natural Hazards; 
d. Goal 9 Economic Development; 
e. Goal 15 Willamette River Greenway; 
f. Goal 16 Estuarine Resources; 
g. Goal 17 Coastal Shorelands; and 
h. Goal 18 Beaches and Dunes. 

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

9. “Lot or Parcel” means any legally created unit of land. 
10. “Master Planned Community” means a site that is any one of the following: 

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

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

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

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

12. “Middle Housing” means Duplexes, Triplexes, Quadplexes, Cottage Clusters, and Townhouses. 
13. “Model Code” means the applicable Model Code developed by the Department and contained in the 

exhibits in OAR 660-046-0010(4). 
14. “Quadplex” means four attached dwelling units on a Lot or Parcel. A Large City may define a Quadplex to 

include any configuration of four detached or attached dwelling units on one Lot or Parcel.  
15. “Siting Standard” means a standard related to the position, bulk, scale, or form of a structure or a 

standard that makes land suitable for development. Siting standards include, but are not limited to, 
standards that regulate perimeter setbacks, dimensions, bulk, scale, coverage, minimum and maximum 
parking requirements, utilities, and public facilities. 

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

a. Connection to a public sewer system capable of meeting established service levels. 
b. Connection to a public water system capable of meeting established service levels. 
c. Access via public or private streets meeting adopted emergency vehicle access standards to a 

city’s public street system.  
d. Storm drainage facilities capable of meeting established service levels for storm drainage.  

17. “Townhouse” means a dwelling unit that is part of a row of two or more attached dwelling units, where 
each unit is located on an individual Lot or Parcel and shares at least one common wall with an adjacent 
dwelling unit.  

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

19. “Triplex” means three attached dwelling units on a Lot or Parcel. A Large City may define a Triplex to 
include any configuration of three detached or attached dwelling units on one Lot or Parcel.  
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20. “Zoned for Residential Use” means a zoning district in which residential dwellings are the primary use and 
which implements a residential comprehensive plan map designation. 

 
660-046-0030 Implementation of Middle Housing Ordinances 

1. Before a Medium or Large City amends an acknowledged comprehensive plan or a land use regulation to 
allow Middle Housing, the Medium or Large City must submit the proposed change to the Department for 
review and comment pursuant to OAR chapter 660, division 18. 

2. In adopting or amending regulations or amending a comprehensive plan to allow Middle Housing, a 
Medium or Large City must include findings demonstrating consideration, as part of the post-
acknowledgement plan amendment process, of methods to increase the affordability of Middle Housing 
through ordinances or policies that include but are not limited to: 

a. Waiving or deferring system development charges; 
b. Adopting or amending criteria for property tax exemptions under ORS 307.515 to ORS 307.523, 

ORS 307.540 to ORS 307.548 or ORS 307.651 to ORS 307.687 or property tax freezes under ORS 
308.450 to ORS 308.481; and 

c. Assessing a construction tax under ORS 320.192 and ORS 320.195. 
3. When a Medium or Large City amends its comprehensive plan or land use regulations to allow Middle 

Housing, the Medium or Large City is not required to consider whether the amendments significantly 
affect an existing or planned transportation facility. 

 
660-046-0040 Compliance 

1. A Medium or Large City may adopt land use regulations or amend its comprehensive plan to comply with 
ORS 197.758 et seq. and the provisions of this division.  

2. A Medium or Large City may request from the Department an extension of the time allowed to complete 
the action under subsection (1) pursuant to the applicable sections of OAR 660-046-0300 through OAR 
660-046-0370.  

3. A Medium City which is A Local Government That Has Not Acted by June 30, 2021 or within one year of 
qualifying as a Medium City pursuant to OAR 660-046-0050 and has not received an extension under 
section (2), shall directly apply the applicable Model Code contained in OAR 660-046-0010(4) in its 
entirety to all proposed Middle Housing development applications until such time as the Medium City has 
adopted provisions under section (1). 

4. A Large City which is A Local Government That Has Not Acted by June 30, 2022 or within two years of 
qualifying as a Large City pursuant to OAR 660-046-0050 and has not received an extension under section 
(2), shall directly apply the applicable Model Code contained in OAR 660-046-0010(4) for the specific 
Middle Housing type that is not in compliance with the relevant rules in this division to all proposed 
development applications for that specific Middle Housing type until such time as the Large City has 
adopted provisions under section (1). 

5. If a Medium or Large City has adopted land use regulations or amended its comprehensive plan by the 
date provided under sections (3) and (4) and the Medium or Large City’s land use regulations or 
comprehensive plan changes are subsequently remanded by the Land Use Board of Appeals or an 
appellate court solely on procedural grounds, the Medium or Large City is deemed to have acted. 
Accordingly, the Medium or Large City may continue to apply its own land use regulations and 
comprehensive plan as they existed prior to the adoption of land use regulations or comprehensive plan 
amendments that were the subject of procedural remand until the first of the two options: 

a. The Medium or Large City has adopted land use regulations or amended its comprehensive plan 
in response to the remand; or 

b. 120 days after the date of the remand. If the Medium or Large City has not adopted land use 
regulations or amended its comprehensive plan within 120 days of the date of the remand, the 
Medium or Large City is deemed not to have acted under sections (3) and (4). 

6. If a Medium or Large City has adopted land use regulations or amended its comprehensive plan by the 
date provided under sections (3) and (4) and the Medium or Large city’s land use regulations or 
comprehensive plan changes are subsequently remanded by the Land Use Board of Appeals or an 
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appellate court on any substantive grounds, the Medium or Large City is deemed to have not acted under 
sections (3) and (4).  

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

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

 
660-046-0050 Eligible Local Governments 

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

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

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

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

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

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

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

2. Medium Cities may regulate siting and design of Duplexes, provided that the regulations; 
a. Are clear and objective standards, conditions, or procedures consistent with ORS 197.307; and 
b. Do not, individually or cumulatively, discourage the development of Duplexes through 

unreasonable costs or delay.   
3. Siting and design standards that create unreasonable cost and delay include any standards applied to 

Duplex development that are more restrictive than those applicable to detached single-family dwellings in 
the same zone. 

4. Siting and design standards that do not, individually or cumulatively, discourage the development of 
Duplexes through unreasonable cost and delay include only the following: 

a. Regulations to comply with protective measures adopted pursuant to statewide land use 
planning goals provided in OAR 660-046-0010(3); 

b. Permitted uses and approval process provided in OAR 660-046-0115;  
c. Siting standards provided in OAR 660-046-0120;  
d. Design standards in Medium Cities provided in OAR 660-046-0125;  
e. Duplex Conversions provided in OAR 660-046-0130; and 
f. Any siting and design standards contained in the Model Code referenced in section OAR 660-046-

0010(4). 
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660-046-0115 Permitted Uses and Approval Process 
Medium Cities must apply the same approval process to Duplexes as detached single-family dwellings in the same 
zone. Pursuant to OAR 660-007-0015, OAR 660-008-0015, and ORS 197.307, Medium Cities may adopt and apply 
only clear and objective standards, conditions, and procedures regulating the development of Duplexes. Nothing in 
this rule prohibits a Medium City from adopting an alternative approval process for applications and permits for 
Middle Housing based on approval criteria that are not clear and objective as provided in OAR 660-007-0015(2), 
OAR 660-008-0015(2), and ORS 197.307(6). 

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

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

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

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

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

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

off-street parking requirements. 
6. Lot Coverage and Floor Area Ratio: Medium Cities are not required to apply lot coverage or floor area 

ratio standards to new Duplexes. However, if the Medium City chooses to apply lot coverage or floor area 
ratio standards, it may not establish a cumulative lot coverage or floor area ratio for a Duplex that is less 
than established for detached single-family dwelling in the same zone.  

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

660-046-0125 Duplex Design Standards in Medium Cities 
1. Medium Cities are not required to apply design standards to new Duplexes. However, if the Medium City 

chooses to apply design standards to new Duplexes, it may only apply the same clear and objective design 
standards that the Medium City applies to detached single-family structures in the same zone.  

2. A Medium City may not apply design standards to Duplexes created as provided in OAR 660-046-0130.  
 
660-046-0130 Duplex Conversions   
Additions to or conversion of an existing detached single-family dwelling to a Duplex is allowed, pursuant to OAR 
660-046-0105(2), provided that the conversion does not increase nonconformance with applicable clear and 
objective standards in the Medium City’s development code. 
 
660-046-0200 Purpose of Middle Housing in Large Cities 
OAR 660-046-0205 through OAR 660-046-0235 are intended to measure compliance with ORS 197.758 et seq. and 
Goal 10 Housing for Large Cities. 
 
660-046-0205 Applicability of Middle Housing in Large Cities 

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

a. Goal-Protected Lands: Large Cities may regulate Middle Housing on Goal-Protected Lands as 
provided in OAR 660-046-0010(3); 

b. Master Planned Communities: Large Cities may regulate or limit the development of Middle 
Housing in Master Planned Communities as follows: 

A. If a Large City has adopted a master plan or a plan that functions in the same manner as 
a master plan after January 1, 2021, it must allow the development of all Middle 
Housing types as provided in OAR 660-046-0205 through OAR 660-046-0235.  

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

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

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

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

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

c. Impacted by State or Federal Law: A Large City must demonstrate that regulations or limitations 
of Middle Housing other than Duplexes are necessary to implement or comply with an 
established state or federal law or regulation on these types of lands.  

3. A Large City may: 
a. Allow for the development of Triplexes, Quadplexes, Townhouses, and Cottage Clusters, 

including those created through conversion of existing detached single-family dwellings, in areas 
zoned for residential use that allow for the development of detached single-family dwellings as 
provided in OAR 660-046-0205 through OAR 660-046-0235; or 

b. Apply separate minimum lot size and maximum density provisions than what is provided in OAR 
660-046-0220, provided that the applicable Middle Housing type other than Duplexes is allowed 
on the following percentage of Lots and Parcels zoned for residential use that allow for the 
development of detached single-family dwellings, excluding lands described in subsection (2): 

A. Triplexes – Must be allowed on 80% of Lots and Parcels; 
B. Quadplexes - Must be allowed on 70% of Lots and Parcels; 
C. Townhouses - Must be allowed on 60% of Lots and Parcels; and 
D. Cottage Clusters – Must be allowed on 70% of Lots and Parcels. 
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E. A Middle Housing type is “allowed” on a Lot or Parcel when the following criteria are 
met: 

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

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

iii. Maximum density requirements do not prohibit the development of the 
Middle Housing type on the subject Lot or Parcel; and 

iv. The applicable siting or design standards do not individually or 
cumulatively cause unreasonable cost or delay to the development of that 
Middle Housing type as provided in OAR 660-046-0210(3). 

F. A Large City must ensure the equitable distribution of Middle Housing by allowing, as 
defined in subsection (3)(b)(E) above, at least one Middle Housing type other than 
Duplexes and Cottage Clusters on 75 percent or more of all lots and parcels zoned for 
residential use that allow for the development of detached single-family dwellings 
within each census block group, with at least four eligible Lots and Parcels as described 
in subsection (2) of this section, within a Large City. 

G. Large Cities must demonstrate continuing compliance with subsection (3)(b) at the 
following intervals:  

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

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

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

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

a. Duplexes – Large Cities may allow more than two dwellings units on a Lot or Parcel, including any 
accessory dwelling units. 

b. Triplexes and Quadplexes – Large Cities may allow more than four dwelling units on a lot, 
including any accessory dwelling units.  

c. Townhouses – Large Cities must require at least two attached Townhouse dwelling units and 
must allow up to four attached Townhouse units subject to applicable siting or design standards 
as provided in OAR 660-046-0220 through OAR 660-046-0235. A Large City may allow five or 
more attached Townhouse dwelling units.  

d. Cottage Clusters –  
A. A Large City is not required to set a minimum number of dwelling units in a Cottage 

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

B. A Large City must allow up to eight cottages per common courtyard subject to 
applicable siting or design standards as provided in OAR 660-046-0220 through OAR 
660-046-0235. Nothing in this section precludes a Large City from permitting greater 
than eight dwelling units per common courtyard.  
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660-046-0210 Provisions Applicable to Middle Housing in Large Cities 
1. Large Cities may regulate Middle Housing to comply with protective measures, including plans, policies 

and regulations, as provided in OAR 660-046-0010(3). 
2. Large Cities may regulate siting and design of Middle Housing, provided that the regulations; 

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

b. Do not, individually or cumulatively, discourage the development of Middle Housing through 
unreasonable costs or delay.   

3. Siting and design standards that do not, individually or cumulatively, discourage the development of 
Middle Housing through unreasonable cost and delay include only the following: 

a. Regulations to comply with protective measures adopted pursuant to statewide land use 
planning goals provided in OAR 660-046-0010(3); 

b. Permitted uses and approval processes provided in OAR 660-046-0215;  
c. Siting standards provided in OAR 660-046-0220;  
d. Design standards in Large Cities provided in OAR 660-046-0225;  
e. Middle Housing Conversions provided in OAR 660-046-0230;  
f. Alternative siting or design standards provided in OAR 660-046-0235; and 
g. Any siting and design standards contained in the Model Code referenced in section OAR 660-046-

0010(4). 
 
660-046-0215 Permitted Uses and Approval Process 
Large Cities must apply the same approval process to Middle Housing as detached single-family dwellings in the 
same zone. Pursuant to OAR 660-008-0015 and ORS 197.307, Large Cities may adopt and apply only clear and 
objective standards, conditions, and procedures regulating the development of Middle Housing consistent with the 
requirements of ORS 197.307. Nothing in this rule prohibits a Large City from adopting an alternative approval 
process for applications and permits for Middle Housing based on approval criteria that are not clear and objective 
as provided in OAR 660-007-0015(2), OAR 660-008-0015(2), and ORS 197.307(6). 

 
660-046-0220 Middle Housing Siting Standards in Large Cities 

1. Large Cities must apply siting standards to Duplexes in the same manner as required for Medium Cities in 
OAR 660-046-0120.  

2. The following governs Large Cities’ regulation of siting standards related to Triplexes and Quadplexes: 
a. Minimum Lot or Parcel Size:  

A. For Triplexes: 
i. If the minimum Lot or Parcel size in the zone for a detached single-family 

dwelling is 5,000 square feet or less, the minimum Lot or Parcel size for a 
Triplex may be no greater than 5,000 square feet. 

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

B. For Quadplexes: 
i. If the minimum Lot or Parcel size in the zone for a detached single-family 

dwelling is 7,000 square feet or less, the minimum Lot or Parcel size for a 
Quadplex may be no greater than 7,000 square feet. 

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

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



11 
 

b. Density: If a Large City applies density maximums in a zone, it may not apply those maximums to 
the development of Quadplex and Triplexes. 

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

d. Height: A Large City may not apply lower maximum height standards than those applicable to 
detached single-family dwellings in the same zone, except a maximum height may not be less 
than 25 feet or two stories. 

e. Parking: 
A. For Triplexes, a Large City may require up to the following off-street parking spaces: 

i. For Lots or Parcels of less than 3,000 square feet: one space in total; 
ii. For Lots or Parcels greater than or equal to 3,000 square feet and less than 

5,000 square feet: two spaces in total; and 
iii. For Lots or Parcels greater than or equal to 5,000 square feet: three spaces 

in total. 
B. For Quadplexes, a Large City may require up to the following off-street parking spaces: 

i. For Lots or Parcels of less than 3,000 square feet: one space in total; 
ii. For Lots or Parcels greater than or equal to 3,000 square feet and less than 

5,000 square feet: two spaces in total; 
iii. For Lots or Parcels greater than or equal to 5,000 square feet and less than 

7,000 square feet: three spaces in total; and 
iv. For Lots or Parcels greater than or equal to 7,000 square feet: four spaces 

in total. 
C. A Large City may allow on-street parking credits to satisfy off-street parking 

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

garage or carport. 
E. A Large City must apply the same off-street parking surfacing, dimensional, landscaping, 

access, and circulation standards that apply to single-family detached dwellings in the 
same zone. 

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

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

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

3. The following governs Large Cities’ regulation of siting standards related to Townhouses: 
a. Minimum Lot or Parcel Size: A Large City is not required to apply a minimum Lot or Parcel size to 

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

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

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

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

f. Parking: 
A. A Large City may not require more than one off-street parking space per Townhouse 

dwelling unit.  
B. Nothing in this section precludes a Large City from allowing on-street parking credits to 

satisfy off-street parking requirements. 
C. A Large City must apply the same off-street parking surfacing, dimensional, landscaping, 

access, and circulation standards that apply to single-family detached dwellings in the 
same zone. 

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

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

4. The following governs Large Cities’ regulation of siting standards related to Cottage Clusters:  
a. Minimum Lot or Parcel Size: A Large City is not required to apply minimum Lot or Parcel size 

standards to new Cottage Clusters. However, if a Large City applies standards to regulate 
minimum Lot or Parcel size for Cottage Clusters on a single Lot or Parcel, the following provisions 
apply:   

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

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

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

c. Density: A Large City may not apply density maximums to the development of Cottage Clusters. A 
Cottage Cluster development must meet a minimum density of at least four units per acre. 

d. Setbacks: A Large City may not require perimeter setbacks to be greater than those applicable to 
detached single-family dwellings in the same zone. Additionally, perimeter setbacks applicable to 
Cottage Cluster dwelling units may not be greater than ten feet. The minimum distance between 
structures may not be greater than what is required by applicable building code requirements or 
10 feet. 

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

f. Parking: 
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A. A Large City may not require more than one off-street parking space per dwelling unit in 
a Cottage Cluster.  

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

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

g. Lot or Parcel Coverage and Floor Area Ratio: A Large City may not apply Lot or Parcel coverage or 
floor area ratio standards to Cottage Clusters. 

h. Nothing in this division precludes a Large City from allowing Cottage Cluster dwelling units on 
individual Lots or Parcels within the Cottage Cluster development.  

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

 
660-046-0225 Middle Housing Design Standards in Large Cities 

1. A Large City is not required to apply design standards to Middle Housing. However, if a Large City chooses 
to apply design standards to Middle Housing, it may only apply the following: 

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

660-046-0010(4)(b); 
c. The same clear and objective design standards that the Large City applies to detached single-

family structures in the same zone. Design standards may not scale by the number of dwelling 
units or other features that scale with the number of dwelling units, such as primary entrances. 
Design standards may scale with form-based attributes, including but not limited to floor area, 
street-facing façade, height, bulk, and scale; or 

d. Alternative design standards as provided in OAR 660-046-0235. 
2. A Large City may not apply design standards to Middle Housing created as provided in OAR 660-046-0230.  

 
660-046-0230 Middle Housing Conversions   

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

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

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

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

b. The preexisting single-family dwelling may be expanded up to the maximum height, footprint, or 
unit size required by the applicable code; however, a preexisting single-family dwelling that 
exceeds the maximum height, footprint, or unit size of the applicable code may not be expanded; 

c. The preexisting single-family dwelling shall count as a unit in the Cottage Cluster; 
d. The floor area of the preexisting single-family dwelling shall not count towards any Cottage 

Cluster average or Cottage Cluster project average or total unit size limits; or 
e. A Large City may apply a time limit on the conversion of a single-family dwelling to a Cottage 

Cluster not to exceed five years. 
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660-046-0235 Alternative Siting or Design Standards 
A Large City may adopt Siting or Design Standards not authorized by OAR 660-046-0220 or OAR 660-046-0225 
as allowed under subsection (1) below if the city can demonstrate that it meets the applicable criteria laid out 
in either subsection (1) below.  Siting or Design standards do not include minimum Lot or Parcel size and 
maximum density requirements. 
1. A Large City must submit to the Department findings and analysis demonstrating that the proposed 

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

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

relationship to the public need or interest the standard(s) fulfill. 
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Large Cities Middle Housing Model Code 

User’s Guide:  

Oregon House Bill 2001 (2019) (HB 2001) requires that “Large Cities” (defined as cities 

with a population of 25,000 or more and each county or city within a metropolitan 

service district) must allow: (1) all middle housing types in areas zoned for residential 

use that allow for the development of detached single-family dwellings; and (2) a duplex 

on each lot or parcel zoned for residential use that allows for the development of 

detached single-family dwellings. Middle housing, which HB 2001 defines as duplexes, 

triplexes, quadplexes, cottage clusters, and townhouses, provides an opportunity to 

increase housing supply in developed neighborhoods and can blend in well with 

detached single-family dwellings.  

The bill allows local governments to regulate siting and design of middle housing, 

provided that the regulations do not, individually or cumulatively, discourage middle 

housing development through unreasonable costs or delay. When regulating siting and 

design of middle housing, Large Cities should balance concerns about neighborhood 

compatibility and other factors against the need to address Oregon’s housing shortage 

by removing barriers to development and should ensure that any siting and design 

regulations do not, individually or cumulatively, discourage the development of middle 

housing through unreasonable costs or delay.  

Large Cities may develop their own standards in compliance with the requirements of 

HB 2001. This model code may provide guidance toward that end. However, if Large 

Cities do not wish to prepare their own standards or if Large Cities do not adopt the 

required code amendments by June 30, 2022, they must directly apply this model code 

prepared by the Department of Land and Conservation Development (DCLD) to 

development in their jurisdictions. The model code is intended to be straightforward 

and implementable by Large Cities throughout the state, and is consistent with the 

requirements and intent of HB 2001. The model code will be adopted by reference into 

Oregon Administrative Rules. 

To the extent they are applicable, the Administrative Rules contained in Chapter 660, 

Division 46 apply to and may be used to interpret this model code. 
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Chapter 1. Combined Standards for All Middle Housing  

Sections:  

A. Purpose 

B. Definitions 

C. Applicability 

D. Relationship to Other Regulations 

E. Duplex, Triplex, and Quadplex Examples 

A.  Purpose 

The purpose of this middle housing model code (“code”) is to implement HB 2001, codified in ORS 

197.758 et seq, by providing siting and design standards for middle housing developed in areas zoned 

for residential use that allow for the development of detached single family dwellings.  

B.  Definitions  

The following definitions shall apply for the purposes of this code, notwithstanding other definitions in 

the development code: 

1. “Building footprint” means the horizontal area as seen in plan, measured from outside of all 

exterior walls and supporting columns. It includes dwellings and any area of attached garage 

that exceeds 200 square feet. It does not include detached garages or carports; accessory 

structures; trellises; patios; areas of porch, deck, and balcony less than 30 inches from finished 

grade; cantilevered covers, porches or projections; or ramps and stairways required for access. 

2. “Common courtyard” means a common area for use by residents of a cottage cluster. A 

common courtyard may function as a community yard. Hard and soft landscape features may be 

included in a common courtyard, such as pedestrian paths, lawn, groundcover, trees, shrubs, 

patios, benches, or gazebos.  

3. “Common wall” means a wall or set of walls in a single structure shared by two or more dwelling 

units. The common wall must be shared for at least 25 percent of the length of the side of the 

building of the dwelling units. The common wall may be any wall of the building, including the 

walls of attached garages. 

4. “Cottage” means an individual dwelling unit that is part of a cottage cluster. 

5. “Cottage cluster” means a grouping of no fewer than four detached dwelling units per acre, 

each with a footprint of less than 900 square feet, located on a single lot or parcel that includes 

a common courtyard. Cottage cluster may also be known as “cluster housing,” “cottage 

housing,” “bungalow court,” “cottage court,” or “pocket neighborhood.” 

6. “Cottage cluster project” means a development site with one or more cottage clusters. Each 

cottage cluster as part of a cottage cluster project must have its own common courtyard. 
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7. “Detached single family dwelling” means a detached structure on a lot or parcel that is 

comprised of a single dwelling unit. Detached single family dwellings may be constructed off-

site, e.g., manufactured dwellings or modular homes. 

8. “Door area” is the area of the portion of a door other than a garage door that moves and does 

not include the frame. 

9. “Driveway approach” means the edge of a driveway where it abuts a public right-of-way. 

10. “Duplex” means two dwelling units on a lot or parcel in any configuration. In instances where a 

development can meet the definition of a duplex and also meets the definition of a primary 

dwelling unit with an accessory dwelling unit (ADU), the applicant shall specify at the time of 

application review whether the development is considered a duplex or a primary dwelling unit 

with an ADU. See Figure 3 through Figure 8 in Section E for examples of possible duplex 

configurations.  

11. “Floor area” means the total area of all floors of a building. Floor area is measured for each floor 

from the exterior faces of a building or structure. Floor area includes stairwells, ramps, shafts, 

chases, and the area devoted to garages and structured parking. Floor area does not include the 

following (see Figure 1): 

• Areas where the elevation of the floor is 4 feet or more below the adjacent right-of way;  

• Roof area, including roof top parking;  

• Roof top mechanical equipment; and  

• Roofed porches, exterior balconies, or other similar areas, unless they are enclosed by walls 

that are more than 42 inches in height for 75 percent or more of their perimeter. 

Figure 1. Areas Excluded from Floor Area Calculation 
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12. “Floor area ratio (FAR)” means the amount of floor area of a building or structure in relation to 

the amount of site area, expressed in square feet. For example, a floor area ratio of 0.7 to 1 

means 0.7 square feet of floor area for every one square foot of site area. FAR is calculated by 

dividing the total floor area of all buildings on a site by the total site area (See Figure 2). 

Figure 2. Floor Area Ratio (FAR) Calculation 

 

13. “Frontage” means the portion of a lot or parcel that abuts a street. 

14. “Goal Protected Lands” means lands protected or designated pursuant to any one of the 

following statewide planning goals: 

• Goal 5 Natural Resources, Scenic and Historic Areas, and Open Spaces; 

• Goal 6 Air, Water, and Land Resource Quality 

• Goal 7 Areas Subject to Natural Hazards; 

• Goal 9 Economic Development; 

• Goal 15 Willamette River Greenway; 

• Goal 16 Estuarine Resources; 

• Goal 17 Coastal Shorelands; or 

• Goal 18 Beaches and Dunes. 

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

16. “Middle housing” means duplexes, triplexes, quadplexes, cottage clusters, and townhouses. 
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17. “Quadplex” means four dwelling units on a lot or parcel in any configuration. See Figure 11 and 

Figure 12 in Section E for examples of possible quadplex configurations. 

18. “Site area” means the total area of a development site calculated after subtracting any required 

or planned dedication of public rights-of-way and/or designation of private rights-of-way. 

19. “Story” means a portion of a building between the surface of any floor and the surface of the 

floor next above it, or, if there is no floor above it, the space between such floor and the ceiling 

next above it, provided that the following shall not be deemed a story:  

• A basement or cellar if the height from finished grade at the exterior perimeter of the 

building to the finish floor elevation above is six (6) feet or less for at least 50 percent of the 

perimeter and does not exceed twelve (12) feet above grade at any point; 

• An attic or similar space under a gable, hip, or gambrel roof, the wall plates of which on at 

least two opposite exterior walls are not more than two (2) feet above the floor of such 

space. 

20. “Sufficient Infrastructure” means the following level of public services to serve new Triplexes, 

Quadplexes, Townhouses, or Cottage Cluster development: 

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

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

• Access via public or private streets meeting adopted emergency vehicle access standards to 

a city’s public street system.  

• Storm drainage facilities capable of meeting established service levels for storm drainage. 

21. “Townhouse” means a dwelling unit constructed in a row of two or more attached units, where 

each dwelling unit is located on an individual lot or parcel and shares at least one common wall 

with an adjacent unit. A townhouse is also commonly called a “rowhouse,” “attached house,” or 

“common-wall house.” 

22. “Townhouse project” means one or more townhouse structures constructed, or proposed to be 

constructed, together with the development site where the land has been divided, or is 

proposed to be divided, to reflect the townhouse property lines and any commonly owned 

property. 

23. “Triplex” means three dwelling units on a lot or parcel in any configuration. See Figure 9 and 

Figure 10 in Section E for examples of possible triplex configurations. 

24. “Window area” means the aggregate area of the glass within each window, including any 

interior grids, mullions, or transoms.  

25. “Zoned for residential use” means a zoning district in which residential dwellings are the primary 

use and which implements a residential Comprehensive Plan map designation. This excludes 
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lands zoned primarily for commercial, industrial, agricultural, public, or mixed uses, even if those 

zones allow for the development of detached single family dwellings. 

C.  Applicability 

1. Applicability of Code Sections.   

a. Code sections applicable to all middle housing types are: Chapter 1, Sections A (Purpose), B 

(Definitions), C (Applicability), and D (Relationship to Other Regulations).  

b. Code standards applicable to specific housing types are listed below: 

• Duplexes: Chapter 2. 

• Triplexes: Chapter 3. 

• Quadplexes: Chapter 3. 

• Townhouses: Chapter 4. 

• Cottage clusters: Chapter 5. 

2.  Applicability by Development Type and Location.  

a.  Except as specified in subsection (b) of this section (C)(2), the standards in this code allow 

for the following development on lots or parcels zoned for residential use that allow for the 

development of detached single family dwellings:  

• New duplexes and those created through conversion of existing detached single family 

dwellings. 

• New triplexes, quadplexes, cottage clusters, and townhouses, and those created 

through conversion of existing detached single family dwellings or duplexes, on lots or 

parcels with Sufficient Infrastructure. 

b. Exceptions. The standards in this code do not allow the following, unless otherwise 

permitted by the development code through clear and objective standards, criteria, and 

procedures:  

• On Goal Protected Lands, the creation of triplexes, quadplexes, cottage clusters, or 

townhouses, or the creation of more than two dwelling units on a single lot or parcel, 

including accessory dwelling units.   

• On lands that are not zoned for residential use, the creation of middle housing.  

D.  Relationship to Other Regulations 

1.  Conflicts. In the event of a conflict between this code and other local jurisdictional standards 

applicable to a middle housing development, the standards of this code control. 

2. Public Works Standards. Clear and objective exceptions to public works standards granted to 

single family dwellings shall also be granted to duplexes. 
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3.  Protective Measures. Middle housing shall comply with protective measures (plans, policies, or 

regulations) adopted pursuant to statewide land use planning goals (e.g., environmental and 

natural hazard protections). 

E. Duplex, Triplex, and Quadplex Examples 

The following figures illustrate examples of possible configurations for duplexes, triplexes, and 

quadplexes. Other configurations may also be acceptable, provided the development meets the 

definition of duplex, triplex, or quadplex, pursuant to Section B. 

 

Figure 3. Stacked Duplex 

 

Figure 4. Side-by-Side Duplex 

 
 

 

Figure 5. Duplex Attached by Breezeway 

 

Figure 6. Duplex Attached by Garage Wall 
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Figure 7. Detached Duplex Units Side-by-Side 

 

Figure 8. Detached Duplex Units Front and Back 

 

Figure 9. Attached Triplex Front and Back 

 

Figure 10. Attached Triplex Side-by-Side 

 

Figure 11. Stacked Quadplex 

 

Figure 12. Detached Quadplex 
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Chapter 2. Duplexes 

Sections:  

A. Permitted Uses and Approval Process 

B. Development Standards 

C. Design Standards 

D. Duplex Conversions 

A.  Permitted Uses and Approval Process  

Duplexes are permitted outright on lots or parcels zoned for residential use that allow for the 

development of detached single family dwellings. Duplexes are subject to the same approval process as 

that for detached single family dwellings in the same zone and are subject only to clear and objective 

standards, approval criteria, conditions, and procedures, unless discretionary standards and criteria 

have been adopted in accordance with ORS 197.307(5). Alternatively, an applicant may choose to 

submit an application for a duplex subject to discretionary standards and criteria adopted in accordance 

with ORS 197.307(6), if such a process is available. 

B. Development Standards 

Except as specified below, duplexes shall meet all clear and objective development standards that 

apply to detached single family dwellings in the same zone (including, but not limited to, minimum 

and maximum lot size, minimum and maximum setbacks, and building height), unless those 

standards conflict with this code.  

The following development standards are invalid and do not apply to duplexes being developed on lots 

or parcels zoned for residential use that allow the development of a detached single family dwelling: 

1.  Maximum Density. The jurisdiction’s pre-existing density maximums and minimum lot sizes for 

duplexes do not apply. 

2.  Setbacks. A minimum front setback of greater than 20 feet or a minimum rear setback of greater 

than 15 feet except for those minimum setbacks applicable to garages and carports. 

3.  Off-Street Parking. Any off-street parking requirement. 

C.  Design Standards 

New duplexes shall meet all clear and objective design standards (e.g., entry orientation, window 

coverage, articulation, etc.) that apply to detached single family dwellings in the same zone, unless 

those standards conflict with this code. Facades of dwellings that are separated from the street property 

line by another dwelling are exempt from meeting building design standards. 

Any design standards that apply only to duplexes are invalid. 
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D.  Duplex Conversions 

Conversion of an existing detached single family structure to a duplex is allowed, pursuant to 

Chapter 1, Section C (Applicability), provided that the conversion does not increase 

nonconformance with applicable clear and objective standards. 

Chapter 3. Triplexes and Quadplexes 

Sections:  

A. Permitted Uses and Approval Process 

B. Development Standards 

C. Design Standards 

D. Triplex and Quadplex Conversions 

A.  Permitted Uses and Approval Process  

1.  Permitted Use. Triplexes and quadplexes are permitted outright wherever they are allowed as 

provided in Chapter 1, Section C (Applicability). 

2. Approval Process. Triplexes and quadplexes are subject to the same approval process as that for 

detached single family dwellings in the same zone and are subject only to clear and objective 

standards, approval criteria, conditions, and procedures, unless discretionary standards and 

criteria have been adopted in accordance with ORS 197.307(5). Alternatively, an applicant may 

choose to submit an application for a triplex or quadplex subject to discretionary standards and 

criteria adopted in accordance with ORS 197.307(6), if such a process is available. 

3.  Sufficient Infrastructure. Applicants must demonstrate that Sufficient Infrastructure is provided, 

or will be provided, upon submittal of a triplex or quadplex development application. 

B. Development Standards 

1.  Applicability. 

a. Triplexes and quadplexes shall meet:   

• The standards in subsections (2) through (7) of this section (B). 

• All other clear and objective development standards that apply to detached single 

family dwellings in the same zone (including, but not limited to, lot size and dimensions, 

minimum and maximum setbacks, and building height), unless those standards conflict 

with this code and except as specified in subsections (1)(b) and (2) through (7) of this 

section (B).  

b. The following standards are invalid and do not apply to triplexes or quadplexes allowed by 

this code:  
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• Maximum lot coverage, minimum landscape area, or minimum open space standards. 

• The jurisdiction’s development standards other than those in subsections (2) through (7) 

of this section (B) that apply only to triplexes, quadplexes, or multifamily development. 

2. Number of Units. This code does not allow for the creation of more than four (4) dwelling units 

on a lot, including accessory dwelling units. 

3. Maximum Density. The jurisdiction’s pre-existing density maximums do not apply. 

4. Setbacks. Minimum front and street side setbacks greater than 10 feet and minimum rear 

setbacks greater than 10 feet are invalid, except for those minimum setbacks applicable to 

garages and carports. 

5. Building Height. A maximum height of less than 35 feet or three (3) stories is invalid. Building 

height is measured in accordance with the development code. 

6. Maximum Floor Area Ratio (FAR). The maximum floor area ratio for all buildings onsite, 

cumulatively, is based on the minimum lot size for a detached single family dwelling in the same 

zone, as provided below: 

Minimum Lot Size for Detached Single Family 

Dwellings 

Maximum 

FAR 

3,000 sf or less 1.4 to 1  

More than 3,000 sf, up to and including 5,000 sf 1.1 to 1 

More than 5,000 sf, up to and including 10,000 sf 0.7 to 1 

More than 10,000 sf but less than 20,000 sf 0.6 to 1  

20,000 sf or more 0.4 to 1 

7.  Off-Street Parking.  

a. Required Off-Street Parking. The minimum number of required off-street parking spaces is: 

i. In zones with a minimum lot size of less than 5,000 square feet, one (1) off-street 

parking space per development. 

ii. In zones with a minimum lot size of 5,000 square feet or more, two (2) off-street parking 

spaces per development.  

A credit for on-street parking shall be granted for some or all the required off-street parking 

as provided in subsection (b). No additional parking spaces shall be required for conversion 

of a detached single family dwelling to a triplex or quadplex, including those created 

through the addition of detached units. 

b. On-Street Credit. If on-street parking spaces meet all the standards in subsections (i)-(iv) 

below, they shall be counted toward the minimum off-street parking requirement. 
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i.  The space must be abutting the subject site;  

ii.  The space must be in a location where on-street parking is allowed by the jurisdiction;  

iii.  The space must be a minimum of 22 feet long; and 

iv.  The space must not obstruct a required sight distance area. 

C.  Design Standards 

1. Applicability. 

a. New triplexes and quadplexes, including those created by adding building square footage on 

a site occupied by an existing dwelling, shall meet: 

• The design standards in subsections (2) through (5) of this section (C); and 

• All other clear and objective design standards that apply to detached single family 

dwellings in the same zone, unless those standards conflict with this code and except as 

specified in subsection (1)(b) of this section (C).  

b. The following standards are invalid and do not apply to triplexes or quadplexes allowed by 

this code:  

• Mandates for construction of a garage or carport. 

• The jurisdiction’s design standards other than those in subsections (2) through (5) of this 

section (C) that apply only to triplexes, quadplexes, or multifamily development. 

2.  Entry Orientation. At least one main entrance for each triplex or quadplex structure must meet 

the standards in subsections (a) and (b) below. Any detached structure for which more than 50 

percent of its street-facing facade is separated from the street property line by a dwelling is 

exempt from meeting these standards.  

a. The entrance must be within 8 feet of the longest street-facing wall of the dwelling unit; and  

b. The entrance must either:  

i. Face the street (see Figure 13);  

ii. Be at an angle of up to 45 degrees from the street (see Figure 14);   

iii. Face a common open space that is adjacent to the street and is abutted by dwellings on 

at least two sides (see Figure 15); or 

iv. Open onto a porch (see Figure 16). The porch must:  

(A) Be at least 25 square feet in area; and 

(B) Have at least one entrance facing the street or have a roof. 
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Figure 13. Main Entrance Facing the Street 

 

Figure 14. Main Entrance at 45° Angle from the Street 
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Figure 15. Main Entrance Facing Common Open Space 
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Figure 16. Main Entrance Opening onto a Porch 

 

 

3. Windows. A minimum of 15 percent of the area of all street-facing facades must include 

windows or entrance doors. Facades separated from the street property line by a dwelling are 

exempt from meeting this standard. See Figure 17. 

Figure 17. Window Coverage 
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4. Garages and Off-Street Parking Areas. Garages and off-street parking areas shall not be located 

between a building and a public street (other than an alley), except in compliance with the 

standards in subsections (a) and (b) of this subsection (C)(4). 

a. The garage or off-street parking area is separated from the street property line by a 

dwelling; or 

b. The combined width of all garages and outdoor on-site parking and maneuvering areas does 

not exceed a total of 50 percent of the street frontage (see Figure 18). 

Figure 18. Width of Garages and Parking Areas 

 

5. Driveway Approach. Driveway approaches must comply with the following: 

a. The total width of all driveway approaches must not exceed 32 feet per frontage, as 

measured at the property line (see Figure 19). For lots or parcels with more than one 

frontage, see subsection (5)(c) of this subsection (C). 
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b. Driveway approaches may be separated when located on a local street (see Figure 19). If 

approaches are separated, they must meet the jurisdiction’s driveway spacing standards 

applicable to local streets. 

c. In addition, lots or parcels with more than one frontage must comply with the following: 

i. Lots or parcels must access the street with the lowest transportation classification for 

vehicle traffic. For lots or parcels abutting an improved alley (defined as an alley that 

meets the jurisdiction’s standards for width and pavement), access must be taken from 

the alley (see Figure 20). 

ii. Lots or parcels with frontages only on collectors and/or arterial streets must meet the 

jurisdiction’s access standards applicable to collectors and/or arterials.  

iii. Triplexes and quadplexes on lots or parcels with frontages only on local streets may 

have either: 

• Two driveway approaches not exceeding 32 feet in total width on one frontage; or  

• One maximum 16-foot-wide driveway approach per frontage (see Figure 21). 
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Figure 19. Driveway Approach Width and Separation on Local Street 
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Figure 20. Alley Access  
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Figure 21. Driveway Approach Options for Multiple Local Street Frontages 

 

 

D.  Conversions to Triplex and Quadplex 

Internal conversion of an existing detached single family structure or duplex to a triplex or quadplex is 

allowed, pursuant to Chapter 1, Section C (Applicability), provided that the conversion does not increase 

nonconformance with applicable clear and objective standards, unless increasing nonconformance is 

otherwise permitted by the development code. 
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Chapter 4. Townhouses 

Sections 

A. Permitted Uses and Approval Process 

B. Development Standards 

C. Design Standards 

A.  Permitted Uses and Approval Process 

1.  Permitted Use. Townhouses are permitted outright wherever they are allowed as provided in 

Chapter 1, Section C (Applicability). 

2. Approval Process. Townhouse structures are subject to the same approval process as that for 

detached single family dwellings in the same zone. Townhouse projects are subject only to clear 

and objective standards, approval criteria, conditions, and procedures, unless discretionary 

standards and criteria have been adopted in accordance with ORS 197.307(5). Alternatively, an 

applicant may choose to submit an application for a townhouse project subject to discretionary 

standards and criteria adopted in accordance with ORS 197.307(6), if such a process is available. 

3. New Lots or Parcels. Creation of new lots or parcels as part of a townhouse project is subject to 

the applicable land division approval process. 

4.  Sufficient Infrastructure. Applicants must demonstrate that Sufficient Infrastructure is provided, 

or will be provided, upon submittal of a townhouse development application. 

B. Development Standards 

1.  Applicability. 

a. Townhouses shall meet the standards in subsections (3), (4), and (5) of this section (B). 

b. Townhouse projects shall meet: 

• The standards in subsections (2), (5), and (6) of this section (B). 

• Any applicable clear and objective platting standards, unless those standards conflict 

with this code. 

c. The following standards are invalid and do not apply to townhouses or townhouse projects 

allowed by this code, except as specified in this section (B):  

• Additional development standards of the applicable base zone related to the standards 

addressed under subsections (2) through (6) of this section (B). 

• Development standards of the applicable base zone related to lot dimensions, lot 

coverage, landscape or open space area, or the siting or design of dwellings.  

• The jurisdiction’s other development standards that apply only to townhouses and that 

conflict with provisions of this code. 
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2.  Maximum Density. The maximum density for a townhouse project is as follows:  

• In zones in which the minimum lot size for detached single family dwellings is 2,500 

square feet or less, townhouse projects are allowed two (2) times the allowed density 

for detached single family dwellings.  

• In zones in which the minimum lot size for detached single family dwellings is more than 

2,500 square feet but less than 5,000 square feet, townhouse projects are allowed three 

(3) times the allowed density for detached single family dwellings. 

• In zones in which the minimum lot size for detached single family dwellings is 5,000 

square feet or more, townhouse projects are allowed four (4) times the allowed density 

for detached single family dwellings. 

3. Setbacks. Townhouses shall meet the minimum and maximum setback standards that apply to 

detached single family dwellings in the same zone, except as noted below: 

• Front and Street Side: Minimum front and street side yard setbacks greater than 10 feet are 

invalid, except those applicable to garages or carports.  

• Rear: Minimum rear setbacks greater than 10 feet and minimum rear setbacks greater than 

zero (0) feet for lots with rear alley access are invalid.  

• Non-street Side:  

o The minimum setback for a common wall lot line where units are attached is zero (0) 

feet. 

o The minimum side setback for an exterior wall at the end of a townhouse structure is 

five (5) feet. 

4.  Building Height. Townhouses shall meet the maximum building height standards that apply to 

detached single family dwellings in the same zone, except a maximum height of less than 35 feet 

or three (3) stories is invalid. Building height is measured in accordance with the development 

code.  

5. Off-Street Parking.  

a. Required Off-Street Parking. The minimum number of required off-street parking spaces for 

a townhouse project is one (1) space per unit. Spaces may be provided on individual lots or 

in a shared parking area on a common tract. A credit for on-street parking shall be granted 

for some or all of the required off-street parking as provided in subsection (b). 

b. On-Street Credit. If on-street parking spaces meet all the standards in subsections (i)-(iv) 

below, they shall be counted toward the minimum off-street parking requirement. 

i.  The space must be abutting the subject site; 

ii.  The space must be in a location where on-street parking is allowed by the jurisdiction;  
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iii.  The space must be a minimum of 22 feet long; and 

iv.  The space must not obstruct a required sight distance area. 

6. Areas Owned in Common. Common areas must be maintained by a homeowners association or 

other legal entity. A homeowners association may also be responsible for exterior building 

maintenance. A copy of any applicable covenants, restrictions and conditions must be recorded 

and provided to the jurisdiction prior to issuance of a building permit. 

C.  Design Standards 

New townhouses shall meet the design standards in subsections (1) through (4) of this section (C). 

Mandates for construction of a garage or carport and any other design standards are invalid. 

1.  Entry Orientation. The main entrance of each townhouse must:  

a. Be within 8 feet of the longest street-facing wall of the dwelling unit, if the lot has public 

street frontage; and  

b. Either:  

i. Face the street (see Figure 13);  

ii. Be at an angle of up to 45 degrees from the street (see Figure 14);   

iii. Face a common open space or private access or driveway that is abutted by dwellings 

on at least two sides; or 

iv. Open onto a porch (see Figure 16). The porch must:  

(A) Be at least 25 square feet in area; and 

(B) Have at least one entrance facing the street or have a roof. 

2. Unit definition. Each townhouse must include at least one of the following on at least one 

street-facing façade (see Figure 22): 

a.  A roof dormer a minimum of 4 feet in width, or 

b.  A balcony a minimum of 2 feet in depth and 4 feet in width and accessible from an interior 

room, or 

c.  A bay window that extends from the facade a minimum of 2 feet, or 

d.  An offset of the facade of a minimum of 2 feet in depth, either from the neighboring 

townhouse or within the façade of a single townhouse, or 

e. An entryway that is recessed a minimum of 3 feet, or  

f. A covered entryway with a minimum depth of 4 feet, or 

g. A porch meeting the standards of subsection (1)(b)(iv) of this section (C).  

Balconies and bay windows may encroach into a required setback area. 
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Figure 22. Townhouse Unit Definition 

 

 

3. Windows. A minimum of 15 percent of the area of all street-facing facades on each individual 

unit must include windows or entrance doors. Half of the window area in the door of an 

attached garage may count toward meeting this standard. See Figure 17. 

4. Driveway Access and Parking. Townhouses with frontage on a public street shall meet the 

following standards: 

a. Garages on the front façade of a townhouse, off-street parking areas in the front yard, and 

driveways in front of a townhouse are allowed if they meet the following standards (see 

Figure 23).  
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i. Each townhouse lot has a street frontage of at least 15 feet on a local street. 

ii. A maximum of one (1) driveway approach is allowed for every townhouse. Driveway 

approaches and/or driveways may be shared. 

iii. Outdoor on-site parking and maneuvering areas do not exceed 12 feet wide on any lot. 

iv. The garage width does not exceed 12 feet, as measured from the inside of the garage 

door frame. 

Figure 23. Townhouses with Parking in Front Yard 

 

b. The following standards apply to driveways and parking areas for townhouse projects that 

do not meet all of the standards in subsection (a). 

i. Off-street parking areas shall be accessed on the back façade or located in the rear yard. 

No off-street parking shall be allowed in the front yard or side yard of a townhouse. 

ii. A townhouse project that includes a corner lot shall take access from a single driveway 

approach on the side of the corner lot. See Figure 24. 
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Figure 24. Townhouses on Corner Lot with Shared Access 

 

iii. Townhouse projects that do not include a corner lot shall consolidate access for all lots 

into a single driveway. The driveway and approach are not allowed in the area directly 

between the front façade and front lot line of any of the townhouses. See Figure 25. 

Figure 25. Townhouses with Consolidated Access 
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iv. A townhouse project that includes consolidated access or shared driveways shall grant 

access easements to allow normal vehicular access and emergency access. 

c.  Townhouse projects in which all units take exclusive access from a rear alley are exempt 

from compliance with subsection (b). 

Chapter 5. Cottage Clusters 

Sections:  

A. Permitted Uses and Approval Process 

B. Development Standards 

C. Design Standards 

A.  Permitted Uses and Approval Process 

1.  Permitted Use. Cottage cluster projects are permitted outright wherever they are allowed as 

provided in Chapter 1, Section C (Applicability). 

2. Approval Process. Cottage cluster projects are subject to the same approval process as that for 

detached single family dwellings in the same zone and are subject only to clear and objective 

standards, approval criteria, conditions, and procedures, unless discretionary standards and 

criteria have been adopted in accordance with ORS 197.307(5). Alternatively, an applicant may 

choose to submit an application for a cottage cluster project subject to discretionary standards 

and criteria adopted in accordance with ORS 197.307(6), if such a process is available. 

3.  Sufficient Infrastructure. Applicants must demonstrate that Sufficient Infrastructure is provided, 

or will be provided, upon submittal of a cottage cluster development application. 

B. Development Standards 

1.  Applicability. 

a. Cottage clusters shall meet the standards in subsections (2) through (7) of this section (B). 

b. The following standards are invalid and do not apply to cottage clusters allowed by this 

code, except as specified in this section (B): 

• Additional development standards of the applicable base zone related to the standards 

addressed under subsections (2) through (7) of this section (B). 

• Development standards of the applicable base zone related to lot dimensions, lot 

coverage, floor area ratio, landscape or open space area, or the siting or design of 

dwellings. 

• The jurisdiction’s other development standards that apply only to cottage clusters and 

that conflict with provisions of this code. 
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2.  Minimum Lot Size and Dimensions. Cottage clusters shall meet the minimum lot size, width, and 

depth standards that apply to detached single family dwellings in the same zone. 

3. Maximum Density. The jurisdiction’s pre-existing density maximums do not apply. 

4.  Setbacks and Building Separation.  

a. Setbacks. Cottage clusters shall meet the minimum and maximum setback standards that 

apply to detached single family dwellings in the same zone, except that minimum setbacks 

for dwellings in excess of the following are invalid: 

• Front setbacks: 10 feet 

• Side setbacks: 5 feet 

• Rear setbacks: 10 feet 

b. Building Separation. Cottages shall be separated by a minimum distance of six (6) feet. The 

minimum distance between all other structures, including accessory structures, shall be in 

accordance with building code requirements. 

5. Average Unit Size. The maximum average floor area for a cottage cluster is 1,400 square feet per 

dwelling unit. Community buildings shall be included in the average floor area calculation for a 

cottage cluster.  

6. Building Height. The maximum building height for all structures is 25 feet or two (2) stories, 

whichever is greater. 

7. Off-Street Parking. 

a. Required Off-Street Parking. The minimum number of required off-street parking spaces for 

a cottage cluster project is zero (0) spaces per unit with a floor area less than 1,000 square 

feet and one (1) space per unit with a floor area of 1,000 square feet or more. Spaces may 

be provided for individual cottages or in shared parking clusters. A credit for on-street 

parking shall be granted for some or all of the required off-street parking as provided in 

subsection (b). 

b. On-Street Credit. If on-street parking spaces meet all the standards in subsections (i)-(iv) 

below, they shall be counted toward the minimum off-street parking requirement. 

i.  The space must be abutting the subject site;  

ii.  The space must be in a location where on-street parking is allowed by the jurisdiction;   

iii.  The space must be a minimum of 22 feet long; and 

iv.  The space must not obstruct a required sight distance area. 



OAR 660-046 Exhibit B – Large Cities Middle Housing Model Code  29 of 33 

C.  Design Standards 

Cottage clusters shall meet the design standards in subsections (1) through (8) of this section (C). No 

other design standards shall apply to cottage clusters unless noted in this section. Mandates for 

construction of a garage or carport and any other design standards are invalid, except as specified in this 

Section (C). 

1. Cottage Orientation. Cottages must be clustered around a common courtyard, meaning they 

abut the associated common courtyard or are directly connected to it by a pedestrian path, and 

must meet the following standards (see Figure 26): 

a. Each cottage within a cluster must either abut the common courtyard or must be directly 

connected to it by a pedestrian path.  

b. A minimum of 50 percent of cottages within a cluster must be oriented to the common 

courtyard and must:  

i. Have a main entrance facing the common courtyard; 

ii. Be within 10 feet from the common courtyard, measured from the façade of the cottage 

to the nearest edge of the common courtyard; and 

iii. Be connected to the common courtyard by a pedestrian path. 

c. Cottages within 20 feet of a street property line may have their entrances facing the street. 

d.  Cottages not facing the common courtyard or the street must have their main entrances 

facing a pedestrian path that is directly connected to the common courtyard. 

2.  Common Courtyard Design Standards. Each cottage cluster must share a common courtyard in 

order to provide a sense of openness and community of residents. Common courtyards must 

meet the following standards (see Figure 26): 

a.  The common courtyard must be a single, contiguous piece.  

b. Cottages must abut the common courtyard on at least two sides of the courtyard. 

c.  The common courtyard must contain a minimum of 150 square feet per cottage within the 

associated cluster (as defined in subsection (1) of this section (C)).  

d.  The common courtyard must be a minimum of 15 feet wide at its narrowest dimension. 

e.  The common courtyard shall be developed with a mix of landscaping, lawn area, pedestrian 

paths, and/or paved courtyard area, and may also include recreational amenities. 

Impervious elements of the common courtyard shall not exceed 75 percent of the total 

common courtyard area.  
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f. Pedestrian paths must be included in a common courtyard. Paths that are contiguous to a 

courtyard shall count toward the courtyard’s minimum dimension and area. Parking areas, 

required setbacks, and driveways do not qualify as part of a common courtyard. 

Figure 26. Cottage Cluster Orientation and Common Courtyard Standards 
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3. Community Buildings. Cottage cluster projects may include community buildings for the shared 
use of residents that provide space for accessory uses such as community meeting rooms, guest 
housing, exercise rooms, day care, or community eating areas. Community buildings must meet 
the following standards: 

a.  Each cottage cluster is permitted one community building, which shall count towards the 

maximum average floor area, pursuant to subsection (B)(5).  

b. A community building that meets the development code’s definition of a dwelling unit must 

meet the maximum 900 square foot footprint limitation that applies to cottages, unless a 

covenant is recorded against the property stating that the structure is not a legal dwelling 

unit and will not be used as a primary dwelling. 

4. Pedestrian Access. 

a.  An accessible pedestrian path must be provided that connects the main entrance of each 

cottage to the following: 

i.  The common courtyard;  

ii.  Shared parking areas;  

iii.  Community buildings; and 

iv.  Sidewalks in public rights-of-way abutting the site or rights-of-way if there are no 

sidewalks. 

b.  The pedestrian path must be hard-surfaced and a minimum of four (4) feet wide. 

5. Windows. Cottages within 20 feet of a street property line must meet any window coverage 

requirement that applies to detached single family dwellings in the same zone. 

6. Parking Design (see Figure 27).  

a. Clustered parking. Off-street parking may be arranged in clusters, subject to the following 

standards:  

i. Cottage cluster projects with fewer than 16 cottages are permitted parking clusters of 

not more than five (5) contiguous spaces. 

ii.  Cottage cluster projects with 16 cottages or more are permitted parking clusters of not 

more than eight (8) contiguous spaces.  

iii. Parking clusters must be separated from other spaces by at least four (4) feet of 

landscaping.  

iv.  Clustered parking areas may be covered. 

b.  Parking location and access. 

i. Off-street parking spaces and vehicle maneuvering areas shall not be located: 
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• Within of 20 feet from any street property line, except alley property lines; 

• Between a street property line and the front façade of cottages located closest to 

the street property line. This standard does not apply to alleys. 

ii. Off-street parking spaces shall not be located within 10 feet of any other property line, 

except alley property lines. Driveways and drive aisles are permitted within 10 feet of 

other property lines. 

c. Screening. Landscaping, fencing, or walls at least three feet tall shall separate clustered 

parking areas and parking structures from common courtyards and public streets. 

d. Garages and carports.  

i. Garages and carports (whether shared or individual) must not abut common courtyards.  

ii. Individual attached garages up to 200 square feet shall be exempted from the 

calculation of maximum building footprint for cottages. 

iii. Individual detached garages must not exceed 400 square feet in floor area. 

iii. Garage doors for attached and detached individual garages must not exceed 20 feet in 

width. 

7. Accessory Structures. Accessory structures must not exceed 400 square feet in floor area. 

8. Existing Structures. On a lot or parcel to be used for a cottage cluster project, an existing 

detached single family dwelling on the same lot at the time of proposed development of the 

cottage cluster may remain within the cottage cluster project area under the following 

conditions: 

a. The existing dwelling may be nonconforming with respect to the requirements of this code.  

b. The existing dwelling may be expanded up to the maximum height in subsection (B)(4) or 

the maximum building footprint in Chapter 1, subsection (B)(1); however, existing dwellings 

that exceed the maximum height and/or footprint of this code may not be expanded. 

c. The floor area of the existing dwelling shall not count towards the maximum average floor 

area of a cottage cluster. 

d. The existing dwelling shall be excluded from the calculation of orientation toward the 

common courtyard, per subsection (1)(a) of this section (C). 
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Figure 27. Cottage Cluster Parking Design Standards 
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