
Ci t y  o f  Ta l en t
Planning Commission 

Public Meeting 
Thursday, November 15, 2018 – 6:30 PM 

Talent Town Hall, 206 East Main Street 

A G E N D A  

Note: This agenda and the entire agenda packet, including staff reports, referenced documents, resolutions 
and ordinances are posted on the City of Talent website (www.cityoftalent.org) in advance of each meeting. 
In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this 
meeting, please contact TTY phone number 1-800-735-2900 for English and for Spanish please contact TTY  
phone number 1-800-735-3896.  

The City of Talent is an Equal Opportunity Provider 

The Planning Commission of the City of Talent will meet on Thursday, November 15, 2018 at 6:30 P.M. in 
the Talent Town Hall, 206 E. Main Street.  
The meeting location is accessible to persons with disabilities. A request for an interpreter for the hearing 
impaired, or for other accommodations for persons with disabilities, should be made at least 48 hours in 
advance of the meeting to the City Recorder at 541-535-1566, ext. 1012. 
The Planning Commission reserves the right to add or delete items as needed, change the order of the 
agenda, and discuss any other business deemed necessary at the time of the study session and/or meeting. 

I. Call to Order/Roll Call 

II. Brief Announcements by Staff

III. Approval of minutes; September 27, 2018; October 16, 2018; and October 25, 2018

IV. Public Comments on Non-Agenda Items

V. Public Hearings:

None

VI. Discussion Items

a. Planning Commission Appointment as Architectural Review Committee
b. Efficiency Measures Recommendation – UGB Citizen Advisory Committee

VIII. Subcommittee Reports

IX. Propositions and Remarks from the Commission

X. Adjournment
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TALENT PLANNING COMMISSION 
REGULAR MEETING MINUTES 

TALENT TOWN HALL 
September 27, 2018 

 
Study Session and Regular Commission meetings are digitally recorded and are available by request 

www.cityoftalent.org 
 
The Planning Commission of the City of Talent will meet on Thursday, September 27, 2018 at 6:30 P.M. at Talent 
Town Hall, 206 E. Main Street. The meeting location is accessible to persons with disabilities. A request for an 
interpreter for the hearing impaired, or for other accommodations for persons with disabilities, should be made at 
least 48 hours in advance of the meeting to the City Recorder at 541-535-1566, ext. 1012.  The Planning 
Commission reserves the right to add or delete items as needed, change the order of the agenda, and discuss 
any other business deemed necessary at the time of the study session and/or meeting.  
 
REGULAR MEETING – 6:30 PM  
Anyone wishing to speak on an agenda item should complete a Public Comment Form and give it to the Minute 
Taker. Public Comment Forms are located at the entrance to the meeting place. Anyone commenting on a subject 
not on the agenda will be called upon during the “Citizens Heard on Non-agenda Items” section of the agenda. 
Comments pertaining to specific agenda items will be taken at the time the matter is discussed by the Planning 
Commission.  
 
I. Call to Order/Roll Call at 6:30 p.m. 

Members Present: Members Absent: 

Commissioner Hazel 
Commissioner Hastings 
Commissioner Giesen  
Commissioner Volkart 
 

Commissioner Riley 
Commissioner Milan 
Commissioner Pastizzo 
 

Also Present: 

Zac Moody, Community Development Director  
Stephanie Dolan, Council Liaison  
Darby Ayers-Flood, Mayor (in audience) 

 
II. Brief Announcements by Staff 

Director Moody stated that due to his limited availability for the meeting, he would like to change the order 
of the agenda to address items that needed his input.  Recommended order, public hearing, action items, 
staff comments, consideration of minutes, discussion items and remaining items would adhere to order.     
 

III. Public Hearing 
Director Moody announced that the public hearing (SUB 2018-003) would need to be rescheduled due to 
workload and lack of agency comment.  Moody recommended rescheduling the public hearing to October 
25, 2018.  Moody asked for consensus from the Commission that October 25, 2018 was acceptable for 

http://www.cityoftalent.org/
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the rescheduled hearing.  Commissioner Volkart asked when the application was submitted and what the 
requirements are for holding a public hearing.  Moody advised that because the meeting was published 
and public notified, that the change of meeting time needed to be announced at Planning Commission 
meeting it was scheduled for.  Moody clarified the public hearing procedures.  The Commission agreed 
that the October 25th date was acceptable.   

 
IV. Action Items 

Director Moody advised that the Commission was being provided a copy of the draft Short-Term Rental 
Ordinance for review and discussion.  Moody asked for the Commission to confirm that all changes 
recommended by the Commission at previous meetings were made in the draft being presented.   

 
V. Brief Announcements by Staff 

Need Housing Grant Memo of Understanding (MOU) 
Director Moody advised of the work being done by the UGB Citizen Advisory Committee to make 
recommendations for efficiency measures and that there would be an additional meeting to provide an 
opportunity for the CAC to discuss their recommendation before their recommendation was brought to the 
Planning Commission for recommendation to the City Council.  Moody stated his goal was to have a Study 
Session on October 9, 2018.  Commissioner Volkart acknowledged there was a deadline for getting these 
efficiency measures on the October 9th study session agenda.  Moody confirmed that the City received a 
grant from DLCD to implement the adopted efficiency measures.  Moody explained the grant timeline and 
required grant kickoff date and acknowledged that the efficiency measures may not be formally adopted by 
the kickoff meeting but would be able to get the process going.  Commissioner Volkart raised questions 
about the requirements to sign MOU by a specific date.  Moody provided an explanation about the overall 
grant process and the need to work within the task timelines and dates in the grant.  Moody explained that 
once the MOU was signed the kickoff meeting was to happen within 30 days of signing the MOU, according 
to the agreement.  Moody further explained that there would not be much flexibility with the timelines 
because the timelines were established to allow the consultant to complete similar work with other 
jurisdictions.  Commissioner Volkart requested additional clarification on the grant timelines. Moody stated 
that all work needed to be completed by June 30, 2019.   
 
Talent Municipal Code Update 
Director Moody advised the Commission about the codification process for the municipal code.  Moody 
stated that with the adoption of the new municipal code, all planning documents would need to be updated 
to reflect the numbering in the updated municipal code.  Moody explained the process for completing the 
code update.   
 

VI. Consideration of Minutes 
July 26, 2018 and August 14, 2018 
Commissioner Hastings provided some grammatical corrections to the August 14, 2018 minutes.  
Commissioner Hastings asked if questions proposed about short-term rentals in the August minutes had 
been answered.  Commissioner Hazel stated she believe they were for future discussion. 
 
August 23, 2018 
Commissioner Volkart stated he had a change on the second public hearing (SPR 2018-002).  
Commissioner Volkart asked for additional text to be added to the context of that section to reflect why he 
said what he said.  Commissioner Hazel suggested clarification about the motion in the section that 
discussed supporting Ms. Glass’ request.   
 

 Motion:  Commissioner Volkart moved to approve July 26, 2018 and August 14, 2018 minutes as amended.  
Commission discussed why the motion only reflected the July 26th and August 14th minutes and not August 
23, 2018. Commissioner Hastings seconded.    

 
 Discussion:  Commissioner Giesen stated she was not at the August 14th meeting and assumed she 

should abstain.  Commissioner Hastings stated she was not at either the July 26th or August 14th meeting 
and questioned if she should vote.  Commissioner Hazel requested clarification from the Mayor Ayers-Flood 
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who stated that if the audio was reviewed, Commissioners could abstain.  Commissioner Hazel stated that 
if Commissioners abstained, there would be no quorum.   

 
 Motion:  Commissioner Volkart withdrew his motion.  Commissioner Hastings withdrew her second.   
 
 Motion:  Commissioner Volkart moved to table the minutes approval until the regular scheduled meeting 

in October.  Commissioner Giesen seconded.   
 
 Discussion:  Commissioner Hazel stated that she didn’t think that a motion was necessary to table the 

minutes to the next meeting.  Mayor Ayers-Flood stated that tabling the minutes did require a motion.   
 
 Vote:  All Ayes 
 
 Discussion:  Mayor Ayers-Flood stated that the Commission didn’t need to table the minutes because 

there was no quorum at the meeting.  Volkart acknowledge that there was a quorum.  Mayor Ayers-Flood 
clarified that there wasn’t a voting quorum.   

 
VII. Discussion Items 

Commissioner Concerns – Commissioner Volkart Letter 

Commissioner Volkart requested to table this discussion because the Chair was not in attendance and 
that Moody would have provided answers to questions in the letter.   

Commissioner Giesen stated she was curious about the response to the second page of the letter and 
that tabling the issue seemed appropriate.   

Commissioner Volkart discussed some of his concerns outlined in the letter and the Commission had a 
brief discussion.   

Motion:  Commissioner Volkart moved to table the discussion of Commissioner Concerns – 
Commissioner Volkart Letter to the October 25th regular scheduled meeting.  Hastings seconded.   

Discussion:  Commissioner Volkart requested to amend his motion and move the discussion to the 
October 9, 2018 study session.  Commissioners continued discussion about the content of the October 9, 
2018 study session meeting. Commissioner Volkart withdrew his motion.  Commissioner Hastings 
withdrew her second.   

Motion:  Commissioner Volkart moved to table the discussion of Commissioner Concerns – 
Commissioner Volkart Letter to the October 9th study session meeting.  Commissioner Hastings 
seconded.   

Discussion:   
None 
 
Vote:  All Ayes 

VIII. Subcommittee Reports 
None 

IX. Action Items (continued) 
Short-Term Rental Zoning Code Amendment 
Sonna Bennett – 104 Fairview Street 
 
Ms. Bennett stated that her neighbors are operating a short-term rental and had issues with noise and traffic 
at all hours of the night.  She stated her opposition to short-term rentals.   
 
Commissioner Hastings requested to ask a question of Ms. Bennett.  Commissioner Volkart stated he 
believed it was acceptable and deferred the question to Mayor Ayers-Flood.  The Mayor stated she was 
not sure what the Planning Commission bylaws stated.   
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Motion:  Commissioner Volkart moved to suspend any potential rules that may exist to speak freely.  
Commissioner Giesen seconded.   
 
Vote:  All Ayes 
 
Commissioner Hastings asked if Ms. Bennett was opposed to short-term rentals generally or if she felt they 
could be regulated.  Ms. Bennett acknowledged that other large cities have short-term rentals and would 
support not allowing them.  Commissioner Giesen asked for clarification on how much of the house is rented 
out.  Councilor Dolan asked if the unit was owner occupied.  Commissioner Giesen asked if there was any 
off-street parking.  Ms. Bennett was unsure on the occupancy status or parking layout.   
 
Councilor Dolan stated the purpose of the discussion was to acknowledge that the changes discussed at 
the last meeting were made correctly.  Commissioner Volkart reiterated his position that he opposes them 
and doesn’t want them in Talent.  Councilor Dolan provided insight on the Council’s direction and stated 
that what was being proposed was consistent with the Commission’s discussion at the last meeting.  
Commissioner Volkart stated the Council direction from July of 2017 was to enact a moratorium.  Councilor 
Dolan stated that a moratorium was to be in place only until the issue could be regulated.  Commissioner 
Hazel advised the Commission that a motion was presented and approved at the last meeting.  Commission 
discussed short-term rentals in commercial zones and other planning actions that approved the existing 
short-term rentals. 
 
Commissioner Giesen had questions about the existing non-conforming approved short-term rentals and 
supports the non-conforming section if the approved units would have to meet the requirements of the new 
ordinance.     
 
Commissioners continued their discussion of the proposed regulations.  Mayor Ayers-Flood suggested the 
chair poll each Commissioner to determine if the changes, as recommended have been included in the new 
draft.  Commissioners agreed that the proposed draft included all suggested changes.   
 
Motion:  Commissioner Volkart moved have a public hearing for the discussion of the short-term rental 
ordinance on October 25, 2018.   Commissioner Giesen seconded.   
 
Vote:  All Ayes 
 
Discussion:  Commissioner Volkart asked if he could amend his motion after it had been voted on.  Mayor 
Ayers-Flood stated that there was consensus of the Commission to advance the proposal to the next 
administrative level.  Commissioner Volkart offered to amend his motion to remove the date, however no 
motion was proposed.   
 
Motion:  Commissioner Volkart moved to withdraw his motion.  Commissioner Hastings seconded.  
 
Discussion:  None 
 
Vote:  None 
 

X. Propositions and Remarks from the Commission 
Commissioner Volkart requested an update on modular home on S. Second Street so he could reply to the 
community member on the status.   
 
Commissioner Giesen asked for an update on affordable housing tools.  Mayor Ayers-Flood provided an 
update to the Commission.  
 
Commission discussed the recommended October 9th Planning Commission meeting and the dates conflict 
with an ongoing land use training scheduled for that date.  Commission agreed it would be good to have 
the UGB CAC at the October 9th meeting, but acknowledged the need to change the study session date to 
accommodate Commissioners and those that attend the land use training.   
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Commission suggested October 16th as a possible date for the study session, rather than October 9th.   
 

XI. Adjournment at 7:52 PM 
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Respectfully submitted by: 
 
 
_____________________________________ 
Zac Moody, Community Development Director                     
 
 
Attest:  
 
 
_____________________________________  
 Dave Pastizzo, Planning Commission Chair 
 
Note: These Minutes and the entire agenda packet, including staff reports, referenced documents, resolutions and ordinances are posted 
on the City of Talent website (www.cityoftalent.org) in advance of each meeting. The Minutes are not a verbatim record: the narrative has 
been condensed and paraphrased to reflect the discussions and decisions made.   
 
In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting, please contact TTY 
phone number 1-800-735-2900 for English and for Spanish please contact TTY phone number 1-800-735-3896. 
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PLANNING COMMISSION/UGB CITIZEN ADVISIORY COMMITTEE 
JOINT STUDY SESSION MINUTES 

TALENT TOWN HALL 
October 16, 2018 

Study Session and Regular Commission meetings are digitally recorded and are available by request 
www.cityoftalent.org 

The Planning Commission and the UGB Citizen Advisory Committee of the City of Talent will meet on Tuesday, 
October 16, 2018 at 6:30 P.M. at Talent Town Hall, 206 E. Main Street. The meeting location is accessible to 
persons with disabilities. A request for an interpreter for the hearing impaired, or for other accommodations for 
persons with disabilities, should be made at least 48 hours in advance of the meeting to the City Recorder at 541-
535-1566, ext. 1012.  The Planning Commission reserves the right to add or delete items as needed, change the 
order of the agenda, and discuss any other business deemed necessary at the time of the study session and/or 
meeting.  

JOINT STUDY SESSION – 6:30 PM 

I. Call to Order/Roll Call at 6:30 p.m. 

Members Present: Members Absent:

Commissioner Hazel 
Commissioner Hastings 
Commissioner Giesen  
Commissioner Volkart 
Commissioner Riley 
Commissioner Milan 
Commissioner Pastizzo 
Member Davis 
Member Ponomareff 
Member Clark  
Member Glass  
Member D’Amato 
Member Pare-Miller 
Member Bull 

Member Picard 
Member Nichols 
Member Schweitzer 
Member Prechtel 
Member Safady 

Also Present:

Zac Moody, Community Development Director 
Sandra Spelliscy, City Manager 
Darby Ayers-Flood, Mayor  

Chair Pastizzo discussed the goals of the meeting including hearing from the CAC about their 
recommendation and outstanding concerns and to provide the Planning Commission an opportunity to 
ask the CAC questions regarding their recommendations.   

http://www.cityoftalent.org/
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II. UGB Efficiency Measure Process (City Staff) 

Director Moody gave a brief presentation discussing the efficiency measures process and what was 
accomplished during the first three meetings of the CAC.  Moody expanded on the CAC’s first meeting 
and the CAC’s discussion of the land needs analysis, purpose of efficiency measures and possible 
efficiency measures.    
 
Director Moody detailed the second meeting discussion, including an initial evaluation of the 
recommended efficiency measures.  Moody stated that the discussion included a conversation about 
each measure.  Moody stated there was a discussion about future redevelopment opportunities.   
 
Director Moody detailed the third meeting and that it had been pushed out due to incomplete information 
about the population forecast numbers.  The discussion included the impacts of the new forecast on 
proposed efficiency measures and final staff recommendations on the efficiency measures for 
consideration by the CAC.  Moody acknowledged that not all of the CAC tasks were completed because 
of the need to adopt efficiency measures before making a decision on if a UGB expansion was 
necessary.  Moody acknowledged that the additional allocated meetings would have been used to 
discuss more detailed UGB expansion issues if the decision was to expand the UGB.   
 
The Commission and CAC asked questions about the work that had been completed to date and if that 
information would still be able to be used.  City Manager Spelliscy stated that work completed to date will 
aid in the adoption of new regulations to help the City be more efficient with its land and future 
development.  The Commission had a discussion about why the population forecast was not appealed if it 
was not consistent with the Housing Needs Analysis and also about the code amendment process and 
the CAC’s involvement in that process.  The CAC expressed concern about the process and 
communication of meetings.  The Commission asked how the affordable housing policies being 
considered align with the efficiency measures.  It was stated that the policy development and efficiency 
measures would likely happen simultaneously, and the efficiency measures have a more indirect impact 
on affordable housing while the affordable housing policies have a more direct impact.     

 
III. Recommendations from UGB CAC (City Staff) 

Director Moody advised the Commission and CAC that the recommendations presented to the CAC came 
from the policies already adopted by the City.  Moody explained what the consultant was tasked with 
regarding quantification of the benefit of each measure.  Moody presented the CAC recommended 
efficiency measures including the following: 
 
 Decrease the minimum lot size in RS-5 from 8,000ft² to 6,000ft² to ensure more opportunities for 

missing middle housing and diverse neighborhoods 
 Decrease minimum lot size on RS-7 from 6000ft² to 5000ft² 

     (added capacity of 84 dwelling units) 
 Rezone sites 1-9 from Commercial to High Density Residential (added capacity of 257+ units) 
 Rezone site 10 from commercial to high-density residential with requirement of inclusion of affordable 

housing as determined by planning commission. 
 Rezone sites 11-12 from commercial to high-density residential with requirement of inclusion of 

affordable housing as determined by planning commission in line with goals set for gateway project 
and intent of exploring mixed-use zoning options in those areas. 

 Rezone site 13 from commercial to high-density residential with requirement to inclusion of affordable 
housing as determined by planning commission and including mixed-use. 

 Create medium density zone with 4000ft minimum. 
 Planning Commission set minimum densities in medium- and high-density zones. 
 Planning Commission develop standards for tiny houses. 
 Allow a maximum of 4 lots per flag lot with additional driveway and parking requirements. 
 Planning Commission consider allowing multi-family housing in the CBD zone. 
 
City Manager Spelliscy explained that these measures provide an opportunity for the City to evaluate lands 
that are not currently being used at the highest and best use.  Moody provided an explanation of how 
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changing commercial land to residential high density was an example of indirectly providing more affordable 
housing inventory and being able to use the adopted affordable housing polices on these lands.  The group 
had a discussion on “missing middle housing” and how that term was being applied with these measures.  
Additionally, there was an in-depth conversation about mixed use developments and the need to have a 
mixed-use zone in areas where commercial land would be rezoned to high density residential.    
 
City Manager Spelliscy raised a question about a possible missing recommendation regarding Cottage 
Housing.  Moody acknowledged that the recommendation was missed and would review the audio and 
correct the CAC minutes and recommendation to reflect the change.  The group had a lengthy discussion 
about cottage housing and the differences between accessory dwelling units and cottage housing.  The 
need for a Planned Unit Development (PUD) ordinance to allow the flexibility necessary to build these types 
of developments was discussed.   
 
The Commission and the CAC had a brief discussion about Exhibit A, Implementation Steps from the 
Housing Element.  Moody explained that the efficiency measures were a refinement of the adopted 
implementation steps.   
 

 
IV. CAC Discussion Regarding Recommendations and Other CAC Questions (CAC Chair) 

CAC members discussed what they believed “missing middle housing” was defined as and how they 
believed it should be applied to the proposed efficiency measures.   The discussion was around whether 
this term was directed at the form of the development or if it was intended to be used as a socioeconomic 
term to define a specific financial class.   Overall, the discussion determined that the term “missing middle 
housing” needed to be clearly defined.  Additional questions from the Commission and CAC included 
questions about lot sizes in some of the City’s newer developments and how affordability didn’t seem to be 
considered.  Additionally, there was a discussion of how affordable housing policies could apply to single-
family homes.   
 
CAC members discussed their concerns that the connection between new development and affordability 
and that they believed the discussion of affordable housing options was discouraged.  Spelliscy reminded 
the group that the CAC was tasked with identifying options that could provide a more efficient use of land 
in the City with more indirect methods.  A comment from the CAC was made stating that the efficiency 
measures were secondary to the UGB expansion.  Spelliscy described the UGB expansion process which 
included the requirement to identify efficiency measures before a UGB expansion could be considered.   
 
CAC member continued their discussion about missing middle housing as it pertains to decreasing the 
minimum lot sizes in RS-5 and RS-7.   
 
 

V. Questions to Staff from Planning Commission 
A question was raised by the Planning Commission about the use of manufactured housing as a tool to 
provide affordable housing.   

The group discussed minimum densities and it was suggested that rather than using minimum lot sizes, 
the Planning Commission should consider using minimum densities.   

The group had another discussion on what was intended by “missing middle housing”.  The goal was to 
provide housing for those that live in Talent and those that want to continue to live in Talent and to 
maintain the livability of the community.   
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A question was raised by the Planning Commission on what will be done with the tasks that were not 
completed by the CAC.  Moody stated that it depended on how the efficiency measures advance.  The 
next step would be to begin preparing the amended code language.  The Commission asked how the 
CAC could continue their involvement.  Moody stated he hoped they would be involved in the code 
amendment process but that would be at the Council’s direction and need to be consistent with the grant. 

VI. Adjournment at 8:35 PM

Respectfully submitted by: 

_____________________________________ 
Zac Moody, Community Development Director       

Attest: 

_____________________________________ 
 Dave Pastizzo, Planning Commission Chair 

Note: These Minutes and the entire agenda packet, including staff reports, referenced documents, resolutions and ordinances are posted 
on the City of Talent website (www.cityoftalent.org) in advance of each meeting. The Minutes are not a verbatim record: the narrative has 
been condensed and paraphrased to reflect the discussions and decisions made.   

In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting, please contact TTY 
phone number 1-800-735-2900 for English and for Spanish please contact TTY phone number 1-800-735-3896. 



City of Talent

Efficiency Measures Process

• Overview of UGB Alternatives Analysis Process
 Identify land needs that can’t be met within the existing UGB
 Identify potential land use efficiency measures
 Evaluate land use efficiency measures
 Begin revisions to the zoning map and zoning ordinance
 Revise land need for UGB expansion
 Evaluate UGB expansion alternatives
 Propose UGB expansion

Meeting 1 – June 26, 2018



City of Talent

Efficiency Measures Process

• Discussion of impacts of the draft population forecast
 Land need portion of the Housing Needs Analysis (HNA) will need to

be revised to reflect new forecast
 Need to continue to evaluate land use efficiency measures to ensure

more efficient use of available land and to update the HNA

Land Needs Analysis



City of Talent

Efficiency Measures Process

• UGB expansion
• Provide opportunities for development of more housing
• Provide opportunities for more types of housing
• Impacts of efficiency measures on affordable housing (direct/indirect)
• Implement adopted policies in the City’s Housing Element
• Further refinement of adopted implementation steps

Purpose of Purpose Efficiency Measures

Discussion of Possible Efficiency Measures
• Initial discussion of policies, objectives, and implementation strategies that 

are land use efficiency measures and relevant to the UGB Alternatives 
Analysis



City of Talent

Efficiency Measures Process

• Overview of UGB Alternatives Analysis Process
 Identify land needs that can’t be met within the existing UGB
 Identify potential land use efficiency measures
 Evaluate land use efficiency measures

 Presentation of Information
 Discussion of the Efficiency Measures
 Preliminary Recommendations

 Begin revisions to the zoning map and zoning ordinance
 Revise land need for UGB expansion
 Evaluate UGB expansion alternatives
 Propose UGB expansion

Meeting 2 – July 24, 2018



City of Talent

Efficiency Measures Process

Evaluation of Proposed Efficiency Measures
• Discussion of each efficiency measure in detail
• Presentation of analysis of specific measure
• Questions presented to CAC about specific measures
• Potential redevelopment or zone change opportunities  



City of Talent

Efficiency Measures Process

• Overview of UGB Alternatives Analysis Process
 Identify land needs that can’t be met within the existing UGB
 Identify potential land use efficiency measures
 Evaluate land use efficiency measures

 Discuss revised population forecast
 Discuss impacts of new forecast on proposed efficiency measures
 CAC Efficiency Measures recommendations

 Begin revisions to the zoning map and zoning ordinance
 Revise land need for UGB expansion
 Evaluate UGB expansion alternatives
 Propose UGB expansion

Meeting 3 – September 25, 2018



City of Talent

Recommended Measures

CAC Recommended Efficiency Measures

 Decrease the minimum lot size in RS-5 from 8,000ft² to
6,000ft² to ensure more opportunities for missing middle
housing and diverse neighborhoods

 Decrease minimum lot size on RS-7 from 6000ft² to
5000ft²
(added capacity of 84 dwelling units)

 Rezone sites 1-9 from Commercial to High Density
Residential (added capacity of 257+ units)



City of Talent

Zone Change Options



City of Talent

Recommended Measures

CAC Recommended Efficiency Measures

 Rezone site 10 from commercial to high-density 
residential with requirement of inclusion of affordable 
housing as determined by planning commission.

 Rezone sites 11-12 from commercial to high-density 
residential with requirement of inclusion of affordable 
housing as determined by planning commission in line 
with goals set for gateway project and intent of exploring 
mixed-use zoning options in those areas.



City of Talent

Zone Change Options



City of Talent

Recommended Measures

CAC Recommended Efficiency Measures

 Rezone site 13 from commercial to high-density 
residential with requirement to inclusion of affordable 
housing as determined by planning commission and 
including mixed-use.

 Create medium density zone with 4000ft minimum.

 Planning Commission set minimum densities in medium-
and high-density zones.



City of Talent

Zone Change Options



City of Talent

Recommended Measures

CAC Recommended Efficiency Measures

 Planning Commission develop standards for tiny houses.

 Allow a maximum of 4 lots per flag lot with additional 
driveway and parking requirements.

 Planning Commission consider allowing multi-family 
housing in the CBD zone.
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TALENT PLANNING COMMISSION 
REGULAR MEETING MINUTES 

TALENT TOWN HALL 
October 25, 2018 

 
Study Session and Regular Commission meetings are digitally recorded and are available by request 

www.cityoftalent.org 
 
The Planning Commission of the City of Talent will meet on Thursday, October 25, 2018 at 6:30 P.M. at Talent 
Town Hall, 206 E. Main Street. The meeting location is accessible to persons with disabilities. A request for an 
interpreter for the hearing impaired, or for other accommodations for persons with disabilities, should be made at 
least 48 hours in advance of the meeting to the City Recorder at 541-535-1566, ext. 1012.  The Planning 
Commission reserves the right to add or delete items as needed, change the order of the agenda, and discuss 
any other business deemed necessary at the time of the study session and/or meeting.  
 
REGULAR MEETING – 6:30 PM  
Anyone wishing to speak on an agenda item should complete a Public Comment Form and give it to the Minute 
Taker. Public Comment Forms are located at the entrance to the meeting place. Anyone commenting on a subject 
not on the agenda will be called upon during the “Citizens Heard on Non-agenda Items” section of the agenda. 
Comments pertaining to specific agenda items will be taken at the time the matter is discussed by the Planning 
Commission. 
 
I. Call to Order/Roll Call at 6:30 p.m. 

Members Present: Members Absent: 

Commissioner Hazel 
Commissioner Hastings 
Commissioner Milan 
Commissioner Pastizzo 
Commissioner Giesen  
Commissioner Riley 
Commissioner Volkart 
 

 

Also Present: 

Zac Moody, Community Development Director  
Stephanie Dolan, Council Liaison 
Darby Ayers-Flood, Mayor 
Sandy Spelliscy, City Manager 

 
II. Brief Announcements by Staff 

Spelliscy explained that the Short Term Rental discussion will also be heard by City Council before a 
decision is made. The post card mailer is specific to Short Term Rentals and will be discussed at this 
meeting prior to moving to City Council. Spelliscy added that she will be available to audience members 
that have questions regarding the scope of the discussion or intent of the post card. 

  

http://www.cityoftalent.org/
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III. Consideration of Minutes 

Minutes from July 26, August 14, and August 23, 2018 
Motion: Hazel moved to approve minutes July 26 and August 14, 23. Volkart Seconded. Discussion: 
None. Motion passed unanimously. 

 
IV. Public Comments on Non-Agenda Items 

None 
 
V. Public Hearings  

a. (Quasi-Judicial) Consideration of a 19-unit subdivision and variance on properties zoned RS-MH, 
RS-5 and described as Township 38 South, Range 1 West, Section 25CB, Tax Lots 300, 400 & 
8300, located on Talent Ave. Decisions are based on the approval criteria found in Zoning 
Ordinance 8-3M.150, 8-3L.4 and Subdivision Ordinance 8-2.320 and 8-2.330. Files: SUB 2018-
003 and VAR 2018-001.  
Applicant: Mike Savage, CSA Planning. 

 
Volkart explained he visited the site and communicated with Hastings, Mayor Ayers-Flood, and 
Riley. Ayers-Flood explained they were technical questions about process. Pastizzo and Hastings 
added that they had also visited the site. 
 
Chair read Opening Statement 
 
Staff Report 
• Application for a 19-lot subdivision 
• Variance in regards to Transportation Facility Standards (Road width) 
• 5.12 acres, 1112-1120 Talent Ave and 102 Pleasant View Rd. 
• Noticed properly 
• Agency comments were received 

o TID: Conditions of Approval consistent with TID and ORS 92 
o City engineer explains development was feasible and no immediate concerns 

• Public comments 
o One encouraged denial; one approval 

• Staff believes variance seems reasonable to approve narrow width street and 42 ft width of cul-
de-sac since it is a short stretch of road. 

• One of lots was undersized, did not meet minimum; applicant has resubmitted a new drawing 
showing a different lot size to meet the standard 

• Mitigation for tree removal is not required because landscaping requires nearly 3-times as 
many trees to be planted 

• Staff recommends approval to Planning Commission primarily because: 
o Meets standards of zoning and subdivision code and  
o Connects two key pieces of street together that were intended to connect when they 

were initially developed 
 

Questions of Staff 
Riley asked if there is no lot left to require a future division plan? Moody explained a division plat 
is not something planning commission can hold applicant to but a Re-Division Plan is a condition 
of approval in the final order. Hastings pointed out a clerical error (incorrect date) on page 1 of 
Proposed Final Order. Staff was asked if the Housing Needs Analysis (HNA) included this area. 
Moody explained that yes, they were included in the area that could be redeveloped. Hastings 
asked staff to address stormwater runoff. Moody explained that RVSS requires a stormwater 
facility to be developed for this subdivision, RVSS is the jurisdiction that will approve, and it will be 
accounted for. Milan asked if an Accessory Dwelling Unit (ADU) can be built on proposed lots. 
Moody explained that yes, they could, provided they don’t exceed max lot coverage and can meet 
setbacks; it is certainly allowed in the zone. Volkart pointed out a clerical error on page 17.  
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Public Hearing opened 
 
Mike Savage (CSA Planning, 4497 Brownridge Terrace, Medford OR 97504) 
Savage explained that regarding stormdrains, the development will provide an entire storm 
management system, some conceptual drawings for detention/retention facilities are available. 
Engineers have worked with RVSS and have preliminary approval. Post-development conditions 
should be better than current conditions. Regarding ADU, there are no current plan to provide 
them, but if a spec house is requested with an ADU, that request would be considered. This 
property was inventoried as part of the HNA as buildable land. MH and RS-5 Zoning, the 
southwest portion of project is zoned RS-MH which allows for both MH and stick-built single-
family residences (SFR). The intent at this point is to create stick-built homes. Savage explained 
his understanding is that a Redivision plan – is needed for if a lot exceeds twice the minimum lot 
dimensions, but only one proposed lot meets that criteria, but it has an existing residence plus 
heritage trees, which restricts further division. Savage proposes to supply a redevelopment plan 
but expects the existing residence and trees are not likely to be altered for some time. Savage 
received a phone call concerning a garage on 1114 Talent Ave., and the proposed right-of-way 
from the owner. Based on info from the surveyor plat, the right-of-way is 12-13ft from the garage 
and property line, typically 20ft is required. Savage proposed reducing the park strip or parking 
area to provide more distance between ROW and garage if desired. 

Philip Lani (240 Joy Dr., Talent OR 97540) 
Lani explained that the configuration of extension from Joy Dr. to Nerton St. will increase traffic, 
and desired a provision for people going fast, such as a requirement for signage, etc. Moody 
explained that proper signage will be installed once engineering is done. Signage will be required 
at time public improvement plans are submitted. Lani asked if the proposed area is zoned for two 
structures. Moody explained that setback and building height restrict maximum structure size, 
Technically. Lani explained that neighboring house prices may make his taxes go up; Spelliscy 
explained that is not accurate per her understanding of State Tax code. 

Regarding the cross-street connection between Nerton and Joy Dr., Savage explained that based 
on his conversation with the fire district, they’re enthusiastic, since this will provide safer 
ingress/egress for emergency service. Adding that the requirement of 50ft road width was the 
standard during earlier, adjacent subdivision developments on Joy and Nerton. 

Volkart and the applicant discussed arrangement of lots and fire department input on narrow 
streets. Hazel asked about the garage and right-of-way distance. Savage explained that if we 
wanted to provide the resident with 20ft clearance, on-street parking or park-row could be 
reduced in that area. Spelliscy asked if the decision on what to do regarding this segment of right-
of-way could be saved for a future discussion. Moody recommended the Planning Commission 
grant reduced right-of-way at proposed location, that way the engineer can work out a design with 
the developer. Moody added, the Commission wouldn’t want to set Conditions of Approval 
without having consulted the garage property owner (1114 Talent Ave.). Riley explained she lived 
on a long, straight street that has a speed bump but people still drive very fast. Moody suggested 
that since a variance was requested, the Planning Commission can conditionally approve, making 
a traffic calming measure required mid-block. He recommended leaving the exact traffic calming 
solution up to the city engineer. Hastings asked if the developer is responsible for paying for 
infrastructure such as: sewerage, street lights, etc. Applicant: yes. Volkart asked if this was a 
request for three variances since there are three locations with potentially narrower streets. 
Moody explained that it was one variance, for Traffic Facility Standards. Giesen asked the 
applicant to explain rationale for having driveways in the narrow throat area. Savage explained 
that typically, with lots with multiple frontages on different streets, it is standard to have access 
from lower order or less volume street, that’s the reason for access off of Mariah. 

Public hearing closed 

Moody drafted and read aloud, the following two conditions: 
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1. Prior to final plant, applicant will provide a revised plat that reduces right-of-way width to 
accommodate proper access for 1114 Talent Ave.  

2. Prior to construction, applicant will provide revised public improvement plans that include 
traffic calming measure mid-block of Mariah Lane.  

Motion: Riley moved to approve SUB 2018-003 and VAR 2018-001 with conditions in staff report 
and two additional conditions as read by the planner. Volkart seconded. Discussion: None. 
Motion passed unanimously. 

b. (Legislative) Consideration of Text Amendments to the Talent Zoning Code amending Title 8, 
Chapter 3, Division J, Article 11, Supplementary Provision. Amended language provides review 
procedures for short-term residential rental dwellings within the City of Talent. File: DCA2018-
002. Applicant: City of Talent. Information in regard to this application may be obtained on the 
City’s website at www.cityoftalent.org, Talent Community Development office located at 110 E. 
Main St., Talent, Oregon 97540 or by calling Zac Moody, Community Development Director at 
541-535-7401. 

Chair read Opening Statement 

Staff Report 
• Purpose of the code amendment is to allow regulated Short-Term Rentals (STR) in City 
• STR is currently not regulated by the City 
• Set clear, objective standards 
• Impacts on supply of Affordable Housing in Talent 
• Provide economic benefit for those with need 
• Require registration and record keeping for those offering STR to protect guests and 

neighbors and limit noise and parking issues associated with STR 
• STR definitions: dwelling units rented to 2 successive tenants for periods of less than 30 days 

duration over a 12-month period. 
• Allows STR of up to 3 bedrooms and common area in a dwelling 
• Distinct from LTR for individuals to permanently reside in city 
• Allows operation from owner, or lessee, but lessee has to be a resident from 6 months and 

obtain permission from property owner. 
• There is a one-time app fee then an annual permit fee 
• Conditions of Approval (highlights): 

o Property must be owner occupied, at least 278 days in calendar year 
o May rent out up to 3 bedrooms + common areas 
o NO dwelling may be rented in entirety on short term basis 
o ADU Ordinance: ADU may not be used as STR 
o City staff inspection 
o Business license evidence 
o Online registration portal for state and local taxes, lodging taxes 

• Enforcement 
o Violations of conditions are subject to all fines under TMC 

 

Riley, stated that this looks like it comes with a lot of enforcement and could be expensive, will 
transient tax cover cost of enforcement? Spelliscy explains that’s the goal, and expects they will 
in conjunction with permit and application fees. She added that most enforcement is complaint 
driven. Hastings asked what about non-profit or religious ventures where no money is exchanged. 
Spelliscy explained that if there is no fee, the use wouldn’t not be considered a STR. Hastings 
expressed enthusiasm that this could help people run a small business. Spelliscy added if there is 
a STR operating outside conditions of the ordinance, if they can demonstrate Business License, 
paid taxes under existing regulations for 12-month period before time applied they can be 
grandfathered in. 
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Public Hearing opened 

Philip XXXX (XXX XXXX Dr. Talent OR 97540) 
Lives next to a STR and expressed no problem with it. Experiences more problems with Long 
Term Rentals. Concerned about imposing onerous regulations and micromanaging private 
property owners. 
 

Larry Chase (509 James St., Talent OR 97540) 
In favor. Every time money is involved, it becomes regulated. Chase finds proposed ordinance 
and regulations reasonable. Particularly, they’ll be allowed in all residential zones (allows 
everybody to participate). Lease properties are also included. Chase asked PC to consider 
allowing STR of entire homes, especially considering there is a 278-day time frame. Recommend 
application and permit fees kept reasonable, in line with business use and potential revenue. He 
also encouraged staff to create a checklist that can be used for residents to make this happen. 

Nancy Rush-Yates (126 N. 1st St., Talent OR 97540) 
In favor. Rush-Yates has enjoyed AirBNB during travel and has no problem with some regulation, 
understanding it is important to cherish and protect your neighborhood. When you live in your 
own place and own your own home, having freedoms is important. Rush-Yates would want the 
freedom to use cottage as STR in future if needed. She is concerned about not allowing ADUs for 
BNB.  

Daniel Perry (1199 Suncrest Rd., Talent OR 97540) 
In favor. Perry runs a vacation reservation mgmt. business founded in Talent. According to 
Oregon Travel and Lodging, guests spend more than double in local community stay in: 
entertainment, food and retail shopping. Perry explained that proper regulation is essential, but 
the current proposal may be too much. City should contact VRBO and AirBNB, they have 
ordinance review teams and will help. Portions in Portland and San Diego have been overturned. 
As far as noise and parking complaints go. Perry’s business had 8k reservations in 2 years and 
has not received one complaint from neighbors. 

Mira Brockelman (204 S. 1st St., Talent OR 97540) 
In favor. Brockelman is a new resident of Talent, from Ashland. She bought a house recently with 
a workshop in the back with intent use it as a LTR or STR. She would like to retain that choice. 
Would be beneficial to supplement income. Brockelman asked if ADU can’t be used as STR, is 
that law already in place? Spelliscy said she would address in rebuttal, but yes, it was passed 
recently. Brockelman explained that greater regulation might prevent people from participating 
and thinks allowing this use will draw attention to Talent as being a special place. 

Nancy Buono (240 Sweetbrier Dr., Talent OR 97540) 
Opposed. Prior to buying in Talent, Buono researched the laws to ensure she could rent out 
house if needed because of travel for work. She is pleased that the City is looking ahead, and at 
Short Term housing. She prefers not regulating this. Key items: SF, Seattle, Portland, Eugene, LA 
and SD, each city has STR laws and they’re all less restrictive than what is proposed by Talent. 
Specifically: 
1. Requirement for owner to live there 278 days a year…too much.  
2. Prohibition that total unit not be rented, others don’t have that restriction  
3. Adult on premise at all times (no other cities require this 
All sites rate their owners, and AirBNB has a complaint process. Short term housing rentals help 
people afford to live in their houses. 
 
Carol Jensen (111 Marin Ct., Talent OR 97540) 
Questions. What is the driving force in regulating now? Who is driving it? Spelliscy explained that 
this will be addressed in rebuttal. How will this affect property values? Assessment and Taxes? 
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Jim Schellentrager (1737 Lithia Way., Talent OR 97540) 
Opposed. In 2005, Schellentragers bought a SFR in an area zoned for SFR. They did not expect 
to reside near apartments or hotel/motel zones. They could have chosen to live in those areas for 
a lot less money. Schellentrager proposed to ban this in all SFR areas. He understands people 
want to make money, but the City already regulates home-based businesses and citizens can’t 
have home-based businesses in certain zones. If allowing people to rent out rooms helps pay the 
bills, why can’t he establish a farm on his property. He could supplement his retirement income in 
this way. Schellentrager is opposed to the proposed ordinance but asks the city to consider an 
ordinance to regulate STR use in the manner proposed. 

Robin McKenzie (1843 Summer Pl., Talent OR 97540) 
Opposed. Retired, single income, understands need to make extra money. Bought a single-family 
unit because wanted to live in a place away from people coming and going (like hotels). There is 
already a lack of parking in her area. The place has kids. McKenzie believes the use doesn’t 
belong in areas zoned Single Family housing. 

Susan Newman (126 Suncrest Rd., Talent OR 97540) 
Opposed. Newman moved here to live in a single-family neighborhood. She explained her 
concern is similar to previous speakers. She thinks it will not enhance neighborhoods. The 
regulation has a lot of rules, but enforcement is really up to neighbors. This is not enforceable. 
Will not be a safe environment. Renters might not be well vetted. Home could be used for illicit 
activities. Does not enhance community or property values. Does not help with affordable 
housing. Property values will go up. Understands need for money, has stayed in BNBs but 
doesn’t think Talent is the right community for it. 

Bob Mayer (1780 Anderson Creek., Talent OR 97540) 
Opposed. Mayer has enjoyed seeing Talent grow as people discover it. He has stayed in many 
BNBs over past two years. Mayer explained that there is a vetting process for both owners and 
renters. Mayer knows several people who have BNBs and doesn’t think they’re a bad thing. Nor 
is regulating them. Mayer implored commissioners to keep fees reasonable, since taxes, 
insurance and house cleaning make it difficult for the smaller businesses to be sustainable. 
Mayer is for regulation, but requests keeping regulation reasonable, so smaller businesses can 
stay in operation. 

Staff response 
Spelliscy explained that public testimony makes it abundantly clear why this was a difficult 
regulation to craft. We have lots of competing interests and this was a very careful balancing act. 
It is important to maintain residential character in residential zones. Providing more housing 
options for out of town guests and visitors while ensuring public safety laws are adhered to. 
Ensuring property owners are able to use property to maximize their benefit as well. Spelliscy is 
hopeful they came to a reasonable balance. Currently having STR in a residential zone is not an 
approved use in City of Talent. By having this regulation, it allows greater rights than residents 
already have. If people are offering STR in residential zones, they’re offering something that’s not 
currently allowed. The City is trying to make this option available and above-board. Now basically, 
if we get complaints, all we can do is shut them down, because we don’t have standards to use to 
address complaints. She explained that the reason entire home rentals were excluded: there is 
strong tension between allowance of STR and what that does to affordable housing stock in 
cities. This goes hand-in-hand with primary residence requirement. Wants to ensure STR owner 
resides a major portion of the year at the residence. Regarding the ADU issue: State of Oregon 
changed a law to make it easier for jurisdictions to allow ADU. This was driven in large part for 
need for affordable housing. When searching for model code, Spelliscy researched comparable 
cities: similar in size and issues facing. Larger cities were not considered. Regarding the 
provision requiring adults on premises: this means someone staying at unit during time its rented 
out. It was something discussed before commission and remained in the draft. Spelliscy is 
confident what is presented to commission tonight is constitutional, and well within police powers 
of City of Talent; she is not concerned about challenge to ordinance. This was asked to be 
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developed by the City Council. City knows there are some STR in Talent, but they’re currently not 
regulated and are operating in residential zones and not technically allowed. Council requested 
this over a year ago, and a moratorium was never established per City Attorney’s 
recommendation. Ayers-Flood added that this was initiated over a series of complaints over 
having no regulation at all. In regard to property values, Spelliscy explained that one of the 
biggest drivers of property values is uncertainty, and this would provide additional certainty, there 
is no reason to expect this should impact property taxes, that’s not how Oregon taxes work. Staff 
believes this draft provides a good balancing act. If approved at planning commission and city 
council, the city will determine an appropriate application and permit fee, the lodging tax is 
currently 6% and there is no recommendation to change that at this point. 

Questions of staff 
 
Motion: Volkart moved to extend meeting to 9:30. Riley seconded. Discussion: None. Motion 
passed unanimously. 
 
Don Borns (110 N. 2nd St., Talent, OR 97540) 
Borns expressed concern over this ordinance affecting tax values and potential for it changing the 
value of properties. 
 
Staff response 
Spelliscy, explained that the requirement to notify all residences in Talent by standards of 
Measure 56, was deemed appropriate to provide an abundance of caution. If you own or lease a 
piece of property and wish to operate a BNB. If PLANNING COMMISION decided to recommend 
to CC ban all STR. Yes, that could affect property values, it could be argued that you lost part of 
your ability to use your property to its maximum economic benefit. Whether or not your neighbor 
operates a BNB won’t change how your taxes work on your property. Moody added that the 
language in that post card is required by state law, it doesn’t provide flexibility, it sounds pretty 
threatening but again, it is required by state law. 
 
Public hearing closed 

Discussion 
Dolan thanked everyone who came out to testify, appreciated hearing everyone’s perspectives. 
Hastings asked about the level of review (page 93). Shall be Type 1. Shall be administrative, final 
on date decision is made. Hastings wanted to be sure that decision can’t be repealed. Spelliscy 
explained that’s normally how Type-1 decisions should be done. This is allowed for clear and 
objective criteria. It is determined by if you meet the requirements or you don’t. Milan asked staff, 
if in their view, what elements promote or protect residential character of neighborhood? Spelliscy 
provided the following examples: parking requirement (off-street), signage not permitted, and fact 
that there are clear and objective standards. Required to post and abide by noise rules. Volkart 
explained that he is opposed to the concept of STR in residential zones but wanted to make sure 
language regarding multiple renters is clear. Riley asked what does a person do to operate a 
business in a residential zone? Spelliscy explained that would necessitate a Home Occupation 
permit, but this does not address the issue of renting out physical space in home. Limited traffic to 
house, character of neighborhood doesn’t change, etc. Riley – it impacts livability, it impacts 
economy. Community and safety is important. Doesn’t think they belong in neighborhood, they 
belong in commercial zone. Ayers-Flood recommended Chair press commission for final 
questions and to seek a motion. Volkart asked for more information on ADUs and STR. Moody 
the idea is that something not tagged as a full residence could be rented as a STR. 

Motion: Hastings moved to recommend approval of proposed amendment to Talent City Council 
as described and attached in exhibit a text amendments to Talent Zoning Code amending Title 8-
3.J.11 Supplementary Provisions Procedures for Short Term Dwellings within the City of Talent. 
Giesen Seconded. Discussion: None. Motion passed by roll call vote. 
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Chair Pastizzo informed the audience that this item will proceed to City Council for final 
deliberations. A precise date was not made available. 

VI. Discussion Items 
Regular vs. Study Sessions 
Moody recommended the Commission not hamstring itself by holding study session vs regular 
session. In November and December, it might be difficult to get those meetings in. Moody explained 
that there is a meeting in November for a Quasi-Judicial and possibly another in December. If time 
doesn’t allow because of holidays, he wanted to be sure Quasi-Judicial applications are heard. 
There is a fair amount of work that requires action. The City needs to be able to have flexibility to 
take action and move processes along. Volkart preferred having a study session and suggested 
going to 10. Spelliscy reiterated the heavy workload and the holiday quandry, explaining there is a 
big advantage to providing more certainty. Pastizzo explained that his understanding is that study 
sessions are a special occasion.  
 
Motion: Hastings moved to have two meetings per month starting at 6pm. No Second. Motion 
failed. 
 
Motion: Hastings moved to have 2nd Tuesday and 4th Thursday of every month. Second: Hazel. 
Discussion: None. Motion passed unanimously. 

 
VII. Adjournment at 9:30 PM 
 

Respectfully submitted by: 
 
 
_____________________________________ 
Zac Moody, Community Development Director                     
 
 
Attest:  
 
 
_____________________________________  
 Dave Pastizzo, Planning Commission Chair 
 
Note: These Minutes and the entire agenda packet, including staff reports, referenced documents, resolutions and ordinances are posted 
on the City of Talent website (www.cityoftalent.org) in advance of each meeting. The Minutes are not a verbatim record: the narrative has 
been condensed and paraphrased to reflect the discussions and decisions made.   
 
In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting, please contact TTY 
phone number 1-800-735-2900 for English and for Spanish please contact TTY phone number 1-800-735-3896. 



 
 
 

 
   
 

Planning Commission Agenda Report 
  

 
Meeting Date: November 15, 2018 Primary Staff Contact: Zac Moody 
Department: Community Development E-Mail: zmoody@cityoftalent.org 
Staff Recommendation: Approval Estimated Time: 10 minutes 

 
ISSUE BEFORE THE COUNCIL 
Architectural Review Committee Appointment Recommendation 
 
BACKGROUND 
On December 3, 2014 the City Council approved a motion to have the city Community Development 
Director and the Planning Commission act as the city’s Architectural Review Committee (ARC). At that 
time the Committee had no appointed members. The Council’s intent was that the Community 
Development Director would review and act on Type 1 and Type 2 design review applications, and the 
Planning Commission would review and act on Type 3 applications. The appointment of the Community 
Development Director and Planning Commission as the Committee was set to expire after six months.  
 
This temporary appointment was renewed on July 3, 2018 when the Council passed a new motion.  The 
motion appointed the Community Development Director as the ARC for Type 1 and Type 2 applications, 
with all applications first going to the Planning Commission for a review and recommendation to the 
Director. Type 3 applications continue to be reviewed and acted upon by the Planning Commission with a 
recommendation from Staff. This new appointment by the Council will expire on December 31, 2018. Since 
July, only two ARC applications have been received.  These applications were taken to the Planning 
Commission for a recommendation to Staff and ultimately approved.  This process seems to work well for 
the Commission if additional training is provided.   
 
Vacancies on the ARC have been continually posted on the city’s website for some time, but no applications 
have been received to date.  At the direction of the City Council, the Community Development Director 
and City Manager were asked to provide some options for reestablishing the committee on a permanent 
basis.  Staff’s recommended option was to continue to use the Planning Commission as the Architectural 
Review Committee, but with the addition of one citizen knowledgeable in the field.  Understanding the 
Planning Commission has a very full workload and have been meeting more than once a month, the 
recommendation was to hold the ARC Commission meetings prior to the regularly scheduled Planning 
Commission meeting, similar to how TURA meets before the City Council meeting.  This setup would allow 
the Architectural Review Committee to meet separately to conduct its business and then immediately move 
to Planning Commission once the Architectural Review Committee meeting has concluded.   
 
Staff believes that the Planning Commission can continue to function as the Architectural Review 
Committee with additional training and with the inclusion of an additional members knowledgeable in the 
architectural field.  If the Planning Commission is appointed by the Council as the Architectural Review 
Committee, Staff would need to convene the Architectural Review Committee and revise the bylaws to 
reflect the changes and Council would need to direct staff to seek applications for up to two additional 
members knowledgeable in the architecture field.  During the City Council meeting where this option was 



 
 
 

 
   
 

discussed, the Council directed Staff to consult with the Planning Commission to confirm that the 
Commission as a whole would be interested in permanently serving in this capacity.   
 
RECOMMENDATION 
Staff recommends that the Planning Commission permanently serve as the Architectural Review Committee, 
providing recommendations to the Community Development Director for all Type 1 and Type 2 reviews 
and to consider recommendations from Staff on Type 3 reviews. As recommended by the Council, the 
committee would consist of the Planning Commission and up to two additional members knowledgeable in 
the architecture field.  This new appointment would represent the membership of the new ARC going 
forward, meeting at 6PM prior to a regular Planning Commission meeting.  Staff also recommends that the 
committee, once appointed, revise the bylaws to reflect the new committee membership.   
 
RELATED POLICIES 
None 
 
POTENTIAL MOTIONS 
“I move to recommend the Council appoint the Planning Commission to serve as the Architectural Review 
Committee in accordance with the staff recommendation and that once appointed, the Committee revise 
the bylaws to reflect the new committee membership.” 
 
ATTACHMENT 
None 
 
 



 
 
 

 
   
 

Planning Commission Agenda Report 
  

 
Meeting Date: November 7, 2018 Primary Staff Contact: Zac Moody 
Department: Community Development E-Mail: zmoody@cityoftalent.org 
Staff Recommendation: Informational Estimated Time: 30 Minutes 

 
ISSUE BEFORE THE COMMISSION  
Land Use Efficiency Measures 
 
BACKGROUND 
During the study session on October 16, 2018, staff provided a brief explanation of the UGB Efficiency 
Measure process and presented the recommendations from the CAC.  Following the presentation, the 
CAC was provided an opportunity to have an open discussion regarding their recommendations and to ask 
any clarifying questions about the process and/or the recommendations set forth at the last meeting.  The 
final portion of the study session was dedicated to the Planning Commission to provide an opportunity to 
ask any questions of the CAC and of staff.   

There are many reasons why a city might choose to adopt land use efficiency measures such as those 
identified in (Exhibit B), beyond the requirement of the UGB expansion alternatives process. Many of the 
measures recommended in Exhibit B are meant to meet the City goals and objectives of providing 
opportunities for development of more housing and more types of housing. While the focus of the 
efficiency measure project was initially to support a future UGB amendment, many of the recommended 
land use efficiency measures under consideration are related to production of more housing and/or 
production of more housing that is affordable to lower or middle-income households. The recommended 
efficiency measures not only meet the requirements for a UGB amendment, but also serve are a refinement 
plan for already approved policies, objectives and implementation steps in the Comprehensive Plan.   
 
Code amendments of this magnitude often take many months and in most cases years to implement and 
are done as time permits.  Fortunately for Talent, the City received assistance for these code updates 
through the Oregon Housing Planning Project grant program provided by the Department of Land 
Conservation and Development that will provide technical assistance to develop code language that will 
increase the supply and affordability of housing within the boundaries of the City.  This grant provides the 
City the opportunity to successfully implement many of the policies outlined in the Year 1 and Year 2 
implementation steps of the Housing Element in the City’s Comprehensive Plan. Additionally, in the case 
of Talent, successful implementation of the Housing Element policies also means implementing efficiency 
measures required for a UGB amendment.    
 
The City will work with the Consultant using the recommended efficiency measures to develop new or 
modified residential development standards that provide a clear and objective approval path.  As part of 
these code amendments, the City will also remove or amend criteria or processes that hinder the 
development of needed housing and update standards to ensure that the mix and density of allowed 
housing accommodates needed housing.   
 
 

mailto:rmartin@cityoftalent.org


 
 
 

 
   
 

RECOMMENDATION 
Staff recommends that the Planning Commission forward the attached efficiency measures to the Council 
for consideration as a refinement of the Year 1 and Year 2 implementation steps outlined in the Housing 
Element as well as the City Council goals.   
 
RELATED COMMISSION POLICIES 
None 
 
POTENTIAL MOTIONS 
None 
 
ATTACHMENT 
Exhibit A – Housing Implementation Strategies  
Exhibit B – CAC Recommended Efficiency Measures 
Exhibit C – CAC Approved Minutes 
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EXHIBIT A: Proposed Land Use Efficiency Measures from 
Talent Comprehensive Plan Housing Element 
This appendix presents to housing strategies from Talent’s Comprehensive Plan Housing 

Element. This appendix only lists the policies, objectives, and implementation strategies that 

are land use efficiency measures and relevant to the UGB Alternatives Analysis. While other 

policies and strategies are important for Talent to meet housing needs, they are not the focus of 

this project. 

POLICY 1:  Land Availability: Plan to for a 20‐year supply of suitable  land for Talent’s housing 

needs within the existing urban growth boundary to the extent possible. 

Objective 1.1: Identify opportunities to address the residential land deficits identified in 

the Housing Needs Analysis.  

Implementation Strategy 1.1a: Develop a Medium Density Plan Designation and 

Zone that allows 5 to 10 dwelling units per gross acre and single‐family detached 

and townhouses.  

Implementation  Steps:  (1) Work with Planning Commission  to develop 

this  Plan  Designation  and  develop  a  zone  to  correspond  to  this  Plan 

Designation,  (2)  work  with  Planning  Commission  to  identify  land  to 

include  in  this  Designation  and  zone,  and  (3)  adopt  changes  to  the 

Comprehensive Plan and zoning ordinance  to  implement  these changes 

through a public process. 

When: within 1 year of the Element’s adoption 

Partners: City Staff and Planning Commission 

Implementation  Strategy  1.1b:  Identify  low‐density  residential  land  to  be 

redesignated for medium‐density or high‐density residential uses. 

Implementation Steps:  (1)  Identify  land  that  should be  redesignated  for 

these uses and (2) adopt changes to the Comprehensive Plan and zoning 

ordinance to implement these changes through a public process.  

When: within 1 to 2 years of the Element’s adoption 

Partners: City Staff and Planning Commission 

Implementation  Strategy  1.1c:  Identify  commercial  and  industrial  land  to  be 

redesignated for low‐, medium‐, or high‐density residential uses. 

Implementation Steps:  (1)  Identify  land  that  should be  redesignated  for 

these uses and (2) adopt changes to the Comprehensive Plan and zoning 

ordinance to implement these changes through a public process.  
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When: within 1 to 2 years of the Element’s adoption 

Partners: City Staff and Planning Commission 

Objective 1.5: If the City cannot accommodate the forecast for housing growth within the 

urban  growth  boundary,  evaluate  expansion  of  the  urban  growth  boundary  to 

accommodate housing needs. 

Implementation Strategy 1.5a: Determine whether there is a need to expand the 

urban growth boundary and evaluate the types of residential  land needed after 

completion of the evaluation of land use efficiency measures in Objective 1.1 and 

3.1. If there is a need for an urban growth boundary expansion, the City should 

initiate the analysis necessary to support the expansion. 

Implementation  Steps:  Evaluate  need  to  expand  the  UGB  based  on 

increases in capacity resulting from policy changes in Objective 1.1. 

When: within 1 to 3 years of Element’s adoption 

Partners: City Staff 

POLICY 2: Opportunity for Development of a Range of Housing Types:  Provide opportunities 

for development of a range of housing types that are affordable to households at all income levels 

as described  in  the Talent Housing Needs Analysis. These housing  types  include  (but are not 

limited to): single‐family detached housing, accessory dwellings, cottage housing, manufactured 

housing, townhouses, duplexes, and apartments. 

HUD sets a Median Family Income (MFI) for each county in the nation based on information from 

the U.S. Census’ American Community Survey. The MFI is meant to provide information about 

the income of an average family. In 2016, Jackson County’s MFI was $53,000. 

Objective  2.1:  Provide  opportunity  for  and  support  the  development  of  housing 

affordable  to  low‐income  households,  including  government‐assisted  housing.  HUD 

defines low‐income households as households with less than 60% of MFI (about $32,000 

in 2016). 

Implementation Strategy 2.1c: Revise ordinances to encourage the development 

of accessory dwelling units or other similar small scale dwellings on existing and 

proposed lots to provide a source of affordable housing, such as standardizing the 

development review process rather than requiring a public hearing. 

Implementation Steps:  (1) Develop standards and streamline  the  review 

process for developing accessory dwelling units or other similar small scale 

dwellings in Talent and (2) adopt the revised regulations through a public 

process.  

When: within 1 year of the Element’s adoption 

Partners: City Staff and Planning Commission 
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POLICY 3: Efficient Development Patterns:  The City will support and encourage residential 

development,  infill,  and  redevelopment,  especially  in  downtown,  as  a way  to  use  land  and 

existing  infrastructure  more  efficiently  and  promote  pedestrian‐oriented  commercial 

development in downtown. 

“Infill” is additional development on the vacant portion of a tax lot with existing development 

(i.e., putting a new residence on a 2‐acre tax lot where the existing residence occupies one‐half of 

an acre). “Redevelopment”  is when an existing building  is demolished, and a new building  is 

built, adding additional capacity for more housing. Redevelopment could also include substantial 

renovations of an existing building that increases the residential capacity of the building. 

Objective  3.1:  Provide  a  variety  of  housing  types  in  Talent  at  densities  that  support 

maintaining densities of 6.6 dwelling units per gross acre through 2035 and 7.6 dwelling 

units per gross acre between 2036 and 2060 in urban reserves and areas within the urban 

growth boundary but outside of the city limits.   

Implementation Strategy 3.1a: Evaluate opportunities for allowing smaller lots in 

Talent’s Low Density Residential zoning designations. RS‐7 has a minimum  lot 

size of 6,000 square feet and RS‐5 has a minimum lot size of 7,000 square feet. 

Implementation Steps: (1) Develop regulations allowing smaller  lot sizes 

and (2) develop and adopt changes to the Comprehensive Plan and zoning 

ordinance to implement these changes through a public process. 

When: within 1 to 2 years of the Element’s adoption 

Partners: City Staff and Planning Commission 

Implementation Strategy 3.1b: Evaluate  the development of a  cottage housing 

ordinance  to  allow  for  development  of  small  single‐family  detached  housing 

clustered on a lot, possibly with the inclusion of park or open space.  

Implementation Steps:  (1) Develop a  cottage housing ordinance and  (2) 

develop  and  adopt  changes  to  the  Comprehensive  Plan  and  zoning 

ordinance to implement these changes through a public process. 

When: within 1 to 2 years of the Element’s adoption 

Partners: City Staff and Planning Commission 

Implementation Strategy 3.1c: Evaluate development of a tiny house ordinance to 

allow for development of tiny houses clustered on a lot, possibly with the inclusion 

of park or open space.  

Implementation  Steps:  (1)  Evaluate  the  development  of  a  tiny  house 

ordinance and (2) develop and adopt changes to the Comprehensive Plan 

and  zoning  ordinance  to  implement  these  changes  through  a  public 

process. 

When: within 2 to 3 years of the Element’s adoption 

Partners: City Staff and Planning Commission 
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Implementation Strategy  3.1d: Evaluate  adoption  of minimum  and maximum 

densities in the Medium Density and High Density residential designations and 

zones.  

Implementation  Steps:  (1)  Develop  minimum  and  maximum  density 

standards in each of the zones in the Medium and High Density residential 

designations  and  (2)  changes  to  the  Comprehensive  Plan  and  zoning 

ordinance to implement these changes through a public process. 

When: within 1 to 2 years of the Element’s adoption 

Partners: City Staff and Planning Commission 

Objective 3.2: The City will develop policies and programs to encourage residential and 

mixed‐use development in downtown. (Consistent with Economic Objective 2.1.) 

Implementation Strategy 3.2a: Provide additional opportunities, beyond what the 

City currently provides, for development of housing within the Central Business 

District  zone  in  a  way  that  also  promotes  business  through  mixed‐use 

development. 

Implementation Steps: Identify opportunities for development of housing 

in the downtown area.  

When: within 2 to 5 years of the Element’s adoption 

Partners: City Staff and Planning Commission 

Implementation Strategy 3.2b: Evaluate  the need  for developing a Downtown 

Business District Overlay that supports development of multiple‐story buildings 

(with a maximum of 45 feet) as a permitted use, rather than a conditional use.  

Implementation  Steps: Develop  a Downtown  Business District Overlay 

and the necessary regulations that support the development of multiple‐

story buildings as a permitted use, coordinating with Economic Strategy 

2.2.  

When: within 2 to 5 years of the Element’s adoption 

Partners: City Staff and Planning Commission 

Implementation  Strategy  3.2c:  Refine  design  standards  for  a  new Downtown 

Business District (when it is established) based on the Old Town District Overlay, 

to encourage mixed use development and ensure a reasonable transition between 

single‐story and multiple‐story buildings.  

Implementation  Steps:  Develop  design  standards  for  the  Downtown 

Business  District  Overlay  to  encourage  reasonable  transition  between 

single‐story  and multiple‐story  buildings,  coordinating with  Economic 

Strategy 5.4d. 

When: within 2 to 5 years of the Element’s adoption 

Partners: City Staff and Planning Commission 
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Implementation  Strategy  3.2d:  Identify  and  plan  for  investments  and 

infrastructure  necessary  to  support  redevelopment  of  key  sites  in  downtown. 

(Consistent with Economic Strategy 2.1f.) 

Implementation Steps: (1) As identified in the Economy Element, Strategy 

2.1e,  identify  investments necessary  to  implement  the master plans.  (2) 

Identify and include available funding for the infrastructure investments 

into the Capital Improvements Plan. 

When: within 5 to 10 years of the Element’s adoption 

Partners: City Staff 

Objective 3.3: The City will develop policies and programs to encourage residential and 

mixed‐use development in other areas of the city.  

Implementation Strategy 3.3b: Evaluate opportunities to rezone commercial land 

on streets not adjacent to Talent Avenue to meet identified residential land needs. 

(Consistent with Economic Strategy 2.2a.) 

Implementation Steps: (1) Identify undeveloped commercial land in areas 

compatible for development of needed housing types. 

When: within 1 to 2 years of the Element’s adoption 

Partners: City Staff 

POLICY 4: Zoning Flexibility: The City will support residential development through adopting 

a flexible zoning code that provides City Staff with flexibility to balance the need for housing and 

to provide consistency with the required density targets in the RPS (in urban reserves and areas 

within  the urban growth boundary but outside of  the city  limits, develop at an average of 6.6 

dwelling units per gross acre through 2035 and 7.6 dwelling units per gross acre between 2036 

and 2060) while protecting scenic and natural resources and maintaining the quality of life of the 

residents of Talent.  

Objective 4.1: Consider standards for residential development that allow for flexibility in 

lot size standards and required setbacks.  

Implementation Strategy  4.1a: Revise  the City’s  flag  lot  ordinance  to  provide 

consistency  with  other  residential  zones  for  lot  setback  requirements  and  to 

provide opportunities for increased density.  

Implementation Steps: (1) Evaluate flag lot standards, reviewing lot size, 

dimensions and access and (2) Revise ordinance to more clearly define flag 

lots, identify the purpose of a flag lot, when and how many flag lots can be 

created and specify standards.   

When: within 2 to 3 years of the Element’s adoption 

Partners: City Staff and Planning Commission 

Objective  4.3:  Streamline  the City’s  building  permit  review  process  to  encourage  an 

expedited review of all types of building permits.  



UGB CAC Recommended Efficiency Measures 
 

• Decrease the minimum lot size in RS-5 from 8,000ft² to 6,000ft² to ensure more 
opportunities for missing middle housing and diverse neighborhoods. 
 

• Decrease minimum lot size on RS-7 from 6000ft² to 5000ft² 
 

• Rezone sites 1-9 from Commercial to High Density Residential 
 

• Rezone site 10 from commercial to high-density residential with requirement of 
inclusion of affordable housing as determined by planning commission  

 
• Rezone sites 11-12 from commercial to high-density residential with requirement 

of inclusion of affordable housing as determined by planning commission in line 
with goals set for gateway project and intent of exploring mixed-use zoning 
options in those areas  

 
• Rezone site 13 from commercial to high-density residential with requirement to 

inclusion of affordable housing as determined by planning commission and 
including mixed-use  
 

• Create medium density zone with 4000ft minimum 
 

• Planning Commission set minimum densities in medium- and high-density zones 
 

• Planning Commission develop standards for tiny houses 
 

• Complete the code change to allow cottage housing in medium and high-density 
zones 
 

• Allow a maximum of 4 lots per flag lot with additional driveway and parking 
requirements 

 
• Planning Commission consider allowing multi-family housing in the CBD zone 
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Implementation Strategy 4.3a: Review  the  current process  for building permit 

review and processing time with Jackson County and make recommendations to 

increase the speed of the building permit review process.  

Implementation Steps: (1) Work with Jackson County to revise the City’s 

current  Intergovernmental  Agreement  (IGS)  to  include  new  building 

permit review and processing procedures to ensure the timely review of 

building permits.  

When: within 2 to 3 years of the Element’s adoption 

Partners: City Staff and Planning Commission 
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