
PLANNING COMMISSION 
MEETING MINUTES 

TALENT TOWN HALL 
March 28, 2019 

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

The Planning Commission of the City of Talent will meet on Thursday, March 28, 2019 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 Plann ing 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 7:07 PM 

Members Present: Members Absent: 

Commissioner Bull Commissioner Hastings 
Commissioner Giesen 
Commissioner Hazel 
Commissioner Pastizzo 
Commissioner Riley 
Commissioner Volkart 

Also Present: 

Darby Ayers-Flood, Mayor 
Eleanor Ponomareff, Council Liaison 
Zac Moody, Community Development Director (COD) 

II. Brief Announcements by Staff 
Parks Survey Cards 
COD explained this is one of the outreach methods to obtain input from public for Parks Master Plan Update. 
Parks Commission, University of Oregon and City staff are working on this project. The QR Code links to 
an online survey. Surveys are in English and Spanish . COD asked commissioners to share this via social 
media. Staff will work with local businesses to have these things handed out at checkstands. Gift cards to 
local businesses can be won. Survey closes on 151h of April. High density residential common areas, 
businesses, public facilities and parks will be used to spread the word . 
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Upcoming Meeting Schedule 
COD sent email to Chair and Vicechair that outlines schedule with regard to: study sessions, Quasi-Judicial 
applications and Architectural Review applications. The plan is to do two Architectural Review (ARC) 
applications on April 9th; as proposed, the ARC meeting will be at the normal time and extend forward as 
necessary. On April 9th there aren't any land use applications. 25th needs to be kept concise, there will be 
two ARC applications for that too. Fortunately, both buildings are identical. 

Volkart asked about the upcoming May 23rd Planning Commission meeting 
COD explained that on May 14th a Quasi-Judicial application will be heard , then on the 23rd there will be 
another Quasi-Judicial application (regarding Urban Renewal Subdivision for Gateway Project) . COD 
added that yes, there is room for additional study time if needed. 

Ill. Consideration of Minutes 
Volkart reminded Staff about the December 27th 2018 Study Session minutes 

March 12th 2019 Regular Meeting Minutes 
Motion: Hazel moved to approve minutes from March 28th [sic]. Pastizzo seconded . Discussion: 
None. Motion passed with Commissioner Giesen abstaining. 

IV. Public Comments on Non-Agenda Items 
None 

V. Public Hearings 
None 

VI. Discussion Items 
Talent Zoning Code Amendments - Draft Code Update Concepts 
Commissioners asked staff about next steps and supplying input to consultants . 

Upcoming Open House 
Consultants are working on content for the April 24th Open House. Decker (JET Planning) will 
address Zoning Code amendments, Mathez (3J Consulting) will have a station for Subdivision 
Amendments, COD will talk to public about proposals procedure-wise. They will take information 
and questions and possibly provide a survey. 

Questions from Commissioners 
Volkart asked if the code updates will require a Measure 56 notice. COD said yes, but staff is not 
yet 100% certain about the First Hearing date, which is required to be on the Measure 56 notice. 
This will cost approximately $1000 to mail , and staff time. The goal is to make it as inexpensive as 
possible, ideally the index-card sized Measure 56 mailer will point out both the Open House date 
and the first Public Hearing date. 

Riley asked if consultant grant work terminates in June. COD said yes, but staff has budgeted to 
keep consultants around a while longer if needed since the City is asking them to create a lot of 
code amendments in a short period of time. Staff preference is to have as much done as possible 
up front. Riley asked about the associated citizen advisory committee (CAC). COD explained he is 
unsure how that will be structured at this point and will take a look at the grant. Adding , if a CAC is 
required, it will be done. 

Vernon Davis (1916 Talent Ave ., Talent OR 79540) 
Written synopsis available for public record (EXHIBIT A) . Davis is part of a citizen group that had a 
primary focus on an Expedited Land Division (ELD) in South Talent. Because the proposed action 
was an ELD, the Planning Commission wasn't involved , the group came together to make sure 
their concerns were heard and considered regarding the new code update: 
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Davis pointed out that the appeals officer found some parts of Talent's land use code weren't legally 
binding as implied. He suggested looking at Hearings Officer report from the ELD appeal. 

Secondly, Davis reminded the commission of last summer's fire season, and secondary access 
being very important for the safety of citizens in an emergency. Davis prefers secondary access as 
a default, with possible exceptions for single access. 

Third, Davis expressed interest in continued Public Input. He acknowledged consultants shift 
towards Type-2 land use reviews, instead of Type-3. He cautioned the commission to avoid moving 
away from citizen committees. Davis urged the need for democracy, but also acknowledged the 
need for housing. 

Comments received by Staff 
CDD has also received email comments from Ronald Laupheimer of the South Talent 
Neighborhood Association and provided copies to commissioners (EXHIBIT B). 

Initial comments from Commissioners 
Commissioners discussed: prioritizing multi-family housing and rezoning some commercial lands 
being important from UGB CAC vantagepoint. Emphasizing that reducing lot minimum densities 
shouldn't be the sole consideration. The importance of Missing Middle Housing was also discussed. 

CDD pointed out that the Division of Land Conservation and Development (DLCD) chose the 
project consultants based on their ability provide more housing for all income ranges. Commission 
asked if public input will go directly to consultants too . CDD said yes. 

Formation of a CAC 
The Memorandum of Understanding was briefly discussed. Ayers-Flood asked if the Interim Policy 
will be used to form the CAC. Staff replied affirmatively. 

Review of Consultant Presentation from 3/12/19 
Staff suggested using the presentation to guide the discussion, since it very closely mirrors the 
memo. The commission informally agreed. CDD suggested commissioners ask questions as they 
review the content. 

Welcome and Project Overview (Slide 2) 
CDD gave an example of what the consultants are looking for, can we (the City) make Site Plan 
Review Standards Clear and Objective for a Multi-Family use? There's a lot of discretion implied in 
a Quasi-Judicial (Type Ill) review that can discourage development. Simply put, what land use 
Types that are currently Ill should really be II? 

Ayers-Flood asked if there been other discussion about things that would be changed . CDD 
explained that the Site Plan Review code is in bad shape and will be one of the focal points of their 
work. 

Residential Code Requirements (Slide 4) 
CDD explained that as we change code, it needs to be consistent with the Statute, but there are 
probably ways to tailor that to meet the community's needs. CDD elaborated, between what is 
required in the ORS and what is outlined in the Housing Needs Analysis (HNA), there is probably 
enough gray area to provide flexibility to Cities. 

Clear and Objective (Slide 7) 
CDD explained Clear and Objective as relates to Land Use. Type I is very clear and objective; Type 
II, pretty clear and objective might require some discretion, but less than a Type Ill; ex: small Multi
Family housing complex. The goal is to provide clear and objective standards. 
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Subdivisions (Slide 9) 
Commissioners and Staff discussed Subdivision, which is the creation of 4+ parcels. Currently, the 
preliminary plat gets seen by the planning commission; final plat is a Ministerial (Type I) review to 
ensure proposed plat is consistent with what was approved by the commission . With a partition, it 
takes very little time and no discretion is applied, you either meet the requirements or you don't. 

Planned Unit Developments (PUD) 
Volkart asked the COD about the PUD ordinance. COD explained this ordinance was suspended 
twice, then the suspension ran out. It was suspended with the intent to amend problems that derived 
from it originally. Some problems with it relate to street size and compatibility of neighborhoods. 
PUDs offers more flexibility to the developer. 

Volkart asked if the PUD ordinance is effective. COD explained that the PUD ordinance IS effective. 
The suspension ended circa 2008. COD explained that Decker has good examples of Cottage 
Housing that don't involve the use of a PUD. Riley explained that the City of Ashland uses 
performance standards (over PUDs) and thinks it's too big of an issue to be a part of this project. 
COD agreed. 

Bull asked for a description of a PUD. COD said that a PUD gives opportunity for a developer to 
modify sections of the ordinance, offers a give/take, historically the public does not benefit as much 
as the developer. Commissioners briefly discussed PUD project examples in the City such as Old 
Bridge Village and Clearview. Commissioners discussed Design Neutral concerns and agreed not 
to call it a Cottage Housing ordinance, because there isn't a desire to lock in the Cottage style, 
which is what the consultant was driving at. Cluster Housing language would be more appropriate. 

House Bill 2001 and Duplexes 
Ponomareff asked if the commission would be okay with duplexes in low-density zones. COD 
explained that in discussion with consultants, allowing duplexes on corner lots could meet the spirit 
of HB 2001 . Ponomareff, asked the commission if they want to be more ambitious. Volkart 
explained that the commission has asked consultants meet as much of HB 2001 as practical, while 
exercising restraint and consideration for the rural part of Talent. Commissioners discussed Multi
Family use in Low-Density zone, using areas with big back yards that are connected to each-other. 

Commissioners also discussed parking requirements and Tiny Housing. COD explained that Tiny 
Houses were combined with the Cluster Housing code. He added, there might be a possibility for 
reconfiguring portions of Mobile Home park sites to accommodate Tiny Houses. Ayers-Flood 
expressed enthusiasm about this Tiny Housing opportunity. 

Accessory Dwelling Units (ADU) and Manufactured Homes 
Riley recently discovered and obstacle to affordable ADUs, there are limits on Manufactured 
Homes; they can't be smaller than 1000 sqft. However, there are energy efficient Manufactured 
Homes that are 500 sqft out there that would make excellent ADUs. 

Giesen asked about Objective 4.6, regarding Form-Based Housing/Code. COD explained that this 
looks at styles of development, not density; it is a lot like Cluster Housing . The initial thought with 
that Implementation Step was to try that in TA-4 and 5. However, changes to RM-22/HD density 
caps will accomplish the same thing, we're just not calling it form-based code. 

Riley suggested removing Architectural Design Standards from this effort ; they nothing to do with 
Needed Housing. COD explained that the city isn't looking at revising design code, but there are 
some standards for Needed Housing that has some exemptions for Historic Districts. COD 
reiterated, intent is not to modify Historic District standards, but to be consistent with clear and 
objective requirements. 

Motion: Hazel moved to extend the meeting for 15 minutes. Bull seconded . Discussion: None. 
Motion passed, with Riley opposed. 
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Ponomareff recommended getting consensus to give direction to consultants. Riley read back a list 
to commissioners of items they agreed were important: 

1. Enable Housing Clusters and appropriate Multi-Family in lower density residential zones 
2. Work on Mixed-Use and residential in our commercial zones 
3. Clear and Objective criteria for Needed Housing 
4. Look at Parking Standards (to change them without giving people a cramp walking home) 
5. Explore Tiny Houses in Manufactured Home parks 
6. 500 sqft manufactured homes for ADUs 

Commissioners informally agreed to topics on the list. Regarding 500 sqft manufactured homes, 
COD explained this could be a very easy code amendment. He added, 1000 sqft was made the 
minimum to keep someone from bringing in a very early-model single-wide unit. 

COD encouraged commissioners to email him if there are additional topics or concerns. 

Riley expressed interest in seeing graphic illustrations at the upcoming Open House. COD 
explained the Open House will have three stations, a very small presentation explaining to those 
in attendance what is going on and introducing the process. The COD will discuss review types, 
there will be boards ready for people to see some options and provide opinions. There will be 
graphic displays and a survey. Volkart asked if there will be an opportunity to get the Measure 56 
notice out before the Open House. COD said yes, he just had to get confirmation from City Manager 
since it's 2700 notices. Staff also needs to formulate language and get it on a small index card . 

VII. Subcommittee Reports 
None 

VIII. Propositions and Remarks from the Commission 
None 

IX. Adjournment at 9:15 PM 
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ity Development Director 

AttestHJ \k1D 
Derek Volkart, 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 TIY 
phone number 1-800-735-2900 for English and for Spanish please contact TTY phone number 1-800-735-3896. 

Planning Commission Meeting Minutes I March 28, 2019 I Page 6 



March 28, 2019 

To: Zac Moody, Community Development Director 
Talent Planning Commission 

From: Vernon J Davis; RMDavisTrust@gmail.com 

re: Housing Code update project 

As a Council member of the South Talent Neighborhood Association and as someone who has been 
significantly involved in the process and litigation associated with an Expedited Land Development 
(ELD) at 201 Belmont Road, I urge that the following issues be strongly considered during the update 
process. 

1) Ensure that the codes are written in such a way that they will withstand legal scrutiny so that 
they will achieve the intended purpose. 

During the appeal process regarding the 201Belmont Road ELD application, it was discovered 
that aspects of the Comprehensive Plan could not be applied because they were not reflected in housing 
code. The specifics of the problem can be read in the Hearings Officer report. It would be a waste of 
time and money to revise the housing codes if they could not be applied when challenged. 

2) Make the 2 access point rule the default. 

The 2019 fire season and the associated disasters in the west provide a lesson that cannot be 
ignored regarding the necessity of having well developed ingress and egress routes during emergencies. 
While there may be times when a single access route is feasible without compromising safety, single 
access should be the exception and not the rule. 

3) Maintain Type III reviews as the primary and default process. 

Talent's goals regarding public participation are ill served by bypassing the Planning 
Commission. Efficacy in approving housing projects should not come at the expense of safety and 
public input. While there is a place for Type II reviews, the City and its citizens are best served by 
taking the time for public scrutiny and input that occurs in the Planning Commission. 



Zac Moody 

From: 
Sent: 
To: 
Cc: 
Subject: 

Mr. Moody---

ronald.laupheimer@gmail.com 
Monday, March 11, 2019 4:46 PM 
Zac Moody 
commisionervolkart@icloud.com; Mayor Talent; Sandra Spelliscy 
March 12, 2019 Talent Planning Commission Hearing---Questions re the Talent Code 
Update Project and 3J Consulting's Memorandum on Draft Code Update Concepts 

I have reviewed the February 18, 2019 3J Consulting Memorandum 
("Memorandum") to the · Talent_Planning Commission regarding the Talent Code 
Update Project ("Project") and 3J's Draft Code Update Concepts which will 
be discussed at tomorrow evening's Planning Commission meeting and have 
several questions regarding the Code Update Project's possible effect on 
any future development applications for the properties west of the 
railroad tracks. You asked me to address you (not the consultants) 
regarding any questions I or other citizens might have about the Project 
and 3J Consulting's Draft Code Update Concepts. Those questions are set 
forth below. 

Some background is needed before my inquiries. You are of course familiar 
with the opposition and litigation regarding the 201 Belmont Road property 
owners' recent attempt to develop that property with an ELD Application 
and avoiding any Talent Planning Commission review. The City, Hearings 
Officer and Oregon Court of Appeals all rejected such an approach using 
the ELD statutes. 

One of the major arguments the opponents of that Application made was that 
the Talent Comprehensive Plan in Element F required as mandatory permit 
approval criteria various standards for any property development west of 
the railroad tracks and in the Railroad District Master Plan, including 
specifically mandating 2 accesses to any such property under the 10.2.1 
standard of the Plan. The Hearings Officer rejected that argument. 

On pages 17-26 of the Hearings Officer's September 5, 2018 Decision and 
Final Order denying the 201 Belmont Road ELD Application, he explained in 
detail why the two-access standard was not a Subdivision Code mandatory 
permit approval criterion and how the City could easily accomplish that 
result through the use of proper incorporation language. 

At a November 29, 2018 meeting, both the City Manager and the Mayor 
promised all of us members of the South of Talent Neighborhood Association 
Council ("STNA") present that the incorporating of the two-access standard 
for west of the railroad tracks development and other Comprehensive Plan 
Element requirements such as the City's Transportation System Plan 
(Element D) into the Zoning Code and/or Subdivision Code as mandatory 
permit approval criteria was going to be part of the Talent Code Update 
Project. STNA and other members of the public have therefore been 
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watching when and how that would occur to ensure City follow through on 
that promise. 

With that background in mind and the publication of 3J Consulting's 
Memorandum, below are my questions: 

1. At the top of page 3 of the Memorandum, it states one of the topics 
under the heading Code Update Topics--Subdivisions to include: 
"Clarify standard requiring secondary access for subdivision 
preliminary plats to implement comprehensive plan goal (17.10.050 
or 17.10.060)". 

We assume that part of the Project Code Update is to follow through 
on the City Manager's/Mayor's promise to properly incorporate the 
Comprehensive Plan's 2-access standard in Section 10.2.1 into the 
Talent Zoning and/or Subdivision Code as a clear mandatory permit 
approval criterion like the Hearings Officer explained. If that 
assumption is not correct, please explain in detail what is meant 
by the above-noted language. 

Additionally, I did not see in 3J Consulting's Memorandum any 
discussion of the proper incorporation of the other Talent 
Comprehensive Plan's goals and standards into the Subdivision Code 
and/or Zoning Code as clear mandatory permit approval criteria for 
any west of the railroad tracks property development. Where and 
how will that effort be handled as part of this Talent Code Update 
Project so that there is no confusion regarding what specific 
criteria are applicable to any future development proposal? 

2. At the bottom of page 2 of the 3J Consulting Memorandum regarding 
Subdivisions, it states the main goal is to: "Develop clear and 
objective standards for subdivision preliminary plat to facilitate 
a Type II review, including requirement for Type III Planning 
Commission review in 17.15.010.B, approval criteria in 17.15.030, 
development standards in 17.10 that defer to Planning Commission 
discretion." In other places of the Memorandum, it states this 
Code Update is to "ensure Type II [review] path is available for 
all residential uses." (See, e.g., the middle of page 8 of the 
Memorandum under the heading "Development Review and Procedures" 
and the discussion of "Priority Code Amendments" on page 2 to 
reduce the number of Planning Commission Type III reviews wherever 
possible.) It is clear from the numerous references throughout the 
Memorandum that reducing the number of land use matters coming 
before the Talent Planning Commission for decision as part of a 
Type III review is one of this Project's primary methods of 
removing any and all so-called "restrictions" to achieving Talent's 
housing goals. 

STNA opposes the reduction of any public notification and full 
participation in the City's activities, particularly when it 
involves potential property development issues. We assume such 
possible lower standard of review will not include possible 
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development of property west of the railroad tracks because of the 
unique safety, access and other non-typical concerns related to 
such property. If that assumption is not correct, please explain 
how such a lower standard of review could be applicable to the 
development of any west of the railroad tracks property with all of 
the major problems associated with those properties. 

This Code Update Project is quite significant for all property owners and 
citizens of Talent. Therefore, I ask you make this email and any response 
from you part of the record of this effort. Moreover, because of the 
significance of this Project, I also request a public hearing be held with 
specific notice to all potentially-affected property owners so they are 
given a real opportunity to learn about this major code update effort and 
participate in it. 

Thank you in advance to your prompt and detailed response to my inquiries 
and requests described above. 

'RoY\I Lau:p~ 
146 Hilltop Road 
Talent, OR 97540 
(415) 564-5555 
ronald.laupheimer@gmail.com 

~ Please consider the environment before printing this email. 
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To: Talent Planning Commissioners 

From: Jim and Rhonda Gleaves, 121 S. Pacific Hwy, Talent 

Re : Zoning Code Amendments 

Dear Commissioners, 

We are owners (and residents) of a property that is part of your Site 12 of properties that 

might be considered to be rezoned, from commercial to residential. 

In support of th is rezoning, we note that your 3J Consulting Memorandum 

(Feb 12, 2019, page 7, see attached) states: 

"Mixed-use development on individual sites requires a rare constellation of factors, 

to be successful." 

The Consultants here are casting doubt on the value of Mixed-use zoning, to provide 

housing. 

One problem with Mixed-use is that it makes residential construction dependent upon 

commercial construction. If Talent doesn't see much commercial activity, then 

Mixed-use zoning will not provide any residences. 

The Memo then considers a strategy that includes selectively rezoning some commercial 

properties to residential zoning. 

We believe that rezoning commercial properties to residential-only, is the option that will 

produce actual housing in Talent. 

As owner, and resident, of a property that we believe will never be developed commercially, 

due to configuration and large creek setback, we would like to see Talent change the zoning on 

our property, to residential. We would be interested in anything from Cottage housing, 

to High Density. 


