
 

C i t y  o f  Ta l en t  
Planning Commission 

Public Meeting 
Thursday, September 22, 2016 – 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, September 22, 2016 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. Consideration of minutes from the August 25, 2016 Planning Commission meeting; 

IV. Public Comments on Non-Agenda Items; 

V. Public Hearings; 

None 

VI. Discussion Items; 

a. Work Session – Housing Needs Analysis & Draft Housing Policies 
 

VII. Subcommittee Reports; 

VIII. Propositions and Remarks from the Commission; 

IX. Adjournment – Next Meeting October 27, 2016 



 
 

TALENT PLANNING COMMISSION 
REGULAR MEETING  

                       MINUTES 
TALENT TOWN HALL 

August 25, 2016 
 

Study Session and Regular Commission meetings are being digitally recorded and will be available on the City 
website: www.cityoftalent.org  

 
The Planning Commission of the City of Talent will meet on Thursday August 25, 2016 in a regular session 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.  
 
REGULAR COMMISSION 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 6:33 P.M.  
     

Members Present:      Members Absent:     
Commissioner Hazel     Commissioner French 
Commissioner Milan   
Commissioner Pastizzo 
Commissioner Riley  
Commissioner Schweitzer 
     
Also Present:  
Zac Moody, Community Development Director  
Jeff Wilcox, Minute-Taker 
 

II. Brief Announcements 
Housing needs analysis (HNA) Update – Moody reminded commissioners that Milan is on the Citizens 
Advisory Committee (CAC), the second HNA meeting is about to take place, and that there will probably 
be five meetings total. Moody explained that he is trying to drum up more participation from residents. 
He advised commissioners that they will have a work session before the final CAC meeting, then the 

http://www.cityoftalent.org/
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Planning Commission will review the final document. Moody explained that some changes include a new 
Comprehensive Plan designation for medium density residential, and possibly allowing residential uses on 
the ground floor of commercially zoned properties. Moody explains these decisions have the opportunity 
to impact a larger population of people; therefore, he expects the decision making process will take 
longer. He invited commissioners to participate in the upcoming HNA meeting. 
 
Planning Commissioner Binder Update – Moody requested that commissioners leave behind their binders 
so that staff could review them, to ensure the most current development regulations are available for 
reference. 
 

III. Consideration of Minutes for July 28, 2016 
Riley explained that she missed the previous meeting but had reviewed the minutes, she then asked if 
French had been made a voting member of the Planning Commission by a vote from the Planning 
Commission. Moody confirmed, explaining French was the first alternate to be brought onboard. Riley 
explained that based on her interpretation of the Planning Commission enacting ordinance (Ord. 849), the 
Mayor has to select the Planning Commission member. Moody explained that the Mayor had selected 
both French and Riley for the Planning Commission, however the guiding ordinance does not provide 
direction as to how individuals are appointed to voting member status. Moody explained that he would 
follow up with the Mayor and City Manager to ensure compliance with Planning Commission 
requirements and that he would include Riley in this correspondence. Riley explained that the absence of 
a Vice Chair for the next few months should also be addressed during this discussion. Hazel concurred, 
explaining that clarification would be helpful due to the vague wording in Ord. 849. Hazel asked if the 
commissioners would entertain a motion to approve the minutes as written. 
 
Motion: Commissioner Milan moved to approve the Minutes of July 28, 2016. 
Commissioner Riley seconded and the motion carried. 

 
IV. Public Comment on Non-Agenda Items  

None   
 

V. Public Hearings 
None 

 
VI. Discussion Items 

Work Session – Miscellaneous Code Amendments 
 
Agriculture in Residential Zones 
Moody explained that the current definition of Agriculture does not differentiate the scope of agricultural 
operations. ie: small, personal, back yard gardening uses vs. large-scale commercial growing operations. 
Moody explained that currently, there is a lot of interest in commercial growing marijuana and grapes 
(vineyards) in land with a residential zoning designation, land which is in short supply already. Moody 
explained there are a few paths the planning commission could pursue; they could opt to: preclude large-
scale agricultural operations, leave the zoning code as-is, or pursue a balanced approach that allows for 
limited, non-invasive domestic agriculture. 
 
Riley explained that the commission would have to define “large” for these agricultural operations. 
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Moody agreed, and mentioned this is specific to any type of commercial agriculture, not only cannabis 
and vineyards. 

Pastizzo asked if business licenses could act as a barrier to entry for commercial agriculture. 

Moody explained that a business license won’t be allowed unless the land use is allowed in the zone; 
therefore, business license wouldn’t be the restricting factor, the land use approval will be. He asked the 
commission for feedback if he was on the right track with limiting large-scale commercial agricultural 
operation. If the planning commission is interested in addressing this, Moody would research and develop 
code to restrict or disallow large-scale commercial land use. Moody explained that once agricultural 
investments are made for pear, wine and cannabis crops, it is unlikely for it to be used any time soon for 
other uses such as residential or commercial. He explained that he has received many requests for 
commercial marijuana grows within the urban growth boundary (UGB). 

Riley suggested eliminating marijuana from the discussion and instead discussing commercial agriculture 
in general. 

Hazel agreed that marijuana legislation is complicated by all of the recent changes and the discussion 
should remain generalized to commercial agriculture. 

Pastizzo asked everyone to consider what negative impacts might be associated with commercial 
agricultural uses in city limits. He said that things like pesticides, smells, traffic and workers will be an issue 
for all crops, not just marijuana. 

Moody agreed, and explained that large residential lots with commercial crops in town would likely be 
maintained the same way large agricultural lots would be. Nuisances could come from several agricultural 
activities, such as: spraying pesticides/herbicides, using employees to trim/plant, wiring up fans for 
circulation, and using heating and lighting. Moody explained this is where “mom and pop” agricultural 
uses could be differentiated substantially in the zoning code and allowed to remain as a land use. 

Riley asked about state regulations regarding spraying crops and providing buffer spaces for residential 
lands. 

Moody explained that if an individual wanted to build a residence on a county property next to an 
agricultural lot, they sign a deed declaration that prevents them from filing complaints about nearby 
agricultural related nuisances such as odor and spray. Cities do not require this typically, because city land 
uses are predominantly non-agricultural. 

Riley stated that there are already rules in place that address pesticide usage and asked why the planning 
commission is looking to potentially make revisions at this time. 

Moody explained it is to protect existing and already constrained residential land uses. The City currently 
has a deficit of over 1,200 housing units for the next 20 years; there is currently no location to place these 
units. 

Hazel asked if the expansion area “TA lands” will help provide for these housing needs. 

Moody explained that TA land won’t provide nearly enough units to meet residential needs, even at high 
densities. possibly half of TA-5, and TA-3 is available, which is heavily constrained by extreme slopes and 
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riparian habitat. Much of the rest of the land is constrained by lack of infrastructure or pre-existing uses 
such as the Talent Irrigation District (TID) canal. 

Hazel explained that she wants to ensure that citizens could continue to sell small quantities of agriculture 
and opined that a vineyard would be more aesthetically appropriate in Belmont than a residential 
development. 

Moody reiterated that it is crucial to protect what little residential land the city has, and explained that 
the State mandates cities have a 20-year supply of land. Moody clarified that currently, there is not 
enough residential buildable land for the next 5 years, let alone 20. He said the city will have to explain to 
the State how it will provide this land. Moody explained the commission is reviewing this topic now 
because it is important to ensure that the residential land currently available remains usable. 

Hazel reminded the commission that the scope of the operation was really important to define, as Riley 
pointed out earlier. Hazel explained that the agricultural use near Old Bridge Village (304 Talent Ave.) is 
about as large of an agricultural operation as she would like to see, but really appreciated it.  

Moody brought up another similarly sized agricultural operation, at 1019 Talent Ave. He explained that 
there are multiple code violations closely related to the agricultural uses there. With the zoning code 
language as it is today, it is not possible to prohibit the agricultural use as the sole land use, even though 
the lot is zoned residential. Moody explained that the site closer to Old Bridge Village is very well kept but 
it is zoned Multi-family – High Density; if multiple properties like that popped up around town, residential 
unit availability decreases substantially. 

Milan explained that some of the nuisance issues associated with agriculture are very important to 
address, especially with pigs, which can bring substantial odor issues. 

Pastizzo said he thinks the planning commission discussion is on the right track, but separating agricultural 
personal use from commercial use would definitely offer challenges but thought that perhaps restricting 
things like chemical usage and mechanized farming equipment usage could be simple ways to prevent 
large-scale agricultural uses. 

Moody explained that he could research what other local jurisdictions are doing in order to restrict 
agriculture. He wants to make the standards clear and objective as possible for code enforcement 
purposes. 

Schweitzer asked how the city will be able to obtain more residential land if we don’t currently have it. 

Moody explained that the city would look to its urban reserves, determine density, quantify housing units, 
and conduct an urban growth boundary amendment. Moody explained that one of the problems with TA-
5 has been wrong since the get-go. Half is slated to be residential, and half is to be commercial. Similarly, 
TA-3 is commercial and industrial, when it is truly prime for residential because it is flat and easily 
developable. Once the HNA is done, the city will investigate a solution, and amend the regional plan, which 
involves seeking approval from local cities, and make changes to reflect city needs. 

Pastizzo asked how the EOA and HNI might impact other cities. 

Moody explained that UGB expansion will not impact other cities.  

Pastizzo said that commercial agriculture land uses aren’t really appropriate in an urban area. 
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Schweitzer agreed, said that although agriculture is more aesthetically pleasing than high density 
residential developments, the city is an urban place after all. 

Milan explained that community gardens should also be addressed. 

Moody agreed and said terminology should be clearly defined and standards should be in-place. Another 
key question is where do community gardens fit in. 

Schweitzer explained that Ashland allows a lot of community garden uses and wondered what their 
development code has to say. 

Moody explained that staff would compare local jurisdictions to see who allows agriculture, and if so, 
what types. 

Pastizzo explained that more fact-finding at this point would be very helpful. 

Moody agreed and said that the commission had time to come to a decision.  

Backyard Chickens 
Moody explained that the issue of Backyard Chickens comes up a lot with code enforcement. There are 
also inconsistent and outdated rules: lots zoned “single-family–medium density” (RS-7) are permitted to 
own chickens and “single-family–manufactured housing” (RS-MH) lots are not, even though the densities 
are (today) similar. Due to growing public concern from this inconsistency, the city attorney advised City 
Council to suspend of the enforcement of this portion of the zoning code. Moody hopes to rectify the 
zoning code, suggesting that chickens be permitted in all residential zoning designations, provided the lot 
dimensions meets a specific minimum area. 

 
Pastizzo said that limiting chickens can be a problem if folks want to have a regular supply of eggs available. 

Hazel said that folks that want to completely rely on home grown chickens don’t necessarily have to live 
in urban areas. She explained that lot size may not be the best metric for quantifying chickens, as there 
could be a large structure that constrains yard size. 

Moody explained that chicken coops and runs, being structures, are required to meet setbacks and lot 
coverage requirements and Oregon State Building Code. He added that roosters and wandering chickens 
are another issue that would ideally be addressed in the code revisions. Front yard should also be 
disallowed. 

Pastizzo asked what a required front yard is defined as. 

Moody explained anything between the street and the front of your house is considered front yard. 

Pastizzo voiced some concern for those residences where there really was no back yard.  

Moody said the code already does not allow accessory structures in the front yard, due to the potential 
vision obstruction issue for drivers. Chicken coops and related structures would likely pose a similar 
burden if placed in the front yard. 

Moody explained that indeed some lots are constrained, already Talent does not allow residents to place 
accessory structures in the front yard (because of 40ft setback). To assist with smell issues, coops shall be 
no taller than 8ft, setback 20ft from neighboring dwellings and 5ft from abutting property lines.  



Page 6 

Pastizzo said that being able to walk into the coop is helpful when trying to clean the coop. 

Moody continued to review potential chicken coop requirements. Poultry food storage required. 
Accumulations of manure to be removed promptly. Noise to not exceed limitations in municipal code. 
Moody said he didn’t really think permits or fees for chickens uses should be pursued but said that some 
other cities use permits as an opportunity to educate residents about the requirements and potential 
impacts on neighbors. 

Schweitzer explained she is not in favor of a chicken permit. 

Moody asked for a consensus. 

Hazel agreed she doesn’t want to see a chicken permit because most people won’t think to look for a 
permit for such a specific use. 

Pastizzo wanted to see front yard exclusion still allow the use of temporary/mobile chicken storage, such 
as a “chicken tractor.” Pastizzo also wanted to see language allowing multiple chicks to replace aging 
stock. 

Moody said he would incorporate the proposed changes, including rewriting a provision to allow three-
times as many chicks as grown chickens per site. The general chicken discussion would continue at the 
next meeting. 

Tree Protection Code 
Moody explained that a minor change is being proposed by staff to prevent false identification of 
hazardous heritage trees. Hazard trees would go through the Type-A Tree Removal Permit process. A 
certified arborist will be required to provide a report, including a completed Basic Tree Risk Assessment 
report indicating the tree is hazardous (dead/dying/diseased). The International Society of Arboriculture 
(ISA) website has a list of certified arborists. Moody explained the intent of the proposed code changes 
and tree mitigation measures was to provide consequences for removal of a heritage tree, but not for a 
hazardous heritage tree. 

Pastizzo asked if public notice could be allowed for heritage trees, he voiced concern over certified 
arborists potentially lying on their assessments. 

Moody explained that if someone wants to remove a heritage tree, they are allowed to, they just have to 
take mitigation measures, such as installing trees on-site, off-site or paying the City in lieu of mitigation. 
He continued, mentioning that simply introducing the Tree Protection code will help prevent a lot of 
undesirable removals. 

Sign Code 
Moody explained that the City Manager (Tom Corrigan) is requesting a clearer definition of what a 
“Temporary Sign” is; the City Council also expressed concern. Prominent entrances to town appear to be 
inundated with temporary signage for sales of cigarettes, alcohol, soda, etc. Moody said code revisions 
should emphasize a 45-day time limit for temporary signage and require the date installed to be written 
on the sign so that code enforcement can easily act on this type of visual blight. Moody explained that 
this is mostly an issue with convenience market type businesses in town and that sometimes the signage 
will spill over onto sidewalks, be attached to light and power poles and even nailed to trees.  
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Schweitzer said that she thought that 45 days was too long. 

Moody said limiting the time limit for temporary signs could negatively affect brand new businesses. 
However, this could be overcome by differentiating new businesses from sales. 

Schweitzer suggested that that the time limit for sales signs should be reduced to 30 days. 

Pastizzo said rotating the tacky sales signs continuously would probably still occur. 

Schweitzer suggested that the quantity of temporary signs should somehow be restricted. 

Moody estimated that at one time there were probably 15-20 temporary signs on each market at the 
intersection of West Valley View Rd. and Highway 99. He continued, explained that a maximum square 
footage could be a better metric, to which the commissioners informally agreed. 

Moody explained that another sign code question coming from City Administrators and City Council 
involved investigating whether LED signage should be permitted for government or institutional 
messaging purposes. And allowed for places such as: town hall, schools, fire department, if planning 
commission desires. Restricting maximum size. 

The Planning Commission unofficially, but unanimously preferred to not allow LED uses, even for 
institutional and public uses. 

Moody explained this is good feedback to bring to the City Manager. He explained design standards are 
something that City Council and City Manager want to modify to help “brand” the City and introduce some 
degree of aesthetic uniformity. A couple potential examples include requiring special signage standards 
and limiting paint colors. 

Riley asked if these design standards were to apply to just the Old Town area, or the entire city. She 
explained that in the 1990’s, Ashland attempted to pare down acceptable colors and it ended up costing 
a lot of time and not working out. 

Moody explained that the City already restricts colors in the Old Town area to “earth tone” colors, but 
places like the neon-blue painted minute market on W Valley View and Highway 99 probably wouldn’t fit 
the definition of that color palette. 

Hazel brought up the “grotto parking lot” and building as being run-down and in need of repair. 

Moody explained that the property owner attempted to obtain funding to repair the parking lot from 
Talent Urban Renewal Agency (TURA) but the parking lot didn’t fall under the category of blight as defined 
by TURA and therefore the grant was denied. Moody elaborated, stating that if a building permit was 
pulled in the future, some lot improvements proportional with the scale of new development could be 
required for that site. 

VII. Subcommittee Reports 
Milan explained that CAC is just getting started with the HNA. 

VIII. Propositions and remarks from the Commission 
None 
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IX. Next Meeting 
The next regularly scheduled meeting will be held on September 22, 2016. 
 

X. Adjournment 
 There being no further business to come before the Commission, the meeting was adjourned at 8:30 pm.  

  
 
 
Submitted by: ________________________ Date: ________________________  

 
 
Attest:  

 
 
______________________________________    _____________________________  
Zac Moody, Community Development Director     Chair Hazel
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

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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DATE:  September 14, 2016 
TO: Talent Planning Commission 
CC: Zac Moody 
FROM:  Beth Goodman 
SUBJECT: DRAFT: TALENT HOUSING POLICIES AND STRATEGIES 

The City of Talent contracted ECONorthwest to develop a housing needs analysis (HNA). The 

HNA will determine whether the City has enough land to accommodate 20‐years of population 

and housing growth. The HNA will provide the basis for an update to the City’s 

Comprehensive Plan Housing Element, as well as development of an action plan to implement 

the Housing policies. 

This memorandum presents a draft of revised Housing policies for Talent based on the City’s 

existing Comprehensive Plan Housing policies and discussions with the CAC at the meeting on 

August 10, 2016 and August 31, 2016.  

Appendix A provides a list of strategies for managing residential land. Many of these policies 

are commonly used by cities and Talent already uses many of these policies. The purpose of this 

appendix is to provide the CAC with information about potential policies that could be 

implemented in Talent to address the City’s deficit of residential land and to address housing 

affordability problems.   

Revised Housing Policies 
Note to reviewers: Some of the objectives below include implementation steps and some 
do not. By the time we finalize the housing strategy, each objective will have one or more 
implementation strategies. 

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: Provide for increased residential use within the CBD zone in a way that 

also promotes business, as described in Policy 3. 

Objective 1.2: Implement the Talent Railroad District Master Plan, which envisions 

development of housing, mixed‐use residential, and public facilities such as streets 

necessary to service development of the District.   

Objective 1.3: Address applicable requirements of the Regional Problem Solving (RPS) 

when making decisions about changes to the Comprehensive Plan map and Zoning 

map.  

Objective 1.4: Work with the Regional Problem Solving Policy Committee to revise 

plans for Talent’s urban reserve areas to fit with the residential needs identified in the 

Talent Housing Needs Analysis.  

Objective 1.5: Work with the Regional Problem Solving Policy Committee to re‐

examine the distribution of residential, commercial, and industrial lands with Talent’s 
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adopted Urban Reserves.  

POLICY 2: Opportunity for Development of a Range of Housing:  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: Support renovation and redevelopment of existing housing in Talent.  

Implementation Strategy 2.1a: Identify housing that is in bank ownership or foreclosure 

or has been abandoned or not occupied for a long‐term period and work 

with the property‐owner to renovate or redevelop the housing.  

Implementation Strategy 2.1b: Develop an expedited land use application process for 

substantial redevelopment and renovation of existing housing. 

Objective 2.2: Provide opportunity for 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 2.2a: Partner with the Jackson County Housing Authority and 

other social service organizations to expedite new housing projects when 

their programs have funds committed to such projects.  

Implementation Strategy 2.2b: Partner with the Jackson County Housing Authority to 

support development of new housing projects in Talent, especially when 

the City’s support can help the Housing Authority acquire funds to 

develop affordable housing. 

Implementation Strategy 2.2c: Evaluate offering property tax exemption for government‐

subsidized housing for households with incomes of less than 60% MFI.  

Implementation Strategy 2.2d: Encourage the development of accessory dwelling units 

(“granny flats”) on existing and proposed lots to provide a source of 

affordable housing. 

Implementation Strategy 2.2e: Evaluate opportunities to use city‐owned buildable 

properties that have been identified as surplus as a place to develop 

government‐subsidized affordable housing. 

Objective 2.3: Provide opportunity for development of housing affordable to moderate  

and higher‐income households. HUD moderate  and higher‐income as households 
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with incomes between 60% and 120% of MFI (about $32,000 to $64,000 in 2016). 

Objective 2.4: Provide opportunity for development of housing affordable to higher‐

income as households with incomes above 120% of MFI ($64,000 and above in 2016). 

Implementation Strategy 2.4a: Provide opportunity for development of a wide‐range of 

single‐family detached housing, including single‐family detached on 

larger lots (e.g., 8,000 square feet lots). 

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

dwelling units per gross acre between 2036 and 2060.   

Implementation Strategy 3.1a: Develop a true Medium Density Plan Designation and 

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

family detached and townhouses. Note to reviewers: The RPS uses a 

17.5% net‐to‐gross factor to account for rights‐of‐way. Talent’s zoning 

code assumes 24% in the RH but does not specify net‐to‐gross 

assumptions for other residential zones. This analysis assumed 17.5%. 

A 24% factor would result in densities of 4.5 to 9 dwelling units per 

gross acre.  

Implementation Strategy 3.1b: Identify low‐density residential land that should be 

redesignated for medium‐density residential uses. 

Implementation Strategy 3.1c: Identify commercial and industrial land that should be 

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

Implementation Strategy 3.1d: Evaluate 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 Strategy 3.1e: Evaluate development of a tiny ordinance to allow for 

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

inclusion of park or open space.  

Implementation Strategy 3.1g: Evaluate lowering the systems development for an 
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accessory dwelling unit to scale to the size of the unit.  

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: Evaluate developing a Downtown Overlay that 

supports development of three‐story buildings (with a maximum of 

45 feet).  

Implementation Strategy 3.2b: 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 one‐story and three‐story buildings.  

Implementation Strategy 3.2c: Identify and plan for investments and infrastructure 

necessary to support redevelopment of key sites in downtown. 

(Consistent with Economic Strategy 2.1f.) 

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 3.3a: Support and encourage implementation or amendment 

of the West Valley View Master Plan to develop or redevelop 

properties within the Master Plan area. (Consistent with Economic 

Strategy 2.1d.) 

Implementation Strategy 3.3b: Evaluate opportunities to rezone undeveloped 

commercial land on streets that are not adjacent to Talent Avenue to 

meet identified residential land needs. (Consistent with Economic 

Strategy 2.2a.) 

Implementation Strategy 3.3c: Develop policies to allow ground floor residential use 

as a temporary use in commercial mixed‐use buildings. These policies 

should include provisions such as: design standards to ensure that the 

ground floor in new commercial buildings is designed for commercial 

use and zoning districts or overlay areas these uses are allowed. 

(Consistent with Economic Strategy 2.2b.) 

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

adopting a flexible zoning code that provides developers with flexibility, balancing the 

need for housing to develop consistent with density targets in the RPS (an overall 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.  

“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). 
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Objective 4.1: Develop standards for residential development that allow for flexibility 

in lot size standards.  

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 clearer standards for driveway access.  

Implementation Strategy 4.1b: Revise the City’s development code to require shadow 

platting1 for lots that are twice or more the minimum size of the zone 

to ensure maximum development efficiency.  

Implementation Strategy 4.1c: Develop zoning standards in the High Density 

Residential (R‐2), Central Business District (C‐2), and Neighborhood 

Commercial (C‐1) zoning districts to determine densities based upon the 

number of bedrooms rather than the number of units to encourage 

inclusion of studios and one‐ and two‐bedroom units in new residential 

developments.

                                                      

1 Shadow platting is a process for evaluating the number of lots a tax lot could be divided into based on zoning 

standards. Shadow platting helps the property owner understand the implications of development proposals for 

future lot subdivision. 
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Appendix A: Strategies to Manage Talents Residential Land 
This appendix presents a menu of housing strategies (policies) commonly, and some less 

commonly, used to manage a City’s supply of residential land. These strategies may provide 

ideas potential changes to housing policy in Talent. The purpose of this appendix is to provide 

the CAC and Planning Commission with information about potential policies that could be 

implemented in Talent to address the City’s deficit of residential land and to address housing 

affordability problems. 

It is common for jurisdictions to adopt combinations of strategies to manage growth and 

improve the efficiency and holding capacity of land uses. Such strategy groupings, however, are 

not necessarily cumulative in their intent or impact. Strategies that address similar issues may 

not be mutually reinforcing. For example, having strategies in residential zones for maximum 

lot size and minimum density essentially address the same issue—underbuild in residential 

zones. Thus, Talent should carefully consider their existing strategies and policies and evaluate 

each strategy individually and in consideration of other strategies. It is also important to 

consider market dynamics when evaluating land use efficiency strategies. Strategies such as 

density bonuses or the transfer or development rights (TDRs) may be of limited effectiveness if 

they encourage building types or densities that have little demand or are economically 

unviable. 
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Land Use Regulations 

The following policies focus on ways in which the City can modify its current land use regulations in order to increase housing 

affordability and available housing stock. Policies are broken into two categories: those that affect regulatory changes and those, which 

increase the land available for housing. 

Strategy 
Name Description Scale of Impact in Talent 

Regulatory Changes 

Streamline 
Zoning Code 
and other 
Ordinances 

Complexity of zoning, subdivision, and other ordinances can make development more 
difficult, time consuming, and costly. Streamlining development regulations can result in 
increased development.  
As part of the streamlining process, cities may evaluate potential barriers to affordable 
workforce housing and multifamily housing. Potential barriers may include: height 
limitations, complexity of planned unit development regulations,  

Scale of Impact - Small to moderate. 
The level of impact on production of 
housing and housing affordability will 
depend on the changes made to Talent’s 
zoning and other ordinances. 
 

Administrative 
and Procedural 
Reforms 

Regulatory delay can be a major cost-inducing factor in development. Oregon has 
specific requirements for review of development applications; however, complicated 
projects frequently require additional analysis such as traffic impact studies, etc. 
A key consideration in these types of reforms is how to streamline the review process 
and still achieve the intended objectives of local development policies. 

Scale of Impact - Small. The level of 
impact on production of housing and 
housing affordability will be small and will 
depend on the changes made to Talent’s 
procedures. 

Allow Small 
Residential Lots 

Small residential lots are generally less than 5,000 sq. ft. This policy allows individual 
small lots within a subdivision or short plat. Small lots can be allowed outright in the 
minimum lot size and dimensions of a zone, or they could be implemented through the 
subdivision or planned unit development ordinances. 
This policy is intended to increase density and lower housing costs. Small lots limit 
sprawl, contribute to the more efficient use of land, and promote densities that can 
support transit. Small lots also provide expanded housing ownership opportunities to 
broader income ranges and provide additional variety to available housing types. 

Scale of Impact – Small to moderate. 
Cities have adopted minimum lot sizes 
as small as 3,000 sq. ft. However, it is 
uncommon to see entire subdivisions of 
lots this small. Small lots typically get 
mixed in with other lot sizes.  
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Strategy 
Name Description Scale of Impact in Talent 

Mandate 
Maximum Lot 
Sizes  

This policy places an upper bound on lot size and a lower bound on density in single-
family zones. For example, a residential zone with a 6,000 sq. ft. minimum lot size might 
have an 8,000 sq. ft. maximum lot size yielding an effective net density range between 
5.4 and 7.3 dwelling units per net acre. 
This approach ensures minimum densities in residential zones by limiting lot size. It 
places bounds on building at less than maximum allowable density. Maximum lot sizes 
can promote appropriate urban densities, efficiently use limited land resources, and 
reduce sprawl development. 

Scale of Impact – Small to moderate. 
Mandating maximum lot size may be 
most appropriate in areas where the 
market is building at substantially lower 
densities than are allowed or in cities 
that do not have minimum densities. 

Mandate 
Minimum 
Residential 
Densities 

This policy is typically applied in single-family residential zones and places a lower bound 
on density. Minimum residential densities in single-family zones are typically 
implemented through maximum lot sizes. In multiple-family zones they are usually 
expressed as a minimum number of dwelling units per net acre. Such standards are 
typically implemented through zoning code provisions in applicable residential zones. 
This policy increases land-holding capacity. Minimum densities promote developments 
consistent with local comprehensive plans and growth assumptions. They reduce sprawl 
development, eliminate underbuilding in residential areas, and make provision of 
services more cost effective. 

Scale of Impact - Small to moderate. 
Increasing minimum densities and 
ensuring clear urban conversion plans 
may have a small to moderate impact 
depending on the observed amount of 
underbuild and the minimum density 
standard. 

Increase 
Allowable 
Residential 
Densities  

This approach seeks to increase holding capacity by increasing allowable density in 
residential zones. It gives developers the option of building to higher densities. This 
approach would be implemented through the local zoning or development code. This 
strategy is most commonly applied to multifamily residential zones. 
Higher densities increase residential landholding capacity. Higher densities, where 
appropriate, provide more housing, a greater variety of housing options, and a more 
efficient use of scarce land resources. Higher densities also reduce sprawl development 
and make the provision of services more cost effective. 

Scale of Impact – Small to moderate. 
This tool can be most effective in 
increasing densities where very low 
density is currently allowed or in areas 
where a city wants to encourage higher 
density development. 

Allow Clustered 
Residential 
Development 

Clustering allows developers to increase density on portions of a site, while preserving 
other areas of the site. Clustering is a tool most commonly used to preserve natural 
areas or avoid natural hazards during development. It uses characteristics of the site as 
a primary consideration in determining building footprints, access, etc. Clustering is 
typically processed during the site review phase of development review. 

Moderate. Clustering can increase 
density, however, if other areas of the 
site that could otherwise be developed 
are not developed, the scale of impact 
can be reduced. 
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Strategy 
Name Description Scale of Impact in Talent 

Reduce Street 
Width Standards 

This policy is intended to reduce land used for streets and slow down traffic. Street 
standards are typically described in development and/or subdivision ordinances. 
Reduced street width standards are most commonly applied on local streets in 
residential zones. 
Narrower streets make more land available to housing and economic-based 
development. Narrower streets can also reduce long-term street maintenance costs. 

Scale of Impact - Small. This policy is 
most effective in cities that require 
relatively wide streets. 

Preserving 
Existing Housing 
Supply 

Housing preservation ordinances typically condition the demolition or replacement of 
certain housing types on the replacement of such housing elsewhere, fees in lieu of 
replacement, or payment for relocation expenses of existing tenants. Preservation of 
existing housing may focus on preservation of smaller, more affordable housing. 
Approaches include: 

 Housing preservation ordinances 
 Housing replacement ordinances 
 Single-room-occupancy ordinances 
 Regulating demolitions 

Scale of Impact - Small. Preserving 
small existing housing can make a 
difference in the availability of affordable 
housing in Talent but it is limited by the 
existing stock housing, especially 
smaller, more affordable housing. 

Inclusionary 
Zoning 

Inclusionary zoning policies tie development approval to, or provide regulatory incentives 
for, the provision of low- and moderate-income housing as part of a proposed 
development. Mandatory inclusionary zoning-requires developers to provide a certain 
percentage of low-income housing. Incentive-based inclusionary zoning-provides density 
or other types of incentives. 
Price of low-income housing passed on to purchasers of market-rate housing; 
inclusionary zoning impedes the "filtering" process where residents purchase new 
housing, freeing existing housing for lower-income residents. 

Scale of Impact – Small to moderate. 
Inclusionary zoning has recently been 
made legal in Oregon. The scale of 
impact would depend on the inclusionary 
zoning policies adopted by the city.  
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Increasing Land Available for Housing 

Redesignate or 
rezone land for 
housing 

The types of land rezoned for housing are vacant or partially vacant low-density 
residential and employment land rezoned to multifamily or mixed use. In rezoning land, it 
is important to choose land in a compatible location, such as land that can be a buffer 
between an established neighborhood and other denser uses or land adjacent to existing 
commercial uses. When rezoning employment land, it is best to select land with limited 
employment capacity (e.g., smaller parcels) in areas where multifamily housing would be 
compatible (e.g., along transit corridors or in employment centers that would benefit from 
new housing). 
This policy change increases opportunity for comparatively affordable multifamily 
housing and provides opportunities for mixing residential and other compatible uses. 

Scale of Impact - Small to large: Scale 
of impact depends on the amount and 
location of land rezoned and the 
densities allowed on the rezoned land. 
 

Encourage 
multifamily 
residential 
development in 
commercial 
zones 

This tool seeks to encourage denser multifamily as part of mixed-use projects in 
commercial zones. Such policies lower or eliminate barriers to residential development in 
commercial or mixed-use zones. They include: eliminating requirements for non-
residential uses in commercial zones (e.g., requirements for ground floor retail) or 
requiring minimum residential densities. 
This policy can increase opportunities for multifamily development on commercial or 
mixed-use zones or increase the density of that development. 

Scale of Impact – Small to moderate: 
Talent already encourages multifamily 
housing in commercial zones. Further 
encouraging multifamily housing in 
commercial zones would likely have a 
small impact, as multifamily housing is 
allowed many of the commercial areas 
where it would be desirable. 
 

Promoting Infill 
Development 

This policy seeks to maximize the use of lands that are fully developed or 
underdeveloped. Make use of existing infrastructure by identifying and implementing 
policies that (1) improve market opportunities, and (2) reduce impediments to 
development in areas suitable for infill or redevelopment. 
Regulatory approaches to promote infill development include: 

 Administrative streamlining 
 Allowing accessory dwelling units (ADUs) 
 Allowing small lots 
 Density bonuses 

Scale of Impact – Small. In general, 
infill development, especially small-scale 
infill, is more expensive than other types 
of residential development. Some types 
of infill development, such as ADUs, may 
provide opportunities for relatively 
affordable housing. 
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Transfer or 
Purchase of 
Development 
Rights 

This policy is intended to move development from sensitive areas to more appropriate 
areas. Development rights are transferred to “receiving zones” and can be traded. This 
policy can increase overall densities. This policy is usually implemented through a 
subsection of the zoning code and identifies both sending zones (zones where 
decreased densities are desirable) and receiving zones (zones where increased 
densities are allowed). 

Small to moderate. Actual impact will 
depend on the extent to which the policy 
is used. TDRs may have little impact on 
overall densities since overall density is 
not changed; rather it is moved around. 
TDRs can be used to encourage higher 
densities in selected areas. 

Provide Density 
Bonuses to 
Developers 

The local government allows developers to build housing at densities higher than are 
usually allowed by the underlying zoning. Density bonuses are commonly used as a tool 
to encourage greater housing density in desired areas, provided certain requirements are 
met. This strategy is generally implemented through provisions of the local zoning code 
and is allowed in appropriate residential zones. 
Bonus densities can also be used to encourage development of low-income or workforce 
affordable housing. An affordable housing bonus would allow for more housing units to 
be built than allowed by zoning if the proposed project provides a certain amount 
affordable units. 

Scale of Impact - Small.  

Parcel assembly Parcel assembly involves the city’s ability to purchase lands for the purpose of land 
aggregation or site assembly. It can directly address the issues related to limited 
multifamily lands being available in appropriate locations (e.g., near arterials and 
commercial services). Typical goals of parcel assembly programs are:  (1) to provide 
sites for rental apartments in appropriate locations close to services and (2) to reduce the 
cost of developing multifamily rental units 
Parcel assembly can lower the cost of multifamily development because the City is able 
to purchase land in strategic locations over time. Parcel assembly is more often 
associated with development of government-subsidized affordable housing, where the 
City partners with nonprofit affordable housing developers. 

Scale of Impact - Small to moderate: 
Parcel assembly is most likely to have an 
effect on a localized area, providing a 
few opportunities for new multifamily 
housing development over time. 
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Community Land 
Trust (CLT)  

A Community Land Trust (CLT) creates permanent affordability by severing the value of 
the land and the improvements (i.e., the house). The land is held in trust by a nonprofit or 
other entity then leased to the homeowner. The homeowner enjoys most of the rights of 
homeownership, but restrictions are placed on use (e.g., owner occupancy requirement) 
and price restrictions on resale ensure that the home remains affordable. 
CLTs may be used in conjunction with land banking programs, where the city or a 
nonprofit housing corporation purchases a future site for affordable housing or other 
housing that meets community goals. 
A variation to the community land trust is to have the City own the property rather than 
the land trust, and lease property to income-qualifying households (such as low-income 
or moderate-income households) to build housing. The City would continue to own the 
land over the long-term but the homeowner would be able to sell the house. Restrictions 
on resale ensure that the home remains affordable. 

Scale of Impact - Small to moderate: A 
land trust will have the biggest impact on 
production of low- and moderate-income 
affordable housing. Considering how 
difficult it is to build this type of affordable 
housing and the level of need for 
affordable housing, a land trust could 
increase nonprofits’ capacity to build 
affordable housing. 

Increase the types of housing 

The following policies focus on ways in which the City can increase the types of housing available in order to increase housing 

affordability. Policies focus on increasing housing density or the number of residents within existing City lots. 

Strategy 
Name 

Description Scale of Impact in Talent 

Allow 
Duplexes, 
Townhomes, 
Row Houses, 
and Tri- and 
Quad-Plexes 
in single-
family zones 

Allowing these housing types can increase overall density of residential development and 
may encourage a higher percentage of multifamily housing types. This approach would 
be implemented through the local zoning or development code and would list these 
housing types as outright allowable uses in appropriate residential zones. These housing 
types provide additional affordable housing options and allow more residential units than 
would be achieved by detached homes alone. 

Scale of Impact - Small. Allowing these 
types of housing in more zoning districts 
may provide a relatively small number of 
new, relatively affordable, housing 
opportunities. 
Talent does not allow these types of 
housing as an outright permitted use in 
some zones.  
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Strategy 
Name 

Description Scale of Impact in Talent 

Permit 
Accessory 
Dwelling Units 
(ADUs) in 
single-family 
zones 

Communities use a variety of terms to refer to the concept of accessory dwellings: 
secondary residences; “granny” flats; and single-family conversions, among others. 
Regardless of the title, all of these terms refer to an independent dwelling unit that share, 
at least, a tax lot in a single-family zone. Some accessory dwelling units share parking 
and entrances. Some may be incorporated into the primary structure; others may be in 
accessory structures. Accessory dwellings can be distinguished from “shared” housing in 
that the unit has separate kitchen and bathroom facilities. ADUs are typically regulated as 
a conditional uses. Some ordinances only allow ADUs where the primary dwelling is 
owner-occupied. 

Scale of Impact - Small. Allowing 
ADUs can provide opportunity for 
development of a small number of new, 
more affordable housing. Talent allows 
ADUs. 

Allow small or 
“tiny” homes 

“Tiny” homes are typically dwellings that are 500 square feet or smaller. Some tiny 
houses are as small as 100 to 150 square feet. They include stand-alone units or very 
small multifamily units. 
Tiny homes can be sited in a variety of ways: locating them in RV parks (they are similar 
in many respects to Park Model RVs), tiny home subdivisions, or allowing them as 
accessory dwelling units. 
Smaller homes allow for smaller lots, increasing land use efficiency. They provide 
opportunities for affordable housing, especially for homeowners. 

Scale of Impact - Small: Scale of 
impact depends on regulation of tiny 
homes, where they are allowed, and 
market demand for tiny homes. 

Allow Co-
housing 

Co-housing is a type of intentional community that provides individual dwelling units, both 
attached and detached, along with shared community facilities. Members of a co-housing 
community agree to participate in group activities and members are typically involved in 
the planning and design of the co-housing project. Private homes contain all the features 
of conventional homes, but residents also have access to extensive common facilities, 
such as open space, courtyards, a playground, and a common house.  
This approach would be implemented through the local zoning or development code and 
would list these housing types as outright allowable uses in appropriate residential zones.

Scale of Impact - Small. While co-
housing may be able to achieve multi-
family housing densities, it is unlikely 
that this housing type would make up a 
large portion of new housing stock, 
thereby diminishing its impact. 
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Programs that provide financial assistance to homeowners and renters 

The following policies focus on ways in which the City and other community stakeholders can provide financial assistance to potential 

residents in order to increase housing affordability and accessibility for multiple income groups.  

Strategy 
Name 

Description Scale of Impact in Talent 

Home 
ownership 
programs 

Cities use a variety of programs to assist with homeownership 
 Homebuyer Assistance Programs. These Down Payment Assistance loans help 

low- or moderate-income households cover down payment and closing costs to 
purchase homes on the open market. These programs either give loans or grants, 
most frequently to first time homebuyers. 

 Inclusionary Housing Program. Some cities have an Inclusionary Housing 
Ordinance (IH) requires that new residential development contribute at least 20% 
of the total units as permanently affordable housing. Options for meeting this 
requirement can be allow the affordable units to be located on or off site. Cities that 
use inclusionary housing generally have programs to ensure that housing 
continues to be affordable over the long-term. 

 Partnerships. Cities often work with partnerships with nonprofit agencies that 
provide homeownership assistance. 

Scale of Impact - Small. While 
homeownership programs are 
important, limited funds mean that the 
number of households that benefit from 
homeownership programs is relatively 
small. 

Rental 
assistance 
programs 

Cities use a variety of programs to provide rental assistances 
 Section 8 Voucher: This assistance subsidizes the difference between 30 to 40 

percent of a household’s income and the area’s Fair Market Rent (FMR). 
 Rental assistance programs. These programs offer a range of services, such 

as assistance with security deposits.  
 Rent Control. Rent control regulations control the level and increases in rent, 

over time resulting in rents that are at or below market rates. 
 Partnerships. Cities often work with partnerships with nonprofit agencies that 

provide rental assistance. 

Scale of Impact - Small. Renter 
assistance programs are important. 
However, limited city funds mean that 
the number of households that benefit 
from rental assistance resulting from city 
funding is relatively small. 

Housing 
Rehabilitation 
Programs 

Cities often offer home rehabilitation programs, which provide loans to low- and 
moderate-income households for rehabilitation projects such as making energy 
efficiency, code, and safety repairs. Some programs provide funding to demolish and 
completely reconstruct substandard housing. 

Scale of Impact - Small. Limited fund 
availability means that relatively few 
households will be able to access 
housing rehabilitation funds. 

   



 

 

ECONorthwest  Talent Housing Strategy - Draft 15 

Programs that provide financial assistance to lower development or operational costs 

The following policies focus on ways in which the City and other entities involved in development can provide financial assistance to 

lower development or operational costs in Talent in order to increase housing affordability and available housing stock. 

Recommendations are broken into the following categories: programs to lower the cost of development, sources of funding to pay for 

infrastructure to support development, and tax abatement programs that decrease operational costs by decreasing property taxes. 

Strategy 
Name 

Description Scale of Impact in Talent 

Programs to lower the cost of development  

SDC 
Financing 
Credits 

Enables developers to stretch their SDC payment over time, thereby reducing upfront 
costs. Alternately, credits allow developers to make necessary improvements to the site in 
lieu of paying SDCs. Note that the City can control its own SDCS, but often small cities 
manage them on behalf of other jurisdictions including the County and special districts. 
Funding can come from an SDC fund or general fund. In some cases there may be no 
financial impact. Can come in the form of student, low-income, or workforce housing. 

The City may consider changes in SDCs 
to allow financing but the City would 
want to ensure that the impact should be 
spread-out and non negatively impact 
one entity.  
 

Sole Source 
SDCs 

Retains SDCs paid by developers within a limited geographic area that directly benefits 
from new development, rather than being available for use city-wide. This enables SDC-
eligible improvements within the area that generates those funds to keep them for these 
improvements. Improvements within smaller areas can enhance the catalytic and 
redevelopment value of the area. This tool can also be blended with other resources such 
as LIDs and TIF. Funding can come from an SDC fund or general fund. In some cases 
there may be no financial impact. The housing can come in the form of student, low-
income, or workforce housing.  

 

Fees or Other 
Dedicated 
Revenue 

Directs user fees into an enterprise fund that provides dedicated revenue to fund specific 
projects. Examples of those types of funds can include parking revenue funds, 
stormwater/sewer funds, street funds, etc. The City could also use this program to raise 
private sector funds for a district parking garage wherein the City could facilitate a program 
allowing developers to pay fees-in-lieu or “parking credits” that developers would purchase 
from the City for access “entitlement” into the shared supply. The shared supply could 
meet initial parking need when the development comes online while also maintaining the 
flexibility to adjust to parking need over time as elasticity in the demand patterns develop in 
the district and influences like alternative modes are accounted for. Funding can come 
from residents, businesses, and developers. Also these fees or revenues allow for new 
revenue streams into the City. 
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Strategy 
Name 

Description Scale of Impact in Talent 

Public Land 
Disposition 

The public sector sometimes controls land that has been acquired with resources that 
enable it to dispose of that land for private and/or nonprofit redevelopment. Land acquired 
with funding sources such as tax increment, EB5, or through federal resources such as 
CDBG or HUD Section 108 can be sold or leased at below market rates for various 
projects to help achieve redevelopment objectives. This increases development feasibility 
by reducing development costs and gives the public sector leverage to achieve its goals 
via a development agreement process with the developer. Funding can come from Tax 
Increment, CDBG/HUD 108, EB-5. 

 

Reduced 
Parking 
Requirements 

Allows development of housing units to with discretionary reduction of parking 
requirements if an applicant can demonstrate that no more parking is needed.  
Reduced parking requirements are generally used in conjunction of development of 
subsidized affordable housing but cities like Portland have reduced or eliminated parking 
requirements for market-based multifamily housing in specific circumstances. 

Scale of Impact - Small.  
The City could require the developer to 
prove the need and public benefit or 
reducing parking requirements to 
increase housing affordability. 

Sources of funding to pay for infrastructure to support development  

Urban 
Renewal / Tax 
Increment 
Finance (TIF) 

Tax increment finance revenues are generated by the increase in total assessed value in 
an urban renewal district from the time the district is first established. As property values 
increase in the district, the increase in total property taxes (i.e., City, County, school 
portions) is used to pay off the bonds. When the bonds are paid off, the entire valuation is 
returned to the general property tax rolls. TIFs defer property tax accumulation by the City 
and County until the urban renewal district expires or pays off bonds. Over the long term 
(most districts are established for a period of 20 or more years), the district could produce 
significant revenues for capital projects. Urban renewal funds can be invested in the form 
of low-interest loans and/or grants for a variety of capital investments:  

 Redevelopment projects, such as mixed-use or infill housing developments 
 Economic development strategies, such as capital improvement loans for small or 

start up businesses which can be linked to family-wage jobs 
 Streetscape improvements, including new lighting, trees, and sidewalks 
 Land assembly for public as well as private re-use 
 Transportation enhancements, including intersection improvements 
 Historic preservation projects 
 Parks and open spaces 

Scale of Impact – Moderate. Urban 
Renewal funding is a flexible tool that 
allows cities to develop essential 
infrastructure or provides funding for 
programs that lower the costs of housing 
development (such as SDC reductions or 
low interest loan programs). Portland 
used Urban Renewal to catalyze 
redevelopment across the City, including 
the Pearl District and South Waterfront. 
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Strategy 
Name 

Description Scale of Impact in Talent 

General Fund 
and General 
Obligation 
(GO) Bonds 

The city can use general fund monies on hand or can issue bonds backed by the full faith 
and credit of the city to pay for desired public improvements. GO Bonds require a public 
vote which can be time-consuming and costly.  GO Bonds also raise property owner taxes. 
 

Scale of Impact – Moderate to Large. 
GO Bonds can be used to develop 
essential infrastructure or provides 
funding for programs that lower the costs 
of housing development (such as SDC 
reductions or low interest loan 
programs). 

Linkage Fees 
for Non-
Residential 
Development 

Linkage fees are a type of impact fee based on the source of the impact. In this case, the 
fee is based on the impact of commercial and industrial development creating additional 
housing demand. New nonresidential development generates jobs, which triggers housing 
needs for their workers. Commercial and/or industrial developers are charged fees, usually 
assessed per square foot, which then are used to build new housing units. A community-
wide analysis is usually performed to estimate the type and amount of jobs and wages that 
are expected to be generated by new development. 

 

Local 
Improvement 
District (LID) 

This tool is a special assessment district where property owners are assessed a fee to pay 
for capital improvements, such as streetscape enhancements, underground utilities, or 
shared open space. LIDs must be supported by a majority of affected property owners and 
setting up fair LID payments for various property owners, who are located different 
distances from the improvement can be challenging. However, if successful it succeeds in 
organizing property owners around a common goal. It also allows property owners to make 
payments over time to bring about improvements quickly that benefit them individually. 
LIDs can also be bundled with other resources, such as TIFs.  

 

Community 
Development 
Block Grants 
(Federal 
Program, 
Locally 
Administered) 

Community Development Block Grants (CDBG) provide communities with resources to 
address a range of community development needs, including infrastructure improvements, 
housing and commercial rehab loans and grants, as well as other benefits targeted to low- 
and moderate-income persons. Funds can be applied relatively flexibly. This program has 
been run since 1974, and is seen as being fairly reliable, but securing loans/grants for 
individual projects can be competitive. 
Some drawbacks to CDBG funds include: 
 Administration and projects must meet federal guidelines such as Davis Bacon 

construction requirements. 
 Amount of federal funding for CDBG has been diminishing over the past few years. 
 CDBG program is not in the control of the City. 

 



 

 

ECONorthwest  Talent Housing Strategy - Draft 18 

Strategy 
Name 

Description Scale of Impact in Talent 

Section 108 
(Federal 
Program, 
Locally 
Administered) 

HUD Section 108 increases the capacity of block grants to assist with economic 
development projects by enabling a community to borrow up to five times its annual CDBG 
allocation. These funds can be fairly flexible in their application. The program has been in 
operation since 1974 and has gained reliability. It enables a larger amount of very low 
interest-rate-subordinate funding for eligible projects. As with CDBGs, the process of 
securing the loan can be competitive. 

Scale of Impact - Small. Section 108 
funds could be used to help finance 
development of some affordable housing 
but would only cover a portion of the 
affordable housing development. 

Housing Trust 
Funds 

Housing trust funds are designed locally so they take advantage of unique opportunities 
and address specific needs that exist within a community. Housing trust funds support 
virtually any housing activity that serves the targeted beneficiaries and would typically fund 
new construction and rehabilitation, as well as community land trusts and first time 
homeowners. 
This tool is often used in cities with inclusionary zoning ordinances, which generates fees 
to fund development of the housing trust fund. Successfully implementing this tool requires 
a dedicated funding source. 

 

Tax abatement programs that decrease operational costs by decreasing property taxes  

Vertical 
Housing Tax 
Abatement 
(State of 
Oregon 
enabled, 
locally 
adopted) 

Subsidizes "mixed-use" projects to encourage dense development or redevelopment by 
providing a partial property tax exemption on increased property value for qualified 
developments. The exemption varies in accordance with the number of residential floors on 
a mixed-use project with a maximum property tax exemption of 80% over 10 years. An 
additional property tax exemption on the land may be given if some or all of the residential 
housing is for low-income persons (80% of area is median income or below). The proposed 
zone must meet at least one of the following criteria: 
 Completely within the core area of an urban center. 
 Entirely within half-mile radius of existing/planned light rail station. 
 Entirely within one-quarter mile of fixed-route transit service (including a bus line). 
 Contains property for which land-use comprehensive plan and implementing ordinances 

effectively allow “mixed-use” with residential. 
State program webpage. 

Scale of Impact – Small to moderate. 
The design of the tax abatement 
program will impact whether and how 
many developers use the tax abatement, 
which will affect the scale of the impact. 
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Strategy 
Name 

Description Scale of Impact in Talent 

Multiple-Unit 
Limited Tax 
Exemption 
Program 
(Locally 
Enabled and 
Managed) 

Multi-unit projects receive a ten-year property tax exemption on structural improvements to 
the property as long as program requirements are met. There is no ground floor active use 
requirement for this tool. The City of Portland’s program, for example, limits the number of 
exemptions approved annually, requires developers to apply through a competitive 
process, and encourages projects to provide greater public benefits to the community. This 
program is enabled by the state, but managed by the local jurisdiction.  

Scale of Impact – Small to moderate. 
The design of the tax abatement 
program will impact whether and how 
many developers use the tax abatement, 
which will affect the scale of the impact. 
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