


take the PC’s recommendatlon under ad\nsement and make the final determlnatlon on the passage
of: the amendment

The purpose of the Findings Report is to document the Planning Commission’s decision and the
reasoning behind the decision. it provides the list of criteria applicable to the decision. The application
must be found to be in compliance with all criteria to recommend its passage. Background information
for this application is included in Exhibits A through C; the application, the city zoning map, and
example lot diagrams, respectively.

Section § 10-4A-5: TYPE IV PROCEDURE {LEGISLATIVE) of Irrigon’s Development Code describes the
process for considering a legisiative amendment. As prescribed, notice of this application was mailed
on January 5, 2026, to all property owners within 250 ft of the Residential zone. This hearing was also
noticed in the publication of record on January 14, 2026. The Planning Commission held two public
hearings on February 5, 2026 and March 5, 2026. To allow for greater public involvement, the city
released a public survey on January 5, 2026, and the initial results are presented in Exhibit D. The
survey remains open and final results will be presented to the City Council.

REVIEW CRITERIA:
CITY OF [RRIGON COMPREHENSIVE PLAN
PLAN GOALS, FINDINGS, AND POLICIES
GOAL 1 CITIZEN INVOLVEMENT
GOAL 8 RECREATION NEEDS
GOAL 10 HOUSING
GOAL 11 PUBLIC FACILITIES AND SERVICES
GOAL 12 TRANSPORTATION
TITLE 10 DEVELOPMENT CODE
CHAPTER 3 COMMUNITY DESIGN STANDARDS
TABLE 10-3-3A MINIMUM REQUIRED PARKING BY USE
CHAPTER 4 ADMINISTRATION OF LAND USE AND DEVELOPMENT
§ 10-4F-2: LEGISLATIVE AMENDMENTS
§ 10-4A-5: TYPE IV PROCEDURE {LEGISLATIVE)
§ 10-4A-9: TRAFFIC IMPACT STUDIES/TRIP GENERATION LETTERS
All other applicable zoning ordinances or goals of the City of Irrigon Development Code and/or
faws of the State of Oregon.
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CITY OF IRRIGON COMPREHENSIVE PLAN .

GOAL1 [.]
CITIZEN It Shail Be City Policy: |
INVOLVEMENT ¢ To conduct periodic community surveys to ascertain public opinion

and collect information; survey results should be distributed.
e Toencourage people to attend and participate in planning
commission and city council meetings and hearings.
[.]
o To make technical guidance and other reports available for public
inspection.

f..]

FINDINGS The Planning Commission finds that the City followed City poficy using the
City's website and Facebook account to distribute information; conducting
an online survey specific to the proposal, and holding an additional hearing
to ensure a high fevel of public involvement in this process.

GOAL 8 [.]
RECREATIONAL It Shall Be City Palicy:
NEEDS -]

e To develop neighborhood parks and outdoor recreational facilities to
meet the needs of residents and visitors as the community grows.

e Torequire the dedication of parkland or to require other investment
as a part of the review and approval of large subdivisions and
planned unit developments.

[]

FIND{NGS The Planning Commission finds that the proposal does not seek to change
recreational stipulations in the code; however, it is worth noting that these
exist and the need for recreational areas may be affected by increasing
housing density. In Chapter 3, Community Design Standards; Section 10-3-3,
Community Design: General Standards; 16, Public Use Areas require
recreation areas hased on the number of dweilings. The reguirement aims to
create three acres of recreation area for every one hundred dwelling units.
Changing the density of dwellings (and people) may necessity a
reconsideration of this requirement to allow for the needed recreation
space. Individuals will have less personal space within which to recreate, so
more shared space may be desired or necessary for community health.

GOAL 10 f.]
HOUSING it Shall Be City Policy: '
e To encourage o moderate rate of growth and a mixed population of
varying age groups, incomes, and lifestyles.
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FINDINGS

s To encourage and cooperate with public agencies, non-profit
organizations, and private developers involved in supporting the
creation of housing for people with development of low and
moderate incomes housing.

e To encourage residential development which provides prospective
buyers with a variety of residential lot sizes, a diversity of housing
types, and a range in prices.

s To encourage a mix of residential uses with other compatible uses in
appropriate locations.

e Toencourage "missing middle" housing types that would include
townhomes, duplexes, triplexes, and garden or courtyard apartments
that fall between high density apartment buildings and lower density
detached housing.

o Toallow for the development of Accessory Dwelling Units in all
residential zones, per state law.

o To provide flexibility in implementing residential zoning standards to
support the development of a wide range of housing types while
mitigating the impacts of development.

e To encourage efficient use of residential land within the Urban
Growth Boundary, provide a sufficient amount of residential land to
accommodate residential growth, and regularly monitor and
periodically update an inventory of buildable residential tand.

[.]

e To plan and regulate residential development to meet housing needs
while preserving and protecting natural resources and reducing risks
associated with natural hazards.

[

The Planning Commission finds that the housing policies promulgated in the
Comprehensive Plan are explicit in their direction to City government to
encourage the development of a broad mix of housing types to
accommodate the full socio-economic range of its citizens. The Planning
Commission finds that the City is meeting this goal with its existing
ordinances. Further, the citizens are opposed to strongly opposed the
proposal, with each element proposed receiving between 81% and 91%
opposition on the public survey.

GOAL 11

PUBLIC FACILITIES
AND SERVICES

fd
it Shall Be City Policy:

e To develop, maintain, update, and expand police and fire services,
streets, and sidewalks, water and sewer systems, as necessary to
provide adequate facilities and services to the community.

e To require underground installation of utilities in all new
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[.]

[]

[.]

developments and as major improvements are made to areas with
above ground utilities.

To work with Morrow County to insure adeguate provision for and
control of solid waste disposal sites.

To plan public facilities, services, and utifities maintained by the City
of Irrigon to meet expected demand.

To develop all underground utilities, including water, wastewater,
power, and any others, before any surface roadwork or trails are
brought up to full capabilities.

New development will have fully conventional services as part of the
development, restricting development on onsite systems.

No private domestic wells will be drilled within the jurisdiction of the
city. All water services will be provided by the current municipal
system. Existing wells prior to 2017 are grandfathered for
landscaping and irrigation purposes.

To require sufficient open and recreational space in accordance with
Development Code Standards.

FINDINGS The Planning Commission finds that the City is already challenged to provide
water to its existing and projected customer base. This proposal would
increase the projected customer base without a plan for how to provide
services. The Commission finds that a new infrastructure analysis could help
ensure that any new demands could be accommodated or provide a list of
the necessary system upgrades that would be necessary, including
accounting for the costs,

GOAL 12 [.]
TRANSPORTATION
[.]
L]
[]

it Shall Be City Policy:

To create, maintain and improve a transportation system which is
current, flexible, and coordinated with the comprehensive plan.

To ensure right-of-way acquisition and construction of streets, both
by the City and by development, shall be based on adopted design
standards for each level of street - arterial, collector, and local.

To preserve right-of-way for planned transportation facilities through
exactions, voluntary dedication, or setbacks.

To require new developments to dedicate and fully improve focal
streets to standards of the Development Code.

To determine the contribution of traffic from adjacent development
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FINDINGS

to determine the appropriate level of responsibility for improving
collector and local streets.
o Torequire full-street improvements as part of a project’s conditions of
approval for subdivisions and commercial developments.
[..]
e To provide sidewalks along all arterial streets not served by multi-use
paths.,

[.]

The Planning Commission finds that the proposal has the potential to
significantly increase traffic. As the Oregon Department of Transportation
stated in its February 4, 2026 comment letter, the proposal should have
included, “a determination as to whether the increase [in traffic] is
potentially significant” as pursuant to Transportation Planning Rules Section
660—12-0060. This determination is made by a licensed traffic engineer.

CITY OF IRRIGON ORDINANCES - 0

CHAPTER 3 TABLE 10-3-3A
COMMUNITY MINIMUM REQUIRED PARKING BY USE.
DESIGN é’] /) ily dwelli 2 I} biect I [
- brel - J g Z 3
STANDARDS ingle-family dwelling - 2 spaces on the subject [of or parce
[..]
FINDINGS The Planning Commission finds that the application does not propose a
change to parking space reguirements,
CHAPTER 4 § 10-4F-2: LEGISLATIVE AMENDMENTS:

ADMINISTRATION
OF LAND USE AND

Legislative amendments are policy decisions made by City Council. They are
reviewed using the Type IV procedure in Section 10-4A-5 of this Chapter and
shalf conform to the transportation planning rule provisions in Section 10-

DEVELOPMENT Sl :
4G-6 of this Article, as applicable.
FINDINGS The Planning Commission finds that the City is properly processing the
proposal as a Type [V procedure.
CHAPTER 4 10-4A-5: TYPE IV PROCEDURE (LEGISLATIVE):

ADMINISTRATION
OF LAND USE AND
DEVELOPMENT

A. Pre-application Conference: A pre-application conference is required for
all Type IV applications initiated by a party other than the City. The
requirements and procedures for a pre-application conference are described
in subsection Section 10-4A-6C of this Article.

B. Application Reguirements:
1. Application Forms: Type IV applications shall be made on forms
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provided by the City Planning Official or designee.

2. Submittal information: The application shall contain:

a. The information requested on the application form;

b. A map and/or plan addressing the appropriate criteria and
standards in sufficient detail for review and decision (as applicable);

c. The required fee; and

d. Additional information to demonstrate that the application satisfies
approval criteria and standards, as listed in Section 10-4A.

C. Approval Process and Authority:

1. The Planning Commission shall:

a. After notice and a public hearing, vote on and prepare a
recommendation to the City Council to approve, approve with
modifications, approve with conditions, deny the proposed change,
or adopt an alternative; and

b. Within fourteen (14) business days of determining a
recommendation, the presiding officer shall sign the written
recommendation, and it shall be filed with the City Planning Official
or designee.

2. Any member of the Planning Commission who votes in opposition to
the Planning Commission's majority recommendation may file a
written statement of opposition with the City Planning Official or
designee before the Council public hearing on the proposal. The City
Planning Official or designee shall send a copy to each Council Member
and place a copy in the record.

3. if the Planning Commission fails to adopt a recommendation to
approve, approve with modifications, approve with conditions, deny
the proposed change, or adopt an alternative proposal within sixty (60)
days of its first public hearing on the proposed change, the City
Planning Official or designee shall:

a. Report the failure together with the proposed change to the City
Council; and

b. Provide notice and put the matter on the City Council's agenda for
the City Council to hold a public hearing and to make a decision. No
further action shall be taken by the Commission.

4. The City Council shall:

a. Approve, approve with modifications, approve with conditions, deny,
or adopt an alternative to an application for legislative change, or
remand the application to the Planning Commission for rehearing
and reconsideration on all or part of the application;

b. Consider the recommendation of the Planning Commission, however,
the City Council is not bound by the Commission's recommendation;
and

c. Acton approval by ordinance, which shall be signed by the Mayor
after the Council's adoption of the ordinance.
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FINDINGS

D. Vote Required for Legislative Change:

1. Avote by a majority of the qualified voting members of the Planning
Commission present is required for a recommendation for approval,
approval with modifications, approval with conditions, denial or
adoption of a proposed legislative action or afternative.

2. Avote by a majority of the qualified members of the City Council
present is required to decide any motion made on the proposal.

E. Notice of Decision: Notice of a Type IV decision shall be muailed to the
applicant, all participants of record, and the Department of Land
Conservation and Development, within five (5} business days after the City
Council decision is filed with the City Planning Official or designee. The City
shall also provide notice to all persons as required by other applicable laws,
as provided in 10-4A-6-D6.

1. Final Decision and Effective Date: A Type 1V decision, if approved, shall
take effect and shall become final as specified in the enacting ordinance, or
if not approved, upon mailing of the Notice of Decision to the applicant.

The Planning Commission finds that the City is properly processing the
application as a Type IV application. All necessary dates and documentation
can be found in the application file.

CHAPTER 4

ADMINISTRATION OF
LAND USE AND
DEVELOPMENT

§ 10-4A-9: TRAFFIC IMPACT STUDIES/TRIP GENERATION LETTERS:
The purpose of this Section is to assist in determining which road authorities
participate in land use decisions, and to implement the State Transportation
Planning Rule that requires the City to adopt a process to apply conditions to
development proposals in order to minimize impacts and protect
transportation facilities. This Section establishes the standards for Traffic
Impact Studies and Trip Generation Letters and when each would be
required. It also determines who is qualified to prepare the study. (Ord. 262-
24)
A. When Traffic Impact Study Required: The City or other road authority
with jurisdiction may require a traffic impact study (T1S) as part of an
application for development, a change in use, or a change in access. A TIS
shall be required when a land use application involves one or more of the
following actions:
1. Achange in zoning or a plan amendment designation;
2. Any proposed development or land use action that a road authority
states may have operational or safety concerns along its facifity(ies);
3. Anincrease in site traffic volume generation by three hundred (300)
average daily trips (ADT) or more; or
[..]
B. A Trip Generation Letter is required for:
1. Any development listed below that would generate more than 100
new daily trips but less than the TIS standards in A above will require
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a Trip Generation Letter. Such developments include:

e Residential development consisting of more than 10 dwelling units,
[..]

2. Any case where, in the judgement of City staff, o Trip Generation

Letter is necessary to protect the public interest.
C. Traffic Study Preparation: A traffic impact study or trip generation letter
shall be prepared and stamped by a professional engineer with
demonstrated traffic experience. If the road authority is the Oregon
Department of Transportation (ODOT), consuft ODOT's regional
development review planner.

FINDINGS The Planning Commission finds that these criteria are not met. The
applicant did not provide a study or a letter from a licensed traffic engineer
on the expected increase in daily vehicle trips that would result from the
proposal. '

PUBLIC COMMENTS: See Exhibits D, E, and F.

CONCLUSIONS: :

in addition to the strong cppaosition from the citizens of Irrigon, the Planning Commission finds the
application is not consistent with the Comprehensive Plan and recommends the City Council deny the
application.

DECISION:
Based upon the information submitted, the comments of interested parties and the findings, the
Planning Commission does not recommend the application to the City Council for approval.

The March 5, 2026 verbal vote to not recommend approval of the application to City Council is 4 in
favor and 0 opposed with 0 abstaining.

The April 2, 2026 verbal vote to approve the Findings Report is 3 in favor and 0 opposed with 0
abstaining.

April 2, 2026 Q( ) /”\/\—/ ///Af/
DATE OF ACTION STEP NIE CASE, CHAIR
CITY OF IRRIGON PLANNING COMMISSION

As this is a legislative action, the City Council takes the Planning Commission’s recommendation under
advisement and makes the final determination on the application.

PC FINDINGS REPORT Page 9 of 72
AMD{266-66 LandWise/Olin Homes
April 2, 2026



Exhibit A. Applicant’s Amendment Application and Testimony
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Bo Smith

PO Box 146
Pendleton, OR 97801
541.303.4157
Bo@landwise.pro

August 15, 2025

City of Irrigon
500 NE Main Ave.
Irrigon, OR 97844

Re: Application for Development Code Text Amendments: Lot Size, Lot Frontage,
Side Setbacks, and Minimum Residential Dwelling Size

Dear Planning Staff and Review Committee:

Please find enclosed an application packet proposing amendments to the City of Irrigon’s
development code related to minimum lot size, lot frontage, residential dwelling size, and
setback requirements for residential development.

The requested changes aim to reduce the minimum lot size to 4,000 square feet, establish
a minimum lot frontage of 40 feet for residential lots not located on cul-de-sacs, and
revise the side setback requirement to 5 feet while keeping a 15-foot setback for street-
side corner lots to ensure safe sight distances.

These amendments are intended to promote efficient land use, support housing
affordability, and encourage a broader mix of residential development throughout the
city. The proposal aligns with the City’s Comprehensive Plan, including Goal 10, and
reflects the community’s goals for thoughtful growth, infrastructure efficiency, and
overall livability.

The attached narrative also addresses related considerations such as accessory dwelling
unit (ADU) potential and possible code language for those ADU’s.
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LandWise LLC is submitiing this application on behalf of Olin Homes. Olin Homes
currently has multiple subdivisions in progress focused on delivering affordable
workforce housing in nearby communities including Hermiston and Stanfield.

We appreciate your time and review of this proposal. Please feel free to contact me if any
additional information is needed.

Bo Smith

Owner
LandWise LLC
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The 2019 Morrow County Housing Strategies Report identifies a countywide shortage of
workforce and market-rate housing, with an emphasis on the need for housing types that
are cost-effective to build and maintain. it recommends reducing minimum lot sizes and
enabling small-lot development to help increase supply.

The Oregon Housing Needs Analysis (OHNA) Legislative Recommendations Report
reinforces this statewide, encouraging cities to adopt zoning and subdivision reforms that
reduce regulatory barriers and enable infill, middle housing, and more diverse residential
options.

Reducing minimum lot sizes to 4,000 square feet, minimum lot frontage to 40 feet, side
setbacks to 5 feet for non-corner tots, and the minimum dwelling size to 800 square feet
can directly support these goals by making it easier to deliver smaller, more attainable
homes by design, without compromising neighborhood quality.

As the OHNA notes, cities should “allow more types of housing by right, simplify permitting,
and update codes to allow for smaller lots and more flexible development standards.”
These recommendations directly support lrrigon’s effort to modernize its code and expand
housing choice.

Efficient Use of Land and Infrastructure

Smaller lot sizes allow the City to make the most of land that is already zoned for
residential use within its existing boundaries. This supports infill development, reduces
pressure to expand the urban footprint, and makes better use of public investments in
roads, water, sewer, and emergency services.

Even with the proposed 800 square foot minimum dwelling size, homes can be designed to
include the required 15’ x 20’ garage and at least four off-street parking spaces, ensuring
functionality and compliance with existing standards.

While higher-density development may lead to more daily vehicle trips, increased water
demand, and additional wastewater generation, it also brings broader benefits to the
community. A greater number of households increases the City’s tax base, helps fund
infrastructure maintenance and upgrades, and drives more consistent traffic to local
businesses and services.

By allowing residential lots to be smaller but still functional, the City can promote
development that is compact, efficient, and fiscally responsible while still supporting long-
term livability and infrastructure planning.
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Support from the City of lrrigon Comprehensive Plan

The proposed changes are consistent with the City’s Comprehensive Plan, particularly
Goal 10: Housing, which outlines the City’s commitment to:

« Maintain an adequate supply of land for future housing needs
« Support a variety of housing types across income levels
« Encourage the development of workforce housing

Goal 10 also promotes efficient use of buildable land, flexible zoning tools to adapt to
market conditions, and the removal of barriers that limit housing diversity. By enabling
smaller lots and more flexible design standards, the proposed amendments advance these
local objectives while also aligning with statewide strategies outlined in the Oregon
Housing Needs Analysis.

Parking, Family Size, and Community Needs

While this proposal reduces the minimum lot size, a 4,000 square foot lot still provides
ample space for a typical home, a two-car garage, and a driveway. The 2019 Morrow County
Housing Strategies Report notes that households in the region tend to be larger than
average and often include multiple working adults, which contributes to higher vehicle
ownership per household.

Typical lot configurations under the proposed standards allow for at least four off-street
parking spaces (two in a garage and two in the driveway). This significantly reduces reliance
on on-street parking and ensures that multi-generational or mutlti-vehicle households can
be accommodated without adverse neighborhood impacts.

Future-Proofing: Compatibility with Housing Types and ADUs

These amendments are designed to support flexibility for future housing types, including
Accessory Dwelling Units (ADUs), duplexes, triplexes, quadplexes, and multifamily
development. While this proposal primarily addresses single-family housing, the revised
4,000 square foot minimum lot size with 40-foot frontage and 5-foot side setbacks for non-
corner lots and 800 square foot minimum dwelling size provides sufficient space to
accommodate ADUs while preserving functional backyard areas and design flexibility.
Under current Oregon law, cities with a population greater than 2,500 are required to allow
at least one ADU on lots zoned for detached single-family dwellings. This requirement is
outlined in state statute and reinforced in DLCD’s ADU guidance. While Irrigon has not yet
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crossed that threshold, its population is approaching it. The current development code
defines ADUs and exempts them from off-street parking requirements, but does notyet
provide broader development standards (See proposed ADU language at the end of this
narrative). These amendments are a proactive step toward ensuring the City’s code is ready
to support ADUs and other housing types before state law requires it. In future updates, the
City may also consider applying graduated minimum frontage requirements based on
housing type, such as:

e 40 feet for single-family homes
e 50 feet for duplexes
« 55 feet fortriplexes

e B0 feet for quadplexes

65 feet for multifamily buildings

This approach would support a variety of housing forms while ensuring lot dimensions
scale appropriately with building intensity.

Conclusion

The proposed development code amendments are intended to expand housing options
that are attainable for everyday households, promote efficient land use, and supporta
wider range of housing types within the City of Irrigon. These changes are modestin scope
but meaningful in impact, offering flexibility that aligns with local planning goals, state
housing policy, and the realities of small-town development.

They are consistent with the City’s Comprehensive Plan, Oregon’s Goal 10 Housing
objectives, and the recommendations outlined in the Morrow County Housing Strategies
Report, the Oregon Housing Needs Analysis, and DLCD housing guidance.

By modernizing lot size, frontage, and setback standards, the City can untock new
opportunities for workforce housing while ensuring that neighborhoods remain functional,
livable, and fiscally sustainable.

We respectfully request the Planning Commission and City Council consider these
amendments as part of a proactive strategy to foster diverse, attainable, and sustainable
housing for the lrrigon community.
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Proposed Code Language (Optional Addition)
Proposed Section 10-2A-6 ~ Accessory Dwelling Units (ADUs)

Purpose
To provide clear and consistent development standards for Accessory Dwelling Units
(ADUs) in residential zones, in accordance with state law and the City’s housing goals.

A. Applicability

1. ADUs are permitted in all residential zones on lots developed or proposed to be
developed with a detached single-family dwelling.

2. Each qualifying lot is allowed one ADU, either attached to or detached from the
primary dwelling.

B. Development Standards

1. Lot Size: The minimum lot size for a primary dwelling with an ADU shall be 4,000
square feet, with a minimum frontage of 40 feet and minimum side setbacks of 5
feet for non-corner lots.

2. Maximum Size: The ADU shall not exceed 900 square feet or 50% of the floor area of
the primary dwelling, whichever is less.

3. Height:
o Detached ADUs may not exceed the height of the primary dwelling.
o Attached ADUs shall comply with the height limits of the applicable zone.

4. Setbacks: ADUs shall comply with the setback standards for accessory structures
in the applicable zone, with side setbacks not less than 5 feet for non-corner lots.

5. Parking: No off-street parking is required for an ADU.
6. Design Compatibility:

o Exterior materials, roof pitch, and window styles must be visually compatible
with the primary dwelling.

o Detached ADUs on corner lots must maintain a minimum 15-foot street side
setback.

C. Ownership and Occupancy
No owner-occupancy requirement shall be imposed on either the primary or accessory
dwelling unit.
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D. Utility Connections
ADUs may connect to existing water and sewer service for the primary residence or may
establish separate connections as determined by the City.
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Irrigon Comprehensive Plan - Goal 10

Goal 10: Housing - To increase the supply of housing to allow for population growth
and to provide for the housing needs of the citizens of Irrigon.

In 2018-2019, Morrow County worked with the City of Irrigon and a team of consultants
to conduct a County-wide housing study, including an analysis of future housing needs,
an inventory of buildable residential fand, and a set of strategies to address current and
future housing needs. That effort helped form the basis for the most recent update of
the Housing Element of the Comprehensive Plan. The City Council adopted the 2019
Housing Strategies Report through Resolution 19-19 on November 19, 2019.

Irrigon has an estimated 2018 population of 2,338 (Portland State University (PSU)
population estimate). In total, the City has grown by roughly 338 people, or 17%, since
2000. Additionally, Irrigon had an estimated 792 housing units in 2018.

In comparison to the state, frrigon tends to have a lower share of both owner and renter
households spending more than 30% of their income on housing costs. Nevertheless,
22% of owner households and 38% of renter households fall within this category.
Renters have disproportionately lower incomes relative to homeowners. The burden of
housing costs is felt more broadly for these households, and there is a need for more
affordable rental units in Irrigon, as in most communities in Oregon.

There is support for more ownership housing at price ranges above $200,000. This is
because most housing in the City is clustered at the lower price points, while analysis of
household incomes and ability to pay indicates that some residents could afford
housing at higher price points. Additionally, there is a need for rental units at the lowest
price level to serve those households currently paying a high share of their income
towards rent. The City’s housing needs analysis indicates a modest surplus of
apartments in the $300 to $900 per month rent range. This represents the common
range of rent prices in the county, where rents for most units fall. Rentals at more
expensive levels generally represent single family homes or larger properties for rent.

Irrigon is projected to add roughly 140 households between 2019 and 2039, with
accompanying population growth of 430 people. (The number of households differs
from the number of housing units, because the total number of housing units includes a
certain percentage of vacant units.)
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Irrigon has some capacity for residential development with approximately 196 acres of
buildable land and zoned capacity for approximately 388 housing units which exceeds
the projected 20-year need of 153 housing units. However, a large share of the
buildable land is concentrated in several large parcels that are under farm use and may
not be available for development in the short term. Additionally, a few large parcels are
constrained or difficult to serve, limiting the housing unit capacity on these parcels
without significant investments in public infrastructure and willingness of property
owners to sell or develop land.

The City finds that:

o The Housing Needs Analysis results (2019) show need for nearly 153 net new
housing units by 2039.

« Of the new units needed, roughly 85% are projected to be ownership units, while
15% are projected to be rental units.

o 54% of the new units are projected to be single family detached homes, while 3%
is projected to be some form of attached housing, and 42% are projected to be
mobile homes.

o Of ownership units, 55% are projected to be single-family homes, and 45%
mobile homes.

o An estimated 50% of new rental units are projected to be single-family detached,
and 22% will be some form of new attached buildings, and 28% mobile homes.

o Irrigon's current housing capacity (supply) of approximately 388 housing units
exceeds the projected 20-year need (demand) of approximately 153 units,

The City finds the following Strategies could assist the City to Meet Future Housing
Needs:

As part of the 2018-19 Morrow County Housing Study, the project team identified a set
of strategies that the County and its cities can implement to meet a range of local
housing needs to accommodate households of varying sizes, incomes, and other
circumstances. Strategies vary in their applicability among different jurisdictions in
Morrow County. A list of strategies that may be applicable to Irrigon follow. Additional
information about these strategies can be found in the Morrow County Housing
Strategies Report (2019).

Land Supply Strategies

o Evaluate and Address Infrastructure Issues
o Ensure Land Zoned for Higher Density Uses is not Developed at Lower Densities
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« Research UGB Expansion or Adjustment Opportunities if Growth Exceeds
Projected Rates

Policy and Code Strategies

» Adopt Supportive and Inclusive Comprehensive Plan Policies

« Enhance Local Amenities and Services

o Adopt Minimum Density Standards

« Incentivize Affordable and Workforce Housing _

o Facilitate "Missing Middle” Housing Types in All Residential Zones

e Support High Density Housing in Commercial Zones Promote Accessory Dwelling
Units

s Encourage Cottage Cluster Housing

« Support Accessory Dwelling Units

Incentives for Development

o System Development Charges (SDC) and/or Fee Waivers
« Tax Exemptions and Abatements

Funding Sources and Uses

o Construction Excise Tax

o Tax Increment Financing (Urban Renewal)

» Local Housing Development Funds

e Other Property Owner Assistance Programs
o Public/Private Partnerships

o Land Acquisition/ Use Public Lands

o Community Land Trust

o Regional Collaboration & Capacity Building

[t Shall Be City Policy:

» To encourage a moderate rate of growth and a mixed population of varying age
groups, incomes, and lifestyles.

» To encourage and cooperate with public agencies, non-profit organizations, and
private developers involved in supporting the creation of housing for people with
development of low and moderate incomes housing.

o To encourage residential development which provides prospective buyers with a
variety of residential lot sizes, a diversity of housing types, and a range in prices.
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« To encourage a mix of residential uses with other compatible uses in appropriate
locations.

« To encourage "missing middle” housing types that would include townhomes,
duplexes, triplexes, and garden or courtyard apartments that fall between high
density apartment buildings and lower density detached housing.

o To allow for the development of Accessory Dwelling Units in all residential zones,
per state law.

s To provide flexibility in implementing residential zoning standards to support the
development of a wide range of housing types while mitigating the impacts of
development.

s To encourage efficient use of residential land within the Urban Growth Boundary,
provide a sufficient amount of residential land to accommodate residential
growth, and regularly monitor and periodically update an inventory of buildable
residential land.

» To encourage the maintenance and development of manufactured homes as an
affordable housing choice in appropriate locations.

» To encourage maintenance and rehabilitation of the existing housing stock.

« To plan and regulate residential development to meet housing needs while
preserving and protecting natural resources and reducing risks associated with
natural hazards.
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Executive Summary

Oregon's housing undersupply threatens the very core of our common purpose as Oregonians.
We cannot grow sustainably, move toward a more equitable economy, or address the full
complexity of the homelessness crisis unless we substantially increase our supply of homes.

Making meaningful progress will require comprehensive system reforms. While Oregon has
already made great strides, including through recent legislative initiatives such as House Bill 2001
and House Bill 2003 (2019), we are still falling behind. To continue, the state and its communities
must now tackle the harder reforms needed to prioritize housing production.

Our current system plans for and invests in too little housing. The outcome
is undersupply, rising home prices, segregation and displacement in some
communities, and deepening inequities across all communities. Together,
we must plan for and build the housing we need, where we need it.

Housing Under-
Production is a
National Problem

Oregon is not alone.

The recommendations in this document describe the comprehensive,
system-wide reforms needed to reverse decades of underinvestment in
housing production and development readiness, organize our land use
planning systems toward the common goal of building housing, and begin
to redress disparities in housing outcomes. These recommendations can
only make a difference if the Oregon Legislature commits to serious reform
of the land use planning system, helps local governments pay for public
infrastructure and affordable housing, and creates a cohesive state
approach to housing production. Those comprehensive reforms will
require significant investments, as well as changes to state statute, rule,
and guidance to implement. In summary, they are:

Recommendation 1) Plan for what’s needed.

While nearly every state
is experiencing
underproduction,
Oregon’s cutcomes are
among the worst.

Measured as a share of
housing stock, Oregon
ranks 4" in under-
producing housing in
the country behind
California, Colorado,
Utah, and ahead of
Washington State.

Oregon’s land use system needs to balance housing production with growth management,
economic, and environmental goals. For this to work, the system requires a reorientation that
starts with an updated and consistent statewide methodology to more clearly determine housing
need and equitably distribute it among jurisdictions. Planning for what's needed requires that:

1.1 Adopt OHNA Methodology. Formalize the OHNA methodology as the standardized,
statewide source for setting common goals for housing planning. OHCS and DLCD have
extensively reviewed and refined the 2019 pilot _methodology (see Appendix D for

refinements) Maintaining and deploying it will require administrative and technical capacity,

a regular cycle of review and update to incorporate new data, and annual database

management to track statewide progress toward housing production targets.
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What is the Oregon Housing Needs Analysis?

The OHNA is the cornerstone of a reformed housing planning system. It provides a comprehensive,
city-by-city estimate of housing need by income, along with data and information about how local
housing outcomes vary by race and ethnicity, age, disability status, and other identity markers. When
implemented, it will be a regularly updated data suite that can be used to set state and local housing
production targets. It provides a more accurate representation of full housing need and a more
equitable distribution of affordable housing throughout regions.

In the methodology alone, the ONHA takes a big step toward equitable outcomes compared to the
current Housing Capacity Analysis methods, by incorporating historic housing underproduction and
housing needed for people experiencing homelessness into future production targets, and by using
regional incomes to project housing need by income level. In addition, the OHNA would be the source
of annual housing production dashboards that provide clear metrics that can be used to track and
monitor real production outcomes and metrics related to housing equity.

1.2 Establish Production Targets and Equity Indicators. Establish housing production targets
and equity indicators, produced by the state, for cities with a population above 10,000 people
to help solve our crisis. The state would measure progress toward targets in an outcome-
driven system that adjusts policies over time.

1.3 Emphasize Housing Production Strategies. With their OHNA-derived housing production
targets and strengthened policy requirements, cities would craft community-led and
implementable Housing Production Strategies (HPSs) that promote equitable housing
production and overcome locally specific development barriers.

1.4 Streamline UGB Amendments. Improve and streamline land capacity and urbanization
processes to expedite well-planned expansions that support needed housing where capacity
is limiting production.

Recommendation 2) Build what's needed, where it’s needed.

It's one thing to plan to accommodate housing and another for that housing to be built. Where
housing is built and for whom dramatically impacts who prospers and how our neighborhoods
function. Building what's needed where it’s needed will require us to:

2.1.Commit Sustained, Coordinated Investment. Commit resources for housing production,
affordable housing production, and development readiness, including infrastructure
funding. This is not a one-time, small-scale investment. The state must sustain this effort over
time and focus investments in the construction of housing that the market is least likely to
produce without aid: housing for low- and middle-income households and housing in rural
and coastal markets. Creative financing and funding sources that leverage private investment
should be considered. Additionally, the state has the opportunity to better coordinate existing
resources and focus funding toward the goal of housing production (see Recommendation
3.1).
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2.2.Reinforce Housing Choice for All. Use the implementation of Housing Production Strategies
to advance fair and equitable housing outcomes, including addressing segregation and
displacement.! We must build more housing in the places where it is needed, with intentional
strategies that aim for fair housing and enable housing choice for all.

Recommendation 3) Commit to working together with urgency.

Housing underproduction is a systemic problem that no one actor can resolve. Public, private,
local, and statewide entities all have a role to play and can become obstacles when not
coordinated. There is no one entity or person responsible for the public sector role in housing
production at the state level. For our state to have an effective system to accelerate housing
production, we must have coordinated administrative systems that can deliver. Working together
with urgency requires us to:

3.1.Establish a Coordinated Governance Structure. Develop a mechanism for state agency
administration, collaboration, and accountability, to make rapid progress toward housing
production goals. The solution should encompass a housing production team composed of
experts in development, affordable housing development, fair housing, planning and
development code, permitting processes, etc. to diagnose and overcome development barriers
to quickly identify and implement policy or funding interventions where needed.

3.2. Continue State and Regional Policy Action. Develop strategies in which the State and Metro
Regional Government (Metro) clearly articulate the tools, actions, and policies the state and
regional governments will employ to meet housing production targets. These strategies
should describe what they will contribute to partnerships with local jurisdictions, consistent
with their statutory and charter limitations. Metro will continue to manage its region’s land
use planning processes and will use housing projection methodologies consistent with the
OHNA. The state will allocate housing production goals to local jurisdictions within the
Portland Metropolitan Area.

Implementation Considerations

Few policy imperatives are more important to Oregon’s future than increasing the pace of
building new homes. Housing production is on the critical path to building Oregon’s economic
competitiveness, helping families prosper, and improving community resilience. Simply
producing the units needed to meet current demand could generate up to $40 billion in additional
economic growth, a boost that would benefit us all.?

I Those who most often face housing discrimination, segregation, and displacement include, but are not limited to,
low-income households, households of color, people with disabilities, large families, other federally protected classes,
and households with other specific housing needs.

2 This estimate is based on Oregon’s share of the national economic benefits that come from producing 3.8 million
housing units across the country over a 20-year time period (as described in Up for Growth's Hons
Unndderproduction in the LLS. 2022 Repoit), scaled to match the OHNA estimates of current underps oduction and units

needed for people experiencing homelessness. Economic growth is measured as increase in gross domestic product.
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Implementing these recommendations will likely need to be sequenced over more than one
legislative cycle. To make near-term progress on their implementation, we recommend that the
Legislature consider bills in the 2023 session that advance the goal of building more homes. DLCD
and OHCS look forward to continuing conversations about solutions and refining these
recommendations in advance of and during the 2023 legislative session.

A. Redefine Oregon’s Planning Process for Housing

The Legislature should establish the OHNA as the foundation for Goal 10 planning processes in
state statute, including directing cities to replace local projections of need in Housing Capacity
Analyses (HCAs) with OHNA-generated 20-year need. It should strengthen HPSs by requiring
actions that address housing barriers and advance fair housing outcomes, and by incorporating
production targets based on the data provided in the OHNA. Additionally, the Legislature
should make statutory changes necessary to make needed urban growth boundary (UGB)
expansions® more efficient and certain and support housing production within the UGB.

B. Coordinate State Response

The Legislature should establish a Housing Production Team and administrative leadership
position. This team should be deployed as quickly as possible to achieve early housing
production wins by helping cities build on challenging development sites, removing barriers, and
focusing state resources. Additionally, this team should be charged with developing the first ever
statewide Housing Production Strategy, which can shift the state’s energy and efforts to this
urgent challenge. The Legislature should direct staff at a broad cross-section of agencies,
including DLCD, Oregon Housing and Community Services, Business Oregon, the Oregon
Health Authority, the Bureau of Labor and Industries, and the Oregon Department of
Transportation, to coordinate their activities and (as appropriate) available funding toward the
goal of housing production in coordination with the new Housing Production Team.

C. Create Innovative Funding and Finance Solutions

In addition to funding affordable housing production through OHCS, the Legislature should
establish new housing production funding mechanisms aimed at housing the market cannot
produce on its own, including middle-income housing. Along with better coordination of existing
funding sources, new sources for infrastructure funding, systems development charges, and pre-
development activities are needed. Several formal and informal groups of stakeholders are
considering innovative funding and financing mechanisms that are resonant with the
recommended fund types in this report.

3 Each Qregon city is surrounded by an urban growth boundary (UGB); a line that designates where a city expects to
grow over a 20-year period. Generally speaking, it's where the city ends, and the farms and forests begin.
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GUIDANCE ON IMPLEMENTING
THE ACCESSORY DWELLING UNITS (ADU) REQUIREMENT

UNDER OREGON SENATE BILL 1051

UPDATED TO INCLUDE HB 2001 (2019)

Klepingr’s backyard detached AU, Richmond eih raortl.
{Photo courtesy of Ellen Bassett and accessorydwellings.org.)

OREGON DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT

MARCH 2018, updated SEPTEMBER 2019

DLCD
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Introduction As housing prices in Oregon go up, outpacing employment and wage
growth, the availability of affordable housing is decreasing in cities
throughout the state. While Oregon’s population continues to expand,
the supply of housing, already impacted by less building during the
recession, has not kept up. To address the lack of housing supply,
House Speaker Tina Kotek introduced House Bill (HB) 2007 during the
2017 legislative session to, as she stated, “remove barriers to
development.” Through thelegislative process, legislators placed much
of the content of HB 2007 into Senate Bill (SB) 1051, which then
passed, and was signed into law by Governor Brown on August 15,
2017 (codified in amendments to Oregon Revised Statute 197.312). In
addition, a scrivener’s error* was corrected through the passage of HB
4031 in2018.

Among the provisions of SB 1051 and HB 4031 is the requirement
that cities and counties of a certain population allow accessory
dwelling units (ADUs) as described below:

a) A city with a population greater than 2,500 or a county with a
population greater than 15,000 shall allow in areas within the
urban growth boundary that are zoned for detached single-
family dwellings the development of at least one accessory
dwelling unit for each detached single-family dwelling, subject
to reasonable local regulations relating to siting and design.

b) As used in this subsection, “accessory dwelling unit” means an
interior, attached or detached residential structure that is used
in connection with or that is accessory to a single-family
dwelling.

This requirement became effective on July 1, 2018 and subject cities
and counties must now accept applications for ADUs inside urban
growth boundaries (UGBs).

On August 8, 2019, Governor Brown signed HB 2001, which
established that off-street parking and owner-occupancy
requirements are not “reasonable local regulations relating to siting
and design.” This means that, even if a local development code
requires off-street parking and owner-occupancy, as of January 1,
2020, local jurisdictions may not mandate off-street parking spaces
for ADUs nor require a property owner to live in either a primary or

1 The scrivener’s error in SB 1051 removed the words “within the urbon growth boundary.” HB 4031 added the words into
statute and thus limited the siting of ADUS to within UGBs. As a result, land within a city with a population greater than
2,500 but that is not within a UGB is not required by this law to be zoned to allow accessory dwelling units. For counties
with a population greater than 15,000, only those unincorporated areas within a UGB are required by this law to be
zoned to allow accessory dwelling units.

ADU Guidance -2- September 2019
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accessory dwelling. The law provides an exception for ADUs that are
used as vacation rentals, which may be mandated to provide off-
street parking or have owner-occupancy requirements.

Some local governments in Oregon already have ADU regulations
that meet the requirements of SB 1051 and HB 2001, however,
many do not. Still others have regulations that, given the overall
legislative direction to encourage the construction of ADUs to meet
the housing needs of Oregon’s cities, are not “reasonable.” The
Oregon Department of Land Conservation and Development (DLCD)
is issuing this guidance and model code language to help local
governments comply with the legislation. The model code language
is included at the end of this document.

Guidance by Topic The purpose of the following guidance is to help cities and counties
implement the ADU requirement in a manner that meets the letter and spirit
of the law: to create more housing in Oregon by removing barriers to
development.

Number of Units The law requires subject cities and counties to allow “at least one
accessory dwelling unit for each detached single-family dwelling.”
While local governments must allow one ADU where required,
DLCD encourages them to consider allowing two units. For example,
a city or county could allow one detached ADU and allow another
as an attached or interior unit (such as a basement conversion).
Because ADUs blend in well with single-family neighborhoods,
allowing two units can help increase housing supply while not
having a significant visual impact. Vancouver, BCis a successful
example of such an approach.

Siting Standards In order to simplify standards and not create barriers to
development of ADUs, DLCD recommends applying the same or less
restrictive development standards to ADUs as those for other
accessory buildings. Typically that would mean that an ADU could be
developed on any legal lot or parcel as long as it met the required
sethacks and lot coverage limits; local governments should not
mandate a minimum lot size for ADUs. So that lot coverage
requirements do not preclude ADUs from being built on smaller lots,
local governments should review their lot coverage standards to
make sure they don’t create a barrier to development. Additionally,
some jurisdictions allow greater lot coverage for two ADUs. To
address storm water concerns, consider limits to impermeable
surfaces rather than simply coverage bystructures.

Any legal nonconforming structure (such as a house or outbuilding

ADU Guidance -3- September 2019
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that doesn’t meet current setback requirements) should be allowed
to contain, or be converted to, an ADU as long as the development
does not increase the nonconformity and it meets building and fire
code.

Design Standards Any design standards required of ADUs must be clear and objective
(ORS 197.307(4}). Clear and objective standards do not contain
words like “compatible” or “character.” With the exception of ADUs
that are in historic districts and must follow the historic district
regulations, DLCD does not recommend any special design standards
for ADUs. Requirements that ADUs match the materials, roof pitch,
windows, etc. of the primary dwelling can create additional barriers
to development and sometimes backfire if the design and materials
of the proposed ADU would have been of superior quality to those
of the primary dwelling, had they been allowed. Other standards,
such as those that regulate where entrances can be located or
require porches and covered entrances, can impose logistical and
financial barriers to ADU construction.

Public Utilities Development codes that require ADUs to have separate sewer and
water connections create barriers to building ADUs. In some cases,
a property owner may want to provide separate connections, but
in other cases doing so may be prohibitively expensive.

System Development Charges (SDCs)

Local governments should consider revising their SDC ordinances to
match the true impact of ADUs in order to remove barriers to their
development. In fact, HB 2001, passed by the Oregon Legislature in
2019, requires local governments to consider ways to increase the
affordability of middle housing types through ordinances and
policies, including waiving or deferring system development
charges. ADUs are not a middle housing type, but if a local
government is reviewing its SDCs for middle housing, that would be
a good time to review ADU SDCs as well. ADUs are generally able to
house fewer people than average single-family dwellings, so their
fiscal impact would be expected to be less than a single-family
dwelling. Accordingly, it makes sense that they should be charged
lower SDCs than primary detached single-family dwellings. Waiving
SDCs for ADUs has been used by some jurisdictions to stimulate the
production of more housing units.

ADU Guidance -4- September 2019
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Accessory Dwellings (model code)

Note: ORS 197312 requires that at least one accessory dwelling be allowed per detached single-family dwelling in |
every zone within an urban growth boundary that allows detached single-family dwellings. The statute does not i
allow local jurisdictions to include off-street parking nor owner-occupancy requirements. Accessory dwellings are
an economical way to provide additional housing choices, particularly in communities with high land prices or a
lack of investment in affordable housing. They provide an opportunity to increase housing supply in developed
neighborhoods and can blend in well with single-family detached dwellings. Requirements that accessory dwellings
have separate connections to and pay system development charges for water and sewer services can pose barriers
to development. Concerns about neighborhood compatibility and other factors should be considered and

balanced against the need to address Oregon’s housing shortage by removing barriers to development.

The model development code language below provides recommended language for accessory dwellings. The
italicized sections in brackets indicate options to be selected or suggested numerical standards that communities
can adjust to meet their needs. Local housing providers should be consulted when drafting standards for accessory

dwellings, and the following standards should be tailored to fit the needs of your community.

Accessory dwellings, where allowed, are subject to review and approval through a Type | procedure],
pursuant to Section ] and shall conform to all of the following standards:

[A. One Unit. A maximum of one Accessory Dwelling is allowed per legal single-family dwelling. The unit may
be a detached building, in a portion of a detached accessory building (e.g., above a garage or workshop), or
a unit attached or interior to the primary dweliing (e.g., an addition or the conversion of an existing fioor).

/

A. Two Units. A maximum of two Accessory Dwellings are allowed per legal single-family dwelling. One unit
must be a detached Accessory Dwelling, or in a portion of a detached accessory building (e.g., above a
garage or workshop), and one unit must be attached or interior to the primary dwelling (e.g., an addition or
the conversion of an existing floor).]

B. Floor Area.

I. A detached Accessory Dwelling shall not exceed [800-900] square feet of floor area, or [75-85]
percent of the primary dwelling's floor area, whichever is smaller.

2. An attached or interior Accessory Dwelling shall not exceed [800-900] square feet of floor area,
or [75-85] percent of the primary dwelling’s floor area, whichever is smaller. However,
Accessory Dwellings that result from the conversion of a level or floor (e.g., basement, attic, or
second story) of the primary dwelling may occupy the entire level or floor, even if the floor area
of the Accessory Dwelling would be more than [800-900] square feet.

C. Other Development Standards. Accessory Dwellings shall meet all other development
standards (e.g., height, setbacks, lot coverage, etc.) for buildings in the zoning district, exceptthat:

1. Conversion of an existing legal non-conforming structure to an Accessory Dwelling is allowed,
provided that the conversion does not increase the non-conformity;

ADU Guidance -6- September 2019
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2. No off-street parking is required for an Accessory Dwelling;

3. Properties with two Accessory Dwellings are allowed [10-20%] greater lot coverage than that
allowed by the zone in which they are located; and

4. Accessory dwellings are not included in density calculations.

Definition (This should be included in the “definitions” section of the zoning ordinance. It matches the
definition for Accessory Dwelling found in ORS 197.312)

Accessory Dwelling - An interior, attached, or detached residential structure that is used in
connection with, or that is accessory to, a single-family dwelling.

ADU Guidance ~7- September 2019
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PO Box 146

LaoandWise Pendistn, OR 780t

www.landwise.pro
~Land Development & Project Consulting

December 8, 2025

City of Irrigon :

Planning Department /ﬂ/\
120 NW Ist Avenue

Irrigon, OR 97844

Re: Addendum to the Application for Development Code Text Amendments: Lot Size, Lot
Frontage, and Side Setbacks

Dear Planning Staff and Review Committee:

Please find attached addendum to the previously submitted (August 15, 2025) Application for
Development Code Text Amendments: Lot Size, Lot Frontage, and Side Setbacks.

We are submitting this addendum to support the originally submitted application on behalf of
LandWise LLC, where we serve as the owner’s representative for Olin Homes.

We appreciate your time and review of this proposal. Please feel free to contact me if any
additional information is needed.

Bo Smith
Owner
LandWise LLC

Enclosure
Addendum to Application Narrative
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Addendum to Application Narrative

Comprehensive Plan Goal Responses

This addendum is provided to support the previously submitted development code amendment and to
respond to the Comprehensive Plan goals identified by the City Manager. The following sections explain
how the proposed amendment aligns with and supports Goals 6, 9, 11, 12, and 14 in the City of Irrigon
Comprehensive Plan, These responses are intended to be attached to the original narrative for use in the
Planning Commission and City Council review process.

Goal 6: Air, Water, and Land Resources Quality

The proposed development code amendment is consistent with Goal 6 because it does not change or
reduce any standards that protect air, water, or land resources. All existing DEQ, groundwater,
stormwater, and erosion control regulations remain fully in effect. The amendment adjusts dimensional
standards for residential lots but does not authorize any new uses or create any exemptions from
environmental requirements.

e Air quality impacts in Irrigon are tied primarily to everyday activities and vehicle use, as noted in
the Comprehensive Plan. Smaller residential lots do not change this dynamic and do not introduce
new sources of emissions.

e  Water quality protections under the Lower Umatilla Basin Groundwater Management Area also
remain in place, and all development will continue to follow the same requirements for
groundwater protection, stormwater management, and floodplain compliance.

¢ Allowing smaller lots supports compact development patterns that reduce the amount of land
disturbed for each new home. This approach limits grading and soil disturbance and helps protect
the area’s land and water resources. Existing development standards, such as maximum building
coverage, will continue to regulate impervious surfaces and stormwater impacts. These provisions
ensure that future development proceeds in a manner consistent with the City’s environmental
goals.

Overall, the amendment advances Goal 6 by enabling efficient use of already zoned residential land while
preserving all environmental protections.

Goal 9: Economic Development

The proposed development code amendment supports Goal 9 by strengthening the conditions needed for
economic stability and growth in Irrigon. The Comprehensive Plan identifies that Irtigon’s economy
depends on agriculture, food processing, manufacturing, energy employers, and nearby regional job
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centers. These industries require a reliable workforce, and the availability of attainable workforce housing
plays a direct role in supporting employer retention and reducing commute burdens. Allowing smaller and
more flexible residential lots helps narrow the gap between local wages and the cost of housing, which
supports a stronger economic foundation for residents and employers.

The Comprehensive Plan also stresses the need to expand local commercial activity and increase the
community’s economic resilience. Efficient residential development patterns help support local businesses
by increasing the number of households able to live within the City. A growing and stable population base
encourages new services, attracts small business investment, and strengthens demand for local amenities.

This amendment also aligns with the City’s policy to encourage diversified and nonpolluting
development. More efficient lot standards help reduce per unit development costs and make it easier for
contractors and homebuilders to deliver new housing within the existing service areas of the City. This
supports steady construction activity, reinforces local trade jobs, and contributes to the City’s long term
tax base.

In summary, the amendment advances Goal 9 by supporting local workforce needs, strengthening
residential affordability, and promoting economic resilience throughout the community.

Goal 11: Public Facilities and Services

The proposed amendment is consistent with Goal 11 because it preserves the City’s existing approach to
water, sewer, transportation, emergency services, and all other public facilities. The amendment does not
modify how services are delivered and does not increase demand beyond what residential zoning
currently allows. All new development will continue to connect to City utilities and comply with the
standards identified in the Comprehensive Plan and the City’s adopted facility plans.

The Comprehensive Plan emphasizes that compact development patterns help reduce the long term costs
of extending and maintaining public infrastructure. Smaller lots make more efficient use of existing
streets, water lines, sewer lines, and emergency service coverage by concentrating development within
areas already planned for urban services, This improves the cost effectiveness of public investment and
supports the City’s long term financial planning.

All approved subdivisions and site development will continue to undergo the same capacity and service
evaluation that is already required. The amendment simply allows more flexibility in how residential land
can be configured within service ready areas, without expanding the service boundary or creating
additional burdens on City facilities.

Overall, the amendment supports Goal 11 by encouraging development that can be served efficiently and
by maintaining full compliance with the City’s existing public facility requirements.

Goal 12: Transportation

2[Pape
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The proposed amendment is consistent with Goal 12 because it maintains all transportation standards and
does not alter any street design, access spacing, driveway standards, or the City’s adopted Transportation
System Plan. Development on smaller lots must still comply with the same requirements for street
frontage, access management, and circulation, This ensures that safety and functionality remain
unchanged.

The Comprehensive Plan emphasizes the importance of a transportation system that supports local travel,
regional access, and pedestrian and bicycle mobility. Smaller lots contribute to more compact
neighborhoods within the existing street network, which can reduce travel distances and encourage
walking and cycling to schools, parks, and other community destinations. This supports the City’s long-
term vision for connected and efficient travel corridors.

Traffic impacts related to new development will continue to be evaluated through the subdivision process
or on a case specific basis. The amendment does not change the amount or type of housing allowed in
residential zones, but it helps concentrate development in areas already planned for urban services. This
reduces the need for new road extensions and supports responsible use of transportation infrastructure.

Overall, the amendment supports Goal 12 by ensuring compliance with the Transportation System Plan
and by promoting a development pattern that uses the existing transportation network efficiently.

Goal 14: Urbanization

The proposed amendment directly advances Goal 14 by promoting compact and efficient development
within the existing urban growth boundary. The Comprehensive Plan clearly states that growth should
occur in a compact urban form and that the City should avoid unnecessary outward expansion. Smaller
and more flexible residential lots help the City accommodate population growth within its current
boundary, reducing the need for future expansion and protecting agricultural and resource lands outside
the City limits,

The Comprehensive Plan acknowledges that much of the City’s buildable land is located in larger parcels
that may require significant investment to develop. By allowing smaller lots and more efficient layouts,
the amendment helps make these properties more feasible for development in areas already planned for
water, sewer, and roadway systems, This promotes orderly growth and aligns with the City’s service
delivery plans.

Goal 14 also emphasizes that land inside the urban growth boundary should be used wisely. The
amendment supports this direction by allowing a more flexible pattern of development that uses serviced
land responsibly and increases the efficiency of public investment. Compact residential growth also helps
maintain a clear distinction between urban and rural land, which is a central purpose of the urban growth
boundary.

Overall, the amendment advances Goal 14 by supporting efficient, coordinated development within the
urban growth boundary and making the best use of the City’s planned service areas.

I Pagpge
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Applicant Opening Comments of Public Hearing
AMD#266-26 2/5/2026

Opening and framing i
Good evening Chair and Commissioners. For the record, my name is Bo Smith with LandWise,
here on behalf of Olin Homes. We are located at 27 SW Dorion Ave. in Pendleton. Thank you
for the time and effort that went into the staff report. I appreciate the level of detail and the
concerns that were raised.

Before [ respond to the individual comments, I want to set the table clearly for both the
Commission and anyone here from the community. This application does not approve a
subdivision, it does not approve a house, and it does not require any property to be developed
differently than it is today. What it does is update the development code so that when housing is
proposed in the future, the city has more flexibility to allow housing types that better match
current needs.

Nothing in this proposal removes the city’s authority or safeguards, All existing review processes
remain in place.

Density and potential increase in households

Staff raised concerns that reducing minimum lot sizes could increase residential density and
potentially add hundreds or even over a thousand households citywide. Those figures represent a
theoretical maximum buildout if every eligible parcel were developed to its absolute limit. That
is not how development happens in reality.

Zoning capacity does not equal development approval. Market demand, financing, ownership
patterns, infrastructure timing, and subdivision review all determine what actually gets built and
when. This amendment does not force land to be developed or require higher density. It simply
allows flexibility where it makes sense over time.

For residents, this means gradual, incremental change rather than sudden neighborhood shifts.
For the city, it means planning ahead instead of reacting later when housing pressure becomes
more difficult to manage.

Water, sewer, and stormwater infrastructure

Staff expressed concern that increased density could strain water, sewer, and stormwater systems
and suggested additional analysis may be needed. Infrastructure capacity is an important issue,
but the appropriate time to analyze it is when an actual development proposal is submitted.

This amendment does not approve extensions of utilities or override infrastructure review. Every
future subdivision or development would still be required to demonstrate adequate capacity
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before moving forward. If infrastructure is insufficient, the city already has the authority to deny
or condition development.

From a resident standpoint, this ensures systems are not overburdened. From the city’s
standpoint, it preserves full control over timing and capital planning decisions.

Traffic and transportation

Staff also raised traffic concerns and referenced thresholds that typically trigger traffic studies.
Those standards are designed to evaluate specific development proposals, not legislative zoning
changes.

At this stage, there is no project location, no site layout, and no roadway frontage to analyze.
Requiring traffic studies now would be speculative and would not meaningfully inform decision
making. Traffic impacts are best evaluated during subdivision and site plan review, when actual
trip generation and mitigation can be identified.

For residents, this ensures traffic issues are addressed where they actually occur, For the city, it
avoids spending time and resources on analysis that does not reflect real world conditions,

Parking

Concerns were also raised that smaller lots could increase on street parking. This amendment
does not change parking requirements. Existing standards for garages and off street parking
remain in place.

Lot size alone does not determine how many vehicles a household owns. Smaller homes often
serve seniors, smaller households, or first time buyers who typically have fewer vehicles.
Parking impacts are project specific and are most appropriately evaluated when a development is
proposed.

For residents, this means neighborhood protections remain intact. For the city, it avoids
overregulating based on assumptions rather than evidence,

Affordability and housing cost

Staff questioned whether smaller lots actually result in more affordable housing and noted that
home prices are influenced by developer business models. That is true, and it is also why zoning
should avoid unnecessary barriers.
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No zoning code can puarantee affordability. However, large minimum lot sizes guarantee higher
land costs per home. Reducing lot size lowers the land component of housing cost and allows
more attainable options to be built.

This proposal is about workforce housing and housing choice, not price controls. It creates
opportunity without mandates.

For residents, this expands options for young families, downsizing seniors, and local workers.
For the city, it supports economic diversity and long term community stability.

Housing needs and timing

Staff referenced the Housing Needs Analysis and suggested that the city may already have
sufficient capacity to meet projected demand. Capacity on paper does not always translate into
housing on the ground.

Many parcels are constrained by ownership, infrastructure timing, or feasibility. The same
planning documents that identify capacity also recommend zoning reform as a tool to address
future needs.

Acting now allows the city to stay ahead of demand rather than waiting until shortages become
more acute. For residents, this helps prevent displacement. For the city, it supports proactive
planning rather than emergency responses.

Public facilities and services

Concerns were raised that increased households could place additional demand on city services.
Growth of any kind increases demand, but compact and incremental growth is more efficient to
serve than low density expansion.

Smaller lots within existing residential areas make better use of infrastructure that is already in
place. Development also contributes system development charges and tax base that help fund
services.,

For residents, this supports more efficient public investment. For the city, it strengthens long
term fiscal sustainability.
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Accessory Dwelling Units

Staff noted a preference to delay ADU consideration. ADUs are not the focus of this amendment,
They were included as optional, informational language, and [ am comfortable separating that
discussion entirely so the Commission can focus on the core issue of lot standards.

Conditions and additional requirements

Staff suggested that if the amendment is approved, conditions such as infrastructure analysis or
traffic studies could be applied. Conditions are most effective when tied to specific development
proposals.

Applying broad conditions at the zoning stage risks undermining the purpose of the amendment

by reintroducing barriers the change is intended to address. The city already has full authority
later in the process to ensure projects meet all standards,

Closing
At its core, this amendment is about flexibility, not force. It does not approve development,
remove safeguards, or override city authority. It simply updates outdated standards so future

housing can better match the needs of people who already live here.

For residents, it provides choice and helps people stay in the community. For the city, it aligns
zoning with adopted policy and positions Irrigon for thoughtful, manageable growth.

Thank you, I’'m happy to answer questions,
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[ Applicant Comments provided under the Support section of
{ the Public Hearing 2.5.2026
[l AMD#  226-26
i
My name is Angle Sullivan with LandWise 27 SW Dorion Ave, Pendleton

Chair and Commissioners, my name is Angie Sullivan with LandWise, LLC. Thank you
for the opportunity to spealk tonight.

| want to focus on affordability, but | want to frame it in tarms of values, not just numbers,
because this decision is really about who Irrigon is for, now and in the future.

Affordability isn't about cutting corners ar lowering standards. It’s about creating
opportunity. It's about recognizing that our community is made up of people in different
stages of life, with different household sizes, incomes, and needs, and that our code
should reflect that reality.

Right now, Irrigon’s development standards assume that every household needs a large lot
and a large home. But for many working families, seniors, and first-time buyers, those
minimums quietly push homeownership out of reach befare a project ever gets off the
ground.

This amendment addresses affordability where it actually begins: with land and design
flexibility.

By allowing smaller lots and homes down to 800 square feet, we are not mandating smaller
housing. We are allowing choice. We are allowing someone to buy less house instead of
being forced to buy more than they need or can afford.

The staff report notes that code changes alone don’t guarantee affordability, and that’s
true. But what is also true is that current standards guarantee higher costs. Large
minimum lots, wide frontage requirements, and minimum home sizes all translate directly
into higher prices, regardless of who is building the home.

This proposal does not remove safety standards, design requirements, or neighborhood
compatibility rules. It does not change height limits or eliminate parking requirements.
What it does is modernize outdated assumptions about what a “successful” home must
look like.

The Clty's Comprehensive Plan, particularly Goal 10, calls for a range of housing types and
price points. This amendment is a practical way to put that value Into action. It also aligns
with statewide housing policy that encourages communities to remove barriers to smaller
hemes, missing-middie housing, and attainable ownership options.

If we want psopte who work in Irrigon to live in Irrigon, we need housing they can
realistically afford. If we want seniors to downsize without leaving their community, we
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need homes that fit that stage of life. And if we want growth that is thoughtful, fiscally
responsible, and sustainable, we need flexibility built into our code.

This proposal does not force change on any neighborhood. It simply atlows the City to say
yes when an appropriate, well-designed project comes forward.,

Atits core, this is a stewardship decision. It’s about ensuring Irrigon remains a community
where people can build a future, not just pass through.

| respectfully ask the Planning Commission to recommend approval and allow this
conversation to continue at the City Council levet.

Thank you for your time and service.
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PO Box 14427 SW Dorion'Ave *
Pendleton, OR 97801
541.429.4063
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February 5, 2026

Executive Summary - Letters of Support
Proposed Residential Development Coda Amendments
City of Irrigon

The enclosed letters of support reflect broad, informed backing for the proposed residential development code amendments from
reglonal housing professionals, municipal leadership, builders, and engineering experts. Collectively, these letters emphasize that the
proposed updates are a practical, well-considered response to current housing market conditions, rising construction costs, and
documented workforee housing needs.

Industry representatives, including the Northeast Cregon Home Bullders Assoclation and local builders, note that existing dimenslonal
standards such as minimum lot sizes, frontage requirements, and minimum home sizes have become Increasingly misaligned with today's
construction realities. The proposed amendmenits introduce modest, targeted adjustments that improve project feasibllity and housing
affordability while maintaining neighborhood charactet, zoning intent, and community standards. importantly, supporters emphaslze
that the proposal does not expand the urban growth boundary, alter zoning districts, or Introduce new housing types where they are not
already permitted.

Municipal leadershlp from the City of Stanfleld provides firsthand experlence demonstrating that similar code changes have resulted In
successful, well-malntained nelghborhoods that are embraced by restdents, These developments have Improved housing avallability for
working famllies, reduced per-unlt infrastructure costs, and strengthened long-term community stabillty, all while integrating seamiessly
into existing nelghborhoods,

From an engineering and Infrastructure perspective, the proposed amendments are described as a responsible approach to growth,
Smaller, more efficient lots allow citles to make better use of existing Infrastructure, reduce long-term maintenance costs, and support
sustainable residentlal development patterns that benefit both residents and municipalities.

Taken together, these Jetters affirm that the proposed development code amentiments align with local comprehensive planning goals,
reglonal and statewide housing strategles, and real-world development experlence. The consistent message across all letters is clear: the
proposed updates represent a balanced, thoughtful solution that supports housing supply, affordabliity, and community reslllence within
the City of Irrigon.

Rgspectfuliy,

Bo Smith
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Letters of Support ~ Summary Overview

1. Northeast Oregon Home Builders Association (NEOHBA)

Letter From: Northeast Oregon Home Bullders Assoclation

Signed By: Shanna Escobedo, Executive Officer

Date: February 3, 2026

Summary:

NEQHBA expresses strong support for the proposed residentlal development code amendments, emphaslzing that the changes are a
locally tallored, practical response to rising construction costs and workforce housing needs. The letter highlights how reduced minimum
lot sizes, narrower frontage requirements, and lower minimum home sizes improve feaslbliity without alterlng zoning districts, expanding
the urban growth boundary, or changing allowed housing types. NEOHBA notes that the amendments align with irrigon's Comprehensive
Plan and statewide housing strategies, supporting increased housing supptly within existing city limits while malntaining nelghborhood
character,

2. City of Stanfleld

Letter From: City of Stanfleld

Signed By: Darla Linker, City Manager

Date: Noted on letter {2026)

Summary:

Drawing from Stanfiefd's firsthand experience, the City supports Irrlgon’s proposed code amendment allowing smaller residential lot
slzes. The letter explains that while similar projects Inltially faced community skepticism, the completed neighborhoods proved
successful, well-maintained, and highly desirable. Smaller lots helped reduce Infrastructure costs, improved housing affordability,
supported workforce retention, and strengthened nelghborhoods. Based on these outcomes, the Clity of Stanfleld encourages approval of
the amendment as a positive tool for addressing workforce housing while preserving community character,

3. Residential Construction Spectalists / Northeast Oregon Home Builders Association

Letter From: Resldential Construction Specialists

Signed By: Reed lassmann, President, Northeast Oregon Home Bullders Assoclatlon; Owner, Resldential Construction Speclalists

Date: Not specified {2026)

Summary:

This letter supports the proposed code amendment from a bullder and industry perspective. It explalns that restrictive lot standards,
comblned with rising land and construction costs, limit the ability to deliver homes that working famifies can afford. Increased flexibiity
in lot standards allows for efficlent land use whlle maintaining guality, livability, and long-term value, The letter emphasizes strong buyer
demand for homes on efficlently slzed ots and notes that such changes help projects move forward, increase housing supply, and
support locat employment without compromising community standards.

4, ACH Engineering, P.S.

Letter From: ACH Engineering, P.S.

Signed By: Aaron Hoeft, Civil Engineer

Date: January 21, 2026

Summary:

From an engineering and infrastructure standpoint, ACH Engineering supports the proposed development code amendment. The letter
explains that thoughtfully planned increases in residential density Improve Infrastructure efflclency, reduce per-lot costs, and support
long-term maintenance. Smaller lots enable more effective use of existing streets, utilitles, and stormwater systems while expanding
housing opportunities for the workforce. Based on professional experlence deslgning and reviewing similar projects, the amendment is
described as a practical, reasonable update that balances growth with safety, fivability, and responsible infrastructure planning.

PC FINDINGS REPORT Page 46 of 72
AMD#266-66 LandWise/Olin Homes
April 2, 2026



Submitted at the Public Hearing on March 5, 2026

/5 //;; 2

Good evening Chair and Commissioners, For the record, my name is Bo Smith. I live at 2947
Blue Jay Street in Umatilla and I am here with LandWise, on behalf of Olin Homes. I appreciate
the opportunity to return tonight and continue the discussion that began at the previous hearing.

At the last meeting, many residents took the time to come and share their thoughts about this
proposal. I want to start by acknowledging that participation. It is clear that people carc deeply
about their community and about how development decisions might affect the character of
Irrigon. Those concerns deserve to be heard and taken seriously.

My goal tonight is not to repeat everything that was presented previously, but to respond to the
themes that came up during the last hearing and clarify what this amendment actually does and
what it does not do.

First, I want to restate an important point that sometimes gets lost in the conversation. This
amendment does not approve a subdivision, it does not approve a house, and it does not require
any property to be developed differently than it is today. It is a legislative code amendment that
simply updates the development standards that would apply if someone proposes housing in the
future. All existing development review processes remain in place.

Several residents expressed concern that this change would dramatically increase density in
Irrigon. While the amendment does allow somewhat smaller lots, zoning standards do not
determine what actually gets built. Development happens gradually and is influenced by market
demand, property ownership, financing, and city review processes. What this amendment does is
provide flexibility so that when housing is proposed, it can better reflect the types of homes
people are actually looking for today.

A number of residents also spoke about protecting the small town character of Irrigon. That is an
important value and one that this proposal does not eliminate. Even with the proposed changes,
homes would still be single family houses in residential neighborhoods. Height limits remain the
same, parking requirements remain the same, and building standards remain the same. The
amendment adjusts minimum dimensions, but it does not fundamentally change the type of
neighborhoods that exist in Irrigon.

Infrastructure was another concern raised during the last hearing, particularly regarding water,
sewer, and transportation systems. Those concerns are understandable. However, infrastructure
capacity is evaluated when development proposals are submitted, Every subdivision must
demonstrate that adequate water, sewer, and transportation infrastructure exists before it can be
approved. If those systems cannot support a project, the city already has the authority to require
improvements or deny the application. That safeguard remains unchanged under this
amendment,

Traffic and parking concerns were also raised by several residents, Those impacts are evaluated
at the time of development. The city’s current code already requires off street parking for
residential homes, and nothing in this amendment reduces those requirements. If future
development proposals generate traffic impacts, those impacts are addressed through the city’s
review process and transportation standards,
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Angie Sullivan with LandWise — 27 SW Dorion Ave., Pendleton, Oregon

Good evening Chair Case and members of the Planning Commission. Thank you for the
opportunity to speak tonight.

My name is Angie Sullivan, and I am here to speak about the need for attainable housing for
working families in Irrigon.

Across our region, we are facing a growing gap between what working families earn and what
housing costs. Teachers, healthcare workers, tradespeople, agricultural workers, and small
business employees ate the backbone of communities like Irtigon. Yet many of these individuals
are increasingly unable to find housing they can afford in the communities where they work.

Attainable housing is not about lowering standards or changing the character of a community -
and certainly not your community. It is about providing well-designed, durable homes that
working families can realistically afford. Reducing land costs is one method that can help
improve affordability. When we create opportunities for these families to live locally, we
strengthen schools, support local businesses, and build a more stable community.

I also want to briefly address the recent survey distributed by the City. While public input is
important, the way questions are framed can significantly influence responses. Several questions
in the survey appeared to present housing development in a negative light rather than neutrally
presenting options for community growth. For surveys to truly inform good policy, they should
be structured in a balanced way that allows residents to evaluate both the challenges and the
benefits of housing solutions.

LandWise respectfully requests that the survey results be made available in a timely fashion so
we can adequately prepare our testimony for the upcoming City Council meeting.

1 encourage the Commission to continue looking carefully at the real housing needs of working
familics and to support thoughtful, responsible housing development that helps keep lrrigon a
place where the people who work here can also afford to live.

Thank you for your time and for your service to the charming community of Irrigon.

Exhibit B. Zoning Map
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Example Lot Diagrams. The diagram on the left shows an example lot with the existing required minimums for
lot size, setbacks (neighbor buffers), dwelling size, and garage space. The diagram on the right shows an example
lot with the minimums proposed in the amendment from LandWise, LLC and Olin Homes, LLC. The tables to the
right of each diagram use the setbacks to calculate the Neighbor Buffer and area available for structures under
each set of standards.
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Exhibit D. Public Survey Summary as of February 20, 2026

Survey Respondents:

Results (85 Responses)
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Response Options: Yes @ No @ Other

Should the minimum lot size be reduced from Should the minimum home size be reduced from
6,000 square feet (0.14 acres) to 4,000 square 1,200 square feet to 800 square feet?
feet (0.09 acres)?

Should the minimum lot width be reduced from Should the residential side neighbor buffer be
60 ft to 40 ft? reduced from 10 ft to 5 ft?

Overview
* Majority of respondents were inside Irrigon City Limits and UGB
* Majority of respondents are not in favor of changing the minimum residential standards (81%
to 90% said “No” to each change). Respondents most pressing concerns were:
* Privacy
* Home values and affordability
* Parking/Traffic
* Greatly impacts (strains) water and sewer systems without a plan for improving for
funding infrastructure demands.
* Having enough room for outbuildings
* Fire safety
* The proposed change with the most support (15%) was on the minimum home size as some
respondents thought it should be up to the owner, not the government
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Exhibit E. Summary of Public Comments and Public Comment Letters
February 5, 2026 Public Hearing

All comments in favor of the application were delivered by the applicant or an employee of the
applicant:

Housing affordability

Workforce housing

Flexibility in zoning

Economic growth

Multiple residents spoke in opposition, citing concerns including:
¢ Increased density and congestion
e Parking limitations
e Traffic impacts
e Water and sewer capacity
e Loss of small-town character
e Reduced yard space for families
e 5-foot setbacks being too narrow
e Affordability not guaranteed
e Impact on existing property owners

March 5, 2026 Public Hearing

All comments in favor of the application were delivered by the applicant or an employee of the
applicant:

e Need for attainable housing for working families

e Request for balanced survey methods in future public engagement

In Opposition:

e Concerns about smaller lot sizes and referenced a Stanfield subdivision constructed by the
applicant as an example of high-density development. Questions of whether such changes
serve the community’s best interest.

e Support for staff’'s recommendation not to approve the amendment and request the
Commission heed public’s opposition.
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Barbara Phillips
80610 Wagon Wheel Loop
Irrigon, OR 97844

Irrigon Planning Commission
500 NE Main Ave.
Irrigon, OR 97844

February 3, 2026

Subject: Opposition to Proposed Zoning Change — Land Use Notice AMD 266-26

I am writing to express my opposition to the proposed zoning changes in Irrigon’s Residential Zone,
specifically regarding the reduction of minimum lot sizes, the reduction of side setbacks, and the
reduction of minimum home square footage requirements. While we recognize the need for thoughtful
housing growth, the proposed density increase poses significant risks to the long-term viability and
character of Irrigon.

As a resident of Irrigon for 28 years, and owner of developable acreage within City limits, | believe these
changes will negatively affect the character, safety, and property values of our community for the
following reasons:

¢ Incompatibility with Existing Neighborhood Character: The existing homes in Irrigon were
designed with larger lot sizes and a consistent, suburban feel. Transitioning to high-density lots
would leading to a "crowded" feel that contradicts the very reasons residents choose to invest in
this rural community.

¢ Reduced Setbacks Create Safety and Privacy Issues: Reduced side setbacks, which allow homes
to be closer together, will decrease privacy for existing residents and raise fire safety concerns
regarding the space between structures.

¢ Infrastructure and Public Safety: Our existing roads, water, and sewage systems were
engineered for low-density residential use. Increasing the number of households without a
proportional upgrade to infrastructure risks systemic strain, increased traffic congestion, and
diminished emergency response efficiency.

¢ Impact on Property Values: The introduction of high-density housing into a single-family
residential area, along with smaller, non-conforming homes, could likely result in a decline in
Thank you for your time and consideration of these concerns.

| respectfully urge the Commission to deny this application. We advocate for a development strategy
that prioritizes the quality of our living standards over the sheer quantity of units.

Thank you for your dedication to the future of Irrigon.

fi;:erely, ?

Barbara Phillips
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February 21, 2026

Re: Developer’s Proposed Amendment to City Code

Aaron, City Council, and Planning Commission:

Once again the City of Irrigon is being pressured by developers to allow them to do something which
benefits the developers at Irrigon’s expense. The expense | am referring to is an increasing lack of
conformity in our community. Conformity may not sound important when first considered, but it is
important to appraisers and to lenders. It is important to homeowners, homebuyers and people who
want to build a home in Irrigon. For what they are worth, here are my thoughts on this zoning change.

People who want to build or place a home generally prefer to build that home in a neighborhood of
similar homes. Irrigon has very few building sites in areas with any conformity. Same problem with
existing homes. We have a few streets with several site built homes in a row (very few) but almost no
neighborhoods that do not include single or double wide mobile homes or manufactured homes. | am
not trying to knock mobile and manufactured homes. | have owned them in the past and still own one
today. | may live in one again when we downsize. But this is not conformity and may not be a choice
location for many people to buy or build. We have nice homes along side of singlewide mobiles from
1970s,

Mobile homes were placed in Irrigon in significant numbers at least as far back as the Seventies. We had
codes in Irrigon at that time but they were very loosely written. Irrigon was hungry for development in
the Seventies so there was little regulation. Irrigon had a very nice couple who lived here and acted as
developers, along with a manufactured home sales business on Hwy 730. In addition to a basic lack of
conformity throughout Irrigon, this development boom left our small community with 4 large mobile
home courts which are still here today. It also left us with much higher percentage of mobile homes
compared to neighboring communities.

In the Nineties another developer, Dan Biamonte came to Irrigon and developed 3 small subdivisions

and placed manufactured homes on them. Biamonte also pressured the City in various ways.
Some of the homes were set on flag lots to allow for more lots and more homes on small pieces of land.
Some got garages or carports but some did not. You can see these developments on Division St,
Crimson and Clover off of E Idaho, and corner of S First St and Nevada.

Conformity does matter. As a new realtor in 1994 | was told repeatedly “You can’t get that much out of
that house because it’s in Irrigon.” That was the mantra of the realtors then. Upon asking appraiser
Doug Barak, | was told that the price difference compared to other communities was 10% to 15% lower
for the same property in Irrigon. How much of that difference was lack of conformity | do not know but
| am convinced at least a part of it was due to lack of conformity. | do believe that Irrigon has overcome
most of that but it has taken a long time.
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City developed stricter development codes and has enforced them strictly. | commend the City for that.
Hopefully, the City will not loosen their codes to allow what looks like high density housing
developments in our community which is not a high density area. In addition to subdivisions of high
density housing, the change they are requesting to allow 800 sf homes on 4,000 sf lots would include
not only their little developments, it would include a lot of other land. Irrigon has homes on many lots
that are large enough to allow partitioning into 1 or more additional lots which could each have a home
placed on them. The result would not be pretty.

The City has done a good job of implementing new codes and enforcing them in recent years. | am
hoping the Council and Planning Commission will adhere to our current codes and appreciate that
adhering to them will make Irrigon better. This will benefit our existing homes as well as future
development in our community.

Irrigon is no longer starving for development—we do not need to cave in to developers. We already
have development occurring here.

Patti Burres
PO BOX 288
IRRIGON OR 97844-0288
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Nottheast Oregan Home Builders Association

February 3, 2026

Letter of Support for Proposed Residential Development Code Amendments

o Whom It May Coneern,

On hehalf of the Northeast Oregon Home Builders Association, we are pleased o olfer our
strong support For the proposed amendments to the City of frrigon’s residential development
standards,

This application refleets exactly the type of Toeally tailored, practical'solution conmumities
need to address today s housing challenges espeeiatly workloree housing. Local povernments are
best positioned to understand their housing market conditions and infrastructure capaeity, Fhese
proposed updates appropriately use local MTexibility to remove barriers that currently make
housing production difticutt, white maintaining the intent and structure ol existing zoning,

The current dimensional standards in treigon including Targe minimuny fol sizes. wide ol
[rontage requirements. substantial setbacks, and high minimum house size thresholds— direetly
affeet housing feasibility. As construction, labor. ind material costs have risen, these standards
have inereasingly made it difficult 1o produce homes at price puints attainable for working
Familics. Modest reductions in ot size, Tot width, side yard sctbacks, and minimum oor area are
reasonable adjustiments thal can significantly improve projeet feasibility without fundamentally
altering neighborhood charaeter.

Importantly, this amendment focuses on inereasing housing, supply within existing city
limits/urban growth boundaries on land that is adready zoned for residential use ad served by
infrastracture, By reducing the minimum lot size from 6,000 10 4000 square Teet narrowing
frontape requirenyents, alfowing more workable sethacks, and Jowering (he minimum enclosed
Moor area from 1.200 to 800 square Teet, the proposal enables more ellicient use ol fand while
still supporting quality residentinl developoent,

Jiqually important is what this amendment does izor do. 1t does not change zoning districts or the
zoning map. does not alter allowed honsing tvpes. does sot exprand the urban growth honndary.
and does not introduce multitamily development where it is not already permitted. Instead. it
makes targeted code refinements that allow the community o better meet its housing needs
under existing plans and infrastructare,
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The proposal is consistent with Trrigon™s Comprehensive Plan Goal 10, which calls for a variety
ol Tot sizes and housing options. and it aligns with regional and statewide housing strategics
encouraging communities o remove regulatory barriers through clear and objeetive standards.

These updates represent a bakaneed approach that supports housing choice. improves

affordability feasibifity. and helps ensure that workforee families can find homes in the

communitics swhere they live and work, We respeetfully urge approval ol this application,

Sincerely.

North "|~:l Oregon Home Builders Association

By: ), y ( :
e /L‘ SR e ( Q }v.-

Shanna Escobedo. \cuum ()Ilmu
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Submitted by Barbara Phillips at the March 5, 2026 Public Hearing
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Exhibit F. Agency Comment Letters
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