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SUBJECT:  Oceanside Middle Housing Code Analysis (DRAFT)

|. PURPOSE & BACKGROUND

This analysis is developed to inform Tillamook County’s actions to implement middle housing
code updates in the unincorporated Oceanside community to fully meet state requirements for
middle housing. The County and all incorporated cities must take action to amend the
development code and Comprehensive Plan policies by June 30, 2025 as directed by Senate Bill
(SB) 406. The bill, adopted in 2023, includes several provisions expand housing options within
Tillamook County by permitting middle housing and planning comprehensively for housing
needs. The bill directs cities and unincorporated communities within Tillamook County served
by water and sewer to permit all forms of middle housing—duplexes, triplexes, quadplexes,
townhouses, and cottage clusters—in zones where single family dwellings are permitted,
consistent with the state’s adopted rules for Middle Housing in Large Cities which are
implemented through state rules (OAR Division 660-046) and Middle Housing Model Code

adopted by reference.

This code audit is the first step to identify needed code and plan updates and policy options for
the County to consider how best to meet the state regulations. This draft audit will be refined
with input from County officials, County staff input, and stakeholder interviews with local
developers prior to finalizing the audit.

Introducing middle housing options to unincorporated communities in Tillamook County will
require zoning code changes that are both specific to individual communities and that apply
across the County. Residential zones are generally specific to each community and are
analyzed in individual sections of this audit, followed by analysis of Countywide zoning.
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necessarily reflect views or policies of the State of Oregon.

|I. OCEANSIDE FINDINGS

There is one residential zone in Oceanside where single-family dwellings are permitted and

middle housing should be expanded. Table 1 summarizes the audit findings for the Residential

Oceanside (ROS) zone, comparing the needed standards for middle housing to existing single-

family dwelling standards. Significant expansion of the existing standards, which focus almost

exclusively on single-family dwellings, will be needed to permit middle housing on par with

single-family dwellings.

Table 1: Summary of Oceanside Middle Housing Audit Findings

Rear: 20 ft

Residential Duplex Triplex Quadplex Cottage Townhouses

Oceanside Cluster

(ROS) zone

Uses Permitted Not allowed | Notallowed | Notallowed | Not allowed
conditionally,
must be
allowed

Minimum Lot | 7,500 SF for Not Not Not Not

Size slopes <20% specified, specified, specified, specified,
10,000 SF for | must be must be must be 1,500 SF lots
slopes 20-30% | same as for | same asfor | sameasfor | mustbe
20,000 SF for | single- single- single-family | permitted
slopes >30% family family
(same as
single-family)

Density N/a, no maximum densities applied in zone

maximums

Lot Min width: 60 | Apply same | Apply same | Applysame | Apply min lot

dimensions ft as existing | as existing as existing width no
Min depth: 75 | single- single- single-family | greater than
ft family family 20 ft

Lot coverage 50% max Apply same | Apply same | Cannot Apply same

50% max 50% max apply any 50% max, or
max greater
coverage

Setbacks Front: 20 ft Apply same | Apply same | Applysame | Apply same
Side: 5 ft as existing | as existing as single- as single-
Street side: 15 | single- single- family, add | family, add
ft family family max 10-ft 0-ft interior

side setback
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Residential Duplex Triplex Quadplex Cottage Townhouses
Oceanside Cluster
(ROS) zone
Street rear: 5 perimeter
ft setback
Height 35 ft Must allow | Must allow | Meets Meets
24 ft for bay at least 25 ft, | at least 25 ft,
or ocean or two or two
frontage lots | stories stories
Off-Street Three spaces | Four spaces | Five spaces | Not Not
Parking req, can only | req, can req, can specified, specified,
req two only req only req canonlyreq | can onlyreq
spaces three spaces | four spaces | one space one space
Design None apply to | Opportunity | Opportunity | Opportunity | Opportunity
Standards single-family | to add to add to add Model | to add Model
or duplexes Model Code | Model Code | Code Code
standards standards standards standards
Meets rules Partially meets rules Does not meet rules or
new standards needed

In addition to the specific use and dimensional standards that aim to permit middle housing on

par with single-family dwellings, there are some policy considerations relating to site design

where there is more latitude for local middle housing implementation. Areas for local input

include:

¢ Duplex, Triplex, Quadplex Configurations. Duplexes, triplexes and quadplexes have
P Y Y g P , rip quadp

traditionally required all units to be part of a single structure, in a “attached”

configuration. Allowing “detached” configurations that allow 2-4 separate structures on

a lot could provide greater flexibility, however, it could create overlap between

different types of middle housing where a detached quadplex is difficult to distinguish

from a four-unit cottage cluster.

o Initial recommendation: Consider permitting attached and detached duplexes to

standards like open space and circulation are addressed.

allow two structures on a lot, especially to create flexibility for existing homes.
Consider allowing only attached triplexes and quadplexes, and allowing 3-4 detached

units through the cottage cluster option instead, which would ensure site design

e Lot Coverage Standards. The existing 50% maximum lot coverage standard allows up to

a 3,750-SF building footprint on a 7,500-SF lot. A maximum lot coverage standard can

address overall building massing as well as limiting impervious surfacing. The

community can retain a single lot coverage standards that applies to single family
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dwellings as well as middle housing, or adopt differentiated lot coverage standards with
greater coverage permitted for middle housing, particularly townhouses.
Differentiating standards could help address the perceived size of some newer single-
family dwellings while allowing greater lot coverage for middle housing as an incentive
to develop additional homes.

o Initial recommendation: Consider applying the existing 50% maximum coverage
standard for all housing types, with potentially a higher standard for townhouses to
reflect zero-lot line configurations. There could be an opportunity to refine the lot
coverage definition to include impervious surfaces as well, if there is concern about
stormwater impacts; reconsideration of the maximum coverages for various dwelling
types could include increased coverage for middle housing as incentive for more homes.

o Size of Cottage Clusters. Cottage clusters can require a minimum of three, four, or five
cottages within each cluster; allowing clusters as small as three cottages would add a
clear option for three or more detached homes on a lot. Cottage clusters must allow at
least eight cottages per common courtyard, with multiple clusters allowed on a site. A
jurisdiction can allow a greater number of cottages such as 12 or 16 clustered around a
common courtyard, or can set no regulatory maximum in favor of allowing flexibility
on the site. The site design logistics of arranging cottages to front on to the common
courtyard tends to create natural limits to the number of cottages per cluster, but there
can be variation depending on the site geometry.

o Initial recommendation: Consider allowing a minimum of three cottages and a
maximum of eight cottages per cluster as an outright permitted use, and allowing a
greater number of cottages per cluster through a Type II site design review process to
address potential infrastructure issues.

o Size of Cottages. The state rules establish a 900-SF maximum building footprint for
cottages, with flexibility for jurisdictions to limit total size to one-story and 900-SF or to
allow two stories and up to 1,800 SF, or somewhere in between. For example, the state
Model Code allows a maximum average size limitation of 1,400 SF per cottage for more
flexibility with some larger and some smaller cottages.

o Initial recommendation: Consider standards that would retain a smaller scale for
cottages relative to single-family dwellings, such as limiting total size to 900 SF
potentially with flexibility for either a single or two-story configuration. Explore
desired dwelling size within the community, such as for smaller households, entry-level
housing or older adults, and consider whether slightly larger cottages would be more
useful to meet local housing needs.

e Design Standards. There are no existing residential building design standards in
Oceanside, or any other County communities. There are two categories of design
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standards that can be applied to middle housing: Model Code standards for triplexes,
quadplexes, townhouses and cottage clusters and any clear and objective design
standards that apply to single-family dwellings.

o Initial recommendation: Consider adopting the Model Code design standards specific
to middle housing, which have been vetted to be clear and objective and to address
common design issues for middle housing. The standards for triplexes, quadplexes and
townhouses address entry orientation, unit definition, minimum window coverage,
garages and off-street parking area size and location. The standards for cottage
clusters address site design issues including provision of open space, orientation to the
open space, pedestrian connectivity, and parking lot location and screening.

o Additionally, begin exploring if there are limited design standards that would be
appropriate for both single-family dwellings and middle housing and can be clear and
objective. Potential standards could address roof pitch and style, minimum window
coverage for all dwellings, and/or porches. However, the focus of these code updates is
middle housing integration with existing single-family standards, and extensive

residential design conversations should be led by the community outside of this process.

I11. ADDITIONAL COUNTY FINDINGS

There are several areas of County code that apply to all of the affected communities including:

Definitions: The County dwelling definitions should be expanded to include definitions
of duplexes, triplexes, quadplexes, townhouses and cottage clusters. Housing types
should be defined in reference to the number of ‘dwelling units’ contained rather than
number of ‘families,’ for compliance with ORS 92.112 that disallows any occupancy
limitations based on familial or nonfamilial relationships. Additional definitions
should be added for middle housing, sufficient infrastructure, townhouse project, and
middle housing land division.

Off-street Parking Requirements: All County residential development requires two off-
street parking spaces for the first dwelling and an additional space per additional unit.
(TCLUO 4.030(13)(a)) Middle housing rules allow a maximum of one space per dwelling
to be required, although additional parking may be provided. The County parking
standards should differentiate a one space per dwelling unit for middle housing types.
Hazard Areas: Development standards and overlay zones for geologic hazards, flood
hazard, tsunami hazard, coastal and estuary areas should allow middle housing where
single-family dwellings are permitted under the same review and development

standards to minimize risks. The Neskowin Coastal Hazard Overlay uniquely include
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density limitations that can be applied to limit middle housing where single-family
dwellings are otherwise permitted. (TCLUO 3.570(6)(d))

o Sufficient Infrastructure: All middle housing, except duplexes, is contingent upon the
availability of “sufficient infrastructure,” defined as public sewer and water systems,
public or private street access, and storm drainage facilities capacity of meeting
established service levels. (OAR 660-046-0020(16)) Code updates should ensure that

review for sufficiency is incorporated for middle housing.

IV. FUTURE DIRECTION

This draft analysis will be revised to incorporate direction from the community, County staff
and DLCD staff as needed for technical input. We look forward to engaging with the County to
explore these issues, identify the preferred direction for middle housing, and move towards
code updates that support expanded housing opportunities consistent with the County’s overall

planning and community priorities.



