
 

Oceanside Residential Code Updates 
Maximum Building Height  

Proposal:  Reduce Maximum Building Height from 35-Feet to 30-Feet is ROS and COS Zones 

Background: ONA Building Height Team (October 2019) in response to existing building 
height calculation methodology and floorspace concerns. 

Action: Vote at October 2021 ONA Meeting.  Results: 55 Yes  33 No 

 Authorization from Board of County Commissioners to commence legislative 
text amendment process (required under Article 10, TCLUO) 

 ONA Meetings for Community Feedback: April 5, 2025, and May (TBD) 

 June Planning Commission Hearing (Recommendation to Commissioners) 

 July Board of County Commission Hearing 

Building Height Calculation 

Proposal:  New Building Height Formula and Variance Criteria to address preservation of 
existing view corridors.  Variance Criteria in Article 8 of the Tillamook County 
Land Use Ordinance also apply.  Variance would require Type III review. 

Background: ONA Building Height Team formed in October 2019 in response to existing 
building height calculation methodology and floorspace concerns. 

Action: Vote at October 2021 ONA Meeting.  Results: 75 Yes  10 No 

 Authorization from Board of County Commissioners to commence legislative 
text amendment process (required under Article 10, TCLUO) 

 ONA Meetings for Community Feedback: April 5, 2025, and May (TBD) 

 June Planning Commission Hearing (Recommendation to Commissioners) 

 July Board of County Commissioners Hearing 

 Action by Board of County Commissioners TBD 

Exterior Lighting 

Proposal:  Implement exterior lighting standards to promote dark skies and reduce light 
pollution 

Background: Initial Lighting Proposal in 2010.  ONA Lighting Team formed in October 2019.  

Action: Vote at October 2021 ONA Meeting on Proposal for Exterior Lighting Standards 
Results: 77 Yes  7 No 

 Authorization from Board of County Commissioners to commence legislative 
text amendment process (required under Article 10, TCLUO) 

 ONA Meetings for Community Feedback: April 5, 2025, and May (TBD) 

 June Planning Commission Hearing (Recommendation to Commissioners) 

 July Board of County Commissioners Hearing 
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 Action by Board of County Commissioners TBD 

Middle Housing 

Required:  Allow for middle housing in Oceanside residential zones. 

Background: Senate Bill 406 was adopted in 2023 by the state legislature.  Requires cities and 
unincorporated communities in Tillamook County to permit all forms of middle 
housing- duplexes, triplexes, quadplexes, townhouses, and cottage clusters in all 
zones where single-family dwellings are permitted. 

Action: ONA ZAPR Committee convened with Director Absher to review community 
choices for middle housing.   

 ONA Meetings for Community Feedback: April 5, 2025, and May (TBD) 

 ONA Vote & Recommendation to Tillamook County: Results TBD 

 June Planning Commission Hearing (Recommendation to Commissioners) 

 July Board of County Commissioner Hearing 

Action by Board of County Commissioners for Adoption in July   

*All hearing timelines are estimated and may vary depending upon amendment request. 

Middle Housing Table 

Zone 
Topic 

Residential 
Oceanside 
(ROS) zone 

Duplex Triplex Quadplex Cottage 
Cluster 

Townhouses 

Uses Uses: Single-
Family 
Dwelling 
Outright  

Currently 
requires 
Conditional 
Use Approval.  
Must Allow 
Outright.  

Must Allow 
Outright 

Must Allow 
Outright  

Must Allow At 
Least 8 Units 
Outright 

Must Allow At 
Least 4 Units 
Outright 

Min. 
Lot Size 
Requ. 

Minimum Lot 
Size  (MLS) 
Requirement: 
7,500 SF for 
slopes <20% 
10,000 SF for 
slopes 20-30% 
20,000 SF for 
slopes >30% 

Proposal to 
reduce MLS to 
5,000 Square 
Feet 
 
*ROS Zone can 
retain 7,500 
MLS for all 
Middle 
Housing 
Options.  

5,000 Square 
Feet for lots 
with slopes 
less than 
20%.  Other 
MLS based 
upon slope 
still apply. 

7,000 
Square Feet 
for lots with 
slopes less 
than 20%.  
Other MLS 
based upon 
slope still 
apply. 

7,000 Square 
Feet for lots 
with slopes 
less than 20%.  
Other MLS 
based upon 
slope still 
apply. 

1,500 SF lots 
must be 
permitted.  
Other MLS 
based upon 
slope still 
apply. 

Density Density 
maximums 

No Maximum Density Limits Exist or Proposed. 



  
Zone 
Topic 

Residential 
Oceanside 
(ROS) zone 

Duplex Triplex Quadplex Cottage 
Cluster 

Townhouses 

Lot Size Property 
dimensions 
Min. width:  
60 ft  
Min. depth:  
75 ft 

Apply same as 
existing 
single-family 

Apply same 
as existing 
single-family 

Apply same 
as existing 
single-
family 

Apply same as 
existing 
single-family 

Apply min lot 
width no 
greater than 
20 ft 

Lot 
Cov. 

Lot coverage: 
50% Maximum 
 
(Add FAR?) 

50% Lot 
Coverage 
Maximum 
applies to 
Single Family 
and Duplex 

May Apply 
same 50% 
Lot 
Coverage 
Maximum or 
FAR 

May Apply 
same 50% 
Lot 
Coverage 
Maximum 
or FAR 

Cannot apply 
any max 
coverage or 
FAR 

May Apply 
same 50% Lot 
Coverage 
Maximum or 
Greater % or 
FAR 

Setback
Requ. 

Setbacks  
Front: 20 ft 
Side: 5 ft 
Street side: 15 
ft  
Rear: 20 ft 
Street rear: 5 ft 

Apply same as 
existing 
single-family 

Apply same 
as existing 
single-family 

Apply same 
as existing 
single-
family 

Apply same as 
single-family, 
add max 10-ft 
perimeter 
setback 

Apply same as 
single-family, 
add 0-ft 
interior side 
setback 

Max. 
Build 
Height 

Height 
35 ft and 
24 ft for ocean 
frontage lots 

Must allow at 
least 25 ft (two 
stories).  
Existing  35 ft 
height 
maximum 
complies. 

Must allow 
at least 25 ft 
(two stories).  
Existing 35 ft 
height 
maximum 
complies. 

Must allow 
at least 25 ft 
(two 
stories). 
Existing 35 
ft height 
maximum 
complies. 

Cottages with 
900 SqFt floor 
area or less at 
single story.   
901+ SqFt 
floor area 
requires 2nd 
story height 
limit. 

Must allow at 
least 25 ft (two 
stories). 
Existing 35 ft 
height 
maximum 
complies. 

Off-
Street 
Parking 

Off-Street 
Parking 
2 spaces for 
first dwelling 
unit, 1 space 
for each 
additional 
dwelling unit. 

1 Parking 
Space per Unit 
= 2 Maximum 
Requirement 
*2 Parking 
Space 
requirement 
can be 
maintained for 
Single family 
dwelling 

1 Parking 
Space per 
Unit = 3 
Maximum 
Requiremen
t 

1 Parking 
Space per 
Unit = 4 
Maximum 
Requireme
nt 

1 Parking 
Space per Unit 
= Maximum 
Requirement 

1 Parking 
Space per Unit 
=  4 Maximum 
Requirement 



  
Zone 
Topic 

Residential 
Oceanside 
(ROS) zone 

Duplex Triplex Quadplex Cottage 
Cluster 

Townhouses 

Design 
Stands. 

Design 
Standards: 
None currently 
apply to Single-
Family or 
Duplexes 

Can Add as 
“extra” for 
Single Family 
and Duplexes 

Option to 
add Model 
Code 
standards. 

Option to 
add Model 
Code 
standards. 

Option to add 
Model Code 
standards. 

Option to add 
Model Code 
standards. 

  

 

Areas for local input include: 

• Duplex, Triplex, Quadplex Configurations. Duplexes, triplexes and quadplexes have 
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 Recommendation: Consider permitting attached and detached duplexes to 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 standards like open 
space and circulation are addressed. 

• 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 do 
not address vertical mass, which is instead addressed through maximum building 
height allowance. The community can retain a single-family coverage standards that 
apply to single family 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 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.   

• 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 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 III site design review process to address 
potential infrastructure issues. 

• 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 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. 

• Design Standards. There are no existing residential building design standards in 
Oceanside, or any other County communities. There are two categories of design 
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 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. The focus of these code updates is middle 



  
housing integration with existing single-family standards, and any extensive 
residential design conversations should be led by the community outside of this process. 

 

Summary of Proposed Residential Code Modifications 
 

1. Lower square footage of lots for single family, duplex, triplex lot to 5000 from 7500 
(Optional) 

2. Lower minimum lot width to 50 feet (Optional) 
3. Max height: ONA voted for 30 feet.  Proposal is to allow 35 feet height if meet design 

standards (see below) (Extra) 
4. Lot coverages – existing rule 50% - a structure cannot occupy more than 50% of the lot 

area.  EG. The combined building footprint area of all structures on a property cannot 
exceed 50% of the total lot area. 

a. Propose a bonus for 3 & 4 plexes if meet design standards (see below) (Optional) 
b. There is an existing exception for small lots 3,000 feet or less. 
c. Should there be an exception for lots whose sf is > 3,000 and < 5,000 sf? 

(Optional) 
5. New FAR Rule– proposed rule: cannot build a structure whose total square foot of the 

building’s floors exceeds 50% of lot size, but in any event not more than 5,000 sf.  
(Optional for Middle Housing with 3+ Units.  Extra for Single Family and Duplex.) 

a. Garage sf counts to extent greater than 300 sf 
b. Retains exception for small lots  
c. 6,000 sf maximum for townhome clusters 
d. Not apply to cottage clusters 

6. Design Standards – (Optional for Middle Housing with 3+ Units.  Extra for Single 
Family and Duplex.) 

a. If follow standards, get bonus 
i. 35 feet height 

ii. 60% lot coverage for duplex + triplex 
iii. 65% lot coverage for 4plex 

b. What do you have to do? 
i. Sloped roof with 4/12 pitch 

ii. Additional parking requirements 
1. Single family: garage + 1 space 
2. Parking for Plexes:  

a. 1 space for each unit 
b. 55% of units must have garage (not counting ADA unit) 
c. ADA unit must have ADA parking space 

3. One ADA unit is required for 3 and 4  plexes 
iii. Building articulation 
iv. Entries 



  
v. Minimum outdoor space 

vi. Changes in grades must avoid conflicts with abutting properties 
vii. Stormwater mitigation 

7. Townhomes (Options & Community Choices) 
a. Conform to design standards? 
b. 4 units max with 1500sf minimum and 15 ft wide minimum on minimum 7000 ft 

lot (Must) 
c. Lot coverage: 65% if design standards met (Optional) 
d. Units offset 18 inches (Optional) 
e. No more than 4 clusters in development (Optional) 
f. Height: 35 ft (Existing or Optional) 
g. Parking: one garage and one pervious parking space 

8. Cottage Clusters (Options & Community Choices) 
a. Must meet design standards 
b. 4 -8 units of not greater than 900 sf footprint around common courtyard 
c. Minimum 3 units per cottage cluster 
d. All detached 
e. 10 ft minimum distance between buildings 
f. Allow additional 200 sf per unit for attached garage? 
g. Max height 17 feet (single story) 
h. Should we provide an ADA exception? 
i. Entry requirement 
j. Parking requirement 
k. Minimum outdoor open area 
l. Common courtyard requirement 
m. Pedestrian ways 

 

What’s Required, What’s Optional & What’s Extra 

*Must= Required to Adopt 

*Optional= Community Choices 

*Extra= Additional standards for single-family homes and middle housing in response to community 
feedback that exceeds requirements and scope of middle housing updates.  Requires Measure 56 Notice 
if proposal is more restrictive than existing code. 

Middle Housing: Includes duplexes, triplexes, quadplexes, townhouses (up to four attached) and cottage 
clusters (up to eight per cluster) 

 



  
Proposal Must Optional Extra Staff Comments 
Middle 
Housing  

Must amend 
ROS Zone to 
allow for 
middle 
housing 
options as 
outright 
permitted 
uses  

  See definition above.  
Consultant and staff 
recommendations 
included in summary 
above. 

Minimum Lot 
Size  (MLS) 
Requirement: 
7,500 SF for 
slopes <20% 
10,000 SF for 
slopes 20-30% 
20,000 SF for 
slopes >30% 

Apply 
existing MLS 
to Middle 
Housing as to 
existing 
Single-
Family. 
 

Reduce 3-
Units to 
5,000 SF. 
 
4+ Units and 
Cottage 
Clusters to 
7,000 SF. 

Reduce MLS 
to 5,000 
Square Feet 
for 1-3 Units. 
 
 

Other MLS based 
upon slope still apply 
with optional and 
extra MLS proposals. 

Property 
dimensions 
Min. width:  
60 ft  
Min. depth:  
75 ft 

Apply 
existing 
dimensions to 
Middle 
Housing as to 
existing 
Single-
Family.  See 
Townhome 
width 
dimension 
requirements. 
 

Reduce 
Minimum 
Lot Width to 
50 ft. 

 Apply same as 
existing single-family 
to middle housing, 
except townhouses. 

Lot coverage: 
50% 
Maximum 
 

50% Lot 
Coverage 
Maximum 
applies to 
Single Family 
and Duplex 

May Apply 
same 50% 
Lot 
Coverage 
Maximum . 
Townhouses 
exempt from 
lot coverage 
maximums. 

  

Floor Area 
Ratio (FAR) 

 Can apply 
FAR for 3 
and 4 units. 

Apply FAR 
for single 
family, 
duplex and 
townhouses 

Vetting non-
conforming structure 
concerns and 
language to exempt 
existing structures 
from non-conforming 
status if FAR for 



  
Proposal Must Optional Extra Staff Comments 

single family dwelling 
construction is 
adopted. 

Setbacks  
Front: 20 ft 
Side: 5 ft 
Street side: 15 
ft  
Rear: 20 ft 
Street rear: 5 
ft 

Apply same 
as existing 
single-family.  
Townhomes 
required to 
allow 0-foot 
side yard 
setbacks. 

Apply same 
as existing 
single-family 

Apply same 
as existing 
single-family 

Proposing to reduce 
Street side yard to 10 
ft 

Height 
35 ft and 
24 ft for ocean 
frontage lots 

Must allow at 
least 25 ft 
(two stories).  
Existing  35 ft 
height 
maximum 
complies. 

 Reduce 
maximum 
building 
height from 
35 ft to 30 ft 

Proposed building 
height reduction 
through ONA process 
and are included in 
draft code document.  
Vetting non-
conforming structure 
concerns and 
language to exempt 
existing structures 
from non-conforming 
status if building 
height reduction is 
adopted. 

Parking 
 
 

1 Parking 
Space per 
Unit.  Retain 2 
parking 
spaces for 
single family. 
 

  Can remove off-street 
parking requirements 
entirely, allow for on-
street parking 
requirements or 
require (maximum) 
one (1) off-street 
parking space per 
unit.   
Single Family can 
retain requirement 
for 2 off-street 
parking spaces 

Design 
Standards: 
 

 Option to 
add Model 
Code 
standards 
for triplexes, 
quadplexes, 
townhouses 
and cottage 
clusters.  

Explore clear 
and objective 
standards for 
single family 
and 
duplexes. 
Some of 
those could 
be applied 

Option to add Model 
Code standards. 



  
Proposal Must Optional Extra Staff Comments 

equally to 
middle 
housing as 
well. 

Lighting 
Standards 

  Exterior 
Lighting 
Standards 
are new.  If 
adopted, 
would apply 
to all middle 
housing 
types. 

Proposed exterior 
lighting standards 
included in draft code 
document.  Interior 
lighting standards 
were removed from 
proposal at October 
2021 ONA meeting 
prior to ONA member 
voting process. 

 




