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`Planning Commission AGENDA
Zoom Video Webinar
https://ci.manzanita.or.us/planning-commission/

April 21, 2025
04:00 PM Pacific Time

Video Meeting: The Planning Commission will hold this meeting through video 
conference. The public may watch live on the City’s Website: 

ci.manzanita.or.us/broadcast 
or by joining the Zoom Meeting: 

https://us02web.zoom.us/j/85832817475?pwd=bEkAbHmqdjCFWxT15y0yAohRbXqq4
s.1

Meeting ID: 85832817475
Passcode: 890106

Dial in number: (253) 215 8782
Please note that a passcode is not required to enter the webinar.

Note:  Agenda item times are estimates and are subject to change

1. CALL TO ORDER (4:00 p.m.)

2. AUDIENCE PARTICIPATION 
Comments must be limited to city topics that are not on the agenda. A 
topic may not be discussed if the topic record has been closed. 
Comments may also be submitted in writing before the meeting, by mail, 
e-mail (to planning@ci.manzanita.or.us), or in person to city staff.

3. APPROVAL OF MINUTES
A. March 10, 2025

4. UPDATES
A. Housing Ordinance Update & Discussion

5. ADJOURN (5:30 p.m.)

https://ci.manzanita.or.us/broadcast/
https://ci.manzanita.or.us/broadcast/
https://us02web.zoom.us/j/85832817475?pwd=bEkAbHmqdjCFWxT15y0yAohRbXqq4s.1
https://us02web.zoom.us/j/85832817475?pwd=bEkAbHmqdjCFWxT15y0yAohRbXqq4s.1
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CITY OF MANZANITA
PLANNING COMMISSION MEETING MINUTES March 

10, 2025

I. CALL MEETING TO ORDER: Chair Reddick-Yurka called the meeting to order at 4:00 p.m.

II. ROLL: Planning Commission members present were: Karen Reddick-Yurka, Frank Squillo, Lee 
Hiltenbrand, Bert Gregory, John Collier, Thomas Christ, and Brad Berman. Staff present were: 
City Manager Leila Aman, Building Official Scott Gebhart, Hatfield Fellow Cody Aucoin; Third 
Party City Planner Scott Fregonese, and housing subject matter expert Marcy McInelly.

III. AUDIENCE: There were 2 persons in the audience.

IV. PUBLIC COMMENTS: There was no public comment.

V. APPROVAL OF MINUTES: OCTOBER 14, 2024 – Chair Reddick-Yurka asked that the “bus 
turnaround” (p. 4) be amended to read “school bus turnaround” and the spelling of Kathleen 
Niskanen’s name be corrected. A motion was made by John Collier, seconded by Frank Squillo, 
to approve the February 10, 2025 Minutes as amended. Motion passed unanimously. 

DISCUSSION

VI. HOUSING ORDINANCE UPDATE AND DISCUSSION

A. PRESENTATION – Housing subject matter expert Marcy McInelly presented the four (4) 
code concepts, starting with Concept #2: Form Based Approach. Marcy provided 
reasoning for code concepts in general – they help people understand the purpose and 
not get lost. Marcy started with Concept #2: Form Based Approach as it’s easier to 
understand Concept #1: Housing Concepts with an understanding of the form-based 
approach. Context areas A, B, and C were shown and described. It was proposed to 
customize the development code to the context zones. Discussion followed (see below).

Marcy next presented Concept #1: Housing Concepts. Two zones were proposed: Middle 
Housing 1 (MH1) and Middle Housing 2 (MH2). All of the current R2 zone would become 
MH1. MH2 would be a new unified zone, replacing R3, R4 and RMD, while the land uses 
would remain the same as they are currently. It was proposed that MH2 be applied to the 



Page 2 of 3 – March 10, 2025 Planning Commisssion

current SRR zone as an overlay, to retain recreational and commercial uses. Discussion 
followed (see below).

Marcy next presented Concept #3: Land Division. The proposal would entirely replace 
the current subdivision ordinance language to allow for some of the things talked about 
that are currently only possible through a Planned Unit Development. Two standards 
were specifically proposed: (1) eliminate minimum lot width and depth requirements and 
(2) institute a new minimum lot size of 1,250 square feet, versus the current 5,000 
square feet (2,500 square feet is required per dwelling unit). Discussion followed (see 
below).

Marcy next presented Concept #4: Parking. Though there are have-to-do parking 
updates, three alternative designs were proposed. Discussion followed (see below). 
Lastly, Marcy mentioned next steps, which would consist of track-change code 
amendments and examples to illustrate how all this works. Third Party City Planner Scott 
Fregonese reiterated the fork in the road analogy (i.e., Comprehensive Plan update 
versus Housing Code update) and that we’re on a deadline to adopt the Housing Code 
work by June and will want to get the community to weigh in as soon as possible.

B. GENERAL COMMENTS AND QUESTIONS – Regarding Concept #2: Form Based 
Approach, comments were made about the context areas, that they need to be refined, 
that there is overlap between them and the zones, but that they seemed to reflect 
community input (specifically from Summit #1). A comment was made about takings 
issues as zones are changing. A comment was made that there should not be different 
types of housing permitted, or different rules applied, by zone. A question was asked 
about whether a form-based approach can be applied to the commercial zones. 
Questions were also asked about whether the PASC has reviewed this material [they 
have not, as the Planning Commission is getting the first look] and if the public interest is 
being reflected.

Regarding Concept #1: Housing Concepts, a comment was made about courtyard 
apartments and “Woody Walk-ups” (i.e., want-to-do housing types) being allowed in MH2 
and not MH1 and that these housing types should be allowed everywhere. A question was 
asked about why this was proposed. Marcy mentioned it was because community input in 
general didn’t place the want-to-do housing types in the R2 areas. A question was asked 
whether the proposal limits the size of a home. [The first dwelling would be limited to 
2,500 square feet and if a larger home is desired, additional housing would need to be 
provided along with it.] There was general consensus that limiting size was a good 
proposal, along with the imposition of a floor area ratio (FAR), though a question was 
asked about how 2,500 was chosen as the number. There was general consensus that 
certain housing types shouldn’t be disallowed from a new zone, but that standards need 
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to be strict so as to fit with the current housing (i.e., a form-based strategy should apply). 
Comments and questions were raised about height restrictions. Marcy proposed that the 
new height proposal apply everywhere. Third Party City Planner Scott Fregonese 
clarified that the State allows for a 10% increase in height with the use of tax credits, so 
the State will still allow for an additional 10% for low-income housing on top of whatever 
height limit is settled on. There was general consensus that methods to incentivize more 
units/density should be pursued. A question was asked about whether less square 
footage translates to a lower price. Portland data was provided to argue that this is the 
case. It was recommended by multiple Commissioners that three R2 areas (the 3 most 
southeastern R2 areas) be considered for MH2. 

Regarding Concept #3: Land Division, there was some disagreement about eliminating 
minimum lot and depth requirements. One Commissioner agreed with the proposal to 
eliminate the requirements, and one disagreed so as not to limit opportunities. A 
question was asked about the 1,250 square foot minimum lot size proposal and if there 
are examples of livable units this small, which was proposed as 2,500 square feet is 
required, but many cities are wanting to go lower. Classic Cottages was referenced as an 
example. Clarification was provided that this refers to net, not gross, lot sizes. A 
question was asked about whether setback requirements need to be minimized, and 
would more units need to be added per acre? [There is no density limitation.] There was 
general consensus that lower lot sizes are a good idea, but one Commissioner 
commented that it should be emphasized that this doesn’t preclude zero lot line housing 
(or shared common walls), that homeownership on these smaller lots is encouraged and 
facilitated as it’s more complicated; nor does this preclude two units on a 1,250 square 
foot lot, one on one floor and the other on the other. A question was also asked about 
the appendices. 

Regarding Concept #4: Parking, there was general consensus that reducing parking 
requirements is necessary. A comment was made about not all streets in Manzanita being 
built on the center line as platted, and that (1) this should be considered while infilling 
and (2) community education will be necessary, as everybody has to be on board. There 
was agreement from a couple Commissioners that sidewalks should not be everywhere, 
but only in high intensity areas such as Main Street and Laneda, and that there should be 
a maximum quantity of head-in parking on a street so as not to make it feel like a parking 
lot. It was suggested that the required parking charts be reviewed, and that a parking 
strategy be developed for the commercial core. 

VII. GENERAL UPDATES: Building Official Scott Gebhart stated there is nothing on the agenda for 
next month. Marcy will come back next month. The Planning Commission will need to vote at the May 
meeting to keep on schedule. City Manager Leila Aman stated that the appendices are forthcoming as 
they were left off the packet.
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VIII. ADJOURNMENT:

Chair Reddick-Yurka adjourned the meeting at 6:13 p.m.

MINUTES 
APPROVED THIS 
14TH DAY OF APRIL 
2025

Karen Reddick-Yurka, Chair

ATTEST:

Leila Aman, City Manager/Recorder
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Date   13 April 2025

Subject  Manzanita Middle Housing Code Rewrite

To  Manzanita Planning Commission

From  Marcy McInelly, AIA, Urbsworks, Inc.

Copy Leila Aman, City Manager

MANZANITA MIDDLE HOUSING CODE & COMPREHENSIVE PLAN AMENDMENT PROJECT

Attachment B | New zones uses and 
standards
The following tables summarize the development standards and permitted uses in the three new 
middle housing zones.

The new zones are:

 Middle Housing 1, MH-1 (replaces R-2);

 Middle Housing 2, MH-2 (replaces R-3, R-4, RMD), and 

 Middle Housing 3, MH-3 (replaces SR-R).

In Article 3 the following use zones will be struck through and replaced:

 Section 3.010 Medium Density Residential Zone, R-2

 Section 3.020 High Density Residential Zone, R-3

 Section 3.025 High Density Residential / Limited Commercial Zone, R-4

 Section 3.030 Special Residential/Recreational Zone, SR-R

 Section 3.060 Residential Manufactured Dwelling, RMD
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NEW ZONES DEVELOPMENT STANDARDS
Development Standards MH-1 (R-2) MH-2 (R-3, R-4, RMD) MH-3 (SR-R)

Lot size, minimum (square feet) 1,250 1,250 1,250

Lot size, maximum (square feet) 7,000 10,000 10,000

Front yard setback (feet) 20 20 20

Minimum rear yard setback (feet) 10 10 10

Minimum side yard setback (feet) 5 5 5

Floor area ratio (FAR), maximum1 Max of .65:1 Max of .65:1 Max of .65:1

Maximum building height (feet) 35 35 35

1 First dwelling limited to 2,500 square feet maximum; additional dwellings granted additional FAR up to the maximum FAR permitted 
for the lot.

Commented [MM1]:  Current minimum lot size 
is 5,000 square feet. Many current lots are smaller 
than the required minimum. Proposing to eliminate 
the required lot width and depth standards (40 
feet and 90 feet /85 feet, respectively). Housing 
type-specific standards combined with FAR, 
setbacks, and parking requirements will have 
greater determinative effect on lot size. For 
example, to comply with state middle housing rules, 
the minimum lot size for townhouses is 1,500 sf, 
although townhouses can be built on smaller lots.

Commented [MM2]:  New standard. 

Commented [MM3]:  No change from current 
standard.

Commented [MM4]:  No change from current 
standard.

Commented [MM5]:  No change from current 
standard.

Commented [MM6]:  Proposing to use the 
current FAR limitation that applies to C-1 (.65:1)

Commented [MM7]:  Current maximum height: 
28.5 feet.
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DRAFT CODE AMENDMENTS   |   NEW ZONES USES
Key: P – Permitted outright  |  C – Conditional Use

Uses MH-1 (R-2) MH-2 (R-3, R-4, RMD) MH-3 (SR-R)

One-family dwelling P P P

Accessory dwelling unit P P P

Two-family dwelling P P P

Triplex dwelling P P P

Quadplex dwelling P P P

Townhouse P P P

Cottage Cluster P P P

Multi-family dwelling P P P

Adult foster home  (24 hour care is provided for 
five or fewer adults) P P -

Residential home (residential care alone or in 
conjunction with treatment or training for 5 or 
fewer individuals)

- P -

Residential facility (residential care alone or in 
conjunction with treatment or training for 6-15 
or fewer individuals)

- P

Home occupation and cottage industries P P P

Manufactured dwelling2 P P P

Manufactured dwelling park3 - P -

Park and publicly owned recreation area P P -

Public or private park or recreation facilities - - P4

Utility lines necessary for public service. P P -

Utility substation and lines5 - C C

2 Subject to the requirements of Section 4.135
3 Subject to the requirements of Section 4.096.
4 Does not include a recreation vehicle parking area.
5 Necessary for public service

Commented [MOU8]:  Footnote(s): Subject to 
the requirements of Section 4.160 – Middle Housing 
Supplemental Provisions.

Commented [MOU9]:  Permitted outright in R-
2, R-3, and R-4

Commented [MOU10]:  Permitted outright in 
RMD

Commented [MOU11]:  Permitted outright in R-
3 and R-4

Commented [MOU12]:  Currently only 
permitted in RMD, however, State law includes 
various protections to allow the siting of 
manufactured and prefabricated homes in zones 
that allow detached single-family dwellings, either 
on an individual lot or in a manufactured home 
park.
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Uses MH-1 (R-2) MH-2 (R-3, R-4, RMD) MH-3 (SR-R)

Recreation / recreational vehicle6

Signs7

Short term rental8

Church or community hall9 C C C

Nursery C C

Golf course C C C10

Fire station C C C

Schools and daycare centers C C C

Government structure C11 C12 -

Radio or TV transmitting tower - C -

Parking lot13 - C -

Temporary real estate sales office14 - - C

Bed & Breakfast establishments15 C C -

Motels, hotels and tourist courts C P16

Personal or business service establishments. C17

6 Used during the construction of a permitted use for which a building permit has been issued for a period of six months, with one 
extension of six months if required.

7 Subject to the provisions of Article 4, Section 4.070 - Sign Requirements
8 Subject to the restrictions of Section 6.030 – General Provisions Regarding Accessory Use, (3) Short Term Rental
9 Subject to the requirements of Section 5.040 Church, Meeting Hall, Community Center, Health Facility or Retirement Home
10 Includes a club house, eating or drinking establishment or related commercial enterprise such as a pro shop.
11 Including Utility substation.
12 Excluding a storage or repair facility.
13 Subject to Section 4.080 – Off-Street Parking and Off-Street Loading Requirements
14 Office maintained in a model home in a legally recorded subdivision for a period not to exceed one year.
15 Applies to Bed & Breakfast establishments in R-2 zones, plus any other conditions specified Planning Commission to preserve the 

residential character of the neighborhood:  Shall limit the number of guest rooms to 2; Establishment shall be owner occupied; One 
off-street parking space shall be provided for each rental unit plus the 2 spaces for the residential unit; Building meets fire and life 
safety code with annual inspection required by City; Signing is subject to Article 4, Section 4.070.

16 Includes an eating and drinking establishment in conjunction therewith.
17 Limited to [R-4-zoned area; defined boundaries]. Applicable to all Personal or Business Services Establishments in the R-4 zone: (1) 

Signing is subject to Article 4, Section 4.070; (2) Off-street parking shall meet the requirements of Section 4.080 and shall be screened 
along any adjacent residential property or zone boundary by a sight- obscuring fence, wall or hedge; (3) Establishment shall employ 
no more than 2 persons in addition to the proprietor; (4) Hours of operation open to the public shall be limited to the period between 
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Uses MH-1 (R-2) MH-2 (R-3, R-4, RMD) MH-3 (SR-R)

8:00 a.m. and 6:00 p.m.; (5) Establishment at all times shall adhere to the following performance standard: (a) Noise levels shall be 
maintained at a low level compatible with a residential neighborhood. (b) There shall be no offensive odors emitted from the 
establishment. (c) No flashing lights or other unusual illumination shall be permitted. (d) No accumulation of garbage or trash will be 
permitted on the premises. € No outdoor storage of materials or goods will be permitted on the premises. (6) The characteristics of the 
structure to be used shall be compatible with the residential character of the neighborhood and appropriate landscaping shall be 
utilized to help achieve this compatibility. (7) Standards contained in subsection (3) of this section shall be met as well as the standards 
for Conditional Uses as contained in Section 5.031 and any other applicable requirements of this Ordinance.
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