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PLANNING COMMISSION MEETING 
  
Wednesday, February 7, 2024 at 6:30 PM 
  
City Council Chambers, 125 SW “E” Street, Madras, OR 97741 
  
Telephone (541) 475-2344 www.ci.madras.or.us 

 

  
This meeting is open to the public. Audio/Video of the meeting will be available on our website within 24 hours 
following the meeting. This agenda includes a list of the principal subjects anticipated to be considered at the 
meeting. However, the agenda does not limit the ability of the Commission to consider additional subjects. 
Meetings may be canceled without notice. Zoom participants should use the “raise your hand” feature during the 
public comment portions of the meeting to alert the moderator that they would like to speak. 
  
Zoom Link: 
https://us02web.zoom.us/j/89158939359?pwd=9SriNOpzLXhLOlsJZvfqG2a61Sf6C7.1 
Dial: 253-215-8782 
Meeting ID: 891 5893 9359 
Passcode: 465328 

MADRAS PLANNING COMMISSION AGENDA 
  
I. Call Meeting to Order 

 

II. Roll Call 
 

III. Approval of Planning Commission Minutes 
 

 1. December 6, 2023, Planning Commission Meeting. 
 

 2. January 3, 2024, Planning Commission Meeting. 
 

IV. Public Hearing(s) 
 

 
1. City of Madras Development Code Text Amendments to bring consistency in density 

requirements with the Development Code and between the Comprehensive Plan and to 
refine how density is calculated (File No. TA-23-1) 
(Legislative)  

 

 A. Open Public Hearing. 
 

 B. Declaration of Conflicts of Interest: Does any Commissioner have any actual economic 
conflict of interest to disclose? 

 

 C. Staff Report/Applicant Testimony. 
 

 D. Public Testimony. 
 

 E. Staff Comments. 
 

 F. Deliberation (Motion to recommend approval, modification, denial, or continue the public 
hearing to a date and time certain). 

 

V. Additional Discussion 
 

VI. Adjourn Meeting 
 

 

https://us02web.zoom.us/j/89158939359?pwd=9SriNOpzLXhLOlsJZvfqG2a61Sf6C7.1
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CITY OF MADRAS 

Request for Planning Commission Action 
  
 
 
Date Submitted:    January 31, 2024 
 
Agenda Date Requested: February 7, 2024 
 
To:        Madras Planning Commission   
 
From:       Nicholas Snead, Community Development Director 
 
File:       TA-23-1 
 
Subject:      City of Madras Comprehensive Plan and Development Code 

Text Amendment to implement the maximum residential 
density standard. 

 
 
TYPE OF ACTION REQUESTED: (Check One) 
 

[       ]    Resolution           [         ]     Ordinance 
 
[     X    ]     Formal Action/Motion        [         ]     Other 
 
[  ] No Action - Report & Discussion Only 

 
 

MOTION FOR PLANNING COMMISSION ACTION: 
I move to make a recommendation to the City Council to approve the proposed Comprehensive 
Plan and Development Code text amendments to implement the maximum residential density 
standard as proposed. 
 
 
OVERVIEW: 
In 2022, the City of Madras amended the City’s Comprehensive Plan and Development Code to 
establish Middle Housing uses and related development standards (File No. TA-22-1) . As part of 
that project, the City amended the Comprehensive Plan to establish a minimum and maximum 
density for the City’s three residential zoning districts (R-1, R-2, & R-3). The same project 
established a minimum density standard in the City’s Development Code but it did not establish a 
maximum residential density standard. It is for this reason City staff is proposing amending the 
City’s Comprehensive Plan and Development Code. At the February 7, 2024 Planning Commission 
meeting, the Commission will conduct a legislative public hearing that will allow public testimony 
and the Commission to take formal action on the proposal as they see appropriate. 
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DISCUSSION: 
The City’s Development Code (Table 18.15.040-3) currently has standards for Minimum density 
(dwelling units per gross acre). The same Table does not have a maximum density standard for 
residential development. The need to establish a maximum density standard comes from staff 
applying the Development Code to new development proposals, zone changes, and master plans 
where staff is seeing challenges determining the range of impact to transportation systems and 
determining if planned or proposed development is consistent with the density of the associated 
residential zoning district. Additionally, staff is seeing the need to clarify that areas with slopes 
greater than 25% or that are in a flood hazard area are not to be included in the residential density 
calculation. 
 
DOCUMENTATION: 
 
 Exhibit A: Development Code amendments 
 Exhibit B: Comprehensive Plan amendments. 
 
STAFF RECOMMENDATION: 
That the Planning Commission makes recommendation to the City Council to approve the proposed 
Comprehensive Plan and Development Code text amendments to implement the maximum 
residential density standard as proposed. 
 
MOTION FOR PLANNING COMMISSION ACTION: 
I move to make a recommendation to the City Council to approve the proposed Comprehensive 
Plan and Development Code text amendments to implement the maximum residential density 
standard as proposed. 
 

https://madras.municipal.codes/MMC/18.15.040(4)
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EXHIBIT A 
AMENDMENTS TO DEVELOPMENT CODE 

 
 

Added language in double underline 
Deleted language in strikethrough 
 
 
18.05.030 Defini�ons. 
 
… 
 
Maximum Density. Maximum housing densi�es are calculated based on gross acreage (i.e., including 
areas to be dedicated for rights-of-way, u�lity easements, etc., but excluding areas dedicated for public 
parks, por�ons of the site with slopes in excess of 25%, and por�ons of the site within the flood hazard 
area) of the subject property with frac�onal units rounded down to the next whole unit. 
 
… 
 
Minimum Density. Minimum housing densi�es are calculated based on gross acreage (i.e., including 
areas to be dedicated for rights-of-way, u�lity easements, etc., but excluding areas dedicated for public 
parks, but excluding areas dedicated for public parks, por�ons of the site with slopes in excess of 25%, 
and por�ons of the site within the flood hazard area) of the subject property with frac�onal units 
rounded up to the next whole unit. 
 
…. 
 
 

Table 18.15.040-3. Development Standards in the R-1, R-2, and R-3 Zones  

Standard 
Residential Zones 

Limitations and Qualifications 
R-1 R-2 R-3 

A. Lot Size Requirements 

1. Minimum lot size 
(square feet) 7,500 7,500 6,000 

Minimum lot size in this table applies to all new lots of record except 
for lots created as part of townhome or cottage cluster 
developments. For permitted housing types on this lot size see MDC 
Table 18.15.040-2 above. 

See MDC 18.50.030 and MDC 18.60.100. 
2. Maximum lot 
coverage (percent of 
total lot area) 

50% 50% 50% See definition of lot coverage in MDC 18.05.030, Definitions, for 
explanation of what portions of a building on a lot are included. 

3. Minimum density 
see definition in MDC 
18.05.030 

4 47 76 
A land division with the residential zones may create a remainder 
development lot in excess of one-half (1/2) acre only if approved as 
part of a phased subdivision. 
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4. Maximum density see definition in 
MDC 18.05.030 7.3 21.7 21.7  

 
 
… 
 
Table 18.15.070-3. Development Standards in the C-1, C-2, and C-3 Zones 
 

Standard 
Commercial Zones 

Limitations and Qualifications 
C-1 C-2 C-3 

B. Development Standards 
 
4. Minimum density 
(dwelling units per gross 
acresee definition in MDC 
18.05.030) 

N/A 12 12 Only applies to standalone residential 
uses.  There is no maximum density.  

 
... 
 
18.30.191 Townhouse design and development standards. 
 
… 
 
(4) Development Standards. 
 
… 
 
(f) Density, Minimum. (i) In the R-1 and R-3 zones: six dwelling units per acreThe minimum and 
maximum density in the applicable zone. 
 
(ii) In the R-2, C-2, and C-3 zones: 12 dwelling units per acre. 
 
… 
 
18.30.192 Cotage cluster design and development standards. 
 
… 
 
(4) Development Standards. 
 
… 
 
(c) Density, Maximum. N/AThe maximum density in the applicable zone. 
 
… 
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(d) Density, Minimum.  (i) In the R-1 and R-2 zones: four dwelling units per acreThe minimum density in 
the applicable zone. 
 
(ii) In the R-3 zones: seven dwelling units per acre. 
 
(iii) In the C-2 and C-3 zones: twelve (12) dwelling units per acre. 
 
… 
 
18.60.100 Lot standards. 
 
The size, width, and orienta�on of lots/parcels shall be appropriate for the loca�on of the land division 
and for the type of development and use contemplated, and shall be consistent with the lot size 
provisions of the governing zoning district, subject to the following: 
 
… 
 
(1) Lot Sizes. Por�ons of a lot with slopes in excess of twenty percent (20%) will not be counted for 
purposes of mee�ng minimum lot sizes. 
(1) Steep Slopes. More than fi�y percent (50%) of a lot or parcel must be comprised of slopes of less 
than twenty five percent (25%). 
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Comparison Details 
Title compareDocs Comparison Results 
Date & Time 12/19/2023 10:16:47 AM 
Comparison Time 0.32 seconds 
compareDocs version v4.3.300.62 

 
Sources 

Original Document [#01653292.DOCX] [v1] Density Clean Up Amendments.DOCX 
Modified Document [#01653292.DOCX] [v2] Density Clean Up Amendments.DOCX 

 
Comparison Sta�s�cs 
Inser�ons 9 
Dele�ons 5 
Changes 7 
Moves 0 
Font Changes 0 
Paragraph Style Changes 0 
Character Style Changes 0 
TOTAL CHANGES 21 
  
  
  
  
  

 
compareDocs Se�ngs Used Category Op�on Selected 

Open Comparison Report a�er Saving General Always 
Report Type Word TrackChanges 
Character Level Word False 
Include Headers / Footers Word True 
Include Footnotes / Endnotes Word True 
Include List Numbers Word True 
Include Tables Word True 
Include Field Codes Word True 
Include Moves Word False 
Show Track Changes Toolbar Word True 
Show Reviewing Pane Word True 
Update Automa�c Links at Open Word [Yes / No] 
Summary Report Word End 
Include Change Detail Report Word Separate 
Document View Word Print 
Remove Personal Informa�on Word False 

Word Rendering Set Markup Op�ons 
Name Standard 
Inser�ons  
Dele�ons  
Moves / Moves  
Font Changes  
Paragraph Style Changes  
Character Style Changes  
Inserted cells  
Deleted cells  
Merged cells  
Changed lines Mark le� border. 
Comments color By Author. 
Balloons False 
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Flaten Field Codes Word True 
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EXHIBIT B 
AMENDMENTS TO COMPREHENSIVE PLAN 

 
 

Added language in double underline 
Deleted language in strikethrough 
 

 

1. R-1 "Moderate Density Residen�al"  
 
The Moderate Density Residen�al (R-1) zone is intended to provide opportuni�es for a variety of 
residen�al housing types at the most common residen�al densi�es in places where sewer and water 
services are available. The R-1 zone is intended to provide for residen�al uses, with a mix of single-unit 
detached dwellings and other housing types at a scale compa�ble with single-unit dwellings. It also 
provides opportuni�es for suppor�ng public and ins�tu�onal uses on a case-by-case basis. The intended 
residen�al density of the R-1 Zone is 4 – 7.3 dwelling units per gross acre as calculated and further 
refined in the Development Code.  
 
2. R-2 "Higher Density Residen�al"  
 
The Higher Density Residen�al (R-2) zone is intended to provide for a mix of housing types, with an 
emphasis on mul�-unit residen�al and medium-scale atached housing types, and opportuni�es for 
limited neighborhood commercial uses. It also provides opportuni�es for suppor�ng public and 
ins�tu�onal uses on a case-by-case basis. It is suitable in areas where sewer and water service are 
available. It is most appropriate for areas in proximity to commercial areas and along or near major 
transporta�on and transit corridors. The intended residen�al density of the R-2 Zone is 4 – 21.7 dwelling 
units per gross acre as calculated and further refined in the Development Code.  
 
3. R-3 “Planned Residen�al Development”  
 
Planned Residen�al Development land use areas, as designated on the Comprehensive Plan Map, are 
intended to recognize and enhance areas of scenic quality and view ameni�es by allowing for flexibility 
in project design while providing for essen�al development standards. Within these areas development, 
which is sensi�ve to the natural topography of the site, minimizes altera�ons to the land, and maintains, 
enhances significant natural resources and is compa�ble with the surrounding development is 
encouraged. The intended residen�al density of the R-3 Zone is 7 – 21.7 dwelling units per gross acre as 
calculated and further refined in the Development Code. 
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Comparison Details 
Title compareDocs Comparison Results 
Date & Time 12/19/2023 1:48:46 PM 
Comparison Time 0.27 seconds 
compareDocs version v4.3.300.62 

 
Sources 

Original Document [#01653331.DOCX] [v1] EXHIBIT A (comp plan amendments for density fixes).DOCX 
Modified Document [#01653331.DOCX] [v2] EXHIBIT A (comp plan amendments for density fixes).DOCX 

 
Comparison Sta�s�cs 
Inser�ons 0 
Dele�ons 0 
Changes 3 
Moves 0 
Font Changes 0 
Paragraph Style Changes 0 
Character Style Changes 0 
TOTAL CHANGES 3 
  
  
  
  
  

 
compareDocs Se�ngs Used Category Op�on Selected 

Open Comparison Report a�er Saving General Always 
Report Type Word TrackChanges 
Character Level Word False 
Include Headers / Footers Word True 
Include Footnotes / Endnotes Word True 
Include List Numbers Word True 
Include Tables Word True 
Include Field Codes Word True 
Include Moves Word False 
Show Track Changes Toolbar Word True 
Show Reviewing Pane Word True 
Update Automa�c Links at Open Word [Yes / No] 
Summary Report Word End 
Include Change Detail Report Word Separate 
Document View Word Print 
Remove Personal Informa�on Word False 

Word Rendering Set Markup Op�ons 
Name Standard 
Inser�ons  
Dele�ons  
Moves / Moves  
Font Changes  
Paragraph Style Changes  
Character Style Changes  
Inserted cells  
Deleted cells  
Merged cells  
Changed lines Mark le� border. 
Comments color By Author. 
Balloons False 
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Flaten Field Codes Word True 
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