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To: Chair Simson and Planning Commissioners   

From:  Eric Rutledge, Community Development Director  

Date: November 25, 2025  

Re: Planning Commission Priorities for 2026    

 
Background 
The purpose of the Planning Commission work session is to solicit your feedback 
on Commission priorities for 2026 which will inform a City Council work session 
scheduled for December 2, 2025. At the December 2nd Council meeting, Chair 
Simson will present a summary of the Commission’s priorities and share your 
perspectives with the Mayor and City Council.  
 
The final Planning Commission priorities and work plan for 2026 will ultimately be 
determined during the City Council’s annual goal-setting meeting in January 2026. 
Feedback from the Commission’s discussion will help inform that process, 
encouraging alignment between the Commission’s interests and City Council goals.  
 
To help guide the work session discussion, staff have provided potential topics and 
projects below. Staff welcomes discussion on any other topics or projects that the 
Commission would like City Council to consider.  
 
Staff Identified Priorities  

A. Code Updates and Cleanup  

• Clear and objective code audit (multi-family and mixed-use structures, 
tree code)  

• State mandated housing code updates, track rulemaking and identify 
preferred implementation strategies. Attachment A provides some 
additional information on some of these bills.  

o SB 1537 (2024) Mandatory Adjustments  
o SB 974 (2025) Design Exceptions, Limited Review Process  
o HB 2138 (2025) Middle Housing Revisions  
o HB 2258 (2025) Pre-Approved Site and Buildings Plans  

• Other - Limited land use decisions, expedited land divisions, middle 
housing land divisions Appeal Notice Procedures  

 
 



  
  
  

 

B. Long-range Planning and plan implementation  

• Begin Sherwood West Comprehensive Planning  

• Begin Implementation of the Old Town Strategic Plan  

• Oregon Housing Needs Analysis – Housing Capacity Analysis  
 
We look forward to hearing your feedback on planning priorities for 2026.  
 
Attachments:  

A. Housing Bill Presentation to Council 10-7-25  
B. City Council Goals FY 25-26  

 



OREGON LEGISLATURE 
HOUSING BILLS 
2025 SESSION 
October 7, 2025 

Eric Rutledge, Community Development Director

Ryan Adams, City Attorney 

Carrie Richter, Land Use Attorney 
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BACKGROUND

Housing Bills 

• SB 1537 (2024) HAPO, Mandatory Adjustments and Limited Land Use Decisions

• SB 974 Design Exceptions, Limited Review Process and Engineering Review Shotclock

• HB 2138 Middle Housing Revisions

• HB 2258 Pre-Approved Site and Building Plans

• HB 3031 Housing Related Infrastructure Funding

• SB 6 Building Permit Shotclock

Purpose of Work Session 

• Inform Sherwood City Council and residents of housing legislation passed during the 2025 session

• Discuss impacts to existing city limits and Sherwood West

• Determine any next steps including regulation updates
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2024 HOUSING BILL 

Senate Bill 1537 

• Created the Housing Accountability and
Production Office (HAPO)

• Requires local jurisdictions to approve
certain adjustments for housing, also
called variances

• Required additional land use applications
to be processed as limited land use
decisions
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2025 HOUSING BILLS 

Senate Bill 974 Design Exceptions, Limited Review Process and Engineering Review Shotclock 

• Requires cities to waive standards related to building design including façade materials and colors, roof 
form, window design, porches and balconies, etc. 
• Does not apply to multi-family structures over 3 units or to applications for less than 20 units 
• Does not apply to setbacks, heights, or accessibility standards 
• Effective 91-days after sine die, September 26 

• Limits public notice and hearing procedures for the following types of residential land use applications: 
• Zone change to allow for a denser residential use designation 
• Planned Unit Development 
• Variance from a residential approval standards 

• Initial decision must be made without a public hearing 
• Cities to comply by July 1, 2026 

• Specific timelines for cities to process final engineering plans for housing developments 
• 14 day completeness, 120-day permit issuance, writ of mandamus if deadlines not met 
• Cities to comply by July 1, 2026 
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2025 HOUSING BILLS 

House Bill 2138 Middle Housing Revisions 

• Cities cannot require a Transportation Impact Analysis or require off-site improvements for certain 
middle housing developments. 

• Allows additional middle housing units on a site when affordability or accessible ownership 
requirements are met, and requires development standard exceptions to make additional units possible 

• Changes definition of cottage cluster to include attached units in subgrouping of up to four

• Expedited review for middle housing land divisions (63 days – no public notice or opportunity for public 
comment) 

• Rulemaking on discretionary path for housing development 

• Furthers applicability of clear and objective standards, need to define unreasonable cost or delay 
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2025 HOUSING BILLS 

House Bill 2138 Middle Housing Revisions 

• Allow Single Occupancy Room (SRO) developments as an outright permitted use where multifamily 
buildings are allowed. Density for SROs allowed at 3x the density of the zone. 

• Directs LCDC to undertake additional rule making that prohibit or restrict siting and design standards 
that prevent or discourage middle housing

• June 30, 2026 is deadline for most provisions 
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2025 HOUSING BILLS 

House Bill 2258 Pre-Approved Site and Building Plans 

• Allows LCDC to adopt rules requiring local governments to approve land use decisions, notwithstanding 
any contrary comprehensive plan or land use regulation, for the development of specific residential 
development types on certain lots of parcels. 

• Only applies to lots or parcels between 1,500 and 20,000 SF. 

• LCDC may set conditions related to process, design standards and scope of design review, minimum and 
maximum densities, parking requirements, and  tree removal standards

• State to adopt initial rules by January 1, 2027 
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2025 HOUSING BILLS 

House Bill 3031 Housing Related 
Infrastructure Funding

• $10 million in funding for housing related 
transportation, water, wastewater, and 
stormwater infrastructure for local 
jurisdictions. 

• Required to serve developments of 17 
units or more per net acre and meet 
affordability requirements. 

• Affordability covenant required for grants 
and forgivable loans 
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DISCUSSION

Discussion 

• Impacts on existing city limits and Sherwood West

• Impacts on budget, staffing, and achieving local priorities 

Next Steps – Local Planning and Regulation Updates 

• Code audit for past legislation (i.e. clear and objective standards) 

• Planning studies for past legislation (i.e. Housing Capacity Analysis) 

• Code update for 2025 legislation (SB 974 by 2026 and HB 2138 by 2029)

• Consider charter amendment 
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DISCUSSION

Potential Charter Amendment

• Background 

• Home Rule in Oregon

• Charter Mechanics  

• Amendment Timeline and Cost 

• Potential Amendment Topics 

• Annexations 

• Public Participation in Land Use Reviews

• Zoning Regulations  

• Other 
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DISCUSSION

Public Participation 
Draft Charter Amendment Language: 

As set forth in Statewide Land Use Goal 1, Citizen Participation is a fundamental element of land use evaluation and 
decision-making in Sherwood. Providing opportunities for public involvement in all phasis of the land use process is 
fundamental to Sherwood’s political identity.  As a city that is of the people and for the people, Sherwood is 
committed to hearing from the people.  As such, the City Council shall, by ordinance, establish the procedures 
governing citizen involvement in land use matters including, but not limited to, the provision of notice, conduct of 
hearings, and opportunities for appeal. These procedures shall be designed to maximize transparency and 
meaningful public participation and as a home rule city, these procedures shall not be pre-empted by state laws that 
cut short or eliminate this engagement…

No decision on a Type III or higher land use application shall be made without at least one duly noticed public 
hearing before the City Council or a Council-delegated decision-making body. In additional, a public hearing shall be 
held prior to any appeal proceeding and shall provide the public an opportunity to testify and submit new evidence.

For all neighborhood meetings and public hearings required under this Charter, mailed notice shall be provided to all 
property owners and occupants within a minimum of one thousand (1,000) feet of the subject property. Additional 
forms of notice, including published or electronic notice, may be required by ordinance.
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DISCUSSION

Annexation 
Draft Charter Amendment Language: 

The city includes all territory within its boundaries as they now exist or are legally modified. The city recorder will 
maintain as a public record an accurate and current description of the boundaries.

Determining the city’s jurisdictional boundaries is declared to be a matter inherent to its political form.  The City shall 
have the exclusive authority to initiate, approve, or deny annexation requests subject to the procedures and 
standards adopted by ordinance of the City Council. These procedures shall not be pre-empted by state laws that 
modify or eliminate this authority. 
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FY2025-26 Sherwood City Council Goals 

Mission Statement 
"Provide high quality services for all residents and businesses through strong 

relationships and innovation in a fiscally responsible manner." 

Core Values 
Citizen Engagement 

Community Livability 
Community Partnerships 

Community Pride 
Fiscal Responsibility 

Transparent Government 
Quality Service 

Forward Thinking 

Pillar 1: Economic Development 
◊ Promote Strong Diverse Economic Growth Opportunities
◊ Support New Commercial and Industrial Development in Targeted Employment Areas
◊ Encourage Balancing of Sherwood's Tax Base
◊ Bring Jobs to Sherwood that Provide Wages that Allow People to Live and Work in
Sherwood
◊ Continue Revitalization of Old Town by Exploring Tools that Encourage it's Distinctive
Character

Pillar 2: Infrastructure 
◊ Build Key Pedestrian Connectors (Including Between Sherwood East and West and
Cedar Creek Pedestrian Wildlife Undercrossing)
◊ Support major intersection improvements
◊ Continue to invest in Sherwood Broadband Utility as an Important Infrastructure for
Sherwood and Beyond
◊ Continue Steps to Develop a New Public Works Facility
◊ Undertake Important Facility and Infrastructure Master Plans

Pillar 3: Livability 
◊ Support and Promote Community Wellbeing
◊ Work to Improve the Interconnectivity and Walkability of the Trail System

Resolution 2025-015, EXH A 
March 18, 2025, Page 1 of 8
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◊   Promote and Monitor Diverse Housing that will Accommodate a Wide Variety of Life 
Stages and Needs 
◊   Evaluate opportunities to promote environmental initiatives that are achievable and 
impactful 
◊   Invest in Community Enhancements, Parks and Public Spaces 
 
Pillar 4: Public Safety 
◊   Continue Police Career Cycle Planning 
◊   Encourage Pedestrian, Bicycle and Driver Safety 
◊   Enhance Overall Community Safety 
 
Pillar 5: Fiscal Responsibility 
◊   Pursue, Evaluate and Position the City to Maximize Available Revenue Sources 
◊   Invest in Business Process Improvements to Improve Efficient Service Delivery to 
Sherwood Residents 
◊   Be Transparent and Proactive in the Regular Reporting of the City's Fiscal Condition 
◊   Explore opportunities for technological enhancements/innovation 
 
Pillar 6: Citizen Engagement 
◊   Improve Effective Communication and Citizen Engagement 
◊   Apply an Organizational Lens of Diversity, Equity, Inclusion, and Accessibility When 
Offering Services and Amenities to our Citizens 
◊   Engage Youth in Local Government 

Resolution 2025-015, EXH A 
March 18, 2025, Page 2 of 8

Attachment B


	PC Memo 11-25-25
	Housing Bills Presentation 10-7-25
	Slide 1: Oregon legislature  housing bills  2025 session 
	Slide 2: BACKGROUND
	Slide 3: 2024 HOUSING BILL 
	Slide 4: 2025 HOUSING BILLS 
	Slide 5: 2025 HOUSING BILLS 
	Slide 6: 2025 HOUSING BILLS 
	Slide 7: 2025 HOUSING BILLS 
	Slide 8: 2025 HOUSING BILLS 
	Slide 9: DISCUSSION
	Slide 10: DISCUSSION
	Slide 11: DISCUSSION
	Slide 12: DISCUSSION
	Slide 13: Oregon legislature  housing bills  2025 session 

	Pages from Adopted FY2025-26 Council Goals



