
Planning Commission Regular Meeting Agenda | February 27, 2024 |  

This agenda and the entire agenda packet, including staff reports, referenced documents, resolutions and 
ordinances are posted on the City of Talent website (www.cityoftalent.org) in advance of each meeting. In 
compliance with the Americans with Disabilities Act, if you need special assistance to participate in this 
meeting, please contact TTY phone number 1-800-735-2900 for English and for Spanish please contact 
TTY phone number 1-800-735-3896. 

1. Call to Order / Roll Call

2. Brief Announcements by Staff

3. Approval of Minutes – None

4. Public Comment on Non-Agenda Items

5. Public Hearings Remand from City Council – CPA 2023-001 and REZ 2023-001 for
consideration of a comprehensive plan amendment and zone change from commercial to
residential.

8. Propositions and Remarks from the Commission

10. Adjournment

PLANNING COMMISION 
REGULAR MEETING AGENDA 

- HELD in PERSON- 

Town Hall  
February 27, 2024 – 6:30 PM 

This meeting will be held in person and electronically via Zoom. 

1. You can join the meeting with your computer or smart phone using the following
link & passcode:
Link to join Webinar:
https://us02web.zoom.us/webinar/register/WN_VNlTUWcUS262TCmi7ly8TQ

https://us02web.zoom.us/webinar/register/WN_VNlTUWcUS262TCmi7ly8TQ
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Meeting date: February 27, 2024  
File no: CPA 2023-001 and REZ 2023-001  
Prepared by:  Kristen Maze, Community Development Director  
Item: Comprehensive Plan and Zoning Map Amendment 
 
GENERAL INFORMATION 
Property Owner .................................................West Valley View, LLC. 
        
Agent .................................................................Rogue Planning & Development Service, 

LLC. 
    
Requested Action  .............................................Amendments to the City of Talent’s Com-

prehensive Plan and Zoning Map  
 
Amended Maps  ................................................Comprehensive Plan and Zoning Map 
 
BACKGROUND 
On September 26, 2023, the Planning Commission held a public hearing for the proposed 
Comprehensive Plan amendment and Rezone. At the hearing, the commission discussed 
the wetlands mitigation located on the project site along Wagner Creek that was required 
for the Walmart project approved in 1993, this wetland area is not shown on the city GIS 
map or the State Lands Wetland Inventory. A motion was made to approve the proposed 
project and seconded, this motion was not upheld by a majority vote, therefore the motion 
did not carry and there was no motion made to deny the project.  Based on this action there 
is no recommendation by the Planning Commission. As per the Talent Municipal Code 
Section 18.190.060 b, staff shall provide notice and put the matter on the city council’s 
agenda, a public hearing to be held, and a decision to be made by council. No further 
action shall be taken by the planning commission.   
 
At the public hearing on December 6, 2023, that was continued to January 17, 2024, a 
concern as to whether this application should be a quasi-judicial procedure, or a legislative 
procedure was raised. This application is a zone and comprehensive map change which 
makes it a legislative procedure. However, the application is both quasi-judicial and legis-
lative because it is an applicant driven zone change request on a single parcel this makes it 
quasi-judicial. Since the Talent Municipal Code is not clear as to how to process applica-
tions that fall under both quasi-judicial and legislative and clearly identifies the process as 
a Type IV Legislative process, staff managed the application as both by making the find-
ings with a Final Order and an Ordinance. The City Attorney has since researched this issue 



 
Planning Commission Staff Report Applicant: West Valley View, LLC.  
File no. CPA 2023-001; REZ 2023-001 Page 2 

2 

and determined that based on LUBA cases and case law and since the project is proposed 
by a single owner, on a single lot that the project is a quasi-judicial process.       
 
The City Council remanded the application back to the Planning Commission for a recom-
mendation to approve or deny. See attached Memo dated February 14, 2024.   
 
PROPERTY DESCRIPTION 
The subject property is located on the south side of Valley View Road at 300 W. Valley 
View Road.  The property has 65 feet of frontage along W. Valley View Road and extends 
more than 500 feet to the south.  The lot is 2.01 acres and has approximately 0.8 acres of 
useable land (net acreage).  Valley View Road has an 80-foot-wide right-of-way to the 
north.  Mountain View Drive is a 40-foot-wide private street with an ingress/egress access 
easement on the east.  Wagner Creek bounds the property to the west.    
 
The property has a Comprehensive Plan Map designation of Commercial (C) and 
Parks/Open Space.  The applicant is requesting to amend the Commercial portion to Resi-
dential Low Density (rl) designation.  The Parks/Open Space designation will remain.  The 
rezone request is from Commercial-Highway Commercial (CH) portion of the property to 
Single Family Residential-Medium Density.  The area zoned CH that has a Comprehensive 
Plan designation of Public Open space will be added to the Public Land and Facilities dis-
trict.   
 
The property to the west is also zoned CH.  The property to the south is Residential – 
Single-Family Manufactured Home (RS-MH).  There is also Highway Central Business 
District (CBH)zoned properties to the south and west.  Across West Valley View Road, 
the properties are zoned CH and RM-HD.  The subject property and the adjacent properties 
are subject to the drive-through overlay subzone.   
 
Wagner Creek adjacent to the parcel is located within the Floodway and 100-Year Flood-
plain.  There is also a 50-foot “safe harbor” setback from Wagner Creek serving as a ripar-
ian preservation area.  The property includes multiple trees, with both significant and her-
itage status.   
 
PROPOSAL 
The subject properties are currently identified on the Comprehensive Plan Map as being 
within the Commercial (C) designation and within the Highway Commercial (CH) zoning 
district.  The proposed map change demonstrates compliance with the City of Talent Com-
prehensive Plan Goals and Policies and does not have a significant effect beyond the im-
mediate area of change. 
 
The approval of this application would amend the map designations for what is currently 
identified as Tax Lot 1903 to the Residential Low Density (RL) designation and the Zoning 
Map to the Residential – Medium Density (R-MD) zoning district. 
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As noted by the applicant, there is a substantial amount of vacant and/or re-developable 
commercial zoned Highway Commercial (CH) properties that allow for residential devel-
opment in conjunction with commercial development along the highway frontage in the 
immediate vicinity.  
 
The requested map changes are consistent with the Comprehensive Plan. Specifically, El-
ement G, The Housing Element and the stated goals found within the Housing Element.  
According to the Housing Element, the City of Talent will need an additional 109 acres of 
residential land to meet the projected population growth; 77 acres of Low-Density Resi-
dential Land, 17 acres of Medium Density Residential land, and 15 acres of High-Density 
Residential and mixed-use Commercial land. The Buildable Land Inventory found that 
with a deficit of nearly 109 acres of residential land, Talent does not have an adequate 
supply of residential land to meet the 20-year projected demand within its current UGB. 
Though not an area of significant acreage, the nearly two-acre area provides additional land 
area for medium density residential adjacent to the transportation corridor and the Bear 
Creek Greenway.  
 
The proposal is also consistent with the State of Oregon Land Use Planning Goals as evi-
denced in the findings within the proposed final order. At a local level, the State mandates 
that cities inventory their "buildable lands", this refers to land inside an urban growth 
boundary that is suitable and available for residential use. The city is required to provide 
enough land to accommodate growth during the planning period.  
 
Goal 10 encourages cities to provide Comprehensive plans that encourage the availability 
of adequate numbers of housing units at price ranges and rent levels which are commensu-
rate with the financial capabilities of Oregon households and allow for flexibility of hous-
ing location, type, and density. This proposal seeks to provide additional land area con-

Proposed Comprehensive Plan Map  Proposed Zone Map  
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sistent with the Statewide Planning Goal 14 for Urbanization and furthers Goal 5 by allow-
ing urbanization in an area that lacks significant natural resources, leaving areas that are 
constrained by natural features free from increased development impacts.  
 
The request zone change conceptually allows for the development of ten (10) attached wall, 
townhome units. These units will generate approximately 70 daily vehicle trips. The prop-
erty is located on West Valley View Road, and due to the limited number of trips, the 
proposed zone change will not have a substantial negative impact on the level of service of 
any of the intersections in the immediate vicinity. Multi-Modal Transportation options are 
provided in the vicinity of the property with the Rogue Valley Transportation District 
(RVTD) bus service on Hwy 99. Bike lanes are found on West Valley View Road and 
Hwy. 99. A Traffic Impact Analysis is not necessary because the total number of vehicle 
trips is below the thresholds and the AM and PM peak hour trips.  
 
The Talent Zoning Code does not provide criteria for map change requests. Considering 
this, the applicant has demonstrated that the request is consistent with applicable zoning 
regulations for the RM-HD and the Commercial zones. The application also demonstrates 
compliance with the Comprehensive Plan and Regional Problem Solving Plan adopted in 
2012. Findings have been provided by the applicant addressing the Transportation Planning 
Rule (TPR) and Traffic Impact Study requirements and have been included in the proposed 
final order.  
 
AGENCY AND PUBLIC COMMENTS 
The applicant submitted the required pre-application conference forms and fees and at-
tended the conference on March 16, 2023.  The applicant held a meeting with residences 
within 250 feet of the property on September 18, 2023 (see attached summary).  The com-
ments include affordable housing concerns and the number of people that were notified for 
comments.  During the comment period, the city received no comment from local agencies 
other than Rogue Valley Sewer Services.  Comments have been included with this staff 
report for reference.  The city received 3 public comments that were all in favor of addi-
tional residential housing in Talent.  
 
RECOMMENDATION 
Staff has reviewed the proposal and determined that as proposed, the request for Compre-
hensive Plan and Zoning Map change meets the standards set forth in the Oregon Statewide 
Planning Goals, Oregon Administrative Rules, Talent Comprehensive Plan and the Talent 
Zoning Codes. 
 
POTENTIAL MOTIONS 
“I move to approval of CPA 2023-001, a request to change the comprehensive map desig-
nation on Tax Lot 1900 to Residential Low Density (RL)” 
 
“I move to approval of REZ 2023-001, a request to change the zoning map designation on 
Tax Lot 1900 to Residential - Medium Density (R-MD)” 
 

OR 
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“I move to deny CPA 2023-001, a request to change the comprehensive map designation 
on Tax Lot 1900 to Residential Low Density (RL) based on findings to deny the project.” 
 
“I move deny REZ 2023-001, a request to change the zoning map designation on Tax Lot 
1900 to Residential - Medium Density (R-MD) based on findings to deny the project.” 
 
 
EXHIBITS 
Exhibit 1 – Memo dated Feb. 14. 2024 
Exhibit 2 – Applicants Submittal 
Exhibit 3 – Notice of Public Hearing 
Exhibit 4 – Neighborhood Meeting Summary 
Exhibit 5 – Public Comments 
Exhibit 6 – Proposed Final Order CPA 2020-001/REZ 2020-001 
Exhibit 7 – Ordinance 2023-980 and Ordinance 2023-981 

 

_            September 26, 2023           
Kristen Maze, Community Development Director   Date 
 
 
 

Staff has recommended these amendments for approval, but it will require at least one 
public hearing before the Planning Commission and one public hearing before the City 
Council for a decision. The Talent Zoning Code establishes procedures for legislative hear-
ings in TMC 18.190.060. 
 
An in-person public hearing on the proposed action is scheduled before the Plan-
ning Commission via Zoom on September 26, 2023, at 6:30 PM.  In addition, 
electronic meeting access and public comment instructions are provided on the 
Planning Commission agenda for the September 26, 2023, meeting. 
 
For copies of public documents or for more information related to this staff report, please 
contact the Community Development Director at 541-535-7401 or via e-mail at 
kmaze@cityoftalent.org.   
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Memo  
TO:         File    
FROM:  David Lohman    
RE:         Planning Commission Action on Rezone and Comprehensive Plan Amendment 

Applications    
DATE:   February 14, 2024 
 

BACKGROUND 

On May 26th, 2023, the owner of Talent Tax Lot 1903 filed applications to (1) change the 
portion of the property's 2.01 acres currently zoned "Highway Commercial (CH)" to "Single 
Family Residential - Medium Density" (REZ 2023-001) and (2) change the current comp plan 
designation for the portion of the property shown as "Commercial" to "Residential Low Density 
(CPA 2023-001)."   

TMC 18.190.020(D) says "Legislative matters involve the creation, revision, or large-scale 
implementation of public policy (e.g., adoption of land use regulations, zone changes, and 
comprehensive plan amendments which apply to entire districts)."  Table 18.190.020 (Summary 
of Development Decisions/Permits by Type of Decision-Making Procedure) lists Comprehensive 
Plan Amendments and Rezoning as Type IV matters.  In consideration of TMC 18.190.020(D) 
and Table 18.190.020, staff notified the applicant that the applications would be processed as 
Type IV (Legislative) matters.  The applicant did not contest that determination.  

To demonstrate compliance with Oregon's Statewide Planning Goals, Oregon Administrative 
Rules, Talent's Zoning Code, and Talent's Comprehensive Plan Policies, Goals, and Objectives, 
the applicant submitted proposed findings asserting compliance with those requirements.  Staff 
agreed with the applicant's findings and presented the applications, proposed findings, and an 
approval recommendation to the Talent Planning Commission for its September 26, 2023 hearing 
on the matter.   

After closure of the hearing, a motion to recommend approval of the applications failed to 
receive a majority of votes, and the Planning Commission took no further action on REZ 2023-
001 and CPA 2023-001.   

Under TMC 18.190.060H, if the Planning Commission fails to adopt a recommendation on a 
Type IV matter, "No further action shall be taken by the Planning Commission and a hearing on 
the matter is to be placed on a city council agenda.”  REZ 2023-001 and CPA 2023-001 were 
initially scheduled for the December 6, 2023 Council meeting and then deferred.  At the January 
17, 2024 Council meeting, the applications were remanded to the Planning Commission with 
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direction to provide a recommendation to the Council on approving or disapproving the 
applications. 

This memo is to respond to questions that have arisen about the process to be followed as the 
Planning Commission once more takes up REZ 2023-001 and CPA 2023-001. 

QUESTIONS AND ANSWERS 

Question 1: In responding to rezoning and comprehensive plan amendment applications 
regarding Tax Lot 1903 in the City of Talent, should the applications be processed as a 
legislative matter or as a quasi-judicial matter?   
 

Brief Answer: Because the applications concern a small, single tract of land and few persons, 
quasi-judicial processing is required. 
 
Authorities/Analysis: 

 
a) Land Use (Oregon State Bar publication, 2010 Ed.) Chapter §14.4 Quasi-judicial vs. 

Legislative Proceedings: 
 

“The procedures to be followed when making a land use decision depend on the nature of 
the decision being made. The determination of whether an action is legislative or quasi-
judicial is based on general legal principles. A legislative land use decision typically 
involves the adoption of new policy that applies to a large area or group of people rather 
than the application of existing general standards to a single tract of land. South of 
Sunnyside Neighborhood League v. Board of Comm'rs, 280 Or 3, 10-12, 569 P2d 1063 
(1977). The initial adoption of a comprehensive plan or zoning ordinance is a clear 
example. An amendment of the plan or zoning ordinance, however, may or may not be 
legislative. See Sullivan v. Polk County, LUBA No. 2005-024, 49 Or LUBA 543 (2005) 
(quasi-judicial change to plan inventory and zoning map); Stevens v. Jackson County, 
LUBA Nos. 2004-011, 2004-012, 2004-013, 2004-107, 2004-026, 47 Or LUBA 381 
(2004) (major changes to plan and zoning code are legislative). 
 
“In the case of Strawberry Hill 4 Wheelers v. Board of Comm'rs, 287 Or 591, 602-603, 
601 P2d 769 (1979), the Oregon Supreme Court established a list of factors to be weighed 
to determine whether a land use decision is legislative or quasi-judicial: 

(1) Is the process bound to result in a decision? 
(2) Is the decision bound to apply preexisting criteria to concrete facts? 
(3) Is the action directed at a closely circumscribed factual situation or a relatively 
small number of persons?.... 
 

“....The more definitely the Strawberry Hill 4 Wheelers' questions are answered in the 
negative, the more likely the decision is legislative. Valerio v. Union County, LUBA No. 
97-150, 33 Or LUBA 604, 607 (1997). Otherwise, the decision is quasi-judicial. No 
single answer is determinative. Estate of Gold v. Portland, 87 Or App 45, 740 P2d 812 
(1987).” 
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b) Davenport v. City of Tigard, 854 P.2d 483 (page 486); 121 Or. App. 135 (Or. App. 1993): 
 
“Although the city may interpret its legislation, subject to the limited standard of review 
defined in Clark, neither its interpretation nor its legislation can be given effect if it is 
contrary to or necessitates the misapplication of a state statute. See Ramsey v. City of 
Portland, 115 Or.App. 20, 836 P.2d 772 (1992). For example, a city could not circumvent 
ORS 227.178(3) by "interpreting" approval standards or criteria in its legislation as not 
being approval standards or criteria….The statute is for LUBA and us [the court], rather 
than the city, to interpret definitively.”  
 

c) Valerio v. Union County, LUBA No. 97-150 (Or. LUBA 10/27/1997) (Or. LUBA 1997) 
(pages 5-7): 

 
“As petitioners state, the adoption of Ordinance No. 1997-7 arguably has both legislative 
and quasi-judicial aspects. Nevertheless, we conclude that it is essentially legislative. Our 
determination is based upon consideration of the three factors identified by the Oregon 
Supreme Court in Strawberry Hill 4-Wheelers v. Benton Co. Bd. of Comm., 287 Or 591, 
602-03, 601 P2d 769 (1979), and addressed by the following three questions: 

1. Is "the process bound to result in a decision?" 
2. Is "the decision bound to apply preexisting criteria to concrete facts?" 
3. Is the action "directed at a closely circumscribed factual situation or a relatively 

small number of persons?" 
 

“The more definitely these questions are answered in the negative, the more likely the 
decision under consideration is a legislative land use decision. The answer to each of the 
questions must be weighed; no single answer is determinative. Estate of Paul Gold v. City 
of Portland, 87 Or App 45, 740 P2d 812, rev den 304 Or 405 (1987). 

 
“Since the process of considering the amendments ultimately adopted in Ordinance 1997-
7 could have been terminated by the county at any time without any action, the process 
was not "bound to result in a decision." The first question must therefore be answered in 
the negative. 

 
“The second factor is present to some extent in nearly all land use decisions, which 
almost invariably apply preexisting criteria to concrete facts. See Churchill v. Tillamook 
County, 29 Or LUBA 68, 71 (1995); Friends of Cedar Mill v. Washington County 28 Or 
LUBA 477, 482 (1995). In this case, which involves an amendment to the county's plan 
text and map and the county's zoning ordinance and zoning map, the application of the 
Statewide Planning Goals and local comprehensive plan was prompted by a specific 
proposal which concerns the subject area. 

 
“The third question must be answered in the negative. Not only do the text amendments 
to the county's plan and zoning ordinance potentially affect a variety of factual situations 
and people, but the rezone affects 185 acres in a number of different ownerships. Parcels 
outside the subject area may be indirectly affected. Therefore, the amendment cannot be 
viewed as "directed at a closely circumscribed factual situation or a relatively small 
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number of persons. 
 
“Because only the second question can be answered in the affirmative, we conclude the 
decision to adopt Ordinance 1997-7 was a legislative land use decision.”  

 
d) Thomas v. City of Veneta, LUBA No. 2002-128 (Or. LUBA 2/11/2003) (Or. LUBA 

2003) (pages 8-9) 
 
“As an initial point, while not determinative, we note that the city followed the quasi-
judicial procedures described at ORS 197.763 and gave the notice described in ORS 
197.763(3)(e), which requires that the city's notice of hearings must "[s]tate that failure of 
an issue to be raised in a hearing, in person or by letter, or failure to provide statements or 
evidence sufficient to afford the decision maker an opportunity to respond to the issue 
precludes appeal to the board based on that issue." Record 93-94. The analysis that is 
required to determine whether a decision is quasi-judicial is set out at Strawberry Hill 4 
Wheelers v. Benton Co. Bd. of Comm., 287 Or 591, 602-03, 601 P2d 769 (1979). The 
inquiry can be summarized as follows: 

1. Is `the process bound to result in a decision?' 
2. Is `the decision bound to apply preexisting criteria to concrete facts?' 
3. Is the action `directed at a closely circumscribed factual situation or a 

relatively small number of persons?'" Leonard v. Union County, 24 Or LUBA 
362, 368 (1992). 

 
“Factors 1 and 2 are present here. Although comprehensive plan and land use regulation 
text is amended in ways that may indirectly affect other properties and a new road is 
approved, only two tax lots and 6.4 acres are directly affected by the challenged 
comprehensive plan and zoning map amendments. This is a "circumscribed factual 
situation" and a "relatively small number of persons" are affected by the rezoning. 

 
“Therefore, factor 3 is present as well. Although a larger number of persons may be 
indirectly affected in some small way by other aspects of the decision, we do not believe 
those impacts are sufficient to convert what is otherwise clearly a quasi-judicial decision 
into a legislative decision.” 
  

Conclusion: In Valerio v. Union County, LUBA had to determine whether to apply legislative 
or quasi-judicial procedures when the case “arguably has both legislative and quasi-judicial 
aspects.” LUBA resolved that classification dilemma in Valerio by applying the Strawberry 
Hill 4 Wheelers 3-factor test and deciding the matter was legislative in nature because the 
proposed rezone would affect 185 acres and a number of different ownerships.  In contrast, in 
Sullivan v. Polk County, LUBA No. 2005-024, 49 Or LUBA 543 (2005) and Thomas v. City of 
Veneta, LUBA No. 2002-128 (Or. LUBA 2/11/2003) (Or. LUBA 2003), LUBA applied the 
Strawberry Hill 4 Wheelers 3-factor test and decided the matters were quasi-judicial because 
the proposed changes were plan and zoning map amendments directed at just one or two 
relatively small tax lots.   
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TMC 18.190.020D confusingly seems to use applications for “adoption of land use 
regulations, zone changes, and comprehensive plan amendments” as examples of legislative 
matters.  But TMC 18.190.020D adds this qualifying phrase to its examples: “which apply to 
entire districts.”  That qualifying phrase is pivotal.  It makes the Talent provision consistent 
with Sullivan and Thomas because it clarifies that zone changes and comp plan amendments 
which apply to “a circumscribed factual situation and a relatively small number of persons” or 
“the application of existing general standards to a single tract of land” should not be deemed 
to be legislative in nature.  Therefore, LUBA would be highly likely to classify the current 
Talent applications REZ 2023-001 and CPA 2023-001 as quasi-judicial matters. The 
consequences of such a determination are addressed below.   

Question 2: In quasi-judicial Planning Commission deliberations on applications for rezoning 
and comp plan amendments concerning only a single parcel, should the Planning Commission’s 
conclusions be based on compliance or non-compliance with established criteria, that is, on 
findings?  
 

Brief Answer: Yes.   
 

Authorities/Analysis: 
 

a) Land Use (Oregon State Bar publication, 2010 Ed.) Chapter §14.90 Purposes of Findings: 
 
“Findings explain why a decision is made. Findings ensure that applicable legal standards have 
been addressed and show that the decision complies with the applicable law. “[F]indings must (1) 
identify the relevant approval standards, (2) set out the facts which are believed and relied upon, 
and (3) explain how those facts lead to the decision on compliance with the approval 
standards.” Mountain Gate Homeowners Association v. Washington County, LUBA No. 97-218, 
34 Or LUBA 169, 173 (1998); Heiller v. Josephine County, LUBA No. 92-032, 23 Or LUBA 551, 
556 (1992); see also South of Sunnyside Neighborhood League v. Board of Comm’rs, 280 Or 3, 
20–21, 569 P2d 1063 (1977); Vizina v. Douglas County, LUBA No. 89-007, 17 Or LUBA 829, 835 
(1989). Findings help protect participants in the land use, limited land use, and expedited land use 
review processes from arbitrary governmental action and facilitates the review of local decisions 
on appeal.” 
 

b) Valerio v. Union Country, LUBA No. 97-150 (Or. LUBA 10/27/1997) (Or. LUBA 1997)   

“[E]ven where a challenged plan amendment is legislative, Goal 2 requires a local 
government to explain why the amendment complies with applicable Statewide Planning 
Goals, either in findings or somewhere in the record.”  (Page 5?) 

 
Conclusion: In response to an agenda item on applications for rezoning and a Comprehensive 
Plan Amendment regarding a single tract of land, the Planning Commission must identify the 
relevant approval standards; state the facts relied upon; and explain how those facts lead to the 
Commission’s decision on compliance with the approval standards.  This is a requirement to 
make findings as to compliance or non-compliance with the apposite decision-criteria.  The 
requirement must be met whether the agenda item is deemed to be a legislative matter or a 
quasi-judicial matter.   

https://hello.osbar.org/fastcase/link?publicurl=https%3A%2F%2Fpublic.fastcase.com%2F9SKwsfNqTc6OieYDhNMyM9nwE2qGMQI6nYF21WFhiYgqW%252bnTOfJyyP%252fWMwdwF5xAELg0DPLBwe9jvWHG2LpvfQ%253d%253d
https://hello.osbar.org/fastcase/link?publicurl=https%3A%2F%2Fpublic.fastcase.com%2F9SKwsfNqTc6OieYDhNMyM9nwE2qGMQI6nYF21WFhiYgqW%252bnTOfJyyP%252fWMwdwF5xAELg0DPLBwe9jvWHG2LpvfQ%253d%253d
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Question 3: When the Planning Commission again considers REZ 2023-001 and CPA 2023-001 
pursuant to City Council’s direction, would it be permissible for Commission to take action 
without conducting another public hearing? 
 

Brief Answer: No.   
 
Authorities/Analysis:   
 
a) The 9/26/23 Commission agenda item on this matter included a properly-noticed public 

hearing conducted in compliance with Type III (quasi-judicial) procedures. And 
aattendees at the 9/26/23 meeting had full opportunity in the public hearing to present 
facts, allegations, and opposing or supporting viewpoints on what the applicable decision-
criteria are and on whether the proposal in the applications satisfies those criteria.  
However, with the understanding at the time of the first hearing that the matter was 
legislative, Commission members were not prompted to provide statements about possible 
lack of impartiality, conflicts, or ex parte contacts.  Accordingly, interested parties had no 
opportunity at the September 2023 hearing to present allegations about or challenges to 
Commission member statements on such matters.  
 

b) As the Planning Commission’s September 2023 hearing was conducted pursuant to Type 
IV procedures, interested parties must be given the opportunity at a new hearing to 
provide input framed with Type III requirements in mind.  Further, since five months will 
have passed between the September 2023 and the February 2024 Planning Commission 
meeting, interested parties could potentially have relevant points to make in February that 
did not come to light last September. 
 

Conclusion: The Planning Commission’s reconsideration of REZ 2023-001 and CPA 2023-
001 must include a new hearing pursuant to Type III procedures.  Testimony provided at the 
Commission’s September 2023 hearing on these applications remains part of the record of this 
case; so it would be appropriate for the Commission Chair to ask those testifying again at the 
subsequent hearing to limit the scope of their testimony to matters they did not address earlier.   

 
 
Question 4:  When the Planning Commission again considers REZ 2023-001 and CPA 2023-001 
pursuant to City Council’s direction, should each Commissioner publicly declare whether he or 
she lacks impartiality, has any conflicts of interest, or has had any ex parte contacts with respect 
to the matter before them? 
 

Answer/Conclusion: Yes. 
 

Authorities/Analysis: 
 
a) See TMC 18.190.050D(5) and (6) and item a) under Question 3 above.  
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b) Even if Commission members had made the required statements about impartiality, 
conflicts and ex parte contacts at the Commission’s September 2023 meeting, the possibility 
that such issues arose or came to light thereafter means members must make the required 
statements upon reconsideration of REZ 2023-001 and CPA 2023-001 

 
 
Question 5: If the applicant in this case decides to appeal the decision of the Planning 
Commission when it again considers the matter, should the appeal be heard by the City Council? 
 

Answer: Yes. 
 

Authorities/Analysis: 
 
a) “Type III decisions are made by the planning commission after a public hearing with 

appeals reviewed by the city council.” TMC 18.190.020C. This unequivocal statement 
assigning Council the role of reviewing appeals was enacted in Ordinance 2021-96-0 
("Housing Code Amendments").  Prior to enactment of Ordinance 2012-96-0, TMC 
18.190.020C had assigned appeals of Planning Commission’s Type III decisions to a 
hearings officer.  
 

b) “An appeal of a Type III application to the City Council shall be heard through a de novo 
hearings procedure.”  TMC 18.190.050F.  Again, this statement assigning Council the role 
of reviewing appeals was enacted in Ordinance 2021-96-0.  Prior to enactment of the 2021 
Housing Code Amendments, TMC 18.190.050F (like TMC 18.190.020C above) had 
assigned appeals of Planning Commission’s Type III decisions to a hearings officer.  
Inexplicably, the last two sentences of TMC 18.90.050F were not changed in the 2021 
Housing Code Amendments; so, confusingly, they still refer to a hearings officer.   
  

c) The March 31, 2021 Staff Report on Talent Ordinance 2021-96-0 (“Housing Code 
Amendments” says, “The Planning Commission accepted the staff recommendation to 
change the review body for appeals of Planning Commission Type III decisions from the 
hearings officer to City Council” (page 9 of 207).  This Staff Report is more determinative 
than just typical legislative history that can guide ordinance interpretation: the Staff Report 
was Attachment A to Ordinance 2021-96-0 as enacted. 
 

Conclusion: TMC 18.190.020 clearly assigns Type III appeals to the Council, while TMC 
18.190.050F says the same but also contains references to a hearings officer.  However, a 
court (or LUBA) would certainly conclude the recently-enacted unequivocal wording changes 
in two sections of the 2021 Housing Code Amendments must be deemed to mean Council is 
the appeal body for Type III decisions, despite the confusing retention of pre-existing adjacent 
references to a hearings officer.  
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ROGUE PLANNING & DEVELOPMENT SERVICES, LLC 

1 
 

September 18, 2023 

 
Dear, Ms. Maize,  
 
This letter is in regards to the applications CPA 2023-001 and Rezone 2023-001. 
 
The neighborhood meeting was held on Saturday, September 16 outside of the Talent Library. There 
were five individuals who attended, Evan Archerd and I were also in attendance.  
 
Four were from Oak Valley across West Valley View Road, and the other owns 121 S Pacific Highway, 
across Wagner Creek.  
 
All of those that we spoke with indicated they were not opposed to the proposed comprehensive plan 
change and rezoning to allow for additional residential dwellings. Some concerns were raised that it's 
dedicated affordable or Section 8 housing. We explained that the eventual development would be 
townhomes and fair housing rules apply to owners renting their dwellings. Section 8 housing is not 
something that can be prohibited.   
 
The other concern that was raised by one of the ladies from Oak Valley was that more people in their 
development should have received the mail notice. Only five properties within Oak Valley are picked up 
in the 250' circle. I explained that is likely the reason folks further down Oak Valley didn't receive a notice 
in the mail. I did give them my card and they were going to share that so anyone else who wants to 
comment can provide emails. I did explain that anyone from anywhere in any community can legally 
provide comments and receive notice from the city.  Also, if they just want to be notified, they should 
contact the city to be put on the mailing list.  
 
 
Thank you,  
 
 
Amy Gunter 
Rogue Planning & Development Services, LLC 
Amygunter.planning@gmail.com 
541-951-4020 
www.rogueplanning.com 
 
 

mailto:Amygunter.planning@gmail.com














 
 

 

 

BEFORE THE TALENT CITY COUNCIL 

S T A T E  O F  O R E G O N ,  C I T Y  O F  T A L E N T  
 
 
IN THE MATTER OF PLANNING FILE NO. CPA 2023-001 LO-
CATED ON WEST VALLEY VIEW ROAD [MAP NO. 38-1W-23D 

TAXLOT 1903], THE TALENT PLANNING COMMISSION FINDS 

THE FOLLOWING:  
   

1. The Planning Commission finds that the applicant participated in a pre-application 
meeting, as required under TMC 18.190.080(C), on September 26, 2023, as evi-
denced in the record and on the land use application. 

 
2. The Planning Commission finds the proposed Comprehensive Plan Map amend-

ment is consistent with the City’s Comprehensive Plan and Oregon’s Statewide 
Planning Goals.  

 
3. The Planning Commission finds the proposed Comprehensive Plan Designation 

and Zoning provides additional low and medium density residential land needed by 
the city for future residential development. 

 
4. The Planning Commission finds that proposed Comprehensive Plan Map amend-

ment and Zone Map change application was duly noticed in the Grants Pass Daily 
Courier and to property owners within 250 feet on September 12, 2023.  

 
5. The Planning Commission is considering this application in conjunction with file 

REZ 2023-001.  A recommendation on file REZ 2023-001 can be made subsequent 
to a recommendation on file CPA 2023-001. 

 
6. The Planning Commission finds that during the public hearing, evidence was pre-

sented, and the public was given an opportunity to comment.  

The Planning Commission recommends City Council approval of CPA 2023-001, a 
Comprehensive Plan Map change from Commercial (C) and Parks (P) to Residential 
Low Density (RL) and Parks (P).  This Planning Commission recommendation of ap-
proval of the Comprehensive Plan Map change from Commercial/Parks to Residen-
tial Low Density/Parks is based on the information presented in the Staff Reports and 
Findings of Fact below: 
 
  

) 
) ORDER 
)   
) 
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In the following, any text quoted directly from City codes appears in italics; staff findings 
appear in regular typeface.  
 

OREGON ADMINISTRATIVE RULES 
 
OAR 660-012-0060, Plan and Land Use Regulation Amendments 
 
1. If an amendment to a functional plan, an acknowledged comprehensive plan or a 

land use regulation (including a zoning map) would significantly affect an existing 
or planned transportation facility, then the local government must put in place 
measures as provided in section (2) of this rule, unless the amendment is allowed 
under section (3), (9) or (10) of this rule.  A plan or land use regulation amendment 
significantly affects a transportation facility if it would: 
 
a) Change the functional classification of an existing or planned transportation 

facility (exclusive of correction of map errors in an adopted plan). 
 

b) Change standards implementing a functional classification system, or 
 

c) Result in any of the effects listed in paragraphs (A) through (C) of this subsec-
tion based on projected conditions measured at the end of the planning period 
identified in the adopted TSP.  As part of the evaluating projected conditions, 
the amount of traffic projected to be generated within the area of the amend-
ment may be reduced if the amendment includes an enforceable, ongoing re-
quirement that would demonstrably limit traffic generation, including, but not 
limited to, transportation demand management.  This reduction may diminish 
or completely eliminate the significant effect of the amendment.   

 
(A) Types or levels of travel or access that are inconsistent with the functional 

classification of an existing or planned transportation facility;  
 

(B) Degrade the performance of an existing or planned transportation facility 
such that it would not meet the performance standards identified in the TSP 
or comprehensive plan; or  

 
(C) Degrade the performance of an existing or planned transportation facility 

that is otherwise projected to not meet the performance standards identified 
in the TSP or comprehensive plan.  

 
FINDING: Goal 12, OAR 660-12-0060(1) requires that a local government ensure that 
an amendment to a functional plan and acknowledged comprehensive plan or a land use 
regulation does not significantly affect transportation.  

According to the Traffic Assessment completed by Southern Oregon Transportation Engi-
neering, LLC. on May 25, 2023, the proposed change will not generate levels of traffic 
over the existing commercial designation.  Therefore, the is no change in the functional 
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classification of the existing or planned transportation facility.  No comments were pro-
vided by ODOT to refute this analysis.   
 
The analysis further concludes that the proposed comprehensive plan map and zone change 
will result in a reduction of trips to the transportation system plan, or cause patterns that 
would change the standards implementing a functional classification system or that would 
degrade the performance of the transportation facilities.   
 
As demonstrated in the letter from the applicant’s Traffic Engineer, the proposed map 
change will generate less vehicle trips than the commercial designation, meeting Transpor-
tation Planning Rule (TPR) requirements.  Additionally, the Planning Commission can find 
that the conceptual residential development will not generate more than 500 average daily 
trips or 50 peak hour trips.  Traffic generation will be verified again at the time a Site 
Development Plan is submitted.  The provisions of this section have been met.   
 

OREGON STATEWIDE PLANNING GOALS 
 
STATEWIDE PLANNING GOAL 1 – CITIZEN INVOLVEMENT 
 

3. Citizen Influence -- To provide the opportunity for citizens to be involved in all 
phases of the planning process. 

 
FINDING:  A public hearing before the Planning Commission and the City Council pro-
vides the required communication between the City and all interested parties.   The public 
is notified of the public hearings though direct mailings, publication in the Grants Pass 
Daily Courier and notification on the subject property.  Additionally, the city has posted 
the pending application on the City’s website and online web map.   The provisions of 
this Section have been met.   
 
STATEWIDE PLANNING GOAL 2 – LAND USE PLANNING 
 

2. Minor Changes Minor changes, i.e., those which do not have significant effect 
beyond the immediate area of the change, should be based on special studies or 
other information which will serve as the factual basis to support the change. The 
public need and justification for the particular change should be established. Minor 
changes should not be made more frequently than once a year, if at all possible. 

 
FINDING:  The proposed map change demonstrates compliance with the City of Talent 
Comprehensive Plan Goals and Policies and does not have a significant effect beyond the 
immediate area of change.   
 
A change in designation or zone from commercial to low-density residential is consistent 
with Goal 10 and with the City’s Housing Element which suggests the conversion of sur-
plus commercial and industrial lands to residential or the intensification of existing resi-
dential land provided the change doesn’t create a deficit of land.  The proposed map change 
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will provide an opportunity, when converted to a low-density residential area, to minimize 
the shortage of available residential land. Residential land shortages negatively affect the 
affordability of housing of all housing types and densities within the city. Included in this 
proposal is a request to change the zone from Commercial Highway (CH) to Residential 
Medium Density (RMD).  Subsequent to this review and approval, the change in zoning 
designation can be approved.  The provisions of this Section have been met.   
 
STATEWIDE PLANNING GOAL 9 – ECONOMY 
 

To provide adequate opportunities throughout the state for a variety of economic 
activities vital to the health, welfare, and prosperity of Oregon's citizens. 

 
FINDING:  The proposed map change will not have a negative impact on the surplus of 
commercially zoned land in the city.  The Economic Opportunities Analysis (EOA) demon-
strates the City of Talent has a demand of 17 acres of Commercial land for the 2016 – 2036 
planning horizon. The EOA contains a Buildable Lands Inventory of commercial and in-
dustrial land currently within the UGB. The city currently has a 62-acre supply of Com-
mercially zoned land, a surplus of approximately 44 acres. A request to remove 2.01 acres 
of land from the commercial inventory will continue to provide a 43-acre surplus of com-
mercial land and will not have a negative impact on potential commercial development.  
The provisions of this Section have been met.   
 
STATEWIDE PLANNING GOAL 5 – ENVIRONMENT 
  

To protect natural resources and conserve scenic and historic areas and open 
space.   

Local governments shall adopt programs that will protect natural resources and 
conserve scenic, historic, and open space resources for present and future generations.  
Thes resources promote a healthy environment and natural landscape that contributes to 
Oregon’s livability.   
 
FINDING:  Wagner creek is a Goal 5 protected resource.  The proposed rezoning and 
comprehensive plan map changes acknowledge the 50 foot riparian buffer zone consistent 
with the Oregon Administrative Rules for the requirement of compliance with OAR 660-
023-0050 which requires the resource to be protected and that ordinances exist to allow 
partially or fully allow conflicting uses.  The applicant proposes to develop a pathway along 
the Wagner Creek Greenway that will tie into the pathway partially development pathway 
along Wagner creek.  This pathway is identified in both the park master plan and the Talent 
Transportation System Plan as future multi-use pathway/trail.  The future development will 
meet the FEMA requirements for building in the floodplain as per the Talent Municipal 
Code and the Building Codes.  The applicant also plans to preserve the 50 foot riparian 
buffering zone.   
 
STATEWIDE PLANNING GOAL 10 – HOUSING 
 

To provide for the housing needs of citizens of the state. 
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Buildable lands for residential use shall be inventoried and plans shall encourage 
the availability of adequate numbers of needed housing units at price ranges and 
rent levels which are commensurate with the financial capabilities of Oregon 
households and allow for flexibility of housing location, type and density. 

 
FINDING:  As proposed, this application would convert 2.01 acres of commercial land to 
medium-density residential land, providing an opportunity for more multi-family housing 
types.  
 
The Housing Needs Analysis demonstrates Talent currently has a capacity of 630 residen-
tial dwelling units. Based on the projected population growth in the next 20 years adopted 
into the Housing Element, Talent will have a need of 1,272 dwelling units. The city has a 
deficit of 642 dwelling units in the next 20 years.  
 
The proposed map change will provide an opportunity, when converted to a low/medium 
density residential area, to minimize the shortage of available residential land. Residential 
land shortages negatively affect the affordability of housing of all housing types and den-
sities within the city. Solutions for the housing deficit require intensification of existing 
residential land and the conversion of land currently designated or zoned commercial or 
industrial to residential. 
 
STATEWIDE PLANNING GOAL 12 – TRANSPORTATION 
 

To provide and encourage a safe, convenient and economic transportation system.  
A transportation plan shall (1) consider all modes of transportation including mass 
transit, air, water, pipeline, rail, highway, bicycle and pedestrian; (2) be based 
upon an inventory of local, regional and state transportation needs; (3) consider 
the differences in social consequences that would result from utilizing differing 
combinations of transportation modes; (4) avoid principal reliance upon any one 
mode of transportation; (5) minimize adverse social, economic and environmental 
impacts and costs; (6) conserve energy; (7) meet the needs of the transportation 
disadvantaged by improving transportation services; (8) facilitate the flow of goods 
and services so as to strengthen the local and regional economy; and (9) conform 
with local and regional comprehensive land use plans. Each plan shall include a 
provision for transportation as a key facility. 

 
FINDING:  The findings addressing Comprehensive Plan Element D, Transportation 
demonstrate compliance with Goal 12.  The proposed map change provides adequate trans-
portation for vehicles, bicycles and pedestrians.  Additional findings supporting Goal 12 
are also provided in OAR 660-012-0060 above.  The provisions of this section have been 
met.   
  

TALENT COMPREHENSIVE PLAN POLICIES, GOALS AND  
OBJECTIVES 
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ELEMENT A – CITIZEN INVOLVEMENT 

POLICY 2: Communication:  Assure effective two-way communications between 
the City (elected and appointed city officials, as well as staff) and citizens. 

 
FINDING:  A public hearing before the Planning Commission and the City Council pro-
vides the required communication between the City and all interested parties.   The public 
is notified of the public hearings though direct mailings, publication in the Grants Pass 
Daily Courier and notification on the subject property.  Additionally, the city has posted 
the pending application on the City’s website and online web map. The applicant also held 
a neighborhood meeting with individuals notified within 250 feet of the proposed project.   
The provisions of this Section have been met.   
 
ELEMENT B – PARKS AND RECREATION 

POLICY 3: Recreation: It is the policy of the City of Talent to provide rec-
reational opportunities that balance the needs of all ages and users. 

 
FINDING:  The Comprehensive Plan has recognized the value of parks and open space in 
urban settings. The subject property is near an existing city park (Lynn Newbry Park) and 
the Bear Creek Greenway and adjacent to Wagner Creek Greenway.  Additionally, any 
approved site plan for the attached single family units will be subject to the development 
of a private open space area for use by the tenants.  The applicant intends to enhance the 
greenway area along Wagner Creek, as identified in the existing comprehensive plan Park 
designation and within the Parks Master Plan and the Transportation System Plan.   The 
provisions of this section have been met.   
 
ELEMENT C – NATURAL HAZARDS 
 

GOAL 1:  The City of Talent will manage land use in a way that prevents 
loss of life and reduces risks to property in the event of a natural hazard.   

 
FINDING:  The entire site is located within a map flood hazard area and will be subject 
to Floodplain Review regulations at the time of Site Development Plan Review. A small 
area of the property is deemed undevelopable due to its location within the floodway, how-
ever approximately 0.8 acres of buildable land remains to accommodate the future residen-
tial development. 
 
Future development will be subject to the prevailing building code at the time of submittal. 
The State Building Codes and the Talent Municipal Code, Title15 include reasonable 
measures accommodate development within the floodplain and other hazards associated 
with earthquakes and other potential natural hazards in the area. The provisions of this 
section have been met.   
 
ELEMENT D – TRANSPORTATION 
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GOAL: Provide a safe and efficient transportation system that reduces energy re-
quirements, regional air contaminants, and public costs and provides for the needs 
of those not able or wishing to drive automobiles. 

FINDING:  The City has an adopted Transportation System Plan (TSP) in compliance 
with State requirements. The TSP is a component of the Comprehensive Plan, it addresses 
all modes of transportation and provides design standards for all new streets. The Talent 
Zoning Ordinance implements the goals and policies of the TSP. 
 
The Oregon Transportation Planning Rule (TPR, addressed above) assures all land use de-
cisions will consider review of multi-modal forms of transportation in the decision process. 
 
The subject property fronts a collector street.  Sidewalks fronting the parcel are improved 
to city standards and are consistent with the City’s TSP.  Additionally, RVTD has bus stop 
facilities along Oregon 99, less than a ¼ mile from the subject site to encourage use of the 
transit system.   
 
A completed traffic analysis determined that the number of vehicle trips generated by re-
mapping the commercial property to medium/low-density residential will be reduced. As 
proposed, the change from commercial to low/medium-density residential will not cause 
any of the intersections in the vicinity to operate at or below the required level of service.  
Primary access to the proposed medium-density residential land will be from Mountain 
View Drive, a private street.  The private street provides granted access to the subject parcel 
and is a legal means of access to the property.  The provisions of this section have been 
met.   
 
ELEMENT E – ECONOMY 

The “Economic Element” of the Comprehensive Plan is intended to guide city policy 
and land use decisions related to commercial and industrial development within the 
city limits and urban growth boundary of Talent. 
 
This element addresses State Economic Development Goal 9, "To provide adequate 
opportunities throughout the state for a variety of economic activities vital to the 
health, welfare, and prosperity of Oregon's citizens."  
 

POLICY 1:   Land Availability: The City will plan for a 20-year supply of suitable commer-
cial and industrial land on sites with a variety of characteristics (e.g., site sizes, locations, 
visibility, and other characteristics).  
FINDING:  The Comprehensive Plan includes an Economic Opportunities Analysis 
(EOA) that was updated in October 2016. The EOA demonstrates the City of Talent has a 
demand of 17 acres of Commercial land for the 2016 – 2036 planning horizon. The EOA 
contains a Buildable Lands Inventory of commercial land currently within the UGB. The 
city currently has nearly a 62-acre supply of commercially designated/zoned land, a surplus 
of approximately 44 acres. A request to remove 2.01 acres of land from the commercial 
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inventory will continue to provide a 43-acre surplus of commercial land and will not have 
a negative impact on potential commercial development or create a deficit of commercial 
land.  The provisions of this section have been met.   
 
ELEMENT F – PUBLIC FACILITIES 

The purpose of this element is to plan for the provision of economical and efficient 
public facilities and services to meet the needs of current residents, and to serve 
new development in a manner that minimizes adverse financial, environmental, and 
social impacts on the citizens of Talent. This element establishes a long-range plan 
for compliance with statewide planning Goal 11, Public Facilities and Services. 

 
FINDING:  The subject property is vacant.  Adjacent properties are currently developed 
and served by all necessary public facilities. The development of the subject property is 
infill development and can efficiently use the existing infrastructure.   
 
Rogue Valley Sewer Service (RVSS) provides sanitary sewer facilities through a sanitary 
sewer line to Mountain View Estates.  Storm water facilities are available in the West Val-
ley View Road right of way and the systems have adequate capacity for the purposes of the 
proposed map change.  Future development on the site will be required to comply with the 
standards in effect at the time of development. 
 
ELEMENT G – HOUSING  

POLICY 1: Plan to provide for a 20-year supply of suitable land for Talent’s hous-
ing needs within the existing urban growth boundary to the extent possible. 
 

FINDING:  As proposed, this application would convert 2.01 acres of commercial land to 
low-density residential land, providing an opportunity for more multi-family housing 
types.  
 
The adopted Comprehensive Housing Element indicates the city will need an additional 
109 acres of residential land to meet the projected growth in the next 20 years. Of these 
needed housing types there is a need for 77 acres of Low-Density Residential land and 17 
acres of Medium Density Residential land and 15 acres of High-Density Residential and 
mixed use Commercial land.  The Buildable Lands Inventory found that with a deficit of 
nearly 109 acres of residential land, talent does not have an adequate supply of residential 
land to mee the 20-year projected demand within its current Urban Growth Boundary 
(UGB). 
 
The proposed rezoning is 2.01 acres.  Of this, 1.54 acres are outside the Floodway.  The 
proposed residential development can be found to mee the identified needed housing de-
scribed in ORS 197.303, “needed housing” means all housing on land zone4d for residen-
tial use or mixed residential and commercial use that is determined to meet the need show 
for housing within an UGB.  Though not an area of significant acreage, the request provides 
an actual development area that will provide an additional land area for Medium Density 
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Residential development.  This proposed Comprehensive and Zone map change provides 
development that addresses a priority of homeownership. 
 
The proposed map change will provide an opportunity, when converted to a medium-den-
sity residential, to minimize the shortage of available residential land. Residential land 
shortages negatively affect the affordability of housing of all housing types and densities 
within the city. Solutions for the housing deficit require intensification of existing residen-
tial land and the conversion of land currently designated with commercial or industrial uses 
to residential. The provisions of this section have been met.   
 

Objective 4.1: Provide a variety of housing types in Talent, especially in the down-
town area, at densities that support maintaining a compact town form. 

 
The proposed low/medium-density residential designation/zone with a plan for multi-fam-
ily development provides an efficient use of land on an infill property with adequate infra-
structure. The proposed comprehensive plan map change and subsequent zone change will 
allow for the future development of additional single-family attached dwellings.  The min-
imum density for the medium-density designation is 7.2 units per acre.  If approved, the 
high-density designation required would provide a density that is greater than the target 6.6 
units per acre required by the Regional Plan, aiding in the increased overall density of the 
city.   The additional density in this location is appropriate considering the adjacent resi-
dential developments and its proximity to public services such as transit and parks.   
 
The proposed map change would provide some relief to the short-term supply of needed 
housing for the next 12 months. The conversion of commercial land to high-density resi-
dential land is an intensification of suitable property within the current UGB. The approval 
of this application expedites a solution of both the short-term housing needs and the con-
version of the surplus of commercial lands within the City.  The provisions of this section 
have been met.   
 
ELEMENT H – REGIONAL PLAN 

The Greater Bear Creek Valley Regional Plan (Regional Plan) is the product of a 
comprehensive regional land-use planning effort undertaken by the cities of Ash-
land, Central Point, Eagle Point, Medford, Phoenix, Talent, and Jackson County 
to address long term urbanization needs of the region, including the establishment 
of goals and policies.  
 
The most significant product of the Regional Plan is the establishment of require-
ments which affect the form and function of future urban-level development and the 
creation of an Urban Reserve (UR) for each of the cities, the purpose of which is to 
set aside a 50-year supply of land for future urban-level development. The method 
of establishing an urban reserve is defined in state law (see ORS 195.137–145). 
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The purpose of this comprehensive plan element is to acknowledge by reference the 
entire Greater Bear Greek Valley Regional Plan (Regional Plan) 1, and to incor-
porate those sections of the Regional Plan that are applicable to the City of Talent, 
and in so doing commence implementation of the Regional Plan. 
 

FINDING:  The City has identified multiple future growth areas for the expansion of the 
UGB through the adoption of the RPS Plan.  However, the expansion of the UGB is a long-
term process and the city has an immediate need for additional land suitable for residential 
development. With an identified surplus of commercial land and a deficit of available res-
idential land in both the short term and long term, converting the subject property from 
commercial land to high-density residential land has a beneficial impact to the City.  
 
As proposed, the density is greater than the target 6.6 units per acre required by the Re-
gional Plan, aiding in the increased overall density of the city.   The additional density in 
this location is appropriate considering the adjacent medium density developments and its 
proximity to public services such as transit and parks and can meet the short-term demand 
for housing until a time the Regional Plan can be amended to accommodate additional 
residential land.  The provisions of this section have been met.   
 

TALENT ZONING CODE 
 

18.10.030 Establishment of Zones by Map  
A. The location and boundaries of the zones designated in TMC 18.10.020 are 
hereby established as shown on the map entitled “The Zoning Map of the City of 
Talent,” bearing the number of the ordinance codified in this title and authenticated 
by the signature of the mayor and city recorder endorsed thereon at the time of the 
passage of the ordinance codified in this title. The map shall be hereinafter referred 
to as the “zoning map.” An updated zoning map was adopted by Ordinance 
No. 817 (November 1, 2006) along with the reorganization of the zoning code. 

 
FINDING:  The applicant provided both an existing and proposed comprehensive plan 
and zoning map demonstrating the area of proposed change.  If approved, the comprehen-
sive plan and zoning maps will be updated to illustrate the change as proposed.  The pro-
visions of this section have been met.   
 

 
18.10.040 Boundaries of Zones 
Where uncertainty exists as to the boundaries of any zone as shown on the zoning 
map, the following rules shall apply: 
 

  
D. Areas of dedicated streets or alleys and railroad rights-of-way which are not 
designated on the zoning map as being classified in one of the zones provided in 
this title shall be deemed to be unclassified and, in the case of railroad rights-of-
way, shall be permitted to be used solely for the purpose of accommodating tracks, 

https://talent.municipal.codes/TMC/18.10.020
https://talent.municipal.codes/enactments/Ord817?product=TMC
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signals, other operative devices and the movement of rolling stock. [Ord. 817 § 8-
3A.240, 2006.] 

 
FINDING:  There are no areas of dedicated streets of alleys or railroad rights-of-way on 
the subject properties.   The provisions of this section are not applicable.   
 

18.10.050 Zoning of Annexed Areas 
Zoning regulations in effect in an area prior to annexation to the city shall continue 
to apply and shall be enforced by the city until such time as a zone change has been 
adopted or a new zone created by the city for the annexed area. Newly created 
zoning districts shall conform to the city’s comprehensive plan. 

 
FINDING:  The land area proposed for Comprehensive Plan Map re-designation to Resi-
dential – Low Density (RL) is presently designated as Commercial (C) on the Comprehen-
sive Plan Map. The zoning of the area designated for Commercial is Highway Commercial 
(CH). The zone does not allow for the development of residential housing without a com-
mercial component.  The land area of proposed change from commercial to medium-den-
sity residential is consistent with the city’s comprehensive plan.  The provisions of this 
section have been met.  
 

18.30. Residential Zone – Medium Density (RMD) 
18.30.010 Description and Purpose: 
The medium-density residential (RMD) zone is intended to provide a stable, health-
ful and livable residential environment with a variety of residential options, to-
gether with the full range of urban services, for those residents choosing to live in 
neighborhoods with small economic enterprises, such as home occupations and 
neighborhood commercial activity. [Ord. 966 § 2 (Exh. B), 2021; Ord. 952 § 1 
(Exh. A), 2019; Ord. 943 § 1 (Exh. A), 2018; Ord. 817 § 8-3C.210, 2006.] 
 

FINDING:  The proposal is to increase the area within the City of Talent that is primarily 
designated and zoned for medium-density, residential development. The proposed map 
change is in an area with convenient access to a full range of urban services including 
pedestrian and bicycle facilities, transit, urban level infrastructure including adequate po-
table water, sewer, storm drainage and electricity. The proposed area for the low/medium-
density residential designation and zone is adjacent to other residentially designated prop-
erty. The property is accessed by vehicles, pedestrians and bicycles from Mountain View 
Drive, a private road with direct access to W. Valley View Road.  
 
As proposed, the requested map change would allow, at a minimum, 7.2 new residential 
dwelling units. The applicant has provided a conceptual site plan demonstrating the area of 
the property proposed for rezoning, and the potential for residential development.  The 
conceptual plan identifies 10 new residential units, higher than the minimum. Any pro-
posed residential development of the site shall meet the minimum density of 7.2 units per 
acre.  The proposed future development will not exceed the maximum density of 14.5 units 
per acre. It will be within the range of minimum and maximum density for the area.  The 
conceptual site plan and all future development of the property will be required to conform 
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to the process, procedures and development standards for Residential Medium Density de-
velopment as required by the Talent Municipal Code.  The provisions of this section have 
been met.    
 

18.75. Public Land and Facilities (PFL) 
18.75.010 Description and Purpose 

The public land and facilities (PLF) district is designated for uses that promote 
and sustain the health, safety, and welfare of the citizens of Talent. It is appropri-
ate for government offices; public facilities, utilities and services; police and fire 
stations; parks, open space, recreation facilities, and trails; and public schools 
and libraries. 

The PLF district identifies public uses of land on the zoning map and protects 
them from inappropriate uses. Land owned or otherwise controlled by the federal 
government, the state, the county, the city, the fire district, or the Phoenix-Talent 
School District shall be designated PLF on the map. This designation serves no-
tice to those owning or buying land in proximity to publicly owned land that it 
shall contain public uses. [Ord. 817 § 8-3G.110, 2006.] 

FINDING: A portion of the property is in the FEMA 100-year floodplain and is identi-
fied on the Comprehensive Plan Map as Public Land and Facility (PLF) and in the Parks 
Master Plan as the Wagner Creek greenway.  This proposal seeks to allow for the future 
development of the trail/path and the open space for the proposed development and dedi-
cation to the city for park purposes.   

18.115 Development and Design Standards  
18.115.010 Purpose 
This chapter addresses access management, multimodal circulation, public im-
provements, and dedications and setbacks. One of the primary purposes of this 
chapter is to provide standards for attractive and safe streets that can accommo-
date vehicle traffic from planned growth, and provide a range of alternative 
transportation options, including, but not limited to, carpooling, walking, transit 
and bicycling. This chapter is also intended to implement the transportation sys-
tem plan (TSP) portion of the comprehensive plan. 
The dedications, improvements and/or setbacks required by this chapter must be 
met or complied with, or provisions made to ensure complete compliance, before 
any building permits shall be issued. [Ord. 966 § 2 (Exh. B), 2021.] 

 
FINDING:  The proposed development will maintain the 50-foot “safe Harbor” setback 
from Wagner Creek and will maintain the area as open space consistent with this section 
of the Talent Municipal Code.  The floodway portion of the property will be dedicated to 
the city as a permanent open space.  This area will be developed as a pathway for pedestrian 
access and circulation and will be conveyed to the City of Talent.  
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There are no street improvements or dedications requested or proposed with this applica-
tion.   Mountain View Drive was an approved access and circulation as per TMC section 
18.115.060 and adequate easement for the use of Mountain View Drive as a primary site 
access to the future development.  The existing access on Mountain View Drive provides 
reasonable access to private property and allows for safe and efficient travel for vehicles, 
bicycles and pedestrians.   

 
 
 
 
 
 
 

_____________________________   _____________________________ 
  
Derek Volkart                 Date 
Planning Commission Chair 
 
ATTEST 

 

_____________________________   September 26, 2023____________  
Kristen Maze                Date 
Community Development Director 



 
 

 

 

ORDINANCE NO. 2023-980-O 

 
AN ORDINANCE FOR A COMPREHENSIVE PLAN AMENDEMENT OF 2.01 
ACRES FROM COMMERCIAL TO RESIDENTIAL LOW DENSITY FOR PROPERTY 
LOCATED AT 300 WEST VALLEY VIEW ROAD 
   
WHEREAS, the City Council finds the proposed Comprehensive Plan amendment 
is consistent with the City’s Comprehensive Plan and Oregon’s Statewide Planning 
Goals.  

 
WHEREAS, the City Council finds the proposed Comprehensive Plan Amendment 
provides additional low-density residential land needed by the city for future resi-
dential development, and 
 
WHEREAS, the City Council finds that proposed Comprehensive Plan amendment 
application was duly noticed in the Grants Pass Courier September 16, 2023 and 
to property owners within 250 feet on August 30, 2023, and further noticed in the 
Grants Pass Courier on October 7, 2023, and 
 
WHEREAS, the City Council is considering this application in conjunction with file 
REZ 2023-001.  A decision approving REZ 2023-001 can be made only subse-
quent to a decision on file CPA 2023-001, and  
 
WHEREAS, by a unanimous vote on September 26, 2023, the Planning Commis-
sion recommended approval of the Comprehensive Plan Amendment, 
 
WHEREAS, the City Council finds that during the public hearing on October 18, 
2023, evidence was presented, and the public was given an opportunity to com-
ment.  

 THE CITY OF TALENT ORDAINS AS FOLLOWS: 

SECTION 1. MAP DESIGNATION CHANGE: That the Comprehensive Plan 
designation of Tax Lot 1903, Jackson County May number 38-1W-23D, as shown 
on the map labeled as Exhibit A, attached, be changed from Commercial to Resi-
dential – Low Density. This decision is based on the information presented in the 
Staff Reports and Findings of Fact below. 

 
SECTION 2: That the proposed Comprehensive Plan amendment as de-

scribed herein has been advertised and publicly noticed in accordance with TMC 
18.190.060. 

 
SECTION 3: Under the provisions of the 2017 Talent Charter, Chapter VIII, 

Section 33, the provisions of this ordinance shall take effect 30 days after adoption. 
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Duly enacted by the City Council in open session on September 18, 2023, by the 
following vote: 
 
AYES: _____       NAYS: _____      ABSTAIN: _____       ABSENT: ______ 
 
 
 
Lucero Martinez, City Recorder and Custodian of City records. 
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In the following, any text quoted directly from City codes appears in italics; staff 
findings appear in regular typeface.  
 

OREGON ADMINISTRATIVE RULES 
 
OAR 660-012-0060, Plan and Land Use Regulation Amendments 
 
1. If an amendment to a functional plan, an acknowledged comprehensive 

plan or a land use regulation (including a zoning map) would significantly 
affect an existing or planned transportation facility, then the local govern-
ment must put in place measures as provided in section (2) of this rule, 
unless the amendment is allowed under section (3), (9) or (10) of this rule.  
A plan or land use regulation amendment significantly affects a transporta-
tion facility if it would: 
 
a) Change the functional classification of an existing or planned transpor-

tation facility (exclusive of correction of map errors in an adopted plan). 
 

b) Change standards implementing a functional classification sys-
tem, or 

 
c) Result in any of the effects listed in paragraphs (A) through (C) of this 

subsection based on projected conditions measured at the end of the 
planning period identified in the adopted TSP.  As part of the evaluating 
projected conditions, the amount of traffic projected to be generated 
within the area of the amendment may be reduced if the amendment 
includes an enforceable, ongoing requirement that would demonstrably 
limit traffic generation, including, but not limited to, transportation de-
mand management.  This reduction may diminish or completely elimi-
nate the significant effect of the amendment.   

 
(A) Types or levels of travel or access that are inconsistent with the func-

tional classification of an existing or planned transportation facility;  
 

(B) Degrade the performance of an existing or planned transportation 
facility such that it would not meet the performance standards iden-
tified in the TSP or comprehensive plan; or  

 
(C) Degrade the performance of an existing or planned transportation 

facility that is otherwise projected to not meet the performance stand-
ards identified in the TSP or comprehensive plan.  

 
FINDING: Goal 12, OAR 660-12-0060(1) requires that a local government en-
sure that an amendment to a functional plan and acknowledged comprehensive 
plan or a land use regulation does not significantly affect transportation.  
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According to the Traffic Assessment completed by Southern Oregon Transporta-
tion Engineering, LLC. on June 17, 2020, the proposed change will not generate 
levels of traffic over the existing commercial designation.  Therefore, the is no 
change in the functional classification of the existing or planned transportation fa-
cility.  No comments were provided by ODOT to refute this analysis.   
 
The analysis further concludes that the proposed change will not increase traffic 
levels or cause patterns that would change the standards implementing a func-
tional classification system or that would degrade the performance of the transpor-
tation facilities.   
 
As demonstrated in the letter from the applicant’s Traffic Engineer, the proposed 
map change will generate less vehicle trips than the commercial designation, 
meeting Transportation Planning Rule (TPR) requirements.  Additionally, the Plan-
ning Commission can find that the conceptual residential development will not gen-
erate more than 500 average daily trips or 50 peak hour trips.  Traffic generation 
will be verified again at the time a Site Development Plan is submitted.  The pro-
visions of this section have been met.   
 

OREGON STATEWIDE PLANNING GOALS 
 
STATEWIDE PLANNING GOAL 1 – CITIZEN INVOLVEMENT 
 

3. Citizen Influence -- To provide the opportunity for citizens to be involved 
in all phases of the planning process. 

 
FINDING:  A public hearing before the Planning Commission and the City Council 
provides the required communication between the City and all interested parties.   
The public is notified of the public hearings though direct mailings, publication in 
the Mail Tribune and notification on the subject property.  Additionally, the City has 
posted the pending application on the City’s website and online web map.   The 
provisions of this Section have been met.   
 
STATEWIDE PLANNING GOAL 2 – LAND USE PLANNING 
 

2. Minor Changes Minor changes, i.e., those which do not have significant 
effect beyond the immediate area of the change, should be based on spe-
cial studies or other information which will serve as the factual basis to sup-
port the change. The public need and justification for the particular change 
should be established. Minor changes should not be made more frequently 
than once a year, if at all possible. 

 
FINDING:  The proposed map change demonstrates compliance with the City of 
Talent Comprehensive Plan Goals and Policies and does not have a significant 
effect beyond the immediate area of change.   
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A change in designation or zone from commercial to high-density residential is 
consistent with Goal 10 and with the City’s Housing Element which suggests the 
conversion of surplus commercial and industrial lands to residential or the intensi-
fication of existing residential land provided the change doesn’t create a deficit of 
land.  The proposed map change will provide an opportunity, when converted to a 
high-density residential to minimize the shortage of available residential land. Res-
idential land shortages negatively affect the affordability of housing of all housing 
types and densities within the City. Included in this proposal is a request to change 
the zone from Commercial Highway (CH) to Multiple-Family High-Density (RM-
HD).  Subsequent to this review and approval, the change in zoning designation 
can be approved.  The provisions of this Section have been met.   
 
STATEWIDE PLANNING GOAL 9 – ECONOMY 
 

To provide adequate opportunities throughout the state for a variety of eco-
nomic activities vital to the health, welfare, and prosperity of Oregon's citi-
zens. 

 
FINDING:  The proposed map change will not have a negative impact on the sur-
plus of commercially zoned land in the city.  The Economic Opportunities Analysis 
(EOA) demonstrates the City of Talent has a demand of 17 acres of Commercial 
land for the 2016 – 2036 planning horizon. The EOA contains a Buildable Lands 
Inventory of commercial and industrial land currently within the UGB. The city cur-
rently has a 62-acre supply of Commercially zoned land, a surplus of approxi-
mately 44 acres. A request to remove 2.01 acres of land from the commercial in-
ventory will continue to provide a 43-acre surplus of commercial land and will not 
have a negative impact on potential commercial development.  The provisions of 
this Section have been met.   
 
STATEWIDE PLANNING GOAL 10 – HOUSING 
 

To provide for the housing needs of citizens of the state. 
 
Buildable lands for residential use shall be inventoried and plans shall en-
courage the availability of adequate numbers of needed housing units at 
price ranges and rent levels which are commensurate with the financial ca-
pabilities of Oregon households and allow for flexibility of housing location, 
type and density. 

 
FINDING:  As proposed, this application would convert 2.01 acres of commercial 
land to medium-density residential land, providing an opportunity for more multi-
family housing types.  
 
The Housing Needs Analysis demonstrates Talent currently has a capacity of 630 
residential dwelling units. Based on the projected population growth in the next 20 
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years adopted into the Housing Element, Talent will have a need of 1,272 dwelling 
units. The city has a deficit of 642 dwelling units in the next 20 years.  
 
The proposed map change will provide an opportunity, when converted to a 
low/medium density residential area, to minimize the shortage of available resi-
dential land. Residential land shortages negatively affect the affordability of hous-
ing of all housing types and densities within the city. Solutions for the housing def-
icit require intensification of existing residential land and the conversion of land 
currently designated or zoned commercial or industrial to residential. 
 
STATEWIDE PLANNING GOAL 12 – TRANSPORTATION 
 

To provide and encourage a safe, convenient and economic transportation 
system.  
A transportation plan shall (1) consider all modes of transportation including 
mass transit, air, water, pipeline, rail, highway, bicycle and pedestrian; (2) 
be based upon an inventory of local, regional and state transportation 
needs; (3) consider the differences in social consequences that would result 
from utilizing differing combinations of transportation modes; (4) avoid prin-
cipal reliance upon any one mode of transportation; (5) minimize adverse 
social, economic and environmental impacts and costs; (6) conserve en-
ergy; (7) meet the needs of the transportation disadvantaged by improving 
transportation services; (8) facilitate the flow of goods and services so as to 
strengthen the local and regional economy; and (9) conform with local and 
regional comprehensive land use plans. Each plan shall include a provision 
for transportation as a key facility. 

 
FINDING:  The findings addressing Comprehensive Plan Element D, Transporta-
tion demonstrate compliance with Goal 12.  The proposed map change provides 
adequate transportation for vehicles, bicycles and pedestrians.  Additional findings 
supporting Goal 12 are also provided in OAR 660-012-0060 above.  The provi-
sions of this section have been met.   
  

TALENT COMPREHENSIVE PLAN POLICIES, GOALS AND  
OBJECTIVES 

 
ELEMENT A – CITIZEN INVOLVEMENT 

POLICY 2: Communication:  Assure effective two-way communications be-
tween the City (elected and appointed city officials, as well as staff) and 
citizens. 

 
FINDING:  A public hearing before the Planning Commission and the City Council 
provides the required communication between the City and all interested parties.   
The public is notified of the public hearings though direct mailings, publication in 
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the Grants Pass Daily Courier and notification on the subject property.  Addition-
ally, the city has posted the pending application on the City’s website and online 
web map. The applicant also held a neighborhood meeting with individuals notified 
within 250 feet of the proposed project.   The provisions of this Section have 
been met.   
 
ELEMENT B – PARKS AND RECREATION 

POLICY 3: Recreation: It is the policy of the City of Talent to provide 
recreational opportunities that balances the needs of all ages and us-
ers. 

 
FINDING:  The Comprehensive Plan has recognized the value of parks and open 
space in urban settings. The subject property is near an existing city park (Lynn 
Newbry Park) and the Bear Creek Greenway and adjacent to Wagner Creek 
Greenway.  Additionally, any approved site plan for the attached single family units 
will be subject to the development of a private open space area for use by the 
tenants.  The applicant intends to enhance the greenway area along Wagner 
Creek, as identified in the existing comprehensive plan Park designation and within 
the Parks Master Plan and the Transportation System Plan.   The provisions of 
this section have been met.   
 
ELEMENT C – NATURAL HAZARDS 
 

GOAL 1:  The City of Talent will manage land use in a way that pre-
vents loss of live and reduces risks to property in the event of a nat-
ural hazard.   

 
FINDING:  The entire site is located within a map flood hazard area and will be 
subject to Floodplain Review regulations at the time of Site Development Plan Re-
view. A small area of the property is deemed undevelopable due to is location 
within the floodway, however approximately 0.8 acres of buildable land remains to 
accommodate the future residential development. 
 
Future development will be subject to the prevailing building code at the time of 
submittal. The State Building Codes include reasonable measures accommodate 
development within the floodplain and other hazards associated with earthquakes 
and other potential natural hazards in the area. The provisions of this section 
have been met.   
 
ELEMENT D – TRANSPORTATION 

GOAL: Provide a safe and efficient transportation system that re-
duces energy requirements, regional air contaminants, and public costs and 
provides for the needs of those not able or wishing to drive automobiles. 
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FINDING:  The City has an adopted Transportation System Plan (TSP) in compli-
ance with State requirements. The TSP is a component of the Comprehensive 
Plan, it addresses all modes of transportation and provides design standards for 
all new streets. The Talent Zoning Ordinance implements the goals and policies of 
the TSP. 
 
The Oregon Transportation Planning Rule (TPR, addressed above) assures all 
land use decisions will consider review of multi-modal forms of transportation in 
the decision process. 
 
The subject property fronts a collector street.  Sidewalks fronting the parcel are 
improved to city standards and are consistent with the City’s TSP.  Additionally, 
RVTD has bus stop facilities along Oregon 99, less than a ¼ mile from the subject 
site to encourage use of the transit system.   
 
A completed traffic analysis determined that the number of vehicle trips generated 
by remapping the commercial property to high-density residential will be reduced. 
As proposed, the change from commercial to high-density residential will not cause 
any of the intersections in the vicinity to operate at or below the required level of 
service.  Primary access to the proposed high-density residential land will be from 
Mountain View Drive, a private street.  The private street provides granted access 
to the subject parcel and is a legal means of access to the property.  The provi-
sions of this section have been met.   
 
ELEMENT E – ECONOMY 

The “Economic Element” of the Comprehensive Plan is intended to guide 
city policy and land use decisions related to commercial and industrial de-
velopment within the city limits and urban growth boundary of Talent. 
 
This element addresses State Economic Development Goal 9, "To provide 
adequate opportunities throughout the state for a variety of economic activ-
ities vital to the health, welfare, and prosperity of Oregon's citizens."  
 

POLICY 1:   Land Availability: The City will plan for a 20-year supply of suitable 
commercial and industrial land on sites with a variety of characteristics (e.g., site 
sizes, locations, visibility, and other characteristics).  
FINDING:  The Comprehensive Plan includes an Economic Opportunities Analysis 
(EOA) that was updated in October 2016. The EOA demonstrates the City of Tal-
ent has a demand of 17 acres of Commercial land for the 2016 – 2036 planning 
horizon. The EOA contains a Buildable Lands Inventory of commercial land cur-
rently within the UGB. The City currently has nearly a 62-acre supply of commer-
cially designated/zoned land, a surplus of approximately 44 acres. A request to 
remove 2.01 acres of land from the commercial inventory will continue to provide 
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a 43-acre surplus of commercial land and will not have a negative impact on po-
tential commercial development or create a deficit of commercial land.  The pro-
visions of this section have been met.   
 
ELEMENT F – PUBLIC FACILITIES 

The purpose of this element is to plan for the provision of economical and 
efficient public facilities and services to meet the needs of current residents, 
and to serve new development in a manner that minimizes adverse finan-
cial, environmental, and social impacts on the citizens of Talent. This ele-
ment establishes a long-range plan for compliance with statewide planning 
Goal 11, Public Facilities and Services. 

 
FINDING:  The subject property is vacant.  Adjacent properties are currently de-
veloped and served by all necessary public facilities. The development of the sub-
ject property is infill development and can efficiently use the existing infrastructure.   
 
Rogue Valley Sewer Service (RVSS) provides sanitary sewer facilities through a 
sanitary sewer line to Mountain View Estates.  Storm water facilities are available 
in the West Valley View Road right of way and the systems have adequate capacity 
for the purposes of the proposed map change.  Future development on the site will 
be required to comply with the standards in effect at the time of development. 
 
ELEMENT G – HOUSING  

POLICY 1: Plan to provide for a 20-year supply of suitable land for Talent’s 
housing needs within the existing urban growth boundary to the extent pos-
sible. 
 

FINDING:  As proposed, this application would convert 2.01 acres of commercial 
land to low-density residential land, providing an opportunity for more multi-family 
housing types.  
 
The adopted Comprehensive Housing Element indicates the city will need an ad-
ditional 109 acres of residential land to meet the projected growth in the next 20 
years. Of these needed housing types there is a need for 77 acres of Low-Density 
Residential land and 17 acres of Medium Density Residential land and 15 acres of 
High-Density Residential and mixed use Commercial land.  The Buildable Lands 
Inventory found that with a deficit of nearly 109 acres of residential land, talent 
does not have an adequate supply of residential land to mee the 20-year projected 
demand within its current Urban Growth Boundary (UGB). 
 
The proposed rezoning is 2.01 acres.  Of this, 1.54 acres are outside the Floodway.  
The proposed residential development can be found to mee the identified needed 
housing described in ORS 197.303, “needed housing” means all housing on land 
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zone4d for residential use or mixed residential and commercial use that is deter-
mined to meet the need show for housing within an UGB.  Though not an area of 
significant acreage, the request provides an actual development area that will pro-
vide an additional land area for Medium Density Residential development.  This 
proposed Comprehensive and Zone map change provides development that ad-
dresses a priority of homeownership. 
 
The proposed map change will provide an opportunity, when converted to a me-
dium-density residential, to minimize the shortage of available residential land. 
Residential land shortages negatively affect the affordability of housing of all hous-
ing types and densities within the city. Solutions for the housing deficit require in-
tensification of existing residential land and the conversion of land currently desig-
nated with commercial or industrial uses to residential. The provisions of this 
section have been met.   
 

Objective 4.1: Provide a variety of housing types in Talent, especially in the 
downtown area, at densities that support maintaining a compact town form. 

 
The proposed low/medium-density residential designation/zone with a plan for 
multi-family development provides an efficient use of land on an infill property with 
adequate infrastructure. The proposed comprehensive plan map change and sub-
sequent zone change will allow for the future development of additional multi-family 
or single-family attached dwellings.  The minimum density for the medium-density 
designation is 7 units per acre.  If approved, the medium density designation re-
quired would provide a density that is greater than the target 6.6 units per acre 
required by the Regional Plan, aiding in the increased overall density of the city.   
The additional density in this location is appropriate considering the adjacent resi-
dential developments and its proximity to public services such as transit and parks.   
 
The proposed map change would provide some relief to the short-term supply of 
needed housing for the next 12 months. The conversion of commercial land to 
medium-density residential land is an intensification of suitable property within the 
current UGB. The approval of this application expedites a solution of both the 
short-term housing needs and the conversion of the surplus of commercial lands 
within the City.  The provisions of this section have been met.   
 
ELEMENT H – REGIONAL PLAN 

The Greater Bear Creek Valley Regional Plan (Regional Plan) is the product 
of a comprehensive regional land-use planning effort undertaken by the cit-
ies of Ashland, Central Point, Eagle Point, Medford, Phoenix, Talent, and 
Jackson County to address longterm urbanization needs of the region, in-
cluding the establishment of goals and policies.  
 
The most significant product of the Regional Plan is the establishment of 
requirements which affect the form and function of future urban-level devel-
opment and the creation of an Urban Reserve (UR) for each of the cities, 
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the purpose of which is to set aside a 50-year supply of land for future ur-
ban-level development. The method of establishing an urban reserve is de-
fined in state law (see ORS 195.137–145). 
 
The purpose of this comprehensive plan element is to acknowledge by ref-
erence the entire Greater Bear Greek Valley Regional Plan (Regional Plan) 
1, and to incorporate those sections of the Regional Plan that are applicable 
to the City of Talent, and in so doing commence implementation of the Re-
gional Plan. 
 

FINDING:  The City has identified multiple future growth areas for the expansion 
of the UGB through the adoption of the RPS Plan.  However, the expansion of the 
UGB is a long-term process and the city has an immediate need for additional land 
suitable for residential development. With an identified surplus of commercial land 
and a deficit of available residential land in both the short term and long term, 
converting the subject property from commercial land to high-density residential 
land has a beneficial impact to the City.  
 
As proposed, the density is greater than the target 6.6 units per acre required by 
the Regional Plan, aiding in the increased overall density of the city.   The addi-
tional density in this location is appropriate considering the adjacent high density 
developments and its proximity to public services such as transit and parks and 
can meet the short-term demand for housing until a time the Regional Plan can be 
amended to accommodate additional residential land.  The provisions of this 
section have been met.   
 

TALENT ZONING CODE 
 

18.10.030 Establishment of Zones by Map  
A. The location and boundaries of the zones designated in 
TMC 18.10.020 are hereby established as shown on the map entitled “The 
Zoning Map of the City of Talent,” bearing the number of the ordinance cod-
ified in this title and authenticated by the signature of the mayor and city 
recorder endorsed thereon at the time of the passage of the ordinance cod-
ified in this title. The map shall be hereinafter referred to as the “zoning 
map.” An updated zoning map was adopted by Ordinance No. 817 (Novem-
ber 1, 2006) along with the reorganization of the zoning code. 

 
FINDING:  The applicant provided both an existing and proposed comprehensive 
plan and zoning map demonstrating the area of proposed change.  If approved, 
the comprehensive plan and zoning maps will be updated to illustrate the change 
as proposed, including the adjusted property line.  The provisions of this section 
have been met.   
 

 

https://talent.municipal.codes/TMC/18.10.020
https://talent.municipal.codes/enactments/Ord817?product=TMC
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18.10.040 Boundaries of Zones 
Where uncertainty exists as to the boundaries of any zone as shown on the 
zoning map, the following rules shall apply: 
 

  
D. Areas of dedicated streets or alleys and railroad rights-of-way which are 
not designated on the zoning map as being classified in one of the zones 
provided in this title shall be deemed to be unclassified and, in the case of 
railroad rights-of-way, shall be permitted to be used solely for the purpose 
of accommodating tracks, signals, other operative devices and the move-
ment of rolling stock. [Ord. 817 § 8-3A.240, 2006.] 

 
FINDING:  There are no areas of dedicated streets of alleys or railroad rights-of-
way on the subject properties.   The provisions of this section are not applica-
ble.   
 

18.10.050 Zoning of Annexed Areas 
Zoning regulations in effect in an area prior to annexation to the city shall 
continue to apply and shall be enforced by the city until such time as a zone 
change has been adopted or a new zone created by the city for the annexed 
area. Newly created zoning districts shall conform to the city’s comprehen-
sive plan. 

 
FINDING:  The land area proposed for Comprehensive Plan Map re-designation 
to Residential – High Density (RH) is presently designated as Commercial (C) on 
the Comprehensive Plan Map. The zoning of the area designated for Commercial 
is Highway Commercial (CH). The zone does not allow for the development of 
residential housing without a commercial component.  The land area of proposed 
change from commercial to high-density residential is consistent with the city’s 
comprehensive plan.  The provisions of this section have been met.  
 

18.30. Residential Zone – Medium-Density (RMD) 
18.30.010 Description and Purpose: 
The medium-density residential (RMD) zone is intended to provide a stable, 
healthful and livable residential environment with a variety of residential op-
tions, together with the full range of urban services, for those residents 
choosing to live in neighborhoods with small economic enterprises, such as 
home occupations and neighborhood commercial activity. [Ord. 966 § 2 
(Exh. B), 2021; Ord. 952 § 1 (Exh. A), 2019; Ord. 943 § 1 (Exh. A), 2018; 
Ord. 817 § 8-3C.210, 2006.] 
 

FINDING:  The proposal is to increase the area within the City of Talent that is 
primarily designated and zoned for medium-density, residential development. The 
proposed map change is in an area with convenient access to a full range of urban 
services including pedestrian and bicycle facilities, transit, urban level infrastruc-
ture including adequate potable water, sewer, storm drainage and electricity. The 
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proposed area for the low/medium-density residential designation and zone is ad-
jacent to other residentially designated property. The property is accessed by ve-
hicles, pedestrians and bicycles from Mountain View Drive, a private road with 
direct access to W. Valley View Road.  
 
As proposed, the requested map change would allow, at a minimum, 7.2 new res-
idential dwelling units. The applicant has provided a conceptual site plan demon-
strating the area of the property proposed for rezoning, and the potential for resi-
dential development.  The conceptual plan identifies 10 new residential units, 
higher than the minimum. Any proposed residential development of the site shall 
meet the minimum density of 7.2 units per acre.  The proposed future development 
will not exceed the maximum density of 14.5 units per acre. It will be within the 
range of minimum and maximum density for the area.  The conceptual site plan 
and all future development of the property will be required to conform to the pro-
cess, procedures and development standards for Residential Medium Density de-
velopment as required by the Talent Municipal Code.  The provisions of this 
section have been met.    
 

18.75. Public Land and Facilities (PFL) 
18.75.010 Description and Purpose 

The public land and facilities (PLF) district is designated for uses that pro-
mote and sustain the health, safety, and welfare of the citizens of Talent. It 
is appropriate for government offices; public facilities, utilities and ser-
vices; police and fire stations; parks, open space, recreation facilities, and 
trails; and public schools and libraries. 

The PLF district identifies public uses of land on the zoning map and pro-
tects them from inappropriate uses. Land owned or otherwise controlled 
by the federal government, the state, the county, the city, the fire district, 
or the Phoenix-Talent School District shall be designated PLF on the map. 
This designation serves notice to those owning or buying land in proximity 
to publicly owned land that it shall contain public uses. [Ord. 817 § 8-
3G.110, 2006.] 

FINDING: A portion of the property is in the FEMA 100-year floodplain and is 
identified on the Comprehensive Plan Map as Public Land and Facility (PLF) and 
in the Parks Master Plan as the Wagner Creek greenway.  This proposal seeks 
to allow for the future development of the trail/path and the open space for the 
proposed development and dedication to the city for park purposes.   

18.115 Development and Design Standards  
18.115.010 Purpose 
This chapter addresses access management, multimodal circulation, pub-
lic improvements, and dedications and setbacks. One of the primary pur-
poses of this chapter is to provide standards for attractive and safe streets 



 
Ordinance 2021-980-O Applicant: West Valley View, LLC.  
File no. CPA 2023-001 Page 14 

14 

that can accommodate vehicle traffic from planned growth, and provide a 
range of alternative transportation options, including, but not limited to, 
carpooling, walking, transit and bicycling. This chapter is also intended to 
implement the transportation system plan (TSP) portion of the comprehen-
sive plan. 
The dedications, improvements and/or setbacks required by this chapter 
must be met or complied with, or provisions made to ensure complete 
compliance, before any building permits shall be issued. [Ord. 966 § 2 
(Exh. B), 2021.] 

 
FINDING:  The proposed development will maintain the 50-foot “safe Harbor” set-
back from Wagner Creek and will maintain the area as open space consistent with 
this section of the Talent Municipal Code.  The floodway portion of the property will 
be dedicated to the city as a permanent open space.  This area will be developed 
as a pathway for pedestrian access and circulation and will be conveyed to the 
City of Talent.  
 
There are no street improvements or dedications requested or proposed with this 
application.   Mountain View Drive was an approved access and circulation as per 
TMC section 18.115.060 and adequate easement for the use of Mountain View 
Drive as a primary site access to the future development.  The existing access on 
Mountain View Drive provides reasonable access to private property and allows 
for safe and efficient travel for vehicles, bicycles and pedestrians. 





 
 

 

 

 

BEFORE THE TALENT CITY COUNCIL 

S T A T E  O F  O R E G O N ,  C I T Y  O F  T A L E N T  
 
 
IN THE MATTER OF PLANNING FILE NO. REZ 2023-001 AND LO-
CATED ON WEST VALLEY VIEW ROAD [MAP NO. 38-1W-23D 

TAXLOT 1903], THE TALENT PLANNING COMMISSION FINDS 

THE FOLLOWING:  
   

1. The Planning Commission finds that the applicant participated in a pre-application 
meeting, as required under TMC 18.190.080(C), on September 26, 2023, as evi-
denced in the record and on the land use application. 
 

2. The Planning Commission finds the proposed Comprehensive Plan Map amend-
ment is consistent with the City’s Comprehensive Plan and Oregon’s Statewide 
Planning Goals.  

 
3. The Planning Commission finds the proposed Comprehensive Plan Designation 

and Zoning provides additional low and medium density residential land needed by 
the city for future residential development. 

 
4. The Planning Commission finds that proposed Comprehensive Plan Map amend-

ment and Zone Map change application was duly noticed in the Grants Pass Daily 
Courier and to property owners within 250 feet on September 12, 2023.  

 
5. The Planning Commission is considering this application in conjunction with file 

REZ 2023-001.  A recommendation on file REZ 2023-001 can be made subsequent 
to a recommendation on file CPA 2023-001. 

 
6. The Planning Commission finds that during the public hearing, evidence was pre-

sented, and the public was given an opportunity to comment.  

The Planning Commission recommends City Council approval of REZ 2023-001, a 
Zoning Map change from Commercial Highway (CH) to Residential Medium Density 
(RMD).   This Planning Commission recommendation of approval of the Zoning Map 
change from Commercial Highway (CH) to Residential – Medium Density (RMD) is 
based on the information presented in the Staff Reports and Findings of Fact below: 
 
  

) 
) ORDER 
)   
) 
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In the following, any text quoted directly from City codes appears in italics; staff findings 
appear in regular typeface.  
 

OREGON ADMINISTRATIVE RULES 
 
OAR 660-012-0060, Plan and Land Use Regulation Amendments 
 
1. If an amendment to a functional plan, an acknowledged comprehensive plan or a 

land use regulation (including a zoning map) would significantly affect an existing 
or planned transportation facility, then the local government must put in place 
measures as provided in section (2) of this rule, unless the amendment is allowed 
under section (3), (9) or (10) of this rule.  A plan or land use regulation amendment 
significantly affects a transportation facility if it would: 
 
a) Change the functional classification of an existing or planned transportation 

facility (exclusive of correction of map errors in an adopted plan). 
 

b) Change standards implementing a functional classification system, or 
 

c) Result in any of the effects listed in paragraphs (A) through (C) of this subsec-
tion based on projected conditions measured at the end of the planning period 
identified in the adopted TSP.  As part of the evaluating projected conditions, 
the amount of traffic projected to be generated within the area of the amend-
ment may be reduced if the amendment includes an enforceable, ongoing re-
quirement that would demonstrably limit traffic generation, including, but not 
limited to, transportation demand management.  This reduction may diminish 
or completely eliminate the significant effect of the amendment.   

 
(A) Types or levels of travel or access that are inconsistent with the functional 

classification of an existing or planned transportation facility;  
 

(B) Degrade the performance of an existing or planned transportation facility 
such that it would not meet the performance standards identified in the TSP 
or comprehensive plan; or  

 
(C) Degrade the performance of an existing or planned transportation facility 

that is otherwise projected to not meet the performance standards identified 
in the TSP or comprehensive plan.  

 
FINDING: Goal 12, OAR 660-12-0060(1) requires that a local government ensure that 
an amendment to a functional plan and acknowledged comprehensive plan or a land use 
regulation does not significantly affect transportation.  

According to the Traffic Assessment completed by Southern Oregon Transportation Engi-
neering, LLC. on May 25, 2023, the proposed change will not generate levels of traffic 
over the existing commercial designation.  Therefore, the is no change in the functional 
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classification of the existing or planned transportation facility.  No comments were pro-
vided by ODOT to refute this analysis.   
 
The analysis further concludes that the proposed comprehensive plan map and zone change 
will result in a reduction of trips to the transportation system plan, or cause patterns that 
would change the standards implementing a functional classification system or that would 
degrade the performance of the transportation facilities.   
 
As demonstrated in the letter from the applicant’s Traffic Engineer, the proposed map 
change will generate less vehicle trips than the commercial designation, meeting Transpor-
tation Planning Rule (TPR) requirements.  Additionally, the Planning Commission can find 
that the conceptual residential development will not generate more than 500 average daily 
trips or 50 peak hour trips.  Traffic generation will be verified again at the time a Site 
Development Plan is submitted.  The provisions of this section have been met.   
 

OREGON STATEWIDE PLANNING GOALS 
 
STATEWIDE PLANNING GOAL 1 – CITIZEN INVOLVEMENT 
 

3. Citizen Influence -- To provide the opportunity for citizens to be involved in all 
phases of the planning process. 

 
FINDING:  A public hearing before the Planning Commission and the City Council pro-
vides the required communication between the City and all interested parties.   The public 
is notified of the public hearings though direct mailings, publication in the Grants Pass 
Daily Courier and notification on the subject property.  Additionally, the city has posted 
the pending application on the City’s website and online web map.   The provisions of 
this Section have been met.   
 
STATEWIDE PLANNING GOAL 2 – LAND USE PLANNING 
 

2. Minor Changes Minor changes, i.e., those which do not have significant effect 
beyond the immediate area of the change, should be based on special studies or 
other information which will serve as the factual basis to support the change. The 
public need and justification for the particular change should be established. Minor 
changes should not be made more frequently than once a year, if at all possible. 

 
FINDING:  The proposed map change demonstrates compliance with the City of Talent 
Comprehensive Plan Goals and Policies and does not have a significant effect beyond the 
immediate area of change.   
 
A change in designation or zone from commercial to low-density residential is consistent 
with Goal 10 and with the City’s Housing Element which suggests the conversion of sur-
plus commercial and industrial lands to residential or the intensification of existing resi-
dential land provided the change doesn’t create a deficit of land.  The proposed map change 
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will provide an opportunity, when converted to a low-density residential area, to minimize 
the shortage of available residential land. Residential land shortages negatively affect the 
affordability of housing of all housing types and densities within the city. Included in this 
proposal is a request to change the zone from Commercial Highway (CH) to Residential 
Medium Density (RMD).  Subsequent to this review and approval, the change in zoning 
designation can be approved.  The provisions of this Section have been met.   
 
STATEWIDE PLANNING GOAL 9 – ECONOMY 
 

To provide adequate opportunities throughout the state for a variety of economic 
activities vital to the health, welfare, and prosperity of Oregon's citizens. 

 
FINDING:  The proposed map change will not have a negative impact on the surplus of 
commercially zoned land in the city.  The Economic Opportunities Analysis (EOA) demon-
strates the City of Talent has a demand of 17 acres of Commercial land for the 2016 – 2036 
planning horizon. The EOA contains a Buildable Lands Inventory of commercial and in-
dustrial land currently within the UGB. The city currently has a 62-acre supply of Com-
mercially zoned land, a surplus of approximately 44 acres. A request to remove 2.01 acres 
of land from the commercial inventory will continue to provide a 43-acre surplus of com-
mercial land and will not have a negative impact on potential commercial development.  
The provisions of this Section have been met.   
 
STATEWIDE PLANNING GOAL 5 – ENVIRONMENT 
  

To protect natural resources and conserve scenic and historic areas and open 
space.   

Local governments shall adopt programs that will protect natural resources and 
conserve scenic, historic, and open space resources for present and future generations.  
Thes resources promote a healthy environment and natural landscape that contributes to 
Oregon’s livability.   
 
FINDING:  Wagner creek is a Goal 5 protected resource.  The proposed rezoning and 
comprehensive plan map changes acknowledge the 50 foot riparian buffer zone consistent 
with the Oregon Administrative Rules for the requirement of compliance with OAR 660-
023-0050 which requires the resource to be protected and that ordinances exist to allow 
partially or fully allow conflicting uses.  The applicant proposes to develop a pathway along 
the Wagner Creek Greenway that will tie into the pathway partially development pathway 
along Wagner creek.  This pathway is identified in both the park master plan and the Talent 
Transportation System Plan as future multi-use pathway/trail.  The future development will 
meet the FEMA requirements for building in the floodplain as per the Talent Municipal 
Code and the Building Codes.  The applicant also plans to preserve the 50 foot riparian 
buffering zone.   
 
STATEWIDE PLANNING GOAL 10 – HOUSING 
 

To provide for the housing needs of citizens of the state. 
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Buildable lands for residential use shall be inventoried and plans shall encourage 
the availability of adequate numbers of needed housing units at price ranges and 
rent levels which are commensurate with the financial capabilities of Oregon 
households and allow for flexibility of housing location, type and density. 

 
FINDING:  As proposed, this application would convert 2.01 acres of commercial land to 
medium-density residential land, providing an opportunity for more multi-family housing 
types.  
 
The Housing Needs Analysis demonstrates Talent currently has a capacity of 630 residen-
tial dwelling units. Based on the projected population growth in the next 20 years adopted 
into the Housing Element, Talent will have a need of 1,272 dwelling units. The city has a 
deficit of 642 dwelling units in the next 20 years.  
 
The proposed map change will provide an opportunity, when converted to a low/medium 
density residential area, to minimize the shortage of available residential land. Residential 
land shortages negatively affect the affordability of housing of all housing types and den-
sities within the city. Solutions for the housing deficit require intensification of existing 
residential land and the conversion of land currently designated or zoned commercial or 
industrial to residential. 
 
STATEWIDE PLANNING GOAL 12 – TRANSPORTATION 
 

To provide and encourage a safe, convenient and economic transportation system.  
A transportation plan shall (1) consider all modes of transportation including mass 
transit, air, water, pipeline, rail, highway, bicycle and pedestrian; (2) be based 
upon an inventory of local, regional and state transportation needs; (3) consider 
the differences in social consequences that would result from utilizing differing 
combinations of transportation modes; (4) avoid principal reliance upon any one 
mode of transportation; (5) minimize adverse social, economic and environmental 
impacts and costs; (6) conserve energy; (7) meet the needs of the transportation 
disadvantaged by improving transportation services; (8) facilitate the flow of goods 
and services so as to strengthen the local and regional economy; and (9) conform 
with local and regional comprehensive land use plans. Each plan shall include a 
provision for transportation as a key facility. 

 
FINDING:  The findings addressing Comprehensive Plan Element D, Transportation 
demonstrate compliance with Goal 12.  The proposed map change provides adequate trans-
portation for vehicles, bicycles and pedestrians.  Additional findings supporting Goal 12 
are also provided in OAR 660-012-0060 above.  The provisions of this section have been 
met.   
  

TALENT COMPREHENSIVE PLAN POLICIES, GOALS AND  
OBJECTIVES 
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ELEMENT A – CITIZEN INVOLVEMENT 

POLICY 2: Communication:  Assure effective two-way communications between 
the City (elected and appointed city officials, as well as staff) and citizens. 

 
FINDING:  A public hearing before the Planning Commission and the City Council pro-
vides the required communication between the City and all interested parties.   The public 
is notified of the public hearings though direct mailings, publication in the Grants Pass 
Daily Courier and notification on the subject property.  Additionally, the city has posted 
the pending application on the City’s website and online web map. The applicant also held 
a neighborhood meeting with individuals notified within 250 feet of the proposed project.   
The provisions of this Section have been met.   
 
ELEMENT B – PARKS AND RECREATION 

POLICY 3: Recreation: It is the policy of the City of Talent to provide rec-
reational opportunities that balance the needs of all ages and users. 

 
FINDING:  The Comprehensive Plan has recognized the value of parks and open space in 
urban settings. The subject property is near an existing city park (Lynn Newbry Park) and 
the Bear Creek Greenway and adjacent to Wagner Creek Greenway.  Additionally, any 
approved site plan for the attached single family units will be subject to the development 
of a private open space area for use by the tenants.  The applicant intends to enhance the 
greenway area along Wagner Creek, as identified in the existing comprehensive plan Park 
designation and within the Parks Master Plan and the Transportation System Plan.   The 
provisions of this section have been met.   
 
ELEMENT C – NATURAL HAZARDS 
 

GOAL 1:  The City of Talent will manage land use in a way that prevents 
loss of life and reduces risks to property in the event of a natural hazard.   

 
FINDING:  The entire site is located within a map flood hazard area and will be subject 
to Floodplain Review regulations at the time of Site Development Plan Review. A small 
area of the property is deemed undevelopable due to its location within the floodway, how-
ever approximately 0.8 acres of buildable land remains to accommodate the future residen-
tial development. 
 
Future development will be subject to the prevailing building code at the time of submittal. 
The State Building Codes and the Talent Municipal Code, Title15 include reasonable 
measures accommodate development within the floodplain and other hazards associated 
with earthquakes and other potential natural hazards in the area. The provisions of this 
section have been met.   
 
ELEMENT D – TRANSPORTATION 
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GOAL: Provide a safe and efficient transportation system that reduces energy re-
quirements, regional air contaminants, and public costs and provides for the needs 
of those not able or wishing to drive automobiles. 

FINDING:  The City has an adopted Transportation System Plan (TSP) in compliance 
with State requirements. The TSP is a component of the Comprehensive Plan, it addresses 
all modes of transportation and provides design standards for all new streets. The Talent 
Zoning Ordinance implements the goals and policies of the TSP. 
 
The Oregon Transportation Planning Rule (TPR, addressed above) assures all land use de-
cisions will consider review of multi-modal forms of transportation in the decision process. 
 
The subject property fronts a collector street.  Sidewalks fronting the parcel are improved 
to city standards and are consistent with the City’s TSP.  Additionally, RVTD has bus stop 
facilities along Oregon 99, less than a ¼ mile from the subject site to encourage use of the 
transit system.   
 
A completed traffic analysis determined that the number of vehicle trips generated by re-
mapping the commercial property to medium/low-density residential will be reduced. As 
proposed, the change from commercial to low/medium-density residential will not cause 
any of the intersections in the vicinity to operate at or below the required level of service.  
Primary access to the proposed medium-density residential land will be from Mountain 
View Drive, a private street.  The private street provides granted access to the subject parcel 
and is a legal means of access to the property.  The provisions of this section have been 
met.   
 
ELEMENT E – ECONOMY 

The “Economic Element” of the Comprehensive Plan is intended to guide city policy 
and land use decisions related to commercial and industrial development within the 
city limits and urban growth boundary of Talent. 
 
This element addresses State Economic Development Goal 9, "To provide adequate 
opportunities throughout the state for a variety of economic activities vital to the 
health, welfare, and prosperity of Oregon's citizens."  
 

POLICY 1:   Land Availability: The City will plan for a 20-year supply of suitable commer-
cial and industrial land on sites with a variety of characteristics (e.g., site sizes, locations, 
visibility, and other characteristics).  
FINDING:  The Comprehensive Plan includes an Economic Opportunities Analysis 
(EOA) that was updated in October 2016. The EOA demonstrates the City of Talent has a 
demand of 17 acres of Commercial land for the 2016 – 2036 planning horizon. The EOA 
contains a Buildable Lands Inventory of commercial land currently within the UGB. The 
city currently has nearly a 62-acre supply of commercially designated/zoned land, a surplus 
of approximately 44 acres. A request to remove 2.01 acres of land from the commercial 
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inventory will continue to provide a 43-acre surplus of commercial land and will not have 
a negative impact on potential commercial development or create a deficit of commercial 
land.  The provisions of this section have been met.   
 
ELEMENT F – PUBLIC FACILITIES 

The purpose of this element is to plan for the provision of economical and efficient 
public facilities and services to meet the needs of current residents, and to serve 
new development in a manner that minimizes adverse financial, environmental, and 
social impacts on the citizens of Talent. This element establishes a long-range plan 
for compliance with statewide planning Goal 11, Public Facilities and Services. 

 
FINDING:  The subject property is vacant.  Adjacent properties are currently developed 
and served by all necessary public facilities. The development of the subject property is 
infill development and can efficiently use the existing infrastructure.   
 
Rogue Valley Sewer Service (RVSS) provides sanitary sewer facilities through a sanitary 
sewer line to Mountain View Estates.  Storm water facilities are available in the West Val-
ley View Road right of way and the systems have adequate capacity for the purposes of the 
proposed map change.  Future development on the site will be required to comply with the 
standards in effect at the time of development. 
 
ELEMENT G – HOUSING  

POLICY 1: Plan to provide for a 20-year supply of suitable land for Talent’s hous-
ing needs within the existing urban growth boundary to the extent possible. 
 

FINDING:  As proposed, this application would convert 2.01 acres of commercial land to 
low-density residential land, providing an opportunity for more multi-family housing 
types.  
 
The adopted Comprehensive Housing Element indicates the city will need an additional 
109 acres of residential land to meet the projected growth in the next 20 years. Of these 
needed housing types there is a need for 77 acres of Low-Density Residential land and 17 
acres of Medium Density Residential land and 15 acres of High-Density Residential and 
mixed use Commercial land.  The Buildable Lands Inventory found that with a deficit of 
nearly 109 acres of residential land, talent does not have an adequate supply of residential 
land to mee the 20-year projected demand within its current Urban Growth Boundary 
(UGB). 
 
The proposed rezoning is 2.01 acres.  Of this, 1.54 acres are outside the Floodway.  The 
proposed residential development can be found to mee the identified needed housing de-
scribed in ORS 197.303, “needed housing” means all housing on land zone4d for residen-
tial use or mixed residential and commercial use that is determined to meet the need show 
for housing within an UGB.  Though not an area of significant acreage, the request provides 
an actual development area that will provide an additional land area for Medium Density 
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Residential development.  This proposed Comprehensive and Zone map change provides 
development that addresses a priority of homeownership. 
 
The proposed map change will provide an opportunity, when converted to a medium-den-
sity residential, to minimize the shortage of available residential land. Residential land 
shortages negatively affect the affordability of housing of all housing types and densities 
within the city. Solutions for the housing deficit require intensification of existing residen-
tial land and the conversion of land currently designated with commercial or industrial uses 
to residential. The provisions of this section have been met.   
 

Objective 4.1: Provide a variety of housing types in Talent, especially in the down-
town area, at densities that support maintaining a compact town form. 

 
The proposed low/medium-density residential designation/zone with a plan for multi-fam-
ily development provides an efficient use of land on an infill property with adequate infra-
structure. The proposed comprehensive plan map change and subsequent zone change will 
allow for the future development of additional single-family attached dwellings.  The min-
imum density for the medium-density designation is 7.2 units per acre.  If approved, the 
high-density designation required would provide a density that is greater than the target 6.6 
units per acre required by the Regional Plan, aiding in the increased overall density of the 
city.   The additional density in this location is appropriate considering the adjacent resi-
dential developments and its proximity to public services such as transit and parks.   
 
The proposed map change would provide some relief to the short-term supply of needed 
housing for the next 12 months. The conversion of commercial land to high-density resi-
dential land is an intensification of suitable property within the current UGB. The approval 
of this application expedites a solution of both the short-term housing needs and the con-
version of the surplus of commercial lands within the City.  The provisions of this section 
have been met.   
 
ELEMENT H – REGIONAL PLAN 

The Greater Bear Creek Valley Regional Plan (Regional Plan) is the product of a 
comprehensive regional land-use planning effort undertaken by the cities of Ash-
land, Central Point, Eagle Point, Medford, Phoenix, Talent, and Jackson County 
to address long term urbanization needs of the region, including the establishment 
of goals and policies.  
 
The most significant product of the Regional Plan is the establishment of require-
ments which affect the form and function of future urban-level development and the 
creation of an Urban Reserve (UR) for each of the cities, the purpose of which is to 
set aside a 50-year supply of land for future urban-level development. The method 
of establishing an urban reserve is defined in state law (see ORS 195.137–145). 
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The purpose of this comprehensive plan element is to acknowledge by reference the 
entire Greater Bear Greek Valley Regional Plan (Regional Plan) 1, and to incor-
porate those sections of the Regional Plan that are applicable to the City of Talent, 
and in so doing commence implementation of the Regional Plan. 
 

FINDING:  The City has identified multiple future growth areas for the expansion of the 
UGB through the adoption of the RPS Plan.  However, the expansion of the UGB is a long-
term process and the city has an immediate need for additional land suitable for residential 
development. With an identified surplus of commercial land and a deficit of available res-
idential land in both the short term and long term, converting the subject property from 
commercial land to high-density residential land has a beneficial impact to the City.  
 
As proposed, the density is greater than the target 6.6 units per acre required by the Re-
gional Plan, aiding in the increased overall density of the city.   The additional density in 
this location is appropriate considering the adjacent medium density developments and its 
proximity to public services such as transit and parks and can meet the short-term demand 
for housing until a time the Regional Plan can be amended to accommodate additional 
residential land.  The provisions of this section have been met.   
 

TALENT ZONING CODE 
 

18.10.030 Establishment of Zones by Map  
A. The location and boundaries of the zones designated in TMC 18.10.020 are 
hereby established as shown on the map entitled “The Zoning Map of the City of 
Talent,” bearing the number of the ordinance codified in this title and authenticated 
by the signature of the mayor and city recorder endorsed thereon at the time of the 
passage of the ordinance codified in this title. The map shall be hereinafter referred 
to as the “zoning map.” An updated zoning map was adopted by Ordinance 
No. 817 (November 1, 2006) along with the reorganization of the zoning code. 

 
FINDING:  The applicant provided both an existing and proposed comprehensive plan 
and zoning map demonstrating the area of proposed change.  If approved, the comprehen-
sive plan and zoning maps will be updated to illustrate the change as proposed.  The pro-
visions of this section have been met.   
 

 
18.10.040 Boundaries of Zones 
Where uncertainty exists as to the boundaries of any zone as shown on the zoning 
map, the following rules shall apply: 
 

  
D. Areas of dedicated streets or alleys and railroad rights-of-way which are not 
designated on the zoning map as being classified in one of the zones provided in 
this title shall be deemed to be unclassified and, in the case of railroad rights-of-
way, shall be permitted to be used solely for the purpose of accommodating tracks, 

https://talent.municipal.codes/TMC/18.10.020
https://talent.municipal.codes/enactments/Ord817?product=TMC
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signals, other operative devices and the movement of rolling stock. [Ord. 817 § 8-
3A.240, 2006.] 

 
FINDING:  There are no areas of dedicated streets of alleys or railroad rights-of-way on 
the subject properties.   The provisions of this section are not applicable.   
 

18.10.050 Zoning of Annexed Areas 
Zoning regulations in effect in an area prior to annexation to the city shall continue 
to apply and shall be enforced by the city until such time as a zone change has been 
adopted or a new zone created by the city for the annexed area. Newly created 
zoning districts shall conform to the city’s comprehensive plan. 

 
FINDING:  The land area proposed for Comprehensive Plan Map re-designation to Resi-
dential – Low Density (RL) is presently designated as Commercial (C) on the Comprehen-
sive Plan Map. The zoning of the area designated for Commercial is Highway Commercial 
(CH). The zone does not allow for the development of residential housing without a com-
mercial component.  The land area of proposed change from commercial to medium-den-
sity residential is consistent with the city’s comprehensive plan.  The provisions of this 
section have been met.  
 

18.30. Residential Zone – Medium Density (RMD) 
18.30.010 Description and Purpose: 
The medium-density residential (RMD) zone is intended to provide a stable, health-
ful and livable residential environment with a variety of residential options, to-
gether with the full range of urban services, for those residents choosing to live in 
neighborhoods with small economic enterprises, such as home occupations and 
neighborhood commercial activity. [Ord. 966 § 2 (Exh. B), 2021; Ord. 952 § 1 
(Exh. A), 2019; Ord. 943 § 1 (Exh. A), 2018; Ord. 817 § 8-3C.210, 2006.] 
 

FINDING:  The proposal is to increase the area within the City of Talent that is primarily 
designated and zoned for medium-density, residential development. The proposed map 
change is in an area with convenient access to a full range of urban services including 
pedestrian and bicycle facilities, transit, urban level infrastructure including adequate po-
table water, sewer, storm drainage and electricity. The proposed area for the low/medium-
density residential designation and zone is adjacent to other residentially designated prop-
erty. The property is accessed by vehicles, pedestrians and bicycles from Mountain View 
Drive, a private road with direct access to W. Valley View Road.  
 
As proposed, the requested map change would allow, at a minimum, 7.2 new residential 
dwelling units. The applicant has provided a conceptual site plan demonstrating the area of 
the property proposed for rezoning, and the potential for residential development.  The 
conceptual plan identifies 10 new residential units, higher than the minimum. Any pro-
posed residential development of the site shall meet the minimum density of 7.2 units per 
acre.  The proposed future development will not exceed the maximum density of 14.5 units 
per acre. It will be within the range of minimum and maximum density for the area.  The 
conceptual site plan and all future development of the property will be required to conform 
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to the process, procedures and development standards for Residential Medium Density de-
velopment as required by the Talent Municipal Code.  The provisions of this section have 
been met.    
 

18.75. Public Land and Facilities (PFL) 
18.75.010 Description and Purpose 

The public land and facilities (PLF) district is designated for uses that promote 
and sustain the health, safety, and welfare of the citizens of Talent. It is appropri-
ate for government offices; public facilities, utilities and services; police and fire 
stations; parks, open space, recreation facilities, and trails; and public schools 
and libraries. 

The PLF district identifies public uses of land on the zoning map and protects 
them from inappropriate uses. Land owned or otherwise controlled by the federal 
government, the state, the county, the city, the fire district, or the Phoenix-Talent 
School District shall be designated PLF on the map. This designation serves no-
tice to those owning or buying land in proximity to publicly owned land that it 
shall contain public uses. [Ord. 817 § 8-3G.110, 2006.] 

FINDING: A portion of the property is in the FEMA 100-year floodplain and is identi-
fied on the Comprehensive Plan Map as Public Land and Facility (PLF) and in the Parks 
Master Plan as the Wagner Creek greenway.  This proposal seeks to allow for the future 
development of the trail/path and the open space for the proposed development and dedi-
cation to the city for park purposes.   

18.115 Development and Design Standards  
18.115.010 Purpose 
This chapter addresses access management, multimodal circulation, public im-
provements, and dedications and setbacks. One of the primary purposes of this 
chapter is to provide standards for attractive and safe streets that can accommo-
date vehicle traffic from planned growth, and provide a range of alternative 
transportation options, including, but not limited to, carpooling, walking, transit 
and bicycling. This chapter is also intended to implement the transportation sys-
tem plan (TSP) portion of the comprehensive plan. 
The dedications, improvements and/or setbacks required by this chapter must be 
met or complied with, or provisions made to ensure complete compliance, before 
any building permits shall be issued. [Ord. 966 § 2 (Exh. B), 2021.] 

 
FINDING:  The proposed development will maintain the 50-foot “safe Harbor” setback 
from Wagner Creek and will maintain the area as open space consistent with this section 
of the Talent Municipal Code.  The floodway portion of the property will be dedicated to 
the city as a permanent open space.  This area will be developed as a pathway for pedestrian 
access and circulation and will be conveyed to the City of Talent.  
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There are no street improvements or dedications requested or proposed with this applica-
tion.   Mountain View Drive was an approved access and circulation as per TMC section 
18.115.060 and adequate easement for the use of Mountain View Drive as a primary site 
access to the future development.  The existing access on Mountain View Drive provides 
reasonable access to private property and allows for safe and efficient travel for vehicles, 
bicycles and pedestrians.   

 
 

_____________________________   _____________________________ 
  
Derek Volkart                 Date 
Planning Commission Chair 
 
ATTEST 

 

_____________________________   September 26, 2023_____  
Kristen Maze      Date 
Community Development Director 



 
 

 

 

ORDINANCE NO. 2021-981-O 

 
AN ORDINANCE FOR A CHANGE OF ZONE OF 2.01 ACRES FROM HIGHWAY 
COMMERCIAL (HC) TO MEDIUM DENSITY RESIDENTIAL (RMD) FOR PROP-
ERTY LOCATED AT 300 WEST VALLEY VIEW ROAD 
   
WHEREAS, the City Council finds the proposed Zoning Map amendment is con-
sistent with the City’s Comprehensive Plan and Oregon’s Statewide Planning 
Goals, and   

 
WHEREAS, the City Council finds the proposed Zoning Map Designation provides 
additional medium density residential land needed by the city for future residential 
development, and 
 
WHEREAS, the City Council finds that proposed Zoning Map amendment applica-
tion was duly noticed in the Grants Pass Courier and to property owners within 250 
feet on August 30, 2023, and further noticed in the Grants Pass Courier on October 
7, 2023, and 
 
WHEREAS, the City Council is considering this application in conjunction with file 
CPA 2023-001.  A decision approving REZ 2023-001 can be made only subse-
quent to a decision on file CPA 2023-001, and 
 
WHEREAS, by a unanimous vote on September 26, 2023, the Planning Commis-
sion recommended approval of the change of zone, and 
 
WHEREAS, the City Council finds that during the public hearing on October 18, 
2023, evidence was presented, and the public was given an opportunity to com-
ment, and   

 NOW THEREFORE, THE CITY OF TALENT ORDAINS AS FOLLOWS: 

SECTION 1. REZONING: That the zoning designation of Tax Lot 1903, 
Jackson County May number 38-1W-23D, as shown on the map labeled as Exhibit 
A, attached, be changed from Highway Commercial (CH) to Medium Density 
(RMD). This decision is based on the information presented in the Staff Reports 
and Findings of Fact below. 

 
SECTION 2: That the proposed rezoning as described herein has been ad-

vertised and publicly noticed in accordance with TMC 18.190.060. 
 
SECTION 3: Under the provisions of the 2017 Talent Charter, Chapter VIII, 

Section 33, the provisions of this ordinance shall take effect 30 days after adoption. 
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Duly enacted by the City Council in open session on October 18, 2023 by the fol-
lowing vote: 
 
AYES: _____       NAYS: _____      ABSTAIN: _____       ABSENT: ______ 
 
 
 
Lucero Martinez, City Recorder and Custodian of City records 
 
  



 
Ordinance 2023-981-O Applicant: West Valley View, LLC.  
File no. REZ 2023-001 Page 3 

3 

In the following, any text quoted directly from City codes appears in italics; staff 
findings appear in regular typeface.  
 

OREGON ADMINISTRATIVE RULES 
 
OAR 660-012-0060, Plan and Land Use Regulation Amendments 
 
1. If an amendment to a functional plan, an acknowledged comprehensive 

plan or a land use regulation (including a zoning map) would significantly 
affect an existing or planned transportation facility, then the local govern-
ment must put in place measures as provided in section (2) of this rule, 
unless the amendment is allowed under section (3), (9) or (10) of this rule.  
A plan or land use regulation amendment significantly affects a transporta-
tion facility if it would: 
 
a) Change the functional classification of an existing or planned transpor-

tation facility (exclusive of correction of map errors in an adopted plan). 
 

b) Change standards implementing a functional classification sys-
tem, or 

 
c) Result in any of the effects listed in paragraphs (A) through (C) of this 

subsection based on projected conditions measured at the end of the 
planning period identified in the adopted TSP.  As part of the evaluating 
projected conditions, the amount of traffic projected to be generated 
within the area of the amendment may be reduced if the amendment 
includes an enforceable, ongoing requirement that would demonstrably 
limit traffic generation, including, but not limited to, transportation de-
mand management.  This reduction may diminish or completely elimi-
nate the significant effect of the amendment.   

 
(A) Types or levels of travel or access that are inconsistent with the func-

tional classification of an existing or planned transportation facility;  
 

(B) Degrade the performance of an existing or planned transportation 
facility such that it would not meet the performance standards iden-
tified in the TSP or comprehensive plan; or  

 
(C) Degrade the performance of an existing or planned transportation 

facility that is otherwise projected to not meet the performance stand-
ards identified in the TSP or comprehensive plan.  

 
FINDING: Goal 12, OAR 660-12-0060(1) requires that a local government en-
sure that an amendment to a functional plan and acknowledged comprehensive 
plan or a land use regulation does not significantly affect transportation.  
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According to the Traffic Assessment completed by Southern Oregon Transporta-
tion Engineering, LLC. on June 17, 2020, the proposed change will not generate 
levels of traffic over the existing commercial designation.  Therefore, the is no 
change in the functional classification of the existing or planned transportation fa-
cility.  No comments were provided by ODOT to refute this analysis.   
 
The analysis further concludes that the proposed change will not increase traffic 
levels or cause patterns that would change the standards implementing a func-
tional classification system or that would degrade the performance of the transpor-
tation facilities.   
 
As demonstrated in the letter from the applicant’s Traffic Engineer, the proposed 
map change will generate less vehicle trips than the commercial designation, 
meeting Transportation Planning Rule (TPR) requirements.  Additionally, the Plan-
ning Commission can find that the conceptual residential development will not gen-
erate more than 500 average daily trips or 50 peak hour trips.  Traffic generation 
will be verified again at the time a Site Development Plan is submitted.  The pro-
visions of this section have been met.   
 

OREGON STATEWIDE PLANNING GOALS 
 
STATEWIDE PLANNING GOAL 1 – CITIZEN INVOLVEMENT 
 

3. Citizen Influence -- To provide the opportunity for citizens to be involved 
in all phases of the planning process. 

 
FINDING:  A public hearing before the Planning Commission and the City Council 
provides the required communication between the City and all interested parties.   
The public is notified of the public hearings though direct mailings, publication in 
the Mail Tribune and notification on the subject property.  Additionally, the City has 
posted the pending application on the City’s website and online web map.   The 
provisions of this Section have been met.   
 
STATEWIDE PLANNING GOAL 2 – LAND USE PLANNING 
 

2. Minor Changes Minor changes, i.e., those which do not have significant 
effect beyond the immediate area of the change, should be based on spe-
cial studies or other information which will serve as the factual basis to sup-
port the change. The public need and justification for the particular change 
should be established. Minor changes should not be made more frequently 
than once a year, if at all possible. 

 
FINDING:  The proposed map change demonstrates compliance with the City of 
Talent Comprehensive Plan Goals and Policies and does not have a significant 
effect beyond the immediate area of change.   
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A change in designation or zone from commercial to high-density residential is 
consistent with Goal 10 and with the City’s Housing Element which suggests the 
conversion of surplus commercial and industrial lands to residential or the intensi-
fication of existing residential land provided the change doesn’t create a deficit of 
land.  The proposed map change will provide an opportunity, when converted to a 
high-density residential to minimize the shortage of available residential land. Res-
idential land shortages negatively affect the affordability of housing of all housing 
types and densities within the City. Included in this proposal is a request to change 
the zone from Commercial Highway (CH) to Multiple-Family High-Density (RM-
HD).  Subsequent to this review and approval, the change in zoning designation 
can be approved.  The provisions of this Section have been met.   
 
STATEWIDE PLANNING GOAL 9 – ECONOMY 
 

To provide adequate opportunities throughout the state for a variety of eco-
nomic activities vital to the health, welfare, and prosperity of Oregon's citi-
zens. 

 
FINDING:  The proposed map change will not have a negative impact on the sur-
plus of commercially zoned land in the city.  The Economic Opportunities Analysis 
(EOA) demonstrates the City of Talent has a demand of 17 acres of Commercial 
land for the 2016 – 2036 planning horizon. The EOA contains a Buildable Lands 
Inventory of commercial and industrial land currently within the UGB. The city cur-
rently has a 62-acre supply of Commercially zoned land, a surplus of approxi-
mately 44 acres. A request to remove 2.01 acres of land from the commercial in-
ventory will continue to provide a 43-acre surplus of commercial land and will not 
have a negative impact on potential commercial development.  The provisions of 
this Section have been met.   
 
STATEWIDE PLANNING GOAL 10 – HOUSING 
 

To provide for the housing needs of citizens of the state. 
 
Buildable lands for residential use shall be inventoried and plans shall en-
courage the availability of adequate numbers of needed housing units at 
price ranges and rent levels which are commensurate with the financial ca-
pabilities of Oregon households and allow for flexibility of housing location, 
type and density. 

 
FINDING:  As proposed, this application would convert 2.01 acres of commercial 
land to medium-density residential land, providing an opportunity for more multi-
family housing types.  
 
The Housing Needs Analysis demonstrates Talent currently has a capacity of 630 
residential dwelling units. Based on the projected population growth in the next 20 
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years adopted into the Housing Element, Talent will have a need of 1,272 dwelling 
units. The city has a deficit of 642 dwelling units in the next 20 years.  
 
The proposed map change will provide an opportunity, when converted to a 
low/medium density residential area, to minimize the shortage of available resi-
dential land. Residential land shortages negatively affect the affordability of hous-
ing of all housing types and densities within the city. Solutions for the housing def-
icit require intensification of existing residential land and the conversion of land 
currently designated or zoned commercial or industrial to residential. 
 
STATEWIDE PLANNING GOAL 12 – TRANSPORTATION 
 

To provide and encourage a safe, convenient and economic transportation 
system.  
A transportation plan shall (1) consider all modes of transportation including 
mass transit, air, water, pipeline, rail, highway, bicycle and pedestrian; (2) 
be based upon an inventory of local, regional and state transportation 
needs; (3) consider the differences in social consequences that would result 
from utilizing differing combinations of transportation modes; (4) avoid prin-
cipal reliance upon any one mode of transportation; (5) minimize adverse 
social, economic and environmental impacts and costs; (6) conserve en-
ergy; (7) meet the needs of the transportation disadvantaged by improving 
transportation services; (8) facilitate the flow of goods and services so as to 
strengthen the local and regional economy; and (9) conform with local and 
regional comprehensive land use plans. Each plan shall include a provision 
for transportation as a key facility. 

 
FINDING:  The findings addressing Comprehensive Plan Element D, Transporta-
tion demonstrate compliance with Goal 12.  The proposed map change provides 
adequate transportation for vehicles, bicycles and pedestrians.  Additional findings 
supporting Goal 12 are also provided in OAR 660-012-0060 above.  The provi-
sions of this section have been met.   
  

TALENT COMPREHENSIVE PLAN POLICIES, GOALS AND  
OBJECTIVES 

 
ELEMENT A – CITIZEN INVOLVEMENT 

POLICY 2: Communication:  Assure effective two-way communications be-
tween the City (elected and appointed city officials, as well as staff) and 
citizens. 

 
FINDING:  A public hearing before the Planning Commission and the City Council 
provides the required communication between the City and all interested parties.   
The public is notified of the public hearings though direct mailings, publication in 
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the Grants Pass Daily Courier and notification on the subject property.  Addition-
ally, the city has posted the pending application on the City’s website and online 
web map. The applicant also held a neighborhood meeting with individuals notified 
within 250 feet of the proposed project.   The provisions of this Section have 
been met.   
 
ELEMENT B – PARKS AND RECREATION 

POLICY 3: Recreation: It is the policy of the City of Talent to provide 
recreational opportunities that balances the needs of all ages and us-
ers. 

 
FINDING:  The Comprehensive Plan has recognized the value of parks and open 
space in urban settings. The subject property is near an existing city park (Lynn 
Newbry Park) and the Bear Creek Greenway and adjacent to Wagner Creek 
Greenway.  Additionally, any approved site plan for the attached single family units 
will be subject to the development of a private open space area for use by the 
tenants.  The applicant intends to enhance the greenway area along Wagner 
Creek, as identified in the existing comprehensive plan Park designation and within 
the Parks Master Plan and the Transportation System Plan.   The provisions of 
this section have been met.   
 
ELEMENT C – NATURAL HAZARDS 
 

GOAL 1:  The City of Talent will manage land use in a way that pre-
vents loss of live and reduces risks to property in the event of a nat-
ural hazard.   

 
FINDING:  The entire site is located within a map flood hazard area and will be 
subject to Floodplain Review regulations at the time of Site Development Plan Re-
view. A small area of the property is deemed undevelopable due to is location 
within the floodway, however approximately 0.8 acres of buildable land remains to 
accommodate the future residential development. 
 
Future development will be subject to the prevailing building code at the time of 
submittal. The State Building Codes include reasonable measures accommodate 
development within the floodplain and other hazards associated with earthquakes 
and other potential natural hazards in the area. The provisions of this section 
have been met.   
 
ELEMENT D – TRANSPORTATION 

GOAL: Provide a safe and efficient transportation system that re-
duces energy requirements, regional air contaminants, and public costs and 
provides for the needs of those not able or wishing to drive automobiles. 
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FINDING:  The City has an adopted Transportation System Plan (TSP) in compli-
ance with State requirements. The TSP is a component of the Comprehensive 
Plan, it addresses all modes of transportation and provides design standards for 
all new streets. The Talent Zoning Ordinance implements the goals and policies of 
the TSP. 
 
The Oregon Transportation Planning Rule (TPR, addressed above) assures all 
land use decisions will consider review of multi-modal forms of transportation in 
the decision process. 
 
The subject property fronts a collector street.  Sidewalks fronting the parcel are 
improved to city standards and are consistent with the City’s TSP.  Additionally, 
RVTD has bus stop facilities along Oregon 99, less than a ¼ mile from the subject 
site to encourage use of the transit system.   
 
A completed traffic analysis determined that the number of vehicle trips generated 
by remapping the commercial property to high-density residential will be reduced. 
As proposed, the change from commercial to high-density residential will not cause 
any of the intersections in the vicinity to operate at or below the required level of 
service.  Primary access to the proposed high-density residential land will be from 
Mountain View Drive, a private street.  The private street provides granted access 
to the subject parcel and is a legal means of access to the property.  The provi-
sions of this section have been met.   
 
ELEMENT E – ECONOMY 

The “Economic Element” of the Comprehensive Plan is intended to guide 
city policy and land use decisions related to commercial and industrial de-
velopment within the city limits and urban growth boundary of Talent. 
 
This element addresses State Economic Development Goal 9, "To provide 
adequate opportunities throughout the state for a variety of economic activ-
ities vital to the health, welfare, and prosperity of Oregon's citizens."  
 

POLICY 1:   Land Availability: The City will plan for a 20-year supply of suitable 
commercial and industrial land on sites with a variety of characteristics (e.g., site 
sizes, locations, visibility, and other characteristics).  
FINDING:  The Comprehensive Plan includes an Economic Opportunities Analysis 
(EOA) that was updated in October 2016. The EOA demonstrates the City of Tal-
ent has a demand of 17 acres of Commercial land for the 2016 – 2036 planning 
horizon. The EOA contains a Buildable Lands Inventory of commercial land cur-
rently within the UGB. The City currently has nearly a 62-acre supply of commer-
cially designated/zoned land, a surplus of approximately 44 acres. A request to 
remove 2.01 acres of land from the commercial inventory will continue to provide 
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a 43-acre surplus of commercial land and will not have a negative impact on po-
tential commercial development or create a deficit of commercial land.  The pro-
visions of this section have been met.   
 
ELEMENT F – PUBLIC FACILITIES 

The purpose of this element is to plan for the provision of economical and 
efficient public facilities and services to meet the needs of current residents, 
and to serve new development in a manner that minimizes adverse finan-
cial, environmental, and social impacts on the citizens of Talent. This ele-
ment establishes a long-range plan for compliance with statewide planning 
Goal 11, Public Facilities and Services. 

 
FINDING:  The subject property is vacant.  Adjacent properties are currently de-
veloped and served by all necessary public facilities. The development of the sub-
ject property is infill development and can efficiently use the existing infrastructure.   
 
Rogue Valley Sewer Service (RVSS) provides sanitary sewer facilities through a 
sanitary sewer line to Mountain View Estates.  Storm water facilities are available 
in the West Valley View Road right of way and the systems have adequate capacity 
for the purposes of the proposed map change.  Future development on the site will 
be required to comply with the standards in effect at the time of development. 
 
ELEMENT G – HOUSING  

POLICY 1: Plan to provide for a 20-year supply of suitable land for Talent’s 
housing needs within the existing urban growth boundary to the extent pos-
sible. 
 

FINDING:  As proposed, this application would convert 2.01 acres of commercial 
land to low-density residential land, providing an opportunity for more multi-family 
housing types.  
 
The adopted Comprehensive Housing Element indicates the city will need an ad-
ditional 109 acres of residential land to meet the projected growth in the next 20 
years. Of these needed housing types there is a need for 77 acres of Low-Density 
Residential land and 17 acres of Medium Density Residential land and 15 acres of 
High-Density Residential and mixed use Commercial land.  The Buildable Lands 
Inventory found that with a deficit of nearly 109 acres of residential land, talent 
does not have an adequate supply of residential land to mee the 20-year projected 
demand within its current Urban Growth Boundary (UGB). 
 
The proposed rezoning is 2.01 acres.  Of this, 1.54 acres are outside the Floodway.  
The proposed residential development can be found to mee the identified needed 
housing described in ORS 197.303, “needed housing” means all housing on land 
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zone4d for residential use or mixed residential and commercial use that is deter-
mined to meet the need show for housing within an UGB.  Though not an area of 
significant acreage, the request provides an actual development area that will pro-
vide an additional land area for Medium Density Residential development.  This 
proposed Comprehensive and Zone map change provides development that ad-
dresses a priority of homeownership. 
 
The proposed map change will provide an opportunity, when converted to a me-
dium-density residential, to minimize the shortage of available residential land. 
Residential land shortages negatively affect the affordability of housing of all hous-
ing types and densities within the city. Solutions for the housing deficit require in-
tensification of existing residential land and the conversion of land currently desig-
nated with commercial or industrial uses to residential. The provisions of this 
section have been met.   
 

Objective 4.1: Provide a variety of housing types in Talent, especially in the 
downtown area, at densities that support maintaining a compact town form. 

 
The proposed low/medium-density residential designation/zone with a plan for 
multi-family development provides an efficient use of land on an infill property with 
adequate infrastructure. The proposed comprehensive plan map change and sub-
sequent zone change will allow for the future development of additional multi-family 
or single-family attached dwellings.  The minimum density for the medium-density 
designation is 7 units per acre.  If approved, the medium density designation re-
quired would provide a density that is greater than the target 6.6 units per acre 
required by the Regional Plan, aiding in the increased overall density of the city.   
The additional density in this location is appropriate considering the adjacent resi-
dential developments and its proximity to public services such as transit and parks.   
 
The proposed map change would provide some relief to the short-term supply of 
needed housing for the next 12 months. The conversion of commercial land to 
medium-density residential land is an intensification of suitable property within the 
current UGB. The approval of this application expedites a solution of both the 
short-term housing needs and the conversion of the surplus of commercial lands 
within the City.  The provisions of this section have been met.   
 
ELEMENT H – REGIONAL PLAN 

The Greater Bear Creek Valley Regional Plan (Regional Plan) is the product 
of a comprehensive regional land-use planning effort undertaken by the cit-
ies of Ashland, Central Point, Eagle Point, Medford, Phoenix, Talent, and 
Jackson County to address longterm urbanization needs of the region, in-
cluding the establishment of goals and policies.  
 
The most significant product of the Regional Plan is the establishment of 
requirements which affect the form and function of future urban-level devel-
opment and the creation of an Urban Reserve (UR) for each of the cities, 
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the purpose of which is to set aside a 50-year supply of land for future ur-
ban-level development. The method of establishing an urban reserve is de-
fined in state law (see ORS 195.137–145). 
 
The purpose of this comprehensive plan element is to acknowledge by ref-
erence the entire Greater Bear Greek Valley Regional Plan (Regional Plan) 
1, and to incorporate those sections of the Regional Plan that are applicable 
to the City of Talent, and in so doing commence implementation of the Re-
gional Plan. 
 

FINDING:  The City has identified multiple future growth areas for the expansion 
of the UGB through the adoption of the RPS Plan.  However, the expansion of the 
UGB is a long-term process and the city has an immediate need for additional land 
suitable for residential development. With an identified surplus of commercial land 
and a deficit of available residential land in both the short term and long term, 
converting the subject property from commercial land to high-density residential 
land has a beneficial impact to the City.  
 
As proposed, the density is greater than the target 6.6 units per acre required by 
the Regional Plan, aiding in the increased overall density of the city.   The addi-
tional density in this location is appropriate considering the adjacent high density 
developments and its proximity to public services such as transit and parks and 
can meet the short-term demand for housing until a time the Regional Plan can be 
amended to accommodate additional residential land.  The provisions of this 
section have been met.   
 

TALENT ZONING CODE 
 

18.10.030 Establishment of Zones by Map  
A. The location and boundaries of the zones designated in 
TMC 18.10.020 are hereby established as shown on the map entitled “The 
Zoning Map of the City of Talent,” bearing the number of the ordinance cod-
ified in this title and authenticated by the signature of the mayor and city 
recorder endorsed thereon at the time of the passage of the ordinance cod-
ified in this title. The map shall be hereinafter referred to as the “zoning 
map.” An updated zoning map was adopted by Ordinance No. 817 (Novem-
ber 1, 2006) along with the reorganization of the zoning code. 

 
FINDING:  The applicant provided both an existing and proposed comprehensive 
plan and zoning map demonstrating the area of proposed change.  If approved, 
the comprehensive plan and zoning maps will be updated to illustrate the change 
as proposed, including the adjusted property line.  The provisions of this section 
have been met.   
 

 

https://talent.municipal.codes/TMC/18.10.020
https://talent.municipal.codes/enactments/Ord817?product=TMC
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18.10.040 Boundaries of Zones 
Where uncertainty exists as to the boundaries of any zone as shown on the 
zoning map, the following rules shall apply: 
 

  
D. Areas of dedicated streets or alleys and railroad rights-of-way which are 
not designated on the zoning map as being classified in one of the zones 
provided in this title shall be deemed to be unclassified and, in the case of 
railroad rights-of-way, shall be permitted to be used solely for the purpose 
of accommodating tracks, signals, other operative devices and the move-
ment of rolling stock. [Ord. 817 § 8-3A.240, 2006.] 

 
FINDING:  There are no areas of dedicated streets of alleys or railroad rights-of-
way on the subject properties.   The provisions of this section are not applica-
ble.   
 

18.10.050 Zoning of Annexed Areas 
Zoning regulations in effect in an area prior to annexation to the city shall 
continue to apply and shall be enforced by the city until such time as a zone 
change has been adopted or a new zone created by the city for the annexed 
area. Newly created zoning districts shall conform to the city’s comprehen-
sive plan. 

 
FINDING:  The land area proposed for Comprehensive Plan Map re-designation 
to Residential – High Density (RH) is presently designated as Commercial (C) on 
the Comprehensive Plan Map. The zoning of the area designated for Commercial 
is Highway Commercial (CH). The zone does not allow for the development of 
residential housing without a commercial component.  The land area of proposed 
change from commercial to high-density residential is consistent with the city’s 
comprehensive plan.  The provisions of this section have been met.  
 

18.30. Residential Zone – Medium-Density (RMD) 
18.30.010 Description and Purpose: 
The medium-density residential (RMD) zone is intended to provide a stable, 
healthful and livable residential environment with a variety of residential op-
tions, together with the full range of urban services, for those residents 
choosing to live in neighborhoods with small economic enterprises, such as 
home occupations and neighborhood commercial activity. [Ord. 966 § 2 
(Exh. B), 2021; Ord. 952 § 1 (Exh. A), 2019; Ord. 943 § 1 (Exh. A), 2018; 
Ord. 817 § 8-3C.210, 2006.] 
 

FINDING:  The proposal is to increase the area within the City of Talent that is 
primarily designated and zoned for medium-density, residential development. The 
proposed map change is in an area with convenient access to a full range of urban 
services including pedestrian and bicycle facilities, transit, urban level infrastruc-
ture including adequate potable water, sewer, storm drainage and electricity. The 
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proposed area for the low/medium-density residential designation and zone is ad-
jacent to other residentially designated property. The property is accessed by ve-
hicles, pedestrians and bicycles from Mountain View Drive, a private road with 
direct access to W. Valley View Road.  
 
As proposed, the requested map change would allow, at a minimum, 7.2 new res-
idential dwelling units. The applicant has provided a conceptual site plan demon-
strating the area of the property proposed for rezoning, and the potential for resi-
dential development.  The conceptual plan identifies 10 new residential units, 
higher than the minimum. Any proposed residential development of the site shall 
meet the minimum density of 7.2 units per acre.  The proposed future development 
will not exceed the maximum density of 14.5 units per acre. It will be within the 
range of minimum and maximum density for the area.  The conceptual site plan 
and all future development of the property will be required to conform to the pro-
cess, procedures and development standards for Residential Medium Density de-
velopment as required by the Talent Municipal Code.  The provisions of this 
section have been met.    
 

18.75. Public Land and Facilities (PFL) 
18.75.010 Description and Purpose 

The public land and facilities (PLF) district is designated for uses that pro-
mote and sustain the health, safety, and welfare of the citizens of Talent. It 
is appropriate for government offices; public facilities, utilities and ser-
vices; police and fire stations; parks, open space, recreation facilities, and 
trails; and public schools and libraries. 

The PLF district identifies public uses of land on the zoning map and pro-
tects them from inappropriate uses. Land owned or otherwise controlled 
by the federal government, the state, the county, the city, the fire district, 
or the Phoenix-Talent School District shall be designated PLF on the map. 
This designation serves notice to those owning or buying land in proximity 
to publicly owned land that it shall contain public uses. [Ord. 817 § 8-
3G.110, 2006.] 

FINDING: A portion of the property is in the FEMA 100-year floodplain and is 
identified on the Comprehensive Plan Map as Public Land and Facility (PLF) and 
in the Parks Master Plan as the Wagner Creek greenway.  This proposal seeks 
to allow for the future development of the trail/path and the open space for the 
proposed development and dedication to the city for park purposes.   

18.115 Development and Design Standards  
18.115.010 Purpose 
This chapter addresses access management, multimodal circulation, pub-
lic improvements, and dedications and setbacks. One of the primary pur-
poses of this chapter is to provide standards for attractive and safe streets 
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that can accommodate vehicle traffic from planned growth, and provide a 
range of alternative transportation options, including, but not limited to, 
carpooling, walking, transit and bicycling. This chapter is also intended to 
implement the transportation system plan (TSP) portion of the comprehen-
sive plan. 
The dedications, improvements and/or setbacks required by this chapter 
must be met or complied with, or provisions made to ensure complete 
compliance, before any building permits shall be issued. [Ord. 966 § 2 
(Exh. B), 2021.] 

 
FINDING:  The proposed development will maintain the 50-foot “safe Harbor” set-
back from Wagner Creek and will maintain the area as open space consistent with 
this section of the Talent Municipal Code.  The floodway portion of the property will 
be dedicated to the city as a permanent open space.  This area will be developed 
as a pathway for pedestrian access and circulation and will be conveyed to the 
City of Talent.  
 
There are no street improvements or dedications requested or proposed with this 
application.   Mountain View Drive was an approved access and circulation as per 
TMC section 18.115.060 and adequate easement for the use of Mountain View 
Drive as a primary site access to the future development.  The existing access on 
Mountain View Drive provides reasonable access to private property and allows 
for safe and efficient travel for vehicles, bicycles and pedestrians. 
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