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SUMMARY OF THE PROPOSAL 

JEES Properties, LLC proposes to change the use of its property at the northeast 

corner of Wilco Road and Pacific Court to allow manufactured home display and 

sales, and storage for recreational vehicles. These uses are not included in the current 

IL zone. They are included in the IC zone. In order to allow manufactured home 

display and sales, and storage of recreational vehicles, JEES Properties requests a 

Zone Map Amendment from IL to IC.  

 

Background 

JEES Properties, LLC, of Salem, owns the property at the northeast corner of Wilco 

Road and Pacific Court. The property is addressed as 1973 Pacific Court, and it is 

identified as Tax Lot 2100 on Assessor's map 09-1W-09DB. The property consists of 

2.84 acres, and is bordered by Wilco Road on the west, Pacific Court on the south,  

the railroad and Locust Street on the north, and industrial land zoned IL on the east. 

 

The property is currently designated Industrial on the Comprehensive Plan Map, and it 

is zoned IL. It is improved with a hard-pack gravel surface, enclosed by perimeter 

fencing, and has two driveways to Wilco Road. There are no buildings on the property. 

It is currently used as storage for portable lighted reader boards and other types of 

equipment used in road safety and construction projects. This is an outdoor use that  

occupies only a small part of the entire site. 

 

The property is within the extensive industrial area on the west side of Stayton that 

extends along both sides of Wilco Road to the north and south of Pacific Court. The 

properties along the north side of Pacific Court are mainly used for storage and 

warehousing, and small contractor and tradesman shop spaces. The south side of the 

street is the location of Stayton Building Mart, directly across from the JEES parcel; as 

well as additional storage and warehouse facilities and small business spaces. West of 

Wilco Road are larger scale industrial services and manufacturing operations, 

including Helena Chemicals, Store Master, Smoker Craft, and Jeld - Wen, among 

others. These industrial lands are zoned IL. 
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JEES Properties, LLC, proposes add a manufactured home display and sales lot, and  

storage for recreational vehicles, to the use of the property. While these uses are very 

similar to the storage, warehousing and light industrial activities that exist in this area, 

they are not specifically included as uses permitted in the IL zone. They are permitted 

in the IC zone, which is also allowed under the Industrial Comprehensive Plan map 

designation, and which shares many uses in common with IL. For example, both zones 

include self-storage (17.16.070.1, no. 40.); warehousing and storage (except 

self-storage) (no. 102); open storage areas (no. 133.) and outdoor storage yards (no. 

134.). Manufactured home dealers (no. 19) and boat and RV storage (no. 104.) are 

specific to the IC zone.  

 

Therefore, in order to allow manufactured home display and sales and RV storage, 

JEES Properties, LLC requests a Zone Map Amendment from IL to IC.  

 

  Relationship to the Land Use Pattern 

The proposed zone change will replace the IL zone with IC. Both are industrial zones 

that are included under the Industrial Comprehensive Plan Map designation and a 

Comprehensive Plan Map Amendment is not required. The uses allowed in the two 

zones are similar as they share many permitted uses in common. The IC zone includes 

a range of service-related activities that are not included in the IL zone, but which 

would be compatible with light industrial uses, especially along the frontage of a 

major arterial street. Considering the similarities between the two zones and the 

compatible range of uses, the proposal represents a minor change in the zoning pattern 

of the area. The zone change will maintain an industrial land use pattern that is 

compatible with existing conditions in the area. 

 

  Site Plan 

A site plan has been provided as part of the application to show the proposed uses  

and how they could fit on the property. As shown on the site plan the property can 

accommodate the combination of manufactured home display and sales and RV 

storage, with space remaining for the “owner’s area” which will continue the existing 



 

 

 

 

 

3 

use of highway project equipment storage. The existing perimeter security fencing 

will enclose all of the uses on the property. The gated southern driveway will serve as 

the primary access, with the northern driveway being an emergency access. No new 

driveways are required. 

 

The proposed uses are low-intensity activities and will have a very low demand for 

public services. There will be few employees on the site, mainly associated with the 

manufactured home sales office. All required public services are available and can be 

provided to the property. No new streets or changes to existing streets will be required. 

No existing industrial uses will be removed or displaced. Considering the mix of 

industrial, service and retail uses in the surrounding area, the proposed zone change 

will be appropriate and compatible with the character of the location.  

 

CRITERIA - Zoning Map Amendments 

The Criteria for a quasi-judicial Zoning Map Amendment are provided in Land Use 

and Development Code (LUDC) Chapter 17.12.180, part 6.b. The criteria are 

addressed as follows: 

 

6. APPROVAL CRITERIA. In order to approve an Official Zoning Map amendment, the 

following affirmative findings concerning the action must be able to be made by the decision 

authority. 

b. Quasi-judicial Amendments. 

1) The proposed zone is consistent with the Comprehensive Plan map designation for the 

subject property unless a Comprehensive Plan Map amendment has also been applied 

for and is otherwise compatible with applicable provisions of the Comprehensive Plan. 

 

The Comprehensive Plan map designation for the subject property is Industrial.  The 

Industrial designation is represented by the zones that are consistent with that 

designation, which are IL, IC, and IA. The proposed Zoning Map Amendment from IL 

to IC is consistent with the Plan Map designation. An amendment to change the Plan 

Map designation is not required for the zone change.  

 



 

 

 

 

 

4 

 

2) Existing or anticipated services (water, sanitary sewers, storm sewers, schools, police 

and fire protection) can accommodate potential development in the subject area without 

adverse impact on the affected service area. 

 

The public facilities and services that are necessary to accommodate potential 

development of the property are available and can be provided without adverse impact 

on the service area. These include City water, sewer and storm sewer utilities, fire and 

police protection, and power and communications services. The proposal does not 

include residential use or include a residential population and will not affect schools. 

Water and sewer lines are located in Pacific Court adjacent to the property, and these 

services plus a stormwater line are also located in Wilco Road. The proposed uses will 

have few on-site employees, and will not involve manufacturing or processing. These 

are “dry” uses which will minimize the need for water and sewer services. The 

existing facilities and services can accommodate the potential development without 

adverse impact on the service area, which satisfies this criterion. 

 

3) Existing or anticipated transportation facilities are adequate for uses permitted under the 

proposed zone designation and the proposed amendment is in conformance with the 

Oregon Transportation Planning Rule (OAR 660-012-0060). 

 

The proposed use will be served primarily by Wilco Road, which provides the 

driveway access to the site. The potential traffic impact of the proposal has been 

evaluated in a report by DKS Associates, Traffic Engineers; November 25, 2020. The 

DKS report is a part of this application, and it addresses the Oregon Transportation 

Planning Rule (TPR), OAR 660-012-0060. The traffic impact report shows that under 

the reasonable worst-case development scenario, uses in the existing IL zone could 

generate 311 daily trips, and uses in the proposed IC zone could generate 362 daily 

trips, for an increase of 51 daily trips. The increase of 51 daily trips does not constitute 

a "significant effect" on the transportation system. However, the actual proposed use 

of the property is estimated to generate 62 daily trips, far less than the "reasonable 

worst case" impact on the transportations system for either the existing IL or the 

proposed IC zone. The traffic impact evaluation and its findings show that the existing 
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transportation facilities are adequate for uses permitted under the proposed zone 

designation and that the proposed amendment conforms to the TPR. Based on the TPR 

report this criterion is satisfied. 

 

4) The purpose of the proposed zoning district satisfies the goals and policies of the 

Comprehensive Plan.  

 

The relationship of the proposal to the applicable goals and policies of the 

Comprehensive Plan are addressed as follows:   

 

Comprehensive Plan, Chapter 8 - Land Use 
Table 8-3 in the Buildable Lands Inventory (Feb. 2011) showed that there were 15 net 

acres of vacant and redevelopment land zoned IC, and 282 acres zoned IL. Table 8-4 

showed an additional 113 acres of buildable land designated Industrial within the 

urban growth area (outside the city but inside the UGB). In the Amended 

Comprehensive Plan of July, 2019, the section on industrial land use in the states, in 

part:   

 Industrial Land Use 
...Though Stayton’s industrial area grew substantially in the 1980s and 1990s, that growth as 
(sic) ground to halt in the past decade. Only one industrial building has been constructed since 
2000 – the JR Trucking facility on Rogue Avenue. As noted in Chapter 7, the Great Recession 
of 2007-2009 resulted in extensive job layoffs and several industrial facilities closing. 
 
The City contains an extensive amount of vacant industrially zoned land, with a lack of land 
use conflicts, direct access to rail and highway facilities, and city services. Therefore the Wilco 
Road industrial area should remain attractive for industrial development. 
 
Vacant developable industrial land includes 5 acres zoned IC in a business park setting within 
the city and 74 acres zoned IL... 

 
The Buildable Land Inventory and 2019 Comp Plan Amendment show that the 

proposed rezoning of the subject property, which is 2.84 acres, will have little effect 

on the inventory of buildable land in the IL zone. The 74 acre inventory of buildable IL 

land will be reduced by 2.84 acres, leaving 71.16 acres. Since the IC zone is an 

industrial zone the overall inventory of land designated as Industrial on the Comp Plan 

map will not be affected.  
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  Land Use Goals and Policies 

Statewide Planning Goals: To establish a land use planning process and policy 
framework as a basis for all decision and actions related to use of land and to 

assure an adequate factual base for such decisions and actions. City … plans 
and actions related to land use shall be consistent with the comprehensives plans of 
cities and counties and regional plans. To provide for an orderly and efficient 

transition from rural to urban land use, to accommodate urban population and urban 
employment inside urban growth boundaries, to ensure efficient use of land and to 

provide for livable communities. Urban growth boundaries shall be established and 
maintained by cities, counties, and regional government to provide land for urban 
development needs, and to identify and separate urban and urbanizeable land from 
rural land. 
 

The first part of this statement (in bold type) reflects Statewide Planning Goal 2 - Land 

Use Planning. The City has met this Goal by adopting a Comprehensive Plan and land 

use ordinances in conformance with the requirements of the Statewide Goals. The 

second (bold) part of this statement tracks Statewide Planning Goal 14 - Urbanization. 

The City has adopted an Urban Growth Boundary that separates urban and 

urbanizeable land from rural land. The land within the UGB provides adequate land 

for the projected future buildable land needs of the city. The property that is the subject 

of this application is inside the city and does not affect the size or location of the UGB. 

 

 Stayton City Goals and Policies  

GOAL  PROVIDE FOR A LAND USE REGULATION PROCESS THAT PROMOTES A 
LIVABLE COMMUNITY AND PROVIDES FOR EXPEDITIOUS REVIEW OF DEVELOPMENT 
PROPOSALS 
 
The City has adopted land use regulations that provide for the various land uses within 

the city, and which specify a review process for development proposals. This 

application follows the provisions and requirements of the development review 

process. These factors conform to this Goal. 

 
 Policy LU-1 It is the Policy of the City to adopt a zoning map consistent with the 
Comprehensive Plan Map.  
   ACTION The City shall adopt an amended Official Zoning Map consistent with 
the Comprehensive Plan Map  
   ACTION Zoning district boundaries shall follow property lines and rights-of-way 
centerlines as much as practicable.  
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The City has adopted a zoning map that is consistent with the Comprehensive Plan 

map, in conformance with this Policy. The proposed IC zone is consistent with the 

Comprehensive Plan Map. 

 
Policy LU-2 It is the Policy of the City that development regulations include clear 
and objective standards for the review of development proposals or variances.  
   ACTION The City shall adopt a Land Use and Development Code that minimizes 
the number of subjective standards. 
 
The City has adopted a Land Use and Development Code that sets forth criteria and 

standards for review of development proposals, in satisfaction of this Policy. The 

review standards that apply to this proposal are addressed in this application.  

 
Policy LU-3 It is the Policy of the City that the availability and quality of public 
services shall be a criteria for approval of development proposals. 
   ACTION The City shall adopt a Land Use and Development Code that requires 
the provision of adequate public facilities and services for new development. 
 
Availability of public facilities and services are among the criteria for the zone change. 

The public facilities and services required for the proposed manufactured home sales 

and RV storage uses are available at the appropriate levels to serve the uses, in 

satisfaction of this Policy. 

 
Policy LU-4 It is the Policy of the City that development regulations shall provide for 
residential zones at several densities and for a variety of commercial and industrial 
zones.  
   ACTION The City shall adopt a Land Use and Development Code and Official 
Zoning Map in which the Comprehensive Plan designation of residential is divided 
into at least three zoning districts: a low-density zone providing for detached single 
family dwellings; a medium density zone providing for a mix of single family, duplex 
and triplex development; and a high-density zone for multifamily developments. 
  ACTION The City shall adopt a Land Use and Development Code and Official 
Zoning Map in which the Comprehensive Plan designation of commercial is divided 
into at least three zoning districts: zone primarily for retail businesses; a zone for 
general business activity; and a zone near the interchanges with Highway 22 
primarily for businesses oriented towards the travelling public.   
  ACTION The City shall adopt a Land Use and Development Code and Official 
Zoning Map in which the Comprehensive Plan designation of industrial is divided 
into at least three zoning districts: a zone primarily for manufacturing, warehousing 
and similar industries; a zone that allows limited commercial uses; and a zone 
designated for agricultural-related industries.  
  ACTION The City shall adopt a Land Use and Development Code and Official Zoning Map in 

which the Comprehensive Plan designation of downtown is divided into at least three zoning 
districts: a zone along 3rd Ave where commercial uses are required on the ground level; a 
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commercial zone providing for a mix of commercial and residential development that allows 
automobile-oriented uses; and a residential zone that allows a mix of residential and 
commercial uses.  
  ACTION The City shall adopt a Land Use and Development Code and Official 
Zoning Map in which the Comprehensive Plan designation of public/semi-public for 
the location of parks, schools, churches, hospitals, and similar uses.  
 
The City has adopted a Land Use and Development Code and an Official Zoning Map 

that provide for the variety of zoning districts in each of the identified categories for 

residential, commercial, industrial, and downtown uses.  The Code includes three 

industrial zones, IL, IC, and IA. The adoption of these development regulations 

satisfies this Policy.   

 

The property is not currently zoned or proposed to be zoned for residential or 

commercial use, it is not in the downtown area, and it is not intended for public uses. It 

is currently zoned IL for industrial use, and the proposed IC zone is also an industrial 

zone. Because the property will remain in an industrial zone the proposal is consistent 

with this Policy. 

 
Policy LU-5 It is the Policy of the City that master planned developments shall be 
allowed in all zones in order to encourage better use of large or unique sites.  
  ACTION The City shall continue the master planned development provisions of 
the Land Use and Development Code that provide for flexibility of design and layout 
of subdivisions in exchange for the provision of open space.  
 
This Policy is a directive that requires the City to allow master planned developments. 

This application does not propose a master planned development and this Policy does 

not apply. 

 
Policy LU-6 It is the Policy of the City that the central business area of Stayton shall 
continue to be the primary retail business area of the community.  
  ACTION The City shall limit commercial zones to those areas designated as 
commercial on the Comprehensive Plan Map, discouraging strip-type development.  
  ACTION A pedestrian-oriented atmosphere in the downtown area shall be 
provided through requirements for commercial uses that include curb cuts, 
sidewalks and street hardware for pedestrian and the disabled.  
 
The property is not in the central business area. The proposed uses are not suitable or 

typical for a location in the central business area. This Policy does not apply. 

 

Policy LU-7 It is the Policy of the City to encourage an industrial park-like 
atmosphere along Wilco Road.  
  ACTION The City shall maintain the requirements for landscaping and 
architectural controls in the areas designated as industrial. 
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The property has frontage on Wilco Road and it is part of the widespread industrial 

area that extends to the east and west of Wilco Road. The proposed zone change will 

retain industrial zoning and will maintain the existing industrial-park atmosphere that 

exists in the area and in particular along Pacific Ct.  

 

CHAPTER 7 ECONOMY 

Economic Goals and Policies  

Statewide Planning Goal: To provide adequate opportunities throughout the state for 
a variety of economic activities vital to the health, welfare, and prosperity of Oregon's 

citizens. Comprehensive plans and policies shall contribute to a stable and healthy 
economy in all regions of the state. Such plans shall be based on inventories of 
areas suitable for increased economic growth and activity after taking into 
consideration the health of the current economic base; materials and energy 
availability and cost; labor market factors; educational and technical training 
programs; availability of key public facilities; necessary support facilities; current 
market forces; location relative to markets; availability of renewable and 
non-renewable resources; availability of land; and pollution control requirements. 
 

This Goal is consistent with Statewide Planning Goal 9 - Economic Development. The 

City has complied with the requirements of this Goal by identifying the various types 

of economic activity within the community and providing for them in the various 

zones that are part of the Land Use and Development Code; by creating an inventory 

of the buildable lands that are designated for the growth of economic activities; and by 

providing for the availability of public facilities and services. By adopting these 

measures in the Comprehensive Plan and the Code the City is in conformance with the 

Economic Development Goal.  

 

 Stayton City Goals and Policies  

GOAL  PROVIDE FOR THE FUTURE COMMERCIAL, INDUSTRIAL AND SOCIAL NEEDS 
OF THE COMMUNITY WITH A BALANCED MIX OF ECONOMIC ACTIVITY  
 
The proposal provides for the industrial needs of the community by creating space for 

additional types of economic activity, which contributes to the balance of activity in 

the city. 
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Policy EC-1 It is the Policy of the City to maintain downtown Stayton as an area for 
retail shops, restaurants, entertainment, government offices, and professional 
offices.  
   ACTION The City shall continue to allow a mix of commercial uses in the 
downtown area.  
   ACTION The City shall consider all available tools to finance infrastructure 
improvements and business attraction and promotion.  
 

The subject property is not in the downtown area and the proposal does affect the 

downtown business district. The uses proposed are not commercial uses. They are 

open-space display and storage activities that are included in an industrial zone, and 

which are not typical or appropriate for the downtown area. This Goal does not apply. 

 

Policy EC-2 It is the Policy of the City to enhance and protect the vitality of Stayton’s 
existing commercial and service sector while maintaining a level of retail growth 
that is proportional to the size of the City and encouraging the diversification of 
goods and services available to residents.  
  ACTION The City shall continue to limit commercial development in the IC zone to 
convenience facilities and heavy commercial uses.  
  ACTION The City shall designate areas outside of the city limits for future 
commercial growth, but not consider their annexation and development until 
commercial areas within the city limits are fully utilized.  
 
The proposal is not for a commercial use. It does not involve a retail use as normally 

found in a commercial zone, or affect the existing commercial or service sector. While 

the IC zone allows certain types of commercial uses, the proposed uses are industrial 

and are allowed in the IC zone.   

 

Policy EC-3 It is the Policy of the City to limit the size of retail stores and malls to 
maintain a competitive diversity in Stayton’s retail economy, to lessen the impact 
on the city’s air quality and adjacent land uses. 
  ACTION The City shall increase the limit on the size of shopping center malls to 
100,000 square feet. 
  ACTION The City shall increase the limit on the size of retail stores to 45,000 
square feet.  
  ACTION The City shall continue to limit two or more malls from being contiguous 
to one another.  
 

The proposal is not for a shopping center mall or a retail store. This policy does not 

apply.  

 
Policy EC-4 It is the Policy of the City to discourage commercial development at 
Highway 22.  
  ACTION The City shall continue the Interchange Development Zone near the two 
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Highway 22 interchanges to limit commercial uses to traveler-oriented.  
 
The property is not at Highway 22. It is in the industrial area along Wilco Road, on the 

west side of the city. The proposal does not request or involve the ID zone. This policy 

does not apply.  
 
Policy EC-5 It is the Policy of the City to promote the development of the industrial 
park area.  
  ACTION The City shall continue to the Oregon Enterprise Zone designation for the 
industrial area.  
  ACTION The City shall pursue all available opportunities for funding infrastructure 
improvements to serve the industrial zones.  
  ACTION The City shall seek state and federal programs and grants for economic 
development to improve the economy of the area. 
 

The proposed IC zone will maintain industrial uses in an industrial zone, which 

promotes the development of the industrial park area in the west side of the city. The 

existing city infrastructure is adequate to serve the industrial area and the proposed 

use. 

 

  Comp Plan Policies Summary 

There is an adequate inventory of industrial land in the city and in the overall urban 

growth area to provide for the projected industrial needs of the community. The IC 

zone is part of the Industrial Comp Plan map designation and changing the zone to IC 

does not affect the industrial land inventory. The proposal will serve to sustain and 

maintain the local industrial area and the industrial economy of the city. For these 

reasons, the proposal satisfies the applicable Goals and Policies of the Comprehensive 

Plan, and criterion b.4.) is satisfied. 

 
5) Balance is maintained in the supply of vacant land in the zones affected by the zone 

change to meet the demand for projected development in the Comprehensive Plan. 

Vacant land in the proposed zone is not adequate in size, configuration or other 

characteristics to support the proposed use or development. A Zone Map Amendment 

shall not eliminate all available vacant land from any zoning designation. 

 

The zones affected by the zone change are IL and IC. There is little IC land in the city, 

and a large of amount of IL land. The proposal will change 2.84 acres of IL to IC. It 

does not reduce the current amount of vacant land zoned IC. There is no IC land 

adjacent to the subject property. Land zoned IC in other parts of the community will 
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not be affected, and the zone change to IC will have no affect on the balance of vacant 

industrial land in the community. Based on the inventory of buildable land for 

industrial use within the city and the overall urban area, the effect of the zone change 

on the supply of vacant industrial land will be minimal. The Zone Map Amendment 

will not eliminate all available vacant land from the IL zone, and balance will be 

maintained in the zones affected by the zone change to meet the demand for expected 

development in the Comprehensive Plan. Based on the facts and circumstance of the 

proposal this criterion is satisfied. 

 

6) The proposed zone amendment satisfies applicable provisions of Oregon Administrative 

Rules. 

 

The proposal is consistent with the Comprehensive Plan Goals and Policies, which 

embody the requirements of the Oregon Administrative Rules.   

  

7) The physical characteristics of the property proposed for rezoning are appropriate for 

the proposed zone and the potential uses allowed by the proposed zone will not have an 

adverse impact on the surrounding land uses.  

 

The subject property is flat and level. No physical characteristics, natural resources or 

hazards are identified that create obstacles or prevent the use of the property in the 

proposed zone. The characteristics of the site are appropriate for industrial use and it is 

already located within an industrial area. The proposed uses are similar to the existing 

uses on adjoining and nearby industrial property. Traffic impact of the proposed zone 

is similar to that of the existing zone, and the traffic impact of the proposed use is very 

low. No adverse impacts on surrounding land uses are anticipated.  

 

Summary 

The proposed Zone Change is consistent with the current Comp Plan map designation, 

and the applicable Comprehensive Plan Goals and Policies. The physical 

characteristics of the site are appropriate for the proposed zone and the use. Required 

public facilities and services are available and can be provided to the site. The use will 

not have a significant adverse affect on the transportation system, and the use will be 
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compatible with the surrounding uses. Based on these reasons and the facts and 

circumstances of the proposal, the criteria for a zone map amendment are satisfied. 

 

 


