CANYONVILLE PLANNING COMMISSION MINUTES

REGULAR SESSION

APRIL 14, 2021
I. Call to Order and Pledge of Allegiance:

Commissioner Emory called the meeting to order at 7:00 p.m. and all joined in the Pledge of Allegiance.

II.     
Roll Call:

COMMISSION PRESENT:  
Chairman Emory, Commissioners, Hill, Butler, Hopkins, 

COMMISSION ABSENT:
Commissioner Sales
STAFF PRESENT:
Administrator/Recorder Evans
STAFF ABSENT:
 None
III.
Approval of the minutes. July 10, 2019 


Commissioner Hopkins moved and Commissioner Hill second a motion to approve the minutes of July 10, 2019.  All voted yes.  Motion passed

 IV.
Agenda Review/Additions:


None
V.
New Business:


      Zone change and Comprehensive Plan Map amendment for 510 Geary St. (old 
      
      
      Baptist Church).
*Chairman Emory asked if any Commissioner wished to disqualify his or herself for any conflict  of interest in the matter or report any ex-parte contacts.

There were none.



*Chairman Emory opened the public hearing on zone change and comprehensive 



Plan amendment.



*Chairman Emory called for the staff report



1.  Administrator Evans read the hearing disclosure statement and referenced the 



following staff report.  

The applicant is requesting a Comprehensive Plan Map Amendment and rezone for a .45-acre lot and a zone change for the .11-acre lot. The current Comprehensive map designation of the .45-acre lot is Public/Open Space/Conservation and zoned as Community Services. The request is to change the Comprehensive Plan designation to residential and the zoning to Multifamily residential. No Comprehensive map change is required for the .11 acre. It only requires a zone
change from Single Family Residential to Multifamily Residential. Approval of the request will allow the applicant to convert an existing church into 4 residential units.

Since the Comprehensive Plan and Map are the overall guiding documents for development within the City of Canyonville and the zoning ordinance is in the implementing process for achieving the Comprehensive Plan it is necessary to address the Comprehensive Plan amendment first. To simplify the application, we will address the Comprehensive Plan criteria and then go on to the rezone criteria.  
The Canyonville Comprehensive Plan provides the criteria for a Comprehensive Plan Map Amendment: The applicant has submitted proposed findings which have been included in italics for your convenience. The City’s additional findings will remain in basic text. 

Criteria 1. There is a need for the proposed change. 

FINDINGS:

1a.
The subject property is .56 acres in size and is the location of the former Baptist Church, including 
a large parking lot and landscaping.  The property consists of two separate lots one that is .45 acres 
in size and the other that is .11 acres.  The Comprehensive plan map amendment is not required 
for the .11 acres as it is designated as residential.  The findings for the Comprehensive plan map 
pertain to the .45-acre tax lot 6100. 
1b.
The current Comprehensive Plan designations are Public/Open Space/Conservation. The


designation only allows limited public uses such as museums, Churches, schools, cemeteries 
parks, government buildings and public utilities.

1c.
The current church has not been active for approximately 6 years and sporadically active since 
2009.  Many of the smaller churches in Canyonville have closed and combined with larger 
churches in the area leaving little demand for churches in the City.

1d.
The requested Plan map change to Residential and rezone to R3 Multifamily Residential is to 
allow conversion of the existing church building into a fourplex. No additional use of the property 
is proposed at this time.

1e.   
“The proposed amendment and rezone involves a total of .56-acres, with .45-acres currently zoned 
Community Service and the remaining .11-acres currently zoned Single-family Residential. 
Rezoning the subject property to (R-3) Multifamily Residential adds .15 acres of unconstrained 
buildable land to the already 2.1-acres of unconstrained land currently zoned R-3 - for a total of 
2.25-acres. The City finds that the request to add .15-acres (approx. 6,500 SF) to the Residential 
Buildable Land Inventory to be a minor change that can be easily incorporated into any future 
update or major amendment to the Comprehensive Plan and or Urban Growth Boundary involving 
residential land.”
1f.
 The City of Canyonville has a shortage of both multi residential land and commercial land. The 
subject property is adjacent to both of these designations and either designation could be 
appropriate.

1g.
The residential portion of the City’s Buildable Land Inventory was updated as part of the Urban 
Growth Boundary expansion, Annexation and rezone of the Falk application.  Table 7 specifically 
addresses the 2015 Residential Inventory.


Table 7 (Page 20, Falk Estates Plan Amendment, 2015)
	General Land Use Category
	Gross Vacant Acres
	Under-utilized Acres
	Total Vacant Acres
	Vacant Flood Plain
	Steep Hillside Acres
	Total Constrained Acres
	Buildable Vacant Acres

	Inside City Limits

	Residential R-1
	80.7
	26.4
	107.1
	2.9
	42.6
	45
	62.1

	Residential R-2
	11.2
	0.8
	12
	0
	3.2
	3.2
	8.8

	Residential R-3
	8.6 
	0
	8.6 
	0.5
	6
	6.5 
	2.1 

	Sub-Total
	110.5 
	27.2
	127.7 
	2.9
	51.8
	54.7 
	73 


1h.
According to the city’s most updated buildable lands inventory (2015) there is 8.6 acres of 
undeveloped multifamily residential land available for development.  Of the 8.6 acres there is 6.5 
acres with developable constraints, which leaves 2.1 acres unconstrained as indicated in Table 7. 
Conversion of the property from Community Service to Residential R3 does not impact any of the 
other residentially zoned property.

1I.
The subject parcel is .56-acres in size and made up of .41‑acres of Constrained Land and .15‑acres 
of Buildable Vacant Land. Inclusion of this parcel into the City’s Buildable & Constrained 
Residential Lands inventory changes Table 7 as follows: 


Table 7 (Revises Page 20, Falk Estates Plan Amendment)

	General Land Use Category
	Gross Vacant Acres
	Under-utilized Acres
	Total Vacant Acres
	Vacant Flood Plain
	Steep Hillside Acres
	Total Constrained Acres
	Buildable Vacant Acres

	Inside City Limits

	Residential R-1
	80.7
	26.4
	107.1
	2.9
	42.6
	45
	62.1

	Residential R-2
	11.2
	0.8
	12
	0
	3.2
	3.2
	8.8

	Residential R-3
	8.6 8.75
	0
	8.6 8.75
	0.5
	6
	6.5 6.91
	2.1 2.25

	Sub-Total
	110.5 110.65
	27.2
	127.7 127.86
	2.9
	51.8
	54.7 5.88
	73 73.15


1J.
Table 22 of the updated Residential Land inventory, which was adopted as a part of the 2015 Plan 
Amendment, provides the following Summary of Residential Supply and Demand, Twenty-
Year Forecast 20143 - 2034:

	Residential Land Available – 2014, except for R-3 updated 2021 
	Acres 

	Buildable Low Density (R-1) Acres Available in City Limits – 2014 
	62.1 

	Buildable Medium Density (R-2) Acres Available in City Limits – 2014 
	8.8 

	Buildable High Density (R-3) Acres Available in City Limits – 2014 
	2.1 

	Total Vacant Buildable Residential Acres Available in City Limits – 2014 
	73 

	Buildable Low Density (R-1) Acres Available in Unincorporate Area – 2014 
	33.8 

	Buildable Medium Density (R-2) Acres Available in Unincorporate Area – 2014 
	0.7 

	Buildable High Density (R-3) Acres Available in Unincorporate Area – 2014 
	0 

	Total Vacant Buildable Residential Acres Available in Unincorporated Area – 2014 
	34.5 

	Buildable Low Density (R-1) Acres – Entire Urban Area – 2014 
	96 

	Buildable Medium Density (R-2) Acres – Entire Urban Area – 2014 
	9.5 

	Buildable High Density (R-3) Acres – Entire Urban Area – 2014 
	2.1 

	Total Vacant Buildable Residential Acres Available Entire Urban Area – 2014 
	107.5 

	Additional Residential Land Needed - 2034 
	 

	(Surplus) Low Density (R-1) Residential Acres in UGB by 2034 
	(53) 

	Additional Medium Density (R-2) Residential Acres Needed in UGB by 2034 
	62.5 

	Additional High Density (R-3) Residential Acres in UGB by 2034 
	7.9 


1K.
The proposed amendment and rezone to R-3 changes a portion of Table 22 of the City’s 
Summary of Residential Supply and Demand, Twenty-Year Forecast 20143 - 2034 (p. 22) to 
read as follows:  
	Residential Land Available – 2014, except for R-3 updated 2021 
	Acres 

	Buildable Low Density (R-1) Acres Available in City Limits – 2014 
	62.1 

	Buildable Medium Density (R-2) Acres Available in City Limits – 2014 
	8.8 

	Buildable High Density (R-3) Acres Available in City Limits – 2014 2021 
	2.1 2.25 

	Total Vacant Buildable Residential Acres Available in City Limits – 2014 2021 
	73 73.15 

	Buildable Low Density (R-1) Acres Available in Unincorporate Area – 2014 
	33.8 

	Buildable Medium Density (R-2) Acres Available in Unincorporate Area – 2014 
	0.7 

	Buildable High Density (R-3) Acres Available in Unincorporate Area – 2014 
	0 

	Total Vacant Buildable Residential Acres Available in Unincorporated Area – 2014 
	34.5 

	Buildable Low Density (R-1) Acres – Entire Urban Area – 2014 
	96 

	Buildable Medium Density (R-2) Acres – Entire Urban Area – 2014 
	9.5 

	Buildable High Density (R-3) Acres – Entire Urban Area – 2014 2021 
	2.1 2.25 

	Total Vacant Buildable Residential Acres Available Entire Urban Area – 2014 and 2021 
	107.5 107.65 

	Additional Residential Land Needed - 2034 
	 

	(Surplus) Low Density (R-1) Residential Acres in UGB by 2034 
	(53) 

	Additional Medium Density (R-2) Residential Acres Needed in UGB by 2034 
	62.5 

	Additional High Density (R-3) Residential Acres in UGB by 2034 
	7.9 7.75 


Criteria 2. The identified need can best be served by granting the change requests. 

2a.
The applicant has provided the following surrounding details for property within the immediate 
area.

	Adjacent Tax Lots / Size 
	Zone 
	Location in relation to Rezone 
	Land Use 
	Compatible with Rezone because: 

	4300 / .22 acre 
	R-1 
	North - opposite side of Fairchild St. 
	Residential dwelling 
	Distance between uses on opposite side of street. All parking is off-street. 

	4200 / .11 acre 
	R-1 
	North - opposite side of Fairchild St. 
	Residential dwelling 
	Distance between uses on opposite side of street. All parking is off-street. 

	3900 / .11 acre 
	R-1 
	North - opposite side of Fairchild St. 
	Residential dwelling 
	Distance between uses on opposite side of street. All parking is off-street. 

	3800 / .17 acre 
	R-1 
	Northeast - opposite side of intersection with Fairchild St. and Leland Ave. 
	Residential dwelling 
	Distance between uses on opposite side of street. All parking is off-street. 

	6200 / .16 acre 
	R-1 
	East – opposite side of Leland Ave 
	Residential dwelling 
	Distance between uses on opposite side of street. All parking is off-street. 

	6500 / .72 acre 
	C-1 
	East – opposite side of Leland Ave 
	Indoor storage rental 
	Multifamily uses are generally compatible with indoor retail service uses. The 25foot setback and Leland Ave. effectively separate the two land uses. 

	6700 / .59 acre 
	C-1 
	Southeast – opposite side of intersection with Leland Ave. and Geary St. 
	Auto repair business 
	Multifamily uses are general compatible with indoor service commercial uses. The 25foot setback and Leland Ave. effectively separate the two land uses. 

	7100 / .32 acre 
	R-3 
	South – opposite side of Geary St. 
	9-unit apartment complex 
	Same use as proposed. 

	7200 / .11 acre 
	R-1 
	South – opposite side of Geary St. 
	Residential dwelling 
	Distance between uses on opposite side of street. All parking is off-street. 

	5800 / .11 acre 
	R-1 
	West – the abutting lot. 
	Residential dwelling 
	Distance between uses on opposite side of street. All parking is off-street. 

	5900 / .22 acres 
	R-1 
	West – the abutting lot. 
	3 or 4-unit apartment complex 
	Same use as proposed. 


2b. 
 As evidenced in the above table there is a mixture of uses and zones within the affected area.  The 
commercial uses are located on the east side of Leland Ave. and the apartments and church are 
located on the west side.  The remaining properties on the west side are primarily single-family 
dwellings.  Converting the church into a 4 plex would be the least obtrusive use. 
Criteria 3. The proposed change is not in violation of state land use goals, statutes and rules.

3a.
In compliance with state statutes regarding notification of land use applications the City mailed 
notice to all affected property owners on March 24, 2021 and published a public notice in the 
News Review on March 24, 2021.

3b.
The Canyonville City Council makes all final decisions on any application to change the 
Comprehensive Plan or Map designation.  They will hold the final hearing on April 19, 2021.

3c.
The applicant has submitted the following findings to address the State Wide Planning Goals.


Goal 1 Citizen Involvement (LCDC Goal & Comprehensive Plan Policies) 


Finding: The application is being considered by the Planning Commission, which serves as the 
Committee for Citizen Involvement, and by the City Council for review and a final decision. All 
materials included in this application will be made available for public review at City Hall. 


The application is a Post Acknowledgment Plan Amendment (PAPA) and requires that the City 
provide notice of the public hearing to the Department of Land Conservation and Development 
(DLCD). The notice to DLCD was submitted and received on March 10, 2021.


Goal 1 has been met.   


Goal 2 Land Use Planning 


Finding: The City of Canyonville has a comprehensive land use plan and implementing zoning 
regulations that are acknowledged by the Land Conservation and Development Commission 
(LCDC), as complying with all applicable statewide goals, administrative rules, and statutes. As 
provided by state law, this application is an amendment to the City’s implementing Plan and 
Zoning maps. As required, the applicant has provided findings of fact to show that these changes 
comply with all applicable statewide planning goals and the City’s Comprehensive Plan. 


Goal 2 also requires that implementing zoning be consistent with the comprehensive plan 
designation. The church building is split by the two Plan designations and zones. This application 
will not only help address housing needs under Goal 10, but will resolve an existing Goal 2 Plan-
Zone mapping conflict. 

 
Goal 2 has been met.   


Goal 5 Natural Resources, Scenic and Historic Areas, and Open Spaces 


Finding: There are no riparian or wetland areas, or unique or other significant habitats, located 
on the subject property. The public streets fronting the subject property, Leland, Fairchild and 
Geary, are not designated in the Plan as scenic routes. The existing church building located on 
the subject property is not listed by the City, county, state or federal agency as an historic 
structure. 


The City’s CS-Community Service Zone, currently applied to the property, implements three Land 
Use Categories under the Comprehensive Plan. One Category of land use that is zoned CS are 
Public or “lands for public buildings, schools, parks and other publicly owned land.” The second 
category is Semi-Public or “lands for churches, private schools, public utilities and other quasi-
judicial uses.” The third category of land use zoned CS is Open Land or “lands in 
floodway/floodplains, high slopes, greenbelts and other lands which should not be further 
developed with buildings or structures.” (Comp Plan, p. 51). 


As church property, the land was zoned CS under the Plans’ Semi-Public Land Use Category for 
churches. The subject property was not zoned CS in order to implement the Open Land category. 
This is because the subject property is not mapped as being within the floodway, floodplain, on 
steep slopes or a greenbelt, or zoned CS to discourage further development based on this land use 
category.  


Goal 5 has been met.  


Goal 6 Air, Water and Land Resources Quality (LCDC Goal & Comprehensive Plan Policies) 


Finding: According to the Comprehensive Plans Natural Features Chapter, there are no 
significant air pollution sources in the area, and the airshed of Canyonville meets all federal and 
state air quality standards. The proposed plan map and zone change, to allow multifamily units, 
will not threaten to violate air quality standards nor will it cause a significant noise-related 
problem, as retail uses and activities are already located near the subject property. 


City services for waste disposal and water services are currently serving the existing church 
building property, and any on-site improvements to sewer and water, that are needed to 
accommodate the proposed use, will be included in future construction permits. 


Goal 6 has been met.  


Goal 7 Areas Subject to Natural Hazards (LCDC Goal & Comprehensive Plan Policies)  


Finding: The Comprehensive Plans Natural Features Chapter covers slope and geologic hazards, 
soils, and flood hazards. The subject property is not located within the flood hazard map or on a 
slope exceeding 12% grade.  


According to the NRCS Soils report, the majority of the property is made up of the Veneta loam, 0 
to 12 percent slopes (map symbol 255C) and has a limitation rating for Dwellings Without 
Basements as being “somewhat limited.” The subject property is suitable for urbanization. 


Goal 7 has been met.  


Goal 10 Housing (LCDC Goal & Comprehensive Plan Policies) 


Finding: Goal 10 mandates that the City provided for the housing of citizen of the state. 


According to the Comprehensive Plans’ Housing Chapter, “… in order to provide greater choice, 
the City is encouraged to designate a greater proportion of land in the higher density, since the 
Medium and High-Density Residential plan designations also allow low density residential uses” 
(Comprehensive Plan, p. 32). 


The proposed plan map and zone change will provide for additional multifamily housing, on land 
partially designated previously for a public use. No loss of any land currently designated for 
residential use, that helps the City meet its housing need, will be affected by the proposal. 


Goal 10 is met.  


Goal 11 Public Facilities and Services (LCDC Goal & Comprehensive Plan Policies) 


Finding: Goal 11 requires that the City plan and develop a timely, orderly and efficient 
arrangement of public facilities and serves as a framework for urban development. 


The subject property is currently served by municipal sewer and water services. Improvement and 
or replacement to sewer lines (from main line in Geary Street) may be required in order to convert 
the church into a fourplex.  


Water service to the current church is from the main line in Leland Avenue. Improvement and or 
replacement to this service line may be required in order to convert the church into a fourplex. 


Goal 11 is met.  


Goal 12 Transportation (LCDC Goal & Comprehensive Plan Policies) 


Finding: The proposed plan and zoning map amendment is subject to OAR 660-012-0060 of the 
Transportation Planning Rule. If a land use amendment would “significantly affect” one of the 
city’s existing or planned transportation facilities, then the city must put in place measures to 
ensure that the land uses are consistent with the identified function, capacity and performance of 
the facility.  


Hill Drive, Fairchild Street, Geary Street and Leland Avenue are the city street facilities that 
surround the neighborhood block (Block 2 of Anderson’s Second Addition) where the subject 
property is located. 


Geary Street, which abut the subject property to the south is a street identified in the 
Comprehensive Plan as “problems” and listed as a Number 2, out of 5 streets, as a “priority for 
improvement” (Transportation Policy 1, p. 38). Driveway access to the proposed converted 
church to fourplex will be from Leland Avenue. The intersection of Leland Avenue and Geary 
Street will not be significantly affected by the proposed zone change as access to the subject 
property is from Leland Avenue and Fairchild Street. 


The anticipated volume and pattern of vehicle traffic resulting from the development of 
multifamily housing units on the subject property will change from the historic traffic patterns 
associated with a church. Each unit will have two on-site parking spaces, and traffic volume 
would not be expected to exceed 8-10vehicle trips per day per dwelling. While churches, on the 
other hand, have higher weekend traffic and one or two days during the week often smaller event 
traffic.3 


The proposed zone change will not create a significant effect on the surrounding streets, including 
one of the identified “problem” streets Geary Street.  


Goal 12 has been met. 


Conclusion: For the reasons discussed above, the proposed plan map and zone change is 
consistent with all applicable statewide planning goals, under Goals 1, 2, 5, 6, 7, 10, 11 and 12.  


There are no agricultural or forest lands associated with the subject property and no recreational 
facilities will be impacted by the proposed use. The current Community Service (CS) Zone and the 
proposed Multifamily Residential (R-3) Zone are not economic development zones that are 
associated with industrial and commercial land supplies. The use of the property for new 
construction will however help to promote the city’s economy. Therefore, Statewide Planning 
Goal 3 (Agricultural Land), Goal 4 (Forest Land), Goal 8 (Recreation), Goal 9 (Economy) and 
Goal 14 (Urbanization) do not apply. The Willamette Greenway and Coastal goals under Goal 15 
through 19 do not apply. 


Criteria 4. The proposed change is compatible with other elements of the City 
Comprehensive Plan. 

4a.
The applicant has provided the following findings addressing the applicable elements of the 
City Comprehensive Plan


CITIZEN INVOLVEMENT GOAL: TO PROVIDE SUFFICIENT OPPORTUNITITES FOR 
CITIZEN INVOLVEMENT IN THE CITY’S PLANNING PROCESS

POLICIES:

“1. The City shall, through the Planning Commission (which also serves as the Committee for 
Citizen Involvement) and the Common Council, allow interested persons to participate in the 
adoption, review and evaluation of the Canyonville Comprehensive Plan and Implementing 
measures, amendments and revisions thereto by means of oral or written testimony.


2. Written material and other exhibits considered in making land use policy decisions shall be 
available for public review at City Hall.”


Finding: See the findings discussed, above, under Statewide Planning Goal 1 Citizen Involvement.


NATURAL FEATURES GOAL 1: TO PREVENT INAPPROPRIATE DEVELOPMENT IN 
NATURAL HAZARD AREAS.


The City’s plan policies under the Natural Features Goal direct the way the City implements 
standards for unstable soils, the Steep Slope Overlay District, slopes in excess 18%, floodway and 
floodway fringe. 


Finding: The subject property is not within a slope or other natural hazard overlay district, in 
excess of 12% slopes, within the floodway or flood fringe zone. The above policy has been met.


NATURAL FEATURES GOAL 2: TO CONSERVE, WHERE FEASIBLE, AGRICULTURAL 
AND FOREST LANDS.


The policies call for preserving agricultural and forest land for farm and forest uses located 
outside the 1997 Canyonville Urban Growth
Boundary, encouraging reforestation and complying 
with all applicable state and federal environmental regulations.


Finding: The subject property does not contain or is near any agricultural or forest lands. These 
plan policies do not apply.


NATURAL FEATURES GOAL 3: TO PROTECT THE COMMUNITY’S NATURAL 
ENVIRONMENT BY PRESERVING VEGETATION, WILDLIFE AND WATER 
RESOURCES.



The City’s policies support the construction of small dams that will enhance the supply and quality 
of Canyonville’s water resource during the summer, encourage reforestation, discourage 
significant changes in existing wildlife habitat, encourage the rehabilitation of aggregate sites, 
and protect water resources and riparian vegetation from adjacent developments. The policies 
require that riparian buffer be maintained, and wetlands are to be identified by developers and 
consistent with Division of State Lands and Army Corps of Engineer requirements.


Finding: None of the natural resources describes in these policies are located on or nearby the 
subject property. The closest water feature is Comer Brook which runs west to east on the 
opposite side of Geary Street, to the south, through the middle of Block 2 of Anderson’s Addition. 

HOUSING GOAL 1: TO PROVIDE HOUSING APPROPRIATE TO THE NEEDS OF ALL 
MEMBERS OF THE COMMUNITY.

POLICIES:


“1. Explore public and private means of providing needed housing for the elderly and low-income 
households.


2. Encourage innovative designs for various types of multi-family housing in order to meet the 
diverse needs of smaller households (the elderly, young families, etc.).


3. As a general rule, high density residential uses should be located closest to commercial areas, 
public facilities, and major streets, with increasingly lower densities radiating away from these 
activity centers and transportation corridors.


4. The City encourages and recognizes government assisted housing as a source of affordable, 
safe and sanitary housing opportunities for low-, moderate-, and fixed-income households.”


Finding: The proposed zone change will provide needed housing units that will be available to 
elderly and smaller households, e.g., working couples. The subject property is located near 
commercial areas, and water and sewer facilities and street network are to the property.  


HOUSING GOAL 2: TO CONSERVE THE CURRENT HOUSING STOCK OF 
CANYONVILLE.


These plan policies encourage the rehabilitation of deteriorating housing through development of 
a state or countywide incentive program which would reward the maintenance and repair of older 
housing, and the quick replacement of all dilapidated housing with inexpensive alternatives.


Finding: The conversion of the existing church building into a fourplex is a rehabilitation effort 
by the applicant to utilize an existing structure for needed housing type while not utilizing any of 
the City’s current housing stock. 


HOUSING GOAL 3: TO PROMOTE GREATER VARIETY AND LIVABILITY IN FUTURE 
RESIDENTIAL DEVELOPMENTS.

These plan policies apply to new manufactured homes, planned residential development projects, 
and applying buffer zones between residential areas and conflicting land uses in order to protect 
the overall livability of those areas.


Finding: No manufactured home or planned residential development is proposed. The lot is too 
small to require additional buffering. The applicant believes that the R-3 Zone proposed for the 
property provides an adequate buffering, through setback distances, between existing dwellings 
and future multifamily units. 

TRANSPORTATION GOAL 1: TO IMPROVE TRAFFIC FLOW AND INCREASE THE 
SAFETY OF THE PRESENT SYSTEM.


The City’s transportation plan policies require coordination with the Oregon Department of 
Transportation and Douglas County on transportation related matters. The policies also address 
off‑street parking, and bringing poor streets up to minimum standards. The following policy is 
applicable to the proposed zone change: 

             “1. Streets identified as ‘problems’ shall be upgraded as funds become available. The priority for 
improvement should be (1) Byron Avenue and Fifth Street, (2) Geary, (3) Hamlin Drive, (4) Elliott 
Avenue, (5) Leland and Fifth.”


Finding: As state above, Geary Street abuts the subject property to the south. The driveway 
access to the proposed converted church-fourplex and off‑street parking spaces will be from the 
existing driveway off Leland Avenue. Geary Street will not be significantly affected by the 
proposed zone change as access to the property does not utilize Geary, but Leland Avenue and 
Fairchild Street.


PUBLIC FACILITIES AND SERVICES GOAL 2: TO PROVIDE THE GREATER 
COMMUNITY AN ADEQUATE VARIETY AND LEVEL OF PUBLIC SERVICE.


The plan includes a policy requiring new development to be supported by adequate sanitary 
sewer, water, storm drainage and transportation facilities, as prescribed in the Plan. 


Finding: Sewer and water services and road network is already to the site and will support 
development of multifamily housing. 


LAND USE AND URBANIZATION GOAL 1: TO ENSURE THAT FUTURE 
DEVELOPMENT ENHANCES OUR COMMUNITY’S QUALITY OF LIFE AND 
PROCEEDS IN AN ORDERELY MANNER.


The plan policies under the City’s Land Use and Urbanization goal guide the City’s planning for 
open land within the City, locating commercial lands and parks, pedestrian and bicycle paths, 
development phasing and expanding the City’s Urban Growth Boundary.


Finding: These policies are not directly applicable to the proposed zone change. However, one 
policy - to provided needed housing - is the basis for the zone change.  


HISTORIC GOAL 2: TO PROMOTE AND PRESERVE THE PROTECTION OF LANDS 
WITH SITES, STRUCTURES, AND OBJECTS OF HISTORICAL SIGNIFICANCE.


The plan policies include provisions for land with sites, structures or objects of historic 
significance.


Finding: The existing church building is not identified or listed in the City’s inventory as a 
significant historic building (Source Plan, pp. 62-63).


In conclusion, the proposed plan map amendment and zone change is consistent with the City’s 
comprehensive plan goals, policies and plan designations. Specifically, policies for citizen 
involvement, natural and environmental features, housing, transportation (and public services), 
land use and urbanization and historic. 

4b.
Goal 2 of the Public Facilities and services policy #2 states the City should develop a systems 
development charge (SDC) for new development.  The City has implanted this goal with the 
completion of a system development study for both water and sewer.  The charge applies to any 
new development or redevelopment which increases the load on the water or sewer plant. This 
project will be subject to additional SDC charges.

4c.
According to table 15 of the updated Buildable Lands Inventory and analysis most of the housing 
in Canyonville is Single Family Dwellings which are owner occupied.  Most of the existing multi 
family housing units have a steady occupancy and there has been no new units created since 2007. 
Table 15 is a summary of the Housing Stock based off the 2010 census.

Table 15

Housing Stock Summary

Canyonville 2010

	Type of housing unit
	 1990
	    Percent
	       2010
	     Percent
	% of change

	Number of housing units
	 484                 
	       100%
	         602
	       100%
	        24%

	Occupied
	 449
	        93%
	         508
	         85%
	        13%

	Vacant
	   35
	          8%
	          94
	        15%
	      169%

	Owner occupied
	260
	        58%
	        275
	        54%
	         6%

	Renter occupied
	189
	        42%
	        233
	        46%
	        23%

	Single family
	324
	        67%
	        346
	        57%
	          7%

	Multi family
	75
	        16%
	        174
	        29%
	      132%

	Manufactured
	80
	        17%
	          82
	        13%
	       2.5%

	
	
	
	
	
	

	Median year built
	1969
	
	1985
	
	

	Median value
	$44,700.00
	
	$144,600
	
	223%

	
	
	
	
	
	


4d.
According to the 2015 updated housing needs and analysis the City of Canyonville will need 89 
additional multifamily units by year 2034.  There have been no multifamily dwellings constructed 
since 2007 so the conversion of the property to multi family would assist in achieving the 
additional 89 units needed within the next 13 years. 
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Needed additional Housing Units by Type – Year 2034

	Housing type

Units by type
	Distribution of

Units by type
	Household

Size
	Distribution of new population
	Additional dwelling units

Needed by 2034
	Total dwellings adjusted for 8% vacancy

	Single Family
	       11%
	          2.5
	         107 
	        43
	        46

	Mnfg homes on lots
	          5%
	          2.5
	         48
	        19
	        21

	Mnfg home park units
	        61%
	          2.5
	         590
	      236
	       255

	Multi Family units
	         23%
	          2.5
	         223
	        89
	         96

	
	
	
	
	
	

	Total
	       100%
	          2.5
	         968
	       387
	       418


Zone change:

The applicant is requesting to change the zoning designation on the .45 acre lot from Community Service to Multifamily Residential and the .11 acre lot from Single Family Residential to Multifamily residential.

Approval of the zone change will allow the applicant to convert the existing Baptist Church which is 3,640 Square feet into 4 residential units.

The Canyonville Zoning Ordinance chapter 18.88 provides the criteria for a rezone: 

1. Approval of the request is consistent with the statewide planning goals.

1a.
Consistency with the statewide planning goals was determined under the Comprehensive Plan 
Map amendment. 

2. Approval of the request is consistent with the Canyonville Comprehensive Plan.

2a.
Consistency with the Canyonville Comprehensive Plan has been determined under the 
Comprehensive Plan Map amendment. 

3. The property and affected area is presently provided with adequate public facilities, services and transportation net works to support the use or such facilities, service and transport networks are planned to be provided in the planning period; 

3a.
The subject property is currently provided with a ¾” inch water line and meter.  A ¾” water line 
will not be sufficient for a 4 plex and will require upgrading. The size of the sewer line has not 
been verified it may require upgrading also.  The applicant is advised that these issues will need to 
be addressed prior to any building plan approval and that it is the City’s policy that the developer 
is responsible for the cost of all required improvement.

3b.
Any increase to the capacity of the water and sewer lines will result in additional systems 
development charges.  These charges will be determined prior to the issuance of any permits.

4. The change is in the public interest with regard to neighborhood or community conditions. Or corrects a mistake or inconsistency in the Comprehensive Plan or land use district map regarding the property which is the subject of the application. 

4a. 
According to the city’s most updated buildable lands inventory (2012) there is 8.6 acres of 
undeveloped multifamily residential land available for development.  Of the 8.6 acres there is 6.5 
acres with developable constraints which leaves 2.1 acres unconstrained. 

4b.
As documented in finding 4c of the Comprehensive Plan Map amendment the conversion of the 
existing church into four apartments would help to alleviate the shortage of rental housing within 
the City of Canyonville.  The majority of the housing in Canyonville is single family dwellings 
which are owner occupied. Most of the existing multi family housing units have a steady 
occupancy and there has been no new units created since 2007. 

4c.
According to the 2015 updated housing needs and analysis the City of Canyonville will need 89 
additional multifamily units by year 2034.  There have been no multifamily dwellings constructed 
since 2007 so the conversion of the property to multi family would assist in achieving the 
additional 89 units needed within the next 13 years. 

4d.
 The City of Canyonville has a shortage of both multi residential land and commercial land. The 
subject property is adjacent to both of these designations and either designation could be 
appropriate. However, there are lots of vacant commercial buildings available within Canyonville 
to accommodate new businesses. There are not any vacant apartment buildings available for 
occupancy.

4e.
The largest employer for the City of Canyonville is the Seven Feathers Casino which owns all the 
land to the north of the City.  Providing adequate housing for these employees within Canyonville 
is a challenge.  Canyonville is geographically limited for residential growth due to the Tribal 
Lands to the north of the City and steep hillsides to the northeast, southeast and southwest of the 
City.
4c.
The applicant submits the following findings:


The subject property is suitable for the proposed [R-3] zoning.


Findings: The following section-by-section findings show that the subject property and 
anticipated uses are suitable for the proposed R-3 Multifamily Residential Zone:


Intent of R-3 Zone: Consistent with the intent of the R-3 Zone - to provide high density housing - 
the proposed zone change will allow the applicants to convert the existing church building into a 
fourplex.


Permitted Uses in R-3 Zone: The proposed fourplex is a permitted use in the R-3 zone under 
18.28.020(A). 


The overall development proposed will result in 4 dwelling units on .56-acres of land. This density 
of development is within the allowable range of 8 to 18 units/acre density, or in this case 4 to 9 
dwelling units per ½-acres.


Permitted accessary uses and structures in R-3 Zone: Each proposed dwelling unit will have 
2‑parking spaces. The current church driveway and parking off of Leland Avenue will serve as the 
driveway access to 8 parking spaces serving the fourplex. 


Conditional uses: None of the conditional uses listed are proposed at this time.


Minimum lot size and area: The minimum lot size of the R-3 zone is 6,000 square feet and the 
minimum density shall not less than 8 units per acre and not more than 18 units per acre. 


No land partition to divide the subject 24,393-square feet of land is being considered at this time. 
As stated above, the proposed density of development is within the allowable dwelling density 
range of the R-3 zone. 


Setback requirements: The front yard setback in the R-3 Zone is a minimum of 15-feet for a one-
story building and minimum of 25-feet for a two-story building. The side yard setback is a 
minimum of 15 feet when abutting the R-1 zone or 25-feet when abutting a street. The rear yard 
setback is a minimum of 10‑feet. Any future development will need to adhere to these setback 
distances.


Building heights: The height of any future building will need to stay below the 35-foot limit.


Information has been presented to show that use of the property for multifamily units, will be 
consistent with the Zones’ property development standards and will not significantly affect the 
surrounding streets in the neighborhood. Sewer and water facilities and other services are 
available to serve this use.

5. When a development application includes a proposed comprehensive plan amendment or land use district map change, the proposal shall be reviewed to determine whether it significantly affects a transportation facility. 

5a.
The conversion of the Church to apartments would decrease the volume of traffic generated at the 
Church’s peak time on Sundays.  Daily traffic would be no different than the traffic generated by 
the existing apartments in the area.

6. A proposal shall be in the public interest with regard to neighborhood or community conditions when it can be shown to be compatible with the neighborhood such that the full range of possible uses will not interfere with conforming uses in the neighborhood.

6a.  
The applicant has submitted the following findings to justify the proposal is in the City’s best 
interest:


Finding: The purpose of the zone change is to allow multifamily uses, including the conversion of 
the existing church into a fourplex apartment.


The City of Canyonville has little land available that is zoned R-3 Multifamily to accommodate 
additional multifamily uses. The proposed zone change is in the City’s public interest and will 
help to address an important housing need for multifamily units.


The portion of the property used for church parking will be improved, as required, to provide the 
required 8 off‑street parking spaces for the four units. 


The property is located in an area of the community that is ideal for multifamily uses, as property 
development standards and existing church building provide a transition of land uses between 
single-family dwellings to the north, single-family and multifamily dwellings to west and south and 
commercial use to the east. The Comprehensive Plan and Zone change will have a positive impact 
on public health and welfare in helping to combat the need for affordable housing to the 
community. Any potential negative impacts of having multifamily dwellings are mitigated by the 
City’s development standards requiring off-street parking.


*Commissioner Emory asked if there was anyone wishing to testify either in support or opposition 
to the application.

The applicant’s land use consultant Doug White from Oregon Planning Solutions introduced his 
self to the Commission and gave a brief overview of the applicants plans to convert the existing 
church into 4 apartment units.  He informed the Commissioners that he had worked for many 
years for the DLCD and he feels the requested change meets all the requirements for approval.  He 
asked if any Commissioner had any questions.

The Commissioners all commented on the lack of rental housing available within Canyonville and 
asked if they intended to construct any more apartments on the property in the future.  Mr. White 
responded  that they hope to construct a new duplex on the property in the 
future if all the parking 
can be accommodated.  The duplex would be accessed off of Leland Ave.


No one from the public chose to attend the meeting and the City received no letters of comment on 
the application so the hearing was closed at 7:30 p.m. 


Commissioner Hill moved and Commissioner Butler second a motion to approve the staff report and findings and recommend approval of the Comprehensive Plan map designation to residential and zone the property R3 multi family residential. All voted yes.  Motion passed



SUBMITTED BY:






APPROVED BY:

 
 
Janelle Evans, City Administrator


John Emory, Chairman 
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