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Aerial View of Subject Property and Existing Development  

 

Section 1: Property Background and Request 
 

The applicants, Shepherds Crossing on State LLC, are the owners of three contiguous properties 

located within unincorporated Marion County, directly abutting the corporate limits of the City 

of Stayton. The subject properties consist of 11.59 acres identified as Tax Lot 091W11C001200 

(Tax Account 534580), 5.02 acres identified as Tax Lot 091W11C001100 (Tax Account 534579) 

with a situs address of 1513 Park Lane, Stayton, Oregon, and 4.67 acres identified as Tax Lot 

091W11C001000 (Tax Account 534578) with a situs address of 1583 Park Lane, Stayton, 

Oregon. Collectively, the subject area encompasses approximately 21.28 acres. 

The properties are located within the City of Stayton Urban Growth Boundary and are 

designated for residential use in the Stayton Comprehensive Plan. Because the properties are 

both inside the UGB and contiguous with the existing city limits, they are eligible to be annexed 

into the City of Stayton. At present, the properties remain under Marion County jurisdiction and 

are zoned for rural residential use. Annexation is required prior to the application of urban 

zoning and development consistent with the City’s land use framework. 
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On July 17, 2025, the applicants and their representatives participated in a pre-application 

conference with City of Stayton staff. During this meeting, staff outlined the annexation 

process, reviewed applicable criteria, and provided guidance regarding public facilities and 

services that would be extended upon annexation. 

Through this application, the applicants are requesting annexation of the three subject 

properties into the corporate limits of the City of Stayton. In conjunction with annexation, the 

applicants seek application of High Density Residential (HDR) zoning, consistent with the 

residential Comprehensive Plan designation. Application of HDR zoning will allow for efficient 

urban development, contribute to the City’s identified housing needs, and provide for a mix of 

housing types integrated with existing neighborhoods and planned public services. 

Section 2: Existing Conditions 
 

The development site is approximately 21.28 acres in size and is described as Marion County 

Assessor Map and Tax Lots 091W11C001200, 091W11C001100, and 091W11C001000. A 

Marion County tax map is included within the exhibits identifying the subject properties. The 

site is currently located within unincorporated Marion County but lies inside the City of Stayton 

Urban Growth Boundary and directly abuts the corporate city limits, making it eligible for 

annexation. The Stayton Comprehensive Plan designates the property for residential use. In 

conjunction with annexation, the applicant seeks application of High Density Residential zoning 

consistent with this designation.  

The Comprehensive Plan designations of surrounding properties include: 

North: Residential 

South: Public/Semi-Public 

East: Residential  

West: Public/Semi-Public  

The subject property is unzoned as it is not annexed into the city. Surrounding properties are 

zoned as follows: 

North: Low Density Residential (LD) 

South: Public/Semi-Public and Natural Resources Overlay District 

East: Marion County – Outside Corporate City Limits 

West: Medium Density Residential (MD) and Public/Semi-Public and Natural Resources 

Overlay District 
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Section 3: Findings Applicable to Administrative Procedures  

Chapter 17.12 – Development Approval Procedures   
Sections 17.12.030 – Application Procedure  

Any application for a land use or development approval action authorized in this title shall be 

filed in the following manner.  

(1) FORMS. The application shall be submitted on forms provided by the City Planner.  

(2) FILING LOCATION. Unless stated otherwise, the application shall be filed with the City 

Planner at City Hall.  

(3) PROPERTY OWNER AUTHORIZATION. If the property owners are not the applicants, then 

the application shall be accompanied by a notarized statement certifying the authority 

of anyone representing the owner(s) of property involved in the application. The 

application shall be signed by the property owner or authorized representative.  

(4) SUPPLEMENTAL INFORMATION. All supplemental documentation and information 

specified in those sections governing the approval or action being requested shall 

accompany the application. The applicant shall be responsible for providing any and all 

information required for a complete application.  

(5) COST FOR SERVICES.  

(a) Basic Application Costs. Basic application costs are intended to recover expenses 

incurred by the City in the receipt, review and processing of a land use 

application. A deposit in an amount established in the Deposit Schedule will be 

required at the time an application is filed.  

(b) Outside Planning Services. An applicant may, upon permission of the City, choose 

outside planning services at the applicant’s expense, approved by the City, to 

process any land use application. The outside planning service will be 

tantamount to the function of the City Planner and will be subject to the 

supervision, direction and review of the City Planner. Utilizing outside planning 

services does not forego the City’s requirement as to costs (including non-

refundable deposit).  

(c) In the event the application is withdrawn before City action, the applicant shall 

be responsible to pay for the costs incurred up to the time of its withdrawal.  

(d) Waiver of Charges. The City Council may, at its discretion, waive some or all 

charges for the processing of applications determined by the City Council to be in 

the public interest 

(6) DEPOSIT SCHEDULE. A deposit schedule shall be in resolution form and adopted by the 

City Council. 

Applicant’s Findings: Pursuant to Section 17.12.030, the applicants have complied with the City 

of Stayton’s application procedure requirements. The annexation application has been prepared 
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on the appropriate City forms provided by the Planning Department and is being submitted to 

the City Planner at City Hall in accordance with subsection (1) and (2). The applicants, Shepherds 

Crossing on State LLC, are the legal property owners of the subject properties. As such, the 

application is signed by the property owner, satisfying the requirement of subsection (3) for 

property owner authorization. 

All supplemental documentation required for annexation review is included with this submittal. 

This includes site maps, legal descriptions, comprehensive plan and zoning information, and 

supporting narrative materials. The applicant has ensured that the application is complete and 

provides the necessary information for City staff to evaluate the proposal consistent with 

subsection (4). 

At the time of application submittal, the applicant will pay the required deposit amount as 

established by the City’s adopted deposit schedule. The applicant understands that this deposit 

is intended to cover the costs incurred by the City in the receipt, review, and processing of the 

application, as specified in subsection (5)(a). The applicant further acknowledges that should 

additional costs be incurred, including those related to outside planning services or costs 

accrued prior to withdrawal, such costs will be the responsibility of the applicant, consistent 

with subsections (5)(b) and (5)(c). Based on the above, the application complies with the 

procedures set forth in Section 17.12.030 of the Stayton Land Use and Development Code. 

Sections 17.12.160 – Pre-Application Meeting  

(1) PURPOSE STATEMENT. The purpose of this section is to have conferences with 

prospective applicants to gather general information and City guidelines before the 

applicants enter into binding commitments or incurring substantial expense in the 

preparation of plans and land use applications.  

(2) WHEN REQUIRED. A minimum of 1 pre-application meeting must be held prior to 

submittal of an application: (Ord. 898, August 20, 2007)  

(3) SUBMITTAL REQUIREMENTS. A pre-application meeting will be scheduled only upon 

submission of the following materials to the City Planner 7 days prior to the meeting. 

The meeting shall be scheduled no more than 14 days after the City Planner has 

determined adequate information has been submitted.  

(a) Form. A completed form provided by the City Planner requesting a pre-

application meeting.  

(b) Map(s). The applicant should provide a map(s) that allow staff to understand the 

general aspects of the proposed development. Maps do not need to be to scale, 

but it is recommended.  

(1) The approximate topography.  

(2) Approximate location of any existing buildings or proposed 

buildings.  
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(3) The approximate location of all proposed driveways, sidewalks 

and parking facilities.  

(4) The approximate location of all proposed landscaping.  

(5) Approximate location of any proposed land divisions. c. Narrative 

Statement. The applicant shall provide a brief narrative statement 

detailing the proposed uses for the site.  

(4) PROCEDURES FOR PRE-APPLICATION MEETINGS.  

(a) The City Planner shall notify the Public Works Department, City Engineer, Marion 

County Public Works, and the Stayton Fire District of the preapplication meeting. 

(Ord. 898, August 20, 2007)  

(b) The pre-application meeting shall be attended by representatives of the Planning 

and Public Works Departments.  

(c) The applicant shall make a brief description of the project proposed project.  

(d) City staff shall inform the applicant of the issues that will need to be addressed 

when the application is submitted and identify any potential sections of this 

code for which compliance may not be easily achieved.  

(e) The opinions given by City staff at the pre-application meeting are non-binding 

upon the City and failure of staff to identify a Code provision for which 

compliance later becomes an issue shall not relieve the applicant from 

compliance with that provision should an application be submitted. 

Applicant’s Findings: Pursuant to Section 17.12.160, the applicants held a required pre-

application meeting with City of Stayton staff prior to submitting this annexation request. A 

completed City form requesting the pre-application meeting was submitted along with 

supporting materials, including maps identifying the subject properties and a narrative 

statement describing the proposed annexation and request for High Density Residential zoning. 

These materials were provided in advance of the meeting consistent with subsection (3). 

The pre-application conference was held on July 17, 2025, and was attended by representatives 

of the Planning and Public Works Departments. Notifications were made to Public Works, the 

City Engineer, Marion County Public Works, and the Stayton Fire District, in accordance with 

subsection (4)(a). At the meeting, the applicants and their representatives provided a 

description of the project, and City staff outlined applicable development code provisions, 

identified review criteria, and discussed potential issues that would need to be addressed as part 

of the annexation application. 

As specified in subsection (1), the purpose of the pre-application meeting was to allow the 

applicants to receive guidance and gather information before incurring substantial expense in 

the preparation of the full application. The meeting fulfilled this purpose and provided the 

applicants with clear direction to prepare a complete annexation application for consideration. 
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Based on the above, the applicants have satisfied the requirements of Section 17.12.160 for 

conducting a pre-application meeting. 

Section 4: Findings Applicable to Annexation  

Sections 17.12.210 – Annexations  
(1) DEFINITION. An annexation is an expansion of the City limits through the addition of 

territory to the jurisdictional boundaries of the City, including “contract annexation” 

agreements between applicants and the City. 

Applicant’s Findings: Section 17.12.210(1) defines an annexation as an expansion of the City 

limits through the addition of territory to the jurisdictional boundaries of the City, which may 

include annexations completed through a contract annexation agreement between an applicant 

and the City. The subject proposal seeks to annex approximately 21.28 acres of land, identified 

as Marion County Assessor Map and Tax Lots 091W11C001200, 091W11C001100, and 

091W11C001000, into the corporate limits of the City of Stayton. The subject properties are 

located within the City’s Urban Growth Boundary and are contiguous to the existing city limits, 

which makes them eligible for annexation under the City’s adopted policies. The proposed action 

therefore qualifies as an annexation as defined by this section of the Stayton Land Use and 

Development Code, and this application is being processed in the manner prescribed for 

annexation requests. 

(2) METHOD OF ADOPTION.  

(a) Major Annexations.  

(1) A Major Annexation is an annexation that meets one or more of 

the following characteristics.  

(i) Consists of two or more parcels, except proposed annexations 

that consist of contiguous parcels in the same ownership.  

(ii) The area proposed for annexation exceeds 1 acre, except a health 

hazard annexation. (Amended Ord. 918, March 18, 2010)  

(2) Approval procedures. The following procedures shall be followed 

in the review and approval of an application for a Major Annexation:  

(i) Major Annexations are subject to referendum approval. The City 

Council may schedule a vote on an annexation proposal only in 

the May or November elections.  

(ii) Submission Deadlines. An application for a Major Annexation shall 

be filed with the City Planner before 5:00 p.m. on the last working 

day in September for a ballot election in May and the last working 

day in March for a ballot election in November.  

(iii) Planning Commission Proceedings. The Planning Commission shall 

hold a public hearing in accordance with the requirements of 
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Section 17.12.090. Following the public hearing the Commission 

shall make findings of fact and conclusions as to whether the 

criteria of Section 17.12.210.4 below are met. Based on the 

findings of fact and conclusions, the Planning Commission shall 

make a recommendation to the City Council regarding the 

approval of the application.  

(iv) City Council Proceedings. The City Council shall hold a public 

hearing in accordance with the requirements of Section 

17.12.100. Following the public hearing, the City Council shall 

make findings of fact and conclusions as to whether the criteria of 

Section 17.12.210.4 below are met. If the Council finds that the 

criteria of Section 17.12.210.4 have been or will be met, the 

Council shall enact a resolution scheduling a referendum vote at 

the next available scheduled election. A decision by the Council 

approving the annexation, and referring to the voters, shall be 

final upon adoption for appeal purposes, but shall not be effective 

until all applicable appeal periods have passed with no appeal 

having been filed.  

(v) Legal advertisement of pending election. After City Council review 

and approval, the City Administrator shall cause a legal 

advertisement describing the proposed annexation and pending 

election to be published in at least one newspaper of general 

circulation in the City in the manner provided by state election 

law. The advertisement shall be placed at least 14 days prior to 

the election. The advertisement shall contain: a description of the 

location of the property, size of the property, its proposed zoning 

upon annexation, a general description of the potential land uses 

allowed, any required comprehensive plan text or map 

amendment or zoning ordinance text or map amendment, and 

where the City Council’s evaluation of the proposed annexation 

may be found.  

(vi) Election procedures. Pursuant to ORS 222.130(1), the ballot title 

for a proposal for annexation shall contain a general description 

of the boundaries of each territory proposed to be annexed. The 

description shall use streets and other generally recognized 

features. Notwithstanding ORS 250.035, the statement of chief 

purpose shall not exceed 150 words. The City Attorney shall 

prepare the ballot title wording.  
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(a) Pursuant to ORS 222.130(2), the notice of an annexation 

shall be given as provided in ORS 254.095 and 254.205, 

except that in addition the notice shall contain a map 

indicating the boundaries of each territory proposed to be 

annexed.  

(b) Pursuant to ORS 222.111(7), two or more proposals for 

annexation of territory may be voted upon simultaneously; 

however, each proposal shall be stated separately on the 

ballot and voted on separately.  

(vii) Setting of boundaries and proclamation of annexation. Upon 

approval by the voters of the proposed annexation, the City 

Council shall proclaim the results of the election and by ordinance 

set the boundaries of the area to be annexed by a legal 

description.  

Applicant’s Findings: Section 17.12.210(2) distinguishes between major and minor annexations, 

with major annexations defined as those involving two or more parcels under different 

ownership or more than one acre of land, except where the parcels are contiguous and under 

the same ownership. The subject annexation involves three contiguous parcels under the sole 

ownership of Shepherds Crossing on State LLC and encompasses approximately 21.28 acres. 

Because the properties are all under common ownership, the proposal does not qualify as a 

major annexation even though the combined acreage exceeds one acre. This annexation is 

therefore classified as a minor annexation and will be processed through the standard review 

procedures before the Planning Commission and City Council without referral to an election. 

(b) Minor Annexations.  

(1) A Minor Annexation is any annexation that meets all of the 

following characteristics.  

(i) Consists of only one parcel, except proposed annexations that 

consist of contiguous parcels in the same ownership.  

(ii) The area proposed for annexation is 1 acre or less. (Amended Ord. 

918, March 18, 2010)  

(2) Approval procedures. The following procedures shall be followed 

in the review and approval of an application for a Minor Annexation:  

(i) An application for a Minor Annexation shall be filed with the City 

Planning Department.  

(ii) Planning Commission Proceedings. The Planning Commission shall 

hold a public hearing in accordance with the requirements of 

Section 17.12.090. Following the public hearing the Commission 

shall make findings of fact and conclusions as to whether the 
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criteria of Section 17.12.210.4 below are met. Based on the 

findings of fact and conclusions the Planning Commission shall 

make a recommendation to the City Council regarding the 

approval of the application.  

(iii) City Council Proceedings. The City Council shall hold a public 

hearing in accordance with the requirements of Section 

17.12.100. Following the public hearing, the City Council shall 

make findings of fact and conclusions as to whether the criteria of 

Section 17.12.210.4 below are met. If the Council finds that the 

criteria of Section 17.12.210.4 have been or will be met, the 

Council shall, by ordinance, shall set the boundaries of the area to 

be annexed by a legal description.  

(c) Health Hazard Annexation The City may annex those areas constituting a health 

hazard in accordance with Oregon Revised Statutes, taking into consideration 

the ability of the City to provide necessary services. Annexation of areas 

constituting a health hazard is not subject to voter approval. 

Applicant’s Findings: Section 17.12.210(2)(b) defines a minor annexation as an annexation that 

consists of only one parcel, except where multiple contiguous parcels are under the same 

ownership, and that involves one acre or less. Although the subject annexation involves three 

parcels and encompasses approximately 21.28 acres, all of the parcels are contiguous and are 

under the sole ownership of Shepherds Crossing on State LLC. Because the code expressly allows 

contiguous parcels in common ownership to be treated as a single parcel for purposes of this 

definition, the proposal qualifies as a minor annexation. As a minor annexation, this request will 

be processed as provided in Section 17.12.210(2)(b)(2), which requires a complete application to 

be filed with the City Planning Department, a public hearing before the Planning Commission 

with a recommendation to the City Council, and a public hearing before the City Council which, 

upon finding that the criteria of Section 17.12.210(4) have been or will be met, may approve the 

annexation by ordinance establishing the boundaries of the territory to be annexed. 

(3) SUBMITTAL REQUIREMENTS. In order to be accepted as complete and be processed in a 

timely manner by the City, requests for annexation of territory shall include the 

following materials and information:  

(a) Completed application forms as supplied by the City Planner.  

(b) Three copies of a site plan, drawn to a scale of 1 inch equals not more than 50 

feet, shown as a graphic scale, of the property for which the annexation is 

requested. The site plan shall depict the surrounding properties, neighboring 

streets and roads, and existing uses of the property. If the application for 

annexation is not accompanied by a concurrent application for site plan, 

subdivision, or other land use approval, three copies of a conceptual plan of 
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proposed uses of the property subsequent to annexation. In addition, 18 

reduced copies of the plan sized as 11 inches by 17 inches shall be submitted.  

(c) A plan showing the boundary lines of the properties, certified by a professional 

land surveyor, and the approximate area of the properties in acres or square 

feet.  

(d) A legal description of the property, meeting the requirements of ORS 308.225.  

(e) A narrative statement fully explaining the request and fully addressing the 

criteria for approval of an annexation. 

Applicant’s Findings: Section 17.12.210(3) sets forth the submittal requirements for annexation 

applications, which include a completed application form, a boundary and area map certified by 

a professional land surveyor, a legal description meeting the requirements of ORS 308.225, and 

a narrative statement fully explaining the request and addressing the applicable approval 

criteria. The applicants have submitted a completed City application form along with a certified 

boundary survey identifying the three contiguous parcels proposed for annexation and their 

total combined area of approximately 21.28 acres. A legal description of the properties has been 

prepared in compliance with ORS 308.225, and this narrative statement provides a full 

explanation of the request and includes findings addressing each of the applicable annexation 

criteria. Because no specific development proposal is being considered at this time, no site plan 

or conceptual plan is required or provided. The submitted materials satisfy the requirements of 

Section 17.12.210(3) and are sufficient for the City to deem the application complete for 

processing. 

(4) APPROVAL CRITERIA. In order to approve an application for annexation, the following 

affirmative findings concerning the action must be made by the decision authority:  

(a) Need exists in the community for the land proposed to be annexed.  

Applicant’s Findings: Section 17.12.210(4)(a) requires a finding that a need exists in the 

community for the land proposed to be annexed. The subject property is located within the City 

of Stayton Urban Growth Boundary and carries a residential designation in the City’s 

Comprehensive Plan, which reflects the City’s long-term determination that the property is 

appropriate and necessary to accommodate urban growth. The City’s Comprehensive Plan and 

adopted population projections identify steady and sustained population growth over the 

coming decades and emphasize the need to maintain an adequate supply of residential land to 

meet that growth. The City has also acknowledged in its planning documents and housing 

policies that much of the existing residential land supply within the city limits has already been 

developed or committed to specific projects, leaving limited opportunities for new high density 

residential development. Annexing this property will add approximately 21.28 acres of land to 

the city’s inventory of buildable residential land, directly supporting the City’s ability to meet its 

housing needs and Comprehensive Plan goals to provide a variety of housing types and 

densities. Meeting this need is especially important given that high density housing can 
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accommodate more units per acre than other residential designations, which will help the City 

provide housing at more attainable price points for a broader range of households. In addition 

to helping meet the City’s identified housing needs, the annexation and eventual development 

of this property will provide positive economic benefits to the community. While temporary, the 

planning, design, engineering, and construction phases will generate local jobs and increase 

demand for local goods and services, which will contribute to the local economy. Over the long 

term, bringing additional residents to the community will expand the consumer base that 

supports Stayton’s local businesses, services, and institutions, which aligns with the 

Comprehensive Plan’s broader economic development objectives. For these reasons, a clear and 

demonstrated need exists within the community for the land proposed to be annexed. 

(b) The site is or is capable of being serviced by adequate City public services 

including such services as may be provided subject to the terms of a contract 

annexation agreement between the applicant and the City.  

Applicant’s Findings: Section 17.12.210(4)(b) requires a finding that the site is or is capable of 

being serviced by adequate City public services, including such services as may be provided 

through a contract annexation agreement between the applicant and the City. The applicant 

has submitted an engineering report prepared by Westech Engineering, Inc. in August 2025 that 

evaluates the site’s ability to be served by City infrastructure in accordance with the City of 

Stayton’s adopted Public Works Design Standards and master plans. The subject property is 

currently undeveloped farmland and forested area located within the Urban Growth Boundary 

and contiguous to the existing city limits. The Westech report confirms that transportation 

access, water service, fire protection, sanitary sewer, and stormwater facilities can feasibly be 

extended to serve the site as urban development occurs. Park Lane, which currently serves the 

property, can be replaced with the extension of N 15th Avenue constructed to the 60 foot local 

street standard identified in the Transportation System Plan, including curb and gutter, 

sidewalks, street lighting, and storm drainage improvements. Interior local streets can be 

designed to the City’s 34 foot local street cross section, with driveway and intersection spacing 

compliant with the Public Works Design Standards, and the applicant will dedicate the required 

public utility easements along all public frontages. The City’s Water Master Plan identifies a 

planned 8 inch looped water main through the property that can connect to the existing 12 inch 

main in N 15th Avenue, which will provide sufficient domestic capacity and fire flow for high 

density residential development. Based on the assumed density of 24 units per acre, Westech 

calculated an estimated domestic water demand of 73 gallons per minute, which can be served 

by the planned system. Fire protection for high density residential development typically 

requires 1,500 gallons per minute with sprinklered buildings, and this requirement can be met 

through the looped 8 inch water distribution system and strategically placed hydrants 

constructed to current fire code and City standards. While there are known downstream 

sanitary sewer constraints in the W. Ida Street area, these deficiencies have been identified in 



   
 

   Page | 13  
 

the City’s Wastewater Facilities Planning Study and are currently in the design phase, with 

completion anticipated in 2027. Upon completion of these improvements, the system will have 

sufficient capacity to serve the site, and in the interim the site can connect to an existing 8 inch 

sewer stub in N 15th Avenue that flows to a 12 inch gravity main in E Burnett Street at a depth 

sufficient to maintain minimum slopes and cover. Westech estimated peak sewer flows from the 

site at 59 gallons per minute, which can be accommodated by the downstream system following 

the planned upgrades. The property lies within the East Stayton Basin (Basin 105) and is largely 

outside of mapped flood hazard areas, and stormwater can be managed through either a 

connection to the existing 36 inch storm main that discharges to the Salem Ditch or through a 

new outfall to the Salem Ditch if easements are secured, both of which are feasible and can be 

designed in compliance with the City’s Stormwater Master Plan. All private storm systems will 

include an Operations and Maintenance Plan and Agreement approved by the City. Although 

the property is not currently served by municipal utilities, the Westech report demonstrates that 

all necessary public facilities can be extended to the site and constructed to City standards as 

part of development. The applicant is willing to enter into a contract annexation agreement to 

ensure that the design and construction of public improvements will occur concurrently with 

development. Based on this evidence, the property is capable of being served by adequate City 

public services as required by Section 17.12.210(4)(b). 

(c) The proposed annexation is property contiguous to the existing City limits.  

Applicant’s Findings: Section 17.12.210(4)(c) requires a finding that the property proposed for 

annexation is contiguous to the existing City limits. The subject property consists of three 

contiguous parcels under common ownership, identified as Marion County Assessor Map and 

Tax Lots 091W11C001200, 091W11C001100, and 091W11C001000, totaling approximately 

21.28 acres. The property is located within the City of Stayton Urban Growth Boundary and is 

almost entirely surrounded by land already incorporated within the City, sharing common 

boundaries with the city limits to the north, south, and west. This configuration makes the site 

nearly an enclave within the City’s jurisdictional boundary. Because the property touches 

existing City limits on three sides, it is considered contiguous for purposes of annexation and is 

eligible to be incorporated into the City under this criterion. 

(d) The proposed annexation is compatible with the character of the surrounding 

area and complies with the urban growth program and policies of the City of 

Stayton.  

Applicant’s Findings: Section 17.12.210(4)(d) requires a finding that the proposed annexation is 

compatible with the character of the surrounding area and complies with the urban growth 

program and policies of the City of Stayton. The subject property lies within the City’s Urban 

Growth Boundary, is nearly surrounded by existing City limits on three sides, and is designated 

for residential use under the City’s Comprehensive Plan. The surrounding area consists of single 
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family residential neighborhoods to the north, largely unimproved park land and open space to 

the west, and natural resource areas and farmland to the east and south, which together create 

a transitional edge between existing urban development and urbanizable land within the UGB. 

The City’s urban growth program, as established in the Stayton–Marion County Urban Growth 

Boundary and Policy Agreement and implemented through the Stayton Comprehensive Plan, 

includes policies intended to guide orderly, efficient, and coordinated urban expansion. This 

proposal supports those policies and goals in the following ways: 

• UGB Policy Agreement (Resolution 394): Calls for the orderly and efficient conversion of 

land within the Urban Growth Boundary from rural to urban use as public facilities 

become available. The subject property is inside the UGB and capable of being served 

with full urban utilities, and its annexation will allow the City to manage its development 

in an orderly and coordinated manner. 

• UGB Policy Agreement: Requires that annexations be consistent with the City’s 

Comprehensive Plan and coordinated with the extension of public facilities. The 

proposed annexation is consistent with the property’s residential plan designation and 

will allow urban infrastructure to be extended to the site under City oversight at the time 

of development. 

• Comprehensive Plan Urbanization Goal: Directs the City to maintain a 20-year supply of 

buildable land within the UGB and to annex additional land as needed to meet projected 

population growth. Bringing this 21.28-acre area into the City limits will expand the 

City’s inventory of buildable residential land in an area already planned for urban 

development. 

• Comprehensive Plan Housing Goals: Emphasize providing a variety of housing types and 

densities to meet the needs of Stayton’s growing population and to promote housing 

affordability. Annexation will allow High Density Residential zoning to be applied, which 

will create opportunities for more compact housing types and support greater housing 

choice within the community. 

• Comprehensive Plan Public Facilities Policies: Require that public services be extended in 

a cost-effective and efficient manner concurrent with urban development. The Westech 

engineering report confirms that all required facilities, including water, sewer, 

stormwater, and transportation improvements, can be extended to serve the property in 

compliance with City master plans and Public Works Design Standards. 

• Because the property is located inside the UGB, directly abuts the existing City limits, is 

planned for residential use in the Comprehensive Plan, and will be served by public 

facilities as development occurs, the proposed annexation is compatible with the 

surrounding area and satisfies the City’s adopted urban growth program and policies. 
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(e) The annexation request complies, or can be made to comply, with all applicable 

provisions of state and local law.  

Applicant’s Findings: Section 17.12.210(4)(e) requires a finding that the annexation request 

complies, or can be made to comply, with all applicable provisions of state and local law. The 

proposed annexation has been prepared and submitted in accordance with the procedures 

established in Chapter 17.12 of the Stayton Land Use and Development Code and the City’s 

adopted annexation policies. The subject property is located within the City’s acknowledged 

Urban Growth Boundary, is contiguous to the existing city limits, and has a Comprehensive Plan 

designation of residential, making it eligible to be brought into the City under state and local 

land use regulations. The proposal is consistent with applicable provisions of Oregon Revised 

Statutes and the Stayton Development Code as follows: 

• ORS 222.111 and ORS 222.125: Authorize annexation of territory that is contiguous to 

city limits and within an acknowledged Urban Growth Boundary when consent is 

provided by the property owner. The subject property directly abuts the City on three 

sides, is within the Urban Growth Boundary, and the annexation petition has been 

signed by the sole property owner, Shepherds Crossing on State LLC, satisfying these 

statutory requirements. 

• ORS 197.175 and Goal 14 (Urbanization): Require cities to plan and manage urbanizable 

land to provide for orderly and efficient transition from rural to urban land use. The 

property is planned for residential development in the City’s Comprehensive Plan and its 

annexation will allow urban services to be extended in a coordinated and efficient 

manner consistent with this goal. 

• Stayton Development Code Chapter 17.12: Establishes the procedures and approval 

criteria for annexation, which include holding a pre-application conference, submitting a 

complete application, demonstrating need for the land, and showing the ability to serve 

the site with public facilities. The applicant has held a pre-application meeting, 

submitted all required materials, and provided an engineering report demonstrating that 

public services can be extended to the site at the time of development. 

• Stayton–Marion County Urban Growth Boundary and Policy Agreement: Requires 

annexations to occur in a coordinated manner consistent with the Comprehensive Plan 

and to be timed with the extension of public facilities. This request is consistent with that 

policy framework and will allow the City to oversee the extension of services to the 

property under City standards. 

• Because the application satisfies all procedural and substantive requirements of the 

Stayton Development Code, conforms to the City’s adopted Comprehensive Plan and 

UGB Policy Agreement, and is consistent with applicable state annexation statutes and 

statewide planning goals, it complies, or can be made to comply, with all applicable 

provisions of state and local law as required by Section 17.12.210(4)(e). 
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(f) If a proposed contract annexation, within the terms and conditions of the 

contract the cost of City facility and service extensions to the annexed area shall 

be calculated by the Public Works Director. 

Applicant’s Findings: Section 17.12.210(4)(f) applies only to proposed contract annexations 

where specific terms and conditions establish cost responsibilities for City facility and service 

extensions. This application does not include a proposed contract annexation with 

predetermined cost allocations. If the City determines that a contract annexation agreement is 

appropriate, the applicant is willing to enter into such an agreement and understands that the 

Public Works Director will calculate the cost of facility and service extensions at that time. 

Because no contract annexation is proposed as part of this application, this criterion is not 

applicable. 

(5) ZONING OF ANNEXED TERRITORY. All lands that are annexed to the City shall be zoned 

in accordance with the designation of the property in the Comprehensive Plan. The 

specific zone assigned to the land being annexed shall be determined by the City Council 

in accordance with the proposed uses of the land and the needs identified by the 

buildable lands analysis in the Comprehensive Plan. This requirement does not prohibit 

an application to amend the Comprehensive Plan Map concurrent with the application 

for annexation. 

Applicant’s Findings: Section 17.12.210(5) requires that all lands annexed to the City be zoned 

consistent with their Comprehensive Plan designation, with the specific zoning district assigned 

by the City Council based on the proposed uses of the land and the needs identified in the 

Comprehensive Plan’s buildable lands analysis. The subject property is located within the City of 

Stayton Urban Growth Boundary, is designated for residential use in the Comprehensive Plan, 

and is nearly surrounded on three sides by incorporated city limits. To implement the 

Comprehensive Plan designation and respond to the City’s identified housing needs, the 

applicant is requesting that the property be assigned the High Density Residential (HDR) zoning 

district upon annexation. The Stayton Development Code establishes the HDR zone to provide 

areas for higher-density housing development where public facilities and services are available 

or can be extended efficiently, which aligns with this site’s location and the public infrastructure 

improvements described in the engineering report. 

The HDR zone is intended to accommodate a variety of housing types including multifamily 

dwellings, townhomes, and other attached housing forms, allowing residential development at 

a minimum density of 12 dwelling units per net acre and a maximum density of 24 dwelling 

units per net acre. The subject property includes approximately 21.28 acres of contiguous land, 

which is sufficient to be efficiently developed at urban densities while meeting all applicable 

HDR development standards. The Stayton Development Code establishes a minimum lot area of 

2,000 square feet per dwelling unit for multifamily projects in the HDR zone, which this property 
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can readily accommodate given its size and configuration. The HDR zone also establishes a 

maximum building height of 50 feet, minimum front setbacks of 15 feet, side setbacks of 10 

feet, and rear setbacks of 20 feet, as well as a maximum lot coverage of 60 percent. The 

property’s flat topography and large contiguous area make it physically capable of supporting 

development that meets these dimensional standards while providing the required off-street 

parking, landscaping, open space, and pedestrian connections. 

Assigning HDR zoning to this property directly advances the City’s Comprehensive Plan housing 

policies, which call for maintaining a sufficient supply of buildable land to meet projected 

population growth, increasing the diversity of housing types and densities, and promoting 

compact development patterns that use urban land and infrastructure efficiently. The City’s 

Buildable Lands Inventory demonstrates that much of the land currently zoned for residential 

use within the city limits is already developed or committed, and that additional residential land 

will be needed to meet Stayton’s 20-year housing demand. Annexing this property and applying 

HDR zoning will create opportunities for higher-density residential development on land that is 

already designated for residential use, is contiguous to existing development, and can be served 

by City utilities in compliance with the Public Works Design Standards. 

Because the HDR zoning district directly implements the Comprehensive Plan designation for the 

property, the site is capable of meeting the dimensional and density standards of the HDR zone, 

and assigning this zoning will further the City’s identified housing and growth management 

goals, the proposal satisfies the requirements of Section 17.12.210(5). 

(6) CONFORMANCE WITH CONCEPTUAL PLAN. Development of the property after 

annexation shall be in substantial conformance with any conceptual plan submitted with 

the application for annexation. For the purposes of this section, development is in 

substantial conformance with a conceptual plan if:  

(a) The development is generally consistent with the character and intent of the 

conceptual plan;  

(b) The number and types of housing units are generally consistent with those 

presented in the conceptual plan;  

(c) The impacts from the development, including but not limited to, noise, vibration, 

dust, odor, or fumes, detectable at the property line will not exceed the 

maximums typical for the categories of uses proposed in the conceptual plan;  

(d) The number and types of vehicular trips to and from the site will not exceed the 

maximums typical for the categories of uses proposed in the conceptual plan; 

and  

(e) The amount and types of outside storage, loading, and parking will not exceed 

the maximums typical for the categories of uses proposed in the conceptual 

plan. 
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Applicant’s Findings: Section 17.12.210(6) requires that development of property after 

annexation be in substantial conformance with any conceptual plan submitted with the 

annexation application. No conceptual development plan is being submitted as part of this 

annexation request because the applicant has not yet determined the specific configuration or 

design of future development on the property. The applicant is requesting annexation and 

assignment of High Density Residential zoning to implement the Comprehensive Plan 

designation for the property and to expand the City’s supply of buildable residential land. Any 

future development proposal will be subject to the applicable provisions of the Stayton 

Development Code, including site plan review and land division requirements, at which time the 

specific layout, housing types, number of units, traffic impacts, and related site design elements 

will be reviewed for compliance with City standards. Because no conceptual plan is submitted, 

this criterion is not applicable at this time, and future development will be reviewed by the City 

to ensure compliance with all applicable regulations and adopted policies at the time of 

application. 

(7) NOTICE TO COUNTY AND STATE.  

(a) Within 10 working days after enactment of the ordinance approving the 

annexation, the City Recorder shall provide by certified mail to all public utilities, 

electric cooperatives and telecommunications carriers operating within the City 

each site address to be annexed as recorded on county assessment and tax rolls, 

a legal description and map of the proposed boundary change, and a copy of the 

ordinance approving the annexation.  

(b) Within 10 days from the effective date the ordinance approving the annexation, 

the City Recorder shall provide to the Marion County Clerk and County Assessor 

a report containing a detailed legal description of the new boundaries 

established by the City.  

(c) Within 14 days of enactment of the ordinance approving the annexation, the City 

Recorder shall transmit to the Oregon Secretary of State:  

(1) A copy of the ordinance proclaiming the annexation, including a 

legal description of the territory to be annexed.  

(2) An abstract of the vote, if a major annexation. The abstract of the 

vote shall show the whole number of electors voting on the annexation, 

the number of votes cast for annexation, and the number of votes cast 

against annexation.  

(3) A copy of the statement of consent by electors or landowners in 

the territory annexed.  

(d) Within 30 days of enactment of an ordinance annexing territory into the City, the 

City Recorder shall transmit to the Marion County Assessor and the Oregon 

Department of Revenue the legal description of the boundary change or 
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proposed change and an accurate map conforming to the requirements of ORS 

308.225(2).  

Applicant’s Findings: Section 17.12.210(7) outlines the notification requirements that apply 

after the City Council enacts an ordinance approving an annexation. These procedural 

obligations are the responsibility of the City following approval and are not actions the applicant 

can complete directly. The applicant understands that, if the annexation is approved, the City 

Recorder will provide certified notice and copies of the annexation ordinance, legal descriptions, 

and maps to all required agencies, including public utilities, telecommunications carriers, the 

Marion County Clerk and County Assessor, the Oregon Department of Revenue, and the Oregon 

Secretary of State, within the timelines established by this section and in compliance with ORS 

308.225. The applicant will cooperate with the City to provide any additional information or 

materials needed to complete these post-approval notifications. Because these requirements 

apply to the City after approval rather than to the applicant at the time of application, this 

criterion will be satisfied by the City’s standard annexation procedures.  

Section 5: Conclusion 

The record demonstrates that annexation of the Shepherds Crossing properties is both 

appropriate and necessary to advance the City’s adopted growth, housing, and public facilities 

objectives. The subject area lies inside the Urban Growth Boundary, directly abuts city limits on 

three sides, and carries a residential Comprehensive Plan designation, which together establish 

clear eligibility and signal long standing City intent for urban integration. The proposal satisfies 

the procedural requirements in Chapter 17.12, meets the annexation approval criteria by 

showing community need for additional residential land, and aligns with the City’s urban 

growth program by directing compact urban development to a location that can be efficiently 

served with municipal services. Applying High Density Residential zoning at annexation will 

implement the Comprehensive Plan designation, expand the citywide supply of buildable land 

for higher density housing, and create the opportunity for a broader mix of housing types and 

price points, which supports the City’s housing goals and helps address identified needs over 

the planning horizon. Bringing this land into the City will also support Stayton’s local economy, 

since planning, engineering, and construction activity will generate near term jobs and 

purchases, and the eventual addition of households will strengthen the customer base that 

supports local businesses, services, and institutions. 

The evidence shows the site is capable of being served by adequate public facilities in 

conformance with the City’s adopted master plans and Public Works Design Standards. 

Transportation access can be provided by extending N Fifteenth Avenue and constructing 

interior local streets to City standards, domestic water and required fire flow can be achieved 

through a looped main that ties to the existing system, sanitary sewer service can be provided 

with planned downstream improvements that are already advancing toward delivery, and 
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stormwater can be managed through feasible discharge options to the existing system or to 

Salem Ditch with required easements, as detailed in the Westech Engineering letter in the 

record. 

The annexation will not create an island or peninsula, it is compatible with nearby single family 

neighborhoods, public park land, and natural resource areas, and it conforms to state statutes 

governing annexations, to Statewide Planning Goal Fourteen, and to the Stayton–Marion 

County Urban Growth Boundary policy framework. For these reasons, the applicants 

respectfully request that the Planning Commission recommend, and the City Council approve, 

annexation of Tax Lots 091W11C001200, 091W11C001100, and 091W11C001000 into the City 

of Stayton with the High Density Residential zoning designation applied at the time of 

annexation. 

Section 6: Exhibits 
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Exhibit A – Marion County Tax Map 
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Exhibit B – Deeds 
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Exhibit C – Articles of Organization 

  



AMENDED ANNUAL REPORT

Corporation Division

sos.oregon.gov/business

E-FILED
Apr 04, 2024

OREGON SECRETARY OF STATE

166978891

REGISTRY NUMBER

05/04/2020

REGISTRATION DATE

BUSINESS NAME

SHEPHERDS CROSSING ON STATE LLC

BUSINESS ACTIVITY

MULTI FAMILY DIVISION

MAILING ADDRESS

360 BELMONT ST NE

SALEM OR 97301 USA

DOMESTIC LIMITED LIABILITY COMPANY

TYPE

360 BELMONT ST NE

SALEM OR 97301 USA

PRIMARY PLACE OF BUSINESS

OREGON

JURISDICTION

REGISTERED AGENT

TERENCE C BLACKBURN

360 BELMONT ST NE

SALEM OR 97301 USA

If the Registered Agent has changed, the new agent has consented to the appointment.

MEMBER

149211997 - CLUTCH MULTIFAMILY, LLC

360 BELMONT ST NE

SALEM OR 97301 USA

Page 1



Corporation Division

sos.oregon.gov/business OREGON SECRETARY OF STATE

I declare, under penalty of perjury, that this document does not fraudulently conceal, fraudulently obscure,
fraudulently alter or otherwise misrepresent the identity of the person or any officers, managers, members or
agents of the limited liability company on behalf of which the person signs. This filing has been examined by me
and is, to the best of my knowledge and belief, true, correct, and complete. Making false statements in this
document is against the law and may be penalized by fines, imprisonment, or both.

By typing my name in the electronic signature field, I am agreeing to conduct business electronically with the
State of Oregon. I understand that transactions and/or signatures in records may not be denied legal effect solely
because they are conducted, executed, or prepared in electronic form and that if a law requires a record or
signature to be in writing, an electronic record or signature satisfies that requirement.

ELECTRONIC SIGNATURE

NAME

TERENCE C BLACKBURN

TITLE

AUTHORIZED AGENT

DATE

04-04-2024

Page 2



   
 

   Page | 24  
 

Exhibit D – Engineering Report 
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Exhibit E – Annexation Application Form 
 




