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Background

• Subject tract was the site of the Talent Truck Stop and Restaurant

• Lot is approximately 5.40 acres and includes two legal lots of record

• Lot is zoned Commercial Interchange

• Track is surround to the west, north and south by Commercial Highway and 
Commercial Interchange to the east.



Site Information



Property Characteristics



Property Characteristics



Approval Criteria

Article 8-3M.160 – Review Procedures – Type IV Legislative
• Notice of Hearing Requirements
• Pre Application Conferences

City of Talent Comprehensive Plan
• Element B – Parks, Recreation, Open Space, and Urban Forestry
• Element C – Natural Hazards
• Element D - Transportation
• Element E - Economy
• Element F – Public Facilities and Services

Oregon Administrative Rules (OAR 660-012-0060) – Plan and Land Use 
Regulations



Planning Commission 
Comments

• Requested more information about potential uses on property
• Future development in the 100-Year Floodplain and Floodway
• Concerns about future traffic congestion issues with expanded residential 

use options
• Comprehensive Plan does not reflect the need for a zone change and that 

TSP was predicated on the current zoning
• Proposed zone change should only be considered with a complete 

development plan to rationalize the zone change needs
• Would like to see open space requirement for the proposed zone change.

Planning Commission recommended approval with a 3-1 vote



Findings

City of Talent Comprehensive Plan – Element B (Parks and Recreation)

Policy 1:  Preservation:  It is the policy of the City of Talent to preserve and enhance the 
quality of its existing parks and recreation resources

• Proposed change of zoning will NOT have any impact on the exiting bike paths or 
greenway.  Comprehensive Plan designation remains commercial.  

• Any future site development would be required to address all riparian and open space 
standards at the time of review.  Enhancements of riparian area will be likely at the 
time of development considering the existing impacts of the current development.  



Findings

City of Talent Comprehensive Plan – Element C (Natural Hazards)

Policy 1.1.  Flood Hazards:  It is the policy of the City of Talent to implement a 
comprehensive strategy that will mitigate and reduce the risks of flood damage from 
naturally occurring flood events

• The uses allowed in the Commercial Interchange zone are similar to the other 
commercial and residential uses allowed in the Commercial Highway zone.  No 
increased risks are anticipated with the change of zoning.  

• All future development regardless of the zoning designation will require a floodplain 
review to reduce the risk of flood damage.



Findings

City of Talent Comprehensive Plan – Element D (Transportation)

Policies:  The City shall consider changes to the Zoning Code that will more effectively 
implement Comprehensive Plan goals that encourage transit-oriented, mixed-use and 
high-density development near the city center to reduce private vehicle trips by increasing 
access to transportation alternatives in conformity with the Oregon Transportation 
Planning Rule (TPR).

• Proposed zone change from Commercial Interchange to Commercial Highway allows a 
larger variety of uses that could be more transit-oriented and allow mixed-use and 
high density residential which encourage the use of transpiration alternatives.  



Findings

City of Talent Comprehensive Plan – Element E (Economy)

Policy 2:  Family Wage Jobs:  Promote and support businesses that bring family wage jobs 
into the community.

Policy 3:  Business Support and Assistance:  The City will support, and encourage retention 
and expansion of existing businesses.

Policy 5:  Livability:  The City recognizes that livability is an important factor in the location 
choices of some types of businesses, and the policy of maintaining livability for the 
benefits of City residents is further reinforced by the potential for economic benefits.  

Policy 8:  Land Availability:  The City will plan for commercial and industrial land needs and 
encourage the efficient use of land. 



Findings

City of Talent Comprehensive Plan – Element E (Economy)

• Proposed zone change will allow for a much wider variety of uses that can be 
established on the subject tract, providing a broader opportunity for economic 
growth.  

• Proposed zone change allows for the weaknesses of the SWOT (strengths, 
weaknesses, opportunities and threats) to be improved due to the wider variety of 
allowed land uses, including high density residential.  

• Allows the existing lot to be used to its capacity.  The existing zoning allows uses that 
serve the traveling public.  The proposed zoning allows uses that serve both the 
community and traveling public.  



Findings

City of Talent Comprehensive Plan – Element F (Public Facilities)

Objective 3.1:  Continue to provide safe and livable housing for working families, single-
earner households, retired people, and students while improving the quality and value of 
local housing stock.

• Proposed zone change allows the subject properties to be developed with high-density 
residential on 50% of the parcel provided it is screen by commercial uses adjacent to 
the street.  

• Existing zoning only allows mixed-use commercial/residential units and forces property 
owner to expand commercial uses in order to provide needed residential housing.  



Approval Criteria

Oregon Administrative Rules (OAR 660-012-0060) – Plan and Land Use Regulations

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

a. Change the functional classification of an existing or planned transportation 
facility (exclusive of correction of map errors in an adopted plan).

b. Change standards implementing a functional classification system, or



Approval Criteria

Oregon Administrative Rules (OAR 660-012-0060) – Plan and Land Use Regulations

c. Results in any of the effects listed below

(A) Types or levels of travel or access that are inconsistent with the functional 
classification of an existing or planned transportation facility; 

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

(C) Degrade the performance of an existing or planned transportation facility 
that is otherwise projected to not meet the performance standards 
identified in the TSP or comprehensive plan. 



Findings

Oregon Administrative Rules (OAR 660-012-0060) – Plan and Land Use Regulations

Does the proposed zone change significantly affect the transportation facility?

• Current average daily trips (ADT) count for W. Valley View is 8,000.  
• Estimated average daily trips at full buildout of commercial in Talent (25 years) is 

approximately 13,000 ADT. 
• Proposed 3 lane cross section on Valley View would accommodate approximately 20,000 

ADT.
• Proposed change of zoning will not degrade the performance of the existing transportation 

facility and does not appear to affect the level of service (LOS must be no less than 95%).
• Current proposal with new allowed uses does not appear to increase the ADT to a point 

that a Transportation Impact Study would be required.  



Proposed Zoning



Recommendation & 
Motion

Recommendation
Based on the findings for the Zone Change stated in the signed Final 
Order, Planning Commission recommends approval of the Zoning Map 
Amendment. 

Proposed Motion
“I move to adopt Ordinance 16-906-O, an Ordinance for a zone change 
of 5.40 acres from Commercial Interchange to Commercial Highway for 
property along Valley View Road, previously occupied by the Talent 
Truck Stop”.













Guy Perrin 
Guy has over 20 years’ experience in coaching, consulting, facilitation and human resources 

management. His client engagements focus on leadership and professional development, 

organizational development, outplacement and career consulting, critical incident stress 

management and counseling.  

 

Prior to leading Central Point Leadership Services, Guy was a Senior Consultant for KPMG 

Consulting's Vancouver office. He provided career consulting and outplacement services, and 

developed a practice in executive and professional coaching. Also in Vancouver, Guy was Labor 

Relations Manager for two daily newspapers, and Industrial Relations Supervisor in a 

manufacturing company.  

 

Guy has a Masters Degree in Counseling Psychology from Antioch Graduate School, a 

Commerce Degree in Organizational Behavior from the University of British Columbia, and a 

Certificate in Dispute Resolution from the Justice Institute of BC. He is a Licensed Professional 

Counselor and a Certified Employee Assistance Professional. Guy is a member of the Employee 

Assistance Professionals Association, Society of Human Resources Management, and 

International Coach Federation. 
 
 


