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WINSTON PLANNING COMMISSION

September 2, 2026, 7:00PM
Winston City Hall
201 NW Douglas Blvd
Winston, OR 97496
541.679.6739

AGENDA

I. CALL TO ORDER

II. COMMENTS FROM THE AUDIENCE—anyone wishing to discuss items not covered on this  
agenda are welcome to address the Planning Commission as a whole.  Please state your name and  
address for the record. Each speaker will be given a maximum of 3 minutes. Speakers may not defame,  
intimidate or use profanity or personal affronts. The Commission reserves the right to delay action until  
they have full information on the issue.

III. NEW BUSINESS

A. PUBLIC HEARING:   BIRCH SPRINGS LLC: A request for a Comprehensive Plan Amendment and 
concurrent Zone Change. The property is approximately 73.44 acres and described as Tax Lot 808 in 
Section 20C, T28S, R6W, W.M.; Property I.D. No. R39993 and Tax Lot 500 in Section 29, T28S, R6W, 
W.M.; Property I.D. No. R39793 located at the southwest corner of the intersection of Highway 42 and 
Brockway Road inside the City of Winston. The property is currently designated as a mixture of 
Ag/Open Space, Commercial, and Residential 16 DU/AC by the Comprehensive Plan and zoned 
Residential High Density (RH), Agriculture/Open Space (A-O), and General Commercial (C-G). The 
requested amendment is to amend and slightly decrease the C-G zoned areas, remove the A-O zoned 
areas  entirely,  amend  and  slightly  decrease  the  RH zoned  areas,  and  introduce  a  portion  of 
Residential Low Density (RLC) zoned area. Planning Department File No. 25-W014.

IV. OTHER BUSINESS

V. GOOD OF THE ORDER

VI. ADJOURNMENT 

   AMERICANS WITH DISABILITIES NOTICE 
As part of public policy, the City of Winston will attempt to provide public accessibility to services,  
programs, and activities.  If accommodation is needed to participate at this meeting, please contact the  
City of Winston at 541-679-6739, at least 48 hours prior to the scheduled meeting time.



CITY OF WINSTON
PLANNING COMMISSION

EXHIBIT 1
Notice of Public Hearing

Planning Department File No. 25-W014



CITY OF WINSTON PLANNING COMMISSION July 24, 2026

NOTICE OF PUBLIC HEARING
 
 7:00 P.M. Wednesday, September 2, 2026

City Hall, Council Chambers
201 NW Douglas, Winston, OR 97496

 
The City of Winston Planning Commission will be conducting a public hearing as prescribed in the City of 
Winston Municipal Code, and accept testimony at the time and place noted above, concerning the following 
Land Use Application:

1) BIRCH SPRINGS LLC: A request for a Comprehensive Plan Amendment and concurrent 
Zone Change. The property is approximately 73.44 acres and described as Tax Lot 808 in 
Section 20C, T28S, R6W, W.M.; Property I.D. No. R39993 and Tax Lot 500 in Section 29, 
T28S, R6W, W.M.;  Property  I.D.  No.  R39793 located at  the southwest  corner of  the 
intersection of Highway 42 and Brockway Road inside the City of Winston. The property is 
currently designated as a mixture of Ag/Open Space, Commercial, and Residential 16 
DU/AC  by  the  Comprehensive  Plan  and  zoned  Residential  High  Density  (RH), 
Agriculture/Open  Space  (A-O),  and  General  Commercial  (C-G).  The  requested 
amendment is to amend and slightly decrease the C-G zoned areas, remove the A-O 
zoned areas entirely, amend and slightly decrease the RH zoned areas, and introduce a 
portion of Residential Low Density (RLC) zoned area. Planning Department File No. 25-
W014.

Applicable  Criteria:  This  application  is  subject  to  the  applicable  provisions  of  the  Winston 
Comprehensive Plan and the applicable criteria of Section 154 of the Winston Municipal Code.

PROPOSAL:  The  Planning  Commission  will  review  the  above-referenced  Land  Use  Application  for 
conformance with the applicable criteria. The Planning Commission will accept public testimony and make 
a  decision  on the application  after  the  Public  Hearing.  The deadline  for  filing  comments  on the 
application is Wednesday, August 28, 2026, at 5:00 p.m.  

PUBLIC HEARING

All interested parties will be allowed opportunity to submit testimony, written or oral, at the hearing. 
Failure of an issue to be raised in the hearing, in person or in writing, or failure to raise constitutional or 
other issues relating to proposed conditions of approval, with sufficient specificity to afford the approving 
authority an opportunity to respond to the issue precludes appeal based on that issue. 

In order to have standing under this chapter, a person shall be recognized as a party by the Planning 
Commission.  Party status, when recognized as by the Planning Commission establishes the right of the 
person to be heard, either orally or in writing, and pursue a review or appeal under this chapter.

A written request for establishment of party status shall be made at least seven (7) days before the date 
set for a quasi-judicial public hearing by any person filing with the City Manager a written statement 
regarding the application being considered.  Such statement shall include: the name, address and 
telephone number of the person filing the statement; how the person qualifies as a party; comments 
which the party wishes to make with respect to application under consideration; and, whether the person 
desires to appear and be heard at the hearing.



Other persons may be granted party status by the Planning Commission at the time of the public hearing 
upon  a  finding  that  the  person  requesting  party  status  is  specially,  personally,  adversely  and 
substantially affected by the subject matter.  The burden for showing that party status should be granted 
shall rest with the person requesting party status.

General Conduct of Hearing.  The following rules apply to the general conduct of the hearing: (a) No 
person shall be disorderly, abusive or disruptive of the orderly conduct of the hearing. (b) No person shall 
testify without first receiving recognition from the President and stating their full name and address.  (c) 
No person shall present irrelevant, immaterial or unduly repetitious testimony or evidence.  Formal rules 
of evidence as used in courts of law shall not apply.  Evidence received at any hearing shall be of the 
quality  that  reasonable persons rely  upon in  the  conduct  of  their  everyday affairs.   (d)  Audience 
demonstrations such as applause, cheering and display of signs, or other conduct disruptive of the 
hearing, shall not be permitted.  Any such conduct may be cause for immediate suspension of the 
hearing.

Written comments and materials may be submitted at any time prior to, or at the public hearing.  Submittals 
can be made in person or by mail to the contact person listed below. The application and all documents and 
evidence submitted by or on behalf of the applicant and the applicable criteria are available for inspection at 
no cost and will  be provided at  reasonable cost  upon request.  The staff  report  will  be available for 
inspection at least seven (7) days prior to the hearing and a copy will be provided at reasonable cost upon 
request. 

Thomas McIntosh
City Manager
City of Winston
201 NW Douglas Blvd
Winston, OR 97496
(541) 679-6739
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DLCD PAPA Online Submittal Confirmation

From: DLCD Plan Amendments <plan.amendments@dlcd.oregon.gov>

To: planner@cityofwinston.org

Date: Thu, 23 Jul 2026 11:22:38 -0700

Subject: Confirmation of PAPA Online submittal to DLCD

Winston

Your notice of a proposed change to a comprehensive plan or land use regulation has been received by the

Oregon Department of Land Conservation and Development.

Local File #: 25-W014

DLCD File #:

001-26

Proposal Received: 7/23/2026

First Evidentiary Hearing: 9/2/2026

Final Hearing Date: 9/21/2026

Submitted by: thomas.mcintosh@cityofwinston.org

If you have any questions about this notice, please reply or send an email to

plan.amendments@dlcd.oregon.gov

.

Source: DLCD Plan Amendments email confirmation received July 23, 2026.
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Birch Springs L.L.C.
3025 West 7th Place
Eugene, OR  97403

Kennerly, Guy
P.O. Box 730
Roseburg, OR  97470

Par 4 Properties L.L.C.
41681 Resorter Blvd
Palm Desert, CA  92211

Harding, Ethelynda E & Arenz, 
Bernard
1160 Brockway Rd
Winston, OR  97496

Nichols Family Trust Dated 
1/28/16 & Papst Living Trust 
Dated 6/27/13 & Shapro, Syd
700 Old Brockway Rd
Winston, OR  97496

Nichols, Muriel J
483 Rosewood Dr
Roseburg, OR  97471

Harding, Ethelynda E & Arenz, 
Bernard
1160 Brockway Rd
Winston, OR  97496

Birch Springs L.L.C.
3025 West 7th Place
Eugene, OR  97403

Clemons, William S & Clemons, 
Teresa L
1262 Brockway Rd
Winston, OR  97496

Birch Springs L.L.C.
3025 West 7th Place
Eugene, OR  97403

State Highway Commission
417 Transportation
Salem, OR  97310

Birch Springs L.L.C.
3025 West 7th Place
Eugene, OR  97403

Smith, Gordon L & Sharla L
275 Callahan View Way
Roseburg, OR  97471

Nichols, Muriel J
483 Rosewood Dr
Roseburg, OR  97471

Kennerly, Guy
P.O. Box 730
Roseburg, OR  97470

School District No. 116
620 NW Elwood Dr
Winston, OR 97496

Douglas County Planning
1036 SE Douglas Ave #106
Roseburg, OR 97470

Douglas County Public Works
1036 SE Douglas Ave #304
Roseburg, OR 97470

Umpqua PTD
3076 NE Diamond Lake Blvd
Roseburg, OR 97470

Oregon State Historic Pres. 
725 Summer Street NE, Suite C
Salem, OR 97301

Douglas County Assessor
1036 SE Douglas Ave
Roseburg, OR 97470

Winston Public Works
245 SE Thompson Ave
Winston, OR 97496

Winston Dillard Water Dist.
121 NW Douglas Blvd
Winston, OR 97496

Central Douglas Fire Dist.
250 SE Main St
Winston, OR 97496

Steven Johnson, PC Chair
318 NW Teal St
Winston, OR 97496
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26-W014 Staff Report

201 NW Douglas Blvd • Winston, OR 97496 • 541.679.6739 • 
Fax 541.679.0794

August 26, 2026

STAFF REPORT

TO: WINSTON PLANNING COMMISSION

FROM: WINSTON PLANNING DEPARTMENT

RE: Birch  Springs  LLC:  A  request  for  concurrent  Comprehensive  Plan  Map  and  Zoning  Map 
Amendments affecting approximately 73.44 acres at the southeast corner of Brockway Road and 
Oregon Highway 42. The request would reconfigure existing Residential  High Density, General  
Commercial, and Agriculture/Open Space designations and establish Residential Low Density C on a 
portion of the site. The subject property is identified as Tax Lots 808 and 500 on Douglas County  
Assessor  Maps  28-06-20C  and  28-06-29,  Property  ID  Nos.  R39857  and  R40009.  Planning 
Department File No. 25-W014.

STAFF EXHIBITS:

1. Notice of Public Hearing

2. DLCD Notice of Proposed Amendment

3. Property Owners within 150 Feet / Agency Notice List

4. Staff Report

5. Comprehensive Plan Map & Zone Change Application - Birch Springs LLC

6. Applicant Narrative and Maps

7. Conceptual Site Plan - IE Engineering

8. Transportation Planning Rule Analysis and Traffic Impact Analysis - Sandow Engineering
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INTRODUCTION:
Birch Springs LLC, through its representative Sheldon Planning LLC, requests concurrent amendments to 
the Winston Comprehensive Plan Map and Zoning Map for approximately 73.44 acres of vacant land located 
at the southeast corner of Brockway Road and Oregon Highway 42. The property is within Winston city limits 
and the Urban Growth Boundary. The site was annexed and given urban map designations in 1994 in 
connection  with  a  golf-course-oriented  development  concept  that  was  never  constructed.  The current 
application proposes to reorganize the site's  urban land use pattern to facilitate future residential  and 
commercial development.

APPLICATION SUMMARY

Designation / Zone Existing Acres Proposed Acres Change

Residential 16 
DU/Acre / R-H

31.26 28.34 -2.92

Residential 2 DU/Acre / 
R-L-C

0.00 39.30 +39.30

Agriculture/Open / A-O 35.89 0.00 -35.89

Commercial / C-G 6.29 5.80 -0.49

The conceptual  site  plan  is  illustrative  only.  Approval  of  the  map amendments  would  not  approve  a 
subdivision,  planned  unit  development,  site  development  plan,  building  permit,  grading,  wetland  fill,  
floodplain  development,  or  any  specific  access  configuration.  Any  future  development  would  require  
separate review under the standards in effect at the time of application.

REVIEW PROCESS
The request is a quasi-judicial Comprehensive Plan Map amendment combined with a zone change. Under 
WMC  154.140  through  154.148,  the  Planning  Commission  conducts  a  public  hearing  and  makes  a 
recommendation supported by findings of fact. The City Council then conducts the required hearing and 
adopts, amends, denies, or remands the application by written findings. Zone changes must conform to the 
Comprehensive Plan and satisfy WMC 154.025. Notice requirements are governed by WMC 154.144 and 
154.180-154.181.

FINDINGS OF FACT
1. The applicant is Birch Springs LLC (Mike Kelley and Brent Lanz). The applicant's land use representative 

is Hailey Sheldon, Sheldon Planning LLC.
2. The application identifies the subject property as Tax Lots 808 and 500 on Douglas County Assessor 

Maps 28-06-20C and 28-06-29, Property ID Nos. R39857 and R40009, totaling approximately 73.44  
acres.

3. The property is vacant and lies at the southeast corner of Brockway Road and Oregon Highway 42, within 
the City of Winston and the Urban Growth Boundary.

4. The current map pattern contains approximately 31.26 acres of Residential High Density, 35.89 acres of 
Agriculture/Open  Space,  and  6.29  acres  of  General  Commercial.  The  proposed  map  contains 
approximately 28.34 acres of Residential High Density, 39.30 acres of Residential Low Density C, and  
5.80 acres of General Commercial.

5. The applicant submitted a conceptual development plan to demonstrate a potential development pattern. 
Any  land  division  and  development  applications  would  be  submitted  separately  after  any  map 
amendment.

6. The site contains or adjoins mapped natural features including the South Umpqua River, Brockway  
Creek, riparian vegetation, and locally significant wetlands identified in the application. Portions of the  
site are within the mapped 100-year floodplain and contain sloped areas near stream and river banks.

7. The applicant identifies existing water and sanitary sewer mains within or adjacent to the Highway 42 
right-of-way and states that future development could extend or loop public facilities in the Brockway 
Road area for water, and extension of sewer facilities from the northeast.
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8. The applicant  submitted a Transportation Planning Rule analysis and Traffic Impact  Analysis.  The 
transportation consultant concluded that the proposed zoning will not have a significant effect on the 
transportation  system,  that  applicable  Transportation  Planning  Rule  criteria  can  be  met,  and  that  
analyzed intersections and proposed access points can operate within applicable volume-to-capacity  
standards.

9. The application references the City's  2022 Housing Needs Analysis,  which  identifies  a  surplus of  
buildable residential land overall but an estimated need for 745 additional dwelling units by 2040 and  
recommends evaluation of Agriculture/Open Space land within the UGB for urban zoning.

10. The application identifies the Brockway Store as a nearby historic resource and an archaeologically 
significant area along the South Umpqua River in Section 29. Future ground-disturbing activity remains 
subject to applicable state archaeological requirements.

11. The application was received November 7, 2025 and deemed complete June 22, 2026. DLCD received 
notice July 23, 2026, general noticing requirements to adjustment property owners and affected agencies 
was sent out July 23, 2026.

STATEWIDE PLANNING GOALS
WMC 154.143(B)(1) requires the amendment to comply with applicable Statewide Planning Goals unless an 
exception is justified. The applicant does not request a Goal exception. Based on the application materials,  
staff makes the following draft findings:

Goal 1 - Citizen Involvement

The City's quasi-judicial hearing and notice procedures provide an opportunity for affected property owners, 
agencies, and the public to review the proposal and present testimony. As previously noted in this staff report, 
all noticing requirements were carried out providing ample opportunity to all affected parties to participate in 
these proceedings. 

Goal 2 - Land Use Planning

The application is processed under the City's acknowledged Comprehensive Plan and implementing zoning 
code. The proposal includes written findings, maps, natural-resource information, a conceptual plan, and 
transportation analysis sufficient to evaluate the map amendments at the planning level. Future development 
remains subject to separate land use and permitting review.

Goal 3 - Agricultural Lands

The approximately 35.89 acres presently designated Agriculture/Open Space are inside the incorporated city 
and UGB and are planned as urban land. The applicant states the A-O designation is transitional and cites 
the 2022 Housing Needs Analysis recommendation to evaluate A-O lands for urban designations. The 
proposal does not change the UGB or convert acknowledged rural agricultural resource land outside the 
UGB.

Goal 4 - Forest Lands

The subject property is not designated forest resource land. No acknowledged forest land is proposed for  
conversion.

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

The site contains riparian corridors, locally significant wetlands, the South Umpqua River and Brockway 
Creek, and is near identified historic/archaeological resources. Map amendment approval does not authorize 
disturbance. WMC 154.087 prohibits structural or physical alteration within applicable riparian setbacks 
unless the required findings are made, and state/federal wetland and archaeological requirements remain  
applicable. The final development layout must avoid or lawfully mitigate regulated resources.

Goal 6 - Air, Water and Land Resources Quality

The map amendments themselves do not authorize construction. Future grading, stormwater discharge,  
wastewater  service,  and construction activity  must  comply with  applicable City,  DEQ, DSL,  and other 
environmental requirements. Continued application of riparian, floodplain, stormwater, and utility standards 
provides a basis to find the amendment can be consistent with Goal 6.
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Goal 7 - Areas Subject to Natural Hazards

Portions of the property are mapped within the 100-year floodplain and contain slopes near waterways.  
Future development is subject to WMC 154.100-154.109 floodplain regulations, the Steep Slopes Overlay 
where applicable, and building-code requirements. Staff finds the map amendment can be approved only  
with  the  understanding  that  buildable  density  is  constrained  by  these  hazard  standards  and  that  no  
entitlement is granted to develop regulated hazard areas.

Goal 8 - Recreational Needs

The property is adjacent to or near existing recreational facilities, and the Parks Master Plan identifies the 
South Umpqua River corridor as a priority open-space/natural-area corridor. Future subdivision or planned 
development  review must  address applicable  open-space and park  standards and preserve regulated 
riparian areas. The map amendment does not itself remove an existing public park designation.

Goal 9 - Economic Development

The proposal retains approximately 5.80 acres of General Commercial land and reconfigures it to front 
Brockway Road. The applicant contends this rectangularized configuration is more developable than the 
existing curved/flag-lot pattern. The proposal modestly reduces commercial acreage by approximately 0.49 
acre; staff finds the reduction is limited and should be weighed against the improved configuration and the  
City's overall commercial land supply.

Goal 10 - Housing

The  proposal  creates  approximately  39.30  acres  of  low-density  residential  designation  and  retains 
approximately  28.34  acres  of  high-density  residential  designation.  The applicant  relies  on  the  City  of  
Winston's 2022 Housing Needs Analysis (HNA), which identifies an overall surplus of buildable residential  
land but projects a need for 745 additional dwelling units by 2040, including 489 single-family detached  
dwellings, 82 townhome/plex units, 141 manufactured homes, and 43 apartment/condominium units. The 
HNA therefore indicates that Winston's housing issue is not simply a shortage of residentially designated 
acreage, but the need to position suitable land and infrastructure so the expected mix of housing can actually 
be produced. The HNA also recommends that the City study land designated Agriculture/Open Space and  
pursue Comprehensive Plan Map amendments applying urban zone designations where appropriate. The 
proposed amendment directly addresses that recommendation by removing the Agriculture/Open Space 
designation  from  the  subject  urban  property  and  replacing  it  with  residential  and  commercial  urban 
designations. Staff finds the proposal is generally consistent with Goal 10, subject to the findings below  
regarding site constraints, public facilities, and future development review.

Goal 11 - Public Facilities and Services

The application identifies an existing 10-inch water main and sanitary sewer facilities adjacent to the site and 
describes potential extensions consistent with long-range facility plans. Storm drainage must be designed 
and approved at development. The map amendment is planning-level; future development may proceed only 
when the applicant demonstrates adequate water, sewer, stormwater, fire flow, and other urban services for 
the specific development proposed.

Goal 12 - Transportation

The submitted Transportation Planning Rule analysis evaluates reasonable worst-case development under 
existing and proposed zoning and concludes the proposed zone change will not have a significant effect on 
the transportation system. The accompanying Traffic Impact  Analysis finds analyzed intersections and 
conceptual access connections operate within applicable standards, and recommends restriping the median 
at the proposed westerly Highway 42 access for a left-turn pocket. Final access design and improvements 
will remain subject to City, Douglas County, and ODOT review at development.

Goal 13 - Energy Conservation

The  site  is  inside  the  UGB  adjacent  to  existing  urban  services  and  major  transportation  facilities.  
Concentrating higher-density housing near Highway 42, schools, services, and potential bicycle/pedestrian 
improvements is consistent with the general objective of efficient urban development.
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Goal 14 - Urbanization

The site is already inside Winston city limits and the acknowledged UGB. No UGB amendment or conversion 
from rural to urban land is proposed. The application reorganizes existing urban plan designations within the 
UGB.

COMPREHENSIVE PLAN FINDINGS AND POLICIES

Natural Features and Resource Protection

The proposal must be read together with the City's riparian, floodplain, wetland, slope, and historic-resource 
protections.  The  presence  of  mapped  resources  does  not  by  itself  require  continuation  of  the  A-O 
designation,  but  it  materially  limits  where  and  how future  urban  development  may  occur.  Any  future 
application  must  demonstrate  compliance  with  WMC  154.087  and  154.100-154.109  and  applicable 
state/federal resource permits.

Housing

The 2022 Winston Housing Needs Analysis is a significant policy document for evaluating this request. The 
HNA identifies a surplus of buildable residential land across Winston's residential zones, while also projecting 
a need for 745 new dwelling units by 2040. The projected mix cited in the application is 489 single-family  
detached units, 82 townhome/plex units, 141 manufactured homes, and 43 apartment/condominium units.  
This means the amendment is not needed because Winston lacks residential acreage in the aggregate;  
rather, the relevant question is whether the proposed map pattern better implements the City's identified 
housing mix, locational policies, and infrastructure priorities.

The HNA specifically recommends that Winston study its Agriculture/Open Space inventory and pursue 
Comprehensive Plan Map amendments to apply urban zone designations to appropriate A-O lands. The 
subject property contains approximately 35.89 acres currently designated Agriculture/Open Space, all within 
the City limits and Urban Growth Boundary. Converting that area to urban residential  and commercial  
designations is therefore directly responsive to that HNA recommendation.

The HNA also supports locating higher-density housing near services, amenities, transportation corridors, 
commercial areas, and public facilities, with lower densities radiating away from those activity centers. The 
proposed map places the Residential High Density area nearer Highway 42, Brockway Road, Douglas High 
School, existing urban services, and the commercial component, while placing the lower-density residential 
area toward the southern edge of the UGB adjacent to lower-density rural development. Staff finds this 
general land-use pattern is consistent with the HNA's locational direction.

The HNA further identifies the need to remove undevelopable land from the buildable-land inventory where  
appropriate  and  to  prioritize  infrastructure  improvements  that  support  new  residential  development, 
particularly on vacant land in higher-density areas. The application indicates that portions of the property  
contain floodplain, wetlands, riparian corridors, and other development constraints. Accordingly, staff does  
not find that every mapped residential acre should be treated as net buildable land. Future subdivision or  
development applications must demonstrate the actual buildable area after application of floodplain, riparian, 
wetland, slope, access, and public-facility requirements.

On balance, staff finds the requested amendment is consistent with the direction of the 2022 HNA because it 
removes an urban Agriculture/Open Space designation the HNA identified for reevaluation, preserves both 
low- and high-density residential opportunities, locates higher-density housing near major services and 
transportation, and creates a map pattern intended to facilitate future infrastructure-supported housing 
development. This finding is limited to the map amendment; it does not establish a specific dwelling-unit yield 
or approve the conceptual development plan.

Economic Development

The  proposal  retains  a  commercial  component  at  Brockway  Road  and  Highway  42  while  reducing 
commercial acreage by less than one acre. The applicant's reconfiguration would provide more direct road  
frontage and regular boundaries, which can improve practical development potential.

Public Facilities and Services

Water, sanitary sewer, stormwater, fire protection and transportation facilities must be available at urban 
levels  before  development  occurs.  The  application  indicates  nearby  infrastructure  exists,  but  future 
development-level capacity analyses and improvement plans will  still  be required. Approval of the map 
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amendment should not be construed as a finding that every conceptual lot or building shown is presently  
serviceable without upgrades.

Transportation

The submitted transportation analysis supports a finding that the map change does not create a significant  
transportation-system effect under the Transportation Planning Rule. Future access to Highway 42 and 
Brockway Road, local street connectivity, pedestrian and bicycle improvements, and any turn-lane or median 
modifications remain subject to agency approval.

Land Use and Urbanization

The 1994 map pattern was tied to a golf-course development concept that did not occur. Reorganizing the  
site's urban designations to reflect current housing, commercial, facility, and transportation planning can be 
consistent  with  the  Comprehensive  Plan  if  resource  constraints  and  infrastructure  obligations  remain 
enforceable at development.

WINSTON MUNICIPAL CODE - AMENDMENT AND ZONE CHANGE STANDARDS

WMC 154.024 - Zone Change. Zoning must be consistent with the Comprehensive Plan and maintain the 
general purpose of the zoning chapter and the specific purpose of the applicable zone classification.

Staff Finding: The requested zoning map amendments are paired with corresponding Comprehensive 
Plan Map amendments. If the Plan Map amendments are approved, the proposed R-H, R-L-C, and C-G 
zoning can be made consistent with the amended Plan Map. The proposed zoning pattern is urban in 
character and uses zone classifications already established by the Winston Zoning Code.

WMC 154.025(A). The rezoning will conform with the City of Winston Comprehensive Plan, including the 
land use map and written policies.

Staff Finding: Subject to approval of the concurrent Plan Map amendment, and based on the Goal and 
Comprehensive Plan findings above, staff finds the criterion can be met. The proposed pattern preserves 
a commercial component, provides both low- and high-density residential land, and remains subject to  
resource, hazard, facility, and transportation protections.

WMC 154.025(B). The site is suitable to the proposed zone with respect to the public health, safety and 
welfare of the surrounding area.

Staff  Finding:  The  property  contains  floodplain,  riparian  areas,  wetlands,  and  localized  slopes; 
therefore, not every portion is equally suitable for unrestricted urban development. However, the zoning 
code and other laws independently regulate those areas. The transportation analysis does not identify a 
significant system effect, and the application identifies nearby urban services. Staff finds the criterion can 
be met at the map-amendment level provided approval does not waive floodplain, riparian, wetland, 
archaeological, access, utility-capacity, or development standards.

WMC 154.026. Reasonable conditions may be imposed to ensure compatibility and fulfill the purposes of the 
zoning chapter.

Staff Finding: Staff recommends conditions clarifying that the map amendment does not approve the 
conceptual site plan and does not waive future development, resource, utility, transportation, or agency 
requirements. Development-specific improvements should be imposed through subsequent applications 
when the location and intensity of development are fixed.

WMC 154.143(B)(1). The  amendment  complies  with  the  applicable  Statewide  Planning  Goals,  or  an 
appropriate Goal exception is justified.

Staff Finding:  No Goal exception is requested. Based on the findings in this report and continued  
application of natural-resource, hazard, public-facility, transportation, and development standards, staff  
finds the applicable Goals can be satisfied.

WMC 154.143(B)(2). The amendment complies with applicable policies of the Comprehensive Plan.

Staff Finding: The proposal is generally consistent with the cited Housing, Economy, Natural Features, 
Public Facilities, Transportation, and Urbanization policies. The most significant constraints are the 
South  Umpqua  River/Brockway  Creek  corridors,  wetlands,  floodplain,  and  development-level 
infrastructure requirements, all of which remain subject to separate standards.

WMC 154.143(B)(3). There is a public need for a change of the kind in question.
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Staff Finding: The applicant identifies a public need to update an outdated 1994 golf-course-oriented 
map pattern and to implement current City housing policy. The 2022 Housing Needs Analysis identifies  
an overall surplus of residential land but projects the need for 745 additional dwelling units by 2040 and 
recommends  reevaluating  Agriculture/Open  Space-designated  urban  land  for  application  of  urban 
zoning. The subject property includes approximately 35.89 acres of A-O land and remains vacant despite 
having been annexed and designated for urban development decades ago. Staff finds the HNA supports 
a public need for map modernization and better alignment of this urban site with the City's current  
housing and infrastructure strategy, rather than a finding that Winston simply needs more residential  
acreage.

WMC 154.143(B)(4). The public need will be best served by changing the Plan designation of the particular 
property as compared with other available property.

Staff Finding: The subject property is a large, vacant, already-urban site at a major highway/collector 
location with existing urban designations, nearby water and sewer infrastructure, and direct relationship 
to  Highway  42,  Brockway  Road,  Douglas  High  School,  park  facilities,  and  existing  commercial  
development. Those characteristics make the site particularly responsive to the HNA's direction to place 
higher-density housing near services, amenities, transportation corridors, commercial areas, and public  
facilities. The presence of approximately 35.89 acres of Agriculture/Open Space designation on this 
urban property also makes this site directly responsive to the HNA recommendation to reevaluate A-O  
lands for urban designations. Staff therefore finds the identified public need is reasonably served by  
amendment of this property, subject to the site's floodplain, wetland, riparian, transportation, and public-
facility constraints.

OTHER APPLICABLE LAND USE CODE REQUIREMENTS

WMC 154.087 - Riparian Habitat Setbacks

Future  clearing,  grading,  parking,  retaining  walls,  channel  alterations,  structures,  and  other  physical 
development within required setbacks from the South Umpqua River and Brockway Creek are prohibited 
unless the City makes the specific findings required by this section after consultation with ODFW.

WMC 154.100-154.109 - Floodplain Development

Mapped floodplain areas remain subject to the City's floodplain development requirements. Map amendment 
approval does not establish buildable area or authorize development within the floodplain.

WMC 154.031 - Residential Low Density Zone (R-L-C)

R-L-C is an established low-density zone with a 20,000-square-foot minimum lot area and dimensional  
standards. Any future partition or subdivision must demonstrate compliance with these standards and other 
applicable subdivision requirements.

WMC 154.033 - Residential High Density Zone (R-H)

R-H allows residential uses including multi-family dwellings. Future development intensity will be governed 
by the R-H dimensional standards, site constraints, access, public facilities, floodplain, riparian, wetland, and 
other applicable requirements.

WMC 154.144 and 154.180-154.181 - Notice

The final record must demonstrate timely mailed and published notice, including notice to owners within 150 
feet and listed agencies/utilities, and must identify the applicable approval criteria.

WMC 154.145 - Planning Commission Hearing

After the hearing, the Planning Commission must recommend approval, conditioned approval, or denial and 
adopt findings supporting its recommendation.

WMC 154.148 - Conditions of Approval

The Planning Commission and City Council may impose conditions needed to protect the surrounding area 
or City, including access controls, street improvements, landscaping/screening, open-space provisions, and 
other conditions as necessary.

RECOMMENDED CONDITIONS / CLARIFICATIONS
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1. Approval is limited to the Comprehensive Plan Map and Zoning Map designations shown in the approved 
amendment exhibit. The conceptual site plan is not approved as part of this action.

2. All future land division and development applications shall comply with the Winston Municipal Code and 
Comprehensive Plan in effect  at  the time of application,  including applicable subdivision/PUD, site 
development, access, parking, landscaping, stormwater, public-facility, and building requirements.

3. Future development shall comply with WMC 154.087 riparian habitat setbacks, WMC 154.100-154.109 
floodplain requirements, applicable wetland removal-fill requirements, archaeological-resource laws, and 
any other state or federal resource permits.

4. Future  development  shall  demonstrate  adequate  water,  sanitary  sewer,  stormwater,  fire  flow, 
transportation capacity, and emergency access. Required extensions or upgrades shall be constructed 
or secured as part of the applicable development approval.

5. A left turn lane shall be installed on Highway 42 and Brockway Road prior to issuance of new occupancy 
permits associated with development of the property.

6. ODOT access permits will need to be obtained prior to new direct access to Highway 42. Any associated 
mitigation will need to be completed prior to issuance of access permits.

7. Right of Way shall be dedicated to ODOT to accommodating a future roundabout at Highway 42 and 
Brockway Road prior to issuance of new occupancy permits.

CONCLUSION
Based on the application materials and the findings above, staff finds that the requested Comprehensive 
Plan Map and Zoning Map Amendments can satisfy the applicable criteria of WMC 154.025 and 154.143, 
provided the final record confirms required notice and procedural steps and the approval clearly preserves all 
future development, resource, hazard, utility, and transportation review requirements. The map amendment 
addresses an outdated urban land-use pattern associated with a 1994 golf-course concept, implements 
current housing and urbanization policy, retains a commercial component, and establishes a more regular 
residential/commercial configuration. The principal site constraints - floodplain, riparian corridors, wetlands,  
and infrastructure/access requirements - remain regulated independently and must be resolved through 
future development review.

Planning staff therefore recommends that the Planning Commission approve the requested Comprehensive 
Plan Map and Zoning Map Amendments with the recommended conditions/clarifications above, and forward 
its recommendation and findings to the Winston City Council.

ALTERNATIVE No. 1:
The Planning Commission recommends APPROVAL of the requested Comprehensive Plan Map and Zoning 
Map  Amendments,  based  upon  the  findings  of  the  staff  report  and  subject  to  the  recommended 
conditions/clarifications, and forwards its recommendation and findings to the Winston City Council.

ALTERNATIVE No. 2:
The Planning Commission recommends APPROVAL of the requested Comprehensive Plan Map and Zoning 
Map Amendments with additional or modified conditions based on findings of fact and/or testimony received 
through the public hearing process, and forwards its recommendation and findings to the Winston City  
Council.

ALTERNATIVE No. 3:
The Planning Commission recommends DENIAL of the requested Comprehensive Plan Map and Zoning 
Map Amendments based on findings of fact and/or testimony in the record demonstrating that one or more  
applicable approval criteria cannot be met, and forwards its recommendation and findings to the Winston City 
Council.

SAMPLE MOTION:
“Move to adopt the staff report and accept Alternative No. 1 to recommend APPROVAL of the Birch Springs 
LLC Comprehensive Plan Map and Zoning Map Amendments for the approximately 73.44-acre property at  
the southeast corner of Brockway Road and Oregon Highway 42, Planning Department File No. 26-W014,  
subject to the conditions and findings contained in the staff report, and forward the recommendation to the  
Winston City Council.”
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COMPREHENSIVE PLAN MAP AMENDMENT APPLICATION  
 
REQUEST FOR PLAN MAP AMENDMENT 
The City of Winston Comprehensive Plan is the adopted plan for long-range development within the city.  
The Comprehensive Plan Map describes the land use designations for every parcel within the Urban 
Growth Boundary (UGB).  Comprehensive Plan Map Amendments change the way the City’s 
Comprehensive Plan goals and policies are applied to a site, and are used to change the land use 
designation of property on the official city comprehensive plan map.  An example is changing the 
designation of an area from low-density residential (4.5 DU/Acre) to high-density residential (16 DU/Acre). 
 
The burden of proof in demonstrating the need for the plan change is on the applicant.  Comprehensive 
Plan changes will be made as needed to maintain the City of Winston’s Comprehensive Plan as an up-to-
date guideline for community growth and development. 
 
Note:  Requests for zoning map amendments may be considered concurrently with a 
comprehensive plan map amendment. Zone changes within the City of Winston must comply with 
the Comprehensive Land Use Map. 
 
Please submit the following: 
 
 One (1) copy of this form 
 
 One (1) copy of a written statement responding to the Map Amendment Criteria 
 
 One (1) site plan, drawn to scale, showing the actual dimensions of the lot or parcel and any other 

information necessary to adequately describe the intended use of the property/structure.  The site 
plan shall be at least 8 ½“ by 11" in size, and suitable for photocopying.  Also, submit other materials 
essential to understanding and evaluating the proposal, including any reports, traffic impact studies, 
etc. 

 
 A non-refundable filing fee must accompany this application. 
 
THIS APPLICATION ACCOMPANIES:   _____  A request for annexation  _____ A zone change request 
 
Name of Applicant:           Phone:     
 
Address:         City:      State:    Zip:     
 
Applicant’s interest in property (owner, buyer, lessee, etc.):          
 

Title Holder of the subject property:         Phone:       

For Office Use Only 
 
Date Received:                                              Received By:       
 
Date Complete:                                              Accepted as complete by:      
 
Date Fee Received:                                       Fee Amount:       
 

X

X

X

X

X

Mike Kelley and Brent Lanz, Birch Springs LLC (503) 931-3129

3025 West 7th Place Eugene OR 97403

Owner
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Address:         City:      State:    Zip:     
 
Applicant’s Agent or Representative:        Phone:     
 
Address:         City:      State:    Zip:     
 
Engineer/Surveyor:         Business Name:        
 
Address:         City:      State:    Zip:     
 
 
Legal Description: (attach copy of metes & bounds description) 
 
Current Site Address:             
 
Nearest Cross Street or Road:             
 
T ______S, R ______W, Section ________, Tax Lot(s)         
 
Tax Account No(s).               
 
Current Comprehensive Plan Designation:            
 
Current Zoning Designation:              
 
Proposed Plan Designation:              
 
Proposed Zoning Designation:            
 
Size of Parcel: _______________   
 
Total area affected by proposed change:                              (acres or square feet) 
 
Existing property uses adjacent to the site (North, South, East and West):       
 
               
 
               
 
               
 
Describe the physical features of the property or any unusual characteristics (such as slope, hillside, 
creek or highway bisects it, etc.): 
 
               
 
Is the property located in the 100 year flood plain? If so, describe which portions: 
 
               
 
Are there any covenants or deed restrictions on this property? __________ If yes, please attach a copy. 
 
 

Hailey Sheldon, Sheldon Planning

444 N 4th Street

(541) 968-4686

Coos Bay OR 97420

Nick Jones, PE / Brent Knapp, PLS IE Engineering

809 SE Pine St Roseburg OR 97470

Southeast corner of Brockway Road and Hwy 42

3025 West 7th Place Eugene OR 97403

28 06 20C, 29 808, 500

R39857, R40009
Residential 16 Dwelling (R-16) / Commercial (C) / Acre, 
Agriculture/Open (O-A)

Residential High Density (R-H), General Commercial (C-G), Agriculture / 
Open Space (A-O)
Residential 16 Dwelling (R-16) / Acre, Commercial (C), 
Residential 2 Dwelling / Acre (R-2)

Residential High Density (R-H), General Commercial (C-G), Residential 
Low Density (R-L-C)

73.44 acres

73.44 acres

s

See attached narrative description and maps

See attached narrative description and maps

Partially. See attached maps

No



 

 3 

PROPOSED COMPREHENSIVE PLAN AMENDMENT: 
 
Applications for an amendment to an acknowledged Comprehensive Plan must demonstrate compliance 
with State Land Use Goals and, if also a change to the Plan map, demonstrate compliance with the text of 
the Winston Comprehensive Plan. 
 
All applications must be presented to the Department of Land Conservation and Development for 
evaluation of Goal compliance.  Amendments to the Comprehensive Plan text and/or map as it pertains to 
the Urban Growth Boundary and urbanization policies may be enacted only after agreement with both the 
City of Winston and Douglas County in accordance with plan amendment procedures (both parties must 
approve the amendment).   
 
It is the applicant’s responsibility to demonstrate the following: 
 
 That the proposed amendment for the site has been found to be consistent with the goals and 
policies of the Comprehensive Plan and is equally or more supportive of the Comprehensive Plan (as a 
whole) than the old land use designation. 
 
  That the proposed amendment includes any changes necessary to maintain consistency with City, 
County and regional goals, objectives, functional plans and policies. 
 
 Amendments to an established Urban Growth Boundary must demonstrate compliance with 
the 7 factors of Goal 14 or demonstrate reasons which justify why the State policy embodied in a particular 
goal should not apply in this case.  
 
 
1.  Reason for the requested change and the intended use of the property: 
 
               
 
               
 
               
 
               
 
               
 
               
 
               
 
 

The applicant intends to prepare subject property for future residential and commercial development, 
as described in the attached narrative.
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2. Explain and demonstrate in detail, by citing specific goals and policies, how your request complies 
with the applicable goals and policies of the Winston Comprehensive Plan: 

 
               
 
               
 
               
 
               
 
               
 
               
 
               
 
               
 
               
 
 
3. Explain how there is a public need for a change of the kind in question: 
 
               
 
               
 
               
 
               
 
               
 
               
 
 
4. Considering the pattern of development in the area and surrounding land uses, described how such 

public need will be best be served by changing the Plan designation of the particular piece of 
property in question as compared to other available property:   

 
               
 
               
 
               
 
               
 
               
 
               

The attached narrative explains in detail how the proposed map amendments comply with the 
applicable goals and policies of the Winston Comprehensive Plan. 

The attached narrative explains in detail why the proposed map amendments meet goals expressed 
in the City of Winston Comprehensive Plan and supporting master plans (including but not limited to 
Winston’s Public Facilities Plan, Transportation System Plan, Parks System Master, and Housing 
Needs Analysis); including goals related to Winston’s economy, utilities, and housing. 

The attached narrative describes the pattern of development and surrounding land uses in the 
vicinity of subject property; and explains in detail why changing the Plan designation of subject 
property meets certain needs of Winston which could not be met by changing the designation of 
property elsewhere.
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                                 ZONE CHANGE APPLICATION                                  
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FILE NO. __________________                           DATE FILED: ________________ 
 
FEE: $1500.00 + costs (non-refundable) 
 
Receipt No. ________________                Application Deemed Complete: ________________  
______________________________________________________________________________ 
 
THE  UNDERSIGNED  OWNER(S)  OR  AUTHORIZED AGENT(S)  HEREBY REQUEST FROM 
THE CITY OF WINSTON A ZONE CHANGE FROM 
 
                        
1. APPLICATION INFORMATION 

 
A. Property Owner(s) please print or type; signatures are required on page 5 of this 
 application. Provide additional pages if necessary. A contract purchaser may sign as 
 owner if a copy of the recorded contract is submitted.  (An earnest money agreement does 
 not constitute a contract.) 
 
 Name(s):                                 
 
 Address(s):                    
 
 Phone(s):           Fax: ________________________ 
 
 
B. Authorized Agent(s) 
 
 Name(s):      ____           __ 
 
 Address(s): ____           __ 
 
 Tel. Phone(s):    ________    Fax: ____    __ 
 
 
 
 
 
 

        City of Winston 
         Community Development 
                    201 NW Douglas Blvd 
                       Winston, OR 97496 
                               (541) 679-6739 

Mike Kelley and Brent Lanz, Birch Springs LLC 

3025 West 7th Place, Eugene Oregon 97403

(503) 931-3129

Hailey Sheldon, Sheldon Planning LLC

444 N 4th Street, Coos Bay Oregon 97420

(541) 968-4686

kelley@w205.com

hailey@sheldonplanning.com



                                                               
                                                                                                                                        City of Winston 
                                                                                                                            Community Development                                                                          
                                                                                        201 NW Douglas Blvd 
                                                                                                                                                                                 Winston, OR 97496 
                                                                                                                                                                                        (541) 679-6739 
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2. PROPERTY DESCRIPTION 
 
A. Assessor Map ID(s): _       Property ID(s): _    
 
 
B. Property Location Description 
 
 1. List all existing addresses located on the property. 
                
 

2. Indicate the subject property’s location in relationship to nearest streets (i.e., NE 
corner of Umatilla St. and 5th. Avenue. 
              

              

C. Total land area involved in the request.  Acres:       SQ.FT.:     
 

3. EXISTING AND ANTICIPATED USE INFORMATION  
 
 A. Current Use:            
 

B. City Zoning:             
                                             

 
C. Comprehensive Plan:           

                         
 
 D. Proposed Zoning Designation:           
 

E. Proposed Use of the site for which this change is being requested 
                    
  
 F. Is it anticipated that structures will removed/demolished from the property? 

        YES      NO  If yes, a separate application for demolition is required. 
             

  
 G. Are any historic structure or historically significant features on the    
  subject property? ____YES          NO. If yes, describe the any impacts to such  
  features.              
  __________________________________________________________________
   
            __________________________________________________________________ 

 
H. Is it anticipated that a land division or partitioning will occur as a result of the  

  Change being granted?  YES__     NO____  If yes, compliance with Winston  

280620C00808, 28062900500 R39857, R40009

X

N/A. This application is for Map amendments.

None

Southeast corner of Brockway Road and Hwy 42

73.44 3,199,046.4

Vacant

Vacant

Vacant

Vacant

Vacant

X

X
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  Development  Code (ORD. 976), and a separate application for subdivision, PUD, 
  partition. 
 
 I. What is the anticipated time for development?         
   
 J. Will this development be in phases? ___  _YES         NO. If yes, Number and  
  timeline of additional phase completion,        

K. What additional public and private utilities will be needed for the any proposed 
development?            
             

 
4.        REQUIRED ATTACHMENTS   (Please submit  all  tentative  plans/plats  electronically)  
   

A. General Information: 
 

1.      A plot map showing boundaries, proposed zone, current plan designation, 
     access, utilities, and 5’ contours. 

2. Date, North arrow, and scale of drawing; 
3. Location of the development sufficient to define its location in the city, 

boundaries, and a legal description of the site; 
4. Names, addresses and telephone numbers of the owners, project designer, 

engineer(s), and/or surveyor, and the date of the survey; if applicable. 
 
 See map of property attached         

 
 B. Impact Statement:  Shall include a narrative addressing each area of impact listed
  below: 
  
  1. Quantify/assess the effect of the development on public facilities and services; 
 

           
            

 
   2. Address, at a minimum, the transportation system, including pedestrian ways 
   and bikeways, the drainage system, the parks system, the water system, the 
   sewer system, and the noise impacts of the development; and  
   

           
            

 
3.  For each public facility system and type of impact, the study shall propose  

  improvements necessary to meet city standards and to minimize the impact of 
  the development on the public at large, public facilities systems, and affected 
  private property users.  

 

See Attachment 2 Conceptual Site Plan by IE Engineering

TBD

X
TBD

Yes

See attached narrative under “Goals & Policies re Public Facilities & Services”

See attached narrative under “Goals & Policies re Natural Resources and 
Open Space,” “Goals & Policies re Transportation,” and “Goals & Policies re 
Public Facilities & Services”
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  C. The applicant shall submit a narrative that addresses each of the approval criteria

  listed below: 
 

1. Demonstration of compliance with all applicable comprehensive plan policies 
and map designations.  Where this criterion cannot be met, a comprehensive 
plan amendment shall be a prerequisite to approval; 

 
            

           
           

2. Demonstration that the most intense uses and density that would be allowed, 
outright in the proposed zone, considering the sites characteristics, can be 
served through the orderly extension of urban facilities and services, including 
a demonstration of consistency with OAR 660-012-0060; and 

 
            

            
 
3. Evidence of change in the neighborhood or community, or a mistake or 

inconsistency between the comprehensive plan or zoning district map 
regarding the subject property which warrants the amendment. 

  
            

            
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

See attached narrative under “Goals & Policies re Transportation” and “Goals 
& Policies re Public Facilities & Services”

The attached narrative described compliance with all applicable 
comprehensive plan policies and Winston Municipal Codes. 

The attached narrative and Traffic Impact Analysis (Attachment 3) demonstrate the 
most intense uses and density that would be allowed outright in the proposed zone 
could be served through an orderly extension of urban facilities and services and is 
consistent with OAR 660-012-0060 (the Transportation Planning Rule)

The attached narrative describes the warrants for the proposed amendment, 
including but not limited to change in community and vicinity since acknowledgement 
of the Comprehensive Plan.
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Sheldon Planning LLC  |  444 N 4th Street, Coos Bay Oregon 97420  |  (541) 968-4686 

TO City of Winston c/o Landon Stevens, City Planner 

FROM Hailey Sheldon on behalf of Mike Kelley and Brent Lanz, Birch 
Springs LLC 

CC 
Nick Jones, PE, IE Engineering 
Emily Brandt, Landscape Designer and Planner, IE Engineering 
Kelly Sandow, PE, Sandow Engineering 

SUBJECT Applications for Comprehensive Plan Map and Zoning Map 
Amendment 

SUBJECT 
PROPERTY Brockway Rd, Winston (28062900500 and 280620C00808) 

DATE November 7, 2025 

Overview 
The applicant seeks to amend the Comprehensive Plan Map and Zoning Map as follows:  

 

A
C

/O
PE
N

 SPA
C

E
35.89 A

C

G
E
N

E
R

A
L

C
O

M
M

E
R

C
IA

L
6.29 A

C

R
E

SID
E
N

T
IA

L
H

IG
H

 D
E
N

SIT
Y

31.26 A
C

R
E

SID
E
N

T
IA

L
H

IG
H

 D
E
N

SIT
Y

28.34 A
C

G
E
N

E
R

A
L

C
O

M
M

E
R

C
IA

L
5.80 A

C

R
E

SID
E
N

T
IA

L
L

O
W

 D
E
N

SIT
Y

39.30 A
C

Zoning Comprehensive Plan Map Designation Existing Acres Proposed Acres

Residential High Density (R-H) Residential 16 Dwelling / Acre (R-16) 31.26 28.34

Residential Low Density (R-L-C) Residential 2 Dwelling / Acre (R-2) 0 39.3

Agriculture / Open Space (A-O) Agriculture/Open (O-A) 35.89 0

General Commercial (C-G) Commercial (C) 6.29 5.8



 

Application to City of Winston for Map Amendment  11/07/2025 
Birch Springs: Brockway Road & Hwy 42  2 / 17 

The narrative below describes how the proposed Map amendment and zone change can meet 
City of Winston and State of Oregon standards, contained in the City of Winston 
Comprehensive Plan and Oregon Statewide Planning Goals. 

Note: a conceptual site development plan is attached to this application (Attachment 2). The 
purpose of the conceptual site plan is to demonstrate how the proposed map amendments 
could facilitate a development meeting the City’s standards.  
Either the applicant or a future owner of subject property may submit applications to divide and 
develop subject property, following map amendment.  

Background 
Subject property’s 1994 Comprehensive Plan Map1 designation was County Agriculture and City 
Historical/Commercial. In 1994, subject property and another approximately 200 acres in the 
vicinity of Brockway Road was annexed into the City of Winston and assigned urban Map 
designations. The stated purpose of the annexation and urban Map designation was 
development of a golf course and associated residential and commercial uses. Development 
plans were reviewed by the City, but the land was never developed. It remains vacant.  

Overview 
Attachment 1 Maps depict subject property, its vicinity, topography, and geology. 
The applicant’s proposal contains 4 general elements, each (a) suited to subject property and 
the vicinity and (b) consistent with Winston’s Comprehensive Plan: 
1) Removal of Agriculture/Open Space designated area 

a)  The City’s 2022 Housing Needs Analysis supports the re-designation of 
Agricultural/Open Space land within the UGB. 

2) Relocate and reconfigure High Density Residential designated area 
a) The proposed configuration hems the High Density area in between the creek, river, 

Brockway Road, and Hwy 42.  
b) The adjacent development (Hwy 42, the old Brockway Store, Douglas High, and the 

park) suits the area for high density development.  
3) Relocate and reconfigure Commercial designated area 

a) The area’s existing circular-and-flag-lot-shaped configuration may complicate 
development.  

b) The proposed configuration better fits the land and adjacent development by:  
i) Fronting the Commercially-designated area on Brockway Road (as opposed to set 

back from Brockway Road, attached by a flagpole). 
ii) Using the creek to delineate between the commercial area and adjacent proposed 

high density residential area to the north.  
iii) Straightening the boundaries of the Commercially-designated area and removing the 

undesirable flag pole and curved configuration.   
4) Addition of Low Density Residential designated area  

a) Low density residential designation at the southwest edge of Winston’s UGB (the 
southern-most area of subject property) is compatible with the surrounding rural 
residential land uses; establishing a buffer between the urban development on Hwy 42 
and the rural residential and farm/forest uses south on Brockway Road.  

 
1 Aka: “Winston Future Land Use Plan Map.”  



 

Application to City of Winston for Map Amendment  11/07/2025 
Birch Springs: Brockway Road & Hwy 42  3 / 17 

Narrative* 
* The standards which apply to this proposal are listed below in grey indented font, followed by 
the applicant’s “narrative,” (describing why and how this proposal can meet those standards) in 
black font. Only applicable codes are listed. 

City of Winston Standards for Zone Change & Comprehensive Plan Map Amendments 
City of Winston Municipal Code Title XV Land Use: Chapter 154 Zoning Code: 
Establishment of Zones: § 154.025 Criteria for Zone Change 

The approving authority may grant a zone change only if the following circumstances are 
found to exist: 

(A) The rezoning will conform with the City of Winston comprehensive plan, including the 
land use map and written policies. 

(B) The site is suitable to the proposed zone with respect to the public health, safety and 
welfare of the surrounding area.  

City of Winston Municipal Code Title XV Land Use: Chapter 154 Zoning Code: 
Amendments: § 154.143 Application Form, Content, Amendment Standards 

The City Manager or his designee shall prescribe forms for applications for quasi-judicial 
plan amendments which, when completed, shall be sufficient to describe the nature and 
effect of the proposed amendment. 

The application shall address the following requirements, which shall be the standard for 
amendment: 

That the amendment complies with the Statewide Planning Goals adopted by the Land 
Conservation and Development Commission, pursuant to O.R.S. 197.240, or as revised 
pursuant to O.R.S. 197.245. If it appears that it is not possible to apply an appropriate 
goal to specific properties or situations, then the application shall set forth the proposed 
exception to such goal as provided in Statewide Planning Goal 2, Part II. Compelling 
reasons and facts shall be given why an exception should be adopted, including: […] 

The narrative below describes how the proposed Map amendment and zone change can meet 
City of Winston and State of Oregon standards, contained in the City of Winston 
Comprehensive Plan and Oregon Statewide Planning Goals. 

Statewide Planning Goals & Policies + Winston Comprehensive Plan Goals & Policies 
Goals & Policies re Agricultural Lands 

Statewide Planning Goal 3: Agricultural Lands 
> City of Winston Comprehensive Plan: Natural Features: Natural Features Goals and 
Policies 
A. Goal: To preserve agricultural and forest lands, using for urbanization only those 
areas with low agricultural capability and low septic suitability. 
[…] 

The proposed map amendments do not conflict Winston’s policies of preserving agricultural 
lands, using for urbanization only those areas with low agricultural capability and low septic 
suitability, for the following reasons: 
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1) The Agricultural/Open Space designated area of subject property is within City of Winston’s 
city limits, and therefore designated urban land, planned for urban use.  
a) The City’s 2022 Housing Needs Analysis suggests the City considers A-O land urban 

and transitional: “Winston is unique in several ways. Much of its buildable land is in the 
Agriculture/Open Space (A-O) zone classification that allows a small amount of 
residential use in conjunction with a permitted farm use. […] It is believed that when the 
Comprehensive Plan was originally put in place, there were transitional farm operations 
that wanted to be recognized. These situations have long since been mitigated and are 
no longer a factor. Representatives from the City and the DLCD agree that this 
designation has no place in an urban jurisdiction.” (2022 Winston Housing Needs 
Analysis, Pg. 21) 

2) The Agricultural/Open Space designated area of subject property is not designated resource 
land, because it’s existing urban permits: 
a) Farm use only when “in accordance with the city’s animal ordinance.” (§ 154.030 

Agriculture/Open Space (A-O)) 
b) A minimum lot size of 10 acres 
c) Single-family dwellings  

3) Changing the designation of the Agricultural/Open Space area to Residential conforms with 
Statewide Planning Goals 3 and the Winston Comprehensive Plan because:  
a) It is not designated resource land, or even rural land, as described under 1 and 2 above.   
b) Goal 3 requires “taking into consideration soil fertility, suitability for grazing, climatic 

conditions, existing and future availability of water for farm irrigation purposes, existing 
land-use patterns, technological and energy inputs required, or accepted farming 
practices.” In other words: soil suitability is only one feature of Goal 3 lands. In this case, 
the 36 acres of Agricultural/Open Space designated land is: 
i) Not suitable for grazing or other farm use, due to its location (hemmed in by water 

and highway) 
ii) In the vicinity of urban land use patterns 

Goals & Policies re Forest Lands 
Statewide Planning Goal 4: Forest Lands 
> City of Winston Comprehensive Plan: Natural Features: Natural Features Goals and 
Policies 
A. Goal: To preserve agricultural and forest lands, using for urbanization only those 
areas with low agricultural capability and low septic suitability. 
[…] 

Statewide Planning Goals 4 does not apply to subject property, because it is not designated 
forest land. 

Goals & Policies re Natural Resources and Open Space 
Statewide Planning Goal 5 Natural Resources, Scenic and Historic Areas, and Open 
Spaces 
> City of Winston Comprehensive Plan: Natural Features: Vegetation and Wildlife 
Habitat 
Six categories of vegetation were identified for this study area. They are: Riparian: 
Douglas Fir/Mixed: Deciduous/Evergreen Hardwoods: Agriculture/Grasslands: Orchards: 
and Urban Areas. These six also define wildlife habitat categories. Only three 
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categories- Riparian, Agriculture/Grasslands, and Deciduous/Evergreen Hardwoods are 
significant. A list of the animal inhabitants of these vegetation categories was provided 
by the Roseburg office of the State Department of Fish and Wildlife and is contained in 
the Support Document. 
The most important habitat is the Riparian (meaning situated along a stream or river). 
Water-dependent plant species, such as Willow, Cottonwood, Alder, and Aspen Trees, 
are dominant along water-courses. This type of vegetation is important because it 
decreases erosion by stabilizing stream banks. This habitat also provides food and cover 
for both game and non-game animals. Riparian vegetation also helps maintain water 
temperatures in streams for certain fish species. The Winston area has a rich yet 
undistinguished natural environment. The area contains no unique or significant habitat 
areas designated for protection or conservation. nor does the area contain waterways or 
wetlands designated by Federal or State inventories. Although the existing wildlife 
habitat in Winston does not provide for any endangered or threatened species, native 
wildlife is present. A complete list of wildlife species, provided by the Oregon Department 
offish and Wildlife, is found in the Support Document. One natural area of particular 
concern to the city of Winston is the area encompassing Wildlife Safari and adjacent 
properties. […] 
> City of Winston Comprehensive Plan: Natural Features: Natural Features Goals and 
Policies 
C. Goal: To protect Winston’s environment by conserving vegetation, wildlife and water 
resources. 
Policies: 
1. Winston shall protect the South Umpqua River, Lookingglass Creek, Applegate Creek, 
and Brockway Creek within its UGB by controlling the removal of riparian vegetation 
along their watercourses. 
2. Advocate compliance with Oregon Forest Products Act and other relevant legislature 
for the reforestation of previously forested lands. 
3. Discourage radical changes in existing wildlife habitats. 

The City of Winston has inventoried its natural resources. Those on subject property are: 
- South Umpqua River 
- Brockway Creek 
- Agriculture/Grasslands Vegetation 
- Riparian Vegetation: specifically these Locally Significant Wetlands (LWS) in the 

Winston Local Wetland Inventory: SUM-2B, SUM-2C, SUM 2-D, and SUM-1L2 
(See Attachment 1 Pages 5 and 9: Local Wetland Inventory Map and Vegetation and 
Wildlife Habitat Map) 

Those in the vicinity (but not on) subject property are: 
- Brockway Store 
- Lookingglass Creek 

The proposed map amendments do not conflict with Winston’s policies of protecting the above-
listed natural resources for the following reasons:  

 
2 The wetlands on subject property were delineated in 1996; a new wetland delineation will be required 
prior to development of subject property, pursuant to City and State standards.  
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1) Development will be subject to the following city and state standards, which ensure those 
resources will be protected. Those include:  
a) City of Winston Municipal Code § 154.087 Riparian Habitat Setbacks: limits “structural or 

physical alteration or development such as clearing, grading parking lots, retaining walls, 
channel alterations, etc.” within 50 feet of the top of the South Umpqua River and 
Brockway Creek stream banks. 

b) City of Winston Municipal Code § 154.087 Preservation of Natural Features: encourages 
preservation of trees over six inches in diameter and riparian vegetation.  

c) ORS Chapter 196 State Waters and Ocean Resources; Wetlands; Removal and Fill 
(Oregon’s removal-fill law): protects wetlands and waters by requiring a permit (in this 
case a Oregon Department of State Lands-administered Removal-Fill Permit) for most 
projects that add, remove, or move more than 50 cubic yards of material. 

d) National Pollutant Discharge Elimination System: protects surface waters of the state by 
requiring a permit (in this case an Oregon DEQ-administered 1200-C Construction 
Stormwater General Permit) for construction activity or equipment staging and 
stockpiling that will disturb one or more acres of land. 

2) A Residential or Commercial designation does protect natural resources more or less than 
Winston’s urban Agricultural/Open Space designation. 

Goals & Policies re Historic Resources 
Statewide Planning Goal 5 Natural Resources, Scenic and Historic Areas, and Open 
Spaces (Cont…) 
> City of Winston Comprehensive Plan: Natural Features: Natural Features Goals and 
Policies 
D. Goal: To conserve historic resources in the Winston areas. 
Policies: 
1. Winston shall protect historic sites and resources where practicable from conflicting 
uses and loss of historic values. 
> City of Winston Comprehensive Plan: Natural Features: Historic Sites 
The Brockway Store at the southwest comer of State Highway 42 and Brockway Road is 
listed on the State of Oregon Inventory of Historic Sites and Buildings. For this reason it 
is designated "Special Historic Commercial Zone" and is protected from loss of historic 
value.  
[...] 
An archaeologically significant site is located in T28 R6 S29 along the South Umpqua 
River where there is evidence of an Indian Camp. This site will remain open space. The 
State Historic Preservation Office indicates that development of the adjacent area for a 
golf course will not disturb the site as long as there is not significant excavation in the 
immediate vicinity of the site. The site is protected from disturbance by State law and by 
Goal D of the Natural Features chapter of this Plan. No other historic sites were 
designated. 

The City of Winston has inventoried its historic sites and those in the vicinity of subject property 
are:  

- Brockway Store (across the street) 
- An archaeological significant site (in Section 29, along the South Umpqua River) 
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The proposed map amendments do not conflict Winston’s policies of protecting the above-listed 
historic resources for the following reasons:  
1) Regarding nearby or potentially on-site archaeological resources: 

i) Whether residential, commercial, or agricultural/open space designation – 
development on subject to the following state standards, which ensure those 
resources will be protected: 
(1) Oregon Administrative Rules for Archaeological Permits for Public and Private 

Lands (OAR 736-051-0000 through 0090). 
ii) The assumption that a zoning designation that promotes lower-density development 

protects archaeological resources more than one that permits higher-density 
development is false.  
(1) All development is subject to OAR 736-051-0000 through 0090.  

2) Regarding the Brockway Store: no impact to the Brockway store is anticipated to result from 
the map amendments.  

Goals & Policies re Air, Water, and Land Resources Quality 
Statewide Planning Goal 6 Air, Water and Land Resources Quality 
> City of Winston Comprehensive Plan: Natural Features: Air Quality 
There is no significant air pollution in the Winston area, and the air-shed meets Federal 
and State ambient air quality standards. […] 
> City of Winston Comprehensive Plan: Natural Features: Land Quality 
The only site identified where land quality could potentially be affected is the Roseburg 
Forest Products solid waste disposal area. That operation is well-managed and no 
problems are anticipated. 
> City of Winston Comprehensive Plan: Natural Features: Water Quality 
The original city sewage treatment plant [...] 
There is only one other identified water quality problem in the Winston area. During the 
low flows in the summer and fall months, the water quality in the South Umpqua River 
decreases, creating a condition in which swimming may be hazardous to the public 
health. As a result, the County Health and Social Services Department issues warnings 
to the public not to swim in the river. 

The proposed map amendments will not impact air, land, or water quality nor will they render 
the future development of subject property more or less likely to impact air, land, or water 
quality.  

Goals & Policies re Natural Hazards 
Statewide Planning Goal 7 Areas Subject to Natural Hazards 
> City of Winston Comprehensive Plan: Natural Features: Natural Features Goals and 
Policies 
B. Goal: To prevent inappropriate development in natural hazard areas 
Policies: 
*1. Require that plans for construction in areas of potential slope or soil hazard be 
reviewed and signed by a licensed engineering geologist. 
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2. Floodways shall be protected from encroachment by the provisions of the Zoning 
Ordinance. 
3. Development within the "flood fringe" shall be strongly discouraged and subject to the 
provisions of the City's "Floodplain Ordinance." 
4. Areas immediately outside the City's Urban Growth Boundary but within the floodplain 
should be discouraged from further development. 
5. The City shall comply with all applicable State and Federal environmental regulations. 

The City of Winston has inventoried its areas of potential hazard. Those on subject property are: 
- Floodplain 
- Slopes 

The City and State’s hazard and soils maps indicate the following: 
1) Subject property is mostly flat, with slopes along the creek and river bank.  
2) The majority of the Ag/Open Space area proposed for High Density Residential designation 

is within the 100-year floodplain.  
3) Subject property’s geological features, including alluvial deposits and volcanic rocks from 

the high cascades, provide for stable building foundations.  
4) Subject property’s soil composition, characterized by the Jo (225D) and Qal (214A) soil 

types, demonstrates well-drained conditions and low hydric ratings, make it suitable for 
construction. 

5) Subject property’s urban suitability is “Fair” to “Poor” (comparatively high because “Fair” is 
the best rating in Winston).  

6) Subject property’s septic suitability is rated “unlikely” to “severe” (the City’s Plan favors 
urban lands unsuitable for septic for urban development).  

7) Subject property is not rated “Unstable” or “Marginally Unstable.”  
The maps containing this information are attached. They are: 

- FEMA Flood Insurance Rate Maps (Attachment 1 Pg. 4) 
- City of Winston “Geologic Setting, Natural Hazards, Slope” Map (Attachment 1 Pg. 8) 
- Natural Resources Conservation Service Web Soil Survey Map (Attachment 1 Pg. 10) 
- City of Winston “Soils: Urban Suitability” Map (Attachment1 Pg. 6) 
- City of Winston “Soils: Septic System Suitability” Map (Attachment 1 Pg. 7) 

The proposed map amendments do not conflict with the State or City’s goals and policies 
related to development in hazard areas - specifically those related to slopes and flood hazard 
areas – for the following reasons:   
1) Development will be subject to the following city and state standards: 

a) All those listed above under “Goals & Policies re Natural Resources and Open Space” 
b) City of Winston Municipal Code: Zoning Code: Floodplain Development: § 154.100 

through 154.109: regulates development in the floodplain  
c) City of Winston Municipal Code: § 154.042 Steep Slopes Overlay Zone: development on 

lands with “25% or greater slope and areas known to have landslides or unsuitable 
slopes.” 

d) Oregon Building Codes related to development in flood hazard areas: regulate the 
construction of structures, mechanical, plumbing, and electrical.  

2) The map designation proposed for the flood-prone area of subject property is High Density 
Residential. That designation is suitable because:  
a) Subject property’s geological features, including alluvial deposits and volcanic rocks 

from the high cascades, provide for stable building foundations.  
3) No urban map designation ensures greater compliance with the City and State’s standards 

for development in/near the floodplain. 
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Goals & Policies re Recreational Needs and Recreational Open Space 
Statewide Planning Goal 8 Recreational Needs 
> City of Winston Parks Master Plan: Chapter 4 Community Vision: Goals and Action 
Items: Goal 5: Natural Resources and Open Space 
Acquire and preserve natural resource areas and open space with unique ecological, 
historical, and regional significance. 
Action Item 5.1: Identify, prioritize and acquire wetlands, riparian corridors, and upland 
oak savannah for integration into the Winston Parks System. 
Action Item 5.2: Preserve and expand the S. Umpqua River corridors for wildlife, water 
quality and overall community health. 
Action Item 5.3: Preserve areas of open space to protect habitat and corridors that 
connect to regional open spaces. 
Action Item 5.4: Protect and provide access and secure natural resource and open 
space sites through direct acquisition of property or cooperation with private developers 
and public agencies. 
> City of Winston Parks Master Plan: Chapter 5 System Improvements: Open Space and 
Natural Areas 
Winston currently has no designated open space or natural areas. Map 5-2 provides a 
visual reference for the following three priority areas for open space and natural area 
acquisition. 
O-1: Acquire or conserve open space along the South Umpqua River to build a future 
greenway or trail and to improve water quality and habitat along the river corridor 
through Winston. 

The 2014 Winston Parks System Master Plan contains the city’s parks and recreational facilities 
inventory, goals, and policies.  
The Plan distinguishes between “Parkland” and “Open Space and Natural Areas.”  
1) Regarding “Parkland”: 

a) Subject property is not inventoried parkland. See Winston Parks System Master Plan 
Map 2-1 Winston Parks Inventory and Park Master Plan Study Area. 

b) Subject property is not recommended for parkland acquisition. The recommended areas 
for parkland acquisition are listed on page 33 of the Winston Parks Master Plan. 

c) Subject property is within the “Parks Service Area” and adjacent to Harold and Sid 
Nichols Park and Boat Ramp and Douglas High School. (In other words: subject 
property is served by exiting recreational facilities.) 

2) Regarding “Open Space and Natural Areas:” 
a) In addition to recommending properties for parkland acquisition, the Plan identifies “three 

priority areas for open space and natural area acquisition.” – one of which is the South 
Umpqua riverbank, adjoining subject property.  
i) The stated goal is to “Acquire or conserve open space along the South Umpqua 

River to build a future greenway or trail and to improve water quality and habitat 
along the river corridor through Winston.” (2015 Winston Parks System Paster Plan 
pg. 34) 

The proposed map amendment does not preclude the City from meeting their recreational 
needs, goals, and policies related to parkland and open space and natural areas.  
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The City’s municipal codes related to subdivisions and planned unit developments will govern 
the development of subject property; those codes contain the City’s standards which preserve 
and provide open space.  

Goals & Policies re Economic Development 
Statewide Planning Goal 9 Economic Development 
> City of Winston Comprehensive Plan: Economy: Economy Goals and Policies 
A. Goal: to improve the standard of living in Winston by creating more and varied job 
opportunities 
Policies: 
[…] 
4. Encourage the creation of sufficient commercial developments to accommodate 
Winston's current population and future population, with particular focus on ensuring 
adequate medical and service facilities to serve Winston's senior population. 
[…] 
B. Goal: to strengthen Winston's economy by stimulating commerce. 
Policies: 
1. Concentrate new retail business in designated commercial areas. 
5. Support the development of an appropriate number of residences and amenities, 
which will attract higher-income residents and retirees (persons who generally have 
higher levels of disposable income). 
C. Goal: to retain agricultural lands for agricultural uses 
Policies: 
1. Maintain the agricultural land base in order to continue and enhance the agricultural 
productivity of the area. 
2. Advocate tax and other economic incentives for landowners who farm their land. 

Overall, the applicant’s proposed Map conforms to the City’s economic development policies 
because it best fits the land and surrounding development. 
Specifically, the applicant’s proposal relates to, and conforms with, the City’s economic 
development policies in three ways:  
1) Proposal to adjust the location of the Commercially-designated area of subject property.  

a) The existing location of the Commercially-designated area doesn’t fit the land. 
i) It reflects the 1994 golf course plan; configured similar to a flag lot, with its pole 

extending to intersect with a never-built-street across Brockway Road. 
(1) See Attachment 1 Pg. 18 for the 1994 golf course plan laid over Winston’s zoning 

map.  
ii) Absent the golf course: the curved, flag-lot-like, configuration of the Commercial area 

would more likely complicate than facilitate its development.  
b) The proposed location of the Commercially-designated area is a better fit.  

i) Fronting the Commercially-designated area on Brockway Road (as opposed to set 
back from Brockway Road, attached by a flagpole). 

ii) Using the creek to delineate between the commercial area and adjacent proposed 
high density residential area to the north.  
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iii) Straightening the boundaries of the Commercially-designated area and removing the 
undesirable flag pole and curved configuration.   

2) Proposal to reduce the size of the Commercially-designated area of subject property by 0.49 
acres.  
a) As described above, the configuration of the proposed commercially-designated area 

best fits the land.  
b) Winston’s master plans do not (that the applicant has found) stipulate a required amount 

of commercial land. 
3) Proposal to replace Agriculture/Open Space designated land with Residentially and 

Commercially designated land. 
a) See narrative under Goals and Polices re Housing, which explains why the proposed 

zoning designation facilitates needed housing development. 
b) See narrative under Goals and Policies re Natural Hazards, which explains why the land 

is suited for residential and commercial use.  

Goals & Policies re Housing 
Statewide Planning Goal 10 Housing 
> City of Winston Comprehensive Plan: Housing: Housing Goals and Policies(1) 
A. Goal: to ensure that Winston's housing stock is maintained at a standard level. 
[…] 
B. Goal: to enable all members of the community to live in housing appropriate to their 
needs. 
Policies: 
1. 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.}. 
[…] 
6. Identify appropriate housing needs and develop non-traditional housing standards as 
tl1ey arise. 
C. Goal: to locate future housing such that available land is both used efficiently and 
developed for a high degree of livability 
Policies: 
2. 6. Plan Map amendments that apply a non-residential designation to properties 
adjacent to residential designated property should consider reasonable mitigation 
methods to promote the overall livability of adjacent residential properties. 
a. Reasonable mitigation methods include the consideration of special setbacks or other 
measures to address livability issues. 
b. Mitigation methods should be applied only if the existing protection provided in the 
proposed zone is found inadequate and those special setbacks or other measures are 
necessary to protect the overall livability of the adjoining residential properties. 
5. 8. Encourage the location of high-density residential uses near services, amenities, 
and transportation corridors. commercial areas and public facilities, with lower densities 
radiating away from these activity centers.  
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3. Explore opportunities to remove undevelopable land from the buildable land inventory, 
including comprehensive plan amendments, rezoning and land exchanges. 
5. Identify areas of high priority for improving infrastructure to support new residential 
development, focusing on opportunities for new development in higher density zones. 
Particularly in areas with vacant land zoned for housing.  

The 2022 City of Winston Housing Needs Analysis contains the city’s housing inventory, goals, 
and policies.  
(1)  City of Winston Comprehensive Plan: Housing: Housing Goals and Policies with relevant 
Housing Needs Analysis recommend amendments indicated by underline and strikeout. 
The applicant’s proposal relates to Goal 10 in the following ways:  
1) Proposal to replace Agriculture/Open Space designated land with Residentially-designated 

land 
a) One of the seven “key findings” of the Housing Needs Analysis is: “The City of Winston 

should study the inventory of land designated with Agriculture/Open Space (A-O) zoning 
and pursue a comprehensive plan map amendment to apply urban zone designations to 
the area.” The applicant’s proposal is such a comprehensive plan map amendment. 

2) Addition of Low Density Residentially-designated land (as opposed to other designations) 
a) The Housing Needs Analysis concludes:  

i) Winston has a surplus of buildable land across all residential zones and  
ii) Winston needs 745 new housing units by 2040 (to accommodate the City’s projected 

population growth): 489 single-family detached dwellings, 82 townhome and plex 
units, 141 manufactured homes, and 43 apartments/condos.  
(1) See 2022 City of Winston Housing Needs Analysis: Residential Land Need 

Analysis: Pages 18-20 
In summary: Winston has enough Residential buildable land to accommodate its 20-year 
projected growth, but requires 745 new dwellings units, 65% of which are single family 
detached, by 2040. The applicant’s proposal furthers that goal. 

3) Relocation of High Density Residential area to north / location of Low Density Residential 
are to the south 
a) Locating Winston’s lowest-density residential use at the south edge of Winston’s UGB, 

between Hwy 42 and the Willis Creek Rural Residential (County RR5) neighborhood – 
represents a compatible land use designation.   

b) Locating “high-density residential users near services, amenities, and transportation 
corridors” (at the Highway 42 / Brockway Road intersection – represents a compatible 
land use designation. 

c) When developed, the applicant’s proposal will “improv[e] infrastructure to support new 
residential development, focusing on opportunities for new development in higher 
density zones. Particularly in areas with vacant land zoned for housing.” In other words: 
the applicant’s proposal better positions subject property for development than the status 
quo; which would in turn better position the adjacent undeveloped property for new 
development.   

4) Reduction in size of High Density Residential area by 2.3 acres 
a) The proposed configuration hems-in the High Density area, between Hwy 42, Brockway 

Road, Brockway Creek, and the river. 
b) The 2022 Housing Needs Analysis finds a surplus of residential land in all categories 

and the demand for single-family residential dwellings to be highest. Therefore reducing 
the amount of high-density-residential land in favor of low-density residential land is 
consistent with the City’s housing goals and policies.  
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Goals & Policies re Public Facilities & Services 
Statewide Planning Goal 11 Public Facilities and Services 
> City of Winston Comprehensive Plan: Public Facilities and Services: Public Facilities 
Goals and Policies 
A. Goal: to provide an adequate, year-round water supply to Winston’s residents. 
Policies: 
[…] 
4. Encourage the extension of water services to areas within the Urban Growth Area 
before considering annexation of other parcels into this water district. 
5. Water service to new development above the 6801 contour should not be 
encouraged. 
[…] 
7. New extension of services should be carefully evaluated to determine its impact on 
the distribution systems, as outlined in the Public Facilities Plan. 
8. Long range water service plans should be to construct a looped distribution system 
within the Urban Growth Boundary. 
B. Goal: To provide adequate sanitary and storm sewer service for Winston residents. 
Policies: 
[…] 
5. The City should determine areas where drainage problems exist and prioritize them 
for inclusion in a storm sewer network. 
[…] 
C. Goal: To improve Winston’s street system, in order to provide a smoother traffic flow 
and increased safety. 
Policies: 
1. Upgrade the city streets as identified in Public Facilities Plan. 
2. The City shall work witl1 the Oregon State Department of Transportation and Douglas 
County to improve the transportation system in the City consistent with the goals and 
policies of this plan, the Public Facilities Plan and the Transportation System Plan with 
regards to projects planned within the city limits or the Urban Growth Boundary. 
[…] 

The City of Winston Public Facilities Plan, adopted in 2003 via Ordinance 589, contains the 
City’s public facilities inventory, goals, and policies. 
In this case: (a) existing public facilities and services have the capacity to serve subject 
property, if it were to be developed to as high-intensity-use as the proposed map designations 
will allow, and (b) the development of subject property would facilitate expansion of the water, 
sewer, storm systems in a manner consistent with the City’s long-range plans – as follows:  
1) Water:  

a) Service provider: Domestic water for the area is provided by the Winston-Dillard Water 
District.  
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b) Existing capacity: There is an existing 10-inch C900 water main adjacent to subject 
property, within the Hwy 42 Right of Way.  

c) Relevant Plan-listed goals and/or policies: A looped distribution system within the City’s 
UGB. 

d) Development of subject property could facilitate construction of city water main south of 
Hwy 42, in the Brockway Road right of way. This would further the City’s goal of a 
looped distribution system within the UGB. 

2) Sanitary Sewer:  
a) Service provider: The City is a partner in the Winston-Green Regional Wastewater 

Treatment Facility with the Green Sanitary District. The City’s collection system is 
operated by the Winston Public Works Department.  

b) Existing capacity: There is an existing sanitary sewer main adjacent to subject property, 
within the Hwy 42 Right of Way. 

c) Relevant Plan-listed goals and/or policies: Expansion of public sewer main from Douglas 
High to Brockway Road (presumably within Hwy 42 ROW). (Facilities Plan Table 5 
Proposed Sewer System Improvement Projects) 

d) Development of subject property could facilitate construction the City’s goal of expansion 
of public sewer main from Douglas High to Brockway Road.  

3) Stormwater:  
a) Service provider: The City’s stormwater system is operated by the Winston Public Works 

Department, with assistance from adjoining road departments. 
b) Relevant Plan-listed goals and/or policies: 

i) “Individual drainage plans should be provided to the City and approved prior to 
development to insure that adequate storm drain facilities are provided with proper 
connection into the existing City storm drain system.” (Facilities Plan Pgs 16-17) 

4) Fire Flow:  
a) Service provider: The Winston Dillard Water District provides fire flow capacity for the 

area.  
b) Existing capacity: The 2003 fire protection rating within the Winston-Dillard Water District 

was 4 (out of 10, with 10 being the worst).  
c) Relevant Plan-listed goals and/or policies: 

i) “The Fire District and Water District work-hand-in-hand to insure that fire protection 
and main capacity remain adequate for our community. Developers are required to 
provide this same capacity and protection to ensure a seamless continuation of 
service and protection level.” (Facilities Plan Pg 48) 

5) Fire Protection:  
a) Service provider: The Winston-Dillard Fire District provides fire protection service in the 

Winston and surrounding area.  
b) Existing capacity: The Winston-Dillard Fire District is available for response 24 hours a 

day 7 days a week. The District maintains auto-aid agreements with the adjoining fire 
Districts of Lookingglass, Tenmile, City of Myrtle Creek, and every fire district and 
department in Douglas County. (Facilities Plan Pg 47) 

6) Streets: see narrative below under Goals & Policies re Transportation. 

Goals & Policies re Transportation 

Statewide Planning Goal 12 Transportation 
> City of Winston Comprehensive Plan: Transportation: Transportation Goals, Objectives 
and Policies: General Transportation Goal: General Transportation Objectives 
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A. The City will implement its transportation goals through this Transportation System 
Plan (TSP) and will review and update the TSP during periodic review, or more 
frequently if necessary. 
The City should revise the Winston Zoning Ordinance wherever appropriate, especially 
the articles regarding Off-Street Parking, Site Development Plan review and Conditional 
Use Permit review, to add or improve transportation-related design standards and review 
criteria. Such revisions shall include. but are not limited to, connections between 
neighborhoods for vehicles, bicycles and pedestrians. Access management standards, 
and street width and parking requirements. 
F. The City will coordinate land use planning with transportation planning by notifying the 
City Administrator, Traffic Safety Committee, Public Works Director, City Engineer, Fire 
Department and Police Department of all planning proposals that include transportation 
components. All departments will be invited to make suggestions for design 
improvement and conditions of approval, and to participate in pre-application 
conferences when practical.  
G. The City will coordinate land use planning for properties with access onto State and 
County maintained roads, and other projects large enough to impact traffic counts on 
those roads, with the Oregon Department of Transportation and Douglas County. To this 
end, the City will provide notice of pending decisions and invite ODOT and/or Douglas 
County to make suggestions for design improvement and conditions of approval, and to 
participate in pre-application conferences whenever practical. 

The 2023 Winston Transportation System Plan contains the city’s transportation system 
inventory, goals, and policies.  
Attachment 3 contains: 
1) Transportation Planning Rule Analysis, which considers the impacts from the “reasonable 

worst-case” development potential of the existing and proposed zoning, and finds:  
a) The proposed zoning will not have a significant effect on the transportation system. 
b) The proposed zone change will meet all applicable Transportation Planning Rule criteria. 

2) Traffic Impact Analysis, which studies the impact of the applicant’s conceptual development 
plan (Attachment 2). 
a) The addition of conceptual development plan trips does not trigger any intersections to 

not meet the applicable volume to capacity (v/c) standards. 
b) The addition of conceptual development plan traffic does not substantially increase 

queuing conditions. 
c) The conceptual development plan site access connections to Hwy 42 will operate within 

the v/c standard, will not create queuing issues on the Highway, and meets ODOT 
access spacing standards. 

d) The conceptual development plan site access connection to Brockway Road will operate 
within the v/c standard and will not create queueing issues. 

In the future, when the applicant applies to divide and develop subject property: 
- The City’s standards contained in Winston’s standard drawings and municipal code will 

dictate the development of local streets on subject property. 
- The County’s standards will dictate improvements to Brockway Road; with input from the 

City and ODOT. 
- The State’s standards will dictate improvements to Hwy 42; with input from the City and 

County. 
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The City’s Transportation System Plan lists planned improvements to the City’s transportation 
infrastructure; only one of those planned improvements is in the vicinity of subject property: 
sidewalks and bike lanes on Brockway Road (extending from its intersection with Lookinglass, 
south to the edge of the UGB).  
The applicant understands that at the time subject property is developed, the City, County, and 
ODOT may require improvements to adjacent public streets, including but not limited to 
sidewalks and bike lanes on the east side of Brockway Road. 

Goals & Policies re Energy Conservation 
Statewide Planning Goal 13 Energy Conservation 
> City of Winston Comprehensive Plan: Public Facilities and Services: Energy 
Conservation 
Of the many activities in energy production and usage, the City has control of only a few. 
If the City, in conjunction with other public and private interest, can increase the efforts 
toward greater energy efficiency, our energy problems shall diminish. 
One of the measures put forth in this plan to attain greater energy efficiency includes a 
planned network of bikeways and sidewalks to encourage use of less energy-intensive 
transportation. Infill of vacant lots is provided for in the land use element to keep 
distances from the City's commercial areas as short as possible and decrease the 
extension of urban services to outlying areas. The Uniform Building Code regulating 
development in the City of Winston requires high levels of insulation and other energy-
efficient measures. Building height regulations in the City's zoning ordinance protect 
solar access for future development. 
> City of Winston Comprehensive Plan: Public Facilities and Services: Public Facilities 
Goals and Policies 
[…] 
D. Goal: to promote energy conservation by encouraging alternative forms of 
transportation 
[…] 

See narrative above under “Goals & Policies re Transportation, which describes how the 
applicant’s proposal could result in transportation infrastructure improvements – potentially 
including pedestrian and bicycle facilities on Brockway Road.   

Goals & Policies re Urbanization 
Statewide Planning Goal 14 Urbanization 
> City of Winston Comprehensive Plan: Public Facilities and Services: Public Facilities 
Goals and Policies 

N/A. Subject property is designated urban land, within the City of Winston’s city limits; no 
change is proposed to its urban designation.  
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Attachments 
• Attachment 1: Maps 

1. Vicinity Map 
2. Topographic Map 
3. Existing Zoning and Comprehensive Plan Map 
4. FEMA Flood Insurance Rate Maps 
5. Winston Local Wetland Inventory Map 
6. Winston “Soils: Urban Suitability” Map 
7. Winston “Soils: Septic System Suitability” Map 
8. Winston “Geologic Setting, Natural Hazard, Slope” Map 
9. Winston “Vegetation Wildlife Habitat” Map 
10. National Resources Conservation Service Web Soil Map & Descriptions 
11. Winston Parks Master Plan Proposed Future Parkland and Open Space Map 
12. Winston Parks Master Plan Proposed Bike Lane, Path, and Trail System Map 
13. Winston Transportation System Plan Intersection and Street Projects Map 
14. Winston Transportation System Plan Priority Pedestrian Projects Map 
15. Winston Transportation System Plan Key Biking Route Projects Map 
16. 1994 Golf Course Conceptual Plan Map (Laid Over Winston Zoning Map) 
17. 1994 Map/Zoning Designations vs Existing Map/Zoning Designations 

• Attachment 2: Conceptual Site Plan by IE Engineering 
• Attachment 3: Transportation Planning Rule Analysis and Traffic Impact Analysis by 

Sandow Engineering 
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Source: Google Earth: Imagery Date 04/16/2024.
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Source: Douglas County GIS. Imagery Basemap: Oregon DOGAMI Digital Terrain Model 
Hillshade. Accessed via: https://geocortex.co.douglas.or.us/html5viewer/index.html?
viewer=douglas_county_gis.viewer

https://geocortex.co.douglas.or.us/html5viewer/index.html?viewer=douglas_county_gis.viewer
https://geocortex.co.douglas.or.us/html5viewer/index.html?viewer=douglas_county_gis.viewer
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Source: National Resources Conservation Service Web Soil Survey. 01/19/2025. Available at: 
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Source: FEMA Flood Insurance Rate Maps 41019C2105F and 41019C2106F. Effective 
2/17/2010.

Available at: https://msc.fema.gov/portal/home

https://msc.fema.gov/portal/home
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Source: Winston Local Wetlands Inventory. 2004.  

Available at: https://www.oregon.gov/dsl/wetlands-waters/pages/inventories-maps.aspx

https://www.oregon.gov/dsl/wetlands-waters/pages/inventories-maps.aspx

