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Appendix 1 

Lyons U
G

B Alternative Sites Analysis 
N

ovem
ber 2022 

 The City of Lyons has received an application for a UGB Am
endm

ent to add 28.12 acres of land to the Lyons 
U

GB.   

Lyons’s certified population estim
ate for July 1, 2021 is 1207 people. 1  The City has identified a need for 78 net 

acres buildable land zoned for residential uses for the 20-year planning period through 2042.  As of Novem
ber 

2019, the City of Lyons had an available supply of 49.39 acres of buildable land zoned for residential uses inside 
the Lyons U

GB.  The City’s Septem
ber 2022 staff report for the Hafner U

GB am
endm

ent concludes the City of 
Lyons has a deficit of 28.71 acres of net buildable land zoned inside for residential uses inside the Lyons U

GB.  

The City of Lyons and applicant Dan Hafner propose to add 28.12 acres of land to the Lyons U
GB and zone it for 

residential uses.  If approved, the U
GB expansion w

ill add 19+/- acres to the City’s residential inventory of 
buildable land.   

Prior to the initial evidentiary public hearing before Lyons Planning Com
m

ission m
eeting, DLCD Senior U

rban 
Planner Kevin Young review

ed the City’s staff report and subm
itted w

ritten com
m

ents on Septem
ber 2, 2022.  

DLCD’s w
ritten testim

ony states the City m
ust com

ply w
ith Goal 14 requirem

ents.  DLCD advised the City to 
address the four Goal 14 factors to am

end an urban grow
th boundary (U

GB), com
plete a locational analysis of 

suitable UGB sites as required in O
AR 660-024-0065 and O

AR 660-024-0067 and address the U
GB adjustm

ent 
requirem

ents in O
AR 660-024-0070.   This appendix includes a locational analysis of suitable/non-suitable sites 

for a potential adjustm
ent or expansion of the Lyons U

GB.   

I. 
Alternative Sites for Potential Lyons U

G
B Adjustm

ent or Expansion 
A. 

O
AR 660-024-0065 (1) to (4) - Review

 and Evaluation of Prelim
inary Study Area for U

GB Expansion 

O
AR 660-024-0065 requires a city to establish a prelim

inary study area that identifies potential sites for the 
expansion or adjustm

ent of the city’s U
GB.     

660-024-0065  

E
stablishm

ent of Study A
rea to E

valuate Land for Inclusion in the U
G

B
 

(1)  W
hen considering a U

G
B

 am
endm

ent to accom
m

odate a need deficit identified in O
A

R
 660-

024-0050(4), a city outside of M
etro m

ust determ
ine w

hich land to add to the U
G

B
 by evaluating 

alternative locations w
ithin a “study area” established pursuant to this rule. T

o establish the 
study area, the city m

ust first identify a “prelim
inary study area” w

hich shall not include land 
w

ithin a different U
G

B
 or the corporate lim

its of a city w
ithin a different U

G
B

. T
he prelim

inary 
study area shall include: 

(a)  A
ll lands in the city’s acknow

ledged urban reserve, if any; 

(b)  A
ll lands that are w

ithin the follow
ing distance from

 the acknow
ledged U

G
B

: 

 
(A

) For cities w
ith a U

G
B

 population less than 10,000: one-half m
ile; 

 
(B

) For cities w
ith a U

G
B

 population equal to or greater than 10,000: one m
ile; 

(c) 
A

ll exception areas contiguous to an exception area that includes land w
ithin the distance 

specified in subsection (b) and that are w
ithin the follow

ing distance from
 the acknow

ledged 
U

G
B

: 

 
1   

C
ertified Population Estim

ate for July 1, 2021, Prepared by Population R
esearch C

enter, Portland State U
niversity A

pril, 2022. 
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(A

) For cities w
ith a U

G
B

 population less than 10,000: one m
ile; 

  
(B

) For cities w
ith a U

G
B

 population equal to or greater than 10,000: one and one-half 
m

iles; 

(d) 
A

t the discretion of the city, the prelim
inary study area m

ay include land that is beyond the 
distance specified in subsections (b) and (c). 

The City used the criteria required for a city w
ith a population under 10,000 people.  U

nder O
AR 660-024-0065, 

the city is required to identify and evaluate potential sites for a U
GB expansion w

ithin the follow
ing areas: 

• 
An acknow

ledged urban reserve; and   
• 

All lands w
ithin a ½

-m
ile of the acknow

ledged U
GB;  

• 
All lands w

ithin an identified exception area.  

M
ap 1 

Proposed Lyons U
G

B Expansion – 1/2 M
ile Radius Around U

G
B  

 
Findings for O

AR 660-024-0065 – Establishm
ent of Prelim

inary Study Area:   

The City has review
ed the applicable sections of O

AR 660-024-0065 and m
akes the follow

ing findings:   

A.1 
The City of Lyons does not have any lands designated as urban reserves. O

AR 660-024-0065 
(1)(a) does not apply. 

A.2 
The City identified all areas w

ithin Linn County w
ithin a ½

-m
ile radius of the existing U

GB.  M
ap 
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1 show
s a ½

-m
ile radius and a 1-m

ile radius around the Lyons U
GB. 

A.3 
The Linn County Planning Departm

ent states there are no exception areas w
ithin one-m

ile of 
the Lyons U

GB.  O
AR 660-024-0065 (1)(c) does not apply. 

A.4 
The City identified seven potential study areas for expansion of the Lyons U

GB.  M
ap 2 show

s 
the seven potential study areas, that have vacant lands w

ithin ½
-m

ile of the Lyons U
GB.   The 

City excluded lands north of the North Santiam
 River since they do not contain lands designated 

or zoned for residential use and are not contiguous to the City. 

M
ap 2 

Seven Potential Study Areas for Lyons U
G

B Expansion 

 
Table 1  

Potential Study Areas for Lyons U
G

B Expansion  
 

 
 

 
Linn County Zoning 

Area 
# 

Parcels 
Total     
Acres 

Rural 
Residential 

(2.5) 

Farm
 / Forest 

Forest / 
Conservation 

M
gt 

Heavy 
Industrial 

1 
10 

96.41 
0 

96.41 
 

 
2 

7 
113.82 

0 
113.82 

 
 

3 
60 

110.55 
110.55 

0 
 

 
4 

15 
235.73 

9.12 
226.61 

 
 

5 
35 

108.42 
72.56 

26.16 
0 

9.69 
6 

69 
1,337.33 

0.14 
1,097.52 

231.68 
0.14 
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7 
8 

560.04 
0 

519.87 
40.17 

0 
   

N
ote:  Strikeouts in the follow

ing sections indicate the O
AR section/subsection(s) do not apply to this 

proposal. 

A.5 
O

AR 660-024-0065 (2) does not apply.  The proposal w
as initiated in August 2022.   

O
A

R
 660-024-0065 (2) 

(2)   
A

 city that initiated the evaluation or am
endm

ent of its U
G

B
 prior to January 1, 2016, 

m
ay choose to identify a prelim

inary study area applying the standard in this section 
rather than section (1).  

A.6 
O

AR 660-024-0065 (3) does not apply.  This proposal for U
GB expansion is not for an industrial 

use.   

A.7 
O

AR 660-024-0065 (4)(a) - U
G

B Prelim
inary Study Area – EXCLU

SIO
N

 O
F AREAS.   

 
O

AR 660-024-0065 (4)(a) and (4)(b) allow
 cities to exclude areas from

 the proposed U
GB 

expansion study area if necessary public facilities cannot be provided or if there are significant 
developm

ent hazards that m
ay significantly lim

it of prohibit developm
ent.    

O
A

R
 660-024-0065 (4)(a) and standards in O

A
R

 660-024-0065 (7) 

(4) 
T

he city m
ay exclude land from

 the prelim
inary study area if it determ

ines that: 

 
(a) 

B
ased on the standards in section (7) of this rule, it is im

practicable to provide 
necessary public facilities or services to the land; 

(7)  For purposes of subsection (4)(a), the city m
ay consider it im

practicable to provide 
necessary public facilities or services to the follow

ing lands: 

  
(a)  C

ontiguous areas of at least five acres w
here 75 percent or m

ore of the land has a 
slope of 25 percent or greater, provided that contiguous areas 20 acres or m

ore that 
are less than 25 percent slope m

ay not be excluded under this subsection.  

  
(b)  Land that is isolated from

 existing service netw
orks by physical, topographic, or other 

im
pedim

ents to service provision such that it is im
practicable to provide necessary 

facilities or services to the land w
ithin the planning period. T

he city’s determ
ination 

shall be based on an evaluation of: 

 
 

(A
) T

he likely am
ount of developm

ent that could occur on the land w
ithin the 

planning period; 

  
 

(B
)  T

he likely cost of facilities and services; and, 

  
 

(C
) A

ny substantial evidence collected by or presented to the city regarding how
 

sim
ilarly situated land in the region has, or has not, developed over tim

e. 

  
(c) 

A
s used in this section, “im

pedim
ents to service provision” m

ay include but are not 
lim

ited to: 

  
 

(A
)  M

ajor rivers or other w
ater bodies that w

ould require new
 bridge crossings to 

serve planned urban developm
ent; 

 
 

(B
)  T

opographic features such as canyons or ridges w
ith slopes exceeding 40 percent 

and vertical relief of greater than 80 feet; 

  
 

(C
) Freew

ays, rail lines, or other restricted access corridors that w
ould require new

 
grade separated crossings to serve planned urban developm

ent; 

  
 

(D
) Significant scenic, natural, cultural or recreational resources on an acknow

ledged 
plan inventory and subject to protection m

easures under the plan or 
im

plem
enting regulations, or on a published state or federal inventory, that 

w
ould prohibit or substantially im

pede the placem
ent or construction of 

necessary public facilities and services. 
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7.1 

Sew
er:   The City of Lyons does not have a m

unicipal w
astew

ater collection and treatm
ent 

system
.  All developed properties are served by septic tanks or on-site disposal system

s.  All 
sites w

ithin the U
GB expansion area w

ill be served by on-site disposal system
s.   A m

inim
um

 
lot size of 0.5-acres is required, but m

ay be larger due to soil conditions. 

 
7.2 

W
ater:  The Lyons-M

eham
a W

ater District “District” operates a com
m

unity w
ater system

 
serving 1400 custom

ers.  The District provides dom
estic w

ater service and fire hydrants to 
protect lands in the City of Lyons, Lyons U

GB, unincorporated areas of Linn County and the 
unincorporated com

m
unity of M

eham
a on the north side of the N

. Santiam
 River in M

arion 
County.    

 
 

7.2.1  
W

ater Service to Areas 1 to 3: The District provides w
ater service to som

e 
properties in Area 1, Area 3 (River Loop/O

ak St.).  The District can extend w
ater m

ains to 
unserved properties in the rem

ainder of Area 1, Area 2 and the portion of Area 3 east of 
25

th Avenue adjacent to O
ak St.   M

ost of the unserved parcels inside Areas 1 to 3 are located 
w

ithin 1,000 feet of an existing w
ater m

ain.  In order for a property ow
ner to receive service 

in a U
GB expansion area, the property m

ust be annexed into the Lyons-M
eham

a W
ater 

District and the ow
ner/developer m

ust construct new
 w

ater m
ains. 

 
 

 
7.2.2  

W
ater Service to Areas 4 &

 5:  Areas 4 &
 5 are beyond the east end of District’s 

service area along Lyons-M
ill City Drive.    

 
 

 
7.2.3 

W
ater Service to Area 6:   The District does not provide service to Area 6.    The 

District’s facility m
ap show

s the District does not have w
ater distribution m

ains south of 
the Albany-Eastern Railroad line, except for its w

ater storage reservoir and transm
ission 

m
ain w

hich are located on a hill just south of Hw
y 226.   

 
 

 
7.2.4 

W
ater Service to Area 7:  The District does not provide service to Area 7.   

 
 

 
7.2.5 

Planned W
ater System

 Im
provem

ents:  In 2023-2024 the District w
ill construct a 

new
 w

ater storage reservoir south of Lyons and additional w
ater m

ains on 13
th Street (John 

N
eal Park to Dogw

ood St.).   The im
provem

ents w
ill im

prove fire flow
s, provide 3-days 

storage capacity and loop existing w
ater m

ains.   The 2023-2024 im
provem

ents on 13
th 

Street w
ill im

prove service and fire flow
s for Areas 1 &

 2.  The District does not have plans 
or funds to extend w

ater m
ains to any other areas in Lyons.   

 

7.3 
Transportation (Rail):   

7.3.1 
Albany &

 Eastern Railroad:  The Albany-Eastern Railroad line runs through the City.  
The RR provides freight service to the w

ood products firm
s in Lyons and M

ill City.   
The railroad tracks are at the south edge of the city lim

its.  The Freres Lum
ber Co. 

site and several large industrial sites are located outside the city lim
its in the UGA-

HI Industrial zone (see M
ap 1) adjacent to the RR tracks.   

7.3.2 
Rail Crossings:   Three public RR crossings exist (O

R-226, 16
th St. and 24

th St.).  The 
16

th St. RR crossing serves industrial sites.  The O
R-226 and 24

th St. RR crossings 
provide public access to Area 6.  The 24

th St. crossing is unim
proved; it m

ust be 
upgraded to serve any U

GB expansion south of the RR tracks. 

7.4 
Transportation (Streets):  

7.4.1 
Arterial &

 Collector Streets in the Lyons U
GB.   O

R-226 is a state highw
ay.  M

ain 
Street/Lyons-M

ill City Drive is a Linn County rural arterial.   

7.4.2 
Local Streets.  Linn County ow

ns and m
aintains existing streets in the U

GB.   The 
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City does not have an adopted TSP or plans for any new
 arterial or collector streets.  

N
ew

 local streets m
ust be built/im

proved concurrently w
ith new

 developm
ent. 

7.5 
Exclusion of Area 5 from

 Study Area -- Analysis, Findings and Conclusion:   

The City review
ed Study Area 5 to determ

ine if it should be elim
inated from

 the study area 
for consideration for a UGB expansion under O

AR 660-024-0065 (4)(a) because of the 
inability of the City to provide public facilities and services based on the criteria listed in 
O

AR 660-024-0065 (7).   

M
ap 3 

Lyons U
G

B Expansion – Study Area 5 

 

7.5.1 
Location.   Area 5 is located east the Lyons U

GB adjacent to Lyons-M
ill City Drive.   

The m
ajority of Area 5 is located betw

een ½
-m

ile and 1-m
ile east of the existing 

U
GB line. 

7.5.2 
Soils.  Area 5 has Class II (High Value Farm

land Soils) and Class III soils.  The m
ajority 

of the vacant, redevelopable sites in Area 5 are Class II soils. 

7.5.3 
Sew

age Disposal &
 M

inim
um

 Parcel Size:   U
nder the City’s ½

-acre m
inim

um
 lot size 

and Linn County Environm
ental Health requirem

ents, all lots m
ust be served w

ith 
an on-site sew

age disposal system
 (w

hich requires ½
 to 3/4-acre per lot due to the 
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soil conditions.    

7.5.4 
W

ater:   The Lyons-M
eham

a W
ater District w

ater m
ains do not extend to Area 5.  

The District does not have plans to expand the District’s boundaries or extend w
ater 

m
ains to Areas 4 &

 5 at the east end of the Lyons U
GB.     

7.5.5 
Parcels Size &

 Ability to Redevelop:   Tw
enty of the 35 parcels in Area 5 are sm

all 
residentially zoned ½

-acre to 1.75-acre parcels w
ith lot frontage on Lyons-M

ill City 
Drive. If annexed into the City of Lyons, the m

ajority of the parcels adjacent to 
Lyons-M

ill City Drive cannot be redivided due to sm
all parcel size, m

inim
al street 

frontage, lot dim
ension requirem

ents and sew
age disposal lim

itations. 

7.5.6 
Vacant/Redevelopable Parcels in Area 5:   There are 13 residentially zoned parcels 
totaling 53.25 acres in Area 5 that are either vacant or redevelopable.  The m

ajority 
of the sites are 2.5 to 3.5-acre parcels located betw

een Lyons-M
ill City Drive and 

the N
. Santiam

 River.  After subtraction of developed and non-buildable areas, 
there are 40+/- acres available for redevelopm

ent.    

Conclusions for Study Area 5:    The City estim
ates the City needs to add 28.71-acres of 

buildable land to the U
GB for the 20-year planning period through 2042.  Although Area 5 

includes 40+/- acres of vacant or redevelopable land, the Lyons Planning Com
m

ission 
concludes Area 5 should be excluded from

 further consideration as a priority U
GB 

expansion area as perm
itted under O

AR 660-024-0065 (4)(a) because Area 5 m
eets the 

criteria for exclusion under O
AR 600-024-0065 (7) as follow

s: 

• 
Areas 1 to 4 offer m

ore potential redevelopm
ent sites than Area 5.    

• 
Area 5 is located ½

-m
ile to 1-m

ile east of the existing U
GB boundary.   

• 
The m

ajority of the residentially zoned parcels in Area 5 m
ay not be divided. 

• 
The m

ajority of the redevelopable sites have Class II high value farm
land soils. 

• 
W

ater service is unlikely to be extended to the east end of the U
GB.  District priorities 

w
ill be to provide service to Areas 1 to 3, w

hich are adjacent to existing w
ater m

ains. 

7.6 
Exclusion of Area 6 from

 Study Area -- Analysis, Findings and Conclusion: 

The City review
ed Study Area 6 to determ

ine if it should be elim
inated from

 the study area 
for consideration for a UGB expansion under O

AR 660-024-0065 (4)(a) because of the 
inability of the City to provide public facilities and services based on the criteria listed in 
O

AR 660-024-0065 (7).   

7.6.1 
Location.   Area 6 is located south of Albany &

 Eastern Railroad tracks and the Freres 
Lum

ber m
ill site and log storage area as w

ell as the other industrial sites south of 
Lyons-M

ill City Drive. 

7.6.2 
Railroad Poses Im

pedim
ent to Service.  The Albany &

 Eastern Railroad creates an 
im

pedim
ent for future residential developm

ent south of the RR tracks. 

7.6.2.1 
There is one at-grade RR crossing at 24

th Street w
hich w

ill provide 
access to the vacant developable areas w

ithin Area 6. The crossing m
ust be 

im
proved if residential developm

ent occurs. 

7.6.2.2 
The Lyon-M

eham
a W

ater District does not have w
ater m

ains south of 
the RR tracks. 
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7.6.3 
Steep Slopes.  M

ap 5 show
s Area 6 has steep slopes (15%

 to 40%
) that provide a 

significant lim
itation to developm

ent.  

7.6.4 
Forest Lands.  Area 6 includes 1,333 acres of land.  O

f this total, 1097 acres are 
zoned Farm

/Forest and 232 acres are zoned Forest Conservation M
anagem

ent.  
The m

ajority of the land is in tracts of 40 to 160 acre w
hich are ow

ned by local 
tim

ber com
panies and m

anaged as forest resources.   

7.6.5 
W

ater:   The Lyons-M
eham

a W
ater District w

ater m
ains do not extend to Area 6, 

w
ith the exception of the District’s w

ater storage reservoir.  The District does not 
have plans to extend w

ater m
ains to Area 6.   

 
M

ap 4 
Lyons U

G
B Expansion – Study Area 6 

 

Conclusions for Study Area 6:   The Lyons Planning Com
m

ission concludes Area 6 should be 
excluded from

 further consideration as a priority U
GB expansion area as perm

itted under 
O

AR 660-024-0065 (4)(a) because Area 5 m
eets the criteria for exclusion under O

AR 600-
024-0065 (7) as follow

s: 

• 
Areas 1 to 4 offer m

ore potential redevelopm
ent sites than Area 6. 
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• 
Area 6 is located south of the Albany &

 Eastern RR tracks and there is only one at-grade 
crossing, w

hich is a significant barrier to redevelopm
ent.   

• 
Area 6 has steep slopes and large tracts of Forest Land ow

ned by local tim
ber 

com
panies. 

• 
The Lyons-M

eham
a W

ater District storage reservoir is located in Area 6 w
ith a 

transm
ission m

ain from
 the reservoir north to the City.  The District has no plans to 

extend w
ater service to any other portion of Area 6. 

• 
Extension of roads and construction of at-grade rail crossings to Area 6 w

ill require 
significant public investm

ent and approval by the railroad. 

7.7 
Exclusion of Area 7 from

 Study Area -- Analysis, Findings and Conclusion: 

The City review
ed Study Area 7 to determ

ine if it should be elim
inated from

 the study area 
for consideration for a UGB expansion under O

AR 660-024-0065 (4)(a) because of the 
inability of the City to provide public facilities and services based on the criteria listed in 
O

AR 660-024-0065 (7).   

M
ap 5 

Lyons U
G

B Expansion – Study Area 7 

 
7.7.1 

Location.   Area 7 is located w
est of the City of Lyons south of the N

. Santiam
 River 
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to O
R 226.   

7.7.2 
Parcels.  Area 7 includes 560 acres.  There are seven parcels zoned Farm

/Forest and 
Forest Conservation M

anagem
ent.   

7.7.3 
Railroad.  M

ap 6 show
s the Albany &

 Eastern Railroad tracks bisects Area 7 at the 
base of a steep slope. 

7.7.4 
Steep Slopes.  M

ap 6 show
s Area 7 has som

e steep slopes (15%
 to 40%

) south of 
the RR tracks and north of O

R 226.  This area is not developable. 

7.7.5 
Forest Lands.  Area 7 includes tw

o large forest parcels.  There is a 350-acre parcel 
adjacent to the N

. Santiam
 River and w

est of the city lim
its (9S 1E 13, 00100) and 

an adjoining 141-acre parcel (9S 1E 24, 00100).  The tw
o large parcels are in 

com
m

ercial forest use.  

7.7.6 
Soils.   The predom

inant soil types in Area 7 are Class II (High Value Farm
land) and 

Class IV, adjacent to the city lim
its.  

7.7.7 
W

ater:   The Lyons-M
eham

a W
ater District w

ater m
ains abut Area 7.  The District’s 

service area m
ap show

s Area 7 can be easily served if it is annexed into the District.    

7.7.8 
Streets:  Three city street streets have dead-end RO

W
 abutting the 350-acre site 

w
est of the city lim

its.  Streets and private utilities can be extended into Area 7.  

Conclusions for Area 7:   The Lyons Planning Com
m

ission concluded that Area 7 should be 
excluded from

 further consideration as a priority U
GB expansion area as perm

itted under 
O

AR 660-024-0065 (4)(a) because Area 7 m
eets the criteria for exclusion under O

AR 600-
024-0065 (7) as follow

s: 
 • 

Forest Lands in Area 7:     

o 
N

orth Sector:   The north portion of Area 7 (betw
een the N

. Santiam
 River &

 the 
Albany &

 Eastern RR) includes tw
o large tracts of com

m
ercial forest land w

ith Class 
II soils.   

o 
South Sector:  The south portion of Area 7 is located betw

een the Albany &
 Eastern 

RR tracks and O
R 226.  These parcels have undevelopable steep slopes (25%

 to 
40%

).  Parcels south of the RR track are zoned Forest Conservation M
anagem

ent 
and Heavy Industrial.   

o 
Although Area 7 is adjacent to the City lim

its, the conservation of large parcels in 
Farm

/Forest use is a priority.    

• 
Public U

tilities Extensions to Serve Area 7:    

o 
Public w

ater, streets and private utilities m
ay be extended into Area 7 from

 dead 
end streets abutting the w

est edge of the city. 

o 
The Lyons-M

eham
a W

ater District does not extend w
est of the city lim

its and the 
District does not provide service to parcels in Area 7.  It does not have plans to 
extend service to the w

est.   

• 
Land N

eeds for U
GB Expansion:   

o 
The City needs to add less than 30-acres to the UGB to provide buildable land for 
the 20-year planning period (2022 to 2042).    

o 
The 350-acre site im

m
ediately w

est of the City is far larger than needed to 
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accom
m

odate grow
th in the 20-year planning period.  The City concludes 

expansion of the U
GB into the resources land is bad planning and poor public policy. 

7.8 
Sum

m
ary of Analysis, Findings and Conclusions for Exclusion of Areas 5, 6 &

 7: 

The Lyons Planning Com
m

ission concludes Area 5, Area 6 and Area 7 should be excluded 
from

 further review
 as a potential U

GB expansion area for the City of Lyons.  Table 2 
sum

m
arizes findings discussed above in Sections 7.5, 7.6 and 7.7.  for a U

GB expansion 
under O

AR 660-024-0065 (4)(a).  Area 5, Area 6 and Area 7 are excluded from
 further 

consideration because of the inability of the City to provide public facilities and services 
based on the criteria listed in O

AR 660-024-0065 (7).   

Table 2  
Evaluation of Potential Study Areas for Lyons U

GB Expansion - Exclusions  
O

AR 660-024-0065 (4a) &
 (7) 

 

30+/- Acres 
N

eeded in U
G

B 

O
AR 660-024-0065 (7) – Criteria 

 
7a 

7b 
7c 

 
Steep 
Slopes 

Isolated from
 Existing Services 

Im
pedim

ents to Service 
 

AREA 

 
Total 
Acres 

>25%
  

in  
75%

 of 
area 

Potential for 
Developm

ent 
2022-2042 

Likelihood &
 

Cost of 
U

tility / 
Street 

Extensions 

Local 
Lim

itations 
Restricting 

Developm
ent  

M
ajor 

Rivers 
Topographic 

Features 
Rail  

Lines 

Scenic, 
Cultural &

 
Recreation 
Resources 

 
Conclusion: 
 Include or 

Exclude from
 

U
GB Study 

Area 

1 
96.41 

N
A 

Likely 
Yes –

Adjacent 
 

N
one 

 
 

N
one 

Include 

2 
113.82 

N
A 

Potential 
Yes – Close 

 
 

 
Include 

3 
110.55 

N
A 

Potential 
Yes – Close 

 
 

 
Include 

4 
235.73 

N
A 

Potential 
O

utside W
tr 

District 

Large Tracts – 
Potential 

Aggregate 
Extraction 

 
 

Include 

5 
108.42 

N
A 

 
O

utside W
tr 

District – 
U

nlikely 

Sm
all Parcels; 
Lim

ited 
Buildable 

Land 

 
 

Exclude 

6 
1,337.33 

N
A – 

Som
e 

N
o 

O
utside W

tr 
District &

 
Costly 

Steep Slopes, 
Elevation, 
Industrial 

U
ses &

  
Forest Lands 

Steep Slopes 
&

 Lack of 
Roadw

ay 
Access 

Yes 
Exclude 

7 
560.04 

N
A - 

Som
e 

N
o 

Yes – 
Adjacent  

Large Tracts  
Forest Lands 

Steep Slopes  
Yes 

Exclude 

 B. 
O

AR 660-024-0065 (5) &
 (6)   Finalization of the Prelim

inary Study Area 

(5)  A
fter excluding land from

 the prelim
inary study area under section (4), the city m

ust adjust the 
area, if necessary, so that it includes an am

ount of land that is at least tw
ice the am

ount of land 
needed for the deficiency determ

ined under O
A

R
 660-024-0050(4) or, if applicable, tw

ice the 
particular land need described in section (3). Such adjustm

ent shall be m
ade by expanding the 

distance specified under the applicable section (1) or (2) and applying section (4) to the 
expanded area. 

(6)  For purposes of evaluating the priority of land under O
A

R
 660-024-0067, the “study area” shall 

consist of all land that rem
ains in the prelim

inary study area described in section (1), (2) or (3) of 
this rule after adjustm

ents to the area based on sections (4) and (5), . . . .  

Findings for O
AR 660-024-0065 (5) &

 (6) – Finalization of the Prelim
inary Study Area: 
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B1. 
Areas 1, 2 and 3 com

prise the final “Prelim
inary Study Area”.   The City needs to add 28.71 

acres of net buildable residential land to accom
m

odate grow
th for the 20-year planning 

period from
 2022 to 2042.    

B2. 
Table 4 show

s each study area has net buildable land w
hich can accom

m
odate the City’s 

need.  

 
Table 3  

Lyons U
G

B Expansion Study Areas (Final) 
 

 
Acres 

N
et Buildable Lands – 

by Linn County Zone 

AREA 
# of 

Parcels 
Developed 

Constrained 
Lands 1 

Vacant 
Lands 2 

Total 
Rural 

Residential 
(2.5) 

Farm
 / Forest 

1 
10 

3.50 
35.80 

57.36 
96.41 

0 
42.83 

2 
7 

2 
19.73 

92.09 
113.82 

0 
69.14 

3 
60 

24.46 
18.78 

67.69 
110.53 

47.31 
0 

4 
15 

12.20 
144.50 

79.03 
235.73 

4.73 
57.13 

 N
ote 1:   

Constrained Lands includes areas w
ithin the 100-Year Flood Plain, Identified W

etlands, W
ater, Steep Slopes (>25%

) and 
com

m
itted to Aggregate Resources. 

N
ote 2: 

Vacant Lands include vacant parcels and the balance of developed parcels larger than 1-acre in size w
hich m

ay be divided 
to create additional buildable residential lots.   

N
ote 3: 

N
et Buildable Lands is the sum

 of vacant lands less 25%
 reserved for public roads, utilities and public lands.  

 
C. 

O
AR 660-024-0067   Evaluation of Study Area 1 through Study Area 4 

In order to determ
ine w

hich Area is suitable for inclusion in the Lyons UGB expansion, O
AR 660-024-067 requires 

the City to use locational criteria to evaluate the available sites on the fringe of the existing U
GB to determ

ine if 
they m

eet the criteria in O
AR 660-024-0067 (1) and (2).  

660-024-0067 (1) &
 (2) 

E
valuation of Land in the Study A

rea for Inclusion in the U
G

B
; P

riorities for Inclusion in U
G

B
 

(1)  A
 city considering a U

G
B

 am
endm

ent m
ust decide w

hich land to add to the U
G

B
 by evaluating 

all land in the study area determ
ined under O

A
R

 660-024-0065, as follow
s  

(a)  B
eginning w

ith the highest priority category of land described in section (2), the city m
ust 

apply section (5) to determ
ine w

hich land in that priority category is suitable to satisfy the 
need deficiency determ

ined under O
A

R
 660-024-0050 and select for inclusion in the U

G
B

 as 
m

uch of the land as necessary to satisfy the need.  

(b)  If the am
ount of suitable land in the first priority category is not sufficient to satisfy all the 

identified need deficiency, the city m
ust apply section (5) to determ

ine w
hich land in the 

next priority is suitable and select for inclusion in the U
G

B
 as m

uch of the suitable land in 
that priority as necessary to satisfy the need. T

he city m
ust proceed in this m

anner until all 
the land need is satisfied, except as provided in O

A
R

 660-024-0065(9).  

(c)  If the am
ount of suitable land in a particular priority category in section (2) exceeds the 

am
ount necessary to satisfy the need deficiency, the city m

ust choose w
hich land in that 

priority to include in the U
G

B
 by applying the criteria in section (7) of this rule.  

(d)  In evaluating the sufficiency of land to satisfy a need under this section, the city m
ay use the 

factors identified in sections (5) and (6) of this rule to reduce the forecast developm
ent 

capacity of the land to m
eet the need.  

(e)  Land that is determ
ined to not be suitable under section (5) of this rule to satisfy the need 

deficiency determ
ined under O

A
R

 660-024-0050 is not required to be selected for inclusion 
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in the U
G

B
 unless its inclusion is necessary to serve other higher priority lands.  

(2)  P
riority of Land for inclusion in a U

G
B

:  

(a)  First P
riority is urban reserve, exception land, and nonresource land. Lands in the study 

area that m
eet the description in paragraphs (A

) through (C
) of this subsection are of equal 

(first) priority:  

(A
)  Land designated as an urban reserve under O

A
R

 chapter 660, division 21, in an 
acknow

ledged com
prehensive plan;   

(B
)  Land that is subject to an acknow

ledged exception under O
R

S 197.732; and 

(C
)  Land that is nonresource land. 

(b)  Second P
riority is m

arginal land: land w
ithin the study area that is designated as m

arginal 
land under O

R
S 197.247 (1991 E

dition) in the acknow
ledged com

prehensive plan.   

(c)  T
hird P

riority is forest or farm
 land that is not predom

inantly high-value farm
 land: land 

w
ithin the study area that is designated for forest or agriculture uses in the acknow

ledged 
com

prehensive plan and that is not predom
inantly high-value farm

land as defined in O
R

S 
195.300, or that does not consist predom

inantly of prim
e or unique soils, as determ

ined by 
the U

nited States D
epartm

ent of A
griculture N

atural R
esources C

onservation Service 
(U

SD
A

 N
R

C
S).  In selecting w

hich lands to include to satisfy the need, the city m
ust use the 

agricultural land capability classification system
 or the cubic foot site class system

, as 
appropriate for the acknow

ledged com
prehensive plan designation, to select low

er 
capability or cubic foot site class lands first.  

(d)  Fourth P
riority is agricultural land that is predom

inantly high-value farm
land: land w

ithin 
the study area that is designated as agricultural land in an acknow

ledged com
prehensive 

plan and is predom
inantly high-value farm

land as defined in O
R

S 195.300. A
 city m

ay not 
select land that is predom

inantly m
ade up of prim

e or unique farm
 soils, as defined by the 

U
SD

A
 N

R
C

S, unless there is an insufficient am
ount of other land to satisfy its land need. In 

selecting w
hich lands to include to satisfy the need, the city m

ust use the agricultural land 
capability classification system

 to select low
er capability lands first.  

Table 4  
Lyons U

G
B Expansion Study Areas  

O
AR 660-024-0067 – Locational Criteria 

 

 
 

 
Area 1 
(acres) 

Area 2 
(acres) 

Area 3  
(acres) 

Area 4 
(acres) 

First Priority – O
AR 660-024-0067 (2)(a) 

A 
U

rban Reserve 
 

There are no urban reserve areas 
B 

Exception Areas 
 

There are no exception areas 
C 

N
on-Resource (Rural Residential) 

 
0 

0 
 

      
 

    High Value Soils (Class I &
 II) 

 
 

 
  36.00 

 9.10 
 

    Soils (Class III &
 IV) 

 
 

 
  61.00 

 
 

    Soils (Classes V to VIII) 
 

 
 

  12.50 
     

 
Total N

on-Resource Lands 
 

 
 

110.50 
  9.10 

Second Priority – O
AR 660-024-0067 (2)(b) 

 
M

arginal Land  
 

There are no m
arginal lands 

Third Priority – O
AR 660-024-0067 (2)(c) 

 
Resource Lands - Farm

/Forest Zoning by Soils 
 

 
 

 
 

 
    High Value Soils (Class I &

 II) 
 

15.1 
25.7 

36.00 
 72.1 

 
    Soils (Class III &

 IV) 
 

58.4 
66.5 

61.00 
140.3 

 
    Soils (Classes V to VIII) 

 
20.0 

16.1 
12.50 

    3.4 
 

Total Farm
/Forest Resource Lands 

 
93.5 

108.3 
110.5 

215.8 
 Findings for O

AR 660-024-0067 (1) &
 (2) – Locational Evaluation of Areas for U

GB Expansion Area: 

The City applied the criteria in O
AR 660-024-0067 (1) and (2) in its locational analysis. 
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C1. 
Table 4 show

s each study area has net buildable land to accom
m

odate the City’s need.  

 
C2. 

First Priority Lands.    

C2.1 
There are no urban reserves or exception areas in the Lyons U

GB.   

C2.2 
Area 3 has 110.5 acres of non-resource land zoned by Linn County as Rural 
Residential (RR 2.5) w

ith a 2.5-acre m
inim

um
 lot size.    

C2.3 
O

f the 110.5 acres in Area 3, there are 47.31 net acres of buildable land, after 
subtraction of developed land, constrained land (w

etlands, 100-year flood plain, 
aggregate resources areas and steep slopes).  [See Table 3 above]. 

C2.4 
Area 3 has a large num

ber of sm
all parcels that are fully developed.  The area 

includes a rural residential (large lot) subdivision, has abutting streets and 
utilities.  Rem

aining parcels m
ay be difficult to redivide.  Area 2 w

arrants further 
study.  

 
C3. 

Second Priority Lands. 

 
C3.1 

 
There are no m

arginal lands in Areas 1 to 4. 

C4. 
Third Priority Lands – Resource Lands not predom

inantly high-value farm
 land.   

 
C4.1 

Area 1:   Area 1 includes a total of 93.5 acres of resource lands (Farm
/Forest), w

ith 
42.83 acres of net buildable lands.   There are 15.1 acres (16%

) of Class II soils 
(high value farm

 soils) at the south end of the Area 1.   This area is at the w
est end 

of the U
GB, abuts a residential subdivision, w

ith abutting streets and utilities.  
Area 1 w

arrants further study.   See Findings under O
AR 660-024-0067 (5) 

beginning on page  

 
C4.2 

Area 2:  Area 2 includes a total of 113.8 acres of resource lands (Farm
/Forest), 

w
ith 69.1 acres of net buildable lands.  There are 25.7 acres (22%

) of Class II soils 
in the center of the area.  Area 2 has tw

o large parcels in agricultural use.  This 
area is a low

 priority for expansion of the U
GB. 

 
C4.3 

Area 4:  Area 4 includes a total of 235.73 acres, including 9.1 acres of RR-2.5 zoned 
land and 215.86 acres of resource lands zoned Farm

/Forest.  There are 72 acres 
(30%

) of Class II soils.  Area 4 has tw
o large parcels in the center of the tract ow

ned 
by N

orthrock, Inc. w
hich are potential aggregate sites.  Due to the tw

o large tracts 
and lack of public facilities adjacent to Area 4, this area is a low

 priority for U
GB 

expansion.  

D. 
O

AR 660-024-0067 (5)    
Evaluation &

 Determ
ination if Vacant/Partially Vacant Land is Suitable for 

Inclusion as part of a U
G

B Expansion  

660-024-0067 (5) 

W
ith respect to section (1), a city m

ust assum
e that vacant or partially vacant land in a particular 

priority category is “suitable” to satisfy a need deficiency identified in O
A

R
 660-024-0050 (Land 

Inventory and R
esponse to D

eficiency)(4) unless it dem
onstrates that the land cannot satisfy the specified 

need based on one or m
ore of the conditions described in subsections (a) through (g) of this section:  

(a) 
E

xisting parcelization, lot sizes or developm
ent patterns of rural residential land m

ake that land 
unsuitable for an identified need; as follow

s: 

(A
) P

arcelization: the land consists prim
arily of parcels 2-acres or less in size, or 

(B
) E

xisting developm
ent patterns: the land cannot be reasonably redeveloped or infilled w

ithin the 
planning period due to the location of existing structures and infrastructure.” 

https://oregon.public.law/rules/oar_660-024-0050
https://oregon.public.law/rules/oar_660-024-0050


City of Lyons U
rban Grow

th Area Adjustm
ent – Alternative Sites Analysis 

N
ovem

ber 2022 
15 

(b) 
T

he land w
ould qualify for exclusion from

 the prelim
inary study area under the factors in O

A
R

 660-
024-0065 (E

stablishm
ent of Study A

rea to E
valuate Land for Inclusion in the U

G
B

)(4) but the city 
declined to exclude it pending m

ore detailed analysis. 

(c) 
T

he land is, or w
ill be upon inclusion in the U

G
B

, subject to natural resources protections under 
Statew

ide P
lanning G

oal 5 such that that no developm
ent capacity should be forecast on that land to 

m
eet the land need deficiency. 

(d) 
W

ith respect to needed industrial uses only, the land is over 10 percent slope, or is an existing lot or 
parcel that is sm

aller than 5 acres in size, or both. Slope shall be m
easured as the increase in 

elevation divided by the horizontal distance at m
axim

um
 ten-foot contour intervals. 

(e) 
W

ith respect to a particular industrial use or particular public facility use described in O
A

R
 660-024-

0065 (E
stablishm

ent of Study A
rea to E

valuate Land for Inclusion in the U
G

B
)(3), the land does not 

have, and cannot be im
proved to provide, one or m

ore of the required specific site characteristics. 

(f) 
T

he land is subject to a conservation easem
ent described in O

R
S 271.715 (D

efinitions for O
R

S 
271.715 to 271.795) that prohibits urban developm

ent. 

(g) 
T

he land is com
m

itted to a use described in this subsection and the use is unlikely to be discontinued 
during the planning period: 

(A
) P

ublic park, church, school, or cem
etery, or 

(B
) Land w

ithin the boundary of an airport designated for airport uses, but not including land 
designated or zoned for residential, com

m
ercial or industrial uses in an acknow

ledged 
com

prehensive plan. 

 
M

ap 6 
Lyons U

G
B Expansion – Study Area 3 

https://oregon.public.law/rules/oar_660-024-0065
https://oregon.public.law/rules/oar_660-024-0065
https://oregon.public.law/rules/oar_660-024-0065
https://oregon.public.law/rules/oar_660-024-0065
https://oregon.public.law/statutes/ors_271.715
https://oregon.public.law/statutes/ors_271.715
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Findings for O

AR 660-024-0067 (5)(a) to (5)(g) – Evaluation of Area 3 to determ
ine if it is suitable: 

The City review
ed Area 3 to determ

ine if it the existing vacant/partially vacant lands w
ithin Area 3 are 

“suitable” for inclusion in a First Priority UGB expansion area.  M
ap 6 show

s Study Area 3.  The study 
area includes 60 parcels w

ith 110.93 acres of land.   

D1. 
Thirty-three (33) of the 60 parcels are developed properties on lots less than one acre in 
size.  M

inim
um

 parcel sizes are 0.50-acres in the City of Lyons.  These parcels cannot be 
divided and there are no available, buildable lands.   

D2. 
The rem

aining tw
enty-seven (27) parcels are 1.2-acres in size or larger.   The City 

evaluated the parcels to identify constraints that w
ill lim

it land divisions and potential 
for urbanizable developm

ent on these parcels.  Table 5 sum
m

arizes this inform
ation.  

Table 5  
Area 3 – Suitability for Parcelization/U

rban Developm
ent  

 

P
arcel  
Size 

# of 
P

arcels 
T

otal 
A

cres 
D

eve- 
Loped 

C
onstraints 

P
ublic 

U
se / 

Streets
2 

 (25%
)  

N
et 

B
uildable 
A

cres 

# of 
P

otential 
B

uilding 
Lots

3  
W

et-
lands 

100-Y
r 

Flood 
P

lain 

Steep 
Slopes 
>25%

 

T
otal 

E
 + F + G

 

A 
B 

C 
D

 
E 

F 
G

 
H

 
I 

J 
L 

< 1.0 acre 
33 

14.46 
14.46 

0 
2.25 

0.52 
2.77 

0 
0 

0 
1.0 to 1.99 

5 
7.79 

1.50 
1.17 

4.05 
0.39 

4.39 
0.63 

1.90 
3 

2.0 to 2.99 
11 

27.55 
7.50 

0 
1.60 

0.70 
2.30 

4.44 
13.31 

20 
3.0 to 3.99 

5 
16.39 

3.00 
0 

4.59 
0.62 

5.21 
2.08 

6.25 
11 

4.0 to 4.99 
2 

8.68 
1.50 

0 
2.83 

0.45 
3.28 

0.97 
2.92 

6 
5.0 to 10.0 

3 
22.00 

0.75 
0 

2.85 
0.60 

3.45 
4.45 

13.34 
22 

>10 acres 
1 

13.66 
0.75 

0 
0 

0.14 
0.14 

3.19 
9.58 

16 
 

60 
110.53 

29.46 
1.17 

20.43 
3.95 

18.78 
15.77 

47.31 
78 

N
ote 1: 

W
etlands and 100-year Flood Plain partially overlap on som

e parcels adjacent to the N
. Santiam

 River.  
Therefore, the “Total Constrained” area is less than the sum

 of w
etlands + 100-yr flood plain + steep slopes.  

N
ote 2: 

Public use areas include streets, utility easem
ents, parks, etc. 

N
ote 3: 

N
um

ber of potential building lots assum
es an average lot size of 0.50 to 0.75-acres per hom

e site due to the 
use of septic system

s in the City of Lyons and the soil types. 
 

  
 

 
 

 
 

 
 

 
 

 
 

 
 

D3. 
Table 5 show

s there are 16 parcels from
 2.0 to 3.99 acres in size, w

ith 20 acres of net 
buildable land.  These sites are developed as rural residential hom

esites.  The City 
review

ed these parcels and found: 

• Six parcels are located in the 100-year flood plain and cannot be divided. 

• Another seven parcels are narrow
 lots and flag lots.  The location of the existing hom

es, 
outbuildings and drivew

ays w
ill m

ake it difficult to partition m
ost of these properties to 

create additional building lots. 

Although developm
ent is possible, the Planning Com

m
ission concludes that if the City 

expands the U
GB to include AREA 3, it is unlikely these 16 property ow

ners w
ill consent 

to annexation and partition these parcels during the 20-year planning period. 

D4. 
Table 5 show

s there are six (6) larger parcels, 4.0 to 13.6-acres in size, w
ith access to O

ak 
Street (east of 25

th St.).  If included in the UGB and annexed to the City of Lyons, these 
sites m

ay be divided and have the potential to create up to 30-45 building lots, w
ith an 
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average parcel size of 0.50 to 0.75-acres. 

D5. 
The Lyons-M

eham
a W

ater District provides m
unicipal w

ater service in Lyons.  The District 
serves properties on River Loop at the w

est end of Area 3, but does not provide service to 
the east 2/3rds of Area 3.  Hom

es are served by w
ells. 

D6. 
The existing 4” &

 6” w
ater m

ains on Lyons-M
ill City Drive @

 25
th Street are not large 

enough to provide sufficient fire flow
s to all of Area 3.  Transm

ission m
ain im

provem
ents 

are needed on Lyons-M
ill City Drive (Apple Loop to O

ak St.) to provide required fire flow
s 

to properties in Area 3.   

D7. 
The w

ater district w
ill build a new

 1.0 w
ater reservoir and transm

ission upgrades on 13
th 

St. in 2023-2024.  The District does not have funding or plans to extend a transm
ission 

m
ain on Lyons-M

ill City Drive from
 Apple Loop east to Area 3. 

D8. 
Properties in Area 3, not currently served by the w

ater district, are served by w
ells, w

hich 
requires a m

inim
um

 100-foot separation for septic system
s.  Properties w

ill need to 
annexed into the W

ater District, w
ells abandoned, land divided and w

ater lines extended 
to new

 developm
ent areas. 

D9. 
O

AR 660-024-0067 (5)(b) to (5)(g) do not apply to Area 3. 

Conclusion for AREA 3 

The Planning Com
m

ission has identified AREA 3 as a First Priority for expansion of the Lyons 
U

GB based on the criteria in O
AR 660-024-0067 (1) &

 (2), as show
n in Table 4 on page 13 above.    

How
ever, the Com

m
ission concludes that due to the existing parcelization of land, sm

all rural 
hom

e site lots, location of buildings and lack of infrastructure, there are lim
itations w

hich m
ake 

it unlikely a sufficient num
ber of properties w

ill be annexed, land divided and developed during 
the 20-year planning period from

 2022 to 2042 if the City expands the U
GB into Area 3. 

• 
Thirty-three (33) of the sixty lots are sm

all parcels <1.0 acre in size.  These lots cannot 
be divided due area requirem

ents for septic tanks and m
inim

um
 lot size requirem

ents. 

• 
Sixteen (16) of the lots are sm

all parcels (1.0 to 3.99-acres) that are com
m

itted as rural 
hom

e sites.  Due to the location of hom
es, outbuildings, drivew

ays, septic system
s, w

ells 
and roads, it is unlikely property ow

ners w
ill annex the sites and divide land to create 

needed building lots. 

• 
The rem

aining six large parcels (4.0 to 13.66 acres in size) have potential to be annexed 
and divided if the U

GB is expanded into Area 3.  These six parcels have 25 acres of net 
buildable land, w

hich is sufficient to m
eet m

ost of the city’s buildable land needs from
 

2022-2042.    

• 
AREA 3 is at the east edge of the Lyons-M

eham
a W

ater District.  W
ater transm

ission 
m

ain im
provem

ents are needed to extend w
ater service to the east 2/3

rd to Area 3.  In 
order to extend w

ater m
ains, properties m

ust be annexed to the w
ater district, land 

divided and w
ells and w

ater m
ains extended concurrently w

ith developm
ent.   

AREA 3 should be retained as a First Priority area.  How
ever, the Planning Com

m
ission concludes 

there is a need to provide another priority area to accom
m

odate the City’s need for 28.71 acres 
of buildable land w

ithin the 20-year planning period. 
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M
ap 7 

Lyons U
G

B Expansion – Study Area 1 

 
Findings for O

AR 660-024-0067 (5)(a) to (5)(g) – Evaluation of AREA 1 to determ
ine if it is suitable: 

The City review
ed Area 1 to determ

ine if all or a portion of AREA 1 is “suitable” for inclusion as a 
priority U

GB expansion area, because AREA 3 does not provide a sufficient am
ount of net buildable 

land to m
eet the projected needs of the City for the 20-year planning period from

 2022-2042.  The 
City com

pleted a Goal 14 Factor Analysis, see Section E of this staff report on page 20. 

D10. M
ap 7 show

s Study AREA 1.  AREA 1 includes 10 parcels w
ith 96.41 acres of land in the 

Farm
/Forest zone.   

D11. U
nder O

AR 660-024-0067 (1) &
 (2), AREA 1 is identified as a Third Priority for inclusion in 

the Lyons U
GB due to its resource-based zoning and uses.   

D12. O
ne large 19.12-acre parcel (Tax Lot 204) is ow

ned by M
orse Bros. and has been used as 

an aggregate extraction site. The gravel pit is now
 a pond and the site w

ill be considered 
a natural resource protection area per O

AR 660-024-0067 (5)(c), if the land is included in 
the U

GB.  The 19.12-acre site is not buildable or available for developm
ent.  

D13. AREA 1 includes ten parcels.  The City evaluated the parcels to identify constraints that 
w

ill lim
it land divisions and potential for urbanizable developm

ent on these parcels.  Table 
6 sum

m
arizes this inform

ation.  
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Table 6  

Area 1 – Suitability for Parcelization/U
rban Developm

ent  
 

P
arcel  
Size 

# of 
P

arc
els 

T
otal 

A
cres 

D
eve- 

Loped 

C
onstraints 

P
ublic 

U
se / 

Streets
2 

 (25%
)  

N
et 

B
uildable 
A

cres 

# of 
P

otential 
B

uilding 
Lots

3  

W
ater 

&
 W

et-
lands 

100-Y
r 

Flood 
P

lain 

Steep 
Slopes 
>25%

 

T
otal 

E
 + F + G

 

A 
B 

C 
D

 
E 

F 
G

 
H

 
I 

J 
L 

< 1.0 acre 
0 

0 
0 

0 
0 

0 
0 

0 
0 

0 
1.0 to 1.99 

1 
1.10 

0.50 
0 

0 
0 

0 
0 

0.60 
1 

2.0 to 3.99 
0 

0 
0 

0 
0 

0 
0 

0 
0 

0 
4.0 to 4.99 

1 
4.44 

0.50 
0 

0 
0 

0 
0.99 

2.95 
5 

5.0 to 10.0 
3 

19.71 
1.00 

2.84 
2.85 

0.70 
6.39 

3.08 
9.25 

17 
>10 acres 

4 
52.04 

1.50 
3.71 

4.97 
1.61 

10.29 
10.06 

30.18 
56 

>10 acres 4 
Goal 5 resource 

1 
19.12 

 
16.92 

 
1.20 

18.12 
1.00 

0 
0 

 
10 

96.41 
3.50 

24.19 
7.82 

3.51 
35.86 

14.13 
42.98 

79 

N
ote 1: 

W
etlands and 100-year Flood Plain partially overlap on som

e parcels adjacent to the N
. Santiam

 River.  
Therefore, the “Total Constrained” area is less than the sum

 of w
etlands + 100-yr flood plain + steep slopes.  

N
ote 2: 

Public use areas include streets, utility easem
ents, parks, etc. 

N
ote 3: 

The num
ber of potential building lots assum

es an average lot size of 0.50 to 0.75-acres per hom
e site due to 

the use of septic system
s in the City of Lyons and the soil types. 

N
ote 4: 

M
orse Bros gravel extraction pit – Goal 5 resource protection area if included in U

GB. 
 

  
 

 
 

 
 

 
 

 
 

 
 

 
 

D14. A 19.12-acre parcel (Tax Lot 204) is ow
ned by M

orse Bros. and has been used as an 
aggregate extraction site.  The gravel pit is now

 a pond and the site w
ill be considered a 

natural resource protection area under Goal 5 if the land is included in the UGB.  Per O
AR 

660-024-0067 (5)(c), the 19.12-acre site is not buildable or available for developm
ent.  A 

30’ roadw
ay easem

ent for Dogw
ood St. runs along the north boundary. 

D15. Table 6 show
s 8 parcels from

 4.44 to 13.68 acres in size, w
ith 42.38 acres of net buildable 

land.  These sites are currently developed as rural residential hom
esites. Several lots have 

associated farm
 uses (Hazel nut trees, hayfields).  

D16. The City divided AREA 1 into tw
o subareas for closer review

. 

• AREA 1A:  Area 1A includes a subarea of six rural residential hom
e sites (50.56 acres) 

north and east of Dogw
ood Street, w

ith 27.60 acres of net buildable land that can 
divided and provide 45-50 building lots.  Soil types are: 

 
 

Class II (High Value) 
   4.35 acres 

 ( 7.7%
) 

 
 

Class IV  
 

38.13  
(73.2%

) 
  

 
 

Class VII &
 VIII 

 
8.68  

(19.1%
) 

• AREA 1B:  AREA 1B includes tw
o parcels (TL 209 &

 TL 103 = 25.63 acres) south of the 
M

orse Bros. pond site w
ith access to Ash Street.  These tw

o parcels have 10.86-acres of 
Class II (high value) soils, a drainage course and w

etlands, w
hich m

ay lim
it developm

ent 
potential.  The tw

o parcels have 15.49 acres of net buildable land and after land division 
can accom

m
odate 25-30 building lots.  

D17. AREA 1A has direct access to Dogw
ood Street, a city street and a residential subdivision.    
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D18. The Lyons-M
eham

a W
ater District provides m

unicipal w
ater service in Lyons.  The District 

does not provide service to existing hom
e either AREA 1A or AREA 1B.  

D19. The w
ater district w

ill build a new
 1.0 w

ater reservoir and an 8” w
ater m

ain upgrade on 
13

th St. (Juniper to Dogw
ood St.) in 2023-2024.  The im

provem
ents w

ill im
prove fire flow

s 
in 13

th St. adjacent to AREA 1A.   W
ater m

ains can be extended from
 the end of Dogw

ood 
St. into AREA 1A. 

D20. Properties not currently served by the w
ater district, are served by w

ells, w
hich requires 

a m
inim

um
 100-foot separation for septic system

s.  Properties w
ill need to annexed into 

the W
ater District, w

ells abandoned, land divided and w
ater lines extended to new

 
developm

ent areas. 

D21. O
AR 660-024-0067 (5)(b) and (5)(d) to (5)(g) do not apply to AREA 1. 

Conclusion for AREA 1 

The Planning Com
m

ission has identified AREA 1 as a Third Priority for expansion of the Lyons 
U

GB based on the criteria in O
AR 660-024-0067 (1) &

 (2), as show
n in Table 4 on page 13 above.    

How
ever, the Com

m
ission concludes that AREA 1A should be added as a priority area for 

expansion of the Lyons U
GB because of the location of the site, direct access to Dogw

ood St., 
availability of m

unicipal w
ater services, the site is contiguous to the city lim

its and w
ater district, 

proxim
ity to existing subdivisions to the w

est and the likely potential all or a portion of AREA 1A 
m

ay be developed during the 20-year planning period from
 2022 to 2042.    

E. 
G

oal 14 Factor Analysis for AREA 1A – Dogw
ood Street Area 

 
Findings for O

AR 660-024-0067 (8) &
 (9) – Goal 14 Boundary Factor Analysis: 

G
oal 14 – Factor 1:  E

fficient accom
m

odation of identified land needs.  

E1. 
The City of Lyons needs to add 28.71 acres of net buildable residential land w

ithin the U
GB to 

accom
m

odate grow
th for the 20-year planning period from

 2022-2042.   

E2. 
AREA 3 is the First Priority Area to add land to the UGB.  AREA 3 has up to 47.31 acres of net 
buildable residential land if included in the UGB and annexed to the City of Lyons.   The Planning 
Com

m
ission concludes there are significant lim

itations due to parcelization and the lack of public 
infrastructure that m

ay prevent lands in AREA 3 from
 being annexed and developed at an urban 

density during the 20-year planning period.   A second priority area for U
GB expansion is needed. 

E3. 
AREA 1A provides a second priority area for U

GB expansion. 

E4. 
Findings in Section D above on pages 18-20, review

 the potential for using AREA 1A as a second 
priority area.  The findings show

 AREA 1A is contiguous to the City and w
ater district.  Annexation 

and extension of streets and utilities can easily occur.  Adjacent zoning in the City is R-1 Single-
fam

ily Residential.  The Planning Com
m

ission concludes that if AREA 1A is included as a priority 
U

GB expansion area, the City can add up to 27.60 acres of net buildable land to the U
GB.   

Conclusion for Factor 1:    Coupled together AREA 1A and AREA 3 have a total of 74+ acres of net buildable 
residential land, w

hich is sufficient to m
eet the City’s projected land needs.  If AREA 3 cannot be used 

or if only a portion of AREA 3 can be used as a U
GB expansion area, then AREA 1A can provide the 

buildable residential land needed to accom
m

odate projected population grow
th in Lyons through the 

year 2042.  
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G
oal 14 – Factor 2:  O

rderly and econom
ic provision of public facilities and services; 

E5. 
Private U

tilities. Existing parcels in AREA 1A are served by Pacific Pow
er (electrical) and 

SCTC/Peoples Telephone (telecom
m

unication services).  

E6. 
W

ater:   The Lyons-M
eham

a W
ater District provides dom

estic w
ater service.  Findings D18 to D20 

on page 20 conclude w
ater m

ains abut AREA 1A on Dogw
ood Street and m

ay be extended to 
provide dom

estic w
ater service and fire flow

s for new
 developm

ent.  Property ow
ners m

ust annex 
to the w

ater district prior to receiving service.    

E7. 
Streets:  Dogw

ood Street abuts AREA 1A and a 60’-w
ide road easem

ent extends east into AREA 
1A.   Dogw

ood Street and local streets in any new
 subdivision can be extended and constructed 

to City public w
orks standards at the tim

e of land division and developm
ent. 

E8. 
Septic / Sew

age Disposal:  The City of Lyons does not have a m
unicipal sew

er system
.  N

ew
 

buildings in a developm
ent m

ust be served by septic tanks/on-site disposal system
s.  The Linn 

County Environm
ental Health Departm

ent review
s and approves all septic perm

its.  Depending on 
soil conditions, m

inim
um

 lot sizes are 0.50 to 1.00 acres to provide for both a prim
ary and 

secondary drainfield.  Typical lots sizes in Lyons are 0.50 to 0.75 acres. 

E9. 
Parks – John N

eal Linn County Park and City of Lyons Ponds Park:   These tw
o parks are located 

w
ithin ¼

-m
ile of AREA 1A on 13

th St./N
eal Park Road.  John N

eal Park abuts AREA 1A on the north.    

Conclusion for Factor 2:    Public facilities and services abut AREA 1A and can be easily extended to serve 
new

 developm
ent.  W

hen com
pared to the other potential U

GB expansion areas, AREA 1A w
ill be the 

easiest and low
est cost area to extend streets, w

ater m
ains and private utilities due to the fact that 

existing public utilities abut the site.  

 

   
G

oal 14 – Factor 3:  C
om

parative environm
ental, energy, econom

ic and social consequences; and  

E10. 
Residents in AREA 1A are served by local law

 enforcem
ent (LCSO

), the Lyons Rural Fire District t 
and children attend the N

orth Santiam
 School District’s M

ari-Linn Elem
entary School and 

secondary schools in Stayton.  AREA 1A is located w
ithin one-m

ile by road of public schools.   

E11. 
AREA 1A is located contiguous to the city lim

its.  M
ajor industrial em

ployers (Freres Lum
ber and 

sm
all industrial firm

s) are located in the center of Lyons (1/4-m
ile south) and along M

ain 
St./Lyons-M

ill City Drive. Frank Lum
ber Co. and additional Freres Co. m

ills are located east of 
Lyons tow

ard M
ill City. Local industries have stressed to com

m
unity leaders that additional 

affordable housing is needed for their em
ployees and fam

ilies.   

E12. 
Locating new

 hom
es in Lyons w

ill provide existing and future em
ployees an opportunity to live 

close-to-w
ork.  Em

ployees can shorten their com
m

ute or w
alk to nearby industries, lessening 

energy usage. 

E12. 
The N

orth Santiam
 River and John N

eal Park abut AREA 1A.  AREA 1A includes w
etlands, riparian 

and 100-year flood plain areas along the river.  Each has been m
apped and m

ust be avoided 
during developm

ent.  AREA 1 is no different than the other six potential U
GB expansion areas 

w
hich also have steep slopes, w

etlands, 100-year flood plain and protected resource lands that 
m

ust be avoided.     

Conclusion for Factor 3:   The City of Lyons concludes AREA 1A is located near the center of Lyons and is 
the closest of the seven proposed U

GB expansion areas to local schools, industries, businesses, parks 
and com

m
unity facilities.  Creating new

 residential areas close to the city center creates a com
pact urban 

grow
th form

 that is easy to serve and m
inim

izes im
pacts to the rural lands at the edge of the city.     
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G
oal 14 – Factor 4:  C

om
patibility of the proposed urban uses w

ith nearby agricultural and forest 
activities occurring on farm

 and forest land outside the U
G

B
. 

E13. 
AREA 1A is proposed as a priority area for U

GB expansion because it has less im
pact on adjacent 

farm
/forest activities outside the U

GB than any of the other six potential U
GB expansion areas.   

W
est:    Inside City of Lyons – Residential subdivision w

ith 40+ residential hom
e sites on 13

th St., 
14

th St. and Dogw
ood St.  

 
N

orth:   John N
eal County Park and the N

orth Santiam
 River. 

 
South: Inside City of Lyons – Residential uses on lots on M

ain Street zoned for single-fam
ily 

residential use. 

 
East: 

O
utside U

GB – Farm
/Forest lands.  There are three parcels (113 acres) of Farm

/Forest 
zoned 

land 
east 

of 
AREA 

1A. 
 

The 
land 

is 
undeveloped 

w
ith 

som
e 

m
ixed 

conifer/deciduous tree stands and pasture/hay fields.  Trails crisscross the site. The 
north end abuts the N

. Santiam
 River.   

Conclusions for Factor 3:   Street access and utilities to AREA 1A w
ill com

e from
 Dogw

ood St. on the 
w

est.  N
ew

 housing developm
ents in AREA 1A should not im

pact the forest and agricultural uses.   The 
farm

 / forest uses on parcels east of AREA 1A take their drivew
ay access from

 M
ain St. 
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II. 
Priorities for Expansion or Adjustm

ent of the Lyons U
G

B 

The City of Lyons needs to add 28.71 acres of buildable residential land to the UGB to ensure it has a sufficient 
inventory of net buildable land for the planning period 2022 to 2042.    

The Lyons Planning Com
m

ission evaluated seven proposed areas for U
GB expansion w

ithin ½
-m

ile of the Lyons 
U

rban Grow
th Boundary to identify w

hich lands are logical locations for the adjustm
ent or expansion of the 

Lyons U
GB for future residential developm

ent and com
ply w

ith O
AR 660-024-0065, O

AR 660-024-0067 and Goal 
14 urbanization factors.  The City evaluated seven potential areas (AREA 1 to AREA 7) w

ithin ½
 m

ile of the Lyons 
U

GB.  After a prelim
inary assessm

ent, the City narrow
ed the list dow

n to four areas (AREA 1 to AREA 4) for a 
m

ore thorough analysis.  

Conclusions:  Table 7 lists priorities for areas for the City of Lyons expansion of the U
rban Grow

th Boundary. 

 
First Priority: 

Study AREA 3 is a FIRST PRIO
RITY area for expansion of the U

GB.  How
ever, the Lyons 

Planning Com
m

ission finds and concludes AREA 3 m
ay not be able to provide a sufficient 

am
ount of buildable land to m

eet the City’s need for the 20-year planning period.  The 
existence of sm

all parcels, developm
ent constraints and infrastructure lim

itations led 
the Planning Com

m
ission to conclude that a second priority area is needed to ensure 

the City can provide a sufficient am
ount of buildable land to m

eet the City’s needs for 
the planning period. 

 
Alternate: 

 
Study AREA 1A provides an alternate FIRST PRIO

RITY area for expansion of the U
GB.  

AREA 1A is contiguous to the city lim
its, abuts an existing streets and utilities can be 

easily extended into the site.  Although the site is designated and zoned Farm
/Forest, 

AREA 1 com
plies w

ith Goal 14 factors to allow
 for future urbanization.   

 
Table 7 

P
riorities for U

G
B

 A
djustm

ent and/or U
G

B
 E

xpansion 
 

Priority 
Location 

Total Acres 
N

et Buildable 
Acres 

First Priority 
 

 
 

  Study Area 3 
25

th &
 O

ak St. 
110.53 

47.31 
  Study Area 1A 

East of Dogw
ood St. 

50.56 
27.60 

Totals 
 

161.09 
74.91 

 
 

 
 

N
ot Recom

m
ended for inclusion in U

GB 
 

 
 

Study Area 1B  
East of Ash St. / South of Pond 

25.63 
15.49 

Study Area 2 
N

orth of M
ain St. 

113.82 
69.14 

Study Area 4  
East on Lyons-M

ill City Drive 
235.73 

129.00 
Totals 

 
375.18 

213.63 
 

 Exhibits:   M
aps for Lyons U

G
B Expansion Study Areas  

 
 




















	(B) Existing development patterns: the land cannot be reasonably redeveloped or infilled within the planning period due to the location of existing structures and infrastructure.”
	(b) The land would qualify for exclusion from the preliminary study area under the factors in OAR 660-024-0065 (Establishment of Study Area to Evaluate Land for Inclusion in the UGB)(4) but the city declined to exclude it pending more detailed analysis.
	(c) The land is, or will be upon inclusion in the UGB, subject to natural resources protections under Statewide Planning Goal 5 such that that no development capacity should be forecast on that land to meet the land need deficiency.
	(d) With respect to needed industrial uses only, the land is over 10 percent slope, or is an existing lot or parcel that is smaller than 5 acres in size, or both. Slope shall be measured as the increase in elevation divided by the horizontal distance ...
	(e) With respect to a particular industrial use or particular public facility use described in OAR 660-024-0065 (Establishment of Study Area to Evaluate Land for Inclusion in the UGB)(3), the land does not have, and cannot be improved to provide, one ...
	(f) The land is subject to a conservation easement described in ORS 271.715 (Definitions for ORS 271.715 to 271.795) that prohibits urban development.
	(g) The land is committed to a use described in this subsection and the use is unlikely to be discontinued during the planning period:
	(A) Public park, church, school, or cemetery, or
	(B) Land within the boundary of an airport designated for airport uses, but not including land designated or zoned for residential, commercial or industrial uses in an acknowledged comprehensive plan.


