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1. Executive Summary 

 
The 2011 Oregon Population Report (Oregon Population Research Center, Portland State 

University) certified Mill City’s July 1, 2011 population at 1865 persons.  

  

Using the State of Oregon supported population change methodology for municipalities to 

maintain their proportionate share of the historic county populations (1.31% in Linn County and 

0.10% in Marion County respectively) into future projections, the City of Mill City is projected to 

have a forecasted population of 2,156 for the year 2030, an increase of 291 residents.  Assuming 

2.40 persons per household, Mill City will need to add 170 new residential dwelling units to 

accommodate this increase.  Table 1 shows there are 125.50 acres of developable residential 

land available inside the Mill City Urban Growth Boundary (UGB). Assuming the residential 

housing mix (Single Family and Multi-Family) and densities remain the same as in 2011, the City 

of Mill City only needs 25.74 acres to accommodate the 170 dwelling units during the 20 year 

planning period from 2011 to 2030.  This leaves the City with a surplus of 99.76 acres of land 

inside the UGB designated for housing purposes. Therefore, the City of Mill City concludes it has 

adequate residential land available to house an additional 291 residents by the year 2030.  

 

Commercial land need in Mill City is expected to grow at the same rate as employment 

growth reported by the Oregon Department of Employment for the Mid-Willamette Valley, an 

annual rate of 0.94%.  Mill City currently has 18.90 acres of unconstrained buildable commercial 

land.  A 0.94% annual growth rate from currently used commercial land leads to a land need of 

16.43 acres in 2030, leaving a surplus of 2.47 acres of commercial land. Available commercial 

land exists in corridors along Hwy 22 north of N. Santiam River in Marion County and along S. 1st 

Ave south of the river in Linn County. 

 

Mill City is expected to have sufficient supply of public land over the next 20 years for 

education, municipal and parks usage. The Santiam Canyon School District is currently below its 

peak student enrollment of the 1990s and would have to grow by 50% to reach the peak level of 

865 students.  Mill City is expected to grow by 21% over the next 20 years and the School 

District has stated it is more likely that the school district will grow by 10%.   The City of Mill City 

does not have any plans to acquire additional land for public purposes, with the exception of 

land for future neighborhood parks in the southeast and southwest quadrant within the Urban 

Growth Boundary and potentially for a future sports field complex in the northwest section of 

Mill City outside of the UGB adjacent to a city-owned parcel on River Road.   

  

These forecasts will aid the City in developing policies and goals to attract the desired 

commercial and industrial businesses, plan for the range of housing types that are most needed, 

and help maintain the vitality of the school district and public amenities. 
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Table 1 

Comparison of Land Need and Land Supply through 2030 

 

Zoning Designation Land Available 

(Acres) 
Land Needed 

(Acres) 

Deficit or 

Surplus of 

Acres 

Residential 125.50 25.74 99.76 

Commercial 18.90 16.43 2.47 

Industrial 40.27 40.27 0 

Total Acreage 184.67 82.44 102.23 

 

2. Background 
 

The City of Mill City is a small timber community situated in the North Santiam Canyon. 

Located 30 miles east of Salem and 20 miles west of Detroit Lake, the city was founded in 1886. 

Mill City is bisected by the N. Santiam River and surrounded by steep forested slopes which have 

been actively utilized or managed throughout the last century. The City is located in both 

Marion County, north of the N. Santiam River, and Linn County, south of the river. The Santiam 

Canyon School District has a Middle School and High School within the city limits, and is among 

the largest employer in the city with 94 jobs.  Frank Lumber Co. and Freres Lumber Co., two 

locally owned wood products companies, supply a majority of the private sector jobs.  

 

The City of Mill City saw relatively little development between 1970 and 2000.   In the midst 

of decline in timber demand and automation in the wood products industry, Mill City’s 

population fell by 23 residents between 1980 and 2000.  From 2000 to 2007, the City 

experienced significant residential development.  With the onset of an economic recession in 

late 2007, new housing starts slowed dramatically.  Nevertheless, the City’s population grew 

from 1537 persons in 2000 to 1855 persons in 2010; an increase of 318 persons (21%) in the first 

decade of the 2000s.   

 

This residential growth was due to scattered single family and duplex infill projects plus 

several subdivision developments in various parts of the City.    Santiam Pointe, a 30 acre parcel 

along the north bank of the N. Santiam River, was subdivided in 1999.  This special-planned 

residential development contains 7 higher value homes built between 2003 and 2008.   The 

Kingwood Addition, a 14-lot subdivision on SE 2nd Avenue was platted in 2002 and homes were 

built in the 1st half of the decade.  Near the south edge of the City, thirteen moderately priced 

homes were built in the latter half of the decade in the Orchard Park and Luxury Estates 

subdivisions.  These new housing developments enabled the City of Mill City to grow at an 

average annual growth rate of 1.9% between 2000 and 2010.    

 

Employment data also shows that during the past 20 years Mill City has changed from a self-

sufficient small town to a bedroom-community, with workers making the 20-40 minute 

commutes to their jobs in Stayton and in the Salem metropolitan area.   Some of this transitioin 
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to a bedroom community status can also be attributed to Hwy 22 improvements and growth in 

the Stayton / Sublimity commercial and industrial sectors.    

Since 1990, significant highway improvements have been made by the Oregon Department 

of Transportation to Oregon Hwy 22 between Salem and Mill City.  The 12 mile section from 

Salem (I-5 to Stayton) was improved from a 2-lane highway to a 4-lane divided freeway in the 

early 1990’s.  A 4-lane divided highway section between Stayton and Mehama was completed in 

the mid-1990’s passing lanes were added on Phillips Hill east of Mehama toward Mill City and 

the Stayton/Sublimity interchange was upgraded in 2009. All of these improvements have 

enhanced traffic safety and made the 30 mile commute from Mill City to Salem much easier.    

 

Mill City’s population growth in the first decade of the 2000s mirrored growth in nearby 

communities.  Cities throughout the North Santiam Canyon grew equally as fast or outpaced Mill 

City in percentage increases.  Between 1990 and 2009, the cities between Mill City and Salem all 

experienced continuous annual growth; Stayton (3%), Sublimity (3.6%), Aumsville (6%) and 

Lyons (1.1%).  Stayton’s commercial base and industrial job base also expanded during these 

two decades, which provided increased employment opportunities for residents throughout the 

North Santiam Canyon.   

 

 However, to Mill City’s east further into North Santiam Canyon, the picture was different. 

The City of Gates population only increased by six residents and Detroit’s population fell 0.9% 

annually during the same time period.   

 

Marion County’s 2030 coordinated population forecast anticipates county-wide population 

will grow at 1.2% annually from 2010-2030, with higher estimated growth rates in Stayton 

(1.7%),  Silverton (1.5%), Aumsville (1.9%), Sublimity (2.5%) and lower growth rates in the 

unincorporated area (0.7%) and in the North Santiam Canyon cities:  Idanha (0.5%), Detroit 

(1.5%), Gates (0.2%) and Mill City (0.5%).1 

 

Mill City’s annual population growth rate for the next 20 years is anticipated to fall in 

between these two regional trends: less than Stayton, Aumsville and Sublimity, but higher than 

the other North Santiam Canyon communities.  As transportation infrastructure is improved and 

new job opportunities east of Salem become available, Mill City’s annual population growth rate 

is expected to maintain its historic share of the Linn and Marion county populations and grow at 

a rate of 0.77% annually.  By 2030, Mill City’s population is expected to grow by 291 persons 

(16%) to reach a population of 2,156 persons.2  

 

This Buildable Lands Analysis projects issues pertaining to development through 2030. It 

provides the city with the detailed information on existing land uses and constraints which will 

                                                 
1 In 2009, Marion County updated its coordinated population projections for all its 20 cities based on a 2008 PSU 

population study.  The September 2008 Report “Population Forecasts for Marion County, its Cities and 
Unincorporated Areas 2010-2030, Revision 1" by the Population Research Center, College of Urban and Public 
Affairs, Portland State University provides a 2030 population forecast for Marion County of 410,245 persons.   

 
The report also provides population forecasts for all 20 cities.  The estimated the 2030 population of the Marion 
County portion of Mill City at 367 persons and the provided an overall 2030 population forecast for Mill City of 
1792 persons.  Ordinance1291 adopted October 2, 2009.   Marion County Oregon - Population Forecasting  
http://www.co.marion.or.us/PW/Planning/population.htm 
 

2  See Section 6 - “Population Trends” for the methodology supporting Mill City’s population forecast. 
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restrict development on certain parcels. The locations of identified wetlands and riparian 

corridors along North Santiam River and smaller creeks were mapped. Those were defined as 

constrained lands which will not be available for development, but will be preserved to protect 

these natural resources. This report also analyzes future land use needs and estimates the 

number of acres which will be needed to meet projected residential, commercial, industrial and 

public land needs. 

 

The City reviewed development options ranging from building on vacant parcels, subdividing 

larger properties within the Urban Growth Boundary (UGB), or redeveloping structures that 

have a low value compared to the total assessment of the land. The basis for this Buildable 

Lands Analysis is Oregon Revised Statutes (ORS) 197.296, which established the standards and 

criteria the City can use to inventory and analyze residential lands. Although Mill City is under a 

population of 25,000 and thus is not required to follow the statute, the land analysis will be 

instrumental in conducting the subsequent Comprehensive Plan Update. The Buildable Lands 

Inventory complies with Oregon Administrative Rules OAR 660.008.0010 (Analysis of needed 

housing mix and densities), 660.009.00015 (Analysis of economic opportunities and 

Commercial/Industrial land) and 660.024.0050 (Evaluating the adequacy of the current UGB). 

 

 All cities in Oregon must demonstrate that they have a 20-year supply of available land that 

can be developed for residential, commercial, industrial, and public uses, as stated in OAR 

660.024.0040. This document also satisfies ORS 197.296 3(a) and (b), through its inventory of 

the supply of buildable lands within the Mill City UGB, the housing capacity of the buildable 

lands, and the analysis of housing need by type and density range. This is in concordance with 

the State of Oregon’s Planning Goal #2: Land Use Planning, in which this Buildable Lands 

Analysis and Comprehensive Plan Update will serve as basis for decisions and actions related to 

the use of land within the Mill City UGB. 

 

3. Inventory Methodology 
 

The City of Mill City inventoried all parcels within the UGB based on a combination of their 

property classification and comprehensive plan designation. This inventory served as the basis 

for determining what parcels were developed, what parcels have potential for redevelopment 

and/or infill, and what parcels are vacant and buildable.  All parcels were visited in the field by 

city staff to verify that the data contained in the county property assessment records was 

accurate and up-to-date. In some instances the county property assessment data was manually 

updated to reflect recent changes to the property. The data collection technique, buildable land 

types, and classification methodology are described below. 

 

• Gross Land Area 

 

The City combined data from the Linn County Tax Assessor and Marion County Tax Assessor 

databases and then utilized the County’s Geographic Information Systems (GIS) to calculate 

the total of all public and private properties within the UGB.  Since public roads and the 

North Santiam River were not in the database, their acreage was not included in the total.  

 

• Developed Lands 
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Using the same GIS database, the City calculated the total acreage for all developed lands. 

Inside the city limits, parcels were assigned using the City’s current zoning categories as 

Single Family Residential, Multi Family Residential, Central Commercial, Highway 

Commercial, Industrial, Public, and Special Planned District properties.  Since this Buildable 

Lands Analysis explores development within the entire UGB, the City inventoried parcels 

outside the city limits and inside the UGB using Linn County’s plan designation and zoning 

categories.  Properties in the UGB were assigned to Rural Residential, Light Industrial, and 

Heavy Industrial categories.  The developed land inventory includes all improved parcels 

with less than 10,000 sq. ft, along with the developed portions of larger parcels, leaving the 

vacant portions as potential infill lots. 

 

• Constrained Land 

 

DLCD Goal 10 – “Housing” allows cities to remove constrained lands from the City’s 

buildable lands inventory. OAR 660-008-005 establishes general parameters for the 

identification of constrained lands. 3  Land is generally considered “suitable and available” 

for development unless the property is constrained by a significant natural hazard or 

geographic feature.  Constrained lands may include properties located in a 100-year flood 

plain, floodway, wetlands, riparian corridors along rivers and streams, steep slopes, and 

greenbelts.    

 

In Mill City, the Bonneville Power Administration has large electrical transmission lines along 

the south edge of the Urban Growth Boundary.  The City considered the 100’+/- wide 

easement area under these high-tension power lines as a constrained area.  

 

In addition to the BPA power line easements, the City considered properties constrained 

and unbuildable if they included identified wetlands, the North Santiam River, riparian 

corridors and with steep slopes (25% slope - residential) and (15% slope - commercial).  For 

ease of analysis, this buildable lands inventory identified all grades of 15% or more as 

prohibiting development.  GIS spatial modeling detected greater than 15% slopes from 5-

foot contour shapefiles.  

 

For purposes of this buildable lands analysis, a riparian setback of 75 feet from a line 

delineating the bank full stage of the North Santiam River was used to identify non-buildable 

areas along the river.4  This distance is considered a “safe harbor” policy under Goal 5 for 

riparian areas along rivers and streams that have a flow of 1000 Cubic Feet per Second (CFS) 

                                                 
3
 OAR 660.008.005  (2) “Buildable Land” means residentially designated land within the urban growth boundary, 

including both vacant and developed land likely to be redeveloped, that is suitable, available and necessary for 

residential uses.  Publicly owned land is generally not considered available for residential uses. Land is generally 

considered “suitable and available” unless it:  

(a) Is severely constrained by natural hazards as determined under Statewide Planning Goal 7;  

(b) Is subject to natural resource protection measures determined under statewide Planning Goals 5, 15, 16, 17, or 18;  

(c) Has slopes of 25 percent or greater;  

(d) Is within the 100-year flood plain; or  

(e) Cannot be provided with public facilities.  

 
4
 OAR 660.023.0090 (5)   
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or more. In 2009, the N. Santiam River had a mean CFS discharge of 35215.  The 75’ riparian 

area is used for both sides of the N. Santiam River and is consistent with OAR 660-023-0090 

(5). Once the detailed riparian study is completed, the City will adopt detailed maps showing 

the riparian corridor and appropriate protection measures.  

 

In March of 2010, SWCA, an environmental planning consultant, in partnership with the 

Lane Council of Governments, conducted a local wetlands inventory of Mill City and 

delineated the boundaries of significant local wetlands.  The identified wetlands encompass  

25.57 acres of land within the Mill City UGB. The Mill City Local Wetlands Inventory was 

approved by the Oregon Division of State Lands on December 14, 2011.  The wetlands study 

also checked whether previously designated wetlands in the National Wetlands Inventory 

still had the characteristics of wetlands (soils and vegetation).  

 

Parcels that were affected by the riparian setback, the power line easement, steep slopes, 

or held wetlands had the constrained acreage subtracted from its unimproved land total.   

 

• Net available land for development 

The net available land was measured by subtracting developed and constrained lands from 

the gross land area. Net available land for development includes vacant, infill, and 

redevelopable.  These classifications are considered mutually exclusive. 

 

• Vacant Land 

 

City staff inventoried vacant land by conducting a field survey of all properties within the 

UGB using Linn County Tax Assessor’s maps and Marion County Tax Assessor’s maps. Vacant 

lands are parcels that are entirely unimproved or those that lack permanent/occupied 

dwellings.   

 

Under Mill City’s zoning code, the R-1 single family zone has a minimum lot size of 7,000 

square feet and the R-2 multi-family zone has a minimum lot size of 5,000 square feet for a 

vacant building lot.   For this analysis, vacant lots larger than 5,000 sq. ft. were entered into 

the parcel database as undeveloped and buildable. 

 

• Infill Land 

 

Lots were considered potential infill development if they met the criteria to be developable 

after the acreage of existing housing was subtracted from the total parcel acreage. Infill lots 

are those that currently contain a primary structure, but the lot is large enough in size and 

shape to be subdivided. 

 

For a lot 0.5 acres or larger, GIS maps were used to demarcate improvements on a lot, verify 

the improved parcel area was at least 5,000 square feet in size and the structures met the 

minimum setbacks from the building to the edge of the property. The remaining 

unimproved portion of the lot was defined as a shapefile.  If the remaining vacant area was 

                                                 
5 http://waterdata.usgs.gov/or/nwis/annual/ 
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larger than 5,000 square feet, met the minimum lot size, lot width and the City’s street 

frontage requirements6, the area was considered for potential infill development. 

 

 

 

For example, Figure 1 shows Parcel 09S03E31AB01754. This parcel has a total of 33,174 

square feet. Permanent dwelling structures with a setback of 30 feet take up a total of 

25,251 sq. feet, leaving 7,923 sq. feet of unimproved land. The unimproved land also needs 

to have access to the street. Since the minimum lot frontage to a street is typically 70 feet, 

and the unimproved portion is larger than the minimum of 5,000 sq feet lot size, the City 

included this vacant portion of the parcel as potential infill land. 

 

• Redevelopable Land 

 

                                                 
6 City of Mill City minimum lot frontage requirements vary by zone and type of lot.  R-1 Zone:  70’ street frontage 

required.   R-2 Zone:   50’ street frontage required.   Cul-de-sac lots and flag lots:  25’ street frontage required.  

Figure 1 – Example of Vacant Portion of a Parcel Available for  Infill Development 
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Properties that were fully improved with building improvements (homes, manufactured 

homes, commercial buildings) were considered redevelopable if the  value of the structures 

was low.  If the Real Market Value (RMV) of all of the existing structures (improvements) on 

the parcel was less than 1/3 of the RMV of the land, then the parcel was identified as 

redevelopable. 

 

For instance, if a property had a RMV of $15,000 for all improvements and the land had a 

RMV of $50,000, then the improvements are valued at 30% of the land.  

 

   Improvement Value   $ 15,000 

Land  Value (RMV)   $ 50,000 

    

  Ratio of Improvement  Value  to Land Value      30%     

 

The $15,000 value is under the threshold of 1/3 improvement value to land value ratio. Each 

property that fit this criterion was evaluated. Allowances were made when the low value 

ratio was caused by a large-size property.  These parcels were deleted from the potential 

redevelopment listings. The 2010 Real Market Values for the parcels were obtained from 

the Linn County Assessor’s and Marion County Assessor’s website.  

 

4. Buildable Land 
 

4.1 Gross Buildable Land 
 

The gross buildable land amount is the total sum of acres that are in parcels determined to 

be vacant, infill or potentially redevelopable. Table 2 shows a summary of the gross buildable 

land within the Mill City UGB, categorized by the parcel’s land use zone. 

 

Table 2 

 Gross Buildable Land by Zone 

 

Zoning 
Vacant Land 

(Acres) 
Infill Land 

(Acres) 
Redevelopment 

Land (Acres) 
Total Buildable 

Land (Acres) 

Single Family Residential 31.50 4.66 5.62 41.78 

Multi Family Residential 20.92 7.33 6.72 34.97 

Special Planned District 10.30 0 0 10.30 

Rural Residential 63.90 21.64 12.37 97.91 

Central Commercial 4.04 0.58 3.29 7.91 

Highway Commercial 17.33 1.34 3.67 22.34 

Industrial 0.58 0 0 0.58 

Light Industrial 6.38 11.30 0.95 18.63 

Heavy Industrial 49.76 0 0 49.76 

Public 0 0 0 0 

Total Acreage 204.73 46.85 32.61 284.19 
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4.2 Constrained Land 
 

Tables 3 and 4 show the total acreage of land on buildable parcels that are constrained 

by land type and zoning. All land within the N. Santiam River riparian setback, power line 

easement, steep slopes, or included in the Local Wetlands Inventory amount to 114.60 acres 

in the Mill City UGB. In the instance that land was considered constrained by more than one 

land type, a hierarchy was established, in the following order: Riparian Zone, Power Lines, 

Steep Slopes, and Wetlands. The location and classification of constrained lands are shown 

in Map 1. 

 

Table 3 

Buildable Land Constraints by Land Type 

 

Constrained Land Type Acres 

Riparian Zone 22.29 

Power Lines 20.54 

Steep Slopes 61.52 

Wetlands 10.25 

Total Acreage 114.60 

 

 

Table 4 

Constrained Land by Zoning 

 

Zoning Classification Acres 

Single Family Residential 17.46 

Multi Family Residential 7.03 

Special Planned District 3.28 

Rural Residential 13.16 

Central Commercial 1.71 

Highway Commercial 10.07 

Industrial 0.85 

Light Industrial 3.91 

Heavy Industrial 44.41 

Public 12.72 

Total Acreage 114.60 

 

 

4.3 Net Buildable Land 

 

The total sum of acres within the Mill City UGB that can be developed after constrained 

lands are removed from the inventory is called the Net Buildable Land. These figures are 

summarized in Table 5. The location of the available buildable land is shown in Map 2 – 

“Available Buildable Land”. 
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Table 5 

Net Buildable Acres by Zoning 

 

Zoning Gross Acreage 
Developed 

Acreage 
Constrained 

Land 
Net Buildable 

Acres 

Single Family Residential 137.52 80.18 17.46 39.88 

Multi Family Residential 104.79 65.85 7.03 31.91 

Special Planned District 15.17 3.44 3.28 8.45 

Rural Residential 145.64 45.39 13.16 87.09 

Central Commercial 23.06 14.14 1.71 7.21 

Highway Commercial 57.33 29.28 10.07 17.98 

Industrial 2.10 0.97 0.85 0.28 

Light Industrial 31.74 10.48 3.91 17.35 

Heavy Industrial 168.23 87.75 44.41 36.07 

Public 66.18 53.46 12.72 0 

Total Acreage 751.76 390.93 114.60 246.23 
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5. Vacant, Infill, and Redevelopable Land  

 
The Buildable Lands Inventory determines the quantity of land (categorized by Zoning) 

available for development within the Mill City UGB. There are different modes of thought and 

considerations when choosing to develop land that is Vacant, Infill, or Redevelopable. Acreage, 

location, natural features, land value, etc. are all factors that play a role in the decisions to 

develop land or change the usage. The City considers each of these forms of land as available for 

development. 

 

 Based on field visits and the databases from Linn/Marion County GIS and Assessors 

offices, the following tables provide vacant, infill, and redevelopable land by Zone within the 

UGB. Map 2, Available Buildable Land, showed the location of all forms of buildable land within 

the Mill City UGB, with an overlay of land constrained by Riparian Setbacks, Wetlands, Power 

Lines, or Steep Slopes. Constrained portions of the parcels have been subtracted from the total, 

and the acreage figures listed below are the totals of net buildable land.  

 

5.1 Vacant Land 

 
Vacant land, the gross total of which was shown earlier in Table 2, includes all property 

where there are no permanent housing structures. Unless they were contiguous to another 

vacant parcel and could be combined to create a lot with a size equal to 5,000 sq. ft. in the 

Single Family Residential (R-1) zone or 7,000 sq. ft. or more in the Multi-Family Residential 

(R-2) zone, all residential classified parcels smaller than these thresholds were removed 

from the vacant land inventory.  Map 3, Vacant Land, illustrates the location of all 

developable vacant land in the Mill City UGB, categorized by Zoning, and the total acreages 

are tabulated in Table 6. 

Table 6.  

Vacant Land by Plan Designation 

 

Zoning Classification Acres Acres 

Single Family Residential 30.50  

Multi Family Residential 18.38  

Special Planned District 8.45  

Rural Residential 54.52  

Total Residential  111.85 

Central Commercial 3.74  

Highway Commercial 13.28  

Total Commercial  17.02 

Industrial 0.28  

Light Industrial 5.49  

Heavy Industrial 36.07  

Total Industrial  41.84 

Public 0 0 

Total Acreage 170.71 170.71 
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5.2 Infill Land 

 
Land available for infill development, shown in Table 7, is defined as property that 

meets the size requirements to allow for additional development on the lot. Parcels under a 

half-acre were not included in this category because Oregon’s Department of Land 

Conservation and Development (DLCD) considers parcels under a half-acre containing a 

dwelling unit to be fully developed. Infill Lots were plotted to avoid overlapping with 

constrained land, so gross and net buildable infill land totals are unchanged. Map 4, 

Potential Infill Development, illustrates the location of large dividable parcels in the Mill City 

UGB, by zoning designation. 

 
Table 7. 

Infill Land by Plan Designation 

 

Zoning Classification Acres 

Single Family Residential 4.66 

Multi Family Residential 7.33 

Special Planned District 0 

Rural Residential 21.64 

Central Commercial 0.58 

Highway Commercial 1.34 

Industrial 0 

Light Industrial 11.30 

Heavy Industrial 0 

Public 0 

Total Acreage 46.85 

 

5.3 Redevelopable Land 

 
Redevelopable land is defined as property that has improvements, but the RMV of all 

built structures is less than 1/3 of the Real Market Land Value. A developer could demolish 

the improvements on redevelopable land to make more efficient or valuable use of the 

property. Table 8 shows there was 28.66 acres of redevelopable land inside the Mill City 

UGB in 2010.  Map 5 - “Potential Redevelopable Land” shows the 56 parcels in Mill City that 

fit the criteria. 
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Table 8. 

Redevelopable Land by Plan Designation 

 

Zoning Classification Acres 

Single Family Residential 4.72 

Multi Family Residential 6.20 

Special Planned District 0 

Rural Residential 10.93 

Central Commercial 2.89 

Highway Commercial 3.36 

Industrial 0 

Light Industrial 0.56 

Heavy Industrial 0 

Public 0 

Total Acreage 28.66 

 

 

5.4 Net Buildable Land 

 
The summation of vacant, infill, and redevelopable land, also known as Net Buildable 

Land, is the total of the individual parcels categorized by the Mill City Zoning Code and 

buildable lands type. These totals have removed constrained portions of a parcel that may 

be undevelopable due to its proximity to the N. Santiam River or have slopes over 15%. 

Table 9 shows a summary of the Net Buildable Lands inside the Mill City UGB. These 

locations were illustrated in Map 2. 

 

Table 9 

Net Buildable Land by Plan Designation/Land Type 

 

Zoning Vacant Land 

(Acres) 
Infill Land 

(Acres) 

Redevelopable 
 Land  

(Acres) 

Net  
Buildable Land 

(Acres) 

Single Family Residential 30.5 4.66 4.72 39.88 

Multi Family Residential 18.38 7.33 6.20 31.91 

Special Planned District 8.45 0 0 8.45 

Rural Residential 54.52 21.64 10.93 87.09 

Central Commercial 3.74 0.58 2.89 7.21 

Highway Commercial 13.28 1.34 3.36 17.98 

Industrial 0.28 0 0 0.28 

Light Industrial 5.49 11.30 0.56 17.35 

Heavy Industrial 36.07 0 0 36.07 

Public 0 0 0 0 
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Total Acreage 170.71 46.85 28.66 246.22 
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6. Population Trends 

 
Mill City’s population grew from 1537 residents in the year 2000 to 1855 residents in the 

year 2010 and 1865 persons in 2011.   After several decades of a near static population (1970 to 

2000), the City’s average annual growth rate was 1.9% between 2000 and 2010.  Table 10 

illustrates the population growth of Mill City from 1970 to the present.  

 

Table 10 

Mill City Population Comparison 

 

Year 
Mill City 

Population 
Actual 

Mill City 
Population 

Estimate 
Annual Growth 

Rate (%) 

1970 1451  _ 

1980 1565  0.79 % 

1990 1555  -(0.06) % 

2000 1537  -(0.12) % 

2010 Census 1855  1.90 % 

2011 (PSU) 1865   

2030  2156 0.77 % 
            Source: 1970 to 2011 populations - US Census, Portland State University PRC  

 
The Population Research Center at Portland State University estimates annual population 

increases from building permits and annexation information provided by each city. PSU’s 

population estimates from 2000 to 2009 underestimated the actual growth in the City.  PSU 

estimated the City’s population was 1,660 persons in 2009.  The 2010 Census showed actual 

population was 1855. 

 

In 2009, Marion County adopted updated population estimates for Marion County and its 

twenty cities.  In that report Mill City’s population was projected to grow to 1792 by the year 

2030. 7   Mill City’s population has already exceeded this estimate.   Mill City’s population in the 

2010 Census was 1855 persons and Portland State University’s July 2011 certified population 

estimate for Mill City was 1865.  

 

To project Mill City’s population for the next 20 years, the City followed the safe harbor 

provisions of OAR 660-024-0030 (4)(b)(C).   The City utilized existing 2030 population projections 

that have been approved for Linn County and Marion County.  Linn County’s coordinated 

population of 132,133 persons by the year 2030 was developed by the State of Oregon Office of 

                                                 
7  In 2009, Marion County updated its coordinated population projections for all its 20 cities based on a 2008 PSU 

population study.  The September 2008 Report “Population Forecasts for Marion County, its Cities and 
Unincorporated Areas 2010-2030, Revision 1" by the Population Research Center, College of Urban and Public 
Affairs, Portland State University provides a 2030 population forecast for Marion County of 410,245 persons.   

 
The report also provides population forecasts for all 20 cities.  The estimated the 2030 population of the Marion 
County portion of Mill City at 367 persons and the provided an overall 2030 population forecast for Mill City of 
1792 persons.  Ordinance1291 adopted October 2, 2009.   Marion County Oregon - Population Forecasting  
http://www.co.marion.or.us/PW/Planning/population.htm 
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Economic Analysis.8  Marion County’s coordinated population estimate of 410,245 was adopted 

in 2009.    
 

Table 11 

2000 & 2010 Census Population  

and 2030 Population Forecast 

 

2000 Census 

  Mill City County % 

Linn County             1,225             103,869  1.19% 

Marion County                312              284,834  0.11% 

Total 1,537             387,903  0.40% 

 

2010 Census 

  Mill City County % 

Linn County             1,531            116,672  1.31% 

Marion County                324              315,335 0.10% 

Total 1,855             432,007  0.43% 

 

2030 Forecast Population  
@ 2010 Proportionate Share of County Populations 

  
Mill City 

County 

Forecast % 

Linn County             1,734              132,133  1.31% 

Marion County                422              410,245  0.10% 

Total             2,156              542,378  0.40% 

 

Mill City estimates its 2030 population will maintain the proportionate share of the 

combined Linn/Marion County population in 2010. 9 In 2000, Mill City’s population was 1.19% of 

                                                 
8     http://www.oea.das.state.or.us/DAS/OEA/demographic.shtml#Long_Term_County_Forecast 
 
9  OAR 600-024-0030 (4) A city and county may apply one of the safe harbors in subsections (a), (b), or (c) of this 

section, if applicable, in order to develop and adopt a population forecast for an urban area: . . .  
   

(b) A city and county may adopt a 20-year forecast for an urban area consistent with this section. The forecast is 
deemed to comply with applicable goals and laws regarding population forecasts for purposes of the current 
UGB evaluation or amendment provided the forecast:  
 
(A) Is adopted by the city and county in accordance with the notice, procedures and requirements described 

in section (1) of this rule;  
 
(B) Is based on OEA's population forecast for the county for a 20-year period commencing on the date 

determined under OAR 660-024-0040(2); and  
 
(C) Is developed by assuming that the urban area's share of the forecasted county population determined in 

subsection (B) of this rule will be the same as the urban area's current share of county population based 
on the most recent certified population estimates from Portland State University and the most recent data 
for the urban area published by the U.S. Census Bureau.  
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the Linn County’s population and 0.11% of Marion County’s population.  In 2010, Mill City’s 

proportionate share of the county population was 1.31% of the Linn County population and 

0.10% of Marion County’s population.   

 

Using the proportionate percentages of county population from the 2010 Census as 

permitted in OAR 660-024-0030 (4)(b)(C), the City extrapolates that Mill City’s population will be 

2156 persons in 2030.  This means the average annual growth rate will be 0.76% per year from 

2011 to 2030.  This assumes the City will add 15 persons per year and add six new housing units 

annually.  Overall, the Mill City population is projected to remain at 0.40% of the combined total 

of Linn County and Marion County populations.   

 

This Buildable Lands Analysis utilizes a 2030 population forecast for Mill City of 2156 persons. 

 

 

7. Analysis of Existing Buildable Lands 

 

7.1 Gross Buildable Land 

 
As shown earlier in Section 4, Table 2, there are 284.18 gross acres of buildable land 

within the Mill City UGB. Table 12 separates this total into nine different zoning designations 

for land use. There were no buildable acres in the Public zone. 

 

Table 12 

Gross Buildable Land by Plan Designation 

 

Zoning 
Total Buildable 

Land (Acres) 

Single Family Residential 41.78 

Multi Family Residential 34.97 

Special Planned District 10.3 

Rural Residential 97.91 

Central Commercial 7.91 

Highway Commercial 22.34 

Industrial 0.58 

Light Industrial 18.63 

Heavy Industrial 49.76 

Total Acreage 284.18 

 

7.2 Constrained Land 

 
Table 13 lists the number of buildable acres that are constrained by either previously 

described factors that constrain land development in each Mill City zoning designation. The 

37.96 acres of constrained buildable land accounts for the difference between the gross 

buildable land amount in Tables 2 and 11 and the net buildable land amount in Tables 5, 9, 

and 14. 
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Table 13 

Buildable Lands Constrained by Riparian Setback and Wetlands 

 

Land Type/ 
 General Zoning Power Lines Riparian Steep Slopes Wetlands Total Acres 

Vacant           

Residential 2.43 2.71 5.23 4.41 14.78 

Commercial   0.21 3.61 0.53 4.35 

Industrial 8.73 0.53 2.69 2.93 14.88 

Redevelopable           

Residential 0.52 0.12 2.06 0.15 2.85 

Commercial     0.56 0.15 0.71 

Industrial   0.08 0.31   0.39 

Total Acreage 11.68 3.65 14.46 8.17 37.96 

 

 

7.3 Net Buildable Land 

 
As shown earlier in Section 4, Table 5, the net buildable acres are derived from 

subtracting already improved acreage and constrained land from the gross buildable totals. 

These totals are shown again in Table 14.  

 

Table 14 

Net Buildable Land by Plan Designation 

 

Zoning Gross Acreage 
Developed 

Acreage 
Constrained 

Land 
Net Buildable 

Acres 

Single Family Residential 137.52 80.18 17.46 39.88 

Multi Family Residential 104.79 65.85 7.03 31.91 

Special Planned District 15.17 3.44 3.28 8.45 

Rural Residential 145.64 45.39 13.16 87.09 

Central Commercial 23.06 14.14 1.71 7.21 

Highway Commercial 57.33 29.28 10.07 17.98 

Industrial 2.10 0.97 0.85 0.28 

Light Industrial 31.74 10.48 3.91 17.35 

Heavy Industrial 168.23 87.75 44.41 36.07 

Public 66.18 53.46 12.72 0 

Total Acreage 751.76 390.93 114.60 246.23 

 

 

7.4 Public Set-Aside Land 
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The City of Mill City contains a total of 246.23 net buildable acres.  The Mill City  

Subdivision and Zoning Codes, Title 16 and Title 17  of the Mill City Municipal Code (MCMC), 

require new development to provide land for needed  public  uses  and facilities.  A 

developer must dedicate land to the public for required streets, parks, schools, public 

utilities and private utilities.  The City’s Design Standards for Land for Public Uses and Public 

Open Spaces (Section 16.40.070) states the city is restricted from requiring a subdivision to 

set aside more than 40% of the land for public uses.  Depending on the size of the 

development and its location, some parcels might need to have more land set-aside for 

public uses than others.    For the purposes of this Buildable Lands Analysis, the City deems 

it appropriate to set aside an average of 25% of net buildable acres for public use. This 

follows Safe Harbor methodology of OAR 660.024.0050, which states “a local government 

may estimate that the 20-year land needs for streets and roads, parks and school facilities 

will together require an additional amount of land equal to 25 percent of the net buildable 

acres…”   

 

These public set-aside lands are not considered buildable because they will be needed 

for future public uses and will not be used for residential, commercial, or industrial use.  The 

City will subtract the 25% public set-aside of the “NET Buildable Acres” in order to arrive at 

an amount  of needed buildable lands, referred to as “NET-NET Buildable Acres”.  

 

Mill City contains a total of 184.67 acres of land that is vacant, redevelopable, or 

potential infill and is not subject to geographical constraints or needed for public purposes. 

The breakdown by zone can be seen in Table 15. All final acreage totals listed in this analysis 

are NET-NET figures. 

 

Table 15 

NET-NET Buildable Land by Plan Designation 

 

Zoning 
Net Buildable 

Acres 
25% Public Need 

 Set-Aside 
NET-NET 

Buildable Acres 

Single Family Residential 39.88 9.97 29.91 

Multi Family Residential 31.91 7.98 23.93 

Special Planned District 8.45 2.11 6.34 

Rural Residential 87.09 21.77 65.32 

Central Commercial 7.21 1.80 5.41 

Highway Commercial 17.98 4.50 13.49 

Industrial 0.28 0.07 0.21 

Light Industrial 17.35 4.34 13.01 

Heavy Industrial 36.07 9.02 27.05 

Total Acreage 246.23 61.56 184.67 
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8. Economic Trends 

 

8.1 Place of Work 

 
Within the City of Mill City, the 2000 Census showed there were 1087 persons aged 16 

or over.  Of this group, 57.6%, or 626 persons, were employed either full time or part time. 

Table 16 below provides a summary of occupational types for Mill City’s population, 

according to both the 2000 and 1990 census. From 1990 to 2000, Mill City residents gained 

more employment in the construction, health, education, and recreational services 

industries, while fewer residents worked in the manufacturing and retail trade industries. 

 

Table 16 

Mill City Resident Occupation  

 

Industry 1990 2000 

Construction 13 54 

Manufacturing 212 143 

Retail trade 65 41 

Health services 17 58 

Educational services 45 71 

Professional and related services 16 19 

Transportation 15 19 

Personal services 11 18 

Finance, insurance, and real estate 17 19 

Public administration 52 48 

Mining 0 4 

Wholesale trade 7 16 

Communications and public utilities 20 19 

Entertainment and recreation services 6 67 

Agriculture, forestry, and fisheries 39 30 

Total 535 626 

 
A majority of Mill City’s residents do not work within the city limits.  That percentage 

has been declining since the 1990 census. In 1990, 162 workers, or 30.8% of the city’s 

employed labor force, worked within the Mill City city limits. In 2000, the labor force grew 

by 80 workers, but only 165 residents (three more than in 1990) worked within the city. 

Since no major employers have come to the City since 2000, the City concludes this trend 

has continued over the past decade through 2010.  The totals are summarized in Table 17. 

 

Table 17 

Mill City Resident Place of Employment 

Place of Employment 1990 2000 

Total Mill City Employed Population 526 606 

Worked within Mill City 162 165 

Worked outside Mill City 364 441 
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Percent employed within Mill City 30.80% 27.23% 

 

8.2 Within the City of Mill City 

 
U.S. Census data provided employment figures for the City of Mill City and Linn County 

for the years 1990 and 2000. Mill City’s total residents employed grew by 80 over the 1990s 

whereas its percentage of employed workers for all of Linn and Marion County decreased 

slightly to 0.35%. In order to project future number of employed for the city, Mill City can 

use a safe harbor method described in OAR 660.024.0050(9). Mill City can estimate that the 

number of jobs in the municipality will grow at the same rate as employment projections 

released by the Oregon Employment Department. Using the safe harbor method, current 

employed residents in Mill City can be measured from the employment growth rate of Linn 

and Marion Counties. County employment grew at an annual rate of 1.34% from 2000 to 

2008. This represents an increase of 67 workers in the city, for a total of 673 employees. 

 

The employment trending forecast from the Oregon Employment Department runs from 

2008 to 2018, and combines multiple counties into districts. Linn, Benton, and Lincoln 

Counties make up District 4 while Marion, Polk, and Yamhill counties create District 3. Total 

payroll employment for the combined regions is estimated to increase from 300,690 in 2008 

to 329,000 in 2018, for an annual growth rate of .94%. From the .94% total growth rate 

between 2008 and 2018, and trending to 2030, the estimated population of employed 

residents in Mill City will be 826 or an increase of 153 workers over 22 years. The growth 

between 1990 and 2030 is shown in Table 18. 

 

Table 18 

Employed Residents within the City of Mill City 

 

Area 1990 2000 2008 2018 
(0.94% growth rate) 

2030 
(0.94% growth rate) 

Mill City Employment 526 606 673 739 826 

Linn and Marion County 

Employment 
141,246 172,979 191,478 210,527 235,541 

Mill City % of Total Linn 

and Marion Employment 
0.37% 0.35% 0.35% 0.35% 0.35% 

 

In 2008, the Oregon Employment Department estimated the number of payroll jobs in 

the city to be 402. Considering that only 165 Mill City residents worked within the city in 

2000, this shows that a majority of workers in Mill City do not live in the city limits. 

Employment projections can instead be drawn from the proportion of jobs to employed 

residents. In 2008 there were 0.6 jobs in the city for every employed resident. From this 

figure and trending for 2030, employment opportunities within the city increases to 495 

jobs (for 826 employed residents). This represents 93 new jobs between 2008 and 2030, and 

an annual employment growth rate of 1.05%, just slightly less than the projected population 

growth rate. This trend is shown in Table 19.  
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Table 19 

Future Employment within the City of Mill City 

 

Area 2008 2018 2030 

Mill City Payroll Jobs 402 443 495 

Mill City Employed Residents 673 739 826 

Jobs per Resident 0.6 0.6 0.6 

 

9. Forecasted Land Need 

 

9.1 Employment Land Needs 

 
As indicated in Section 8, employment trends in Mill City estimate 93 new jobs will be 

added between 2008 and 2030. The City anticipates employment opportunities will occur 

into the retail, professional and service sectors and be located along Hwy 22, Wall St, or S. 

1st Ave or in small home based business.  Section 9 forecasts the acreage of land needed 

between 2010 and 2030 to accommodate Mill City’s forecasted growth in Commercial, 

Industrial, Public, and Residential land uses. 

 

9.1(1) Commercial 

 
Projected increases in commercial land needs can be calculated with DLCD 

methodology described in Oregon Administrative Rules 660.024.0040-9Bb: 

 
A local government with a population of 10,000 or less may assume that retail and 

service commercial land needs will grow in direct proportion to the forecasted urban 

area population growth over the 20-year planning period. This safe harbor may not 

be used to determine employment land needs for sectors other than retail and 

service commercial. 

 

As shown in Section 8, employment opportunities in Mill City are expected to grow 

at an average annual rate of 0.94%. This growth rate translates to an addition 16.43 of 

commercial land necessary to keep up with the growth in employment opportunities 

between 2010 and 2030. 

 

Table 20 

Land Need Based on Commercial Projections 

 

Commercial Land in 2010 

(Acres) 

Commercial Land in 2030 

(Acres projected) 

Total New Commercial 

Acres Needed 

80.39 96.82 16.43 
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9.1(2) Industrial 

 
Industry jobs, as a whole, have comprised a smaller portion of regional employment 

since 1990.  Census and state employment data for Linn and Marion counties is available 

for 1990, 2000, and 2008.  In 1990, 24,783 workers (17.6% of total) worked in 

manufacturing occupations in both counties.  In 2000, 26,545 workers (15.4% of total) 

worked in manufacturing.  The downward trend in manufacturing sector employment 

continues through the 2001-2008, an 8 year period during which the region lost 

manufacturing jobs. In 2008 25,438 industrial employees comprised 13.3% of all Linn 

and Marion County workers. From 2008 to 2018, the Oregon Employment Department 

expects the loss of an additional 260 jobs in the “Manufacturing of Durable and Non-

Durable Goods” sectors in Districts 3 and 4.  

 

Table 15 shows the City has 40+ acres of net-net buildable industrial lands available  

for future  industrial development.   With a downward trend in employment projected, 

the City does not project a need for additional buildable industrial land. 

 

9.1(3) Public 

 
Forecasts for public sector growth often include land  for  new or expanded schools 

to cover population increases in the district, new parks or public open spaces, or 

municipal buildings or public works utilities.  

 

To assess the future public land needs in Mill City, City staff conducted interviews 

with School District officials about future plans for the school buildings and grounds. The 

interviews took place in February of 2010.  In the same month, the city created a Parks 

Advisory committee whose aim was to prepare a Master Parks Plan for Mill City.  The 7-

member citizens committee worked with City staff, a Landscape Architect and 

Community Development consultant.  

 

School officials said the Mill City School District’s current student population of 577 

is currently below its peak enrollment of the 1990s when the district had 865 students. 

However, the number of teachers employed in the district has remained stable, even 

though the student enrollment has declined. In 2010, there were 42 teachers in the 

district, which translates to a student/teacher ratio of 13 to 1. School Superintendent 

Brad Yates stated he would like to see the school enrollment grow by 10%. Due to the 

low student/teacher ratio the District has room to grow without the need for new 

teachers, apart from a possible music or performing arts specialist. The District did not 

identify a need for additional land to accommodate new or expanded school buildings 

or facilities. 

 

New or expanded public parks, trails and open spaces will create the largest demand 

for public land acquisitions over the 20-year planning period.  The DRAFT Mill City 

Master Parks Plan (2010) identifies a need for approximately 18 acres of additional land 

for public parks, trails and open space by the year 2030.  There is a projected need for 

an additional 2-4 acres for open spaces and trails, 2 acres for neighborhood parks, 2 
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acres for community parks, and 10 acres for a multi-use sports field.   Kimmel Park, at 

8.7 acres, has long acted as a community park and is the focal point for the 4th of July 

fireworks, community events and large outdoor gatherings.   Mill City currently has 5.27 

acres of neighborhood parks near the SPRR railroad right-of-way trail and the North 

Santiam River. The pedestrian trail on the old railroad right-of-way runs east-west 

through the City.  It links several parks and open space areas: Evergreen Park, Wayside 

Memorial Park, Hammond  Park, Mill City Falls Park and open space areas at the east 

end of the City along the N. Santiam River.    

 The Master Parks Plan proposes the acquisition of two small 1 acre neighborhood 

parks in the southeast and southwest sections of the UGB, small parcel land acquisitions 

adjacent to Kimmel Park on SE Fairview Avenue and the acquisition of 10+ acres for a 

multi-use sports complex.  One option for these sports fields is on land outside the Mill 

City UGB on River Road utilizing a City-owned parcel and adjacent public lands.  All other 

parks will be developed on property currently owned by the City.   Public lands can be 

acquired via dedication as part of a development, purchase by the City or donation.   

 

 Based on these numbers, land needed for commercial, industrial, and public uses 

can be determined. The totals are summarized in Table 21.   

 

Table 21 

Total Commercial, Industrial, and Public Land Need 

 

Comp. Plan Designation Total Net Acres Needed 

Commercial 16.43 

Industrial 0 

Public 18.00 

TOTAL 34.43 

 

9.2 Residential Projections 

 

In March 2010, city staff conducted a 100% count of the housing stock within the Mill 

City UGB. Mill City has a total number of 797 housing units, divided into stick-built single 

family dwellings, manufactured/mobile homes, duplexes, and apartments (all housing unit 

needs are considered to determine what is needed in the future in addition to the current 

797 housing units). The total housing unit mix is shown in Table 22 and in Map 6. Single 

Family Residential and Manufactured Homes are both considered Single Family Dwellings, 

while Duplexes and Apartments are combined into Multi Family Dwellings. Mill City’s real 

residential mix is 89% low density and 11% medium density. 

 
Table 22 

Housing Stock in Mill City 

Housing Type Total Units 
Percent of 

Total Units 

TOTAL 797 100% 

Single Family Residential 615 77% 

Manufactured/Mobile Home 95 12% 
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Duplex 42 5% 

Apartments 45 6% 

 

This buildable lands analysis based land needs on the forecasted population for 2030, 

recent trends in housing mix, density, persons per household, persons living in group 

quarters, and vacancy rates. This data is shown in Table 23. 

 

The 2010 Census showed an average household size in Mill City of 2.50 persons per 

occupied housing unit.  This rate is lower than both the Marion County and Linn County 

average household sizes  of 2.70 and 2.55 persons per household.10    Mill City’s 8.2% 

vacancy rate is also higher than the 2010 Marion County vacancy rate of 6.6% and Linn 

County vacancy rate of 7.4%.  These numbers are consistent with the PSU Population 

Research Center’s findings that Santiam Canyon communities have smaller household sizes  

and higher vacancy rates than other cities in Marion County. 11  The PSU study concluded 

household size will remain constant in Marion County over the next 20 years for several 

reasons, including the large household sizes in communities in North Marion County. 

 

 Mill City anticipates its household size may decrease from 2.50 to 2.40 persons per 

household due to several factors including the use of vacation homes in the Santiam Canyon 

area, decreasing school enrollments and the aging of the population.  Based on the 

population trends, an additional 170 housing units will be needed by the year 2030. 

 

Table 23 

Factors in Determining Residential Projections 

 

Factors in Determining Residential Projections 

2030 Population Forecast 2,156 

Projected Average Household Size 2.40 

2030 Total Needed Housing Units (8.0% Vacancy Rate)
 12 970 

2010 Existing Homes 797 

2010-2030 FUTURE NEED HOUSING UNITS 173 

                                                 
10  The 2010 Census shows Marion County’s average household size was 2.70 persons per household  and  Linn 

County’s average household size was 2.55 persons per household.  

 
11  PSU’s “Population Forecasts for Marion County, its Cities and Unincorporated Areas 2010-2030, Revision 1", 

September 2009, by the Population Research Center, College of Urban and Public Affairs, Portland State 
University notes the Marion County has maintained a consistent occupancy rate of 94% and vacancy rate of 6% 
during the 1990’s and 2000’s.  However, the study states:  “Cities situated in the Santiam Pass area (Idanha, 
Detroit, Gates, and Mill City) have the lowest occupancy rates because of the presence of vacation homes and 
seasonal housing,” page 20.    Appendix 3, page 67, estimates the vacancy rate in Mill City will be 9.3%. 

 
12  The 2010 Census shows Mill City’s average household size was 2.50 persons per household and the vacancy rate  

was 8.2%.  The 2010 Census shows Marion County’s average household size was 2.70 and the vacancy rate was 
6.6% and  Linn County’s average household size was 2.55 and the vacancy rate was 7.4%. 
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The forecasted population growth of 291 persons between 2010 and 2030 can be 

accommodated by an additional 170-175 housing units. This allows for an average 

household size of 2.40 persons and a vacancy rate of 8.0%.  

 

9.2(1) Housing Mix 
  

From 1990 to 2010, the housing mix of new housing construction in Mill City was 

81% single-family dwellings and 19% multi-family structures.   This was consistent with 

the 80/20 split for new housing starts throughout Marion County in the period 2000-

2007.13     

Table 24 shows the housing mix built between 1990 and 2010.     

 

Table 24 

Recent Housing Mix by Housing Type (1990-2010) 

 

Housing Type Total Units 
% of Total 

Units 

Stick-built, Single Family Detached 69 45% 

Manufactured Home 55 36% 

Duplex 22 14% 

Apartments 8 5% 

Total 154 100% 

 

The City anticipates a similar housing mix for new housing starts for the 20 year 

planning period from 2011-2030.  This analysis projects a new housing mix of 80% Single 

Family and 20% Multi Family Dwelling Units.   

 

Table 25 

Projected Housing Mix built by Housing Type (2010-2030) 

 

Housing Type 
Housing Mix 

Forecast 
Total Units 

Stick-built, Single Family Detached 70% 120 

Manufactured Home 10% 17 

Duplex 10% 16 

Apartment 10% 17 

Total 100% 170 

 
The 170 needed housing units must be distributed between housing types in each of 

the residential zones. Table 25 projects how the 170 units built between 2010 and 2030 

will be divided.  

 

 

                                                 
13  PSU’s “Population Forecasts for Marion County, its Cities and Unincorporated Areas 2010-2030, Revision 1", 

September 2009, by the Population Research Center, College of Urban and Public Affairs, Portland State 
University.  Marion County housing starts from 2000-2007 were 80% single family homes.  Page 19.   
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9.2(2) Assumed Densities 
 

 The City of Mill City has minimum lot and building sizes for various housing 

types, described in City Code Section 17 (Zoning) 17.12.040 (R1 Zone) and 17.16.040 (R2 

Zone). The Single Family residential zone (R-1) permits 5-6 units per acre and a minimum 

lot size of 7,000 sq. ft.  The City assumes average lot sizes will range between 7,000 sq. 

ft. and 10,000 sq. ft. per lot with an average density of 6 units per acre.   The Multi 

Family residential zone (R-2) permits single family dwellings on individual lots with a 

minimum lot size of 5,000 sq. ft., 10 Duplex units per acre and 13 Apartments per acre.  

These figures are used to calculate the total of future residential land demand. 

 

o Stick Built, Single Family Detached : 6 units per acre 

o Manufactured Home: 6 units per acre 

o Duplexes: 10 units per acre 

o Apartments: 13 units per acre 

 

9.2(3) Total Residential Land Demand 

 
 The total acreage of residential land needed to construct 66 new housing units 

is shown in Table 26. The necessary acreage was calculated by dividing the projected 

number of new units by its maximum allowable density, listed in 9.2(2). For example, 

there are 20 acres of Single Family Residential land needed to build 120 Stick-built 

homes, since 120 divided by 6 units/acre equals 20 acres. Mill City needs 25.74 acres 

total of residential land to accommodate projected growth up to 2030. 

 

Table 26 

Total Acres Needed by Future Housing Type 

 

Housing Type 
SFR 

(Acres) 
MFR 

(Acres) 
Total 

Acres 

Density 

Units/Acre 
Housing  

Units 

Stick-built, Single Family Detached 20.00 0 20.00 6 120 

Manufactured Home 2.83 0 2.83 6 17 

Duplex 0 1.60 1.60 10 16 

Apartment 0 1.31 1.31 13 17 

Total 22.83 2.91 25.74  170 

 

9.2(4) Available Residential Vacant Land 

 
 There are 111.85 acres of unconstrained, vacant land in Residential zones within 

the Mill City UGB. This figure was shown in Table 6 on page 14.  Considering the need 

for 25% of the vacant land to be set-aside for roads, pumps, parks, etc., the City of Mill 

City has 83.89 acres of vacant land, which can accommodate 600 new housing units. To 

estimate how many dwelling units can be built, the vacant acres available were 

multiplied by the maximum density permitted in the R-1 and R-2 residential zones. 
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o Single Family Residential:  70.18 acres  x   6 units/acre  421 units 

o Multi Family Residential:  13.79 acres  x 13 units/acre    179 units 

o Total Residential Units on Vacant Land      600 Units 

 

9.2(5) Available Residential Infill Land 

 
Although there is an adequate supply of vacant land in Mill City to accommodate 

residential needs between 2010 and 2030, the number of housing units that can be built 

on infill land can still be calculated. As shown in Table 7, Mill City has 33.63 acres of infill 

residential land within its UGB. Allowing 25% as set-aside land, Mill City can build: 

 

o Single Family Residential:  19.73 acres x   6 units/acre    157 units 

o Multi Family Residential:    5.50 acres x 13 units/acre       71 units 

o Total Residential Units on Infill Land     228 Units 

 

9.2(6) Available Residential Redevelopment Land 

 
 Mill City has 41 parcels that fit the criteria for residential redevelopment. As 

shown in Table 8, these parcels combine to total 21.85 acres. Considering that multiple 

redevelopable parcels are on large lots ranging from 1.5 to 4.5 acres, the 25% set aside 

for public uses will still be considered for planning purposes. 

 

o Single Family Residential:  11.74 acres x  6 units/acre      70 units 

o Multi Family Residential:    4.65 acres x 13 units/acre      60 units 

o Total Residential Units on Infill Land     130 Units 

 

9.3 Total Housing Units Accommodated by Available Residential Land 

 
The total numbers of housing units that can be built on available residential land are 

summarized in Table 27. 

 

Table 27 

Total Number of Potential Housing Units by Property Type 

 

Buildable Property Types 
Potential 

Housing 

Units 

Vacant Lots 600 

Potential Infill 228 

Redevelopment Land 130 

TOTAL UNITS 958 
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10. Comparison of Overall Land Need and Supply 

 
A Buildable Land Analysis compares the overall buildable land that is available against what 

will be needed over the planning period. Table 28 provides this comparison of residential, 

commercial, industrial, and public land need and supply within Mill City’s UGB. 

 

Table 28 

Comparison of Land Need and Supply 

Zoning Designation 
NET-NET Buildable 

Land (Acres) (from 

Table 14) 

Net Land Need 

(from Tables) 
Deficit or 

Surplus (Acres) 

Residential 125.50 25.74 99.76 

Commercial 18.90 16.43 2.47 

Industrial 40.27 0 0 

Total Acreage 184.67 42.17 102.23 

 

Altogether, there is more than adequate land available for residential and commercial 

development over the next 20 years. There is also forty acres of industrial land available to 

accommodate new industrial development. The City of Mill City also has enough public land 

available for projected park development and it is unlikely that the School District or local 

administration will need additional land for classroom buildings or public facilities.  

 

11. Evaluation of Measures for Meeting Land Need 

 
The analysis of the BLI showed there is adequate land in Mill City to accommodate 

residential, commercial, and public development for the next 20 years. Section 11 focuses on 

the quantitative and qualitative factors of available land within the Mill City UGB and how each 

of the represented land needs might be accommodated.  

 

 11.1  Residential 

 
There is a sufficient amount of available, buildable land in Mill City’s Urban Growth 

Boundary for Single and Multi Family residential development over the next 20 years. As 

shown in Section 10, Mill City has a total of 125.50 acres of land that could be used for new 

housing construction, while the projected need is 25.74 acres. In 2010 the City had several 

partially developed subdivisions with vacant buildable lots.  The Village at Santiam Pointe, 

adjacent to the North Santiam River, and the Luxury Estates development on SW 2nd Avenue 

and SW 3rd Avenue, had a combined 25 vacant fully developed lots zoned for conventional 

stick-built single family homes.  A few large (0.25+ acres) vacant residential parcels with 

river frontage are located on SW Spring Street.  In addition, there are various large (5+ acre) 

parcels on the eastern boundary of the UGB that may be utilized for either a conventional 

subdivision, manufactured homes on individual lots, manufactured home parks or other 

residential uses.  Infill opportunities for both Single and Multi-family housing exist in many 

locations throughout the city, while potential redevelopment of residential lots is common 
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south of Fairview and Evergreen Streets in Linn County. Map 7 shows all forms of available 

Residential Land in the Mill City UGB. 

 

 11.2  Commercial 

 
There is a surplus of 2.47 acres of commercially-zoned land within the UGB to meet Mill 

City’s retail and services needs over the next 20 years. The total land needed for commerce 

is 16.43 acres, which was derived from the .94% employment growth rate between 2008 

and 2030. Currently, 2 corridors of available commercial land exist along Hwy 22 in Marion 

County (Highway Commercial Zone) and on either side of S. 1st Ave in Linn County (Central 

Commercial Zone). Commercial land of all possible development (Vacant, Infill, and 

Redevelopable) needs to be made available In order to accommodate projected commercial 

expansion to 2030. 

 

11.3  Industrial 

 
A majority of the Industrial – zoned land in Mill City lies outside of the city limits on the 

western edge of the UGB.  Industrial use is suited towards larger size parcels and Mill City 

has more than 40 acres of land in three industrial zones. On the far western UGB boundary, 

a vacant parcel owned by Freres Lumber contains 18 acres of buildable space between E. 

Lyons – Mill City Drive and BPA power line easement and the steep slopes south of the UGB. 

Frank Lumber Company, directly east of Freres Lumber, has 9 buildable acres of vacant land 

on both sides of their mill site.  Another 9 acres of industrial land is located on 4 parcels 

north of Kingwood Avenue and west of 11th Avenue.  These four parcels are under different 

ownership, but can be assembled into a larger tract and be redeveloped for industrial use.  

All available Industrial land within the Mill City UGB is shown on Map 9.  
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