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MILL CITY PLANNING COMMISSION 
Meeting of March 21, 2017  

 
 
Planning Commission members present: Chair Ann Carey, Dennis Chamberlin, Marge Henning, David 
Leach, Woody Koenig, Grant Peterson and Frances Villwock.    
 
Staff in attendance: Planning Advisor David Kinney.     
City Council Representatives:  None.  
Agency Representatives:  None.  
 
Applicants: Scott Baughman; Rex Lucas; and Jeffrey Tross (applicant’s planning consultant); 
 
Citizens:  Michael Erdman, Roel & Cheryl Lundquist, Gay Stuntzner, M. Susann Heller-Tuers, Carrie 
Peterson, Richard Hollinger, Bruce Tuers and Arin Atiyeh.  
 
The meeting was called to order at 6:30 p.m.  Chair Ann Carey led the pledge of allegiance.  Chair Ann 
Carey introduced Grant Peterson and welcomed him to the Planning Commission. 
 
APPROVAL OF MINUTES:  
 
The February 17, 2017 minutes were reviewed by Planning Commission.  Fran Villwock moved, 
seconded by Woody Koenig, to approve the minutes of February 17, 2017 minutes.  The motion 
carried unanimously (7:0). 
 
PUBLIC COMMENT:    
 
Scott Baughman, 270 Whitten Rd., Mill City:   Mr. Baughman stated he is one of the applicants for the 
proposal that will be considered tonight.  He stated that since he is a member of the City Council in Mill 
City and the Council’s liaison to the Planning Commission, he has a conflict of interest on this matter 
will recuse himself from all participation in the public hearings and decision process for this application.  
At the conclusion of his statement, Chair Ann Carey thanked him for his remarks.  Mr. Baughman left 
the meeting at 6:35 p.m.     
 
PUBLIC HEARINGS:     
 
File No. 2017-02  
Proposal: UGB Adjustment to remove 18.16 acres and add 18.18 acres to Mill City UGB 
  Comprehensive Plan Map Amendments 
  Zoning Map Amendments 
  Annexation    
Applicants: Rex Lucas and Scott/Shelly Baughman  
Location: Multiple properties at east end of SE Remine Rd., east end of SE Fairview 

Street, south end of Tuers Lane.  
 
Chair Ann Carey opened the public hearing at 6:35 p.m.  Mrs. Carey read the opening statement and 
stated there were copies of the hearing agenda, hearing procedures, ORS 197.763 statement, and 
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the staff report on the back counter for members of the public. 
 
Mrs. Carey stated that the Planning Commission will consider the applicant’s presentation, the staff 
report and accept public testimony at the meeting.  After public testimony is received, she stated 
that she would continue the public hearing until April 18, 2017 @ 6:30 p.m. at City Hall.  She also 
stated that the Planning Commission will conduct a site visit prior to the April 18th hearing.  The 
applicant and the public will be given an opportunity to provide testimony again at the April 18th 
public hearing. 
 
Declarations of conflict of interest, ex parte contact or bias:  Mrs. Carey asked Planning 
Commissioners if they wished to declare any conflict of interest, ex parte contact or bias related to 
the proposal.  There were no declarations.  All members affirmed they could consider the 
application in an impartial manner.    
 
Objections to Notice:  Mrs. Carey asked if there were any objections to the public notices provided 
or participation by any member of the Planning Commission.  Audience members Gay Stuntzner 
and Mike Erdman stated they had not received a public hearing notice on the proposal.  Mr. Kinney 
stated the applicant had provided a copy of the list of property owners to be notified and the City 
did send notices of the public hearing.  He stated he would check with City Recorder Stacie Cook. 
 
Hearing Rules:   Chair Ann Carey invited members of the public who wish to testify on the proposal 
to state their name and address and indicate whether they are in favor of or opposed to the proposal.  
 
Mr. Kinney explained the public hearing and decision process.  He informed the Planning 
Commission that the application was accompanied by a statement and findings prepared by the 
applicant’s planning consultant Jeff Tross.  A copy of this statement is attached to the full staff 
report. 
 
Planning Commissioner Frances Villwock expressed concern that the Planning Commission had 
not completed a site visit prior to tonight’s public hearing.   She questioned whether or not the 
Commission could have sufficient knowledge of the site and proposal without doing so.  Chair Ann 
Carey stated that the Planning Commission will schedule a site visit.  
 
Applicant’s Presentation:   
 

Jeff Tross, Planning Consultant, 1720 Liberty St. SE, Salem, OR:   Mr. Tross presented the proposal.  
He stated the applicants have submitted multiple applications to the City that will be considered in a 
consolidated hearing process: 

A. City of Mill City  

• Urban Growth Boundary Adjustment to both remove and add property to the Mill City UGB.  

• Mill City Comprehensive Plan map amendments to designate land added to the UGB for residential 

development at the same densities as land removed from the UGB. 

• Annexation of 18.16 acres on SE Remine Rd.  

• Mill City Zoning map amendments to rezone annexed land Single Family Residential (R-1).  

B. Linn County  

• Urban Growth Boundary Adjustment to both remove and add property to the Mill City UGB. 
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• Linn County Comprehensive Plan amendments to designate areas removed from the Mill City UGB to either 

Farm/Forestry or Rural Residential 

• Linn County Zoning Map amendments to rezone areas removed from the Mill City UGB to either 

Farm/Forestry or Rural Residential. 

Mr. Tross stated that the application includes a conceptual subdivision layout of a development with 
85+/- home sites, but the applications under consideration are not a “subdivision proposal”.  The first 
step in the development process is to add the applicant’s property to the Mill City UGB, annex the site 
and rezone the property for residential development.  If these steps occur, the property owner will then 
apply for a subdivision proposal. 
 
Mr. Tross stated the proposal is an equivalent exchange of land.   An equal amount of land will be added 
and removed from the Mill City UGB.   He stated that the property to be added to the UGB on SE 
Remine Rd. is near the City’s wastewater treatment facility, has street access and other utilities are 
adjacent to the properties. 
 
Mr. Tross reviewed the parcels proposed for removal from the Mill City UGB: 
 

1. Tuers Lane (6.05 acres):  He stated the Baughman’s Tuers Lane property does not have city 
services.  Sewer is 700’ north on SW Kingwood Avenue, with intervening parcels that are not 
served by city water or sewer services.  He stated it is not efficient for the City to extend services 
to the Tuers Lane parcels.   Mr. Tross noted that the Tuers Lane site includes sensitive natural 
resources: Snake Creek, salmonid fish habitat, inventoried wetlands and an unbuildable area 
under the BPA power line easement.    

 
2. SE Fairview (7.81 acres):  Mr. Tross stated the Lucas parcel at the east end of SE Fairview Street 

is part of a larger 40+ acre parcel that is outside the Mill City UGB and is zoned Farm/Forestry.  
The proposal will redesignate and rezone the 7.81 acres to Linn County Farm/Forestry (F/F).  

 
3. SE 4th – Drake/Stafford (4.32 acres):   Mr. Tross stated in 2012 the City approved the removal 

of 4.32 acres from the Mill City UGB, but Linn County has not concurred with this decision.  If 
the City recommends approval of the UGB exchange, these two parcels will be included in a 
Linn County proposal so the total acreage added/removed will be equivalent.   

 
Mr. Tross concluded his presentation by stating that there is no net loss of buildable land, the zoning of 
the land added/removed will be at the same residential densities and the proposal complies with LCDC 
goals and guidelines and the Oregon Administrative Rule requirements in OAR 660-024. 
 
Chair Ann Carey asked if the applicant has obtained a written authorization from the Drakes and 
Staffords to include them in the Linn County proposal and who will pay for the Linn County application.  
Mr. Lucas responded that he would pay all fees.  Mr. Tross acknowledged they may need to obtain 
concurrence from the property owners for the County proposal.  
 
Staff Report: 

Mr. Kinney presented the staff report and entered the land use file into the record.   Mr. Kinney used 
several maps of the City to identify the affected parcels, show which sites will be added to or removed 
from the UGB and to identify the location of the North Santiam River, the wastewater treatment facility, 
wetlands, Snake Creek and the BPA Power lines.    
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Mr. Kinney indicated he had reviewed the City’s 2015 Buildable Lands Analysis Update and the data 
tables prepared by the Linn County GIS staff that show the total acreage, buildable land by zone and 
constrained land for each parcel.  He found that the amount of buildable R-1 residential land to be added 
and removed is virtually equal (within .02 acres). He concluded the land exchange will be equivalent.      

Mr. Kinney reviewed the applicable criteria and stated the city staff has consulted with DLCD staff to 
identify the specific criteria in the LCDC Goals and OAR 660-024 that will apply to this proposal.  He 
explained the DRAFT March 21st staff report will be amended to (1) reflect public testimony received 
at this public hearing, (2) address issues raised during this hearing, (3) add findings to address OAR 
660-024 requirements and (4) add findings to address the annexation criteria.  

 

Proponents:   There were no proponents. 

 

Opponents:   The following persons testified in opposition to the proposal. 

Bruce Tuers (600 SW Kingwood Avenue, Mill City): Mr. Tuers expressed concern with any new lot 
development along Tuers Lane and the impact it will have on water quality and the salmon/steelhead 
smolts in Snake Creek.    Chair Carey explained the proposal will remove the Baughman property on 
Tuers Lane from the UGB and there is no development proposed on this site. 

Richard Hollinger (642 SW Kingwood Avenue, Mill City):  Mr. Hollinger asked about the traffic 
impacts an 85+ unit development will have, particularly on the N. Santiam River bridge. 

M. Susann Heller-Tuers (521 SW Ash Street, Mill City):  Ms. Heller-Tuers raised several questions 
regarding the City’s ability to provide services to a development site: 

• Water Rights – Are the city’s water rights adequate to meet water demand from a new 
residential development?  Ms. Heller-Tuers stated that she is concerned that the city’s water 
rights for the two SW Kingwood Avenue wells could be curtailed in a drought.  Based on 
her prior service as a city councilor, she is concerned the City’s water rights may not be 
adequate to serve the community. 

• Wastewater Facility:  Does the City’s wastewater facility have sufficient capacity to serve a 
large residential development?  Who is responsible for the cost of upgrading the wastewater 
facility if improvements are needed?  

• SE Fairview Access to SE Kingwood Avenue:  Will the City require SE Fairview Street 
outside the UGB to be kept open for fire/emergency access? 

• UGB Exchange.  Ms. Heller-Tuers stated she has concerns with the City approving a UGB 
land exchange that will allow for the development of an additional 86 homes sites.  The two 
areas are different sites with different potential for home sites.  She asked about survey stakes 
she has seen near Remine Rd. 

• Policing.  Will the project impact law enforcement? 

• Remine Mill Site and Environmental Questions.   Are there environmental issues on this old 
mill site along SE Remine Rd.?  

Cheryl Lundquist (735 SW Linn Boulevard, Mill City):   Mrs. Lundquist asked that the Planning 
Commission look at three issues: 



 
Minutes of the Mill City Planning Commission 
March 21, 2017  Page 5 of 7 
 

• Mill City Zoning Map Amendment for TL 200 (CC to R-1):  In 2006 the City adopted 
Ordinance 342 rezoning a 1.2-acre sliver of property to Central-Commercial (CC) along the 
east side of SE Remine Rd.  The conceptual proposal shows a single family residential 
subdivision on this site.  Will this 1.2-acre area be zoned R-1 Residential?  

• Drake / Stafford (4.32 acres):  Will this proposal complete the removal of the Drake/Stafford 
properties from the Mill City UGB?  Will the City or the applicants be responsible for the 
costs?]. 

• Prior Subdivision Approval:   Mrs. Lundquist noted that in 2006 the City approved a 
subdivision for a portion of this site that was inside the Mill City UGB.  [Note:  Due to the 
Great Recession the subdivision was never completed and approvals have expired].   Mrs. 
Lundquist stated that the prior approvals required the applicant to submit a traffic impact 
study and that the City stated there would not be any annexation of additional land beyond 
that subdivision unless the applicant submitted a traffic impact analysis. 

Roel Lundquist (735 SW Linn Boulevard, Mill City):  Mr. Lundquist concurred with the testimony of 
Ms. Heller-Tuers and Mrs. Lundquist.   He noted the City’s Comprehensive Plan plans for the 
improvement of SE Fairview Street from the end of the existing pavement south to SE Kingwood 
Avenue. 

Gay Stuntzner (1290 SW 1st Avenue):   Mrs. Stuntzner expressed concern that the Planning Commission 
has not completed a site visit yet and strongly encouraged them to do so.    Chair Ann Carey stated that 
she would be scheduling a site visit in the near future. 

Mike Erdman (49125 SE Remine Rd.):   Mr. Erdman raised a series of questions concerning a future 
subdivision development on the property: 

• The UGB amendment includes the addition of a ½ acre parcel east of his property on SE 
Remine Rd.  He asked if the City would require him to add his parcel to the UGB.  He asked 
if the City and County would approve leaving an “island” of County land outside the UGB. 

• Will the applicant be required to extend city utilities and streets on SE Remine Rd. to serve 
new subdivision lots?  If yes, will the existing property owners have a financial responsibility 
to pay for any of these improvements?   Will the City terminate water service to his site? 

Mr. Kinney responded that the decision on streets and utilities will be part of the subdivision 
process.  If a subdivision is approved, the developer will be required to construct the streets, 
water, sewer and storm drainage facilities to serve the development.  The subdivider will be 
required to extend city services to the end of the development and will be required to 
reconnect services for homes already connected to the city water system.  The costs will be 
borne by the developer and not by the current homeowners.  

• The current street is maintained by the residents on SE Remine Rd.   Will the developer or 
the City own the street in the future?   Chair Ann Carey responded that once the subdivision 
is completed and the street constructed, the City will own and maintain the street. 

Questions from the Planning Commission: 

Chair Ann Carey asked, do you plan to build the housing development in phases?  Mr. Tross and Rex 
Lucas responded that their current plan calls for 4 phases to be developed over several years. 

Commissioner Chamberlin asked for clarification on the wastewater capacity as discussed on page 20 
of the staff report and the impacts this development may have on the WWTF.  Commissioner Henning 
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and Commissioner Villwock concurred and asked for additional information on the WWTF and city’s 
ability to provide service.  Commissioner Villwock reiterated that she feels uncomfortable about 
handling this proposal until the Planning Commission completes a site visit to the affected properties. 

Applicant’s Response: 

Jeff Tross (Planning Consultant for the Applicants):   Mr. Tross addressed several of the comments from 
the Planning Commission and members of the public: 

• UGB Adjustment, Comp Plan map amendments, zone changes and annexation: This 
application addresses the first steps in the land use process The City must first approve the 
UGB Adjustment, Comprehensive Plan map amendments and zoning amendments; then the 
applications will be referred to Linn County.  If Linn County approves the amendments, then 
the City can annex the properties added to the UGB. 

• Future Subdivision:  The proposal follows the appropriate planning sequence.  If these 
applications are approved, then the applicant will then be able to file a subdivision proposal.  
The subdivision review will address the detailed development requirements of the City.  At 
this point, the applicant plans on developing a single family residential subdivision on the 
site added to the UGB in 4 phases. 

• Equivalency:  This proposal will not add land to the Mill City UGB.  It is a 1-to-1 exchange 
of single family residential land. 

• Public Services:  The applicant concludes public services will not be burdened by a land 
exchange in the UGB.   It is not practical to address all the public facility issues in this 
application.  The applicant will submit detailed proposals for city facilities with a subdivision 
application, including required facility analysis. 

• Dolan “Rationale Nexus” Requirements:  Mr. Tross reminded the Planning Commission that 
the city’s development requirements must have a rationale nexus to the proposal and must 
be proportional to the impact generated by the proposal.    

• Application Requirements:  Mr. Tross noted the application must address the criteria that are 
related to this proposal. 

Continuation of the Public Hearing: 

At 8:35 p.m. Chairperson Ann Carey announced that the public hearing will be continued to April 18, 
2017 at the next regularly scheduled Planning Commission meeting which begins at 6:30 p.m.   At that 
time, the applicant and the Planning Consultant will address questions raised at tonight’s public hearing.  
There will be an additional opportunity for members of the public to testify at the April 18th public 
hearing. Mrs. Carey stated she would work with the City’s Planning Consultant to schedule a site visit 
for the Planning Commission in the near future.  Chair Ann Carey thanked the audience for their 
participation in the hearing.  A short recess was held. 
  
OLD BUSINESS:    

Marion County Natural Hazards Mitigation Plan – Mill City Addendum 
 
At the February 21, 2017 Kathleen Silva, Marion County Emergency Management Coordinator, did a 
brief presentation on Marion County’s proposal to update the county-wide natural hazards mitigation 
plan.    At that meeting she indicated Marion County will provide the City with an updated copy of the 
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Mill City Addendum to the county-wide hazards mitigation plan. 
 
Mr. Kinney stated that the City has not received the update.  When it is received, he will forward copies 
to the Planning Commission and have city staff print a copy for each commissioner. 
 
NEW BUSINESS:    None. 

   
OTHER BUSINESS: 
 
Proposed Code Amendments:   City Recorder Stacie Cook has requested the Planning Commission take 
a look at several code questions that have come up in the past 6 months.   
 
Planning Consultant Billing:  Mr. Kinney will provide Planning Commissioners with a copy of his 
March 2017 invoice.  It was not included in the planning commission packet. 
 
City Recorder Report:  Mrs. Carey indicated the City Recorder’s report is included in the planning 
commission packet. 
 
Pending Applications: There are no pending applications. 
 
BUSINESS FROM THE PLANNING COMMISSION:  None. 
 
The next meeting of the Planning Commission will be April 18, 2017 at 6:30 p.m. 
The meeting was adjourned at 9:00 p.m. 
  
Prepared by: 

 
David W. Kinney, Planning Advisor and  
Stacie Cook, MMC, City Recorder/Planning Secretary  
 
Minutes approved by the Planning Commission on the 18th day of April, 2017. 


