
City of Mill City 
P.O. Box 256 

Mill City, Oregon   97360 
Ph:  503.897.2302 * Fax: 503.897.3499 *  Email: millcity@wbcable.net 

MILL CITY PLANNING COMMISSION AGENDA 
Special Meeting  

Friday, September 2, 2022 – 8:30 a.m. 
City Hall – 444 S. First Avenue 

MILL CITY, OREGON 97360 

1. Call to Order and Flag Salute – 8:30 a.m. Chair Marge Henning 

2. Approval of Minutes:    July 8, 2022 pp. 3-6 
August 12, 2022 

3. Public Comment:

We welcome you to today’s meeting of the Mill City Planning Commission. This is an open meeting of the 
Commission and you are invited to observe the meeting.

If you wish to speak to the Planning Commission regarding an issue which is not on the agenda, the 
Commission provides time at the beginning of each meeting to listen to public comments.  The chairperson 
will ask for public comment.  When you are recognized, please state your name, address and briefly explain 
the issue you wish to discuss.  Depending on the nature of the issue, the Planning Commission will address 
the issue during this meeting, table the issue to a future meeting or will request that you speak with the City 
Recorder or Planning Consultant outside the meeting.

4. Public Hearings:   Hearings start at 9:00 a.m. 

a. File No. 2022-06 Comprehensive Plan Map & Zoning Map Amendment 

Applicants: Robert and Vicki Ward  
Location: Lyons-Mill City Drive 

Linn County Assessor’s Map 9S 3E 30xx, Tax Lot xx 

b. File No. 2022-05 Site Plan Review 
Applicant: Santiam Canyon School District 

Location: 252 SW 4th Avenue 
Linn County Assessor’s Map 9S 3E 30DD, Tax Lot 900 

5. Presentations: None scheduled 
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6. Old Business            
 
7. New Business  pp. 7-9 
 a. DLCD – Wildfire Adapted Communities Recommendations 
 b. Other 
 
8. Informational Items         
 a. City Recorder Report 

b. Planning Consultant Report 
 i. Phase 2 - Water Improvements Bid Results 
 ii. Reid House Site Cleanup – Bids Due Sept. 8, 2022  

 c. Prior Applications:   
  i.  2021-06  SCSD Parking Lot and SW 2nd Paving Project – Schedule 

 d. Prospective Applications:    
 e. Upcoming Hearings:   
  i.  2022-07    Subdivision (24 lots) – SE Fairview Street 
  ii. 2022-08 Green Light Development (Home First) Housing Project (54 units) 
 
9. Other Business 
 
10. Adjournment  
 
Upcoming Planning Commission Meetings (All meetings at City Hall) 

 No regular Planning Commission meeting on September 8, 2022 

 Tuesday,  Friday, October 7, 2022 8:30 AM  Special Meeting – Public Hearing 
          Green Light (Home First) Housing Project 
 Friday,   Friday, October xx, 2022 8:30 AM  Regular Meeting 
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Public Hearing Format for Land Use Hearings  
Before the Mill City Planning Commission 

 
 
A. Opening of the Public Hearing & Rules of Conduct Chairperson 

B. Declarations of Ex Parte Contact, Conflicts of Interest or Bias  

C. Applicant’s Presentation of the Application 

D. Staff Report Planning Consultant for the City 

E. Proponent’s Testimony (Persons in Favor) 

F. Opponent’s Testimony (Persons Opposed) 

G. General Testimony of Individuals or Organizations 

H. Questions of Clarification from the Planning Commission and Staff 

I. Applicant’s Summary and Rebuttal 

J. Staff Summary 

K. Close of Public Hearing 
 
 
Planning Commission Deliberation & Decision  
 

No public testimony is permitted during the Planning Commission’s deliberation.  The Planning 
Commission will normally make a recommendation or a decision on an issue following a public 
hearing but may continue their deliberation to either a special meeting or the next regular meeting 
of the Planning Commission. 

 
 
Guidelines for Public Testimony: 

The Chair of the Planning Commission, as presiding officer, will recognize all speakers.  If you wish 
to testify during the public hearing, please assist the Chairperson by abiding by the following rules: 

1. State your name and address. 

2. Indicate whether you support the application, oppose the application or wish to offer general 
testimony.    Provide factual evidence and direct your testimony to the decision criteria. 

3. Please keep your testimony brief and to the point.  Limit comments to 3-5 minutes per person.  

4. Direct any questions you have to the Chairperson. The Chairperson will direct your question to the 
applicant, city staff or other person who may be able to provide an answer. 

5. The Chairperson may limit testimony when it is cumulative, repetitive, irrelevant or immaterial to 
the issues being considered. 
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ORS 197.763(5) STATEMENT INFORMATION 

REGARDING PROCEDURES FOR LAND USE HEARING 
 
File 2022-05 – Site Review – Santiam School District - Industrial Education Shop 

 
File 2022-05 is a proposal from the Santiam Canyon School District to construct a 3,456 square foot 
industrial education shop building, a 48’ x 72’ metal shop, at 252 SW 4th Avenue.  The building will be 
used for student construction projects.  The decision criteria that apply to this proposal and upon which 
this case will be decided are found in the Mill City Zoning Code, Chapter 17.20 “Central Commercial 
Zone” and Chapter 17.76 “Site Plan Review”.  A copy of the staff report is available to the public.    

 
File 2022-06 – Comprehensive Plan Map Amendment (Industrial to Residential) 

 
File 2022-06 is a proposal from Robert and Vicki Ward requesting approval of a legislative amendment 
to the Mill City Comprehensive Plan Map to redesignate a 1.70-+/- acre site from an Industrial plan 
designation to a Residential plan designation.  The applicants propose to build a new home on the 
property.   
 
The 1.70-acre site is located in the 48,200 block of Lyons-Mill City Drive.  The 1.70-acres are inside the 
Mill City Urban Growth Boundary.  It is part of a larger 6.16-acre parcel.  The remaining 4.46-acres is 
designated for Residential use and is zoned Rural Residential (RR-2.5) with a minimum lot size of 2.5-
acres.  If the plan designation is changed, the applicants have requested Linn County rezone the 
property to Rural Residential (RR-2.5).  If approved, the applicants will be able to build a new house on 
the property.  The decision criteria that apply to this proposal and upon which this case will be decided 
are found in the Mill City Zoning Code, Chapter 17.06.  A copy of the staff report is available to the 
public.    

 
Today’s public hearings are to consider the described land use applications.   All testimony, 

arguments and evidence received during this public hearing must be directed toward these approval 
criteria, or to such other rule, law, regulation or policy which you believe to apply to this case.  

An issue which may be the basis for an appeal shall be raised not later than the close of the 
record at or following the final evidentiary hearing on this case. Such issues shall be raised with 
sufficient specificity so as to afford this body, and the parties to this hearing an adequate opportunity 
to respond to each issue.  
 

File 2022-05:  The Planning Commission’s decision on File 2022-05 is final, unless it is 
appealed to the City Council.  If the City Council hears an appeal in this case, the City Council’s 
final action may be appealed within 21 days of mailing of notice of the decision to the Oregon Land 
Use Board of Appeals.   

 
File 2022-06:  The Planning Commission will make a recommendation to the City Council 

on File 2022-06.  The City Council will then hold a 2nd public hearing.  At the conclusion of the 
2nd hearing the City Council may either approve or deny the proposal to amend the Mill City 
Comprehensive Plan map.  The City Councils’ final action may be appealed within 21 days of the  
mailing of the notice of decision to the Oregon Land Use Board of Appeals.  
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The Presiding Officer over the public hearing reserves the right to limit the time of any 

presentation.  Please try to avoid repetition; if someone else has already expressed the same 
thoughts, it is perfectly alright to state that you agree with the statements of that previous speaker. 
 

If you have documents, maps or letters that you wish to have considered by this body, they 
must formally be placed in the record of this proceeding.  To do that, either before or after you 
speak, please leave the material with Planning Staff who will make sure your evidence is properly 
taken care of. 
 

Prior to the conclusion of the initial evidentiary hearing in this case, any participant may 
request an opportunity to present additional evidence, arguments or testimony regarding the 
application involved here.  Continuances may take the form of holding an additional public hearing 
with oral testimony allowed or may consist of holding the evidentiary record open for a period of 
time designated by the City, for submittal from the public of written evidence. 
 

If you have any questions regarding any of the information contained in this Statement, 
please voice those questions, or objections at the time you testify.  If you do not wish to testify, 
your questions or objections may be submitted in writing and will be dealt with during the course 
of the hearing.  Any written material must be presented prior to the closure of the record in this 
case.  
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SCRIPT TO BE READ AT COMMENCEMENT OF A 
QUASI-JUDICIAL LAND USE PUBLIC HEARING  

Good evening, [Introduce yourself and Commission members]. 

I will be presiding over this hearing.    The City will hold two public 
hearings this morning.   

AT THE BEGINNING OF EACH HEARING READ THE SUMMARY 
FOR THAT HEARING AND THEN THE REST OF THE STATEMENT  

Land Use File #2022-05, a site plan review application for construction 
of a new 3,456 square foot industrial education building, a 48’ x 72’ metal sided 
shop, at 252 SW 4th Avenue in Mill City.  The Santiam Canyon School District 
proposes to use the shop for use by the District’s industrial education program 
for construction projects. 

Land Use File #2022-06, a Comprehensive Map Amendment for a 1.70-
acre site in the 48,200 block of Lyons-Mill City Drive. Applicants Robert and 
Vicki Ward propose to change the plan designation from Industrial to 
Residential.  The 1.70-acre site is located on the north side of Lyons-Mill City 
Drive and is part of a 6.16-acre parcel.  The remaining 4.46-acres are outside 
the Mill City Urban Growth Boundary and are zoned for Rural Residential use.  
The applicants propose to redesignate the site for Residential use and request 
Linn County change the zoning from UGA-Limited Industrial to UGA-Rural 
Residential.  If the applications are approved, the applicant plan to build a new 
single-family home on the property.   
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A copy of the agenda and hearing procedures for this meeting is near the 
entry door.   This hearing is now open.   

Oregon land use law requires a statement be made available to those in 
attendance.  The detailed Statement, with the information required under ORS 
197.763(5), is printed and available to the public.     

The Planning Commission will consider the application, written and oral 
testimony and the criteria listed in the Mill City Zoning Code when making a 
decision.   All testimony, arguments and evidence received during this public 
hearing must be directed to the approval criteria, or to such other rule, law, 
regulation or policy which you believe to apply to this case.  

If anyone has any questions or objections regarding the Statement or these 
proceedings, please raise those questions when it comes to your turn to speak 
during the hearing.  

If you testify, please state your name, address, if you support the proposal, 
are opposed to the proposal or have questions.  Please limit your testimony to 
3-5 minutes.    

 

Objections 

At this time, I would ask the audience if there are any objections:   

(1) Are there any objections to the notice that was sent in this case?    

(2) Are there any objections to the jurisdiction of the Planning 
Commission to hear and consider this case?   

[If there are none, announce “there are no objections”.] 

Mill City Planning Commission Meeting Packet 
September 2, 2022 Page 8



 

Declarations of Conflict of Interest, Bias and Ex Parte Contact 

I will now ask the Planning Commission members if they are ready 
to consider the proposal: 

(1) Are there any declarations of conflict of interest; ex parte 
contact or bias by any members of this body?    

 [if there are, have the Planning Commission member(s) state what the 
conflict, bias on ex part contact is]   

We are now ready for the applicant to present the proposal.  

 

Follow the Hearing Agenda Format for the order of the staff report 
and public testimony. 

 

 

CLOSING STATEMENT 

At the close of the public hearing, please read: 

 

The Planning Commission’s decision action may be appealed to the City 
Council within 14 days of the mailing of the notice of decision by the 
City.  If no appeal is filed, the Planning Commission’s decision is final. 
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Agenda Item 2 
 
 

Planning Commission Minutes 
 

1. July 8, 2022 (revised) 
2. August 12, 2022  
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Minutes of the Mill City Planning Commission 
July 8, 2022   Page 1 of 3 

MILL CITY PLANNING COMMISSION 
Meeting of July 8, 2022   

Planning Commission members present: Chair Marge Henning, Jim Grimes, Dave Leach, Sandy 
Lyness, Caitlin Purdy and Debbie Schenck. 

Staff in attendance: City Recorder Stacie Cook and Planning Advisor Dave Kinney. 

City Council Representatives:   None.   
Agency/Applicant Representatives:   None. 
Citizens:  None. 

The meeting was called to order at 8:30 a.m.  Chair Marge Henning led the pledge of allegiance. 

APPROVAL OF MINUTES:  Chair Henning said that there is a minor change from SW to SE 
in the final paragraph related to the water project. 

Caitlin Purdy moved, seconded by Sandy Lyness to approve the minutes of June 17, 2022.  The 
motion carried, (6:0).  

ELECTION OF OFFICERS (JULY 2022 TO JUNE 30, 2023):  Mr. Kinney suggested that the 
same officers currently in positions be reelected; Marge Henning, Chair, Debbie Schenck, Vice 
Chair, City Recorder Stacie Cook, Secretary. 

Chair Henning called for all in favor.  The recommendation passed, (6:0). 

PUBLIC COMMENT:  None. 

PUBLIC HEARING:  None. 

OLD BUSINESS:  Mill City Development Code Revisions (Article 2):  Mr. Kinney said that 
within the commercial zone residential use is allowed.  The different uses which are/will be 
allowed or disallowed within the CC and CH zones were reviewed. 

Parking requirements have been modified within this code.  The architectural front of the building 
must face the street as does the main entrance. 

There is no industrial zone currently inside the City limits.  There is industrial within the UGB.  
The code does address requirements for industrial uses.  Residential uses are currently allowed in 
the industrial zone.  The new code is drafted to allow existing residential uses to continue and 
expand but new residential uses would not be allowed.  Debbie Scheck said that because of what 
goes on in an industrial area, she doesn’t think that residences should be allowed. 
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Minutes of the Mill City Planning Commission  
July 8, 2022     Page 2 of 3  
  

Consensus to allow a property/house converted from a residential use to an industrial use to be 
reverted to an industrial use.  Mrs. Cook asked how tracking for converted properties will be done.  
Sandy Lyness said that a title company should be able to track this.  Mrs. Cook said that the 
applicant should have to prove that the property/building was used as a residence with the 
application rather than the City having to do the research. 
 
Consensus to add commercial dining uses into the industrial zone and to remove wrecking yard, 
junk yard and similar uses as well as solid waste disposal/transfer station. 
 
Consensus to remove Accessory Structures/Use section. 
NEW BUSINESS:  Safe Routes To School Letter of Support:  Mrs. Cook said that the second 
phase of the SRTS application is due and as part of the process letters of support are necessary.  
The letter from SCSD Superintendent Todd Miller has been included for review as has a draft letter 
of support for the Planning Commission to consider. 
 
Ms. Purdy said that the word ‘is’ needs to be added into the last sentence of the second paragraph. 
 
Mr. Kinney said that the application may change slightly based on infrastructure work that the 
school is doing. 
 
Sandy Lyness moved, seconded by Debbie Schenck to submit the letter of support for the Safe 
Routes to School Application.  The motion carried, (6:0). 
 
Storm Drainage Master Plan – Interviews:  Sandy Lyness said that Keller Associates 
representatives were interviewed yesterday for the Storm Drainage Master Plan work.  The firm is 
well rounded and has the staff available to complete all of the project components. 
 
Mr. Kinney said that involvement of the Planning Commission was discussed during the interview.  
Keller Associates is happy to work with the Planning Commission to make sure that the plan meets 
the needs of the City and is easy to use for planning review. 
 
INFORMATIONAL ITEMS: 
 
City Recorder Report:  Mrs. Cook gave a brief report on the following items: 
 
1. Cedar Creek Bridge IGA 
2. Marion County Grant Agreement – Sewer Project 
 
Planning Consultant Report:  Mr. Kinney said that an application has come in from SCSD for a 
large pole building, which will come before the Planning Commission in the next couple of 
months. 
 
BUSINESS FROM THE PLANNING COMMISSION:    None.   
  
OTHER BUSINESS:  None. 
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Minutes of the Mill City Planning Commission  
July 8, 2022     Page 3 of 3  
  

  
The meeting was adjourned at 10:34 a.m.  
  
Prepared by:    
 
 
Stacie Cook, MMC City Recorder  
Minutes approved by the Planning Commission on the 8th day of April 2022 
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Minutes of the Mill City Planning Commission  
August 12, 2022    Page 1 of 2  
  

  

MILL CITY PLANNING COMMISSION  
Meeting of August 12, 2022   

 
Planning Commission members present: Chair Marge Henning, Woody Koenig, David Leach, 
Sandy Lyness, Caitlin Purdy and Debbie Schenck. 
  
Staff in attendance: City Recorder Stacie Cook and Planning Advisor Dave Kinney. 
  
City Council Representatives:   None.   
Agency/Applicant Representatives:   None. 
Citizens:  Jason Haury. 
  
The meeting was called to order at 8:30 a.m.  Chair Marge Henning led the pledge of allegiance. 
 
APPROVAL OF MINUTES:  Debbie Schenck said that she would like to see a little bit of the 
conversation regarding residential within the Industrial zone in the minutes.  Dave Leach said that 
he was at the meeting.  Mrs. Cook will make changes to the minutes and they will be brought back 
at the next meeting. 
 
PUBLIC COMMENT:  None.  
  
PUBLIC HEARING:  None. 
 
OLD BUSINESS:  Mill City Development Code Revisions (Article 2):  A memo with proposed 
language for ADUs from 2019 was provided for review.  Mr. Kinney said that the Planning 
Commission discussed ADUs in 2019.  Based on Council direction a placeholder was included in 
the code so that language could be added once the City hit 2500 in population.  Due to the number 
of proposed developments it looks as though the population will be inching toward the 2500 
requirement very soon. 
 
Caitlyn Purdy asked about a definition for an ADU so that it is clear what constitutes this type of 
use.  Mr. Kinney said that this should be added. 
 
Jason Haury, NE Birch St. asked at what point the City can trump county and state rules regarding 
ADUs, specifically regarding rental rules.  Mr. Kinney said that state law trumps city and county 
rules.  Rules that counties have for rural areas do not apply to cities.  Mill City can use county rules 
or adopt its own. 
 
Mr. Kinney said that vacation rentals have been discussed but language has not yet been drafted 
for this use. 
 
Mr. Haury said that allowing Air B&B uses would allow for transient taxes to be charged, 
providing additional revenue. 
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Minutes of the Mill City Planning Commission  
August 12, 2022    Page 2 of 2  
  

 
Ms. Purdy asked how the population will be determined to have met the 2500 number.  Mr. Kinney 
said that PSU does an annual population estimate that would be used. 
 
Mr. Cook asked how an ADU will affect the size of the sewer tank on a property; will engineering 
to determine if a larger tank is necessary be required?  Mr. Kinney said that recent engineering 
calculations show that the average home use is less than what was anticipated, which may mean 
that there is no impact.  However, determining what kind of sewage is going in to the system such 
as greases, could change the impact.  
 
NEW BUSINESS:  None. 
 
INFORMATIONAL ITEMS: 
 
Grant Applications & Awards:  Mr. Kinney gave an update on the following: 
 
1. ODOT – Safe Routes to School – Application submitted $2.0 Million Request. 
2. ODOT – Small Cities Allotment – Paving SW Ivy St. & SW Hall Ave. Due August 31st. 
3. OPRD – Mill City Falls Park – Grant Award $452,000. 
4. SW 2nd Ave. Paving – August 22-September 15, 2022 
5. Mill City Falls Park – Construction Start after Labor Day 
6. Wastewater Facility – Short Term Improvements September 2022 
7. I & I – 1st Ave. Pump Station Flows 
8. Water Improvement Project (Phase 2) – Bid Opening September 2022 
9. Cedar Creek Bridge Replacement – Linn County IGA Signed 
10. Storm Drainage Master Plan – Keller Associates – Contract to be Signed 
 
City Recorder Report:  Mrs. Cook gave a brief report on the following items: 
 
1. Psilocybin Ban – November 8, 2022 Election 
2. Craft Pour House 
 
Planning Consultant Report:  None. 
 
BUSINESS FROM THE PLANNING COMMISSION:    None.   
  
OTHER BUSINESS:  None. 
  
The meeting was adjourned at 10:26 a.m.  
  
Prepared by:    
 
 
Stacie Cook, MMC City Recorder  
Minutes approved by the Planning Commission on the 8th day of April 2022 
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Agenda Item 4a 
Public Hearing 

 
File No. 2022-05 

Proposal:    Santiam Elementary  

      Industrial Education Shop Building 

Type of App:  Site Plan Review 

Applicant:    Santiam Canyon School District 

Representative: Todd Miller, Superintendent 

  

Location:    252 SW 4th Avenue 
      (NE corner SW 4th & SW Cedar) 
      Mill City, OR 
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File 2022-06  P a g e  | 1 
Staff Report:  Ward - Comprehensive Plan Map Amendment  
September 2, 2022 Planning Commission Hearing 

 
David W. Kinney 

Planning Consultant for the City of Mill City 
791 E. Hollister St., Stayton, OR 97383 

Office: (503) 769-2020   Cell: (503) 551-0899 
Email: dwkinney@wvi.com 

City of Mill City 
 
 

MILL CITY PLANNING COMMISSION 
STAFF REPORT and FINDINGS 

 
 
STAFF REPORT DATE:  August 20, 2022 
    
HEARING DATE: September 2, 2022  
 
FILE NUMBER: 2022-06   WARD Comprehensive Plan Map Amendment 
    Industrial to Residential (1.70-acres +/-)  
 
OWNER/APPLICANT: Robert and Vicki Ward 
 PO Box 769 
 Mill City, OR  97360 
  
REPRESENTATIVE: Udell Engineering and Land Surveying, LLC 
 63 E. Ash Street 
 Lebanon, OR  97355 
 Contact:   Laura LaRoque 
 Email: laura@udelleng.com Phone: (541) 990-8661 
 
PROPERTY:  Site Location:  48200 block Lyons-Mill City Drive 
     
    Assessor’s Map Tax Lots   Acres     
    T09S R3E 31 200 6.16 acres +/   
 
    Comp Plan Designation (Split):  

(1) Inside Mill City UGB   1.70-acres  Industrial 
(2) Outside UGB  4.46-acres  Rural Residential 

   Linn County Zoning (Split)  
(1)   Inside Mill City UGB  1.70-acres  UGA-LI Limited Industrial 
(2)   Outside Mill City UGB 4.46-acres  RR-2.5 Rural Residential 

        
APPLICATION & Comprehensive Plan Map Amendment Application & Narrative 
APPLICANT’S EXHIBITS: (included in File 2022-06) 
 EXHIBIT A LC Environmental Health – On Site Septic Permit Application 
 EXHIBIT B OR Water Resources – Well Log – LINN #53407 
 EXHIBIT C Applicant’s Vicinity Map  
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File 2022-06  P a g e  | 2 
Staff Report:  Ward - Comprehensive Plan Map Amendment  
September 2, 2022 Planning Commission Hearing 

 EXHIBIT D Mill City Comprehensive Plan Map dated April 4, 2019 
 EXHIBIT E Natural Flood Hazard Layer Firmette  
 EXHIBIT F National Wetlands Inventory Map  
 
OTHER EXHIBITS EXHIBIT G Notices of Public Hearing (included in File 2022-06) 
  EXHIBIT H Agency Comments 

• Mill City Rural Fire District  
 EXHIBIT I Agency Comments 
  EXHIBIT J Public Testimony 

  
REQUEST:  Comprehensive Plan Map Amendment  
    Redesignate 1.70+/- acres from Industrial to Residential   

    
CRITERIA:  

A. Oregon Statewide Planning Goals and related Oregon Administrative Rules (OAR 660) 

B. Mill City Comprehensive Plan (July 2015), including  
• Comprehensive Plan Review and Amendment 

o Goal CP-1 Comprehensive Plan Amendments 
o Policy CP-3 Plan Amendments  

• Land Use Goals and Policies 
o Goal LU-3   Buildable Lands  
o Goal LU-4 Development outside the City Limits & Inside the UGB 
o Goal LU-6 Residential Lands – Housing Mix 
o Goal LU-8 Industrial Lands 
o Policy LU-6 Infill 
o Policy LU-14 Industrial Lands – West end of UGB 

• Natural Resource Goals and Policies 
o Goal NR-4 Fish and Wildlife 
o Goal NR-5 Wetlands Protection 
o Policy NR-10 Protection of N. Santiam River watershed & tributaries 
o Policy NR-13 Local Wetlands Inventory 
o Policy NR-14 Development Affecting Wetlands 

• Economic Development Goals and Policies 
o Goal EC-1 Invest in Public Infrastructure for Industrial Sites 
o Policy EC-4  

• Housing Goals and Policies 
o Goal H-1 Provide for housing needs of Mill City residents 

• Public Facilities Goals and Policies 
o Goal PF-2 Prioritize all improvements to public facilities 
o Policy PF-14 Water Services to properties inside the UGB 
o Policy PF-19 Sewer Services – No extension outside city limits 

 
C. Mill City Zoning Code – Title 17 

• Chapter 17.06 Comprehensive Plan Amendments 
• Chapter 17.64 Administration and Enforcement 
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File 2022-06  P a g e  | 3 
Staff Report:  Ward - Comprehensive Plan Map Amendment  
September 2, 2022 Planning Commission Hearing 

I. Applicant’s Proposal    
 
On June 29, 2022 the City received a land use application from the Robert and Vicki Ward requesting the 
City approve a Comprehensive Plan Amendment to redesignate a 1.70+/--acre area inside the Mill City 
UGB from an Industrial plan designation to a Residential plan designation.  
 

Figure 1 shows the area to be redesignated to Residential on the Mill City Comprehensive Plan map. 

Figure 1 
Mill City Land Use File 2022-06 

Robert & Vicki Ward – Proposed Comprhensive Plan Map Amendment 

 
The Wards own a 6.16-acre parcel (Assessor’s Map 9S 3E 31, Tax Lot 200).  The parcel includes 1.70+/- 
acres adjacent to Lyons-Mill City Drive, inside the Mill City UGB designated and zoned for Industrial uses.  
The remaining 4.46-acres is outside the Mill City Urban Growth Boundary (UGB) and is designated and 
zoned for Rural Residential use, as shown in Table 1 and Figure 1.  

The Wards propose to change the plan designation to Residential so that the entire property will be 
designated and zoned for Residential use.  If approved, the Wards intend to build a new home on the 
upper 1.70-acre area of the site adjacent to Lyons-Mill City Drive.   
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File 2022-06  P a g e  | 4 
Staff Report:  Ward - Comprehensive Plan Map Amendment  
September 2, 2022 Planning Commission Hearing 

Table 1 
Robert & Vicki Ward  

Comprehensive Plan Map Amendment Proposal 

#  Assessor's Map  
and Tax Lot Acres  Existing 

Use 

Existing  
Comp Plan Map  

Designation 

Existing  
Linn County 

Zoning District 

Proposed  
Mill City Comprehensive Plan 

Map Designation  
 

1 
09S 3E 31  
TL 00200 (part) 
Inside Mill City UGB 

1.70 Vacant Industrial UGA-LI 
Limited Industrial Residential 

2 
09S 3E 31 
TL 00200 (part) 
Outside Mill City UGB 

4.46 Vacant Residential RR-2.5 
Rural Residential Outside UGB – No change 

  6.16     

 

II. BACKGROUND INFORMATION 

A. Planning Requirements for the City of Mill City and Linn County Planning Department 

Before an application was filed, the City Planner and Linn County Planning Director met periodically with 
the applicant and the applicant’s representative to discuss the applicant’s proposal. 

The 1.70-acre area of the Ward’s property adjacent to Lyons-Mill City Drive is designated Industrial on the 
Mill City Comprehensive Plan Map (Applicant’s Exhibit D) and is zoned Urban Growth Area – Limited 
Industrial (UGA-LI) which allows limited industrial uses.  Linn County’s UGA-LI zoning regulations do not 
allow construction of a residential dwelling in the UGI-LI zone.  

In order for the Wards to proceed with construction of a new home on the 1.70-acre site, they must obtain 
several approvals from the City of Mill City and Linn County. 

1. City of Mill City: Comprehensive Plan Amendment to redesignate a 1.70-acre site from 
an Industrial plan designation to a Residential plan designation. 

2. Linn County: 
a. Comprehensive Plan Amendment:  Redesignate from Industrial to Residential 
b. Zoning Map Amendment:  Rezone from UGA-LI to RR-2.5 Rural Residential 

B. Application Information and Application Submittals to the City of Mill City:    

On June 29, 2022, the applicant submitted a comprehensive plan amendment application and applicant’s 
exhibits “A” to “F”, listed on page 1 of this report. The application was deemed complete on July 18, 2022 
and DLCD was notified of the proposed legislative amendment to the Mill City Comprehensive Plan on 
July 27, 2022, more than 35 days prior to the initial evidentiary hearing.   

C. Application, Land Use Procedure and Review Requirements:   

Chapter 17.06 of the Mill City Municipal Code (MCMC) outlines the application requirements and decision 
criteria for a Comprehensive Plan amendment.  Chapter 17.64 of the MCMC outlines the application, 
notice, review and decision process for land use applications.  A comprehensive plan map amendment 
is a legislative amendment to the Mill City Comprehensive Plan and requires public hearings before both 
the Mill City Planning Commission and the City Council.   
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The Mill City Planning Commission will hold a public hearing on September 2, 2022. At the conclusion of 
the hearing, the Planning Commission will deliberate and make a recommendation to the City Council that 
the City should either approve or deny the proposal.  The City Council will then schedule and hold a 
public hearing.  If the City Council approves the application, it must adopt an Ordinance approving the 
amendment to the Mill City Comprehensive Plan.  If adopted, the City will notify the Linn County 
Planning Department.  As a legislative amendment the “120-day Rule” does not apply. 

D. Burden of Proof:   

The Planning Commission will make its decision based on compliance with the Statewide Planning Goals 
and Guidelines, the goals and policies in the Mill City Comprehensive Plan and the criteria for a 
comprehensive plan amendment listed in the Mill City Zoning Code, Chapter 17.06.  The Searchable Mill 
City Zoning Code (Title 17) can be viewed at the following website:  Municipal Code | Mill City, OR | 
Municode Library .   The burden of proof is on the applicant to present the application to the City and to 
present information which shows that the application meets the criteria for approval.  

E. Public Hearings and Notices of Public Hearing: 

A public hearing will be held before the Planning Commission on Friday, September 2, 2022 as part of a 
special Planning Commission meeting that begins at 8:30 a.m. at the City Hall, 444 South First Avenue in 
Mill City, Oregon. Notice of any public hearings must be provided to affected governmental agencies, 
adjacent property owners and published in a newspaper of general circulation in the community.   

• Agency Notice:  Notice was emailed to affected agencies on July 29, 2022. 
• Newspaper Notice:  Notice was published in the Canyon Weekly on August 12, 2022. 
• Property Owner Notices: Notice was mailed to property owners within 200’ of the property 

more than 20 days prior to the public hearing.  

F. Existing Conditions: 

The property is located in the 48200 block of Lyons-Mill City Drive.  The 1.70-acre site along Lyons-Mill 
City Drive is on a flat plateau adjacent to the road. A steep 40’-50’ tall bank slopes down toward the river 
on the north side of the site. Figure 3 is an aerial view showing the 1.70-acre site proposed to be 
redesignated to Residential uses and the remainder of the site that is outside the Mill City UGB. 

Adjacent uses are: 

 EAST:  48333 Lyons-Mill City Drive. A 4.84-acre site in the Mill City UGB.  The upper tier of 
the site (2-acres) abuts Lyons Mill City Drive and is designated Industrial and zoned 
UGA-LI.  The slope and lower tier of the site (2.8-acres) is designated Residential and 
zoned RR-2.5.  There is a single-family home and utility buildings on the upper tier 
next to Lyons-Mill City Drive.   

 SOUTH:  Lyons-Mill City Drive and abandoned RR line (ODOT).   

   South of the RR line are four properties west of 11th Street and north of SW Kingwood 
Avenue. They are designated for Industrial use and zoned UGA-LI “Limited Industrial”. 
Existing uses are rural residential dwellings and agricultural uses on large parcels (2.5-
acres to 8.0-acres).  

 WEST:  48213 Lyons Mill City Drive rural residential home on a 1.0-acre site.  

 NORTH:  Applicant’s single-family home at 1365 SW Spring St. and related agricultural uses.  
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The site includes the home site and adjacent tax lots totaling 6.0+/--acres. The site 
has frontage on the North Santiam River and is accessed via SW Spring St.  

Figure 3 
Aerial Photo ane Existing Contours Proposed Shop Location 

 48200 Block, Lyons-Mill City Drive, Mill City, Oregon 

 
  

G. Streets: 

Lyons-Mill City Drive is a county-owned and maintained arterial street.  At time of development, the 
property owner will be required obtained a LC Roads encroachment permit to install a driveway 
approach. 

 
H. Utilities:  

The applicant has provided exhibits demonstrating private on-site water and sewer utilities are 
available.  Since the property is outside the city limits connection to City of Mill City water and sewer 
systems is not required when the property is developed.   

1. Sewage Disposal:  Exhibit A is a preliminary approval from the Linn County Environmental 
Health Department for an on-site sewage disposal system for a single-
family dwelling. 
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2. Water:    Exhibit B is a well log report to the Oregon Water Resources Department 
for the existing well #44962 showing the well can produce 100 gpm. 

3. Private Utilities:   Overhead electrical and telecommunication utilities are available in 
Lyons-Mill City Drive. 

 

I. Agency Comments and Public Testimony:   

1. Agency Comments.    Agency comments were solicited from the following agencies on July 29, 
2022 from Linn County Planning, Linn County Roads Department, Pacific Power, NW Natural Gas, 
Ziply Fiber, WAVE Broadband and the Mill City Rural Fire District.  Responses were requested 
back by August 19, 2022.    

• Mill City Rural Fire Protection District:  On August 8, 2022, Fire Chief Leland Ohrt sent a 
response indicating the fire district had “no comments” on the proposal. 

Any other agency comments received prior to/during the hearing will be made part of the record.  

2. Public Testimony.  The City sent notices of the public hearing to surrounding property owners.  
As of August 20, 2022, the City had not received any written testimony.  Written testimony 
received prior to or during the public hearing will be made a part of the record.   

 

III. FINDINGS 
An amendment to the Mill City Comprehensive Plan Map is processed in accordance with the application 
procedures and applicable criteria found in the Mill City Municipal Code, Title 17, Chapter 17.06.   
Statewide Planning Goals, Oregon Revised Statutes (ORS), applicable Oregon Administrative Rules (OAR) 
in OAR Chapter 660 and goals and policies in the Mill City Comprehensive Plan also apply to the proposal.  

The applicant submitted an application for a Comprehensive Plan Map Amendment, including an 
applicant’s narrative and Exhibits “A” through “F”. [See list on pp 1-2].  The applicant’s Comprehensive 
Plan Amendment Narrative” dated June 28, 2022 addresses applicable criteria. The applicant’s findings 
and narrative are incorporated herein, as if set forth in full.   
 
The Mill City Comprehensive Plan was originally approved and acknowledge as being in compliance with 
statewide planning goals and guidelines in 1980.  The plan was updated in July 2015 with the adoption 
of updated Chapters 1-6: 

 Chapter 1 - Introduction 
 Chapter 2 - Citizen Involvement 
 Chapter 3 - Demographics and Population Projections 
 Chapter 4 - Land Use and Buildable Lands Inventory 
 Chapter 5 -  Natural Resources 
 Chapter 6 - Economy and Economic Development 

The updated Mill City Comprehensive Plan was acknowledged by DLCD as being in compliance with Oregon 
Statewide Planning Goals 1 to 14.  

 
A. Mill City Comprehensive Plan Amendment 
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The applicant’s proposal includes a request to amend the Mill City Comprehensive Plan map to 
redesignate a 1.70-acre parcel in the 48,200 block of Lyons-Mill City Drive from an Industrial plan 
designation to a Residential plan designation. 

Chapter 17.06 of the Mill City Municipal Code (MCMC) includes application requirements, standards and 
criteria for amendments to the Mill City Comprehensive Plan.  The criteria that apply to this proposal are 
found in MCMC Section 17.06.080: 

17.06.080 Approval criteria. 

To approve an application for amendment of the comprehensive plan, findings shall be 
made that the proposal complies with the following decision criteria:  

A. The proposed amendment is consistent with the applicable LCDC goals, guidelines 
and Oregon Administrative Rules (OAR).  

B. The proposed amendment is consistent with the applicable goals and policies of the 
comprehensive plan.  

C. The proposed amendment will be reasonably compatible with the present and/or 
proposed land uses on abutting property and in the neighborhood.  

D. Adequate public facilities and services are available to serve the uses allowed by the 
comprehensive plan amendment.  

E. The transportation network in the vicinity is adequate to serve the uses allowed by 
the comprehensive plan amendment.  

F. The site is capable of supporting the uses for which the plan amendment is intended, 
considering factors such as soil and foundation quality, geology, and location in a 
floodplain.  

17.06.080.A - Statewide Planning Goals, Oregon Laws and Administrative Rules 

The following findings address statewide planning goals, Oregon Administrative Rules in OAR Chapter 660 
that apply to this application.  The applicable ORS and OAR requirements are listed under each statewide 
planning goal below. The applicant addresses compliance with statewide planning goals, laws and 
administrative rules on pages 4-10 of the applicant’s narrative. 
 
Goal 1 – Citizen Involvement    
 
The City of Mill City provides opportunities for citizen involvement in all post-acknowledgement plan 
amendment proceedings.  Notices of the city hearings were provided to affected property owners and 
agencies.  Section II “Background Information” of this staff report describes the public notice, hearings 
and citizen involvement process that is used by the City of Mill City. The application, applicant’s testimony, 
public testimony, agency reviews and comments, Planning Commission minutes and city council minutes 
are all part of the public record in this case and available to the public.  The proposal complies with Goal 
1 – Citizen Involvement. 
 
Goal 2 – Land Use Planning:   
 
Goal 2 requires the City to adopt a buildable lands analysis showing the City has a 20-year supply of 
buildable residential and employment lands to serve the projected growth of the community.     
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2.1 In April 2015, the City of Mill City adopted the Mill City Buildable Lands Analysis Update (Mill City 
BLA) dated February 2015 in compliance with ORS 197.296 and OAR Chapter 660-024 “Urban 
Growth Boundaries”.  Table LU-7 in Chapter 4 of the Mill City Comprehensive Plan update 
summarizes the net buildable land supply, buildable land needs by plan designation and the amount 
of surplus building land in each plan designation within the Mill City UGB. 

2.2 The Mill City Buildable Lands Analysis Update shows that in 2014 the City had 51.50 acres of 
buildable land designated and zoned for industrial use. The report concludes the City of Mill City 
needs 27.50 acres of net buildable industrial land to meet employment needs of the City of Mill City 
for the 20-year planning period that ends in 2035.   

2.3 The applicant proposes to remove 1.70 acres of vacant buildable land from the Industrial plan 
designation. After removal of 1.70-acres, the City will have 49.80 of vacant, buildable industrial land 
and a need for 27.50 acres.  The City concludes it will have an adequate supply of vacant, buildable 
land for future industrial uses. 

2.4 The Mill City BLA Tables 18 to 22 review the amount of buildable land that will be needed for single-
family homes, duplexes and multiple family dwellings.  The City uses a safe harbor approach, 
allowed by OAR 660-024-0040(8) to estimate the number of units needed. The Mill City BLA 
anticipates the City will add approximately 272 housing units, including 202 single-family family 
dwellings during the 20-year planning period that ends in 2035.   

2.5 The Mill City BLA Tables 21 and 22 show in 2015, the City had 127.45 net buildable acres for 
residential development in the City’s four residential zones inside the UGB, with a need for 65.69 
acres of buildable land to accommodate all types of housing.  

 Since 2014, the City has added 50 housing units in all zones and removed 15+/- acres from its 
inventory of vacant residential land.  In 2017, the City approved File 2017-02, a UGB amendment 
to modify the UGB boundary and exchange lands. The decision removed 18.18 acres of farm/forest, 
wetlands and resource lands from the UGB and added 18.16 acres of buildable SFR zoned residential 
land to the UGB. The net impact was to add 10+ acres of buildable residential land to the UGB.  As 
of July 2022, the City of Mill City has a surplus of 55+ acres of net buildable residentially zoned land 
inside the Mill City UGB.  

2.6 The addition of the applicant’s 1.70-acre site will increase the supply of buildable RR-2.5-acre land 
inside the Mill City UGB.  Under Linn County’s Rural Residential zone (RR-2.5), one additional home 
can be developed on the site using an on-site sewage disposal system and domestic well.  The 
addition of 1 additional vacant residential building lot will have virtually no impact on the City’s 
supply of net buildable residential land inside the Mill City UGB. 

2.7 Mill City’s industrial uses (Frank Lumber Company mill, Freres Lumber Company veneer plant and a 
Linn County Roads Department material storage yard are located at the west end of the Mill City 
UGB along Lyons-Mill City Drive. No other industrial facilities are located along Lyons-Mill City Drive. 

2.8 When the City adopted the Comprehensive Plan map in 1980, the City anticipated future industrial 
growth would occur along a 150’-250’ wide strip of land north of Lyons-Mill City Drive west of 10th 
Avenue and in a 25-acre area south of the RR tracks and west of 11th Avenue.  This has not 
occurred. These areas are primarily committed to Rural Residential and associated farm/agricultural 
uses. 

2.9 Parcels west of 10th Avenue on the north side of Lyons-Mill City Drive have stayed as residential 
uses, with the exception of a flea market, two parcels west of the applicant’s site.  Section II-E 
“Existing Conditions” includes a summary of adjacent uses and aerial photo showing the proximity 

Mill City Planning Commission Meeting Packet 
September 2, 2022 Page 26



File 2022-06  P a g e  | 10 
Staff Report:  Ward - Comprehensive Plan Map Amendment  
September 2, 2022 Planning Commission Hearing 

of adjacent residential uses.   

2.10 The applicant’s site is a 6.16-acre site that is partially in the Mill City UGB.  The majority of the site 
is outside the UGB and zoned Rural Residential (RR-2.5).  The proposed change to a Residential 
plan designation will eliminate the split plan designations and zoning on the property.  

2.11 MCMC Section 17.08.050 states zone boundaries should normally be established along section lines, 
lot lines, center lines of streets, and railroad lines. In this case, the plan designation and zoning 
boundary line is set at the top of a slope.   

Conclusions: 

Findings 2.1 to 2.6 summarize the amount of buildable industrial and residential land in the Mill City UGB 
and existing uses in the vicinity of the applicant’s site.  

• Impact on Buildable Land for Industrial Uses:  If the applicant’s proposal is approved, the City 
will reduce its inventory of available buildable industrial zone land from 51.50 to 49.80 acres, 
which exceeds the projected need of 27.50 acres in the 20-year planning period.  

• Impact on Buildable Land for Residential Uses:  If the applicant’s proposal is approved, the City 
will increase its inventory of available residential land by one building lot, due to Linn County’s 
RR-2.5 zoning regulations which limits the lot size in the RR-2.5 zone to one home per 2.5-acres 
of land.  The City has a 2022 inventory of 120+/- acres of net buildable residentially zoned 
land, which exceeds the projected need of 65+/- acres of vacant, buildable residentially zoned 
land. 

Findings 2.7 to 2.11 discuss locational criteria for the designation and zoning of the site for Industrial 
versus Residential uses.    

• Proposal Consistent with Adjacent Residential Uses:  The City has designated a 150’-250’ wide 
strip west of 10th Avenue on the north side of Lyons-Mill City Drive for future industrial 
development. In fact, the area from 10th Avenue west to the applicant’s site has been 
committed to residential uses since the 1960’s.   

City utilities are not available and access to Lyons-Mill City Drive is difficult due to the street 
grade between SW 10th and SW 11th Avenue. The City does not have funding secured to 
guarantee utilities can be extended to the site within the next 7-10 years.   

The 150’-250’ wide flat tier adjacent to Lyons-Mill City Drive is too shallow to allow for easy 
conversion to industrial uses. 

• Plan Designation and Zone Boundaries:  The Mill City Zoning Code recommends zone 
boundary lines to be located on property lines or other geographic boundaries. If approved by 
both the City of Mill City and Linn County, the applicant’s proposal will be consistent with MCMC 
Section 17.08.050. 

The City Planner concludes the proposal complies with the adopted Mill City BLA and Goal 2 requirements 
to provide a 20-year supply of buildable employment land and buildable residential land.  After the 
removal of 1.70-acres from the City’s industrial land inventory, the City will still have a surplus of vacant, 
buildable industrial land inside the Mill City UGB. 

The property is located along a section of Lyons-Mill City Drive that has been committed to residential 
uses for more than 50 years.   

The elimination of split plan designation and split zoning is consistent with City policy. Future planning 
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decisions for the applicant’s 6.16-acre site will be simplified by eliminating the split plan designation and 
zoning on the property. Future use for residential use will be permitted under Linn County’s Rural 
Residential zoning regulations.  

The proposal complies with Goal 2.   

Goal 3 – Agriculture 
Goal 4 – Forest Lands 
 
Goals 3 & 4 do not apply within the Mill City UGB.    
 
Goal 5 – Open Spaces, Scenic and Historic Areas 
 
5.1 The applicant’s property does not contain any open space, scenic, cultural or historic sites of special 

significance. Goal 5 does not apply. 
  
Goal 6 – Natural Resources  
Goal 7 – Natural Hazards. 
 
Goal 6 requires cities to protect natural resources that may be impacted by development.  Goal 7 
requires cities to inventory and adopt measures to protect the community from floods, landslides, 
earthquake and other natural disasters. Chapter 5 of the Mill City Comprehensive Plan Update (July 2015) 
provides an inventory of existing natural resources and natural hazards and establishes goals and 
implementation policies. The applicant also submitted Exhibit E “Flood Hazard Firmette” and Exhibit F 
“National Wetland Inventory” map.  
 
7.1 Natural Resource and Natural Hazards Goals and Policies: Chapter 5 of the Mill City Comprehensive 

Plan includes the following “Natural Resources” goals and policies that apply to the proposal. 
 

FISH AND WILDLIFE 
Goal NR-4: To protect and enhance fish and wildlife habitat for the enjoyment of citizens and the 

benefit of all creatures. 

NR Policy 10: The North Santiam River has been identified by federal agencies and the Oregon 
Department of Fish and Wildlife (ODFW) as sensitive habitat for fish and wildlife.  Mill 
City shall cooperate with the appropriate federal agencies, ODFW, DEQ, the Oregon Water 
Resources Department and the North Santiam Watershed Council in efforts to protect and 
improve water quality in the North Santiam River and its tributaries.   

WETLANDS 
Goal NR-5: To ensure identified locally significant wetlands will continue their functions 

unimpaired by development activity. 

NR Policy 13: Wetlands are sensitive habitat for fish and wildlife. Wetlands, including the locally 
significant wetlands identified in the Local Wetlands Inventory Report, City of Mill City, 
Linn and Marion Counties, Oregon, shall be provided with protection from disturbance by 
utilizing protection measures that comply with Statewide Planning Goal 5 and Oregon 
Administrative Rule 660-division 23. 

NR Policy 14: Development projects that affect wetlands shall comply with the adopted local wetlands 
inventory in order to protect water quality and natural hydrology, to control erosion and 
sedimentation, and to reduce the adverse effects of flooding and thereby protecting the 
hydrologic and ecologic functions these wetland areas provide for the community.  
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Development on properties containing wetlands will be reviewed using a Site Plan Review 
procedure as described in the zoning code to provide maximum opportunities to protect 
any significant wetlands. 

   
7.2 Fish & Wildlife: The applicant’s site drains north and west to DeFord Creek and the North Santiam 

River. The North Santiam Watershed Council has adopted the DeFord Creek Assessment and 
Restoration Plan, June 2010, River Design Group, Corvallis, Oregon for the North Santiam 
Watershed Council.  This report is a “reach” assessment of the Snake/DeFord creeks flowing 
through Mill City to the confluence with the North Santiam River.  DeFord Creek empties into the 
North Santiam River just west of the Ward property.   

The purpose of the DeFord Creek Assessment and Restoration Plan is to evaluate if these streams 
provide potential for high quality salmon/steelhead rearing habitat and to recommend strategies 
for stream habitat restoration. The plan encourages the increase of riparian buffers along the 
stream channel and habitat restoration work where original stream side vegetation has been 
degraded. Completion of downstream restoration actions, such as large wood placement and 
culvert replacement, will enhance the stream habitat for spawning and open up the upper reach of 
Snake/DeFord creeks to anadromous fish passage. The North Santiam Watershed Council has 
several grant funded restoration projects underway with individual property owners between Tuers 
Lane and the N. Santiam River confluence. 

7.3 Critical Stream Habitat:  Both the North Santiam River and the DeFord/Snake Creek tributaries 
are designated by the National Oceanic and Atmospheric Administration (NOAA) and Oregon 
Department of Fish & Wildlife (ODFW) as critical stream habitats for Upper Willamette Chinook 
and Upper Willamette Steelhead.    

Figure 4 
Excerpt from Map NR-9 from the Local Wetlands Inventory Report for the City of Mill City 

Wetlands Area MC-6 

Mill City Planning Commission Meeting Packet 
September 2, 2022 Page 29



File 2022-06  P a g e  | 13 
Staff Report:  Ward - Comprehensive Plan Map Amendment  
September 2, 2022 Planning Commission Hearing 

7.4 Wetlands:  The applicant submitted Exhibit F “National Wetland Inventory Map” that shows there 
are no NWI identified wetlands on the applicant’s parcel.  In 2011, the City of Mill City completed 
a local wetland inventory report, which does identify wetlands on the applicant’s site. Map NR-9 in 
the Mill City Comprehensive Plan Update (2015) includes the adopted map showing locally 
significant wetlands in the City of Mill City, as adopted in the Local Wetland Inventory Report for the 
City of Mill City,1  Wetlands MC-6 is partially located on the applicant’s property outside the Mill 
City UGB.  Wetlands MC-6 includes a 1.27-acre Palustrine Emergent Seasonal wetland and a 0.91-
acre Palustrine Forested Wetland.  The wetlands are located at the base of the steep slope and 
drain west into DeFord Creek before its confluence with the North Santiam River.  The wetlands 
are fed by surface runoff and natural springs from the steep slope area. Water flows from northeast 
to southwest into Wetlands MC-6 and then discharges into DeFord Creek.  Wetlands MC-6 is 50’-
100’ north of the 1.70-acre site proposed to be redesignated to a Residential plan designation.   

7.5 Steep Slopes: Figure 3 on page 5 of this report shows an area of steep slopes (>25%) just north of 
the Mill City UGB line on the RR-2.5 zoned portion of the applicant’s property.  Map NR-5 in 
Chapter 5 of the Mill City Comprehensive Plan Update (2015) and the Mill City BLA identify the steep 
slopes and have determined the steep slope area is unbuildable.  The steep slopes begin at the 
north edge of the 1.70-acre site to be redesignated for Residential use.  

7.6 Other Natural Hazards. The City has not identified any other natural hazards that impact the site. 

Conclusion:  

The applicant’s property includes steep slopes and Wetland MC-6.  The steep slope area and Wetlands 
MC-6 are on the 4.46-acre portion of TL 200 that is outside the Mill City UGB.  Water from the wetlands 
discharges to DeFord Creek, which is a spawning stream for protected salmon and steelhead.   

Under Linn County’s current development regulations, a property owner can develop the entire 1.70-acre 
in the UGA-LI limited industrial zone, with a variety of allowed industrial uses. The Industrial zone was 
designated prior to the City’s completion of the local wetlands inventory.   

The City is concerned that storm drainage runoff from a fully developed industrial site will generate 
significant storm drainage runoff to the north, with potential for contaminants which may degrade water 
quality in Wetlands MC-6 and thereby negatively impact DeFord Creek fish habitat.  Approval of a plan 
amendment and zone change to Residential (RR-2.5) will limit the amount of development which may 
occur on site and minimize potential water quality impacts compared to an industrial use.   

The City Planner concludes the proposal complies with Goal 6 and Goal 7. At the time of development, 
the property owner will need to comply with Linn County/DSL requirements for development adjacent to 
a wetland.    

Goal 8 – Recreational Needs 

Goal 8 requires cities to plan for public parks and recreational facilities to service residents of the City, 
visitors and citizens of the state.   
 
The City of Mill City adopted the City of Mill City Parks Master Plan in February 2014.  The plan 
recommends the City develop local neighborhood and community parks to serve residents and visitors to 

 
1    Local Wetland Inventory Report for the City of Mill City.  Prepared for the City of Mill City and Lane Council 

of Governments, SWCA Environmental Consultants, Portland, OR   Approved by State of Oregon Department 
of State Lands, December 16, 2011. P. 8. 
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Mill City. The parks plan encourages the City to provide public access to the North Santiam River and to 
redevelop the old railroad right-of-way as a recreational trail. No new park facilities are recommended in 
the vicinity of the applicant’s property.  The City concludes Goal 8 does not apply to this proposal. 
 

Goal 9 – Economic Development 

Goal 9 requires cities to inventory and make available buildable lands that are suitable, available and 
necessary for employment, including commercial, industrial, public and non-residential developments.  

9.1 Land Use and Economic Development Goals and Policies:  Chapter 4 “Land Use” and Chapter 6 
“Economy” of the Mill City Comprehensive Plan (2015) goals and policies apply to the proposal. 

Goal LU-8: To provide land for industrial development in order to create opportunities for a 
diversified employment base. 

Policy LU-14 The City will encourage industrial development at the west end of the Mill City UGB where 
access to Linn Boulevard and the rail service are available. 

Goal EC-2: To provide full-serviced commercial and industrial sites by investing in public 
infrastructure. 

Policy EC-4 The City will pursue funding to improve public infrastructure, including fiber 
optic/broadband services, Hwy 22 improvements, and water/sewer facilities to serve 
local businesses, commercial and industrial sites in Mill City. 

9.2 Chapter 6 “Economy” of the Mill City Comprehensive Plan (2015) provides an overview of the local 
economy, employment characteristics by industry and an economic analysis discussing economic 
trends and forecasts for Mill City and the North Santiam Canyon.  Industrial sector employment is 
expected to strongest in wood products manufacturing sector, with Frank Lumber Co. and Freres 
Lumber Co. continuing to serve as major employers. Industrial job growth is expected to occur closer 
to the Salem and Albany areas requiring employed residents to commute to work.  Opportunities 
exist for development of tourism and hospitality industries as the North Santiam Canyon develops 
its recreation-based economy, but the 2020 wildfires struck a significant blow to this job sector. 

9.3 Buildable Lands Inventory:  The City adopted the Mill City BLA in February 2015 including projected 
employment land needs for the 20-year planning period ending in 2035.   

9.4 Employment Land Needs: Table EC-9 and Table EC-14 in Chapter 6 “Economy” summarize 
developed and buildable lands in Mill City’s industrial plan designations. In 2015, Mill City had 95.27 
acres of land developed for industrial use and 51.50 acres of net vacant, buildable industrially 
designated land.  The Mill City BLA projects a need for 27.50 acres of buildable industrial land for 
the 20-year planning period through 2035.  The City has a surplus of vacant, buildable land for 
industrial use.  

9.5 Applicant’s 1.70-acre site not needed to meet Buildable Land Needs: The removal of the applicant’s 
1.70-acre site will leave the City with 49.80 acres of net buildable land, which exceeds the 27.50 
need through the year 2035.   

9.6 Industrial Activity along Lyons-Mill City Drive: When the City adopted the Comprehensive Plan map 
in 1980, the City anticipated future industrial growth would occur along a 150’-250’ wide strip of 
land north of Lyons-Mill City Drive west of 10th Avenue and in a 25-acre area south of the RR tracks 
and west of 11th Avenue. This has not occurred. These areas remain committed to Rural Residential 
and associated farm/agricultural uses. Parcels west of 10th Avenue on the north side of Lyons-Mill 
City Drive have stayed as residential uses, with the exception of a flea market, two parcels west of 
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the applicant’s site.  Section II-E “Existing Conditions” includes a summary of adjacent uses and 
aerial photo showing the proximity of adjacent residential uses.  The development of the site for 
Residential use is consistent with the surrounding residential uses along Lyons-Mill City Drive. 

9.7 City Services to Industrial Sites along Lyons-Mill City Drive:  The City does not provide water or 
sewer services to the industrial areas along Lyons-Mill City Drive. City water and sewer lines do not 
extend west of SW 10th Avenue. The City of Mill City does not have plans or funding in place to 
extend water and sewer services west of 10th Avenue in the next seven years.    

Conclusion: 

The City concludes that the removal of the applicant’s 1.70-acres from the Industrial plan designation will 
not impact the City’s inventory of vacant, buildable employment lands. After removal of the site from the 
Industrial plan designation the City will have 49.80 acres of buildable industrial designated land and a 
need for 27.50 acres of vacant, buildable industrial land.   

The City does not have funding (in the next 7-10 years) to extend water and sewer services on Lyons-Mill 
City Drive to serve the industrial area within the UGB [See Goal 11 findings].  Because it is unlikely the 
city can extend urban services for industrial uses, development for a single rural residential homesite with 
on-site septic and wells is appropriate.   

The development of the site for residential use is consistent with other residential uses north of the site 
along SW Spring St, east of the site to SW 10th Avenue and the adjacent residential home site west of the 
applicant’s property on Lyons-Mill City Drive. The proposal complies with Goal 9.  

Goal 10 – Housing 

Goal 10 requires cities to inventory and make available buildable lands that are suitable, available and 
necessary for all types of residential development.  

10.1 The applicant has prepared Goal 10 findings. The City concurs with the applicant’s findings, except 
references to the Mill City BLA. The applicant uses data from the City’s 2012 Buildable Lands 
inventory, which was updated in 2015 by the City of Mill City.  The City’s Goal 2 and Goal 9 
findings in this report present the correct net buildable lands information from the 2015 Mill City 
BLA report for both residential and employment lands.  

10.2 The City’s Goal 2 findings (pp. 9-11) conclude the applicant’s proposal to redesignate and rezone 
1.70-acres to from an Industrial to a Residential plan designation do not negatively impact the 
City’s ability to provide an adequate supply of buildable residential or employment lands.   

The proposal complies with Goal 10.  

Goal 11 – Public Facilities 

Goal 11 requires cities to plan for the timely, orderly and efficient arrangement of public facilities and 
services to serve as a framework for urban and rural development.  The City, Linn County and the Mill 
City Rural Fire Protection District provide a variety of public services including water, sewer, storm 
drainage, roads, fire protection services and law enforcement.     

11.1 Fire Protection/Emergency Medical Services.   The site is within the Mill City Rural Fire District 
boundaries. The Fire Chief has no objections to the proposed comprehensive plan amendment.  
No change in service will occur.  

11.2 Law Enforcement Services.  Linn County provides law enforcement services for the City of Mill City 
and the surrounding rural areas.  Law enforcement services will not be affected. 
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11.3 Water.  The property is located outside the city limits. Although the City operates a municipal 
water system, Mill City does not provide new water service connections to land in the UGB until a 
parcel is annexed to the City.  The City does not have the funds to extend municipal water service 
to the Lyons-Mill City Drive area west of 10th Avenue in the next 7-10 years.  Linn County allows 
for use of domestic wells in the UGB area.  The applicant has provided evidence (Exhibit A) there 
is an existing domestic well on-site that can produce 100 gpm for a new single-family dwelling.  

11.4 Sewage Disposal. The City of Mill City operates a wastewater collection and treatment system that 
serves the community. Although the City operates a municipal wastewater treatment system, Mill 
City does not provide new sewer service to land in the UGB until a parcel is annexed to the City.  
The City does not have the capacity in the wastewater treatment facility to serve the Lyons-Mill City 
Drive area inside the UGB nor does it have the funds to extend municipal sewer services outside the 
current city limits.  Linn County allows for use of on-site septic system in the UGB area.  The 
applicant has provided evidence (Exhibit B) that the Linn County Environmental Health Department 
has granted a preliminary approval for an on-site sewage disposal system.    

Conclusion:  The City concludes there are adequate law enforcement, fire protection/emergency 
medical services to serve the property.  The City does not have the capacity or funding available to 
extend municipal water and sewer services to the site within the next 7-10 years.  The property can be 
served with an on-site sewage disposal system and domestic well.  The City concludes the proposal 
complies with Goal 11.     

Goal 12 – Transportation 

Goal 12 requires cities to provide for a safe, convenient and economic transportation system. Due to its 
size, the City of Mill City has not adopted a Transportation System Plan. The Mill City Comprehensive Plan 
includes transportation goals and policies that encourage the development of a local streets, roads and 
pedestrian network to serve the residents of the city. 
 
12.1 Applicant’s Findings:  The City concurs with the applicant’s findings for Statewide Planning Goal 12 

“Transportation”.  The Linn County Transportation System plan was adopted and acknowledged 
by DLCD. 

12.2 Lyons-Mill City Drive is an arterial street, owned and maintained by the Linn County Roads 
Department. The street is a turnpike-style roadway with AC pavement and gravel shoulders.  
There are no sidewalks or pedestrian paths adjacent to the site.  At the time of development, the 
applicant will be required to obtain an encroachment permit to install a driveway approach. 

Conclusion: The City concludes the proposal complies with the City’s transportation goals and policies in 
the Mill City Comprehensive Plan.  The Comprehensive Plan map amendment from an Industrial to 
Residential plan designation and Residential (RR-2.5) zone will not significantly affect the function of 
Lyons-Mill City Drive as an arterial street.  The proposal complies with Goal 12. 
 
Goal 13 – Energy Conservation 

The City concurs with the findings in the applicant’s narrative.  Goal 13 does not apply. 

Goal 14 – Urbanization 

The proposal does not include an amendment to the existing Urban Growth Boundary. Goal 14 does not 
apply. 
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Goals 15-19 – Willamette Greenway and Coastal Goals 

Goal 15 – Willamette Greenway and Goals 16 to 19 “Coastal Goals” do not apply to this proposal. 

 

17.06.080.B – Consistent with the Mill City Comprehensive Plan 

In addition to the goals and policies discussed under Criteria 17.06.080.A above, the following Mill City 
Comprehensive Plan goals and policies apply to the proposal. The applicant addresses the compliance 
with the Mill City plan goals and policies process on pages 4-10 of the applicant’s narrative. 
 
Comprehensive Plan Amendment Goals and Policies 

COMPREHENSIVE PLAN AMENDMENTS 

Goal CP-1: To provide for changing public policies, attitudes, and circumstances and to maintain the 
Mill City Comprehensive Plan as an up-to-date workable document for decisions and 
action related to land use. 

Policy CP-1: The City of Mill City shall take action on any part of the Comprehensive Plan prior to the 
scheduled review period, if it is found that circumstances have changed which render a 
part or parts of the plan ineffective to serve the best interests of the community and 
preserve the public health, safety and general welfare. 

Policy CP-3: The City of Mill City shall consider amendments to the Mill City Comprehensive Plan 
which are initiated by: 

 a) An affected individual, group, public or private agency or jurisdiction; 
 b) The Mill City Planning Commission; or 
 c) The Mill City City Council. 

 
CP-1.1  Chapter 17.06 and the Mill City, Linn County and Marion County planning agreement sets forth 

processes and procedures to amend or update the Comprehensive Plan.  The City’s and Linn 
County’s plan amendment process is described in Section II-A “Background Information” of this 
report.  The applicant filed separate Comprehensive Plan Amendment applications with the 
City of Mill City and with the Linn County Planning Department. 

CP-1.2 If the City approves this proposal to amend the Mill City Comprehensive Plan and redesignate 
the applicant’s 1.70-acre parcel to a Residential plan designation, the City will forward the 
proposal to Linn County for consideration and action.  

Land Use Goals and Policies: 
 

GENERAL LAND USE GOALS 

Goal LU-3:  To provide an adequate supply of buildable land inside the city limits that is zoned for 
residential, commercial, industrial and public uses to meet the projected needs of the City 
for the next 20 years.   

Goal LU-4:  To plan for the development of land outside the city limits and inside the Mill City Urban 
Growth Boundary (UGB).  

RESIDENTIAL LAND: 

Goal LU-6:  To provide opportunities for a mix of housing types and lifestyles within the economic 
capabilities of the present and future citizens of Mill City. 
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Policy LU-6: Mill City will encourage redevelopment of existing properties and the in-filling of vacant 
residential land where public facilities and services are available. 

INDUSTRIAL LAND: 

Goal LU-8:  To provide land for industrial development in order to create opportunities for a diversified 
employment base. 

Policy LU-14: The City will encourage industrial development at the west end of the Mill City UGB where 
access to Linn Boulevard (Lyons-Mill City Drive) and the rail service are available. 

The applicant addresses the City’s land use goals and policies on pages 5 to 7 of the applicant’s narrative.  
 
LU-1.1  The Goal 2 findings and conclusions under Criteria 17.06.080.A are incorporated herein.  

LU-1.2 The City has a need for 27.50-acres of net buildable industrial land and a supply of 51.50 acres 
of net buildable land designated for industrial use. If 1.70-acres is redesignated from Industrial 
to Residential plan designation, the City will have 49.80 acres of net buildable land designated 
for Industrial use.  

LU-1.3 If the applicant’s proposal is approved, the City will increase its inventory of available residential 
land by one building lot, due to Linn County’s RR-2.5 zoning regulations which limits the lot size 
in the RR-2.5 zone to one home per 2.5-acres of land.  The City has a 2022 inventory of 120+/- 
acres of net buildable residentially zoned land, which exceeds the projected need of 65+/- acres 
of vacant, buildable residentially zoned land. 

LU-1.4 Policy LU-14 encourages industrial development of the Industrial designated land along Lyons-
Mill City Drive outside the City limits and within the UGB.  Existing wood products industries 
uses are located about ¼-mile west of the applicant’s site where rail and road access are both 
available. In Section II-F “Existing Conditions”, the aerial map and narrative explain the 
applicant’s property is surrounding by residentially zoned land (north) and by adjacent 
residential uses.     

Natural Resources Goals and Policies: 
 

NATURAL RESOURCE GOALS AND POLICIES [See Goal 6 & Goal 7 findings for Goal & Policy Language] 

Goal NR-4 Fish and Wildlife 

Policy NR-10 Protection of N. Santiam River watershed & tributaries 

Goal NR-5 Wetlands Protection 

Policy NR-13 Local Wetlands Inventory 

Policy NR-14 Development Affecting Wetlands 

 
NR-1.1  The Goal 6 “Natural Resources” & Goal 7 “Natural Hazards” findings and conclusions under 

Criteria 17.06.080.A are incorporated herein.  

NR-1.2 The Goal 6 & Goal 7 findings identify steep slopes and Mill City wetlands MC-6 exist on the 
applicant’s site.  Development of the property for industrial use may impact stability of the 
steep slopes and additional run-off may negatively impact water quality and fish & wildlife 
habitat in the DeFord Creek tributary to the N. Santiam River. Protection of existing wetlands 
and the DeFord Creek/N. Santiam River watershed and water quality are a City priority. 
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Economic Development Goals and Policies: 
 

ECONOMIC DEVELOPMENT 

Goal EC-1:  To provide fully-serviced commercial and industrial sites by investing in public 
infrastructure. 

Policy EC-4: The City will pursue funding to improve public infrastructure, including fiber 
optic/broadband services, Hwy 22 improvements, and water/sewer facilities to serve local 
businesses, commercial and industrial sites in Mill City. 

EC-1.1  The Goal 9 “Economic Development” findings and conclusions under Criteria 17.06.080.A are 
incorporated herein.  

Housing Goals and Policies: 
 

HOUSING 

Goal H-1:  To provide for the housing needs of residents of Mill City. 

H-1.1  The Goal 10 “Housing” findings and conclusions under Criteria 17.06.080.A are incorporated 
herein.  

H-1.2 Linn County UGA RR-2.5 Rural Residential zoning will permit construction of 1 home on the 
property to be redesignated from Industrial to Residential plan designation.  The change will 
have no appreciable impact on buildable lands, ability to address housing needs or housing 
stock. 

 
Public Facilities Goals and Policies: 
 

Public Facilities and Services 

Goal 2: To prioritize all improvement of public facilities and services to achieve: 

  1) A timely and orderly program of delivering public facilities and services; 

  2) Development and/or improvement of those facilities and services identified as vital to the 
community; and 

  3) Greater awareness of community health, safety and welfare needs. 

Policy 14: Water Service.   The city shall extend water service only to areas within the Mill City UGB and to 
those properties receiving water prior to the time the city acquired the water supply system.  In the event of 
water supply capacity limitations, the city will provide water to new customers inside the city limits prior to 
extending service to those areas between the city limits and the UGB.  
  
Policy 19: Sewer Service Extensions.  The city shall extend sewer service only to properties within the city 
limits.  Properties outside the city limits shall be annexed to the city prior to being eligible for extension of 
the sanitary sewer system to serve the property. 

 

PF-1.1 The Goal 10 “Housing” findings and conclusions under Criteria 17.06.080.A are incorporated 
herein.  
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PF-1.2  The City of Mill City water system does not serve any properties on Lyons-Mill City Drive west 
of SW 10th Avenue. The Mill City Water Master Plan shows water main extensions to the Lyons-
Mill City Drive industrial area are a Phase 3 priority. No improvements are planned in the 
foreseeable future unless the City is able to obtain grant funding or a developer finances the 
water main extensions.  

 
PF-1.3 The City of Mill City sewer system only serves properties inside the existing city limits. The 

wastewater system is currently at capacity and no extensions will be permitted outside the 
existing city limits by the City until the City concludes additional capacity is available and/or the 
Mill City/Gates wastewater facility is constructed. 

PF-1.4 The applicant proposes to use an on-site sewage disposal system and a domestic well to serve 
a new home built on site.    

Conclusions regarding Criteria 17.06.080.B “Mill City Comprehensive Plan Policies: 

The City concludes the applicant complies with the application and procedural requirements for a 
comprehensive plan map amendment. When the City adopted the original Mill City Comprehensive Plan, 
the City concluded undeveloped land at the west end of the UGB along Lyons-Mill City Drive was the 
appropriate location for future industrial development because of its direct access to Lyons-Mill City Drive 
and proximity to the large wood products firms at the west edge of the UGB.   

The elected officials did not have benefit of more detailed natural resource studies on the North Santiam 
River, DeFord Creek, endangered species, riparian assessments and local wetlands. With the completion 
of these various studies, the City has adopted policies that will protect natural resources, habitat, water 
quality and prohibit development on the steep slopes (> 25%).   

In this instance, the City Planning staff is concerned a split plan/zoning designation on the applicant’s 
property was a poor choice.  The City supports the change in plan designation from Industrial to 
Residential to better protect natural resources and prevent degradation of the steep slope and Wetlands 
MC-6. 

If the applicant’s parcel is removed from the Industrial plan designation, the City will continue to have 
adequate supply of buildable industrial land to meet projected city needs for the 20-year planning period 
ending in 2035.   

The property is not served by City water & sewer facilities and it is unlikely the City will be able to extend 
those services west of 10th Avenue on Lyons-Mill City Drive in the foreseeable future.  The Rural 
Residential site can be served with on-site sewage disposal and a domestic well. 

Based on the above findings, the City concludes redesignation from Industrial to Residential is appropriate 
and complies with the Mill City Comprehensive Plan goals and policies. The proposal complies with Criteria 
17.06.080.B. 

17.06.080.C – Compatibility with abutting land uses and the neighborhood 

The Background section on existing conditions (Section II-F on pp. 6-7) describes surrounding land uses 
adjacent to or abutting each of the parcels.  See Findings on Goal 2, Goals 6 & 7, and Goal 11 for further 
discussion of existing uses, natural resources, wetlands, fish habitat and public facilities.  The applicant 
addresses compliance with Criteria 17.06.080.C on pages 10-11 of the applicant’s narrative. 

Goal 2 Findings 2.7 to 2.11 discuss the compatibility of the proposed Residential plan designation and 
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existing residential uses in the neighborhood and the City’s initial decisions in 1980 to designate the land 
for Industrial versus Residential uses.      

• Proposal Consistent with Adjacent Residential Uses:  The City has designated a 150’-250’ wide 
strip west of 10th Avenue on the north side of Lyons-Mill City Drive for future industrial 
development. In fact, the area from 10th Avenue west to the applicant’s site has been 
committed to residential uses since the 1960’s.   

City utilities are not available and access to Lyons-Mill City Drive is difficult due to the street 
grade between SW 10th and SW 11th Avenue. The City does not have funding secured to 
guarantee utilities can be extended to the site within the next 7-10 years.   

The 150’-250’ wide flat tier adjacent to Lyons-Mill City Drive is too shallow to allow for easy 
conversion to industrial uses. 

• Plan Designation and Zone Boundaries:  The Mill City Zoning Code recommends zone 
boundary lines to be located on property lines or other geographic boundaries. If approved by 
both the City of Mill City and Linn County, the applicant’s proposal will be consistent with MCMC 
Section 17.08.050. 

The City concludes the redesignation of the property from an Industrial to a Residential plan designation 
is appropriate and is compatible with the abutting land uses and residential development patterns along 
Lyons-Mill City Drive from the applicant’s property east to SW 10th Avenue. The proposal complies with 
Section 17.06.080.C. 
 
The City Planner recommends the Planning Commission consider redesignation of the five parcels east of 
the applicant’s site [48333, 48347 and 48367 Lyons-Mill City Drive] be redesignated from Industrial to 
Residential the next time the City updates the City’s Comprehensive Plan map. 
 
17.06.080.D – Adequate public facilities and services are available 

The Goal 11 “Public Facilities” findings and conclusions under Criteria 17.06.080.A and “Public Facilities” 
findings and conclusions under Criteria 17.06.080.B are incorporated herein. The applicant addresses 
compliance with Criteria 17.06.080.D on pages 11-12 of the applicant’s narrative. 

Law enforcement, emergency medical services, fire protection, electrical power, telecommunications 
and natural gas services are available at the property.   

City water and sewer services are not available and are unlikely to be available in the foreseeable future.  
The applicant provided Exhibit “E” and Exhibit “F” demonstrating on-site sewage disposal and a 
domestic well can serve a new dwelling. 

The City finds the applicant’s 1.70-acres inside the Mill City UGB can be adequately served with public 
services.  Municipal water and sewer services are not available, but a single-family home can be served 
with private on-site services, as permitted under the Linn County Code.  The proposal complies with 
Criteria 17.06.080.D.   
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17.06.080.E – Adequate transportation facilities are available  

The Goal 12 “Transportation” findings and conclusions under Criteria 17.06.080.A are incorporated 
herein. The applicant addresses compliance with Criteria 17.06.080.E on pages 12-13 of the applicant’s 
narrative. 

The property abuts and has direct access to Lyons-Mill City Drive, an arterial street owned and maintained 
by the Linn County Roads Department.  The conversion from an Industrial plan designation to a 
Residential plan designation will limit development to one single-family home on the site, with an average 
impact of 10 vehicle trips per day, a likely reduction in ADT numbers from an allowed industrial use.   

The City finds the proposed redesignation from an Industrial designation to a Residential designation will 
have no impact on the traffic capacity of Lyons-Mill City Drive arterial.  The proposal complies with 
Criteria 17.06.080.E.  

17.06.080.F – Site is capable of supporting proposed uses considering factors such 
as soil and foundation quality, geology & location in the flood plain.  

The Goal 6 “Natural Resource” and Goal 7 “Natural Hazard” findings and conclusions under Criteria 
17.06.080.A are incorporated herein. Chapter 5 of the Mill City Comprehensive Plan reviews soils, geology 
and flood hazard areas. The property is not located in a flood hazard zone. The applicant addresses 
compliance with Criteria 17.06.080.F on pages 13-14 of the applicant’s narrative. 

Soil types and the hazard maps in Chapter 5 indicate the 1.70-acre site does not have any landslide hazards 
or building limitations.  The site is located on a plateau adjacent to Lyon-Mill City Drive.  

The north 4.46-acres of the applicant’s property does have steep slopes (>25%) and encompasses a 
portion of Wetlands MC-6.  Water runoff from the slope and wetlands flow west to DeFord Creek, a 
stream with spawning habitat for endangered salmon/steelhead.  Future development on this portion 
of the property will require the applicant to comply with Linn County/DSL requirements to avoid or protect 
the existing wetlands and avoid negative water quality impacts to DeFord Creek.  

The City finds the site is capable of supporting future development of a single-family home on the upper 
1.70-acres of the site.  The proposal complies with Criteria 17.06.080.   

IV. CITY PLANNER CONCLUSION AND RECOMMENDATION 

FILE 2022-06  WARD COMPREHENSIVE PLAN MAP AMENDMENT 
   INDUSTRIAL TO RESIDENTIAL 
   Map 9S 03E 31, Tax Lot 00200 (1.70-acres in Mill City UGB) 
  
Based on the findings contained in this report, the City’s Planning Consultant concludes the redesignation 
of the 1.70-acre portion of the applicant’s property complies with the criteria for a comprehensive plan 
map amendment in Mill City Zoning Code, Chapter 17.06.   
 
The Planning Consultant recommends approval of the proposed Comprehensive Plan map amendment as 
proposed by the applicant. No conditions of approval are recommended.  
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V. PLANNING COMMISSION OPTIONS 
A. Approval and adoption of the proposed findings for File 2022-06 and recommend the City Council 

approve the Comprehensive Plan Map amendment as proposed.   

B. Approval and adoption of amended findings for File 2022-06 and recommend the City Council 
approve the Comprehensive Plan Map amendment as proposed.   

C. Recommend the City Council deny the proposal and direct the City Planning Consultant to modify 
the findings to reflect the Planning Commission’s deliberations that the proposal does not meet 
the applicable approval criteria.   

D. Continue the deliberation to a date and time certain, if additional information is needed to 
determine whether applicable standards and criteria are addressed.   

VI. MOTIONS   

File 2022-06 Robert and Vicki Ward Comprehensive Plan Map Amendment 
   Industrial to Residential Plan Designation 

Assessor’s Map 09S 03E 31, Tax Lot 00200 
(1.70-acres inside Mill City UGB) 

  
Approval:    To recommend the City Council approve the application of Robert and Vicki 

Ward to amend the Mill City Comprehensive Plan Map to redesignate a 
1.70-acre site in the 48,200 block of Lyons-Mill City Drive from an Industrial 
designation to a Residential plan designation and adopt the findings of fact, 
conclusions for File No. 2022-06. 

Approval (modified): To recommend the City Council approve the application of Robert and Vicki 
Ward to amend the Mill City Comprehensive Plan Map to redesignate a 
1.70-acre site in the 48,200 block of Lyons-Mill City Drive from an Industrial 
designation to a Residential plan designation and adopt the findings of fact 
and conclusions, as amended by the Planning Commission, for File No. 
2022-06. 

Continue:    To continue deliberations to the next meeting of the Planning Commission 
on (insert DATE and TIME). 

Denial:    To deny the application because the applicant has not demonstrated the 
proposal complies with all of the Mill City Zoning Code criteria and to direct 
the staff to modify the findings and prepare a final order to reflect the 
Planning Commission’s deliberations and conclusions.  
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VII.   FINAL ORDER AND NOTICE OF DECISION  
The Planning Commission’s recommendation will be forwarded to the City Council.  The City Council will 
hold a public hearing on the application.  At the conclusion of the public hearing, the City Council will 
make a decision to either approve or deny the proposal. 

A written NOTICE OF DECISION will be issued to the applicant and all participants of record within five (5) 
business days of the City Council’s decision.  The City Council’s decision is final and takes effect upon the 
adoption of an Ordinance approve the Comprehensive Plan map amendment and at the end of the appeal 
period. 

 

VIII.   APPEAL PERIOD 
Any person aggrieved by the City Council’s decision may appeal the decision to State of Oregon Land Use 
Board of Appeals in accordance with the rules and filing requirements of the Land Use Board of Appeals.  

 

IX.   BURDEN OF PROOF 

The burden of proof is on the applicant to present the applications to the City of Mill City and present 
information which shows that the application meets the criteria for approval listed in the City of Mill City 
Municipal Code.  
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Agenda Item 4b 
Public Hearing 

 
File No. 2022-06 

Proposal: Comprehensive Plan Map Amendment 

Change:  Industrial to Residential Plan Designation 

Applicant: Robert & Vicki Ward 

Representative: Laura Laroque, Planning Consultant 

Location: 48200 Block, Lyons-Mill City Drive 

    Mill City, OR 
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Jr 
David W. Kinney 

Planning Consultant for the City of Mill City 
791 E. Hollister St., Stayton, OR 97383 

Office: (503) 769-2020   Cell: (503) 551-0899 
Email: dwkinney@wvi.com 

City of Mill City 
 
 

MILL CITY PLANNING COMMISSION 
STAFF REPORT and FINDINGS 

 
 
STAFF REPORT DATE:  August 20, 2022 
    
HEARING DATE: September 2, 2022  
 
FILE NUMBER: 2022-05 Site Plan Review – Santiam Jr/Sr High School 
 Industrial Education Shop Building  
 
OWNER/APPLICANT: Santiam Canyon School District 
 Todd Miller, Superintendent 
 Chris Lindemann, Project Manager       
 150 SW Evergreen Street, Mill City, OR  97360 
 
CIVIL ENGINEER: Alliance Engineering (structural) 
 2700 Market St. NE 
 Salem, OR  97301 
 503.589.1727 
 
PROPERTY:  Santiam Jr/Sr High School 
    Site Location: 252 SW 4th Avenue, Mill City 
 
    Assessor’s Map Tax Lots    Acres  Zoning   
    T09S R3E 30DD 900     0.23 ac Central Commercial 
      
EXHIBITS: EXHIBIT A Application (included in File 2022-05 and see Figure 4) 
 EXHIBIT B Building Plans (9 Sheets, Sheets 1 & 2 Attached) 
 EXHIBIT C Notice of Public Hearing (included in File 2022-05) 
  EXHIBIT D Agency Comments 

• Mill City Rural Fire District  
  
REQUEST:  Site Plan Review: Santiam Jr/Sr High School Industrial Education Shop  
           
CRITERIA: Mill City Municipal Code (MCMC) – Title 17 – Zoning  

• Chapter 17.20 Central Commercial Zone (CC) 
o Section 17.20.020 Uses  
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o Section 17.20.025 Uses Permitted Subject to Site Plan Review 
o Section 17.20.040 Lot Size and Width 
o Section 17.20.050 Height Requirements 
o Section 17.20.060 Yard Requirements 

• Chapter 17.44 Supplementary Provisions 
o Section 17.44.060 Off-Street Parking Requirements 

• Chapter 17.76 Site Plan Review 
o Section 17.76.030 Criteria for Review of a Site Plan 
o Section 17.76.040 Conditions 
o Section 17.76.050 Time Limit on Approved Site Plan 
o Section 17.76.060 Certificate of Occupancy 

 
I. Applicant’s Proposal    
 
On June 28, 2022 the City received a land use application from the Santiam Canyon School District 
requesting the City approve a site plan for the construction of a 3,456 square foot (72’ x 48’) industrial 
education shop building on the Santiam Jr/Sr High School campus at 252 SW 4th Avenue in Mill City. The 
project site is located in the Central Commercial (CC) zone, which permits construction of new school 
buildings and facilities, subject to a site plan review.  Figure 1 shows the project site and proximity to the 
Santiam Jr./Sr. High School site.  Figure 2 is the proposed site plan for the new shop building. 

Figure 1 
Project Site – Santiam Schools, SW Evergreen Street, Mill City 
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Figure 2 
Proposed Site Plan – Industrial Education Shop Building 

 252 SW 4th Avenue, Mill City, Oregon 
 

 
 

  

II. BACKGROUND INFORMATION 

A. Pre-Application Information and Application Submittals:    

In June 2022, the school district’s staff submitted building plans for construction of a 3,456 square foot 
(48’ x 72’) industrial education shop building on a 0.23-acre parcel at the northeast corner of SW 4th 
Avenue and SW Cedar Street in Mill City. Because the building is larger than 1,000 square feet in size, a 
site plan review and approval by the Mill City Planning Commission is required. The site plan application 
was filed on June 28, 2022.   

B. Application, Land Use Procedure and Review Requirements:   

Chapter 17.64 of the Mill City Municipal Code (MCMC) outlines the application, notice, review and 
decision process for land use applications.  A site review for a public school requires a quasi-judicial 
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review process with a public hearing before the Mill City Planning Commission.   

The Mill City Planning Commission will hold a public hearing on September 2, 2022. At the conclusion of 
the hearing, the Planning Commission will deliberate and make a decision to approve or deny the 
proposal.  The City Council must review the Planning Commission’s decision before it becomes final.  
The City Council may call the application up for a public hearing and further City Council review. 

The Planning Commission must make a decision within 120 days of the date the application was deemed 
complete on July 15, 2022. The City’s final decision must be made by November 13, 2022 to comply with 
the “120 Day Rule”. 

C. Burden of Proof:   

The Planning Commission will make its decision based on the criteria found in the Mill City Zoning Code, 
Chapters 17.20 and 17.76.  The Searchable City Code can be viewed under “Documents” at the City of 
Mill City website: http://www.ci.mill-city.or.us/ . 

The burden of proof is on the applicant to present the application to the Planning Commission and to 
present information which shows that the application meets the criteria for approval.  

D. Public Hearing and Notices of Public Hearing: 

A public hearing will be held before the Planning Commission on Friday, September 2, 2022 as part of a 
special Planning Commission meeting that begins at 8:30 a.m. at the City Hall, 444 South First Avenue in 
Mill City, Oregon. Notice of any public hearings must be provided to affected governmental agencies, 
adjacent property owners and published in a newspaper of general circulation in the community.   

• Agency Notice:  Notice was emailed to affected agencies during the week of July 26, 2022. 
• Newspaper Notice:  Notice was published in the Canyon Weekly on August 12, 2022. 
• Property Owner Notices: Notice was mailed to property owners within 200’ of the property 

more than 20 days prior to the public hearing.  

E. Existing Conditions: 

The proposed industrial education shop building will be located northwest of the Santiam Jr/Sr High 
campus at 252 SW 4th Avenue. The front of the building will face SW 4th Avenue. The lot is a 10,000 square 
foot parcel (0.23-acres) at the NE corner of SW 4th & SW Cedar St.  The property is a flat parcel.  Figure 
3 is an aerial view showing adjacent properties and uses. 

  Adjacent uses are: 

 EAST:  Former Mill City Christian Church building (319 SW Cedar St) & Santiam Pre-
School classroom (251 SW 3rd Avenue). This half-block and buildings are 
owned by the Santiam Canyon School District.   

 SOUTH:  Santiam Jr/Sr High School main campus at 300 SW Cedar Street. 

 WEST:  Single-family homes (2 homes) at 410 SW Broadway Street and 431 SW Cedar 
Street.  

 NORTH:  A single-family home at 380 SW Broadway St. (corner lot @ 4th) and 
commercial buildings at 360 SW. Broadway.  The rear and side yards abut 
the building site. 
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Figure 3 
Aerial Photo showing existing Santiam Jr/Sr High School & Proposed Shop Location 

 252 SW 4th Avenue, Mill City, Oregon 
 

 
 

F. Streets and Sidewalks: 

SW Cedar Street is a local city-maintained street. SW Cedar St. was widened (38'+/-) as part of the 
school district’s development of the Jr/Sr High campus project in 2020.  However, there are no curbs 
or sidewalks on the north side of SW Cedar Street in the block between SW 3rd & SW 4th. 

SW 4th Avenue is a local city-maintained street.  SW 4th Avenue is a 22’-wide street between SW 
Cedar Street and SW Broadway Street. There are no curbs or sidewalks on the east side of SW 4th 
Street in the 1-block section between SW Cedar & SW 4th.    

The City engineer and staff have worked together to develop a long-term plan for street 
improvements on all streets serving the Santiam schools campuses.  
 
Future Improvements & Safe Routes to School (SRTS Grant):  The City of Mill City applied for a SRTS 
grant in July 2022 to reconstruct sidewalks on this block. If funded the sidewalks will be designed in 
2023 and constructed in 2023-2024. Figure 4 shows the recommended curb and sidewalk 
improvements on SW Cedar St. and SW 4th Avenue. 
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If the SRTS grant is not approved, the City Planner recommends a condition of approval that the SCSD 
execute a deferral/non-remonstrance agreement with the City of Mill City that will stipulate the SCSD 
will construct curbs and sidewalks for this parcel within 5 years of the date of the planning commission 
approves the site plan for the new industrial education shop building. 

 
Figure 4 

Safe Routes to School Plan 
Sidewalks Next to the Proposed Industrial Education Shop Building 

 252 SW 4th Avenue, Mill City, Oregon 
 

 
 

G. Storm Drainage Facilities: 
 

 The City Engineer, Linn County Road Department and the school district’s consulting engineer Charles 
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Fisher, Locke Engineering, have worked together to plan, design and construct storm drainage 
facilities for the streets surrounding the Santiam school campuses. New storm sewers were 
constructed in SW Cedar and SW 4th Avenue in 2020.  When curbs are installed on SW Cedar Street 
(3rd-4th) and SW 4th Avenue (Cedar to Broadway), additional inlets and catch basins will be required as 
part of the street improvement project.  These will connect to the existing storm sewers.   

  
 On--Site Storm Drainage Facilities: There are no on-site storm drainage facilities. The School District 

will be required to submit a plan to install an on-site storm drainage infiltration trench or rain garden 
to handle the storm runoff from the roof gutters.   

 
Figure 5 

Utilities Plan – Industrial Education Shop Building 
 252 SW 4th Avenue, Mill City, Oregon 

 

 
 

H. Utilities:  

Here is a brief summary of the existing utilities near the project site.     

Mill City Planning Commission Meeting Packet 
September 2, 2022 Page 49



File 2022-05  P a g e  | 8 
Site Plan Review – Santiam Jr/Sr High School Industrial Education Shop Building 
September 2, 2022 Planning Commission Hearing 

1. Water:   6” water main in SW 4th Avenue (SW Broadway to SW Cedar St.) with a fire hydrant 
at the southwest corner of SW 4th & SW Cedar St. intersection. The parcel has an 
existing water service. No water improvements are proposed or required.   

2. Sewer:   The parcel has a sewer interceptor tank that is connected to the 4” sewer line in the 
alley between the parcel and the Mill City Christian Church.  Public Works Supervisor 
Russ Foltz indicates the existing interceptor tank and sewer lateral serve the school 
district’s property and the home at 380 SW Broadway St. (See Figure 4).  The existing 
interceptor tank can be used for the new building.  Public works may require the 
installation of a new tank lid.  No other sewer improvements are proposed or 
required. 

3. Private Utilities:  Overhead electrical and telecommunication utilities are available to the site. 
 

I. Agency Comments and Public Testimony:   

1. Agency Comments.    Agency comments were solicited from the following agencies:  Pacific 
Power, NW Natural Gas, Ziply Fiber, WAVE Broadband and the Mill City Rural Fire District.  
Responses were requested back by August 3, 2022.    

o Mill City Rural Fire Protection District:  On August 8, 2022, Fire Chief Leland Ohrt sent the 
following response:  
“With a hydrant right across the street, there is no water supply issue, but access according to the drawings 
will need to be addressed.  We request the school relocate the fence on the south side of the newly 
proposed shop building located at SW Cedar & SW 4th streets to be attached to the corners of the building 
instead of leaving a 1’ gap between the fence and the side of the building.  This will eliminate the 
possibility of unmanaged vegetation growth and potential fire hazard during the summer months.  We 
will also need approved gates installed at the SW corner and NE corner of the proposed building for 
firefighting operations.  We will also need to review the architectural/engineering plans when provided 
to provide further comments, if necessary. It will depend on exactly what is going to be done in this building 
to make further comments.”    

Any other agency comments received prior to/during the hearing will be made part of the record.  

2. Public Testimony.  The City sent notices of the public hearing to surrounding property owners.  
As of August 20, 2022, the City had not received any written testimony.  Written testimony 
received prior to or during the public hearing will be made a part of the record.   

 

III. FINDINGS 
The application was reviewed to determine whether the proposal complies with the applicable standards 
and criteria in Title 17-Zoning of the Mill City Municipal Code.    

A. Chapter 17.20 – Central Commercial (CC) District 
The following standards in the Central Commercial (CC) zoning district apply to this proposal.   

17.20.020   Permitted Uses.   Schools are allowed as an outright permitted use. 

17.20.025   Site Plan Review.  New construction of any building 1000 sq. ft. or larger requires a 
site plan review and approval by the Mill City Planning Commission. The site plan 
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must comply with standards in Chapter 17.76. 

17.20.040  Lot Size and Width.  There are no minimum lot size and width requirements in the 
CC zone. 

17.20.050  Height. In a CC zone, the building cannot exceed 35’ tall (3-stories).  The new shop 
building will be less than 25‘ high at the peak. 

17.20.060  Yard Requirements. In the CC zone, there are no minimum setback requirements. 
However, since the building will be set back from the street, a 20’ vision clearance 
triangle is required at the corner of SW 4th and SW Cedar St.  The proposed site plan 
shows a 6’ fence within the clear vision area.   

   The site plan must be revised to eliminate the fence within the clear vision area and 
to provide landscaping in the clear vision area, as shown on Figure 5 (See page 6).   
Landscaping and fencing installed within the clear vision area may not exceed 30” in 
height.  

FINDINGS and CONCLUSIONS:  The City Planner reviewed the site plans for compliance with the 
basic requirements in the Central Commercial zone as summarized above.  A 20’ clear vision triangle 
must be maintained; revisions to the site plan are shown on Figure 5. The proposed shop building 
complies with the use, lot size, height and yard requirements in Chapter 17.20 and can comply with the 
clear vision requirements, if the fencing locations are modified as shown on Figure 5.   
 

B. Chapter 17.44 – Supplementary Provisions & Parking 
The following sections in Chapter 17.44 apply to this proposal.   

17.44.040   Sign Requirements.  No new signs are proposed.  

17.44.060  Off-Street Parking Requirements. Off-street parking is required for the construction 
or expansion of a school facility. The new industrial education shop building requires 
7 parking spaces: 1 space for 2 employees, plus 1 space per 600 sf of building space.   

  As part of the City approval of the site plans for the Santiam Jr/Sr High and Santiam 
Elementary construction projects (File 2019-19), the City approved use of both on-
site and on-street parking to meet the City’s minimum parking requirements.    

  Table 2 summarizes the campus parking requirements and the number of off-street 
and on-street parking spaces that are currently available. The District constructed a 
new parking lot in Summer 2022 with 44 additional off-street parking spaces. 

Table 2 
Santiam Canyon School District – Campus Parking Requirements  

Facility & Parking Location Required 
Parking Spaces  

Existing  
Parking 
Spaces 

(on school sites) 

Use of Existing  
Parking 

Spaces - striped 
(on street) 

Total 
Parking Spaces 

Provided 

Industrial Education Shop 7 0 None counted 0 

Pre-School Building 8 4  None counted 4 
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Facility & Parking Location Required 
Parking Spaces  

Existing  
Parking 
Spaces 

(on school sites) 

Use of Existing  
Parking 

Spaces - striped 
(on street) 

Total 
Parking Spaces 

Provided 

Elementary School 30 79 None counted 79 

Jr./Sr. High School 164 108 See below 108 

 Evergreen (Head-In)  28   

 Jr/Sr High Gym Lot  16   

 Jr/Sr High Office Lot  14   

 SW 2nd & Evergreen Lot  44   

 SW Cedar (East)  6   

On-Street Parking   44 44 

 SW 4th (east-side)   14  

 SW 2nd (both sides)   24  

 SW Cedar (office)    6  

Total # of Parking Spaces  209 191 44 235 

 
  The School District has provided an adequate number of parking spaces for the school 

campus buildings and facilities, including the new industrial education building, as 
shown in Table 2.   

17.44.090 Exterior Lighting.  No exterior lighting is shown on the site plan. Exterior lighting 
for uses in a commercial zone shall be located in such a manner so as not to face 
directly, shine or reflect glare onto an adjacent street or property.  

FINDINGS and CONCLUSION:  New school buildings must comply with applicable supplementary 
provisions in Chapter 17.44.   

• Parking:  The construction of the new parking lot at SW 2nd & SW Evergreen Street added 44 new 
parking spaces for the Jr/Sr High School campus.  As shown in Table 2 above, the proposal 
complies with Section 17.44.060 “Off-street Parking”.   

• Lighting:  No exterior lights are shown on the site plan or building plan.  The City Planner 
recommends a condition of approval that all new exterior lights be identical to the exterior lights 
installed on the new Jr/Sr High classroom buildings, as listed on Sheet Electrical Sheet E-0.30, 
Construction Plans for the Santiam Jr/Sr High project.  The proposal can comply with Section 
17.44.090 “Exterior Lighting”. 

C. Chapter 17.76 – Site Plan Review Standards 
Chapter 17.76 establishes site plan review standards for new construction.  The following sections of 
Chapter 17.76 to this proposal.  

 17.76.010   Site Plan Application and Submittal Requirements.  Chris Lindemann, SCSD 
Representative, met several times with City Recorder Stacie Cook prior to submittal of the 
application.  A site plan application was submitted to the City on June 28, 2022.  The application 
was deemed complete on July 15, 2022.  
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 17.76.030   Criteria for Review of a Site Plan.  A decision to approve or deny a site plan shall be 
based on the following criteria: 

A. The existence of or ability to provide adequate utilities including water, sewer, surface water 
drainage, power and communications, including easements, to properly serve development 
on the subject property in accordance with city public works standards.  

B. Provision of safe and efficient internal traffic circulation, including pedestrian and motor 
vehicle traffic, and provision for safe access to and from the property to adjacent pubic 
streets.  

C. Provision of necessary improvements to local streets, including the dedication of additional 
right-of-way to the city and/or the improvement of traffic facilities to accommodate access for 
emergency vehicles and the additional traffic load generated by the proposed development of 
the site.  

D. Provision of on-site parking areas and adequate loading/unloading areas for the proposed 
uses and in compliance with Sections 17.44.060 to 5.230 of this ordinance.  The parking area 
shall be designed to facilitate the safe movement of traffic and pedestrians and minimize 
traffic congestion.  

E. The design and placement on the site of buildings and other structural improvements shall 
provide compatibility in size, scale, and intensity of use between the proposed development 
and similar development on neighboring properties.  The location, appearance and size of the 
proposed buildings shall be designed to properly serve anticipated users of the proposed 
improvements.  

F. Provision of landscaping of the site including the planting of trees, street trees, shrubs, and 
groundcovers so that the landscaping presents an attractive interface with adjacent 
residential properties.  

G. Provision of visual or physical barriers around the property including the provision of site 
obscuring fencing or vegetative screening between a commercial and/or public use and 
adjacent residential properties.  

H. Lighting sufficient to satisfy the intended use of the property but designed in such a manner 
as to not present an adverse impact (as measured by excessive brightness or glare) upon 
adjacent land uses or traffic movements.  

I. The use is in compliance with the other development standards which are specified by Mill 
City Zoning Code or public works design and construction specifications. 

FINDINGS and CONCLUSION:  The City reviewed the applicant’s submittals for compliance with the 
criteria in Section 17.76.030.    

CRITERIA A: Ability to Provide Public and Private Utilities 

Section II-G and II-H of this report (pp. 6-7) review existing utilities on the Santiam Elementary campus.  

• Water:  Existing water mains and hydrants are adequate to serve the new industrial education 
shop building. A water meter is at the site. No public water system improvements are 
proposed or required. 

• Sewer:  The building sewer for the new building will use the existing interceptor tank on the 
property. If the building footprint extends over the tank, it will need to be removed 
and a new interceptor tank installed. The public works department may require 
replacement of the existing tank lid with a traffic-rated lid.    

• Drainage: New storm sewers were installed in SW Cedar and SW 4th Avenue as part of the school 
improvement projects in 2020-2021. The building plans do not show connection to 
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the new storm drainage system or provision of an on-site rain garden or infiltration 
trench.  

• Private Utilities:  Private utilities are located in SW Cedar St. and the alley and will be connected 
to the new building. 

Conclusion:  Private utilities are available.  Water, sanitary sewer and storm drainage facilities are 
available to serve the industrial education shop building with connections at the existing meter box 
and interceptor tank.   

In order to manage storm drainage runoff from the new building, the School District will install an on-
site rain garden or infiltration trench prior to issuance of a certificate of occupancy.  

The proposal complies with Criteria “A”.  

CRITERIA B: Provision of Safe Internal Traffic Circulation and Pedestrian Pathways 

1. Traffic Circulation: The industrial education shop building includes a new driveway on SW 4th Avenue 
with access to a bay door into the building.  The fire district recommended changes to the fencing 
plan to improve fire safety and ensure access to the building.  

2. Pedestrian Access:  The building should be accessible to for students walking to/from the shop 
building from the Jr/Sr High campus.  Figure 5 (See page 7) shows a new concrete sidewalk is 
proposed to connect to SW Cedar Street to provide ADA access to the building. The final building 
plan shall show the location of an ADA accessible walk from the nearest exit door to the play shed 
slab.  

Conclusion:  There is parking areas proposed. Vehicular access is via a 20’-wide driveway from SW 4th 
Avenue to the bay door.  Pedestrian/student access is not shown on the site plan.  The City Planner 
recommends a condition of approval to construct a 6’ wide ADA accessible pedestrian PCC sidewalk from 
the front entry door to SW Cedar Street.  The proposal can comply with Criteria “B”.   

CRITERIA C: Street Improvements and Right-of-Way Dedication 

The addition of industrial education building triggers street improvement requirements for the project 
site.  Section II-F of this report (pp. 5-7) reviews existing street conditions on SW 4th and SW Cedar Street.  
Existing streets have a 60’-wide ROW; no ROW dedication is required. School Superintendent Todd Miller 
has requested the City defer street improvements pending a ODOT’s decision on the City’s SRTS grant 
application.  If the SRTS grant is approved, the City will design & construct the street, curbs, gutters and 
sidewalk improvements in 2023-2024.    

Conclusion:  If the SRTS grant is not approved, the City Planner recommends a condition of approval that 
the SCSD execute a deferral/non-remonstrance agreement with the City of Mill City to stipulate the SCSD 
will construct curbs, sidewalks and storm drainage frontage improvements on SW 4th Avenue and SW 
Cedar Street within 5 years of the date of the planning commission approves the site plan for the new 
industrial education shop building. 
 
The proposal can comply with Criteria “C”. 
 

Mill City Planning Commission Meeting Packet 
September 2, 2022 Page 54



File 2022-05  P a g e  | 13 
Site Plan Review – Santiam Jr/Sr High School Industrial Education Shop Building 
September 2, 2022 Planning Commission Hearing 

CRITERIA D: Parking and Loading Requirements 

Parking requirements are reviewed above in Section II-B, 17.44.060 (pp. 9-10).  Table 2 shows the District 
has provided the minimum # of parking spaces for the Santiam Jr/Sr High campus.  No additional parking 
spaces are required.  The proposal complies with Criteria D. 
 
CRITERIA E: Building Size and Type are Compatible  

The Central Commercial (CC) zone allows school facilities as outright permitted uses. The site is currently 
vacant.  The District submitted engineered plans for the industrial education building (Exhibit B).    

 
Conclusion: The new play shed is a pole barn building with metal siding & roofing, placed on a concrete 
slab. The front of the building facing SW 4th Avenue has a man door and a garage door.  The building will 
be approximately 25’ tall. 
 
The City Planner recommends the District use two-colors on the metal siding facing SW Cedar St. and SW 
4th Avenue so that the color-scheme is similar to Building “A” at the Santiam Jr/Sr High.  The proposal 
can comply with Criteria E. 
 
CRITERIA F: Landscaping Plan 
CRITERIA G: Fencing and Buffering Plan 
CRITERIA H: Lighting  
 
The School District submitted a site plan showing a proposed 6’ chain link fence around the site.  The 
District did not submit a landscaping or lighting plan.  

The City Planner and Fire Chief recommend several modifications to the fencing plan to improve safety, 
fire access and to provide a clear vision area and landscaping in the side yard facing SW Cedar Street.  
See Figure 5 (page 7).   

Criteria H requires the School District to design exterior lighting (building security lights) that will not 
create an adverse impact on adjacent properties, uses or traffic movements.  Lighting shall be “dark sky” 
fixtures that direct light downward.  In the event installed lighting creates a hazard or a nuisance, the 
School District shall modify or adjust the lighting to correct the hazard or nuisance. 
 
Conclusion:  The proposal does not adequate address Criteria F, G and H.   

 F. Landscaping Plan.  No landscaping plan was submitted.  A landscaping plan shall be submitted 
and approved by the City Recorder prior to the issuance of building permit.   

 G. Fencing Plan.  The fencing location shall be modified as shown on Figure 5.  Fencing shall be 
installed prior to the issuance of a certificate of occupancy. 

 H. Lighting: No exterior lights are shown on the site plan or building plan.  The City Planner 
recommends a condition of approval that proposed exterior lights be shown on the building plans 
and that all exterior lights be identical to the exterior lights installed on the new Jr/Sr High 
classroom buildings, as listed on Sheet Electrical Sheet E-0.30, Construction Plans for the Santiam 
Jr/Sr High project.   

The City Planner concludes the proposal can comply with Criteria F, G and H, upon compliance with the 

Mill City Planning Commission Meeting Packet 
September 2, 2022 Page 55



File 2022-05  P a g e  | 14 
Site Plan Review – Santiam Jr/Sr High School Industrial Education Shop Building 
September 2, 2022 Planning Commission Hearing 

recommended conditions of approval. 

CRITERIA I: Compliance with Zoning Requirements and Public Works Design Standards 

Basic zoning requirements are reviewed above in Section II-A (page 6) and Section II-B (page 7) of this 
report.   
Public works design standards do not apply to the shop building construction, but do apply to sewer and 
storm drainage facilities.  Two conditions of approval are recommended: 
 

1. Sewer:  The building shall be connected to the shared interceptor tank.  The Public Works 
Supervisor may require installation of a traffic rated lid on the existing tank. 

 
2. Storm Drainage:  The School District shall install an on-site detention/retention system for roof 

drainage, such as a rain garden or an infiltration trench.  Plans shall be submitted for approval 
with the building permit application. 

  
Conclusion:  The proposal can comply with Criteria I, subject to compliance with the conditions of 
approval. 
 

IV. CITY PLANNER CONCLUSION AND RECOMMENDATION 

FILE 2022-05 - SITE PLAN APPROVAL SANTIAM JR/SR HIGH SCHOOL INDUSTRIAL 
EDUCATION SHOP BUILDING    
 
Based on the findings contained in this report, the City’s Planning Consultant concludes the construction 
of a 3,456 square foot industrial education building at 252 SW 4th Street is an outright permit use in the 
Central Commercial zone and can comply with the site plan review standards in Chapter 17.76.   
 
The Planning Consultant recommends approval of the industrial education building for the Santiam 
Canyon School District subject to the following conditions of approval:  
   
Conditions of Approval:  

 
1. Santiam Jr/Sr High School Industrial Education Shop Building Site Plan Approval:  The 

Santiam Jr/Sr High School Industrial Education Shop Building site plan (Figure 5) and construction 
plans (Exhibit B) are hereby approved.    

2. Final Site Plan and Building Permits:  Prior to the issuance of a building permit, the School 
District shall submit a final site plan for review and approval by the City Recorder, that includes 
the following modifications: 

a. Fencing:  Show changes to the fencing as shown on Figure 5. Chain link fencing shall match 
the black chain link fencing at the Santiam Jr/Sr High campus. 

b. Landscaping Plan: On the site plan or a separate plan sheet, show proposed landscaping.  
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At minimum, show landscaping or lawn areas adjacent to SW Cedar Street and SW 4th Street, 
outside the fenced area. The landscaping in these areas should be compatible with landscaping 
at the Santiam Jr/Sr High campus. If landscaping is proposed within the fenced area, identify 
plants, trees, shrubs and ground cover to be installed. 

c. Clear Vision Area.  Provide a clear vision area at the SW 4th and SW Cedar intersection and 
all street/alley intersection per PWDS Section 2.22.  Groundcover and shrubs within the clear 
vision area shall not exceed 2-½’ in height. 

d. Sewer:  Show existing sewer lines, cleanouts, interceptor tank location, building sewer line 
from the tank to 380 SW Broadway and the proposed building sewer from the tank to the 
industrial education building. 

e. Storm Drainage Rain Garden or Infiltration Area:  Show the location of a storm drainage rain 
garden or infiltration trench to collect roof runoff from the building.  Provide a plan sheet for 
the proposed storm drainage facility. 

f. ADA Accessible Sidewalk from Front Entry door to SW Cedar St.: Show a 6’ wide ADA 
compliant PCC walkway. 

g. Exterior Building Lighting:  Show the location, type and style of all new exterior building 
lights to be installed.  Exterior lights shall be identical to the exterior lights installed on the 
new Jr/Sr High classroom buildings, as listed on Sheet Electrical Sheet E-0.30, Construction 
Plans for the Santiam Jr/Sr High project.   

All exterior lights shall be “dark-sky” lighting, with hoods to direct light downward in such a 
manner that lighting will not face directly, shine or reflect glare onto an adjacent street or 
property.  In the event installed lighting creates a hazard or a nuisance, the applicant shall 
modify or adjust the lighting to correct the hazard or nuisance, within sixty (60) days after 
receiving written notice from the City of Mill City. 

3. Expiration Date:  The site plan approval will expire on September 30, 2023.  The School District 
may request a one-year extensions of the plan approval.  

4. Building Permits and Certificate of Occupancy.   

a. Building Permits may be obtained from the City of Mill City. All fees and charges must be 
paid prior to the issuance of each building permit, including any Systems Development Charges 
due to the City. 

b. No building permits will be issued until the following items are completed: 

(1) Final Site Plan Submittal & Approval by the City Recorder [Condition 2 above]. 

(2) Non-Remonstrance Agreement for SW 4th Street and SW Cedar Street improvements 
[Condition PW-4 below]. 

c. Completion of Landscaping.  Landscaping, as shown on the approved landscaping plan, shall 
be installed within six months of the issuance of a certificate of occupancy.   
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5. Public Works Requirements:  The applicant shall complete the following public improvements 
prior to the issuance of a certificate of occupancy, unless otherwise specified.  Improvements will 
be designed and installed in accordance with the City of Mill City Public Works Design Standards 
and Construction Specifications.  

 

 Water Improvements and Water Services: 

 PW-1 Water Service and Backflow Prevention. The existing meter may be used.  If an irrigation 
system is installed, the applicant shall obtain required permits and install a backflow 
prevention device. 

 Sewer: 

 PW-2  Sewer:  The Public Works Supervisor will inspect the site and may require installation of 
additional cleanouts and/or a traffic rated lid on top of the existing interceptor tank. 

 Streets: 

 PW-3 SW 4th Avenue Driveway Approach Improvements:  The property owner will construct 
the driveway approach per PWDS Standard Drawing X-1. 

 PW-4 SW 4th Avenue and SW Cedar Street Non-Remonstrance Agreement:  Execute and record 
a Deferral and Non-Remonstrance Agreement for future street, storm drainage, curb, gutter 
and sidewalk improvements.  The agreement shall stipulate that the street improvements 
will be designed and constructed by the City of Mill City, if an ODOT Safe Routes to 
School grant is approved or will be designed and constructed by the Santiam Canyon 
School District prior to December 31, 2027, whichever comes first.   

  Recording of the agreement may be delayed until ODOT makes a decision on the City of 
Mill City’s 2022 SRTS grant application.  If the SRTS grant is approved, this condition 
of approval may be waived by the City. 

 Private Utilities: 

 PW-5  New private utilities shall be extended from existing electrical power and 
telecommunications poles. 

 

V. PLANNING COMMISSION OPTIONS 
A. Approval and adoption of the proposed findings and the recommended conditions of approval for 

File 2022-05 – Santiam Canyon School District Industrial Education Building.  

B. Approval and adoption of amended findings and conditions of approval to reflect the Planning 
Commission deliberations. 

C. Denial of the applications and to direct the City Planning Consultant to modify the findings to 
reflect the Planning Commission’s deliberations that the proposal does not meet the applicable 
approval criteria.   
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D. Continue the deliberation to a date and time certain, if additional information is needed to
determine whether applicable standards and criteria are addressed.

VI. MOTIONS

File 2022-05 Santiam Canyon School District Industrial Education Building Site Plan

Approval:  To approve the application of Santiam Canyon School District for a new 
Industrial Education Building at 252 SW 4th Avenue in Mill City and adopt 
the findings of fact, conclusions and conditions of approval for File No. 
2022-05. 

Approval (modified): To approve the application of Santiam Canyon School District for a new 
Industrial Education Building at 252 SW 4th Avenue in Mill City and to direct 
the staff to amend the findings of fact and conclusions to reflect the 
Planning Commission’s deliberations and to adopt the modified conditions 
of approval for File No. 2022-05.  

Continue:  To continue deliberations to the next meeting of the Planning Commission 
on (insert DATE and TIME). 

Denial: To deny the application because the applicant has not demonstrated the 
proposal complies with all of the Mill City Zoning Code criteria and to direct 
the staff to modify the findings and prepare a final order to reflect the 
Planning Commission’s deliberations and conclusions.  

VII. FINAL ORDER AND NOTICE OF DECISION
A written NOTICE OF DECISION will be issued to the applicant and all participants of record within five (5) 
business days of the Planning Commission’s decision.  The City Council will review the Planning 
Commission decision at its next regularly scheduled City Council meeting and may elect to call a public 
hearing to consider the proposal.  If the Council calls for a public hearing, then the Council will make the 
final decision.  If the City Council does not call for a public hearing, the planning commission is final and 
takes effect at the end of the appeal period. 

VIII. APPEAL PERIOD
Any person aggrieved by the Planning Commission decision may appeal the decision to the City Council 
by filing a written appeal with the City of Mill City within fifteen (15) calendar days of the date the Notice 
of Decision is mailed by the City.  

IX. BURDEN OF PROOF
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The burden of proof is on the applicant to present the applications to the Planning Commission and to 
present information which shows that the application meets the criteria for approval listed in the City 
of Mill City Municipal Code.  
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Figure 5 
Industrial Education Shop Building 

252 SW 4th Avenue, Mill City, Oregon 
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