
 

 

The meeting location is accessible to pesons with disabilities. A request for an interpreter for the hearing impaired of other 
accommodations for persons with disabilities must be made at least 48 hours before the meeting to City Clerk Sam Dragt 
at 541-937-2157. 

Planning Commission 
Regular Meeting Agenda 

Wednesday, July 22, 2026 at 6:00 p.m. 
 

Lowell Rural Fire Protection District, Fire Station 1 
389 North Pioneer Street 

Lowell, OR 97452 
 
Members of the public are encouraged to provide comment or testimony through the  
following: 
 Joining by phone, tablet, or personal computer. For details, click on the event at  

Lowelloregon.gov 
 Submitting written comments by mail to PO Box 490, Lowell, OR 97452 or in person to Lowell 

City Hill located at 70 N. Pioneer St. 
 By email to:  admin@lowelloreogn.com 
 
Meeting Agenda 
 

1. Call to Order/Roll Call/Pledge of Allegiance 
Commissioners:     Kintzley ____ George_____ Petrie _____ Trimper______ Priser_______ 

 
2. Approval of Agenda 

 
3. Public Comment 

 
4. Meeting Minutes 

• November 5, 2025 Planning Commission Meeting Minutes 
 
New Business-Public Hearing 

5. Land Use File #2026 02, “A request for tentative partition to create 2-lots” – Discussion / 
Possible action 

a. The public hearing is now open at _____ (state time) 
b. Staff report – Associate Planner Henry Hearley, Lane Council of Governments 
c. Public comment 
d. Applicant Presentation 
e. The public hearing is now closed at _____ (state time) 
f. Planning Commission decision on Land Use File # LU 2026 02 

 
Other Business 
 
Adjourn 
 
 



 

Planning Commission 
Regular Meeting Minutes 

November 6, 2025 
 

The Lowell Planning Commission held a regular meeting on November 6, 2025. The meeting 
location was Lowell Rural Fire Protection District, Fire Station 1, 389 North Pioneer Street, 
Lowell, OR 97452. Suzanne Kintzley called the meeting to order at 6:11 pm. 
 
Planning Commissioners present:  
Chair Suzanne Kintzley, Bill George, John Petrie, Bill Priser 
 
Planning Commission absent: 
Rick Trimper 
 
Staff present:  
City Administrator Max Baker 
 
Approval of Agenda: Motion to approve the agenda as written was made by Commissioner 
Petrie, seconded by Commissioner George. Motion passed unanimously. 
 
Public Comment: None 
 
Meeting Minutes: Motion to approve September 3, 2025 Planning Commission Meeting 
Minutes was made by Commissioner Petrie and seconded by Commissioner Priser. Motion 
passed unanimously. 
 
New Business: Public Hearing  
Land Use File #2025 02, "Whipple Estates Tentative Subdivision." – Discussion / Possible 
Action 

a. The public hearing is now open at 6:16 PM 
The Chair opened the public hearing at 6:16 PM. Required statutory disclosures regarding 
impartiality, conflicts of interest, exparte contact, and site visits were read into the record. 
Commissioners Petrie and George disclosed that they had visited the site. No objections to 
jurisdiction or impartiality were raised. 

b. Staff report – Associate Planner Henry Hearley, Lane Council of Governments 
Associate Planner Henry Hearley of Lane Council of Governments presented the staff re-
port. He noted the hearing was a continuation of the October 1, 2025 meeting, which was 
canceled due to lack of quorum. One written public comment was received from Gary and 
Jane Reese on November 4, 2025, raising concerns regarding non-single-family housing 
types in Lowell; staff determined the comment did not substantially impact the applicable 
approval criteria. 

The application requests preliminary subdivision plat approval to create an 11-lot subdivi-
sion on a 2.12-acre R-3 zoned parcel (Map and Tax Lot 19-01-14-21, Lot 01600) owned by 
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Don Wilkinson. All proposed lots are 6,000 square feet and 50 feet wide. The subdivision 
requires no new streets, as existing access from surrounding streets is already in place. 
Utilities including water and sewer are available and have confirmed capacity to serve all 
lots. Required improvements include an 8-inch sewer line, a new fire hydrant, storm drain 
upgrades, and rain gardens at the rear of each lot to be maintained by future homeowners. 
Curb, gutter, and sidewalk improvements along North Highland and 4th Street frontages 
will be bonded and completed as development occurs. A 30-foot utility easement running 
through the rear of the property will also provide optional rear access to lots, consistent 
with existing alley arrangements in the city. The city engineer reviewed the preliminary 
plans and found them acceptable. Staff recommended approval subject to the findings and 
conditions contained in the staff report. 

 
Public Comment: There were no public comments received for this item, either in writing 
or from attendees at the meeting. 
 
Applicant Presentation:  
Civil Engineer Tony Favreau, representing the applicant, confirmed the accuracy of the staff report 
and offered to answer questions. Property owner Don Wilkinson was noted to be present in the au-
dience. In response to commissioner questions, it was clarified that the 30-foot rear easement could 
serve as optional alley-style access to lots, consistent with other alleys in Lowell, and that surface 
treatment of the easement would be determined during the engineering review. Rain gardens will 
be located within each lot's rear yard, outside the utility easement, and each homeowner will be re-
sponsible for their maintenance under a separate agreement. 

Commission discussion acknowledged that while the R-3 zoning permits various residential types 
including duplexes, any development on the individual lots would be required to meet all applicable 
code standards for setbacks, parking, and building type. Any variance requests would require a sep-
arate application and commission review. The commission expressed general enthusiasm for the 
project, noting it as appropriately scaled infill development with infrastructure largely already in 
place, and drew favorable comparisons to the previously successful Rockcrest Drive development. 

Commissioner Petrie raised a broader policy question regarding the accumulation of potential mul-
tifamily development in the city and suggested the commission consider a future review of zoning 
and planning implications. The Chair noted this would be a separate future discussion. 

The public hearing is now closed at 6:33 PM 
 
Planning Commission Decision on Land Use File # LU 2025 02 
Motion to approve the preliminary subdivision plat known as Whipple Estates, processed as Land 
Use File LU 2025-02, subject to the findings and conditions as contained in the staff report, was 
made by Commissioner Priser and seconded by Commissioner George. The motion carried unani-
mously. 

 
Other Business: There was no other business discussed. 
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Adjourn:  
Motion to adjourn the meeting was made by Commissioner Priser and seconded by Petrie. 
The motion carried unanimously. Meeting adjourned at 6:41PM 
 
 
 
 
 
 
 

APPROVED: 
 

   

Suzanne Kintzley, Chair   

 
ATTEST: 
 
 

  

Max Baker, City Administrator 
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LU 2026-02 TYJB LLC Planning Commission Staff Report for TYJB Partition 

 

Lowell Planning Commission Staff Report  
Assessor’s Map 19-01-14-24, Tax Lot 04500 

TYJB Tentative Partition Plat  
LU 2026 02  

Date of Report: July 16, 2026  
 

Referrals: Lane County Surveyor and Civil West Engineering  
   
Mailed Notice: June 12, 2026  
 
Staff Report Date: July 16, 2026  
 
Planning Commission  
Public Hearing: July 22, 2026  
 
BASIC DATA 
 
Application Request: Partition to create two parcels  
 
Agent:   Nickell Land Surveying & Planning, LLC.  
   33225 Craig Loop 
   Cottage Grove, OR 97424 
   541-968-2905 
   Nickell2u@msn.com  
 
Property Owner: TYJB, LLC 
   245 North Hyland Lane 
   Lowell, OR 97452 
   Zionbuilders.com 
    
Location: 245 North Hyland Lane 
    
Area:   11,438 square feet  
 
Plan Designation: DRD 
 
Zoning:  Downtown Residential District  
 
  

mailto:Nickell2u@msn.com
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LU 2026-02 TYJB LLC Planning Commission Staff Report for TYJB Partition 

I. Proposal. A two-parcel partition which splits the existing parcel into two new legal parcels. 
A sanitary sewer easement will be created on the west side of Parcel 1. Proposed Parcel 1 
will be 5,800 square feet. Proposed Parcel 2 will b 5,637 square feet. The minimum parcel 
size in the DRD zone is 4,000 square feet. The two proposed parcels exceed the minimum 
parcel size for the zone.  

 

 
Figure 1. Aerial photo of the subject property. Photo from RLID.org 
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Figure 2. Proposed tentative partition plat. Prepared by applicant’s surveyor.  

II. Approval Criteria. Section 9.201; Section 9.220-9.225; and Section 9.228  
 
Staff review of applicable criteria.   

 
LDC 9.204 Application Site Plan  

 
FINDING: The applicant has submitted the necessary information as required for an application site 
plan, and application narrative in order for staff to make findings on the proposal. The City Engineer 
requested to see additional information, but staff found the revised plat submitted to the City 
Administrator on June 8, 2026, sufficient to deem the application complete and process it. Staff note 
that this very property underwent Type II site plan review and was approved for a 10-unit residential 
development under LU 2024 05. Engineering review was conducted as part of the site plan review 
under LU 2024 05.  
 
LDC 9.220. Subdivision or Partition Tentative Plan  
 

(a) The Planning Commission shall have the authority to review and approve Land 
Partitions and Subdivisions pursuant to a Type III process 

 
FINDING: The requested land use action is a partition. In accordance with the LDC, the proposal 
will be reviewed by the Lowell Planning Commission at a public hearing. A duly noticed public 
hearing has been scheduled for July 22, 2026.  
 
LDC 9.221. Submission Requirements  

 
A land  divider shall prepare a Tentative  Plan together with improvement plans and other 
supplementary material as may be required to indicate the general idea and objectives of the 
project. The Applicant shall submit three copies of the Tentative Plan and supplementary data to 
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the City at the time of submittal of the application. The City may require additional copies to be 
submitted before review or hearing. 
 
FINDING: The applicant has submitted the necessary information in order for staff to make 
findings on the proposal. The application materials are included in this staff report as Exhibit A. 
Criterion met.   
 
LDC 9.223 General Information  
The following information shall be provided on all Tentative Plans:  
 

(a) All information required by ORS 92 for a Tentative Plan including, but not limited to, the 
following.  
 

(b) No Tentative Plan shall be approved which bears a name using a word which is the same 
as, similar to or pronounced the same as a word in the name of any other subdivision in 
the same county, except for the words "town," "city," "place," "court," "addition," or 
similar words, unless the land Platted is contiguous to and Platted by the same party that 
Platted the subdivision bearing that name or unless the party files and records the consent 
of the party that Platted the subdivision bearing that name. All Plats must continue the lot 
and block numbers of the Plat of the same name last filed.  

 
Subdivisions submitted for final approval shall not use block numbers or letters unless 
such subdivision is a continued phase of a previously recorded subdivision, bearing the 
same name, that has previously used block numbers or letters.  

 
(c) Date, northpoint, scale of drawing.  

 
(d) Appropriate identification clearly stating the map is a subdivision or partition Tentative 

Plan.  
 

(e) Location of the land division by section, township and range sufficient to define the 
location and boundaries of the proposed subdivision.  
 

(f) Names and addresses of the owner, applicant and surveyor.  
 

(g) The approximate acreage of the tract being subdivided or partitioned, and the size of 
proposed lots or parcels. 

 
FINDING: The applicant has submitted the necessary information as required for tentative partition 
plat requirements. Partitions do not receive names.   
 
LDC Section 9.224 Existing Conditions Information  

(a) The location, widths and names of both opened and unopened streets within or adjacent 
to the land division, together with easements, other rights-of-ways and other important 
locational information such as section lines, corners, city boundary line and 
monuments.  

 
(b) The location of all existing sewers, septic tanks and drain fields, water lines, storm 
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drains, culverts, ditches, and utilities, together with elevation data, on the site and on 
adjoining property or streets, if applicable.  

 
(c) The base data used to determine contours shall be clearly indicated and shall be 

compatible to City datum if bench marks are not adjacent. The following intervals are 
required:  

 
 Contour Intervals  Ground Slope  
 One Foot                Up to 10%  
 Five Foot                Over 10%  
 
(d) The location of at least one bench mark control point within the tract boundaries  
 
(e) The location and direction of all on-site and off-site drainage, drainage channels, water 

courses and the location of all areas subject to flooding.  
 
(f) Natural features such as rock outcroppings, wetlands, wooded areas and isolated 

preservable trees. Lands that are wholly or partially within areas identified as wetlands 
shall be clearly delineated for review and permit.  

 
(g) Existing uses on and adjacent to the property, including the location of all existing 

structures to remain on the property after the land division.  
 
(h) Zoning on and adjacent to the property to be divided.  

 
FINDING: The necessary existing conditions information is shown on the tentative partition plat. 
The subject property is presently bare and vacant. The subject property does have an approved site 
plan review for 10-unit residential development. To date, no development has occurred on the 
subject property.  
 
LCD 9.225 Proposed Plan Information.  

 
(a) A vicinity map clearly showing the relationship and connections of the proposed land 

division to surrounding developments, streets, storm drainage, sewer, septic tank and 
drainfield, water and utility services. 
 

FINDING: The tentative partition plat shows an 18” CCP drain line for ditch, a 5’ easement for 
sewer, and a sanitary sewer cleanout located 25’ north of the property. The subject property has 
double frontage on West Boundary Road and Hyland Lane. Access to any future residential 
development will be from Hyland Lane, per the approved plans for site plan review. No 
development is allowed by virtue of tentative approval of a partition plat. The development plans for 
the property underwent substantial review and are approved per the conditions. Finer details 
regarding actual site development are outlined in the approval for site plan review and have been 
reviewed and approved by the City already.  

 
(b) The location, width, name and approximate grade and curve radii of proposed street. 

The relationship of proposed streets to existing streets and any projected future streets 
shown on the Master Road Plan or other transportation planning document. Streets 
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proposed for public dedication and streets held for private use shall be clearly indicated 
and all reservations or restrictions relating to such private streets shall be included in 
the statements specified in Section 9.226. 
 

FINDING: The location, width, name and grade of West Boundary Road and Hyland Lane are 
shown on the tentative partition plat. Neither partition nor site development require any new streets 
to be created.  

 
(c) The location, width, and purpose of existing and proposed easements.  

 
FINDING:  The location, width, and purpose of proposed easements are shown on the tentative 
partition plat. The tentative plat does not show or list any existing easements.  
 

(d) The total acreage and the proposed land use for the land division including sites for 
special purposes or those allocated for public use.  

 
FINDING: The total area of the subject property is 11,438 square feet. Proposed Parcel 1 will be 
5,800 square feet. Proposed Parcel 2 will be 5,637 square feet. The tentative partition plat reflects 
this information.  
 

(e) The location and approximate location dimensions of lots or parcels and the proposed 
lot or parcel numbers. Where the property division results in any lots or parcels that 
are larger than 2 and one-half times the minimum lot size, the applicant shall provide a 
sketch plan showing how the parcels may be re-divided in the future to provide for at 
least 80% of maximum density within current minimum lot sizes, existing site 
constraints and requirements of this Code.  

 
FINDING: The total area of the subject property is 11,438 square feet. Proposed Parcel 1 will be 
5,800 square feet. Proposed Parcel 2 will be 5,637 square feet. The tentative partition plat reflects 
this information. Following partition, the subject property cannot partition again because a new 
legal lot would not be able to meet the minimum lot size requirement.  

 
(f) An outline of the areas proposed for partial recording of a final plat and a time schedule 
for additional platting if staged recording is proposed.  
 

FINDING: Staged platting is not proposed.  
 

(g) a general layout of all public utilities and facilities to be installed including provisions 
for connections and extensions beyond the proposed land division.  

 
FINDING: A general layout of all public utilities and facilities was included in the site plan review 
approval for a 10-unit housing development. The site plan review was approved under Land Use File 
LU 2024-05.  
 

(h) The proposed method of connection to all drainage channels located outside of the 
proposed land division and the proposed method of flood control (retention ponds, 
swales.) and contamination protection (settling basins, separators, etc.)  
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FINDING:  Method of drainage was included in the site plan review approval for a 10-unit housing 
development. The site plan review was approved under Land Use File LU 2024-05. Approval of a 
tentative partition plat does not create any impervious surfaces. Upon site development, drainage is 
addressed by a valley gutter running lengthwise along the center of the parking lot and a rain garden 
swale at the southeast corner of the subject property.  
 

(i) Identification of all proposed public dedications including streets, pedestrian or bike 
ways, parks, or open spaces. 

 
FINDING: No public dedications are proposed since the subject property does not require new 
streets to be built. The proposal does not include parks or open spaces for dedication. An existing 
city park is nearby.   
 

(j) Identification of any requirements for future streets and easements required for 
extension of public infrastructure beyond the development together with restrictions on 
building within those future streets and easements as well as future setback areas 
required by this Code.  

 
FINDING: No new streets are necessary for tentative partition. Easements are shown on the 
tentative partition plat. Future setbacks are shown on the tentative partition plat.  
 

(k) Identification and layout of all special improvements. Special improvements may 
include, but are not limited to, signs, lighting, benches, mailboxes, bus stops, 
greenways, bike or pedestrian paths.  

 
FINDING: Staff have not identified any special improvements for tentative approval.  

 
LDC 9.226 Accompanying Statements. The Tentative Plan shall be accompanied by written 
statements from the applicant giving essential information regarding the following matters:  

 
(a) Identify the adequacy and source of water supply including:  
 (1) Certification that water will be available to the lot line of each and every lot 

depicted on The Tentative Plan for a subdivision, or.  
 (2) A bond, contract or other assurance by the applicant that a public water supply 

system will be installed by or on behalf of the applicant to each and every lot depicted 
on the Tentative Plan.  

 
FINDING: The City Administrator and Public Works have confirmed that water supply can be 
made available to each proposed lot.  
 

(b) Identify the proposed method of sewage disposal including:  
 (1) Certification that a sewage disposal system will be available to the lot line of each 

and every lot depicted on the Tentative Plan for a subdivision, or.  
 (2) A bond, contract or other assurance by the applicant that a public water supply 

system will be installed by or on behalf of the applicant to each and every lot depicted 
on the Tentative Plan. 

 
FINDING: The City Administrator and Public Works have confirmed that sewer service can be 
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made available to each proposed lot.   
 

(c) Protective covenants, conditions and deed restrictions (CC&R’s) to be recorded, if any.  
 
FINDING: CC&Rs have not been proposed by the applicant.  

 
(d) Identify all proposed public dedications including streets, pedestrian or bike ways, 

parks or open space areas.  
 

(e) Identify all public improvements proposed to be installed, the approximate time 
installation is anticipated and the proposed method of financing.  Identify required 
improvements that are proposed to not be provided and the reason why they are not 
considered necessary for the proposed land division. 

 
FINDING: No street dedication is required, as the subject property abuts existing city rights-of-
way that will provide legal access. Frontage improvements will be constructed upon site 
development. Refer to the findings and conditions of LU 2024-05.  
 

(f) A statement that the declarations required by ORS 92.075 on the final plat can be 
achieved by the fee owner, vendor and/or the mortgage or trust deed holder of the 
property. 

 
FINDING: The property owner/applicant shall submit the final plat in accordance with ORS 92.075. 
A final plat will be prepared with a licensed surveyor in the state of Oregon and in conformance with 
ORS 92 requirements.  
 
LDC 9.227 Supplemental Information. Any of the following may be required by the City, in 
writing to the applicant, to supplement the Tentative Plan.   

 
(a) Approximate center line profiles with extensions for a reasonable distance beyond the 

limits of the proposed land division showing the finished grade of streets and the 
nature and extent of street construction.  

 
(b) A detailed plan of the domestic water supply lines and related water service facilities.  

 
(c) A detailed plan of the sewage disposal, storm water drainage and flood control, including 

profiles of drainage ways.  
 
(d) If lot areas are to be graded, a plan showing the nature of cuts and fill and information 

on the character of the soil.  
 

(d) Specifications and details of all proposed improvements.  
 
FINDING: Detailed development plans are approved as part of LU 2024-05 for a 10-unit residential 
development.  
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LDC 9.228 Decision Criteria. A Partition Tentative Plan may be approved by the Planning 
Commission pursuant to a Type III process. Approval shall be based upon compliance with the 
submittal requirements specified above and the following findings.   
 

(a) That the proposed land division complies with applicable provision of City Codes and 
Ordinances, including zoning district standards.  

 
FINDING: Proposed Parcel 1 and 2 both meet the minimum lot size requirement. Criterion met.  
 

(b) Where the property division results in any lots or parcels that are larger than 2 and 
one-half times the minimum lot size, the applicant shall provide a sketch plan showing 
how the parcels may be re-divided in the future to provide for at least 80% of maximum 
density within current minimum lot sizes, existing site constraints and requirements of 
this Code. 

 
FINDING: There are no lots involved in the subdivision that are 2.5 times the minimum lot size. 
Staff find this criterion does not apply. 
 

(c) The applicant has demonstrated that the proposed land division does not preclude 
development on properties in the vicinity to at least 80% of maximum density possible 
within current minimum lot sizes, existing site conditions and the requirements of this 
Code.  

 
FINDING: Since the proposed subdivision is a typical infill residential development and there is no 
vacant surrounding land to which it could connect, there is no further development that the proposed 
subdivision could preclude. 

 
(d) The proposed street plan: 
 

(1) Is in conformance with City standards and with the Master Road Plan or other 
transportation planning document. 
(2) Provides for adequate and safe traffic and pedestrian circulation both internally 
and in relation to the existing City street system.  
(3) Will not preclude the orderly extension of streets and utilities on undeveloped 
and underdeveloped portions of the subject property or on surrounding properties.  
 

FINDING: The proposed partition does not create any new streets. The subject property has 
adequate frontage onto a city right-of-way. Traffic and pedestrian circulation were reviewed as part 
of site plan review approval under LU 2024 05.  

 
(e) Adequate public facilities and services are available to the site, or if public 
services and facilities are not presently available, the applicant has demonstrated 
that the services and facilities will be available prior to need, by providing at least 
one of the following:  
 
(1) Prior written commitment of public funds by the appropriate public agency.  
 
(2) Prior acceptance by the appropriate public agency of a written commitment by 
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the applicant or other party to provide private services and facilities.  
 
(3) A written commitment by the applicant of other party to provide for offsetting all 
added public costs or early commitment of public funds made necessary by 
development, submitted on a form acceptable to the City. 

 
FINDING: Public facilities are available to the site. The provision of public facilities is included 
and discussed in the approved site plan for this site. Refer to LU 2024 05 for details regarding 
provision of public facilities. The property owners have also entered into an improvement 
agreement with the City regarding the construction of public facilities. Refer to Exhibit B.  
 
III. Recommendation.  
 
Staff recommend Planning Commission approve the tentative partition plat subject to a condition of 
approval that the final plat be prepared in accordance with ORS 92. A final plat is reviewed 
pursuant to Section 9.237.  
 
The Planning Commission may choose to adopt this staff report and the findings contained herein 
as the findings of fact supporting a decision to approve the application. In their motion, Planning 
Commission should make clear that they are adopting this staff report and these findings as the 
basis for their decision. Staff will prepare a final order/notice of decision for signature by the Chair. 
Planning Commission should declare that they authorize the Chair to sign the final order/notice of 
decision outside of a Planning Commission meeting if the final order/notice of decision 
substantially conforms to the adopted findings supporting a decision.  

 

IV. Exhibits.  

A – Application materials  

B – Improvement Agreement for LU 2024 05  
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