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PHILOMATH PLANNING COMMISSION 1 
MINUTES 2 

August 26, 2019 3 
 4 
 5 

1. CALL TO ORDER: Vice Chair Gibbs called the meeting to order at 6:00 pm. 6 
 7 

2. ROLL CALL:  8 
Present: Commissioners Gary Conner, Joseph Sullivan, Lori Gibbs, Steve Boggs, and 9 

Peggy Yoder.  10 
 11 
Staff: Chris Workman City Manager, Deputy City Attorney Amy Cook, and City 12 

Recorder Ruth Post. 13 
 14 
Excused: Commissioners Stein and Gay. 15 

 16 
3. APPROVAL OF MINUTES 17 
3.1 Minutes of July 15, 2019 –  18 
Page 7, Line 322: Commissioner Yoder requested addition of the word “just” to read “not 19 
just Philomath.”  20 
Commissioner Sullivan requested correction of the spelling of clientele in all occurrences; 21 
Page 4, Line 198: correct “tracts” to “tracks;” and Page 8, Line 397: correct “conquers” to 22 
“concurs.”  23 
 24 
MOTION: Commissioner Conner moved, Commissioner Boggs second, to approve the 25 
minutes of July 15, 2019, as amended. Motion APPROVED 5-0 (Yes: Boggs, Conner, 26 
Gibbs, Sullivan, and Yoder; No: None). 27 
 28 
3.2 Minutes of July 22, 2019 Work Session –  29 
 30 
MOTION: Commissioner Yoder moved, Commissioner Boggs second, to approve the 31 
minutes of July 22, 2019, work session as presented. Motion APPROVED 4-0 (Yes: Boggs, 32 
Conner, Gibbs and Yoder; No: None; Abstained: Sullivan). 33 
 34 
3.3 Minutes of July 29, 2019 –  35 
 36 
3.4 MOTION: Commissioner Yoder moved, Commissioner Conner second, to approve the 37 
minutes of July 29, 2019, as presented. Motion APPROVED 5-0 (Yes: Boggs, Conner, 38 
Gibbs, Sullivan and Yoder; No: None). 39 

 40 
4. DISCUSSION & DECISION 41 
4.1 File Number: PC19-02, PC19-03, PC19-04, PC19-05, PC19-06, PC19-07 42 
                    Applicant: Scott Lepman Company  43 
                    Application Type: 44 

• Master Plan (PC19-02) 45 
• Industrial Flex Space (PC19-03)  46 
• Indoor Storage/Outdoor Storage – Boat & RV (PC19-04) 47 
• RV Park (PC19-05) 48 
• Conditional Use Permit (PC19-06) 49 
• Lot Coverage Variance (PC19-07) 50 
• Location: 617 N 19th St., Assessor’s Map 12612, Tax Lot 100, 200 & 201 51 
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 52 
Mr. Workman summarized the staff recommendations for conditions of approval, including 53 
several new conditions added after the July 29 meeting. He stated that the applicant is aware of 54 
all of those conditions and has stated no issues with them. He reviewed the optional motions 55 
provided with several variations provided dependent upon the Commission’s decision. 56 
 57 
Commissioner Conner questioned the language of Conditions #7 and #8 regarding the 58 
accompanying applications for a variance and riparian setback requirements. Mr. Workman 59 
reviewed the options available. He summarized a minor or major modification application that 60 
might be required should the state or federal regulatory agencies make a decision impacting the 61 
riparian zone. There was discussion about the 0.3% variance.  62 
 63 
Commissioner Yoder questioned if all of the conditions of approval suggested in the applicant’s 64 
rebuttal are included or not in the staff recommended conditions. As an example, she gave the 65 
condition described on Page 27 of applicant’s rebuttal under Concern 28 Response for a 50% 66 
survival rate requirement for wetland plantings. There was discussion about the rebuttal and the 67 
potential conditions of approval described by the applicant in their responses. Mr. Workman 68 
stated that the applicant offered those conditions but staff was leaving those decisions up to the 69 
Planning Commission. 70 
 71 
Commissioner Yoder requested confirmation that the recreational vehicles (RV’s) at the RV park 72 
would be required to be 2005 model year or newer. Mr. Lepman confirmed that was correct.  73 
 74 
Commissioner Yoder requested additional information about the police calls at the Blue Ox 75 
Albany RV Park described on Rebuttal Page 10, Concern 7. Applicant’s Planner Candace 76 
Ribera summarized the call history, noting that some of the calls were for outside factors and 77 
not actually related to the residents of the park.  78 
 79 
Commissioner Yoder, stated she didn’t consider the Rebuttal Page 13, Concern 10 Response:  80 
“So more trips means more money to the City” as a positive statement. She noted in talking to 81 
people around town that she had received negative feedback about the application. 82 
Commissioner Sullivan raised the question of ex parte contact declarations. Ms. Cook reviewed 83 
ex parte contact and the need to disclose any new information that any member of the 84 
Commission had received from an outside source that the remainder of the Commission 85 
wouldn’t know. Commissioner Yoder stated she had not received any new information in her 86 
conversations with community members. 87 
 88 
Commissioner Yoder questioned a difference between the Applicant’s Rebuttal dated 7/26/2019 89 
and the Rebuttal dated 8/26/19 in the Million Gallons per Day (MGD) calculations estimated for 90 
the RV Park. Applicant’s engineer, Brian Vandetta, Udell Engineering stated the first rebuttal 91 
response had an incorrect figure and the final rebuttal response contains the final calculations. 92 
 93 
Commissioner Yoder questioned if the easement to the City for a future bike/pedestrian path is 94 
not utilized by the City in the future, what would happen to that segment of the property. Mr. 95 
Workman explained that the easement is not a requirement to construct the path; and if it is 96 
never constructed, it would remain as is, without disturbance of the associated wetlands. 97 
 98 
Commissioner Yoder questioned if the 50% survival rate of wetlands plantings referred to on 99 
Rebuttal Page 27, Concern 28, could be increased. Mr. Lepman described his experiences in 100 
working with regulatory agencies regarding wetlands habitat restoration and enhancement. He 101 
described having an independent monitor perform an annual review. Applicant’s wetlands 102 
specialist, Allen Martin, provided more detail regarding wetlands criteria set out by state and 103 
federal regulators. He stated there are already existing native wetlands plants that would be 104 
enhanced by additional plantings and there would be no problem meeting a 50% or higher 105 
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survival rate. He further explained concerns, however, with an extended monitoring period, such 106 
as 5 years, due to unpredictability of drought or other conditions that could have an impact on 107 
survival long-term. He stated the goal is to demonstrate an improvement in the function of the 108 
wetlands. 109 
 110 
Commissioner Boggs questioned who would require the annual reports. Mr. Martin stated it 111 
wouldn’t be the State because their intent is to voluntarily enhance the existing wetlands and not 112 
as a part of a mitigation credit. He stated it could be an agreement between the City and Mr. 113 
Lepman and the inspection would be by a qualified botanist. Mr. Lepman stated that, in those 114 
instances where they needed to do monitoring, they have historically hired a wetlands 115 
consultant to provide it. Mr. Martin stated there is no requirement by the State to do this and any 116 
monitoring would be at the City’s request. He stated it would typically begin after the plantings 117 
are installed. 118 
 119 
Commissioner Sullivan stated he would like the applicant to address the question in Sandy 120 
Heath’s testimony, page 2, regarding storm water drainage of the RV park. He questioned if this 121 
was being addressed in Applicant’s Rebuttal Page 36, Concern 48 regarding surface hardening 122 
and runoff. Mr. Vandetta verified the design for storm water management on the two sites are 123 
independent of each other and further described the infrastructure requirements for the RV 124 
park’s Stormwater. 125 
 126 
Commissioner Yoder questioned the use of barbed wire fence described in Applicant’s Rebuttal 127 
Page 29, noting that there are prohibitions against barbed wire in the municipal code. Mr. 128 
Workman stated this type of design issue would typically be addressed in the Public Works 129 
infrastructure pre-design meetings. 130 
 131 
Commissioner Yoder questioned if the six additional conditions of approval offered by the 132 
applicant will be automatically added if the application is approved. Mr. Workman restated that 133 
staff did not make any assumptions regarding those conditions and they would need to be 134 
added separately if desired by the Commission. There was discussion about addressing each of 135 
the six conditions separately. 136 
 137 
Commissioner Yoder questioned if the condition of approval suggested by the applicant on 138 
Rebuttal Page 23, Concern 18 regarding inadvertent archaeological discovery should be added. 139 
Consensus of the Commission was that it did not need to be added. 140 
 141 
Discussion returned to Applicant Rebuttal Page 27, Concern 28 regarding yearly inspection of 142 
voluntary wetlands plantings. Mr. Martin reviewed the process for initial plantings and making 143 
sure they survive. The intent is to improve the native plant diversity and have some survival 144 
success. Commissioner Gibbs noted the applicant intends to do the plantings anyway. She 145 
questioned if the Commission wanted to make it a condition. Commissioner Conner 146 
recommended letting the professionals who deal with those types of issues do those things. Mr. 147 
Martin questioned what the intended goal was. He stated they are trying to enhance the riparian 148 
area and tip the scales. Ms. Ribera stated they have done this same thing at other projects. 149 
Commissioner Sullivan emphasized the need for a specific reason to justify a condition of 150 
approval. Mr. Workman suggested the Commission might want to require proof of survival of 151 
installed wetlands plants for one year. There was additional discussion about unintended 152 
consequences for requiring it. Mr. Workman noted the developer is still subject to DSL Wetlands 153 
requirements and the City can report them to the Wetlands Division, who are diligent about 154 
following up. 155 
 156 
Commissioner Yoder requested discussion about Applicant’s Rebuttal Page 32, Concern 37, 157 
regarding protection of the 50-foot buffer area along the creek. Mr. Vendetta stated the applicant 158 
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is willing to go above and beyond to ensure protection of the riparian corridor. Mr. Workman 159 
offered to draft language for a condition of approval.  160 
 161 
RECESS: Chair Gibbs called a 5 minute break at 6:56 p.m. and reconvened at 7:01 p.m. 162 
 163 
Based on the Commission’s discussion, Mr. Workman suggested addition of Condition of 164 
Approval #13: Must install within the 50-foot wide riparian corridor a vegetated filter strip along 165 
the creek side of the trail. 166 
 167 
Commissioner Yoder noted the applicant’s response to protecting the riparian corridor from 168 
runoff at the RV pads as outlined in their Tenant agreement requirements regarding mechanical 169 
work and storage of personal items. She questioned if it should be an additional condition of 170 
approval. 171 
 172 
Continuing to review the potential conditions of approval offered in the Applicant’s Rebuttal, 173 
Commissioner Yoder addressed Page 37, Concern 55, regarding placement of animal waste 174 
bag stations along the private trail. Commissioner Gibbs suggested if the applicant wants to do 175 
it, let them do it. Commissioner Yoder noted the applicant offered to accept a condition of 176 
approval requiring it. 177 
 178 
Commissioner Yoder questioned if the City engineer’s concerns had been addressed 179 
somewhere. Mr. Workman identified staff proposed condition of approval #2e as addressing 180 
those concerns.  181 
 182 
There was discussion about the City process for business or industrial occupancy or re-183 
occupancy of space to ensure compliance with current code requirements. Mr. Workman 184 
confirmed that any change of occupancy now results in a site design review to address any 185 
deficiencies that may exist in a site. Commissioner Sullivan recommended striking staff 186 
proposed condition of approval #9. 187 
 188 
MOTION: Commissioner Sullivan moved, Commissioner Conner second, to strike staff 189 
proposed condition of approval #9 and add #13 (regarding the 50-foot wide riparian corridor 190 
vegetated filter strip). Motion APPROVED 5-0 (Yes: Boggs, Conner, Gibbs, Sullivan and Yoder; 191 
No: None). 192 
 193 
Commissioner Sullivan questioned staff condition #6 regarding payment in lieu of construction 194 
of the public bike/pedestrian path, particularly why the City would want cash instead of actual 195 
construction of the path. Mr. Workman explained that the applicant will be required to install 196 
sidewalk on 19th Street; but, under the current circumstances, if they construct the path it will 197 
lead to nowhere. He explained the section of potential path to the south of the applicant’s 198 
property that is not City owned, which would result in the applicant-constructed path dead-199 
ending at the property line. He explained future opportunities to construct the path, dependent 200 
upon development of the adjacent property. Mr. Sullivan questioned if, down the road, 201 
construction costs increase and the payment would be insufficient to cover the cost. Mr. Sullivan 202 
questioned if the Commission felt construction of the path should be required. 203 
  204 
Mr. Martin pointed out that state and federal regulatory agencies require any path going through 205 
a wetland to have independent utility and they wouldn’t likely approve construction for a path 206 
that leads to nowhere. Mr. Lepman offered that a path to nowhere could be a policing issue and 207 
an attractive nuisance. Mr. Workman explained that the Park Master Plan encourages bike & 208 
pedestrian paths and it’s one of the few things that can be done in a riparian zone. Mr. Martin 209 
stated that the regulatory agencies are there to protect the wetlands and would recommend 210 
sending the path out to 19th Street anyway, even though it wouldn’t be as aesthetically pleasing. 211 
 212 
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Commissioner Sullivan stated his concern with Applicant’s Rebuttal Page 8, Concern 4: 213 
Housing Goal 10. He stated the case could be made that the park does provide low-income 214 
housing based on the 17% in the table on Page 9 who give “rent was too high” as their reason 215 
for being monthly residents at the Albany Blue Ox RV Park. He stated the City’s Comprehensive 216 
Plans points out there is such a thing as sub-standard housing and it seems that an RV park, if 217 
used as a permanent residence, is sub-standard because it’s small and doesn’t have access to 218 
the same sort of facilities that a normal house would. The people that live in temporary housing 219 
can pull up and leave at a moment’s notice, so their investment in the community and the 220 
lifestyle that they get from that are diminished.  He saw a problem with 70% of their RV park 221 
residents being long-term. He stated the Comprehensive Plan also encourages tourism and he 222 
completely agrees with that; however, as proposed, this wouldn’t be as much tourism as it 223 
would be a massive opportunity for sub-standard housing. He didn’t see how this proposal could 224 
align with the Comprehensive Plan unless there was a maximum length-of-stay required, which 225 
would probably undermine all of the economic reasons for doing this in the first place. 226 
 227 
Commissioner Conner stated that the City zoning and codes do things to encourage certain 228 
things so the most that we can do with Goal 10 is to manage the zoning and the rules to 229 
encourage and to discourage. He added that this being an RV park, it’s not really a housing 230 
facility, it’s a commercial development and personal rights. If somebody owns an RV and wants 231 
to live in it, they can. He didn’t see that the City code gives the Commission a mandate to 232 
dictate where someone can live and for how long, provided it meets certain standards; and if we 233 
have certain standards for an RV park, we ought to allow them. Commissioner Sullivan 234 
countered that if we have an RV park, there is nothing in the City code that would prevent them 235 
from living there long term; however we have an obligation to our Comprehensive Plan to only 236 
build things that are in keeping with our goals. Commissioner Conner disagreed that we are not 237 
building it; we are encouraging or discouraging it based on our zoning. Commissioner Sullivan 238 
stated the Comprehensive Plan is out of date but, regrettably, this is what we have to go on; and 239 
Goal 10 they make a valid point that we have to make an accurate interpretation of what Goal 240 
10 is trying to promote. He cited Supreme Court case Siporen v. City of Medford regarding Wal-241 
mart, in which the Supreme Court rules that when any local government plausibly interprets its 242 
own land use regulations by considering and then choosing between harmonizing or conflicting 243 
provisions, that interpretation must be affirmed. He added that when he looks at the 244 
Comprehensive Plan, he sees conflicting provisions such as promoting tourism but not 245 
promoting sub-standard housing; and the only way he could make sense of these two was if 246 
there was a restriction saying this was only to be built to short-term residents then we’d be 247 
meeting both goals. He added if it was approved as presented, it explicitly states that 70% of the 248 
people are there for long term.   249 
 250 
Commissioner Gibbs stated she knows people who have lived for quite a while in RV’s and they 251 
wouldn’t necessarily say it was a bad situation. She added that the applicant has indicated a 252 
limitation to 2005 RV’s. She didn’t feel it has to be considered sub-standard. Commissioner 253 
Sullivan agreed this was a good point; however, one of the reasons he is concerned about it 254 
being sub-standard is because of the number of people who said they don’t have any choice, 255 
the rent was too high, because they have to downsize, because they’re recently single. These 256 
didn’t sound like positive reasons for making lifestyle choices. He stated no problem with 257 
workers living in an RV so they don’t have to drive back and forth but it does some like some 258 
people are there because they have no place else to live. He related it to living under a bridge. 259 
Commissioner Conner noted that Commissioner Sullivan was referring to the almost 18% who 260 
said that rent was too high. Commissioner Sullivan agreed and added that it was also the 6% 261 
who were recently single.  262 
 263 
Commissioner Gibbs stated that it was similar to those who live in a tiny house that may be 264 
small but has everything that they need to be happy. Commissioner Sullivan stated he was a 265 
proponent of tiny housing as a good way for people to have a lesser impact; and if someone 266 
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wants to, it’s a great lifestyle. He stated these are fine-tuned knobs and there could be 267 
unintended consequences. Commissioner Sullivan stated the tiny houses he has seen on 268 
private property have an ownership attitude, are well built and well maintained; but people, living 269 
in an RV for financial reasons, will pick up and drive from here to there and everywhere they 270 
stay is just a parking lot. He stated he has camped and stayed in a Wal-Mart parking lot but it’s 271 
not home and he doesn’t treat it like it is home. He stated it looks like a fantastic park; but if 272 
we’re trying to promote ownership and healthy housing, there are concerns there. 273 
Commissioner Conner stated that is what is to be promoted in a residential area, and this is not 274 
a residential area. Mr. Workman suggested it would be hard to argue that this is sub-standard 275 
housing in an industrial zone. He stated it might be different if it was residential housing trying to 276 
meet the Comprehensive Plan residential housing goals. He noted this an industrial location and 277 
is the only Philomath zone that allows an RV park. He added that when the Comprehensive 278 
Plan was adopted, there was an understanding that in an industrial zone and RV park was seen 279 
as a business and industry, not housing. Commissioner Sullivan stated he would make the 280 
argument that the location isn’t desirable specifically because it is an industrial zone. He stated 281 
that weekend campers would want a nice location to stay, not an industrial facility next to boat 282 
storage, mixed-use industrial facility with railroad tracks. He added if it was smaller to cater to 283 
weekend travels to come visit Oregon it would hit all the buttons; but it’s really quite large and 284 
70% of it will be used for as temporary shelter for a significant portion of people who can’t afford 285 
anything better. He stated this is not meeting Oregon’s Goal 10 standards and provides an 286 
opportunity for sub-standard housing. Commissioner Yoder stated that works out to be 152 287 
RV’s. 288 
 289 
Commissioner Sullivan continued that his second concern is that the goal of industrial land, 290 
citing the Comprehensive Plan Goal for industrial land and agreeing that the mixed-use portion 291 
of the application does do that. He stated, however, that using the space to store boats and 292 
allow people to camp doesn’t meet that goal. He stated he likes the mixed-use and tourism but 293 
doesn’t like the rest of it; adding that he is flattered that Philomath was chosen but only sees 294 
20% of the project meeting the City’s goals and 80% of it not. Commissioner Gibbs stated that 295 
we live in a place where people are allowed to buy land and, if they’ve met the criteria, we don’t 296 
get to pick what someone else puts on their place. Commissioner Yoder stated if it doesn’t fit 297 
with the Comprehensive Plan, it doesn’t meet the criteria. Commissioner Sullivan reiterated that 298 
the Comprehensive Plan rewrite should have been done a long time ago; but when this was 299 
written, they didn’t say we want a giant RV park. Commissioner Conner disagreed, stating the 300 
Zoning Code says an RV park and storage units are allowed in an industrial area. He added f it 301 
was a conditional use, then we could have that discussion; but these are allowed uses. He 302 
noted that this is a quasi-judicial proceeding; so they still have to come to the Commission even 303 
if it’s completely allowed. If it meets the code requirements then it should be approved. 304 
Commissioner Sullivan stated just because it’s in the code doesn’t make it in agreement with 305 
the Comprehensive Plan. 306 
 307 
Commissioner Sullivan stated that just because something is permitted by the law, it can still 308 
seem to be unconstitutional; and that’s why courts decide how the law is to be interpreted. He 309 
cited that the term quasi-judicial means the question is whether it’s in compliance with our code 310 
and with our Comprehensive Plan and are those two things in line with each other. 311 
Commissioner Gibbs questioned if the process was to go by the Comprehensive Plan or by the 312 
code. Mr. Workman stated where the Comprehensive Plan has conflicting interests, such as 313 
tourism, housing, and types of industries, the interpretation is up to the Planning Commission as 314 
to whether one is going to outweigh the other. He added that the number of jobs to be created 315 
should be compared to what other types of uses this industrial site could be used for. The 316 
Commission needs to mindful of all of the aspects of the Comprehensive Plan but cautioned 317 
looking at housing requirements and goals when looking at industrial sites. Commissioner 318 
Sullivan stated he has a problem with that. He recounted a conversation with Mr. Workman 319 
when the development was first unveiled and that Mr. Workman had concerns whether the 320 
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industrial use would materialize or not. He stated that Mr. Workman stated it was going to 321 
provide zero jobs as a storage facility but that the Commission was free to shoot it down. He 322 
stated, at the time, he questioned why Mr. Workman was talking to the applicant as if it were a 323 
good thing; and Mr. Workman stated that Philomath is open for business, and it’s the 324 
Commission’s job to shoot it down. Mr. Sullivan stated it is the Commission’s place to make 325 
sure the application is in conformance with the Comprehensive Plan and it’s Mr. Workman’s job 326 
to hold his hand out to anybody. Mr. Workman stated if the Planning Commission doesn’t feel 327 
like this provides enough jobs, that would be an issue you can take up. He added that the 328 
Commission still needs to make findings relative to the Comprehensive Plan that it was a criteria 329 
to deny on that basis. He noted that there is no specific number of new employees per acre 330 
given as a criteria and added that there are also spinoff jobs created. He stated that, 331 
hypothetically, Commissioner Sullivan’s statement is accurate but there are a lot of other things 332 
to consider. Commissioner Sullivan agreed and noted there are two sides to the issue. Mr. 333 
Workman stated the focus of this application was on tourism, and commercial and industrial 334 
development. 335 
 336 
Commissioner Yoder stated she sides with Commissioner Sullivan that the flex space is so 337 
small and the large size of the RV park with 70% of the people living there long-term, even 338 
though it’s allowed, doesn’t seem to be the best use for the town. She suggested taking it in 339 
pieces would be better. She stated she has gotten a lot of really good feedback from people 340 
who live here. She noted upcoming code revision project with Transportation Growth 341 
Management. Commissioner Sullivan stated that based on Comprehensive Plan vision that was 342 
developed, he sees some of the development that meets the goals and a big section that 343 
doesn’t. He stated he would love to approve the parts that do good things for Philomath and not 344 
approve those that don’t. 345 
 346 
Commissioner Yoder questioned if the different applications have to be voted on together. Mr. 347 
Workman explained the over-arching master planned development application and the 348 
individual applications that are under that. He added that the variance and conditional use 349 
permit are the only two separated out. Mr. Sullivan stated no problems with the variance.  350 
 351 
Commissioner Boggs stated he was conflicted. He stated he has been complaining about 352 
vacant industrial spaces for 25 years and there are a lot of people concerned about water usage 353 
with all of the development coming. He stated if this development comes in it would probably 354 
use the least amount of water of any industrial use. He noted that any heavy industrial use is 355 
going to use a lot of water. He cited more jobs as also creating more traffic. He stated if the RV 356 
space was half the size he’d think it was the best thing ever. He stated concerns with 357 
Stormwater runoff making flooding worse on the Marys River and the south side of town where 358 
he lives.  359 
 360 
Commissioner Yoder stated citizens haven’t even seen the effects of the development that has 361 
been approved and maybe Philomath needs to close for a bit and cool down and absorb what 362 
has been approved. She stated she understands that nothing happened during the recession. 363 
Mr. Workman stated that each of those developments has reviewed the impacts and the checks 364 
have been done. These developments take a long time to come in; and at some point you have 365 
to rely on the impact studies that have been completed. He added that for every project the 366 
Commission has reviewed there have been five that didn’t make it through the staff review to 367 
reach the Commission. He noted the state doesn’t allow cities to just stop growing; they are 368 
protecting forests and farms by expecting cities to develop criteria and make decisions based on 369 
them. Commissioner Conner stated that one of the checks is the zoning that has been in put in 370 
place, along with the Comprehensive Plan and Zoning Code. Commissioner Sullivan stated the 371 
controlling land use document is the Comprehensive Plan; and even if the application meets the 372 
Zoning Code, the Comprehensive Plan is the controlling document. Commissioner Conner 373 
agreed, noting that the property is zoned industrial, per the Comprehensive Plan. Commissioner 374 
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Sullivan stated he didn’t take issue with the zoning, but the goals state that industrial land is for 375 
creating jobs and the reference to sub-standard housing creates doubts. Commissioner Conner 376 
stated that RV parks are allowed in the industrial zone. 377 
 378 
Commissioner Gibbs questioned if the applicant had considered any other configurations. Mr. 379 
Lepman stated they are testing the waters with the flex space versus the storage. He stated the 380 
RV park is located in a beautiful space for a park. He stated they have tenants that have varied 381 
income levels and this is not low-income housing. Commissioner Sullivan stated it’s just the 382 
large scale of the RV park; and if it was a third of the size, he’d be very happy. He questioned if 383 
Mr. Lepman would be willing to go to a smaller RV park. Mr. Lepman stated this is not a trailer 384 
park. They will have full-time on-site managers and groundskeepers. Ms. Cook redirected the 385 
Commission to the application and criteria. 386 
 387 
Commissioner Yoder stated she would vote no on a motion for the full application. There was 388 
discussion about options related to approval or denial. Ms. Cook noted that the definition of a 389 
campground would need to be identified due to the City code prohibiting overnight use of an RV 390 
for more than 72 hours unless it is in a campground. There was discussion about the definition 391 
of a campground. Mr. Workman pointed out that any decision of the Planning Commission can 392 
be appealed to the City Council by any party or the applicant could come back with a new 393 
application. There was discussion about creation of a definition of a campground. Commissioner 394 
Sullivan questioned if there are any other provisions in the code related to campgrounds. Mr. 395 
Workman stated the code identified earlier by Ms. Cook is the only one.  396 
 397 
MOTION: Commissioner Sullivan moved to deny the application based on findings that the use 398 
of the industrial land does not provide sufficient jobs as defined by the Comprehensive Plan 399 
goal and because the extremely large size of the RV park calls into question the question of 400 
substandard housing as discussed in Section III of the Comprehensive Plan. 401 
 402 
Commissioner Conner restated that the code allows RV parks, and this is an RV park. Mr. 403 
Workman stated that the applicant has been up front that they intend to allow long-term stays. 404 
He stated it doesn’t do the applicant justice by changing the definition of a campground. 405 
 406 
There was discussion surrounding the wording of the motion. Ms. Post restated the motion.  407 
 408 
MOTION SECOND: Commissioner Yoder seconded the motion on the table. 409 
 410 
Commissioner Conner restated that an RV park is listed as an allowable use. He stated that 411 
judging the application on the basis of the code, he doesn’t see how they’ve failed to meet the 412 
criteria. Commissioner Boggs questioned if any of the issues raised by Commissioner Sullivan 413 
goes against the applicable criteria. Mr. Workman stated that Commissioner has identified 414 
where they do conflict. He stated that the code calls for employment centers. He questioned if 415 
we want a much larger employer or would it create more traffic and use more water. He stated 416 
Commissioner Sullivan is correct there are conflicting goals in the Comprehensive Plan and the 417 
question is if one outweighs the other. There was discussion about the potential number of jobs 418 
to be created. Commissioner Gibbs stated you don’t know when you start a business how it’s 419 
going to turn out. 420 
 421 
Mr. Workman stated that one of the concerns being raised is the age of the 2003 422 
Comprehensive Plan. He noted that in 2008 development dropped off and planning documents 423 
aren’t so much dated by time as they are by growth. He identified updates to the 424 
Comprehensive Plan along the way including zone changes and the new transportation section 425 
updated last year. He stated that part of what’s approved in the Comprehensive Plan is the 426 
Comprehensive Plan Map and it designates where the industrial uses go and at the same time it 427 
designates the types of use. Mr. Workman stated if you look back twenty years, there hasn’t 428 
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been a lot of change in the use and there’s still a lot of available industrial property that the City 429 
has on the zoning map. Sullivan: Comp Plan doesn’t give the option of approving something out 430 
of desperation just because nobody has developed the land. He added that even though the 431 
code allows for RV parks on industrial lands, the Comprehensive Plan doesn’t say we really 432 
want this, it says we really want jobs. Commissioner Sullivan stated if this is denied and the RV 433 
park goes away, he would be very sad.  434 
 435 
VOTE: Motion APPROVED 3-2 (Yes: Boggs, Sullivan, Yoder: No: Conner and Gibbs). 436 
 437 
Ms. Cook stated this was a final decision of the Planning Commission with appeal rights to the 438 
City Council. 439 
 440 
MOTION: Commissioner Yoder moved, Commissioner Sullivan second, to deny the conditional 441 
use (PC19-06) to allow for observation decks to encroach into the Newton Creek Riparian 442 
Corridor based on the findings of fact adopted by the Planning Commission. Motion FAILED 1-4 443 
(Yes: Yoder; No: Boggs, Conner, Gibbs and Sullivan).  444 
 445 
MOTION: Commissioner Sullivan moved, Commissioner Boggs second, to approve the 446 
conditional use to allow for observation decks to encroach into the Newton Creek Riparian 447 
Corridor based on the findings of fact contained in the Staff Report dated June 26, 2019, for file 448 
PC19-06, Conditional Use Permit. Motion APPROVED 4-1 (Yes: Boggs, Conner, Gibbs and 449 
Sullivan; No: Yoder). 450 
 451 
MOTION: Commissioner Sullivan moved, Commissioner Boggs second, to approve the 452 
application for a 0.3% variance to the maximum allowed lot coverage based on the findings of 453 
fact contained in the staff report dated June 26, 2019, for file PC19-07, Lot Coverage Variance. 454 
Motion APPROVED 4-1 (Yes: Boggs, Conner, Gibbs and Sullivan; No: Yoder). 455 
 456 
5. ADJOURNMENT: 457 
There being no further business, Vice Chair Gibbs adjourned the meeting at 8:42 p.m. 458 
 459 
SIGNED:      ATTEST: 460 
David Stein, Chair    Ruth Post, MMC, City Recorder 461 


