
BEFORE THE BOARD OF COLINTY COMMISSIONERS
FOR COLUMBIA COLINTY, OREGON

In the Matter of an Application by IMF Development
for Grace Baptist Church to Site a Church and Accessory
Structures on a 8.9 Acre ParcelZonedRural Residential
(R-10) at the Intersection of Ross Road and Bachelor
Flat Road Inside the Urban Growth Boundary for the
City of St. Helens

Commissioners. See Final Order V 0l-03

ORDER NO. 46-0r

)
)
)
)
)
)

ORDER NO. 46-01

FINDINGS AND
CONCLUSIONS

WHEREAS, on January 22,2001, Frank Wood, IMF Development, on behalf of Grace
Baptist Church, filed an application for a Conditional Use Permit (CiJ Ot-if;, and Site Design
Review @R 0 I - I 6) t to site a Church and accessory structures on the east side of Ross Road near the
intersection of Bachelor Flat Road and Ross Road inside the Urban Growth Boundary of the City
of St. Helens, on property zoned as Single Family Residential (R-10), and having-tax accounjt
number 4107 -013-001 03; and

WHEREAS, on January 3l,200l,said Applications were deemed complete; and

WHEREAS, on March 5, 2001, the Columbia County Planning Commission held a hearing
on the applications; and

WHEREAS, after hearing evidence and deliberating, the Columbia County planning
Commission tentatively approved the application for a Conditional Use permit subject to 6
conditions of approval, and the application for Site Design Review subject to 12 conditions of
approval; and, on Apil2,200l,Planning Commission Chair, Jeffrey VanNatta, signed Final Orders
CU 01-33 and DR 0l-16, approving said applications; and

WHEREAS, on April l0,200l,Bill Amos, on behalf of Grace Baptist Church, appealed the
Planning Commission's approval of Conditional Use Permit 0l-33 and Siie Design ReviewDR 0l-
09, to the columbia county Board of county commissioners; and

WHEREAS, on May 16,200I,the Board of County Commissioners held a de novo hearing
on the applications; and

WHEREAS, at the hearing, Glen Higgins, Chief Planner of the Land Development Services
Departrnent, readtheDepartment staffreport into therecord whichlistedthe criteriato be considered
and contained the Department's proposed findings, conclusions and recommendations; and

lApplicant 
also applied for a Variance (V 0l-03) for a subsurface septic system on the property which was

approved by the Columbia County Planning Commission on March 5,2001, and was not appealed to the Board of
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WHEREAS, Mark Greenfield, attorney for Grace Baptist Church, Bill Amos and Jack Blair,
testified in favor of the applications, and Kathy and Ross Taylor testified in opposition of the
applications; and

WHEREAS, the following Exhibits were introduced into the record:

EXHIBIT 1- Legal Counsel's File, including the following:
1) Notice of Public Hearing (Publication);
2) Notice of Public Hearing (Property OwnerNotice);
3) Affidavit of Mailing dated April25,200I;
4) Affidavit of Publication dated April25, 2001;
5) Board Communication from Todd Dugdale Dated May 10, 200l,with the following

attachments:
A) Appeal by Bill Amos for Grace Baptist Church on CU 01-33 dated April 10,

2001;
B) Letter to Glen Higgins from Robert Obermeier dated April 1, 2001;
C) Letter to Glen Higgins from Robert Kearsley dated April l, 2001;
D) Letter to Glen Higgins, from Frank Wood, IMF Development, dated April 2,

2001;
E) Letter from Donna Riggs, McNulty Water Association;
F) Application for a Conditional Use Permit by IMF Development received

r/22/0t;
G) Application for Site Design Review by IMF Development received |l22l0l.
H) Staff Report on CU 0l-33, dated May 10, 200I, to Board of County

Commissioners;

D Staff Report on DR 0l-16, dated May 10, 200I, to Board of County
Commissioners;

6) Board Communication from Todd Dugdale dated April l3,200l,with the following
attachments:
A) List of interested parties to receive notice;
B) Planning Commission Amended StaffReport on CU 01-33 dated March 20,

2001;
C) Planning Commission Amended StaffReport on DR 0l-16 dated March 20,

2001;
7) Appeal of DR 01-16 dated April 10,2001
8) Notice to Parties and Adjoining Owners of Planning Commission consideration of

ratification;
9) Map showing Staff Recommendations for Road improvements to Planning

Commission;
10) Final Order
l l) Minutes from Planning Commission hearing dated March 5,2001,on CU 01-33/DR

01-16 and V 0l-03;
12) Letter to Glen Higgins from Mark Greenfield, attorney for Grace Baptist Church,
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dated April2, 2001;
EXHIBIT 2-Map of the subject property submitted by Bill Amos, Grace Baptist Church;
EXHIBIT 3- Exhibit "D" submitted by Jack Blair;
EXHIBIT 4- Letter from Ross and Kathy Taylor to Board of Commissioners, dated May 15, 2001;
EXHIBIT 5- Letter from Ross Taylor to Glen Higgins, dated May 15, 2001;
EXHIBIT 6- Exhibit "B" survey for Eric Dahlgren submitted by Ross Taylor;
EXHIBIT 7- Exhibit "A" map by clifton Jones, submitted by Ross Taylor;
EXHIBIT 8- Exhibit "C" record of surveyproperty line adjustments submitted by Ross Taylor; and

WHEREAS, having heard testimony and reviewed the evidence presented, the Board of
County Commissions closed the public hearing, heard from staff, and continued the matter for
deliberations to May 23,2001, at or after 10:00 a.m.; and

WHEREAS, on May 23,2001 ,the Board of County Commissioners reconvened, heard from
staff, and after deliberating on the matter, tentatively approved both applications;

NOW, THEREFORE, IT IS HEREBY ORDERED as follows:

The Board of County Commissioners adopts findings number I through 19, and 23 though
27 of the Land Development Services Staff Report to the Board of County Commissioners,
on CU 0l-33, dated May 10, 2001, which is attached hereto as Attachment "A" and is
incorporated herein by this reference.2

The Board of County Commissioners adopts findings numbers I through 16 of the Land
Development Services StaffReport to the Board of County Commissioners, on DR 0l-16,
dated May 10, 200I, which is attached hereto as Attachment "B" and is incorporated herein
by this reference"

The Board of County Commissioners adopts supplemental findings which are attached hereto
in Attachment "C" and are incorporated herein by this reference.

The application ofIMF Development for Grace Baptist Church for a Conditional Use Permit,
CU 0l-33, is APPROVED, subject to the following conditions:

A. Grace Baptist Church shall meet all conditions ofapproval for Variance V0l -03, and
Site Design Review, DR 0l-16, before a building permit may be issued. All such conditions of
approval are adopted by this reference and are conditions of approval ofthis Conditional Use Permit
application.

2 The Land Development Services StaffReport to the Board of County Commissioners on CU 0l-33, dated
May 10, 2001, contains two furdings, labeled Finding 25. This Final Order adopts the first such finding, beginning
on page 13 of the StaffReport, and does not adopt the second such finding beginning on page 14 of the StaffReport.
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B. Grace Baptist Church shall sing a Waiver of Remonstrance regarding the formation
of a future Local Improvement District (LID) that will provide improvements to Ross Road fronting
the subject property, including street improvements, curbs, gutters, sidewalks, storm drainage
facilities, street lighting and similar improvements at a time when future development warrants such
improvements. This Waiver shall run with the land and shall be binding on all successors in interest
in the property.

C. Grace Baptist Church shall:

l) Dedicate l0' ofpublic right of way on the east side of Ross Road fronting the
subject property to the public for road purposes and make improvements to
Ross Road according to the City of St. Helens' Road Standards.

2) survey and monument the dedicated l0' road right of way on Ross Road
fronting the subject property.

3) Dedicate a 25'wide utility easement along the north side of the property from
50'west of the intersection oftax lots 3800 and 800 with the subject property
running to the east, and continuing down the east side of the property for its
entire length.

4) Sign and record an irrevocable consent to dedicate the 25' wide easement
along the north side of the property from 50'west of the intersection of tax
lots 3800 and 800 with the subject property running to the east, and
continuing down the east side of the property for its entire length, for public
road purposes whenthe County or City of St. Helens (if annexed) determines
apublic road and/or associated improvements are needed. The consent shall
run with the land, and shall be binding on successors in interest in the
propefiy.

Grace Baptist Church shall install a fire hydrant to St. Helens Rural Fire Protection
District specifications in consultation with the McNulty Water Association .

Grace Baptist Church shall provide documentation from the McNulty Water
Association stating that water can be supplied to the subject property and that
distribution facilities are adequate for water provision.

Grace Baptist Chwch shall provide documentation from the County Public Works
Department and comments from the City Public Works Department stating that the
proposed Stormwater Management Plan for the site is adequate and acceptable.

The application of IMF Development for Grace Baptist Church for Site Design Review DR
01-16, is APPROVED, subject to the following conditions:

D.

E.

F

5
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A Grace Baptist Church shall meet all conditions of approval for Conditional Use
Permit CU 0 l -3 3 and Variance V 0 l -3 3, before a building permit may be issued. All
such conditions of approval are adopted by this reference and are conditions of
approval of this Site Design Review application.

Grace Baptist Church shall submit a letter from the McNulty Water Association to
Land Development Services stating that the fire hydrant has been installed and that
fire flow is adequate.

Grace Baptist Church shall shield all outdoor lighting so that such lighting does not
shine directly on adjacent properties and roads.

Grace Baptist Church shall provide a vegetative buffer approved by LDS around all
parking areas and neighboring properties. This vegetative buffer shall consist of a
hedge ofevergreen shrubs which will form a four-foot high continuous screen within
two years of planting.

E. Grace Baptist Church shall fence the boundaries of athletic fields and/orplayground
areas adjacent to existing residential areas. A five foot or taller fence oi *uil rhull
be constructed to provide a continuous sight obscuring screen. Fences and walls
shall be constructed of any materials commonly used in the construction of fences
and walls such as wood, brick, or other materials approved by the Director.

The Columbia County Planning Director shall give final site plan approval after
preliminary site plan approval by the Planning Commission and after conditions of
approval have been met. The final approved site plan shall be attached to and
become part of the building permit.

G- Grace Baptist Church shall secure an arborist to save trees if possible and shall
replace any trees that are removed with the same species of trees.

DArED this 5Otr day of

B

C.

D"

F

2001

By

Approved as to Form

of the County

BO COUNTY COMMISSIONERS

B
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ATTACHMENT A

Gracc Baptist Church cu 0l-33

COLUMBIA COUNTY BOARD OF' COMMISSIONERS
STAF'F REPORT - R-10 ZOI\TE

0s/10/01
*GRACE BAPTIST CIIURCH"

FILE NT.JMBER: cu 0l-33

APPLICANT: IMF Development - Frank Wood
PO Box 151

Clackamas, Oregon 97015

PROPERTY OWNER: Grace Baptist Church
PO Box I121
St. Helens, Oregon 97051

PR.PERTY LocArroN' 
mlfJnffi tfiftr"flffiTffH 3ft1$[*l],fi::r.

REQUEST: The applicant requests approval of a Conditional Use permit to
allow a church in the Single-Family Residential (R-10) Zone.
(See also V 01-03 & DR 0l-16)

TA)( ACCT. NUMBER: 4107-013-00103

ZONING: Single-Family Residential (R-10) inside Urban Growth Boundary

PLEASE NOTE: The following staffreport remains the same as the amended Planning
Commission stalTreport of 3?0l0twith the exception of On-Appeal
findings on the appellant's reasons of appeal and the On-Appeal staff
recommendation.

BACKGROI]ND:

The applicant requests approval of a Conditional Use Permit for a Church in the Single-Family
Residential (R-10) Zone pursuant to Section 705.8 of the ZnmngOrdinance. The subject
prope4y is located in the Urban Growth Boundary ofthe City of St. Helens and is within the St.
Helens Rural Fire Protection District and McNulty Water service boundaries. The subject
properly is presently used as a hayfield, has no outstanding features, and has approximately 400
ft. of frontage on Ross County Road. The FEMA Flood Insurance Rate Map (FIRM, Map #
41009C0451 C, Panel, 451, Dated August 16, 1988, lists the subject property as being located
inside "Zone X" which is "Areas determined to be outside the 500 year flood plain." The

IS:\Board of Commissioners\TOBESCHD\CU 0l-33 ON-Appcal to BOC - IMF Dcvelopment Gracc Baptist Church.wpd
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Grace Baptist Church cu 0l-33

National Wetlands Inventory Map, "St. Helens" does not indicate the presence of a wetland on
the property.

SOILS:

The Soil Survey of Columbia County, Oregon lists both soils as Prime Farmland soils and states
about both soils underlaying the subject properly tha! '?enneability of the aloha soil is
moderately slow. ... If the soil in this unit is used for homesite developmen! the main limitations
are seasonal wetness and moderately slow permeability. Drainage is needed if roads and building
foundations are constucted. Wetness can be reduced by installing drain tile around footings."

Tlpe % ofParcel

66%

Agric Cap,

1A Aloha silt loam,

0to3%slopes

1B Aloha silt loam,
3 to 8%o slopes

33% IIw

FINDINGS:

Following with the Columbia County lsning Ordinance, Section 700, Single-Family Residential
(R-10):

703 Conditional Uses:

Churches when sited in accordance with Section 1550, Site Design
Review, and other applicable provisions of this ordinance.

FINDING l: Churches are listed as conditional uses in the Single-Family (R-10) Zone. The
applicant has also applied for a Site Design Review (See DR 01-16) 1rr section 1550 of the
zoning ordinance and will be required to comply with all applicable provisions of the Zonng
Ordinance.

Continuing with CCZO, Single-Family Residential :

IIw

.2
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Grace Baptist Church cu 0t-33

704 Criteria forAporoval of Conditional Uses:

I Signs shall b€ in accordance with Section 1300.

.2 Off-street parking shall be in accordance with Section 1400"

FIII{DING 2: Any proposed signs must conform to Section 1300, the County Sign Ordinance.
Parking shall conform to Section 1400, the County Off-street Parking Ordinance. An application
was submitted for a Site Design review which will review any proposed signs or off-steet
parking proposed by the church.

Following with The znungordinance, Single-Family Residential (R-10) Tane:

705 Standards:

.l Lot or Parcel Sizss:

The minimum lot or parcel size without public water or public
sewer shall be one acre.

The minimum lot or parcel size with public water and public sewer
shall be 10,000 square feet.

FINDING 3: The parcel size is 8.90 acres or 387,684 sqwre feet which appears to be an
adequate parcel size to accommodate the proposed use"

Following with The TnntngOrdinance, Single-Family Residential (R-10) Zone,Section 705:

"2 Lot or Parcel Dimensions:

A. The minimum average lot or parcel width shall be 70 feet.

B. The minimum average lot or parcel depth shall be 100 feet.

All lots or parcels shall have a minimum of 50 foot of usable
frontage on a public right-of-way; except a driveway to a single

A.

B.

C.
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parcel to be used for residential purposes may use a non-exclusive
easement for access to a public or count5r road.

FINDING 4: The subjectproperly at approximately 400'x 968'exceeds all of the required
minimum average width and depth requirements. The property has 400' of frontage on Ross

Road.

Following with The ZnnrngOrdinance, Single-Family Residential (R-10) Zone,section 705:

"3 Building Setbacks:

A. Front yard setbacks shall have a minimum depth of 25 feet" unless
a previous building line less than this has been establishd in
which case the minimum front yard for interior lots or parcels shall
be the average of the setbacks of the main structures on abutting
lots or parcels on either side, if both lots or parcels are occupied. If
one lot or parcel is occupied and the other is vacan! the setback
shall be the setback of the occupied lot or parcel, plus one-half the
remaining distance to the required 25 foot setback. If neither of the
abutting side lots or tracts are occupied by a stnrcture, the setback
shall be 25 feet.

Side yard setbacks shall be a minimum of l0 feet.

Rear yard setbacks shall be a minimum of 20 feet to the main
building.

Setbacks for insufficient right-oGway. The minimum front or side
yards, or other setbacks as stated herein, shall be increased where
such yard or setback abuts a street having insufficient right-of-way
width to serve the area. The Commission shall determine the
necessaq/ right-of-way width and the additional yard setback
requirements in such cases.

FINDING 5: The proposed church will meet the required setbacks. Drawings submitted by the
applicant indicate setbacks of 50'+ to the north side, I 16' on the south side, 60' in the front, and
about 400' for the rear setbacks to the main building.

Gracc Baptist Church

B.

c.

D.
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Grace Baptist Church cu 0l-33

Following with The ZoningOrdinance, Single-Family Residential (R-10) Zone,section 705:

Lot or Parcel coverage: The lot or parcel coverage shall not exceed 30
percent of the total area of the lot or parcel.

FINDING 6: The proposed church buildings as indicated on the plans will consist of a216,
wide x 109' long worship center with classrooms and offrce space totaling 23,544 sq. ft. to be
constnrcted when all permits are approved; and a future 216'wide x 141'long Sanctuary of
30,456 square feet to be constructed at an indeterminate time in the future. The plans also
indicate a 40' x 60' covered picnic are,a of 2,400 square feet; and 25' x 50'Mower and
Maintenance Building of 1,250 sqwre feet. All buildings total57,650 square feet. The 8.90 acre
site is 387,684 square feet. The building coverage is approximately 14.9 % of the total site area
which is well below the30Yo limitation.

Following with The Zomrrg Ordinance, Single-Family Residential (R-10) Znne,Section 705:

Height Limitations: The maximum height of a structure shall not exceed
35 feet or2-ll2 stories, whichever is less.

FINDING 7: The applicant has submitted elevations that do not have an accurate scale or
dimensions however the applicant states in the narrative that the building will be 35' in height.
This permit will not be valid unless the height limitation is folrowed.

Following with The Zonng Ordinance, Single-Family Residential (R-10) Zone,section 705:

off-Street Parking: Two off-street parking spaces shall be provided as
required in Section 1400.

FINDING 8: The applicant states that "Section1416.2 calls for one parking space for every 80
sqrure feet of sanctuary space with unfixed seating. The proposed plan calls for a sanctuary
space of 4,389 square feet, which would require 55 parking spaces. The site plan has l7l
parking spaces." The indicated l7l parking spaces are more than adequate for this facility.

Following with The ZoningOrdinance, Single-Family Residential (R-10) Zone,section 705:

.7 Accessory Buildings: Accessory buildings may be allowed if they fulfill

4

.5

.6

5S:\Board of Commissioncrs\TOBESCHD\CU 0l-33 ON-Appcal to BOC - lMF Devclopment Grace Baptisr Church.wpd



I

Gracc Baptist Church cu 0l-33

the following requirements:

If attached to the main building or separated by a breezeway, they
shall frrlfill the front and side yard requirements of the main
building.

If detached and located behind the rear-most line of the main
building, or a minimum of 55 feet from the front lot or parcel line,
whichever is greater, any one story accessory building may be
located adjacent to a rear and/or side lot or parcel line not fronting
on a steet when in compliance with the Building Code.

C. All other detached accessory buildings shall have a minimum
setback of 5 feet from the rear or side lot or parcel lines.

FINDING 9: The church plan indicates a covered picnic area and a mower and maintenance
building which are considered acce3sory 6uildings. These buildings are setback adequately and
easily meet the setback requirements.

Following with The ZonngOrdinance, Single-Family Residential (R-10) Zone,section 705:

.8 Churches shall meet the following requirements:

A. Minimum Lot Area: 20,000 sqwre feet for pre-existing, non-
conforrring parcels;

FII\IDING l0: The church properly at 8.90 acres and 387,684 square feet easily meets the
20,000 square feet minimum lot area criteria-

Following with The ZonngOrdinance, Single-Farnily Residential (R-10) Zone, Section 705.8:

B. Minimum Public Street Frontage: 100 feet;

FINDING 11: The subject properly has 400' of frontage on Ross County Road.

Following with The 7-onrng Ordinance, Single-Family Residential (R-10) Zone, Section 705.8:

C. Shall be located within 1000 ft. of a collector or arterial road;

A.

B

6S:\Board of Commissioncn\TOBESCHD\CU 0l-33 ON-Appcal to BOC - IMF Devclopment Grace Baptist Church.wpd



Grace Baptist Church cu 0t-33

FINDING 12: Ross Road which fronts the subject property for 400' is considered a minor
arterial by the County.

Following with The Zonng Ordinance, Single-Family Residential (R-10) Zone, Section 705.8:

D. Shall be capable of providing adequate fire flow;

FII\IDING 13: The applicant states in the written narrative tha! *The Fire Marshall has
indicated that there will be adequate access to and fire flow for the site. There is a 6-inch water
line in Ross Road. A fire Hydrant will be added on the site. .."

Following with The Zonng Ordinance, Single-Family Residentid (R-10) Zone, Section 705.8:

E. Shall be connected to sewer;

FII\IDING 13: The applicant has applied for a Variance (See V 01-03) to the sewer
connection requirement.

I Fofiowing with The ZotnngOrdinance, Single-Family Residential (R-10) Znne, Section 705.8:

F. Morimum coverage ofthe parcel shall not exceed 50% of land
areq

FINDING 14: The buildings onthe site will occupy no morethan 15% ofthe parcel as
calculated by staff. This is well belowthe 50% standard above.

Following with The Zonng Ordinance, Single-Family Residential (R-10) Zone, Section 705.8:

G. Shall meet the setback standards for residential structures;

FINDING 15: The church will meet setback standards for churches inthe R-10 zone
since it is not a residential structure.

Following with The Zoning Ordinance, Single-Family Residential (R-10) Zone, Section 705.8:

Conceptual Site Plan demonstrating compliance with the standards
of this section shall be submitted with all applications;

H.
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FINDING 16:

submitted.
The conceptual site plan demonstrating compliance with the standards was

Followingwith The Zorung Ordinance, Single-Family Residential (R-10) Zone, Section 705.8:

A new Conditional Use Permit shall be required forthe following
modifications to a prior Conditional Use Permit granted for a
church use:

The addition of usable building area on the site;
The addition of site areq
The establishment of additional uses such as firll-time day
schools or full-time day care centers.

FINDING 17: If this Conditional Use Permit (CUP) is approved then any modification
including the addition of usable building area on the site; the addition of site are4 and the
establishment of additional uses zuch as full-time day schools or full-time day care centers will
require a new CUP application and approval.

Section 1503 of the Zonng Ordinance requires the following:

1503 Conditional Uses:

Granting a Permit: The Commission may grant a Conditional Use Permit after
conducting a public hearing, provided the applicant provides evidence
substantiating that all the requirements of this ordinance relative to the proposed
use are satisfied and demonstrates the proposed use also satisfies the following
criteria:

A. The use is listed as a Conditional Use in the zone which is currently
applied to the site;

FINDING 18: The R-10 zone, SectionT03.2lists "Churches when sited in accordance
with Section 1550, Site Design Review, and other applicable provisions of this ordinance" as a

conditional use.

Continuing with Zoning Ordinance section 1503.5

I.

a.

b.
c.

5
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B. The use meets the specific criteria established in the underlying zone:

F'INDING 19: The criteria of the R-10 zone have been shown to be met in findings I
through 18 of this staffreport.

Continuing with Zoning Ordinance section 1503.5:

The characteristics of the site are suitable for the proposed use considering
size, shape, location, topography, existence of improvements, and natural
features;

FINDING 20: The 8.90 acre size and the 400' x 900' rectangular shape of the property is
more than adequate for the proposed church. The location of the prope4y appears to be a good
location for a church considering the existence of the transportation system, community water,
power, and telephone. There are undeveloped properties on the north and south sides of the
subject properly. If allowance is made for future roadways on the church property then the site
will be suitable for the area and its proximity to these undeveloped properties. The applicant has
applied for a variance (See V 01-03) to sewer connection to allow a DEQ approved sanitation
system since City sewer does not reach the property. The property is underlain by two soil types,
lA and lB Aloha silt loam, and slopes offgently with a slope of less than 8% towards the
southeast. Contours on the properly show an elevation difference of 30' between the upper
comer of the properly near Bachelor Flat Road diagonally to the other corner of the properly
approximately 1000' away. These characteristics appear to make the site suitable for the
proposed church if a variance to City sewer connbction is approved and if a sewage disposal
system can be approved by DEQ, and area is reserved for future roadways to connect
undeveloped surrounding properties.

Continuing with Zoning Ordinance section 1503.5:

The site and proposed development is timely, considering the adequacy of
transportation systems, public facilities, and services existing or planned
for the area affected by the use.

FINDING 21: The properly has public facilities available that include power, telephone,
and transportation access via Ross Road. Ross Road is a 40'wide paved County Road having a

substandard righrof-way width. The applicant states as well as indicates on the plan that a 10'

wide road right-olway will be dedicated along that portion of the property fronting on Ross
Road. The City comments that "Improvements to Ross Road should meet City Standards." The

C"

D.
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church will be required to:

l) Dedicate l0'additional right-of-way width to the east side of Ross Road fronting the
subject properly for future road widening purposes; with improvements to City Standards and
tied to the improvement at the intersection of Ross Road and Bachelor Flat Road..

2) Dedicate a25'wide right-of-way width along the north side of the property from 50'
west of the intersection of tax lots 3800 and 800 with the subject property running east; and a 25'
wide right-of-way dedication down the east side of the properfy for its entire length. These %

right-of-way width dedications will provide right-of-way for future road purposes.

Continuing with Zoning Ordinance section 1503.5

The proposed use will not alterthe character of the sunounding area in a
manner which substantially limits, impairs, orprecludes the use of
surrounding properties for the primary uses listed in the underlying
district;

FINDING 22: Primary uses listed in the underlying Single-Family Residential (R-10)
zonng district include single family detached dwellings. Properties surrounding the subject
parcel are all zoned R-10, Single-Family Residential and are comprised of 7.71and3.72
undeveloped acres to the north; 9.50 undeveloped acres to the south; 2.0 and 3.0 acres with
houses accessed from Childs Road to the east; and .91 and 1.05 acre parcels with houses to the
west; all zoned R-10. The proposed church facility as indicated on the site plan does not provide
for access or connectivity to sunounding properties that are zoned primarily for residential use.

In ligbt of access management to future undeveloped surrounding parcels, the church shall
dedicate a 25'wide right-of-way strip down the north side of the property from 50''west of the
intersection of tax lots 3800 and 800; and a 25' wide right-of-way dedication along the entire east

side of the property for its entire length, so as to not substantially limit, i*prt, or preclude the
use of surrounding properties from the primary uses listed in the underlying disfiict.

Following with Goals and Policies of the Comprehensive Plan which apply to the proposed use:

URBANIZATION

GOAL:

E.
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Grace Baptist Church

To create and maintain the urban gowth boundaries based upon the consideration of the
following factors:

Need for housing, employment opportunities, and livability.

Orderly and economic provision for public facilities and services.

Maximum efficiency of land uses within and on the fringe of the existing urban
area.

5. Environmental, energy, economic, and social consequences.

POLICIES: It shall be a policy of the County to:

1. Provide an orderly and efficient transition from nral to urban land use.

Utilize the area in the urban growth boundaries with the most efficient manner of
service expansion.

5" Minimize the conflicts between urban and rural land uses-

6. Control development within the limitation of the public's ability to provide
servlces.

cu 0l-33

2.

3.

4.

2.

Locate major public and private developments where they will not encourage
residential growth outside the designated boundary.

Provide direction for developers to utilize land within the boundary in the most
efiicient manner.

FII\IDING 23: The above stated "Urbanization" goal and policies of the Comprehensive Plan
can be met by the church if consideration for; livability, orderly and efficient transition from rural
to urban uses, reduction of potential conflicts, and direction for development; can be addressed in
the most efficient manner. The church can meet this goal and the above policies by dedication of
% nght-of-ways for access to surrounding undeveloped properties to insure that when developed
the pattern on the land surrounding the church will also promote livability, by agreeing to provide
necessary infrastructure to accommodate the development until such time as the property is
annexed or sewer becomes available, and through the provision of screening from parking areas

and the proposed athletic fields through the use of vegetative buffers and fencing.

8.

9
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Continuing with Goals and Policies of the Comprehensive Plan which apply to the proposed use:

PUBLIC FACILITIES AND SERVICES

GOAL:

To plan and develop a timely, orderly, and efficient arrangement of public services as a
framework for urban and rural development.

POLICIES: It shall be County policy to:

Require that adequate types and levels of public facilities and services be provided
in advance of or concurrent with development.

Encourage new development on lands within urban growth boundaries or built
and committed exception areas.

Coordinate public facilities and services planning with affected service disticts
and/or agencies.

Dircct new development into areas where services exist or are proposed within a
reasonable time frame.

ll. Review facility plans for urbanizable areas to assure proper coordination of
facilities consistent with the long-range plans and procedures established within
the urban growttr management agreements.

Support a level of fire safety and service in all areas of the County sufficient to
minimize the risk of fire damage to life and property.

FINDING 24: The Public Facilities and Service Goal is to plan and develop a timely, orderly,
and efficient arrangement of public services as a framework for urban and rural development.
The church has been willing to cooperate frrlly to meet this goal and will provide adequate types
and levels of public facilities and services to include: water, to be provided by McNulty Water
Association; sewer/sanitation, to be approved by Oregon Departrnent of Environmental Quality
(DEO if V 01-03 is approved allowing temporary use of on-site system rather than requiring
public sewer connection until such time as public sewer connection is available; storm water
management; and transportation, to include dedication of adequate facilities. The St. Helens Fire

I

4

5.

9

13
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Distict and Columbia County Sheriffs Offrce will provide emergency service to the church.

Following with Goals and Policies of the Comprehensive Plan which apply to the proposed use:

TRA}ISPORTATION

GOAL:

The creation of an effrcient safe, and diverse transportation system to serve the needs of
Columbia County residents.

OBJECTIVES:

l" To utilize the various modes of transportation that are available in the County to
provide services for the residents.

2. To encourage and promote an efficient and economical transportation system to serve
the commercial and industrial establishments of the County.

3. To improve the existing transportation system.

POLICIES:

2. The dedication of adequate rights-of-way to meet the standards set in the
Transportation Plan shall be required of any person seeking aZnne Change,
Conditional Use Permit, SuMivision, or Partition. The developer of a suMivision in
an urban growttr area will be required to make the appropriate improvements to any
related street to meet the standards set in a Transportation Plan.

3. Appropriate offisite improvements to county roads shall be required whenever a
development results in a major increase in traffic on an existing county road.

FIITIDING 25: The church is willing to meet the provisions of theTransportation Goal in the
Comprehensive Plan which is to create a effrcient safe, and diverse transportation system to
serve the needs of Columbia County residents. This would include all residents in the vicinity
and surounding the subject properly of the church. One object of the tansportation goal is to
improve the existing transportation system. A policy meeting ttre above objective is the
dedication of adequate rights-of-way to meet the standards set in the Transportation Plan which
shall be required of any person seeking aZone Change, Conditional Use Pennig Subdivision, or
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Partition. The applicant has applied for a conditional use permit and stated that they will
dedicate an additional l0'of right-of-way along that portion of Ross Road fronting the subject
properly. To prevent future discontinuance of a roadway system between properties to the north
and east of the chwch property the church shall dedicate a 25' wide right-of-way snip down the
north side ofthe property from 50'west of the intersection of tax lots 3800 and 800 extending
eastward; and then 25' along the entire length of the eastem property line. The application will
then satisff the transportation goal of the comprehensive plan.

Continuing with Zoning Ordinance section 1503.5:

F. The proposal satisfies the goals and policies of the Comprehensive Plan which
apply to the proposed use;

X'INDING 26: The Grace Baptist Church facility in this neighborhood can satisfy the goals and
policies ofthe Comprehensive Plan if provisions meeting the Goals of Urbanization, Public
Facilities and Services, and Transportation mn be met per findings23,24, and 25 above.

Continuing with Zoning Ordinance section 1503.5:

G" The proposal will not create any hazardous conditions.

f,'INDING 27: The proposed churchwill not create any hazardous conditions. Proper
signage will be required for traffic circulation in the church parking lot with stop signs visible
before entering a public thoroughfare. The County Road Departrrent checks and approves line of
sight conditions before issuing a County Road Access Perrnit which the church must have for
accesV egress from driveways. All Americans With Disabilities provisions as well as fue code
must be met before final approvaVoccupancy of the church building is given by the Cotrnty
Building Departnent.

Continuing with Zoning Ordinance section 1503:

.6 Design Review: The Commission may require the Conditional Use be subject to a
site design review by the Planning Commission.

FINDING 25: A Site Design Review, DR 0l-16, is presently scheduled to go before the
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Planning Commission concwrently with this application.

COMMENTS:

l" The County Sanitarian has reviewed the application and has no objection to its
approval as submitted.

2. The County Building Official has reviewed the application and has no objectionto
this approval as submitted but comments tha! "Building needs to be sprinkled and
meet ADA requirements"

3" The City of St. Helens states that *The City cannot annex this property into the City
until it is contiguous." A letter was sent on February 15, 2001 stating, "The St.

Helens planning Commission met at their regularly scheduled meeting on February
13,2001 and generally agreed to recommendthe following:

l. No objections to the Variance requesl

B) Handicap requirements be complied with prior to final occupation.

c) The applicant should make sure that area lights do not significantly impact
neighbors"

D) Drainage pla"s should be coordinated with the St. Helens City Engineer.

An easement across the north and east portions of the properly for possible
futrue road(s) to connect to Maple Road or other roads from the north or
east. This easement should allow neighbors the right to install public
roads to include accesses to this site. Easement could be to ttre County or
City to control accesses without official improvements.

F) Improvements to Ross Road should meet City Standards.

The Ross and Bachelor Flat Roads intersection should be reviewed for
safety issues and considerations should be given to making improvements
anlor adding taffrc contol devices in response to any factual safety issues.

There are several trees on the site and they should be given careful
consideration to save them where reasonable-

E)

G)

n)
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4. Kristine Lambert of the St. Helens CPAC comments that, "The neighbors
surrounding future church have 3 basic concems. (1) No removal of large tree's on
church property (2) neighbors would like to see existing trees on (North line) remain
as a buffer zone & potential further designated access easement to the approximate
14 acres of undeveloped properfy. (Concems over land lock potential) (3) upgrade of
Ross Road Yz street improvement (20 ft. pavement 6 ft. sidewalk) * city street
standards for minor arterial."

5" The County Roadmaster commented that, 'T.{eed access permit which will require
paving of approach. Need to dedicate l0' of ROW along Ross Rd. for future arterial"
Need to dedicate 50' of ROW along north boundary tapering to21for future
development and25 feet along east boundary unless altemative design are approved
for traffic circulation."

6" The St. Helens Fire commented ttrag *Applicant must provide fire access and water as

required by current Fire Code."

7 The St. HelenVColumbia City CPAC is in general, in favor of this application, with
the following concerns:

"Lacking any guidance from the City of St. Helens (in the form of a master plan
map and overlay) for the proposed location of future roads and services in the
UGA, the CPAC is concemed about adequate and sensible right of ways for the
inevitable development of surrounding properties. We recommend as a condition
of approval that a 25 feet dedication for a future road be required on both the
north and south boundaries of the subject property; with the understanding that at
such time as a connecting road is actually constructed, that any remaining
dedication unused would be vacated and returned to the church."

No other comments have been received from notified nearby properqy owners or affected
govemment agencies as of the date of this staffreport (February 21,2001).

CONCLUSION AND RECOMMENDATION:

Based on the above findings, staff recommends approval of this Conditional Use Permit request
for the Grace Baptist Church to locate on the subject property in the single-family (R-10) zone, as

a conditional use upon meeting the following conditions:
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l. The church shall have Variance, V0l-03; and Site Design Review, DR 0l-16, approved

and all conditions of approval met before a building permit can be issued. All conditions of
approval for these other land use applications are hereby adopted by reference and shall become

conditions of approval for this application.

2. The owner of the properly shall sign a Waiver of Remonstrance regarding the formation

of a future Local Improvement Disfiict (LID) that will provide improvements including street

improvements, curbs, gutters, sidewalks, storm drainage facilities, steet lighting and like type

improvements at a time when futrue development warrants. This waiver shall run with the land

and shall be binding on all successors in interest to the property.

3. The church shall dedicate right of way as follows:

A) Dedicate l0' additional right-of-way width to the east side of Ross Road

fronting the subject properly for futtue road widening purposes; with
improvements to City Standards and tied to the improvement at the
intersection of Ross Road and Bachelor Flat Road..

B) Dedicate a25'wide right-of-way width along the north side of the
properly from 50' west of the intersection of tax lots 3800 and 800 with the

subject property running east; and a 25' wide rigbt-of-way dedication down

the east side of the properly for its entire length. These Yz ifirt-of-way
width dedications will provide right-of-way for future road purposes.

c) The Church shall have the dedicated road riglrt-of-ways surveyed and

monumented with the survey being recorded with the County Surveyor

4. The owner of the properly shall install a fire hydrant to St. Helens Rural Fire Protection

Distict specffications in consultation with the McNulty Water Association.

5. The applicant shall provide documentation from the McNulty Water Association stating

that water can be supplied to the subject properly and that distribution facilities are adequate for
water provision.

6. The applicant shall provide documentation from the County Public Works Department

and comments from the City Public Works Department stating that the proposed Stormwater

Management Plan for the site is adequate and acceptable.
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ON-APPEAL FINDINGS:

Condition # 2 States:

"The owner of the property shall sign a Waiver of Remonstrance regarding the formation
of a future Local Improvement District (LID) that will provide improvements including
street improvements, curbs, gutters, sidewalks, storm drainage facilities, steet lighting
and like type improvements at a time when future development warrants. This waiver
shall run with the land and shall be binding on all successors in interest to the properly."

Grace Baptist's Reason for Appeal of Condition 2: Grace Baptist Church agrees with this
condition as it relates to Ross Road improvements and utility improvements that will benefit the
church.

Grace Baptist Church is appealing the condition as it may relate to future development of the
easementV right ofways on the North and East sides of the properly, as these improvements are

exclusively for the benefit of others, and not the church. We see this as illegal takings without
just compensation under the 56 Amendment to the U.S. Constitution.

ON-APPEAL FINDING 1: Staffagrees with the churches position regarding the takings issue

and the churches willingness to sign a Waiver of Remonstrance regarding the fomration of an

LID applicable forRoss Road only.

Following with Condition #3B which states:

"Dedicate a 25'wide right-of-way width along the north side of the property from 50'
west of the intersection of tax lots 3800 and 800 with the subject properly running east;

and a 25' wide right-of-way dedication down the east side of the property for its entire
length. These % tright-of-way width dedications will provide right-of-way for future
road purposes."

Grace Baptist's Reason for Appeal of Condition 3B: Grace Baptist Church is appealing the

requirement to immediately dedicate this land as a Public Right of Way at this time. We are

willing to give the City of St. Helens and Columbia County an easement meeting the'same
description for any and all utilities, and will further irrevocably consent to their dedication as a

Right of Way at such time as the roadway and it's associated improvements are placed and paid

by others. Out [sic] testimony referred to these parcels as easements. We see this future liability
as an illegal taking without just compensation under the 5e Amendment to the U.S. Constitution.
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If a right of way is needed at this time, the Church must be compensated for their prope{y, as

there is no cornmon need at this time.

ON-APPEAL FIIIIDING 2: Staff agrees with the churches position regarding the takings

issue and feels that easements will accomplish the reservation of right of way for future roadway
purposes when development warrants.

Following with Condition #3C which states:

The Church shall have the dedicated road right-of-ways surveyed and monumented
with the survey being recorded with the County Surveyor."

Grace Baptist's Reason for Appeal of Condition 38: An easement can be described and

recorded without monumenting. This further burden upon the Church is a taking, and the cost

should be born by those benefitting.

ON-APPEAL FINDING 3: Staffagrees that recorded easements will accomptsh reservation

) of rigbt of way for future roadway use and that surveying and monumenting is unnecessary.

STAX'F RECOMMENDATION :

Staffagrees with the appellant's contention as stated in the above reasons of appeal and

recornmend that Final Order CU 0l-33 Conditions of Approval 2,38, and 3C be modified as

follows (Added language in BOLD; deleted language instri*eout):

2. The owner of the properly shall sign a Waiver of Remonstrance regarding the forrration
of a future Local Improvement District (LID) that will provide improvements to Ross

Road fronting the subject property including street improvements, curbs, gutters,

sidewalks, storm drainage facilities, street lighting and like type improvements at a time
when future development warrants. This waiver shall run with the land and shall be

binding on all successors in interest to the properly.

3.8 Recordffic a 25"widedglrt"oF.wayridth easement for any and all utilities with
the churches irrevocable consent to dedicate easements as a right of way at such

time as the roadway and it's associated improvements are needed to be developed
along the north side of the property from 50'west of the intersection of tax lots 3800 and

66
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800 with the subject property running east; and a 25'wide right-of-way easement
dcdication down the east side of the property for its entire length. @

tt

The Church shall have a legal description of the easements recorded on the deed to
the church property.

, Gracc BaPtist Church

3.C
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ATTACHMENT B

Grace Baptist Church

COLUMBIA COUNTY BOARD OF' COMMISSIONERS
STAFF REPORT. R-10 ZOI\E

05/10/01
.6GRACE BAPTIST CHI]RCH"

FILE NUMBER: DR 0l-16

APPLICANT: IMF Development - Frank Wood
PO Box 151

Clackarnas, Oregon 97 015

PROPERTY OWNER: Grace Baptist Church
PO Box 1121
St. Helens, Oregon 97051

PROPERTYLOCATION.M'ifJ*ffi 
THf HffiTff#3i:1$;SI],ffi:r'

REQUEST: The applicant requests approval of a Site Design Review
Conditional Use Permit to allow a church in the Single-Family
Residential (R-l 0) 7nne.
(See also V 0t-03 & CU 0l-33)

TAX ACCT. NUMBER: 4107-013-00103

ZONING: Single-Family Residential (R-10) inside Urban Growth Boundary

PLEASE NOTE: The following staffreport remains the same as the amended Planning
Commission staffrepofiof 3D0l01with the exception of the On-
Appeal staffrecommendation at the end of this report. (Please also

see BOC On-Appeal staffreport dated 5/10/01 for CU 01-33)

BACKGRO{JIYD:

The applicant requests approval of a Site Design Review Permit for a Church in the Single-
Family Residential (R-10) Zone pursuant to Section 705.8 of the ZontngOrdinance (See also CU

0l-33 and V 0l-03). The subject property is located in the Urban Growth Boundary of the City
of St. Helens and is within the St. Helens Rural Fire Protection District and McNulty Water

J service boundaries. The subject property is presently used as a hayfield, has no outstanding. //
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features, and has approximately 400 ft. of frontage on Ross County Road. The FEMA Flood
Insurance Rate Map (FIRM), Map # 41009C0451 C, Panel, 451, Dated August 16, 1988, lists
the subject prop€rly as being located inside "Zone X" which is "Areas determined to be outside
the 500 year flood plain." The National Wetlands Inventory Map, "St. Helens" does not indicate
the presence of a wetland on the properly"

SOILS:

The Soil Survey of Columbia County, Oregon lists both soils as Prime Farmland soils and states

about both soils underlaying the subject property that "Permeability of the aloha soil is
moderately slow. ... If the soil in this unit is used for homesite development the main limitations
are seasonal wetness and moderately slow permeability. Drainage is needed if roads and building
foundations are constructed. Wetness can be reduced by installing drain tile around footings."

Typ % ofParcel Agric Cap.

lA Aloha silt loam, 66% IIw

0 to 3 o/o slopes

IB 33% IIwAloha silt loam,
3 to $Yo slopes

FINDINGS:

Following with the Columbia County Zonng Ordinance, Section 1550, Site Design Review
criteria and standards :

Section 1550 SITE DESIGN REVIEW

The Site Design Reviewprocess shall apply to all new development redevelopment
expansion, or improvement of all community, govemmental, instifutional, commercial,
industrial and multi-family residential (4 or more units) uses in the County.

.l Types of Site Design Review:

Type l: Projects, developments and building expansions which meet any of
the following criteria:
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are less than 5,000 sq.ft., and are less than 10% of the square footage of an
existing structure.

lncrease the number of dwelling units in a multi-family project.

Increase the height of an existing building.

Tvpe 2: Projects, developments and building expansions wtrich meet any of
the following criteria:

have an area of 5,000 sq. ft. or more, or are llYo or more of the sqwre
footage of an existing stnrctre.

Change the category of use (e.g., commercial to industrial, etc.).

New oflsite advertising signs or billboards.

Any project meeting any of the TyW2 criteria shall be deemed aType2
Design Review application.

Desigrr Review Process: The Planning Director shall review and decide all Type
I Site Design Review applications. The Planning Commission shall review all
Type2 Design Reviewapplications. Applications shall be processed in
accordance with Sections 1600 and 1700 ofthis ordinance.

FII\IDING 1: The church facility will consist of sanctuary, classrooms, and
maintenance/storage building. The sanctuary and classrooms will total approximately 23,844 q.
ft according to the applicant while the maintenance/storage building will be approximately 1,250

sq. ft. This application is therefore considered a Type 2 design review and will be processed and

heard by the Planning Commission as such.

Continuing with the Zonng Ordinance, Section 1550, Site Design Review:

Pre-application Conference: A pre-application conference is required for all
projects applying for a Site Design Review, unless the Director or hiVher
designate determines it is unnecessary. The submittal requirements for each

application are as defined in this section and the standards of the applicable zone,

and will be determined and explained to the applicant at the pre-application
conference.

I

2.

3.

I

2

3

4

"2

.3
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5

4 The committee shall be appointed by the
Planning Director and shall consist of at least the following officials, or their
designated staffmembers. Only affected officials need to be present at each pre-
application conference.

The County Planning Director.
The County Director of Public Works.
The Fire Marshal ofthe appropriate Rural Fire Dishict.
The County Building Official.
The County Sanitarian.
A crty representative, for projects inside Urban Growth Boundaries"
Other appointees by the Planning Director, such as an Architect,
Landscape Architecg real estate agent, appropriate officials, etc.

Submittal documents: The following documents, when applicable, are required
for a Site Design Review. The scope of the drawings and documents to be
included win be determined at the pre-application conference by the Pre-
application Conference Committee, and a Site Design Review Submittal Checklist
will be given to the applicant, documenting which items are deemed not
applicable or not necessaq/ to determine compliance with County and State

standards, with a short explanation given for each item so determined.

a)
b)
c)
d)
e)

D
s)

A. History.
B. Project narrative.
C. Existing site plan.
D. Proposed site plan.
E. Grading plan.
F. Drainage plan.
G. Wetland mitigation plan.
H. Landscapingplan.
I. Architectural plans.
J. Sign drawings.
K. Access, parking and circulation plan.
L. Impact assessment.

M. Site Design Review Submittal Checklist.

Site Plan Submittal and Analysis: The applicant shall submit an application and

any necessary supplemental information as required by this ordinance to the Land
Development Services Department. The Planning Director or designate shall
review the application and check its completeness and conformance with this
ordinance. Once a Type2 application is deemed complete, it shall be scheduled

.6
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for the earliest possible hearing before the Planning Commission. A staff report
shall be prepared and sent to the applicant, the Planning Commission, and any

interested party requesting a copy.

Planning Director Review: All Type I design review applications will be
processed by the Planning Director or designate according to Sections 1601,1602
and 1609 of this ordinance. If the Director determines that the proposed
development meets the provisions of this ordinance, the director may approve the
project and may attach any reasonable conditions.

Planning Commission Review: The Planning Commission shall hold a public
hearing for all Type 2 Design Review applications according to Sections 1603,

1604 and 1608 of this ordinance. If the Planning Commission determines that the
proposed development meets the provisions of this ordinance, it may approve the
project. The Planning Commission may attach any reasonable conditions to its
approval of a site plan.

Compliance: Conditions placed upon the development of a site are also placed
upon any building permits issued for the same site. These conditions shall be met
by the developer prior to an occupancy perrnit being issued by the Building
Offrcial, or as an altemative, a bond shall be posted equal to 125% of the
estimated cost of the unfinished worlq to ensure completion within I year of
occupancy. If all improvements are not completed within the l-year bond period,

the County may use the bond to complete the work.

FINDING 2: The applicant attended several pre-application conferences between December

and January 4n to discuss application zubmittal requirements. The application was then
subsequently submitted, accepted as complete and scheduled for a Planning Commission hearing

on March 5, 2001. The applicant submitted suffrcient documents applicable to this proposal

and for review of this application

Continuing with the Zonng Ordinance, Section 1550, Site Design Review:

.10 Existing Site Plan: The degree of detail in the existing site plan shall be

appropriate to the scale of the proposal, or to special site features requiring careful

design. An existing site plan shall include the following, unless it is determined by

the Planning Director that the information is not applicable or is not necessary to

determine compliance with County and State standards, and a short explanation
will be given for each item so determined:

7

8

9
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A. A vicinity map showing location of the property in relation to adjacent
properties, roads; pedesnianways and bikeways, and utility access. Site
features, manmade or natural,.which cross property boundaries are to be
shown.

B A site description map at a suitable scale (i.e. l":100'; 1n:50'; or l"=20')
showing parcel boundaries and gross are4 including the following
elements, when applicable:

l. Contour lines atthe following minimum intervals:

2footintervals for slopes 0-20%;

5 or l0 foot intervals for slopes exe,eding20o/o;

Identification of areas exceeding 35% slope.

In special areas, a detailed slope analysis may be required. Sources
for slope analysis include maps located at the U.S. Natural
Resources Conservation Service offrce.

Potential natural hazard areas, including potential flood or high
ground water,landslide, erosion, and drainage ways. An
engineering geologic study may be required.

Wetland areas, springs, wildlife habitat areas, wooded areas, and

surface features such as mounds and large rock outcroppings.

5. Sheams and stream corridors.

Location, species and size of existing trees proposed to be
removed.

Significant noise sources.

Existing structures, improvements, utilities, easements and other
development.

9. Adjacent properly structures and/or uses.

FIII{DING 3: A vicinity map is included in the file. The applicant submiued an "Existing

a

b.

c"

2.

3

4.

6.

7

8
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Conditions" map at l " : 40' with contour lines at 2 foot intervals. Slopes are less than2}Yo. A
slope analysis is not required on the subject properly since slopes a very gentle and low angle.

The subject property has no flood or other potential nahral hazards. There are no wetlands
identified on the subject properly although the ground app€ars to be quite wet in winter. There

are no streams crossing the property. The applicant did not include the location, species and size

of existing hees proposed to be removed. Several concerned neighbors have expressed concern
about the removal of trees from the property. There do not appear to be any existing or proposed

noise sotuces related to the church development other than noise from machinery or construction
of the buildings themselves. There are no existing stuctures, improvements, utilities, easements

and other development on the properly. The applicant did not identiff adjacent properly
stnrctures and/or uses.

Continuing with the Zonng Ordinance, Section 1550, Site Design Review:

ll Proposed Site Plan: A complete application for design review shall be submitted,
including the following plans, which may be combined, as appropriate, onto one
or more drawings, unless it is determined by the Planning Director that the
information is not applicable or is not necessaqr to determine compliance with
County and State standards, and a short explanation will be given for each item so

determined:

A. Site Plan: The site plan shall be drawn at a suitable scale (i.e. l":100',
l":50', or l":20') and shall include the following:

I The applicant's entire properly and the sturounding area to a
distance sufficient to determine the relationships between the
applicant's properly and proposed development and adjacent
properties and developments.

Boundary lines and dimensions of the property and all proposed
propeny lines. Future buildings in phased development shall be

indicated.

Identification information, including names and addresses of
project designers.

Natural features which will be utilized in the site plan.

Location, dimensions and names of all existing or platted roads or

2.

3

4.

5
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other public ways, easements, and railroad rights-of-way on or
adjacent to the property, city limits, section lines and corners, and
monuments.

Location and dimensions of all existing structures, improvements,
or utilities to remain, and struchres to be removed, all drawn to
scale.

7. Historic stnrctures, as designated in the Comprehensive Plan.

8 Approximate location and size of storm water retention or
detention facilities and storrn drains.

Location and exterior dimensions of all proposed stnrctures and
impervious surfaces.

10. Location and dimension of parking and loading areas. pedeshian
and bicycle circulation, and related access ways. Individual
parking spaces shall be shown.

11. Orientation of structures, showing entrances and exits.

All exterior lighting, showing type, heighg wattage, and hours of
use.

13. Drainage, including possible adverse effects on adjacent lands.

14. Service areas for waste disposal and recycling.

l5 Noise sources, with estimated hours of operation and decibel levels
at the properly boundaries.

16. A landscaping plan which includes, if applicable:

a. Location and height of fences, buffers, and screening;

Location ofterraces, decks, shelters, play areas, and
common open spaces;

Location, type, size, and species of existing and proposed
shrubs and trees; and

6.

9.

t2.

b.

c.
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d. A narrative which addresses soil conditions and erosion
control measures.

FINDING 4: The proposed site plan for the church shows the entire subject properly but does

not show the surrounding area to a distance sufficient to determine the relationships between the

applicant's property and proposed development and adjacent properties and developments. The
site plan shows boundary lines and dimensions of the property. There are no proposed property

lines. The site plan indicates the proposed church buildings to be constructed when permitting is

completed with a future sanctuary building indicated. Identification information, including
names and addresses ofproject designers is included in the written infomration submitted with
the site plan as well as being listed on the drawings for the site plan. There iue no natural
features that will be utilized in the site plan other than the gently sloping site itself. The site plan
shows Ross Road but does not indicate other public ways, easements, and railroad rights-of-way
on or adjacent to the property, city limits, section lines and corners, and monuments. There are

no existing strucfures or improvements therefore none were shown. There are no historic
structures on the subject properly as designated in the comprehensive plan. The applicant has

shown stormwater facilities that include collection points such as catch basins, storm drainage

lines and a detention pond area on the lowest southeast corner of the prop€rty. The applicant
states that water will be pumped up to Ross Road. The site plan details the proposed im.pe_rvious

surfaces on the property which include the roofs of all buildings as well as paved parking areas.

Location and dimension of parking and loading are:rs. pedestrian and bicycle circulation, and

related access ways. The l7l individual parking spaces plus loading spaces are shown on the site

plan. The orientation of structures, showing entrances and exits are shown on the site plan and

building elevations submitted with the application. The site plan includes a lighting plan
showing all exterior lighting that includes parking lot lights and light bollards. The type, height,
wattage, and hotrs of use of the lighting is not on the site plan. The drainage plan indicates a

storm drainage detention and water quality basin designed for a25 year storm with a drain to
public storm drain at a rate of predevelopment l0 year storm. Service areas for waste disposal

and recycling are shown as "Refuse Storage within a 5' Sight Obscuring Fence". The applicant t
lists possible noise sources, with estimated hours of operation but does not include decibel levels

at the property boundaries. The site plan includes a landscaping plan which includes the location
of shelters, play areas, and common open spaces; the location, type, size, and species of proposed

shrubs and trees; and a description of the soil conditions as determined in the Soil Survey of
Columbia County and the County Sanitarian's report on previous lot evaluations.

Continuing with the Zoning Ordinance, Section 1550.1l, Site Design Review:

B. Grading Plans: A preliminary grading plan indicating where and to what

9
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extent grading will take place, including general contour lines, slope
ratios, slope stabilization proposals, and natural resource protection
proposals.

FINDING 5: The applicant submitted a "Grading and Drainage Plan" - Contours are indicated
at l'-0u intervals, however the applicant does not include a discussion on to what extent grading

will take place.

Continuing with the ZnfugOrdinance, Section 1550.11, Site Design Review:

C. Architectural Drawings:

l. Building elevations and sections;

2. Building materials (color and type);

3. Floor plan.

FINDING 6: The building elevations and floor plan were submitted with this application. The
applicant does state that, *All buildings constmcted on site will be wood frame buildings,
occr.pancy M.l, Type V, one-hour fire rated."

Continuing with the ZormgOrdinance, Section 1550.1l, Site Design Review:

D. Sigrrs: (see also Zoning Ordinance Section 1300)

l. Freestanding sign:

Location of sign on site plan;

Elevation of sign (indicate size, total height, height between
bottom of sign and ground, color, materials, and means of
illumination).

2.

a.

b.

On-Building Sign:
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Building elevation with location of sign (indicate size,
color, materials and means of illumination);

Plot plan showing location of signs on building in relation
to adjoining properly.

FIIIIDING 7: The application does not indicate a sign. The church will be required to submit an
application for design review of any proposed signs in the future.

Continuing with the Znmrrg Ordinance, Section 1550, Site Design Review:

.12 Landscaping: Bufferins. Screening and Fencing:

A" General Provisions:

Existing plant materials on a site shall be protected to prevent
erosion. Existing trees and shrubs may be used to meet
landscaping requirements if no cuuing or filling takes place within
the dripline of the trees or shrubs.

2. All wooded areas, significant clumps or groves of tees, and
specimen conifers, oaks or other large deciduous trees, shall be
preserved or replaced by new plantings of similar size or character"

B. Buffering Requirements:

Buffering and/or screening are required to reduce the impacts on
adjacent uses which are of a different type. When different uses

are separated by a right of way, buffering, but not screening, may
be required.

2. A buffer consists of an area within a required setback adjacent to a
properly line, having a width of up to 10 feet, except where the
Planning Commission requires a greater width, and a length equal

to the length of the property line adjacent to the abutting use or
uses.

Buffer areas shall be limited to utilities, screening, pedestrian and

bicycle paths, and landscaping. No buildings, roads, or parking

a.

b.

I

I

3
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areas shall be allowed in a buffer area.

4" The minimum improvements within a buffer area shall include:

a" One row of tees, or groupings of fiees equivalent to one
row of tees. At the time of planting, these trees shall not
be less than l0 feet high for deciduous trees and 5 feet high
for evergreen trees, measured from the ground to the top of
the tee after planting. Spacing of trees at maturity shall be
sufficient to provide a year-round buffer.

In addition, at least one 5-gallon shrub shall be planted for
each 100 square feet ofrequired buffer area.

The remaining area shall be planted in grass or ground
cover, or spread with bark mulch or other appropriate
ground cover (e.g. round rock). Pedesrian and bicycle
paths are permitted in buffer areas.

C. Screening Requirements:

Where screening is required, the following standards shall apply in
addition to those required for buffering:

a- A hedge of evergreen shrubs shall be planted which will
form a four-foot high continuous screen within two years of
planting; or,

An earthen berm planted with evergreen plant materials
shall be provided which will form a continuous screen six
feet in height within two years. The unplanted portion of
the berm shall be planted in lawn, ground cover or bark
mulch; or,

c. A five foot or taller fence or wall shall be constructed to
provide acontinuous sightobscuring screen. Fences and
walls shall be constructed of any materials commonly used

in the construction of fences and walls such as wood, brick,
or other materials approved by the Director. Comrgated
metal is not an acceptable fencing material. Chain link
fences with slats may be used if combined with a

b.

c.

I

b.
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3"

2.

5

continuous evergreen hedge.

When the new use is downhill from the adjoining zone or use

being protected, the prescribed heights of required fences, walls, or
landscape screening along the common properly line shall be

measured from the actual grade of the adjoining property at the
common properly line. This requirement may be waived by the
adjacent property owner.

If four or more off-steet parking spaces are required, oFstreet
parking adjacent to a public road shall provide a minimum of four
square feet of landffiping for each lineal foot of steet frontage.
Such landscaping shall consist of landscaped berrns or shrubbery at
least 4 feet in total height at maturity. Additionally, one nee shall
be provided for each 50 lineal feet of street frontage or fraction
thereof.

Landscaped parking areas may include special design features such
as landscaped berms, decorative walls, and raised planters.

Loading areas, outside storage, and service facilities must be
screened from adj oining properties.

4"

D. Fences and Walls:

Fences, walls or combinations of earthen berms and fences or walls
up to four feet in height may be constructed within a required front
yard. Rear and side yard fences, or berm/fence combinations
behind the required front yard setback may be up to six feet in
height.

The prescribed heights of required fences, walls, or landscaping
shall be measured from the lowest of the adjoining levels of
finished grade.

Fences and walls shall be constructed of any materials commonly
used in the construction of fences and walls such as wood, brick,
or other materials approved by the Director. Comrgated metal is
not an acceptable fencing material. Chain link fences with slats
may be used if combined with a continuous evergreen hedge.

I

2.

3
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E. Re-vegetation: Where natural vegetation or topsoil has been removed in
areas not occupied by structures or landscaping, such areas shall be

replanted to prevent erosion.

FINDING 8: The landscape plan submitted with this application indicates 14 ash trees no less

than l0'minimum height extending % distance along the northem boundary line from Bachelor
Flat Road; 13 Japonicum tees no less than l0'in height extending along the entire front property

line 30' on center; 14 ash trees no less than l0' in height Yzway along the southern properly line
from Ross Road; and about 35 Norway maples no less than l0' in height and 30' on center

scattered around the buildings and parking areas. In total the Landscape Plan indicates 95 trees

no less than l0' in height planted on the subject properly. There are also numerolrs azaleas and

other types of shrubs planted in planters around the parking areas and proposed church grounds"

These plantings appeff to be sufficient to replace any trees or vegetation that will need to be

removed for the churches development of this property. A condition of approval shall be that
the church shall fence the boundaries ofathletic fields and/or playground areas adjacent to
existing residential areas. A five foot or taller fence or wall shall be constnrcted to provide a

continuous sight obscuring screen. Fences and walls shall be constructed of any materials

commonly used in the consbrrction of fences and walls such as wood, brick, or other materials
approved by the Director. Another condition of approval shall be that the church shall provide a

vegetative buffer approved by the director between all parking areas and residential areas. This
vegetative buffer shall consist of a hedge of evergreen shrubs which will form a four-foot high
continuous screen within two years of planting. The applicant shall replant with perennial grass

seed all areas of the ground cover disturbed by the development of this properly.

Continuing with the Zonng Ordinance, Section 1550, Site Design Review:

.13 Standards for Approval:

The Planning Commission or Director shall make a finding with respect to each of
the following criteria when approving, approving with conditions, or denying an

application:

A. Flood Hazard Areas: See CCZO $l100, Flood Hazad Overlay Zone. All
development in Flood Hazard Areas must comply with State and Federal

Guidelines.

FINDING 9: The subject property is within the FEMA, Flood Insurance Rate Map (FIRM),
Map Number 41009C0451 C boundary. The property is located rnZone 'X" which described as

"Areas determined to be outside the 500 year flood plain." There are no flood hazards on the
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subject properly

Continuing with the ZonngOrdinance, Section 1550.13, Standards of Approval

Wetlands and Riparian Areas: Alteration of wetlands and riparian areas

shall be in compliance with State and Federal laws.

FINDING 10: The National Wetlands Inventory Map, "St. Helens" was checked and did
not indicate the presence of a wetland on the property. There are no wetlands identified on the
*St. Helens Local Wetland Inventory Map" forthe City of St. Helens. Underlying soils are not
hydric soils which may indicate the presence of a wetland, however they are listed as having a

hydric component" There are no riparian areas on the subject property.

Continuing withthe Zofug Ordinance, Section 1550, Site Design Review:

Natural Areas and Features: To the greatest practical extent possible,
nahual areas and features ofthe site shall be preserved.

FINDING 11: The site does not have any outstanding natural areas and features. There is
one large tree that appears to be located in the area of the property where the sanctuary,

classrooms and offices are proposed to be located. Neighboring properly owners have requested

that all trees on the property including those on the northem boundary of the property be

preserved in their natural state.

Continuing withthe Zonng Ordinance, Section 1550.13, Standards of Approval:

Historic and Cultural sites and structures: All historic and culturally
significant sites and structures identified in the Comprehensive Plan, or
identified for inclusion inthe County Periodic Review, shall be protected

if they still exist.

FINDING 12: The site does not contain any known historic or cultural sites. There is a

pioneer grave and marker over near the intersection of Childs Road and Bachelor Flat, however

this is 1/4 mile or more from the subject properly.

B.

c.

D.
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Continuing with the Zonng Ordinance, Section 1550.13, Standards of Approval:

Ligbting: All outdoor lights shall be shielded so as to not shine directly on
adjacent properties and roads.

FIIIIDING 13: The applicant has submitted a "Lighting Plan" which is a site plan
indicating the location of lighting. The legend indicates parking lot lights and light bollards. The
Soccer and baseball fields if lit shall have shielding so as to not shine directly on neighboring
properties, dwellings, or roadways. A condition of approval shall be that all outdoor lighting
shall be shielded so as to not shine directly on adjacent properties and roads.

Continuing with the Zofug Ordinance, Section 1550.13, Standards of Approval:

F Energy Conservation: Buildings should be oriented to take advantage of
natural energy saving elements such as the sun,landscaping and land
fonns.

t4: It appears that buildings in this facility will be oriented to take the best
advantage of the sun's energy considering the site and structures for energy conservation
pu{poses.

Continuingwiththe Zarwrgordinance, Section 1550.13, Standards ofApproval:

Transportation Facilities: Off-site auto and pedestrian facilities may be

required by the Planning Commission, Plaruring Director or Public Works
Director consistent with the Columbia County Road Standards and the
Columbia County Transportation Systems Plan.

FII\DING 15: The applicant states as well as indicates on the plan that a 10' wide road
right-of-way will be dedicated along that portion of the property fronting on Ross Road. The
City comments that "Improvements to Ross Road should meet City Standards." The church will
be required to dedicate a 25' wide right-of-way strip down the north side of the properly from 50'

west of the intersection of tax lots 3800 and 800 with the subject property running east; and a 25'

wide right-of-way dedication down the east side of the property for its entire length. These %

E.

G.
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right-of-way width dedications will provide right-of-way for future road purposes.

Continuing with the Zomng Ordinance, Section 1550, Site Design Review:

l4 Final Site Plan Approval: If the Planning Director or Planning Commission
approves a preliminary site plan, the applicant shall finalize all the site drawings
and submit them to the Director for review. If the Director finds the final site plan
confonns with the preliminary site plan, as approved by the Director or Planning
Commission, the Director shall give approval to the final site plan. Minor
differences between the preliminary site plan and the final site plan may be
approved by the Director. These plans shall be attached to the building permit
application and shall become apart ofthat permit.

X'INDING 16: The Planning Director shall give final site plan approval after preliminary
site plan approval by the Planning Commission and after conditions of approval have been met.
The final approved site plan shall be attached to and become part of the building permit.

COMMENTS:

The County Sanitarian has reviewed the application and has no objection to its
approval as submitted.

The County Building Official has reviewedthe application and has no objectionto
this approval as submitted but comments thag *Building needs to be sprinkled and
meet ADA requirements.

The City of St. Helens states that *The City cannot annex this property into the
City until it is contiguous." A letter was sent on February 15, 2001 stating, "The
St. Helens Planning Commission met at their regularly scheduled meeting on
February 13,2001and generally agreed to recommend the following:

No objections to the Variance request.

Handicap requirements be complied with prior to final occupation.

The applicant should make sure that area lights do not significantly
impact neighbors.

I

2.

3

2

3
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Drainage plans should be coordinated with the St. Helens City
Engineer.

An easement across the north and east portions of the property for
possible future road(s) to cormect to Maple Road or other roads
from the north or east. This easement should allow neighbors the
right to install public roads to include accesses to this site.

Easement could be to the County or City to control accesses

without offrcial improvements.

Improvements to Ross Road should meet City Standards.

The Ross and Bachelor Flat Roads intersection should be reviewed
for safety issues and considerations should be given to making
improvements anlor adding traffic control devices in response to
any factual safety issues.

8" There are several trees on the site and they should be given careful
consideration to save them where reasonable"

4. Kristine Lambert of the St. Helens CPAC comments that, *The neighbors

surounding future church have 3 basic concerns. (l) No removal of large tree's on
church property (2) neighbors would like to see edsting tees on (Norttr line) remain
as a buffer zone & potential further designated access easement to the approximate
14 acres of undeveloped properly. (Concems over land lock potential) (3) upgrade of
Ross Road Yzsteetimprovement (20 ft. pavement 6 ft. sidewalk) + city sneet

standards for minor arterial."

5. The County Roadmaster commented that'Need access permit which will require
paving of approach. Need to dedicate 10' of ROW along Ross Rd. for futue arterial.
Need to dedicate 50' of ROW along north boundary tapering to 25'for future
development and 25 feetalong east boundary unless alternative design are approved

for traffic circulation. "

6" The St. Helens Fire commented that, "Applicant must provide fire access and water as

required by current Fire Code."

7. The St. HelenVColumbia City CPAC commented that, "The CPAC is in general, in
favor of this application, with the following concerns:

"DR 01-16:

A) Set-back consistent with 25 foot dedications on the north and south

4

5.

6.

7"
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boundaries (CU 0l-33 CPAC comment states - We recommend as
a condition of approval that a 25 foot dedication for a fuhue road
be required on both the north and south boundaries of the subject
properly; with the understanding that at such time as a connecting
road is actually constructed, that any remaining dedication unused
would be vacated and retumed to the church.) of the subject
property.

We recommend minimal or no destruction/disturbance of existing
trees on the property during construction.

We recommend fencing the boundaries of athletic fields and/or
playground areas adjacent to existing residential areas, and
providing natural buffers (i.e. Canadian Hemlock hedge) around
parking areas."

No other comments have been received from notified nearby property owners or affected
government agencies as ofthe date of this,staffreport (February 21,2001).

i CONCLUSION AND RECOMMENDATION:

Based on the above findings, staffrecommends approval of this Site Design Review Permit
request for the Grace Baptist Church to locate on the subject property in the single-family (R-10)
zone, upon meeting the following conditions:

l. The church shall have Variance, V0t-03; and Conditional Use pennit CU 0l-33,
approved and all conditions of approval met before a building permit can be issued.

2. The owner of the properly shall sign a Waiver of Remonstrance regarding the formation
of afuture Local Improvement Distict (LID) that will provide improvements including street

improvements, curbs, gutters, sidewalks, storm drainage facilities, steet lighting and like type

improvements at a time when future development warrants. This waiver shall run with the land

and shall be binding on all successors in interest to the properly.

3. The church shall dedicate l0 ft. of right-of-way width to the east side of Ross Road
fronting along the entire length of the subject property; and a 25'wide right-of-way width down
the north side of the properly from 50'west of.the intersection of tax lots 3800 and 800 and the

subject property rururing east along the northern properly line; and a 25' wide right-of-way
dedication down the east side of the property running north south for its entire length. TlteseYz

right-of-way width dedications will reserve right-of-way for future road purposes. Road

B)

c)
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improvements to Ross Road shall be made to City Standards

4. The owner of the property shall install a fire hydrant to St. Helens Rural Fire Protection
District specifications in consultation with the McNulty Water Association. A letter from the St.
Helens Fire District stating that the hydrant has been installed and that fire flow is adequate shall
be submitted for this file.

5. The applicant shall provide documentation from the McNulty Water Association stating
that water can be supplied to the subject properly and that distribution facilities are adequate for
water provision.

6. The applicant shall provide documentation from the County Public Works Departnent
with comments from the City Public Works Departrnent stating that the proposed Stormwater
Management Plan for the site is adequate and acceptable.

7. All outdoor lighting shall be shielded so as to not shine directly on adjacent properties
and roads.

8. All conditions of approval for V 0l-03 and CU 0l-33 are incorporated by reference into
the conditions of approval for this site design review.

9. The church shall fence the boundaries of athletic fields and/or playground areas
adjacent to existing residential areas. A five foot or taller fence or wall shall be constructed to
provide a continuous sight obscuring screen. Fences and walls shall be constructed of any
materials commonly used in the construction of fences and walls such as wood, briclq or other
materials approved by the Director.

10. The church shall provide a vegetative buffer approved by LDS around all parking areas

and neighboring properties. This vegetative buffer shall consist of a hedge of evergreen shrubs
which will form a four-foot high continuous screen within two years of planting.

11. The Planning Director shall give final site plan approval after preliminary
site plan approval by the Planning Commission and after conditions of approval have been met.
The final approved site plan shall be attached to and become part of the building permit.

t2.
species.

The Church shall secure an arborist to save trees if possible and replace with same

S:\PLANNING DlVISIOMPlanning Commission\2001\03{5{l Meeting\StaffReports\DR 0l-16 On-Appeal tMF Development Grace Baptist Church.wp?0



ON-APPEAL RECOMMENDATION:

There are several conditions of approval of this Site Design Review which should reflect the CU
0l-33 On-Appeal amended conditions of approval. Staff recommends changes to DR 0l-16
conditions of approval are as follows (Added language in BOLD; deleted language instrikeout):

l. The church shall have Variance, V0l-03; and Conditional Use permit CU 0l-33 as

amended by the Board of County Commissioners during their hearing on May 161 2001,

approved and all amended conditions of approval met before a building permit can be issued.

2. The owner of the property shall sign a Waiver of Remonstance regarding the formation
of a future Local Improvement District (LID) that will provide improvements to Ross Road
fronting the subject property including street improvements, curbs, gutters, sidewalks, storm
drainage facilities, street lighting and like type improvements at a time when future development
warrants. This waiver shall run with the land and shall be binding on all successors in interest to
the property.

3. The church shall recordffic a 25'widerigbtrcrf=r*ay-width easement for any and
all utilities, with the churches irrevocable consent to dedicate easements as a right of way at
such time as the roadway and it's associated improvements are needed to be developed,
along the north side of the properly from 50'west of the intersection of tax lots 3800 and 800

with the subject property running east; and a 25' wide right-of-way easemenHerhcation down

the east side of the properly for is entire length.
Road improvements to Ross Road shall be made

to City Standards.

8. All conditions of approval for V 0l-03 and conditions amended by the Board of
County Commissioners during their on-appeal hearing on May 161200l regarding CU 0l-
33 are incorporated by reference into the conditions of approval for this site design review.

I 1. The Planning Director shall give final site plan approval after preliminary
site plan approval by the Planning Commission and after conditions of approval as well as

amended conditions of approval have been met. The final approved site plan shall be attached

to and become part of the building permit.
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2.

ATTACHMENT C

GRACE BAPTIST CHURCH
cu 01-33/ DR 01-16

SUPPLEMENTAL FINDINGS

The Board of County Commissioners finds that there is substantial evidence that the

characteristics of the 8.90 acre site are suitable for the proposed use considering its size,

shape, location, topography, existence of improvements, and natural features, in accordance

with CCZO $ 1503.5(C). The 8.9 acre lot is in a 400'x 900' rectangular shape. This size

and shape is more than adequate for the proposed church, as drawn in the site map, and other

evidence presented depicting the church, accessory structures and recreation areas. The

location on Ross Road at the intersection of Bachelor Flat Road is good, considering that

community water, electricity and telephone services are available. Although sewer service

is not currently available to the site, the Applicant has been granted a variance (V 01-03) to

install a subsurface septic system at the site which will meet the needs of the church. The

subsurface septic system must be approved by the Department of Environmental Quality.
It is anticipated that this site will be annexed into the City of St. Helens at some time in the

near future, and the Applicant will then hook up to the City's sewer system. The property

is underlain by two soil types, 1A and 1B Aloha silt loam, and slopes off gently with a slope

of less than 8% towards the southeast. Contours ofthe property show an elevation difference

of 30' between the upper corner of the property near Bachelor Flat Road diagonally to the

other comer of the property approximately 1000'away. These topographical features make

the property suitable for a church site and associated uses.

The Board of County Commissioners finds that there is substantial evidence showing that

the site and proposed development, with conditions of approval, is timely, considering the

adequacy of transportation systems, public facilities, and services existing or planned for the

area affected by the use, in accordance with CCZO $ 1503.5(D). The property has public

services available to it, including power, telephone, water, and eventually, city sewer. The

church will not require any services that cannot currently or in the near future, be available

at the site. As a condition of approval, the applicant must dedicate a 25' easement for utility
purposes which will add to the timeliness of the proposed development by making public

service hook-up easier. In addition, the conditions of approval requiring the dedication of
the i0'strip of property adjacent to Ross Road will help delay traffic congestion and safety

problems that are expected to arise as a result of the large gatherings on the site. And the

irrevocable consent to dedicate the25' utility easement for public road purposes, as well, will
help divert the problematic additional traffic to other roads in the future when deemed

necessary. With these dedications, the traffic generating facility will be even more timely.

(See finding 4, below).

The Board of County Commissioners finds that substantial evidence has been presented that

the proposed use of the property will not alter the character of the surrounding area in a
manner which substantially limit, impair, or preclude the use of surrounding properties for

the primary uses listed in the single-family residential (R- 10) district. Property surrounding

a
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the subject parcel zoned R- 10, with 7 .7 | and 3.72 acre undeveloped parcels to the north; a

9.50 acre undeveloped parcel to the south; 2.0 and 3.0 acre developed parcels to the east and

.91 and 1 .05 acre developed parcels to the west. The primary use listed in R- 10 district is as

single family detached dwellings and their accessory structures. The proposed Church and

accessory structures and ball fields will not alter the character of the residential

neighborhood. The Church, though not residential, is largely complimentary to the

residential neighborhood, providing a meeting place, and many activities for the

neighborhood residents. The only negative impact on the rural residential character of the

surrounding property, will be increased traffic on Ross and Bachelor Flat Roads leading to

the residential areas. The right of way dedication and irrevocable consent will help to

mitigate the negative traffic and safety impacts caused by the Church at this site. (See finding
4, below).

The Board of County Commissioners finds that substantial evidence has been presented that

the requirement that the Applicant dedicate l0'of public right ofway adjacent to Ross Road,

and sign an irrevocable consent to dedicate 25' of public right of way for road purposes when

and if it is deemed necessary, is roughly proportional to the impact of the proposed

development. The roads leading to the church site are inadequate for increased traffic, that

the new church will cause. The applicant must dedicate and improve 10'of public right of
way in order to make Ross Road safer. Substantial evidence has been submitted showing

that the intersection at Ross Road and Bachelor Flat road is inadequate and unsafe. The

Church proposes to use the site for church activities including worship services, bible

studies, youth meetings, music rehearsals, church leadership meetings, community group

meetings and concerts. The sanctuary will seat 500 people, and the parking lot will have

171 parking spaces, which, presumably, the Church anticipates to fill on Sundays, and

otherwise occupy during weekday activities. The Applicant's proposal is to be open for large

meetings, and worship services, etc. five days of the week. The increased traffic to the area

from the church on a daily basis will have a negative impact on the roads and the traffic flow
in the area.

The required dedication and improvements to Ross Road will help ease the traffic
problems on that small portion of Ross Road that will be improved. However, it will not

ease the overall congestion or safety concerns at the intersection that the increased traffic will
cause. Evidence has been presented showing that eventually, a new public road will have

to be built to divert some of the traffic from the intersection of Ross Road and Bachelor Flat

Road to a different location on Bachelor Flat Road or to a different arterial altogether. In

addition, because there will be ball fields on the back side of the property, a road may

eventually be necessary for emergency service access to the ball fields. To do its part in the

development of this eventual public road, the Applicant must sign an irrevocable consent to

dedicate 25'of public right of way for road purposes when it is determined that such a road

is necessary. Other property owners will need to dedicate additional right of way

proportionally to the development on their property as well.

(
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