CITY OF CASCADE LOCKS
PLANNING COMMISSION
AGENDA

Thursday, April 12, 2018 at 7:00 PM
City Hall '

1. Call Meeting to Order.
2. Approval of March 8, 2018 Minutes.

3. New Business:
' a. Public Hearing LU18-003 Osprey Homes, LLC - Variance.

b. Public Hearing- Code Amendments — Draft #3.

4, Public Comment,

5. Adj ournment,

The meeting location is accessible to persons with disabilities. A request for an interpreter for the
lrearing impaired, or for other accommodations for person with disabilities, should be made at Jeast
48 hours in advance of the meeting by coniaeting the City of Cascade Locks office at 541-374-8484.
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Planning Commission
March 8, 2018

1. Call Meeting to Order. Chair Cramblett called the meeting to order at 7:03 PM. Planning
Commission Members present were Gyda Haight, Virginia Fitzpatrick, Gary Munkhoff, Todd
Bouchard, and Chair Larry Cramblett. Also present were City Administrator Gordon Zimmerman,
Planning Consultant Stan Foster, City Recorder Kathy Woosley, and Butch Miller.

2. Approval of February 8, 2018 Minutes. PCM Fitzpatrick moved, seconded by PCM Haight, to
approve the minutes. The motion passed unanimously.

3. New Business:
a. Public Hearing 1.U18-002 City of Cascade Locks Conditional Use Permit. Chair Cramblett

and PC Foster went through the Planning Commission Procedures. Hearing no conflicts of interest or
ex parte contact PC Foster went through the staff report and stated it was Staff’s recommendation to
approve the conditional use permit to allow the operation of a municipal water tower at the location
provided by the Port of Cascade Locks.

Applicant: CA Zimmerman explained that the Dry Creek Reservoir would be eliminated and the
location off of Harvey Road was the best suited for the water tower due to the height elevation being
at the same elevation as the Oxbow tank. He explained that it will be located in a geological hazard
zone so it will be built with extra reinforced footings.

CA Zimmerman said the Dry Creek Reservoir leaks, has animals and concrete asbestos pipe. He said
the pipe coming down from Dry Creek Reservoir will be abandoned. He said having the water tank at
this location also makes the Port’s land more sellable and there will be enough water for the

development of the other properties in that area. I1e said the project should be done before the end of

August 2018.

PCM Munkhoff asked how far off of Moody the tank would be located. CA Zimmerman said it is 350
feet from where Moody turns up to Undine. Chair Cramblett asked why it is going to be located on the
right side of Harvey instead of the left. CA Zimmerman said the Forest Service owns the property to
the left and the City didn’t want to go through the permitting process that would be required. Chair
Cramblett said that property is a nice piece of property and wondered what affect the water tower
might have on building in that area. CA Zimmerman said the tank will be lower than the trees in that
arca and completely landscaped. He said the landscape plan is included in the packet.

There were no proponents or opponents.

PCM Bouchard moved, seconded by PCM Munkhoff, to approve the Conditional Use Permit. The
motion passed unanimously.

Chair Cramblett closed the hearing at 7:22 PM.

b. Review Proposed Short Term Rental Ordinance and Make Recommendation to City
Council for Adoption. Chair Cramblett received a letter from Alan Amoth (Exhibit A). CA
Zimmerman highlighted the changes that appear in color in the proposed ordinance. He said the
attorney’s edits are in blue and his are red. CA Zimmerman went through the highlighted portions of

the proposed ordinance.

Chair Cramblett asked if there is a generic word that can be used instead of listing all definitions that
are listed in the proposed ordinance. PC Foster said the City would be better off if the terms are as
close as they can be to conventional terms and can be interpreted in the Code. He advised being too
generic could be more limiting than trying to capture as much as you can. CA Zimmerman said these
terms are in the Code so this will be consistent and there are statutory differences with some of these
terms. PC Foster said the stronger the definitions and terms are the stronger the City’s case will be if
ever having to be in court. PCM Munkhoff said he reviewed the language for Cannon Beach and they
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refer to Transient Rental Occupancy Requirements to cover everything and defined as 30 days or less.
He said this term covers in-house rooms. He said they have the term Vacation Home Rentals to define
whole house rentals. PCM Munkhoff said Cannon Beach separates requirements for each type. He
said in reviewing their language they have obviously had their feet held to the fire. PCM Munkhoff
said any one person or entity is allowed only one permit for a vacation rental in Cannon Beach. He
questioned only allowing one per person in Cascade Locks. PC Foster said that was probably put into
place due to absentee owners.

PCM Munkhoff said that in Cannon Beach they also limit the number of vacation rentals. CA
Zimmerman satd the proposed ordinance has a requirement for the operator to obtain a transient
business license. He explained that the City can’t set a new fee without a vote of the citizens so
decided this was the best way to do it. He said it will cost the operator nothing but the transient room
tax fee they have to collect and pay to the City. PCM Munkhoff questioned if the City should limit the
same as Cannon Beach and allow only one per property owner. PCM Bouchard asked what the goal
was and what would be accomplished by limiting to one per property owner. PCM Munkhoff said if
the numbers of permits are limited it would be fairer to only allow one per property owner.

CA Zimmerman asked PCM Munkhoff again what terms were used in the Cannon Beach Code. PCM
Munkhoff said they call them Transient Rental Occupancy and Vacation Rental Home Occupancy
and clarified at 30 days or less. CA Zimmerman said Cascade Locks’ Code states less than 30 days to
collect transient room tax. PCM Munkhoff said for the purpose of the ordinance the other terms could
be eliminated. He said he could see a problem with trying to force them to abide with how many
occupants are in the house at one time. CA Zimmerman said if there are complaints he would call the
emergency contact that is required to live no more than 30 minutes away. He said if there isn’t a
response then they will be cited into municipal court. PCM Bouchard said places that are listed on
sites include the amount of people that are allowed. He explained that someone could search the
listing and if you know it is a two bedroom house but lists accommodates 12 then you know there is a
problem. CA Zimmerman said there probably won’t be a lot of code enforcement but will be a lot of
neighborhood pressure on the owner. PCM Bouchard said the owner of the house would not want
more people in it. He said that would be harder on the house.

CA Zimmerman addressed Mr. Amoth’s concern about the requirement of proof of home owner’s
insurance that includes short term rental coverage on the subject property. He said this requirement
will protect the homeowner. PC Foster said this requirement would be in the City’s interest to protect
its citizens.

PCM Munkhoff said short term rentals are motels and wondered why the City would not require
information on the renters, license plate numbers, etc. just like registering in a motel. CA Zimmerman
explained that the City audits the short term rentals and the owner would have to have the information
for audit purposes. PC Foster suggested a requirement stating each owner shall maintain a registration
book which identifies the occupancy, duration of stay, home address of the occupant, and be available
to the City during an audit. CA Zimmerman said the business owner has to maintain those records for
three years. PCM Bouchard said we want these people to run their business professionally, have a
bank account, kept separate from personal account, but then going to say they can only have one. He
explained the hardship of owning one and trying to hire the person to clean only one. He said it would
be a better economy to be able to own more than one. He said if a person had two or three they would
run it as a Limited Liability Company (I.L.C) with better tax opportunities. He said these requirements
are making it hard for someone to have a business. PC Foster said this was not intended as a business
opportunity. He said it was an opportunity for the residents of Cascade Locks to have a supplemental
income. PCM Bouchard said he is a private property individual and if he wanted to buy a house and



Minutes Page 3 of 3

Planning Commission
March 8, 2018

not be hurting anyone else by what he is doing there he should be able to do that. He asked what it
would hurt if he wanted to spend the money and buy two houses for vacation rentals. PCM Bouchard
said he didn’t think this would be a problem here and he wouldn’t limit it at all. PCM Munkhoff said
we are a rural city with only a certain amount of housing. PC Foster said he could envision people
from Portland buying homes here specifically for short term rentals. PCM Munkhoff said we are a
residential area with a very small commercial and industrial district. He said it is not good to allow
people to start running businesses in the residential areas. PCM Munkhoff said if he wanted to own
three homes for short term rentals he should be running a motel. He said we are not here to run
businesses in the residential areas. He said allowing people to run these businesses in the residential

areas is counter to the zoning,

PCM Haight said she personally would not like to have these businesses surrounding her where she
lives but on the other side can see the other side of people being able to be financially ready for
retirement. PCM Bouchard said STR’s brings visitors into town and gives them options. He said the
sailors say they want o be here for a couple of weeks at a time and are forced to stay in Washington
because there 1sn’t anything available here in town. He said these people are frequenting stores and
restaurants in Washington and not here because there aren’t enough places in Cascade Locks for them
to stay. PCM Fitzpatrick said it should not be open ended but maybe one isn’t enough. She said there
is a big turnover with STR’s and can be messy. She said she would agree with owning two at the
most. Chair Cramblett said he would agree with PCM Fitzpatrick. PCM Munkhoff said Cannon Beach
has obviously had some problems and asked if Cascade Locks wants families or tourists. He said we
have limited housing and we do need a balance. He said if we don’t have families the businesses in the
winter will not survive. PCM Bouchard said he would not limit ownership at all. He said he has had
many more issues with the home owner or long term rental than he has ever had with an STR that is

the same distance from his house as the long term rental.

Butch Miller said he is against STR’s. He said if the City issues a license for an STR the City would
be liable. CA Zimmerman disagreed. Mr. Miller said work force housing will be eliminated if
allowing STR’s. He said it is not a true statement to say you couldn’t find someone to clean just one
STR. He said fire alarms, carbon monoxide, and fire extinguishers should not be recommended but
required. CA Zimmerman said it can’t be made mandatory if there is no one to inspect. Mr. Miller
said STR’s started out as a family business but now grown into corporations.

CA Zimmerman suggested that B.3. be written to exclude management companies and other business
real estate entities to operate STR’s in order to eliminate the corporate feel. PCM Bouchard said it
could be clearer that a management company could manage the property but that management
company would have to be within 30 minutes of the property. He said the intent is that a management
company could not come in and purchase a number of houses for STR’s. CA Zimmerman said the
City wants private ownership and not businesses and an addition could be made under B.3. or B.7. to

better clarify that.
4. Public Comment. None.
5. Adjournment. Chair Cramblett adjourned the meeting. The meeting was adjourned at 8:25 PM.

Prepared by APPROVED:
Kathy Woosley, City Recorder

Larry Cramblett, Chair
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“The Heart of the Columbia River Gorge”
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CASCADE LOCKS PLANNING COMMISSION PROCEDURES

CHAIR: Good evening, my name is Larry Cramblett. | am the Chair for the Planning Commission,
and | will be presiding over this hearing. This is the time and place set for the public hearing in the
matter of Osprey Homes Variance Case No. LU-18-003; an application by Osprey Homes, LLC.

This hearing is now open. Oregon land use law requires several items to be read into the record at
the beginning of each and every public hearing. Stan Foster, the City’s Planning Consultant will
review this material; your patience is appreciated as he goes through these statements.

STAN FOSTER: An issue which may be the basis for an appeal to LUBA shall be raised not later
than the close of the record at or following the final evidentiary hearing on this case. Such issues
shall be raised with and accompanied by statements or evidence sufficient to afford the
Commission and those in attendance an adequate opportunity to respond to the issue. Failure of
an applicant to raise constitutional or other issues with sufficient specificity for the City to
respond to the issues shall prohibit the applicant from seeking damages in circuit court.

The applicable substantive criteria upon which this case will be decided are found in the Cascade
Locks Development Ordinance, Section 8-6.56, 8-6.102, 8-6.140, 8-6.148, and 8-6.160. The specific
criteria are summarized in the staff report and will be reviewed at this hearing. All testimony and
evidence received during this public hearing must be directed toward this approval criteria, or to

such other rule, law, regulation or policy which you believe applies.

This case will proceed with the staff report, followed by the applicant’s presentation. The
applicant may have additional people participate in making this presentation. This is followed by
testimony of those who are in support of the application. All of those opposed to the application
will then be allowed to speak. This is followed by those with general comments who are neither
for nor against this application. The Commission, staff and participants may ask questions of
those who testified. All questions are directed through the Commission Chair, meaning you must
ask the Commission Chair for permission to ask the question. Finally, the applicant and only the

applicant will be entitled to a rebuttal.

The applicant is entitled to 20 minutes to make their presentation. All other speakers should try
to limit comments to 5 minutes. Please try to avoid repetition if someone else has already
expressed the same thoughts. It is perfectly acceptable to instead state that you agree with the
comments of another speaker. Please be assured everyone will have an opportunity to speak.

If you have documents, maps or letters that you wish to have considered by this body, they must
formally be placed in the record of this proceeding. To do that, either before or after you speak,



please leave the material with staff who will make sure the evidence is entered into the planning
record.

You must come to the podium if you are going to testify or to ask a question. This is so you can be
recorded. You must give your name and address before you speak so the record of the hearing
can be complete and so you can receive a copy of the final decision.

In order to move the hearing along more efficiently, there are sign-up slips near the podium.
Please fill this out and give it to the City Recorder at any time.

Prior to the conclusion of the first hearing on a land use application, any participant may request
an opportunity to present additional evidence or testimony regarding the application. if such a
request is made, it will be up to this body to determine if the hearing will be continued to a time
and date certain, or if the record will be kept open for submission of additional evidence or
testimony. If the record is kept open, it wiill be for a minimum f seven days, with a short rebuttal
period thereafter afforded to the applicant.

" CHAIR: Before we begin with the hearing, | need to ask the audience if there are any objectiohs to
the notice that was sent in this case? Are there any objections to the jurisdiction of this body to
hear and consider this case? Are there any declarations of conflict or bias by any members of this

hody?

We are now ready for the staff report.

Z:CityRecorder/Planning/Howtoconductapublichearing
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CITY OF CASCADE LOCKS
PLANNING STAFF REPORT
April 12, 2018

Application File Number: LU 18-0603
Applicant Representative: Osprey Hbmes, LLC
Type of Action Reguested: Variance

Code Autherity: Variance (8-6.160)

Application certified as complete: March 15, 2018

Action Deadline: July 13, 2018 (120 days)
Approval Criteria: 8-6.160 (Variance)

8-6.56 (I.ow Density Residential)
8-6.140 (Planned Unit Development})
8-6.148 (Site Plan Review)

8-6.102 (Zero Side Yard Dwellings})

Applicant(s): Osprey Homes, L.1.C
10013 NE Hazel Dell Avenue, PMB 504

Vancouver, WA 98625

Location: 1266 SE Windsong Drive
Cascade Locks, Oregon 97014

Township: T 02N Range: R 08E Section: 5CC Taxlot: # 200

Zoning: (LDR) Low Density Residential

Minimum [.ot Size: Planned Development Exceptions

Specific Action Requested: To secure a variance approval allowing the applicant to add
a seventh zero yard dwelling in Wasco Creek Planned Unit
Development.

Staff Summary: Staff has reviewed the application and the relevant criteria governing

development in the Wasco Creek Planned Development. The applicant is seeking to secure a
variance to the side setback requirements of 5 feet on a “townhome” design of seven units of
single family housing located in the Wasco. Creek Planned Development. Furthermore, the
applicant is secking to expand the allowable units to seven from the six currently allowed under
the rules set forth in Section 8.6.102.020 (F) which limits the number of units to six in a 125 foot
length of the townhouse common wall development., The applicant asserts that there are special
circumstances, “such as peculiar lot size or shape, topographical constraints or limitations caused
by the existing development, over which the applicant has no control and which are not
applicable to other properties in the same zoning district”. Staff was not present when this
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“Planned Development™” was approved and therefore cannot attest o whether this was an error at
the time or simply an oversight in making the final approval. Staff will address the issues at
hand in the following finding sections. Finally a Planned Development as implemented in this
case did not retain the underlying zoning district criteria and rather was given wide latitude to
create a “unique housing development” with special conditions and criteria which was approved
by the planning officials at the time.

FINDINGS:

1. 8-6.160.050 Approval Criteria for variance may be approved when;
A. Proposed variance will equally or better meet the purpose of the regulation being
modified.
" B. There are special circumstances (sic) over which the applicant has no control.
C. The intended use is compatible with the applicable zoning district
D. Existing natural or physical systems will not be adversely affected by this use.
E. The hardship is not self-imposed and the variance requested is the minimum variance

necessary.

The applicant purchased seven “developable” lots as established by the Planned
Development (PD). The PD provided for common wall construction in this specific
case and established seven lots. Some lots within the PD were granted zero side
setbacks as a condition of approval for this PD, although notes placed on the plat
did not indicate that lot thirteen (subject lot of this request) was exempted from the
5’ sethback criteria. This lot abuts a steep slope to the west which is undevelepable
and will remain in its natural state due to its'slope. 8-6.160.050 (A) is subject to
interpretation and since the underlying criteria was modified by the PD, staff has
elected to let the duly appointed Planning Commission members determine whether
this equals or betters the purpose of the setback regulation without a staff
recommendation. 8-6.160.050 (B) Staff concludes that there are special
circumstances over which the applicant has no control on this matter, especially
since the lot was approved by the City of Cascade Locks Planning Commission. 8-
6.160.050 (C) Staff concludes that the intended use is consistent with the approved
PD. 8-6.160.050(D) There are existing natural Iand shapes which will not be
adversely impacted by granting this exception. 8-6.160.050(E) The hardship is not
self-imposed and is consistent with other developments in the PD,

Staff concludes that four out of the five criteria are clearly met and the Planning
Commission as the duly appointed body authorized to review and approve any
variance request shall determine whether all five criterion are met.

2. 8-6.56'Low Density Residential Zone (LDR)

e “The purpose of the LDR is to provide land for housing opportunities for individual
houscholds. The zone implements the Comprehensive Plan policies and regulations
that are intended to create, maintain, and promote single family residential

neighborhoods.”

Approval of the request would not materially alter the neighborhoed as this is a
Planned Development (PD) which has already been approved as acceptable
within this zoning district at this specific site.
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Staff concludes the criterion is met.

o Minimum dimensional requirements for single family dwellings in LDR zone, unless
modified by a PD or a variance is;

Front yard is 15°

Side yard is 5°

Side yard on a street side is 10°

Rear yard is 15°

(Jarage vehicle entrance is 20°

°®pp op

Staff concludes since 2 PD was formed and a seventh lot (lot 13) was approved at
this site that previous officials determined that this was acceptable.

Staff conchides the criterion was met by the Planned Development approval.

3. Facilities that will generate significant traffic volumes shall have direct access fo a
collector or arterial street. Access to a local street may be allowed only if it is found
that adverse traffic impacts will not be created for surrounding properties. The
approval authority may grant an exemption to these requirements when access is
limited by City; Hood River County; or Oregon Department of Transportation
requirements. However access must be approved by the City Fire Chief.

There will be no change in traffic volume as anticipated by the approved
Planned Development. Because the City does not have adequate fire-fighting
resources to stop a steucture firve in a seven unit townhouse, the City Fire Chief is
recommending that these unifs be “sprinkled” fto prevent a catastrophic

structural fire in these units,

Staff conclades that this criterion is met and recommends that the applicant
voluntarily comply with the request from the City Fire Chief.

3. 8-6.140.070 Residential Density Bonus
The Planning Commission is authorized to grant a residential density bonus under a

Planned Development Overlay zone. Therefore such a bonus was granted in Wasco
Creek Planned Development as evidenced by the approval of seven common wall lots in
the PD. Such a bonus was granted at the time of approval and therefore was existing at

the time that the applicant purchased the subject property.

Staff concludes that this criterion is met without regard to the density
calculations set forth in 8-6.140.060 (B) due to the PD overlay.

4. 8-6.148 Site Plan Review * _
A review of the proposed development is required which ensures that this design meets

the overall intent of the Comprehensive Plan, the approved PD and is compatible with the
surrounding neighborhood.

Staff has concluded since the lois were part of the original approved Planned
Development, that the proposed development is a reasonable application fox the

anticipated lots. The criterion is met.
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5. 8-6.102 (F) Building Design
The applicant is requesting a variance (exemption) from this provision of the code. Once
again the Planned Development modified the underlying zoning district by placing a PD

overlay on all the subject property.

F. Building Design — All new development shall conform to the following building design guidelines
and standards. See Figure 1 for illustration of these concepis:

1. Buildings shall not be More than 125 feet in length, as measured from end-wall to end-
wall, and shall not exceed six attached dwellings.

2. Building articulations shall be required by providing offsets, projections, and/or recessed
entries at a minimum of every 30 feet; and

3. Buildings shall utilize at least five of the following design features to provide visual relief
along all elevations of the building:

a. Dormers

b. Gables

¢. Recessed entries

d. Covered porch entries

. Cupolas

f. Pillars or posts

g. Bay windows with a minimum 12” projection

h. Eves with a minimum 6” projection

1. Off-sets with a minimum of 16 inches in building face or roof

J- Repetitive windows with a minimum 4 inch trim

k. Variations in material, patterns, or texture

1. Trellises, arbors, climbing vines or other landscaping enhancement treatments:

m. Architectural detailing, such as cornices, pilasters, or trim;

n. Innovative lot schemes and site plans which reduce the visual impact of the blank wall.

Staff concludes that this criterion has been met due to the PD overlay zone
subject to Planning Commission approval of minimum of design features set

forth in section 3.

(. Sprinkler Systems. All attached dwelling units shall meet the Uniform Fire Code requirements for
residential sprinkler systems applying to multi-family dwelling units.

Staff notes that the City Fire Chief has called for sprinkling all units as pubhc
safefy and fire suppression measures.

ACTION REQUIRED: The Planning Commission after hearing testimony from proponents
and opponents will deliberate and take action to either approve or deny the applicant’s request.

STAFF RECOMMENDATION: Staff recommends approval of the variance subject to
Planming Commission deliberation and consideration of the above findings.

DECYSION:

Planning Commission denies the request based on the testimony and
consideration of the circumstances and regulations which govern development of the
subject property within the Wasco Creek Planned Development.
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Planning Commissien approves the request for a variance based om consideration
of the testimony received and the findings provided herein. Furthermore, Planning
Commission acknowledges that an affirmative decision in this matter is singalar in nature
based on the unigue conditions on this property and dees not apply to any other properties
within the Waseo Creek Planned Development.

CONDITIONS OF APPROVAL:

1. Applicant shall pay all fees and charges necessaxy prior to this permit being in
effect.

2. Applicant shall comply with all building requirements for a comamon wall
construction between dwelling units as set forth by the Oregon Uniform building
code and as interpreted by the County Building official. Applicant volumtarily will
ensure that all units discussed herein are sprinkled as recommended by the City
Fire Chief.

3. Applicant acknowledges that a sewer easement exists on the west side of lot number
13 and extends threugh lot 12 and 11, which is proposed to be paved over as part of
the variance. A deed note shall be attached to lots 13, 12, and 11 which indicates
that “the developer/builder was notified at the time of this approval that should the
City Public Works Department or any other agent of the City of Cascade Locks
need to access this sewer easement for any reason, that removal of the concrete may
be mecessary and the City shall not be liable for any removal or replacement costs
for gaining such access to the sewer easement and the owner of lots 13, 12, and 11
shall have no recourse for any such action of the City.

4. By reference herein, the full staff report and conditions of approval shall constitute

the order hereof.

Larry Cramblett, Planning Commission Chair Date

Staff Report and order prepared by Stan Foster, Planning Consultant City of Cascade Locks,
Oregon.
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P.g. Box 308 L ‘ @
Cascade Locks, Oregon 97014 C&g i
Phone: 541-374-8484

Fax: 541-374-8752
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It APPLICATION REQUIREMENTS

®

A Completed and signed application form.

(B) Wiitten response to the approval criteria, It is the applications responsibility to
prove the need for the variance,

{Q TEN copies‘ of the site plan drawn to scale, The site plan should include

information necessary fo evaluate the proposal against approval criteria. and

ghould
1.

2,
3.

be in the following format

The site plans and reqguired drawlngs shall be drawn on sheets
prefera‘biy%ot exceedingq'ia inches by zg;h?ci?es; : shee

The site plan shall be drawn using an engineering scale; and

Al drawings of structure elevations or floor plans shall be drawn using a
standard architectural scale of 1/4 inch or 1)?3 inch equals one foot,

City staff will assist the applicant in determining what information Is required

on the

site plan.

(D) Names and addresses of all the property owners within 150 feet of the

houndarles of the property, This lisk must be provided by a Title Company or

the Hood River County Assessor,

(3 Copy of the latest deed, sales contract, or title report indicating property
ownership,

F) A current Hood River County tax map(s) showing the subject property(ies) and
all properties within 250 feet of the subject property

i, SIGNATURES

A signed fee agreement and payment for filing fee,

NOTE: ALL OWNERS MUST SIGN THIS APPLICATION OR SUBMIT A LETTER OF
CONSENT AUTHORIZING ANOTHER INDIVIDUAL TO MAKE APPLICATION,
INCOMPLETE OR MISSING INFORMATION WILL DELAY THE REVIEW PROCESS.

o D e 14440
Applicant/Owner Daté
Applicant/Owner Date
BPrinted: 6H3/2006 Varionce-P-dpplication.doe Page 2af2 .
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City of Cascade Lacks

Community Planning

RE: Variance Request for 1266 SE Windsong Drive. Lot 13 \Wasco Creek

Attached please find a varfance request for Lot 13 of Wasco Creek Subdivision. Specifically we are

asking for relief from the following

1) LDR Side Setbacks of 5 feet (East Side Only)
2} Section 3.6.102.020 F limiting the building to 6 units and not more than 125 feet

102,010 there are many purposes for having zero side yard
{ding that we designed for Wasco Creek lots 7 — 13 meet ail of
e of the space on these lots, provides a visually appealing
ketplace while remaining more affordable which should

According to Cascade Locks code 8.6.
dwellings and we believe that the bui
these criteria. The building makes great us
design, provides better choices for the mar
encourage home ownership.

\We believe that we meet the approval criteria of 8.6.160.050 variance handbook. Specifically :

A} The proposed varfance will equally or better meet the purpose of the regulation being modified

and any associated policies of the comprehensive plan.
i. We assume that the original development was done this way to make up for

the steep slopes that surround It so that the land within the Urban Growth
Baundary.
ii.  Thisis the only reasonable way in which these 7 lots can be developed to best
meet some of the other requirements of section 8.6.102.020 such as having 10
feet building separation (8.6.102.020 D). Putting 10 feet between lots 12 and
13 would require one of the units to be either extremely narrow (13 feet) or

extremely far back from road (60 feet). .
This design allows for a better mix of housing as the 7 plex design has multiple

different units.

B) There are special circumstances, such as peculiar lot size or shape, topographic constraints or
Emitations caused by the existing development, over which the applicant has no control, and
which are not applicable to other properties in the same zoning district,

i. The slope to the west of lot 13 would preclude this property from heing
developed and Wasco Creek has steep slopes that required for small lots and
attached buildings to make the best use of the available land. The applicants
did not do the original development and land that is further developed in
Cascade Locks will likely not be allowed to be designed In such a manner.

The overall width of the 7 lots at a reasonable distance behind the curb is 158

feet and the 5 interior lot widths averaging 20 feet wide. On hoth sides of this

puilding area there are steep slopes {uphill and downhill). This topographic

]i8

constraint is unigue.




C) The use proposed is permitted or conditional use as allowed in the applicable zoning district,
and the standards of this title will be maintained to the greatest extent that is reasonably
possible while permitting some economic use of the land.

i. Attached Housing is allowed in the zoning district.

D) Existing physical and natural systems, such as but not limited to transportation facilities, utilities
and sensitive lands, will not be adversely affected any more than would occur if the use or the
structure were developed in accordance with the provisions of the title.

i. By allowing the applicant to develop the 7 connected units in the manner
proposed we helieve that the overall architectural design is more appealing
than other options and thus is the best fit for the neighborhood, the natural
area around the neighborhood and the scenic character of the area.

E} The hardship is not self imposed and the variance requested is the minimum variance that
would alleviate the hardship.

f. We are not the original developers of Wasco Creek and are innocent purchasers
that assumed that since alt lots had been developed and platted under the
Cascade Locks codes that they would be buildable. We also assumed that it was
simply a scribers error and the side setback handwritten note should have been
specifically for the setback from the exterior boundary of the development (a
common development code in other jurisdictions that we have developed in).

i, Creating a design that fits these 7 lots was a unigue and challenging feat. The
building that we came up to fit onto the unique situation requires us to exceed
the 125 feet building length as there is no good place to split up this building
with 5 interior Jots with a width of 100 feet.

We ask that you agree that this building design will enhance Cascade Locks housing stock and help the
city to meet the objectives that are desirable within the Urban Growth Boundary. This unique situation
within 8.6.102.010 is best meet by allowing a variance to the building length and recognition that the
side setback of 5 feet on lot 13 should only pertain to the project exterior side or west side of ot 13,

Respectfully Submitted

amei D Wlsner

Osprey Homes LLC
10013 NE Hazei Dell Ave PMB 504

Vancouver, WA 98685
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NOTICE TO APPLICANT ' )
REIMBURSEMENT TQ CITY OF CASCADE LOCKS CASCADE
FOR ADMINISTRATIVE FEES : Locis

TO: APPLICANT

The City of Cascade Locks, like many other small cities in Oregon, is faced witha
severely reduced budget for the adminisivation of the City's Ordinances. The land use planning
process in the State of Oregon has become increasingly complex, To properly process land use
applications, the city must rely upon professional consultants to assist in preparing the legal notices,
conducting on-site inspections, preparation of staff reports, and, in some cases, actual attendance at
the Planning Commission and/or City Council meetings. The City utilizes a consultant to ensure that
applications are processed fairly and promptly. Because of reduced budgets, the City findsit
necessary to transfer some administrative costs to you, the applicant, as part of the fand use planning
process. Therefore, you are asked to read and sign the agreement below indicating that you
understand and agree to this requirement.

AGREEMENT TO REIMBURSE CITY
FOR ADMENISTRATIVE COSTS

I/We, the applicant(s), Osoreq é’!a mas L
heveby agree to reimburse the City of Cascadd Locks for administrative costs over and above the costs
covered by the Basic Fee, which we have paid. We have been advised that an estimated cost is
$_ HSO— , but that actual costs could exceed this amount, In the event the City is required
to commence I!tigation to recover these costs, the prevailing party shall be awarded costs and
reasonable altorney’s fees, including any costs and fees on appeal.

The amount not paid shall also become a lien against the property on which the fand
use action is sought, in favor of the City of Cascade Locks, and shall be docketed in the City Lien

Docket,

DATED this 39 dayof GZNW? , 2048 .

LAND USE APPLICANT(S): (,@a&j D Loron o

PROPERTY OWNER(S):
{If Different Than Above)

Userdirfrecordypemingfland use refmbursement of fees
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. 10151 SE SUNNYSIDIE RD #4099
92 SE SHAHALA DR Thomas Stout 02NOSECSDDOIS00 133584 CLACKAMAS, OR 97015
PO BOX 916
@4 5k SHAHALA DR Lee Sanderson 02NOZEQ&EDDO1900 13368 AURORA, OR 97002
. PO BOX 742
86 SE SHAHALA DR MRED PROPERTIES, LLC ....; D2NO8EOSDD02000 13395 FAIRVIEW, OR 87024 N
) 10151 SE-SUNNYSIDE RD #4938
1192 5E CHINOOKAN DR : Thoemas Stout 02ZNOBEQeDDO2100 13400 ,ngﬁxbgb.mh OR 97015 i
E PO BOX 742
1188 SE CHINOGKAN DR MRED PROPERTIES, LLC 02NOBECGDRO3500 13414 FAIRVIEW, OR 97024
1376 DILLON RD
1180 SE CHINOOKAN DR Urszula Struck CZNGEE06DRDO3700 13418 HOOD RIVER, OR 87031
PO BOX 742
1176 SE CHINGGKAN DR MRED PROPERTIES, LLC 02NOREDSDD03900 13412 FAIRVIEW, OR 97024
10013 NE HAZEL DELL AVE #PMB 504
1247 SE WINDSONG DR OSPREY HOMES, LLC 02NOBEQSCCO1400 13559 VANCOUVER, WA 87585
10013 NE HAZEL DELL AVE #PMB 504
1244 SE WINDSONG DR OSPREY HOMES, LLC 0ZNGREQSCCO1300 13558 VANCOUVER, WA 87685
10013 NE HAZEL DELL AVE #PMB 504
1246 SE WINDSONG DR OSPREY HOMES, LLC 02NO8EQSCCO1200 13557 VANCOUVER, WA 87685
: 10013 NE HAZEL DELL AVE #PMR 504
1248 SE WINDSONG DR CSPREY HOMES, LLC D2NOS8EOS{L£01100 135586 VANCOUVER, WA 87685
T 10013 NE HAZEL DELL AVE #PMB 504
1250 SE WINDSONG DR O3PREY HOMES, LLC C2ZNO8EOSCCO1000 13555 VANCOUVER, WA 87685
10013 NE HAZEL DELL AVE #PMB 504
1252 SE WINDSONG DR QSPREY HOMES, LLC - 02NOBEQ5LCO0900 13554 VANCOUVER, <<>m4mmm
WINDSONG DR 1801 NE 82ND
Wasco Creek Common Area WASCO CREEK LLC 02NOBEOSCC02200 13567 <>znoc.<m? §>.,mm.m.mu
1C013 NE HAZEL DELL AVE #PMB 504
1247 SE WINDSCNG DR QSPREY HOMES, 1L.C 02NGREDSCC02100 13566 VANCOUVER, WA 87685
. 1245 SE WINDSONG DR
1245 SE WINDSONG DR Anthony & Samantha Pirello 02NOBEQ5CC02000, 13585 CASCADE LOCKS, OR 97014




H . PO BOX 428
1293 SE WINDSONG DR Martha Elizabeth Lamont 02NOBEQ5CC02300 13568 e GASCADE LOCKS, OR 97014
PO BOX 428
1255 SE WINDSONG DR Martha Elizabeth Lamont 02NOSEDRCCO2400 13569 i .. CASCADE | OCKS, OR 97014
POBOX428
1257 SE WINDSONG DR Martha Elizabeth Lameont i 02NGSE05CC0O2500 i 13570 CASCADE LGCKS, QR97014
PO BOX 354
1237 S5E WINDSONG DR Shannan & Tyler Stevens 02NO8ENSCCG1900 13564 3 HOOD RIVER, OR 97031
. : 10013 NE HAZEL DELL AVE #PMEB 504
1235 SE WINDSONG DR OSPREY HOMES, LLC ONZom._.m.Dmnnon_.moo 13563 ] VANCOUVER, WA 87685
) 10013 NE HAZEL DELL AVE #PMB 504
1233 SE WINDSONG DR OSPREY HOMES, LLC 02NQ8EQ5CCO1700 13562 VANCOUVER, WA 87685




RECORDING COVER SHEET (Please print of type}
This cover sheet was prepared by the person presenting the
instrument for recording. The information on this sheetis a
reflection of the attached instrument and was added for the
purpose of meeting first page recording requirements in the State

HOOD RIVER COUNTY, OR 301602464

D-WD .
fmtet Stne=2 COUNTER 9712412016 02:03 A
5.00 511,006 520,00 $10,00 $15.00 $81.00

of Oregon, and does NOT affect the Instrument. 0ORS 205.234 ¥2
At secsing e A I 111111 e
Osprey Homes, LLC De057814201800024640050050 .
{ sartify that this instruroeint was recsived and
10013 NE Hazel Dell Ave PMB 504 recorded 1n the records of aaid county.
Brlan D, Beeby, Director of Regordzand
yancouver, WA B7685 A;::ssm::t at:xd gx-ﬂfficin Recordar.
1, Title(s) of the transaction{s) ORS 205.234(1)(a)
.~ Warranty Deed
2. Direct party(ies) / grantor{s) Name(s) ORS 205.234(1)(b)
\Wasco Ventures, LLC, a Utah Limited Liabifity Company
3. Indirect party(ies) / grantee(s) Narme(s) DRS 205.234(1)(h)
Osprey Homes, LLC a Washington Limited Lability Company
4. True and actual consideration: 5. Send tax statements to: ORS 205.234(1)(e)
ORS 205.234(1) Amount In dollars or other
&  360,000,00 Osprey Homes, LLC
Others 10013 NE Hazel Dell Ave PMB 504
Vancouver, WA 87685 )

6. Satisfaction of lien, order; or warrant:
QRS 205.234(1)(H

‘L] parmiAL $

7. The amount of tha mometéw obligation imposed
lyy the lien, order, or warrank:

ORS 205.234(1)(F)

- [] rok

%, Praviously recorded document reference: 2016-02031

o, If this Insty
nparecorded 8t the reguest of E‘i’jﬂ"biﬂ Gorge Title

éiiﬁ'ént 1s being re-recorded complate the following stetemeant:

ORS 205.244(2)

to correct  Legal Description ta include “Lot 21" see exhiblt A"

previously recorded in bouok

and page , or as fee number

2016-020231
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Thely (& - OrCs

64

Colurmbia Gorge

HOOD RIVER COUNTY, OR  2(16-02031
D-WD
Stn=4 DANIEL CHANGAR 06/4712016 02:41:47 PM
$15.00 $11,00 $10.00 $20.00 $15.00 : $71.00
| ceniify that this instrument was recelved and recorded
inthe records of said eounty,
After recording retum to Grantee and until Brian D. Beabe, Direotar of Records and
a change is requested all fax statements shall be Assesstent and Ex-Officio Recorder.
sent to the Grantee at the following address:
Osprey Homes, LLOC
10613 NE Hazel Dell Ave FMB 504
Vauncouver, WA 87685
Grantor Address:
Waseo Verhutres, LLC, a Utah Limited Lisbility Ccmpdrw
12395 World Trade Drive #2{}0
San Diego .
WARRANTY DEED

Patcol Map and Tax No.; 2NOSEOSCC 00200-0:2700

The true consideration for tis conveyance is $360,000.00. (Here comply with réquirements of ORS 93,030)

Wasco. Ventures, LLC, a Utah Limited Liability Company,, Gmhtor, hereby grant, bargain, sell, warrant and
conveys to Osprey Homes, LLC, a Washington Limited Liablity Comapany,, Grantee, the following described
real property free of Hous and encumbrances, except as specifically set forth hetein:

Lots 1,2,3,4,5,6,7,8,9,10,11, 12,13, 14, 15, 16, 17, 18, 19, 20, 22, 23, 24 and 25, WASCO CREEBK

I SUBD’IV’ISEO,I\I, in the City of Cascade Locks, of Hood River County, in the State of Oregon.

BEFORE SIGNING OR ACCEPTING THIS ENSTRUMENY THE PERSUN TRANSYERRING FEE TTTLE SHOULD
INQUIRE ABOUT THE PERSON'S RIGHTS, I ANY, UNDER ORS 195,304, 195,301 AND 195,305 TO 195336 AND
SECTIONS 5 TO 11, OF CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2T0 § AND 17, CHAPTER 855,
OREGON LAWS 2009, AND SECTIONS 2 AND 7, CHAPTER §, OREGON LAWS 2010, THIS INSTRUMENT DOES NOT
ALLOW USE OF THE PROPERTY DESCRIBED IN THIS. INSTRUMENT IN VIOLATION OF APPLICABLE LAND
USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON
ACQUIRING FLE TITLE TO THE PROPERTY SHOULD CHECK WITH THE AFPROPRIATE CITY OR COUNTY
FLANNING DEPARTMENT TO VERIFY THAT THE UNET OF LAND BEING TRANSFERRED IS A LAWFULLY
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215,018, TO VERIFY THE AFTRGVED USES OF
THE LOT OR PARCEL, TO DE’I'ERMH\}E ANY LIMATS ON LAWSTITS AGAINST FARMING OR FOREST .
PRACTICES, AS DEFINED IN ORS 30,930, AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY
OWNERS, IF ANY, UNDER ORS 195.300, 195,301 AND 195,305 TO 195.336 AND SECTIONS 3 TO 14, OF CHAPTER 424,
OREGONT.AWS 2007, AND SECTIONS 2 T0 9 AND 17, CHAYTER 855, GREGON LAWS 2009, AND SECTIONS 2 TO

7, CHAYTER 8, OREGON LAWS 2410,

Tcertify this to bs a correct and whole
transcript of the origimal document,
consisting of 3 page(s), on file i Hood
River County Records & Assesament.

Certified this 19th of Jnly, 2016
By: (":: L o -
&

. a%ﬁnaD ey - Depity
| ok 3 ﬁ o

Certified Copy Page 1 of 3 . e




kit

b
Dated this Ilg duy of June, 2056,

0A

o hhedo
J

S
} 8%

I certify fhat I knotwgr have satisfactory cvidenco that Craig FaulkngsManaging Member of Waseo Ventuxes,
ability Company is the person who Laved before me, and said person’ acknowledged
i is fixs® and vohuntary aot for the uses an purposes mentioned

Certified Copy Page 2 of 3




GAL!FORNM ALL-PURPGSE AC‘KN@WLEEGMENT C[VIL COBE 8 1189

A notary public of other efflesr completing 4his certificate varifles only the identity of the individual who signed the
dooument to which this cerlificate Is attachad, and not the fruthiuiness, accuracy, or valldity of that dotument,

State of California
Couniy of San Dieao }

On Trlun-e e, Zon‘yd bofore me, _@uaa__cgnm.nmb otary )

Date Here Insert Name and Title of the Officer
personally appeared 8 fﬁiﬁ} F aulinec

Name(s) of Sigrer(s)

who proved to me on the basis of safisfactory evidence to be the {s) whose @(s)@ara
subseribed to the within insttument and acknowledged to ma that &/they executed the same in
Js/her/thelr authorized gapacity(ies), and that by {ip/hoer/thelr ‘,mﬂ? (s} on the ingtrument then(s},
rthe entity upan behaltoTwhich thgferso(s) atted, executecttiie instrument,
I certify under PENALTY OF PERJURY under the laws
of the State of California that the foregoing paragraph
is true and correct.

Commission # 2917538 : WITNESS my hand and official seal,
Nolary Public - Galiforia
s”‘} Diego Bounly Signature . Ve
Signature of Notary Public
Place Notary Seal Above
OPTIONAL

Though this section s optional, completing this information can geter alferation of the document or
fraudtfent reattachment of this form fo an unintended docursent.

Description of Atlached Docurent

Title or Type of Document: Doeument Date;

Number of Pages: Signet(s} Other Than Named Above:

Capacitylies) Claimed by Signer(s) .

Signer's Name; ) Signer's Name:

[3 Corporata Officer — Titla(sh 0 Corporate Officer — Tile(s):

O Pariner — [ Limited {3 Generaf 1 Partner -~ [ Limited [ General

O Individusl O Attorney Int Fact {1 Individual [1 Attormay In Fact

O Trustes 3 Guardian or Conservator [ITrustee 1 Guardian or Conservator
[ Ciher: 3 Cther:

Signer 1s Representing! Signer 1= Representing:

a2 s BN Ol R oG X - S e - = o ’
©2014 National Nota:y Assoclatlon « WWW Na’aonaINotary org 1 8{10 8 NOTARY {1 BDD 8?6 682?) ftem #5907

Certified Copy Page dof 3




FXHIBIT “A”

ORDER NO. 16-0165ED

Totel,2,3.4,5,6,7,8,9,10,11,12, 13, 14, 15, 16, 17, 18, 19, 20, 21, 22, 23, 24 and 25, WASCO
CREFE SUBDIVISION, in the City of Cascade Locks, of Hood River County, in the State of Oregon.
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Hood River, OR 97031
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NOTICE OF PUBLIC HEARING

Notice is hereby given that the Cascade Locks Planning Commission, at its meeting on
April 12, 2018 at 7:00 PM, in the City Council Chambers of the City Hall, Cascade
Locks, Oregon, will consider the following application:

FILE TITLE: Osprey Homes, LL.C - Variance Request LU 18-003

APPLICANT: Osprey Homes, LLC
10013 NE Hazel Dell Avenue, PMB 504

Vancouver, WA 98625

REQUEST: To remove interior 5” side setback from Lot 13 in the Wasco Creek
Planned Unit Development and remove limitation of six units and the limit of 125

feet in length.

LOCATION: 2N 8 5 CC, Tax Lot 200
1266 SE Windseng Drive
Cascade Locks, OR 97014

APPLICABLE REVIEW CRITERIA: Cascade Locks Community Code Sections 8-
6.56, 8-6.102, 8-6.140, 8-6.148, and 8-6.160.

PROPERTY OWNERS WITHIN 250 FEET OF THE SUBJECT PROPERTY ARE
RECEIVING THIS NOTICE. SPECIAL NOTICE TO MORTGAGEE,
LEINHOLDER, VENDOR, OR SELLER: ORS CHAPTER 215 REQUIRES
THAT IF YOU RECEIVE THIS NOTICE, I'T MUST PROMPTLY BE
FORWARDED TO THE PURCHASER.

The Public Hearing on this matter will be conducted in accordance with the rules
contained in the zoning ordinance adopted by the Cascade Locks City Council, which is

available at City Hall.

All interested persons may appear and provide testimony and only those who submit
written comments or testify at the hearing shall be entitled to appeal.

Failure of an issue to be raised in the hearing, in person or by letter, or failure to provide
sufficient specificity to afford the approval authority an opportunity to respond to the
issne precludes appeal to the Land Use Board of Appeals based on that issue.

At least seven days prior to the Hearing, a copy of the staff report will be available for
inspection at no cost, or a copy can be obtained for fifteen cents per page.

For further information, please contact Cascade Locks City Hall, at 374-8484, 140
WaNaPa, Cascade Locks, OR 97014.







NOTICE OF PUBLIC HEARING

Notice is hereby given that the Planning Commission of the City of Cascade Locks
will hold a public heaxing in the City Council Chambers at City Hall at 7:15 PM on
Thursday, April 12, 2018, The public hearing is for the purpose of considering
proposed amendments and clarification of the text of the Cascade Locks
Comimunity Development Code and create new chapters.

The applicable criteria for considering text amendments are found in Commumnity
Development Code Chapter 8-6.176. Copies of the proposed amendments, and the
Code, are available for review at City Hall during regular business hours and can

also be found on the City’s website.

All interested parties are encouraged to submit testimony either at the hearing or in
advance in writing. All correspondence should be addressed to Kathy Woosley,
City Recorder, City of Cascade Locks, PO Box 308, Cascade Locks, OR 97014 or
kwoosley@cascade-locks.or.us. For additional information contact Kathy Woosley

at 541-374-8484 x 102.







PUBLIC HEARING SCRIPT
LEGISLATIVE/ADMINISTRATIVE HEARINGS

INTRODUCTION

Chair Cramblett: Any Planning Commissioner must declare a potential or actual conflict of interest.

Tnform the public that an issue must be raised at the Planning Commission hearing to have standing on
appeal to LUBA.

The public hearing on the proposed amendments and clarification of the text of the Cascade Locks
Community Development Code and the ereating of new chapters is called to order.

The public hearing this evening will be conducted as follows:

Staff will present the staff report
Questions (if any) by the Planning Commission for staff.

Receive any written testimony.
We will then open the public hearing for testimony, and time will be limited to 3 minutes per

person. Any interested person may present testimony.

We will then close the public hearing — (No other comments will be heard from the public)
Final comments by staff

Questions of staff, if any, by the Planning Commission.

Discussion by the Planning Commission.

Motion to forward to City Council as presented or motion to forward to City Council as

amended.

B

bl AN

[FIRST HEARING]
This is the first hearing before the Planning Commission on this item. A second hearing on this item is

currently scheduled for May 14, 2018 with the City Council.

If you wish to speak, please fill out one of the Request to Speak forms and submit it to the City Recorder
prior to the time the public hearing is opened for testimony. The Planning Commission Chair will
recognize people who wish to speak and any comments must be addressed through the Chair. When you
come forward please state your name and place of residence for the record, as this hearing will be

recorded. Please speak clearly and precisely.

In reaching a decision on this item, the Planning Commission may be required to consider whether the
matter meets relevant approval criteria and any other applicable law. If applicable, those criteria are
identified in the staff report, and testimony and evidence must address these criteria or other criteria you

believe to apply to the decision.

oy =

City of Cascade Locks ~ Planning Commission
Legislative Hearing script







City of Cascade Locks

April 5,2018

TO: Planning Commission

FROM: Kathy Woosley, City Recorder
SUBJECT: Planning Public Hearing on Proposed Community Development Code Amendments.

Issue: Adoption of Community Development Code Amendments

Recommendation: Direct Staff to prepare an Ordinance for adoption of the Community Development
Code Amendments as outlined in Draft #3.

Discussion: Staff has been working for several months to prepare updated Community Development Code
amendments. This work is funded as a grant with a joint program of Oregon Department of Transportation
and Oregon Department of Land Conservation and Development, known as the Transportation Growth

Management Program.

The Program started with work sessions with the Planning Commission in 2015. Several public meetings
have taken place along with several management team meetings in preparation of Draft #3.

A copy of the proposed amendments is attached.

Tt is recommended that the Planning Commission conduct the hearing, receive testimony, and then pass the
following motion:

To direct Staff to prepare an ordinance for consideration, with attached findings, adopting the
proposed Community Development Code Amendments and have the first reading of the proposed
ordinance at the City Council meeting on May 14, 2018.







Criteria and Findings for Amending the Development Code

The following chapters of the Development Code are proposed to be amended or added:

Chapter 8-6.08 DEFINITIONS

Chapter 8-6.56 LOW DENSITY RESIDENTIAL ZONE (I.DR)

Chapter 8-6.101 BUILDING DESIGN STANDARDS FOR SINGLE FAMILY AND
DUPLEX DWELLING

Chapter 8-6.100 MANUFACTURED/MOBILE HOME REGULATIONS
Chapter 8-6.60 MEDIUM DENSITY RESIDENTIAL ZONE (MDR)

Chapter 8-6.64 HIGH DENSITY RESIDENTIAL (HDR)

Chapter 8-6.164 ACCESSORY STRUCTURES

Chapter 8-6.165 ACCESSORY RESIDENTIAL UNITS [NEW CHAPTER]
Chapter 8-6.166 COTTAGE DEVELOPMENTS [NEW CHAPTER]

Chapter 8-6.140 PLANNED DEVELOPMENTS

Chapter 8-6.70 DOWNTOWN ZONE (D)

Chapter 8-6.2 COMMERCIAL ZONE (C)

Chapter 8-6.80 RESORT COMMERCIAL ZONE (RC)

Chapter 8-6.180 SUBDIVISION

Chapter 8-6.184 MAJOR AND MINOR LAND PARTITIONS AND L.OT LINE

ADJUSTMENTS
Chapter 8-6.16 DEVELOPMENT PERMIT
Chapter 8-6.48 CODE INTERPRETATIONS MODIF.[ED CHAPTBR]

Criteria for amending the Development Code are found in Chapter 8-6.176 of the
Development Code and are addressed as follows. Only those criteria that apply to the
proposed amendments are addressed. (A donble backslash “//” is used to indicate where

the narrative skips over non-applicable code provisions.)

8-6.176.030 Administration

A. Application(s) for an amendment to the Comprehensive Plan or Development
Code text or a legislative Comprehensive Plan map amendment shall follow the
City Council review process in accordance with Article ll, Procedures.

Finding: The proposed Development Code text amendments are being processed as
legislative amendments because they affect more than a small number of properties.
Some amendments apply to specific zones, while others apply to more than one zone.

B. Application for a quasi-judicial Comprehensive Plan and/or zoning map
amendment shall follow the Planning Commission review process in accordance

with Article Il, Procedures.

Finding: Criterion B is not applicable because the proposed amendments are legislative.
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C. Amendment applications shall be initiated in the following manner:

V4
2. Legislative

Requests for Comprehensive Plan map amendments, which are legislative,
and Comprehensive Plan or Development Code text amendments may be
initiated by the Planning Commission or the City Council. Others may
request the Planning Commission fo consider an initiation of an
amendment.

Finding: The City Council initiated the proposed amendments, directing staff and the
Planning Commission to complete amendments identified in the 2015 Development Code

Evaluation and Action Plan.

8-6.176.040 Submittal Requirements

A In addition to the application form and information required in Section 8-
6.24.030, the applicant shall submit a supporting narrative, illustrations, plans,
etc. to demonstrate compliance with the provisions of this chapter.

i

Finding: This request, initiated by the City of Cascade Locks, has been filed pursuant to
the above submittal requirements. The background and findings contained herein and
attached to the staff report serve as the supporting narrative for this request.

8-6.176.050 Approval Criteria - Comprehensive Plan and Development Code Text
Amendments

An application to amend the text of the Comprehensive Plan and/or the Development
Code text shall be found to: ‘

Al Comply with the Statewide Planning Goals and related administrative rules.

B. Comply with the Comprehensive Plan goals, policies, and implementation
strategies.

C. Be internally consistent with related Comprehensive Plcm or Development Code
provisions.
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D. Promote provision of adequate public facilities and services for the community.

Finding: The proposed amendments do not modify the Comprehensive Plan, which was
found to comply with all applicable Statewide Planning Goals and administrative rules
during the most recent update to the Plan in 2001. Therefore, in order for Criterion A to
be met, the proposed amendments need only comply with the applicable goals, policies,
and implementation strategies of the Comprehensive Plan, be internally consistent with
other Development Code provisions, and promote the provision of adequate public
facilities and services. The applicable Comprehensive Plan provisions are addressed, as

follows.

L Natural Resources and Hazards

B. Land (Statewide Planning Goals 3, 4, 5, 6, 7 and 14)

Goals
1. To promote efficient use of land within the Urban Growth Boundary while being

compatible with existing development and physical development limitations.

Finding: The proposed amendments promote more efficient use of land by allowing
Accessory Residential Units in the LDR and MDR zones and Cottage Development in
the MDR zone, decreasing the amount of open space required of Planned Developments
(from 20% to 10%), and expanding the types of uses allowed in the Resort Commercial
zone. Land use standards and review procedures are proposed to ensure compatibility
between these types of development and existing development. The amendments add two
terms to Chapter 8-6.08 Definitions, Accessory Residential Unit and Cottage
Development, for internal consistency with amendments o the LDR and MDR zones.
Adequate public facilities and services are assured for these uses through the use-specific
standards contained in Chapters 8-6.165 and 8-6.166. These criteria are met.

[Because Cottage Development is not needed housing as defined by ORS 197.301 or the
City of Cascade Tocks Comprehensive Plan it can be allowed subject to discretionary

- (conditional use permit) critetia. |

D. Energy (Statewide Planning Goals 5 and 1 3)

Goal
To promote efficient energy use.

Policies
The city shall:

V4
2. Encourage efficient forms of transportation including walking, bicycling, and transit.

Finding: The proposed amendments to Chapter 8-6.16 Development Permit assure
transportation efficiency by providing criteria for requiring adequate public facilities in
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new development, including streets and sidewalks, pursuant to the City’s Transportation
System Plan. This criterion is roet.

I, Infrastructure and Public Services

A. Public Transit and Special Transportation Needs (Statewide Planning Goal 12)

Goal
T'o provide safe, convenient, and economical transportation opportunities for all Cascade

Locks residents and businesses as provided in the Cascade Iocks Transportation System
Plan,

B. Pedestrian and Bicycle Travel (Statewide Planning Goal 12)

Goal
To encourage walking and bicycling as provided in the Cascade Locks Transportation

Svstem Plan.
C. Streets (Statewide Planning Goal 12)

Goal
To provide a street system that meets the needs of residents and businesses as provided in

the Cascade Locks Transportation System Plan.
D. Utilities and Services (Statewide Planning Goal 11)

Goal

To plan for and provide timely, orderly, and efficient maintenance and improvement of
public facilities and services within the Urban Growth Boundary at a pace which keeps
up with the city's growth rate and needs.

Policies '
The city shall:
1. Phase utility improvements to support development in areas that can be most
effectively served.
2. Encourage development in are as that have adequate facilities and services.
3. Work to provide sanitary sewer service to all properties within the Urban Growth
Boundary.
4. Work to provide appropriate water service to all properties within the Urban
Growth Boundary to satisfy residential, business, and fire fighting needs.
3. Coordinate with the Port of Cascade Locks to provide utilities and services to the
proposed development on the port property.
6. Regquire new development to provide the utilities and services necessary to serve

the development.
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Finding: The above policies in part are intended to require adequate public facilities and
services in new development., The amendments to Chapter 8-6.16 Development Permit
assure adequate public facilities in new development, including all modes of
transportation, pursuant to the Transportation System Plan, utilities and city services.

This criterion is met.

ITf. Economy

A. Commercial and Industrial Revitalization and Development (Statewide Planning
Goal 9)

Goual
To promote a diversified city economy.

Policies

The city shall:
1. Continue to work closely with the Port of Cascade Locks to implement the Master

Plan for the Industrial Park and Government Rock.
2. Provide sufficient guantities of appropriately located and zoned land for new

businesses in the community.
3. Provide facilities, services, and amenities to promote tourism.
4. Promote the downtown as the primary commercial and service center of the city.

Implementation Strategies
1. Implement the recommendations contained in the Economic Development Plan

Jfor the city of Cascade Locks.

2. Implement the Downtown Street Theme dated September 1992,

3. Establish Comprehensive Plan land use designations and zoning requirements
that support the Master Plan for the Industrial Park and Government Rock.

B. Jobs Creation (Statewide Planning Goal 9)

Goal
To create family wage jobs for city residents by implementing the Fconomic Development

Plan for the city of Cascade Locks.

Paolicies

The city shall:
1. Provide sufficient commercially and industrially zoned land to encourage the

expansion of existing businesses and the establishment of new employment

opportunities.
2. Coordinate efforts with the Port of Cascade Locks to implement the Master Plan

for the Industrial Park and Government Rock.

Implementation Strategies

Draft Findings for Cascade Locks Development Code Amendments — page 5 of 9




1. Create Comprehensive Plan and Zoning Ordinance land use designations and
standards to help implement the Master Plan for the Industrial Park and

Government Rock.
2. Implement the recommendations contained in the Economic Development Plan

for the city of Cascade Locks.

3. Work with the Port of Cascade Locks, Hood River School District, Columbia
Gorge Community College, and Mt. Hood Community College fo provide
assistance with job training and retraining.

4. Provide incentives to existing or new businesses to provide employment and/or
training opportunities to city residents.

Finding: The proposed amendments to the Commercial Resort Zone (CR) broaden the
range of uses aliowed on the Port property, consistent with the Port of Cascade Locks
Master Plan and Policies A.1 and B.1 and B.2, and Implementation Strategy B.1 through
B.4. The amendments to the CR zorie also make efficient use of employment lands and
encourage tourism, consistent with Policies 2 and 3. Amendments to the Downtown
Zone (D) strengthen the position of downtown as a commercial and service center by
clarifying the development and design standards of the zone, including downtown
streetscape elements, consistent with Policy A.4 and B.1 and Implementation Strategy

A.2. These criteria are met.

V. Planning

A. Citizen Involvement (Statewide Planning Goal 1)

Goal
To continue the city's citizen involvement program by improving the opportunity for

citizens to actively participate in all phases of the planning process.

Policy
The city shall continue to use citizen committees to help resolve community issues.

Implementation Strategy
Provide notice of Comprehensive Plan, land use ordinance, and land development

proposals.

B. Commaunication (Statewide Planning Goal 1)

Goal
To provide public information about planning activities and city functions to enhance

public understanding about the city and the services it provides.

Implementation Strategies
1. Town Hall meetings that are structured to provide public information about

community issues and to receive citizen comments. A
2. Continue to publish and distribute The Locks Tender guarterly newsletter.

3. Establish a home page on the Internet,
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C. Agency Coordination and Cooperation (Statewide Planning Goal 2)

Goal
To provide appropriate coordination of planning programs with other local, state, and

federal agencies.

Policy
The city shall continue to work closely with local, state, and federal agencies to provide

well coordinated planning programs.

Implementation Strategies
1. Provide timely notice of Comprehensive Plan, land use ordinance, and land

development proposals to affected agencies.
2. Meet with other agencies on a regular basis (e.g., semi-annually),

D. Land Use Planning (Statewide Planning Goal 2)

Goal
The city shall develop a coordinated planning program including an overall vision for

the community, clear goals, and implementation programs.
The city shall provide an orderly transition from rural to urban land uses.

Policy
The city shall continue to amend its Comprehensive Plan and zoning designations to

reflect changes in the community and state planning requirements.

Implementation Strategy
Amend the Comprehensive Plan and zoning designations as necessary to address

changing circumstances.

Finding: The proposed code amendments were developed through an inclusive public
process which began in 2015 with an initial code evaluation and action plan (Phase 1)
that included participation by business owners, Port representatives, and members of the
general public, Planning Commission, and City Council. The list of code amendments
was refined in Phase 2 of the process, which involved community outreach by the City,
two Planning Commission public work sessions, a community meeting, and public
hearings before the Planning Commission and City Council (forthcoming). At each of the
meetings, the public and other potentially affected agencies such as the Port and the
Oregon Department of Transportation were invited to participate and provide input. The
City has provided public notice to other potentially affected public agencics, housing
providers, and the public in accordance with the public outreach and involvernent plan
developed for Phase 2 and the notification requirements in Chapter 8-6.24.050. As
required by state law, the City also notified the Oregon Department of Land Conservation
and Development 35 days prior to the first evidentiary hearing on this proposal. The
criteria Part IV of the Compiehensive Plan are met.
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V. Quality of Life
A. Sense of Place (Statewide Planning Goal 5)

Goal
To maintain the historic, small town character and scenic beauty of the COMMmUnIty.

Policy
The city shall conserve important open space and natural and scenic resources.

Implementation Strategies

1. Develop planned development ordinance provisions that encourage or require
transfer of density within the area south of I-84 to concentrate development in the
most suitable areas while providing common open space areas to protect the scenic
qualities of the remaining land which is less suited for development.

2. Implement the Downtown Street Theme.

B. Housing Opportunities (Statewide Planning Goal 10)

Goal
To provide adeguate housing opportunities.

Policies
The city shall:
1. Encourage a variety of housing types and prices.
2. Strive to make public infrastructure available to support new residential

development.

Implementation Strategies
1. Implement the Housing Study
2. Streamline ordinance procedures to make it easier to provide new housing.

Finding: Consistent with the policies in subsections A and B, the proposed amendments
to the Planned Development standards in Chapter 8.6.140 promote housing variety and
efficiency by reducing the percentage of open space required for planned developments
from 20% to 10% and ensuring required open space is appropriate located and usable for
residents. These policies and the implementation strategies that follow are also met by the
proposed amendments allowing Accessory Residential Units in the LDR and MDR zones
and Cottage Development in the MDR zone. Land use standards and review procedures
are proposed to ensure compatibility between these types of development and existing
development. The amendments add two terms to Chapter 8-6.08 Definitions, Accessory
Residential Unit and Cottage Development, for these uses, and for internal consistency
with amendments to the LDR and MDR zones. Adequate public facilities and services are
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assured for these uses through the use-specific standards contained in Chapters 8-6.165
and 8-6.166, consistent with Policy B.2. These criteria are met,

[Because Cottage Development is not needed housing as defined by ORS 197.301 or the
City of Cascade Locks Comprehensive Plan it can be allowed subject to discretionary
(conditional use permit) criteria.]
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City OF CASCADE LOCKS DEVELOPMENT CODE UPDATE - BACKGROUND

During 2015, the City of Cascade Locks received a grant through the State Transportation
and Growth Management (TGM) Program to evaluate the Development Code. The
Planning Commission and City Council worked on the study with consultant Siegel
Planning Services, who conducted outreach to the community culminating in a Code
Update Action Plan. The Action Plan outlined future steps the City could take to improve
its code. That Action Plan, a separate report prepared by Rick Williams Consulting that
specifically addressed downtown parking, and a subsequent evaluation prepared by
Siegel Planning Services in November 2017, are available at City Hall and posted on the

City’s website.

This document contains the proposed set of code amendments intended to implement the
Action Plan. Specifically, the amendments are intended to help guide development and

achieve:

Appropriate densities with a mix of complementary land uses

Complete neighborhoods with a variety of housing

Quality development design

Efficient use of land, while maintaining a high quality of life

Enhanced walkability and bikeability

Improved transportation connections and recreational opporfunitics

* Downtown development that improves the walkability of the area along WaNaPa
Street (U.S. Hwy 30) while accommuodating tourist automobile traffic and
maintaining the historic character of the highway

In 2015, Siegel Planning reviewed Cascade Locks’” Comprehensive Plan and
Development Code and met with members of the Planning Commission and small groups
of individuals representing the Port of Cascade Locks, downtown merchants, and local
industry. In addition to holding its own work sessions on the code, the Planning
Commission met jointly with the Cascade Locks City Council to discuss the
recommendations.

In 2017, the City received a second grant from the TGM Program to complete the code
updates. Commission in the fall of 2017 to review the work plan and to provide initial
direction on the scope of the amendments. The City held a Community Meeting in
January where a preliminary draft of the code was presented and discussed. The
Commission then met in February 2018 to review a revised draft of the amendments.

This packet contains the third draft, the Public Hearing Draft, of the code amendments, as

requested by the Planning Commission’s and city staff. The Planning Commission public
bearing scheduled for April 12, 2018, 7:00 PM, at Cascade Locks City Hall.
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Note to Reviewers:

The following code amendments are shown as steikeout text (for Heletions) and
underlined (bold) text for additions. (For readability, where an entire chapter is new, the
underlined text is not boldface.)

For brevity, large portions of the existing code that are not proposed to change are not
shown. Where the draft skips over those portions, the “//* symbol is used. In some
instances, the draft includes sections of existing code that are not proposed to change for
context; the consultant has not edited existing code sections where no substantive
amendment is required.

Explanatory text, including discussion of alternatives considered for some amendm ents, is
contained in text boxes. These hoxes are to be removed from the final, adopted code.
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Chapter 8-6.08 DEFINITTIONS

i

8-6.08.020 Definitions of Specific Terms
1/
Coitage Housing Development. Four or more detached dwelling units on one or more

lots developed under a umified site plan approved pursuant fo Section 8-6.166 Cottage

Housing Development standards.
i

Accessory Residential Unit. An_accessory residential unit is an interior, attached, or

detached residential structure that is used in connection with, or that is accessory o, a

single-family dwelling, subject to the siting and design standards of Section 8-6.165.

i

Action Item: New terms added to support new development standards for Cottage Housing
Developments and Accessory Residential Units, The definitions clarify how many dwelling

units are allowed on a lot for the respective use.
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Chapter 8-6.56 LOW DENSITY RESIDENTIAL ZONE (LDR)

i

8-6.56.020 Permitted Uses

e is a use which is allowed outright, but is subject to all applicable
If a use is not listed as a permitted use, it may be held to be a
visions of Chapter 8-6.48, Unlisted Use. Permitted uses

A permitted us
provisions of this title.
similar unlisted use under the pro
in the LDR district are:

A. Dwelling, single-family detached;

B. Dwelling, duplex on corner lot;

C. Accessory residential unit

DB. Manufactured home on an individual lot;

EC. Residential home; ‘

FD. Family day care (Family Care);

G.E.  Accessory-buildings structures not exceeding 400 square feet; and
HE. Home occupations.

M

8-6.56.030 Conditional Uses

1

Jd. Accessory structures exceeding 400 square feet

Action ltem: Chapter 8-6.1.164 contains unified standards and review procedures for
accessory structures. Currently, accessory structures >400 sq. ft. {not to exceed 1,500 sq. ft.}
are permitted. Staff has recommended requiring Planning Commission review {conditional use
permit} for structures in the LDR and MDR zones exceeding 400 sq. fi.

8-6.56.040 Dimensional Requirements ,

Unless modified as provided in Chapter 8-6.140, Planned Development Overlay Zone or
Chapter 8-6.160, Variance, the dimensional requirements in the LDR district are:

A. All uses except Zero Side Yard Dwellings and Duplexes:

1. A minimum lot area 6,500 for individual lots and an average minimum lot
size of 7,500 square feet when two or more lots are created; and

2. A minimum average lot width of 50 feet.

3. A minimum average lot depth of 80 feet.

4. A minimum lot width at the street of 40 feet and 20 feet on a cul-de-sac or
for a flag lot. '
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B. Zero Side Yard Dwellings and Duplexes

1. A minimum development arealot-size for the entire zero side yard
dwelling development of 12,000 square feet, and-an

2. A minimum average lot size of 3,500 square feet per dwelling unit
(7,000 sguare feet for a duplex) for-individual-lots-ereated-withinthe

5 -efeet. See Sections 8-6.101 and 8-6.102.

32, A minimum lot width of 20 feet for zero side yard dwellings and 50 feet
for duplexes.

C. Minimum building setback requirements of:

1. Front yard of 15 feet forthe-building-and garape;

2. Side yard of 5 feet, or 0 feet for atiached single family dwellings or
detached single family dwellings where the sethack between structures
on the abutting property is approved by he Building Official and is
permanently assured;

Note: The above amendment is for consistency with the existing LDR standards
that permit zero side yard dwelling development.

3. Side yard (street) of 10 feet;

4. Rear yard of 15 feet; and

5. Garage vehicle entrance setback of 20 feet.

D. No building shall exceed 35 feet in height.

E. The maximum height and size and minimum setbacks for accessory structures
shall comply with the provisions of Chapter 8-6.164, Accessory Structures.

F. The maximum coverage of buildings and impervious surfaces shall not exceed 75
- percent of the total lot area.

2

Duplexes shall meet the following standards:

1/

1. Duplexes are permitted only on corner lots where both abutting

streets are paved in conformance with minimum City standards.

Garages for each duplex unit shall receive access from a separate

. street, except where the City Iingineer defermines that fraflic safe

or operations requires access from_the same street. in which case he
total width of the street opening (curb cuf) for both units shall not
exceed 20 feet.

. Duplexes shall conform fo the building design standards for single
family and duplex dwellings in Chapter 8-6.101.

Duplex on Corner Lot. The amendment allows duplexes on carner lots in the LDR zone subject
to transportation and building design standards. It addresses Cascade Locks’ very limited land
supply due ta topography and the physical barriers of the river, raifroad, and Interstate. It also
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establishes design standards for duplexes similar to single family dwellings for other zones (MDR
and HDR} where they are permitted. The city has an interest in making the most efficient use of
land that it can while providing housing choices and preserving community identity and quality
of life. (The proposed amendment also clarifies the setback standard for garage entrances,
which is 20 feet.)
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Chapter 8-6.101 BUILDING DESIGN STANDARDS FOR SINGLE FAMILY AND
DUPLEX DWELLINGS

8-6.101.010 Purpose

The following standards will be applied to all single family dwellings and duplexes,
whether modular or manufactured homes, or site-built homes, to be constructed or
located in any zone in order to provide visual relief along the front of the home:

8-6.101.020 Single Family and Duplex Design Standards

All single family homes and duplexes, whether modular or manufactured homes, or site-
built homes, shall utilize at least two of the following design features on the front side of

the home:

>

Doriners;

(ables;

Recessed entries;

Covered porch entries;

Cupolas;

Pillars or posts;

Bay or bow windows;

Eaves (minimum 6" projection);

Off-sets on building face or roof (minimum 16")

T EHoEHUDOE

Note: The above extends the building design standards to duplexes for compatibility with singE]
Family uses in the LDR zone.’
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Chapter 8-6.100 MANUFACTURED/MOBILE HOME REGULATIONS
I '

Action Item: Under state faw, standards applied to manufactured dwellings must be comparable
to those required for stick-built homes. In its review of Draft #2, the Planning Commission
directed that the proposed amendments include removal of the garage/carport requirement in
Saction 8-6.100.040.11. The advantage to removing the requirement is that it would reduce
construction costs and increase affordability for homebuyers who prefer not to have a garage.
The reason for requiring a garage or carport is mainly for aesthetics and security, as fewer
automobiles may be parked outside and the need for accessory storage structures may he
reduced with a garage. If no garage Is required, a shed may be a more economical option for
storage, especially for items such as garden equipment that do not reguire a conditioned space.

8-6.100.040 Manufactured Homes on Individual Building Lots

A, The establishment, location, and use of manufactured homes on individual lots
shall be permitted in the absence of covenants, conditions, and restrictions in any
zone permitting installation of a detached single-family dwelling unit.
Manufactured homes shall be subject to requirements and limitations which apply
generally to such residential uses in the district and shall meet the following

requirements:
L. The manufactured home shall be multi-sectional with a minimum floor
area of 1,000 square feet (excluding any garage or carport);

2. The manufactured home on sites with a grade of 5% or less shall be placed
on an excavated and backfilled conerete or masonry foundation and
enclosed at the petrimeter such that the finished first floor of the
manufactured home is located an average of not more than 12 mches
above exterior grade measured five feet outside the foundation on the
uphill side of the home. No skirting shall be allowed other than the
continuous concrete or masonry foundation;

3. ‘The manufactured home shall be securely anchored to the foundation
system in accordance with the requirements of the state building codes

agency for manufactured structures;

4, The manufactured home shall have a pitched roof with a slope minimusm
of 3 fect in height for each 12 feet in width;
5. Review Area. As used herein, "review area” shall include the five nearest

residences to the subject lot that are on the same street and are within 250
feet as measured from the lot line to lot line. If there are not five
residences within 250 feet, only those homes within 250 feet shall be used.

6. Predominant Material. As used herein, "predominant matetial" shall be the
material used on the majority of the residences in the review arca. If there
is no majority of residences using the same material, then the material
used on the largest phurality of homes in the review area shall be the

predominant material.
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7 The manufactured home shall utilize one of following roof materials.

A. Metal.
B. Composition roofing material.
C. The predominant roofing material used on residences in the review

area. If there is no predominant material used on the residences in
the review area, then the applicant can use any one of the materials
used on the residences in the review area.

8, Exterior Materjal. The manufactured home shall utilize one or more of the
following exterior materials.

A. Lap siding composed of wood, vinyl, concrete composite or other
matetials giving the appearance of wood.

Grooved siding composed of wood or wood composites.
Board and batten siding composed of wood or wood composites.
Shakes or shingles composed of wood or wood composites.

Brick, brick veneer, stucco, or other masonry materials.

FE U 0w

The predominant siding material used on the front of the houses in
the review area. If there is no predominant material used on the
residences in the review area, then the applicant can use any one of
the materials used on the residences in the review area.

9. The manufactured home shall have an exterior thermal envelope
conforming to current HUD standards, as determined by the Building

Official.

10.  The manufactured home shall have been manufactured after June 15,
1976, and exhibit the Oregon Department of Commerce "Insignia of
Compliance" that indicates conformance with Housing and Urban
Development (HUD) standards or a HUD certificate indicating

compliance.

12,  The manufactured home shall meet all applicable development standards,
such as setbacks and height limitations, in the Cascade T.ocks Community
Development Code.

//
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Chapter 8-6.60 MEDIUM DENSITY RESIDENTIAL ZONE (MDR) '

/

8-6.60.020 Permitted Uses

A permitted use is a use which is allowed outright, but is subject to all applicable
provisions of this title. If a use is not listed as a permitted use, it may be held to be a
similar unlisted use under the provisions of Chapter 8-6.48, Unlisted Use. Permiited uses

in the MDR district are:
A. Dwelling, single family detached,

Manufactured home on an individual lot;

B.

C. Dwelling, zero side yard, meeting standards of Section 8-6.102;
D. Dwelling, duplex, triplex and fourplex;

E. Residential home;

F. Family day care (Family Care);

G. Accessory buildings; and

H. Home occﬁpations.

i

8-6.60.030 Conditional Uses

/i
4 " Accessory structures exceeding 400 square feet

Accessory Structures: Chapter 8-6.1.164 contains unified standards and review procedures for
accessory structures. Currently, accessory structures >400 sq. ft. {not to exceed 1,500 sq. ft.)
are permitted. Staff has recommended requiring Planning Comimission review {(conditional use

permit) for structures exceeding 400 sq. ft.

K. Dwelling, cottage development, meeting standards of Section 8-6.166;

Action item; Allow cottage developments based on successful models from small towns
nearhy, to provide a more economical housing option. Cottage developments waould be
allowed in the MDR zone subject to specific standards. Options considered include permitting
the use outright {no discretionary review), conditional use permit (proposed), and requiring
rezoning as a prerequisite to any application for cottage development. The advantage to
permitting uses outright Is that the permit process is predictable and short, as the approval
standards are clear and ohjective and can be administered by staff or the Planning
Commission. The downside Is the City may have less control over quality of design and other
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issues that are not clearly prescribed by code. The advantage of requiring a rezone, which is
similar to haw cottage development works in White Satmon, WA, is the city has control over
the decision to allow the use on a site-by-site basis. However, if the development standards
are clear and objective, the city siill may not have code authority to direct design changes. The
proposed alternative, conditional use permit, provides certainty on the location where cottage
development s allowed (any MDR property that is large enough) and flexibility to require
design changes/conditions of approval to achieve compliance with discretionary criteria.

Backsround on Cottage Developments: Cottage developments have multiple small detached
dwellings (cottages) oriented to a common open space referred to as a ‘green.’ Parking is
usually grouped in bays, which may include covered parking, garages and/or storage, but it
may also be on a street as is typical of historic cottage clusters. Some cottage developments
have a small community building or other shared facilities such as recreation facilities or
starage lockers. The draft code below is adapted from White Salmon, Washington, which
allows cottage developments in its R-2 and R-3 zones subject to overlay zone standards. The
draft code for Cascade Locks would allow them as a permitied use in the MDR zone, Sea
proposed standards for Cottage Development later in this draft.

8-6.60.040 Dimensional Requirements

Unless modified as provided in Chapter 8-6.140, Planned Development Overlay Zone,
Section 8-6.166, Cottage Development, or Chapter 8-6.160, Variance, the diménsional
requirements in the MDR district are:

A. Lot area:
1. Detached single family dwellings. A minimum lot size of 4,500 square

feet and an average minimum lot size of 5,000 square feet when two or
more lots are created.

2. Zero side yard dwellings. A minimum lot size for the entire development
of 8,000 square feet and a minimum lot size for individual lots created
within the development of 2,000 square feet. See Section 8-6.102.

3. Duplex, triplex, and fourplex dwellings. A minimum of 4,000 square feet
per unit.
B. A minimum average Jot width of 40 feet for detached single family units, and 25
feet per unit for duplex, triplex, and fourplex units. See 8-6.102 for zero side yard
dwelling units.

C. A minimum average lot depth of 80 feet.

D. A mininmum lot width at the street of 30 feet and 20 feet on a cul-de-sac or for a
flag lot.

E. Minimum building setback requirements of:

1. Front yard of 15 feet for-the-building-and garage;

2. Side yard of 5 feet or 0 feet for attached single family dwellings or
detached single family dwellings where the setback between structures on
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the abutting property is approved by the Building Official and is
permanently assured;

3. Side yard (street) of 10 feet;
4. Rear yard of 15 feet; and

5. Garage vehicle entrance setback of 20 feet.

[Comment: The amendment to #1 clarifies the garage entry setback in #5, which is 20 ft.]

E. No building shall exceed 35 feet in height.

The maximum height and size and mimimum setbacks for accessory structures
shall comply with the provisions of Chapter 8-6.164, Accessory Structures.

H. The maximum coverage of buildings and impervious surfaces shall not exceed 75
percent of the total Jot area.
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Chapter 8-6.64 HIGH DENSITY RESIDENTIAL (HDR)

Sections

8-6.64.010  Purpose

8-6.64.020  Permitted Uses

8-6.64,030  Conditional Uses
8-6.64.040  Dimensional Requirements

8-6.64.010 Purpose

The purpose of the IIDR zone is to é)lrovide land for housing olljporhmities for individual
households. The zone implements the Comprehensive Plan policies and regulations that
are intended to create, maintain, and promote high density residential neighborhoods.

8-6.64.020 Permitted Uses

A permitied use is a use which is allowed outright, but is subject to all applicable
provisions of this title. If a use is not listed as a permitted use, it may be held to be a
similar unlisted use under the provisions of Chapter 8-6.48, Unlisted Use. Permitted uses

in the HDR zone are;

A. Dwelling, single-family detached;

B. Dwelling, zero side yard, meeting standards of Section 8-6.102;
C. Dwelling, duplex, triplex and fourplex;

D. Dwelling, multi-family;,

E. Manufactured home on an individual lof;

F. Residential home;

| Action ltem: The following amendment brings the code into conformance with state law,

G. Residential facility;
GH. Accessory buildings;

HI.  Family day care (Family Care);

4. Bed and breakfast facilities; and
JK.  Home occupations.

8-6.604.030 Conditional Uses

A conditional use is a use which is subject to a discretionary decision by the Planning
Commission. The approval criteria are set forth in Chapter 8-6.152. If a use is not listed
as a conditional use, it may be held to be a similar unlisted use under the provisions of
Chapter 8-6.48, Unlisted Use. Conditional uses in the HDR district are:

A Schools;
B. Uttlities;
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Community services;

Parks and open space;

Religious assembly;

Public facilities;

Day care, group home (Family Care);

e ®E Yo

Adult day care (Family Care); and

r Residential acilit

Background: State law requires that “residential homes” {up to 5 individuals) and “residential
facilities” (15 or more individuals) be permitted in any zone that allows a single-family dwelling
or multifamily dwelling, respectively. See ORS 197.665-197.667. Cities and counties cannot
prohibit a residential home or residential facility to be sited in a zane that state law allows; and
must amend their zoning ordinances to be consistent, if not already consistent, with these

provisions. See ORS 197.670..,

ORS 443.400

/!

(3)"Resident” means any individual residingin a facility who receives residential care, treatment
or tralning. For purposes of ORS 443.400 (Definitions for ORS 443.400 to

443.455) to 443.455 (Civil penalties), an individual is not considered to be a resident if the
individual is related by blood or marriage within the fourth degree as determined by civil law to

the person licensed to operate or maintain the facility.

{4)"Residential care” means services such as supervision; protection; assistance while bathing,
dressing, grooming or eating; management of money; transportation; recreation; and the

providing of room and board.

{5)"Residential care facility" means a facility that provides, for six or more socially dependent
individuals or individuals with physical disabilities, residential care in ane or more buildings on
cantiguous properties.

(6)"Residential facility" means a residentfal care facility, residential training facitity, residential
treatment facility, residential training home or residential treatment home.
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Chapter 8-6.164 ACCESSORY STRUCTURES

Sections

8-6.164.010 Purpose

8-6.164.020  Applicability of Provisions
8-6.164.030  Administration
8-6.164.040 Submittal Requirements
8-6.164.050 Approval Standards

i
8-6,164.030 Administration

A. Accessory structure applications shall be administered and reviewed as an
Administrative review, except where Planning Commission review is required,
in accordance with Article TI of this title. _

/

Action Item: Chapter 8-6.1.164 contains unified standards and review procedures for
accessory structures. The following amendment is provided for consistency with amendments
to the LDR and MDR zones. Currently, accessory structures >400 sq. ft. (not to exceed 1,500
sq. ft.) are permitted. Staff has recommended requiring Planning Commission review
(conditional use permit) for structures exceeding 400 sq. ft.
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[NEW CHAPTER]

Chapter 8-6.165 ACCESSORY RESIDENTIAL UNITS

Sections:

8-6.165.010 Purpose.
8-6.165.020 Standards.

Action Item: Allow Accessory Residential Units in the LDR zone. Accessory dwellings are an
economical way to provide additional housing choices, particufarly in communities with high
land prices or a lack of investment in affordable housing. Accessory dwelling regulations can be
difficult to enfarce, particularly where local codes specify who can own or occupy the homes.
Requirements that accessory dwellings have separate utility connections to and pay system
development charges for water and sewer $ervices can pose barriers to development. Other
potentiai concerns include ARUs being used as short-term rentals (depleting needed housing),

adequate parking, and other factors should also be considered.

8-6.165.010 _ Purpose.

This chapter is intended to control the land use impacts of accessory. residential units

(ARUs). to provide for compatibility with adjacent single family vses.

8-6.165.020 Standards.

ARUs are reviewed through a ministerial (building permit) process and shall conform fo
all of the following standards:

A, One Unit. A maxioum of one ARU is allowed per legal lot; the ARU may be
detached cottage. a unit attached to a dwelling, or separate unit in a portion of an existing

dwelling.

B. Owner Occupancy. The property owner shall register the ARU with the City and

maintain his or her primary residence on the subject propetty, as long as the ARU is
occupied. ARUs shall not be used for transient lodging.

C. Floor Area. The ARU shall not exceed 800 square feet of floor area.

D. Lot Size. The lot on which the ARU is located shall meet the minimum lot size
of the zone,

E Building Desien. The ARU shall be constructed of materials that are the same or

similar to the materialg used on the primary dwelling and shall comply with applicable

Orecon Structural Specialty Code requirements.
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E. Building Height. The height of the ARU shall not exceed the height of the

primary dwelling on the lot, except that a second story building addition to a single

family dwelling or lawfully established accessory structure for the purposes of creating

the ARU is permitted provided it does not exceed the height limit of the zone.

G. Parking. A minimum of two off-sfreet parking spaces are required total for the
primary dwelling unit and the ARU.

H. Screening and Buffering., A sight-obscuring landscape hedge (reaching six feet

at maturity) or a six-foot sight-obscuring fence shall be installed on the property line
between a detached ARU and abutting lot containing a single-family dwelling, whete the

ARU is placed within 10 feet of the common property line.
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Chapter 8-6.166 COTTAGE DEVELOPMENTS [NEW CHAPTER]

- Sections;

8-6.166.010 — Puipose and intent.
8-6.166.020 - Density and lot area.

8-6.166.030 - Unit size.
8-6.166.040 - Lot coverage.
8-6.166.050 ~ Open space.
8-6.166.060 - Building separation.
8-6.166.070 ~ Setbacks.
8-6.166.080 - Building height.

8-6.166.090 - Parking and storage.
8-6.166.100 - Degien standards,

8-6.166.110 - Alternative cottage housing development designs.
2-6.166.120 — Assurance for common areas maintenance,

8-6.166.010 — Purpose and intent,

The purpose and intent of the cottage housing development design standards are to:

A. Facilitate development of an alfernative type of detached housing comprised of

small residences oriented around open space and suited to accommodate a

typical household of one or two individuals. Cottage housing is provided as part
of the city's overall housing strategy to promote a variety of housing choices to

meet the needs of a population diverse in age, income, household composition
and individual needs.

B. Address the impacts of development containing multiple detached dwellings,
including height, massing, separation between structures, open space,

landscaping, parking. and demands on public facilities and services.
C. Minimize the visibility of off-street parking, storage, and other accessory uses.

D. FEnsure an interconnected network of walkways and other pedestrian amenities
are provided and are compatible with the existing natural features of the site,

including topography and vegetation.

E. Allow increased density (as compared to single-family or duplex dwellings on

their own lots) through the use of smaller than average home sizes, clustered
parking, and the application of standards applied through site plan review and

approval.
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F. _All cottage housing developments are subject to applicable City standards for
public facilities and stormwater management.

Grouped/fguast parking, located Biehind/
bes{de units and away from sttt
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Streot frontage with

sidewalk and parking \

L~ Private open space
per unit

f*‘ Community bullding
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Entry oriented to street T,
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i
i
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8if | |
TTTTam T T
Grouped/guest parklng, located bahind/
heside units and away from street
8-6.166.020 - Density and lot atea.
MDR

Zoning District

1 cottage dwelling unit per 3,000 s.1,

Maximum Cotiage Dengity

Minimum number of cottages per development 4

12

Maximum number of cottages per development

12,000 s.f. (appiox 1/3 acre)

Minimum size cottage development area

Note: Density is based on net development area after deducting any required right-of-way

dedications. Every unit must comply with the maximum floor area standards.

8-6.166.030 - Unit size.
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A. Floor Area. To ensure that the overall size, including bulk and mass, of cottage

structures and cottage housing developments is small and in scaled with adjacent
development, and creates less visual and physical impact than standard sized single-
family dwellings that are required to be located on larger lots, the following floor
area limitations apply to cottage housing. Two types of cottages are provided for to

allow for a mixhme of building sizes and footprints, while anticipating and
addressing the varied impacts from each housing type.

Maimum Floor Ground Floor Maximum Upper
‘ Area (square Floor Area (square | Gatage Floor Area
Area (square feet)
feet feet
ded i

Srmall <900 400--900 | 60% of sround flooy |rocindedin ground

floor if attached
={>900 Included in sround

T 00— 9
Large <1400 6 900 60% of ground floor floor if attached

Floor area is measured to the outside wall on the ground floor including the stairs

(building footprint). Floor area includes all upper floor area with a ceiling height of six
feet or more not including the stairs which are counted as part of the ground floor,

B. A notice to the title of each unit shall prohibit any increase in the tota] floor area of

any cottage or addition of accessory structures within the development unless the
development site plan is amended. Such notice shall be recorded with the Hood

River County Assessor's Office,

§-6.166.040 - Lot coverage.

Lot coverage is limited fo no more than 50 percent impervious surface area.

Impervious surfaces include drivewavs, building footprints, sidewalks, paved parking,
compact gravel, and other surfaces that do not allow rain to percolate into the soil.
NOTE: un-compacted gravel surfaces or pervious pavers may be demonstrated to be
partially pervious using a professionally_accepted methodology. If this calculation is
prepared by the applicant's engineer and approved by the city public works director, the
oraveled or permeable paved surface shall be counted in the lot coverage figure in
accordance with ils relative permeability (e.p., if a graveled path is demonstrated to be
fifteen percent permeable then eighty-five percent of the graveled path area would be
counted in the impervious swrface calculation). The purpose of this requirement is to help
insure that surface and storm water are contained on site,

Stormwater Jow impact development techniques that encourage the natural treatment

and nfiliration of stormwater to mimic pre-development site conditions shall also be
emploved. Examnles of low impact development techniques include directing stormwater
to landscape areas with amended soils or info improved drainage areas under porches or
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eaves, green or living roofs, the use of pervious pavers, and retention of existing mature
trees. Aspressive employment of stormwater low impact development techniques may
allow for additional lot coverage if an applicant develops a project design that
demonstrates the ability to handle surface and sform water in common areas without
limiting the community or public benefits of the established common areas. Private areas

may also be rf_:lied on for stormwater infiltration if determined to be adequately protected
by easement to cnsure the continued availability of these areas as infiltration areas.

An on-site stormwater analvsis shall be performed by a qualified, Oregon licensed

professional engineer, considering at a minimum a twenty-five year storm event of fifteen
minutes duration, The stormwater control plan shall be approved by the director of public

works and shall provide for the onsite collection, containment, and release of stormwater

such that it will not have a deleterious impact to other properties, public or private. The
public works director prior to completion shall inspect all improvements. The applicant's

licensed engineer shall provide a minimum of two sets of infrastructure 'as built' drawings
and confirm that all stormwater infrastructure was constructed according to the approved

design.

8-6.166.050 - Open space,

A. Common open space. Common open space is intended to provide a centrally located

area that can be developed and maintained so it is usable for active and passive

recreation. Unless the shape or topography of the site precludes the ability to locate
units adjacent to common open space, the following requirements shall be met:

1. There shall be a minimum_of four hundred square feet of common open space
provided for each unit.

2. Common open space shall abut at least 50 percent of the cottages in a cotfage
housing development., g .

3. Common open space shall have cottages abutting on at least two sides. and be
easily accessible to all dwellings within the development.

4. Common open space shall not include portions of private yards, and shall be

jointly owned by all residents.

5. _The common open space shall be outside of wetlands, streams and sensitive area -

buffers, and shall be an slopes of twelve percent or less.
6. Grading and removal of maiture trees shall be limited fo mecting the City’s

development standards and to providing natural light for home sites.
7. Landscaping in common areas shall be designed to allow for easy access and use

of the space by residents, and to facilifate maintenance needs.

B. Private open space. There shall be a minimum of three hundred square feet of

contignons. usable privale open space provided adjacent to each unit for the
exclusive use of the coitage resident. Private open space is intended to vrovide
private areas such as patios, decks and gardens, around the individual cottages and to

cnable diversity in landscape design.
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8-6.166.060 - Building separation.

Cottage units shall be separated from one another by not less than 10 feet, including
eaves and architectural projections. Accessory structures shall maintain not less than 5

feet of separation from all other structures.

8-6.166.070 - Setbacks.

The emphasis of cottage development is to provide for development that focuges on and

benefits from useful common areas. For this reason, with the exception of the outside

perimeter of the development, side and rear vards are regulated only insofar as structures

must maintain minimum separation (Section 8-6.166.060) and comply with applicable

building and fire code standards. With respect to the outside perimeter, cottage dwellings
and their accessory struciures must meet setbacks or vard requirements for single family

detached development in the zone in which they ate located.

8-6.166.080 - Building height.

Maximum height is 20 feet, except 28 feet for cottage dwellings with two floors of

living space, having a minimum roof pitch of 6:12, and setback not less than 10 feet from

the closest dwelling and property line.

8-6.166.090 - Parking and storage.

A, One off-street parking space is required for each cottage dwelling,
B. Off-street parking and accessory storage shall be:

1. Fully contained on the cottage development site; any storage must be enclosed
in a structure or cabinet designed for outdoor use.

2. Screened from view from abutting residences. This may be accomplished with
landscaping or siructural screens,

3. Grouped to correspond with cottage clusters and avoid single large parking areas
that are difficull to screen from view,

4. ‘Where practical, clustered to limit grading, curb cuts, and impervious surfaces.

C. Detached carage and carport structures:

1. Where provided, shared carports or garages shall be limited to a maximum of
four vehicles per structure and shall bé detached from the dweiling units.

2. The desien of carports and garages must have roof lines and use materials

similar to that of the dwelling units within the developiment.

3. Parking of vehicles and storage shall be limited to those owned by the residents
of the development.
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D. On-street patking shall be provided on streets abutting the cottage development; the

applicant may be required to dedicate ri ght-of—way_for required street improvements,

which shall include on-street parking. Where a development lacks sufficient street

frontage. it shall provide on-site visitor parking in addition to the parking required

for each dwelling at a ratio of one visitor space for every three dwelling units.

8-6.166.100 ~ Desion standards,

A. _Site Desipgn.

1.

The common open space shall be cenirally located within a cottage housing

development.

Where feasible, each dwelling unit that abuts a common open space shall have a

primary entry and/or covered porch oriented toward common open space.

Pedestrian connections shall link all buildings to the public right-of-ways.,

COmMmon Gpen space, and parlnng arcas.

Exterior lighting shall be shielded or hooded and directed downward so as to

light only the intended area without shining info a neighboring house or

business. All lighting shall be shown on the site plan and cut-shets shall be
provided with the application submittal.

Exterior mechanical equipment including heating or cooling facilities shall be

designed and sited to minimize the noise and visual impacts they can have on a

site.
If streets are determined to be low volume local roads and emersency vehicle

access_and safety and traffic flow issues are addressed, then alternate street
standards may be deemed acceptable if approved by the public works director.
The possibility of flexibility in internal strect design standards shall be
considered initially in a_pre-application conference prior to completing an

application. Notwithstanding, cottage development access driveways shall have
a paved width of not less than 12 feet, with 2-foot shoulders, and shall maintain

clearances for emergency vehicles.

" B. Building Desion,

1. . Roofs of cottages shall be pitched and eave depths shall be a minimum of 18

2.

inches.
Covered porches measuring at least 60 square feet shall be incorporated into

3.

building design of the cottases.

Window and door trim with a minimum of three and one-half inches shall be
provided on al] cottage units.
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C. Community Buildings.

1. Community buildings must be located on the same site as the cottage housing
development, and be commonly owned by the residents.

2. Community buildings and structures shall not exceed the floor area or height of
the lareest and tallest cottage dwelling in the development,

8-6.166.110 - Alternative cottage housing development designs.

An applicant may request adjustment to the standards contained in this chapter
during development review. A specific request for adjustment within a cottage
development is not subject to variance criteria. An adjustment may be approved only by
the Plannine Commission, upon finding that the specific adjustment requested provides
for an equal or better way to meet the purpose and intent in Chapter 8-6.166.010.

8-6.166.120 — Assurance for common areas mainfenance.

Prior to issuance of any development permit (grading, public improvements, building,

etc.) the applicant shall provide evidence acceptable to the City Administrator that

common areas and elements will be maintained. This may be met by submitting draft
Bylaws and Covenants, Restrictions and Conditions (CC&Rs) for the development’s
Homeowners Association for review and approval by the City. Where the development

contains multiple lots, the assurance. which shall be recorded at Hood River County, shall
require joint ownership and maintenance of all common areas by all owners of the

cotage dwellings.
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Chapter 8-6.140 PLANNED DEVELOPMENTS

8-6.140.050 General Requirements -
/1

C. Open Space

1. Usable Ccommon private or public open space shall be provided as
follows:

a. Residential zones (RR, LDR, MDR, MHR, and HDR) - a
minimum of 10% 26% of the gross land area that is improved for

active or’ gassive recreation (e.g., playfield, playground,
pathway with henches, or similar improvement); and
/

2. Land within individual building lots shall not be included as common or
public open space. Land within public right-of-way shall not be included

as common or public space.

Action Item: Reduce the minimum open space area required for PDs from 20% to 10%,
to account for the abundance of public open space and trails surrounding Cascade Locks
while requiring “usable” open space, and maintain all other PD standards.
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Chapter 8-6.70 DOWNTOWN ZONE (D)
/

8.6.070.110 Off-Street Parking and Loading

Action lemn; The following amendments add flexibility to the Downtown parking standard as
recommended by the Downtown Parking Repart and staff direction, and eliminate the In-lieu
fee option, as the City does not have a capital improvement plan for public parking but instead
prioritizes management of existing on-street parking.

A, The mininmum off-street parking requirement for all uses in the
Downtown zone is one space per 500 square feet of floor area. Required
parking may be provided on-site, in on-street parking spaces abuiting the
subiect use, and/or on another site within the Downtown zone where the

City approves a shared parking agreement. All required parking nses

BE. No off-street parking and loading shall be required for residential units located
in mixed-use buildings.

8-6.070.120 Downtown Zone Design Standards
/i

Action ltem: The following amendments clarify the code, provide flexibility (alternative,
discretionary track for design) within the prescribed architectural styles, and remove the conflict
with the 35-foot height standard in 8-6.070.070. The existing 35-foot height limit Is maintained.
The amendments alse ensure consistency with the Downtown Plan by adding regulatory
policies/standards that the code previously omitted. These amendments alow for a more
streamlined review process because all of the building and site design standards for Powntown
are now In the code. {See highlighted reference to Downtown Plan, below, fo be removed.}

D. The Planning Commission, as part of the sife design review process, may
allow modification to the site design requirements in the Downtown Zone

when one of both-efthe following criteria are satisfied:

1. The modification is necessary to provide design flexibility where:
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E.

Conditions unique to the site require such modification; or,

b. Parcel shape or configuration precludes compliance with provisions;
oty

¢. A modification is necessary to preserve frees, other natural features or
visual amenities determined by the Planning Commission to be
significant to the aesthetic character of the arecaz; or

d. The modification varies from but complements one ox more of the
prescribed Downtown architectural styles (Classic Revival,
Crafisman, Cascadian, and Arts and Crafts), as evidenced by
massing, roof form, materials, or detailisie. Where Classic Revival
is used, the design shall complement one of the other three

prescribed siyles.

2. Modification of the standards in this Section shall only be approved if the

Planning Commission finds that the specific design proposed is
substantially in compliance with the intent and purpose of the Downtown

Zone design provisions.

The following standards shall be used for reviewing proposed site and
buﬂdmg des1gns

12. All buildings shall be of an architectural style consistent with. the historical
character of the Community. Acceptable styles include Classic Revival,
Craftsman, Cascadian, and Arts and Crafts. Unacceptable architectural
styles include any modern style that was not commonly used in the 1920°s
and 1930°s. See Figures 8-6.070.120 for examples of elements common

io these styles,

23. To maintain and enhance the pedestrian scale, buildings shall be orienied
to the street. By-orientation; this-inclades tThe building enfrance, window
treatment, sign orientation and other architectural improvements ghall face
the street, such that they create an a visnal and physical connection

entranee-onto to the street.
3. New commercial and mixed uge buildings shall have:

a. Storefronts comparable in size and proportions fo nearby
traditional storefront buildings. Where these new buildings are
larger than existing buildings, facades shall be broken down into
unifs that resemble the size and proportions of existing storefronts,
such that the overall form of new construction complements the
general shape of existing, nearby storefront buildings and their
component parts.

b. Facades that are varied and articulated to provide visnal interest to
pedestrians. Within multi-story buildings, variations in facades,
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floor levels, architectural features, and exteriox finishes shall create
the appearance of several small buildings.

4. Any wall facing WalNaPa must contain at least 50% of the ground
floor wall area in display areas, windows, or doorways. Blank walls

are prohibited,
54, Building entries must comply with the accessibility requirements of the
Oregon State Structural Specialty Code.

65, Buildings located at the intersection of two streets shall eonsider-the-use-of
have a corner entrance to the building, or otherwise have detailing such
as a canopy, porch. expressed columnu, sign, art, ox other building
featuxe that expresses the corner location.

76. Pedestrian environment may be enhanced by plazas, street furniture,
landscaping, awnings, and movable planters of seasonal flowers. Where
such features are provided they shall conform to the Downtown Plan
and Street Furniture Standards and maintain a clear pedestrian
travel way of not less than five feet in width, =

8. JFxterior lighting in developments need not replicate, but shall
complement, the ornamental street lishting and be consisient with the

prescribed architectural stvles in the Downtown.
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Figures 8-6.070.120 - Elements of Craftsman, Aris aud Crafts, and Cascadian Styles generalized

for use in Cascade Locks

Vent and shingle

aceent on upper gahle ﬁ‘;{::;ﬁtiggai
Metal, shake, or Pitched mwof "
composition roof Z Top defined by trim,
., 2 / change in materials,
At W eavefoverhang
ft

e a—— R ey .
= ATHET N
et = Board ar shingle siding with
groupings of mult-pans

windows
Heavy bass
Wood#timber columns T
and bracksts T
Weather protectioh
Gver primary entry
Stone, masonry or
rusticated eoncrete base
Vent and shingfe |
acesril on upper gabie
Pitchad roof Asymmeiiical

] composition
Metal, shake, or i
cempaosition roof A L

i Top defined by sheds;
gabfes; change in materials

2, £

N T 4 £ . i

e L7 5

3Tkl § ; 2

o L el Pher ™ T Uy 3

i ‘.‘éfl‘fi’*}i{, Bz N

I]‘ ] :%]"!‘L\L,.,-}' ﬂ‘“ s e R
YiRW.s R i e “Changes fal

Fea el N ; Lt Sl -k hanges in materials (e.g.,
T iR :::__,’__,;ﬁw\ shingles & fap siding) define

building steries; Use of mifi-
‘pane dwindows

LA

Bulldeto lina (0-5 to Iﬂ el

i
Rl

i
i

. CaYs FEs
sidawall or civic " = ll'!
] Y =
spaie \ E”_,_,ii
=25
ZE e
=N
— bt §f B
g DIII H -
== = l Heay.y_l?ase; stone or
RIS, ] - ‘masoniy block

I~

Wealher protection
over primary entgy

Arﬁqufaﬁt}r}: cp]qmn_s, ijim: spaca with saating and
canopies, and window planter al sirest comer, public.
hays art oppodunity ‘

CASCADE LOCKS DEVELOPMENT CODE UPDATE — DRAFT #3 - MAR 3, 2018

31



Metal, shake, or

Prominent covered
entrance

Gahle accent on
atherwise ftat roof

composition roof \\ﬁ

tletal fixtures
(lighting, brackets}

tnteyrated sighage
band ot individually
applied letters

Top defined by tim,
change in materials, gable

Board and batlen siding
with groupings of small-
pane divided windows

Heavy bage _

Timbet/woed columns
ard brackets

Stane, masomy of
usticated concrete base

F. Building Materials and Colors

1.

Facades shall be varied and articulated to provide visual interest to
pedestrians. Within larger projects, variations in facades, floor levels,
architectural features, and exterior finishes shall create the appearance of
several smaller buildings.

Where masonry is used for exterior finish, decorative patterns must be
incorporated. Examples of these decorative paiterns include multicolored
masonry units such as brick, stone, or cast stone, in layered or geometric
patterns, or split-faced concrete block to simulate a rusticated stone-type
construction.

Wood siding must be bevel, shingle siding, or channel siding and must not
be applied in a diagonal or herringbone pattern. T1-11 style siding is not

permitted.

Action ltem: The above amendments respond to the Planning Commission direction to

clarify the code,

4.

Preferred-eColors for exterior building finishes shall be-are earth tones,
creams, and pastels of earth tones. High-intensity primary colors, metallic
colors, and black may be utilized as trim and detail colors but shall not be

used as primary wall colors.

G. Roof Materials, Parapets, and Roof Pitch

1.

Pitched roof structures shall have a minimum roof pitch of 6:12.
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2. Roof Designs — Rooflines shall establish a distinctive “top” to a building.
Except where impractical due solely to the size of the building, all roofs
shall be of a peak roof style. Except as provided below, Ne-flat,
mansard, or shed roof styles are pot allowed. On larger buildings were
peak roofs cannot be used or would conflict with a unique building
function or necessary mechanical equipment, architectural-features

Shaﬂ-b%%%é—ﬁh&?e&%&péﬂéf%ﬁsﬂi&%ﬁ%&%d&ﬁ—pﬁfﬁa}ﬁmfs—&ﬂd

w&ﬂ&ea%a—p%alefeef a flat or shed roof shall be used When flat roof areas
are proposed, a cornice or frieze molding a minimum 12 inches high
projecting a minimum 6 inches from the wall at the top of the wall or
parapet shall be provided.

3. Parapet corners must be stepped or the parapet must be designed to
emphasize the center or primary entrance(s), unless the primary entrance
is at the corner of the building. :

4. Visible sloped roofs must be dark gray, black, or dark brown.

5. Visible roof materials must be wood or architectural grade composition
shingle or sheet metal with standing or batten seam.

6. All roof and wall-mounted mechanical, electrical, communications, and
service equipment, including satellite dishes and vent pipes, must be
screened from public view by parapets, walls, or by other approved means.

Action Item: The following amendments respond to the Planning Commission direction
to clarify the code. Subsection 2’ is deleted because it is redundant with E.2, above.

H. Exception_to the Building Orientation and Entrance Standards in E.3

1. Where topography, existing development, or other physical
constraints make it impractical to orient a building’s Al buildings

shall-havetheir primary enfrance(s) faeing to the street—Alternativelya
the building may have its entrance facing a side yard when a direct
pedestrian walkway not exceeding 20 feet in length is provided between

the building entrance and the street right-of-way.

23. Due to the elevation difference between WaNaPa, and the rear portion of
the properties on the north side of the sireet, daylight basement type of
consiruction is preferred. This method of construction has the benefit of
cansing all materials stored below WalNaPa to be screened and secured
behind sight-obscuring walls, adding to the attractiveness of the downtown

area.

34. Buildings are required to be located at the corner of corner lots. No
parking is allowed in these areas, except where existing non-conforming
parking is allowed to continue.
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I MNote: The following existing standards are provided for background. No change is proposed, l

1. Parking Lots

1. For new development, the parking lots shall be located at the rear of all
lots. For corner lots, this shall be identified as being opposite, and furthest

from, the primary building access.

2. Ifit is determined that parking is to front on WaNaPa in a particular
situation, it shall be limited to a maximum of one drive aisle with parallel
parking spaces on one side.

3. Ifitis determined that a parking lot is to be appropriately located fronting
on WaNaPa, it does not mean that the lot is to have access to the street. All

access standards still apply.

J. Building Facades

1. Ornamental devices, such as molding, entablature, and friezes, are
required at the roofline. Where such ornamentation is present in the form
of a linear molding or board, the band must be at least eight inches wide.

2. Alcoves, Porches, Arcades, eic. Buildings must incorporate features such
as arcades, roofs, porches, alcoves, porticoes, and awnings to protect
pedestrians from the rain, wind, and sun. Awnings and entrances may be
designed to be shared between two structures. If the building abuts the
WaNaPa right-of-way, then the weather protection feature must be
extended at least five feet over the sidewaik with appropriate easements or
agreements with the City to allow placement within the right-of-way. If
the building does not front on the right-of-way, the weather protection
feature must be extended at least five feet along any pedesirian area
between the building and street. The weather protection device shall be

designed, through the use of gutters, downspouts, catchments,
channelizations, or other means, to prevent the dripping ot rumning of
water onto the public sidewalk, including water falling as rain, or water

resulting from melting snow or ice.

3, Traditional Storefront Elements. For buildings designed to house retail,
service, or office businesses, fraditional storefront elements are required.

These elements include:
“a. Front and side building walls placed within 10 feet of abutting
" street right-of-way boundaries.
b. Clearly delineated upper and lower facades.

c. A lower facade dominated by large display windows and a
recessed entry or entries.

d. Smaller, regularly spaced windows in the upper floor.
Decorative trims, such as window hoods, surrounding upper floor
windows.
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f. A decorative cornice near the top of the facade.

g. Change in Relief of Building. Buildings must include changes in
relief on 10 percent of their WalNaPa facades. Relief changes
include cornices, bases, fenestration, fluted masonry, or other
treatments for pedesirian interest and scale.

K. Windows e

L.

Windows which allow views to the interior dctivity or display areas are
required. Windows shall include sills at the bottom and pediments at the
top. Glass curtain walls, reflective glass, and painted or darkly tinted glass
shall not be used.

Ground Floor Windows. All new buildings must provide ground floor
windows along WaNaPa.

Required window areas must be either windows that allow views into
working areas or lobbies, pedestrian entrances, or display windows.

Required windows must have a sill no more than four feet above grade.
‘Where interior floor levels prohibit such placement, the sill must be raised
to allow it to be no more than two feet above the finished floor level, up to
a maximum sill height of six feet above grade.

Glass curtain windows are not permitted fronting WaNaPa,

Darkly tinted windows and mirrored windows that block two-way
visibility are prohibited as ground floor windows along street facades.

Any wall that faces WaNaPa mmst contain at least 50% of the total square
footage of the ground floor wall area in display areas, windows, or
doorways. Blank walls are prohibited.

Ground floor windows are also required on facades facing any public
parking lot. The minimum requirement is 16 square feet per story, or, six
percent of the total square footage of the facade, whichever is greater.

L. Upper Floor Window Standards

1.

(lass area dimensions shall not exceed 5'x7'. (The longest dimension may
be taken either horizontally or vertically.)

Windows must have trim or molding at least two inches wide around their
perimeters.

At least half of all the window area in upper floors must be made up of

glass panes with dimensions no greater than 2'x3'. Windows that have
1'x1" grid inside double-pane glass are appropriate and are encouraged.

M. Streetscape/Strect Furniture

1.

All street furniture on either private property or within the right-of-way,
including tables, chairs, walls, benches, kiosks, trash receptacles, garbage
enclosures, signs, and other permanent or temporary fixtures not part of a
building, shall conform with the Street Furniture design standards
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identified in the “Cascade F.ocks Downtown Plan and Strategy” adopted in
2004. . .

Benches and other streetscape items may be placed wrchm the pubhc right~
of-way, but must not block free movement of pedestrians. A minimum
pedestrian walkway widih of five feet must be maintained at all times.

N. Lighting

L.
2.

4,

Al building entrances and exits must be well lighted.

Exterior lighting must be an integral part of the architectutal design, and in
keeping with the architectural standards contained in Section E.2.

The miniomum lighting level for building entries is four-foot candles and
the source light must be shielded to reduce glare.

All lighting shall be directed downwards and shall not shine into the sky.

O. Trash and Recycling Storage

L.

2.

Each structure shall provide for collection of its trash and recyclable
materials within the boundaries of each parcel

All trash collection areas must be located within the structure, or behind
the building in an enclosure.

P. Signage

1.

All standards of Chapter 8-6.144 of this Code shall apply in the D zone
except for the following standards:

a. Freestanding pole signs are prohibited.

b. Internally illuminated signs are prohibited.

¢. Pedestrian-oriented sign bonus. The City Administrator shall have
authority to grant additional pedestrian oriented signs up to a total
of 12 square feet for all such signs. The maximum size for any one
pedestrian sign shall be 6 square feet. Pedestrian oriented signs
include: window signs, small wall mounted or projecting signs
located not more than 10 feet above grade, signs placed on awning
valances, and signs suspended under canopies and awnings. Signs
that are suspended above pedesirian walkways shall provide a
minimum of 7.5 feet of vertical clearance.
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Chapter 8-6.2 COMMERCIAL ZONE (C) -

Action Item: The following amendments respond to the Planning Commission direction to
clarify the code, provide flexibility for adjustments {alternative, discretionary track for design)
within the prescribed architectural styles. Because several standards in the C zone are the same
as for the D zone, the proposed amendments are repeated for consistency.

W

8-6.72.050 Design Standards

For all property within the C zone in the area between the City Limits on the west and the
intersection of Edgewood Street and WaNaPa on the east, the following design standards
shall apply:

A. All development and use of land shall be subject to the provisions of the Site
Plan and Design Review Chapter (8-6.148).

&B. Once a site plan or building design has been approved and developed in
accordance with Section 8-6.148, no revisions to the site or building shall take
place unless approved as an amendment to the original approval.

E-C. No existing building within the zone shall be altered by construction, painting,
remodeling, or other means in a manner inconsistent with these design
standards.

&:D. The following standards shall be used for reviewing proposed site and
building designs:

+—BuildingsJendseaping;-and-site design, shall-be-consistent-with the goals
and-ebjeetives-of the-Cascade Locks Downtown Development Plan-and
Stratepss

12. All buildings shall be of an architectural style consistent with the historical
character of the Community. Acceptable styles include Classic Revival,
Craftsman, Cascadian, and Arts and Crafts. Unacceptable architectural
styles include any modern style that was not commonly used in the 1920%s
and 1930’s.

23. To maintain and enhance the pedestrian scale, buildings shall be oriented

to the street. By-erientation;this-ineludes tThe building entrance, window

treatment, sign orientation and other architectural improvements shall face
. the street, such that they create as a visual and physical connection
entranee onto to the street.

34. Building entries must comply with the accessibility requirements of the
Oregon State Structural Specialty Code.
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45, Buildings located at the intersection of two streets shall eonsider-the use-of
have a corner enfrance to the building, or otherwise have detailing such
as a canopy, porch, expressed cohimn, sign, art, or other building
feature that expresses the corner location.

56. Pedestrian environment may be enhanced by street furniture, landscaping,
awnings, and movable planters of seasonal flowers. Where such features
are provided, a clear pedestrian travel way of not less than five feet in

width shall be maintained.

; f ’e.;‘;.b“ﬂé‘*l 6 S};&H bf within 25% ol ? B *"e‘g}*‘f of existing

E. Building Materials and Colors
1. Facades shall be varied and articulated to provide visual interest to
pedestrians. Within larger projects, variations in facades, floor levels,
architectural features, and exterior finishes shall create the appearance of
several smaller buildings.

2. Whete masonty is used for exterior finish, decorative patterns must be
incorporated. Examples of these decorative patterns include multicolored
"masonry units such as brick, stone, or cast stone, in layered or geometric
patterns, or split-faced concrete block to simulate a rusticated stone-type

construction.

3. Wood siding must be bevel, shingle siding, or channel siding and must not
be applied in a diagonal or herringbone pattern. T1-11 style siding is not-

permitted.
4. Preferred colors for exterior building finishes shall be-are earth tones,

creams, and pastels of earth tones. High-intensity primary colots, metallic
colors, and black may be utilized as trim and detail colors but shall not be

used as primary wall colors.

F. Roof Materials, Parapets, and Roof Pitch
1. Pitched roof structures shall have a minimum roof pitch of 6:12.

2. Roof Designs — Rooflines shall establish a distinctive “top™ to a building.
FExcept where impractical due solely to the size of the building, all roofs
shall be of a peak roof style. Except as provided below, Ne-flat,
mansard, or shed roof styles are not allowed. On larger buildings
wherewere peak roofs cannot be used_or would conflict with a unigque

building function or necessary mechanical equipment, architectural

£ o
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roofs-and othertechniques that meettheintent of these ovisiens—n
buildingareas-without-a-peak reof, a flat or shed roof shall be used. When
flat roof arcas are proposed, a cornice or frieze molding a minimum 12
inches high projecting a minimum 6 inches from the wall at the top of the

wall or parapet shall be provided.
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3. Parapet corners must be stepped or the parapet must be designed to
emphasize the center or primary entrance(s), unless the primary entrance
is at the corner of the building.

4. Visible sloped roofs must be dark gray, black, or dark brown.

5. Visible roof materials must be wood or architectural grade composition
shingle or sheet metal with standing or batten seam.

6. All roof and wall-mounted mechanical, electrical, communications, and
service equipment, including satellite dishes and vent pipes, must be
screened from public view by parapets, walls, or by other approved means.

The following Commercial zone standards are provided for hackground. No change is proposed. j

G. Building Facades
1. Otnamental devices, such as molding, entablature, and fiiezes, are

required at the roofline. Where such ornamentation is present in the form
of a linear molding or board, the band must be at least eight inches wide.

2. Alcoves, Porches, Arcades, etc. Buildings must incorporate features such
as arcades, roofs, porches, alcoves, porticoes, and awnings to protect
pedestrians from the rain, wind, and sun. Awnings and enfrances may be
designed to be shared between two structures. If the building abuts the
WaNaPa right-of-way, then the weather protection feature must be
extended at least five feet over the sidewalk with appropriate easements or
agreements with the City to allow placement within the right-of-way. If
the building does not front on the right-of-way, the weather protection
feature must be extended at least five feet along any pedestrian area
between the building and street. The weather protection device shall be
designed, through the use of gutters, downspouts, catchments,
channelizations, or other means, to prevent the dripping or running of
water onto the public sidewalk, including water falling as rain, or water
resulting from melting snow or ice.

3. Traditional Storefront Elements. For buildings designed to house retail,
service, or office businesses, traditional storefront elements are required.

These elements include:

a. Front and side building walls placed within ten feet of abutting
street right-of-way boundaries,

b. Clearly delineated upper and lower facades.

c. A lower facade dominated by large display windows and a
recessed entry or entries.

d. Smaller, regularly spaced windows in the upper floor.

e. Decorative trims, such as window hoods, surtounding upper floor
windows.

f. A decorative cornice near the top of the facade.
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g. Change in Relief of Building. Buildings must include changes in
relief on ten percent of their WaNaPa facades. Relief changes
include cornices, bases, fenestration, fluted masonry, or other
treatments for pedestrian interest and scale.

H. Windows

I.

Windows which allow views to the interior activity or display areas are
required. Windows shall include sills at the bottom and pediments at the
top. Glass curtain walls, reflective glass, and painted or darkly tinted glass

shall not be used.
Ground Floor Windows. All new buildings must provide ground floor
windows along WaNaPa.

Required window areas must be either windows that allow views into
working areas or lobbies, pedestrian entrances, or display windows.

Required windows must have a sill no more than four feet above grade.
Where interior floor levels prohibit such placement, the sill must be raised
to allow it to be no more than two feet above the finished floor level, up to

a maximum sill height of six feet above grade.
Glass curtain windows are not permitted fronting WaNaPa.

Darkly tinted windows and mirtored windows that block two-way
visibility are prohibited as ground floor windows along street facades.

Any wall that faces WaNaPa must contain at least 50% of the total square
footage of the ground floor wall area in display areas, windows, or
doorways. Blank walls are prohibited.

Ground floor windows are also required on facades facing any public

parking lot. The minimum requirement is 16 square feet per story, or, six
percent of the total square footage of the facade, whichever is greater.

I. Upper Floor Window Standards

I.

(ilass area dimensions shall not exceed 5'%x7'. (The longest dimension may
be taken either horizontally or vertically.)

Windows must have trim or molding at least two inches wide around their
perimeters.

At least half of all the window area in upper floors must be made up of
glass panes with dimensions no greater than 2'x3'. Windows that have
1'x1" grid inside double~pane glass are appropriate and are encouraged.

I. Streetscape/Street Furniture _

1.

All street furniture on either private property or within the right-of-way,
including tables, chairs, walls, benches, kiosks, trash receptacles, garbage
enclosures, signs, and other petmanent or temporary fixtures not part of a
building, shall conform with the Street Furniture design standards
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identified in the “Cascade Locks Downtown Plan and Strategy” adopted in
2003. |
Benches and other streetscape items may be placed within the public right-

of-way, but must not block free movement of pedestrians. A minimum
pedestrian walkway width of five feet must be maintained at all times.

K. Lighting

L.
2.

4.

All building entrances and exits must be well lighted.

Exterior lighting must be an integral part of the architectural design, and in
keeping with the architectural standards contained in Section E.2.

The minimum lighting level for building entries is four foot-candles and
the source light must be shielded to reduce glare.

All lighting shall be directed downwards and shall not shine into the sky.

L. Trash and Recycling Storage

1.

Each structure shall provide for collection of its trash and recyclable
materials within the boundaries of each parcel

All trash collection areas must be located within the structure, or behind
the building in an enclosute,
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Chapter 8-6.80 RESORT COMMERCIAL ZONE (RC)

Action Item: The following amendments, originally proposed by Port of Cascade Locks staff, are
intended to allow a mix of complementary uses on the Port property and streamline the permit
process by reclassifying some uses from Conditional Use to Permitted. This version reflects the
direction of the Development Code Action Plan, as reviewed by city staff and discussed with the

Planning Commission on November 17, 2017,

Sections

8-6.80.010  Purpose

8-6.80.020  Pepmiited Uses

8-6.80.030 Conditional Uses
8-6.80.040 Dimensional Requirements
8-6.80.060  Additional Requirements
8-6.80.070  Extended Business Hours

8-6.80.010 Purpose

The purpose of the RC zone is to provide a mix of retail, service, business, recreation,
and residential needs for the community.

8-6.80.020 Permiited Uses

A permitted use is a use which is allowed outright, but is subject to all applicable
provisions of-this title. If a use is not listed as a permiited use, it may be held to be a
similar unlisted use under the provisions of Chapter 8-6.48, Unlisted Use. Permiited uses

in the RC disirict are as follows:

A.  Dwelling, single family attached or detached;

B. Duplex, triplex, and fourplex;

C. Dwelling, multi-family, apartments, lofts, and similar dwelling _units,
including_units located above ground floor commercial, offices, and allowed

indusirial uses;

Residential home;

Family day carer (Family Care);

Day cate group home (Family Care);
Adult day care (Family Care);

Commercial Rretail sales and service (conducted totally indoors or outdoors);

oo = om oy

1. Sales-atiented;

2. Personal service-oriented,;
3. Entertainment-oriented;
4, Repair-oriented;

L Motel, hotel, or similax lodging facilities;
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1. Marina, boat Iaunches, boathouses, water accesses, and water related
commercial uses: }

Accessory buildings to any allowed use; and

K. Boat and Hhouseboat moorage;
L.

M Indoor or outdoor commercial recreation facilities, including athletic clubs

and recreational gear rental;

N. Museums, theaters, galleries, and studios for art, dance, or photography:

0. Conference center and meeting facilities;

P, Offices;

Q. Restaurants, delicatessens, cafes, bakeries, and similar food establishments;

R Public facilities, including park, librarv, fire station, amphitheater:

S. Light manufacturing, assembly, and packaging of products from previously
prepared materials; ‘

T. Light manufacturing, assembly, and processing of food and beverage

IR Light manufaciuring, assembly, and testing of technology equipment,
instruments, and related equipment;

V. Research, engineering, and development facilities or laboratories;

W. Resorts, including resort residential units owned in fuil or in fractional or
shared interest;

X. Resort related commercial and recreational activities, including clubhouse;

Y. Wineries, breweries, and cideries, including tasting rooms:

Z, Parks and open space, pedesirian and recreation amenities, including seating

areas, viewing areas;

AA. Parking garages or parking lots accessory to a _permitted or conditionally
permitted use; and '

ABM. Community services.

8-6.80.030 Conditional Uses

A conditional use is a use which is subject to a discretionary decision by the Planning
Commission. The approval criteria are set forth in Chapter 8-6.152. If a use is not listed
as a conditional use, it may-be held to be a similar unlisted use under the provisions of
Chapter 8-6.48, Unlisted Use. Conditional uses in the RC district are as follows:

>
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Quick vehicle servicing;
Recreationeil vehicle campgrounds;
Utilities;

Public facilities;

Parks and open space; and

Surface mining (Government Rock peninsula only).

8-6.80.040 Dimensional Requirements.

Unless modified as provided in Chapter 8-6.140, P’lanned Devel?ﬁ)ment Overlay Zone or

Chapter 8-6.160, Variance, the dimensional requirements in

e RC district area as

follows:

A,

Lot area for residential uses:

1. Attached single family dwellings. A minimum lot size of 3,500 square
feet and an average minimum lot size of 4,000 square feet when two or

more lots are created,

2. Duplex, triplex, and fourplex dwellings. A minimum of 3,000 square feet
per unit,

3. Multi-family dwellings. A minimum of 1,000 square feet per unit.
There is no minimum lot size for nonresidential uses.

There is no minimum lot width or lot depth requirement.

The minimum setback requirements shall be as follows:

1. No required front yard setback;

2. No required side yard setback, except when abuiting a residential zone, a
side yard of 10 feet shall be required; and

3. No required rear yard setback, except when abutting a residential zone, a
rear yard setback of 20 feet shall be required.

No building shall exceed a height of 45 feet.

The maximum height and size and minimum setbacks for accessory structures
shall comply with the provisions of Chapter 8-6.164, Accessory Structure,

The maximum coverage of buildings and impervious surfaces shall not exceed 85
percent of the total lot area.
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Chapter §8-6.180

SUBDIVISION

Action Item: The following amendment responds to the Planning Commission’s request for a
simple and straightforward review process for the division of non-residential lands. -

Sections

8-6.180.010 Purpose

8-6.180.015 Applicability

8-6.180.020 Administration

8-6.180.030 Submittal Requirements: Preliminary Plat

8-6.180.040 Approval Standards: Preliminary Plat

8-6.180.050 Phased Development

8-6.180.060 Submittal Requirements: Final Plat

8-6.180.070 City Review of Final Plat: Approval Criteria

8-6.180.080 Centerline Monumentation: Monument Box Requirements
8-6.180.090 Improvement Agreement

8-6.180.100 Bond: Cash Deposit

8-6.180.110 Filing and Recording

8-6.180.120  Prerequisites to Recording the Plat

8-6.180.130  Vacation of Plats

8-6.180.140 Vacation of Streets

8-6.180,010 Purpose s

The purpose of this chapter is to:

A. Implement the comprehensive plan.

B. Provide rules, regulations, and standards governing the approval of plats of
subdivisions. » ,

C. Carry out the development pattern and plan of the city.

D. Promote the public health, safety, and general welfare.

E. Lessen congestion in the streets and secure safety from fire, flood, pollution, and
other dangers.

I Provide adequate light and air, prevent overcrowding of land, and facilitate
adequate provision for transportation, water supply, sewage, and drainage.

G. Encourage the conservation of energy resources.

8-6.180.015 _ Applicability

Chapter 8-6.180 applies to land divisions of four or_more lots (subdivisions) in
residential Zones, except that applications for subdivisions in non-residential zones

shall be processed as a Ci
standards of the zone and the requirements of ORS 92.

Administrator Review angd shall meef the dimensiona

1/
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Chapter 8-6.184 MAJOR AND MINOR LAND PARTITIONS AND LOT LINE

ADJUSTMENTS

Action ltem: The following amendment responds ta the Planning Commission’s request for a
simple and straightforward review process for the division of non-residential lands.

8-6.184.010 Purpose
8-6.184.020 Applicability of Provisions

8-6.184.030  Administration

8-6.184.040 Preliminary Application Submission Requirements
8-6.184.050 Partition Approval Criteria

8-6.184.060 Lot Line Adjustment Approval Criteria

8-6.184.070 Final Partition Plat Submittal Requitements

8-6.184.080 Final Lot Line Adjustment Submittal Requirements
8-6.184.090 City Council Acceptance of Dedicated Land

8-6.184.100 Centerline Monumentation: Monument Box Requirements

8-6.184.110 Recording of Partitions and Lot Line Adjustments

8-6.184.010 Purpose

The purpose of this chapter is to provide rules, regulations, and standards governing
approval of major and minor land partitions and lot line adjustments.

8-6.184.020 Applicability of Provisigns

Chapter 8-6.184 applies to partitions in resideniial zones, except that applications
for_partitions in non-residential zones shall be processed as a City Administrator
Review and shall meet the dimensional standards of the zone and the requirements

of ORS 92.

A. A major land partition approval is required when a division of land creates 3 lots
or less within one calendar year, including a public street or road.

B. A minor land partition approval is required when three lots or less are created
without creating of a public street or road within one calendar year.

C. A lot line adjustment approval is required for any adjustment to a property line

which does not create an additional lot of record nor make the existing lofs in
violation of the base zone minimum lot requirements.

i
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Chapter 8-6.16 DEVELOPMENT PERMIT

Sections

8-6.16.010  Permit Required

8-6.16.015  Development Standards and Conditions on Development
8-6.16.020  Exclusions from Permit Requirement

8-6.16.030  Hazard Areas

8-6.16.040  Issuance and Effective Date

8-6.16.050  Expiration

8-6.16.060  Extension and Modification

8-6.16.070  When a Development Has Commenced

8-6.16.080  Revocation of Development Permit

8-6.16.090  Transferability of Development Permit
8-6.16,010_ Permit Required

Except as excluded in Section 8-6.16.020, no person shall engage in or cause a
development to occur, as defined in Chapter 8-6.08, without first obtaining a
development permit through the procedures set forth in this title. The Administrator shall
not issue any permit for the construction, reconstruction, or alteration of a structure or a
part thereof without first verifying that a valid development permit has been issued.
Development authorized by a development permiit shall occur only as approved by the

City.

8-6.16.015 Development Standards and Conditions on Development

Action Item; The following amendment addresses Evaluation Action Plan ltem #13, Add code
criteria for development exactions, Including public improvements required with development
and other conditions on development. it also clarifies the development standards that may
apply to building permits (when no fand use review is required), including when sidewalk’
improvements are required for a building permit. The City still must comply with applicable case

law, including takings law.

A. Development ., Standards. In_addition to the specific approval eriteria for

applications anthorized by this Code, ail development shall comply with the

following standards:

1. Standards of the zone in which the development is located: and

2. Public improvement standards, pursuant to the Ciiy’s adopied public
facili lans and the conditioning authority in subsection 8-6.16.015.8.

All commercial developments, whether land nse approval is required or
not, shall have a standard sidewalk width for the %ull street frontage of

the development in conformance wiih the Transportation System Plaa.

The reviewing authority may impose conditions of approval on land use
applications in one or more of the following circumstances:

[+

7
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1. The condition is necessary to bring the application inte compliance with
applicable approval criteria.

2. The condition is required as a condition of approval, construction ox
implementation by the development standards, Cascade Locks Municipal

Code, or state statute.

3. The condition is reasonably related to alleviation of a need for puhlic
services or facilities created or contributed to by the proposed
development. As nged in this section, "public serviees or facilities”
includes sewer, water, surface water management, parks, open space,

streets, sidewallks, and pathways.

4. The condition is reasonably related to eliminating or mitigating a
negative impact on natural features or processes or on the built
environment of the neighborhood which is created ox confributed to by
the proposed development. As used in this section, "natural features ox

processes" inchides Goal 5 resources.

5. A proposed variance or exception to a code requirement is based on the
preservation of natural features and the condition of approval is
reasonably related to preserving the feature(s) that is the basis for the

variance or exception.

L. Conditions of approval contemplated by subsection B include, but are not
limited to:

1. Imposition of 2 development schedule,

2. Requiring reservation ox protection of land for open space or to protect

significant natural features.

3. Reguiring dedication of property, rights-of-way, easements or.

conservation easements for public facilities such as streets, utilities,

pathways, sidewalks, surface water management and street trees, ox for
protection of natural features. Dedications of property or property rights
pursuant to this subsection must be based upon findings pursuant the
Community Pevelopment Code.

4. Redquiring on-gite and off-site construction of or improvements to public
facilities where necessary fo ensure adequate capacity and where sexrvice
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demand will be created or increased by the proposed development. The
City may pro-rate costs hetween the applicant and the City in proportion
to the increased service demand which will be ereated by the project
when compared fo the demand existing if the profect were not
constructed. '

5. Requiring construction and maintenance suarantees to ensure that
required public facilities are constructed to, and will comply, with City
standards, resulations, or conditions.

6. Reqguiring modifications in the design or intensity of a proposed
development or to require or prohibit certain construction methods,

7. Requiring approval, inspection, or evaluation by another asency,
jurisdiction. public utility, or consultant.

8. Limiting the number, location, or design of street accesses to a proposed
development to maintain street capacity, improve safetv, or otherwise
comply with an approval criterion.

9. Requiring covenants, conditions, ox resirictions to be recorded asainst

ihe property.

i

8-6.16.020 Exclusions from Permit Reqiﬁrement

Action ltem: The following amendment provides criteria for and streamlines the process for
changes of use, such that a land use application is not required for minor changes, e.g., does not

add traffic, parking, or drainage.

Except as provided in Section 8-6.16.030, the following activities are permitted in each
district but are excluded from the requirement of obtaining a development permit.
Exclusion from the permit requirement does not exempt the activity from otherwise
complying with all applicable standards, conditions, and other provisions of this title.

A, Landscaping or other freatment or use of the land surface outside the fiood plain
and not involving a structure or paved parking lot.

B. Any change or repair to a building or other structure that does not alter or expand
the use thereof or require a building permit.

C. Any change of use in an _existing development that does not add floox area,
requive additional parking, alter street access, reduce open space or

Iandscape area, or result in additional storm drainage or iraffic.

2
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D.G:.- Anemergency measure necessary for immediate safety of persons or protection of
property, provided however, that an application for a development permit shall be
promptly filed if the measure otherwise would require such a permit.

EXD: The establishment, construction, maintenance, preservation, or termination of
public roads, transportation facilities, and other public facilities including sewer
and water lines, storm drainage facilities, electrical and gas distribution lines, and
telephone and television transmission lines that are substantially in the public
right-of-way directly serving development. These exclusions do not apply to
development permits that are reqluired by the provisions in Chapters 8-6.120, 8-
6.124,8-6.128, or 8-6.132 or work in the 1-84 or U. S. 30 right-of-way, for which

an Oregon Department of Transportation permit is required.

Above ground electrical transmission, distribution, communication and signal

lines on a single pole system where a single pole system is defined as above
round electrical lines and their supporfing concrete, wood or metal poles, but
oes not include self-supporting stee{)}ljattice—type structures.

FE. Construction, mainfenance, or demolition of an accessory structure not requiring a
building permit.

G.E. The following excavations or fills, unless a development %ermit is required by the

provisions in Chapters 8-6.120, 8-6.124, 8-6.128, or 8-6.132:

1. Excavations below finish grade for basements and footings of a building,
retaining wall, or other structure anthorized by a valid development
permit; :

2. Excavations or fills for public and private roads, wells, tunnels, or utilities;

Excgvations or fills for public projects, conducted by or under contract of
the City;

4, Exploratory excavations affecting or disturbing areas of less than 6,000
square feet, under the direction of soil engineers or engineering geologists;

5. A fill less than 1 foot in depth and placed on natural terrain with a slope
flatter than 5 horizontal to 1 vertical, or, a fill less than 3 feet in depth, not
intended to support structures, which does not exceed 150 cubic yards on
any one lot and does not obstruct a drainage course; and

H.G: Continued use of a valid nonconforming use or exercise of a vested right, except
that any change, alteration, restoration, or r%)lacament of a nonconforming use
shall require a development permit as provided in Chapter 8-6. 156.

1H. Family day care provider as defined in Chapter 8-6.08 and as allowed in the
zoning districts in Article II1.

1

Action ftem: The following amendment provides criterfa for and streamlines the process for
granting approval of minor madifications to approved development permits.

8-6.16.060 BExtension and Modification

A, If an extension is desired, the holder of the development permit must file an
application for an exfension. Extension requests shall be processed as a
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administrative action. Only one extension may be granted for a maximum of 1
year. .

The City Administrator shall, upon written request by the a&pli,cant, grant an
extension of the approval period not to exceed 1 year, provided that:

1. No changes are made on the original plan as approved by the approval
authority;

2. The applicant can show intent of initiating construction on the site within
the 1 year extension petiod; and

3. There have been no changes to the applicable Comprehensive Plan
policies and ordinance provisions on which the approval was based.

Modifications to development permifs mav be approved throngh the City

Administrator review procedure, subject to compliance with all of the
following approval criteria. Modifications not meeting the criteria shall

require a new development permit application:

1. Boes_ not _increase floor area, parking, paved area, or residential
density; does not alter vehicle access; and does not reduce land saaFe

area, open space, or parking. Transfers of density between phases of a
residential development may be approved provided the overall

resigential development may be approved provided the overall
density of the development does not increase and the density of any
one phase does not increase by more than 10 percent.

2. Maintains sabstantial compliance with all applicable provisions of this

Code and conditions of approval for the development,

Notice of the decision shall be a]Provided to the applicant. The City
é&cén%iéﬂstrator‘s decision may be appealed by the applicant as provided by Chapter

CASCADE L.oCKkS DEVELOPMENT CODE UPDATE — DRAFT #3 —MaRr 3, 2018

51



Chapter 8-6.48 CODE INTERPRETATIONS [MODIFIED CHAPTER]

ONELSTED-USE—AUTHORZATON-OE SIMILAR USE

Action item: Add a procedure for responding to requests for written code interpretations. Cities
should keep written records of the code interpretations they make, Even informal
Interpretations made by staff in the course of answering questions from builders or business
owners, should be noted, so that the city, through periodic code maintenance updates can
continually improve the code. Some cities do this annually, while others wait until they have
accumulated a number of needed changes. The development code should be reviewed regularly
and updated as conditions change and as the code is tested in ways that could not have been

anticipated when first drafted.

Sections

8-6.48.010  Purpose
8-6.48.020  Administration
8-6.48.030  Approval standards

8-6.48.010 Purpose

A. It is not possible to contemplate all of the various uses which will be compatible
within a zoning district, or _all of the applications in which the terms of this
code may be applied, Therefore, unintentional omissions occur.

B. The purpose of this chapter is to establish a procedure for interpreting the code,
including determinations oft intag whether certain specific uses would
have been permitted in a zoning district had they been contemplated and whether

such unlisted uses are compatible with the listed uses.

8-6,48.020 Adminjstration

A. The City Administrator shall maintain a log of code interpretations, which shall

include a list by zoning district of approved unlisted uses, and this logthe-list
shall have the same effect as an amendment to the use provisiens-of the applicable

Z0ne.,

B. Requests fo approve applications for code inferpretation, including approvals
of amunlisted uses shgii be administered as a Plaonmng Commission review in

accordance with Article I1, Procedures, of this title.

8-6.48.030 Approval Standards — Similar Use

The Planning Commission shall approve an unlisted use application, based on findings

that all of the following criteria are satisfied:

A. The use is not specifically listed in another zone as either a permitied use o a
conditional use;
B. The use is consistent with the Comprehensive Plan;
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D.

E.

E.

The use is consistent with the intent and purpose of the applicable zoning district;

The use is simil
district;

ar to and of the same general type as the uses listed in the zoning

The use has similar intensity, density, and off-site impacts as the uses listed in the
zoning district; and

The use has similar impacts on the community facilities as the listed uses.

8-6.48.040 Approval Standards — Code Interpretation

A.

Code interpretations shall be made considering:

1. The code text. Intexrpretations shall not be contrarv to the code text, or

read requiremenis or exceptions into the code that are not in the fext.

Where a term is not defined, the ordinarv meaning of that term shall be -

used.

2. 'The context in which terms are used. The Planning Commission may take

note how the same or similar terms are used in other sections of the same

code.

3. Lepislative

history. If after considering the text and context of the code,

the provision remains unclear, the Planning Commission shall refer to the

legislative historv of the code if any exists fo discern #s purpose and

intent.

4, Other relevant factors under applicable Iaw,

‘B. Code interpretations shall not conflict with the Comprehensive Plan.
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