
CITY OF CASCADE LOCKS 
PLANNING COMMISSION 

AGENDA 
 

Monday, May 19, 2025 at 6:00 PM 
City Hall 

 
1. Call Meeting to Order. 
 
2. Approval Minutes. 
  a.  Approve April 10, 2025 Planning Commission Meeting Minutes. 
 
3.      New/Old Business: 

a.   Public Hearing – Cascade Locks Community Code Amendments 
 
4. Public Comment.   
 
5. Adjournment. 
 
 
 
 
 
 
 
 
 
 
 

Public access to the meeting is available via Zoom. 
By smart device on zoom.us, meeting code 872 129 1324, password is “citymeet”.  

By phone dial 1-253-215-8782, meeting # is 872-129-1324, passcode is 17722174. Remember 
*6 to mute/unmute your phone, *9 to raise your hand if you have a question or comment. 

 
The meeting location is accessible to persons with disabilities. A request for an interpreter 
for the hearing impaired, or for other accommodations for person with disabilities, should 

be made at least 48 hours in advance of the meeting by contacting the City of Cascade 
Locks office at 541-374-8484. 

 

 

https://us06web.zoom.us/j/8721291324?pwd=gEpbb4lYbAZXkKAe2PaPrHN3m9jLK7.1


Minutes  Page 1 of 2 
Planning Commission 
April 10, 2025 
 

1. Call Meeting to Order. City Administrator Jordon Bennett called the meeting to order at 
6:00 PM. Planning Commissioners present were JoAnn Wittenberg, Micaela Keller, and 
Courtney Keilman. Planning Commissioner Dave Lipps attended via Zoom. Also present were 
City Administrator Jordon Bennett, City Recorder Kathy Woosley, and Amanda Ferguson (via 
Zoom).  
City Administrator Bennett moved Agenda Item 3.a. and 3.b. before approval of the minutes. 
3. New/Old Business: 
  a.   Elect Planning Commission Chair. PCM Lipps moved to nominate Micaela 
Keller as Chair for the Planning Commission. PCM Keilman seconded the motion. The motion 
passed unanimously.  
  b.   Elect Planning Commission Vice Chair. Chair Keller moved to nominate 
PCM Lipps as Vice Chair for the Planning Commission. PCM Keilman seconded the motion. 
The motion passed unanimously. 
2. Approval Minutes. 
  a.  November 21, 2024 Planning Commission Action Meeting Minutes. PCM 
Wittenberg moved, seconded by PCM Keilman, to approve the Action Minutes. The motion 
passed unanimously. 
3.      New/Old Business: 
  a.   Elect Planning Commission Chair (moved to earlier in the agenda). 
  b.   Elect Planning Commission Vice Chair (moved to earlier in the agenda). 

c.   Public Hearing – Comprehensive Plan Map and Zoning Map amendment 
expanding the Downtown zone. Chair Keller opened the Public Hearing at 6:05 PM and read the 
hearing process. 
City Administrator Bennett read the staff report.  
PCM Lipps said he attended the Downtown Revitalization meetings and was surprised to see that 
the park had been added to the Downtown zoning. He said there is a condition added to the 
Port’s property deed that the park remain as a park. Dave said if the City’s zoning does not keep 
this allowed use as a park, then the park area could become condominiums and paved over. 
PCM Keilman said she didn’t know the differences between commercial and downtown zoning. 
Amanda stated the differences between the two and said it was more desirable to the Downtown 
Revitalization Committee to bring all under one type of zoning code. PCM Lipps asked what the 
Port wanted to do with the park property. Amanda said an idea from the Port for the park 
property would be to allow food pods as an allowed use in the park. PCM Lipps said that the 
existing conditional use process allows additional uses for the park property. Amanda said the 
Port would like some flexibility in the use of the park area.  
Chair Keller said if there is a deed restriction for the park property that would supersede what 
any zone would allow. PCM Keilman said the Port could at any time move forward with trying 
to remove the deed restriction for property to remain as a park. She asked if this designation 
change would open any grant opportunities. Amanda said there would be more opportunities for 
grants.  
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There was no written or oral testimony. 
Chair Keller closed the public hearing at 6:29 PM. 
PCM Wittenberg said she was surprised that no businesses or property owners were at this 
meeting. Amanda said there was an Open House regarding the zone changes that was well 
attended.  
PCM Lipps moved to recommend to City Council to approve the changes but delete the three 
Portage Road properties from the map. There was not a second. The motion failed. 
PCM Wittenberg moved to recommend to City Council to adopt the attached ordinance 
designating all properties as shown on the map as Downtown. There was not a second. The 
motion failed.  
PCM Lipps said zoning for the park area should not allow condominiums or drive through 
businesses.  
Amanda said the Community Development Code is one of the tools to keep the park as is along 
with the deed restriction. She stated that changing the zone designation would not be as extreme 
as the Public zone and she said no one has control over the deed restriction. She said changes 
could be made in the code language to allow additional uses if the Planning Commission wanted 
to leave the zone as Public. She said the deed restriction would trump the zoning. Amanda said 
the Downtown designation for the park area would allow more accessory use.  
PCM Wittenberg moved to recommend to City Council to adopt the proposed ordinance 
amending the Cascade Locks Comprehensive Plan Map and Zoning Map. The motion passed 
with PCM’s Wittenberg, Keilman, and Chair Keller voting in favor. PCM Lipps opposed the 
motion.  
4. Public Comment. None.   
5. Adjournment. Chair Keller adjourned the meeting at 7:04 PM. 
Prepared by      APPROVED: 
Kathy Woosley, City Recorder 
 
       ____________________________________ 
       Micaela Keller, Chair 
 
 
 



CITY OF CASCADE LOCKS 
PLANNING COMMISSION 

PUBLIC HEARING 
 

COMMUNITY DEVELOPMENT CODE, 
 ARTICLE I AMENDMENTS 

 

Ordinance No. 465 proposes amendments to Article I of the Cascade Locks Community 
Development Code. 

On May 8, 2025, at 6:00 PM, in the Council Chambers of the City of Cascade Locks, 140 SW 
WaNaPa Street, the Cascade Locks Planning Commission will hold a public hearing regarding a 
recommendation to the City Council on the potential adoption of Ordinance No. 465. 

The proposed amendment addresses: 

Replacing the illustration attached to Article I Definitions – Building Height with a 
new illustration that better explains how building height is determined on a sloped 
property. 

The hearing will be conducted in accordance with the rules of CDC Section 8-6.28. Written 
testimony on this proposed action may be submitted prior to, or at the public hearing. Oral 
testimony may be presented at the public hearing. At the public hearing, the Planning 
Commission will receive a staff presentation, and invite both oral and written testimony. The 
Planning Commission may continue the public hearing to another meeting to obtain additional 
information, leave the record open, or close the public hearing and act on the proposed 
amendments as provided by state law. Failure to raise and issue in person or by letter at some 
point prior to the close of the hearing, or failure to provide sufficient specificity to afford the 
decision maker an opportunity to respond to the issue, precludes an appeal to the Land Use 
Board of Appeals (LUBA) based on that issue. 

At least 10 days prior to the hearing, a copy of the proposed amendments and associated staff 
report will be available for inspection at the City Hall offices located at 140 SW WaNaPa Street.  
All documents will also be available for review on the City’s website under the 
Department/Planning and Zoning Tabs (www.cascade-locks.or.us). 

Following the hearing, the Planning Commission will make a recommendation to the City 
Council. The City Council will make a final decision regarding the Planning Commission 
recommendations following its own public hearing on June 10, 2025, at 7:05 PM in the City 
Council Chambers located at 140 SW WaNaPa Street. For further information, please contact 
Amanda Ferguson at afergus4@uoregon.edu.  

http://www.cascade-locks.or.us/
mailto:afergus4@uoregon.edu


         AGENDA ITEM NO: ______ 

 
CASCADE LOCKS STAFF REPORT 

Date Prepared: April 1, 2025 
 
For Planning Commission Meeting on: May 19th, 2025 
 
TO:   Chair and members of the Cascade Locks Planning Commission 
 
PREPARED BY:  Jordon Bennett, City Administrator 
 
SUBJECT: Adoption of revised Cascade Locks Development Code Article I Definitions – Building Height 
 
SYNOPSIS:  
 
In 2022, the City of Cascade Locks worked with consultants from the University of Oregon’s Institute for 
Policy Research and Engagement (IPRE) to develop a Strategic Plan for the City. 2023 Strategic Plan goals 
for Cascade Locks follow five categories or themes for action: Downtown Revitalization, Communication 
Enhancement, Code Improvements, Public Service, and Affordable Housing. Many of these goals focus on 
improving the downtown visually and functionally, making the city’s processes more “business friendly”, 
and updating the City of Cascade Locks Development Code to reflect current community priorities.  
 
In 2024, the City of Cascade Locks obtained a Technical Assistance Grant from the Department of Land 
Conservation and Development to hire a consultant to assist the City of Cascade Locks in implementing 
the key short-term goals of the Strategic Plan – development of a Downtown Plan and revision of related 
aspects of the Cascade Locks Development Code to be more business-friendly. Cascade Locks contracted 
again with IPRE to develop this plan, which was completed in the winter of 2025. 
 
Major goals of the Downtown Revitalization Plan are: 1) to assess current assets, evaluate existing barriers 
to economic goals, present actionable recommendations to improve the downtown, including design code 
amendments, increased public parking options, recreational trail connections, signage improvements, and 
identifies funding options for key projects; 2) to develop draft language for updating or replacing the 
Cascade Locks Community Development Code that results in friendlier processes and procedures for 
developers, businesses, residents and City staff; and 3) to engage the community through open and 
transparent processes and significant resident involvement. 
 
IPRE staff, City staff, and the Downtown Revitalization Project Steering Committee have developed 
proposed amendments to the Cascade Locks Development Code to meet the goals and objectives of the 
Downtown Revitalization Plan. This includes an amendment to the Building Height Definition within 
Article I of the Development Code. This amendment is intended to replace a current illustration with an 
illustration that better explains the complexities of determining building height on sloped land. 
 
 
 
 
 



 
CITY COUNCIL OPTIONS:  

• Rescind existing Article I Definitions – Building Height illustration #2 and REPLACE with revised 
illustration as recommended by the Cascade Locks Downtown Revitalization Steering Committee 
and shown in the attached draft Ordinance. 

• Retain the existing Building Height illustration. 
 
RECOMMENDED MOTION:  
Move to recommend City Council adopt the attached Ordinance amending the Cascade Locks 
Development Code Article I Definitions – Building Height. 
 

 
 

 

 



 

Ordinance No. ______  Page 1 of 6 

 

ORDINANCE NO. 465 
 
 

AN ORDINANCE AMENDING THE COMMUNITY DEVELOPMENT CODE 

ARTICLE I DEFINITIONS – BUILDING HEIGHT 

 

WHEREAS, the City’s Planning Commission held a Public Hearing on 
______________, on the issue of deleting the existing illustration attached to 
Article I Definitions – Building Height within the Cascade Locks Community 
Development Code and replacing it with a new illustration that better explains 
how building height is determined on a sloped property (Exhibit A); and 

WHEREAS, the City’s Planning Commission approved the draft language to 
amend the Community Development Code Article I and recommended adoption 
to the City Council; and 

WHEREAS, the City Council held a Public Hearing on the issue of adopting the 
Code amendment ordinance on ___________; and 

WHEREAS, the City Council makes the following findings in accordance with the 
criteria of CDC 8- 6.176.050: 

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

 
A. 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 Plan or 

Development Code provisions. 
D. Promote provision of adequate public facilities and services for the 

community. 
 

The following findings of fact are offered in support of the proposed 
amendments: 

 
A. Comply with the Statewide Planning Goals and related administrative 

rules. 
 

FINDING: Of the Statewide Planning Goals only the following are relevant to 
the proposed amendment: Goal 1 – Citizen Involvement and Goal 9 – 
Economic Development. 
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FINDING: Goal 1 – Public involvement is a required part of land use 
planning in Oregon. The proposed modification to Article I is in 
compliance with this requirement, as this recommendation was made 
following an exhaustive community-driven process as part of the Cascade 
Locks Downtown Revitalization Plan project. This process included a 
steering committee appointed by the City of Cascade Locks City Council, 
extensive interviews with property owners and community groups, a 
community-wide survey, several public open houses, a Downtown walking 
tour, and a website. As public involvement and consensus was integral to 
the development of this proposed modification to Article I, the proposed 
code amendment is in compliance with Goal 1. 
 
FINDING: Goal 9 – The purpose of Goal 9 planning is to make sure cities 
and counties have enough land available to realize economic growth and 
development opportunities. The proposed modifications to Article I 
Definitions – Building Height is intended to implement the Cascade Locks 
Strategic Plan and the Cascade Locks Downtown Revitalization Plan, 
adopted in 2025. This modification will clarify how building height is 
determined for new construction, which will facilitate economic 
development and is in compliance with Goal 9. 

 

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

 
The following Comprehensive Plan Goals and Policies are relevant to the 
proposed Code amendment: 
 
FINDING: The development of the proposed amendment followed an 
extensive community engagement plan, which complies with the 
Comprehensive Plan Citizen Involvement goal by improving the 
opportunity for citizens to actively participate in all phases of the planning 
process. 
 
FINDING: The proposed amendment complies with the Comprehensive Plan 
Jobs Creation goal by implementing the Economic Development Plan for 
the City of Cascade Locks. 
 
FINDING: The proposed amendment complies with the Land Use Planning 
Implementation Strategy by amending zoning designations and code as 
necessary to address changing circumstances. 
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C. Be internally consistent with related Comprehensive Plan or 
Development Code provisions. 

 
FINDING: The proposed language improves and makes more consistent the 
provisions of the Development Code by reducing existing barriers to timely 
and clear review and approval of development applications, which is 
consistent with the goals of the Comprehensive Plan, Cascade Locks 
Strategic Plan, and Cascade Locks Community Development Code. 

 
D. Promote provision of adequate public facilities and services for the 

community. 
 

FINDING: The proposed language removes barriers to development and 
application review without reducing the requirements for the provision of 
adequate public facilities and services.  
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 NOW THEREFORE: 

 
THE CITY OF CASCADE LOCKS, HOOD RIVER COUNTY, OREGON, ORDAINS 
AS FOLLOWS: 

  
SECTION 1.   Article I Definitions – Building Height is hereby rescinded in its entirety and 
replaced with the revised Article I Definitions – Building Height as follows:   

 

 
Definitions 
The current definition of Building Height (see below) is confusing, and although a diagram is provided, it 
doesn’t eliminate the confusion. The current definition is as follows: 

Building height. The height of a building is the vertical distance as described in options 1. or 2. 
below. The option used is the method that yields the greater building height. The height of a 
building with a pitched or hipped roof is measured to the average height of the highest gable. The 
height of a building with a mansard roof is measured to the deck line of the roof. The height of a 
building with a flat roof is measured to the top of the parapet or to the highest point of the roof, 
if there is no parapet.  
Option 1 is the elevation of the highest adjoining sidewalk or ground surface within a 5-foot 
horizontal distance of the exterior wall of the building when such sidewalk or ground surface is 
not more than 10 feet above the lowest grade. 

 
Option 2 is the elevation that is 10 feet higher than the lowest grade when the sidewalk or 
ground surface, described in Option 1 above, is more than 10 feet above lowest grade. For slopes 
which are equal to or greater than 25% this 10-foot elevation shall be increased to 15 feet.  
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Option 2 Building Height illustration 
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 SECTION 7.   Separability.  Should any section, subsection, paragraph, sentence, clause or 
phrase of this ordinance be declared invalid, such declaration shall not affect the validity of any other 
section, subsection, paragraph, sentence, clause, or phrase; and if this ordinance, or any portion 
thereof, should be held to be invalid on one ground but valid on another, it shall be construed that the 
valid ground is the one upon which said ordinance, or such portion thereof, was enacted. 

 SECTION 8.   Effective Date.  This ordinance shall become effective (thirty) 30 days after 
adoption by the City Council and approval by the Mayor. 

 

 ADOPTED by the City Council this ___ day of _______, 2025. 

 APPROVED by the Mayor this ___ day of ________, 2025. 
 
 
 
       _______________________________________ 
       Mayor 
 
ATTEST: 
 
 
____________________________________ 
City Recorder 

 
  
 



CITY OF CASCADE LOCKS 
PLANNING COMMISSION 

PUBLIC HEARING 
 

COMMUNITY DEVELOPMENT CODE, 
 ARTICLE II AMENDMENTS 

 

Ordinance No. 466 proposes amendments to Article II Procedures of the Cascade Locks 
Community Development Code. 

On May 8, 2025, at 6:00 PM, in the Council Chambers of the City of Cascade Locks, 140 SW 
WaNaPa Street, the Cascade Locks Planning Commission will hold a public hearing regarding a 
recommendation to the City Council on the potential adoption of Ordinance No. 466. 

The proposed amendment proposes: 

A new Article II Procedures, which includes revised Pre-Application meeting 
requirements and deletes the Architectural Review Committee. 

The hearing will be conducted in accordance with the rules of CDC Section 8-6.28. Written 
testimony on this proposed action may be submitted prior to, or at the public hearing. Oral 
testimony may be presented at the public hearing. At the public hearing, the Planning 
Commission will receive a staff presentation, and invite both oral and written testimony. The 
Planning Commission may continue the public hearing to another meeting to obtain additional 
information, leave the record open, or close the public hearing and act on the proposed 
amendments as provided by state law. Failure to raise and issue in person or by letter at some 
point prior to the close of the hearing, or failure to provide sufficient specificity to afford the 
decision maker an opportunity to respond to the issue, precludes an appeal to the Land Use 
Board of Appeals (LUBA) based on that issue. 

At least 10 days prior to the hearing, a copy of the proposed amendments and associated staff 
report will be available for inspection at the City Hall offices located at 140 SW WaNaPa Street.  
All documents will also be available for review on the City’s website under the 
Department/Planning and Zoning Tabs (www.cascade-locks.or.us). 

Following the hearing, the Planning Commission will make a recommendation to the City 
Council. The City Council will make a final decision regarding the Planning Commission 
recommendations following its own public hearing on June 10, 2025, at 7:05 PM in the City 
Council Chambers located at 140 SW WaNaPa Street. For further information, please contact 
Amanda Ferguson at afergus4@uoregon.edu.  

http://www.cascade-locks.or.us/
mailto:afergus4@uoregon.edu


         AGENDA ITEM NO: ______ 

 
CASCADE LOCKS STAFF REPORT 

Date Prepared: April 1, 2025 
 
For Planning Commission Meeting on: May 19th, 2025 
 
TO:   Chair and members of the Cascade Locks Planning Commission 
 
PREPARED BY:  Jordon Bennett, City Administrator 
 
SUBJECT: Adoption of revised Cascade Locks Development Code Article II Procedures 
 
SYNOPSIS:  
 
In 2022, the City of Cascade Locks worked with consultants from the University of Oregon’s Institute for 
Policy Research and Engagement (IPRE) to develop a Strategic Plan for the City. 2023 Strategic Plan goals 
for Cascade Locks follow five categories or themes for action: Downtown Revitalization, Communication 
Enhancement, Code Improvements, Public Service, and Affordable Housing. Many of these goals focus on 
improving the downtown visually and functionally, making the city’s processes more “business friendly”, 
and updating the City of Cascade Locks Development Code to reflect current community priorities.  
 
In 2024, the City of Cascade Locks obtained a Technical Assistance Grant from the Department of Land 
Conservation and Development to hire a consultant to assist the City of Cascade Locks in implementing 
the key short-term goals of the Strategic Plan – development of a Downtown Plan and revision of related 
aspects of the Cascade Locks Development Code to be more business-friendly. Cascade Locks contracted 
again with IPRE to develop this plan, which was completed in the winter of 2025. 
 
Major goals of the Downtown Revitalization Plan are: 1) to assess current assets, evaluate existing barriers 
to economic goals, present actionable recommendations to improve the downtown, including design code 
amendments, increased public parking options, recreational trail connections, signage improvements, and 
identifies funding options for key projects; 2) to develop draft language for updating or replacing the 
Cascade Locks Community Development Code that results in friendlier processes and procedures for 
developers, businesses, residents and City staff; and 3) to engage the community through open and 
transparent processes and significant resident involvement. 
 
IPRE staff, City staff, and the Downtown Revitalization Project Steering Committee have developed 
proposed amendments to the Cascade Locks Development Code to meet the goals and objectives of the 
Downtown Revitalization Plan. This includes amendments to Article II Procedures.  
 
Specific amendments recommended by the Steering Committee within Article II Procedures will clarify 
what type of applications require a Pre-Application meeting and what the applicant will get out of a Pre-
Application meeting, and delete the requirement of meeting with an Architectural Review Committee 
prior to submission of a Planning Commission Application. 
 
 



 
CITY COUNCIL OPTIONS:  

• Rescind existing Article II Procedures and REPLACE with revised Article II Procedures as 
recommended by the Cascade Locks Downtown Revitalization Steering Committee and shown in 
the attached draft Ordinance. 

• Adopt parts of the proposed revisions, but not all. 
• Retain the existing Article II Procedures. 

 
RECOMMENDED MOTION:  
Move to recommend City Council adopt the attached Ordinance amending the Cascade Locks 
Development Code Article II Procedures. 
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ORDINANCE NO.  466 
 
 

AN ORDINANCE AMENDING THE COMMUNITY DEVELOPMENT CODE 

ARTICLE II PROCEDURES 

 

WHEREAS, the City’s Planning Commission held a Public Hearing on 
______________, on the issue of replacing the current Article II Procedures 
within the Cascade Locks Community Development Code with a new Article II 
that includes revised Pre-Application meeting requirements and deletes the 
Architectural Review Committee (Exhibit A); and 

WHEREAS, the City’s Planning Commission approved the draft language to 
amend the Community Development Code Article II and recommended adoption 
to the City Council; and 

WHEREAS, the City Council held a Public Hearing on the issue of adopting the 
Code amendment ordinance on ___________; and 

WHEREAS, the City Council makes the following findings in accordance with the 
criteria of CDC 8- 6.176.050: 

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

 
A. 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 Plan or 

Development Code provisions. 
D. Promote provision of adequate public facilities and services for the 

community. 
 

The following findings of fact are offered in support of the proposed 
amendments: 

 
A. Comply with the Statewide Planning Goals and related administrative 

rules. 
 

FINDING: Of the Statewide Planning Goals only the following are relevant to 
the proposed amendment: Goal 1 – Citizen Involvement and Goal 9 – 
Economic Development. 
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FINDING: Goal 1 – Public involvement is a required part of land use 
planning in Oregon. The proposed modification to Article II is in 
compliance with this requirement, as these recommendations was made 
following an exhaustive community-driven process as part of the Cascade 
Locks Downtown Revitalization Plan project. This process included a 
steering committee appointed by the City of Cascade Locks City Council, 
extensive interviews with property owners and community groups, a 
community-wide survey, several public open houses, a Downtown walking 
tour, and a website. As public involvement and consensus was integral to 
the development of this proposed modification to Article I, the proposed 
code amendment is in compliance with Goal 1. 
 
FINDING: Goal 9 – The purpose of Goal 9 planning is to make sure cities 
and counties have enough land available to realize economic growth and 
development opportunities. The proposed modifications to Article II 
Procedures are intended to implement the Cascade Locks Strategic Plan and 
the Cascade Locks Downtown Revitalization Plan, adopted in 2025. This 
modification will clarify what type of applications require a Pre-Application 
meeting and what the applicant will get out of a Pre-Application meeting, 
and delete the requirement of meeting with an Architectural Review 
Committee prior to submission of a Planning Commission Application. 
These changes will facilitate clear and objective review of development 
applications and are in compliance with Goal 9. 

 

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

 
The following Comprehensive Plan Goals and Policies are relevant to the 
proposed Code amendment: 
 
FINDING: The development of the proposed amendment followed an 
extensive community engagement plan, which complies with the 
Comprehensive Plan Citizen Involvement goal by improving the 
opportunity for citizens to actively participate in all phases of the planning 
process. 
 
FINDING: The proposed amendment complies with the Comprehensive Plan 
Jobs Creation goal by implementing the Economic Development Plan for 
the City of Cascade Locks. 
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FINDING: The proposed amendment complies with the Comprehensive Plan 
Commercial and Industrial Revitalization and Development Goal of 
promoting a “diversified city economy” and related Policies, including 
Policy 2, “provide sufficient quantities of appropriately located and zoned 
land for new businesses in the community,” Policy 3, “Provide facilities, 
services, and amenities to promote tourism” and Policy 4, “Promote the 
downtown as the primary commercial and service center of the city.” 
 
FINDING: The proposed amendment complies with the Housing 
Implementation Strategy to “streamline ordinance procedures to make it 
easier to provide new housing” by simplifying the procedures developers 
would need to comply with when developing multi-family housing or 
mixed use developments. 
 
FINDING: The proposed amendment complies with the Land Use Planning 
Implementation Strategy by amending zoning designations and code as 
necessary to address changing circumstances. 

 

C. Be internally consistent with related Comprehensive Plan or 
Development Code provisions. 

 
FINDING: The proposed language improves and makes more consistent the 
provisions of the Development Code by reducing existing barriers to timely 
and clear review and approval of development applications, which is 
consistent with the goals of the Comprehensive Plan, Cascade Locks 
Strategic Plan, and Cascade Locks Community Development Code. 

 
D. Promote provision of adequate public facilities and services for the 

community. 
 

FINDING: The proposed language removes barriers to development and 
application review without reducing the requirements for the provision of 
adequate public facilities and services.  

 
 

 NOW THEREFORE: 

 
THE CITY OF CASCADE LOCKS, HOOD RIVER COUNTY, OREGON, ORDAINS 
AS FOLLOWS: 
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SECTION 1.   Article II Procedures hereby rescinded in its entirety and replaced with the 
revised Article II Procedures as follows:   

 
 

ARTICLE II 
PROCEDURES 

 
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 permit shall occur only as approved by the City. 
 
8-6.16.015 Development Standards and Conditions on Development 
 
A. Development Standards. In addition to the specific approval criteria for applications authorized by 

this Code, all 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 City’s adopted public facility plans and the 

conditioning authority in subsection 8-6.16.015. B. All commercial developments shall have a 
standard sidewalk width for the full street frontage of the development in conformance with the 
Transportation System Plan.  

3. Major revisions to property shall be required to meet all applicable development standards 
outlined in the Public Works Design and Construction Standards. 

 
B. The reviewing authority may impose conditions of approval on land use applications in one or more 

of the following circumstances: 
 
1. The condition is necessary to bring the application into compliance with applicable approval 

criteria.  
  

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

 
3. The condition is reasonably related to alleviation of a need for public services or facilities created 

or contributed to by the proposed development. As used in this section, “public services or 
facilities” includes sewer, water, surface water management, parks, open space, streets, 
sidewalks, and pathways.  

4. The condition is reasonably related to eliminating or mitigating a negative impact on natural 
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features or processes or on the built environment of the neighborhood which is created or 
contributed to by the proposed development. As used in this section, “natural features or 
processes” includes 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 features(s) that is 
the basis for the variance or exception.  

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

1.   Imposition of a development schedule. 

2.   Requiring reservation or protection of land for open space or to protect significant natural 
features. 

3.   Requiring 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, or for protection of natural features. Dedications of property or property rights 
pursuant to this subsection must be based upon findings pursuant the Community 
Development Code. 

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

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

6.   Requiring 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 agency, jurisdiction, public utility, or 
consultant. 

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

9.   Requiring covenants, conditions, or restrictions to be recorded against the property. 
 
8-6.16.020  Exclusions from Permit Requirement 
 
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 treatment or use of the land surface outside the flood 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 or repair to a building or other structure that does not alter or expand the use thereof or 

require a building permit.  
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D. An emergency 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. 

 
E. 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 required by the provisions in Chapters 8-6.120, 8-6.124, 8-
6.128, or 8-6.132 or work in the I-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 ground electrical lines and their supporting 
concrete, wood or metal poles, but does not include self-supporting steel lattice-type structures. 

 
F. Construction, maintenance, or demolition of an accessory structure not requiring a building permit. 
 
G. The following excavations or fills, unless a development permit 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 authorized by a valid development permit; 

  
2. Excavations or fills for public and private roads, wells, tunnels, or utilities; 
 
3. Excavations 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. Continued use of a valid nonconforming use or exercise of a vested right, except that any change, 

alteration, restoration, or replacement of a nonconforming use shall require a development permit 
as provided in Chapter 8-6. 156. 

 
I. Family day care provider as defined in Chapter 8-6.08 and as allowed in the zoning districts in 

Article III. 
 
 
 
8-6.16.030  Hazard and Sensitive Areas 
 
 Notwithstanding the excluded activities noted in Section 8-6.16.020, activities within the following hazard 
and sensitive areas shall obtain a development permit as provided in this title: 
 
A. Flood Plain (FP) Overlay Zone (Chapter 8-6.120); 
 
B. Geological Hazard (GH) Overlay Zone (Chapter 8-6.124); 
 
C. Wetland and Riparian Areas (Chapter 8-6.128); or 
 
D. Above ground structures that will exceed the height limits of the Airport Protection (AP) Overlay 

Zone (Chapter 8-6.132). 
 
8-6.16.040  Issuance and Effective Date 
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A. The Administrator shall issue a development permit within 7 calendar days of any Administrative 
approval.  The development permit shall be effective upon issuance. 

 
B. For City Administrator, Planning Commission, and City Council decisions, the City Administrator 
shall not issue a development permit before the appeal period for the decision has expired.; and 

 
2. The conditions of approval for the decision have been satisfied. 

 
C. In the event that a final approval of the Council is appealed to a body of competent jurisdiction, the 

development permit shall be issued after notice of the decision is provided.  It shall be the 
responsibility of the person appealing the Council decision to seek appropriate judicial remedies 
halting action upon the permit.  Notwithstanding issuance, however, the holder of the permit may 
proceed at the permit holder's own risk.  If the permit holder proceeds, the holder shall be deemed 
to have expressly assumed all risk of proceeding and shall save and hold harmless the City of 
Cascade Locks from any responsibility or liability for proceeding with development.  If a holder 
proceeds at his/her own risk and the development permit is ultimately reversed by a body of 
competent jurisdiction, the holder shall restore the property to its original condition to the maximum 
extent possible. 

 
D. Every development permit shall be specific as to the approval granted or development authorized.  

It shall be subject to the standards and conditions set forth in this title, excepting only those variances 
or exceptions authorized by the approval authority, together with any conditions imposed by the 
approval authority.  The development permit shall be effective immediately unless otherwise 
conditioned. 

 
8-6.16.050  Expiration 
 
Except as otherwise specifically provided in this title, a development permit shall expire automatically 2 
years from the date of issuance unless one of the following occurs first: 
 
A. The development permit is revoked as provided for in Section 8-6.16.080 or as otherwise invalidated 

by a body of competent jurisdiction; 
 
B. An application for an extension is filed and approved pursuant to Section 8-6.16.060; or 
 
C. The development has commenced as provided in Section 8-6.16.070. 
 
 
 
8-6.16.060  Extension and Modification 
 
A. If an extension is desired, the holder of the development permit must file an application for an 

extension. Extension requests shall be processed as a administrative action.  Only one extension 
may be granted for a maximum of 1 year. 

 
B. The City Administrator shall, upon written request by the applicant, 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 period; and 
 
4. There have been no changes to the applicable Comprehensive Plan policies and ordinance 

provisions on which the approval was based. 
 
C. Modifications to development permits may be approved through 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. Does not increase floor area, parking, paved area, or residential density; does not alter vehicle 

access; and does not reduce landscape area, open space, or parking. Transfers of density between 
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phases of a residential 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 substantial compliance with all applicable provisions of this Code and conditions of 

approval for the development.  
 

D. Notice of the decision shall be provided to the applicant.  The City Administrator's decision may be 
appealed by the applicant as provided by Chapter 8-6.36. 

 
8-6.16.070  When a Development Has Commenced 
 
A. The authorized development has commenced when the holder of the development permit has met 

applicable conditions of approval and has physically altered the land or structure or changed the use 
thereof and such alteration or change is directed toward completion of the approved project.  In the 
case of development requiring a building permit, issuance of the building permit shall be conclusive 
evidence of commencing development.  Nothing herein, however, shall be deemed to extend the life 
of said building permit as provided by law.  A development permit which otherwise would have 
expired but for issuance of a building permit shall expire automatically upon expiration of the 
building permit. 

 
B. In the case of development authorized to be done in phases, each phase must be commenced within 

the time frame specified in the approval, or commenced within 1 year of completion of the prior 
phase if no time table is specified.  The date of phase completion in the case of a structure or 
structures shall be the date of issuance of an occupancy permit for 80 percent or more of the structure 
or structures of the development phase. 

 
C. The determination of commencement shall be made by the Administrator as an administrative 

decision. 
 
8-6.16.080  Revocation of Development Permit 
 
A. Revocation shall be processed by the Administrator as an administrative action.  A development 

permit may be revoked upon a finding of:   
 

1. Noncompliance with the standards or conditions set forth in this title, or any special 
conditions imposed upon the permit; 

 
2. Intentional fraud, misrepresentation or deceit upon the part of the applicant as to an issue 

material to the issuance of the development permit; 
 
3. Abandonment or discontinuance as determined by failure to make reasonable progress 

toward completion of a commenced development for a continuous period of 1 year.  Bona 
fide good faith efforts to market the development shall not constitute abandonment or 
discontinuance; or  

 
4. A change in this title, the Comprehensive Plan, or state law which would make the approved 

development unlawful or not permitted, prior to the development obtaining a vested right or 
nonconforming use status. 
 

B. Revocation shall be effective immediately upon the City providing written notice thereof to the 
holder of the development permit.  Unless provided otherwise by the revoking authority, revocation 
terminates the authority to continue the use.  Continued use without a current valid development 
permit shall be a violation of this title. 

 
C. The holder of a revoked development permit may reapply for a new permit at any time as an entirely 

new application. 
 
D. Revocation is available in addition to and not in lieu of any other remedy provided by law and is 

not a condition precedent to any such remedy. 
 
8-6.16.090  Transferability of Development Permit 
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Unless otherwise provided in the development permit, it shall apply to the property and may be transferred 
to a new property owner. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

[Section 8-6.16.015, 8-6.16.020 and 8-6.16.060 AMENDED BY ORDINANCE NO. 446, ADOPTED BY THE CITY 
COUNCIL ON JUNE 11, 2018] 

[SECTION 8-6.16.015 AMENDED BY ORDINANCE NO. 453, ADOPTED BY THE CITY COUNCIL ON APRIL 26, 
2021] 
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Chapter 8-6.20 
 

TYPES OF DEVELOPMENT ACTIONS 
AND DETERMINATION OF PROPER PROCEDURE 

 
Sections 
 
8-6.20.010 Application Review Procedures 
8-6.20.020 Administrative Actions 
8-6.20.030 City Administrator Review 
8-6.20.040 Planning Commission Review 
8-6.20.050 City Council Review 
8-6.20.060 Determination of Proper Procedure Type 
8-6.20.070 Architectural Review Procedures 
 
8-6.20.010  Application Review Procedures 
 
Applications in this title will be processed as an Administrative, City Administrator, Planning Commission, 
or City Council action in accordance with the standards set forth in this chapter.    
 
8-6.20.020  Administrative Actions 
 
Administrative actions involve permitted uses or development governed by clear and objective review 
criteria.  Administrative actions do not encompass discretionary land use decisions.  Impacts have been 
recognized by the development and public facility standards.  The intent and purpose of a zoning district is 
not a consideration for approving these uses. 
 
8-6.20.030  City Administrator Review 
 
Land use actions by the City Administrator are presumed by this title to be appropriate.  They generally 
involve uses or development for which review criteria are reasonably objective, requiring only limited 
discretion. Impacts on nearby properties may be associated with these uses which may necessitate 
imposition of specific conditions of approval to minimize those impacts to ensure compliance with this title. 
 
8-6.20.040  Planning Commission Review 
 
A. Planning Commission actions involve development or uses which may be approved or denied, thus 

requiring the exercise of discretion and judgment when applying the development criteria contained 
in this title or the Comprehensive Plan.  Impacts may be significant and the development issues 
complex.  Extensive conditions of approval may be imposed to mitigate impacts or ensure 
compliance with this title and the Comprehensive Plan. 
 

B. Legislative plan amendments and annexation.  Prior notice shall be given as provided in Chapter 8-
6.28. Legislative plan amendments and annexations shall be reviewed by the Planning Commission 
after a public hearing.  The Planning Commission recommendation shall be forwarded to the City 
Council for its consideration in making a final decision. 

 
8-6.20.050  City Council Review 
 
A. City Council actions are generally legislative.  They involve the creation, broad scale 

implementation, or revision of public policy.  These include amendments to the text of the 
Comprehensive Plan or the Community Development Code. 

 
 
 
B. These actions are made through adoption of City ordinances.  The following are City Council review 

actions: 
 

1. Comprehensive Plan map amendment to more than one property; 
   
2. Comprehensive Plan text amendment; 
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3. Community Development Code text amendment; and 
 
4. Annexation. 

 
C. Appeals of Planning Commission decisions shall be reviewed by the City Council as a quasi-judicial 

action described in this title. 
 
8-6.20.060  Determination of Proper Procedure Type 
 
A. Whenever an applicant requests more than one approval and more than one approval authority is 

required to decide the applications, the proceedings may be consolidated at the discretion of the City 
or the applicant, so that one approval authority shall decide all applications in one proceeding.  In 
such cases, the Administrative, City Administrator, Planning Commission, or City Council 
decisions shall be performed by the approval authority having original jurisdiction over one of the 
applications in the following order of preference:  the City Council, the Planning Commission, or 
the City Administrator. 

 
 Questions as to the appropriate procedures shall be resolved by the City Administrator in favor of 

the process providing the greatest notice and opportunity to participate.  The decision of the 
Administrator is not subject to appeal on its own, but may be alleged as an error in an appeal of the 
decision on the proposed development.  Upon appeal of the decision on the merits of a development 
action not specifically classified in this title, the Planning Commission may determine that a 
different procedure type should have been used and direct that the proposed development action be 
processed accordingly. 

 
B. Notwithstanding any other provision, an applicant may choose to have the proposal processed under 

the procedure type which provides greater notice and opportunity to participate than would 
otherwise be required. 
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Chapter 8-6.24 
 

PROCESSING DEVELOPMENT ACTIONS 
 
Sections 
 
8-6.24.010 Initiation and Withdrawal of Action 
8-6.24.020 Pre-Application Conference 
8-6.24.025 Pre-Application applicant sponsored meeting 
8-6.24.030 Application 
8-6.24.040 Application Submittal and Acceptance 
8-6.24.050 Notice of Development Actions 
8-6.24.060 Staff Report 
8-6.24.070 Decisions 
8-6.24.080 Burden of Proof 
8-6.24.090 Vested Rights 
8-6.24.148 Traffic Impact Analysis 
 
8-6.24.010  Initiation and Withdrawal of Action 
 
A. Development actions may be initiated only by: 
 

1. Application by all the owners or all the contract purchasers of the subject property, or any 
person authorized in writing to act as agent of the owners or contract purchasers.  Contract 
purchasers shall indicate in writing that the contract vendor(s) has been notified of the 
application; 

 
2. The City Council; 
 
3. The Planning Commission; or 
 
4. The City Administrator. 
 

B. No application shall be deemed complete and further processed if it is determined that any necessary 
authorization to file has not been obtained. 

 
C. The City Administrator may withdraw any application, petition for review, or motion for 

reconsideration at the request of the applicant or petitioner.  Once accepted as complete, however, 
the applicant or petitions shall be entitled to withdraw by right only if the City Administrator 
determines that written consent to withdraw an application has been obtained from a majority of the 
owners or contract purchasers or the majority interest holders in the property, or all signers of the 
petition for review. 
   

D. If an application, petition for review, or motion for reconsideration is withdrawn after public notice 
has been provided and the approval authority has not rendered a decision, the City Administrator 
shall provide written notification of the withdrawal to all persons that were entitled to be mailed a 
public notice of pending review and all persons who submitted written comments. 

 
E. Fees for applications and petitions for review, withdrawn at the request of the applicant shall be 

refunded, less the actual costs incurred by the City. 
 
F. The city shall take final action on permit applications which are subject to this chapter, including 

resolution of all appeals, within 120 days from the date the application is deemed as complete. Any 
exceptions to this rule shall conform to state and local regulations. 

 
G. In computing any period of time prescribed or allowed by this chapter, the day of the act or event 

from which the designated period of time begins to run shall not be included. The last day of the 
period so computed shall be included, unless it is a Saturday or legal holiday, including Sunday, in 
which event, the period runs until the end of the next day which is not a Saturday or legal holiday. 

 
8-6.24.020  Pre-Application Conference 
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A. No application for a Planning Commission or City Council action shall be received by the 
Administrator unless the applicant or the applicant's representative has: 

 
1. Attended a pre-application conference with the City Administrator; or 
 
2. Signed a waiver, on a written statement prepared by the City Administrator, waiving the pre-

application conference requirement. 
 

B. The purpose of the pre-application conference is to acquaint the applicant or representative with the 
requirements of this title, the Comprehensive Plan and other relevant criteria.  It is designed to assist 
the applicant.  The applicant assumes the risk for delays or other problems caused by failure to 
attend.  It is impossible, however, for the conference to be an exhaustive review of all potential 
issues and failure of the City Administrator to provide any information required by this title shall 
not constitute a waiver of the policies, standards, or criteria relevant to the application. 

 
C. Pre-application conferences shall be scheduled by the City Administrator at the earliest reasonable 

time. 
 

D. Participants. When a pre-application conference is required or requested, the applicant 
shall meet with the City Administrator or his/her designee(s) and other parties as 
appropriate. These meetings shall not be considered “public meetings” under ORS 
192.610-690. 

E. Information provided. At such conference, the City Administrator or designee shall: 
1. Cite the comprehensive plan policies and map designations applicable to the proposal; 
2. Cite the ordinance provisions, including substantive and procedural requirements 

applicable to the proposal; 
3. Provide available technical data and assistance that will aid the applicant; 
4. Identify other governmental policies and regulations that relate to the application; and 
5. Reasonably identify other opportunities or constraints concerning the application. 

F.    Results of the Meeting. Information provided in written form to the applicant during a pre-
application meeting shall be part of the public record and available for review at the City 
Hall. 

G. Changes in the law. Due to possible changes in federal, state, regional, and local law, the 
applicant is responsible for ensuring that the application complies with all applicable laws 
on the day the application is deemed complete. 

 
 
 
8-6.24.025  Pre-application applicant sponsored meeting 
 
A. The City strongly encourages the applicant to sponsor a pre-application meeting with surrounding 

property owners to fully discuss and explain the applicant’s intended land use action. This meeting 
is voluntary and should be an informal discussion with area interested citizens who may have 
questions and inquiries about the nature and extent of the proposed action. 
 

B. The City will not participate in this pre-application meeting, but will assist the applicant in 
identifying affected property owners within the lawful notification distance from the subject 
property prior to the subject meeting. 

 
C. The purpose of this meeting is to allow the applicant to learn of community concerns and issues in 

advance of submitting his or her application. This step will provide the applicant with an opportunity 
to address these concerns prior to officially engaging in the land use planning application and 
hearing process.  

 
D. No testimony can be provided from this pre-application meeting unless said testimony is dated and 

signed by the party to which the testimony is attributed. The applicant may not submit testimony on 
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behalf of another individual unless said testimony is signed by the party with a current address and 
dated when signed. Testimony submitted from this forum is subject to verification with the 
individual signing the testimony.   

 
8-6.24.030  Application 
 
A. Applications for development actions shall be submitted in accordance with the format and upon 

such forms as may be established by the City Administrator. 
 
B. A complete application is one which contains the information required to address the relevant 

standards of the Comprehensive Plan and this title.  It shall consist of the following: 
 

1. A completed original application form, signed by all persons required for initiating an 
application under Section 8-6.24.010; 

 
2. A current Hood River County tax map(s) showing the subject property(ies) and all properties 

within 250 feet of the subject property; 
 
3. Relevant public facilities information; 
 
4. Additional information required by other provisions of this title and the Comprehensive 

Plan; 
 
5. Additional information directly related to the applicable standards of this title or the 

Comprehensive Plan as deemed essential by the City Administrator to evaluate adequately 
the specific application for compliance with those criteria and standards; and 

 
6. The applicable fees adopted by the City Council are hereby incorporated by reference as the 

fees herein.  These fees may be amended by resolution and order by the Council. 
 
7. When an Applicant Sponsored Pre-Application meeting has been held, copies of the Meeting 

Notice, distribution list for the notice, Meeting Record, and audio or video recording will be 
submitted with the land use application. 

 
 

8-6.24.040  Application Submittal and Acceptance 
 
A. Applications shall be submitted to the City Administrator in the number specified on the application 

form.  The City Administrator, however, may waive copies of specific documents, maps, or exhibits 
upon a determination that the difficulty or burden of copying outweighs the usefulness of the copies. 

 
B. No application shall be received by the City for determination of completeness without the 

appropriate application fee. 
 
C. The date of submission shall be recorded.  Within 7 calendar days for Administrative decisions and 

14 calendar days for all others, the City Administrator shall determine whether the application is 
complete.  The City Administrator shall notify the applicant when the application is accepted as 
complete or rejected as incomplete if deficiencies are found. Resubmitted applications shall be 
subject to another 7 or 14 calendar day completeness check. 

 
D. Upon determination of completeness, applications shall be accepted immediately.  The date of 

acceptance shall be recorded. The 120-day clock for processing the application shall start the day 
the application is deemed complete as evidenced in the completeness letter to the applicant. Except 
for Administrative decisions, the City Administrator shall notify the applicant that the application 
is complete.  Unless otherwise directed by the City Council, applications shall be processed in the 
order accepted. 

 
E. Rejection by the City Administrator for incompleteness shall be based solely on failure to address 

the relevant standards or supply required information and shall not be based on differences of 
opinion as to quality or accuracy.  Acceptance indicates only that the application is ready for review. 

 
F. Upon rejection for incompleteness, the applicant may object in writing to any alleged deficiencies 
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and direct that the application be processed. 
 
G. All documents or evidence relied upon by the applicant shall be submitted to the City and made 

available to the public at least 20 calendar days before a Planning Commission hearing.  If additional 
documents or evidence are provided in support of the application, any party shall be entitled to a 
continuance of the hearing.  Such a continuance shall not be subject to the limitations of ORS 
227.178. However, the 120 day clock will only be tolled if the applicant agrees. An applicant may 
not significantly change an application, such as a change in design involving more than a ten percent 
change in measurable dimensions or density, a change in phasing, a substantial change in 
architectural character, adding an additional request such as a variance, or other similar change, 
within fewer than 20 days before a hearing except in response to new evidence or arguments filed 
by the City or third parties unless the applicant tolls the 120 day clock for a sufficient period to 
allow the parties to respond to the new evidence and the applicant sufficient time to respond to that 
response. 

 
H. If additional documents or evidence is provided in opposition to the application, the applicant shall 

be entitled to a continuance of the hearing providing the applicant tolls the 120 day clock for a 
sufficient period to allow the parties to respond to the new evidence and the applicants sufficient 
time to respond to that response.  

 
8-6.24.050  Notice of Development Actions 
 
A. General Provisions 
 

1. All public notices shall be deemed to have been provided or received upon the date the notice 
is deposited in the mail or personally delivered, whichever occurs first.  

  
2. The records of the Hood River County Department of Assessment and Taxation shall be 

used for determining the property owner of record.  Persons not on file with that department 
at the time an application is filed need not be notified.  Failure actually to receive notice shall 
not invalidate an action if a good faith attempt was made to notify all persons entitled to 
notice.  A sworn certificate of mailing issued by the person conducting the mailing shall be 
conclusive evidence of a good faith attempt to contact all persons listed in the certificate.  
Mortgagees, lien holders, vendors, and sellers receiving notice shall promptly forward a 
copy by mail to the purchaser. 

 
3. For notice purposes, the boundary of the subject property shall be the property which is the 

subject of the application, together with all contiguous property under identical ownership. 
 
B. Administrative Actions 

 
1. No public notice of review is required. 
 
2. Written notice of the decision of the City Administrator shall be provided to the applicant. 
 
3. Notification of pending actions and decisions shall be provided to affected jurisdictions upon 

request. 
 

 
 
C. City Administrator Review  
 

1. A public notice of pending review shall be mailed to: 
 

 a. The applicant and/or representative; 
 
 b. All property owners of record within 250 feet of the subject property; and 
 

c. Affected jurisdictions. 
 

2. The public notice shall contain: 
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a. The name of the applicant or representative and the City case file number; 
 
b. A description of the subject property reasonably sufficient to inform the reader of its 

location; 
 
c. A concise description of the proposed development action and a listing of review 

standards;  
 
d. A statement that the complete application, standards, and other such information are 

available at the City for review, and the City phone number for more information; 
 
e. A statement that: 
 

i. This is an opportunity for interested parties to submit written comments about 
the proposed request;   

 
ii. Prior to making a decision, the City Administrator will consider any written 

comments actually received by the City within a 14 calendar day comment 
period;  

 
iii. Written comments may be received after the comment period, but the City 

Administrator does not have to consider these comments prior to making a 
decision;  

 
iv. The City Administrator will then make a decision and send a summary of the 

decision to those persons whose written comments are received by the City, 
including comments received after the comment period, and those persons 
who were entitled to be mailed a public notice of pending review of the City 
Administrator action pursuant to Chapter 8-6.24.050 C.1.; and 

 
v. Any person entitled to a notice of the decision may appeal or request 

reconsideration of the decision as provided in Chapters 8-6.32 and 8-6.36. 
 
f. The comment closing date, which ends at 5:00 p.m. that day, in bold letters; and  
 
g. The following statement in bold letters:  NOTICE TO MORTGAGEE, 

LIENHOLDER, VENDOR, OR SELLER:  ORS CHAPTER 215 REQUIRES THAT 
IF YOU RECEIVE THIS NOTICE, IT MUST BE PROMPTLY FORWARDED TO 
THE PURCHASER. 

 
3. Unless the applicant requests an opportunity to respond to comments, the Administrator shall 

promptly issue a decision based upon review of the use of development in light of the 
applicable standards and the comments received after close of the 14 calendar day comment 
period. 

 
4. Notice of the decision shall be provided to the applicant, all persons who submitted written 

comments, and all persons who are entitled to be mailed a public notice of pending review 
of the City Administrator action pursuant to Subsection 8-6.24.050 C.1. 

 
a. A brief summary of the nature of the action, the decision, and conditions of approval, 

if any; 
 
b. A description of the subject property reasonably sufficient to inform the public of its 

location; 
 
c. The date the decision was provided and the due date for an appeal; 
 
d. A statement that the decision may be appealed and a public hearing held by filing a 

signed petition for review within 14 calendar days of the date the decision was 
provided.  The statement shall note that the petition shall be filed with the City by 
5:00 p.m. of the closing date of the appeal period. The elements of a petition for 
review set forth in Chapter 8-6.36, and the fee, shall be listed.  The statement shall 
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note that only those persons who responded in writing to the notice of pending review 
and all persons who were entitled to be mailed a public notice of pending review of 
the City Administrator action pursuant to Subsection 8-6.24.050 C.1. are entitled to 
appeal or request reconsideration of the decision; 

 
e. A statement that a motion for reconsideration may be filed as provided in Chapter 8-

6.32, but that filing a motion does not stop the appeal period from running; and 
 
f. A statement that the complete case, including findings and conclusions and 

conditions of approval, if any, are available for review at the City. 
 

D. Planning Commission or City Council Review 
 

1. Notice of public hearing shall be sent by mail at least 20 calendar days before the hearing. 
 
2. The notice of public hearing shall be mailed to: 
 

a. The applicant or representative; 
 
b. All property owners of record within 250 feet of the subject property; 
 
c. Tenants of a mobile home or manufactured dwelling park when a request for a zone 

change or plan amendment which would change the land use designation of the 
property which includes all or part of the park. Failure of a tenant to receive a notice 
which was mailed shall not invalidate any plan amendment; and 

 
d. Affected jurisdictions. 

 
3. The notice of public hearing shall contain: 

 
a. The name of the applicant or owner; 
 
b. The nature of the proposed development; 
c. A description of the subject property reasonably sufficient to inform the public of its 

location; 
 
d. The designation of the approval authority and the time, date, and place of hearing; 
 
e. A statement that all interested persons may appear and provide testimony that only 

those who submit written comments or testify at the hearing shall be entitled to 
appeal; 

 
f. A statement that the hearing will be conducted in accordance with the Rules of 

Procedure adopted by the City Council; 
 
g. The following statement:  NOTICE TO MORTGAGEE, LIENHOLDER, VENDOR, 

OR SELLER:  ORS CHAPTER 215 REQUIRES THAT IF YOU RECEIVE THIS 
NOTICE, IT MUST PROMPTLY BE FORWARDED TO THE PURCHASER; 

 
h. The applicable review criteria that apply to the application; 
 
i. A statement that 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 issue precludes appeal to the Land Use Board of 
Appeals based on that issue; 

 
j. The City telephone number where additional information may be obtained; 
 
k. A statement that a copy of the application, all documents and evidence relied upon 

by the applicant, and applicable criteria are available for inspection at no cost and 
will be provided at reasonable cost; 
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l. A statement that a copy of the staff report will be available for inspection at no cost 
at least 7 calendar days prior to the hearing and will be provided at reasonable cost; 
and 

  
m. A general explanation of the requirements for submission of testimony and the 

procedure for conduct of hearings.  A statement that the record of the hearing shall 
remain open if a request is made before the close of the public hearing. 

 
4. In addition to all other notice, at least 10 calendar days before a Planning Commission public 

hearing for a quasi-judicial plan amendment, notice shall be provided in a newspaper of 
general circulation in the city. 

 
5. Additional notice of any hearing may be required by the City Council. 
 
6. Notice of the decision shall be provided to all persons who submitted written comments or 

testified during the hearing.  The notice shall contain: 
 

a. A brief summary of the decision and conditions of approval, if any; 
 
b. A description of the subject property reasonably sufficient to inform the public of its 

location; 
 
c. The date the decision was provided and the due date for an appeal; 
 
d. A statement that the decision may be appealed and a public hearing held by filing a 

signed petition, along with the required fee, for review within 14 calendar days of 
the date the decision was provided.  The statement shall note that the petition shall 
be filed with the City by 5:00 p.m. of the closing date of the appeal period.  The 
elements of a petition for review set forth in Chapter 8-6.36, and the fee shall be 
listed.  The statement shall note that only those persons who made an appearance of 
record are entitled to appeal or request reconsideration of the decision; 

 
e. A statement that a motion for reconsideration may be filed as provided in Chapter 8-

6.32, but that filing a motion does not stop the appeal period from running; and 
 
f. A statement that the complete case, including findings and conclusions, and 

conditions of approval, if any, are available for review at the City. 
 

E. Notice of Hearing and Notice of Decision on Appeal  
 

Notice of a public hearing conducted by the approval authority to review a decision by the City 
Administrator or the Planning Commission shall be provided in the same manner as required for 
Planning Commission and City Council actions.  Notice of decision on appeal shall be provided to 
all parties of record.  In addition, notice of hearing on appeal to the City Council shall be provided 
to all parties to the hearing conducted by the approval authority. 

 
8-6.24.060  Staff Report 
 
A. A staff report is not required for Administrative decisions. 
 
B. City Administrator, Planning Commission, or City Council decisions on proposed developments 

shall be made with a staff report.  This report shall be provided to the applicant without charge.  All 
others may obtain a copy upon request and payment of a reasonable fee to cover the cost of 
reproduction, overhead, and mailing. 

 
C. A staff report shall be available no later than 7 calendar days before a Planning Commission hearing 

or any hearing on appeal.  Staff reports are mailed approximately 7 calendar days prior to the public 
hearings to the applicant and interested parties who request them.  Mailing the report does not 
guarantee sufficient time prior to the public hearing to respond to the conditions of approval.  
Obtaining a copy of the staff report in person at the City best assures ample time for review and 
comment at the public hearing. 
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D. Notwithstanding the above, the staff report may be amended as necessary to address issues or 
information not reasonably known at the time the report is due. 

 
E. If staff submits additional evidence or an amended staff report in support of the application, any 

party shall be entitled to a continuance of the hearing.  Such a continuance shall not be subject to 
the limitations of ORS 215.428 or 227.178. 

 
F. If staff submits additional evidence or an amended staff report in opposition to the application, the 

applicant shall be entitled to a continuance of the hearing. 
 
 
8-6.24.070  Decisions 
 
A. Decision Types 
 
 After review of all evidence is submitted to the record, the approval authority may: 
 

1. Approve or deny all or part of the application; 
 
2. Approve all or part with modifications or conditions of approval as described in Section 8-

6.24.070 F.; 
 
3. Defer a decision as provided in Subsection 8-6.24.070 G.; and 
 
4. Dismiss without prejudice due to procedural error or remand to correct a procedural error. 
 

B. Announcement of Decision 
 

No decision is final for the purposes of reconsideration or appeal until it has been reduced to writing 
and signed by the approval authority or its designee.  If a public hearing has been held, the approval 
authority may announce a tentative decision at the close of the public hearing, but shall in any case 
announce a date certain on which the decision shall be adopted or issued.  If no public hearing has 
been held, the decision shall be announced in writing and made available to all parties as 
simultaneously as reasonably possible. 

 
C. Basis for Decision 
 

An approval or denial of a development action shall be based upon substantial evidence in the record 
that addresses the pertinent standards and criteria set forth in the applicable provisions of state law, 
the Comprehensive Plan, this title, and other applicable laws as determined by the approval 
authority. 

 
D. Findings and Conclusions 
 

For City Administrator, Planning Commission, and City Council decisions, the approval authority 
shall provide brief and concise findings of fact, conclusions of law, and an order for all development 
approvals, conditional approvals, or denials.  The findings and order shall set forth the criteria and 
standards considered relevant to the decision, state the facts relied upon, and briefly indicate how 
those facts support the decision.  In the case of denial, it shall be sufficient to address only those 
standards upon which the applicant failed to carry the burden of proof or, when appropriate, the 
facts in the record that support denial. 

 
E. Re-application 
 

No new application for a development action that is the same or substantially similar to an action 
that has been denied shall be accepted for a period of  1 year from the date of the City's final decision 
of denial. 

 
F. Conditions of Approval 
 

1. The approval authority may impose conditions on any City Administrator, Planning 
Commission, or City Council development approval. Such conditions shall be designed to 
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protect the public from potential adverse impacts of the proposed use or development or to 
fulfill an identified need for public services within the impact area of the proposed 
development.  Conditions shall not restrict residential densities to less than that authorized 
by the development standards of this title. 

 
2. In addition to conditions imposed pursuant to Section 8-6.24.070 F.1., a condition is valid 

and enforceable when the applicant has: 
 
a. Requested the condition; 
 
b. Consented to the condition in writing or testimony at a public hearing; or 
   
c. Established or commenced the development or use (other than a valid 

nonconforming use) prior to approval. 
 

3. Assurance of Compliance with Conditions 
 

A bond, cash deposit, or other security acceptable to the approval authority may be required 
from the applicant in an amount sufficient to ensure compliance with a condition of approval. 

 
4. Time Limits on Conditions 
 

Conditions shall be fulfilled within the time limitations set forth or prior to completion of 
the development approved by the City if no time limitations are specified.  Failure to fulfill 
a condition within said time may result in initiation of revocation of the approval, citation, 
or such other enforcement action as the City deems appropriate. 

 
5. Failure to Fulfill Previous Conditions 
 

Notwithstanding any other provision, the approval authority shall refuse to issue an approval 
with conditions, and deny an application, upon a determination that the applicant, or any 
officer, or principal of the applicant, willfully has failed to fulfill conditions of approval 
imposed in any previous development action and a determination that such a decision would 
encourage compliance or is necessary to protect the public from future noncompliance. 

 
6. Modification or Removal of Conditions 

 
Modification or removal of conditions of approval may be sought on appeal or as a new 
development action.  A new development action shall be processed through the same 
procedure as was used to impose the conditions. 

 
G. Deferral 
 

1. The approval authority may continue the public hearing and defer a decision to a date certain.  
No new notice is required for hearings continued to a date certain. Any deferral to a date 
certain that exceeds 90 days without consent of the applicant shall be in the form of an order 
setting forth the reasons for deferral. 

 
2. An indefinite deferral shall require new notice to all persons identified in Chapter 8-

6.24.050.  An indefinite deferral without the consent of the applicant shall be in the form of 
an order setting forth the reason for deferral and may be treated by the applicant as a denial 
for purposes of reconsideration and appeal if the applicant files a petition for review within 
14 calendar days of written notice of the deferral. 

 
H. Date of Final Decision 
 

1. Decisions of the Administrator or Planning Commission on an application shall be deemed 
final and effective upon expiration of the appeal period if no petition for review is filed 
within that time.  Once final and effective, the decision cannot be appealed. 

 
2. Decisions of the Council on an application shall be deemed final as follows: 
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a. If no petition for reconsideration is filed within 7 calendar days, the decision shall be 
deemed final on the date notice of the decision was provided to the parties; or 

 
b. If no appeal has been filed with the Oregon Land Use Board of Appeals (LUBA) 

within 21 calendar days of the Council’s final order. 
 
8-6.24.080  Burden of Proof 
 
Except as otherwise provided, the applicant initially, or the appealing party on appeal, shall bear the burden 
of proof that the proposal is in compliance with the applicable standards. 

 
8-6.24.090  Vested Rights 
 
A. Through a Planning Commission review procedure, in the course of any city land use process, the 

Commission may decide whether a vested right exists. 
 
B. Whether a vested right is found to exist shall be based on the consideration of the following factors 

as well as any guidance from the Oregon Courts: 
 

1. The ratio of expenditures incurred to the total cost of the project; 
 
2. The good faith of the landowner; 
 
3. Whether or not the landowner had notice of any proposed zoning or amendatory zoning 

before starting the improvements; 
 
4. Whether the expenditures have any relation to the project or could apply to various other 

uses of the land; 
 
5. The kind of project, the location and ultimate cost; and 
 
6. Whether the acts of the landowner rise beyond mere contemplated use of preparation, such 

as leveling of land, boring test holes or preliminary negotiations with contractors or 
architects. 

 
C. The City shall not decide an issue of whether a vested right exists unless it is associated with a 

development action or a legislative process.  A vested right issue not associated with an 
accompanying action shall not be decided by the City and may be subject to the jurisdiction of the 
Circuit Court of the state of Oregon.  

 
 
8-6.24.148  Traffic Impact Analysis   
 

When required by the standards of Chapter 8-6.145 a Traffic Impact Analysis will be prepared in 
accordance with that Chapter. 
 
 

[SECTION 8-6.24 PROCESSING DEVELOPMENT ACTIONS AMENDED BY  
ORDINANCE NO. 396, ADOPTED BY THE CITY COUNCIL ON SEPTEMBER 8, 2008, 

AMENDED BY ORDINANCE NO. 405, ADOPTED BY THE CITY COUNCIL ON APRIL 
12, 2010.] 

 
[SECTION 8-6.24 PROCESSING DEVELOPMENT ACTIONS AMENDED BY  

ORDINANCE NO. 408, ADOPTED BY THE CITY COUNCIL ON NOVEMBER 8, 2010] 
 

[SECTION 8-6.24 PROCESSING DEVELOPMENT ACTIONS AMEMDED BY ORDINANCE 
NO. 421, REPEALING ORDINANCE NO. 405, ADOPTED BY THE CITY COUNCIL ON 

MARCH 25, 2013.] 
 
 
 

Chapter 8-6.28 
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PUBLIC HEARINGS 

 
Sections 
 
8-6.28.010 Notice 
8-6.28.020 Rules of Procedure 
8-6.28.030 Parties 
8-6.28.040 Record 
8-6.28.050 Procedural Rights 
8-6.28.060 Presentations 
8-6.28.070 Evidence 
 
Public hearing on all development actions including appeals, but not including legislative actions, shall be 
conducted in accordance with this chapter. 
 
8-6.28.010  Notice 
 
Notice of public hearing shall be provided in accordance with Chapter 8-6.24.050 of this title and the rules 
of procedure adopted by the City Council. 
 
8-6.28.020  Rules of Procedure 
 
A. Public hearings shall be conducted in accordance with the rules of procedure adopted by the 

applicable approval authority. 
 
B. At the beginning of the hearing for an application, a statement shall be made to those in attendance 

that: 
 

1. Lists the applicable substantive criteria; 
 
2. States that testimony and evidence must be directed toward the criteria described in B.1. of 

this subsection or other criteria in the plan or land use regulation which the person believes 
to apply to the decision; and  

 
3. States that failure to raise an issue with sufficient specificity to afford the decision maker 

and the parties an opportunity to respond to the issue precludes appeal to the Land Use Board 
of Appeals based on that issue. 

 
8-6.28.030  Parties 
 
A. The following persons, or their authorized representatives, may participate during the comment 

period or public hearing: 
 

1. The applicant or applicant's representative and the owners of the subject property; 
 
2. Those persons entitled to notice; and 
 
3. Any other person who demonstrates to the approval authority that the person's rights may be 

adversely affected or aggrieved by the decision. 
 
 
 
 
 
 
 
B. Appearance of record shall mean: 
 

1. An oral statement made at the hearing sufficiently identifying the speaker and the speaker's 
address; or 
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2. A written statement giving the name and address of the maker of the statement and 
introduced into the record prior to or at the public hearing.  A person's name and address on 
a petition introduced into the record constitutes an appearance of record. 

 
8-6.28.040  Record 
 
A. Absent mechanical failure or inadvertent error, a verbatim written or mechanical record of the 

hearing may be made.  In addition, written minutes giving a true reflection of the matters discussed 
and the views of the participants shall be taken.  Such minutes shall substitute for a verbatim record 
in the event of mechanical failure or inadvertent error. 

 
B. Failure to comply with Section 8-6.28.040 A. shall not invalidate any action provided that a de novo 

appeal or other relief is available. 
 
8-6.28.050  Procedural Rights 
 
Subject to the specific standards and limitations set forth in this title, the following procedural entitlements 
shall be provided at the public hearing. 
  
A. A reasonable opportunity for those persons entitled to notice or who may be adversely affected or 

aggrieved by the decision to present evidence. 
 
B. A reasonable opportunity for the applicant to rebut evidence submitted by opponents. 
 
C. An impartial approval authority as free from potential conflicts of interest and prehearing exparte 

contacts as reasonably possible.  It is recognized, however, that the public has a countervailing right 
of free access to public officials: 

 
1. Approval authority members shall disclose the substance of any significant pre-hearing ex-

parte contacts with regard to the matter at the commencement of the public hearing on the 
matter. The member shall state whether the contact has impaired the impartiality or ability 
of the member to vote on the matter and shall participate or abstain accordingly. 

 
2. A member of the approval authority shall not participate in any proceeding or action in which 

any of the following has a direct or substantial financial interest:  The member or the 
member's spouse, brother, sister, child, parent, father-in-law, mother-in-law, partner, any 
business in which the member is serving or has served within the previous 2 years, or any 
business with which the member is negotiating for or has an arrangement or understanding 
concerning prospective partnership or employment.  Any actual or potential interests shall 
be disclosed at the meeting of the review authority where the action is being taken. 

 
3. Disqualification of an approval authority member due to contacts or conflict may be ordered 

by a majority of the members present and voting.  The person who is the subject of the 
motion may not vote. 

 
4. If all members abstain or are disqualified, the administrative rule of necessity shall apply.  

All members present who declare their reasons for abstention or disqualification shall 
thereby be requalified to act. 

 
 

8-6.28.060  Presentations 
 
A. The approval authority may set reasonable time limits for oral presentations.  The approval authority 

may determine not to receive cumulative repetitious, immaterial, derogatory, or abusive testimony.  
Persons may be required to submit written testimony in lieu of oral if the approval authority 
determines that a reasonable opportunity for oral presentations has been provided. 

 
B. No testimony shall be accepted after the close of the public hearing unless the approval authority 

sets a deadline for such testimony and provides an opportunity for review and rebuttal, oral or 
written, at the direction of the approval authority. 

 
C. Unless there is a continuance, if a participant so requests before the conclusion of the hearing, the 
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record shall remain open for at least 7 days after the hearing.  Such an extension shall not be subject 
to the limitations of ORS 215.428 or 227.178. 

 
D. When the approval authority reopens a record to admit new evidence or testimony, any person may 

raise new issues which relate to the new evidence, testimony, or criteria for decision-making which 
apply to the matter at issue. 

 
E. Counsel for the approval authority may be consulted solely on legal issues without reopening the 

public hearing.  Objections alleging that counsel is discussing or testifying as to factual matters shall 
be heard. 

 
F. The presiding officer shall preserve order at all public hearings and shall decide questions of order 

subject to a majority vote of the approval authority.  Persons who become disruptive or abusive may 
be ejected from the hearing. 

 
8-6.28.070  Evidence 
 
A. The approval authority may place any person submitting testimony under oath or affirmation.  Once 

sworn or affirmed, all testimony subsequently given by the person during the hearing or a 
continuation thereof shall be deemed to be under oath. 

 
B. Cumulative, repetitious, immaterial, or irrelevant evidence may be excluded.  Evidence shall be 

admissible if it is of a type commonly relied upon by reasonable and prudent persons in the conduct 
of serious affairs. Evidence may be received subject to a later filing regarding its admissibility.  
Erroneous admission or evidence shall not invalidate or preclude action unless shown to have 
prejudiced the substantial rights of a party. 

 
C. Members of the approval authority may take official notice of judicially cognizable facts of general, 

technical, or scientific facts within their specialized knowledge.  Such notice shall be stated and may 
be rebutted. 

 
D. Exhibits shall be marked to provide identification upon review.  Unless required for an appeal, all 

exhibits shall be retained by the City for a period of not less than 30 calendar days after expiration 
of all appeals. Exhibits may be disposed of as approved by the Administrator. 

 
E. Any member of the approval authority may visit the subject property and may use information 

gained to reach a decision, provided the information relied upon is disclosed and an opportunity to 
rebut provided.  
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Chapter 8-6.32 
 

RECONSIDERATION OF DECISIONS 
 
Sections 
 
8-6.32.010 Reconsideration as Extraordinary Remedy 
8-6.32.020 Motion for Reconsideration 
8-6.32.030 Motion for Reconsideration Does Not Stop Appeal Period from Running 
8-6.32.040 Motion for Reconsideration as Nonpublic Hearing Item 
8-6.32.050 Process for Reconsideration 
8-6.32.060 Reconsideration and Appeals 
8-6.32.070 Limited Reconsiderations 
 
8-6.32.010  Reconsideration as Extraordinary Remedy 
 
Reconsideration of Administrative, City Administrator, Planning Commission, or City Council decision is 
available only as an extraordinary remedy upon a determination by the approval authority that: 
 
A. The party requesting reconsideration has sufficiently alleged in writing that a mistake of law or fact 

occurred; 
 
B. The alleged mistake, if found to have occurred, was a substantial factor in the decision; and 
 
C. Reconsideration is appropriate to avoid delay or hardship which may be caused by an appeal. 
 
8-6.32.020  Motion for Reconsideration 
 
A motion for reconsideration must be filed in writing with the Administrator within 7 calendar days of the 
date the notice of decision is provided.  The motion shall address the factors set forth in Section 8-6.32.010 
above.  The applicable fee adopted by the City Council shall be submitted with the request. 
 
A motion for reconsideration may be filed by the applicant, a party of record, the Administrator, or the 
approval authority. 
 
8-6.32.030  Motion for Reconsideration Does Not Stop Appeal Period from Running 
 
Filing a motion for reconsideration is not a precondition to appealing the decision and does not stay the 
deadline for filing an appeal.  To preserve the right to appeal, a party must file a petition for review as 
provided in Chapter 8-6.36. If the initial approval authority grants reconsideration, and ultimately rules in 
favor of the party filing for reconsideration, the party may terminate its appeal. 
 
8-6.32.040  Motion for Reconsideration as Nonpublic Hearing Item 
 
Motions seeking reconsideration of a Planning Commission or City Council decision shall be summarily 
decided by the approval authority as a nonpublic hearing item at the first reasonably available opportunity.  
Motions seeking reconsideration of a City Administrator decision shall be summarily decided by the 
Administrator within 7 calendar days of the receipt of the motion. The approval authority shall issue a 
written notice of the decision to grant or deny the motion for reconsideration to the party requesting 
reconsideration.  The decision as to whether to reconsider is not subject to appeal.   
 
 
8-6.32.050  Process for Reconsideration 
 
A. Upon granting the motion to reconsider a Planning Commission or City Council decision, the 

Administrator shall schedule and notify the parties of a new public hearing on the merits of the 
issues raised.  The reconsideration of the decision shall be limited to the issues raised in the motion 
for reconsideration and the merits of the issues raised.  Such a hearing shall be held at the next 
reasonably available opportunity. 

 
B. Upon granting the motion to reconsider a City Administrator decision, the Administrator shall notify 

the parties of the reconsideration of the application on the merits of the issues raised.  The 



 

Ordinance No. ______  Page 26 of 30 

 

reconsideration of the decision shall be limited to the issues raised in the motion for reconsideration 
and the merits of the issues raised. The review shall be done at the next reasonably available 
opportunity. 

 
8-6.32.060  Reconsideration and Appeals 
 
If the motion for reconsideration is denied or the decision is not altered upon reconsideration, any appeal 
timely filed shall be processed in accordance with Chapter 8-6.36.  If the motion is granted and the approval 
authority modifies the previous decision, the parties to the initial decision shall be notified within 7 calendar 
days of the decision and may appeal the modified decision pursuant to Chapter 8-6.36. 
 
8-6.32.070  Limited Reconsiderations 
 
No decision shall be reconsidered more than once. 
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Chapter 8-6.36 
 

APPEALS 
 
Sections 
 
8-6.36.010 Decision 
8-6.36.020 Appeal Authority 
8-6.36.030 Petition for Review 
8-6.36.040 Minutes and Transcripts Required 
8-6.36.050 Nature of Hearing 
8-6.36.060 Decisions of the Council 
 
8-6.36.010  Decision 
 
A decision of the approval authority may be appealed only if within 14 calendar days after written notice 
of the decision is provided to the parties in which: 
 
A. A party files a complete petition for review with the Administrator; 
 
B. The Administrator files a complete petition for review; or 
 
C. The City Council directs that an appeal be initiated. The grounds for directing an appeal shall be 

set forth by the Council. 
 
8-6.36.020  Appeal Authority 
 
A. The Planning Commission shall hear appeals of administrative and City Administrator decisions. 
 
B. The City Council shall hear appeals of Planning Commission decisions. 
 
8-6.36.030  Petition for Review 
 
A petition for review shall contain the following: 
 
A. The name of the applicant and the City case file number. 
 
B. The name and signature of each petitioner and statement of the interest of each petitioner to 

determine party status.  Multiple parties may join in filing a single petition for review, but each 
petitioner shall designate a single contact representative for all contact with the City.  All City 
communications regarding the petition, including correspondence, shall be with this contact 
representative. 

 
C. The date that notice of the decision was sent as specified in the notice. 
 
D. The nature of the decision and the specific grounds for appeal.  Unless otherwise directed by the 

appellate authority, the appeal of City Administrator and Planning Commission decisions shall be 
limited to the issue(s) raised in the petition. 

 
E. The appeal fee adopted by the City Council. 
 
F. In appeals to the Council, a request for a partial or full de novo hearing as provided in Section 8-

6.36.050 if desired. 
 
G. Failure to file a signed and complete original petition with the City by 5:00 p.m. on the due date, 

with the proper fee, shall be a jurisdictional defect.   
 
8-6.36.040  Minutes and Transcripts Required 
 
A. The City shall prepare minutes of all public hearings. 
 
B. Transcripts 
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1. A transcript shall only be prepared at the request of the appellant, and at the cost of the 

appellant for all appeals of public hearing items. 
 
2. In all cases where a transcript is requested by the appellant, the Administrator shall promptly 

provide the appellant with a written estimate of the cost.  Failure to pay the estimated cost 
within 14 calendar days of being provided the estimate shall be a jurisdictional defect.  
Failure to pay the total balance due in excess of the estimate within 7 calendar days of billing 
shall be a jurisdictional defect.  Any amount paid in excess of the actual cost shall be 
refunded by the Administrator within 30 calendar days of determination of the actual cost. 

 
8-6.36.050  Nature of Hearing 
 
A. All hearings on appeal shall be conducted as public hearing according to Chapter 8-6.28. 
 
B. Review of the final decision of administrative and City Administrator actions shall be de novo.  At 

the public hearing before the Planning Commission of an appeal of an administrative or City 
Administrator action, participants shall be limited to the applicant, those who made the appeal and 
those persons who were entitled to be mailed a pubic notice of pending review of the action pursuant 
to Section 8-6.24.050, and those who made written comments as prescribed in Chapter 8-6.24. 

 
C. Except as provided in Sections 8-6.36.050 D. through F., appeal to the Council of all final decisions 

of the Planning Commission shall be confined to the record unless the Council grants a de novo 
hearing according to Section 8-6.36.050 D. 

 
D. The request for a de novo hearing shall be decided by the Council.  The Council may make such 

provision for notice to the parties and may take such testimony as it deems necessary to fully and 
fairly address significant procedural or substantive issues raised.  The Council shall grant the request 
only upon findings that: 

 
1. A de novo hearing is necessary to fully and properly evaluate a significant issue relevant to 

the proposed development action; 
 
2. The substantial rights of the parties will not be significantly prejudiced; and 
 
3. The request is not necessitated by improper or unreasonable conduct of the requesting party 

or by a failure to present evidence that was available at the time of the previous review. 
 

E. Hearings before the City Council on items on appeal, either on the record, partial de novo, or de 
novo hearings, may have time limitations for parties to testify, which are announced at the beginning 
of the hearing. 

 
F. Notwithstanding the above, the Council may solicit or admit new evidence during a hearing on the 

record after considering the factors listed in Section 8-6.36.050 D. 
 
 
8-6.36.060  Decisions of the Council 
 
A. Decisions of the Council are governed by Section 8-6.24.070. 
 
B. In addition to the decisions listed in Section 8-6.24.070 A., the Council may remand the matter to 

the Planning Commission for further proceedings as the Council directs. The decision on whether 
to remand shall not be appealable.  Upon remand, the applicant shall be entitled to return of the 
appeal fee.  Appeal from a decision on remand shall be taken as any other appeal. 
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Chapter 8-6.40 
 

ENFORCEMENT 
 
8-6.40.010 Abatement and Penalty 
8-6.40.020 Buildings and Structures 
 
8-6.40.010  Abatement and Penalty 
 
Violation of any provision or amendment of this title is punishable upon conviction by a fine of not more 
than $100.00 for each day of violation.  Where the offense is a continuing offense, such fine may not exceed 
$1,000.00. 
 
8-6.40.020  Buildings and Structures 
 
In case a building, other structure, or land is or is proposed to be located, constructed, maintained, repaired, 
altered, or used in violation of this title, the building or land thus in violation shall constitute a nuisance and 
the City may, as an alternative to other remedies that are legally available for enforcing this title, institute 
injunction, mandamus, abatement, or other appropriate proceedings to prevent, enjoin temporarily or 
permanently, abate or remove the unlawful location, construction, maintenance, repair, alteration, or use. 
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 SECTION 7.   Separability.  Should any section, subsection, paragraph, sentence, clause or 
phrase of this ordinance be declared invalid, such declaration shall not affect the validity of any other 
section, subsection, paragraph, sentence, clause, or phrase; and if this ordinance, or any portion 
thereof, should be held to be invalid on one ground but valid on another, it shall be construed that the 
valid ground is the one upon which said ordinance, or such portion thereof, was enacted. 

 SECTION 8.   Effective Date.  This ordinance shall become effective (thirty) 30 days after 
adoption by the City Council and approval by the Mayor. 

 

 ADOPTED by the City Council this ___ day of _______, 2025. 

 APPROVED by the Mayor this ___ day of ________, 2025. 
 
 
 
       _______________________________________ 
       Mayor 
 
ATTEST: 
 
 
____________________________________ 
City Recorder 
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ARTICLE II 
PROCEDURES 

 
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 
permit shall occur only as approved by the City. 
 
8-6.16.015 Development Standards and Conditions on Development 
 
A. Development Standards. In addition to the specific approval criteria for applications 

authorized by this Code, all 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 City’s adopted public facility plans 

and the conditioning authority in subsection 8-6.16.015. B. All commercial 
developments, whether land use approval is required or not,  shall have a standard 
sidewalk width for the full street frontage of the development in conformance with 
the Transportation System Plan.  

3. Major revisions to property shall be required to meet all applicable development 
standards outlined in the Public Works Design and Construction Standards. 

 
B. The reviewing authority may impose conditions of approval on land use applications in 

one or more of the following circumstances: 
 
1. The condition is necessary to bring the application into compliance with applicable 

approval criteria.  
  

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

 
3. The condition is reasonably related to alleviation of a need for public services or 

facilities created or contributed to by the proposed development. As used in this 
section, “public services or facilities” includes sewer, water, surface water 
management, parks, open space, streets, sidewalks, and pathways.  
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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 or contributed to by the proposed development. As used in this section, 
“natural features or processes” includes 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 features(s) that is the basis for the variance or exception.  

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

1.   Imposition of a development schedule. 

2.   Requiring reservation or protection of land for open space or to protect significant 
natural features. 

3.   Requiring 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, or for protection of natural features. Dedications of 
property or property rights pursuant to this subsection must be based upon findings 
pursuant the Community Development Code. 

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

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

6.   Requiring 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 agency, jurisdiction, public 
utility, or consultant. 

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

9.   Requiring covenants, conditions, or restrictions to be recorded against the property. 
 
8-6.16.020  Exclusions from Permit Requirement 
 
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. 
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A. Landscaping or other treatment or use of the land surface outside the flood 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 or repair to a building or other structure that does not alter or expand the use 

thereof or require a building permit.  
 
D. An emergency 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. 

 
E. 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 
required by the provisions in Chapters 8-6.120, 8-6.124, 8-6.128, or 8-6.132 or work in 
the I-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 ground electrical lines 
and their supporting concrete, wood or metal poles, but does not include self-supporting 
steel lattice-type structures. 

 
F. Construction, maintenance, or demolition of an accessory structure not requiring a 

building permit. 
 
G. The following excavations or fills, unless a development permit 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 authorized by a valid development permit; 

  
2. Excavations or fills for public and private roads, wells, tunnels, or utilities; 
 
3. Excavations 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. Continued use of a valid nonconforming use or exercise of a vested right, except that any 

change, alteration, restoration, or replacement of a nonconforming use shall require a 
development permit as provided in Chapter 8-6. 156. 

 
I. Family day care provider as defined in Chapter 8-6.08 and as allowed in the zoning 

districts in Article III. 
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8-6.16.030  Hazard and Sensitive Areas 
 
 Notwithstanding the excluded activities noted in Section 8-6.16.020, activities within the 
following hazard and sensitive areas shall obtain a development permit as provided in this title: 
 
A. Flood Plain (FP) Overlay Zone (Chapter 8-6.120); 
 
B. Geological Hazard (GH) Overlay Zone (Chapter 8-6.124); 
 
C. Wetland and Riparian Areas (Chapter 8-6.128); or 
 
D. Above ground structures that will exceed the height limits of the Airport Protection (AP) 

Overlay Zone (Chapter 8-6.132). 
 
8-6.16.040  Issuance and Effective Date 
 
A. The Administrator shall issue a development permit within 7 calendar days of any 

Administrative approval.  The development permit shall be effective upon issuance. 
 
B. For City Administrator, Planning Commission, and City Council decisions, the City 

Administrator shall not issue a development permit before : 
 
1. Tthe appeal period for the decision has expired.; and 

 
2. The conditions of approval for the decision have been satisfied. 

 
C. In the event that a final approval of the Council is appealed to a body of competent 

jurisdiction, the development permit shall be issued after notice of the decision is 
provided.  It shall be the responsibility of the person appealing the Council decision to 
seek appropriate judicial remedies halting action upon the permit.  Notwithstanding 
issuance, however, the holder of the permit may proceed at the permit holder's own risk.  
If the permit holder proceeds, the holder shall be deemed to have expressly assumed all 
risk of proceeding and shall save and hold harmless the City of Cascade Locks from any 
responsibility or liability for proceeding with development.  If a holder proceeds at 
his/her own risk and the development permit is ultimately reversed by a body of 
competent jurisdiction, the holder shall restore the property to its original condition to the 
maximum extent possible. 

 
D. Every development permit shall be specific as to the approval granted or development 

authorized.  It shall be subject to the standards and conditions set forth in this title, 
excepting only those variances or exceptions authorized by the approval authority, 
together with any conditions imposed by the approval authority.  The development permit 
shall be effective immediately unless otherwise conditioned. 

 
8-6.16.050  Expiration 
 
Except as otherwise specifically provided in this title, a development permit shall expire 
automatically 2 years from the date of issuance unless one of the following occurs first: 
 
A. The development permit is revoked as provided for in Section 8-6.16.080 or as otherwise 

invalidated by a body of competent jurisdiction; 
 
B. An application for an extension is filed and approved pursuant to Section 8-6.16.060; or 
 
C. The development has commenced as provided in Section 8-6.16.070. 
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8-6.16.060  Extension and Modification 
 
A. If an extension is desired, the holder of the development permit must file an application 

for an extension. Extension requests shall be processed as a administrative action.  Only 
one extension may be granted for a maximum of 1 year. 

 
B. The City Administrator shall, upon written request by the applicant, 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 period; and 
 
4. There have been no changes to the applicable Comprehensive Plan policies and 

ordinance provisions on which the approval was based. 
 
C. Modifications to development permits may be approved through 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. Does not increase floor area, parking, paved area, or residential density; does not alter 

vehicle access; and does not reduce landscape area, open space, or parking. Transfers 
of density between phases of a residential 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 substantial compliance with all applicable provisions of this Code and 

conditions of approval for the development.  
 

D. Notice of the decision shall be provided to the applicant.  The City Administrator's 
decision may be appealed by the applicant as provided by Chapter 8-6.36. 

 
8-6.16.070  When a Development Has Commenced 
 
A. The authorized development has commenced when the holder of the development permit 

has met applicable conditions of approval and has physically altered the land or structure 
or changed the use thereof and such alteration or change is directed toward completion of 
the approved project.  In the case of development requiring a building permit, issuance of 
the building permit shall be conclusive evidence of commencing development.  Nothing 
herein, however, shall be deemed to extend the life of said building permit as provided by 
law.  A development permit which otherwise would have expired but for issuance of a 
building permit shall expire automatically upon expiration of the building permit. 

 
B. In the case of development authorized to be done in phases, each phase must be 

commenced within the time frame specified in the approval, or commenced within 1 year 
of completion of the prior phase if no time table is specified.  The date of phase 
completion in the case of a structure or structures shall be the date of issuance of an 
occupancy permit for 80 percent or more of the structure or structures of the development 
phase. 

 
C. The determination of commencement shall be made by the Administrator as an 

administrative decision. 
 
8-6.16.080  Revocation of Development Permit 
 
A. Revocation shall be processed by the Administrator as an administrative action.  A 
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development permit may be revoked upon a finding of:   
 

1. Noncompliance with the standards or conditions set forth in this title, or any 
special conditions imposed upon the permit; 

 
2. Intentional fraud, misrepresentation or deceit upon the part of the applicant as to 

an issue material to the issuance of the development permit; 
 
3. Abandonment or discontinuance as determined by failure to make reasonable 

progress toward completion of a commenced development for a continuous period 
of 1 year.  Bona fide good faith efforts to market the development shall not 
constitute abandonment or discontinuance; or  

 
4. A change in this title, the Comprehensive Plan, or state law which would make 

the approved development unlawful or not permitted, prior to the development 
obtaining a vested right or nonconforming use status. 
 

B. Revocation shall be effective immediately upon the City providing written notice thereof 
to the holder of the development permit.  Unless provided otherwise by the revoking 
authority, revocation terminates the authority to continue the use.  Continued use without 
a current valid development permit shall be a violation of this title. 

 
C. The holder of a revoked development permit may reapply for a new permit at any time as 

an entirely new application. 
 
D. Revocation is available in addition to and not in lieu of any other remedy provided by law 

and is not a condition precedent to any such remedy. 
 
8-6.16.090  Transferability of Development Permit 
 
Unless otherwise provided in the development permit, it shall apply to the property and may be 
transferred to a new property owner. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
[Section 8-6.16.015, 8-6.16.020 and 8-6.16.060 AMENDED BY ORDINANCE NO. 446, ADOPTED BY THE 

CITY COUNCIL ON JUNE 11, 2018] 
[SECTION 8-6.16.015 AMENDED BY ORDINANCE NO. 453, ADOPTED BY THE CITY COUNCIL ON 

APRIL 26, 2021] 
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Chapter 8-6.20 
 

TYPES OF DEVELOPMENT ACTIONS 
AND DETERMINATION OF PROPER PROCEDURE 

 
Sections 
 
8-6.20.010 Application Review Procedures 
8-6.20.020 Administrative Actions 
8-6.20.030 City Administrator Review 
8-6.20.040 Planning Commission Review 
8-6.20.050 City Council Review 
8-6.20.060 Determination of Proper Procedure Type 
8-6.20.070 Architectural Review Procedures 
 
8-6.20.010  Application Review Procedures 
 
Applications in this title will be processed as an Administrative, City Administrator, Planning 
Commission, or City Council action in accordance with the standards set forth in this chapter.    
 
8-6.20.020  Administrative Actions 
 
Administrative actions involve permitted uses or development governed by clear and objective 
review criteria.  Administrative actions do not encompass discretionary land use decisions.  
Impacts have been recognized by the development and public facility standards.  The intent and 
purpose of a zoning district is not a consideration for approving these uses. 
 
8-6.20.030  City Administrator Review 
 
Land use actions by the City Administrator are presumed by this title to be appropriate.  They 
generally involve uses or development for which review criteria are reasonably objective, 
requiring only limited discretion. Impacts on nearby properties may be associated with these uses 
which may necessitate imposition of specific conditions of approval to minimize those impacts 
to ensure compliance with this title. 
 
8-6.20.040  Planning Commission Review 
 
A. Planning Commission actions involve development or uses which may be approved or 

denied, thus requiring the exercise of discretion and judgment when applying the 
development criteria contained in this title or the Comprehensive Plan.  Impacts may be 
significant and the development issues complex.  Extensive conditions of approval may 
be imposed to mitigate impacts or ensure compliance with this title and the 
Comprehensive Plan. 
 

B. Legislative plan amendments and annexation.  Prior notice shall be given as provided in 
Chapter 8-6.28. Legislative plan amendments and annexations shall be reviewed by the 
Planning Commission after a public hearing.  The Planning Commission 
recommendation shall be forwarded to the City Council for its consideration in making a 
final decision. 

 
8-6.20.050  City Council Review 
 
A. City Council actions are generally legislative.  They involve the creation, broad scale 

implementation, or revision of public policy.  These include amendments to the text of 
the Comprehensive Plan or the Community Development Code. 
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B. These actions are made through adoption of City ordinances.  The following are City 
Council review actions: 

 
1. Comprehensive Plan map amendment to more than one property; 
   
2. Comprehensive Plan text amendment; 
 
3. Community Development Code text amendment; and 
 
4. Annexation. 

 
C. Appeals of Planning Commission decisions shall be reviewed by the City Council as a 

quasi-judicial action described in this title. 
 
8-6.20.060  Determination of Proper Procedure Type 
 
A. Whenever an applicant requests more than one approval and more than one approval 

authority is required to decide the applications, the proceedings may be consolidated at 
the discretion of the City or the applicant, so that one approval authority shall decide all 
applications in one proceeding.  In such cases, the Administrative, City Administrator, 
Planning Commission, or City Council decisions shall be performed by the approval 
authority having original jurisdiction over one of the applications in the following order 
of preference:  the City Council, the Planning Commission, or the City Administrator. 

 
 Questions as to the appropriate procedures shall be resolved by the City Administrator in 

favor of the process providing the greatest notice and opportunity to participate.  The 
decision of the Administrator is not subject to appeal on its own, but may be alleged as an 
error in an appeal of the decision on the proposed development.  Upon appeal of the 
decision on the merits of a development action not specifically classified in this title, the 
Planning Commission may determine that a different procedure type should have been 
used and direct that the proposed development action be processed accordingly. 

 
B. Notwithstanding any other provision, an applicant may choose to have the proposal 

processed under the procedure type which provides greater notice and opportunity to 
participate than would otherwise be required. 

 
8-6.20.070  Architectural Review Procedures 
 
The City Council shall approve and appoint a three-person voluntary citizen committee to act as 
the Architectural Review Committee (ARC) when the code requires a site plan development 
review as preliminary to issuing a development permit. This committee will serve at the pleasure 
of the City Council and shall serve staggered two year terms subject to reappointment of the City 
Council after the completion of a twenty-four month period from the date of appointment. The 
ARC shall consist of three persons; one of whom is a sitting member of the City Planning 
Commission, one of whom is a representative of the Downtown Zone and one who is a design or 
building professional with knowledge of the construction trades. An ex-officio representative of 
the City staff shall be appointed by the City Administrator to assist in the processing of the 
application for design review on behalf of the ARC. 
 
A. Upon receiving notice of a request for a development permit in the affected zone the City 

shall advise the applicant of the requirements of the zone for a Design Review with the 
City’s ARC. The applicant will be asked to identify a date of when they will be ready to 
submit preliminary design per Sections 8-6.148.040 to 8-6.148.100 as appropriate for the 
particular application.  
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B. The applicant upon submitting design documents will be advised of a date not less than 7 
days nor more than 14 days in which the applicant will meet with the ARC to review the 
proposed development. 

 
C. The ARC shall meet with the applicant to review the application and discuss the design 

features of the proposed development. Applying the specific criteria of the CDC, the 
ARC shall complete their review and submit a summary of their findings to the City staff 
to be included in the staff report provided to the City’s Planning Commission. 
Specifically, the ARC shall determine whether the proposed development meets the 
standards of the CDC and if it does not, specify why the proposal fails to meet this 
criteria.  

 
D. The ARC may suggest or recommend modifications to the proposed development site 

plan to ensure compliance with the standards of the CDC. These proposed changes 
should be made prior to submission to the City Planning Commission or the ARC shall 
note that the applicant failed to modify the application to comply with the design 
standards of the zone.  

 
[SECTION 8-6.20.070 ARCHITECTURAL REVIEW PROCEDURES AMENDED BY 

ORDINANCE NO. 422, ADOPTED BY THE CITY COUNCIL ON MARCH 25, 
2013.]
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Chapter 8-6.24 
 

PROCESSING DEVELOPMENT ACTIONS 
 
Sections 
 
8-6.24.010 Initiation and Withdrawal of Action 
8-6.24.020 Pre-Application Conference 
8-6.24.025 Pre-Application applicant sponsored meeting 
8-6.24.030 Application 
8-6.24.040 Application Submittal and Acceptance 
8-6.24.050 Notice of Development Actions 
8-6.24.060 Staff Report 
8-6.24.070 Decisions 
8-6.24.080 Burden of Proof 
8-6.24.090 Vested Rights 
8-6.24.148 Traffic Impact Analysis 
 
8-6.24.010  Initiation and Withdrawal of Action 
 
A. Development actions may be initiated only by: 
 

1. Application by all the owners or all the contract purchasers of the subject 
property, or any person authorized in writing to act as agent of the owners or 
contract purchasers.  Contract purchasers shall indicate in writing that the contract 
vendor(s) has been notified of the application; 

 
2. The City Council; 
 
3. The Planning Commission; or 
 
4. The City Administrator. 
 

B. No application shall be deemed complete and further processed if it is determined that 
any necessary authorization to file has not been obtained. 

 
C. The City Administrator may withdraw any application, petition for review, or motion for 

reconsideration at the request of the applicant or petitioner.  Once accepted as complete, 
however, the applicant or petitions shall be entitled to withdraw by right only if the City 
Administrator determines that written consent to withdraw an application has been 
obtained from a majority of the owners or contract purchasers or the majority interest 
holders in the property, or all signers of the petition for review. 
   

D. If an application, petition for review, or motion for reconsideration is withdrawn after 
public notice has been provided and the approval authority has not rendered a decision, 
the City Administrator shall provide written notification of the withdrawal to all persons 
that were entitled to be mailed a public notice of pending review and all persons who 
submitted written comments. 

 
E. Fees for applications and petitions for review, withdrawn at the request of the applicant 

shall be refunded, less the actual costs incurred by the City. 
 
F. The city shall take final action on permit applications which are subject to this chapter, 

including resolution of all appeals, within 120 days from the date the application is 
deemed as complete. Any exceptions to this rule shall conform to state and local 
regulations. 

 
G. In computing any period of time prescribed or allowed by this chapter, the day of the act 
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or event from which the designated period of time begins to run shall not be included. 
The last day of the period so computed shall be included, unless it is a Saturday or legal 
holiday, including Sunday, in which event, the period runs until the end of the next day 
which is not a Saturday or legal holiday. 

 
8-6.24.020  Pre-Application Conference 
 
A. No application for a City Administrator, Planning Commission, or City Council action 

shall be received by the Administrator unless the applicant or the applicant's 
representative has: 

 
1. Attended a pre-application conference with the City Administrator; or 
 
2. Signed a waiver, on a written statement prepared by the City Administrator, 

waiving the pre-application conference requirement. 
 

B. The purpose of the pre-application conference is to acquaint the applicant or 
representative with the requirements of this title, the Comprehensive Plan and other 
relevant criteria.  It is designed to assist the applicant.  The applicant assumes the risk for 
delays or other problems caused by failure to attend.  It is impossible, however, for the 
conference to be an exhaustive review of all potential issues and failure of the City 
Administrator to provide any information required by this title shall not constitute a 
waiver of the policies, standards, or criteria relevant to the application. 

 
C. Pre-application conferences shall be scheduled by the City Administrator at the earliest 

reasonable time. 
 

D. Participants. When a pre-application conference is required or requested, the 
applicant shall meet with the City Administrator or his/her designee(s) and other 
parties as appropriate. These meetings shall not be considered “public meetings” 
under ORS 192.610-690. 

E. Information provided. At such conference, the City Administrator or designee 
shall: 
1. Cite the comprehensive plan policies and map designations applicable to the 

proposal; 
2. Cite the ordinance provisions, including substantive and procedural 

requirements applicable to the proposal; 
3. Provide available technical data and assistance that will aid the applicant; 
4. Identify other governmental policies and regulations that relate to the 

application; and 
5. Reasonably identify other opportunities or constraints concerning the 

application. 
F.    Results of the Meeting. Information provided in written form to the applicant 

during a pre-application meeting shall be part of the public record and available 
for review at the City Hall. 

G. Changes in the law. Due to possible changes in federal, state, regional, and local 
law, the applicant is responsible for ensuring that the application complies with all 
applicable laws on the day the application is deemed complete. 

 
 
D. Information given by the City Administrator and/or staff to the applicant during the 

preapplication conference is valid for no longer than 6 months.  Another preapplication 
conference is required if an application is submitted more than 6 months after the 
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preapplication conference is held. 
 
8-6.24.025  Pre-application applicant sponsored meeting 
 
A. The City strongly encourages the applicant to sponsor a pre-application meeting with 

surrounding property owners to fully discuss and explain the applicant’s intended land 
use action. This meeting is voluntary and should be an informal discussion with area 
interested citizens who may have questions and inquiries about the nature and extent of 
the proposed action. 
 

B. The City will not participate in this pre-application meeting, but will assist the applicant 
in identifying affected property owners within the lawful notification distance from the 
subject property prior to the subject meeting. 

 
C. The purpose of this meeting is to allow the applicant to learn of community concerns and 

issues in advance of submitting his or her application. This step will provide the applicant 
with an opportunity to address these concerns prior to officially engaging in the land use 
planning application and hearing process.  

 
D. No testimony can be provided from this pre-application meeting unless said testimony is 

dated and signed by the party to which the testimony is attributed. The applicant may not 
submit testimony on behalf of another individual unless said testimony is signed by the 
party with a current address and dated when signed. Testimony submitted from this 
forum is subject to verification with the individual signing the testimony.   

 
8-6.24.030  Application 
 
A. Applications for development actions shall be submitted in accordance with the format 

and upon such forms as may be established by the City Administrator. 
 
B. A complete application is one which contains the information required to address the 

relevant standards of the Comprehensive Plan and this title.  It shall consist of the 
following: 

 
1. A completed original application form, signed by all persons required for 

initiating an application under Section 8-6.24.010; 
 
2. A current Hood River County tax map(s) showing the subject property(ies) and all 

properties within 250 feet of the subject property; 
 
3. Relevant public facilities information; 
 
4. Additional information required by other provisions of this title and the 

Comprehensive Plan; 
 
5. Additional information directly related to the applicable standards of this title or 

the Comprehensive Plan as deemed essential by the City Administrator to 
evaluate adequately the specific application for compliance with those criteria and 
standards; and 

 
6. The applicable fees adopted by the City Council are hereby incorporated by 

reference as the fees herein.  These fees may be amended by resolution and order 
by the Council. 

 
7. When an Applicant Sponsored Pre-Application meeting has been held, copies of 

the Meeting Notice, distribution list for the notice, Meeting Record, and audio or 
video recording will be submitted with the land use application. 
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8-6.24.040  Application Submittal and Acceptance 
 
A. Applications shall be submitted to the City Administrator in the number specified on the 

application form.  The City Administrator, however, may waive copies of specific 
documents, maps, or exhibits upon a determination that the difficulty or burden of 
copying outweighs the usefulness of the copies. 

 
B. No application shall be received by the City for determination of completeness without 

the appropriate application fee. 
 
C. The date of submission shall be recorded.  Within 7 calendar days for Administrative 

decisions and 14 calendar days for all others, the City Administrator shall determine 
whether the application is complete.  The City Administrator shall notify the applicant 
when the application is accepted as complete or rejected as incomplete if deficiencies are 
found. Resubmitted applications shall be subject to another 7 or 14 calendar day 
completeness check. 

 
D. Upon determination of completeness, applications shall be accepted immediately.  The 

date of acceptance shall be recorded. The 120-day clock for processing the application 
shall start the day the application is deemed complete as evidenced in the completeness 
letter to the applicant. Except for Administrative decisions, the City Administrator shall 
notify the applicant that the application is complete.  Unless otherwise directed by the 
City Council, applications shall be processed in the order accepted. 

 
E. Rejection by the City Administrator for incompleteness shall be based solely on failure to 

address the relevant standards or supply required information and shall not be based on 
differences of opinion as to quality or accuracy.  Acceptance indicates only that the 
application is ready for review. 

 
F. Upon rejection for incompleteness, the applicant may object in writing to any alleged 

deficiencies and direct that the application be processed. 
 
G. All documents or evidence relied upon by the applicant shall be submitted to the City and 

made available to the public at least 20 calendar days before a Planning Commission 
hearing.  If additional documents or evidence are provided in support of the application, 
any party shall be entitled to a continuance of the hearing.  Such a continuance shall not 
be subject to the limitations of ORS 215.428 or 227.178. However, the 120 day clock will 
only be tolled if the applicant agrees. An applicant may not significantly change an 
application, such as a change in design involving more than a ten percent change in 
measurable dimensions or density, a change in phasing, a substantial change in 
architectural character, adding an additional request such as a variance, or other similar 
change, within fewer than 20 days before a hearing except in response to new evidence or 
arguments filed by the City or third parties unless the applicant tolls the 120 day clock for 
a sufficient period to allow the parties to respond to the new evidence and the applicant 
sufficient time to respond to that response. 

 
H. If additional documents or evidence is provided in opposition to the application, the 

applicant shall be entitled to a continuance of the hearing providing the applicant tolls the 
120 day clock for a sufficient period to allow the parties to respond to the new evidence 
and the applicants sufficient time to respond to that response.  

 
8-6.24.050  Notice of Development Actions 
 
A. General Provisions 
 

1. All public notices shall be deemed to have been provided or received upon the 
date the notice is deposited in the mail or personally delivered, whichever occurs 
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first.  
  
2. The records of the Hood River County Department of Assessment and Taxation 

shall be used for determining the property owner of record.  Persons not on file 
with that department at the time an application is filed need not be notified.  
Failure actually to receive notice shall not invalidate an action if a good faith 
attempt was made to notify all persons entitled to notice.  A sworn certificate of 
mailing issued by the person conducting the mailing shall be conclusive evidence 
of a good faith attempt to contact all persons listed in the certificate.  Mortgagees, 
lien holders, vendors, and sellers receiving notice shall promptly forward a copy 
by mail to the purchaser. 

 
3. For notice purposes, the boundary of the subject property shall be the property 

which is the subject of the application, together with all contiguous property 
under identical ownership. 

 
B. Administrative Actions 

 
1. No public notice of review is required. 
 
2. Written notice of the decision of the City Administrator shall be provided to the 

applicant. 
 
3. Notification of pending actions and decisions shall be provided to affected 

jurisdictions upon request. 
 

 
 
C. City Administrator Review  
 

1. A public notice of pending review shall be mailed to: 
 

 a. The applicant and/or representative; 
 
 b. All property owners of record within 250 feet of the subject property; and 
 

c. Affected jurisdictions. 
 

2. The public notice shall contain: 
 

a. The name of the applicant or representative and the City case file number; 
 
b. A description of the subject property reasonably sufficient to inform the 

reader of its location; 
 
c. A concise description of the proposed development action and a listing of 

review standards;  
 
d. A statement that the complete application, standards, and other such 

information are available at the City for review, and the City phone 
number for more information; 

 
e. A statement that: 
 

i. This is an opportunity for interested parties to submit written 
comments about the proposed request;   

 
ii. Prior to making a decision, the City Administrator will consider 
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any written comments actually received by the City within a 14 
calendar day comment period;  

 
iii. Written comments may be received after the comment period, but 

the City Administrator does not have to consider these comments 
prior to making a decision;  

 
iv. The City Administrator will then make a decision and send a 

summary of the decision to those persons whose written comments 
are received by the City, including comments received after the 
comment period, and those persons who were entitled to be mailed 
a public notice of pending review of the City Administrator action 
pursuant to Chapter 8-6.24.050 C.1.; and 

 
v. Any person entitled to a notice of the decision may appeal or 

request reconsideration of the decision as provided in Chapters 8-
6.32 and 8-6.36. 

 
f. The comment closing date, which ends at 5:00 p.m. that day, in bold 

letters; and  
 
g. The following statement in bold letters:  NOTICE TO MORTGAGEE, 

LIENHOLDER, VENDOR, OR SELLER:  ORS CHAPTER 215 
REQUIRES THAT IF YOU RECEIVE THIS NOTICE, IT MUST BE 
PROMPTLY FORWARDED TO THE PURCHASER. 

 
3. Unless the applicant requests an opportunity to respond to comments, the 

Administrator shall promptly issue a decision based upon review of the use of 
development in light of the applicable standards and the comments received after 
close of the 14 calendar day comment period. 

 
4. Notice of the decision shall be provided to the applicant, all persons who 

submitted written comments, and all persons who are entitled to be mailed a 
public notice of pending review of the City Administrator action pursuant to 
Subsection 8-6.24.050 C.1. 

 
a. A brief summary of the nature of the action, the decision, and conditions 

of approval, if any; 
 
b. A description of the subject property reasonably sufficient to inform the 

public of its location; 
 
c. The date the decision was provided and the due date for an appeal; 
 
d. A statement that the decision may be appealed and a public hearing held 

by filing a signed petition for review within 14 calendar days of the date 
the decision was provided.  The statement shall note that the petition shall 
be filed with the City by 5:00 p.m. of the closing date of the appeal period. 
The elements of a petition for review set forth in Chapter 8-6.36, and the 
fee, shall be listed.  The statement shall note that only those persons who 
responded in writing to the notice of pending review and all persons who 
were entitled to be mailed a public notice of pending review of the City 
Administrator action pursuant to Subsection 8-6.24.050 C.1. are entitled to 
appeal or request reconsideration of the decision; 

 
e. A statement that a motion for reconsideration may be filed as provided in 

Chapter 8-6.32, but that filing a motion does not stop the appeal period 
from running; and 
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f. A statement that the complete case, including findings and conclusions 

and conditions of approval, if any, are available for review at the City. 
 

D. Planning Commission or City Council Review 
 

1. Notice of public hearing shall be sent by mail at least 20 calendar days before the 
hearing. 

 
2. The notice of public hearing shall be mailed to: 
 

a. The applicant or representative; 
 
b. All property owners of record within 250 feet of the subject property; 
 
c. Tenants of a mobile home or manufactured dwelling park when a request 

for a zone change or plan amendment which would change the land use 
designation of the property which includes all or part of the park. Failure 
of a tenant to receive a notice which was mailed shall not invalidate any 
plan amendment; and 

 
d. Affected jurisdictions. 

 
3. The notice of public hearing shall contain: 

 
a. The name of the applicant or owner; 
 
b. The nature of the proposed development; 
c. A description of the subject property reasonably sufficient to inform the 

public of its location; 
 
d. The designation of the approval authority and the time, date, and place of 

hearing; 
 
e. A statement that all interested persons may appear and provide testimony 

that only those who submit written comments or testify at the hearing shall 
be entitled to appeal; 

 
f. A statement that the hearing will be conducted in accordance with the 

Rules of Procedure adopted by the City Council; 
 
g. The following statement:  NOTICE TO MORTGAGEE, LIENHOLDER, 

VENDOR, OR SELLER:  ORS CHAPTER 215 REQUIRES THAT IF 
YOU RECEIVE THIS NOTICE, IT MUST PROMPTLY BE 
FORWARDED TO THE PURCHASER; 

 
h. The applicable review criteria that apply to the application; 
 
i. A statement that 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 issue precludes appeal to the 
Land Use Board of Appeals based on that issue; 

 
j. The City telephone number where additional information may be 

obtained; 
 
k. A statement that a copy of the application, all documents and evidence 

relied upon by the applicant, and applicable criteria are available for 
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inspection at no cost and will be provided at reasonable cost; 
 
l. A statement that a copy of the staff report will be available for inspection 

at no cost at least 7 calendar days prior to the hearing and will be provided 
at reasonable cost; and 

  
m. A general explanation of the requirements for submission of testimony and 

the procedure for conduct of hearings.  A statement that the record of the 
hearing shall remain open if a request is made before the close of the 
public hearing. 

 
4. In addition to all other notice, at least 10 calendar days before a Planning 

Commission public hearing for a quasi-judicial plan amendment, notice shall be 
provided in a newspaper of general circulation in the city. 

 
5. Additional notice of any hearing may be required by the City Council. 
 
6. Notice of the decision shall be provided to all persons who submitted written 

comments or testified during the hearing.  The notice shall contain: 
 

a. A brief summary of the decision and conditions of approval, if any; 
 
b. A description of the subject property reasonably sufficient to inform the 

public of its location; 
 
c. The date the decision was provided and the due date for an appeal; 
 
d. A statement that the decision may be appealed and a public hearing held 

by filing a signed petition, along with the required fee, for review within 
14 calendar days of the date the decision was provided.  The statement 
shall note that the petition shall be filed with the City by 5:00 p.m. of the 
closing date of the appeal period.  The elements of a petition for review set 
forth in Chapter 8-6.36, and the fee shall be listed.  The statement shall 
note that only those persons who made an appearance of record are 
entitled to appeal or request reconsideration of the decision; 

 
e. A statement that a motion for reconsideration may be filed as provided in 

Chapter 8-6.32, but that filing a motion does not stop the appeal period 
from running; and 

 
f. A statement that the complete case, including findings and conclusions, 

and conditions of approval, if any, are available for review at the City. 
 

E. Notice of Hearing and Notice of Decision on Appeal  
 

Notice of a public hearing conducted by the approval authority to review a decision by 
the City Administrator or the Planning Commission shall be provided in the same manner 
as required for Planning Commission and City Council actions.  Notice of decision on 
appeal shall be provided to all parties of record.  In addition, notice of hearing on appeal 
to the City Council shall be provided to all parties to the hearing conducted by the 
approval authority. 

 
8-6.24.060  Staff Report 
 
A. A staff report is not required for Administrative decisions. 
 
B. City Administrator, Planning Commission, or City Council decisions on proposed 

developments shall be made with a staff report.  This report shall be provided to the 
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applicant without charge.  All others may obtain a copy upon request and payment of a 
reasonable fee to cover the cost of reproduction, overhead, and mailing. 

 
C. A staff report shall be available no later than 7 calendar days before a Planning 

Commission hearing or any hearing on appeal.  Staff reports are mailed approximately 7 
calendar days prior to the public hearings to the applicant and interested parties who 
request them.  Mailing the report does not guarantee sufficient time prior to the public 
hearing to respond to the conditions of approval.  Obtaining a copy of the staff report in 
person at the City best assures ample time for review and comment at the public hearing. 

 
D. Notwithstanding the above, the staff report may be amended as necessary to address 

issues or information not reasonably known at the time the report is due. 
 
E. If staff submits additional evidence or an amended staff report in support of the 

application, any party shall be entitled to a continuance of the hearing.  Such a 
continuance shall not be subject to the limitations of ORS 215.428 or 227.178. 

 
F. If staff submits additional evidence or an amended staff report in opposition to the 

application, the applicant shall be entitled to a continuance of the hearing. 
 
 
8-6.24.070  Decisions 
 
A. Decision Types 
 
 After review of all evidence is submitted to the record, the approval authority may: 
 

1. Approve or deny all or part of the application; 
 
2. Approve all or part with modifications or conditions of approval as described in 

Section 8-6.24.070 F.; 
 
3. Defer a decision as provided in Subsection 8-6.24.070 G.; and 
 
4. Dismiss without prejudice due to procedural error or remand to correct a 

procedural error. 
 

B. Announcement of Decision 
 

No decision is final for the purposes of reconsideration or appeal until it has been reduced 
to writing and signed by the approval authority or its designee.  If a public hearing has 
been held, the approval authority may announce a tentative decision at the close of the 
public hearing, but shall in any case announce a date certain on which the decision shall 
be adopted or issued.  If no public hearing has been held, the decision shall be announced 
in writing and made available to all parties as simultaneously as reasonably possible. 

 
C. Basis for Decision 
 

An approval or denial of a development action shall be based upon substantial evidence 
in the record that addresses the pertinent standards and criteria set forth in the applicable 
provisions of state law, the Comprehensive Plan, this title, and other applicable laws as 
determined by the approval authority. 

 
D. Findings and Conclusions 
 

For City Administrator, Planning Commission, and City Council decisions, the approval 
authority shall provide brief and concise findings of fact, conclusions of law, and an order 
for all development approvals, conditional approvals, or denials.  The findings and order 
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shall set forth the criteria and standards considered relevant to the decision, state the facts 
relied upon, and briefly indicate how those facts support the decision.  In the case of 
denial, it shall be sufficient to address only those standards upon which the applicant 
failed to carry the burden of proof or, when appropriate, the facts in the record that 
support denial. 

 
E. Re-application 
 

No new application for a development action that is the same or substantially similar to 
an action that has been denied shall be accepted for a period of  1 year from the date of 
the City's final decision of denial. 

 
F. Conditions of Approval 
 

1. The approval authority may impose conditions on any City Administrator, 
Planning Commission, or City Council development approval. Such conditions 
shall be designed to protect the public from potential adverse impacts of the 
proposed use or development or to fulfill an identified need for public services 
within the impact area of the proposed development.  Conditions shall not restrict 
residential densities to less than that authorized by the development standards of 
this title. 

 
2. In addition to conditions imposed pursuant to Section 8-6.24.070 F.1., a condition 

is valid and enforceable when the applicant has: 
 
a. Requested the condition; 
 
b. Consented to the condition in writing or testimony at a public hearing; or 
   
c. Established or commenced the development or use (other than a valid 

nonconforming use) prior to approval. 
 

3. Assurance of Compliance with Conditions 
 

A bond, cash deposit, or other security acceptable to the approval authority may 
be required from the applicant in an amount sufficient to ensure compliance with 
a condition of approval. 

 
4. Time Limits on Conditions 
 

Conditions shall be fulfilled within the time limitations set forth or prior to 
completion of the development approved by the City if no time limitations are 
specified.  Failure to fulfill a condition within said time may result in initiation of 
revocation of the approval, citation, or such other enforcement action as the City 
deems appropriate. 

 
5. Failure to Fulfill Previous Conditions 
 

Notwithstanding any other provision, the approval authority shall refuse to issue 
an approval with conditions, and deny an application, upon a determination that 
the applicant, or any officer, or principal of the applicant, willfully has failed to 
fulfill conditions of approval imposed in any previous development action and a 
determination that such a decision would encourage compliance or is necessary to 
protect the public from future noncompliance. 

 
6. Modification or Removal of Conditions 

 
Modification or removal of conditions of approval may be sought on appeal or as 



Cascade Locks Community Development Code 
May 2001 

Article II - Page 20 

a new development action.  A new development action shall be processed through 
the same procedure as was used to impose the conditions. 

 
G. Deferral 
 

1. The approval authority may continue the public hearing and defer a decision to a 
date certain.  No new notice is required for hearings continued to a date certain. 
Any deferral to a date certain that exceeds 90 days without consent of the 
applicant shall be in the form of an order setting forth the reasons for deferral. 

 
2. An indefinite deferral shall require new notice to all persons identified in Chapter 

8-6.24.050.  An indefinite deferral without the consent of the applicant shall be in 
the form of an order setting forth the reason for deferral and may be treated by the 
applicant as a denial for purposes of reconsideration and appeal if the applicant 
files a petition for review within 14 calendar days of written notice of the deferral. 

 
H. Date of Final Decision 
 

1. Decisions of the Administrator or Planning Commission on an application shall 
be deemed final and effective upon expiration of the appeal period if no petition 
for review is filed within that time.  Once final and effective, the decision cannot 
be appealed. 

 
2. Decisions of the Council on an application shall be deemed final as follows: 
 

a. If no petition for reconsideration is filed within 7 calendar days, the 
decision shall be deemed final on the date notice of the decision was 
provided to the parties; or 

 
b. If no appeal has been filed with the Oregon Land Use Board of Appeals 

(LUBA) within 21 calendar days of the Council’s final order. 
 
8-6.24.080  Burden of Proof 
 
Except as otherwise provided, the applicant initially, or the appealing party on appeal, shall bear 
the burden of proof that the proposal is in compliance with the applicable standards. 

 
8-6.24.090  Vested Rights 
 
A. Through a Planning Commission review procedure, in the course of any city land use 

process, the Commission may decide whether a vested right exists. 
 
B. Whether a vested right is found to exist shall be based on the consideration of the 

following factors as well as any guidance from the Oregon Courts: 
 

1. The ratio of expenditures incurred to the total cost of the project; 
 
2. The good faith of the landowner; 
 
3. Whether or not the landowner had notice of any proposed zoning or amendatory 

zoning before starting the improvements; 
 
4. Whether the expenditures have any relation to the project or could apply to 

various other uses of the land; 
 
5. The kind of project, the location and ultimate cost; and 
 
6. Whether the acts of the landowner rise beyond mere contemplated use of 
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preparation, such as leveling of land, boring test holes or preliminary negotiations 
with contractors or architects. 

 
C. The City shall not decide an issue of whether a vested right exists unless it is associated 

with a development action or a legislative process.  A vested right issue not associated 
with an accompanying action shall not be decided by the City and may be subject to the 
jurisdiction of the Circuit Court of the state of Oregon.  

 
 
8-6.24.148  Traffic Impact Analysis   
 

When required by the standards of Chapter 8-6.145 a Traffic Impact Analysis will be 
prepared in accordance with that Chapter. 
 
 

[SECTION 8-6.24 PROCESSING DEVELOPMENT ACTIONS AMENDED BY  
ORDINANCE NO. 396, ADOPTED BY THE CITY COUNCIL ON SEPTEMBER 8, 2008, 

AMENDED BY ORDINANCE NO. 405, ADOPTED BY THE CITY COUNCIL ON 
APRIL 12, 2010.] 

 
[SECTION 8-6.24 PROCESSING DEVELOPMENT ACTIONS AMENDED BY  

ORDINANCE NO. 408, ADOPTED BY THE CITY COUNCIL ON NOVEMBER 8, 2010] 
 

[SECTION 8-6.24 PROCESSING DEVELOPMENT ACTIONS AMEMDED BY 
ORDINANCE NO. 421, REPEALING ORDINANCE NO. 405, ADOPTED BY THE 

CITY COUNCIL ON MARCH 25, 2013.] 
 
 
 

Chapter 8-6.28 
 

PUBLIC HEARINGS 
 
Sections 
 
8-6.28.010 Notice 
8-6.28.020 Rules of Procedure 
8-6.28.030 Parties 
8-6.28.040 Record 
8-6.28.050 Procedural Rights 
8-6.28.060 Presentations 
8-6.28.070 Evidence 
 
Public hearing on all development actions including appeals, but not including legislative 
actions, shall be conducted in accordance with this chapter. 
 
8-6.28.010  Notice 
 
Notice of public hearing shall be provided in accordance with Chapter 8-6.24.050 of this title and 
the rules of procedure adopted by the City Council. 
 
8-6.28.020  Rules of Procedure 
 
A. Public hearings shall be conducted in accordance with the rules of procedure adopted by 

the applicable approval authority. 
 
B. At the beginning of the hearing for an application, a statement shall be made to those in 

attendance that: 
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1. Lists the applicable substantive criteria; 
 
2. States that testimony and evidence must be directed toward the criteria described 

in B.1. of this subsection or other criteria in the plan or land use regulation which 
the person believes to apply to the decision; and  

 
3. States that failure to raise an issue with sufficient specificity to afford the decision 

maker and the parties an opportunity to respond to the issue precludes appeal to 
the Land Use Board of Appeals based on that issue. 

 
8-6.28.030  Parties 
 
A. The following persons, or their authorized representatives, may participate during the 

comment period or public hearing: 
 

1. The applicant or applicant's representative and the owners of the subject property; 
 
2. Those persons entitled to notice; and 
 
3. Any other person who demonstrates to the approval authority that the person's 

rights may be adversely affected or aggrieved by the decision. 
 
 
 
 
 
 
 
B. Appearance of record shall mean: 
 

1. An oral statement made at the hearing sufficiently identifying the speaker and the 
speaker's address; or 

 
2. A written statement giving the name and address of the maker of the statement 

and introduced into the record prior to or at the public hearing.  A person's name 
and address on a petition introduced into the record constitutes an appearance of 
record. 

 
8-6.28.040  Record 
 
A. Absent mechanical failure or inadvertent error, a verbatim written or mechanical record 

of the hearing may be made.  In addition, written minutes giving a true reflection of the 
matters discussed and the views of the participants shall be taken.  Such minutes shall 
substitute for a verbatim record in the event of mechanical failure or inadvertent error. 

 
B. Failure to comply with Section 8-6.28.040 A. shall not invalidate any action provided that 

a de novo appeal or other relief is available. 
 
8-6.28.050  Procedural Rights 
 
Subject to the specific standards and limitations set forth in this title, the following procedural 
entitlements shall be provided at the public hearing. 
  
A. A reasonable opportunity for those persons entitled to notice or who may be adversely 

affected or aggrieved by the decision to present evidence. 
 
B. A reasonable opportunity for the applicant to rebut evidence submitted by opponents. 
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C. An impartial approval authority as free from potential conflicts of interest and prehearing 

exparte contacts as reasonably possible.  It is recognized, however, that the public has a 
countervailing right of free access to public officials: 

 
1. Approval authority members shall disclose the substance of any significant pre-

hearing ex-parte contacts with regard to the matter at the commencement of the 
public hearing on the matter. The member shall state whether the contact has 
impaired the impartiality or ability of the member to vote on the matter and shall 
participate or abstain accordingly. 

 
2. A member of the approval authority shall not participate in any proceeding or 

action in which any of the following has a direct or substantial financial interest:  
The member or the member's spouse, brother, sister, child, parent, father-in-law, 
mother-in-law, partner, any business in which the member is serving or has served 
within the previous 2 years, or any business with which the member is negotiating 
for or has an arrangement or understanding concerning prospective partnership or 
employment.  Any actual or potential interests shall be disclosed at the meeting of 
the review authority where the action is being taken. 

 
3. Disqualification of an approval authority member due to contacts or conflict may 

be ordered by a majority of the members present and voting.  The person who is 
the subject of the motion may not vote. 

 
4. If all members abstain or are disqualified, the administrative rule of necessity 

shall apply.  All members present who declare their reasons for abstention or 
disqualification shall thereby be requalified to act. 

 
 

8-6.28.060  Presentations 
 
A. The approval authority may set reasonable time limits for oral presentations.  The 

approval authority may determine not to receive cumulative repetitious, immaterial, 
derogatory, or abusive testimony.  Persons may be required to submit written testimony 
in lieu of oral if the approval authority determines that a reasonable opportunity for oral 
presentations has been provided. 

 
B. No testimony shall be accepted after the close of the public hearing unless the approval 

authority sets a deadline for such testimony and provides an opportunity for review and 
rebuttal, oral or written, at the direction of the approval authority. 

 
C. Unless there is a continuance, if a participant so requests before the conclusion of the 

hearing, the record shall remain open for at least 7 days after the hearing.  Such an 
extension shall not be subject to the limitations of ORS 215.428 or 227.178. 

 
D. When the approval authority reopens a record to admit new evidence or testimony, any 

person may raise new issues which relate to the new evidence, testimony, or criteria for 
decision-making which apply to the matter at issue. 

 
E. Counsel for the approval authority may be consulted solely on legal issues without 

reopening the public hearing.  Objections alleging that counsel is discussing or testifying 
as to factual matters shall be heard. 

 
F. The presiding officer shall preserve order at all public hearings and shall decide questions 

of order subject to a majority vote of the approval authority.  Persons who become 
disruptive or abusive may be ejected from the hearing. 

 
8-6.28.070  Evidence 



Cascade Locks Community Development Code 
May 2001 

Article II - Page 24 

 
A. The approval authority may place any person submitting testimony under oath or 

affirmation.  Once sworn or affirmed, all testimony subsequently given by the person 
during the hearing or a continuation thereof shall be deemed to be under oath. 

 
B. Cumulative, repetitious, immaterial, or irrelevant evidence may be excluded.  Evidence 

shall be admissible if it is of a type commonly relied upon by reasonable and prudent 
persons in the conduct of serious affairs. Evidence may be received subject to a later 
filing regarding its admissibility.  Erroneous admission or evidence shall not invalidate or 
preclude action unless shown to have prejudiced the substantial rights of a party. 

 
C. Members of the approval authority may take official notice of judicially cognizable facts 

of general, technical, or scientific facts within their specialized knowledge.  Such notice 
shall be stated and may be rebutted. 

 
D. Exhibits shall be marked to provide identification upon review.  Unless required for an 

appeal, all exhibits shall be retained by the City for a period of not less than 30 calendar 
days after expiration of all appeals. Exhibits may be disposed of as approved by the 
Administrator. 

 
E. Any member of the approval authority may visit the subject property and may use 

information gained to reach a decision, provided the information relied upon is disclosed 
and an opportunity to rebut provided.  



Cascade Locks Community Development Code 
May 2001 

Article II - Page 25 

Chapter 8-6.32 
 

RECONSIDERATION OF DECISIONS 
 
Sections 
 
8-6.32.010 Reconsideration as Extraordinary Remedy 
8-6.32.020 Motion for Reconsideration 
8-6.32.030 Motion for Reconsideration Does Not Stop Appeal Period from Running 
8-6.32.040 Motion for Reconsideration as Nonpublic Hearing Item 
8-6.32.050 Process for Reconsideration 
8-6.32.060 Reconsideration and Appeals 
8-6.32.070 Limited Reconsiderations 
 
8-6.32.010  Reconsideration as Extraordinary Remedy 
 
Reconsideration of Administrative, City Administrator, Planning Commission, or City Council 
decision is available only as an extraordinary remedy upon a determination by the approval 
authority that: 
 
A. The party requesting reconsideration has sufficiently alleged in writing that a mistake of 

law or fact occurred; 
 
B. The alleged mistake, if found to have occurred, was a substantial factor in the decision; 

and 
 
C. Reconsideration is appropriate to avoid delay or hardship which may be caused by an 

appeal. 
 
8-6.32.020  Motion for Reconsideration 
 
A motion for reconsideration must be filed in writing with the Administrator within 7 calendar 
days of the date the notice of decision is provided.  The motion shall address the factors set forth 
in Section 8-6.32.010 above.  The applicable fee adopted by the City Council shall be submitted 
with the request. 
 
A motion for reconsideration may be filed by the applicant, a party of record, the Administrator, 
or the approval authority. 
 
8-6.32.030  Motion for Reconsideration Does Not Stop Appeal Period from Running 
 
Filing a motion for reconsideration is not a precondition to appealing the decision and does not 
stay the deadline for filing an appeal.  To preserve the right to appeal, a party must file a petition 
for review as provided in Chapter 8-6.36. If the initial approval authority grants reconsideration, 
and ultimately rules in favor of the party filing for reconsideration, the party may terminate its 
appeal. 
 
8-6.32.040  Motion for Reconsideration as Nonpublic Hearing Item 
 
Motions seeking reconsideration of a Planning Commission or City Council decision shall be 
summarily decided by the approval authority as a nonpublic hearing item at the first reasonably 
available opportunity.  Motions seeking reconsideration of a City Administrator decision shall be 
summarily decided by the Administrator within 7 calendar days of the receipt of the motion. The 
approval authority shall issue a written notice of the decision to grant or deny the motion for 
reconsideration to the party requesting reconsideration.  The decision as to whether to reconsider 
is not subject to appeal.   
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8-6.32.050  Process for Reconsideration 
 
A. Upon granting the motion to reconsider a Planning Commission or City Council decision, 

the Administrator shall schedule and notify the parties of a new public hearing on the 
merits of the issues raised.  The reconsideration of the decision shall be limited to the 
issues raised in the motion for reconsideration and the merits of the issues raised.  Such a 
hearing shall be held at the next reasonably available opportunity. 

 
B. Upon granting the motion to reconsider a City Administrator decision, the Administrator 

shall notify the parties of the reconsideration of the application on the merits of the issues 
raised.  The reconsideration of the decision shall be limited to the issues raised in the 
motion for reconsideration and the merits of the issues raised. The review shall be done at 
the next reasonably available opportunity. 

 
8-6.32.060  Reconsideration and Appeals 
 
If the motion for reconsideration is denied or the decision is not altered upon reconsideration, 
any appeal timely filed shall be processed in accordance with Chapter 8-6.36.  If the motion is 
granted and the approval authority modifies the previous decision, the parties to the initial 
decision shall be notified within 7 calendar days of the decision and may appeal the modified 
decision pursuant to Chapter 8-6.36. 
 
8-6.32.070  Limited Reconsiderations 
 
No decision shall be reconsidered more than once. 
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Chapter 8-6.36 
 

APPEALS 
 
Sections 
 
8-6.36.010 Decision 
8-6.36.020 Appeal Authority 
8-6.36.030 Petition for Review 
8-6.36.040 Minutes and Transcripts Required 
8-6.36.050 Nature of Hearing 
8-6.36.060 Decisions of the Council 
 
8-6.36.010  Decision 
 
A decision of the approval authority may be appealed only if within 14 calendar days after 
written notice of the decision is provided to the parties in which: 
 
A. A party files a complete petition for review with the Administrator; 
 
B. The Administrator files a complete petition for review; or 
 
C. The City Council directs that an appeal be initiated. The grounds for directing an appeal 

shall be set forth by the Council. 
 
8-6.36.020  Appeal Authority 
 
A. The Planning Commission shall hear appeals of administrative and City Administrator 

decisions. 
 
B. The City Council shall hear appeals of Planning Commission decisions. 
 
8-6.36.030  Petition for Review 
 
A petition for review shall contain the following: 
 
A. The name of the applicant and the City case file number. 
 
B. The name and signature of each petitioner and statement of the interest of each petitioner 

to determine party status.  Multiple parties may join in filing a single petition for review, 
but each petitioner shall designate a single contact representative for all contact with the 
City.  All City communications regarding the petition, including correspondence, shall be 
with this contact representative. 

 
C. The date that notice of the decision was sent as specified in the notice. 
 
D. The nature of the decision and the specific grounds for appeal.  Unless otherwise directed 

by the appellate authority, the appeal of City Administrator and Planning Commission 
decisions shall be limited to the issue(s) raised in the petition. 

 
E. The appeal fee adopted by the City Council. 
 
F. In appeals to the Council, a request for a partial or full de novo hearing as provided in 

Section 8-6.36.050 if desired. 
 
G. Failure to file a signed and complete original petition with the City by 5:00 p.m. on the 

due date, with the proper fee, shall be a jurisdictional defect.   
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8-6.36.040  Minutes and Transcripts Required 
 
A. The City shall prepare minutes of all public hearings. 
 
B. Transcripts 
 

1. A transcript shall only be prepared at the request of the appellant, and at the cost 
of the appellant for all appeals of public hearing items. 

 
2. In all cases where a transcript is requested by the appellant, the Administrator 

shall promptly provide the appellant with a written estimate of the cost.  Failure to 
pay the estimated cost within 14 calendar days of being provided the estimate 
shall be a jurisdictional defect.  Failure to pay the total balance due in excess of 
the estimate within 7 calendar days of billing shall be a jurisdictional defect.  Any 
amount paid in excess of the actual cost shall be refunded by the Administrator 
within 30 calendar days of determination of the actual cost. 

 
8-6.36.050  Nature of Hearing 
 
A. All hearings on appeal shall be conducted as public hearing according to Chapter 8-6.28. 
 
B. Review of the final decision of administrative and City Administrator actions shall be de 

novo.  At the public hearing before the Planning Commission of an appeal of an 
administrative or City Administrator action, participants shall be limited to the applicant, 
those who made the appeal and those persons who were entitled to be mailed a pubic 
notice of pending review of the action pursuant to Section 8-6.24.050, and those who 
made written comments as prescribed in Chapter 8-6.24. 

 
C. Except as provided in Sections 8-6.36.050 D. through F., appeal to the Council of all final 

decisions of the Planning Commission shall be confined to the record unless the Council 
grants a de novo hearing according to Section 8-6.36.050 D. 

 
D. The request for a de novo hearing shall be decided by the Council.  The Council may 

make such provision for notice to the parties and may take such testimony as it deems 
necessary to fully and fairly address significant procedural or substantive issues raised.  
The Council shall grant the request only upon findings that: 

 
1. A de novo hearing is necessary to fully and properly evaluate a significant issue 

relevant to the proposed development action; 
 
2. The substantial rights of the parties will not be significantly prejudiced; and 
 
3. The request is not necessitated by improper or unreasonable conduct of the 

requesting party or by a failure to present evidence that was available at the time 
of the previous review. 

 
E. Hearings before the City Council on items on appeal, either on the record, partial de 

novo, or de novo hearings, may have time limitations for parties to testify, which are 
announced at the beginning of the hearing. 

 
F. Notwithstanding the above, the Council may solicit or admit new evidence during a 

hearing on the record after considering the factors listed in Section 8-6.36.050 D. 
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8-6.36.060  Decisions of the Council 
 
A. Decisions of the Council are governed by Section 8-6.24.070. 
 
B. In addition to the decisions listed in Section 8-6.24.070 A., the Council may remand the 

matter to the Planning Commission for further proceedings as the Council directs. The 
decision on whether to remand shall not be appealable.  Upon remand, the applicant shall 
be entitled to return of the appeal fee.  Appeal from a decision on remand shall be taken 
as any other appeal. 
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Chapter 8-6.40 
 

ENFORCEMENT 
 
8-6.40.010 Abatement and Penalty 
8-6.40.020 Buildings and Structures 
 
8-6.40.010  Abatement and Penalty 
 
Violation of any provision or amendment of this title is punishable upon conviction by a fine of 
not more than $100.00 for each day of violation.  Where the offense is a continuing offense, such 
fine may not exceed $1,000.00. 
 
8-6.40.020  Buildings and Structures 
 
In case a building, other structure, or land is or is proposed to be located, constructed, 
maintained, repaired, altered, or used in violation of this title, the building or land thus in 
violation shall constitute a nuisance and the City may, as an alternative to other remedies that are 
legally available for enforcing this title, institute injunction, mandamus, abatement, or other 
appropriate proceedings to prevent, enjoin temporarily or permanently, abate or remove the 
unlawful location, construction, maintenance, repair, alteration, or use. 
 
 
 
 
______________ 
kl.HD/ACT45a 
CDC AII/9 (4/23/01) 



CITY OF CASCADE LOCKS 
PLANNING COMMISSION 

PUBLIC HEARING 
 

COMMUNITY DEVELOPMENT CODE, 
 ARTICLE III AMENDMENTS 

 

Ordinance No. 467 proposes amendments to Article III Land Use Districts of the Cascade 
Locks Community Development Code. 

On May 8, 2025, at 6:00 PM, in the Council Chambers of the City of Cascade Locks, 140 SW 
WaNaPa Street, the Cascade Locks Planning Commission will hold a public hearing regarding a 
recommendation to the City Council on the potential adoption of Ordinance No. 467. 

The proposed amendment proposes: 

Deleting the existing Article III Land Use Districts of the Cascade Locks 
Community Development Code and replacing it with a new Article III that refines 
the allowed uses within the Downtown, Commercial, Commercial Residential, and 
Public Districts and amends the architectural design standards of the Downtown, 
Commercial, and Commercial Residential Districts. 

The hearing will be conducted in accordance with the rules of CDC Section 8-6.28. Written 
testimony on this proposed action may be submitted prior to, or at the public hearing. Oral 
testimony may be presented at the public hearing. At the public hearing, the Planning 
Commission will receive a staff presentation, and invite both oral and written testimony. The 
Planning Commission may continue the public hearing to another meeting to obtain additional 
information, leave the record open, or close the public hearing and act on the proposed 
amendments as provided by state law. Failure to raise and issue in person or by letter at some 
point prior to the close of the hearing, or failure to provide sufficient specificity to afford the 
decision maker an opportunity to respond to the issue, precludes an appeal to the Land Use 
Board of Appeals (LUBA) based on that issue. 

At least 10 days prior to the hearing, a copy of the proposed amendments and associated staff 
report will be available for inspection at the City Hall offices located at 140 SW WaNaPa Street.  
All documents will also be available for review on the City’s website under the 
Department/Planning and Zoning Tabs (www.cascade-locks.or.us). 

Following the hearing, the Planning Commission will make a recommendation to the City 
Council. The City Council will make a final decision regarding the Planning Commission 
recommendations following its own public hearing on June 10, 2025, at 7:05 PM in the City 
Council Chambers located at 140 SW WaNaPa Street. For further information, please contact 
Amanda Ferguson at afergus4@uoregon.edu.  

http://www.cascade-locks.or.us/
mailto:afergus4@uoregon.edu


         AGENDA ITEM NO: ______ 

 

CASCADE LOCKS STAFF REPORT 
Date Prepared: April 1, 2025 
 
For Planning Commission Meeting on: May 19th, 2025 
 
TO:   Chair and members of the Cascade Locks Planning Commission 
 
PREPARED BY:  Jordon Bennett, City Administrator 
 
SUBJECT: Adoption of revised Cascade Locks Development Code Article III Land Use Districts 
 
SYNOPSIS:  
 
In 2022, the City of Cascade Locks worked with consultants from the University of Oregon’s Institute for 
Policy Research and Engagement (IPRE) to develop a Strategic Plan for the City. 2023 Strategic Plan goals 
for Cascade Locks follow five categories or themes for action: Downtown Revitalization, Communication 
Enhancement, Code Improvements, Public Service, and Affordable Housing. Many of these goals focus on 
improving the downtown visually and functionally, making the city’s processes more “business friendly”, 
and updating the City of Cascade Locks Development Code to reflect current community priorities.  
 
In 2024, the City of Cascade Locks obtained a Technical Assistance Grant from the Department of Land 
Conservation and Development to hire a consultant to assist the City of Cascade Locks in 
implementing the key short-term goals of the Strategic Plan – development of a Downtown Plan 
and revision of related aspects of the Cascade Locks Development Code to be more business-
friendly. Cascade Locks contracted again with IPRE to develop this plan, which was completed in 
the winter of 2025. 
 
Major goals of the Downtown Revitalization Plan are: 1) to assess current assets, evaluate existing 
barriers to economic goals, present actionable recommendations to improve the downtown, 
including design code amendments, increased public parking options, recreational trail 
connections, signage improvements, and identifies funding options for key projects; 2) to develop 
draft language for updating or replacing the Cascade Locks Community Development Code that 
results in friendlier processes and procedures for developers, businesses, residents and City staff; 
and 3) to engage the community through open and transparent processes and significant resident 
involvement. 
 
IPRE staff, City staff, and the Downtown Revitalization Project Steering Committee have developed 
proposed amendments to the Cascade Locks Development Code to meet the goals and objectives of the 
Downtown Revitalization Plan. These amendments are primarily in Article III Land Use Districts.  
 
Specific amendments recommended by the Steering Committee within Article III target the following 
areas: 



8-6.70 Downtown Zone – simplification of purpose statement, modification of permitted and conditionally 
permitted uses, addition of Mobile Food Units as permitted use, clarification of dimensional standards, 
building height, and parking requirements, and new design standards that “create a mixed-use, pedestrian-
oriented corridor that preserves pedestrian scale, retains views of the mountains and the river, references 
regional architectural designs, and supports a vibrant, cohesive streetscape.” 
 
8-6.72 Commercial Zone – addition of Mobile Food Units as permitted use, replacement of design 
standards with similar standards proposed for Downtown Zone. 
 
8-6.76 Commercial/Residential Zone -- replacement of design standards with similar standards proposed 
for Downtown Zone. 
 
8-6.84 Light Industrial Zone – addition of Mobile Food Units as permitted use. 
 
8-6.92 Public Zone -- addition of Mobile Food Units as permitted use. 
 
CITY COUNCIL OPTIONS:  

• Rescind existing Article III Land Use Districts and REPLACE with revised Article III Land Use 
Districts as recommended by the Cascade Locks Downtown Revitalization Steering 
Committee and shown in the attached draft Ordinance. 

• Adopt parts of the proposed revisions, but not all. 
• Retain the existing Article III Land Use Districts. 

 
RECOMMENDED MOTION:  
Move to recommend City Council adopt the attached Ordinance amending the Community 
Development Code Article III Land Use Districts. 
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ORDINANCE NO.  467 
 
 

AN ORDINANCE AMENDING THE COMMUNITY DEVELOPMENT CODE 

ARTICLE III LAND USE DISTRICTS 

 

WHEREAS, the City’s Planning Commission held a Public Hearing on 
______________, on the issue of deleting the existing Article III Land Use 
Districts of the Cascade Locks Community Development Code and replacing it 
with a new Article III that refines the allowed uses within the Downtown, 
Commercial, Commercial Residential, and Public Districts and amends the 
architectural design standards of the Downtown, Commercial, and Commercial 
Residential Districts (Exhibit A); and 

WHEREAS, the City’s Planning Commission approved the draft language to 
amend the Community Development Code Article III and recommended adoption 
to the City Council; and 

WHEREAS, the City Council held a Public Hearing on the issue of adopting the 
Code amendment ordinance on ___________; and 

WHEREAS, the City Council makes the following findings in accordance with the 
criteria of CDC 8- 6.176.050: 

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

 
A. 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 Plan or 

Development Code provisions. 
D. Promote provision of adequate public facilities and services for the 

community. 
 

The following findings of fact are offered in support of the proposed 
amendments: 

 
A. Comply with the Statewide Planning Goals and related administrative 

rules. 
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FINDING: Of the Statewide Planning Goals only the following four are 
relevant to the proposed amendment: Goal 1 – Citizen Involvement; Goal 9 
– Economic Development; Goal 10 – Housing; and Goal 12 – Transportation. 
 
FINDING: Goal 1 – Public involvement is a required part of land use 
planning in Oregon. The proposed modifications to Article III are in 
compliance with this requirement, as they were made through an 
exhaustive community-driven process as part of the Cascade Locks 
Downtown Revitalization Plan project. This process included a steering 
committee appointed by the City of Cascade Locks City Council, extensive 
interviews with property owners and community groups, a community-
wide survey, several public open houses, a Downtown walking tour, and a 
website. As public involvement and consensus was integral to the 
development of this proposed modification to Article III, the proposed code 
amendment is in compliance with Goal 1. 
 
FINDING: Goal 9 – The purpose of Goal 9 planning is to make sure cities 
and counties have enough land available to realize economic growth and 
development opportunities. The proposed modifications to Article III are 
intended to implement the Cascade Locks Strategic Plan and the Cascade 
Locks Downtown Revitalization Plan, adopted in 2025. These modifications 
provide a wider range of potential service and retail uses within the 
Downtown District and allow for Mobile Food Carts within the Downtown, 
Commercial, Commercial Revival, and Public Districts, which will expand 
business opportunities within these districts. The modifications also create 
clear and objective standards for commercial and housing development 
within the Downtown, Commercial, and Commercial/Residential Districts, 
which will eliminate existing constraints to development caused by 
confusing and conflicting discretionary criteria. These changes to Article III 
are in compliance with Goal 9. 

 
FINDING: Goal 10 – Goal 10 requires communities to maintain an inventory 
of lands that can be used to meet the community’s needs for housing. This 
includes offering people a range of different places to live, different 
community densities to choose from, and options that do not overburden 
the financial resources of the group living there. The proposed 
modifications to Article III are primarily to those sections identified as part 
of the Commercial land inventory, rather than the housing land inventory. 
However, changes to the Downtown District permitted land use categories 
do allow greater options for mixed residential and commercial 
development, which will provide opportunities for new apartments within 
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the Downtown District. Through these modifications, this development 
code change meets the goals of Goal 10. 

 
FINDING: Goal 12 - Goal 12 requires cities, counties and the state to create 
a transportation system plan that takes into account all relevant modes of 
transportation: mass transit, air, water, rail, highway, bicycle and 
pedestrian. The resulting plan should support a variety of transportation 
modes so residents are not limited in the ways they can access the jobs, 
goods, or services available in different parts of their community. The 
proposed modifications to Article III Land Use Districts recognize the 
importance of the Transportation System Plan. Adequate provisions for 
access and internal circulation of vehicles are required to comply with this 
Plan and with Oregon Department of Transportation Access Management 
Standards for State Highways. Hence, the intent and requirements of Goal 
12 are met through the proposed amendment.  

   

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

 
The following Comprehensive Plan Goals and Policies are relevant to the 
proposed Code amendment: 
 
FINDING: The development of the proposed amendment followed an 
extensive community engagement plan, which complies with the 
Comprehensive Plan Citizen Involvement goal by improving the 
opportunity for citizens to actively participate in all phases of the planning 
process. 

 
FINDING: The proposed amendment complies with the Comprehensive Plan 
Jobs Creation goal by implementing the Economic Development Plan for 
the City of Cascade Locks. 
 
FINDING: The proposed amendment complies with the Comprehensive Plan 
Housing Opportunities Goal to provide adequate housing opportunities and 
Policy 1, “Encourage a variety of housing types and prices.” It also 
complies with Implementation Strategy 2, “Streamline ordinance 
procedures to make it easier to provide new housing.” 
 
FINDING: The proposed amendment complies with the Comprehensive Plan 
Commercial and Industrial Revitalization and Development Goal of 
promoting a “diversified city economy” and related Policies, including 
Policy 2, “provide sufficient quantities of appropriately located and zoned 
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land for new businesses in the community,” Policy 3, “Provide facilities, 
services, and amenities to promote tourism” and Policy 4, “Promote the 
downtown as the primary commercial and service center of the city.” 

 

C. Be internally consistent with related Comprehensive Plan or 
Development Code provisions. 

 
FINDING: The proposed language improves and makes more consistent the 
provisions of the Development Code by clarifying permitted and 
conditionally permitted uses within commercial districts and by providing 
clear and objective standards for new commercial and mixed use 
development in commercial districts that are in consistent with the goals of 
the Comprehensive Plan, Cascade Locks Strategic Plan, and Cascade Locks 
Community Development Code. 

 
D. Promote provision of adequate public facilities and services for the 

community. 
 

FINDING: The proposed language provides clear and objective standards 
for new commercial and mixed use development, which include the 
provision of adequate public facilities for these development types and 
allow for the provision of needed community services. 

 

 NOW THEREFORE: 

 
THE CITY OF CASCADE LOCKS, HOOD RIVER COUNTY, OREGON, ORDAINS 
AS FOLLOWS: 

  
SECTION 1.   Article III Land Use Districts is hereby rescinded in its entirety and 
replaced with the revised Article III as follows:   

 
ARTICLE III  

LAND USE DISTRICTS 
 

Chapter 8-6.44 
 

GENERAL PROVISIONS 
 

Sections 
 
8-6.44.010 Districts Generally 
8-6.44.020 Zoning Classification Districts 
8-6.44.030 Location of Districts on the City Zoning Map 
8-6.44.040 Zoning of Annexed Areas 
8-6.44.050 Additional Yard and Setback Requirements 
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8-6.44.060 Exceptions to Building Height Requirements   
 
8-6.44.010  Districts Generally 
 
All lands, tracts, and area within the corporate limits of the city area are included within one of the following 
described land use zoning districts.  The purpose of use, classification, and uses of each tract within the 
corporate limits of the city shall be limited to those applicable to the zoning classification district within 
which such tract or lands are situated.   
 
8-6.44.020  Zoning Classification Districts 
 
The city is divided into the following Comprehensive Plan designations and zoning classification districts:                 
  
 

Zoning District Abbreviated Designation 
 
Residential: 
 

Rural Residential (1 home/acre) RR 
Low Density Residential (2-5 homes/acre)             LDR 
Medium Density Residential (6-10 homes/acre) MDR 
High Density Residential (10-20+ homes/acre) HDR 
Mobile Home Park Residential MHR 
Downtown D 
 

Commercial: 
 

Commercial                              C 
Commercial Residential CR 
Resort Commercial  RC 
 

Industrial: 
 

Light Industrial LI 
Heavy Industrial HI 

 
Public: 
 

Public P 
Open Space OS 

 
 
 
8-6.44.030  Location of Districts on the City Zoning Map 
 
A. The boundaries for the districts listed in this chapter are indicated on the city zoning map which is 

adopted by reference.  The boundaries shall be modified in accordance with the provisions of this 
code. 

 
B. The boundaries, legends, symbols, notations, and references of each of the zoning classification 

districts as depicted on the city zoning map are adopted by reference. 
 
C. Unless otherwise specified, district and subdistrict boundaries are section lines, subdivision lines, 

lot lines, center lines of street or railroad rights-of-way, or the extension of such lines.   
 
8-6.44.040 Annexed Property 
 
A. Zoning 
 

1. Zoning regulations applicable to an area prior to annexation to the city shall continue to 
apply and shall be enforced by the City until a zone change for the area has been adopted by 
the City Council as provided in Chapter 8-6.176. 
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2. The city may also enter into zoning and land use agreements with owners of property prior 

to annexation, provided the proceedings follow all requirements of Chapters 8-6.172 and 8-
6.176. 

 
B. Recognition of Pre-Existing Permitted and Conditional Use Rights 
 

1. A pre-existing use on property which is annexed into the City and rezoned to a City zoning 
district shall be a permitted use when the pre-existing use was legally established in the 
County and it is listed as a permitted use in the applicable City zoning district. 

 
2. A pre-existing use on property which is annexed into the City and rezoned to a City zoning 

district shall be a conditional use when it is listed as a conditional use in the applicable City 
zoning district and: 

 
a. The pre-existing use was legally established in the County as a permitted or 

conditional use; and 
 
b. The pre-existing use complies with any applicable conditions of approval imposed 

by the County. 
 

3. Expansion or modification of a pre-existing permitted or conditional use shall be subject to the 
provisions of Sections 8-6.148.020 and .030 and 8-6.152.020 and .030. 

 
8-6.44.050  Additional Yard and Setback Requirements 
 
A. Substandard Street Right-of-Way 
 

Where a yard or setback abuts a street having insufficient right-of-way width, the minimum yard or 
setback requirement shall be increased by the amount of right-of-way, measured from the street 
centerline, necessary to meet applicable city, county, or state standards.  
 

B. Projections into Required Yards 
 

1. Cornices, eaves, belt courses, sills, canopies, fireplace chimneys, or similar architectural 
features may extend or project a maximum of 36 inches into a required yard provided the 
width of such yard is not reduced to less than 3 feet. 

 
2. Open porches, decks, or balconies not more than 30 inches in height and not covered by a 

roof or canopy may extend or project a maximum of 36 inches into a required yard area 
provided the yard area is not reduced to less than 3 feet.   
 

3. Porches, decks, or balconies that exceed 30 inches in height or are covered by a roof or 
canopy shall comply with the setback standards of the applicable zone. 

 
8-6.44.060  Exceptions to Building Height Requirements 
 
A. Projections 
 
 Projections attached to a building, such as chimneys, spires, domes, elevator shaft housings, towers, 

silos, aerials, flag poles, utility poles, and other similar structures not used for human occupancy, 
are not subject to the building height limitations of the applicable zone district. 

 
B. Height Restriction Which Continue to Apply 
 
 The applicable height requirements for the Airport Protection Overlay Zone (Chapter 8-6.132), 

Signs (Chapter 8-6.144), and Communication Facilities and Structures (Chapter 8-6.168) shall 
continue to apply to building projections in Section 8-6.44.060 A. 
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Chapter 8-6.48 
 

CODE INTERPRETATIONS 
 
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 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 of 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  Administration 
 
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 log shall have the same effect as an amendment 
to the use provisions of the applicable zone. 

 
B. Requests to approve applications for Code interpretation, including approvals of unlisted uses, shall 

be administered as a Planning Commission review in accordance with Article II, 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 permitted use or a conditional use; 
 
B. The use is consistent with the Comprehensive Plan; 
 
C. The use is consistent with the intent and purpose of the applicable zoning district; 
 
D. The use is similar to and of the same general type as the uses listed in the zoning district; 
 
E. The use has similar intensity, density, and off-site impacts as the uses listed in the zoning district; 

and 
 
F. 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. Interpretations shall not be contrary to the Code text or read requirements or 
exceptions into the Code that are not in the text. Where a term is not defined, the ordinary 
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. Legislative history. If after considering the text and context of the Code, the provision remains 

unclear, the Planning Commission shall refer to the legislative history of the Code if any exists 
to discern its purpose and intent. 
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4. Other relevant factors under applicable law. 

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

Chapter 8-6.70 
 

DOWNTOWN ZONE (D) 
 
Sections 
 
8-6.070.010 Purpose 
8-6.070.020 Permitted Uses 
8-6.070.030 Conditional Uses 
8-6.070.050 Dimensional Standards 
8-6.070.070 Height Limitation 
8-6.070.080 Landscape Requirements 
8-6.070.090 Access and Circulation 
8-6.070.100 Activities External to a Building 
8-6.070.110 Off-Street Parking and Loading 
8-6.070.120 Downtown Zone Design Standards 
 
 
8-6.70.010 Purpose 
The “D” zone is intended to encourage and guide development and the use of land within downtown 
Cascade Locks in a manner that strengthens the downtown core as the economic and cultural center of the 
City, that makes downtown an extraordinary place, and that provides the design standards and regulations 
necessary to guide new development. 
 
8-6.70.020 Permitted Uses 
 
A. Retail sales and service (conducted totally indoors); 
 

1. Sales-oriented; 
 
2. Personal service-oriented;  
 
3. Entertainment-oriented; and (see 8-6.146 for specific standards for Adult Entertainment 

Businesses); and 
 
4. Repair-oriented;  
 

B. Office; 
 
C. Hotel/Motel; 
 
D. Community services (without drive-throughs);  
 
E. Recreational facilities; 
 
F. Residential facility;  
 
G. Adult day care (Family Care);  
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H. Day Care Group Home (Family Care); 
 
I. Mixed Use Apartments (above, below, or behind 25’ deep ground floor commercial use) 
 
J. Dwelling, multi-family; 
 
K. Home occupations; 
 
M. Pedestrian Amenities;  
 
N. Informational kiosks and stands; 
 
O. Accessory buildings;  
 
P. Utilities (excepting cell towers); 
 
Q. Parking (municipal); and 
 
R. Mobile Food Units. 
 
8-6.70.030 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 
D district are as follows: 

 
 

A. Retail sales and service (conducted outdoors); 
 

1. Sales-oriented; 
 
2. Personal service-oriented; 
 
3. Entertainment-oriented;  
 
4. Retail sales and service; and 
 
5. Drive-through facilities. 

 
B. Quick vehicle servicing; 
 
C. Assembly or light manufacturing uses; 
 
D. Recreational vehicle campground; 
 
E. Religious assembly;  
 
F. Hospital, assisted living facility; 
 
G. Public facilities;  
 
H. Parks and open space; and 
 
I. Community services (with drive-throughs). 
 
8-6.070.050 Dimensional Standards 
A. Lot Area, Lot Width, and Lot Depth. No minimum requirement.  



 

Ordinance No. ______  Page 10 of 34 

 

B. Setbacks.  
1. Minimum Setbacks:  

a. Against Residential Zones: A minimum 15-foot setback is required along a 
property line that abuts any Residential Zone.  

b. Along Street Frontages: 100% of the building shall be built to the adjacent street 
frontage(s) (right-of-way or back of sidewalk). 
1. The street setback may be increased to a maximum of 10 feet through 

Design Review when pedestrian amenities are provided between a primary 
building entrance and the street right-of-way. The setback area shall be used 
exclusively for street furniture, outdoor dining areas, sidewalk to the front 
door, or landscaping.  

2.  25% of the building frontage may be stepped back further from the right-
of-way to allow for outdoor dining or pedestrian amenities. 

3. For a property with multiple buildings, at least 25% of the aggregate 
building frontage shall be at the street right-of-way (zero (0) feet). 

 
Figure 1: Illustration of 8-6.070.050.B.1.b 

 
C. Commercial buildings between 25,000 square feet and 50,000 square feet. No new buildings shall 

exceed a combined contiguous length of three hundred (300) feet; nor shall any one building 
exceed a footprint of 50,000 square feet.  

8-6.070.070 Height Limitation 
A. The maximum height of a structure shall be 35 feet.  
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8-6.070.080 Landscaping Requirements 
A. A minimum of five percent of the lot area shall be landscaped in accordance with Chapter 8-6.104.  
8-6.070.090 Access and Circulation 
A. Adequate provisions for access and internal circulation of vehicles shall be provided for all uses 

allowed in the Downtown Zone in accordance with the requirements of this code and in 
compliance of ODOT Access Management Standards for State Highways. 

8-6.070.100 Activities External to a Building 
A. External Storage of Merchandise - The external storage of merchandise and/or materials, directly 

or indirectly related to a business, is hereby prohibited within the Downtown Zone.  
B. Outdoor Seasonal Displays and Sales of Merchandise - Outdoor seasonal displays and sales of 

merchandise are permitted during business hours only and shall not exceed ten percent of the total 
retail sales area.  

C. Outdoor Dining Areas – Outdoor dining areas are permitted providing all applicable Fire and 
Building Codes are met, and all OLCC regulations are met. Amplified music shall be limited to 
12:00 PM to 10:00 PM..  

D. Pedestrian Walkways – A minimum 60-inch wide pedestrian walkway will be maintained along 
any sidewalk or internal walkway. This area shall be free from any impediments to walking or use 
of a wheelchair and allow for the free movement of pedestrian traffic. 

8.6.070.110 Off-Street Parking and Loading 
A. The minimum off-street parking requirement for all uses in the Downtown zone is one space per 

1000 square feet of net floor area (the actual occupied areas of a floor, excluding accessory 
unoccupied areas such as stairs, elevators, storage rooms, HVAC shafts, and mechanical rooms). 
Required parking may be provided on-site, in on-street parking spaces abutting the subject use, 
and/or on another site within the Downtown zone if the City finds that the substitute parking 
reasonably satisfies the parking requirements of this section. All required parking shall conform to 
the parking dimensional standards of Chapter 8-6.108. 

B. 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  
A. Design Purpose and Intent: The purpose and intent of the Downtown Zone Design Standards is to 

create a mixed-use, pedestrian-oriented corridor that preserves pedestrian scale, retains views of 
the mountains and the river, references regional architectural designs, and supports a vibrant, 
cohesive streetscape. 

B. Applicability: 
1. All new development and major remodels shall be subject to these design standards, which 

are applied through City Administrator level Site Plan Review or Planning Commission 
level Design Review (8-6.148).  

2. Existing buildings within the Downtown zone shall be altered by exterior alterations, 
additions, painting or other means in a manner consistent with these design standards. 
Exterior alterations, additions, or remodels of existing buildings shall be subject to the 
provisions of the Site Plan and Design Review Chapter (8-6.148).  

3. Minor repairs (i.e., replacement of small portions of siding, window or door repair, wood 
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post replacement, roof repair, repainting) may be made with like materials without Site 
Plan and/or Design Review.   

C.  Architectural Standards: 
The design of all buildings on a site shall support a safe and attractive pedestrian environment. 
These standards are met when the City Administrator finds that all of the criteria in 1-10, below, 
are met. Alternatively, the Planning Commission may approve a different design upon finding that 
the design contains an equally good or superior way of achieving the above standard. 
1. Entrances. 

a. At least one building entrance shall face each street frontage(s). For corner lots, 
corner entrances may count as an entrance for either, but not both, frontages. 

b. Primary building entrances shall open directly to the outside and, if not abutting a 
street, shall have walkways connecting them to the street sidewalk.  

c. Every building shall have at least one primary entrance that does not require 
passage through a parking lot or garage to gain access. 

d. Buildings located at the intersection of two streets shall have a corner entrance to 
the building within 15’ of the corner, or otherwise have detailing such as a canopy, 
porch, or other building feature that expresses the corner location. 

 

 
Figure 2: Illustration of 8-6.070.120.C.1 

 
 
2. Articulation. 

Street-facing facades shall be varied and articulated to provide visual interest to 
pedestrians. Variations in facades, floor levels, architectural features, and exterior finishes 
shall create the appearance of several small buildings. 
This criterion is met when an elevation contains at least 1 of the following features for 
every 20 feet of building (horizontal length): 
a.     Windows; 
b.     Primary entrances; 
c.     Weather protection (awnings, canopies, arbors), sheltering roofs; 
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d.     Building offsets; 
e.     Horizontal articulation such as projections and recesses; 
f.     Vertical articulation such as changes in roof lines and stepped parapet; 
g.     Elevated terraces, balconies; 
h.     Use of masonry elements to create depth; 
i.     And/or similar features. 

 
Figure 3: Illustration of 8-6.070.120.C.2 

 
3. Weather Protection. 

a. 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.  

b. If the building abuts the WaNaPa right-of-way, the weather protection feature may 
be extended over the sidewalk with appropriate easements or agreements with the 
City to allow placement within the right-of-way. 

c. 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.  

d. 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.  
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Figure 4: Illustration of 8-6.070.120.C.3 

 
4. Ground Floor Windows. 

a. All new buildings shall provide ground floor windows along at least 50% of the 
building’s (ground floor) street-facing elevation(s) that allow views of the interior 
activity or display areas. 

b. Ground floor windows are also required on facades facing any 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. Reflective glass and painted or darkly 
tinted glass shall not be used. 

c. The bottom of windows shall be 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. 

5. Building Materials and Colors. 
a. Where masonry 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. 

b. Wood siding must be bevel, shingle siding, or channel siding and must not be 
applied in a diagonal or herringbone pattern. T1-11 and vinyl siding are not 
permitted. 

c. Colors for exterior building finishes shall be earth tone or dark earth tones, as 
shown in the Recommended Colors List for the Colombia River Gorge Scenic Area 
(“Building in the Scenic Area: Scenic Resources Implementation Handbook”). 
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. Murals are exempt 
from this color palette. 

6. Roof Materials. 
a. Visible sloped roofs must be dark gray, black, or dark brown.  
b. Visible roof materials must be wood or architectural grade composition shingle or 

sheet metal with standing or batten seam. 
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7. Parking Lots. 
a. 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 
intersecting streets.  

b. Off-street parking, driveways, and other vehicle areas shall not be placed between 
buildings and the street(s) to which they are oriented. 

c. Preferred vehicular accesses are on secondary streets and/or shared with adjacent 
uses. Shared accesses, as few accesses as possible, primary access off of WaNaPa if 
possible. 

 
 

 
Figure 5: Illustration of 8-6.070.120.C.7 

 
8. Lighting. 

a. All building entrances and exits must be well lit. The minimum lighting level for 
building entries and exits is four-foot candles and the source light must be shielded 
to reduce glare. 

b. All lighting shall be directed downwards and shall not shine into the sky. 
9. Trash and Recycling Storage. 
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a. All trash collection areas must be located within the structure, or behind the 
building in an enclosure. 

10. Signage. All standards of Chapter 8-6.144 of this Code shall apply in the D zone except for 
the following standards: 
a. Allowed sign types: monument signs (no more than 6’ in height), wall signs, 

projecting (blade) signs (min. 8’ above pedestrian walkways), awning and canopy 
signs, and back-lit or front-lit signs. 

b. Prohibited sign types: Freestanding pole signs, internally illuminated (box) signs, 
strobe lights. 

c. Temporary portable signs: Commercial businesses may have one temporary 
portable sandwich board (A-frame) sign per business or in the public right-of-way 
adjoining the lot provided the sign area does not exceed 15 square feet total, is only 
in view of the public when the business is open (e.g. taken in at night), and is 
located out of the ADA pedestrian corridor, away from fire exits or hydrants, and 
out of any vision clearance area. 

 

Chapter 8-6.72 
 

COMMERCIAL ZONE (C) 
 
Sections 
 
8-6.72.010 Purpose 
8-6.72.020 Permitted Uses 
8-6.72.030 Conditional Uses 
8-6.72.040 Dimensional Requirements 
 
8-6.72.010  Purpose 
 
The purpose of the C zone is to provide a mix of retail, service, and business needs for the community. 
 
8-6.72.020  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 used under the provisions of 
Chapter 8-6.48, Unlisted Use.  Permitted uses in the C district are as follows: 
 
A. Retail sales and service (conducted totally indoors); 
 

1. Sales-oriented; 
 
2. Personal service-oriented;  
 
3. Entertainment-oriented; and (see 8-6.146 for specific standards for Adult Entertainment 

Businesses); and 
 
4. Repair-oriented;  
 

B. Office; 
 
C. Motel; 
 
D. Community services;  
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E. Religious assembly;  
 
F. Residential facility;  
 
G. Adult day care (Family Care);  
 
H. Day Care Group Home (Family Care); 
 
I. Dwelling, single family only in conjunction with another use on the same lot which is allowed in 

Sections 8-6.72.020 or 8-6.72.030; 
 
J. Dwelling, multi-family; 
 
K. Accessory buildings; 
 
L. Home occupations; and 
 
M. Mobile Food Units. 
 
 
8-6.72.030  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 
C district are as follows: 

 
A. Retail sales and service (conducted outdoors); 
 

1. Sales-oriented; 
 
2. Personal service-oriented; 
 
3. Entertainment-oriented;  
 
4. Retail sales and service; and 
 
5. Drive-through facilities. 

 
B. Quick vehicle servicing; 
 
C. Assembly or limited manufacturing uses including artisan foundries, meaning foundries used to cast 

sculpture. 
 
D. Recreational vehicle campground; 
 
E. Hospital; 
 
F. Utilities; 
 
G. Public facilities; and  
 
H. Parks and open space. 
 
8-6.72.040  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 C district area as follows: 
 
A. There is no minimum lot size, except that multi-family dwellings shall have a minimum of 1,000 

square feet of land area per unit. 
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B. There is no minimum lot width or lot depth requirement.  
 
C. The minimum setback requirements shall be as follows: 

 
1. No required front yard setback; 
 
2. No required side yard setback, except when abutting 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.   
 

D. No building shall exceed a height of 35 feet. 
 
E. The maximum height and size and minimum setbacks for accessory structures shall comply with 

the provisions of Chapter 8-6.164, Accessory Structure. 
 
F. There are no maximum coverage requirements for buildings and impervious surfaces, however, 

landscaping provisions of this title shall apply. 
 
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. Applicability: 

1. All new development and major remodels shall be subject to these design standards, which 
are applied through City Administrator level Site Plan Review or Planning Commission 
level Design Review (8-6.148).  

2. Existing buildings within the Commercial zone shall be altered by exterior alterations, 
additions, painting or other means in a manner consistent with these design standards. 
Exterior alterations, additions, or remodels of existing buildings shall be subject to the 
provisions of the Site Plan and Design Review Chapter (8-6.148).  

3.  Minor repairs (i.e., replacement of small portions of siding, window or door repair, wood 
post replacement, roof repair, repainting) may be made with like materials without Site 
Plan and/or Design Review.  

B. The following standards shall be used for reviewing proposed site and building designs: 
The design of all buildings on a site shall support a safe and attractive pedestrian environment. 
These standards are met when the City Administrator finds that all of the criteria in 1-10, below, 
are met. Alternatively, the Planning Commission may approve a different design upon finding that 
the design contains an equally good or superior way of achieving the above standard. 
1. Entrances. 

a. At least one building entrance shall face each street frontage(s). For corner lots, 
corner entrances may count as an entrance for either, but not both, frontages. 

b. Primary building entrances shall open directly to the outside and, if not abutting a 
street, shall have walkways connecting them to the street sidewalk.  

c. Every building shall have at least one primary entrance that does not require 
passage through a parking lot or garage to gain access. 
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d. Buildings located at the intersection of two streets shall have a corner entrance to 
the building within 15’ of the corner, or otherwise have detailing such as a canopy, 
porch, or other building feature that expresses the corner location. 

2. Articulation. 
Street-facing facades shall be varied and articulated to provide visual interest to 
pedestrians. Variations in facades, floor levels, architectural features, and exterior finishes 
shall create the appearance of several small buildings. 
This criterion is met when an elevation contains at least 1 of the following features for 
every 20 feet of building (horizontal length): 
a.     Windows; 
b.     Primary entrances; 
c.     Weather protection (awnings, canopies, arbors), sheltering roofs; 
d.     Building offsets; 
e.     Horizontal articulation such as projections and recesses; 
f.     Vertical articulation such as changes in roof lines and stepped parapet; 
g.     Elevated terraces, balconies; 
h.     Use of masonry elements to create depth; 
i.     And/or similar features. 

3. Weather Protection. 
a. 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.  

b. If the building abuts the WaNaPa right-of-way, the weather protection feature may 
be extended over the sidewalk with appropriate easements or agreements with the 
City to allow placement within the right-of-way. 

c. 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.  

d. 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.  

4. Ground Floor Windows. 
a. All new buildings shall provide ground floor windows along at least 50% of the 

building’s (ground floor) street-facing elevation(s) that allow views of the interior 
activity or display areas. 

b. Ground floor windows are also required on facades facing any 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. Reflective glass and painted or darkly 
tinted glass shall not be used. 
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c. The bottom of windows shall be 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. 

5. Building Materials and Colors. 
a. Where masonry 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. 

b. Wood siding must be bevel, shingle siding, or channel siding and must not be 
applied in a diagonal or herringbone pattern. T1-11 and vinyl siding are not 
permitted. 

c. Colors for exterior building finishes shall be earth tone or dark earth tones, as 
shown in the Recommended Colors List for the Colombia River Gorge Scenic Area 
(“Building in the Scenic Area: Scenic Resources Implementation Handbook”). 
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. Murals are exempt 
from this color palette. 

6. Roof Materials. 
a. Visible sloped roofs must be dark gray, black, or dark brown.  
b. Visible roof materials must be wood or architectural grade composition shingle or 

sheet metal with standing or batten seam. 
7. Parking Lots. 

a. 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 
intersecting streets.  

b. Off-street parking, driveways, and other vehicle areas shall not be placed between 
buildings and the street(s) to which they are oriented. 

c. Preferred vehicular accesses are on secondary streets and/or shared with adjacent 
uses.  

8. Lighting. 
a. All building entrances and exits must be well lit. The minimum lighting level for 

building entries and exits is four-foot candles and the source light must be shielded 
to reduce glare. 

b. All lighting shall be directed downwards and shall not shine into the sky. 
9. Trash and Recycling Storage. 

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

10. Signage. All standards of Chapter 8-6.144 of this Code shall apply in the C zone except for 
the following standards: 
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a. Allowed sign types: monument signs (no more than 6’ in height), wall signs, 
projecting (blade) signs (min. 8’ above pedestrian walkways), awning and canopy 
signs, and back-lit or front-lit signs. 

b. Prohibited sign types: Freestanding pole signs, internally illuminated (box) signs, 
strobe lights. 

c. Temporary portable signs: Commercial businesses may have one temporary 
portable sandwich board (A-frame) sign per business or in the public right-of-way 
adjoining the lot provided the sign area does not exceed 15 square feet total, is only 
in view of the public when the business is open (e.g. taken in at night), and is 
located out of the ADA pedestrian corridor, away from fire exits or hydrants, and 
out of any vision clearance area. 

 
 

Chapter 8-6.76 
 

COMMERCIAL/RESIDENTIAL ZONE (CR) 
 
Sections 
 
8-6.76.010 Purpose 
8-6.76.020 Permitted Uses 
8-6.76.030 Conditional Uses 
8-6.76.040 Dimensional Requirements 
 
8-6.76.010  Purpose 
 
The purpose of the CR zone is to provide a mix of retail, service, business, and residential needs for the 
community. 
 
8-6.76.020  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.  Permitted uses in the CR district are as follows: 
 
A. Retail sales and service (conducted totally indoors); 
 

1. Sales-oriented; 
 
2. Personal service-oriented;  
 
3. Entertainment-oriented; and 
 
4. Repair-oriented;  
 

B. Office; 
 
C. Hotel/Motel; 
 
D. Community services;  
 
E. Religious assembly;  
 
F. Residential facility;  
 
G. Residential home; 
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H. Family day care (Family Care); 
 
I. Adult day care (Family Care); 
 
J. Day care group home (Family Care); 
 
K. Accessory buildings; and 
 
I. All residential uses permitted in the HDR district (Chapter 8-6.64). 
 
 
8-6.76.030  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 
CR district are as follows: 

 
A. Retail sales and service (conducted outdoors); 

 
1. Sales-oriented; 
 
2. Personal service-oriented; 

 
3. Drive-through facilities; and  
 
4. Entertainment-oriented; 
 

B. Quick vehicle servicing; 
 
C. Hospital; 
 
D. Utilities; 
 
E. Public facilities; and  
 
F. Parks and open space. 
 
8-6.76.035  Prohibited Uses 
 
A. Adult Entertainment Businesses 
 
8-6.76.040  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 CR district area as follows: 
 
A. There is no minimum lot size, except that residential uses shall satisfy lot area standards of the HDR 

zone. 
 
B. There is no minimum lot width or lot depth requirement.  
 
C. The minimum setback requirements shall be as follows: 
 

1. No required front yard setback; 
 
2. No required side yard setback, except when abutting a residential zone, a side yard of 5 feet 

for a residential use or 10 feet for a non-residential use shall be required; and 
 
3. No required rear yard setback, except when abutting a residential zone, a rear yard setback 

of 15 feet for a residential use or 20 feet for a non-residential use shall be required. 
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D. No building shall exceed a height of 35 feet. 
 
E. The maximum height and size and minimum setbacks for accessory structures shall comply with 

the provisions of Chapter 8-6.164, Accessory Structure. 
 
F. The maximum coverage of buildings and impervious surfaces shall not exceed 85 percent of the 

total lot area. 
 
8-6.76.050 Design Standards 
 
For all property within the CR 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. Applicability: 

1. All new development and major remodels shall be subject to these design standards, which 
are applied through City Administrator level Site Plan Review or Planning Commission 
level Design Review (8-6.148).  

2. Existing buildings within the Downtown zone shall be altered by exterior alterations, 
additions, painting or other means in a manner consistent with these design standards. 
Exterior alterations, additions, or remodels of existing buildings shall be subject to the 
provisions of the Site Plan and Design Review Chapter (8-6.148).  

3. Minor repairs (i.e., replacement of small portions of siding, window or door repair, wood 
post replacement, roof repair, repainting) may be made with like materials without Site 
Plan and/or Design Review.   

B. Architectural Standards: 
The design of all buildings on a site shall support a safe and attractive pedestrian environment. 
These standards are met when the City Administrator finds that all of the criteria in 1-10, below, 
are met. Alternatively, the Planning Commission may approve a different design upon finding that 
the design contains an equally good or superior way of achieving the above standard. 
1. Entrances. 

a. At least one building entrance shall face each street frontage(s). For corner lots, 
corner entrances may count as an entrance for either, but not both, frontages. 

b. Primary building entrances shall open directly to the outside and, if not abutting a 
street, shall have walkways connecting them to the street sidewalk.  

c. Every building shall have at least one primary entrance that does not require 
passage through a parking lot or garage to gain access. 

d. Buildings located at the intersection of two streets shall have a corner entrance to 
the building within 15’ of the corner, or otherwise have detailing such as a canopy, 
porch, or other building feature that expresses the corner location. 

2. Articulation. 
Street-facing facades shall be varied and articulated to provide visual interest to 
pedestrians. Variations in facades, floor levels, architectural features, and exterior finishes 
shall create the appearance of several small buildings. 
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This criterion is met when an elevation contains at least 1 of the following features for 
every 20 feet of building (horizontal length): 
a.     Windows; 
b.     Primary entrances; 
c.     Weather protection (awnings, canopies, arbors), sheltering roofs; 
d.     Building offsets; 
e.     Horizontal articulation such as projections and recesses; 
f.     Vertical articulation such as changes in roof lines and stepped parapet; 
g.     Elevated terraces, balconies; 
h.     Use of masonry elements to create depth; 
i.     And/or similar features. 

3. Weather Protection. 
a. 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.  

b. If the building abuts the WaNaPa right-of-way, the weather protection feature may 
be extended over the sidewalk with appropriate easements or agreements with the 
City to allow placement within the right-of-way. 

c. 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.  

d. 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.  

4. Ground Floor Windows. 
a. All new buildings shall provide ground floor windows along at least 50% of the 

building’s (ground floor) street-facing elevation(s) that allow views of the interior 
activity or display areas. 

b. Ground floor windows are also required on facades facing any 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. Reflective glass and painted or darkly 
tinted glass shall not be used. 

c. The bottom of windows shall be 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. 

5. Building Materials and Colors. 
a. Where masonry is used for exterior finish, decorative patterns must be 

incorporated. Examples of these decorative patterns include multicolored masonry 
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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. 

b. Wood siding must be bevel, shingle siding, or channel siding and must not be 
applied in a diagonal or herringbone pattern. T1-11 and vinyl siding are not 
permitted. 

c. Colors for exterior building finishes shall be earth tone or dark earth tones, as 
shown in the Recommended Colors List for the Colombia River Gorge Scenic Area 
(“Building in the Scenic Area: Scenic Resources Implementation Handbook”). 
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. Murals are exempt 
from this color palette. 

6. Roof Materials. 
a. Visible sloped roofs must be dark gray, black, or dark brown.  
b. Visible roof materials must be wood or architectural grade composition shingle or 

sheet metal with standing or batten seam. 
7. Parking Lots. 

a. 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 
intersecting streets.  

b. Off-street parking, driveways, and other vehicle areas shall not be placed between 
buildings and the street(s) to which they are oriented. 

c. Preferred vehicular accesses are on secondary streets and/or shared with adjacent 
uses. Shared accesses, as few accesses as possible, primary access off of WaNaPa if 
possible. 

 
8. Lighting. 

a. All building entrances and exits must be well lit. The minimum lighting level for 
building entries and exits is four-foot candles and the source light must be shielded 
to reduce glare. 

b. All lighting shall be directed downwards and shall not shine into the sky. 
9. Trash and Recycling Storage. 

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

10. Signage. All standards of Chapter 8-6.144 of this Code shall apply in the D zone except for 
the following standards: 
a. Allowed sign types: monument signs (no more than 6’ in height), wall signs, projecting 

(blade) signs (min. 8’ above pedestrian walkways), awning and canopy signs, and 
back-lit or front-lit signs. 

b. Prohibited sign types: Freestanding pole signs, internally illuminated (box) signs, 
strobe lights. 
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c. Temporary portable signs: Commercial businesses may have one temporary portable 
sandwich board (A-frame) sign per business or in the public right-of-way adjoining the 
lot provided the sign area does not exceed 15 square feet total, is only in view of the 
public when the business is open (e.g. taken in at night), and is located out of the ADA 
pedestrian corridor, away from fire exits or hydrants, and out of any vision clearance 
area. 

 
Chapter 8-6.80 

 
RESORT COMMERCIAL ZONE (RC) 

 
Sections 
 
8-6.80.010 Purpose 
8-6.80.020 Permitted 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  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.  Permitted uses in the RC district 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 industrial uses; 
 
D. Residential home; 
 
E. Family day care (Family Care); 
 
F. Day care group home (Family Care); 
 
G. Adult day care (Family Care); 
 
H. Commercial retail sales and service (conducted indoors or outdoors); 
 

1. Sales-oriented; 
 
2. Personal service-oriented;  
 
3. Entertainment-oriented; 
 
4. Repair-oriented; 
 

I. Motel, hotel, or similar lodging facilities; 
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J. Marina, boat launches, boathouses, water accesses, and water related commercial uses; 
 
K. Boat and houseboat moorage;  
 
L. Accessory buildings to any allowed use; 
 
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; 
 

O. Conference center and meeting facilities; 
 

P. Offices; 
 

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

R. Public facilities, including park, library, 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; 
 

U. Light manufacturing, 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 full 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, pedestrian and recreation amenities, including seating areas, viewing areas; 
 

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

AB.      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: 

 
A. Quick vehicle servicing; 
 
B. Recreational vehicle campgrounds; 
 
C. Utilities; 
 
D. Public facilities; 
 
E. Parks and open space; and 
 
G. Surface mining (Government Rock peninsula only). 
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8-6.80.035  Prohibited Uses 
 
A. Adult Entertainment Businesses 
 
8-6.80.040  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 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. 
 

B. There is no minimum lot size for nonresidential uses. 
 
C. There is no minimum lot width or lot depth requirement.  
 
D. The minimum setback requirements shall be as follows: 
 

1. No required front yard setback; 
 
2. No required side yard setback, except when abutting 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.   
 

E. No building shall exceed a height of 45 feet. 
 

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

 
F. The maximum coverage of buildings and impervious surfaces shall not exceed 85 percent of the 

total lot area. 
 
 
 

Chapter 8-6.84 
 

LIGHT INDUSTRIAL ZONE (LI) 
 
Sections 
 
8-6.84.010 Purpose 
8-6.84.020 Permitted Uses 
8-6.84.030 Conditional Uses 
8-6.84.040 Dimensional Requirements 
 
8-6.84.010  Purpose 

 
The purpose of the LI zone is to provide a mix of industrial and commercial services and employment 
opportunities for the community. 
 
8-6.84.020  Permitted Uses 
 
A permitted use is a use which is allowed outright, but is subject to all applicable provisions of this title.  If 
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a use is not listed as a permitted use, it may be held to be a similar unlisted used under the provisions of 
Chapter 8-6.48, Unlisted Use.  Permitted uses in the LI district are as follows: 
 
A. Dwelling, one unit per lot for a caretaker;  
 
B. Manufacturing and production; 
 
E. Wholesale sales; 
 
F. Industrial services, light; 
 
G. Accessory buildings; 
 
H. Community services; 
 
I. Retail sales and service (conducted indoors or outdoors):   
 

1. Personal service-oriented, excluding drive-through facilities;  
 
2. Entertainment oriented, excluding drive-through facilities; 
 
3. Repair-oriented; 
 
4. Vehicle sales/rental and repair; 
 

J. Office; 
 
K. Community services;  
 
L. Religious assembly;  
 
M. Day care group home (Family Care); 
 
N. Adult day care (Family Care); and 
 
O. Accessory buildings;  
 
P. Parking Lots; and 
 
Q. Mobile Food Units. 
 
8-6.84.030  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 
LI district are as follows: 

 
A. Utilities; 
 
B. Public facilities; 
 
C. Parks and open space; 
 
D. Retail sales and service:   
 

1. Personal service-oriented, including drive-through facilities; 
 
2. Entertainment-oriented, including drive-through facilities; 
 

E. Quick vehicle servicing; and 
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F. Hospital. 
 
8-6.84.040  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 LI district area as follows: 
 
A. There is no minimum lot size. 
 
B. There is no minimum lot width or lot depth requirement.  
 
C. The minimum setback requirements shall be as follows: 
 

1. Front yard setback of 10 feet; 
 
2. No required side yard setback, except when abutting a residential zone, a side yard of 20 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.   
 

D. No building shall exceed a height of 45 feet. 
 
E. The maximum height and size and minimum setbacks for accessory structures shall comply with 

the provisions of Chapter 8-6.164, Accessory Structure. 
 
F. The maximum coverage of buildings and impervious surfaces shall not exceed 85 percent of the 

total lot area. 
 
 

Chapter 8-6.88 
 

HEAVY INDUSTRIAL ZONE (HI) 
 
Sections 
 
8-6.88.010 Purpose 
8-6.88.020 Permitted Uses 
8-6.88.030 Conditional Uses 
8-6.88.040 Dimensional Requirements 
 
8-6.88.010  Purpose 

 
The purpose of the HI zone is to provide industrial employment opportunities for the community. 
 
8-6.88.020  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 used under the provisions of 
Chapter 8-6.48, Unlisted Use.  Permitted uses in the HI district are as follows: 

 
A. Dwelling, one unit per lot for a caretaker;  
 
B. Manufacturing and production; 
 
C. Wholesale sales; 
 
D. Industrial services, light; 
 
E. Accessory buildings; and 
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F. Community services. 
 
8-6.88.030  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 
HI district are as follows: 
 
A. Surface mining; 
 
B. Industrial services, heavy;  
 
C. Utilities; 
 
D. Public facilities; and  
 
E. Parks and open space. 

 
8-6.88.040  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 HI district area as follows: 

 
A. There is no minimum lot size. 
 
B. There is no minimum lot width or lot depth requirement.  
 
C. The minimum setback requirements shall be as follows: 
 

1. Front yard setback of 10 feet; 
 
2. No required side yard setback, except when abutting a residential zone, a side yard of 20 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.   
 

D. No building shall exceed a height of 45 feet. 
 
E. The maximum height and size and minimum setbacks for accessory structures shall comply with 

the provisions of Chapter 8-6.164, Accessory Structure. 
 
F. The maximum coverage of buildings and impervious surfaces shall not exceed 90 percent of the 

total lot area. 
 
 

Chapter 8-6.92 
 

PUBLIC ZONE (P) 
 
Sections 
 
8-6.92.010 Purpose 
8-6.92.020 Permitted Uses 
8-6.92.030 Conditional Uses 
8-6.92.040 Dimensional Requirements 
 
8-6.92.010  Purpose 
 
The purpose of the P zone is to provide land for community and recreation facilities to be used by city 
residents and visitors.  The zone implements the Comprehensive Plan policies and regulations that are 
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intended to create, maintain, and promote these activities. 
 
8-6.92.020  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.  Permitted uses in the P zone are: 
 
A. Community services; 
 
B. Schools; and 
 
C. Accessory structures. 
 
8-6.92.030  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 
P district are: 
 
A. Retail sales and service (conducted indoors or outdoors):   

1. Personal service-oriented, excluding drive-through facilities;  
2. Entertainment oriented, excluding drive-through facilities; 
3. Recreational vehicle campgrounds; 

B. Parks and open space; 
C. Marinas; 
D. Utilities;  
E. Public facilities; and 
F. Mobile Food Units. 
 
8-6.92.040  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 P district are as follows: 

 
A. There is no minimum lot size. 
 
B. There is no minimum lot width or lot depth requirement.  
 
C. The minimum setback requirements shall be as follows: 
 

1. Front yard setback of 10 feet; 
 
2. No required side yard setback, except when abutting 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 10 feet shall be required.   
 

D. No building shall exceed a height of 35 feet. 
 
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 85 percent of the 
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total lot area.  
 
 

Chapter 8-6.96 
 

OPEN SPACE (OS) 
 
Sections 
 
8-6.96.010 Purpose 
8-6.96.020 Permitted Uses 
8-6.96.030 Conditional Uses 
8-6.96.040 Dimensional Requirements 
 
8-6.96.010  Purpose 
 
The purpose of the OS zone is to provide land for open space and recreational purposes for the residents of 
the city.  The zone implements the Comprehensive Plan policies and regulations that are intended to create, 
maintain, and promote these activities. 
 
8-6.96.020  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.  Permitted uses in the OS zone are: 
 
A. Parks and open space; and 
 
B. Accessory structures. 
 
8-6.96.030  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 
OS district are: 

 
 A. Public facilities. 
 
8-6.96.040  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 OS district are as follows: 

 
A. There is no minimum lot size. 
 
B. There is no minimum lot width or lot depth requirement.  
 
C. The minimum setback requirements shall be as follows: 
 

1. Front yard setback of 10 feet; 
 
2. No required side yard setback, except when abutting 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 10 feet shall be required.   
 

D. No building shall exceed a height of 35 feet. 
 
E. The maximum height and size and minimum setbacks for accessory structures shall comply with 

the provisions of Chapter 8-6.164, Accessory Structures. 
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F. The maximum coverage of buildings and impervious surfaces shall not exceed 75 percent of the 

total lot area.  
 
 SECTION 7.   Separability.  Should any section, subsection, paragraph, sentence, clause or 
phrase of this ordinance be declared invalid, such declaration shall not affect the validity of any other 
section, subsection, paragraph, sentence, clause, or phrase; and if this ordinance, or any portion 
thereof, should be held to be invalid on one ground but valid on another, it shall be construed that the 
valid ground is the one upon which said ordinance, or such portion thereof, was enacted. 

 SECTION 8.   Effective Date.  This ordinance shall become effective (thirty) 30 days after 
adoption by the City Council and approval by the Mayor. 

 

 ADOPTED by the City Council this ___ day of _______, 2025. 

 APPROVED by the Mayor this ___ day of ________, 2025. 
 
 
 
       _______________________________________ 
       Mayor 
 
ATTEST: 
 
 
____________________________________ 
City Recorder 
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 ARTICLE III  
LAND USE DISTRICTS 

 
Chapter 8-6.44 

 
GENERAL PROVISIONS 

 
Sections 
 
8-6.44.010 Districts Generally 
8-6.44.020 Zoning Classification Districts 
8-6.44.030 Location of Districts on the City Zoning Map 
8-6.44.040 Zoning of Annexed Areas 
8-6.44.050 Additional Yard and Setback Requirements 
8-6.44.060 Exceptions to Building Height Requirements   
 
8-6.44.010  Districts Generally 
 
All lands, tracts, and area within the corporate limits of the city area are included within one of the 
following described land use zoning districts.  The purpose of use, classification, and uses of each tract 
within the corporate limits of the city shall be limited to those applicable to the zoning classification 
district within which such tract or lands are situated.   
 
8-6.44.020  Zoning Classification Districts 
 
The city is divided into the following Comprehensive Plan designations and zoning classification 
districts:                   
 

Zoning District Abbreviated Designation 
 
Residential: 
 

Rural Residential (1 home/acre) RR 
Low Density Residential (2-5 homes/acre)             LDR 
Medium Density Residential (6-10 homes/acre) MDR 
High Density Residential (10-20+ homes/acre) HDR 
Mobile Home Park Residential MHR 
Downtown D 
 

Commercial: 
 

Commercial                              C 
Commercial Residential CR 
Resort Commercial  RC 
 

Industrial: 
 

Light Industrial LI 
Heavy Industrial HI 

 
Public: 
 

Public P 
Open Space OS 
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8-6.44.030  Location of Districts on the City Zoning Map 
 
A. The boundaries for the districts listed in this chapter are indicated on the city zoning map 

which is adopted by reference.  The boundaries shall be modified in accordance with the 
provisions of this code. 

 
B. The boundaries, legends, symbols, notations, and references of each of the zoning 

classification districts as depicted on the city zoning map are adopted by reference. 
 
C. Unless otherwise specified, district and subdistrict boundaries are section lines, subdivision 

lines, lot lines, center lines of street or railroad rights-of-way, or the extension of such lines.   
 
8-6.44.040 Annexed Property 
 
A. Zoning 
 

1. Zoning regulations applicable to an area prior to annexation to the city shall continue to 
apply and shall be enforced by the City until a zone change for the area has been 
adopted by the City Council as provided in Chapter 8-6.176. 

  
2. The city may also enter into zoning and land use agreements with owners of property 

prior to annexation, provided the proceedings follow all requirements of Chapters 8-
6.172 and 8-6.176. 

 
B. Recognition of Pre-Existing Permitted and Conditional Use Rights 
 

1. A pre-existing use on property which is annexed into the City and rezoned to a City 
zoning district shall be a permitted use when the pre-existing use was legally 
established in the County and it is listed as a permitted use in the applicable City zoning 
district. 

 
2. A pre-existing use on property which is annexed into the City and rezoned to a City 

zoning district shall be a conditional use when it is listed as a conditional use in the 
applicable City zoning district and: 

 
a. The pre-existing use was legally established in the County as a permitted or 

conditional use; and 
 
b. The pre-existing use complies with any applicable conditions of approval 

imposed by the County. 
 

3. Expansion or modification of a pre-existing permitted or conditional use shall be subject to the 
provisions of Sections 8-6.148.020 and .030 and 8-6.152.020 and .030. 

 
8-6.44.050  Additional Yard and Setback Requirements 
 
A. Substandard Street Right-of-Way 
 

Where a yard or setback abuts a street having insufficient right-of-way width, the minimum 
yard or setback requirement shall be increased by the amount of right-of-way, measured from 
the street centerline, necessary to meet applicable city, county, or state standards.  
 

B. Projections into Required Yards 
 

1. Cornices, eaves, belt courses, sills, canopies, fireplace chimneys, or similar 
architectural features may extend or project a maximum of 36 inches into a required 
yard provided the width of such yard is not reduced to less thatthan 3 feet. 
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2. Open porches, decks, or balconies not more that than 30 inches in height and not 

covered by a roof or canopy, may extend or project a maximum of 36 inches into a 
required yard area provided the yard area is not reduced to less that than 3 feet.  Such 
building additions located in a rear or side yard shall be screened from abutting 
properties. 
 

3. Porches, decks, or balconies that exceed 30 inches in height or are covered by a roof or 
canopy shall comply with the setback standards of the applicable zone. 

 
8-6.44.060  Exceptions to Building Height Requirements 
 
A. Projections 
 
 Projections attached to a building, such as chimneys, spires, domes, elevator shaft housings, 

towers, silos, aerials, flag poles, utility poles, and other similar structures not used for human 
occupancy, are not subject to the building height limitations of the applicable zone district. 

 
B. Height Restriction Which Continue to Apply 
 
 The applicable height requirements for the Airport Protection Overlay Zone (Chapter 8-6.132), 

Signs (Chapter 8-6.144), and Communication Facilities and Structures (Chapter 8-6.168) shall 
continue to apply to building projections in Section 8-6.44.060 A. 
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Chapter 8-6.48 
 

CODE INTERPRETATIONS 
 
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 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 of 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  Administration 
 
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 log shall have the same effect as an 
amendment to the use provisions of the applicable zone. 

 
B. Requests to approve applications for Code interpretation, including approvals of unlisted uses, 

shall be administered as a Planning Commission review in accordance with Article II, 
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 permitted use or a conditional use; 
 
B. The use is consistent with the Comprehensive Plan; 
 
C. The use is consistent with the intent and purpose of the applicable zoning district; 
 
D. The use is similar to and of the same general type as the uses listed in the zoning district; 
 
E. The use has similar intensity, density, and off-site impacts as the uses listed in the zoning 

district; and 
 
F. 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. Interpretations shall not be contrary to the Code text or read requirements or 
exceptions into the Code that are not in the text. Where a term is not defined, the ordinary 
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.  
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3. Legislative history. If after considering the text and context of the Code, the provision 

remains unclear, the Planning Commission shall refer to the legislative history of the Code 
if any exists to discern its purpose and intent. 

 
4. Other relevant factors under applicable law. 

 
B. Code interpretations shall not conflict with the Comprehensive Plan. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
[SECTION 8-6.48.010, 8-6.48.020, 8-6.48.030, AND 8-6.48.040 AMENDED BY ORDINANCE NO. 446, ADOPTED 

BY THE CITY COUNCIL ON JUNE 11, 2018] 
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Chapter 8-6.70 
 

DOWNTOWN ZONE (D) 
 
Sections 
 
8-6.070.010 Purpose 
8-6.070.020 Permitted Uses 
8-6.070.030 Conditional Uses 
8-6.070.040 Prohibited Uses 
8-6.070.050 Dimensional Standards 
8-6.070.060 Residential Density 
8-6.070.070 Height Limitation 
8-6.070.080 Landscape Requirements 
8-6.070.090 Access and Circulation 
8-6.070.100 Activities External to a Building 
8-6.070.110 Off-Street Parking and Loading 
8-6.070.120 Downtown Zone Design Standards 
 
 
8-6.70.010 Purpose 
The “D” zone is intended to be a primary implementing tool for the “City of Cascade Locks 
Comprehensive Plan” and the “Cascade Locks Downtown Development Plan and Strategy.” It’s 
purpose is to encourage and guide development and the use of land within downtown Cascade Locks 
in a manner that strengthens the downtown core as the economic and cultural center of the City, that 
makes downtown an extraordinary place, and that provides the design standards and regulations 
necessary to guide new development in a manner consistent with and supportive of these goals and the 
planning documents. 

The Downtown Plan’s Project Objectives are: 

1. Develop a downtown refinement plan based largely on the previous planning work noted above 
with input from citizens, businesses, and agencies.  

2. Establish design guidelines and standards for property development and redevelopment that will 
implement the refinement plan.  

3. Establish specific street design and streetscape standards for the downtown, including sidewalks, 
bike lanes, and amenities (these have been developed in several of the previously mentioned plans, 
but have not been officially adopted by the City or ODOT) that are consistent with the Oregon 
Highway Plan and the designation of the Historic Columbia River Highway (ORE 30) as a historic 
highway. 

4. Identify improved pedestrian connections to destinations outside of the downtown, such as Marine 
Park (separated from downtown by railroad tracks). 

5. Adopt necessary amendments to the City’s comprehensive plan, zoning code, and TSP to 
implement the Downtown Refinement Plan developed in this project. 
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6. Encourage walking and bicycling. 

7. Reduce reliance on automobile trips. 

8. Encourage more mixed-use and efficient use of land in the downtown, consistent with the City’s 
Comprehensive Plan. 

The Downtown Plan’s Project Goals are: 

1. Strengthen the downtown core as the economic and cultural center of the City. 

2. Make the downtown an extraordinary place, such that travelers will be drawn to the downtown as a 
destination, not just a stop-over spot. 

3. Provide the design standards, regulations, and capital projects necessary to guide new development 
in a manner consistent with and supportive of these goals. 

4. Create a stronger presence of the natural environment in the downtown area. 

5. Create and/or enhance views of the surrounding area from downtown for motorists and 
pedestrians. 

6. Establish a more “friendly” pedestrian/bicycling environment that will reduce the necessity for and 
impact of automobiles. 

7. Manage traffic flows for safety and convenience of both the vehicle passengers and pedestrians. 

8. Accommodate parking needs for autos, trucks, recreational vehicles, and busses in a manner that is 
consistent with the adopted design theme. 

9. Create stronger visual, vehicular, and pedestrian links between Downtown and Marine Park 
working to blend the two activity areas into one experience. 

10. Develop architectural standards for all new construction and remodeling relating to the history of 
Cascade Locks. 

11. Develop a downtown plan that identifies and plans for common physical elements throughout the 
area such as landscaping, signage, pedestrian facilities, and parking lots. 

12. Create pedestrian/bicycle linkages to all major points in community. 

13. Create attractive and inviting entry features. 

14. Increase the presence of street trees in a manner consistent with the Design Plan. 

The Downtown Plan’s Planning Principles are: 

1. A primary economic principle is to get people to shop in downtown Cascade Locks by attracting 
them off the freeway, by providing adequate commercial services for a growing local population, 
by creating downtown employment, and by channeling Industrial Park employees and visitors to 
the downtown for shopping and services. 
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2. Another primary economic principle is that the City will expand its presence as a tourist 
destination by actively developing facilities and programs oriented to the river, the mountains, the 
Gorge experience, recreation, and an extraordinary downtown. 

3. The Downtown Plan is based on preserving and re-creating the historical character of the 
Community as it was in the 1920’s and 1930’s, the time the Columbia River Highway was built 
and first opened. 

4. A principal of diversity within a framework of design standards rather than conformity will guide 
design decisions. 

5. The Downtown Plan is based on creating a pedestrian friendly environment where citizens and 
visitors can enjoy a variety of shopping, cultural, and recreational experiences as pedestrians in a 
safe, inviting, and comfortable place. 

6. Administration of the Historic Columbia River Highway historic designation calls for preserving 
the historic width and centerline of the street and to make improvements only when they are 
consistent with the design of the street in the early part of the 20th century. A principal of this plan 
will be to respect that position wherever possible. 

 
8-6.70.020 Permitted Uses 
 
A. Retail sales and service (conducted totally indoors); 
 

1. Sales-oriented; 
 
2. Personal service-oriented;  
 
3. Entertainment-oriented; and (see 8-6.146 for specific standards for Adult Entertainment 

Businesses); and 
 
4. Repair-oriented;  
 

B. Office; 
 
C. Hotel/Motel; 
 
D. Community services (without drive-throughs);  
 
E. Recreational facilities; 
 
F. Residential facility;  
 
G. Adult day care (Family Care);  
 
H. Day Care Group Home (Family Care); 
 
I. Mixed Use Apartments (above, below, or behind 25’ deep ground floor commercial use) 
 
J. Dwelling, multi-family; 
 
K. Home occupations; 
 
M. Pedestrian Amenities;  
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N. Informational kiosks and stands; 
 
O. Accessory buildings;  
 
P. Utilities (excepting cell towers); 
 
Q. Parking (municipal); and 
 
R. Mobile Food Units. 
The following uses are permitted in the Downtown Zone: 

A. Residential Uses: 

1. For properties fronting on WaNaPa:  

a. Apartment units as part of mixed-use buildings, provided that they are built above 
or below the street level floor. No other residential uses are allowed. 

b. For properties not fronting on WaNaPa: 

i. Duplexes. 

ii. Multiple-family dwellings.  

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

C. Parking garages or parking lots accessory to a permitted or conditionally permitted use; 
municipal or private parking garages or parking lots. 

D. Personal services including, but not limited to, medical or dental clinics, small animal 
veterinary clinics, pharmacies, professional offices, general business offices, financial 
services, or other financial institutions. 

E. Offices and research and development facilities for technology oriented companies, 
provided however, that such uses shall not occupy the ground floor WaNaPa Street 
frontage of any building, 

F. Restaurants (excluding fast food with drive-through), taverns, or lounges. 

G. Retail stores with 15,000 square feet or less of gross floor area. 

H. Informational kiosks and stands. 

I. Service, sales, and repair including, but not limited to, computers, electronics, business 
machines, bicycles, appliances, scientific or musical instruments, locksmiths, or gunsmiths. 
This provision does not include repair of automobiles or trucks. 

J. Recreational facilities. 

K. Utilities (Downtown) - Facilities necessary to provide public and private services, 
excepting cell towers, wastewater treatment facilities and water treatment facilities. 
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8-6.70.030 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 D district are as follows: 

 
 

A. Retail sales and service (conducted outdoors); 
 

1. Sales-oriented; 
 
2. Personal service-oriented; 
 
3. Entertainment-oriented;  
 
4. Retail sales and service; and 
 
5. Drive-through facilities. 

 
B. Quick vehicle servicing; 
 
C. Assembly or light manufacturing uses; 
 
D. Recreational vehicle campground; 
 
E. Religious assembly;  
 
F. Hospital, assisted living facility; 
 
G. Public facilities;  
 
H. Parks and open space; and 
 
I. Community services (with drive-throughs). 
 

The following uses are permitted as conditional uses in the Downtown zone: 

A. Assembly or limited manufacturing uses, including artisan foundries, meaning foundries 
used to cast sculpture.  

B. Community service uses, except that a government building that serves exclusively as an 
office building shall be considered the same as professional offices and general business 
offices.  

C. Congregate housing, nursing homes, and homes for the aged.  

D. Grocery stores and convenience stores without gasoline pumps.  

E.  Retail stores with more than 15,000 square feet of gross floor area.  

F.  Houses of Worship 
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G.       Hotels, Motels, and Bed & Breakfast establishments 

H. Drive up windows or other drive-up facilities involving an installation where a driver or 
passenger accesses services or products without leaving his or her automobile. 

8-6.070.050 Dimensional Standards 

A. Lot Area, Lot Width, and Lot Depth. No minimum requirement.  

B. Setbacks.  

1. Minimum Setbacks:  

a. Against Residential Zones: A minimum 15-foot setback is required along a 
property line that abuts any Residential Zone.  

b. Along Street Frontages: 100% of the building shall be built to the adjacent street 
frontage(s) (right-of-way or back of sidewalk). 

1. The street setback may be increased to a maximum of 10 feet through 
Design Review when pedestrian amenities are provided between a 
primary building entrance and the street right-of-way. The setback area 
shall be used exclusively for street furniture, outdoor dining areas, 
sidewalk to the front door, or landscaping.  

2.  25% of the building frontage may be stepped back further from the 
right-of-way to allow for outdoor dining or pedestrian amenities. 

3. For a property with multiple buildings, at least 25% of the aggregate 
building frontage shall be at the street right-of-way (zero (0) feet). 
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Figure 1: Illustration of 8-6.070.050.B.1.b 

 

C. Commercial buildings between 25,000 square feet and 50,000 square feet. No new buildings 
shall exceed a combined contiguous length of three hundred (300) feet; nor shall any one 
building exceed a footprint of 50,000 square feet.  

B. Setbacks.  

a. Minimum - No minimum setbacks are required, except that a minimum 15-foot setback 
is required along a property line that abuts any Residential Zone. 

b. Maximum – A maximum setback of 10 feet is required along the WaNaPa Street 
frontage. The setback area shall be used exclusively for street furniture, outdoor dining 
areas, sidewalk to the front door, or landscaping. 

8-6.070.060 Residential Density 

A. Dwelling units part of a mixed use building shall have no density minimums or maximums. 

B. Duplex and multiple-family residential density shall be a maximum of one dwelling unit 
per 2,000 square feet of net land area.  

C. Residential development is required to be built at 80% or more of the maximum number of 
dwelling units per net acre.  

8-6.070.070 Height Limitation 
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A. The maximum height of a structure shall be 35 feet., except that required screening of roof-top 
equipment does not count toward the height of the building.  

8-6.070.080 Landscaping Requirements 

A. A minimum of five percent of the lot area shall be landscaped in accordance with Chapter 8-
6.104.  

8-6.070.090 Access and Circulation 

A. Adequate provisions for access and internal circulation of vehicles shall be provided for all 
uses allowed in the Downtown Zone in accordance with the requirements of this code and in 
compliance of ODOT Access Management Standards for State Highways. 

8-6.070.100 Activities External to a Building 

A. External Storage of Merchandise - The external storage of merchandise and/or materials, 
directly or indirectly related to a business, is hereby prohibited within the Downtown Zone. 
External storage areas, which exist at the time of adoption of this code shall be allowed to 
continue under the provisions governing a nonconforming use.  

B. Outdoor Seasonal Displays and Sales of Merchandise - Outdoor seasonal displays and sales of 
merchandise are permitted during business hours only and shall not exceed ten percent of the 
total retail sales area.  

C. Outdoor Dining Areas – Outdoor dining areas are permitted providing all applicable Fire and 
Building Codes are met, and all OLCC regulations are met. Amplified music shall be limited to 
12:00 PM to 10:00 PM. and shall meet all other applicable noise standards. All furniture will 
meet the standards for Street Furniture. 

D. Pedestrian Walkways – For any outdoor use of a sidewalk, walkway, or parking lot, a A 
minimum 60-inch wide pedestrian walkway will be maintained along any sidewalk or internal 
walkway. This area shall be free from any impediments to walking or use of a wheelchair and 
allow for the free movement of pedestrian traffic. 

8.6.070.110 Off-Street Parking and Loading 

A. The minimum off-street parking requirement for all uses in the Downtown zone is one space 
per 500 1000 square feet of net floor area (the actual occupied areas of a floor, excluding 
accessory unoccupied areas such as stairs, elevators, storage rooms, HVAC shafts, and 
mechanical rooms). Required parking may be provided on-site, in on-street parking spaces 
abutting the subject use, and/or on another site within the Downtown zone if the City finds that 
the substitute parking reasonably satisfies the parking requirements of this sectionwhere the 
City approves a shared parking agreement. All required parking shall conform to the parking 
dimensional standards of Chapter 8-6.108. 

B. 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  
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A. Design Purpose and Intent: The purpose and intent of the Downtown Zone Design Standards is 
to create a mixed-use, pedestrian-oriented corridor that preserves pedestrian scale, retains 
views of the mountains and the river, references regional architectural designs, and supports a 
vibrant, cohesive streetscape. 

B. Applicability: 

1. All new development and major remodels shall be subject to these design standards, 
which are applied through City Administrator level Site Plan Review or Planning 
Commission level Design Review (8-6.148).  

2. Existing buildings within the Downtown zone shall be altered by exterior alterations, 
additions, painting or other means in a manner consistent with these design standards. 
Exterior alterations, additions, or remodels of existing buildings shall be subject to the 
provisions of the Site Plan and Design Review Chapter (8-6.148).  

3. Minor repairs (i.e., replacement of small portions of siding, window or door repair, 
wood post replacement, roof repair, repainting) may be made with like materials 
without Site Plan and/or Design Review.   

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. 

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 Planning Commission, as part of the site design review process, may allow modification to 
the site design requirements in the Downtown Zone when one of the following criteria are satisfied: 

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

a. Conditions unique to the site require such modification; or,  

b. Parcel shape or configuration precludes compliance with provisions;  

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

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

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.                                                    
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C.  Architectural Standards: 

The design of all buildings on a site shall support a safe and attractive pedestrian environment. 
These standards are met when the City Administrator finds that all of the criteria in 1-10, 
below, are met. Alternatively, the Planning Commission may approve a different design upon 
finding that the design contains an equally good or superior way of achieving the above 
standard. 

1. Entrances. 

a. At least one building entrance shall face each street frontage(s). For corner lots, 
corner entrances may count as an entrance for either, but not both, frontages. 

b. Primary building entrances shall open directly to the outside and, if not abutting 
a street, shall have walkways connecting them to the street sidewalk.  

c. Every building shall have at least one primary entrance that does not require 
passage through a parking lot or garage to gain access. 

d. Buildings located at the intersection of two streets shall have a corner entrance 
to the building within 15’ of the corner, or otherwise have detailing such as a 
canopy, porch, or other building feature that expresses the corner location. 

 

 
Figure 2: Illustration of 8-6.070.120.C.1 

 

 
2. Articulation. 

Street-facing facades shall be varied and articulated to provide visual interest to 
pedestrians. Variations in facades, floor levels, architectural features, and exterior 
finishes shall create the appearance of several small buildings. 

This criterion is met when an elevation contains at least 1 of the following features for 
every 20 feet of building (horizontal length): 
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a.     Windows; 

b.     Primary entrances; 

c.     Weather protection (awnings, canopies, arbors), sheltering roofs; 

d.     Building offsets; 

e.     Horizontal articulation such as projections and recesses; 

f.     Vertical articulation such as changes in roof lines and stepped parapet; 

g.     Elevated terraces, balconies; 

h.     Use of masonry elements to create depth; 

i.     And/or similar features. 

 
Figure 3: Illustration of 8-6.070.120.C.2 

 

3. Weather Protection. 

a. 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.  

b. If the building abuts the WaNaPa right-of-way, the weather protection feature 
may be extended over the sidewalk with appropriate easements or agreements 
with the City to allow placement within the right-of-way. 

c. 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.  
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d. 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.  

 
 

  
Figure 4: Illustration of 8-6.070.120.C.3 

 

4. Ground Floor Windows. 

a. All new buildings shall provide ground floor windows along at least 50% of the 
building’s (ground floor) street-facing elevation(s) that allow views of the 
interior activity or display areas. 

b. Ground floor windows are also required on facades facing any 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. Reflective glass and painted 
or darkly tinted glass shall not be used. 

c. The bottom of windows shall be 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. 

5. Building Materials and Colors. 

a. Where masonry 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. 
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b. Wood siding must be bevel, shingle siding, or channel siding and must not be 
applied in a diagonal or herringbone pattern. T1-11 and vinyl siding are not 
permitted. 

c. Colors for exterior building finishes shall be earth tone or dark earth tones, as 
shown in the Recommended Colors List for the Colombia River Gorge Scenic 
Area (“Building in the Scenic Area: Scenic Resources Implementation 
Handbook”). 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. 
Murals are exempt from this color palette. 

6. Roof Materials. 

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

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

7. Parking Lots. 

a. 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 
intersecting streets.  

b. Off-street parking, driveways, and other vehicle areas shall not be placed 
between buildings and the street(s) to which they are oriented. 

c. Preferred vehicular accesses are on secondary streets and/or shared with 
adjacent uses. Shared accesses, as few accesses as possible, primary access off 
of WaNaPa if possible. 
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 Figure 5: Illustration of 8-6.070.120.C.7 

 

8. Lighting. 

a. All building entrances and exits must be well lit. The minimum lighting level 
for building entries and exits is four-foot candles and the source light must be 
shielded to reduce glare. 

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

9. Trash and Recycling Storage. 

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

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

a. Allowed sign types: monument signs (no more than 6’ in height), wall signs, 
projecting (blade) signs (min. 8’ above pedestrian walkways), awning and 
canopy signs, and back-lit or front-lit signs. 
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b. Prohibited sign types: Freestanding pole signs, internally illuminated (box) 
signs, strobe lights. 

c. Temporary portable signs: Commercial businesses may have one temporary 
portable sandwich board (A-frame) sign per business or in the public right-of-
way adjoining the lot provided the sign area does not exceed 15 square feet 
total, is only in view of the public when the business is open (e.g. taken in at 
night), and is located out of the ADA pedestrian corridor, away from fire exits 
or hydrants, and out of any vision clearance area. 

 

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

1. 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 to these styles. 

2. To maintain and enhance the pedestrian scale, buildings shall be oriented to the street. 
The building entrance, window treatment, sign orientation and other architectural 
improvements shall face the street, such that they create a visual and physical 
connection to the street. 

3. New commercial and mixed-use building shall have: 

 a.  Storefronts comparable in size and proportions to nearby traditional storefront 
buildings. Where these new building are larger than existing buildings, facades shall be 
broken down into units 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 building and their component parts.  

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

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

5. Building entries must comply with the accessibility requirements of the Oregon State 
Structural Specialty Code. 

6. Buildings located at the intersection of two streets shall have a corner entrance to the 
building, or otherwise have detailing such as a canopy, porch, expressed column, sig, 
art, or other building feature that expresses the corner location. 

7. Pedestrian environment may be enhanced by plazas, street furniture, landscaping, 
awnings, and movable planters of seasonal flowers. Where such features are provided 
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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. Exterior lighting in developments need not replicate, but shall complement, the 
ornamental street lighting and be consistent with the prescribed architectural styles in 
the Downtown.  

 

 

 

 

 

 

 

Figures 8-6.070.120 – Elements of Craftsman, Arts and Crafts, and Cascadian 
styles generalized for use in Cascade Locks.  
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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. 

2. Where masonry 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. Colors for exterior building finishes shall be 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. 

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, flat, mansard, or shed roof styles are not allowed. On 
larger buildings where peak roofs cannot be used, or would conflict with a unique 
building function or necessary mechanical equipment, 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. 

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 primary entrance(s) to the street. 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.  
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2. Due to the elevation difference between WaNaPa, and the rear portion of the properties 
on the north side of the street, daylight basement type of construction is preferred. This 
method of construction has the benefit of causing all materials stored below WaNaPa to 
be screened and secured behind sight-obscuring walls, adding to the attractiveness of 
the downtown area. 

3. 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. 

I. 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. If it 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. If it is 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, 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 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 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 10 feet of abutting street right-of-
way boundaries. 

b. Clearly delineated upper and lower facades. 
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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, surrounding upper floor windows. 

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 WaNaPa facades. Relief changes include cornices, bases, 
fenestration, fluted masonry, or other treatments for pedestrian interest and 
scale. 

K. Windows 

1. 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. 

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

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

4. 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. 

5. Glass curtain windows are not permitted fronting WaNaPa. 

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

7. 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. 

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

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

Formatted: Indent: Left:  0.75", First line:  0"



Cascade Locks Community Development Code 
May 2001January 2025 

Article III - Page 27 

3. 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/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 permanent or temporary fixtures not part of a building, shall conform with the 
Street Furniture design standards identified in the “Cascade Locks Downtown Plan and 
Strategy” adopted in 2004. 

2. 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. 

O. Lighting 

1. All building entrances and exits must be well lighted. 

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

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

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

O. Trash and Recycling Storage 

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

2. 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. With the exception of signs illuminated by back lighting, internally illuminated 
signs are prohibited. 

c. 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 
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awning valances, and signs suspended under canopies and awnings. Signs that 
are suspended above pedestrian walkways shall provide a minimum of 7.5 feet 
of vertical clearance. 

 

 

[SECTION 8-6.70 GENERAL PROVISIONS AMENDED BY ORDINANCE NO. 363, ADOPTED BY THE 
CITY COUNCIL ON JANUARY 12, 2004] 

[SECTION 8-6.70 GENERAL PROVISIONS AMENDED BY ORDINANCE NO. 397, ADOPTED BY THE 
CITY COUNCIL ON  SEPTEMBER 8, 2008] 

[SECTION 8-6.70 GENERAL PROVISIONS AMENDED BY ORDINANCE NO. 399, ADOPTED BY THE 
CITY COUNCIL ON  MARCH 29, 2009] 

[SECTION 8-6.70 GENERAL PROVISIONS AMENDED BY ORDINANCE NO. 403, ADOPTED BY THE 
CITY COUNCIL ON  DECEMBER 14, 2009] 

[SECTION 8-6.70.070, 8-6.070.110, 8-6.070.120 AMENDED BY ORDINANCE NO. 446, ADOPTED BY THE 
CITY COUNCIL ON JUNE 11, 2018] 

[SECTION 8-6.070.120 AMENDED BY ORDINANCE NO. 453, ADOPTED BY THE CITY COUNCIL ON 
APRIL 26, 2021] 

 
 
 

Chapter 8-6.72 
 

COMMERCIAL ZONE (C) 
 
Sections 
 
8-6.72.010 Purpose 
8-6.72.020 Permitted Uses 
8-6.72.030 Conditional Uses 
8-6.72.040 Dimensional Requirements 
 
8-6.72.010  Purpose 
 
The purpose of the C zone is to provide a mix of retail, service, and business needs for the community. 
 
8-6.72.020  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 used under the 
provisions of Chapter 8-6.48, Unlisted Use.  Permitted uses in the C district are as follows: 
 
A. Retail sales and service (conducted totally indoors); 
 

1. Sales-oriented; 
 
2. Personal service-oriented;  
 
3. Entertainment-oriented; and (see 8-6.146 for specific standards for Adult Entertainment 

Businesses); and 
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4. Repair-oriented;  
 

B. Office; 
 
C. Motel; 
 
D. Community services;  
 
E. Religious assembly;  
 
F. Residential facility;  
 
G. Adult day care (Family Care);  
 
H. Day Care Group Home (Family Care); 
 
I. Dwelling, single family only in conjunction with another use on the same lot which is allowed 

in Sections 8-6.72.020 or 8-6.72.030; 
 
J. Dwelling, multi-family; 
 
K. Accessory buildings; and 
 
L. Home occupations. 
 
 
 
 
8-6.72.030  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 C district are as follows: 

 
A. Retail sales and service (conducted outdoors); 
 

1. Sales-oriented; 
 
2. Personal service-oriented; 
 
3. Entertainment-oriented;  
 
4. Retail sales and service; and 
 
5. Drive-through facilities. 

 
B. Quick vehicle servicing; 
 
C. Assembly or limited manufacturing uses including artisan foundries, meaning foundries used 

to cast sculpture. 
 
D. Recreational vehicle campground; 
 
E. Hospital; 
 
F. Utilities; 
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G. Public facilities; and  
 
H. Parks and open space. 
 
8-6.72.040  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 C district area as follows: 
 
A. There is no minimum lot size, except that multi-family dwellings shall have a minimum of 

1,000 square feet of land area per unit. 
 
B. There is no minimum lot width or lot depth requirement.  
 
C. The minimum setback requirements shall be as follows: 

 
1. No required front yard setback; 
 
2. No required side yard setback, except when abutting 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.   
 

D. No building shall exceed a height of 35 feet. 
 
E. The maximum height and size and minimum setbacks for accessory structures shall comply 

with the provisions of Chapter 8-6.164, Accessory Structure. 
 
F. There are no maximum coverage requirements for buildings and impervious surfaces, however, 

landscaping provisions of this title shall apply. 
 
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. Applicability: 

1. All new development and major remodels shall be subject to these design standards, 
which are applied through City Administrator level Site Plan Review or Planning 
Commission level Design Review (8-6.148).  

2. Existing buildings within the Commercial zone shall be altered by exterior alterations, 
additions, painting or other means in a manner consistent with these design standards. 
Exterior alterations, additions, or remodels of existing buildings shall be subject to the 
provisions of the Site Plan and Design Review Chapter (8-6.148).  

3.  Minor repairs (i.e., replacement of small portions of siding, window or door repair, 
wood post replacement, roof repair, repainting) may be made with like materials 
without Site Plan and/or Design Review. All development and use of land shall be 
subject to the provisions of the Site Plan and Design Review Chapter (8-6.148).  
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A. 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. 

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

C.B. The following standards shall be used for reviewing proposed site and building designs: 

The design of all buildings on a site shall support a safe and attractive pedestrian environment. 
These standards are met when the City Administrator finds that all of the criteria in 1-10, 
below, are met. Alternatively, the Planning Commission may approve a different design upon 
finding that the design contains an equally good or superior way of achieving the above 
standard. 

1. Entrances. 

a. At least one building entrance shall face each street frontage(s). For corner lots, 
corner entrances may count as an entrance for either, but not both, frontages. 

b. Primary building entrances shall open directly to the outside and, if not abutting 
a street, shall have walkways connecting them to the street sidewalk.  

c. Every building shall have at least one primary entrance that does not require 
passage through a parking lot or garage to gain access. 

d. Buildings located at the intersection of two streets shall have a corner entrance 
to the building within 15’ of the corner, or otherwise have detailing such as a 
canopy, porch, or other building feature that expresses the corner location. 

2. Articulation. 
Street-facing facades shall be varied and articulated to provide visual interest to 
pedestrians. Variations in facades, floor levels, architectural features, and exterior 
finishes shall create the appearance of several small buildings. 

This criterion is met when an elevation contains at least 1 of the following features for 
every 20 feet of building (horizontal length): 

a.     Windows; 

b.     Primary entrances; 

c.     Weather protection (awnings, canopies, arbors), sheltering roofs; 

d.     Building offsets; 

e.     Horizontal articulation such as projections and recesses; 

f.     Vertical articulation such as changes in roof lines and stepped parapet; 
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g.     Elevated terraces, balconies; 

h.     Use of masonry elements to create depth; 

i.     And/or similar features. 

3. Weather Protection. 

a. 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.  

b. If the building abuts the WaNaPa right-of-way, the weather protection feature 
may be extended over the sidewalk with appropriate easements or agreements 
with the City to allow placement within the right-of-way. 

c. 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.  

d. 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.  

4. Ground Floor Windows. 

a. All new buildings shall provide ground floor windows along at least 50% of the 
building’s (ground floor) street-facing elevation(s) that allow views of the 
interior activity or display areas. 

b. Ground floor windows are also required on facades facing any 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. Reflective glass and painted 
or darkly tinted glass shall not be used. 

c. The bottom of windows shall be 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. 

5. Building Materials and Colors. 

a. Where masonry 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. 
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b. Wood siding must be bevel, shingle siding, or channel siding and must not be 
applied in a diagonal or herringbone pattern. T1-11 and vinyl siding are not 
permitted. 

c. Colors for exterior building finishes shall be earth tone or dark earth tones, as 
shown in the Recommended Colors List for the Colombia River Gorge Scenic 
Area (“Building in the Scenic Area: Scenic Resources Implementation 
Handbook”). 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. 
Murals are exempt from this color palette. 

6. Roof Materials. 

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

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

7. Parking Lots. 

a. 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 
intersecting streets.  

b. Off-street parking, driveways, and other vehicle areas shall not be placed 
between buildings and the street(s) to which they are oriented. 

c. Preferred vehicular accesses are on secondary streets and/or shared with 
adjacent uses.  

8. Lighting. 

a. All building entrances and exits must be well lit. The minimum lighting level 
for building entries and exits is four-foot candles and the source light must be 
shielded to reduce glare. 

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

9. Trash and Recycling Storage. 

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

10. Signage. All standards of Chapter 8-6.144 of this Code shall apply in the C zone except 
for the following standards: 

a. Allowed sign types: monument signs (no more than 6’ in height), wall signs, 
projecting (blade) signs (min. 8’ above pedestrian walkways), awning and 
canopy signs, and back-lit or front-lit signs. 
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b. Prohibited sign types: Freestanding pole signs, internally illuminated (box) 
signs, strobe lights. 

c. Temporary portable signs: Commercial businesses may have one temporary 
portable sandwich board (A-frame) sign per business or in the public right-of-
way adjoining the lot provided the sign area does not exceed 15 square feet 
total, is only in view of the public when the business is open (e.g. taken in at 
night), and is located out of the ADA pedestrian corridor, away from fire exits 
or hydrants, and out of any vision clearance area. 

1. 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. 

2. To maintain and enhance the pedestrian scale, buildings shall be oriented to the street. 
The building entrance, window treatment, sign orientation and other architectural 
improvements shall face the street, such that they create a visual and physical 
connection to the street. 

3. Building entries must comply with the accessibility requirements of the Oregon State 
Structural Specialty Code. 

4. Buildings located at the intersection of two streets shall have a corner entrance to the 
building, or otherwise have detailing such as a canopy, porch, expressed column, sign, 
art, or other building feature that expresses the corner location. . 

5. 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.  

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. Where masonry 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. Colors for exterior building finishes shall be 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. 

F. Roof Materials, Parapets, and Roof Pitch 
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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.  Except 
where impractical due solely to the size of the building, all roofs shall be of a peak roof 
style. Except as provided below, flat, mansard, or shed roof styles are not allowed. On 
larger buildings where peak roofs cannot be used, or would conflict with a unique 
building function or necessary mechanical equipment, 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. 

G. 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, 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 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 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. 
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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, surrounding upper floor windows. 

f. A decorative cornice near the top of the facade. 

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 

1. 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. 

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

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

4. 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. 

5. Glass curtain windows are not permitted fronting WaNaPa. 

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

7. 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. 

8. 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 

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

2. Windows must have trim or molding at least two inches wide around their perimeters. 
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3. 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. 

J. 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 permanent or temporary fixtures not part of a building, shall conform with the 
Street Furniture design standards identified in the “Cascade Locks Downtown Plan and 
Strategy” adopted in 2003. 

2. 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 

1. All building entrances and exits must be well lighted. 

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

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

4. 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 

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

 

[SECTION 8-6.72.050 GENERAL PROVISIONS AMENDED BY ORDINANCE NO. 363, ADOPTED BY THE 
CITY COUNCIL ON JANUARY 12, 2004] 

 

[SECTION 8-6.70 GENERAL PROVISIONS AMENDED BY ORDINANCE NO. 399, ADOPTED BY THE CITY 
COUNCIL ON MARCH 29, 2009] 

 

[SECTION 8-6.72.050 AMENDED BY ORDINANCE NO. 446, ADOPTED BY THE CITY COUNCIL ON JUNE 
11, 2018] 
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Chapter 8-6.76 
 

COMMERCIAL/RESIDENTIAL ZONE (CR) 
 
Sections 
 
8-6.76.010 Purpose 
8-6.76.020 Permitted Uses 
8-6.76.030 Conditional Uses 
8-6.76.040 Dimensional Requirements 
 
8-6.76.010  Purpose 
 
The purpose of the CR zone is to provide a mix of retail, service, business, and residential needs for 
the community. 
 
8-6.76.020  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.  Permitted uses in the CR district are as follows: 
 
A. Retail sales and service (conducted totally indoors); 
 

1. Sales-oriented; 
 
2. Personal service-oriented;  
 
3. Entertainment-oriented; and 
 
4. Repair-oriented;  
 

B. Office; 
 
C. Hotel/Motel; 
 
D. Community services;  
 
E. Religious assembly;  
 
F. Residential facility;  
 
G. Residential home; 
 
H. Family day care (Family Care); 
 
I. Adult day care (Family Care); 
 
J. Day care group home (Family Care); 
 
K. Accessory buildings; and 
 
I. All residential uses permitted in the HDR district (Chapter 8-6.64). 
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8-6.76.030  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 CR district are as follows: 

 
A. Retail sales and service (conducted outdoors); 

 
1. Sales-oriented; 
 
2. Personal service-oriented; 
 

B. Retail sales and service; 
 

13. Drive-through facilities; and  
 
24. Entertainment-oriented; 
 

CB. Quick vehicle servicing; 
 
DC. Hospital; 
 
ED. Utilities; 
 
FE. Public facilities; and  
 
GF. Parks and open space. 
 
8-6.76.035  Prohibited Uses 
 
A. Adult Entertainment Businesses 
 
8-6.76.040  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 CR district area as follows: 
 
A. There is no minimum lot size, except that residential uses shall satisfy lot area standards of the 

HDR zone. 
 
B. There is no minimum lot width or lot depth requirement.  
 
C. The minimum setback requirements shall be as follows: 
 

1. No required front yard setback; 
 
2. No required side yard setback, except when abutting a residential zone, a side yard of 5 

feet for a residential use or 10 feet for a non-residential use shall be required; and 
 
3. No required rear yard setback, except when abutting a residential zone, a rear yard 

setback of 15 feet for a residential use or 20 feet for a non-residential use shall be 
required. 

 
D. No building shall exceed a height of 35 feet. 
 
E. The maximum height and size and minimum setbacks for accessory structures shall comply 
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with the provisions of Chapter 8-6.164, Accessory Structure. 
 
F. The maximum coverage of buildings and impervious surfaces shall not exceed 85 percent of 

the total lot area. 
 
8-6.76.050 Design Standards 
 
For all property within the CR 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. Applicability: 

1. All new development and major remodels shall be subject to these design standards, 
which are applied through City Administrator level Site Plan Review or Planning 
Commission level Design Review (8-6.148).  

2. Existing buildings within the Downtown zone shall be altered by exterior alterations, 
additions, painting or other means in a manner consistent with these design standards. 
Exterior alterations, additions, or remodels of existing buildings shall be subject to the 
provisions of the Site Plan and Design Review Chapter (8-6.148).  

3. Minor repairs (i.e., replacement of small portions of siding, window or door repair, 
wood post replacement, roof repair, repainting) may be made with like materials 
without Site Plan and/or Design Review.   

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. 

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. 

B. Architectural Standards: 

The design of all buildings on a site shall support a safe and attractive pedestrian environment. 
These standards are met when the City Administrator finds that all of the criteria in 1-10, 
below, are met. Alternatively, the Planning Commission may approve a different design upon 
finding that the design contains an equally good or superior way of achieving the above 
standard. 

1. Entrances. 

a. At least one building entrance shall face each street frontage(s). For corner lots, 
corner entrances may count as an entrance for either, but not both, frontages. 

b. Primary building entrances shall open directly to the outside and, if not abutting 
a street, shall have walkways connecting them to the street sidewalk.  
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c. Every building shall have at least one primary entrance that does not require 
passage through a parking lot or garage to gain access. 

d. Buildings located at the intersection of two streets shall have a corner entrance 
to the building within 15’ of the corner, or otherwise have detailing such as a 
canopy, porch, or other building feature that expresses the corner location. 

2. Articulation. 

Street-facing facades shall be varied and articulated to provide visual interest to 
pedestrians. Variations in facades, floor levels, architectural features, and exterior 
finishes shall create the appearance of several small buildings. 

This criterion is met when an elevation contains at least 1 of the following features for 
every 20 feet of building (horizontal length): 

a.     Windows; 

b.     Primary entrances; 

c.     Weather protection (awnings, canopies, arbors), sheltering roofs; 

d.     Building offsets; 

e.     Horizontal articulation such as projections and recesses; 

f.     Vertical articulation such as changes in roof lines and stepped parapet; 

g.     Elevated terraces, balconies; 

h.     Use of masonry elements to create depth; 

i.     And/or similar features. 

3. Weather Protection. 

a. 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.  

b. If the building abuts the WaNaPa right-of-way, the weather protection feature 
may be extended over the sidewalk with appropriate easements or agreements 
with the City to allow placement within the right-of-way. 

c. 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.  

d. The weather protection device shall be designed, through the use of gutters, 
downspouts, catchments, channelizations, or other means, to prevent the 
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dripping or running of water onto the public sidewalk, including water falling as 
rain, or water resulting from melting snow or ice.  

4. Ground Floor Windows. 

a. All new buildings shall provide ground floor windows along at least 50% of the 
building’s (ground floor) street-facing elevation(s) that allow views of the 
interior activity or display areas. 

b. Ground floor windows are also required on facades facing any 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. Reflective glass and painted 
or darkly tinted glass shall not be used. 

c. The bottom of windows shall be 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. 

5. Building Materials and Colors. 

a. Where masonry 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. 

b. Wood siding must be bevel, shingle siding, or channel siding and must not be 
applied in a diagonal or herringbone pattern. T1-11 and vinyl siding are not 
permitted. 

c. Colors for exterior building finishes shall be earth tone or dark earth tones, as 
shown in the Recommended Colors List for the Colombia River Gorge Scenic 
Area (“Building in the Scenic Area: Scenic Resources Implementation 
Handbook”). 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. 
Murals are exempt from this color palette. 

6. Roof Materials. 

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

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

7. Parking Lots. 

a. 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 
intersecting streets.  
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b. Off-street parking, driveways, and other vehicle areas shall not be placed 
between buildings and the street(s) to which they are oriented. 

c. Preferred vehicular accesses are on secondary streets and/or shared with 
adjacent uses. Shared accesses, as few accesses as possible, primary access off 
of WaNaPa if possible. 

 

8. Lighting. 

a. All building entrances and exits must be well lit. The minimum lighting level 
for building entries and exits is four-foot candles and the source light must be 
shielded to reduce glare. 

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

9. Trash and Recycling Storage. 

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

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

a. Allowed sign types: monument signs (no more than 6’ in height), wall signs, 
projecting (blade) signs (min. 8’ above pedestrian walkways), awning and canopy 
signs, and back-lit or front-lit signs. 

b. Prohibited sign types: Freestanding pole signs, internally illuminated (box) signs, 
strobe lights. 

c. Temporary portable signs: Commercial businesses may have one temporary 
portable sandwich board (A-frame) sign per business or in the public right-of-way 
adjoining the lot provided the sign area does not exceed 15 square feet total, is only 
in view of the public when the business is open (e.g. taken in at night), and is 
located out of the ADA pedestrian corridor, away from fire exits or hydrants, and 
out of any vision clearance area. 

 

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

1. Buildings, landscaping, and site design, shall be consistent with the goals and 
objectives of the Cascade Locks Downtown Development Plan and Strategy. 

2. 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. 
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3. To maintain and enhance the pedestrian scale, buildings shall be oriented to the street. 
By orientation, this includes the building entrance, window treatment, sign orientation 
and other architectural improvements that create an entrance onto the street. 

4. Building entries must comply with the accessibility requirements of the Oregon State 
Structural Specialty Code. 

5. Buildings located at the intersection of two streets shall consider the use of a corner 
entrance to the building. 

6. Pedestrian environment may be enhanced by street furniture, landscaping, awnings, and 
movable planters of seasonal flowers. 

7. New buildings shall be within 25% of the average height of existing buildings located 
on the same street side within the zone. 

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. 

2. Where masonry 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 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. 

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.  Except 
where impractical due solely to the size of the building, all roofs shall be of a peak roof 
style.  No flat, mansard, or shed roof styles are allowed. On larger buildings were peak 
roofs cannot be used, architectural features shall be used that exhibit a peak roof style 
with facades, partial roofs, and other techniques that meet the intent of these provisions.  
In building areas without a peak roof, 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. 
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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. 

G. 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, 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 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 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, surrounding upper floor windows. 

f. A decorative cornice near the top of the facade. 

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 
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1. 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. 

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

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

4. 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. 

5. Glass curtain windows are not permitted fronting WaNaPa. 

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

7. 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. 

8. 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 

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

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

3. 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. 

J. 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 permanent or temporary fixtures not part of a building, shall conform with the 
Street Furniture design standards identified in the “Cascade Locks Downtown Plan and 
Strategy” adopted in 2003. 

2. 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. 
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L. Lighting 

1. All building entrances and exits must be well lighted. 

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

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

4. 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 

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



Cascade Locks Community Development Code 
May 2001January 2025 

Article III - Page 48 

Chapter 8-6.80 
 

RESORT COMMERCIAL ZONE (RC) 
 
Sections 
 
8-6.80.010 Purpose 
8-6.80.020 Permitted 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  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.  Permitted uses in the RC district 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 industrial uses; 
 
D. Residential home; 
 
E. Family day care (Family Care); 
 
F. Day care group home (Family Care); 
 
G. Adult day care (Family Care); 
 
H. Commercial retail sales and service (conducted indoors or outdoors); 
 

1. Sales-oriented; 
 
2. Personal service-oriented;  
 
3. Entertainment-oriented; 
 
4. Repair-oriented; 
 

I. Motel, hotel, or similar lodging facilities; 
 
J. Marina, boat launches, boathouses, water accesses, and water related commercial uses; 
 
K. Boat and houseboat moorage;  
 
M.L. Accessory buildings to any allowed use; 
 
N.M. Indoor or outdoor commercial recreation facilities, including athletic clubs and recreational 
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gear rental; 
 

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

P.O. Conference center and meeting facilities; 
 

Q.P. Offices; 
 

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

S.R. Public facilities, including park, library, fire station, amphitheater; 
 

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

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

V.U. Light manufacturing, assembly, and testing of technology equipment, instruments, and related 
equipment;  
 

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

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

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

Z.Y. Wineries, breweries, and cideries, including tasting rooms; 
 

AA.Z. Parks and open space, pedestrian and recreation amenities, including seating areas, viewing 
areas; 
 

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

AB.      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: 

 
A. Quick vehicle servicing; 
 
B. Recreational vehicle campgrounds; 
 
C. Utilities; 
 
D. Public facilities; 
 
E. Parks and open space; and 
 
G. Surface mining (Government Rock peninsula only). 
 
8-6.80.035  Prohibited Uses 
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A. Adult Entertainment Businesses 
 
8-6.80.040  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 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. 
 

B. There is no minimum lot size for nonresidential uses. 
 
C. There is no minimum lot width or lot depth requirement.  
 
D. The minimum setback requirements shall be as follows: 
 

1. No required front yard setback; 
 
2. No required side yard setback, except when abutting 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.   
 

E. No building shall exceed a height of 45 feet. 
 

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

 
G.F. The maximum coverage of buildings and impervious surfaces shall not exceed 85 percent of 

the total lot area. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

[SECTION 8-6.80.030 AMENDED BY ORDINANCE NO. 446 ADOPTED BY THE CITY COUNCIL ON JUNE 
11, 2018] 
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Chapter 8-6.84 
 

LIGHT INDUSTRIAL ZONE (LI) 
 
Sections 
 
8-6.84.010 Purpose 
8-6.84.020 Permitted Uses 
8-6.84.030 Conditional Uses 
8-6.84.040 Dimensional Requirements 
 
8-6.84.010  Purpose 

 
The purpose of the LI zone is to provide a mix of industrial and commercial services and employment 
opportunities for the community. 
 
8-6.84.020  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 used under the 
provisions of Chapter 8-6.48, Unlisted Use.  Permitted uses in the LI district are as follows: 
 
A. Dwelling, one unit per lot for a caretaker;  
 
B. Manufacturing and production; 
 
E. Wholesale sales; 
 
F. Industrial services, light; 
 
G. Accessory buildings; 
 
H. Community services; 
 
I. Retail sales and service (conducted indoors or outdoors):   
 

1. Personal service-oriented, excluding drive-through facilities;  
 
2. Entertainment oriented, excluding drive-through facilities; 
 
3. Repair-oriented; 
 
4. Vehicle sales/rental and repair; 
 

J. Office; 
 
K. Community services;  
 
L. Religious assembly;  
 
M. Day care group home (Family Care); 
 
N. Adult day care (Family Care); and 
 
P.O. Accessory buildings; and 
 
P. P.         Parking Lots; and 

 

Formatted: Indent: Left:  0", First line:  0", Tab stops: 
0.5", Left + Not at  3.5"

Formatted: Tab stops:  0.5", Left + Not at  3.5"

Formatted: Numbered + Level: 1 + Numbering Style:
A, B, C, … + Start at: 15 + Alignment: Left + Aligned at: 
0" + Indent at:  0", Tab stops:  0.5", Left + Not at  3.5"

Formatted: List Paragraph, Left, Line spacing:  single, 
No bullets or numbering, Widow/Orphan control, Tab
stops:  0.5", Left + Not at  -1" +  -0.5" +  3.5" +  4" + 
4.5" +  5" +  5.5"



Cascade Locks Community Development Code 
May 2001January 2025 

Article III - Page 52 

 Mobile Food Units.. 

  

Q.  

8-6.84.030  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 LI district are as follows: 

 
A. Utilities; 
 
B. Public facilities; 
 
C. Parks and open space; 
 
D. Retail sales and service:   
 

1. Personal service-oriented, including drive-through facilities; 
 
2. Entertainment-oriented, including drive-through facilities; 
 

E. Quick vehicle servicing; and 
 
F. Hospital. 
 
8-6.84.040  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 LI district area as follows: 
 
A. There is no minimum lot size. 
 
B. There is no minimum lot width or lot depth requirement.  
 
C. The minimum setback requirements shall be as follows: 
 

1. Front yard setback of 10 feet; 
 
2. No required side yard setback, except when abutting a residential zone, a side yard of 

20 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.   
 

D. No building shall exceed a height of 45 feet. 
 
E. The maximum height and size and minimum setbacks for accessory structures shall comply 

with the provisions of Chapter 8-6.164, Accessory Structure. 
 
F. The maximum coverage of buildings and impervious surfaces shall not exceed 85 percent of 

the total lot area. 
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[SECTION 8-6.84 GENERAL PROVISIONS AMENDED BY ORDINANCE NO. 388, ADOPTED 

BY THE CITY COUNCIL ON AUGUST 28, 2006]
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Chapter 8-6.88 
 

HEAVY INDUSTRIAL ZONE (HI) 
 
Sections 
 
8-6.88.010 Purpose 
8-6.88.020 Permitted Uses 
8-6.88.030 Conditional Uses 
8-6.88.040 Dimensional Requirements 
 
8-6.88.010  Purpose 

 
The purpose of the HI zone is to provide industrial employment opportunities for the community. 
 
8-6.88.020  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 used under the 
provisions of Chapter 8-6.48, Unlisted Use.  Permitted uses in the HI district are as follows: 

 
A. Dwelling, one unit per lot for a caretaker;  
 
B. Manufacturing and production; 
 
C. Wholesale sales; 
 
D. Industrial services, light; 
 
E. Accessory buildings; and 
 
F. Community services. 
 
8-6.88.030  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 HI district are as follows: 
 
A. Surface mining; 
 
B. Industrial services, heavy;  
 
C. Utilities; 
 
D. Public facilities; and  
 
E. Parks and open space. 

 
8-6.88.040  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 HI district area as follows: 

 
A. There is no minimum lot size. 
 
B. There is no minimum lot width or lot depth requirement.  
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C. The minimum setback requirements shall be as follows: 
 

1. Front yard setback of 10 feet; 
 
2. No required side yard setback, except when abutting a residential zone, a side yard of 

20 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.   
 

D. No building shall exceed a height of 45 feet. 
 
E. The maximum height and size and minimum setbacks for accessory structures shall comply 

with the provisions of Chapter 8-6.164, Accessory Structure. 
 
F. The maximum coverage of buildings and impervious surfaces shall not exceed 90 percent of 

the total lot area. 
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Chapter 8-6.92 
 

PUBLIC ZONE (P) 
 
Sections 
 
8-6.92.010 Purpose 
8-6.92.020 Permitted Uses 
8-6.92.030 Conditional Uses 
8-6.92.040 Dimensional Requirements 
 
8-6.92.010  Purpose 
 
The purpose of the P zone is to provide land for community and recreation facilities to be used by city 
residents and visitors.  The zone implements the Comprehensive Plan policies and regulations that are 
intended to create, maintain, and promote these activities. 
 
8-6.92.020  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.  Permitted uses in the P zone are: 
 
A. Community services; 
 
B. Schools; and 
 
C. Accessory structures. 
 
8-6.92.030  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 P district are: 
 
 
 
A. Retail sales and service (conducted indoors or outdoors):   

 

1. Personal service-oriented, excluding drive-through facilities;  

 

2. Entertainment oriented, excluding drive-through facilities; 

 

3. Recreational vehicle campgrounds; 

 

B. Parks and open space; 
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C. Marinas; 

 

D. Utilities; and 

 

E. E. Public facilities; and 

F. .Mobile Food Units. 
 
 
 
 
 
8-6.92.040  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 P district are as follows: 

 
A. There is no minimum lot size. 
 
B. There is no minimum lot width or lot depth requirement.  
 
C. The minimum setback requirements shall be as follows: 
 

1. Front yard setback of 10 feet; 
 
2. No required side yard setback, except when abutting 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 10 feet shall be required.   
 

ED. No building shall exceed a height of 35 feet. 
 
FE. The maximum height and size and minimum setbacks for accessory structures shall comply 

with the provisions of Chapter 8-6.164, Accessory Structures. 
 
GF. The maximum coverage of buildings and impervious surfaces shall not exceed 85 percent of 

the total lot area.  
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Chapter 8-6.96 
 

OPEN SPACE (OS) 
 
Sections 
 
8-6.96.010 Purpose 
8-6.96.020 Permitted Uses 
8-6.96.030 Conditional Uses 
8-6.96.040 Dimensional Requirements 
 
8-6.96.010  Purpose 
 
The purpose of the OS zone is to provide land for open space and recreational purposes for the 
residents of the city.  The zone implements the Comprehensive Plan policies and regulations that are 
intended to create, maintain, and promote these activities. 
 
8-6.96.020  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.  Permitted uses in the OS zone are: 
 
A. Parks and open space; and 
 
B. Accessory structures. 
 
8-6.96.030  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 OS district are: 

 
 A. Public facilities. 
 
8-6.96.040  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 OS district are as follows: 

 
A. There is no minimum lot size. 
 
B. There is no minimum lot width or lot depth requirement.  
 
C. The minimum setback requirements shall be as follows: 
 

1. Front yard setback of 10 feet; 
 
2. No required side yard setback, except when abutting 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 10 feet shall be required.   
 

D. No building shall exceed a height of 35 feet. 
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E. The maximum height and size and minimum setbacks for accessory structures shall comply 
with the provisions of Chapter 8-6.164, Accessory Structures. 

 
G.F. The maximum coverage of buildings and impervious surfaces shall not exceed 75 percent of 

the total lot area.  
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CITY OF CASCADE LOCKS 
PLANNING COMMISSION 

PUBLIC HEARING 
 

COMMUNITY DEVELOPMENT CODE, 
 ARTICLE V AMENDMENTS 

 

Ordinance No. 468 proposes amendments to Article V Development Review of the Cascade 
Locks Community Development Code. 

On May 8, 2025, at 6:00 PM, in the Council Chambers of the City of Cascade Locks, 140 SW 
WaNaPa Street, the Cascade Locks Planning Commission will hold a public hearing regarding a 
recommendation to the City Council on the potential adoption of Ordinance No. 468. 

The proposed amendment proposes: 

Deleting the existing Article V Development Review of the Cascade Locks 
Community Development Code and replacing it with a new Article V that updates 
site plan and design review requirements. 

The hearing will be conducted in accordance with the rules of CDC Section 8-6.28. Written 
testimony on this proposed action may be submitted prior to, or at the public hearing. Oral 
testimony may be presented at the public hearing. At the public hearing, the Planning 
Commission will receive a staff presentation, and invite both oral and written testimony. The 
Planning Commission may continue the public hearing to another meeting to obtain additional 
information, leave the record open, or close the public hearing and act on the proposed 
amendments as provided by state law. Failure to raise and issue in person or by letter at some 
point prior to the close of the hearing, or failure to provide sufficient specificity to afford the 
decision maker an opportunity to respond to the issue, precludes an appeal to the Land Use 
Board of Appeals (LUBA) based on that issue. 

At least 10 days prior to the hearing, a copy of the proposed amendments and associated staff 
report will be available for inspection at the City Hall offices located at 140 SW WaNaPa Street.  
All documents will also be available for review on the City’s website under the 
Department/Planning and Zoning Tabs (www.cascade-locks.or.us). 

Following the hearing, the Planning Commission will make a recommendation to the City 
Council. The City Council will make a final decision regarding the Planning Commission 
recommendations following its own public hearing on June 10, 2025, at 7:05 PM in the City 
Council Chambers located at 140 SW WaNaPa Street. For further information, please contact 
Amanda Ferguson at afergus4@uoregon.edu.  

http://www.cascade-locks.or.us/
mailto:afergus4@uoregon.edu


         AGENDA ITEM NO: ______ 

 

CASCADE LOCKS STAFF REPORT 
Date Prepared: April 1, 2025 
 
For Planning Commission Meeting on: May 19th, 2025 
 
TO:   Chair and members of the Cascade Locks Planning Commission 
 
PREPARED BY:  Jordon Bennett, City Administrator 
 
SUBJECT: Adoption of revised Cascade Locks Development Code Article V Development Review 
 
SYNOPSIS:  
 
In 2022, the City of Cascade Locks worked with consultants from the University of Oregon’s 
Institute for Policy Research and Engagement (IPRE) to develop a Strategic Plan for the City. 2023 
Strategic Plan goals for Cascade Locks follow five categories or themes for action: Downtown 
Revitalization, Communication Enhancement, Code Improvements, Public Service, and 
Affordable Housing. Many of these goals focus on improving the downtown visually and 
functionally, making the city’s processes more “business friendly”, and updating the City of 
Cascade Locks Development Code to reflect current community priorities.  
 
In 2024, the City of Cascade Locks obtained a Technical Assistance Grant from the Department of 
Land Conservation and Development to hire a consultant to assist the City of Cascade Locks in 
implementing the key short-term goals of the Strategic Plan – development of a Downtown Plan 
and revision of related aspects of the Cascade Locks Development Code to be more business-
friendly. Cascade Locks contracted again with IPRE to develop this plan, which was completed in 
the winter of 2025. 
 
Major goals of the Downtown Revitalization Plan are: 1) to assess current assets, evaluate existing 
barriers to economic goals, present actionable recommendations to improve the downtown, 
including design code amendments, increased public parking options, recreational trail 
connections, signage improvements, and identifies funding options for key projects; 2) to develop 
draft language for updating or replacing the Cascade Locks Community Development Code that 
results in friendlier processes and procedures for developers, businesses, residents and City staff; 
and 3) to engage the community through open and transparent processes and significant resident 
involvement. 
 
IPRE staff, City staff, and the Downtown Revitalization Project Steering Committee have 
developed proposed amendments to the Cascade Locks Development Code to meet the goals 
and objectives of the Downtown Revitalization Plan. These amendments include revisions to 



Article V Review Procedures that are designed to simplify the City’s administrative processes, 
reduce the burden on the Planning Commission, and remove existing administrative barriers to 
development.  
 
Proposed amendments to Article V include modifications to: 
 
8.6.148.010 Purpose – to remove references to the outdated Downtown Plan 
 
8-6.148.020 Applicability of Provisions – to create two levels of Plan Review, City Administrator 
Level Site Plan Review and Planning Commission Level Design Review. New additions have also 
been made to the list of “exempt” activities. 
 
8-6.148.030 Administration – to clarify the administrative procedures associated with Site Plan 
Review and Design Review. 
 
8-6.148.040 Submittal Requirements – to bring requirements for submission format (of plans) 
into alignment with current expectations. 
 
8-6.148.090 Landscape/Streetscape Plans – to remove requirement for submission of plans of 
exterior furniture and fixtures not attached to building. 
 
8-6.148.110 Approval Standards – to remove reference to Architectural Review Committee and 
simplify requirements for Multi-Family Residential structures, including removal of private 
outdoor area requirement and additional buffering requirements. 
 
8-6.148.120 Exceptions to Provisions – to fix formatting and add potential modification 
justification for Design Review applications to preserve natural features or visual amenities of 
property. 
 
8-6.148.140 Maintenance – to clarify that buildings and structures must be maintained in good 
serviceable quality.  
 
8-6.152.060 Conditional Use, Approval Standards for Specific Uses – to remove noise from 
approval criteria, as it is not a land use issue per LUBA case law, to remove allowance for over-
height buildings (which should require a variance), and to add requirement for drive-through 
queuing areas. 
 
8-6.156.050 Specific Provisions for Nonconforming Situations – to reduce threshold for 
replacement of nonconforming use from 80% to 60% of assessed value. 
 
Chapter 8-6.160 Variance – to create a three-tiered administrative process for Variances. 
 
Chapter 8-6.164 Accessory Structures – to delete entire section. 
 



Chapter 8-6.165 Accessory Residential Units – to simplify approval standards for ARUs. 
8-6.172.050 Annexation, Approval Standards – to reduce required criteria for Annexation of 
properties within the urban growth boundary into city limits to the minimum necessary to ensure 
adequate provision of utilities and services. 
 
8-6.176.030 Comprehensive Plan, Zoning and Development Code Amendments, Administration 
– to allow for the submission of Legislative amendments by others than the City of Cascade Locks 
(following a preapplication meeting).  
 
CITY COUNCIL OPTIONS:  
 Rescind existing Article V Development Review and REPLACE with revised Article V 

Development Review as recommended by the Cascade Locks Downtown Revitalization 
Steering Committee and shown in the attached draft Ordinance. 

 Adopt parts of the proposed revisions, but not all. 
 Retain the existing Article V Development Review. 

 
RECOMMENDED MOTION:  
 
Move to recommend City Council adopt the attached Ordinance amending the Community 
Development Code Article V Development Review. 
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ORDINANCE NO.  468 
 
 

AN ORDINANCE AMENDING THE COMMUNITY DEVELOPMENT CODE 

ARTICLE V DEVELOPMENT REVIEW 

 

WHEREAS, the City’s Planning Commission held a Public Hearing on 
______________, on the issue of deleting the existing Article V Development 
Review of the Cascade Locks Community Development Code and replacing it with 
a new Article V that updates site plan and design review requirements (Exhibit 
A); and 

WHEREAS, the City’s Planning Commission approved the draft language to 
amend the Community Development Code Article V and recommended adoption 
to the City Council; and 

WHEREAS, the City Council held a Public Hearing on the issue of adopting the 
Code amendment ordinance on ___________; and 

WHEREAS, the City Council makes the following findings in accordance with the 
criteria of CDC 8- 6.176.050: 

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

 
A. 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 Plan or 

Development Code provisions. 
D. Promote provision of adequate public facilities and services for the 

community. 
 

The following findings of fact are offered in support of the proposed 
amendments: 

 
A. Comply with the Statewide Planning Goals and related administrative 

rules. 
 

FINDING: Of the Statewide Planning Goals only the following three are 
relevant to the proposed amendment: Goal 1 – Citizen Involvement; Goal 9 
– Economic Development; Goal 10 – Housing. 
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FINDING: Goal 1 – Public involvement is a required part of land use 
planning in Oregon. The proposed modifications to Article III are in 
compliance with this requirement, as they were made through an 
exhaustive community-driven process as part of the Cascade Locks 
Downtown Revitalization Plan project. This process included a steering 
committee appointed by the City of Cascade Locks City Council, extensive 
interviews with property owners and community groups, a community-
wide survey, several public open houses, a Downtown walking tour, and a 
website. As public involvement and consensus was integral to the 
development of this proposed modification to Article III, the proposed code 
amendment is in compliance with Goal 1. 
 
FINDING: Goal 9 – The purpose of Goal 9 planning is to make sure cities 
and counties have enough land available to realize economic growth and 
development opportunities. The proposed modifications to Article V are 
intended to implement the Cascade Locks Strategic Plan and the Cascade 
Locks Downtown Revitalization Plan, adopted in 2025. These modifications 
provide a simplify submission requirements and administration of the 
Development Code and clarify the difference between Site Plan review and 
Design Review, which will facilitate development. The modifications also 
modify the Variance section to allow for faster review of small variances 
and more comprehensive analysis of greater variances. As these 
modifications will remove barriers to new development while improving 
the administration of the Development Code, these changes to Article V are 
in compliance with Goal 9. 

 
FINDING: Goal 10 – Goal 10 requires communities to maintain an inventory 
of lands that can be used to meet the community’s needs for housing. This 
includes offering people a range of different places to live, different 
community densities to choose from, and options that do not overburden 
the financial resources of the group living there. The proposed 
modifications to Article V are primarily to administrative sections and are 
intended to simplify and clarify the development process. These 
modifications include changes to the Accessory residential Units standards, 
which clarify the requirements for these types of accessory residential uses. 
Through these modifications, this development code change meets the 
goals of Goal 10. 

 

B. Comply with the Comprehensive Plan goals, policies, and 
implementation strategies. 
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The following Comprehensive Plan Goals and Policies are relevant to the 
proposed Code amendment: 
 
FINDING: The development of the proposed amendment followed an 
extensive community engagement plan, which complies with the 
Comprehensive Plan Citizen Involvement goal by improving the 
opportunity for citizens to actively participate in all phases of the planning 
process. 
 
FINDING: The proposed amendment complies with the Comprehensive Plan 
Jobs Creation goal by implementing the Economic Development Plan for 
the City of Cascade Locks. 
 
FINDING: The proposed amendment complies with the Comprehensive Plan 
Housing Opportunities Goal to provide adequate housing opportunities and 
Policy 1, “Encourage a variety of housing types and prices.” It also 
complies with Implementation Strategy 2, “Streamline ordinance 
procedures to make it easier to provide new housing.” 
 
FINDING: The proposed amendment complies with the Comprehensive Plan 
Commercial and Industrial Revitalization and Development Goal of 
promoting a “diversified city economy” and related Policies, including 
Policy 2, “provide sufficient quantities of appropriately located and zoned 
land for new businesses in the community,” Policy 3, “Provide facilities, 
services, and amenities to promote tourism” and Policy 4, “Promote the 
downtown as the primary commercial and service center of the city.” 
 
FINDING: The proposed amendment complies with the Land Use Planning 
Implementation Strategy by amending zoning designations and code as 
necessary to address changing circumstances. 

 

C. Be internally consistent with related Comprehensive Plan or 
Development Code provisions. 

 
FINDING: The proposed language improves and makes more consistent the 
provisions of the Development Code by clarifying and simplifying the 
requirements for Site Plan and Design Review, Conditional Use, and 
Variance applications and administration in a manner that is consistent 
with the goals of the Comprehensive Plan, Cascade Locks Strategic Plan, 
and Cascade Locks Community Development Code. 
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D. Promote provision of adequate public facilities and services for the 
community. 
 

FINDING: The proposed language provides clear administrative procedures 
for new development, which include the provision of adequate public 
facilities and allow for the provision of needed community services. 

 

 NOW THEREFORE: 
 

THE CITY OF CASCADE LOCKS, HOOD RIVER COUNTY, OREGON, ORDAINS 
AS FOLLOWS: 

  
SECTION 1.   Article V Development Review is hereby rescinded in its entirety and 
replaced with the revised Article V as follows:   

 
ARTICLE V 

DEVELOPMENT REVIEW 
 

Chapter 8-6.148 
 

SITE PLAN AND DESIGN REVIEW 
 
Sections 
 
8-6.148.010 Purpose 
8-6.148.020 Applicability of Provisions 
8-6.148.030 Administration 
8-6.148.040 Submittal Requirements 
8-6.148.050 Site Conditions 
8-6.148.060 Site Plan 
8-6.148.070 Grading Plan 
8-6.148.080 Architectural Drawings 
8-6.148.090 Landscape Plans 
8-6.148.100 Sign Plan 
8-6.148.110 Approval Standards 
8-6.148.120 Exceptions to Provisions 
8-6.148.130 Agreement and Security 
8-6.148.140 Maintenance 
 
8-6.148.010 Purpose 
 
A. The purpose of the site plan and design review provisions is to establish process and standards for 

the review of development proposals to assist in conserving and enhancing the appearance of the 
city, and to assist in promoting functional, safe and innovative site development, and to implement 
the Downtown Plan.... 

 
B. It is in the public interest that this chapter be applied to: 
 

1. Eliminate undue burdens on public facilities; and 
 
2. Assure that scale, layout and design are compatible with the surrounding environment and 

the character of the surrounding neighborhood or area. 
 
3. Implement the “Cascade Locks Downtown Plan and Strategy – 2003.” 
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C. The intent is to assure that: 
 

1.  There is compatibility between adjoining uses; 
 
2.  Privacy is maximized; 
 
3. Private and common outdoor space is provided; 
 
4. Vehicular, pedestrian, and bicycle access and circulation are safe and convenient; 
 
5. Parking areas are made attractive and safe;  
 
6. The site is well drained; 
 
7. The needs of the handicapped are met; 
 
8. Adequate landscaping is provided to assure visual quality; and 
 
9. Crime prevention and public safety factors are considered. 

10. Downtown 
development is consistent with the intent and provisions of the “Cascade Locks Downtown Plan and 
Strategy – 2003.” 

   
8-6.148.020 Applicability of Provisions 
 
Site plan review shall be applicable to all new developments and major modifications of existing 
developments. In addition, Design Review shall may be applicable to all new development in the D 
(Downtown) zone and the C (Commercial) and RC (Resort Commercial) zones in the Downtown area.  
 
The following shall be exempt from City Administrator level Site Plan Review or Planning Commission 
level Design Review:, except it they shall not apply to: 
 
A. Single-family detached dwellings or manufactured homes on individual lots, and accessory parking 

on the same lot. 
 
B. A single duplex, or up to two single family attached (town home) units not requiring a land division, 

and accessory parking on the same lot.A duplex, not being reviewed as part of any other 
development. 

 
C. Home occupations as defined in this title. 
 
D. Family day care (Family Care) as defined in this title. 
 
E. Residential home as defined in this title. 
 
F. Temporary outdoor businesses requiring a permit under Municipal Code Chapter 110; 
 
G. Accessory structures and accessory parking; 
 
H. Development and land uses that are part of a previously approved Site Design Review or Conditional 

Use Permit application; 
 
I. Public improvements required by a condition of approval (e.g., transportation facilities and 

improvements, parks, trails, and similar improvements); 
 
J. Maintenance of existing buildings, including painting, siding, and roofing replacement, provided 

the architectural design standards applicable to each zone are followed. 
 
FK. A minor modification of an existing development which does not cause or create: 
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A. An increase in dwelling unit density or increase in lot coverage for residential development; 
 
2. A change in the ratio or 
number of different types of dwelling units; 
 
3. A need for 2 or more 
additional on-site parking in accordance with this title; 

 
14. An increase in the height of the building(s) by more than 20 percent; 
 
52.  A change in the type and location of accessways and parking areas where off-site traffic 

would be affected; 
 
63.  An increase in vehicular traffic to and from the site of more than 20 vehicles per day as 

determined by using the International Transportation Engineer's (ITE’s) Manual or a 
professional traffic engineer; 

 
74. An increase in the floor area of a residential use of more than 1,000 square feet; 
 
85.  An increase in the floor area of nonresidential uses by more than 10 percent, excluding 

expansions under 5,000 square feet; 
 
96. A reduction in project amenities below the minimum established by this title or by more than 

10 percent where specified in the approved site plan including: 
 

a. Recreational facilities; 
 
b. Screening and buffer areas; and/or 
 
c. Landscaping and open space. 
 

107. A modification of the conditions imposed at the time of site plan or design review or 
conditional use approval. 

 
GL. Alterations which cause or create one or more of the impacts listed in Section 8-6.148.020 KF. shall 

be considered as a major modification. 
 
H. A temporary retail and 
service use in a commercial zoning district shall be permitted without a site plan review or conditional use 
approval provided it does not operate for more than 360 days. This provision only applies to a single or two 
such uses clustered together. A cluster of three or more temporary retail and service uses is subject to the 
provisions of this chapter.  
 
 
8-6.148.030 Administration 
 
A         A Site Plan Review requiring an architectural analysis for the Downtown Zone shall be       completed 

by the Architectural Review Committee (ARC) as set forth in 8-6.20.070 (a) through (d). 
 
BA.      Land Use Review: Permits for modifications or developments which are exempt from Site Plan or 

Design Review per 8-6.148.020 shall be administered and reviewed as an Administrative decision 
in accordance with Article II, Procedures, of this title.  

 
B. Site Plan Review: Major modifications to existing development and new buildings shall be 

administered and reviewed as a City Administrator decision in accordance with Article II, 
Procedures, of this title. 

 
C. Design Review: Major modifications to existing development and new buildings that request 

modifications to nondiscretionary criteria shall be administered and reviewed as a   Design and Site 
Plan Review applications and major modifications to existing     development shall be administered 
and reviewed as a Planning Commission review in accordance with Article II, Procedures of this 
title.   
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C. Minor modifications, as described in subsection 8-6.148.020 F. above, shall be administered and 

reviewed as a City Administrator decision in accordance with Article II, Procedures, of this title. 
 
D. Permits to construct a single family residence or duplex shall be administered and reviewed as an 

Administrative decision in accordance with Article II, Procedures, of this title.  
 
[SECTION 8-6.148.030 ADMINISTRATION AMENDED BY ORDINANCE NO. 422, ADOPTED 
BY THE CITY COUNCIL ON MARCH 25, 2013.] 
 
8-6.148.040 Submittal Requirements 
 
A. In addition to the application form and information required in Section 8-6.24.030, the applicant 

shall submit each of the following: 
 

1. A site plan, with the number of copies to be determined at the preapplication conference, 
and necessary data or narrative which explains how the development conforms to the 
standards using the following format: 

 
a.  The site plans and required drawings shall be drawn on sheets preferably not 

exceeding 18 inches by 24 inches; 
 
b. The site plan shall be drawn using an engineering scale to scale; and 
 
c. All drawings of structure elevations or floor plans shall be drawn using a standard 

architectural scale of 1/4 inch or 1/8 inch equals 1 inch.to scale. 
 

2. The site plan, data and narrative shall include the following: 
 

a. An existing site conditions analysis as described in Section 8-6.148.050; 
 
b.  A site plan, as detailed in Section 8-6.148.060; and 
 
c. A grading plan as detailed in Section 8-6.148.070. 
 

3. Architectural elevations of all structures as detailed in Section 8-6.148.080. 
 
4. A landscape plan as detailed in Section 8-6.148.090. 
 
5. A sign plan as detailed in Section 8-6.148.100 (optional). 
 

B. The Administrator may require information in addition to that required by this chapter when it is 
found that certain information is necessary to properly evaluate the application. 

 
C. The Administrator may waive a specific requirement for information when it is found that such 

information is not necessary to properly evaluate the application. 
 
8-6.148.050 Site Conditions 
 
The site analysis drawings shall include: 
 
A. A vicinity map showing streets and access points, pedestrian and bicycle pathways, and utility 

locations. 
 
B. The site size and its dimensions. 
 
C. Topography (base maps available at City Hall). 
 
D. The location of drainage patterns and drainage courses. 
 
E. The location of natural hazard areas including: 
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1. The 100-year flood plain (Chapter 8-6.120); 
 
2. Areas of potential geologic hazard (Chapter 8-6.124); 
 
3. Areas having a severe soil erosion potential; 
 
4. Areas having severe weak foundation soils; and 
 
5. Airport protection areas (Chapter 8-6.132). 
 

F. The location of wetland and riparian areas (Chapter 8-6.128) including those shown on the National 
Wetland Inventory Maps (available at City Hall): 

 
1. Wildlife habitats; 
  
2. Wetlands; and 
 
3. Riparian areas. 
 

G. The location of other significant natural features including, but not limited to: 
 

1. Rock outcroppings; 
 
2. Steep slopes over 25% (4:1); 
 
3. Trees or groupings of trees with 6 inches diameter or greater measured 4 feet from ground 

level; or 
 
4. Streams, springs, or drainage ways. 
 

H. The location of existing structures on the site and proposed use of those structures. 
 
 
 
 
8-6.148.060 Site Plan 
 
The proposed site plan shall be at the same scale as the site analysis and shall include the following 
information: 
 
A. The proposed site and surrounding properties. 
 
B. The location, dimensions and names of all: 
 

1. Existing and platted streets and other public ways and easements on the site and on adjoining 
properties; and 

 
2. Proposed streets or other public ways and easements on the site.  
 

C. The location and dimensions of: 
 

1. Entrances and exits on the site; 
 
2. Parking and circulation areas; 
 
3. Loading and service areas; 
 
4. Pedestrian and bicycle circulation; 
 
5. Outdoor common areas; and 
 
6. Above ground utilities.  
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D. The location, dimensions, setback distances, and orientation of all: 
 

1. Existing structures, improvements on the site or which are located on adjacent property 
within 25 feet of the site; and  

 
2. Proposed structures, improvements, and utilities on the site. 
 

E. The location of all areas to be landscaped. 
 
F. The location and type of outdoor lighting. 
 
8-6.148.070 Grading Plan 
 
If applicable, the site plan shall include a grading plan at the same scale as the site analysis drawings and 
shall contain the following information: 
 
A. The location and extent to which grading will take place indicating general contour lines, slope 

ratios, and slope stabilization proposals. 
 
B. A statement from a registered engineer supported by factual data substantiating: 
 

1. The validity of the slope stabilization proposals;  
 
2. That any increase in intensity of the runoff caused by development will be facilitated on the 

site and the intensity of runoff leaving the site in its developed state shall not exceed that in 
its undeveloped state.  The statement shall include as a minimum a storm frequency of 
occurrence of ten years or greater, depending upon evaluation of potential for damage when 
a storm of higher frequency occurs; 

 
3. When on-site detention of an increased volume of water caused by development is not 

feasible or acceptable, a plan which identifies and which mitigates any off-site adverse 
effects resulting from increased runoff shall be prepared by a registered civil engineer; and 

 
4. Proper erosion control techniques to be used during construction. 
 

C. The Oregon Department of Transportation requires a permit for drainage connections to state 
facilities and review of potential impacts of a 25-year storm event. 
 

8-6.148.080 Architectural Drawings 
 
The application shall include: 
 
A. Floor plans indicating the square footage of all structures proposed for use on-site; and 
 
B. Typical elevation and section drawings of each structure with at least one of the drawings in color 

showing all the proposed colors for the structure or structures. 
 
C. A color palette of all colors to be used on the exterior of all structures.   
 
8-6.148.090 Landscape/Streetscape Plans 
 
A. The landscape and streetscape plan shall be drawn at the same scale as the site analysis plan, or a 

larger scale if necessary, and shall indicate: 
 

1. Proposed irrigation method if applicable; 
 
2. Location and height of fences, buffers, and screening; 
 
3. Location of terraces, decks, shelters, play areas, and common open spaces; and 
 
4. Location, type, size and species of existing and proposed plant materials. 
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5. Within the D zone, and the C and RC zones in the Downtown area, plans will also be 

submitted for all furniture, fixtures, and structures not attached to the main building 
indicating location and design. 

 
B. The landscape plan shall include a narrative which addresses: 
 

1. Soil conditions; and 
 
2. Erosion control measures that will be used. 
 

8-6.148.100 Sign Plan 
 
Sign drawings may be submitted in accordance with Chapter 8-6.144 of this title.  Signs which are not 
reviewed as part of site plan or design review shall be subject to an administrative review by the City 
Administrator as provided in Article II, Procedures of this title. 
 
8-6.148.110 Approval Standards 
 
The Planning Commission shall receive an Architectural Review Committee recommendation on a specific 
site design for all proposed developments in the Downtown Zone. The City Administrator or Planning 
Commission shall approve, approve with conditions or deny an application based on findings of fact with 
respect to the approval standards of this section.  
 
 
A. The applicable provisions of this title are: 
 

1. Accessory structures - Chapter 8-6.164; 
 
2. Additional yard and setback requirements - Section 8-6.44.060; 
 
3. Base zone requirements - Chapters 8-6.44 through 8-6.96; 
 
4. Building height exceptions - Section 8-6.44.060; 
 
5. Circulation and access - Chapter 8-6.112; 
 
6. Landscaping and screening - Chapter 8-6.104; 
 
7. Parking and loading - Chapter 8-6.108; 
 
8. Public facility and service requirements; 
 
9. Flood Plain Overlay Zone - Chapter 8-6.120; 
 
10. Geologic Hazard Overlay Zone - Chapter 8-6.124; 
 
11. Airport Protection Overlay Zone - Chapter 8-6.132 
 
12. Downtown Design Overlay Zone - Chapter 8-6.136; 
 
13. Signs - Chapter 8-6.144; 
 
14. Vision clearance - Chapter 8-6.116; 
 
15. Wetland and Riparian Areas - Chapter 8-6.128; and 
 
16. Manufactured and Mobile Homes - Chapter 8-6.100. 
 
17. The Design Standard sections of the D, C, and RC zones. 
 
18. Traffic Impact Analysis – Chapter 8-6.145 
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B. Relationship of the Natural and Physical Environment 
 

1. Buildings shall be: 
 

a. Located to preserve existing trees, topography, and natural drainage to the degree 
possible; 

 
b. Located in areas not subject to ground slumping or sliding; and 
 

2. Trees having a 6-inch diameter or greater diameter, 4 feet from the base, shall be preserved 
or replaced by new plantings. 

 
C.  Multi-family Residential design standards 
  

1.  Exterior Elevations 
 

 1a. Along the vertical face of single-family attached and multifamily structures, offsets 
shall occur at a minimum of every 30 feet by providing any two of the following: 

 
a1. Recesses (decks, patios, entrances, floor area, etc.), of minimum depth of 

eight feet; 
  
b2. Extensions (decks, patios, entrances, floor area, etc.), of minimum depth of 8 

feet, a maximum length of an overhang shall be 25 feet; or 
 
c3. Offsets or breaks in roof elevations of 3 or more feet in height. 

 
D. Buffering, Screening and Compatibility between Abutting or Neighboring Uses 
 

In addition to the Landscaping and Beautification standards in Chapter 8-6.104, the approval 
authority may require additional buffering or screening between different types of land uses (for 
example, between single-family and multifamily residential, or residential and commercial) which 
are abutting or within 250 feet of the subject property. Additional buffering or screening may be 
required to address compatibility issues presented by such things as service areas, storage areas, 
parking lots, exterior lighting, and mechanical devices on rooftops (e.g., air cooling and heating 
systems).  The following factors shall be considered to determine the design of the buffer: 

 
1. The purpose of the buffer, for example to decrease noise levels, absorb air pollution and 

odors, filter dust, or provide a visual barrier; 
 
2. The width and height of the buffer required to achieve its intended purpose; 
 
3. The directions from which buffering is needed; 
 
4. The required density of the buffering; and 
 
5. Whether the viewer is stationary or mobile. 
 

E 2. . Privacy and 
Noise 

 
1a. Structures which include residential dwelling units shall provide private outdoor 

areas that are screened from adjoining units; 
Private Outdoor Areas - Residential Uses 
 
1. In addition to the 
requirements of Subsection 8-6.148.110 D. 2, each ground level residential living unit shall have an outdoor 
private area (patio, terrace, porch), and shall be at least 48 square feet in size with a minimum width 
dimension of 4 feet and:  Balconies used for entrances or exits shall not be considered as open space except 
where such exits or entrances are for the sole use of the unit. 
G 3. Shared Outdoor Recreation Areas - Residential Uses 
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1a. In addition to the requirements of Subsections 8-6.148.110 E. and F., outdoor 

recreation space shall be provided in multi-family or manufactured/mobile home 
park residential development for the shared or common use of all residents in the 
following amounts: 

 
a1. Studio size up to and including two-bedroom units, 200 hundred square feet 

per unit; and 
 
b2. Three or more bedroom units, 300 square feet per unit. 

 
2b. The required recreation space may be provided using one or more of the following 

options: 
 

a1. It may be all outdoor space; 
 
b2. It may be part outdoor space and part indoor space, for example, an outdoor 

tennis court, and indoor recreation room; 
 
c3. It may be all public or common space; 
 
d4. It may be part common space and part private, for example, it could be an 

outdoor tennis court, indoor recreation room and balconies on each unit; or 
 
e5. Where balconies are added to units, the balconies shall not be less than 48 

square feet. 
 

H. 4. Demarcation of Public, Semipublic and Private Spaces - Crime Prevention 
 

1a. The structures and site improvements shall be designed so that public areas such as 
streets or public gathering places, semipublic areas and private outdoor areas are 
clearly defined in order to establish persons having a right to be in the space, in order 
to provide for crime prevention and to establish maintenance responsibility; and 

 
2b. These areas may be defined by: 

 
a1. A deck, patio, low wall, hedge, or draping vine; 
 
b2. A trellis or arbor; 
 
c3. A change in the texture of the path material; 
 
e4. Signs; or 
 
f5. Landscaping. 

 
3c. Mail boxes shall be located in lighted areas having vehicular or pedestrian traffic. 
 
4d. Light fixtures shall be provided in parking lots, stairs, ramps, and abrupt grade 

changes.   
 

ID. Landscaping 
 

1. All landscaping shall be designed in accordance with the requirements set forth in this title. 
 
2. Residential Zones.  In addition to the open space and recreation area requirements of 

subsections 8-6.148.110 E. and F., a minimum of 25 percent of the gross area including 
parking, loading and service areas shall be landscaped. 

 
3. CR, RC, LI, P, and OS Zones.  A minimum of 15 percent of the site area shall be landscaped. 
 
4. HI Zone.  A minimum of 10 percent of the site area shall be landscaped. 
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5. C Zone.  A minimum of 5 percent of the site area shall be landscaped. There shall be no 

minimum requirement. 
 
6. D Zone. A minimum of 5 percent of the site area shall be landscaped. 
 
7. Parking, Loading or Service Areas. 
 

a. A parking, loading or service area which abuts a street shall be set back from the 
right-of-way line by a landscaped strip at least 10 feet in width and the landscaped 
area shall: comply with the provisions of Chapter 8-6.104, Landscaping. 

 
b. A parking, loading or service area which abuts a property line shall be separated from 

the property line by a landscaped area that complies with the provisions of Chapter 
8-6.104, Landscaping. 

 
JE. Drainage 
 
 All drainage plans shall be designed to comply with city public facilities standards and Oregon 

Department of Transportation requirements. 
    
KF. Natural Features 
 
 Evidence of compliance with applicable state and federal protection and notification requirements 

regarding wetlands, riparian areas, and wildlife habitat. 
 
LG. Mail Boxes 
 
 Mail boxes are prohibited in public road right-of-way. 
 
8-6.148.120 Exceptions to Provisions 
 
A. The Planning Commission may grant an exception to the dimensional building setback or yard 

requirements of the applicable zone based on findings that the approval will result in the following: 
1. A. A reduction of a required setback which is not greater than 15 percent; and 

 
B. 2.  Promotion of a more 

efficient use of the site or preservation of unique site conditions or features such as wetlands, 
flood plains, steep slopes, or mature trees. 

 
CB. The Planning Commission, as part of the site Ddesign Rreview process, may allow modification to 

the site design requirements in the Downtown, Commercial, or Commercial/Residential Zones when 
both of the following criteria are satisfied: 

 
a. The modification is necessary to provide design flexibility where: 

 
1. Conditions unique to the site require such modification; or,  

 
b2. Parcel shape or configuration precludes compliance with provisions; or, 
 
3. A modification is necessary to preserve trees, other natural features or visual amenities 

determined by the Planning Commission to be significant to the aesthetic character of the 
area. 

 
b. 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 applicable zone’s design provisions.  

 
8-6.148.130 Agreement and Security 
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The developer and property owner shall, as a condition of approval, execute a development agreement for 
any public improvements required by site plan review.  The agreement shall be on a form approved by the 
city attorney.  The property owner may be required to file with the city a performance bond or other security 
as approved by the city attorney to assure full performance of the required improvements.  The bond shall 
be for the estimated cost of the improvements plus 10 percent.  The bond shall remain in effect until the 
public improvements are accepted by the city. Landscaping shall be installed prior to issuance of an 
occupancy permit unless the City Administrator determines that a delay in planting is justified to promote 
the maintenance of the landscaping.  In this case, security equal to the cost of landscaping, as determined 
by the City Administrator, must be filed with the city assuring installation of landscaping within six months 
after occupancy. 
 
8-6.148.140 Maintenance 
 
All on-site improvements shall be the ongoing responsibility of the property owner or occupant.  Should 
landscaping materials die after installation, it shall be the ongoing responsibility of the property owner to 
provide replacement plantings to maintain the intent of the approved landscape plan.  All other facilities, 
including all buildings and structures, parking areas, walks, signage and other improvements shall be 
maintained in good serviceable quality so that the quality appearance of the site is maintained at all times.  
 
 
 
 
 
 
 
 

Chapter 8-6.152 
 

CONDITIONAL USES 
 
Sections 
 
8-6.152.010 Purpose 
8-6.152.020 Applicability of Provisions 
8-6.152.030 Administration 
8-6.152.040 Submittal Requirements 
8-6.152.050 General Approval Standards 
8-6.152.060 Approval Standards for Specific Uses 
8-6.152.070 Conditions of Approval 
8-6.152.080 Exceptions to Provisions 
8-6.152.090 Agreement and Security 
8-6.152.100 Maintenance 
 
8-6.152.010  Purpose 
 
A. A conditional use review is intended to evaluate land uses which are generally regarded as being 

appropriate provided that the potential negative impacts of the use are properly mitigated. 
 
B.  In permitting such uses, it shall be determined that the use at the particular location is desirable to 

the public convenience and welfare and not detrimental or injurious to the public health, peace or 
safety or to the character of the surrounding properties. 

 
C. It is in the public interest that this chapter be applied to: 
 

1. Eliminate undue burdens on public facilities; and 
 
2. Assure that scale, layout and design of a proposed conditional use are compatible with the 

environment and the character of the surrounding neighborhood or area. 
 

D. The intent is to assure that: 
 

1.  There is compatibility between adjoining uses; 
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2.  Privacy is maximized; 
 
3. Private and common outdoor space is provided; 
 
4. Vehicular, pedestrian, and bicycle access and circulation is safe and convenient; 
 
5. Parking areas are made attractive and safe; 
   
6. The site is well drained; 
 
7. The needs of the handicapped are met; 
 
8. Adequate landscaping is provided to assure visual quality; and 
 
9. Crime prevention and public safety factors are considered.   

 
 
8-6.152.020  Applicability of Provisions 
 
A. The provisions of this chapter shall apply to all conditional uses listed in this title.  It shall also apply 

to a proposed major modification of an existing development using the criteria described in Section 
8-6.148.020 F. of this title. 

 
B. Minor modifications of an existing conditional use, using criteria described in Section 8-6.148.020 

F., shall not be subject to the provisions of this chapter.  
 
C. In the case of a use existing prior to the effective date of this title, and classified in this title as a 

conditional use, any change in the use or in lot area or an alteration of structure shall conform with 
the requirements of this chapter for conditional uses. 

 
8-6.152.030  Administration 
 
A. Conditional use applications and major modifications of existing conditional uses shall be 

administered and reviewed as a Planning Commission decision in accordance with Article II, 
Procedures of this title. 

 
B. Minor modifications of an existing conditional use shall be administered and reviewed as a City 

Administrator decision in accordance with Article II, Procedures of this title.  
 
8-6.152.040  Submittal Requirements 
 
A. The submittal for a Conditional Use shall be the same as the requirements for Site Plan Review 

applications in Sections 8-6.148.050 through 8-6.148.100 of this title. 
 
B. The Administrator may require information in addition to that required by this chapter when it is 

found that certain information is necessary to properly evaluate the application. 
 
C. The Administrator may waive a specific requirement for information when it is found that such 

information is not necessary to properly evaluate the application. 
 
8-6.152.050  General Approval Standards 
 
The Planning Commission shall approve, approve with conditions, or deny an application for a conditional 
use or major modification of an existing conditional use based on findings of fact with respect to each of 
the following criteria: 

 
A. The site size and dimensions provide adequate area for the needs of the proposed use; 
 
B. The characteristics of the site are suitable for the proposed use considering size, shape, location, 

topography, and natural features; 
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C. All required public facilities have adequate capacity to serve the proposal; 
 
D. The applicable requirements of the zoning district are met except as modified by this chapter;  
 
E. The applicable criteria set forth in Section 8-6.148.110 and Section 8-6.152.060 are met; and 
 
F. The applicable criteria in Section 8-6.152.060 are satisfied.  
 
 
8-6.152.060  Approval Standards for Specific Uses 
 
Additional approval criteria for specific conditional uses are indicated below.  They shall be satisfied in 
addition to Section 8-6.152.050 and the standards of the applicable zoning district. 
 
A. Bed and Breakfast Facilities 
 

1. Minimum lot area of 8,000 square feet. 
 
2. Noise buffering for adjoining residential property for outside activity areas. 
 
23. Sufficient on-site and off-site access and parking to accommodate the anticipated number of 

guests without creating adverse impacts for neighboring properties. 
 

B. Community Services 
 

1. If the use is in a residential zone, its location will not by itself or in combination with other 
nearby conditional uses, decrease the desirability of the area for the retention of existing 
housing or the development of new housing. 

 
2. The proposal will mitigate differences in appearance or scale through such means as 

setbacks, screening, landscaping, and other design features.Buildings over the required 
height of the base zone shall have an additional building setback of 1 foot for every foot over 
the building height standard. 

 
43. The transportation system is capable of safely supporting the proposed use in addition to the 

existing and planned uses in the area.  Evaluation factors include, but are not limited to, 
street capacity and level of service, access to collector or arterial streets, transit availability, 
on-street parking impacts, access requirements, and neighborhood impacts.  

 
54. Safe and convenient pedestrian and bicyclist access shall be provided to the site.  
 

C. Family Care - day care group home and adult day care 
 

1. Minimum lot area of 8,000 square feet. 
2. Noise buffering for adjoining 
residential property for outside activity areas. 
 

32. Sufficient on-site and off-site access and parking to accommodate the anticipated number of 
employees, clients, and visitors without creating adverse impacts for neighboring properties. 

 
D. Hospital 

1. If the use is in a residential zone, its location will not by itself or in combination with other 
nearby conditional uses, decrease the desirability of the area for the retention of existing 
housing or the development of new housing. 

2. The proposal will mitigate differences in appearance or scale through such means as 
setbacks, screening, landscaping, and other design features. 

3. Buildings over the required height of the base zone shall have an additional building setback 
of 1 foot for every foot over the building height standard. 
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4. Nearby properties shall be buffered from potential noise impacts related to activities 
occurring on the site. 

 
53. The transportation system is capable of safely supporting the proposed use in addition to the 

existing uses in the area.  Evaluation factors include, but are not limited to, street capacity 
and level of service, access to arterials, transit availability, on-street parking impacts, access 
requirements, neighborhood impacts, and pedestrian and bicyclist safety. 

 
64. Any ambulance service provided by the hospital shall have direct access to a collector or 

arterial street.  
 

E. Industrial Services, Heavy 
 

1. Outdoor storage areas for vehicles or equipment shall be screened with fences, walls, 
evergreen landscaping, or similar method.  

 
2. Nearby properties shall be protected from potential impacts from noise, fumes, odors, dust, 

or glare related to activities occurring on the site, including inside the building(s). 
                       
3. The transportation system is capable of safely supporting the proposed use in addition to the 

existing and planned uses in the area.  Evaluation factors include, but are not limited to, 
street capacity and level of service, access to collector or arterial streets, on-street parking 
impacts, access requirements, neighborhood impacts, and pedestrian and bicyclist safety.  

 
4. All storage or use of flammable or hazardous substances proposed on the site have been 

approved by the Fire Chief and/or other appropriate regulatory agencies. 
 

F. Marinas 
 

1. The transportation system is capable of safely supporting the proposed use in addition to the 
existing and planned uses in the area.  Evaluation factors include, but are not limited to, 
street capacity and level of service, access to collector or arterial streets, on-street parking 
impacts, access requirements, neighborhood impacts, and pedestrian and bicyclist safety.  

 
2. Business hours shall be limited between 8 a.m. and 10 p.m. for any incidental commercial 

uses, such as boat fuel sales, unless the approval authority finds that the proposed use can 
successfully satisfy the applicable criteria in this chapter with extended hours.  If extended 
hours are approved, they shall be specified by the approval authority.   

3. Nearby properties shall be buffered from potential noise, lighting, and other impacts related 
to activities occurring on the site. 

 
34. The marina has or shall obtain all necessary development permits from state and federal 

agencies and the Columbia River Gorge Commission. 
 

G. Parks and Open Space 
 

1. Active recreation areas, such as playgrounds, tennis courts, basketball courts, and baseball 
diamonds, and off-street parking lots shall be located a minimum of 50 feet from any 
adjoining residential properties. 

2. Nearby residential properties shall be buffered from potential noise impacts related to 
activities occurring on the site. 

 
32. Safe vehicular, bicycle, and pedestrian access shall be available to the site. 

 
H. Public Facilities 
 

1. If the use is in a residential zone, its location will not by itself or in combination with other 
nearby conditional uses, decrease the desirability of the area for the retention of existing 
housing or the development of new housing. 
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2. The proposal will mitigate differences in appearance or scale through such means as 
setbacks, screening, landscaping, and other design features.3. Nearby residential 
properties shall be buffered from potential noise impacts related to activities occurring on 
the site. 

 
43. Facilities that will generate significant traffic volumes, shall have direct access to 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 Fire Chief. 

 
I. Quick Vehicle Servicing 

1. All cleaning, repair, and maintenance work shall be conducted indoors. 
2. Outdoor storage areas for vehicles or equipment shall be screened with fences, walls, 

evergreen landscaping, or similar method.  
43. The transportation system is capable of safely supporting the proposed use in addition to the 

existing and planned uses in the area.  Evaluation factors include street capacity and level of 
service, access to collector or arterial streets, on-street parking impacts, access requirements, 
neighborhood impacts, and pedestrian and bicyclist safety.  

4. Drive-up/in queuing areas shall be designed so that vehicles do not obstruct a driveway, fire 
access lane, walkway, or public right-of-way. 

J. Recreational Vehicle Campground 
1. Activity areas, such as playgrounds, tennis courts, basketball courts, and baseball diamonds, 

rest rooms, concession facilities, and off-street parking lots shall be located a minimum of 
50 feet from any adjoining residential properties.2. Nearby residential properties shall be 
buffered from potential noise impacts related to activities occurring on the site. 

 
32. Facilities that will generate significant traffic volumes, shall have direct access to 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 Fire Chief. 

K. Religious Assembly 
1. If the use is in a residential zone, its location will not by itself or in combination with other 

nearby conditional uses, decrease the desirability of the area for the retention of existing 
housing or the development of new housing.2. Buildings over the required height of 
the base zone shall have an additional building setback of 1 foot for every foot over the 
building height standard. 

 
32. The proposal will mitigate differences in appearance or scale through such means as 

setbacks, screening, landscaping, and other design features. 
43. The use shall have direct access to 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 Fire Chief. 

L. Residential Facility 
1. Minimum lot area of 8,000 square feet.2. Noise buffering for adjoining 

residential property for outside activity areas. 
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32. Sufficient on-site and off-site access and parking to accommodate the anticipated number of 
employees, clients, and visitors without creating adverse impacts for neighboring properties. 

M. Retail Sales and Service (conducted outdoors) 
1. Uses in non-commercial zones shall have activity areas, such as building entrances, parking 

lots, and loading areas located a minimum of 100 feet from the nearest residential property.  
32. Business hours shall be limited between 8 a.m. and 10 p.m. in the CR zone unless the 

approval authority finds that the proposed use can successfully satisfy the applicable criteria 
in this chapter with extended hours.  If extended hours are approved, they shall be specified 
by the approval authority.   

N. Retail Sales and Service (drive-through facilities/entertainment or personal service oriented) 
12. The transportation system is capable of safely supporting the proposed use in addition to the 

existing and planned uses in the area.  Evaluation factors include, but are not limited to, 
street capacity and level of service, access to collector or arterial streets, transit availability, 
on-street parking impacts, access requirements, and neighborhood impacts. 

32. Drive-through facilities shall be designed to provide safe and convenient pedestrian and 
bicyclist access. Drive-up/in queuing areas shall be designed so that vehicles do not obstruct 
a driveway, fire access lane, walkway, or public right-of-way. 

43. Business hours shall be limited between 8 a.m. and 10 p.m. in the CR zone unless the 
approval authority finds that the proposed use can successfully satisfy the applicable criteria 
in this chapter with extended hours.  If extended hours are approved, they shall be specified 
by the approval authority.   

O. Retail Sales and Service (Public Zone) 
1. Nearby properties shall be buffered from potential noise, lighting, and other impacts related to 
activities occurring on the site. 
 

12. The transportation system is capable of safely supporting the proposed use in addition to the 
existing and planned uses in the area.  Evaluation factors include, but are not limited to, 
street capacity and level of service, access to collector or arterial streets, transit availability, 
on-street parking impacts, access requirements, and neighborhood impacts. 

23. Drive-through facilities shall not be permitted. 
34. Business hours shall be limited between 8 a.m. and 10 p.m. unless the approval authority 

finds that the proposed use can successfully satisfy the applicable criteria in this chapter with 
extended hours.  If extended hours are approved, they shall be specified by the approval 
authority.   

P. Schools 
21. The proposal will mitigate differences in appearance or scale through such means as 

setbacks, screening, landscaping, and other design features. 
32. The transportation system is capable of safely supporting the proposed use in addition to the 

existing and planned uses in the area.  Evaluation factors include, but are not limited to, 
street capacity and level of service, access to collector or arterial streets, transit availability, 
on-street parking impacts, access requirements, neighborhood impacts, and pedestrian and 
bicyclist safety.  

43. Schools shall be designed to provide safe and convenient pedestrian and bicyclist access. 
54. Facilities shall be provided to accommodate student drop-off and pick-up by automobiles 

and buses so that public streets are not adversely affected.  
Q. Surface Mining 

1. Nearby properties shall be buffered from potential noise, dust, fumes, and other impacts 
related to activities occurring on the site.  Special attention shall be given to excavation areas, 
processing facilities, parking, truck circulation, and hours of operation. 
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2. The transportation system is capable of safely supporting the proposed use in addition to the 
existing and planned uses in the area.  Evaluation factors include, but are not limited to, 
street capacity and level of service, access to collector or arterial streets, the structural ability 
of existing streets to accommodate the anticipated truck traffic, access requirements, and 
neighborhood impacts. 

R. Utilities 
1. The proposal will mitigate differences in appearance or scale through such means as 

setbacks, screening, landscaping, and other design features. 
42. Utilities intended for public access, such as transit stops or park and ride facilities, shall 

provide safe and convenient pedestrian and bicyclist access. 
 

8-6.152.070  Conditions of Approval 
 
In permitting a new conditional use or a major modification of an existing conditional use, the Planning 
Commission may impose, in addition to those standards and requirements expressly specified in this title, 
additional conditions which the commission considers necessary to protect the best interests of the 
surrounding area or the city as a whole.  The conditions may include, but are not limited to the following: 
 
A. Increasing the required lot size or yard dimensions; 
 
B. Limiting the height, size or location of buildings; 
 
C. Controlling the location or number of vehicle access points; 
 
D. Increasing the street width and/or providing additional traffic controls to mitigate transportation 

impacts; 
 
E. Increasing the number of required off-street parking spaces; 
 
F. Limiting the number, size, location, or lighting of signs; 
 
G. Requiring fencing, screening, landscaping or other facilities to protect adjacent or nearby property; 
 
H. Designating sites for open space; and 
 
I. Limiting hours of business operation. 
 
8-6.152.080  Exceptions to Provisions 
 
The Planning Commission may grant an exception to the dimensional building setback or yard requirements 
in an applicable zone based on findings that the approval will result in the following: 
 
A. A reduction of a required setback which is not greater than 15 percent; 
 
B. Promotion of a more efficient use of the site; and 
 
C. Preservation of unique site conditions or features such as wetlands, flood plains, steep slopes, or 

mature trees. 
 
8-6.152.090  Agreement and Security 
 
The developer and property owner shall, as a condition of approval, execute a development agreement for 
any public improvements required by the conditional use approval.  The agreement shall be on a form 
approved by the city attorney.  The property owner may be required to file with the city a performance bond 
or other security as approved by the city Attorney to assure full performance of the required improvements.  
The bond shall be for the estimated cost of the improvements plus 10 percent.  The bond shall remain in 
effect until the public improvements are accepted by the city. Landscaping shall be installed prior to 
issuance of an occupancy permit unless the City Administrator determines that a delay in planting is 
justified to promote the maintenance of the landscaping.  In this case, security equal to the cost of 
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landscaping, as determined by the City Administrator, must be filed with the city assuring installation of 
landscaping within six months after occupancy.   
 
8-6.152.100  Maintenance 
 
All on-site improvements shall be the ongoing responsibility of the property owner or occupant.  Should 
landscaping materials die after installation, it shall be the ongoing responsibility of the property owner to 
provide replacement plantings to maintain the intent of the approved landscape plan.  All other facilities, 
including buildings and structures, parking areas, walks, signage and other improvements shall be 
maintained in good serviceable quality so that the quality appearance of the site is maintained at all times.  
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Chapter 8-6.156 
 

NONCONFORMING SITUATIONS 
 
Sections 
 
8-6.156.010 Purpose 
8-6.156.020 Administration 
8-6.156.030 Types of Nonconforming Situations 
8-6.156.040 Regulations that Apply to All Nonconforming Situations 
8-6.156.050 Specific Provisions for Nonconforming Situations 
 
8-6.156.010  Purpose 
 
Nonconforming uses and development are created when the application of a specific zoning district to a site 
changes, or a regulation in this title changes.  As a result of such changes, existing uses or development 
may no longer be allowed.  The intent of these amendments is not to force all nonconforming situations to 
be immediately brought into compliance.  Instead, the intent is to guide future uses and development in a 
new direction consistent with city policy. 
 
This chapter provides a method to limit modifications to nonconforming situations while allowing their 
continuation in a manner that is not unnecessarily burdensome to the property or business owner. 
 
8-6.156.020  Administration 
 
A. The Administrator shall make an Administrative decision whether a situation is nonconforming as 

provided in Article II, Procedures of this title. 
 
B. If the applicant wishes to provide evidence to prove legal nonconforming status, such evidence will 

be reviewed as a City Administrator decision as provided in Article II, Procedures. 
 
8-6.156.030  Types of Nonconforming Situations 
 
A. Nonconforming uses are activities conducted on a property that are not listed as a permitted or 

conditional use for the applicable zoning district. 
 
B. Nonconforming development or structures are physical site improvements such as buildings, 

driveways, parking areas, landscaping, and signs that do not comply with the dimensional standards 
of this title. 

 
C. Nonconforming residential density applies to residential development which exceeds the maximum 

allowable density for the applicable zoning district. 
 
D. Nonconforming lots of record that do not meet the area or dimensional standards of the applicable 

zoning district. 
 
8-6.156.040  Regulations that Apply to All Nonconforming Situations 
 
A. Ownership changes do not affect the status of nonconforming situations. 

 
B. Change to a conforming situation may occur by right as a permitted use or through conditional use 

approval.  Once a conforming situation occupies the property or site, the nonconforming rights are 
lost and a nonconforming use may not be re-established. 
 

C. Normal maintenance and repair of nonconforming situations is allowed. 
 

8-6.156.050  Specific Provisions for Nonconforming Situations 
 
A. Nonconforming Uses 
 

1. A nonconforming use may continue to operate.  Changes in operations are allowed  if they 
otherwise meet the requirements of this title. 
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2. A nonconforming use can not be changed without approval by the city as a permitted or 

conditional use. 
 
3. A nonconforming use shall not expand the building floor area or land area occupied on a 

site.   
 
4. Except for a residential use in an existing structure, Iif a nonconforming use is discontinued 

or abandoned for any reason for a period exceeding one year, any subsequent use shall 
conform to the regulations specified in this title. 

 
5. When a structure containing a nonconforming use is damaged, the use shall not be re-

established if the repair cost of the structure is more than 80 60 percent of its assessed value 
according to the Hood River County Assessor’s records or 80 60 percent of its appraised 
value as determined by a qualified appraiser. 

 
6. A nonconforming residence which is partially or totally destroyed may be repaired or 

replaced within 1 year from the date the damage occurred (permits for replacement must be 
issued within 1 year of date the damage occurred). Any repair or replacement which occurs 
after more than 1 year shall conform with the provisions of this title. 

 
B. Nonconforming Development or Structures 
 

1. A nonconforming site development or structure may be expanded, enlarged, or modified 
only if such change does not increase its degree of nonconformity with the provisions of this 
title. 

 
2. When a nonconforming development or structure is damaged, it shall not be re-established 

if the repair cost of the structure is more than 80 60 percent of its assessed value according 
to the Hood River County Assessor’s records or 80 60 percent of its appraised value as 
determined by a qualified appraiser. 

 
C. Nonconforming Residential Density 
 

1. A residential development that exceeds the applicable density standards may be modified, 
as provided by this title, if the number of dwelling units is not increased. 

 
2. When a residential structure containing nonconforming residential units is damaged, it may 

be repaired or replaced as provided in Section 8-6.156.050 A.6.  
 

D. Nonconforming Lots of Record 
 
 Nonconforming lots may be developed or redeveloped when all other relevant requirements this 

title are satisfied. 
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Chapter 8-6.160 
 

VARIANCE 
 
Sections 
 
8-6.160.010 Purpose 
8-6.160.020 Applicability of Provisions 
8-6.160.030 Class A Variance 
8-6.160.040 Class B Variance 
8-6.160.050 Class C Variance 
 
8-6.160.010  Purpose 
 
The purpose of this chapter is to provide standards for the granting of variances from the applicable 
provisions of this title where it can be shown that, owing to special and unusual circumstances, the literal 
interpretation of these provisions would cause an undue or unnecessary hardship without a corresponding 
public benefit. 
 
8-6.160.020  Applicability of Provisions 
 
Variances may not be approved to allow a use that is not included in the underlying zoning district’s 
permitted or conditionally permitted use list.A variance application may be requested relating to any 
provision of this title, except that a variance request to the permitted or conditional use requirements in 
Chapters 8-6.44 through 8-6.96 shall not be granted. 
 
8-6.160.030  Class A Variance 
A.     Applicability. The following variances are reviewed using a Ministerial procedure, as governed by 

Article II, Procedures, of this title, using the approval criteria in Subsection B, below: 
1.     Front yard setbacks. Up to a 10 percent change to the front yard setback standard in the land 

use district. 
2.     Interior setbacks. Up to a 10 percent reduction of the dimensional standards for the side and 

rear yard setbacks required in the base land use district. 
3.     Lot coverage. Up to 10 percent increase of the maximum lot coverage required in the base 

land use district. 
4.     Landscape area. Up to 10 percent reduction in landscape area (overall area or interior parking 

lot landscape area). 
B.     Approval criteria. A Class A Variance shall be granted if the applicant demonstrates compliance 

with all of the following criteria: 
1.     The variance requested is required due to the lot configuration, or other conditions of the 

site; 
2.     The variance does not result in the removal of trees, or it is proposed in order to preserve 

trees, if trees are present in the development area; 
3.     The variance will not result in violation(s) of any other adopted ordinance or code standard; 

each code standard to be modified shall require a separate variance request. 
4.     An application for a Class A variance is limited to one lot per application. 
5.     No more than three Class A variances may be approved for one lot or parcel in 12 months. 
6.     A variance shall not be granted for a self-imposed hardship. 

C.    Approval Process. A Class A Variance shall be processed using a Ministerial procedure, as governed 
by Article II, Procedures, of this title. If the Administrator determines that discretionary decision-
making is necessary to apply the approval criteria, an Administrative approval procedure shall be 
used.  

8-6.160.040  Class B Variance 
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A.     Applicability. Class B variance requests apply to the types of requests below in B-D, below.  
B. Administration. Class B variances shall be reviewed using an Administrative procedure, in 

accordance with Article II, Procedures: 
1.     The Class B variance standards apply to individual platted and recorded lots only. 
2.     The Class B variance procedure shall not be used to modify a standard for lots yet to be 

created through a partition or subdivision process; such requests shall utilize the Class C 
variance procedure. 

3.     A variance shall not be approved that would vary the “permitted uses” or "prohibited uses" 
of a land use district. 

4.     A variance shall not be granted for a self-imposed hardship. 
C.     Variance to Vehicular Access and Circulation Standards.  
 Where vehicular access and circulation cannot be reasonably designed to conform to Code standards 

within a particular parcel, shared access with an adjoining property shall be considered. If shared 
access in conjunction with another parcel is not feasible, the City may grant a variance to the access 
requirements after finding all of the following: 
1.     There is not adequate physical space for shared access, or the owners of abutting properties 

do not agree to execute a joint access easement; 
2.   There are no other alternative access points on the street in question or from another street; 
3.     The access separation requirements cannot be met; 
4.     The request is the minimum variance required to provide adequate access; 
5.     The approved access or access approved with conditions will result in a safe access; 
6.     The visual clearance requirements will be met; and 
7.     Variances for street access deviations shall be subject to review and approval by the roadway 

authority. 
D.     Variance to Parking Standards. 

1.     The City may approve, approve with conditions, or deny variances to the minimum or 
maximum standards for off-street parking (quantities and dimensions of parking spaces) 
upon finding all of the following: 
a.     The individual characteristics of the use at that location require more or less parking 

than is generally required for a use of this type and intensity, or modified parking 
dimensions, as demonstrated by a parking analysis or other facts provided by the 
applicant if such a reduction is deemed appropriate after analysis of the size and 
location of the development, limited services available and other pertinent factors; 
and 

b.     The need for additional parking cannot reasonably be met through provision of on-
street parking or shared parking with adjacent or nearby uses. 

8-6.160.050  Class C Variance 
A. Applicability. Class C variance requests are those that do not meet the requirements for a Class A 

and Class B variance, and that meet the criteria in 1-3, below. 
1.     The Class C variance procedure may be used to modify a standard for 3 or fewer lots, 

including lots yet to be created through a partition process. 
2.     An applicant who proposes to vary a standard for lots yet to be created through a subdivision 

process may not utilize the Class C variance procedure. Approval of a Master Planned 
Development shall be required to vary a standard for lots yet to be created through a 
subdivision process, where a specific code section does not otherwise permit exceptions. 

3.     A variance shall not be approved that would vary the “permitted uses” or “prohibited uses” 
or “maximum density” of a land use district. 

B. Administration 
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Class C Variance applications are those that do not qualify as Class A or Class B Variances  shall 
be administered and reviewed as a Planning Commission review in accordance with Article II, 
Procedures, of this title. 

C. Submittal Requirements 
 1. A. In addition to the application form and information required in 

Section 8-6.24.030, the applicant shall submit a the applicant shall provide a narrative or 
letter explaining the reason for his/her request, alternatives considered, how the stated 
variance criteria are satisfied, and why the subject standard cannot be met without the 
variance.narrative and/or site plan, with the number of copies to be determined at the 
preapplication conference, which explains the variance satisfies the relevant approval 
criteria using the following format: 

 
1. The site plans and required drawings shall be drawn on sheets preferably not exceeding 18 

inches by 24 inches; 
 
2. The site plan shall be drawn using an engineering scale; and 
 
3. All drawings of structure elevations or floor plans shall be drawn using a standard 

architectural scale of 1/4 inch or 1/8 inch equals one foot. 
 
1.2. The Administrator may require information in addition to that required by this chapter when 

it is found that certain information is necessary to properly evaluate the application. 
2.3. The Administrator may waive a specific requirement for information when it is found that 

such information is not necessary to properly evaluate the application. 
D.   Approval CriteriaA variance application shall only be approved or approved with conditions when 
the approval authority finds that of all of the following criteria have been satisfied: 
 
A. The proposed variance will equally or better meet the purpose of the regulation being modified and 
any associated policies of the comprehensive plan; 
 
B. There are special circumstances, such as peculiar lot size or shape, topographic constraints or 
limitations caused by existing development, over which the applicant has no control, and which are not 
applicable to other properties in the same zoning district; 
 
C. The use proposed is a 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; 
 
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 structure were 
developed in accordance with the provisions of this title; and 
 
E. The hardship is not self-imposed and the variance requested is the minimum variance which would 
alleviate the hardship.   

The City shall approve, approve with conditions, or deny an application for a variance based on all 
of the following: 
1. Strict or literal interpretation and enforcement of the specified regulation would result in 

practical difficulty or necessary physical hardship inconsistent with the objectives of this 
Code; 
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2. Strict or literal interpretation and enforcement of the specified regulation would deprive the 
applicant of privileges enjoyed by owners or other properties classified in the same land use 
district; 

3. There are exceptional or extraordinary circumstances or conditions applicable to the 
property involved which do not apply generally to other properties classified in the same 
land use district; 

4. The granting of the variance will not constitute a grant of special privilege inconsistent with 
the limitations on other properties classified in the same lands use district; 

5. The granting of the variance will not be detrimental to the public health, safety or welfare or 
materially injurious to properties or improvements in the vicinity; 

6. Existing physical and natural systems, such as but not limited to traffic, drainage, natural 
resources, and parks will not be adversely affected any more than would occur if the 
development occurred as specified by the subject Code standard; 

7. The hardship is not self-imposed; and 
8. The variance requested is the minimum variance that would alleviate the hardship.  
 
 

 
 
 
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 
 
8-6.164.010  Purpose 
 
The purpose of this chapter is to: 
 
A. Establish criteria for regulating the type, size, and location of accessory structures in residential 
zoning districts; 
 
B. Allow full use of residential property while not altering the residential character of the principal 
structures or the neighborhood; and 
 
C. Allow accessory structures within non-residential zones including the Commercial (C), 
Commercial/Residential (CR), Resort Commercial (RC), Light Industrial (LI), Heavy Industrial (HI), and 
Public (P and OS) districts. 
 
8-6.164.020  Applicability of Provisions 
 
A. Accessory structures are required to meet the provisions of this chapter except for the following 
situations: 
 
1. Accessory structures or additions within residential zoning districts which are less than 120 square 
feet in gross floor area and 10 feet or less in height, measured from base to highest point of the structure; 
 
2. Accessory buildings or structures attached to the principle building or structure.  Attached means 
wall-to-wall or any permanent roof attachment such as breezeways.  Said structures shall be considered as 
building additions and shall require building permits and compliance with the applicable setback 
standards for the principle building or structure; 
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3. Accessory buildings are subject to the provisions of Chapter 8-6.148, Site Plan Review, in the 
Commercial (C), Commercial/Residential (CR), Resort Commercial (RC), Light Industrial (LI), Heavy 
Industrial (HI), and Public (P), and Open Space (OS) zoning districts.  If a new or remodeled accessory 
structure represents a major modification, as provided in Section 8-6.148.020, it will be subject to the 
provisions of Chapter 8-6.148 or Chapter 8-6.152;  
 
4. Fences, walls, and decks; and 
 
5. Communication facilities and structures which are subject to the provisions of Chapter 8-6.148. 
 
 B. All of the provisions and regulations of the applicable zone apply unless modified by this 
chapter. 
 
 
 
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 II of this title. 
 
B. In instances where an alteration, extension, or reconstruction is requested, the applicant shall apply 
for an accessory structure permit in accordance with this chapter. 
 
C. A conflict of interpretation concerning whether a structure is an accessory structure shall be 
resolved in accordance with the provisions of Section 8-6.20.060. 
   
8-6.164.040  Submittal Requirements 
 
A. In addition to the application form and information required in Section 8-6.24.030, the applicant 
shall submit the following: 
 
1. A site plan, with the number of copies to be determined by the City Administrator, and necessary 
data or narrative which explains how the development conforms to the standards using the following 
format: 
 
a. The site plans and required drawings shall be drawn on sheets preferably not exceeding 18 by 24 
inches; 
 
b. The site plan shall be drawn using an engineering scale; and 
 
c. All drawings of structure elevations and floor plans (if required) shall be drawn using a standard 
architectural scale of 1/4 inch or 1/8 inch equals one foot. 
 
2. The site plan, data, and narrative shall include: 
 
a. The proposed accessory structure and other structures, driveways, parking, and landscaped areas 
on the site; and 
 
b. The location and type of surrounding land uses and related improvements. 
 
B. The City Administrator may require information in addition to that required by this chapter when 
it is found that certain information is necessary to properly evaluate the application. 
 
C. The City Administrator may waive a specific requirement for information when it is found that 
such information is not necessary to properly evaluate the application. 
 
8-6.164.050  Approval Standards 
 
A. Accessory structures or buildings shall comply with all requirements of this title, except where 
specifically modified by this chapter; 
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B. The following standards shall apply to all accessory structures: 
 
1. General Standards 
 
a. Any accessory structure attached to the principal building or structure must comply with all 
setback requirements of the applicable zoning district (attached means wall-to-wall or any permanent roof 
attachment such as breezeways); 
 
b. No accessory structure shall encroach upon or interfere with the use of any adjoining property or 
public right-of-way including, but not limited to, streets, alleys, and public or private easements;  
 
c. The setback between a detached accessory structure and the principal building shall comply with 
the Uniform Building Code; and 
 
d. Accessory structures which are nonconforming shall satisfy the requirements of Chapter 8-6.156, 
Nonconforming Situations, where an alteration, extension, or reconstruction is requested. 
 
2. Residential, Public, and Open Space Zones (RR, LDR, MDR, HDR, MHR, P, and OS)  
 
a. Minimum front yard setback as required by the applicable zone shall be satisfied;  
 
b. Minimum side and rear yard setback of 5 feet shall be provided for accessory structures which are 
no more than 18 feet in height;  
 
c. Minimum side and rear setback as required by the applicable zone shall be provided for accessory 
structures which are over 18 feet in height; and 
 
d. Accessory structures shall have a maximum floor area of 1,500 gross square feet. 
 
3. Commercial and Industrial Zones (C, CR, RC, LI, and HI) 
 
a. Minimum front, side, and rear setbacks shall comply with the requirements of the applicable zone; 
and 
 
b. Maximum height shall comply with the requirements of the applicable zone. 
 
   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
[SECTION 8-6.164.030 AMENDED BY ORDINANCE NO. 446, ADOPTED BY THE CITY COUNCIL ON JUNE 11, 

2018]
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Chapter 8-6.165 
 

ACCESSORY RESIDENTIAL UNITS 
 
 

Sections: 
 
8-6.165.010 Purpose. 
8-6.165.020 Standards 
 
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 uses.  
 
8-6.165.020 Standards. 
ARUs are reviewed through a ministerial (building permit) process and shall conform to all of the following 
standards: 
A. One Unit. A maximum of one ARU is allowed per legal lot; the ARU may be a 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 property, as long as the ARU is occupied. ARUs shall not be used 
for transient lodging (less than 30 day occupancy).  

C. Floor Area.  The ARU shall not exceed 800 square feet of net floor area (the actual occupied areas 
of a floor, excluding accessory unoccupied areas such as stairs, elevators, storage areas, HVAC 
shafts, and mechanical rooms).D. Lot Size.  The lot on which the ARU is located shall meet the 
minimum lot size of the zone. 

ED. Building Design.  The ARU shall be constructed of materials that are the same or similar to the 
materials used on the primary dwelling and shall comply with applicable Oregon Structural 
Specialty Code requirements. 

FE. 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. 

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

HG. 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, where the ARU is placed within 10 feet of the 
common property line. 

H. Utility Connections. The accessory dwelling shall have its own water and sanitary sewer 
connections to the public system, unless applicant can show that the existing water and sanitary 
sewer connections for the primary residence are sized appropriately to accommodate the additional 
impacts. 
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I. Deed Restriction. A deed restriction shall be recorded at Hood River County Deeds and Records 
stating that the second dwelling unit is an “accessory residential unit,” and cannot be used as 
justification for later land division or sale or utilized other than as required by this code. 

 
 
 

Chapter 8-6.166 
COTTAGE DEVELOPMENTS 

 
Sections: 
 
8-6.166.010 – Purpose 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 - Design standards.  
8-6.166.110 - Alternative cottage housing development designs. 
8-6.166.120 – 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 alternative 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. Ensure 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.  

F. All cottage housing developments are subject to applicable City standards for public facilities and 
stormwater management. 
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8-6.166.020 - Density and lot area.  

Zoning District  MDR  

Maximum Cottage Density  1 cottage dwelling unit per 3,000 s.f.  

Minimum number of cottages per development  4  

Maximum number of cottages per development  12  

Minimum size cottage development area  12,000 s.f. (approx 1/3 acre)  

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.  

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

 

 Maximum Floor Area 
(square feet)  

Ground Floor Area 
(square feet)  

Maximum Upper Floor 
Area (square feet)  Garage Floor Area  

Small  <900  400—900  60% of ground floor  
Included in ground 

floor if attached  

Large  =/>900  
<1,400  600—900  60% of ground floor  Included in ground 

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 total 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. 

 
8-6.166.040 - Lot coverage.  

Lot coverage is limited to no more than 50 percent impervious surface area. Impervious surfaces 
include driveways, 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 graveled or 
permeable paved surface shall be counted in the lot coverage figure in accordance with its relative 
permeability (e.g., 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 surface calculation). The purpose of 
this requirement is to help insure that surface and storm water are contained on site.  

Stormwater low impact development techniques that encourage the natural treatment and infiltration 
of stormwater to mimic pre-development site conditions shall also be employed. Examples of low impact 
development techniques include directing stormwater to landscape areas with amended soils or into 
improved drainage areas under porches or eaves, green or living roofs, the use of pervious pavers, and 
retention of existing mature trees. Aggressive 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 storm water in common areas without limiting the community or public 
benefits of the established common areas. Private areas may also be relied on for stormwater infiltration if 
determined to be adequately protected by easement to ensure the continued availability of these areas as 
infiltration areas.  

An on-site stormwater analysis 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. 
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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 cottage housing 

development.  
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 on slopes of twelve percent or less.  
6. Grading and removal of mature trees shall be limited to meeting 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 facilitate maintenance needs.  
B. Private open space. There shall be a minimum of three hundred square feet of contiguous, usable private 

open space provided adjacent to each unit for the exclusive use of the cottage resident. Private open 
space is intended to provide private areas such as patios, decks and gardens, around the individual 
cottages and to enable diversity in landscape design. 

 
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 focuses on and benefits from 
useful common areas. For this reason, with the exception of the outside perimeter of the development, 
side and rear yards 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 structures must meet setbacks or yard requirements for 
single family detached development in the zone in which they are located.  
8-6.166.080 - Building height.  
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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 
structural screens.  

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

4. Where practical, clustered to limit grading, curb cuts, and impervious surfaces.  
C. Detached garage and carport structures:  

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

2. The design of carports and garages must have roof lines and use materials similar to that of the 
dwelling units within the development.  

3. Parking of vehicles and storage shall be limited to those owned by the residents of the 
development.  

D. On-street parking shall be provided on streets abutting the cottage development; the applicant may be 
required to dedicate right-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 - Design standards.  

A. Site Design.  
1. The common open space shall be centrally located within a cottage housing development.  
2. 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.  
3. Pedestrian connections shall link all buildings to the public rights-of-way, common open space, 

and parking areas.  
4. Exterior lighting shall be shielded or hooded and directed downward so as to light only the intended 

area without shining into a neighboring house or business. All lighting shall be shown on the site 
plan and cut-sheets shall be provided with the application submittal.  

5. 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.  

6. If streets are determined to be low volume local roads and emergency 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 street design 
standards shall be considered initially in a pre-application conference prior to completing an 



 

Ordinance No. ______  Page 36 of 46 

 

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 Design.  
1. Roofs of cottages shall be pitched and eave depths shall be a minimum of 18 inches.  
2. Covered porches measuring at least 60 square feet shall be incorporated into building design of 

the cottages.  
3. Window and door trim with a minimum of three and one-half inches shall be provided on all 

cottage units. 
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 largest 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 Planning 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 maintenance. 

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 cottage dwellings. 
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Chapter 8-6.168 

 
COMMUNICATION FACILITIES AND STRUCTURES 

 
Sections 
 
8-6.168.010 Purpose 
8-6.168.020 Applicability of Provisions 
8-6.168.030 Administration 
8-6.168.040 Submittal Requirements 
8-6.168.050 Approval Standards 
 
8-6.168.010  Purpose 
 
The purpose of this chapter is to: 
 
A. Establish criteria for regulating the type, size, and location of communication facilities and 

structures in all zoning districts; 
 
B. Allow the construction of communication facilities and structures in a manner which is compatible 

with adjacent land uses, especially residential neighborhoods;  
 
C. Encourage co-location of wireless communication facilities to minimize the number of separate 

communication facilities while providing quality wireless communications services for the city and 
surrounding area; and 

 
D. Comply with the requirements of the federal Telecommunications Act of 1996. 

 
8-6.168.020  Applicability of Provisions 
 
A. Communication facilities and structures shall satisfy the provisions of this chapter except for the 

following situations: 
 

1. Emergency or routine repairs and maintenance, reconstruction, or replacement which do not 
increase the facility's height or create a significant additional visual impact of a previously 
approved facility; 

 
2. Facilities and structures which do not exceed 10 feet in height; and 
 
3. Related equipment buildings or cabinets which are less than 120 square feet in gross floor 

area and 10 feet in height. 
 

B. All of the provisions and regulations of the applicable zone and this title apply unless modified by 
this chapter. 

 
8-6.168.030  Administration 
 
A. Applications to construct or alter a communication facility and/or structure shall be administered 

and reviewed as an Administrative, City Administrator, or Planning Commission review in 
accordance with Article II of this title.  The type of review procedure is determined in Section 8-
6.168.030 B. 

 
 
 
 
 
 
 
B. Review Procedures for Communication Facilities or Equipment 
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Facility Type Residential and 
Public  Zones 

Commercial 
Zones 

Industrial Zones 

1.  New Facilities and New 
Structures 

   

 
Between 10 ft. high and 
maximum height of base zone 
 
Between maximum height of 
base zone and 150 ft. 
 
 

 
City 
Administrator  
 
 
Planning 
Commission 
(Conditional 
Use) 

 
Administrative  
 
 
 
Planning 
Commission 
(Site Plan 
Review) 
 

 
Administrative 
 
 
 
City 
Administrator  

2.  New Facilities Attached to 
Existing Structures 

   

 
Extension of greater than 10 
feet above existing structure 
shall be reviewed according to 
Section 1. above 
 

 
City 
Administrator  

 
Administrative 

 
Administrative 

3. Accessory Equipment 
Buildings or Cabinets 

   

  
    Review in conjunction with new facilities in Sections 1. or 

2. above.  Proposals to only construct a new or enlarged 
accessory building or cabinet shall be reviewed according 
to the provisions of Chapter 8-6.192 Accessory Structures 

 
4.   Interior Facilities    
 
Located inside a building 
 

 
City 
Administrator  
  

 
Administrative 

 
Administrative 

5. Private Communication 
Equipment 

   

 
Between 10 ft. high and 
maximum height of base zone 
 
Between maximum height of 
base zone and 80 ft. 

 
Administrative 
 
 
 
Planning 
Commission 

 
Administrative 
 
 
 
City 
Administrator 

 
Administrative 
 
 
 
City 
Administrator 
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C. A conflict of interpretation concerning whether a facility and/or structure is subject to the provisions 
of this chapter shall be resolved in accordance with the provisions of Section 8-6.20.060. 
   

8-6.168.040  Submittal Requirements 
 
A. In addition to the application form and information required in Section 8-6.24.030, the applicant 

shall submit each of the following: 
 

1. A site plan, with the number of copies to be determined at the preapplication conference, 
and necessary data or narrative which explains how the communication facility conforms to 
the standards using the following format: 

 
a.  The site plans and required drawings shall be drawn on sheets preferably not 

exceeding 18 inches by 24 inches; 
 
b. The site plan shall be an drawn using an engineering scaleto scale; and 
 
c. All drawings of structure elevations or floor plans shall be drawn using a standard 

architectural scale of 1/4 inch or 1/8 inch equals 1 footto scale. 
 

2. The site plan, data, and narrative shall include the following: 
 

a. An existing site conditions analysis as described in Section 8-6.148.050; 
 
b.  A site plan, as detailed in Section 8-6.148.060; and 
 
c. A grading plan, if necessary, as detailed in Section 8-6.148.070. 
 

3. Architectural elevations of all structures as detailed in Section 8-6.148.080. 
 
4. A landscape plan as detailed in Section 8-6.148.090. 
 

B. The City Administrator may require information in addition to that required by this chapter when it 
is found that certain information is necessary to properly evaluate the application. 

 
C. The City Administrator may waive a specific requirement for information when it is found that such 

information is not necessary to properly evaluate the application. 
 
8-6.168.050  Approval Standards 
 
A. General Standards 
 
 Communication facilities, structures, and private communication equipment shall comply with all 

of the following standards: 
 

1. Building permit approval as required by the Hood River County Building Official. 
 
2. Structures or equipment which are between 10 feet high and the maximum height allowed 

in the base zone (e.g., 35 or 45 feet), shall meet the applicable setback requirements of the 
base zone. 

 
3. For communication structures which exceed the maximum base zone height, the setback 

requirements shall be: 
 

a. A minimum of 15 feet, plus an additional foot of setback for every foot in height over 
50 feet, from residential (RR, LDR, MDR, HDR, and MHR); commercial (C, CR, 
and RC); or Public (P, and OS) properties; and    

 
b. A minimum setback of 15 feet from industrial (LI and HI) properties. 
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4. Suitable protective anti-climb fencing and a landscape planting screen, in accordance with 
Chapter 8-6.104, Landscaping and Beautification, shall be provided and maintained around 
these structures and accessory attachments. 

 
5. The applicant shall present documentation of the possession of any required license by any 

federal, state, or local agency. 
 

B. New Wireless Communication Facilities and Structures 
 

1. Requests for wireless communication facilities and structures must be accompanied by 
evidence that the applicant made every reasonable effort to locate on existing wireless 
communication facilities and/or existing buildings, with no success or that location on 
existing towers is not feasible. 

 
2. The wireless communication facilities and structures which are located within or on 

properties adjacent to a residential zoning district must be a monopole design, and the 
facilities must be sleek, clean, and uncluttered in appearance. 

 
3. Facilities and structures located within or on properties adjacent to a residential zoning 

district must be screened by a ring of trees.  The trees must be a variety that has a mature 
tree height which is not taller than the height of the proposed structure.  The trees must be 
spaced in a way that provides a visual barrier around the structure. 

 
4. Accessory equipment associated with the facility is encouraged to be stored underground or 

inside an existing building.  If a new structure is necessary, it must be designed and/or 
screened to be compatible with the adjacent residentially zoned properties. 

 
5. New wireless communication facilities and structures shall be located on properties with a 

minimum lot size of 40,000 square feet within a residential, public, or open space zone and 
20,000 square feet within a commercial or industrial zone. 

 
6. New wireless communication facilities and structures shall be designed to allow co-location 

of wireless communication facilities on the new structure. 
 

C. New Wireless Communication Facilities Attached to Existing Structures or Buildings 
 

1. New communication facilities which are co-located on an existing communication structure 
with similar facilities shall not cause the height of the structure and facilities to exceed the 
existing height by more than 10 feet.  Additional height over 10 feet shall be reviewed as a 
new communications structure. 

 
2. New communication facilities which are located on the exterior of other structures or 

buildings must be hidden from view or sufficiently camouflaged as to not be readily visible.  
This can be accomplished by using compatible building features such as dormers, mounted 
flush to the facade of the building and painted to match, located in the middle of a roof where 
it is not visible from the street below, or hidden by other method that minimizes visual 
impact. 

 
3. Accessory equipment associated with the facility can be stored underground or inside an 

existing building.  If a new accessory equipment structure is necessary, it must be designed 
and/or screened to be compatible with the adjacent residentially zoned properties. 

 
4. TV receiving dishes may be erected upon the roof of a building only within a commercial or 

industrial zone. 
 

D. Accessory Equipment Buildings or Cabinets 
 
 Accessory equipment buildings or cabinets shall be subject to the provisions of Chapter 8-6.164, 

Accessory Structures. 
 
E. New Wireless Communication Facilities Which Are Located Inside Buildings 
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1. The facilities must be hidden from view by being locating inside of a building.  This can be 
accomplished by locating the facility in an enclosed space or by using compatible building 
features such as dormers to hide the facility. 

 
2. Accessory equipment associated with the facility cannot be visible.  It can be stored 

underground, inside of an existing building.  If a new structure is necessary, it must be 
designed to be compatible with the existing structures on the site. 

 
8-6.168.060  Unused Facilities 
 
A wireless communication facility or structure which has not been used for a continuous period of one year, 
shall be removed by the property owner.  Failure to remove these facilities and structures shall be enforced 
as a zoning violation according to this title.   
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Chapter 8-6.172 
 

ANNEXATION 
 
Sections 
 
8-6.172.010 Purpose 
8-6.172.020 Applicability of Provisions 
8-6.172.030 Administration 
8-6.172.040 Submittal Requirements 
8-6.172.050 Approval Standards 
 
8-6.172.010  Purpose 
 
The purpose of this chapter is to: 
 
A. Implement the policies of the comprehensive plan; 
 
B. Provide for city review of all annexation requests to determine the adequacy of facilities and services 

as related to the proposal; and 
 
C. Provide for city and county coordination of annexation requests. 

 
8-6.172.020  Applicability of Provisions 
 
The provisions of this chapter shall apply to unincorporated properties located within the Cascade Locks 
Urban Growth Boundary (UGB). 
 
8-6.172.030  Administration 
 
Annexation applications shall be administered and reviewed as a City Council decision in accordance with 
Article II, Procedures of this title. 
 
8-6.172.040  Submittal Requirements 
 
A. In addition to the application form and all information required in Section 8-6.24.030, the applicant 

shall submit the following: 
 

1. A vicinity map; 
 
2. A site map; and 
 
3. Narrative which explains how the proposed annexation satisfies the standards in Section 8-

6.172.050. 
 
B. The Administrator may require information in addition to that required by this chapter when it is found 

that certain information is necessary to properly evaluate the application. 
 
C. The Administrator may waive a specific requirement for information when it is found that such 

information is not necessary to properly evaluate the application. 
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8-6.172.050  Approval Standards 
 
The City Council shall approve, approve with conditions, or deny an application for an annexation based 
on findings of fact with respect to each of the following criteria: 

 
A. All required public facilities and services have adequate capacity to serve the property to be 

annexed, without negatively impacting the City’s ability to adequately serve all areas within the 
existing city limits. 

 
B. Annexation of the property will result in a city limit boundary that can efficiently receive city 

services. 
 
C. The territory is contiguous to the city limits and within the Urban Growth Boundary. 
 
D. The annexation meets the city’s urban growth needs and it is to the city’s advantage to control the 

growth and development plans for the property to be able to address such issues as traffic, density, 
land use, and the level and timing of necessary facilities and services. 

 
E. The proposed zoning designation satisfies the applicable approval criteria in Chapter 8-6.180. 
 
F. The proposal satisfies the Comprehensive Plan goals, policies, and implementation strategies under 

following plan sections: 
 

1. Planning - Agency Coordination and Cooperation; and 
 
2. Planning - Land Use Planning. 

 
G. The proposal satisfies the requirements of the Cascade Locks Urban Growth Area Management 

Agreement with Hood River County. 
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Chapter 8-6.176 
 

COMPREHENSIVE PLAN, ZONING, AND  
DEVELOPMENT CODE AMENDMENTS 

 
 
8-6.176.010 Purpose 
8-6.176.020 Applicability of Provisions 
8-6.176.030 Administration 
8-6.176.040 Submittal Requirements 
8-6.176.050 Approval Criteria - Comprehensive Plan and Development Code Text Amendments 
8-6.176.060 Approval Criteria - Legislative Comprehensive Plan Map and Zoning Map Amendments 
8-6.176.070 Approval Criteria - Quasi-Judicial Comprehensive Plan Map and Zoning Map   
 Amendments 
 
8-6.176.010  Purpose 
 
The purpose of this chapter is to implement the Statewide Planning Goals and Guidelines and the City of 
Cascade Locks Comprehensive Plan. 
 
8-6.176.020  Applicability of Provisions 
 
This chapter applies to the: 
 
A. City of Cascade Locks Comprehensive Plan text and map; and 
 
B. City of Cascade Locks Development Code text and zoning map. 
 
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 II, Procedures. 

 
B. Application for a quasi-judicial Comprehensive Plan and/or zoning map amendment shall follow 

the Planning Commission review process in accordance with Article II, Procedures. 
 
C. Amendment applications shall be initiated in the following manner: 
 

1. Quasi-Judicial 
 
 Requests for Comprehensive Plan map amendments, which are quasi-judicial, and zoning 

map amendments may be initiated by an applicant, the Planning Commission, or the City 
Council.  The City Administrator may request the Planning Commission to initiate an 
amendment.  

 
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.  A pre-application conference is required for all 
Legislative applications initiated by a party other than the City of Cascade Locks.Others may 
request the Planning Commission to consider an initiation of an amendment. 

 
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. 

 
B. The Administrator may require information in addition to that required by this chapter when it is 

found that certain information is necessary to properly evaluate the application. 
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C. The Administrator may waive a specific requirement for information when it is found that such 

information is not necessary to properly evaluate the application. 
 
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: 
 
A. 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 Plan or Development Code provisions. 
 
D. Promote provision of adequate public facilities and services for the community. 
 
8-6.176.060  Approval Criteria - Legislative Comprehensive Plan Map and Zoning Map Amendments 
 
To approve a legislative amendment to the Comprehensive Plan map and zoning map, it shall be found that: 
 
A. The proposal complies with the Statewide Planning Goals and administrative rules as they relate to 

the proposal. 
 
B. The proposal complies with the Comprehensive Plan goals, policies, and implementation strategies. 
 
C. The Comprehensive Plan does not provide adequate areas in appropriate locations for uses allowed 

in the proposed land use designation, and the proposed map amendment is consistent with projected 
needs expressed in the Comprehensive Plan. 

 
D. The Comprehensive Plan provides more than the projected need for lands in the existing land use 

designation. 
 
E. The uses allowed in the proposed designation will not produce significant adverse impacts on 

existing or planned uses on adjacent lands. 
 
F. Public facilities and services necessary to support uses allowed in the proposed designation are 

available or can be made available at the time of development. 
 
8-6.176.070  Approval Criteria - Quasi-Judicial Comprehensive Plan Map and Zoning Map Amendments 
 
To approve an application to amend the Comprehensive Plan map and zoning map, it shall be found that: 
 
A. The proposed zone complies with the Comprehensive Plan map designation. 
 
B. Allowed uses under the proposed zoning designation can be accommodated on the site according to 

Development Code requirements without an apparent need for variances. 
 
C. The uses allowed in the proposed designation will not produce significant adverse impacts on 

existing or planned uses on adjacent lands. 
 
D. Public facilities and services necessary to support uses allowed in the proposed designation are 

available or can be made available at the time of development. 
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SECTION 7.   Separability.  Should any section, subsection, paragraph, sentence, clause or phrase of 
this ordinance be declared invalid, such declaration shall not affect the validity of any other section, 
subsection, paragraph, sentence, clause, or phrase; and if this ordinance, or any portion thereof, should 
be held to be invalid on one ground but valid on another, it shall be construed that the valid ground is 
the one upon which said ordinance, or such portion thereof, was enacted. 

 SECTION 8.   Effective Date.  This ordinance shall become effective (thirty) 30 days after 
adoption by the City Council and approval by the Mayor. 

 

 ADOPTED by the City Council this ___ day of _______, 2025. 

 APPROVED by the Mayor this ___ day of ________, 2025. 
 
 
 
       _______________________________________ 
       Mayor 
 
ATTEST: 
 
 
____________________________________ 
City Recorder 
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ARTICLE V 
DEVELOPMENT REVIEW 

 
Chapter 8-6.148 

 
SITE PLAN AND DESIGN REVIEW 

 
Sections 
 
8-6.148.010 Purpose 
8-6.148.020 Applicability of Provisions 
8-6.148.030 Administration 
8-6.148.040 Submittal Requirements 
8-6.148.050 Site Conditions 
8-6.148.060 Site Plan 
8-6.148.070 Grading Plan 
8-6.148.080 Architectural Drawings 
8-6.148.090 Landscape Plans 
8-6.148.100 Sign Plan 
8-6.148.110 Approval Standards 
8-6.148.120 Exceptions to Provisions 
8-6.148.130 Agreement and Security 
8-6.148.140 Maintenance 
 
8-6.148.010 Purpose 
 
A. The purpose of the site plan and design review provisions is to establish process and 

standards for the review of development proposals to assist in conserving and enhancing 
the appearance of the city, and to assist in promoting functional, safe and innovative site 
development, and to implement the Downtown Plan.... 

 
B. It is in the public interest that this chapter be applied to: 
 

1. Eliminate undue burdens on public facilities; and 
 
2. Assure that scale, layout and design are compatible with the surrounding 

environment and the character of the surrounding neighborhood or area. 
 
3. Implement the “Cascade Locks Downtown Plan and Strategy – 2003.” 
 

C. The intent is to assure that: 
 

1.  There is compatibility between adjoining uses; 
 
2.  Privacy is maximized; 
 
3. Private and common outdoor space is provided; 
 
4. Vehicular, pedestrian, and bicycle access and circulation are safe and convenient; 
 
5. Parking areas are made attractive and safe;  
 
6. The site is well drained; 
 
7. The needs of the handicapped are met; 
 
8. Adequate landscaping is provided to assure visual quality; and 
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9. Crime prevention and public safety factors are considered. 
 
10. Downtown 
development is consistent with the intent and provisions of the “Cascade Locks 
Downtown Plan and Strategy – 2003.” 
   

8-6.148.020 Applicability of Provisions 
 
Site plan review shall be applicable to all new developments and major modifications of existing 
developments. In addition, Design Review shall may be applicable to all new development in the 
D (Downtown) zone and the C (Commercial) and RC (Resort Commercial) zones in the 
Downtown area.  
 
The following shall be exempt from City Administrator level Site Plan Review or Planning 
Commission level Design Review:, except it they shall not apply to: 
 
A. Single-family detached dwellings or manufactured homes on individual lots, and 

accessory parking on the same lot. 
 
B. A single duplex, or up to two single family attached (town home) units not requiring a 

land division, and accessory parking on the same lot.A duplex, not being reviewed as part 
of any other development. 

 
C. Home occupations as defined in this title. 
 
D. Family day care (Family Care) as defined in this title. 
 
E. Residential home as defined in this title. 
 
F. Temporary outdoor businesses requiring a permit under Municipal Code Chapter 110; 
 
G. Accessory structures and accessory parking; 
 
H. Development and land uses that are part of a previously approved Site Design Review or 

Conditional Use Permit application; 
 
I. Public improvements required by a condition of approval (e.g., transportation facilities 

and improvements, parks, trails, and similar improvements); 
 
J. Maintenance of existing buildings, including painting, siding, and roofing replacement, 

provided the architectural design standards applicable to each zone are followed. 
 
FK. A minor modification of an existing development which does not cause or create: 
 

  
1. An increase in dwelling unit density or increase in lot coverage for residential 

development; 
 
2. A change in 
the ratio or number of different types of dwelling units; 
 
3. A need for 2 
or more additional on-site parking in accordance with this title; 

 
14. An increase in the height of the building(s) by more than 20 percent; 
 
52.  A change in the type and location of accessways and parking areas where off-site 

traffic would be affected; 

Formatted: Justified, Indent: Left:  0.5", First line:  0"

Formatted: Justified, Tab stops:  1", Left + Not at  5.5"

Formatted: Justified, Indent: Left:  0", First line:  0"

Formatted: Justified, Indent: First line:  0"



Cascade Locks Community Development Code 
January 2025 

Article V - Page 3 

 
63.  An increase in vehicular traffic to and from the site of more than 20 vehicles per 

day as determined by using the International Transportation Engineer's (ITE’s) 
Manual or a professional traffic engineer; 

 
74. An increase in the floor area of a residential use of more than 1,000 square feet; 
 
85.  An increase in the floor area of nonresidential uses by more than 10 percent, 

excluding expansions under 5,000 square feet; 
 
96. A reduction in project amenities below the minimum established by this title or by 

more than 10 percent where specified in the approved site plan including: 
 

a. Recreational facilities; 
 
b. Screening and buffer areas; and/or 
 
c. Landscaping and open space. 
 

107. A modification of the conditions imposed at the time of site plan or design review 
or conditional use approval. 

 
GL. Alterations which cause or create one or more of the impacts listed in Section 8-

6.148.020 KF. shall be considered as a major modification. 
 
H. A temporary 
retail and service use in a commercial zoning district shall be permitted without a site plan 
review or conditional use approval provided it does not operate for more than 360 days. This 
provision only applies to a single or two such uses clustered together. A cluster of three or more 
temporary retail and service uses is subject to the provisions of this chapter.  
 
 
8-6.148.030 Administration 
 
A         A Site Plan Review requiring an architectural analysis for the Downtown Zone shall be       

completed by the Architectural Review Committee (ARC) as set forth in 8-6.20.070 (a) 
through (d). 

 
BA.      Land Use Review: Permits for modifications or developments which are exempt from 

Site Plan or Design Review per 8-6.148.020 shall be administered and reviewed as an 
Administrative decision in accordance with Article II, Procedures, of this title.  

 
B. Site Plan Review: Major modifications to existing development and new buildings shall 

be administered and reviewed as a City Administrator decision in accordance with Article 
II, Procedures, of this title. 

 
C. Design Review: Major modifications to existing development and new buildings that 

request modifications to nondiscretionary criteria shall be administered and reviewed as a   
Design and Site Plan Review applications and major modifications to existing     
development shall be administered and reviewed as a Planning Commission review in 
accordance with Article II, Procedures of this title.   

 
C. Minor modifications, as described in subsection 8-6.148.020 F. above, shall be 

administered and reviewed as a City Administrator decision in accordance with Article II, 
Procedures, of this title. 
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D. Permits to construct a single family residence or duplex shall be administered and 
reviewed as an Administrative decision in accordance with Article II, Procedures, of this 
title.  

 
[SECTION 8-6.148.030 ADMINISTRATION AMENDED BY ORDINANCE NO. 422, 
ADOPTED BY THE CITY COUNCIL ON MARCH 25, 2013.] 
 
8-6.148.040 Submittal Requirements 
 
A. In addition to the application form and information required in Section 8-6.24.030, the 

applicant shall submit each of the following: 
 

1. A site plan, with the number of copies to be determined at the preapplication 
conference, and necessary data or narrative which explains how the development 
conforms to the standards using the following format: 

 
a.  The site plans and required drawings shall be drawn on sheets preferably 

not exceeding 18 inches by 24 inches; 
 
b. The site plan shall be drawn using an engineering scale to scale; and 
 
c. All drawings of structure elevations or floor plans shall be drawn using a 

standard architectural scale of 1/4 inch or 1/8 inch equals 1 inch.to scale. 
 

2. The site plan, data and narrative shall include the following: 
 

a. An existing site conditions analysis as described in Section 8-6.148.050; 
 
b.  A site plan, as detailed in Section 8-6.148.060; and 
 
c. A grading plan as detailed in Section 8-6.148.070. 
 

3. Architectural elevations of all structures as detailed in Section 8-6.148.080. 
 
4. A landscape plan as detailed in Section 8-6.148.090. 
 
5. A sign plan as detailed in Section 8-6.148.100 (optional). 
 

B. The Administrator may require information in addition to that required by this chapter 
when it is found that certain information is necessary to properly evaluate the application. 

 
C. The Administrator may waive a specific requirement for information when it is found 

that such information is not necessary to properly evaluate the application. 
 
8-6.148.050 Site Conditions 
 
The site analysis drawings shall include: 
 
A. A vicinity map showing streets and access points, pedestrian and bicycle pathways, and 

utility locations. 
 
B. The site size and its dimensions. 
 
C. Topography (base maps available at City Hall). 
 
D. The location of drainage patterns and drainage courses. 
 
E. The location of natural hazard areas including: 
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1. The 100-year flood plain (Chapter 8-6.120); 
 
2. Areas of potential geologic hazard (Chapter 8-6.124); 
 
3. Areas having a severe soil erosion potential; 
 
4. Areas having severe weak foundation soils; and 
 
5. Airport protection areas (Chapter 8-6.132). 
 

F. The location of wetland and riparian areas (Chapter 8-6.128) including those shown on 
the National Wetland Inventory Maps (available at City Hall): 

 
1. Wildlife habitats; 
  
2. Wetlands; and 
 
3. Riparian areas. 
 

G. The location of other significant natural features including, but not limited to: 
 

1. Rock outcroppings; 
 
2. Steep slopes over 25% (4:1); 
 
3. Trees or groupings of trees with 6 inches diameter or greater measured 4 feet from 

ground level; or 
 
4. Streams, springs, or drainage ways. 
 

H. The location of existing structures on the site and proposed use of those structures. 
 
 
 
 
8-6.148.060 Site Plan 
 
The proposed site plan shall be at the same scale as the site analysis and shall include the 
following information: 
 
A. The proposed site and surrounding properties. 
 
B. The location, dimensions and names of all: 
 

1. Existing and platted streets and other public ways and easements on the site and 
on adjoining properties; and 

 
2. Proposed streets or other public ways and easements on the site.  
 

C. The location and dimensions of: 
 

1. Entrances and exits on the site; 
 
2. Parking and circulation areas; 
 
3. Loading and service areas; 
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4. Pedestrian and bicycle circulation; 
 
5. Outdoor common areas; and 
 
6. Above ground utilities.  
 

D. The location, dimensions, setback distances, and orientation of all: 
 

1. Existing structures, improvements on the site or which are located on adjacent 
property within 25 feet of the site; and  

 
2. Proposed structures, improvements, and utilities on the site. 
 

E. The location of all areas to be landscaped. 
 
F. The location and type of outdoor lighting. 
 
8-6.148.070 Grading Plan 
 
If applicable, the site plan shall include a grading plan at the same scale as the site analysis 
drawings and shall contain the following information: 
 
A. The location and extent to which grading will take place indicating general contour lines, 

slope ratios, and slope stabilization proposals. 
 
B. A statement from a registered engineer supported by factual data substantiating: 
 

1. The validity of the slope stabilization proposals;  
 
2. That any increase in intensity of the runoff caused by development will be 

facilitated on the site and the intensity of runoff leaving the site in its developed 
state shall not exceed that in its undeveloped state.  The statement shall include as 
a minimum a storm frequency of occurrence of ten years or greater, depending 
upon evaluation of potential for damage when a storm of higher frequency occurs; 

 
3. When on-site detention of an increased volume of water caused by development is 

not feasible or acceptable, a plan which identifies and which mitigates any off-site 
adverse effects resulting from increased runoff shall be prepared by a registered 
civil engineer; and 

 
4. Proper erosion control techniques to be used during construction. 
 

C. The Oregon Department of Transportation requires a permit for drainage connections to 
state facilities and review of potential impacts of a 25-year storm event. 
 

8-6.148.080 Architectural Drawings 
 
The application shall include: 
 
A. Floor plans indicating the square footage of all structures proposed for use on-site; and 
 
B. Typical elevation and section drawings of each structure with at least one of the drawings 

in color showing all the proposed colors for the structure or structures. 
 
C. A color palette of all colors to be used on the exterior of all structures.   
 
8-6.148.090 Landscape/Streetscape Plans 
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A. The landscape and streetscape plan shall be drawn at the same scale as the site analysis 
plan, or a larger scale if necessary, and shall indicate: 

 
1. Proposed irrigation method if applicable; 
 
2. Location and height of fences, buffers, and screening; 
 
3. Location of terraces, decks, shelters, play areas, and common open spaces; and 
 
4. Location, type, size and species of existing and proposed plant materials. 
 
5. Within the D zone, and the C and RC zones in the Downtown area, plans will also 

be submitted for all furniture, fixtures, and structures not attached to the main 
building indicating location and design. 

 
B. The landscape plan shall include a narrative which addresses: 
 

1. Soil conditions; and 
 
2. Erosion control measures that will be used. 
 

8-6.148.100 Sign Plan 
 
Sign drawings may be submitted in accordance with Chapter 8-6.144 of this title.  Signs which 
are not reviewed as part of site plan or design review shall be subject to an administrative review 
by the City Administrator as provided in Article II, Procedures of this title. 
 
8-6.148.110 Approval Standards 
 
The Planning Commission shall receive an Architectural Review Committee recommendation on 
a specific site design for all proposed developments in the Downtown Zone. The City 
Administrator or Planning Commission shall approve, approve with conditions or deny an 
application based on findings of fact with respect to the approval standards of this section.  
 
 
A. The applicable provisions of this title are: 
ble provisions of this title are: 
 

1. Accessory structures - Chapter 8-6.164; 
 
2. Additional yard and setback requirements - Section 8-6.44.060; 
 
3. Base zone requirements - Chapters 8-6.44 through 8-6.96; 
 
4. Building height exceptions - Section 8-6.44.060; 
 
5. Circulation and access - Chapter 8-6.112; 
 
6. Landscaping and screening - Chapter 8-6.104; 
 
7. Parking and loading - Chapter 8-6.108; 
 
8. Public facility and service requirements; 
 
9. Flood Plain Overlay Zone - Chapter 8-6.120; 
 
10. Geologic Hazard Overlay Zone - Chapter 8-6.124; 
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11. Airport Protection Overlay Zone - Chapter 8-6.132 
 
12. Downtown Design Overlay Zone - Chapter 8-6.136; 
 
13. Signs - Chapter 8-6.144; 
 
14. Vision clearance - Chapter 8-6.116; 
 
15. Wetland and Riparian Areas - Chapter 8-6.128; and 
 
16. Manufactured and Mobile Homes - Chapter 8-6.100. 
 
17. The Design Standard sections of the D, C, and RC zones. 
 
18. Traffic Impact Analysis – Chapter 8-6.145 
 

B. Relationship of the Natural and Physical Environment 
 

1. Buildings shall be: 
 

a. Located to preserve existing trees, topography, and natural drainage to the 
degree possible; 

 
b. Located in areas not subject to ground slumping or sliding; and 
 

2. Trees having a 6-inch diameter or greater diameter, 4 feet from the base, shall be 
preserved or replaced by new plantings. 

 
C.  Multi-family Residential design standards 
  

1.  Exterior Elevations 
 

 1a. Along the vertical face of single-family attached and multifamily 
structures, offsets shall occur at a minimum of every 30 feet by providing 
any two of the following: 

 
a1. Recesses (decks, patios, entrances, floor area, etc.), of minimum 

depth of eight feet; 
  
b2. Extensions (decks, patios, entrances, floor area, etc.), of minimum 

depth of 8 feet, a maximum length of an overhang shall be 25 feet; 
or 

 
c3. Offsets or breaks in roof elevations of 3 or more feet in height. 

 
D. Buffering, Screening and Compatibility between Abutting or Neighboring Uses 
 

In addition to the Landscaping and Beautification standards in Chapter 8-6.104, the 
approval authority may require additional buffering or screening between different types 
of land uses (for example, between single-family and multifamily residential, or 
residential and commercial) which are abutting or within 250 feet of the subject property. 
Additional buffering or screening may be required to address compatibility issues 
presented by such things as service areas, storage areas, parking lots, exterior lighting, 
and mechanical devices on rooftops (e.g., air cooling and heating systems).  The 
following factors shall be considered to determine the design of the buffer: 

 
1. The purpose of the buffer, for example to decrease noise levels, absorb air 

pollution and odors, filter dust, or provide a visual barrier; 
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2. The width and height of the buffer required to achieve its intended purpose; 
 
3. The directions from which buffering is needed; 
 
4. The required density of the buffering; and 
 
5. Whether the viewer is stationary or mobile. 
 

E 2. .
 Privacy and Noise 

 
1a. Structures which include residential dwelling units shall provide private 

outdoor areas that are screened from adjoining units; 
Private Outdoor Areas - Residential Uses 
 
1. In addition to 
the requirements of Subsection 8-6.148.110 D. 2, each ground level residential living unit shall 
have an outdoor private area (patio, terrace, porch), and shall be at least 48 square feet in size 
with a minimum width dimension of 4 feet and:  Balconies used for entrances or exits shall not 
be considered as open space except where such exits or entrances are for the sole use of the unit. 
G 3. Shared Outdoor Recreation Areas - Residential Uses 
 

1a. In addition to the requirements of Subsections 8-6.148.110 E. and F., 
outdoor recreation space shall be provided in multi-family or 
manufactured/mobile home park residential development for the shared or 
common use of all residents in the following amounts: 

 
a1. Studio size up to and including two-bedroom units, 200 hundred 

square feet per unit; and 
 
b2. Three or more bedroom units, 300 square feet per unit. 

 
2b. The required recreation space may be provided using one or more of the 

following options: 
 

a1. It may be all outdoor space; 
 
b2. It may be part outdoor space and part indoor space, for example, an 

outdoor tennis court, and indoor recreation room; 
 
c3. It may be all public or common space; 
 
d4. It may be part common space and part private, for example, it 

could be an outdoor tennis court, indoor recreation room and 
balconies on each unit; or 

 
e5. Where balconies are added to units, the balconies shall not be less 

than 48 square feet. 
 

H. 4. Demarcation of Public, Semipublic and Private Spaces - Crime Prevention 
 

1a. The structures and site improvements shall be designed so that public 
areas such as streets or public gathering places, semipublic areas and 
private outdoor areas are clearly defined in order to establish persons 
having a right to be in the space, in order to provide for crime prevention 
and to establish maintenance responsibility; and 
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2b. These areas may be defined by: 
 

a1. A deck, patio, low wall, hedge, or draping vine; 
 
b2. A trellis or arbor; 
 
c3. A change in the texture of the path material; 
 
e4. Signs; or 
 
f5. Landscaping. 

 
3c. Mail boxes shall be located in lighted areas having vehicular or pedestrian 

traffic. 
 
4d. Light fixtures shall be provided in parking lots, stairs, ramps, and abrupt 

grade changes.   
 

ID. Landscaping 
 

1. All landscaping shall be designed in accordance with the requirements set forth in 
this title. 

 
2. Residential Zones.  In addition to the open space and recreation area requirements 

of subsections 8-6.148.110 E. and F., a minimum of 25 percent of the gross area 
including parking, loading and service areas shall be landscaped. 

 
3. CR, RC, LI, P, and OS Zones.  A minimum of 15 percent of the site area shall be 

landscaped. 
 
4. HI Zone.  A minimum of 10 percent of the site area shall be landscaped. 
 
5. C Zone.  A minimum of 5 percent of the site area shall be landscaped. There shall 

be no minimum requirement. 
 
6. D Zone. A minimum of 5 percent of the site area shall be landscaped. 
 
7. Parking, Loading or Service Areas. 
 

a. A parking, loading or service area which abuts a street shall be set back 
from the right-of-way line by a landscaped strip at least 10 feet in width 
and the landscaped area shall: comply with the provisions of Chapter 8-
6.104, Landscaping. 

 
b. A parking, loading or service area which abuts a property line shall be 

separated from the property line by a landscaped area that complies with 
the provisions of Chapter 8-6.104, Landscaping. 

 
JE. Drainage 
 
 All drainage plans shall be designed to comply with city public facilities standards and 

Oregon Department of Transportation requirements. 
    
KF. Natural Features 
 
 Evidence of compliance with applicable state and federal protection and notification 

requirements regarding wetlands, riparian areas, and wildlife habitat. 
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LG. Mail Boxes 
 
 Mail boxes are prohibited in public road right-of-way. 
 
8-6.148.120 Exceptions to Provisions 

 

A. The Planning Commission may grant an exception to the dimensional building setback or 
yard requirements of the applicable zone based on findings that the approval will result in 
the following: 
1. A. A reduction of a required setback which is not greater than 15 percent; and 

 
B. 2.  Promotion of a 

more efficient use of the site or preservation of unique site conditions or features 
such as wetlands, flood plains, steep slopes, or mature trees. 

 
CB. The Planning Commission, as part of the site Ddesign Rreview process, may allow 

modification to the site design requirements in the Downtown, Commercial, or 
Commercial/Residential Zones when both of the following criteria are satisfied: 

 
a. The modification is necessary to provide design flexibility where: 

 
1. Conditions unique to the site require such modification; or,  

 
b2. Parcel shape or configuration precludes compliance with provisions; or, 
 
3. A modification is necessary to preserve trees, other natural features or visual 

amenities determined by the Planning Commission to be significant to the 
aesthetic character of the area. 

 
b. 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 applicable zone’s design provisions.  

 
8-6.148.130 Agreement and Security 
 
The developer and property owner shall, as a condition of approval, execute a development 
agreement for any public improvements required by site plan review.  The agreement shall be on 
a form approved by the city attorney.  The property owner may be required to file with the city a 
performance bond or other security as approved by the city attorney to assure full performance of 
the required improvements.  The bond shall be for the estimated cost of the improvements plus 
10 percent.  The bond shall remain in effect until the public improvements are accepted by the 
city. Landscaping shall be installed prior to issuance of an occupancy permit unless the City 
Administrator determines that a delay in planting is justified to promote the maintenance of the 
landscaping.  In this case, security equal to the cost of landscaping, as determined by the City 
Administrator, must be filed with the city assuring installation of landscaping within six months 
after occupancy. 
 
8-6.148.140 Maintenance 
 
All on-site improvements shall be the ongoing responsibility of the property owner or occupant.  
Should landscaping materials die after installation, it shall be the ongoing responsibility of the 
property owner to provide replacement plantings to maintain the intent of the approved 
landscape plan.  All other facilities, including all buildings and structures, parking areas, walks, 
signage and other improvements shall be maintained in good serviceable quality so that the 
quality appearance of the site is maintained at all times.  
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Chapter 8-6.152 
 

CONDITIONAL USES 
 
Sections 
 
8-6.152.010 Purpose 
8-6.152.020 Applicability of Provisions 
8-6.152.030 Administration 
8-6.152.040 Submittal Requirements 
8-6.152.050 General Approval Standards 
8-6.152.060 Approval Standards for Specific Uses 
8-6.152.070 Conditions of Approval 
8-6.152.080 Exceptions to Provisions 
8-6.152.090 Agreement and Security 
8-6.152.100 Maintenance 
 
8-6.152.010  Purpose 
 
A. A conditional use review is intended to evaluate land uses which are generally regarded 

as being appropriate provided that the potential negative impacts of the use are properly 
mitigated. 

 
B.  In permitting such uses, it shall be determined that the use at the particular location is 

desirable to the public convenience and welfare and not detrimental or injurious to the 
public health, peace or safety or to the character of the surrounding properties. 

 
C. It is in the public interest that this chapter be applied to: 
 

1. Eliminate undue burdens on public facilities; and 
 
2. Assure that scale, layout and design of a proposed conditional use are compatible 

with the environment and the character of the surrounding neighborhood or area. 
 

D. The intent is to assure that: 
 

1.  There is compatibility between adjoining uses; 
 
2.  Privacy is maximized; 
 
3. Private and common outdoor space is provided; 
 
4. Vehicular, pedestrian, and bicycle access and circulation is safe and convenient; 
 
5. Parking areas are made attractive and safe; 
   
6. The site is well drained; 
 
7. The needs of the handicapped are met; 
 
8. Adequate landscaping is provided to assure visual quality; and 
 
9. Crime prevention and public safety factors are considered.   
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8-6.152.020  Applicability of Provisions 
 
A. The provisions of this chapter shall apply to all conditional uses listed in this title.  It shall 

also apply to a proposed major modification of an existing development using the criteria 
described in Section 8-6.148.020 F. of this title. 

 
B. Minor modifications of an existing conditional use, using criteria described in Section 8-

6.148.020 F., shall not be subject to the provisions of this chapter.  
 
C. In the case of a use existing prior to the effective date of this title, and classified in this 

title as a conditional use, any change in the use or in lot area or an alteration of structure 
shall conform with the requirements of this chapter for conditional uses. 

 
8-6.152.030  Administration 
 
A. Conditional use applications and major modifications of existing conditional uses shall be 

administered and reviewed as a Planning Commission decision in accordance with 
Article II, Procedures of this title. 

 
B. Minor modifications of an existing conditional use shall be administered and reviewed as 

a City Administrator decision in accordance with Article II, Procedures of this title.  
 
8-6.152.040  Submittal Requirements 
 
A. The submittal for a Conditional Use shall be the same as the requirements for Site Plan 

Review applications in Sections 8-6.148.050 through 8-6.148.100 of this title. 
 
B. The Administrator may require information in addition to that required by this chapter 

when it is found that certain information is necessary to properly evaluate the application. 
 
C. The Administrator may waive a specific requirement for information when it is found 

that such information is not necessary to properly evaluate the application. 
 
8-6.152.050  General Approval Standards 
 
The Planning Commission shall approve, approve with conditions, or deny an application for a 
conditional use or major modification of an existing conditional use based on findings of fact 
with respect to each of the following criteria: 

 
A. The site size and dimensions provide adequate area for the needs of the proposed use; 
 
B. The characteristics of the site are suitable for the proposed use considering size, shape, 

location, topography, and natural features; 
 
C. All required public facilities have adequate capacity to serve the proposal; 
 
D. The applicable requirements of the zoning district are met except as modified by this 

chapter;  
 
E. The applicable criteria set forth in Section 8-6.148.110 and Section 8-6.152.060 are met; 

and 
 
F. The applicable criteria in Section 8-6.152.060 are satisfied.  
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8-6.152.060  Approval Standards for Specific Uses 
 
Additional approval criteria for specific conditional uses are indicated below.  They shall be 
satisfied in addition to Section 8-6.152.050 and the standards of the applicable zoning district. 
 
A. Bed and Breakfast Facilities 
 

1. Minimum lot area of 8,000 square feet. 
 
2. Noise buffering for adjoining residential property for outside activity areas. 
 
23. Sufficient on-site and off-site access and parking to accommodate the anticipated 

number of guests without creating adverse impacts for neighboring properties. 
 

B. Community Services 
 

1. If the use is in a residential zone, its location will not by itself or in combination 
with other nearby conditional uses, decrease the desirability of the area for the 
retention of existing housing or the development of new housing. 

 
2. The proposal will mitigate differences in appearance or scale through such means 

as setbacks, screening, landscaping, and other design features.Buildings over the 
required height of the base zone shall have an additional building setback of 1 
foot for every foot over the building height standard. 

 
43. The transportation system is capable of safely supporting the proposed use in 

addition to the existing and planned uses in the area.  Evaluation factors include, 
but are not limited to, street capacity and level of service, access to collector or 
arterial streets, transit availability, on-street parking impacts, access requirements, 
and neighborhood impacts.  

 
54. Safe and convenient pedestrian and bicyclist access shall be provided to the site.  
 

C. Family Care - day care group home and adult day care 
 

1. Minimum lot area of 8,000 square feet. 
2. Noise buffering for adjoining 
residential property for outside activity areas. 
 

32. Sufficient on-site and off-site access and parking to accommodate the anticipated 
number of employees, clients, and visitors without creating adverse impacts for 
neighboring properties. 

 
D. Hospital 

1. If the use is in a residential zone, its location will not by itself or in combination 
with other nearby conditional uses, decrease the desirability of the area for the 
retention of existing housing or the development of new housing. 

2. The proposal will mitigate differences in appearance or scale through such means 
as setbacks, screening, landscaping, and other design features. 

3. Buildings over the required height of the base zone shall have an additional 
building setback of 1 foot for every foot over the building height standard. 

4. Nearby properties shall be buffered from potential noise impacts related to 
activities occurring on the site. 



Cascade Locks Community Development Code 
January 2025 

Article V - Page 16 

 

53. The transportation system is capable of safely supporting the proposed use in 
addition to the existing uses in the area.  Evaluation factors include, but are not 
limited to, street capacity and level of service, access to arterials, transit 
availability, on-street parking impacts, access requirements, neighborhood 
impacts, and pedestrian and bicyclist safety. 

 

64. Any ambulance service provided by the hospital shall have direct access to a 
collector or arterial street.  

 
E. Industrial Services, Heavy 
 

1. Outdoor storage areas for vehicles or equipment shall be screened with fences, 
walls, evergreen landscaping, or similar method.  

 
2. Nearby properties shall be protected from potential impacts from noise, fumes, 

odors, dust, or glare related to activities occurring on the site, including inside the 
building(s). 

                       
3. The transportation system is capable of safely supporting the proposed use in 

addition to the existing and planned uses in the area.  Evaluation factors include, 
but are not limited to, street capacity and level of service, access to collector or 
arterial streets, on-street parking impacts, access requirements, neighborhood 
impacts, and pedestrian and bicyclist safety.  

 
4. All storage or use of flammable or hazardous substances proposed on the site 

have been approved by the Fire Chief and/or other appropriate regulatory 
agencies. 

 
F. Marinas 
 

1. The transportation system is capable of safely supporting the proposed use in 
addition to the existing and planned uses in the area.  Evaluation factors include, 
but are not limited to, street capacity and level of service, access to collector or 
arterial streets, on-street parking impacts, access requirements, neighborhood 
impacts, and pedestrian and bicyclist safety.  

 
2. Business hours shall be limited between 8 a.m. and 10 p.m. for any incidental 

commercial uses, such as boat fuel sales, unless the approval authority finds that 
the proposed use can successfully satisfy the applicable criteria in this chapter 
with extended hours.  If extended hours are approved, they shall be specified by 
the approval authority.   

3. Nearby properties shall be buffered from potential noise, lighting, and other 
impacts related to activities occurring on the site. 

 
34. The marina has or shall obtain all necessary development permits from state and 

federal agencies and the Columbia River Gorge Commission. 
 

G. Parks and Open Space 
 

1. Active recreation areas, such as playgrounds, tennis courts, basketball courts, and 
baseball diamonds, and off-street parking lots shall be located a minimum of 50 
feet from any adjoining residential properties. 

2. Nearby residential properties shall be buffered from potential noise impacts 
related to activities occurring on the site. 
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32. Safe vehicular, bicycle, and pedestrian access shall be available to the site. 

 
H. Public Facilities 
 

1. If the use is in a residential zone, its location will not by itself or in combination 
with other nearby conditional uses, decrease the desirability of the area for the 
retention of existing housing or the development of new housing. 

2. The proposal will mitigate differences in appearance or scale through such means 
as setbacks, screening, landscaping, and other design features.3. Nearby 
residential properties shall be buffered from potential noise impacts related to 
activities occurring on the site. 

 

43. Facilities that will generate significant traffic volumes, shall have direct access to 
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 Fire 
Chief. 

 

I. Quick Vehicle Servicing 

1. All cleaning, repair, and maintenance work shall be conducted indoors. 

2. Outdoor storage areas for vehicles or equipment shall be screened with fences, 
walls, evergreen landscaping, or similar method.  

43. The transportation system is capable of safely supporting the proposed use in 
addition to the existing and planned uses in the area.  Evaluation factors include 
street capacity and level of service, access to collector or arterial streets, on-street 
parking impacts, access requirements, neighborhood impacts, and pedestrian and 
bicyclist safety.  

4. Drive-up/in queuing areas shall be designed so that vehicles do not obstruct a 
driveway, fire access lane, walkway, or public right-of-way. 

J. Recreational Vehicle Campground 

1. Activity areas, such as playgrounds, tennis courts, basketball courts, and baseball 
diamonds, rest rooms, concession facilities, and off-street parking lots shall be 
located a minimum of 50 feet from any adjoining residential properties.2. Nearby 
residential properties shall be buffered from potential noise impacts related to 
activities occurring on the site. 

 

32. Facilities that will generate significant traffic volumes, shall have direct access to 
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 
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Transportation requirements.  However, access must be approved by the Fire 
Chief. 

K. Religious Assembly 

1. If the use is in a residential zone, its location will not by itself or in combination 
with other nearby conditional uses, decrease the desirability of the area for the 
retention of existing housing or the development of new housing.2. Buildings over 
the required height of the base zone shall have an additional building setback of 1 
foot for every foot over the building height standard. 

 

32. The proposal will mitigate differences in appearance or scale through such means 
as setbacks, screening, landscaping, and other design features. 

43. The use shall have direct access to 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 Fire Chief. 

L. Residential Facility 

1. Minimum lot area of 8,000 square feet.2. Noise buffering for adjoining 
residential property for outside activity areas. 

32. Sufficient on-site and off-site access and parking to accommodate the anticipated 
number of employees, clients, and visitors without creating adverse impacts for 
neighboring properties. 

M. Retail Sales and Service (conducted outdoors) 

1. Uses in non-commercial zones shall have activity areas, such as building 
entrances, parking lots, and loading areas located a minimum of 100 feet from the 
nearest residential property.  

32. Business hours shall be limited between 8 a.m. and 10 p.m. in the CR zone unless 
the approval authority finds that the proposed use can successfully satisfy the 
applicable criteria in this chapter with extended hours.  If extended hours are 
approved, they shall be specified by the approval authority.   

N. Retail Sales and Service (drive-through facilities/entertainment or personal service 
oriented) 

12. The transportation system is capable of safely supporting the proposed use in 
addition to the existing and planned uses in the area.  Evaluation factors include, 
but are not limited to, street capacity and level of service, access to collector or 
arterial streets, transit availability, on-street parking impacts, access requirements, 
and neighborhood impacts. 

32. Drive-through facilities shall be designed to provide safe and convenient 
pedestrian and bicyclist access. Drive-up/in queuing areas shall be designed so 
that vehicles do not obstruct a driveway, fire access lane, walkway, or public 
right-of-way. 
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43. Business hours shall be limited between 8 a.m. and 10 p.m. in the CR zone unless 
the approval authority finds that the proposed use can successfully satisfy the 
applicable criteria in this chapter with extended hours.  If extended hours are 
approved, they shall be specified by the approval authority.   

O. Retail Sales and Service (Public Zone) 

1. Nearby properties shall be buffered from potential noise, lighting, and other impacts 
related to activities occurring on the site. 

 

12. The transportation system is capable of safely supporting the proposed use in 
addition to the existing and planned uses in the area.  Evaluation factors include, 
but are not limited to, street capacity and level of service, access to collector or 
arterial streets, transit availability, on-street parking impacts, access requirements, 
and neighborhood impacts. 

23. Drive-through facilities shall not be permitted. 

34. Business hours shall be limited between 8 a.m. and 10 p.m. unless the approval 
authority finds that the proposed use can successfully satisfy the applicable 
criteria in this chapter with extended hours.  If extended hours are approved, they 
shall be specified by the approval authority.   

P. Schools 

21. The proposal will mitigate differences in appearance or scale through such means 
as setbacks, screening, landscaping, and other design features. 

32. The transportation system is capable of safely supporting the proposed use in 
addition to the existing and planned uses in the area.  Evaluation factors include, 
but are not limited to, street capacity and level of service, access to collector or 
arterial streets, transit availability, on-street parking impacts, access requirements, 
neighborhood impacts, and pedestrian and bicyclist safety.  

43. Schools shall be designed to provide safe and convenient pedestrian and bicyclist 
access. 

54. Facilities shall be provided to accommodate student drop-off and pick-up by 
automobiles and buses so that public streets are not adversely affected.  

Q. Surface Mining 

1. Nearby properties shall be buffered from potential noise, dust, fumes, and other 
impacts related to activities occurring on the site.  Special attention shall be given 
to excavation areas, processing facilities, parking, truck circulation, and hours of 
operation. 

2. The transportation system is capable of safely supporting the proposed use in 
addition to the existing and planned uses in the area.  Evaluation factors include, 
but are not limited to, street capacity and level of service, access to collector or 
arterial streets, the structural ability of existing streets to accommodate the 
anticipated truck traffic, access requirements, and neighborhood impacts. 

R. Utilities 
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1. The proposal will mitigate differences in appearance or scale through such means 
as setbacks, screening, landscaping, and other design features. 

42. Utilities intended for public access, such as transit stops or park and ride facilities, 
shall provide safe and convenient pedestrian and bicyclist access. 

 
8-6.152.070  Conditions of Approval 
 
In permitting a new conditional use or a major modification of an existing conditional use, the 
Planning Commission may impose, in addition to those standards and requirements expressly 
specified in this title, additional conditions which the commission considers necessary to protect 
the best interests of the surrounding area or the city as a whole.  The conditions may include, but 
are not limited to the following: 
 
A. Increasing the required lot size or yard dimensions; 
 
B. Limiting the height, size or location of buildings; 
 
C. Controlling the location or number of vehicle access points; 
 
D. Increasing the street width and/or providing additional traffic controls to mitigate 

transportation impacts; 
 
E. Increasing the number of required off-street parking spaces; 
 
F. Limiting the number, size, location, or lighting of signs; 
 
G. Requiring fencing, screening, landscaping or other facilities to protect adjacent or nearby 

property; 
 
H. Designating sites for open space; and 
 
I. Limiting hours of business operation. 
 
8-6.152.080  Exceptions to Provisions 
 
The Planning Commission may grant an exception to the dimensional building setback or yard 
requirements in an applicable zone based on findings that the approval will result in the 
following: 
 
A. A reduction of a required setback which is not greater than 15 percent; 
 
B. Promotion of a more efficient use of the site; and 
 
C. Preservation of unique site conditions or features such as wetlands, flood plains, steep 

slopes, or mature trees. 
 
8-6.152.090  Agreement and Security 
 
The developer and property owner shall, as a condition of approval, execute a development 
agreement for any public improvements required by the conditional use approval.  The 
agreement shall be on a form approved by the city attorney.  The property owner may be 
required to file with the city a performance bond or other security as approved by the city 
Attorney to assure full performance of the required improvements.  The bond shall be for the 
estimated cost of the improvements plus 10 percent.  The bond shall remain in effect until the 
public improvements are accepted by the city. Landscaping shall be installed prior to issuance of 
an occupancy permit unless the City Administrator determines that a delay in planting is justified 
to promote the maintenance of the landscaping.  In this case, security equal to the cost of 
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landscaping, as determined by the City Administrator, must be filed with the city assuring 
installation of landscaping within six months after occupancy.   
 
8-6.152.100  Maintenance 
 
All on-site improvements shall be the ongoing responsibility of the property owner or occupant.  
Should landscaping materials die after installation, it shall be the ongoing responsibility of the 
property owner to provide replacement plantings to maintain the intent of the approved 
landscape plan.  All other facilities, including buildings and structures, parking areas, walks, 
signage and other improvements shall be maintained in good serviceable quality so that the 
quality appearance of the site is maintained at all times.  
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Chapter 8-6.156 
 

NONCONFORMING SITUATIONS 
 
Sections 
 
8-6.156.010 Purpose 
8-6.156.020 Administration 
8-6.156.030 Types of Nonconforming Situations 
8-6.156.040 Regulations that Apply to All Nonconforming Situations 
8-6.156.050 Specific Provisions for Nonconforming Situations 
 
8-6.156.010  Purpose 
 
Nonconforming uses and development are created when the application of a specific zoning 
district to a site changes, or a regulation in this title changes.  As a result of such changes, 
existing uses or development may no longer be allowed.  The intent of these amendments is not 
to force all nonconforming situations to be immediately brought into compliance.  Instead, the 
intent is to guide future uses and development in a new direction consistent with city policy. 
 
This chapter provides a method to limit modifications to nonconforming situations while 
allowing their continuation in a manner that is not unnecessarily burdensome to the property or 
business owner. 
 
8-6.156.020  Administration 
 
A. The Administrator shall make an Administrative decision whether a situation is 

nonconforming as provided in Article II, Procedures of this title. 
 
B. If the applicant wishes to provide evidence to prove legal nonconforming status, such 

evidence will be reviewed as a City Administrator decision as provided in Article II, 
Procedures. 

 
8-6.156.030  Types of Nonconforming Situations 
 
A. Nonconforming uses are activities conducted on a property that are not listed as a 

permitted or conditional use for the applicable zoning district. 
 
B. Nonconforming development or structures are physical site improvements such as 

buildings, driveways, parking areas, landscaping, and signs that do not comply with the 
dimensional standards of this title. 

 
C. Nonconforming residential density applies to residential development which exceeds the 

maximum allowable density for the applicable zoning district. 
 
D. Nonconforming lots of record that do not meet the area or dimensional standards of the 

applicable zoning district. 
 
8-6.156.040  Regulations that Apply to All Nonconforming Situations 
 
A. Ownership changes do not affect the status of nonconforming situations. 

 
B. Change to a conforming situation may occur by right as a permitted use or through 

conditional use approval.  Once a conforming situation occupies the property or site, the 
nonconforming rights are lost and a nonconforming use may not be re-established. 
 

C. Normal maintenance and repair of nonconforming situations is allowed. 
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8-6.156.050  Specific Provisions for Nonconforming Situations 
 
A. Nonconforming Uses 
 

1. A nonconforming use may continue to operate.  Changes in operations are 
allowed  if they otherwise meet the requirements of this title. 

 
2. A nonconforming use can not be changed without approval by the city as a 

permitted or conditional use. 
 
3. A nonconforming use shall not expand the building floor area or land area 

occupied on a site.   
 
4. Except for a residential use in an existing structure, Iif a nonconforming use is 

discontinued or abandoned for any reason for a period exceeding one year, any 
subsequent use shall conform to the regulations specified in this title. 

 
5. When a structure containing a nonconforming use is damaged, the use shall not be 

re-established if the repair cost of the structure is more than 80 60 percent of its 
assessed value according to the Hood River County Assessor’s records or 80 60 
percent of its appraised value as determined by a qualified appraiser. 

 
6. A nonconforming residence which is partially or totally destroyed may be 

repaired or replaced within 1 year from the date the damage occurred (permits for 
replacement must be issued within 1 year of date the damage occurred). Any 
repair or replacement which occurs after more than 1 year shall conform with the 
provisions of this title. 

 
B. Nonconforming Development or Structures 
 

1. A nonconforming site development or structure may be expanded, enlarged, or 
modified only if such change does not increase its degree of nonconformity with 
the provisions of this title. 

 
2. When a nonconforming development or structure is damaged, it shall not be re-

established if the repair cost of the structure is more than 80 60 percent of its 
assessed value according to the Hood River County Assessor’s records or 80 60 
percent of its appraised value as determined by a qualified appraiser. 

 
C. Nonconforming Residential Density 
 

1. A residential development that exceeds the applicable density standards may be 
modified, as provided by this title, if the number of dwelling units is not 
increased. 

 
2. When a residential structure containing nonconforming residential units is 

damaged, it may be repaired or replaced as provided in Section 8-6.156.050 A.6.  
 

D. Nonconforming Lots of Record 
 
 Nonconforming lots may be developed or redeveloped when all other relevant 

requirements this title are satisfied. 



Cascade Locks Community Development Code 
January 2025 

Article V - Page 24 

Chapter 8-6.160 
 

VARIANCE 
 
Sections 
 
8-6.160.010 Purpose 
8-6.160.020 Applicability of Provisions 
8-6.160.030 Class A Variance 
8-6.160.040 Class B Variance 
8-6.160.050 Class C Variance 
 
8-6.160.010  Purpose 
 
The purpose of this chapter is to provide standards for the granting of variances from the 
applicable provisions of this title where it can be shown that, owing to special and unusual 
circumstances, the literal interpretation of these provisions would cause an undue or unnecessary 
hardship without a corresponding public benefit. 
 
8-6.160.020  Applicability of Provisions 
 
Variances may not be approved to allow a use that is not included in the underlying zoning 
district’s permitted or conditionally permitted use list.A variance application may be requested 
relating to any provision of this title, except that a variance request to the permitted or 
conditional use requirements in Chapters 8-6.44 through 8-6.96 shall not be granted. 
 
8-6.160.030  Class A Variance 

A.     Applicability. The following variances are reviewed using a Ministerial procedure, as 
governed by Article II, Procedures, of this title, using the approval criteria in Subsection 
B, below: 

1.     Front yard setbacks. Up to a 10 percent change to the front yard setback standard 
in the land use district. 

2.     Interior setbacks. Up to a 10 percent reduction of the dimensional standards for 
the side and rear yard setbacks required in the base land use district. 

3.     Lot coverage. Up to 10 percent increase of the maximum lot coverage required in 
the base land use district. 

4.     Landscape area. Up to 10 percent reduction in landscape area (overall area or 
interior parking lot landscape area). 

B.     Approval criteria. A Class A Variance shall be granted if the applicant demonstrates 
compliance with all of the following criteria: 

1.     The variance requested is required due to the lot configuration, or other conditions 
of the site; 

2.     The variance does not result in the removal of trees, or it is proposed in order to 
preserve trees, if trees are present in the development area; 

3.     The variance will not result in violation(s) of any other adopted ordinance or code 
standard; each code standard to be modified shall require a separate variance 
request. 

4.     An application for a Class A variance is limited to one lot per application. 

Formatted: Font: Times New Roman, Bold

Formatted: Font: Times New Roman, Bold

Formatted: Indent: Left:  0.5", Hanging:  0.5", Space
Before:  5 pt, After:  6 pt

Formatted: Indent: Left:  0.5", Hanging:  0.5", Space
Before:  5 pt, After:  6 pt



Cascade Locks Community Development Code 
January 2025 

Article V - Page 25 

5.     No more than three Class A variances may be approved for one lot or parcel in 12 
months. 

6.     A variance shall not be granted for a self-imposed hardship. 

C.    Approval Process. A Class A Variance shall be processed using a Ministerial procedure, 
as governed by Article II, Procedures, of this title. If the Administrator determines that 
discretionary decision-making is necessary to apply the approval criteria, an 
Administrative approval procedure shall be used.  

8-6.160.040  Class B Variance 

A.     Applicability. Class B variance requests apply to the types of requests below in B-D, 
below.  

B. Administration. Class B variances shall be reviewed using an Administrative procedure, 
in accordance with Article II, Procedures: 

1.     The Class B variance standards apply to individual platted and recorded lots only. 

2.     The Class B variance procedure shall not be used to modify a standard for lots yet 
to be created through a partition or subdivision process; such requests shall utilize 
the Class C variance procedure. 

3.     A variance shall not be approved that would vary the “permitted uses” or 
"prohibited uses" of a land use district. 

4.     A variance shall not be granted for a self-imposed hardship. 

C.     Variance to Vehicular Access and Circulation Standards.  

 Where vehicular access and circulation cannot be reasonably designed to conform to 
Code standards within a particular parcel, shared access with an adjoining property shall 
be considered. If shared access in conjunction with another parcel is not feasible, the City 
may grant a variance to the access requirements after finding all of the following: 

1.     There is not adequate physical space for shared access, or the owners of abutting 
properties do not agree to execute a joint access easement; 

2.   There are no other alternative access points on the street in question or from 
another street; 

3.     The access separation requirements cannot be met; 

4.     The request is the minimum variance required to provide adequate access; 

5.     The approved access or access approved with conditions will result in a safe 
access; 

6.     The visual clearance requirements will be met; and 

7.     Variances for street access deviations shall be subject to review and approval by 
the roadway authority. 

D.     Variance to Parking Standards. 
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1.     The City may approve, approve with conditions, or deny variances to the 
minimum or maximum standards for off-street parking (quantities and dimensions 
of parking spaces) upon finding all of the following: 

a.     The individual characteristics of the use at that location require more or 
less parking than is generally required for a use of this type and intensity, 
or modified parking dimensions, as demonstrated by a parking analysis or 
other facts provided by the applicant if such a reduction is deemed 
appropriate after analysis of the size and location of the development, 
limited services available and other pertinent factors; and 

b.     The need for additional parking cannot reasonably be met through 
provision of on-street parking or shared parking with adjacent or nearby 
uses. 

8-6.160.050  Class C Variance 

A. Applicability. Class C variance requests are those that do not meet the requirements for a 
Class A and Class B variance, and that meet the criteria in 1-3, below. 

1.     The Class C variance procedure may be used to modify a standard for 3 or fewer 
lots, including lots yet to be created through a partition process. 

2.     An applicant who proposes to vary a standard for lots yet to be created through a 
subdivision process may not utilize the Class C variance procedure. Approval of a 
Master Planned Development shall be required to vary a standard for lots yet to be 
created through a subdivision process, where a specific code section does not 
otherwise permit exceptions. 

3.     A variance shall not be approved that would vary the “permitted uses” or 
“prohibited uses” or “maximum density” of a land use district. 

B. Administration 

Class C Variance applications are those that do not qualify as Class A or Class B 
Variances  shall be administered and reviewed as a Planning Commission review in 
accordance with Article II, Procedures, of this title. 

C. Submittal Requirements 

 1. A. In addition to the application form and information 
required in Section 8-6.24.030, the applicant shall submit a the applicant shall 
provide a narrative or letter explaining the reason for his/her request, alternatives 
considered, how the stated variance criteria are satisfied, and why the subject 
standard cannot be met without the variance.narrative and/or site plan, with the 
number of copies to be determined at the preapplication conference, which 
explains the variance satisfies the relevant approval criteria using the following 
format: 

 

1. The site plans and required drawings shall be drawn on sheets preferably not 
exceeding 18 inches by 24 inches; 

 

2. The site plan shall be drawn using an engineering scale; and 
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3. All drawings of structure elevations or floor plans shall be drawn using a standard 
architectural scale of 1/4 inch or 1/8 inch equals one foot. 

 

1.2. The Administrator may require information in addition to that required by this 
chapter when it is found that certain information is necessary to properly evaluate 
the application. 

2.3. The Administrator may waive a specific requirement for information when it is 
found that such information is not necessary to properly evaluate the application. 

D.   Approval CriteriaA variance application shall only be approved or approved with 
conditions when the approval authority finds that of all of the following criteria have been 
satisfied: 

 

A. The proposed variance will equally or better meet the purpose of the regulation being 
modified and any associated policies of the comprehensive plan; 

 

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

 

C. The use proposed is a 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; 

 

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 structure were developed in accordance with the provisions of this title; and 

 

E. The hardship is not self-imposed and the variance requested is the minimum variance 
which would alleviate the hardship.   

The City shall approve, approve with conditions, or deny an application for a variance 
based on all of the following: 

1. Strict or literal interpretation and enforcement of the specified regulation would 
result in practical difficulty or necessary physical hardship inconsistent with the 
objectives of this Code; 

2. Strict or literal interpretation and enforcement of the specified regulation would 
deprive the applicant of privileges enjoyed by owners or other properties 
classified in the same land use district; 
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3. There are exceptional or extraordinary circumstances or conditions applicable to 
the property involved which do not apply generally to other properties classified 
in the same land use district; 

4. The granting of the variance will not constitute a grant of special privilege 
inconsistent with the limitations on other properties classified in the same lands 
use district; 

5. The granting of the variance will not be detrimental to the public health, safety or 
welfare or materially injurious to properties or improvements in the vicinity; 

6. Existing physical and natural systems, such as but not limited to traffic, drainage, 
natural resources, and parks will not be adversely affected any more than would 
occur if the development occurred as specified by the subject Code standard; 

7. The hardship is not self-imposed; and 

8. The variance requested is the minimum variance that would alleviate the 
hardship.  

 
 

 
 
 
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 
 
8-6.164.010  Purpose 
 
The purpose of this chapter is to: 
 
A. Establish criteria for regulating the type, size, and location of accessory structures in 
residential zoning districts; 
 
B. Allow full use of residential property while not altering the residential character of the 
principal structures or the neighborhood; and 
 
C. Allow accessory structures within non-residential zones including the Commercial (C), 
Commercial/Residential (CR), Resort Commercial (RC), Light Industrial (LI), Heavy Industrial 
(HI), and Public (P and OS) districts. 
 
8-6.164.020  Applicability of Provisions 
 
A. Accessory structures are required to meet the provisions of this chapter except for the 
following situations: 
 
1. Accessory structures or additions within residential zoning districts which are less than 
120 square feet in gross floor area and 10 feet or less in height, measured from base to highest 
point of the structure; 
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2. Accessory buildings or structures attached to the principle building or structure.  
Attached means wall-to-wall or any permanent roof attachment such as breezeways.  Said 
structures shall be considered as building additions and shall require building permits and 
compliance with the applicable setback standards for the principle building or structure; 
 
3. Accessory buildings are subject to the provisions of Chapter 8-6.148, Site Plan Review, 
in the Commercial (C), Commercial/Residential (CR), Resort Commercial (RC), Light Industrial 
(LI), Heavy Industrial (HI), and Public (P), and Open Space (OS) zoning districts.  If a new or 
remodeled accessory structure represents a major modification, as provided in Section 8-
6.148.020, it will be subject to the provisions of Chapter 8-6.148 or Chapter 8-6.152;  
 
4. Fences, walls, and decks; and 
 
5. Communication facilities and structures which are subject to the provisions of Chapter 8-
6.148. 
 
 B. All of the provisions and regulations of the applicable zone apply unless modified 
by this chapter. 
 
 
 
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 II of 
this title. 
 
B. In instances where an alteration, extension, or reconstruction is requested, the applicant 
shall apply for an accessory structure permit in accordance with this chapter. 
 
C. A conflict of interpretation concerning whether a structure is an accessory structure shall 
be resolved in accordance with the provisions of Section 8-6.20.060. 
   
8-6.164.040  Submittal Requirements 
 
A. In addition to the application form and information required in Section 8-6.24.030, the 
applicant shall submit the following: 
 
1. A site plan, with the number of copies to be determined by the City Administrator, and 
necessary data or narrative which explains how the development conforms to the standards using 
the following format: 
 
a. The site plans and required drawings shall be drawn on sheets preferably not exceeding 
18 by 24 inches; 
 
b. The site plan shall be drawn using an engineering scale; and 
 
c. All drawings of structure elevations and floor plans (if required) shall be drawn using a 
standard architectural scale of 1/4 inch or 1/8 inch equals one foot. 
 
2. The site plan, data, and narrative shall include: 
 
a. The proposed accessory structure and other structures, driveways, parking, and 
landscaped areas on the site; and 
 
b. The location and type of surrounding land uses and related improvements. 
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B. The City Administrator may require information in addition to that required by this 
chapter when it is found that certain information is necessary to properly evaluate the 
application. 
 
C. The City Administrator may waive a specific requirement for information when it is 
found that such information is not necessary to properly evaluate the application. 
 
8-6.164.050  Approval Standards 
 
A. Accessory structures or buildings shall comply with all requirements of this title, except 
where specifically modified by this chapter; 
 
B. The following standards shall apply to all accessory structures: 
 
1. General Standards 
 
a. Any accessory structure attached to the principal building or structure must comply with 
all setback requirements of the applicable zoning district (attached means wall-to-wall or any 
permanent roof attachment such as breezeways); 
 
b. No accessory structure shall encroach upon or interfere with the use of any adjoining 
property or public right-of-way including, but not limited to, streets, alleys, and public or private 
easements;  
 
c. The setback between a detached accessory structure and the principal building shall 
comply with the Uniform Building Code; and 
 
d. Accessory structures which are nonconforming shall satisfy the requirements of Chapter 
8-6.156, Nonconforming Situations, where an alteration, extension, or reconstruction is 
requested. 
 
2. Residential, Public, and Open Space Zones (RR, LDR, MDR, HDR, MHR, P, and OS)  
 
a. Minimum front yard setback as required by the applicable zone shall be satisfied;  
 
b. Minimum side and rear yard setback of 5 feet shall be provided for accessory structures 
which are no more than 18 feet in height;  
 
c. Minimum side and rear setback as required by the applicable zone shall be provided for 
accessory structures which are over 18 feet in height; and 
 
d. Accessory structures shall have a maximum floor area of 1,500 gross square feet. 
 
3. Commercial and Industrial Zones (C, CR, RC, LI, and HI) 
 
a. Minimum front, side, and rear setbacks shall comply with the requirements of the 
applicable zone; and 
 
b. Maximum height shall comply with the requirements of the applicable zone. 
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[SECTION 8-6.164.030 AMENDED BY ORDINANCE NO. 446, ADOPTED BY THE CITY COUNCIL ON 

JUNE 11, 2018]
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Chapter 8-6.165 
 

ACCESSORY RESIDENTIAL UNITS 
 
 

Sections: 
 
8-6.165.010 Purpose. 
8-6.165.020 Standards 
 
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 uses.  
 
8-6.165.020 Standards. 
ARUs are reviewed through a ministerial (building permit) process and shall conform to all of 
the following standards: 
A. One Unit. A maximum of one ARU is allowed per legal lot; the ARU may be a 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 property, as long as the ARU is 
occupied. ARUs shall not be used for transient lodging (less than 30 day occupancy).  

C. Floor Area.  The ARU shall not exceed 800 square feet of net floor area (the actual 
occupied areas of a floor, excluding accessory unoccupied areas such as stairs, elevators, 
storage areas, HVAC shafts, and mechanical rooms).D. Lot Size.  The lot on which 
the ARU is located shall meet the minimum lot size of the zone. 

ED. Building Design.  The ARU shall be constructed of materials that are the same or similar 
to the materials used on the primary dwelling and shall comply with applicable Oregon 
Structural Specialty Code requirements. 

FE. 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. 

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

HG. 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, where the ARU is 
placed within 10 feet of the common property line. 

H. Utility Connections. The accessory dwelling shall have its own water and sanitary sewer 
connections to the public system, unless applicant can show that the existing water and 
sanitary sewer connections for the primary residence are sized appropriately to 
accommodate the additional impacts. 
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I. Deed Restriction. A deed restriction shall be recorded at Hood River County Deeds and 
Records stating that the second dwelling unit is an “accessory residential unit,” and 
cannot be used as justification for later land division or sale or utilized other than as 
required by this code. 

 
 
 

Chapter 8-6.166 
COTTAGE DEVELOPMENTS 

 
Sections: 
 
8-6.166.010 – Purpose 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 - Design standards.  
8-6.166.110 - Alternative cottage housing development designs. 
8-6.166.120 – 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 alternative 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. Ensure 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.  
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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.  

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

 

8-6.166.020 - Density and lot area.  

Zoning District  MDR  

Maximum Cottage Density  1 cottage dwelling unit per 3,000 s.f.  

Minimum number of cottages per development  4  

Maximum number of cottages per development  12  

Minimum size cottage development area  12,000 s.f. (approx 1/3 acre)  

Note: Density is based on net development area after deducting any required right-of-way 
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dedications. Every unit must comply with the maximum floor area standards. 

 
8-6.166.030 - Unit size.  

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 mixture of building 
sizes and footprints, while anticipating and addressing the varied impacts from each 
housing type.  

 

 Maximum Floor 
Area (square feet)  

Ground Floor 
Area (square feet)  

Maximum Upper Floor 
Area (square feet)  Garage Floor Area  

Small  <900  400—900  60% of ground floor  Included in ground 
floor if attached  

Large  =/>900  
<1,400  600—900  60% of ground floor  Included in ground 

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 total 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. 

 
8-6.166.040 - Lot coverage.  

Lot coverage is limited to no more than 50 percent impervious surface area. Impervious 
surfaces include driveways, 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 graveled or permeable paved surface shall be counted in the 
lot coverage figure in accordance with its relative permeability (e.g., 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 surface calculation). The purpose of this requirement is to 
help insure that surface and storm water are contained on site.  

Stormwater low impact development techniques that encourage the natural treatment and 
infiltration of stormwater to mimic pre-development site conditions shall also be employed. 
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Examples of low impact development techniques include directing stormwater to landscape areas 
with amended soils or into improved drainage areas under porches or eaves, green or living 
roofs, the use of pervious pavers, and retention of existing mature trees. Aggressive 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 storm 
water in common areas without limiting the community or public benefits of the established 
common areas. Private areas may also be relied on for stormwater infiltration if determined to be 
adequately protected by easement to ensure the continued availability of these areas as 
infiltration areas.  

An on-site stormwater analysis 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 cottage housing 

development.  
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 on slopes of twelve percent or less.  
6. Grading and removal of mature trees shall be limited to meeting 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 facilitate maintenance needs.  
B. Private open space. There shall be a minimum of three hundred square feet of contiguous, 

usable private open space provided adjacent to each unit for the exclusive use of the cottage 
resident. Private open space is intended to provide private areas such as patios, decks and 
gardens, around the individual cottages and to enable 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 focuses on and benefits 
from useful common areas. For this reason, with the exception of the outside perimeter of the 
development, side and rear yards 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 structures must meet 
setbacks or yard requirements for single family detached development in the zone in which they 
are 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 structural screens.  

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

4. Where practical, clustered to limit grading, curb cuts, and impervious surfaces.  
C. Detached garage and carport structures:  

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

2. The design of carports and garages must have roof lines and use materials similar to that 
of the dwelling units within the development.  

3. Parking of vehicles and storage shall be limited to those owned by the residents of the 
development.  

D. On-street parking shall be provided on streets abutting the cottage development; the 
applicant may be required to dedicate right-of-way for required street improvements, which 
shall include on-street parking. Where a development lacks sufficient street frontage, it shall 
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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 - Design standards.  

A. Site Design.  
1. The common open space shall be centrally located within a cottage housing 

development.  
2. 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.  
3. Pedestrian connections shall link all buildings to the public rights-of-way, common 

open space, and parking areas.  
4. Exterior lighting shall be shielded or hooded and directed downward so as to light only 

the intended area without shining into a neighboring house or business. All lighting 
shall be shown on the site plan and cut-sheets shall be provided with the application 
submittal.  

5. 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.  

6. If streets are determined to be low volume local roads and emergency 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 street 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 Design.  
1. Roofs of cottages shall be pitched and eave depths shall be a minimum of 18 inches.  
2. Covered porches measuring at least 60 square feet shall be incorporated into building 

design of the cottages.  
3. Window and door trim with a minimum of three and one-half inches shall be provided 

on all cottage units. 
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 
largest 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 Planning 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. 
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8-6.166.120 – Assurance for common areas maintenance. 

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 cottage dwellings. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

[CHAPTERS 8-6.165 AND 8-6.166 WERE ADDED AS AN AMENDENT BY ORDINANCE NO. 446, 
ADOPTED BY THE CITY COUNCIL ON JUNE 11, 2018] 
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Chapter 8-6.168 

 
COMMUNICATION FACILITIES AND STRUCTURES 

 
Sections 
 
8-6.168.010 Purpose 
8-6.168.020 Applicability of Provisions 
8-6.168.030 Administration 
8-6.168.040 Submittal Requirements 
8-6.168.050 Approval Standards 
 
8-6.168.010  Purpose 
 
The purpose of this chapter is to: 
 
A. Establish criteria for regulating the type, size, and location of communication facilities 

and structures in all zoning districts; 
 
B. Allow the construction of communication facilities and structures in a manner which is 

compatible with adjacent land uses, especially residential neighborhoods;  
 
C. Encourage co-location of wireless communication facilities to minimize the number of 

separate communication facilities while providing quality wireless communications 
services for the city and surrounding area; and 

 
D. Comply with the requirements of the federal Telecommunications Act of 1996. 

 
8-6.168.020  Applicability of Provisions 
 
A. Communication facilities and structures shall satisfy the provisions of this chapter except 

for the following situations: 
 

1. Emergency or routine repairs and maintenance, reconstruction, or replacement 
which do not increase the facility's height or create a significant additional visual 
impact of a previously approved facility; 

 
2. Facilities and structures which do not exceed 10 feet in height; and 
 
3. Related equipment buildings or cabinets which are less than 120 square feet in 

gross floor area and 10 feet in height. 
 

B. All of the provisions and regulations of the applicable zone and this title apply unless 
modified by this chapter. 

 
8-6.168.030  Administration 
 
A. Applications to construct or alter a communication facility and/or structure shall be 

administered and reviewed as an Administrative, City Administrator, or Planning 
Commission review in accordance with Article II of this title.  The type of review 
procedure is determined in Section 8-6.168.030 B. 
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B. Review Procedures for Communication Facilities or Equipment 

 
Facility Type Residential and 

Public  Zones 
Commercial 

Zones 
Industrial Zones 

1.  New Facilities and New 
Structures 

   

 
Between 10 ft. high and 
maximum height of base zone 
 
Between maximum height of 
base zone and 150 ft. 
 
 

 
City 
Administrator  
 
 
Planning 
Commission 
(Conditional 
Use) 

 
Administrative  
 
 
 
Planning 
Commission 
(Site Plan 
Review) 
 

 
Administrative 
 
 
 
City 
Administrator  

2.  New Facilities Attached 
to Existing Structures 

   

 
Extension of greater than 10 
feet above existing structure 
shall be reviewed according 
to Section 1. above 
 

 
City 
Administrator  

 
Administrative 

 
Administrative 

3. Accessory Equipment 
Buildings or Cabinets 

   

  
    Review in conjunction with new facilities in Sections 1. or 

2. above.  Proposals to only construct a new or enlarged 
accessory building or cabinet shall be reviewed according 
to the provisions of Chapter 8-6.192 Accessory Structures 

 
4.   Interior Facilities    
 
Located inside a building 
 

 
City 
Administrator  
  

 
Administrative 

 
Administrative 

5. Private Communication 
Equipment 

   

 
Between 10 ft. high and 
maximum height of base zone 
 
Between maximum height of 
base zone and 80 ft. 

 
Administrative 
 
 
 
Planning 
Commission 

 
Administrative 
 
 
 
City 
Administrator 

 
Administrative 
 
 
 
City 
Administrator 
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C. A conflict of interpretation concerning whether a facility and/or structure is subject to the 
provisions of this chapter shall be resolved in accordance with the provisions of Section 
8-6.20.060. 
   

8-6.168.040  Submittal Requirements 
 
A. In addition to the application form and information required in Section 8-6.24.030, the 

applicant shall submit each of the following: 
 

1. A site plan, with the number of copies to be determined at the preapplication 
conference, and necessary data or narrative which explains how the 
communication facility conforms to the standards using the following format: 

 
a.  The site plans and required drawings shall be drawn on sheets preferably 

not exceeding 18 inches by 24 inches; 
 
b. The site plan shall be an drawn using an engineering scaleto scale; and 
 
c. All drawings of structure elevations or floor plans shall be drawn using a 

standard architectural scale of 1/4 inch or 1/8 inch equals 1 footto scale. 
 

2. The site plan, data, and narrative shall include the following: 
 

a. An existing site conditions analysis as described in Section 8-6.148.050; 
 
b.  A site plan, as detailed in Section 8-6.148.060; and 
 
c. A grading plan, if necessary, as detailed in Section 8-6.148.070. 
 

3. Architectural elevations of all structures as detailed in Section 8-6.148.080. 
 
4. A landscape plan as detailed in Section 8-6.148.090. 
 

B. The City Administrator may require information in addition to that required by this 
chapter when it is found that certain information is necessary to properly evaluate the 
application. 

 
C. The City Administrator may waive a specific requirement for information when it is 

found that such information is not necessary to properly evaluate the application. 
 
8-6.168.050  Approval Standards 
 
A. General Standards 
 
 Communication facilities, structures, and private communication equipment shall comply 

with all of the following standards: 
 

1. Building permit approval as required by the Hood River County Building Official. 
 
2. Structures or equipment which are between 10 feet high and the maximum height 

allowed in the base zone (e.g., 35 or 45 feet), shall meet the applicable setback 
requirements of the base zone. 
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3. For communication structures which exceed the maximum base zone height, the 
setback requirements shall be: 

 
a. A minimum of 15 feet, plus an additional foot of setback for every foot in 

height over 50 feet, from residential (RR, LDR, MDR, HDR, and MHR); 
commercial (C, CR, and RC); or Public (P, and OS) properties; and    

 
b. A minimum setback of 15 feet from industrial (LI and HI) properties. 
  

4. Suitable protective anti-climb fencing and a landscape planting screen, in 
accordance with Chapter 8-6.104, Landscaping and Beautification, shall be 
provided and maintained around these structures and accessory attachments. 

 
5. The applicant shall present documentation of the possession of any required 

license by any federal, state, or local agency. 
 

B. New Wireless Communication Facilities and Structures 
 

1. Requests for wireless communication facilities and structures must be 
accompanied by evidence that the applicant made every reasonable effort to  
locate on existing wireless communication facilities and/or existing buildings, 
with no success or that location on existing towers is not feasible. 

 
2. The wireless communication facilities and structures which are located within or 

on properties adjacent to a residential zoning district must be a monopole design, 
and the facilities must be sleek, clean, and uncluttered in appearance. 

 
3. Facilities and structures located within or on properties adjacent to a residential 

zoning district must be screened by a ring of trees.  The trees must be a variety 
that has a mature tree height which is not taller than the height of the proposed 
structure.  The trees must be spaced in a way that provides a visual barrier around 
the structure. 

 
4. Accessory equipment associated with the facility is encouraged to be stored 

underground or inside an existing building.  If a new structure is necessary, it 
must be designed and/or screened to be compatible with the adjacent residentially 
zoned properties. 

 
5. New wireless communication facilities and structures shall be located on 

properties with a minimum lot size of 40,000 square feet within a residential, 
public, or open space zone and 20,000 square feet within a commercial or 
industrial zone. 

 
6. New wireless communication facilities and structures shall be designed to allow 

co-location of wireless communication facilities on the new structure. 
 

C. New Wireless Communication Facilities Attached to Existing Structures or Buildings 
 

1. New communication facilities which are co-located on an existing communication 
structure with similar facilities shall not cause the height of the structure and 
facilities to exceed the existing height by more than 10 feet.  Additional height 
over 10 feet shall be reviewed as a new communications structure. 
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2. New communication facilities which are located on the exterior of other structures 
or buildings must be hidden from view or sufficiently camouflaged as to not be 
readily visible.  This can be accomplished by using compatible building features 
such as dormers, mounted flush to the facade of the building and painted to 
match, located in the middle of a roof where it is not visible from the street below, 
or hidden by other method that minimizes visual impact. 

 
3. Accessory equipment associated with the facility can be stored underground or 

inside an existing building.  If a new accessory equipment structure is necessary, 
it must be designed and/or screened to be compatible with the adjacent 
residentially zoned properties. 

 
4. TV receiving dishes may be erected upon the roof of a building only within a 

commercial or industrial zone. 
 

D. Accessory Equipment Buildings or Cabinets 
 
 Accessory equipment buildings or cabinets shall be subject to the provisions of Chapter 

8-6.164, Accessory Structures. 
 
E. New Wireless Communication Facilities Which Are Located Inside Buildings 
 

1. The facilities must be hidden from view by being locating inside of a building.  
This can be accomplished by locating the facility in an enclosed space or by using 
compatible building features such as dormers to hide the facility. 

 
2. Accessory equipment associated with the facility cannot be visible.  It can be 

stored underground, inside of an existing building.  If a new structure is 
necessary, it must be designed to be compatible with the existing structures on the 
site. 

 
8-6.168.060  Unused Facilities 
 
A wireless communication facility or structure which has not been used for a continuous period 
of one year, shall be removed by the property owner.  Failure to remove these facilities and 
structures shall be enforced as a zoning violation according to this title.   
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Chapter 8-6.172 
 

ANNEXATION 
 
Sections 
 
8-6.172.010 Purpose 
8-6.172.020 Applicability of Provisions 
8-6.172.030 Administration 
8-6.172.040 Submittal Requirements 
8-6.172.050 Approval Standards 
 
8-6.172.010  Purpose 
 
The purpose of this chapter is to: 
 
A. Implement the policies of the comprehensive plan; 
 
B. Provide for city review of all annexation requests to determine the adequacy of facilities 

and services as related to the proposal; and 
 
C. Provide for city and county coordination of annexation requests. 

 
8-6.172.020  Applicability of Provisions 
 
The provisions of this chapter shall apply to unincorporated properties located within the 
Cascade Locks Urban Growth Boundary (UGB). 
 
8-6.172.030  Administration 
 
Annexation applications shall be administered and reviewed as a City Council decision in 
accordance with Article II, Procedures of this title. 
 
8-6.172.040  Submittal Requirements 
 
A. In addition to the application form and all information required in Section 8-6.24.030, the 

applicant shall submit the following: 
 

1. A vicinity map; 
 
2. A site map; and 
 
3. Narrative which explains how the proposed annexation satisfies the standards in 

Section 8-6.172.050. 
 
B. The Administrator may require information in addition to that required by this chapter 

when it is found that certain information is necessary to properly evaluate the application. 
 
C. The Administrator may waive a specific requirement for information when it is found that 

such information is not necessary to properly evaluate the application. 
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8-6.172.050  Approval Standards 
 
The City Council shall approve, approve with conditions, or deny an application for an 
annexation based on findings of fact with respect to each of the following criteria: 

 
A. All required public facilities and services have adequate capacity to serve the property to 

be annexed, without negatively impacting the City’s ability to adequately serve all areas 
within the existing city limits. 

 
B. Annexation of the property will result in a city limit boundary that can efficiently receive 

city services. 
 
C. The territory is contiguous to the city limits and within the Urban Growth Boundary. 
 
D. The annexation meets the city’s urban growth needs and it is to the city’s advantage to 

control the growth and development plans for the property to be able to address such 
issues as traffic, density, land use, and the level and timing of necessary facilities and 
services. 

 
E. The proposed zoning designation satisfies the applicable approval criteria in Chapter 8-

6.180. 
 
F. The proposal satisfies the Comprehensive Plan goals, policies, and implementation 

strategies under following plan sections: 
 

1. Planning - Agency Coordination and Cooperation; and 
 
2. Planning - Land Use Planning. 

 
G. The proposal satisfies the requirements of the Cascade Locks Urban Growth Area 

Management Agreement with Hood River County. 
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Chapter 8-6.176 
 

COMPREHENSIVE PLAN, ZONING, AND  
DEVELOPMENT CODE AMENDMENTS 

 
 
8-6.176.010 Purpose 
8-6.176.020 Applicability of Provisions 
8-6.176.030 Administration 
8-6.176.040 Submittal Requirements 
8-6.176.050 Approval Criteria - Comprehensive Plan and Development Code Text 

Amendments 
8-6.176.060 Approval Criteria - Legislative Comprehensive Plan Map and Zoning Map 

Amendments 
8-6.176.070 Approval Criteria - Quasi-Judicial Comprehensive Plan Map and Zoning Map  
  Amendments 
 
8-6.176.010  Purpose 
 
The purpose of this chapter is to implement the Statewide Planning Goals and Guidelines and the 
City of Cascade Locks Comprehensive Plan. 
 
8-6.176.020  Applicability of Provisions 
 
This chapter applies to the: 
 
A. City of Cascade Locks Comprehensive Plan text and map; and 
 
B. City of Cascade Locks Development Code text and zoning map. 
 
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 II, Procedures. 

 
B. Application for a quasi-judicial Comprehensive Plan and/or zoning map amendment shall 

follow the Planning Commission review process in accordance with Article II, 
Procedures. 

 
C. Amendment applications shall be initiated in the following manner: 
 

1. Quasi-Judicial 
 
 Requests for Comprehensive Plan map amendments, which are quasi-judicial, and 

zoning map amendments may be initiated by an applicant, the Planning 
Commission, or the City Council.  The City Administrator may request the 
Planning Commission to initiate an amendment.  

 
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.  A pre-application conference is 
required for all Legislative applications initiated by a party other than the City of 
Cascade Locks.Others may request the Planning Commission to consider an 
initiation of an amendment. 
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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. 

 
B. The Administrator may require information in addition to that required by this chapter 

when it is found that certain information is necessary to properly evaluate the application. 
 
C. The Administrator may waive a specific requirement for information when it is found 

that such information is not necessary to properly evaluate the application. 
 
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: 
 
A. 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 Plan or Development Code 

provisions. 
 
D. Promote provision of adequate public facilities and services for the community. 
 
8-6.176.060  Approval Criteria - Legislative Comprehensive Plan Map and Zoning Map 
Amendments 
 
To approve a legislative amendment to the Comprehensive Plan map and zoning map, it shall be 
found that: 
 
A. The proposal complies with the Statewide Planning Goals and administrative rules as 

they relate to the proposal. 
 
B. The proposal complies with the Comprehensive Plan goals, policies, and implementation 

strategies. 
 
C. The Comprehensive Plan does not provide adequate areas in appropriate locations for 

uses allowed in the proposed land use designation, and the proposed map amendment is 
consistent with projected needs expressed in the Comprehensive Plan. 

 
D. The Comprehensive Plan provides more than the projected need for lands in the existing 

land use designation. 
 
E. The uses allowed in the proposed designation will not produce significant adverse 

impacts on existing or planned uses on adjacent lands. 
 
F. Public facilities and services necessary to support uses allowed in the proposed 

designation are available or can be made available at the time of development. 
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8-6.176.070  Approval Criteria - Quasi-Judicial Comprehensive Plan Map and Zoning Map 
Amendments 
 
To approve an application to amend the Comprehensive Plan map and zoning map, it shall be 
found that: 
 
A. The proposed zone complies with the Comprehensive Plan map designation. 
 
B. Allowed uses under the proposed zoning designation can be accommodated on the site 

according to Development Code requirements without an apparent need for variances. 
 
C. The uses allowed in the proposed designation will not produce significant adverse 

impacts on existing or planned uses on adjacent lands. 
 
D. Public facilities and services necessary to support uses allowed in the proposed 

designation are available or can be made available at the time of development. 
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