
 

 

 

 

 

 
AGENDA 

CITY OF THE DALLES PLANNING COMMISSION 
CITY HALL COUNCIL CHAMBERS 

313 COURT SREET 
THE DALLES, OREGON 97058 

CONDUCTED IN A MEETING ROOM IN COMPLIANCE WITH ADA STANDARDS 

THURSDAY, MARCH 21, 2019 
6:00 P.M. 

 

 

I. CALL TO ORDER 
 

II. ROLL CALL 
 

III. APPROVAL OF AGENDA 
 

IV. APPROVAL OF MINUTES – January 3, 2019 
 

V. PUBLIC COMMENT 
 
VI. QUASI-JUDICIAL PUBLIC HEARING  

Application Number:  Site Plan Review (SPR) 458-19 by Gurpreet Singh 

REQUEST:  Approval to convert an existing medical office building to a 24-hour 
convenience store. 

LOCATION:  The property is located at 1615 E. 12th Street and is further described as 
1N 13E 2 CC tax lot 10400 and is zoned “RH/NC” – High Density Residential with a 
Neighborhood Center Overlay; Comprehensive Plan Land Use designation of High 
Density Residential. 

 
VII. LEGISLATIVE PUBLIC HEARING  

Application Number:  Comprehensive Plan Amendment (CPA) 44-19 and Zoning 
Ordinance Amendment (ZOA) 98-19 by Wylesha Wilcox 

REQUEST:  Approval to change zoning of one parcel from “CG” – General Commercial 
to “RM” – Medium Density Residential, and Comprehensive Plan Land Use designation 
of “Commercial” to “Medium Density Residential.” 

LOCATION:  The property is located at 745 Lee Street and is further described as 2N 
13E 29 DB tax lot 200 and is zoned “CG” – General Commercial; Comprehensive Plan 
Land Use designation of Commercial. 
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VIII. RESOLUTION 

A. Resolution 579-19: Approval of SPR 458-19 

B. Resolution 580-19: Recommendation for City Council approval of CPA 44-19 and 
ZOA 98-19 

 
IX. STAFF COMMENTS 

 Next regularly scheduled meeting:  April 4, 2019 
 

X. COMMISSIONER COMMENTS OR QUESTIONS 
 

XI. ADJOURNMENT 
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MINUTES 

CITY OF THE DALLES PLANNING COMMISSION 
CITY HALL COUNCIL CHAMBERS 

313 COURT SREET 
THE DALLES, OREGON 97058 

CONDUCTED IN A MEETING ROOM IN COMPLIANCE WITH ADA STANDARDS 

THURSDAY, JANUARY 3, 2019 
6:00 P.M. 

 
CALL TO ORDER 
Chair Lavier called the meeting to order at 6:00 p.m. 
 
ROLL CALL 
Commissioners Present: Brent Bybee, Sherry DuFault, Bruce Lavier, John Nelson, Mark 

Poppoff, Steve Ross and Jeff Stiles  
Commissioners Absent:  
Staff Present: Planning Director Steve Harris, City Attorney Gene Parker, Senior 

Planner Dawn Hert and City Engineer Dale McCabe 
Public in Attendance: Fourteen 
 
APPROVAL OF AGENDA 
Commissioner Stiles moved to approve the agenda as written; Commissioner Bybee seconded 
the motion.  The motion carried by a vote of 7 to 0 (Bybee, DuFault, Lavier, Nelson, Poppoff, 
Ross and Stiles in favor, none opposed). 
 
ELECTION OF OFFICERS 

Director Harris opened nominations for Chair.  Commissioner Ross nominated Bruce Lavier for 
Chair; Commissioner Stiles seconded the nomination.  The motion carried 6 to 1 (Bybee, 
DuFault, Poppoff, Nelson, Stiles, and Ross in favor, Lavier abstained). 

Chair Lavier opened nominations for Vice Chair.  Commissioner Stiles nominated Sherry 
DuFault; Commissioner Ross seconded the nomination.  The motion passed 6 to 1 (Bybee, 
Poppoff, Lavier, Nelson, Ross and Stiles in favor, DuFault abstained. 
 
APPROVAL OF MINUTES 
Commissioner DuFault moved to approve the minutes of November 1, 2018 as written; 
Commissioner Ross seconded the motion.  The motion carried by a vote of 7 to 0 (Bybee, 
DuFault, Lavier, Nelson, Poppoff, Ross and Stiles in favor, none opposed). 
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PUBLIC COMMENT 

Mayor Elect Richard A. Mays, 367 Summit Ridge Drive, The Dalles 

Mayor Elect Mays introduced himself and shared his past history which included 40 years in 
public service. 
 
PRESENTATION 
Kathy Fitzpatrick, MCEDD Mobility Manager, provided a presentation on Transit Planning and 
Operations in The Dalles and the Columbia River Gorge, Exhibit 1. 

Commission discussion included: 

• Phone and internet applications that provide routes and additional information.  
Information is also available by telephone. 

• The Transit Center, working with City Staff, is working to determine fixed locations to 
access public transit. 

• The Transportation Safety Plan provides information on population densities and 
routes. 

• The proposed fixed route will be released in April, 2019. 
 
PUBLIC HEARING  
CUP 173-14 Modified Condition No. 13 Status Update – Pertaining to Submission of a 
Traffic and Improvement Plan for Dry Hollow Elementary School 
Chair Lavier opened the Public Hearing at 6:37 p.m. 

Director Harris presented the staff report. 

Randy Anderson, North Wasco County School District 21, 3632 W. 10th Street, The Dalles 

Anderson stated congestion had been reduced, and accessibility was improved. 

City Engineer Dale McCabe stated in cooperation with the school district, Blue Zones, and the 
City, a trial period (called a Pop Up) was laid out with cones and paint for the last weeks of 
school.  Community input was collected from adjacent property owners, parents and a webpage 
created to receive comments. 

Through HB 2017, infrastructure grants were available.  A letter of intent as well as a grant 
application was submitted; no response had been received at the time of this meeting. 

McCabe reviewed proposed changes to the traffic plan based on information obtained from the 
trial period (Exhibit 2).  In order to gain additional width for a drop-off lane, the City requested a 
dedicated right-of-way from the school district.  The school district agreed to the dedication. 

Anderson reviewed the changes: 

• Back-in parking spaces – improved visibility when merging into traffic 
• Mid-block crosswalk with crossing guard 
• Single point of access on Dry Hollow Road to parking area 
• Anticipated completion by end of summer, based on successfully obtaining grant 
• Enterprise Zone funds reallocated for the project 

Anderson stated significant improvements were made in reducing congestion. 

Planning Commission Agenda Packet 
March 21, 2019  |  Page 4 of 64



 

Planning Commission Minutes 
January 3, 2019  |  Page 3 of 17 

The Commission discussed concern that the project be completed whether or not the grant was 
secured. Monitoring continuing progress would fall outside the original conditions of approval. 

Chuck Carbone, 2100 Lewis Street, The Dalles 

Carbone stated painted lines are useless in winter.  He further stated back-in parking was a 
horrible idea; while one percent of time is spent backing up, 83 percent of accidents occur while 
backing up.   

City Attorney Gene Parker arrived at 7:29 p.m. 

Chair Lavier invited further comment.  Hearing none, he invited Commission discussion. 

Commissioner Bybee said he felt the school district had completed their due diligence, but 
expressed concern that if funding fell through, the district would not be held accountable.   

Don Carter, 3455 Royal Crest, The Dalles 

Carter stated he is a school district employee.  Carter said the district would do whatever it 
takes for the kids’ safety.  He felt the district had met the conditions of approval. 

Chair Lavier asked if the school district could be asked to report back to the Commission.  City 
Attorney Parker stated the previous conditions established a timeline for the school district to 
report back to the Commission.   

Director Harris stated the Commission could request a Staff Report, at a meeting or by memo, 
with results of the grant application for street improvements.  On site improvements would be 
under the purview of the school district. 

Commissioner Bybee moved to find that North Wasco County School District 21 has satisfied 
the requirements of Modified Condition of Approval No. 13 for CUP No. 173-14.   

Director Harris stated the public hearing had not yet closed. 

Chuck Carbone, 2100 Lewis Street, The Dalles 

Carbone stated he was in favor of the project.  His concern was for the kids.  Carbone was still 
against back-in parking. 

Chair Lavier closed the public hearing at 7:46 p.m. 

Commissioner Bybee moved to find that North Wasco County School District 21 has satisfied 
the requirements of Modified Condition of Approval No. 13 for CUP No. 173-14.  Commissioner 
Ross seconded the motion.  The motion carried by a vote of 7 to 0 (Bybee, DuFault, Poppoff, 
Lavier, Nelson, Ross and Stiles in favor, none opposed). 
 
QUASI-JUDICIAL PUBLIC HEARING  
Conditional Use Permit 190-18 – Amerco Real Estate Company 
Chair Lavier read the rules of a quasi-judicial hearing.  He then asked if any Commission 
members had a conflict of interest, ex parte contact or bias.   

Commissioner Stiles stated he was the property manager for a large indoor storage facility.  City 
Attorney Parker asked if Stiles had discussed the application; Stiles responded he had not. 

Chair Lavier opened the public hearing at 7:53 p.m. 

Senior Planner Hert presented the staff report. 

Commissioner Bybee asked when the staff report was made available.  Hert replied the staff 
report was completed on December 27, 2018; packets were mailed out on December 28, 2019. 
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Chair Lavier invited comments from proponents. 

David Scheafer, 955 N. Columbia Blvd, Portland, Oregon 97217 

Scheafer said his company had been repurposing large box stores.  They planned to offer 
monitored, climate controlled, alarmed units with indoor and outdoor loading and unloading.  Of 
the 83,000 sq. ft. building, 5,000 sq. ft. would be devoted to retail. 

Scheafer stated carts would be available to assist with unloading and loading.  Two to three 
cars could access the facility at the same time.  Multiple sizes of units will be available. 

Chair Lavier invited comments from opponents; there were none. 

Chair Lavier closed the public hearing at 8:14 p.m. 

Commission discussion included: 
• Potential loss of retail space 
• Desire to avoid a large building sitting empty 
• Notices sent to property owners and agencies (notices were sent to property owners 

within 300 feet) 

Commissioner Nelson moved to approve CUP 190-18 subject to the seven conditions presented 
by staff and based on findings of fact.  Commissioner Poppoff seconded the motion.  The 
motion carried by a vote of 6 to 0 (Bybee, DuFault, Poppoff, Lavier, Nelson and Ross in favor, 
Stiles abstained). 
 
RESOLUTION 
Resolution No. PC 578-19 approving CUP 190-18 
Commissioner Nelson moved to approve Resolution 578-19; Commissioner Ross seconded the 
motion.  The motion passed 5 to 2 (DuFault, Poppoff, Lavier, Nelson and Ross in favor, Bybee 
and Stiles abstained). 
 
STAFF COMMENTS 
Director Harris stated there was no business for the January 17, 2019 meeting.  The meeting 
was cancelled.  The next regularly scheduled meeting will be February 7, 2019. 

City Attorney Parker stated the Land Use Board of Appeals (LUBA) had affirmed the City 
Council’s action on APL 31-18. 

Parker said he was informed that Mrs. Hunt will pursue APL 32-18. 
 
COMMISSIONER COMMENTS OR QUESTIONS 

Chair Lavier mentioned two new developments planned and asked if the effect on intersections 
would be considered.  City Engineer McCabe replied that any subdivisions of 16 or more lots 
required a traffic study.  The first phase on the Radio Way property will be 13 units.  A traffic 
study will be required when the second phase begins.  The study will look at existing traffic 
during peak periods as well as increased traffic for the subdivision.  Senior Planner Hert clarified 
there would be no access off of Scenic Drive; all access will be from Radio Way or E. 20th 
Street.   

Hert said the Lone Pine subdivision (phases 5, 6 and 7) was recently completed.  Whispering 
Pines, off of Elberta and W. 15th, was in development. 
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Chair Lavier asked if the Lone Pine development would drive the need for a roundabout.  Hert 
replied a revised or new agreement for the roundabout would be required. 

McCabe said the recently updated TSP included planned improvements for the intersection of 
E. 10th and Thompson Streets. 

Commissioner Bybee asked if the dock on the waterfront was approved through the Planning 
Department.  Hert replied it was approved through a Site Plan Review and the Corps of 
Engineers.  Bybee noticed there was no place for the boats to leave their garbage; it was often 
left on the dock.  McCabe replied the garbage was picked up daily through an agreement with 
The Dalles Disposal. 
 
ADJOURNMENT 

Chair Lavier adjourned the meeting at 8:32 p.m. 
 
 
Respectfully Submitted 
Paula Webb, Planning Secretary 
 
 
 
________________________________ 
Bruce Lavier, Chair 
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STAFF REPORT 
Site Plan Review 458-19 

 
Applicant: Gurpreet Singh 

Property Owner:  Same  

Procedure Type: Administrative 

Decision Date: March 21, 2019 

Assessor’s Map: Township 1 North, 13 East, Section 2 CC 

Tax Lot: 10400 

Address:  1615 East 12th Street 

Zoning District: RH – High Density Residential, NC – Neighborhood 
Center Overlay 

Prepared by:  Riley Marcus, Associate Planner 

REQUEST: Site Plan review to convert an existing medical office building to a 24-hour 
convenience market.    

RECOMMENDATION: Approval, with conditions 

NOTIFICATION: A Notice of Administrative Action was sent out on February 12, 2019 to 
property owners within 100 feet, City Departments, Franchise Utilities, Oregon Department of 
Transportation, and Wasco County Roads Department. Comments were due 14 days later on 
February 26, 2019.  

COMMENTS RECEIVED:  Four comments were submitted by adjacent property owners. The 
first comments were received from adjacent landowners, Lisa & Bryan Chambers, on February 
12, 2019 in regards to loss of property value, vehicle & pedestrian traffic, noise, loitering and 
safety issues.  Another comment was received from adjacent property owner, Vince Vann, on 
February 26, 2019, who stated that he was opposed to the development with concerns for 
parking for existing adjacent home owners and noise. Additional comments were received from 
Carlos and Angelica Perez on February 25, 2019 in regards to traffic and safety concerns. The 
last set of comments were submitted by Lori and Kameron Sam on February 25, 2019 regarding 
safety and traffic concerns. 

FINDING: Community Development staff does not evaluate property values when reviewing a 
proposed Permitted Use. Nuisances are further addressed in Section 10.6 and a condition of 

CITY of THE DALLES 
313 COURT STREET 
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approval has been included in the Notice of Decision to prohibit any activity that produces radio 
or television interference, noise, glare, dust or particulate matter, vibration, smoke or odor 
beyond the site, or beyond allowable levels as determined by local, state, and federal 
standards. Traffic is further addressed in Chapter 10.7.  

Title 10 Land Use and Development: 
Chapter 10.3 Application Review Procedures 

Article 3.010 Application Procedures 
10.3.010.030 Pre-Application Conference 
Applicants for administrative, quasi-judicial, or legislative actions shall be required to 
participate in a pre-application conference with the Director prior to submitting an 
application. The purpose of the conference is to: 
A.    Review for Consistency. Insure that the application is consistent with the 

substantive and procedural requirements of this Title and the applicable elements of 
The Comprehensive Plan. 

B.     Exchange Information. Provide for an exchange of information regarding all 
procedural matters relevant to the processing of the respective application and to 
identify policies and regulations that create opportunities or pose significant 
constraints for the proposed development. 

C.     Describe Applicant’s Responsibilities. Provide a description of applicant’s 
responsibilities and the type and level of information which will be required from the 
applicant to enable the reviewing authority to act on the request. 

FINDING: A pre-application meeting (Site Team) was held on February 7, 2019; comments from 
this meeting are incorporated into this staff report.  Staff finds the request to comply with Section 
10.3.010.030. 
 

Article 3.020 Review Procedures 
 
10.3.010.040 Applications 
Application for ministerial, planning, and legislative actions shall be made on forms 
provided by the Director, comply with all applicable sections of this Title, and, where 
applicable, meet the following criteria: 

B. Completeness. An application shall be considered complete when it contains 
the information required by this Title, addressed the appropriate criteria for 
review and approval of the request, and is accompanied by the required fee, 
unless waived by the City Council per Section 10.1.120: Fees. Complete 
applications shall be signed and dated by the director. 

FINDING: This application was found to be complete on February 12, 2019. Staff finds the 
request to comply with Section 10.3.010.040. 

10.3.020.040 Administrative Actions 
A. Option to Process as Quasi-judicial Action. At the discretion of the Director, or 

at the request of the Commission, the applicant, or party(ies) of record who 
address legitimate criteria, an administrative action may be processed as a 
quasi-judicial action, per the provisions of Section 10.3.020.050: Quasi-
Judicial Actions. 
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FINDING: At the discretion of the Director, the request for a 24-hour convenience market was 
elevated from a Site Plan Review to be processed as a quasi-judicial action, per the provisions 
of Section 10.3.020.050. Staff finds the request to comply with Section 10.3.020.040(A).  

B. Decision Types. Administrative actions include, but are not limited to, the 
following: 

1. Site Plan Review (Article 3.030) 

FINDING: The request is convert an existing medical office building to a 24-hour convenience 
market. Staff finds the request to comply with Section 10.3.020.040(B).   

  C. Notice of Application.  

1. Within 10 days after receipt of a complete application for administrative 
action, notice of the request shall be mailed to: 

a. The applicant and owners of property within 100 feet of the subject 
property. The list shall be compiled from the most recent property tax 
assessment. 

b. Any affected governmental agency, department, or public district within 
those boundaries the subject property lies. 

FINDING: A Notice of Administrative Action was mailed on February 12, 2019 to property 
owners within 100 feet, City Departments, Franchise Utilities, Oregon Department of 
Transportation, and Wasco County Roads Department. Comments were due 14 days later, on 
February 26, 2019. Staff finds the request complies with Section 10.3.020.040(C). 

D. Time Limits. All applications processed as administrative actions shall be 
approved, approved with conditions, denied, or postponed with consent of the 
applicant 45 days after the filing of a complete application.  

FINDING: The application was originally submitted on May 24, 2018 and was taken to Site 
Team on June 14, 2018. Due to changes with the application and the amount of time passed, 
the applicant re-submitted the application and went to Site Team again on February 7, 2019. 
The application was deemed complete on February 12, 2019 and a Notice of Administrative 
Action was sent out. Forty-five (45) days from February 12, 2019 is Friday, March 29, 2019. A 
decision has been made to approve the request, with conditions. Staff finds the request to 
comply with Section 10.3.020.040(B).  

E. Staff Report. Administrative Decisions shall be signed by the Director, and 
based upon and accompanied by a staff report that includes: 

1. An explanation of the criteria and standards considered relevant to the 
decision. 

2. A statement of basic facts relied upon in rendering the decision. 

3. Findings, which explain and justify the reason for the decision based on 
the criteria, standards, and basic facts set forth. 

FINDING: This staff report details criteria and standards relevant to the decision, all facts are 
stated, and explanations given. Provisions for the proposed development are further addressed 
below within the findings for each applicable section from The Dalles Municipal Code, Title 10 
Land Use and Development. Staff finds the request to comply with Section 10.3.020.040(E). 
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10.3.020.050 Quasi-Judicial Action 
 A. Decision Types. Quasi-judicial actions include, but are not limited to, the following: 
   

1. Site Plan Review (Article 3.030) 
 

B. Staff Report. The Director shall prepare and sign a staff report for each quasi-judicial 
action which identifies the criteria and standards applying to the application and 
summarizes the basic findings of fact. The staff report may also include a 
recommendation for approval, approval with conditions, or denial. 

 
C. Public Hearings. 
 

1. Complete applications for quasi-judicial planning actions shall be heard at a 
regularly scheduled Commission or Council meeting within 45 days from the date 
the application is deemed complete. 
 

2. Hearings on applications for quasi-judicial actions shall be conducted per the 
procedures in Section 10.3.020.070: Public Hearings. 

 
3. Unless otherwise ordered by the hearings body, the Director shall take complete 

applications for quasi-judicial actions in the order in which they are filed. 
 

4. The hearings body shall hold at least one public hearing on a complete 
application. 

 
5. The burden of proof is placed on the applicant seeking a planning action. 

 
6. The applicant’s attendance is required at the prescribed public hearing for the 

action, unless otherwise authorized by the hearings body. 
 

7.     Prior to the public hearing the applicant is recommended, but not required, to 
conduct an outreach meeting with nearby residents and others who may be 
affected by the development. 

 
D.  Notice of Hearing. At least 10 days before a scheduled quasi-judicial public hearing, 

notice of the hearing shall be mailed to: 
 

1. The applicant and owners of property within 300 feet of the subject property. The 
list shall be compiled from the most recent property tax assessment roll. 
 

2. Any affected governmental agency, department, or public district whose 
boundaries include the subject property. 

 
3. Any neighborhood or community organization recognized by the Department and 

whose boundaries include the subject property. 
 

4.     The notice provided by the Department shall: 
 

a.     Explain the nature of the application and the proposed use or uses which 
could be authorized. 
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b.     Set forth the street address or other easily understood geographical 
reference to the subject property. 

c.     State that failure to raise an issue in writing within the comment period, or 
failure to provide statements or evidence sufficient to afford the decision 
maker an opportunity to respond to the issue, precludes appeal to LUBA on 
that issue. 

d.     List by commonly used citation the applicable criteria for the decision. 
e.     State the place, date, and time of the hearing.  
f.      State that a copy of the application, all documents and evidence submitted 

by the applicant, and all applicable criteria are available for inspection at no 
cost and will be provided at a reasonable cost. 

g.     State that a copy of the staff report will be available for inspection at no cost 
and will be provided at a reasonable cost at least 7 days prior to the 
hearing. 

h.     Include the name and telephone number of the Director to contact for 
additional information. 

i.      Include a general explanation of the requirements for submission of 
testimony and the procedure for conduct of hearings. 

 
5.     The failure of a property owner to receive notice as provided in this Article shall 

not invalidate such proceedings if the Department can show that such notice 
was given. 

 
FINDING: This staff report details criteria and standards relevant to the decision, all facts are 
stated, and explanations given. Provisions for the proposed development are further addressed 
below within the findings for each applicable section from The Dalles Municipal Code, Title 10 
Land Use and Development. The application was deemed complete on February 12, 2019. 
Forty-five days from this date is March 29, 2019. The Planning Commission meeting is 
scheduled for March 21, 2019, which is within the required forty-five day time period. A notice 
was sent out on Monday, February 11, 2019; at least 10-days prior to the public meeting to 
landowners within 300 feet and any affected governmental agency, department, or public district 
whose boundaries include the subject property. The notice explained the nature of the request. 
Staff finds the request to comply with Section 10.3.020.050. 

 
Article 3.030 Site Plan Review 

10.3.030.020 Review Procedures 
A.  Process. Detailed site plan, construction/design and landscape plans, where 

required, are a necessary condition of approval and must be received and 
approved by the Director and the City Engineer before a building permit will be 
signed. 

FINDING: A condition of approval has been included in the Notice of Decision to require the 
proposed development plans to be reviewed and approved by the City Engineer, per 
established standards prior to the sign-off by Community Development Staff on a Building 
Permit. With the above condition, staff finds the request to comply with Section 10.3.030.020. 
  

B. Applications. In addition to the requirements of Article 3.010: Application   
Procedures, site plan review applications shall be accompanied by at least 15 
copies of the site plan, and, when required, 3 copies of the detailed 
landscape and construction/design plans as specified below in Section 
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10.3.030.030: Required Plans. When plans are drawn using CAD software, 1 
digital disc copy shall be submitted in addition to the required hard-copies. 

FINDING: The required plans have been submitted and staff finds the request to comply with 
Section 10.3.030.020(B). 

10.3.030.040 Review Criteria 
A. City Ordinance Provisions. All the provisions from the applicable City 

ordinances have been met or will be met by the proposed development. 

FINDING: Provisions for the proposed development are further addressed below within the 
findings for each applicable section from The Dalles Municipal Code, Title 10 Land Use and 
Development. Staff finds the request to comply with Section 10.3.030.040(A). 

B. Public Facilities Capacity. Adequate capacity of City facilities for water, 
sanitary sewer, storm sewer, and streets and sidewalks can and will be 
provided to, and where applicable, through the subject property in order to: 
(1) meet connectivity standards per the Transportation System Plan and 
other documents; and (2) provide for future development of surrounding 
property. 

FINDING: A Site Team meeting was held on February 7, 2019 with the City Engineer, 
Wastewater Manager, PUD Engineer and other related staff to identify that adequate capacity 
exists for facilities including water, sanitary sewer, storm sewer, and streets. Staff finds the 
request to comply with Section 10.3.030.040(B).  

C. Arrangement of Site Elements. Elements of the site plan are arranged to: 

1.  Promote pedestrian, bicycle, and vehicular safety and welfare.   

FINDING: The subject property is accessed off of East 12th Street, which has existing sidewalks 
but no bicycle lanes at this time. The applicant is proposing to use the existing curb cut into the 
subject property, however the applicant is proposing to bring it up to ADA standards and widen 
it to allow for vehicles to enter and exit the property at the same time. Currently, the existing 
curb cut only allows for one vehicle at a time to enter and exit the subject property. Staff finds 
the request to comply with Section 10.3.030.040(C). 

2. Preserve and maintain public amenities and significant natural features. 

FINDING: There were no significant natural features identified in Site Team Review in the area 
of development on the subject property. There are no existing public amenities on the subject 
property and none being proposed. Staff finds the request to not be applicable to Section 
10.3.030.040(C)(2). 

3. Avoid traffic congestion.   

FINDING: The applicant is proposing to use existing access off of East 12th Street, a city arterial 
road. The applicant is requesting to be open 24-hours and have one employee on-site during 
working hours. The applicant is not expanding the parking area on the subject property. The 
applicant is proposing to widen the existing curb cut and bring the existing sidewalk into 
compliance with ADA standards. Staff does not anticipate this to result in a significant increase 
in traffic congestion. Staff finds the request to comply with Section 10.3.030.040(C)(3). 

4. Minimize potential adverse impacts on surrounding properties.  
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FINDING: The request is convert an existing medical office building to a 24-hour convenience 
market. Existing commercial uses in the area include a medical center, orthodontist, dentist, and 
acupuncture. These businesses are open during the day, from approximately 8am or 9am to 
5pm. The subject property is surrounded to the North, East and West with residential uses. A 
condition of approval has been included in the Notice of Decision to limit the hours of operation 
of the convenience market to 7am to 9pm to be compatible with the surrounding business hours 
and to prevent potential adverse impacts on the surrounding residential properties. Nuisance 
conditions that may develop are addressed on a complaint basis. Staff finds the request to 
comply with Section 10.3.030.040(C)(4). 

 
D. Lighting. Proposed lighting shall not directly illuminate adjoining properties. 

FINDING: The applicant is not proposing any new lighting at this time. However, a condition of 
approval has been included in the Notice of Decision to require any new lighting to be detailed 
on a site lighting/photometric plan and approved prior to installation. The plan shall demonstrate 
that the maximum illumination at the property line will not exceed an average horizontal foot 
candle of 0.3 for non-cut-off lights, and 1.0 for cut-off lights. The plan shall also demonstrate that 
the bicycle parking has a minimum lighting level of 3.0 foot candles.  With the above condition, 
staff finds the request to comply with Section 10.3.030.040(D). 

E. City Engineer Approval. Detailed construction / design plans for public 
infrastructure, improvements, or rights-of-way affected by or located within a 
proposed development site shall be approved by the City Engineer prior to 
granting a building permit as a condition of site plan review approval. 

FINDING: Proposed development plans will be reviewed by the City Engineer, per established 
standards. A condition of approval has been included requiring that the applicant receive 
approval from the City Engineer prior to the sign-off by Planning Staff. With the above condition, 
Staff finds the request to comply with Section 10.3.030.040(E). 

 Article 5.020 RH High Density Residential District 
10.5.020.020 Permitted Uses  

FINDING: The request is to open a 24-hour convenience market in an existing medical office 
building. While the proposed use is not a listed allowed use in the RH High Density Residential 
zone, the subject property is also located in the NC Neighborhood Center Overlay, which does 
allow for markets and grocery stores. The NC Neighborhood Center Overlay is further 
addressed below in Article 5.040.  

Article 5.040 NC Neighborhood Center Overlay 
10.5.040.020 Permitted Uses 
A. Primary Uses Permitted Outright.  

3. Commercial use types, subject to the provisions of Article 3.030: Site Plan Review: 

i. Markets and grocery stores (20,000 sq. ft. maximum).  
FINDING: The request is for a 24-hour convenience market. The applicant is proposing to use 
the existing building, which is approximately 3,840 sq. ft. in size. Staff finds the request to 
comply with Section 10.5.040.020. 
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10.5.040.050  Development Standards 

  Standard 

NC Neighborhood 
Commercial Commercial Only Residential Only 

Mixed 
Commercial/Residential 

Minimum Lot Area None 4,000 sq. ft. or 2,800 
sq. ft. per lot for small 
lot and townhouse 
clusters (3-8 units) 

4,000 sq. ft. 

Minimum Site Area per 
Dwelling Unit 

N/A 2,500 sq. ft. 2,000 sq. ft. 

Minimum Lot Width None 40 ft. or 28 ft. per lot 
for small lot and 
townhouse clusters (3-
8 units) 

40 ft. or 28 ft. per lot for 
small lot and townhouse 
clusters (3-8 units) 

Minimum Lot Depth None 60 ft. 60 ft. 

Front Yard Setback No minimum. 5 ft. 
maximum, except 15 
ft. maximum where 
outdoor seating for 
food service or a 
permanent open area 
is provided 

10 ft. minimum 5 ft. minimum, 10 ft. 
maximum if residential on 
ground floor. Otherwise 
no minimum and 5 ft. 
maximum, except 15 ft. 
maximum where outdoor 
seating for food service 
or a permanent open 
area is provided. 

Rear Yard Setback None, except 15 ft. 
where shares lot line 
with property zoned 
residential 

10 ft. minimum 10 ft. minimum, except 
15 ft. where shares lot 
line with property zoned 
residential 

Side Yard Setbacks None, except 8 ft. from 
right-of-way line for 
exterior side yard, and 
10 ft. where shares lot 
line with property 
zoned residential 

5 ft. minimum, 0 ft. for 
zero lot lines, 8 ft. for 
exterior side yard 

5 ft. minimum, except 0 
ft. for zero lot lines, 8 ft. 
from right-of-way line for 
exterior side yard, and 10 
ft. where shares lot line 
with property zoned 
residential 

Building Height 32 ft. maximum 32 ft. max. 35 ft. maximum 

Lot Coverage (area 
occupied by buildings, 
parking, and 
automobile circulation) 

No maximum 65% of lot area 
maximum 

No lot area maximum 
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  Standard 

NC Neighborhood 
Commercial Commercial Only Residential Only 

Mixed 
Commercial/Residential 

Minimum Density* n/a 4,000 net buildable sq. 
ft. per dwelling unit 

n/a 

Garage/Carport 
Entrance (facing 
street) 

20 ft. minimum setback (corner lots and interior lots) 

Building Orientation The front building line shall be parallel to the street or private access 
way. Orientation on private access way is allowed only if there is no 
street frontage. Practical adjustments may be made to accommodate 
street curvature. The front building line shall include the front door. 

Pedestrian Access All building entrances shall have a clear pedestrian connection to the 
street/sidewalk in accordance with Section 10.5.040.060(C): Pedestrian 
Walkways 

Off-Street Parking 
(bicycles and vehicles) 

See Chapter 10.7 - Parking Requirements 

Landscaping See Article 6.010: Landscaping Standards 

Access Management See Article 6.050: Access Management 

Accessory Uses, 
Buildings and 
Structures 

See Article 6.030: Accessory Development 

*  Measured by determining the net buildable square footage on a proposed development site (exclusive of areas to be dedicated for 
public rights-of-way, constrained by slopes of 25% or greater, wetlands, riparian corridors and floodplain), then dividing by 
minimum density square footage standard, and rounding down. See examples for underlying zones. 

 
FINDING: The applicant is proposing to change the use of the existing building on the subject 
property. No new structures or additions to the existing building are being proposed at this time 
and therefore no setbacks will be encroached upon. The building height and orientation will not 
be changing. The lot size will not be changing. Off-street parking is further addressed in Section 
10.7 below. Landscaping standards are further addressed below in Article 6.010. No Accessory 
Development is being proposed at this time. Access Management is further addressed below in 
Article 6.050. Staff finds the request to comply with Section 10.5.070.040 Development 
Standards.  
 
10.5.070.050 Design Standards 

A.    Exterior Elevations. Exterior elevations of buildings shall incorporate architectural 
design features such as offsets, balconies, projections, base/wall/cornice design, 
windows, entries, bays, seating, wall articulation, traditional storefront elements, or 
similar elements to preclude large expanses of uninterrupted building surfaces. 
1.     Horizontal. At least 3 architectural design features shall be incorporated along 

the horizontal face (side to side) of the structure. 
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2.     Vertical. At least 2 architectural design features shall be incorporated along the 
vertical face (top to bottom) of the structure. 

FINDING: The applicant is not proposing to build a new structure that would be required to meet 
the above design standards. The applicant will be using the existing building on the subject 
property. Staff finds the request to comply with Section 10.5.070.050(A). 

B.     Pedestrian Walkways. Where public sidewalks exist, or upon sidewalk development, 
each developed site shall include pedestrian walkway(s) designed to connect 
buildings and other accessible site facilities clearly and directly to adjacent public 
street/sidewalk(s). Walkways shall meet City standards for sidewalk construction, and 
be the shortest practical distance between the main entry(ies) and the public right-of-
way. If adjacent to parking where vehicles overhang the walkway, then the walkway 
shall be to the City standard plus 2 ½ feet in width for each side vehicles overhang. 
Walkways shall be distinguished from internal driveways and access ways using at-
grade distinctive paving materials or other appropriate surfaces which contrast 
visually with adjoining surfaces. Walkways, including driveway and access way 
crossings, shall be constructed and maintained for pedestrian safety, and shall meet 
the requirements of the Oregon Americans With Disabilities Act, the State of Oregon 
Structural Specialties Code, and the Oregon Revised Statutes. 

 
FINDING: The subject property has an existing sidewalk along its southern property boundary 
line. The applicant is proposing to widen the existing curb cut into the subject property to 
accommodate two-way traffic in and out of the subject property. The applicant stated in the June 
14, 2018 Site Team meeting that that in order to do this that he will need to improve the existing 
sidewalk and bring it into compliance with the Oregon Americans with Disabilities Act, Oregon 
Structural Specialties Code, and the Oregon Revised Statutes. The subject property also has a 
sidewalk along the southern edge of the existing building that does connect to the existing 
sidewalk. Staff finds the request to comply with Section 10.5.070.050(B). 
 

C.     Entries. Primary entries shall face a public street or designated access drive and shall 
be accessed from a public sidewalk, in accordance with the provisions of subsection 
B above. Secondary entries may face parking lots or loading areas. Doors shall not 
swing into public rights-of-way. 

 
FINDING: The applicant is not proposing to build a new structure at this time that would need to 
be the design requirements above. The existing building has an entryway that currently faces 
the access road, East 12th Street. Staff finds the request to comply with Section 
10.5.070.050(C).  
 

D.    Additional Business Park Design Standard. Except for parking and loading activities, 
all non-recreational business park activities shall be conducted indoors; outdoor 
business activities, including storage of materials, shall be prohibited in business 
parks. 

 

Planning Commission Agenda Packet 
March 21, 2019  |  Page 30 of 64



SPR 458-19 Staff Report – Singh   
Page 11 of 21 
 

FINDING: The development is not located within a Business Park and will therefore not be 
required to meet the above Additional Business Park Design Standards. Staff finds the request 
to comply with Section 10.5.070.050(D). 
 
Article 6.050 Access Management 

10.6.050.030 General Requirements 
E. Emergency Access. All development shall be arranged on site so as to provide safe 

and convenient access for emergency vehicles. 

FINDING: No new development is being proposed at this time; only the use of the building is 
changing. The subject property is located on East 12th Street. The subject property contains an 
approximate 40’ x 70’ parking area, with room for vehicles to turnaround. Staff finds the request 
to comply with Section 10.6.050.030 General Requirements.  

 
Article 6.060 Driveway and Entrance Standards 

10.6.060.020 General Standards 
No approach/entrance shall be built closer than 5 feet to any property line except as 
authorized below in Section 10.6.060.050: Shared Driveways. The length of driveways 
shall be designed to accommodate the anticipated storage length for entering and 
exiting vehicles to prevent vehicles from backing up into the flow of traffic on a public 
street or causing unsafe conflicts with on-site circulation. In addition, driveways and 
entrances shall meet the following applicable requirements: 

A. Arterial, Collector, and Commercial/Industrial Local Streets. 

1. Width and Number. The number of driveways and other access points shall be 
determined by the City Engineer based on the needs of the property owner, the 
size, location, and configuration of the property, the adjacent streets and 
driveways, and other factors as determined by the City Engineer. 

2. Commercial/Industrial Driveways. Driveways for properties zoned commercial or 
industrial can apply for approval for driveways wider than 35 feet upon 
demonstrating that a need for a wider driveway exists. The applicant must 
provide a report from a licensed engineer showing that a 35-foot driveway is not 
sufficient. The applicant must also show the proposed driveway is safe, that the 
result will be compatible with adjacent properties, and that the driveway location 
will satisfy the provisions of Section 10.6.050.030(C)(1). 

3. Angle. All two-way driveways/entries shall have a right angle intersection with the 
street. One-way driveways/entries may be placed on a 60 degree angle. 

4. Maneuvering Within Street. All drives and entrances shall be designed for 
forward in/forward out vehicle movement only. No backing movements or other 
maneuvering within the street right-of-way are allowed. 

FINDING: The applicant is proposing to use the existing access to the subject property. The 
applicant is proposing to widen the existing curb cut. Staff finds the request to comply with 
Section 10.6.060.020. 

10.6.060.040 Surfacing 
Drive approaches installed in the public right-of-way shall be constructed of concrete, in 
accordance with City Public Works Department Standards. Driveways on private 
property shall meet the requirements set out in subsection B or C of this section. 
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B. Driveways Connecting to Arterial and Collector Streets. 

1. Zero to 5% Grade. Surface with pavers, asphalt, concrete, chip seal (oil 
matte), or other surface approved by the City Engineer based on unique 
topographic conditions. 

2. Greater than 5%. Surface with asphalt, concrete, or other surface approved 
by the City Engineer based on unique topographic conditions. 

3. Grades over 10% require prior approval from both the City Engineer and Fire 
Marshal. 

C. Drives and Entrances from Local Streets. 

2. All Other Development. Surface with asphalt, concrete, or other surface 
approved by the City Engineer, based on unique topographic conditions. 

3. Grades over 10% required approval from both the City Engineer and the Fire 
Marshal. 

FINDING: The existing parking area for the subject property is already paved. The applicant is 
proposing to widen the existing curb cut. When the existing curb cut is widened, the applicant 
has stated that he will also bring the existing sidewalk into compliance with ADA standards. A 
condition of approval has been included in the Notice of Decision to require the applicant to 
submit a Sidewalk closure permit and other applicable sidewalk construction materials. With the 
above condition, Staff finds the request to comply with Section 10.6.060.040. 

 Section 6.100 Vision Clearance 
10.6.100.040 Clear Vision Requirements  

Vision clearance areas shall contain no plantings, fences, walls, screens, structures, or 
permanent or temporary obstructions exceeding 24 inches in height, measured from the 
top of the pavement, with the following exceptions: 

A. Trees.  Trees are allowed in the clear vision area only when all branches and 
foliage are removed from the trunk to a height of 8 feet above the top of the curb. 

B. Other.  Traffic control devices, street lights, signs erected for public safety, and 
utility installations meeting the approval of the City Engineer. 

FINDING: The vision clearance areas of the subject property contain no plantings, fences, 
walls, screens, structures, or obstructions. Staff finds the request to comply with the Clear 
Vision Requirements in Section 10.6.100.040. 

 Section 6.150 Changes to Uses and Structures 
 10.6.150.020 Changes in Use 

 Unless this Title provides for an exemption for any specific requirement, the following 
shall apply to all proposed changes in use of structures, land, or other development: 

A. Use Determination. The owner or developer shall complete and submit a proposed 
change of use application. The approving authority shall determine intensity, 
similarity, or difference of a proposed use based on the following criteria: 
 
1. Use Type. 
2. Size and/or type of products or services. 
3. Parking and loading needs.  
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4. Off-site impacts and nuisance conditions. 
5. Traffic Generation. 

 

FINDING: The applicant submitted a request for a Proposed Change of Use. The proposed use 
for this site, to site a 24-hour convenience market, is a permitted use in the “NC” – 
Neighborhood Commercial overlay district. The prior use of the property and existing building 
was for medical offices. The applicant is proposing for the majority of the new use to occur 
inside of the existing building. Staff made the determination that the proposed use would be 
more intense of that of the existing use due to an increase in the number of trips per day to the 
existing building, and an increase in parking requirements. Therefore the applicant’s request 
was elevated and reviewed through the findings of fact through Site Plan Review. Staff finds the 
request to comply with Section 10.060.150.020. 
 
Chapter 10.7 Parking Standards 
 
 Article 7.020 General Provisions 
 
 10.7.020.040 Allowed Motor Vehicle Parking Reductions, Waivers, and Exemptions 

A.    Right of Development. A reduction of up to 10% of the minimum off-street vehicle 
parking requirements established in Article 7.060: Minimum and Maximum Off-
Street Parking Requirements is allowed as a right of development for all 
nonresidential uses. 

B.     Reductions for Bicycle Parking. Off-street motor vehicle parking requirements for 
nonresidential uses established in Article 7.060: Minimum and Maximum Off-Street 
Parking Requirements may be reduced by 10% in addition to the reductions allowed 
in subsection A above, if replaced by bicycle parking over the amount required in 
Article 7.060: Minimum and Maximum Off-Street Parking Requirements, at the rate 
of 1 bicycle space for 1 vehicle space. 

C.     Reductions for Existing Uses. Property owners of existing nonresidential 
development may take advantage of incentives to reduce vehicle parking below the 
minimum off-street vehicular parking standards established in Article 7.060: 
Minimum and Maximum Off-Street Parking Requirements as provided below: 
1.     When expansion of floor area and/or redevelopment of the site necessitates or 

creates an opportunity to reconfigure existing parking, the owner may take 
advantage of applicable vehicle parking reductions provided in subsections A 
and B above. 

2.     Where pre-existing development is unable to accommodate off-street parking 
that is required by a proposed use change and/or an addition or modification to 
existing building(s), the applicant may request a conditional use approval for a 
parking reduction providing each of the following conditions is met. The 
conditional use permit shall be processed per the provisions of Article 3.050: 
Conditional Use Permits. 
a.     The enlargement, modification or use change does not displace any 

existing off-street parking. 
b.     The proposal is not for an existing nonconforming use. 
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c.     The applicant can demonstrate that an opportunity for shared or joint 
parking, as specified in this Chapter, is not reasonably available. 

3.     Even when no expansion or redevelopment of the site is proposed, the 
property owner may replace up to 10% of existing parking spaces with the 
following: 
a.     Additional landscaping equal to the square footage of the parking space 

reduction. 
b.     On-site, publicly accessible pedestrian plazas, seating areas, shelters 

and/or walkways (in addition to required walkways). 
c.     Bicycle parking in addition to the number of bicycle parking spaces 

required in Article 7.060: Minimum and Maximum Off-Street Parking 
Requirements. New bicycle parking shall conform to the design standards 
contained in Article 7.040: Bicycle Parking Design Standards. 

d.     Bus shelters and other pedestrian and transit amenities located adjacent 
to streets with existing or planned transit routes. 

D.    Off-Street Parking Waiver. Minimum off-street parking spaces required by Article 
7.060: Minimum and Maximum Off-Street Parking Requirements may be waived for the 
following: 

1.     The property is located within the boundaries of a legally adopted parking 
assessment district that provides district-wide parking facilities. 

2.     The property is located within Sub-district CBC-2 in the Central Business 
Commercial district, as defined in Section 10.5.050.020: Sub-Districts. 

E.     Non-Surface Lot Exemption. Motor vehicle parking located within, above, or 
beneath the building(s) it serves, or within a parking structure, is not counted 
toward the maximum parking limit, per Article 7.060: Minimum and Maximum Off-
Street Parking Requirements, for the use served. 

F.     Parking Management Plan. The off-street parking requirements in Article 7.060: 
Minimum and Maximum Off-Street Parking Requirements may be reduced or 
added to based on an approved parking management plan submitted by the 
applicant which adequately demonstrates that the plan will meet the parking needs 
of the proposed project without negative impact to adjacent uses. The approving 
authority shall approve, approve with conditions, or deny the parking management 
plan. The parking management plan must include the following and be prepared by 
a licensed professional engineer: 

1.     A parking demand analysis for the project. 
2.     A project vicinity off-street parking supply and demand analysis. 
3.     A shared parking analysis. 

 
FINDING: For a 24-hour convenience market, the applicant is required to provide 2 parking 
spaces/1,000 sq. ft. of floor area. The existing building is approximately 3,840 sq. ft. in size and 
therefore the applicant should be required to provide 7.68 or 8 parking spaces. However, 
Section 10.7.020.040(a) allows for a parking waiver of 10% as a right of development for all 
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non-residential uses, which would bring this requirement down to 7.2 parking spaces (8 parking 
spaces x .10 = 0.8; 8 - 0.8 = 7.2 parking spaces). Section 10.7.020.040(b) further allows for a 
10% reduction if replayed by bicycle parking (7.2 x .10 = .72; 7.2 - .72 = 6.48 parking spaces.) 
Rounded up, this number would become 7 parking spaces, and the addition of one bicycle 
parking space, which is further addressed below in Article 7.040. Staff finds the request to 
comply with Section 10.7.020.040. 
 
 Article 7.030 General Design Standards for Surface Parking Lots 
 
 10.7.030.020 Location, Surfacing, Striping and Curb Cuts 

A.    Location. No vehicle parking spaces shall occupy any of the required setbacks unless 
the parking area is the only developed use of a legal lot of record and provided that all 
the other screening and landscaping requirements of this Title have been met. This 
requirement may be waived for the rear setback where alley access serves the subject 
property, provided the entire block length of the alley right-of-way is free and clear of 
any obstructions and adequately surfaced with an all weather material such as gravel, 
concrete, or asphalt. Parked vehicles shall not overhang property lines or walkways 
unless otherwise approved by the Director. 

B.     Surfacing. On site areas used for the parking and maneuvering of vehicles shall be 
surfaced with material approved by the City Engineer. 

C.     Striping. All parking spaces shall be striped. 
D.    Curb Cuts. Curb cuts shall meet the design requirements specified by the Americans 

with Disabilities Act, the City Engineer, and the placement requirements specified in 
Article 6.050: Access Management and design requirements specified in Article 6.060: 
Driveway and Entrance Standards. 

 
FINDING: The applicant is proposing to use the existing parking area, which is partially located 
within the front yard setback. The existing parking area is already paved. The applicant is 
proposing to have 7 parking spaces that will be striped. Access Management is further 
addressed above in Article 6.050. Staff finds the request to comply with Section 10.7.030.020. 
  

10.7.030.030 Internal Circulation 
A. General. Internal circulation shall be designed to facilitate movement of vehicles, 

bicycles and pedestrians in a safe and efficient manner, with a minimum of 
impervious surface coverage. 

B. Emergency Vehicles. Safe and convenient vehicular access shall be provided for 
service and emergency vehicles. 

C. Pedestrian Walkways. Safe, efficient, and conveniently located pedestrian walkways 
shall be provided. 

D. Integration and Separation. Integration and/or separation of vehicle, bicycle, and 
pedestrian circulation systems shall be appropriate to the type and size of the 
development and anticipated traffic flows. Accessible connections to the adjacent 
public sidewalk(s) shall be provided in all cases where such sidewalks exists or is 
required as a condition of development.  
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FINDING: The applicant is proposing to use the existing paved parking area. The applicant is 
proposing to widen the existing curb cut and has stated that as a result he will bring the existing 
sidewalk up to compliance with ADA standards. Staff finds the request to comply with Section 
10.7.030.030. 

 
10.7.030.040 Landscaping Requirements 
A.    General Provisions. 

1.     Motor vehicle parking lots, loading, and maneuvering areas shall be 
landscaped by medium and large canopied deciduous trees, mid-sized shrubs, 
and groundcovers to reduce the visual impact of glare, headlights, and parking 
lot lights from the public right-of-way and adjoining properties. The intent of a 
landscaped parking lot is also to break-up and screen the areas of impervious 
surfaces, reduce the level of carbon dioxide in areas of heavy vehicle use, 
return pure oxygen to the atmosphere, provide shade as a means of altering 
the microclimate, and generally improve the environmental and aesthetic 
qualities of the parking areas. 

2.     Efforts shall be made through the design and layout of parking area(s) to save 
as many existing trees on site as possible. 

3.     All required landscaped areas shall be irrigated with a permanent irrigation 
system. 

4.     The property owner is responsible for the establishment and continued 
maintenance of parking lot landscaping in accordance with the requirements of 
this Article. 

5.     The minimum planting size for trees shall be 2.5 inches caliper at 5 feet above 
grade per the requirements of Section 10.6.070.100: Measuring Tree Diameter. 

6.     Tree species shall be chosen from the recommended tree list provided by the 
Director; however trees must be deciduous and capable of reaching 30 feet in 
height and spread at maturity. 

7.     A minimum of 60% of all landscaped areas, including required planting strips 
and planting islands, shall be covered with trees, shrubs, and ground cover. 
The remaining 40% may be dry landscaped with approved materials. 

8.     Shrubs shall be at least 24 inches high at maturity and a minimum of one-
gallon size at the time of planting. 

B.    Landscaping/Screening Along a Public Right-of-Way. All surface vehicle parking 
lots larger than 6 spaces, and all maneuvering and loading areas shall provide a 
minimum 5-foot wide screen buffer between the parking, maneuvering or loading 
areas and a public right-of-way (except alleys and access ways). The screen buffer 
shall also be required along interior lot lines in residential neighborhoods. Where the 
curb or the edge of these areas is used as the tire stop for parking, the screen 
buffer area shall be a minimum of 7.5 feet wide. The screen buffer area shall be 
landscaped according to the following requirements: 
1.     One of the following 2 types of buffering shall be provided (in addition to 

required street trees): 
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a.    Planting Strip. A planting strip in the required buffer between the right-of-way 
and parking area. The planting strip may be pierced by pedestrian and 
vehicle access ways. Planting strips shall be planted with trees meeting the 
specie and size criteria of paragraphs (A)(5) and (A)(6) of this section, and a 
low level evergreen hedge no more than 48 inches in height. 

b.     Wall or Hedge. A decorative wall or evergreen hedge screen no more than 
48 inches in height and established parallel to, and no nearer than 2 feet 
from, the right-of-way line. The area between the wall or hedge and the 
street/sidewalk line shall be landscaped. The wall or screening shall be 
designed to allow a free access to the site or sidewalk by pedestrians. 

2.    Visual Breaks. Visual breaks, not more than 5 feet wide, shall be provided 
every 30 feet within evergreen hedges abutting public rights-of-way. 

3.    Shrubs. Shrubs used for screening parking lot areas shall be planted in 
minimum 1 gallon container sizes, or larger, in order to achieve a desired 
height of 30 inches within 12 months. 

C.    Interior Parking Lot Landscaping. In addition to buffer landscaping along the public 
right-of-way (excluding alleys and access ways) and along interior lot lines where 
required, all surface parking lots greater than 6 spaces shall include landscaping to 
cover not less than 10% of the interior of the parking area in accordance with the 
following: 
1.     A planting bay shall be located at the end of each parking row and at intervals 

between parking rows. Planting bays shall be a minimum of 9 feet wide, to 
allow doors to open without damage, and a minimum of 180 square feet. Each 
bay shall be curbed, and planted with 1 approved tree having a clear trunk 
height of at least 9 feet when mature. Height of all plantings, other than trees, 
in planting bays is limited to 24 inches. 

2.     All trees shall be selected from the recommended tree list provided by the 
Director. 

3.     Trees shall not be placed within 10 feet of a public utility easement without 
prior approval of the City Engineer. 

4.     Parking areas shall be separated by a 5-foot landscaped planting bed from all 
exterior walls that include no pedestrian entranceways or loading areas. 

5.     Driveways, access ways, and access drives into vehicle parking lots from 
public and private streets shall be bordered (both sides) by a minimum 5-foot 
wide landscape planter strip with approved trees planted 20 to 30 feet on 
center and low shrubs. 

6.     Trees shall be evenly distributed throughout the parking area according to the 
applicable requirements of this Article and the following table: 

 

Zone District Parking Lot Tree Requirement Ratio 

RH 1 tree per 10 parking spaces 
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FINDING: The subject property is located within the RH – High Density Residential zone, which 
will require one tree for every ten parking spaces. The applicant is proposing 7 parking spaces 
and therefore will not be required to plant any trees for parking lot requirements. All surface 
parking lots with greater than 6 parking spaces required shall include landscaping to cover not 
less than 10% of the interior of the parking area. A condition of approval has been included in 
the Notice of Decision to require the applicants to submit a landscaping plan to meet the above 
requirements. With the above condition, staff finds the request to comply with Section 
10.7.030.040. 

 
10.7.030.050 Accessible Parking 
A. General. Where required by the Oregon Americans with Disabilities Act, parking 

areas shall provide parking spaces and aisles which are accessible to the disabled. 
These accessible spaces shall be located closest to an accessible building entry. 
Whenever practical, the accessible route shall not cross lanes of vehicular traffic. 
Where the accessible route does cross vehicular traffic, the crossing area shall be 
distinguished from traffic lanes using at-grade distinctive paving materials or other 
appropriate surfaces which contrast visually with adjoining surfaces. The crossing 
area shall be maintained for safety, and shall meet the requirements of the Oregon 
Americans with Disabilities Act. Location of vehicle parking shall not obstruct curb 
ramps or other sloped areas. Accessible parking spaces shall be minimum 9 feet 
wide with a 6-foot wide access aisle per single space, or between each 2 spaces. A 
van accessible parking space shall be at least 9 feet wide and shall have an adjacent 
access aisle that is at least 8 feet wide. Accessible parking spaces shall be at least 9 
feet wide and shall have an adjacent access aisle that is at least 6 feet wide. The 
access aisle shall be located on the passenger side of the parking space except that 
two adjacent accessible parking spaces may share a common access aisle. 
Accessible parking shall be provided according to the following ratio requirements: 

  

Minimum Required Number of Total Parking Spaces Number of Accessible Spaces 

1-25 1 

 
FINDING: The applicant is proposing one parking space on the subject property which will be 
required to be an Accessible Parking Space and meet the requirements as listed above. A 
condition of approval has been included in the Notice of Decision requiring that the applicant 
design the one proposed parking space to meet the above requirements. With the above 
condition, staff finds the request to comply with Section 10.7.030.050. 
 
10.7.030.090 Driveways, Aisles, Clearance, Drainage, and Cross Access 
A. Driveways. Driveways shall not occupy a front yard or exterior side yard setback except to 

pass through the setback in order to connect parking spaces directly with the public right-of-
way or as necessary for shared driveways and internal access between uses on abutting 
lots. Driveways are also subject to the requirements of Article 6.060: Driveway and Entrance 
Standards. 

B. Aisles. Vehicle parking spaces shall be provided with adequate aisles or turnaround areas so 
that all vehicles may enter the street in a forward manner. 
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C. Clearance.  

      1. Driveways, aisles, turnaround areas and ramps shall have a minimum vertical clearance 
of 12 feet for their entire length and width. The clearance requirement may be reduced in 
parking structures. 

 2. Vehicle loading and unloading areas shall have a minimum vertical clearance of 16 feet. 

FINDING: The applicant is proposing to use the existing driveway and parking area to access 
the subject property. No new driveways are being proposed, however the applicant is proposing 
to widen the existing curb cut width. Vehicle parking spaces will be provided with adequate 
aisles or turnaround so all vehicles enter the street facing forward. The existing driveway 
complies with the above vertical clearance requirements. Staff finds the request to comply with 
Section 10.7.030.090. 
  

10.7.030.120 Outdoor Lighting 
A. General. Parking areas shall be adequately lighted where necessary for public safety 

and security of property. 

B. Shielding and Arrangement. Lighting sources shall be shielded, and arranged so as 
not to produce glare in any public right-of-way, or otherwise constitute a nuisance on 
adjacent property. 

C. Maximum Illumination. Maximum illumination at the property line shall not exceed an 
average horizontal foot candle of 0.3 for non-cut-off light and 1.0 for cut-off lights. 

FINDING: No lighting was proposed within this application. However, if any additional lighting is 
proposed, it will need to meet the above requirements. A condition of approval has been 
included in the Notice of Decision requiring that any future lighting be shielded, and arranged so 
as not to produce glare in any public right-of-way, and to not exceed an average horizontal foot 
candle of .3 for non-cut-off light and 1.0 for cut-off lights. With the above condition, Staff finds 
the request to comply with Section 10.7.030.120. 
 
Article 7.040 Bicycle Parking Design Standards 
  

10.7.040.020 Minimum Requirements 
A. The required minimum number of bicycle parking spaces for each principal use is 

given in Article 7.060: Minimum and Maximum Off-Street Parking Requirements. 
Additional parking spaces may be required at common use areas.  

 
FINDING: The applicant will be required to provide 1.5 parking spaces for every 1,000 sq. ft. of 
floor area. The existing building is approximately 3,840 sq. ft. in size and therefore 5.76 bicycle 
spaces will be required to be provided. Rounded up this number will become at least 6 bicycle 
parking spaces that will need to be required. Section 10.7.020.040(b) further requires the 
addition of another bicycle parking space. A condition of approval has been included in the 
Notice of Decision to require for the applicant to provide for at least seven bicycle parking 
spaces. With the above request, staff finds the request to comply with Section 10.7.040.020. 
    
 10.7.040.030 Bicycle Parking Location and Access 

    A.    Location. 
1.     Outdoor bicycle parking must be located within 50 feet of the primary building 

entrance(s). 
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2.     Bicycle parking may be located inside a building on a floor location which does 
not require stairs to access the space. Exceptions may be made for parking on 
upper stories within a multi-story residential building. 

3.     Bicycle parking racks shall be located to avoid conflict with pedestrian 
movement and access walkways required by this Title and the State of 
Oregon Structural Specialty Code. 

4.     Subject to the approval of the City Engineer, bicycle parking may be located in 
the public right-of-way when the parking does not conflict with pedestrian 
accessibility. 

B. Visibility. Outdoor bicycle parking shall be visible from on-site buildings and/or the 
street. When the bicycle parking area is not visible from the street, directional signs 
shall be used to locate bicycle parking areas. Directional signs shall be approved by 
the Director. 

C. Lighting. Required bicycle parking must have a minimum lighting level of 3 foot 
candles. 

D. Walkway. A pedestrian accessible walk must be provided between bicycle parking 
and the building entrance. The walk must be constructed of hard surfaced materials 
with a minimum width of 4 feet. 

E. Amenities. Bicycle parking areas are encouraged to include a bench. 
 
FINDING: The bicycle parking area will need to comply with the above requirements. A 
condition of approval has been included in the Notice of Decision to require the applicant to 
provide bicycle parking to meet the requirements as outlined in Article 7.040. With the above 
condition, staff finds the request to comply with Section 10.7.040.030. 
 
10.7.060.010 Minimum and Maximum Off-Street Parking Requirements 
Each of the use types described below are subject to the following minimum and maximum off-
street parking requirements in accordance with the provisions of this Title and other City 
ordinances. Development which mixes more than one use type shall calculate the parking 
requirement based on the requirement for each of the uses. Reductions in parking requirements 
are allowed in Section 10.7.020.040, and further reductions may be requested through the 
adjustment process in Article 3.080 or through the conditional use procedure in Article 3.050. 
The Director shall determine similarity of use type for those uses not specifically listed: 

 
   Auto Parking Bicycle Parking 

Use Type Minimum Maximum  

Convenience Markets 2 spaces/1,000 sq. ft. 
floor area 

4 spaces/1,000 sq. ft. 
floor area 

1.5 spaces/1,000 sq. 
ft. floor area 

 
FINDING: The subject property contains an existing 40’ x 70’ paved parking area which 
currently provides 7 parking spaces. The applicant will be required to provide for 2 parking 
spaces per 1,000 sq. ft. of floor area. The existing building is approximately 3,840 square feet in 
size and therefore the applicant should provide 7.6 or 8, parking spaces. Per Section 
10.7.020.040, further addressed above, the applicant will only need to provide 7 parking spaces. 
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A condition of approval has been included in the Notice of Decision to require the applicant to 
provide 7 parking spaces and 7 bicycle parking space on the subject property. With the above 
condition, Staff finds the request to comply with Section 10.7.060.010. 
 
RECOMMENDATION: 
The applicant has submitted a request for a 24-hour convenience market. Staff is supportive of 
these ultimate plans for the property; however there are concerns regarding the hours of 
operation and impacts to the surrounding residential neighborhood. Staff recommends that the 
convenience market only be open between the hours of 7am – 9pm. The majority of existing 
commercial businesses in the Neighborhood Center overlay are open from 8am – 5pm. 
Extended daily hours would allow for neighboring business employees and residents to use the 
store to shop before and after 8am – 5pm business hours, while also limiting potential traffic and 
noise to a reasonable time period.  
 
PLANNING COMMISSION ALTERNATIVES: 
1. Staff recommends that the Planning Commission approve SPR #458-19 to convert an 

existing medical office into a convenience market with the hours of operation limited to 7am 
– 9pm and not a full 24-hr period as requested by the applicant. 

2. Approval of SPR #458-19; to convert an existing medical office into a 24-hour convenience 
market. 

3. Other action as deemed appropriate by the Planning Commission. 
4. Decline approval of SPR #458-19 
 
PROPOSED CONDITIONS OF APPROVAL: 
1. Proposed development plans shall be reviewed and approved by the City Engineer, per 

established standards prior to the sign-off by Community Development Staff on a Building 
Permit. 

2. A landscaping plan shall be submitted to comply with the requirements as outlined in 
Section 10.7.030.040. On-site landscaping and shall be maintained by the landowner. 

3. If lighting is planned, a detailed site lighting/photometric plan shall be submitted and 
approved prior to installation.  The plan shall demonstrate that the maximum illumination at 
the property line will not exceed an average horizontal foot candle of 0.3 for non-cut-off 
lights, and 1.0 for cut-off lights.  The plan shall also demonstrate that the bicycle parking 
has a minimum lighting level of 3.0 foot candles.  If no additional lighting is planned, it 
needs to be noted in the building permit submittal. 

4. The applicant shall provide 7 parking spaces and seven bicycle parking space off-street. 
Bicycle parking spaces shall meet the requirements as outlined in Article 7.040. One of the 
seven required parking spaces shall need to meet the ADA standards as outlined in 
Section 10.7.030.050 

5. Any activity that produces radio or television interference, noise, glare, dust or particulate 
matter, vibration, smoke or odor beyond the site, or beyond allowable levels as determined 
by local, state, and federal standards, shall not be allowed. 

6. Any signs shall be applied for under a separate permit. 

7. The applicant shall submit a Sidewalk closure permit and other applicable sidewalk 
construction materials at the time of a Building Permit. 
 

8. The hours of operation shall be limited to 7am – 9pm.  
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PROPOSED BUILDING{S) FOOTPRINT SIZE (in square feet) 

PARKING INFORMATION 

Total Number of Spaces Proposed <7 
Square Footage of Parking Lot Landscaping Proposed _Sa~ 

LANDSCAPING INFORMATION 

Total Square Footage Landscaping Proposed 56 ~e- Percent of Landscaping Irrigated S~ ~ e 

ECONOMIC DEVELOPMENT INFORMATION 

Proposed Project is located in the Enterprise Zone 

-----Full Tin1e Equivalent (FTE) jobs are currently provided. 

_____ FTE jobs are expected to be created by the proposed project. 

Signature of Applicant Signature of Property Owner* or Owners Agent 

*Notarized Owner Consent Letter may substitute for signature of property Owner D 

NOTE: This application must be accompanied by the information required in 
Section 3.030: Site Plan Review, contained in Ordinance No. 98-1222~ The 
City of The Dalles Land Use and Development Ordinance. 

Team/Pre-Application : D 6 copies of concept site plan. 

Review App. 

Site Plan Review Application 

Page 2 of 5 

D One 11 x 17 concept site plan. 

D 4 full size copies construction detail plans 

D One 11 x 17 construction detail plan 

D 4 copies detailed landscape plans 
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STAFF REPORT 
ZOA 98-19 & CPA 44-19 

 
 
Applicant: Wylesha Wilcox 

Property Owner:  Same  

Procedure Type: Quasi-judicial 

Decision Date: March 21, 2019 

Assessor’s Map: Township 2 North, 13 East, Section 29 DB 

Tax Lot: 200 

Address:  745 Lee Street 

Zoning District: CG – General Commercial 

Prepared by:  Riley Marcus, Associate Planner 

 
REQUEST: Zone Change Request from CG – General Commercial to RM – 
Residential Medium Density, and Comprehensive Plan Land Use Designation 
Amendment from Commercial to RM – Medium Density  
 
BACKGROUND:  The applicant, Wylesha Wilcox, submitted a request for a Zone 
Change (Zone Ordinance Amendment) and Comprehensive Plan Amendment for the 
property located at 745 Lee Street. The site is currently used for residential purposes 
(single family dwelling). The property is zoned CG – General Commercial, and the 
Comprehensive Land Use classification is Commercial. The single family residential use 
of the property is considered a legal non-conforming use in the CG – General 
Commercial zone district as a new residential use in this zone would require the ground 
floor to have a commercial use. There is currently one single family home on the subject 
property. The applicant is planning to make site improvements which would result in an 
increase of one additional residential unit. The applicant is seeking to change the zoning  
of the subject property to allow for a duplex, which is a permitted outright use in the 
RM – Medium Density Residential Zone. Adjacent land uses include residential 
dwellings to the east, south, and west, with a Manufactured Dwelling Park to the north.  
 

CITY of THE DALLES 
313 COURT STREET 

THE DALLES, OREGON 97058 
  

(541) 296-5481 ext. 1125 
COMMUNITY DEVELOPMENT DEPARTMENT 
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PROCEDURE:  Pursuant to Section 10.3.100 of The Dalles Municipal Code, Title 10 
Land Use and Development the public hearing is considered a Quasi-Judicial matter, 
wherein the Planning Commission’s actions are considered as recommendations to the 
City Council. 
 
NOTIFICATION:  Property owners within 300 feet, City Departments, franchise utilities, 
Mid-Columbia Fire & Rescue, Wasco County Health Department, and State Building 
Codes. 
 
COMMENTS RECEIVED:  As of the writing of the agenda report no comments have 
been received on the applications. Public comments received after publication of the 
agenda report will be entered into the administrative record at the Planning Commission 
hearing. 
 
DISCUSSION:  The applicant is seeking to change the zoning of the subject property to 
bring the residential use into conformance and allow for modifications to the existing 
home to be converted into a duplex. Right now the subject property is located within the 
CG – General Commercial Zone which allows for residential uses only if the ground 
floor has a commercial use. The subject property is currently developed with a single 
family dwelling. The applicant has stated that the existing dwelling has a ground floor 
pool that she has filled in to remodel and create the second residential unit. 
 
That applicant’s options included maintaining the existing single family dwelling and add 
an Accessory Dwelling Unit which would not require changing the current zone. Current 
regulations for Accessory Dwelling Units require the floor area to not exceed 600 square 
feet in size and for the landowner to live on-site, per Section 10.6.030.030. The 
applicant has requested a zone change to RM – Medium Density Residential Zone so 
that she can apply for a multi-family dwelling, which would need to comply with the RM 
development standards as outlined in Section 10.5.030.060. 
 
Zone Change 
The adjacent properties to the North and West are within the RM – Medium Density 
Residential zone while the adjacent properties to the South and East are within the CG 
– General Commercial zone. Future development of the site will be limited by the RM 
Zone standards. 
 
Rezoning requests are subject to review criteria established in Section 3.100.030 of City 
of The Dalles Municipal Code, Title 10 Land Use and Development that states as 
follows: 
 
A zone change shall be granted if the following criteria are met: 
 

A. Conformance. The proposed zone change conforms to the Comprehensive Plan, 
including the Transportation System Plan (TSP), and all other provisions of this 
Ordinance. 
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Proposed finding.  The proposed zone change, together with the proposed 
comprehensive plan map amendment, will conform to the TSP and other 
provisions of the Land Use and Development Ordinance by maintaining the 
residential character of the neighborhood, instead of requiring any commercial 
development, which would result in more trips generated and have higher 
impacts to the existing residential network streets.  Lee Street does not currently 
extend all the way through to West 6th Street. Requiring commercial development 
on the ground floor in order to have a residential use would result in more traffic 
in a neighborhood where all adjacent uses are residential. By allowing for the 
applicant to change the zoning to the RM – Medium Density Residential zone, 
the applicant could provide for another dwelling unit without requiring commercial 
development thus avoiding the impacts of a commercial use on residential 
network streets and an existing residential neighborhood.  
  

B. Suitability.  The site is adequate in size and shape for uses normally allowed by 
the proposed zone. 

 
Proposed finding.  Title 10 of The Dalles Municipal Code establishes the 
development standards for the RM – Medium Density Residential Zone.  The 
minimum parcel size for the RM zone is 4,000 square feet in size. The subject 
property is 8,218 sq. ft. in size, thus satisfying the minimum parcel size 
requirement.  Overall density for the property will be governed by the Residential 
Medium Density Zone (RM and Comprehensive Plan Medium Density 
Residential Designation). 

 
C. Streets and Traffic.  The site is adequately served by streets for the type and 

volume of traffic generated by uses that may be permitted in the new zone, and 
the planned function, capacity, and performance standards as adopted by the 
Transportation System Plan. Requirements of the State Transportation Planning 
Rule shall apply to those land use actions that significantly affect the 
transportation system, as defined by OAR 660-012-0060. 

 
Proposed finding.  The subject property is located on the northeast corner of Lee 
Street and West 7th Street at 745 Lee Street. The Transportation System Plan 
(TSP) designates West 7th Street and Lee Street as Residential Roads. Both 
streets have the capacity to accommodate anticipated increase in traffic 
attributed to future development of the subject property. 

 
D. Adverse Effect.  The proposed zone change shall have minimal adverse effect on 

existing and future surrounding development. 
 

Proposed finding. The proposed rezoning and comprehensive plan land use 
amendment will allow for the applicant to provide an additional housing unit.  
Future development of the property will be guided by the development standards 
of the Medium Density Residential Zone.  Adherence to these standards will act 
to minimize potential adverse impacts on adjacent land uses.  
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The zone change application also requires the applicant to justify the request by 
responding to four questions relating to the subject property and the future use of the 
property. The applicant’s justification included the location of the subject property being 
located directly adjacent to the existing RM – Medium Density Residential Zone, as well 
as maintaining the surrounding residential uses, instead of commercial. The applicant 
has also stated that the size of the existing dwelling could be used to provide for more 
than one residential use. The subject property has been located within a commercially 
designated zone since before 1975. 
 
It is staff’s opinion that the request as submitted satisfies the criteria established in 
Section 10.3.100.030 of the City of The Dalles Municipal Code, Title 10 Land Use and 
Development. 
 
Comprehensive Plan Amendment  
In addition to the zone change application, the applicant has requested an amendment 
to the property’s Comprehensive Plan land use designation.  The current land use 
designation is General Commercial, which is the corresponding land use designation to 
the commercial zoning.  
 
The gross density range for the Medium Density Residential designation is 7-17 
dwelling units per acre, which would allow for a buildout of 3 dwelling units if the 
property were to be redeveloped in its entirety.  As previously stated it is the applicant’s 
intention to provide one additional residential unit without having to provide a ground 
floor that has a commercial use. These improvements, including unit density, will be 
required to follow the standards established in The Dalles Municipal Code, Title 10 Land 
Use and Development. 
 
In 2017 the Planning Commission and City Council reviewed and accepted three 
consultant-prepared reports addressing housing needs within the community.  These 
reports:  Buildable Lands Inventory, Housing and Residential Land Needs Assessment 
and Housing Strategies Report, examined the current and future housing needs of the 
community and the community’s ability to meet these needs.   
 
The Housing and Residential Land Needs Assessment found that as of 2016, the city 
had an estimated 6,801 households and that since 2000, The Dalles had added an 
estimated 787 households, or a growth of 13.1%. This is an average of roughly 50 
households annually during this period. The growth since 2000 has outpaced the growth 
in new housing units, which have been permitted at the rate of approximately 32 units 
per year, contributing to a tight housing market. Granting the request would allow for the 
applicant to convert the existing single family dwelling into a multi-family development. 
Currently the subject property is located within the CG – General Commercial zone 
which only allows for a residential use when the ground floor has a commercial use.  
 
The proposed zone change would also comply with Goal 14 Urbanization goals by 
encouraging development in areas that are already served by major public facilities 
before extending services to unserved areas. The zone change would allow for the 
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applicant to provide an additional dwelling unit within the City Limits, instead of within 
the Urban Growth Boundary where utilities and other services may not be located.    
 
The implementation measures of Goal 9 Economic Development include the West 6th 
Gateway Area (which the subject property is located within; the area designated at 
CG – General Commercial on the Land Use Plan Map). One of these measures 
ensures that future improvements and land use changes within this area provide 
adequate sound, light, and visual buffers to adjacent residential areas. By keeping the 
subject property in the General Commercial Zone, the applicant would be required to 
have a commercial use in order to provide any residential use. The surrounding 
properties to the North, East, South and West are all used for residential purposes. 
Being able to allow for residential uses without a commercial use by changing the 
zoning to RM – Medium Density Residential would maintain adequate sound and light 
levels and not having to require any visual buffers.  
 
The West 6th Gateway area also includes a measure that states areas along East and 
West Second Street should be reserved for commercial/industrial mixed zoning. 
Keeping the subject property within the GC – General Commercial zone and not 
allowing the change to RM – Medium Density Residential would require for the applicant 
to maintain her existing non-conforming use of one single family dwelling without 
commercial, or require that the applicant have a commercial use on the ground floor of 
the subject property in order to provide for an additional residential use. Allowing for the 
zone change to RM – Medium Density Residential would keep the commercial areas 
out of an existing residential neighborhood and continue to encourage commercial 
development along East and West Second.     
 
In 2018, House Bill 4006 required the State Housing and Community Service 
Department to annually provide to each city with populations greater than 10,000 data 
showing the percentage of renter households that are severely rent burdened. The City 
of The Dalles was listed as one of the severely rent burdened cities within the State of 
Oregon. Allowing the applicant to change the zoning to the RM – Medium Density 
Residential Zone to provide for an additional dwelling unit would be a step towards 
providing more rental housing in a limited market. 
 
RECOMMENDATION / ALTERNATIVES: 

1. Staff recommendation: The Planning Commission direct staff to prepare a 
resolution to City Council recommending approval of Zone Change ZOA 98-19 
and Comprehensive Plan Amendment CPA 44-19, and return to the Planning 
Commission for approval. 

2. Deny the requests. 
3. Direct staff as appropriate. 

 
ATTACHMENTS 

• Applications  
• Zoning Map & Comprehensive Plan Land Use Map 
• Aerial photo of subject property 
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*If applicant is not the legal owner, attach either [1] owner consent letter, 
or; [2] copy of earnest money agreement, or; [3] copy of lease agreement. 

PROPERTY INFORMATION 

Address :{ \:\ S L .{(_Q_ ~f-

Map and Tax Lot /;;)\'..) C~E:-. d3 D 'D ~?;l{) 0 
Size of Development Site __________________________ _ 

Zone District/Overlay -&---f--"-~,£-/--&-+-.>oo<....~~---=--"""'-::----~-'----'--'-' ....... m"-'-__ (!L"""-6fllR;;;.~A-/ __ >---+-AJ.......-:' ~_L..__,_ __ _ 

(f 
Comprehensive Plan Designation ________________________ _ 

REQUEST 

D New Development D Expansion/ Alteration }Zthange of Use 

Comprehensive Plan Amendment Application 
Page 1 of2 

D Atnend Approved Plan 
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JUSTIFICATION OF REQUEST 

1. Explain the justification for the proposed Comprehensive Plan Amendmen!. 

''}be., h U'V\L 6 \oc ~ fU)l\: &c._y \-o ty...q_ Mt AflLvvl do vt 'S 1~=\j 

2. Describe how the proposed amendment is compatible with or will further the goals 
established by the Comtnunity for the subject area. The goals are listed in the 
Comprehensive Plan. 

'"}Jot<;, 0. n;'€.-V\.d M .. Ll&J· L~\\ l fv_..t-~ ~ <jOc..J ') \~)c) £: V\ C Dl~ .. J ·'i\---o ~ 

3. Describe how the proposed C01nprehensive Plan Amendment will further the interests of 
public health, safety, and general welfare. 

'--0 \~\\ k>e_ CL-'v>\.o -\-o c£-~ D...~~&JI-~ lo ~~\J~S o V) d ,,Y\ c A o g ~- i'w V1U-l!Y\ kru" 
c::>~ ~c4.Y>l''v-...5 r ~~ MttllfDC dtt";)cu-~ph av1 . 

4. Describe the effect the proposed amendment would have on surrounding properties. 

f\~ ·in mimi1'Y\o...Q 

PLANS SUBMITTED: D At least 15 copies of concept site plan. 

Signature of Planner 

Comprehensive Plan Amendment Application 
Page 2 of2 

I I 

Date 

Date Deemed Complete 
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Ma il;ng Addr~ss 
L1n-: 1 

Ma il•ns ~dares,;; 

Mai li ng Ad:::ress 
L.r1e 3 

2N 13~ 29 DB 200 

1993 

0.1 9 

'NASCO COUf\JTY 

511 W ASHI NGTON ST 
!;207 

THE DALLES 

Oregon 

97053 
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ZONE CHANGE APPLICATION 

Date Filed ------
File# ------

Date Deemed Complete _____ _ 
Hearing Date _____ _ 

Approval Date _____ _ 
Permit Log# _____ _ 

Other Cross Reference# 
------

F-lt ptW;l IJ.J/ &11\An p~ ~~~ 
-~~t\'~ 

CITY OF THE DALLE S1~ ~ © 12 n \\fi rc; @ 
Planning Departtnent D LS _l5,-=-.Ji LS n 
313 Court Street ~ ~ U 
The Dalles, OR 97058 JAN 1 1 2019 
(541)296-5481,ext.1125 · 
Fax (541) 298-5490 _ 
www.ci.the-dalles.or.us City of The Dalles 

Community Development Department 

APPLICANT LEGAL OWNER (If Different than Applicant) 

Name ---------------

Address \ t)S\\; f: \ 'S ~ 
r 

Telep.hone # Slll=~3 ~ . . Telephone# 
E-mail Address 1 l3 ~ ~CO , (_~ 

~ ' 

*If applicant is not the legal owner, attach either [ 1] owner consent letter, 
or; [2] copy of earnest money agreement, or; [3] copy of lease agreement. 

PROPERTY INFORMATION 

Address :-1 Lt S L~ ~ ·\-
Map and Tax Lot d-N r~c::. d~Db 30:) 

Size of Development Site __________________________ _ 

Zone District/Overlay _ ____..g~~ .......... C __ ./_----=~7'f--''""""'11_....f(,.o£'Hl'---->.L.Oo.....,j-+r;-::::7'-. -Ot::::T+'-lM.o..t-n-f'-\vt..,.,.~Le~"""'LJ__·l'\:::::::::7--. ______________ _ 

REQUEST 

~ew Development Oxpansion/Alteration ~hange of Use 0Amend Approved Plan 

s:;~~o:~:~~dJ (~~~~\~~~+!tr5~~~ :~E:i; ~nl 
\<. e-e. p i'Vvj t\1 e re scd e_n.. ~ g, s LOe.,J \ . 

Zone Change Application Page 1 of2 
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JUSTIFICATION OF REQUEST 

1. What are the special circumstances (size, shape or topography of lot, location of 
surroundings) that do not apply to other properties in the same vicinity and zone? 

VoV\ 
1 

\- V\C.d..>e.- -\-Vte "C:~Acicf--,e..r\ ~\ o v'""e.._C>.. 

3. Explain why the Zone Change will not be detrimental to the public safety, health and 
welfare. 

f"\~ \,~ s\:truch.u~ u.till ,v~W\.CL\v) (~ s \s # ~\c\~k LQ\\\ V\c..ve
O..~eLSS ~'==t>'"" -h.,,t-, c\" E\€Ji--e_v.....\~ S\v~ ~'> 1 

4. Explain why this Zone Change, if granted, would not be contrary to the intent of the 
Zoning Ordinance. 

\"Y,\~ \r,ovV\..R \s \cx-L14.c\ oex.t d.c:or \n :h\(~- Merl\u. W\ DeJJ1s\~ 
f'=es \d.e.,A.,\-cc,.,Q z -eM..R 

NOTE: This application must be accompanied by the information required in 
Section 3.100: Zone Changes, contained in Ordinance No. 98-1222, The City 
of The Dalles Land Use and Development Ordinance. 

PLANS SUBMITTED: D At least 15 copies of concept site plan. 

Date 1 

Signature of Planner Date Deemed Co1nplete 

Zone Change Application Page 2 of2 
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Planning Commission Resolution 579-19 
Page 1 of 2 

CITY of THE DALLES 
313 COURT STREET 

   THE DALLES, OREGON 97058 
 

(541) 296-5481 ext. 1125 
COMMUNITY DEVELOPMENT DEPARTMENT 

 
RESOLUTION NO. P.C. 579-19 

 
Adopting Site Plan Review Application 458-19 of Gurpreet Singh to gain approval to convert an 
existing medical office building to a 24-hour convenience store.  The property is located at 1615 
E. 12th Street and is further described as 1N 13E 2 CC tax lot 10400 and is zoned “RH/NC” – 
High Density Residential with a Neighborhood Center Overlay; Comprehensive Plan Land Use 
designation of High Density Residential. 

 
I. RECITALS: 

A. The Planning Commission of the City of The Dalles has on March 21, 2019 conducted a 
public hearing to consider the above request. A staff report was presented, stating the 
findings of fact, conclusions of law, and a staff recommendation. 

B. Staff’s report of Site Plan Review 458-19 and the minutes of March 21, 2019 Planning 
Commission meeting, upon approval, provides the basis for this resolution and are 
incorporated herein by reference. 

 
II. RESOLUTION: 
Now, therefore, be it FOUND, DETERMINED, and RESOLVED by the Planning Commission of 
the City of The Dalles as follows: 

A. In all respects as set forth in Recitals, Part “I” of this resolution. 

Site Plan Review 458-19 is hereby approved with the following conditions of approval: 
 

1. Proposed development plans shall be reviewed and approved by the City Engineer, 
per established standards prior to the sign-off by Community Development Staff on a 
Building Permit. 

2. A landscaping plan shall be submitted to comply with the requirements as outlined in 
Section 10.7.030.040. On-site landscaping and shall be maintained by the 
landowner. 

3. If lighting is planned, a detailed site lighting/photometric plan shall be submitted and 
approved prior to installation.  The plan shall demonstrate that the maximum 
illumination at the property line will not exceed an average horizontal foot candle of 
0.3 for non-cut-off lights, and 1.0 for cut-off lights.  The plan shall also demonstrate 
that the bicycle parking has a minimum lighting level of 3.0 foot candles.  If no 
additional lighting is planned, it needs to be noted in the building permit submittal. 

4. The applicant shall provide 7 parking spaces and seven bicycle parking space off-
street. Bicycle parking spaces shall meet the requirements as outlined in Article 
7.040. One of the seven required parking spaces shall need to meet the ADA 
standards as outlined in Section 10.7.030.050 

5. Any activity that produces radio or television interference, noise, glare, dust or 
particulate matter, vibration, smoke or odor beyond the site, or beyond allowable 
levels as determined by local, state, and federal standards, shall not be allowed. 
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Planning Commission Resolution 579-19 
Page 2 of 2 

6. Any signs shall be applied for under a separate permit. 

7. The applicant shall submit a Sidewalk closure permit and other applicable sidewalk 
construction materials at the time of a Building Permit. 

  
III. APPEALS, COMPLIANCE, AND PENALTIES: 

A. Any party of record may appeal a decision of the Planning Commission to the City 
Council for review.  Appeals must be made according to The Dalles Municipal Code, 
Title 10 Land Use and Development, Section 10.3.020.080, and must be filed with the 
City Clerk within ten (10) days of the date of mailing of this resolution. 

B. Failure to exercise this approval within the time limits set either by resolution or by 
ordinance will invalidate this permit. 

C. All conditions of approval must be met within the time limits set by this resolution or by 
Code.  Failure to meet any condition will prompt enforcement proceedings that can result 
in: 1) permit revocation; 2) fines of up to $500.00 per day for the violation period; 3) a 
civil proceeding seeking injunctive relief. 

 
The Secretary of the Commission shall (a) certify to the adoption of the Resolution; (b) transmit 
a copy of the Resolution along with a stamped approved/denied site plan or plat to the 
applicant. 
 
APPROVED AND ADOPTED THIS 21st DAY OF MARCH, 2019. 
 
 
      
Bruce Lavier, Chairman 
Planning Commission 
 
I, Steven K. Harris, Community Development Director for the City of The Dalles, hereby certify 
that the foregoing Resolution was adopted at the regular meeting of the City Planning 
Commission, held on the 21st day of March, 2019. 
 
AYES:    

NAYS:     

ABSENT:     

ABSTAIN:     

   
ATTEST:           
 Steven K. Harris, AICP 
 Community Development Director, City of The Dalles 
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Planning Commission Resolution 580-19   
Page 1 of 2 

 

 

 

 
RESOLUTION NO. P.C. 580-19 

 

A RESOLUTION OF THE PLANNING COMMISSION GRANTING ZONING 
ORDINANCE AMENDMENT 98-19 AND COMPREHENSIVE PLAN  

AMENDMENT 44-19 FOR PROPERTY LOCATED AT 745 LEE STREET 
 

WHEREAS, an application was submitted for Zoning Ordinance Amendment 98-19 and 
Comprehensive Plan Amendment 44-19 proposing to change the zoning designation from CG – 
General Commercial to RM – Medium Density Residential and comprehensive plan designation 
from Commercial to Medium Density Residential; and 

 
WHEREAS, the Planning Commission conducted a public hearing on the application on 

March 21, 2019 to take public testimony on the proposed Zoning Ordinance Amendment 98-19 
and Comprehensive Plan Amendment 44-19; and 

 
WHEREAS, the Planning Commission has considered the public testimony and 

reviewed the proposed legislative amendments set forth in Zoning Ordinance Amendment 98-19 
and Comprehensive Plan Amendment 44-19, and based upon the proposed findings of fact and 
conclusions of law in the staff report and testimony presented during the hearing, the Planning 
Commission voted to recommend the legislative amendments be forwarded to the City Council 
for their review and adoption;  

 
NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION AS 

FOLLOWS: 
 
Section 1.  The Planning Commission recommends that the proposed Zoning 

Ordinance Amendment 98-19 and Comprehensive Plan Amendment 44-19 be approved and 
forwarded to the City Council for its review and adoption. 

 
Section 2. This Resolution shall be effective upon its passage and approval.  The 

Secretary of the Commission shall (a) certify to the adoption of the Resolution; (b) transmit a 
copy of the Resolution to the Applicant. 

 
APPROVED AND ADOPTED THIS 21st DAY OF MARCH, 2019 
 
 
 
_________________________________ 
Bruce Lavier, Chair 
Planning Commission 
 

CITY of THE DALLES 
313 COURT STREET 

THE DALLES, OREGON 97058 
  

(541) 296-5481 ext. 1125 
COMMUNITY DEVELOPMENT DEPARTMENT 
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Planning Commission Resolution 580-19   
Page 2 of 2 

 
I, Steven Harris, Community Development Director for the City of The Dalles, hereby certify that 
the foregoing Resolution was adopted at a regular meeting of the City Planning Commission, 
held on the 21st day of March, 2019. 
 
AYES:    
 
NAYS:    
 
ABSENT:    
 
ABSTAIN:    
 
 
 
ATTEST: ________________________________________ 
 Steven Harris, AICP 
 Community Development Director 
 City of The Dalles 
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	PC Agenda 3-21-19
	PC Minutes 1-3-19 draft
	CUP 173-14 Modified Condition No. 13 Status Update – Pertaining to Submission of a Traffic and Improvement Plan for Dry Hollow Elementary School
	Chair Lavier opened the Public Hearing at 6:37 p.m.
	Director Harris presented the staff report.
	Randy Anderson, North Wasco County School District 21, 3632 W. 10th Street, The Dalles
	Anderson stated congestion had been reduced, and accessibility was improved.
	City Engineer Dale McCabe stated in cooperation with the school district, Blue Zones, and the City, a trial period (called a Pop Up) was laid out with cones and paint for the last weeks of school.  Community input was collected from adjacent property ...
	Through HB 2017, infrastructure grants were available.  A letter of intent as well as a grant application was submitted; no response had been received at the time of this meeting.
	McCabe reviewed proposed changes to the traffic plan based on information obtained from the trial period (Exhibit 2).  In order to gain additional width for a drop-off lane, the City requested a dedicated right-of-way from the school district.  The sc...
	Anderson reviewed the changes:
	 Back-in parking spaces – improved visibility when merging into traffic
	 Mid-block crosswalk with crossing guard
	 Single point of access on Dry Hollow Road to parking area
	 Anticipated completion by end of summer, based on successfully obtaining grant
	 Enterprise Zone funds reallocated for the project
	Anderson stated significant improvements were made in reducing congestion.
	The Commission discussed concern that the project be completed whether or not the grant was secured. Monitoring continuing progress would fall outside the original conditions of approval.
	Chuck Carbone, 2100 Lewis Street, The Dalles
	Carbone stated painted lines are useless in winter.  He further stated back-in parking was a horrible idea; while one percent of time is spent backing up, 83 percent of accidents occur while backing up.
	City Attorney Gene Parker arrived at 7:29 p.m.
	Chair Lavier invited further comment.  Hearing none, he invited Commission discussion.
	Commissioner Bybee said he felt the school district had completed their due diligence, but expressed concern that if funding fell through, the district would not be held accountable.
	Don Carter, 3455 Royal Crest, The Dalles
	Carter stated he is a school district employee.  Carter said the district would do whatever it takes for the kids’ safety.  He felt the district had met the conditions of approval.
	Chair Lavier asked if the school district could be asked to report back to the Commission.  City Attorney Parker stated the previous conditions established a timeline for the school district to report back to the Commission.
	Director Harris stated the Commission could request a Staff Report, at a meeting or by memo, with results of the grant application for street improvements.  On site improvements would be under the purview of the school district.
	Commissioner Bybee moved to find that North Wasco County School District 21 has satisfied the requirements of Modified Condition of Approval No. 13 for CUP No. 173-14.
	Director Harris stated the public hearing had not yet closed.
	Chuck Carbone, 2100 Lewis Street, The Dalles
	Carbone stated he was in favor of the project.  His concern was for the kids.  Carbone was still against back-in parking.
	Chair Lavier closed the public hearing at 7:46 p.m.
	Commissioner Bybee moved to find that North Wasco County School District 21 has satisfied the requirements of Modified Condition of Approval No. 13 for CUP No. 173-14.  Commissioner Ross seconded the motion.  The motion carried by a vote of 7 to 0 (By...
	Conditional Use Permit 190-18 – Amerco Real Estate Company

	SPR SR 458-19 Singh
	FINDING: A condition of approval has been included in the Notice of Decision to require the proposed development plans to be reviewed and approved by the City Engineer, per established standards prior to the sign-off by Community Development Staff on ...
	4. Minimize potential adverse impacts on surrounding properties.
	D. Lighting. Proposed lighting shall not directly illuminate adjoining properties.
	FINDING: The applicant is not proposing any new lighting at this time. However, a condition of approval has been included in the Notice of Decision to require any new lighting to be detailed on a site lighting/photometric plan and approved prior to in...
	E. City Engineer Approval. Detailed construction / design plans for public infrastructure, improvements, or rights-of-way affected by or located within a proposed development site shall be approved by the City Engineer prior to granting a building per...
	FINDING: Proposed development plans will be reviewed by the City Engineer, per established standards. A condition of approval has been included requiring that the applicant receive approval from the City Engineer prior to the sign-off by Planning Staf...
	Article 5.020 RH High Density Residential District
	10.5.020.020 Permitted Uses
	Article 6.050 Access Management
	10.6.050.030 General Requirements
	Article 6.060 Driveway and Entrance Standards
	10.6.060.020 General Standards
	RECOMMENDATION:
	The applicant has submitted a request for a 24-hour convenience market. Staff is supportive of these ultimate plans for the property; however there are concerns regarding the hours of operation and impacts to the surrounding residential neighborhood. ...
	PLANNING COMMISSION ALTERNATIVES:
	1. Staff recommends that the Planning Commission approve SPR #458-19 to convert an existing medical office into a convenience market with the hours of operation limited to 7am – 9pm and not a full 24-hr period as requested by the applicant.
	2. Approval of SPR #458-19; to convert an existing medical office into a 24-hour convenience market.
	3. Other action as deemed appropriate by the Planning Commission.
	4. Decline approval of SPR #458-19
	2. A landscaping plan shall be submitted to comply with the requirements as outlined in Section 10.7.030.040. On-site landscaping and shall be maintained by the landowner.
	3. If lighting is planned, a detailed site lighting/photometric plan shall be submitted and approved prior to installation.  The plan shall demonstrate that the maximum illumination at the property line will not exceed an average horizontal foot candl...
	4. The applicant shall provide 7 parking spaces and seven bicycle parking space off-street. Bicycle parking spaces shall meet the requirements as outlined in Article 7.040. One of the seven required parking spaces shall need to meet the ADA standards ...
	5. Any activity that produces radio or television interference, noise, glare, dust or particulate matter, vibration, smoke or odor beyond the site, or beyond allowable levels as determined by local, state, and federal standards, shall not be allowed.
	6. Any signs shall be applied for under a separate permit.

	Singh app
	SR CPA 44-19 & ZOA 98-19 Wilcox
	Wilcox CPA
	Wilcox ZOA
	Wilcox map
	PC Res 579-19, SPR 458-19, Singh
	COMMUNITY DEVELOPMENT DEPARTMENT
	RESOLUTION NO. P.C. 579-19
	2. A landscaping plan shall be submitted to comply with the requirements as outlined in Section 10.7.030.040. On-site landscaping and shall be maintained by the landowner.
	3. If lighting is planned, a detailed site lighting/photometric plan shall be submitted and approved prior to installation.  The plan shall demonstrate that the maximum illumination at the property line will not exceed an average horizontal foot candl...
	4. The applicant shall provide 7 parking spaces and seven bicycle parking space off-street. Bicycle parking spaces shall meet the requirements as outlined in Article 7.040. One of the seven required parking spaces shall need to meet the ADA standards ...
	5. Any activity that produces radio or television interference, noise, glare, dust or particulate matter, vibration, smoke or odor beyond the site, or beyond allowable levels as determined by local, state, and federal standards, shall not be allowed.
	6. Any signs shall be applied for under a separate permit.


	PC Res 580-19, CPA 44-19, ZOA 98-19, Wilcox



