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AGENDA 

PLANNING COMMISSION 
January 20, 2022 

5:30 p.m. 

VIA ZOOM 

https://us06web.zoom.us/j/82327794645?pwd=c1d2UGhUb1BoVithR0tFUzczcWtXQT09 
Meeting ID: 823 2779 4645      Passcode: 001537 

Dial:  1-669-900-6833 or 1-253-215-8782 

1. CALL TO ORDER

2. ROLL CALL

3. PLEDGE OF ALLEGIANCE

4. APPROVAL OF AGENDA

5. ELECTION OF OFFICERS

6. APPROVAL OF MINUTES – December 16, 2021

7. PUBLIC COMMENT

8. STAFF COMMENTS / PROJECT UPDATES

9. COMMISSIONER COMMENTS / QUESTIONS

10. QUASI-JUDICIAL PUBLIC HEARING
CUP 200-21, Tony Cheng, 2610 W. Second Street
Request:  Approval to construct and operate a 10,400 SF indoor recreational marijuana
farm.

11. RESOLUTION
Resolution PC 599-22:  Approval of CUP 200-21, Tony Cheng

12. ADJOURNMENT
______________________________________________________________________________

This meeting conducted via Zoom. 

https://us06web.zoom.us/j/82327794645?pwd=c1d2UGhUb1BoVithR0tFUzczcWtXQT09
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PLANNING COMMISSION 

MINUTES 

PLANNING COMMISSION MEETING 
December 16, 2021 

5:30 p.m. 

VIA ZOOM 

PRESIDING: Cody Cornett, Chair 

COMMISSIONERS PRESENT: Karly Aparicio, Alan Easling, Linda Miller, Mark Poppoff, 
one position vacant 

COMMISSIONERS ABSENT: Philip Mascher 

STAFF PRESENT: Director Alice Cannon, Senior Planner Dawn Hert, City 
Engineer Dale McCabe, Secretary Paula Webb 

CALL TO ORDER 
The meeting was called to order by Chair Cornett at 5:32 p.m. 

PLEDGE OF ALLEGIANCE 
Chair Cornett led the Pledge of Allegiance. 

APPROVAL OF AGENDA 
It was moved by Miller and seconded by Easling to approve the agenda as presented.  The 
motion carried 5/0; Aparicio, Cornett, Easling, Miller, and Poppoff voting in favor, none 
opposed, Mascher absent, one position vacant. 

APPROVAL OF MINUTES 
It was moved by Easling and seconded by Poppoff to approve the minutes as submitted.  The 
motion carried 5/0; Aparicio, Cornett, Easling, Miller, and Poppoff voting in favor, none 
opposed, Mascher absent, one position vacant. 

PUBLIC COMMENT 
Brian Lauterbach, 1900 E. 23rd Street, The Dalles 
Mr. Lauterbach commented on the future presentation referring to the potential use of buildings 
in the Central Business Commercial (CBC) District.  Lauterbach preferred Option 2, if it was 
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modified to place a 60% cap on Third Street for commercial development, with 40% limited to 
residential use.  
 
STAFF COMMENTS / PROJECT UPDATES 
Director Cannon stated Staff will be working on minor housekeeping amendments to the Code 
for presentation to the Commission in January.   
Todd Carpenter applied to the Historic Landmarks Commission and received approval for 
modifications to the rear of his building.  Carpenter is on track to meet the deadline established 
with the Urban Renewal Agency.  The final portion of work may require an extension for 
completion. 
Environmental clean-up continues on the Tony’s Building.  The next step is removal of an 
underground storage tank, followed by soil testing.  Staff will pursue funding assistance for 
asbestos removal. 
The First Street project is on time and on budget.  It will be under construction in 2023.  Work 
continues on determining the structural integrity of the basalt walls and checking for 
archeological artifacts. 
Mary Hanlon, 315 E. Tenth Street, The Dalles 
Ms. Hanlon thanked the Commission for their consideration of changes to the CBC District.  
Hanlon has been looking at redevelopment of the site at 523 E. Third Street to create a mixed-use 
building with the primary objective of multi-family housing with ground floor commercial use.  
Hanlon felt both Option 1 and Option 2 are helpful; with 100% ground floor retail, problems 
arise with lenders.  Option 2 is great due to recognition of the historic downtown.  Hanlon stated 
she was very happy to work with the Planning Department on this project.  Hanlon stated 
downtown housing would breathe life into downtown. 
 
COMMISSIONER COMMENTS / QUESTIONS 
None. 
 
DISCUSSION ITEM 
Potential Changes to the Land Use and Development Code (LUDO) for the Central Business 
Commercial (CB-C) Zoning District 
Director Cannon provided a presentation on promoting neighborhood development in downtown 
The Dalles through flexible land uses, Exhibit 1. 
Downtown is broken into three Sub-Districts.  This presentation focused on Sub-District 3, as a 
response to interest in increased development flexibility. 
Discussion: 
Commissioner Miller stated Second and Third streets should be commercial on the ground floor, 
with residential use on the upper floors; Fourth Street should be flexible.   
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Senior Planner Hert noted the Code specifically states structures originally constructed as 
residential units could remain residential and/or be returned to residential uses. 
Chair Cornett if there was benefit to creating this Code to provide clarity for future development.  
Director Cannon replied there is a benefit. 
Commissioner Miller does not consider First Street to be part of the core, it’s almost an alley.  It 
should have flexibility similar to Fourth Street. 
Commissioner Poppoff preferred Option 1, although Option 2 would be okay if commercial 
spaces could remain occupied on Second Street.  Fourth Street is predominantly residential with 
a smattering of commercial.  Residential uses should be allowed since Fourth Street is not really 
in the core. 
Commissioner Aparicio was in favor of a combination of Option 2 or 3.   We need to increase 
options for housing throughout the City; the downtown core is an underutilized resource for 
housing.  Aparicio agreed that First Street seems to be an alley; the most underutilized of the 
core area.  Second Street should definitely be reserved for commercial. 
Chair Cornett asked if our focus in on Second and Third streets, with mixed feelings about First 
and Fourth streets, should the boundary [red line on Option 1 map] be changed?  Director 
Cannon replied yes; Aparicio stated it made sense. 
Chair Cornett thought the northern line should go down the alley between Second and First 
streets.  Director Cannon noted prior to changes, we should ensure there would be no loss of 
design standards applicable to First Street. 
Commissioner Easling agreed with suggestions for Second and Third streets.  He would like to 
encourage development and see buildings used to their full potential.  He asked if other groups 
were involved in this discussion.  Director Cannon replied The Dalles Main Street may be 
involved.  Cannon has been speaking individually with property owners.  Commissioner Easling 
suggested contacting the Chamber of Commerce. 
Chair Cornett stated Commission consensus was open to Second and Third streets requiring 
commercial uses on the ground floor.   
Commissioner Poppoff noted Option 2 covered just Second Street in the historic district; that 
would be his preferred option.  He did not feel it should extend to Third Street. 
In summary, Cannon stated First Street should have flexibility.  Second Street should be ground 
floor commercial.  Third Street remains a question, but she referred to an earlier suggestion for a 
60/40 split between commercial and residential. 
Commissioner Poppoff noted the allowance of residential on Third Street would provide a better 
chance to put the buildings to use. 
Commissioner Miller stated Second and Third streets are our main streets for traffic entering and 
exiting the City.  She felt commercial use was more appropriate. 
Commissioner Easling stated the retention of commercial use would maintain the spirit of 
downtown. 
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Chair Cornett asked Staff if it was appropriate to allow residential as a conditional use on Third 
Street.  Director Cannon replied that was a good option which allows the Commission to place 
appropriate conditions to mitigate for any potential impacts.  Senior Planner Hert agreed.  She 
noted Codes are written to allow for development; it does not guarantee people will come just 
because it is allowed.  Any opportunity to open something up for development and/or 
redevelopment to keep our downtown vibrant is a great idea.  Hert noted a Conditional Use 
Permit would come before the Commission for review. 
Commissioner Easling added he was not opposed to the Conditional Use Permit for both Second 
and Third streets.  Director Cannon stated she had concerns about allowing too much flexibility 
on Second Street; it should be preserved due to its history.  Senior Planner Hert also had 
concerns about changes in the Historic District. 
Chair Cornett stated to keep the downtown vibrant, he felt Second and Third streets should be 
100% ground floor commercial with no conditional uses for residential.  First and Fourth streets 
will have flexibility for ground floor residential. 
Commissioner Miller agreed.  Commissioner Poppoff stated he felt the same, but addition of a 
conditional use for residential would add some flexibility.  Commissioner Aparicio felt strongly 
that Second Street should be preserved but could go either way on Third Street.  First and Fourth 
streets should have flexibility.  Commissioner Easling agreed with Commissioner Aparicio. 
Director Cannon summarized a mixed set of opinions:  flexibility for First and Fourth streets, 
Second Street should be maintained, and a Conditional Use Permit available for Third Street.  
Cannon referred to Mr. Lauterbach’s idea of a percentage allowing flexibility on Third Street.  
Decisions would be made at the Staff level through Site Review. 
Commissioner Aparicio asked how much red tape would be added by requiring a conditional use 
for everything.  When talking about encouraging development, but also maintaining, how do we 
think about the process in all this?  Do all of these need to come to the Planning Commission? 
Director Cannon replied in order to keep the door open to development, we need much of the 
work done at the staff level.   
Update Summary of new legislation from the 2021 Session of the Oregon State Legislature 
Senior Planner Hert provided the presentation, Exhibit 2. 
Discussion: 
HB 2008 – Religious-Owned Affordable Housing Siting and Property Tax Exemption 
Commissioner Miller asked if we had religious-owned housing in The Dalles.  Senior Planner 
Hert replied she thought we did not.  There has been interest in building residential units in 
addition to a church or sanctuary.  Some religious organizations have made changes to allow for 
shelter housing or residential care homes.  There are churches that own properties, but Hert is 
unaware of any religious organization that owns affordable housing. 
Senior Planner Hert noted this House Bill will allow any religious entity to site affordable 
housing.  HB 2008 does not directly detail density, etc. 
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HB 2583 – Occupancy Limitations 
Chair Cornett asked if HB 2583 states a local government cannot set a maximum standard for the 
number of people living in a dwelling.  Senior Planner Hert clarified this bill addresses multi-
generational families or people choosing to live communally due to affordability.  This bill does 
not prevent landlords or other private entities from setting occupancy limits for their own units. 
HB 3040 – SDC Study and Reporting Requirements 
Commissioner Easling asked if the Study would look at only the City’s SDCs, or would it 
include Parks and Recreation?  Senior Planner Hert assumed the Study would look at all System 
Development Charges collected at a local level with a building permit.  Senior Planner Hert will 
follow up on this question. 
SB 8 – Affordable Housing Land Use Requirements 
Senior Planner Hert will return to the Planning Commission with further details.  Director 
Cannon noted SB 8 is more complex than this brief description. 
SB 458 – Middle Housing Land Division 
Senior Planner Hert noted this may lead to extensive Code revisions.  Additional details will be 
provided. 

ADJOURNMENT 
Chair Cornett adjourned the meeting at 7:22 p.m. 
___________________________________________________________________________ 
Submitted by/ 
Paula Webb, Secretary 
Community Development Department 

SIGNED: ____________________________________ 
Cody Cornett, Chair 

ATTEST: ____________________________________ 
Paula Webb, Secretary 
Community Development Department 
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CUP 200-21 – Tony Cheng 

STAFF REPORT 
CUP 200-21 
Tony Cheng 

Applicant:  Tony Cheng 

Procedure Type: Quasi-Judicial 

Hearing Date:  January 20, 2022 

Land Owner: Columbia Gorge Enterprises, LLC 

Assessor’s Map: Township 2 North, 13 East, Section 33 BB 

Tax Lot: 1500 

Address: 2610 W. Second Street 

Zoning District: “CLI” Commercial Light Industrial 

Comprehensive  Plan 
Designation: 

“CLI” Commercial Light Industrial  

Prepared By: Kaitlyn Cook, Assistant Planner 

REQUEST:  The applicant is requesting approval to construct and operate a 10,400 sq. ft. 
indoor recreational marijuana farm, located at 2610 W. Second Street.  This site was formally a 
retail business known as Red’s Trading Post. 

BACKGROUND INFORMATION:  Tony Cheng is applying to change the use of a former 
retail business and storage building to a recreational marijuana grow and processing site. The 
Land Use and Development Ordinance requires marijuana production, processing and 
wholesaling applications be reviewed as a Conditional Use Permit.  
The applicant has submitted site plans illustrating the current building, building elevations 
including architectural features, floor plan, and landscaping plan. This development will occur 
entirely inside the existing building. The applicant is not increasing the footprint of the existing 
building. The site plan includes details about the parking and proposed landscaping. The subject 
property abuts an unimproved street that does not have a curb, gutter, or sidewalk installed. The 
site improvements will be discussed in the subsequent findings. 

CITY of THE DALLES 
313 COURT STREET 

THE DALLES, OREGON 97058

(541) 296-5481 ext. 1125
COMMUNITY DEVELOPMENT DEPARTMENT
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NOTIFICATION:  Property owners within 300 feet, City Departments and Franchise Utilities. 

COMMENTS RECEIVED:  One comment was received during the 14-day comment period.  
Staff has provided a brief description of the comment below:  

• January 11, 2022: Norm Brock, 2630 W. 6th Street. This individual had no objection to
the subject application. They were questioning why the subject facility required a
Conditional Use permit with the City of The Dalles. They also wanted clarification from
the Application that no retail operation would be approved as they are within 300 feet
from another marijuana retailer.

RESPONSE #1: Staff provided this individual with The Dalles Municipal Code Section 
10.5.070.030 Conditional Uses which outlines the proposed use as conditional. The applicant has 
indicated that this proposal is an indoor marijuana farm, retail was not included as part of this 
application. A retail marijuana facility would not be permitted as it is not included in the subject 
application and within 1,000 feet of other marijuana dispensary facilities.   

RECOMMENDATION:  Approval, with conditions, based upon the following findings-of-fact. 

REVIEW CRITERIA: 

A. CITY OF THE DALLES MUNICIPAL CODE, TITLE 10 LAND USE AND
DEVELOPMENT

Section 10.3.010.040 Applications
Subsection B. Completeness

FINDING A-1:  The subject application was deemed complete on December 6, 
2021.  Criteria met. 

Section 10.3.020.050 Quasi-Judicial Actions 
Subsection A. Decision Types, (1) Site Plan Review (3) Conditional Use Permits 

FINDING A-2:  This application is for a Conditional Use Permit per Section 
10.5.070.030 H. The decision criteria listed in this ordinance section is addressed 
in the body of the staff report. The hearing is a quasi-judicial hearing.  Criteria 
met. 

Subsection 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. 

FINDING A-3:  The staff report will detail criteria and standards relevant to a 
decision, all facts will be stated and explanations given. This will be detailed 
through a series of findings directly related to relevant sections and subsections of 
the ordinance as they relate to this request.  Criterion met. 
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Subsection C. 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. 

FINDING A-4:  The public hearing is scheduled for January 20, 2022, which is 
within 45 days from the date the application was deemed complete (December 6, 
2021).  Criterion met. 

Subsection D. Notice of Hearing. At least 10 days before a scheduled quasi-judicial public 
hearing, notice of the hearing shall be mailed to the applicant and owners of property within 
300 feet of the subject property.  

FINDING A-5:  Subject mailings to property owners within 300 feet and notice 
to affected department and agencies were made on January 7, 2022.  Criterion 
met. 

Section 10.3.050.030 Review Procedures  
Subsection A. Applications. In addition to the requirements of Article 3.010: Application 
Procedures, conditional use permit applications shall be accompanied by at least 15 copies 
of a concept site plan, and, when required, 2 copies of the detailed landscape and 
construction/design plans, per the provisions of Article 3.030: Site Plan Review 

FINDING A-6:  Digital copies of all required plans have been submitted. Staff 
determined no paper copies are required at this point.  Criterion met.  

Section 10.3.050.040 Review Criteria 
Subsection A. Permitted Conditional Uses. The proposed use is conditionally permitted in the 
zone district where it is proposed to be located.  

FINDING A-7:  The proposed use is permitted conditionally in the Commercial 
Light-Industrial zoning district.  Criterion can be met with conditions of 
approval. 

Subsection B. Standards. The proposed use conforms to all applicable standards of the zone 
district where the use is proposed to be located. The proposed use will also be consistent 
with the purposes of this Title, and any other statutes, ordinances, or policies that may be 
applicable. 

FINDING A-8:  Section 10.5.070.040 sets development standards for the 
Commercial Light Industrial zoning district. The applicant’s plans show that all 
development standards will be met except landscaping standards and parking 
plan.  Criterion will be addressed as a condition of approval.  

Subsection C. Impact. The proposed structure(s) and use(s) shall be designed and operated 
in such a way as to meet the standards of this Article. Impacts caused by the construction of 
the conditional use shall not be considered regarding a decision on the validation of the 
application. 

1. Noise impacts across the property line shall not exceed 60 decibels. Noise related to
traffic impacts shall not be included in this determination. Nothing in this Article shall
modify other noise ordinance standards as adopted by the City.
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FINDING A-9:  The proposed use will be inside the existing building.  The 
applicant will be advised of the allowable noise levels.  Criterion can be 
addressed as a condition of approval.  

2. Lighting impacts across the property line shall not exceed 0.5 foot-candles (a foot-
candle is the amount of light falling upon a 1-square-foot surface which is 1 foot away
from a 1-candlepower light source.)

FINDING A-10:  The applicant has illustrated the location of the proposed 
lighting on the site plan. The applicant will be advised of the allowable foot-
candle levels.  Criterion can be addressed as a condition of approval. 

3. Dust and other particulate matter shall be confined to the subject property.
FINDING A-11:  The applicant will be required to confine dust and particulate 
matter to the subject property. All areas of maneuvering for vehicles and parking 
are currently paved with hard surface which will help ensure this criterion is met.  
Criterion can be addressed as a condition of approval.  

4. The following odors shall be completely confined to subject property:
a. Industrial and/or chemical grade chemicals, solvents, paints, cleaners, and
similar substances;
b. Fuels; and
c. Fertilizers, manure, or other animal waste products, other than for landscape
installation and maintenance.

FINDING A-12:  The proposed use will utilize some of the listed items that 
cause odors. However, with the additional filtration and fan use as required in 
Section 10.5.070.030 H., for marijuana production, processing and storage, the 
odors from the subject facility will be confined to the subject property. Trash 
receptacles should be sized to fully accommodate the needs of the business. The 
supplied site plan demonstrates appropriate screening of trash receptacles from 
the public right-of-way and adjacent neighbors, this shall be maintained as a 
condition of approval. No outdoor storage of materials or supplies including 
marijuana byproducts related to this proposed use is requested and will not be 
allowed. The loading and unloading of marijuana products shall not occur 
outdoors. An indoor loading area shall be demonstrated on the site plan.  
Criterion will be addressed as a condition of approval.  

5. Vibrations shall not be felt across the property line.
FINDING A-13:  Staff does not foresee this facility to cause vibration. The 
criterion can be addressed as a condition of approval.  

6. The transportation system is capable, or can be made capable, of supporting the
additional transportation impacts generated by the use. Evaluation factors shall include,
but are limited to:

a. Street designation and capacities;
b. On-street parking impacts;
c. Bicycle safety and connectivity;
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d. Pedestrian safety and connectivity; and
FINDING A-14:  The subject business will be accessed from two drive
approaches from West Second Street. The Dalles Transportation System Plan
classifies this section of West Second Street as a Minor Collector. The street
capacity is capable of supporting the transportation impacts generated by this use
change. Staff has determined the proposed use will generate low traffic volume as
it will be closed to the public with three (3) employees at this subject location.

The applicant has illustrated proposed parking location on the site plan. Staff
determined this use is most similar to the Manufacturing, processing, packing,
assembly and fabrication parking requirement. The minimum parking
requirement for this use is 0.75 parking spaces provided per employee on the
largest shift (3) and a maximum of 2.5 parking spaces per 1,000 sq. ft. floor area.
The applicant has demonstrated 10 parking spaces on their site plan, therefore
meeting this requirement. One of the proposed parking spaces will be required to
be van accessible.  Criterion will be addressed as a condition of approval.

The applicant has demonstrated there will be a bicycle parking area at the subject
location. With this development, 0.1 spaces are required per 1,000 sq. ft. of floor
area. The applicant will need to demonstrate a minimum of 1 bicycle parking
space. This criterion can be met as a condition of approval.

The applicant will be required to half street improvements that shall meet the
pedestrian safety and connectivity requirement. See FINDING A-33 for more
detail.  Criterion will be addressed as a condition of approval.

7. In areas designated as Historic Districts, proposed development and redevelopment
shall first require review and approval of the Historic Landmarks Commission in
accordance with the procedures of Chapter 11.12 - Historic Resources.

FINDING A-15:  The proposed use is not located in a historic district or 
structure. Criterion does not apply.  

Section 3.030.040 Review Criteria 
Subsection A.  City Ordinance Provisions. All the provisions from the applicable City 
ordinances have been met or will be met by the proposed development. 

FINDING A-16: All provisions are met by this proposal or will be met as a 
condition of approval. This will be detailed in the staff report through a series of 
findings. Criterion met.  

Subsection 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 adopted plans and engineering standards of 
the City of The Dalles; and (2) provide for future development of surrounding property. 

FINDING A-17:  Adequate capacity exists for facilities including water, sanitary 
sewer, storm sewer and streets. This site is currently served by city water and 
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sanitary sewer. Staff has determined half street improvements will be required 
with this subject development along West Second Street see FINDING A-33 for 
more information.  Criterion will be addressed as a condition of approval.  

Subsection C.  Arrangement of Site Elements. 
1. Promote pedestrian, bicycle, and vehicular safety and welfare. For housing
developments this standard is met through compliance with the applicable zone
standards and the requirements of this Article, as applicable.

FINDING A-18: Since this proposed development will be closed to the public, 
the applicant may elect to be exempt from the pedestrian pathway requirements 
per section 10.5.070.060 Exemption to Standards. Criterion will be addressed as 
a condition of approval.   

2. Preserve and maintain public amenities and significant natural features. For housing
developments this standard is met through compliance with the applicable zone
standards and the requirements of this Article, as applicable.

FINDING A-19:  There are no known significant natural features that exist on 
this property.  Criterion does not apply.  

3. Avoid traffic congestion. For housing developments this standard is met through
compliance with subsection B, above.

FINDING A-20:  The application is proposing adequate parking for the subject 
use. The anticipated traffic is minimal considering the deliveries and employees.  
Criterion met.  

4. Minimize potential adverse impacts on surrounding properties.
FINDING A-21:  Nuisance conditions that may develop are addressed on a 
complaint basis; this includes noise, dust, vibration, and odor.  Criterion will be 
addressed as a condition of approval.  

Subsection F.  Lighting. Proposed lighting shall not directly illuminate adjoining properties. 
FINDING A-22:  See finding #10. 

Subsection G.  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 A-23:  The detailed construction/design plans for all improvements 
located within the proposed development site shall be approved by the City 
Engineer prior to construction. Engineered plans will be required for the half 
street improvements in the public right-of-way.  Criterion will be addressed as a 
condition of approval.  

Subsection H.  Waiver of Remonstrance. Where applicable, the applicant shall agree to 
waive any future rights to remonstrate against future public improvements, per the provision 
of Article 6.110: Waiver of Right to Remonstrate. 
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FINDING A-24:  Applicant is required to improve this site with this subject 
development. No waiver of remonstrance is required.  Criterion not applicable. 

Section 5.070.030 Conditional Uses 
Subsection B.  The production, processing, storage, and wholesaling of recreational 
marijuana, subject to the following additional provisions: 

1. Activity shall occur only in a completely enclosed building. Greenhouses are not
allowed.
2. A building used for marijuana production, processing, storage, or wholesaling shall
be equipped with a carbon filtration system for odor control.

a. The system shall consist of one or more fans and filters.
b. At a minimum, the fan(s) shall be sized for cubic feet per minute (CFM)
equivalent to the square footage of the building floor space (i.e., one CFM per square
feet of building floor space).
c. The filter(s) shall be rated for the required CFM.
d. The filtration system shall be maintained in working order and shall be in use.
e. An alternative odor control system is permitted if the applicant submits a report
by a mechanical engineer licensed in the State of Oregon demonstrating that the
alternative system will control odor as well or better than the carbon filtration system
otherwise required.

3. The marijuana production, processing, storage, or wholesaling business’s state
licensing or authority must be in good standing with the Oregon Health Authority or the
Oregon Liquor Control Commission, and the business must comply with all applicable
rules and regulations administered by the respective state agency, including, without
limitation, those rules that relate to labeling, packaging, testing, security, waste
management, food handling, and training.
4. The recreational marijuana production, processing, storage, or wholesaling business
must be located more than 500 feet from a public elementary or secondary school for
which attendance is compulsory under ORS 339.020, or a private or parochial
elementary or secondary school, teaching children as described in ORS 339.030(1)(a).

FINDING A-25:  As indicated on the application submitted by the applicant, the 
proposed use is for marijuana production, processing and wholesaling. The 
building will be used as a grow facility; fans and a filtration system will be 
installed to meet City regulations. The location of the site is over 500 feet from 
any school facility.  Criterion can be met for the filtration and licensing and 
will be addressed as a condition of approval.  

Section 5.070.040 Development Standards 
The following table specifies Commercial Light Industrial development standards applicable 
to this application.  

Commercial/ 
Light Industrial 

Standard Proposal Meets 
requirements 

Lot size 10,000 sq. ft. minimum Existing lot Yes, existing 
lot 
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Commercial/ 
Light Industrial 

Standard Proposal Meets 
requirements 

Setbacks Front and Side Yard: None, except 10 feet 

Rear Yard: 5 ft. min. 

Existing structures 
meet the minimum 
setback 
requirements 

Yes 

Building Height 55 ft. max Existing building 
is 20’-2” 

Yes 

Building 
Orientation 

New buildings shall be oriented primarily 
toward a street or designated access way. 
Building orientation shall include an 
entrance. 

Existing building Yes 

Pedestrian 
Access 

All building entrances shall provide for a 
clear pedestrian connection to the 
street/sidewalk in accordance with Section 
10.5.070.050(B): Pedestrian Walkways. 

Detailed below. Detailed in 
FINDING A-
14 

Off-Street 
Parking 

Manufacturing, processing, packing, 
assembly, and fabrication:  0.75 
spaces/each employee on largest shift 

Bicycle Parking:  
0.1 spaces/1,000 sq. ft. floor area 

10 parking stalls. Detailed in 
FINDING 
A-14 

Landscaping Detailed below Detailed below Detailed below 

FINDING: A-26:  This proposal can meet the development standards with 
conditions of approval. 

Section 6.010 Landscaping Standards 
Subsection B.  Landscaping Plans. Where landscaping is required by this Title, detailed 
landscape plans may be submitted with the development application. If not submitted for 
approval with the application, approval of detailed landscape plans shall always be a 
condition of the concept plan approval of the site plan review process. Requirements for 
detailed landscape plans are listed in Section 10.3.030.030(B): Detailed Landscape Plans. 
Building permits shall not be issued until the approving authority has determined the 
landscape plans comply with both the purpose and specific requirements of this Article.  

FINDING A-27: The Commercial Light-Industrial zone requires equal 15% of 
the first floor area of all structures minimum to be landscaped. The total first floor 
area of the existing buildings is 8,000 sq. ft. Therefore, the minimum general 
landscaping requirement is 1,200 sq. ft. of landscaping. The applicant has 
submitted a landscaping plan for the site, however, the bare soil shall be 
maintained and not be added to the total landscaped area.  This proposal can 
meet the development standards with conditions of approval. 

Section 5.070.050 Design Standards 
Subsection 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. 

PC Agenda Packet 
January 20, 2022 | Page 42 of 66



CUP 200-21 – Tony Cheng 

1. Horizontal. At least 3 architectural design features shall be incorporated along
the horizontal face (side to side) of the structure.
2. Vertical. At least 2 architectural design features shall be incorporated along the
vertical face (top to bottom) of the structure.

FINDING A-28:  The applicant has submitted elevations of the existing building. 
These elevations indicate design features such as windows, projections, and 
entries that preclude large expanses of uninterrupted building surfaces.  Criterion 
met. 

Section 7.030.020 Location, Surfacing, Striping and Curb Cuts 
Subsection 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. 
Subsection B. Surfacing. On site areas used for the parking and maneuvering of vehicles 
shall be surfaced with material approved by the City Engineer. 
Subsection C. Striping. All parking spaces shall be striped. 
Subsection 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 A-29:  There is no required front yard area in the Commercial Light 
Industrial zone therefore, the parking location shown on the site plan is not 
located within any required setback areas. Surfacing materials for the parking and 
maneuvering areas are paved and the subject parking spaces shall be striped as 
demonstrated on the site plan. All hard surfaced areas shall meet the City 
Engineer’s approval. The subject drive approaches and curb cuts to be installed 
with development shall meet the design requirements specified above. See 
FINDING A-33 for additional detail.  Criterion will be addressed as a 
condition of approval.  

Section 7.030.040 Landscaping Requirements 
Subsection 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.
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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:

FINDING A-30:  The proposed development demonstrates 10 parking stalls on 
the site plan. The Applicant has demonstrated a 5 foot-wide screen buffer between 
the public right-of-way and the parking and vehicle maneuvering area. The 
applicant has noted that this boundary screening area will be a planting strip 
featuring annual plants and mulch. There are no trees demonstrated in the planter 
strip. The applicant has provided details on the improvements to the existing 
parking area which will bring the parking up to current standards. The revisions 
include one tree to be provided in the parking lot landscaping and one van 
accessible parking space. These criterions will be added as a condition of 
approval. 

Section 7.030.110 Refuse Collection 
Where refuse collection is provided in, or adjacent to a parking area the following shall be 
required.  
Subsection A.  Screening. Refuse storage facilities shall be screened by a solid wall, fence, 
evergreen hedge, or a combination of these methods. Screening shall be designed to screen 
the refuse storage area from streets, access ways, and adjacent properties. 
Subsection B.  Placement. All refuse collection containers shall be placed on concrete pads. 
Pads shall have a positive surface drainage. 

FINDING A-31:  The proposed refuse collection area is shown on the site plan. 
The proposed refuse location is screened therefore meeting the requirements 
above. As mentioned above, no cannabis byproducts should be stored outdoors. 
Criterion will be addressed as a condition of approval. 

Subsection 6.050.030 General Requirements All development shall be arranged on site so 
as to provide safe and convenient access for emergency vehicles. 

FINDING A-32:  The Fire Marshal will review the final engineered plans to 
ensure the new drive approaches will meet the necessary standards for emergency 
vehicles. Criterion will be addressed as a condition of approval. 

Section 10.10.040 Pedestrian Requirements  
Subsection A. Sidewalks. Sidewalks shall typically be required along both sides of all 
arterial, collector, and local streets as follows. The approving authority may reduce the 
sidewalk requirement to one side of the street where significant topographic barriers exist 
(such as west Scenic Drive), or in other nonresidential areas where the developer can 
demonstrate that sidewalks are not necessary on both sides of the street. 
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2. Collectors. Sidewalks along collector streets shall be a minimum of 5 feet wide and
may be required to be separated from curbs by a planting area a minimum of 5 feet wide
between the sidewalk and curb.

FINDING A-33: This subject development abuts W. 2nd Street. Per The Dalles 
Transportation System Plan, this street is classified as a minor collector. 
Currently, this street does not have curb, gutter, or sidewalk installed. Staff has 
determined that this development will be required to install half street 
improvements which include city standard drive approaches, curb, gutter, and 
sidewalk to be installed. Staff determined that half street improvements would be 
required to be installed rather than full street improvements since this 
development is within a nonresidential area. Engineered plans illustrating the 
subject half-street improvements consistent with The Dalles Municipal Code will 
be required to be approved by the City Engineer. Criterion shall be addressed as 
a condition of approval.  

B. CONCLUSION
The above findings demonstrate compliance with the Land Use and Development Ordinance
98-1222. Recommended conditions are added at the end of this document to provide
compliance with City Ordinances.

CONDITIONS OF APPROVAL 

Conditions Requiring Resolution Prior to Building Permit Approval 
1. The Applicant shall submit for the review and approval of City Staff:

a. Professionally engineered plans for the half street improvements including the
sidewalk, curb, gutter, and drive approach installation. All onsite and offsite
improvements must be installed by the applicant in accordance with Land Use
Development Ordinance and the APWA standards, specifications, and drawings, as
amended and adopted by the City, and approved by the City Engineer, or otherwise
guaranteed to be completed by the applicant to the satisfaction of the City. New
drive approaches shall be constructed to ensure safe and convenient access for
emergency vehicles. The Fire Marshal shall review the final engineered plans to
ensure this criterion is met.

b. A plan for the building addition. All dimensions and specifications shall be
consistent with the preliminary plans included in this staff report.

c. A site plan, drawn to scale, showing the entire site layout and showing the required
parking spaces, including a one van-accessible space. One bicycle parking space
shall be shown on this site plan.

d. A detailed landscaping plan of the site and parking lot will be required to be
submitted to the Community Development Department prior to final sign off on
improvements. The landscaping plan shall not include the bare soil added to the total
landscaped area. The landscaping area shall include a 5 foot buffer and tree as
outlined in the findings above. All proposed tree species must be selected from the
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recommended tree list approved by the Director. Details of the irrigation system, 
with a backflow prevention device, shall be provided. 

e. Building construction plans demonstrating compliance with the City’s air circulation
filtration/odor control standards for marijuana processing facilities, including fans
and air filters.  The plans must show the proposed location and specifications for all
proposed filtration units and fans, demonstrating compliance with The Dalles
Municipal Code Section 10.5.070.030.B.2.

f. A lighting plan demonstrating compliance with lighting maximum illumination
levels at the property line of an average of 0.3 for non-cut-off light and 1.0 for cut-
off lights and shall not produce glare in any public right-of-way, neighboring
properties, or otherwise constitute a nuisance per Section 10.7.030.120 Outdoor
Lighting.

g. All parking and maneuvering areas will be required to be hard surface and marked
per the City’s standards.

h. All parking spaces shall be striped.
i. All circulation arrows shall be painted on the parking lot to facilitate the movement

of vehicles and pedestrians in a safe and efficient manner.
j. The building used for marijuana production, processing, storage, or wholesaling

shall be equipped with a carbon filtration system for odor control

Conditions Required Prior to Construction 

1. The marijuana production, processing, storage, or wholesaling business’s state licensing
must be in good standing with the Oregon Health Authority or the Oregon Liquor Control
Commission, and the business must comply with all applicable rules and regulations
administered by the respective state agencies, including without limitation, those rules that
relate to labeling, packaging, testing, security, waste management, food handling, training,
air quality, and storm water standards.

2. The Applicant must schedule a pre-construction meeting with the City’s Public Works
Department for all work conducted within the City’s right-of-way or utility work.

Ongoing Conditions 

1. All development must adhere to the approved site plan for this development.
2. The marijuana production, processing, storage, or wholesaling business’s state licensing

must be in good standing with the Oregon Health Authority or the Oregon Liquor Control
Commission, and the business must comply with all applicable rules and regulations
administered by the respective state agencies, including without limitation, those rules that
relate to labeling, packaging, testing, security, waste management, food handling and
training, air quality, and storm water standards.

3. All landscaping must be maintained and irrigated to ensure survival of plant materials.
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4. 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. If activites are deemed to exceed
the local and federal standards the subject application may be revoked per Section
10.3.030.100 Revocation.

5. Lighting levels 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 and shall not
produce glare in any public right-of-way, neighboring properties, or otherwise constitute
a nuisance per Section 10.7.030.120 Outdoor Lighting.

6. The refuse collection site shall remain screened from public right-of-way or neighboring
properties. Trash receptacles should be sized to fully accommodate the needs of the
business.

7. No retail use shall be permitted with this development.
8. No outdoor storage of materials or supplies related to this proposed use is requested and will

not be allowed including marijuana byproducts including marijuana being loaded and
unloaded at the subject facility.

9. Marijuana production, processing and wholesaling shall occur only in a completely enclosed
building.

10. The following application may be revoked if the applicant fails to meet the conditions of
approval outlined in the Staff Report. If the applicant fails to the project according to the
approved plans, or if the applicant gave misleading information per Section 10.3.030.100
Revocation.
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From: Wing Ma
To: Kaitlyn Cook
Subject: Re: Additional Questions Regarding
Date: Wednesday, January 12, 2022 8:39:05 PM
Attachments: image001.png

Kaitlyn,

Loading and Unloading:

Where will the subject loading and unloading area occur on site?

Loading and unloading area will be near the stairs on the SE exterior wall. (see attachment)

My director has pointed out that no outdoor storage of marijuana or it’s byproducts are
allowed to be stored outside ...

There will be no outdoor storage for marijuana and it's byproduct.

Will the loading and unloading occur indoors?

Yes, loading and unloading will be done indoor.
We changed the double door to a 8 foot wide overhead door for vehicle to back in for loading
and unloading.
In addition, we reduced the size of the room V1 to create more room for the loading and
unloading area.

We will send you the new plan.

Building Elevations:

The below building elevation shows a series of boxes. Are these garages? Would this be
used for loading and unloading purposes?

The inside of the boxes are wall covered with drywall. No opening will be made since they are
part of the sealed room for growing plants. All loading and unloading will be done through the
specified area.

Bare Soil:

There is a large portion of the site plan that showcases bare soil. Is this area going to be used
for loading and unloading?

Loading and unloading area will be near the stairs on the SE exterior wall. (see attachment)

There will be no outdoor storage for marijuana and it's byproduct.

Yes, loading and unloading will be done indoor., g g
We changed the double door to a 8 foot wide overhead door for vehicle to back in for loadingg
and unloading.g
In addition, we reduced the size of the room V1 to create more room for the loading and,
unloading area.

We will send you the new plan.

The inside of the boxes are wall covered with drywall. No opening will be made since they arey p g y
part of the sealed room for growing plants. All loading and unloading will be done through thep
specified area.
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No, the bare soil area will not use for loading and unloading activity.

I see on your site plan that there are gates in the 6 foot chain link fence?

Yes, there are two gates.

All vehicle maneuvering areas need to be hard surfaced, therefore no vehicular
maneuvering, parking, or storage would be permitted on the bare soil demonstrated on your
site plan. Are the subject gates on your property for vehicles or pedestrians?

The gates are there from the perious owner, we have no intention to use the bare soil area for
neither vehicle nor pedestrian.

Our business will not open for public, and the property has enough parking space in the front
of the building for our employees.

We enclosed three more pictures showing how we will pack our products inside the property.

Tony

Best,

Kaitlyn Cook (she/her),

Assistant Planner

City of The Dalles Community Development Department

313 Court Street

The Dalles, OR  97058

(541) 296-5481 ext.  1132

kcook@ci.the-dalles.or.us

No, the bare soil area will not use for loading and unloading activity.

Yes, there are two gates.

The gates are there from the perious owner, we have no intention to use the bare soil area forg p
neither vehicle nor pedestrian.

Our business will not open for public, and the property has enough parking space in the frontp p
of the building for our employees.

We enclosed three more pictures showing how we will pack our products inside the property.
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Planning Commission Resolution 599-22 
Tony Cheng | Page 1 of 2 

RESOLUTION NO. PC 599-22 

Approval of Conditional Use Permit Application 200-21, Tony Cheng, to construct and operate 
a 10,400 SF indoor recreational marijuana farm.  Property is located at 2610 W. Second Street 
and is further described as 2N 13E 33 BB tax lot 1500. Property is zoned “CLI” –
Commercial/Light Industrial. 

I. RECITALS:
A. The Planning Commission of the City of The Dalles has on January 20, 2022,

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 Conditional Use Permit 200-21 and the minutes of the January 20,
2022 Planning Commission meeting, upon approval, provide 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: 
In all respects as set forth in Recitals, Part “I” of this resolution, Conditional Use Permit 200-21 
is hereby approved with the following conditions of approval: 

A. Conditions Requiring Resolution Prior to Building Permit Approval
1. The Applicant shall submit for the review and approval of City Staff:

a. Professionally engineered plans for the half street improvements including the
sidewalk, curb, gutter, and drive approach installation. All onsite and offsite
improvements must be installed by the applicant in accordance with Land Use
Development Ordinance and the APWA standards, specifications, and drawings, as
amended and adopted by the City, and approved by the City Engineer, or otherwise
guaranteed to be completed by the applicant to the satisfaction of the City. New
drive approaches shall be constructed to ensure safe and convenient access for
emergency vehicles. The Fire Marshal shall review the final engineered plans to
ensure this criterion is met.

b. A plan for the building addition. All dimensions and specifications shall be
consistent with the preliminary plans included in this staff report.

CITY of THE DALLES 
313 COURT STREET 

THE DALLES, OREGON 97058

(541) 296-5481 ext. 1125
PLANNING DEPARTMENT
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c. A site plan, drawn to scale, showing the entire site layout and showing the required
parking spaces, including a one van-accessible space. In addition, one bicycle
parking space shall be shown on this site plan.

d. A detailed landscaping plan of the site and parking lot will be required to be
submitted to the Community Development Department prior to final sign off of
improvements. Bare soil should not be counted as landscaped area. The landscaping
area shall include a 5 foot buffer and tree as outlined in the findings above. All
proposed tree species must be selected from the recommended tree list approved by
the Director. Details of the irrigation system, with a backflow prevention device,
shall be provided.

e. Building construction plans demonstrating compliance with the City’s air circulation
filtration/odor control standards for marijuana processing facilities, including fans
and air filters.  The plans must show the proposed location and specifications for all
proposed filtration units and fans, demonstrating compliance with The Dalles
Municipal Code Section 10.5.070.030.B.2.

f. A lighting plan demonstrating compliance with lighting maximum illumination
levels at the property line of an average of 0.3 for non-cut-off light and 1.0 for cut-
off lights and shall not produce glare in any public right-of-way or neighboring
properties, or otherwise constitute a nuisance per Section 10.7.030.120 Outdoor
Lighting.

g. All parking and maneuvering areas will be required to be hard surface and marked
per the City’s standards.

h. All parking spaces shall be striped.
i. All circulation arrows shall be painted on the parking lot to facilitate the movement

of vehicles and pedestrians in a safe and efficient manner.
j. The building used for marijuana production, processing, storage, or wholesaling

shall be equipped with a carbon filtration system for odor control

B. Conditions Required Prior to Construction
1. The marijuana production, processing, storage, or wholesaling business’s state licensing

must be in good standing with the Oregon Health Authority or the Oregon Liquor
Control Commission, and the business must comply with all applicable rules and
regulations administered by the respective state agencies, including without limitation,
those rules that relate to labeling, packaging, testing, security, waste management, food
handling, training, air quality, and storm water standards.

2. The Applicant must schedule a pre-construction meeting with the City’s Public Works
Department for all work conducted within the City’s right-of-way or utility work.

C. Ongoing Conditions
1. All development must adhere to the approved site plan for this development.
2. The marijuana production, processing, storage, or wholesaling business’s state licensing

must be in good standing with the Oregon Health Authority or the Oregon Liquor
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Control Commission, and the business must comply with all applicable rules and 
regulations administered by the respective state agencies, including without limitation, 
those rules that relate to labeling, packaging, testing, security, waste management, food 
handling and training, air quality, and storm water standards. 

3. All landscaping must be maintained and irrigated to ensure survival of plant materials.
4. 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. If activities are
deemed to exceed the local and federal standards the subject application may be revoked
per Section 10.3.030.100 Revocation.

5. Lighting levels 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 and shall
not produce glare in any public right-of-way, or otherwise constitute a nuisance on an
adjacent property per Section 10.7.030.120 Outdoor Lighting.

6. The refuse collection site shall remain screened from public right-of-way or neighboring
properties. Trash receptacles should be sized to fully accommodate the needs of the
business.

7. No retail use shall be permitted with this development.
8. No outdoor storage of materials or supplies related to this proposed use is requested and

will not be allowed including marijuana byproducts including marijuana being loaded
and unloaded at the subject facility.

9. Marijuana production, processing and wholesaling shall occur only in a completely
enclosed building.

10. The following application may be revoked if the applicant fails to meet the conditions of
approval outlined in the Staff Report. If the applicant fails to the project according to the
approved plans, or if the applicant gave misleading information per Section
10.3.030.100 Revocation.

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 Section 3.020.080 of the Land
Use and Development Ordinance, 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 ordinance.  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.
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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 20TH DAY OF JANUARY, 2022. 

Cody Cornett, Chair 
Planning Commission 

I, Alice Cannon, 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 20th day of January, 2022. 

AYES: 

NAYS:  

ABSENT:  

ABSTAIN:  

ATTEST:  
Alice Cannon 
Community Development Director 
City of The Dalles 
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