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MINUTES 

PLANNING COMMISSION MEETING 
November 3, 2022 

5:30 p.m. 

City Hall Council Chambers 
313 Court Street, The Dalles, Oregon 97058 

Via Zoom / Livestream via City Website 

PRESIDING: Cody Cornett, Chair 

COMMISSIONERS PRESENT: Karly Aparicio, John Grant, Maria Pena, Mark Poppoff, 
Nik Portela 

COMMISSIONERS ABSENT: Philip Mascher 

STAFF PRESENT: Director Joshua Chandler, Associate Planner Kaitlyn Cook, 
City Attorney Jonathan Kara, and Secretary Paula Webb 

CALL TO ORDER 

The meeting was called to order by Chair Cornett at 5:31 p.m. 

PLEDGE OF ALLEGIANCE 

Chair Cornett led the Pledge of Allegiance. 

APPROVAL OF AGENDA 

It was moved by Aparicio and seconded by Portela to approve the agenda as submitted. The 
motion carried 6/0; Aparicio, Cornett, Grant, Pena, Poppoff and Portela voting in favor, none 
opposed, Mascher absent. 

APPROVAL OF MINUTES 

It was moved by Pena and seconded by Poppo ff to approve the minutes of October 6, 2022 as 
submitted. The motion carried 6/0; Aparicio, Cornett, Grant, Pena, Poppoff and Portela voting in 
favor, none opposed, Mascher absent. 

PUBLIC COMMENT 

None. 
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QUASI-JUDICIAL PUBLIC HEARINGS 

Chair Cornett read the rules of a public hearing. He then asked if any Commissioner had ex 
parte contact, bias, or a conflict of interest which would prevent an impartial decision. Hearing 
none, Chair Cornett opened the public hearing at 5 :3 9 p.m. 

CUP 201-21, BTR, LLC, 905 Heritage Way 

Request: Applicant is requesting approval to site and construct a 24-unit Recreational Vehicle 
Park. 

Director Chandler noted two key differences in the proposals before the Commission. Both are 
Conditional Use applications for Recreational Vehicle (RV) parks. However, the level of review 
differs widely. The first is a comprehensive review; the second is a conceptual review. 

Director Chandler provided the staff report and presentation, Exhibit 1. 

In response to Commission questions, Director Chandler replied: 

• A sidewalk is required on a portion of W. Eighth Street to meet existing sidewalks on 
Heritage Way and Heritage Loop. 

• A landscaping screen must reach 5' within two years of installation. In additional to 
landscaping screening, a fence must also be installed. 

• There will be parking for one vehicle per space. No guest parking is proposed. RV 
parking standards are not the same as parking standards for multi-family use. 

• Extraneous items must be located within the storage units; nothing may be store around 
the RVs. There are 24 spaces and 16 storage units proposed. 

• All units will have full utility hookups. In addition, a bathroom facility will be provided. 

• Staff reviewed the Traffic Impact Analysis; no mitigation is required. No additional 
entrance or exit is required. 

Chris Rogers, BTR, LLC. 4328 Lords Lane, Lake Oswego, Oregon 97035 

Mr. Rogers stated the following: 

• The intent is long-term stays. If possible, an allowed stay of greater than one year is 
preferred. 

• Lighting will be similar to that used in campgrounds. 

• One parking space per RV is allocated; however, the depth of the space allows room for 
two vehicles parked end to end. 

• Storage units will be rented on a first-come, first-served basis. No external storage is 
permitted. 

• Each site will have a light with complete power, water and sewer hookup. There will be 
no need for a generator. 

• A manager will live on site with contact information posted. Check in and check out will 
be held during daytime hours. 
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• Upon entrance to the park, a list of rules and regulations will be provided. Renters out of 
compliance will be given notice to correct issues. Renters with repeated infractions will 
be held to the lease agreement, and ultimately may be asked to leave. 

• The RV sites are 60' deep with additional space for vehicle parking. 

• To ensure a "high end" park, rents will be substantially higher and more services will be 
provided. Applicants will be screened. 

• Typically a deposit and first month rent will be required, in addition to the lease. 

• In cases of non-payment, the applicant will follow the State's specific rules for non­
payment of rent. 

• Added expense will provide good fencing, screening, gated entry and exit, services, and 
well-manicured landscaping in order to attract a higher end clientele. 

• When comparing manufactured home parks versus long-term RV parks, it has become 
more affordable to live in RV parks. In addition, the tenant has mobility. The park will 
provide affordable housing, not low-income housing. 

• The site is 1.68 acres. 

Proponents: None. 

Opponents: 

Dave Arnold, 962 Heritage Loop, The Dalles 

Mr. Arnold noted his written comments were submitted earlier in the afternoon, Exhibit 2. 

Tenants staying over one year may want more than one car. The applicant is not providing extra 
parking. Many cars are parking on the streets. If the tenants park on the street, who will enforce 
that? 

Residents on Heritage Loop and Heritage Way were not notified. 

The applicant spoke of a 24/7 operation and long-term leases. Why is the applicant looking at 
both? If it is 24/7, people will come in and out. Will tenants for a weekend be screened? 

This will not be good for a family neighborhood. It will not increase anyone's income in the 
City. The houses there will probably go down in value, generating lower property taxes. 

Seth Sakraida, 952 Heritage Loop, The Dalles 

Mr. Sakraida's comments were submitted November 3, 2022, Exhibit 3. 

Mr. Sakraida stated short stays will generate more traffic. This is a residential neighborhood; an 
RV park does not fit the demographic of the neighborhood. 

The property was built for one driveway, not two driveways. The second drive will go into the 
neighborhood next to a house. 

Many children play in the neighborhood. This park could be a problem. 

Property values will be affected by the RV park. Who will buy a house next to an RV park? 
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The City won't get any tax money from this, other than the property itself. If the property was 
divided into lots, the City would get tax money on each of the lots. 

Will there be an age restriction on the RV? 

Who will enforce the rules? 

Chair Cornett replied this works conceptually like an apartment complex. The complex has an 
on-site property manager responsible for collecting fees and ensuring tenants comply with the 
rules. The City's Code Enforcement Officer will also respond to complaints from neighbors. 

Travis Yates, 1213 Jefferson Street, The Dalles 

This is a family neighborhood that is not high density. The applicant is proposing 24 sites in 
right next to a neighborhood where families are living and raising children. This brings in a new 
dynamic. The residents did not purchase homes to end up next to a campground. 

Property values will go down. RV users are not invested in the neighborhood. They are not 
paying taxes. Are campgrounds allowed in the City? 

Director Chandler replied this is an RV park and a conditional use allowed in the City. 

Mr. Yates is opposed to this as a citizen and property owner in The Dalles. By allowing this in 
the neighborhood, you are telling the citizens of this area, "We don't care about your property 
value. We don't care about your safety. We don't care about the influx of traffic and possibility 
of crime, theft, vagrancy in the neighborhood." You are allowing the invasion of "out-of­
towners." 

Dave Arnold, 962 Heritage Loop, The Dalles 

Mr. Arnold stated mobile homes are more expensive because they are designed to be lived in 365 
days a year. He has yet to see an RV designed to be lived in for more than 3-6 months a year. 

Neither Proponent or Opponent: 

Scott McKeown. 1017 C Pomona Street, The Dalles 

Mr. McKeown stated he was not speaking in opposition. He added it seems many neighbors are 
concerned about short-term stays, and the applicant does not want that either. Would the 
applicant consider setting minimum stays? 

Chris Rogers. BTR. LLC. 4328 Lords Lane, Lake Oswego. Oregon 97035 

In response to comments, Mr. Rogers replied: 

• Short-term stays change management and taxation of individual sites. This request is for 
a 30-day minimum stay. 

• We are willing to increase the screening height to reduce potential "eyesore" vehicles. 

• Typically, visitors are retired couples or work force individuals. Most have only one 
vehicle. We are willing to include in the rules some method to reduce on-street parking 
by tenants. 

• An additional driveway was required for ingress and egress. 
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• This application is not for a campground - the park will require 30-day minimum stays. 

• Landscaping and maintenance will be hired out to third parties. 

Director Chandler noted all RV parks specifically require a second exit. 

Commissioner Poppoff stated he would like the addition of shade trees. Director Chandler 
replied the Planning Commission could require trees. 

Chair Cornett closed the public hearing at 6:49 p.m. 

Commissioner Portela suggested a Condition of Approval (COA) requiring shade for noise 
insulation and prevention of a heat island. Director Chandler noted there would be screening 
vegetation surrounding the development. 

Commissioner Aparicio asked if the minimum stay is automatically applied, or if a COA is 
required. 

Director Chandler replied the Code requires each stay to be 30 days to one year. A short-term 
stay of less than 30 days must be reflected on the plan and report nightly stays. Short-term stays, 
considered transient lodging, require a transient lodging tax. System Development Charges are 
calculated differently for short-term stays. 

Chair Cornett added a COA requiring stays over 30 days. No stay may exceed one year. 

Chair Cornett added a COA requiring all RVs to be less than 20 years old. 

Commissioner Grant noted many older RVs are completely renovated. This COA would exclude 
renovated RVs. The Commission consensus was to include the 20 year threshold. 

Chair Cornett added a COA for submittal of a revised Site Plan illustrating placement of 
additional shade trees. Director Chandler noted the Applicant will be required to provide a 
revised Site Plan reflecting included Conditions such as a drive approach and sidewalk. Slight 
modifications are typical after going through the review process. 

Chair Cornett added a COA requiring business hours for check-in and check-out from 9:00 a.m. 
to 5 :00 p.m. and quiet hours from 10:00 p.m. through 8:00 a.m. 

Commissioner Aparicio noted the second driveway exits directly into the neighborhood, and 
asked if the driveway could be located elsewhere. 

Director Chandler noted the Code requires driveways be separated by at least 75 feet. Chair 
Cornett suggested a mandated left turn from the second driveway. 

Commission consensus agreed to a COA requiring the exit on Heritage Loop is a mandatory left 
turn exit. 

It was moved by Poppoff and seconded by Portela to approve CUP 201-21 with additional 
Conditions of Approval. The motion carried 4/2; Cornett, Grant, Poppoff and Portela voting in 
favor, Aparicio and Pena opposed, Mascher absent. 
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CUP 208-22, Lonny Hutchison, 2510 W. Second Street 

Request: Applicant is requesting conceptual approval to improve and expand an existing 
Recreational Vehicle Park, per TDMC 10.3.050.030 (C). Upon approval of conceptual review, 
the Applicant will proceed with a Site Plan Review to site and construct the development. 

Chair Cornett asked if any Commissioner had ex parte contact, bias, or a conflict of interest 
which would prevent an impartial decision. Hearing none, Chair Cornett opened the public 
hearing at 7: 17 p.m. 

Associate Planner Cook provided the staff report and presentation, Exhibit 2. 

Commissioner Aparicio requested confirmation the Applicant was requesting stays over one 
year. Chair Cornett asked if the Commission was approving only stays over one year. Planner 
Cook replied they were correct. 

Commissioner Aparicio referred to the past discussion regarding impacts to the neighborhood. 
She encouraged the Commission to take into consideration all the conditions imposed on the last 
site, for this site as well. 

Chair Cornett noted the zoning for this site is different, and asked if zoning made a difference. 
Commissioner Aparicio replied yes and no. Not all of the same conditions are necessary, but 
check-in and check-out hours, among others, should be considered. 

Commissioner Pena agreed. If the Commission is trying to improve the community, the 
Commission should attempt to prevent a regression to the site's current condition. 

Associate Planner Cook noted the length of stay should be added as a Condition of Approval. 

Matt Williams, 21510 NE Blue Lake Road, Fairview, Oregon 97024 

Mr. Williams said his business partner, Lonny Hutchison, was present via Zoom. 

Mr. Williams stated manufactured housing communities, mobile home parks and RV parks are 
all different, not only in code but also in the way they are seen by state and federal entities. 
Manufactured housing communities contain homes built post-HUD, prior to HUD guidelines in 
June, 1976. Mobile homes are built prior to 1976 for permanent residence but not to HUD 
standards. RV parks are for structures with axles, a tongue, and mobility. 

The intent of the project is to remove two deteriorating buildings following the proper 
environmental process. In addition to the buildings, the site currently contains 21 units 
consisting of manufactured homes and RVs. The site is operating as long-term use. 

The Applicant is requesting approval from the City that the Applicant can provide a clean, 
healthy, safe environment from an affordable perspective by allowing a length of stay greater 
than one year. Spaces will rent from $600 to $700; current rents are approximately $550. 

Eight trees over 50 feet tall are on site. The plan is to keep as many trees as possible, dependent 
on advice from an arborist. 

The business plan is based on long-term stays, greater than one year. Park rules allow only 
vehicles newer than 10 years. 
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Some view RV parks as less desirable, consisting of dilapidated eyesores. A dilapidated RV 
park does not benefit the investor. Stays of greater than one year allow the requirement of 
skirting around the RV, contributing to a permanent fa<;ade and providing additional protection 
from adverse weather, dirt, debris, and storage under the RV. 

Two parking spaces are provided for each unit; seven guest parking spaces are included in the 
plan. Lighting and paving will be included. 

The property is in poor condition. One challenge will be redeveloping the property while 
retaining current residents. Approximately $650,000 will go toward excavation, paving, system 
development charges, drainage, landscaping, and permitting. 

In response to Commission questions, Mr. Williams replied: 

• Stays over one year provide security to tenants. Limiting stays to less than one year 
forces management to remove or relocate tenants. 

• RV parks fall under Oregon Landlord Tenant Law. Tenant law dictates any landlord/ 
tenant relationship beyond 30 days. 

• RVs that age beyond 10 years while under the lease agreement may remain in the park 
until they fail to maintain their property or violate the lease agreement. 

• The site is not in a neighborhood; it will not generate a hindrance to adjacent properties. 

• The intent is not to provide stays of less than 30 days. Minimum 30 day stays are 10% of 
the park; 90% of the park require a one-year lease minimum. 

• An on-site manager will live in the park. 

Lonny Hutchison, 400 NE Lucas Rd, Troutdale, Oregon 97060 

Mr. Hutchison stated the property has been in use for many years for long-term housing. This is 
a continuation of that use. If the intent was not to improve the part, no approval would be 
required. Approval is required to redevelop and improve the park. 

Proponents: 

Scott McKeown, 1017 C Pomona Street, The Dalles 

Mr. McKeown is pleased with this project. It will make the neighborhood more beautiful, and 
improve the west end of town. 

Lisa Wallace. 3720 Columbia View Drive. The Dalles 

Ms. Wallace, Wallace Plumbing, would be thrilled to have them next door. 

There were no opponents. 

Chair Cornett closed the public hearing at 8:00 p.m. 

Attorney Kara requested additional time to research an unresolved question of law connected 
with the length of stay. 

Director Chandler noted the Applicant is in a due diligence period for purchase of the property. 
Without approval for stays greater than one year, the Applicant will not purchase the property. 
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Attorney Kara stated an extension could be some prejudice to the Applicant. Best practices 
might suggest allowing the Applicant to inform this specific question as to what the harm might 
be were we to continue this hearing to November 17, 2022. 

The public hearing re-opened at 8:09 p.m. 

Matt Williams, 21510 NE Blue Lake Road, Fairview, Oregon 97024 

Mr. Williams stated they are in escrow with the due diligence period ending November 7, 2022; 
the closing date is November 14, 2022. Mr. Williams negotiated an extension to attend tonight's 
hearing. Based on the decision tonight, we will withdraw from the transaction or move forward. 
The seller has indicated they are not interested in extending the period. 

Mr. Williams said, unless the ordinance specifically prevents a long-term stay, his request is to 
address any other hurdles during the actual Site Plan Review. 

Attorney Kara stated there is a prohibition on permanent residency. Although the Planning 
Commission may allow stays greater than one year, the Commission may not allow stays on a 
permanent basis. 

Attorney Kara suggested setting a time limit of a date certain, a cap on the number of years. 

Mr. Williams directed attention to ORS 197493, which states: 

"A state agency or local government may not prohibit the placement or occupancy 
of a recreational vehicle, or impose any limit on the length of occupancy of a 
recreational vehicle, solely on the grounds that the occupancy is in a recreational 
vehicle, if the recreational vehicle is: 

a) Located in a manufactured dwelling park, mobile home park or recreational 
vehicle park; 

b) Occupied as a residential dwelling; and 

c) Lawfully connected to water and electrical supply systems and a sewage 
disposal system." 

Attorney Kara replied this seems to suggest the City may not impact the length of any occupancy 
wholly on those grounds. However, it seems the City could limit the length of occupancy on 
other grounds. 

Mr. Williams stated RV residents typically stay four to six years. 

Attorney Kara stated he had not indicated anything that would prevent this Commission from 
allowing what the Applicant sought to achieve here, which was the extension of allowing more 
than a one-year stay. Attorney Kara did not see anything in the application requesting permanent 
residency. 

Mr. Williams stated the existing code caps residency at one year. The Applicant's proposal, 
technically, was beyond a year for long-term housing. A cap on residency could be detrimental, 
but the proposal specifically request approval from the City for long-term housing beyond a year. 
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Attorney Kara replied it would be appropriate for the Commission to impose as a condition, the 
applicant may include long-term stays, and stays longer than one year, to be determined through 
Site Plan Review. In that way, the hearing could be resolved tonight, with the understanding that 
the final deadline for capping length of stay would be at a later date. 

Chair Cornett closed the public hearing at 8:33 p.m. 

Chair Cornett stated the concept of permanent dwelling is not defined, and we are not given the 
opportunity to define it in the criteria in the packet we have. Therefore, that concept is not 
applicable to a decision given the substantive information received in the public hearing. Chair 
Cornett did not find it necessary to define a length of stay. 

It was moved by Cornett and seconded by Poppoff to approve CUP 208-22 with proposed 
Conditions of Approval, including the Condition that stays greater than one year are allowed, 
based upon the findings of fact and conclusions of law set forth in the Agenda Staff Report. The 
motion carried 6/0; Aparicio, Cornett, Grant, Pena, Poppoff and Portela voting in favor, none 
opposed, Mascher absent. 

RESOLUTIONS 

Resolution PC 608-22: Approval of CUP 201-21, BTR, LLC 

It was moved by Cornett and seconded by Poppoff to approve Resolution PC 608-22 for CUP 
201-21 with amended Conditions of Approval. The motion carried 6/0; Aparicio, Cornett, Grant, 
Pena, Poppoff and Portela voting in favor, none opposed, Mascher absent. 

Resolution PC 609-22: Approval of CUP 208-22, Lonny Hutchison 

It was moved by Cornett and seconded by Poppoff to approve Resolution PC 609-22 for CUP 
208-22 with amended Conditions of Approval. The motion carried 6/0; Aparicio, Cornett, Grant, 
Pena, Poppoff and Portela voting in favor, none opposed, Mascher absent. 

STAFF COMMENTS/ PROJECT UPDATES 

Chair Cornett requested postponing the remaining agenda items to the next meeting. 

COMMISSIONER COMMENTS / QUESTIONS 

The Planning Commission congratulated the new CDD Director, Joshua Chandler. 

ADJOURNMENT 

Chair Cornett adjourned the meeting at 8:42 p.m. 

Submitted by/ 
Paula Webb, Secretary 
Community Development Department 
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SIGNED: 

l~ I 

ATTEST: ~✓It.~ 
Paula Webb, Secretary 
Community Development Department 
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