CITY OF THE DALLES PLANNING COMMISSION AGENDA

AGENDA

PLANNING COMMISSION
December 18, 2025
5:30 p.m.

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

Via Zoom
https://us06web.zoom.us/}/82327794645?pwd=c1d2UGhUb1BoVithROtFUzczcWtXQT09
Meeting ID: 823 2779 4645  Passcode: 001537
Dial: 1-669-900-6833 or 1-253-215-8782

Upon request, the City will make a good faith effort to provide an interpreter for the deaf
or hard of hearing at regular meetings if given 48 hours’ notice. To make a request,
please contact the City Clerk and provide your full name, sign language preference, and
any other relevant information.

Contact the City Clerk at (541) 296-5481 ext. 1119, or amell@ci.the-dalles.or.us.

1. CALL TO ORDER

2. ROLL CALL

3. PLEDGE OF ALLEGIANCE

4. APPROVAL OF AGENDA

5. APPROVAL OF MINUTES - December 4, 2025

6. PUBLIC COMMENT — During this portion of the meeting, anyone may speak on any
subject that does not later appear on the agenda. Five minutes per person will be allowed.

7. LEGISLATIVE PUBLIC HEARING
ZOA 111-25 and CPA 57-25, City of The Dalles

Request: Recommendation to City Council for Adoption of Amendments to the
Comprehensive Plan and Title 10 of The Dalles Municipal Code to Implement a Hearings
Officer System, Update Planning Commission Roles and Procedures, and Revise
Housing, Design, and Definitions Standards for Clarity, Consistency, and Compliance
with State Law

CITY OF THE DALLES
"By working together, we will provide services that enhance the vitality of The Dalles."
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CITY OF THE DALLES PLANNING COMMISSION AGENDA

8. RESOLUTION

Resolution PC 630-25: A Resolution of The Planning Commission Recommending City
Council Approval of Zoning Ordinance Amendment No. 111-25 and Comprehensive
Plan Amendment No. 57-25 to Adopt Amendments to the Comprehensive Plan and Title
10 of The Dalles Municipal Code to Implement a Hearings Officer System, Update
Planning Commission Roles and Procedures, and Revise Housing, Design, and
Definitions Standards for Clarity, Consistency, and Compliance with State Law

9. STAFF COMMENTS / PROJECT UPDATES
10. COMMISSIONER COMMENTS / QUESTIONS

11. ADJOURNMENT

Meeting conducted in a room in compliance with ADA standards.

Prepared by/
Crystal Sayre, Administrative Assistant
Community Development Department

CITY OF THE DALLES
"By working together, we will provide services that enhance the vitality of The Dalles."
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MINUTES

PLANNING COMMISSION MEETING
December 4, 2025
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: Maria Pena, Melissa Alvarado, John Grant (via Zoom)
COMMISSIONERS ABSENT: Steve Light, Carrie Pipinich

STAFF PRESENT: Director Joshua Chandler, City Attorney Jonathan Kara,
Administrative Assistant Crystal Sayre

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 Pefia and seconded by Alvarado to approve the agenda as submitted. The
motion carried 4/0; Alvarado, Cornett, Grant, and Pefia voting in favor, none opposed, Light and
Pipinich absent.

APPROVAL OF MINUTES
A. October 23, 2025, Planning Commission Special Meeting

It was moved by Alvarado and seconded by Pefia to approve the minutes of October 23, 2025, as
submitted. The motion carried 4/0; Alvarado, Cornett, Grant, and Pefia voting in favor, none
opposed, Light and Pipinich absent.

PUBLIC COMMENT

None.
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DISCUSSION ITEM
A. 2025/ 2026 Review and Outlook

Director Joshua Chandler presented the Community Development Department’s annual recap,
noting this meeting served as an informal opportunity for the Commission to discuss completed
work, ongoing projects, and future priorities. Chandler summarized the April 2025 discussions
regarding reducing Planning Commission meetings to one meeting per month and transitioning
quasi-judicial applications to a Hearings Officer. He explained that Phase 1—amending TDMC
11.04 regarding Commission operations—had been adopted, and that Phase 2 would involve
extensive code amendments, including the introduction of the Hearings Officer model and
various refinements to parking, landscaping, and other development standards. Chandler noted
that the December 18, 2025, meeting would include a very large, redlined code amendment
packet for Commission recommendation to City Council.

Chair Cornett questioned whether City Council had already approved the Hearings Officer and
sought clarification on implementation timelines. Chandler explained the phased approach and
confirmed that Council would consider Phase 2 in January 2026.

Residential & Multifamily Development Activity

Chandler reviewed 2025 residential development statistics, noting the approval of 34 new
dwelling units through 26 permits, including 20 single-family homes, three duplexes, and two
replacement homes. He highlighted the absence of ADUs, suggesting that recent code
allowances for detached duplexes offered more flexibility and may be influencing applicant
choices. He also reported the approval of a 76-unit multifamily land use application on
Chenowith Loop Road, though building permits had not yet been filed. He explained that there
have been no new multi-family housing developments in The Dalles since 2019.

Land Division Activity

Chandler summarized partitions, subdivisions, and the City’s first middle-housing land division
(MHLD). He explained the difference between parcels and lots, and how “new units of land” are
calculated. In 2025 two minor partitions created three additional parcels, two subdivisions
created 56 additional lots, and the MHLD created an additional five lots, resulting in 64 new
units of land being approved. Chandler also clarified the circumstances that led to the MHLD at
East Ninth Street. Chandler also noted a typographical error in the memorandum presented to the
Commission: For 2024, the number of minor partitions was nine, not two as the document
suggested. 2024 saw a total of 26 units of land approved.

Long-Range Planning Projects & Code Updates

Chandler described several long-range planning efforts now taking shape as the Commission
transitions away from quasi-judicial review:

FEMA Code & Map Updates

Chandler summarized the extensive FEMA Pre-Implementation Compliance Measures adopted
in July 2025 and explained that the City had fully replaced its former floodplain code. He also
discussed the long-delayed FEMA Flood Insurance Rate Map update and its new 90-day appeal
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period, clarifying that some areas—such as Lone Pine—may see reduced floodplain extents,
while properties along Mill Creek and Chenowith Creek may see increases.

Commissioners raised several questions about the accuracy of new floodplain modeling,
especially regarding Mill Creek’s 1996 flood behavior. Chandler responded with detailed
explanations about tunnel capacity, debris assumptions, and the engineering behind the updated
maps. Pefia sought confirmation that flooding was driven primarily by Mill Creek backing up,
which Chandler affirmed by explaining that the size of the pipe was not taken into consideration
for the modeling of the 1984 map.

Urban Renewal & Major Capital Projects

Chandler provided an update on Urban Renewal projects, particularly the First Street Streetscape
Project and the Federal Street Plaza. He noted that First Street construction would begin in early
2026 and require full street closure for up to 18 months.

Commissioner Pefa expressed concern about impacts to the Cherry Festival, stating that road
closures could significantly affect its location and operations. Chandler confirmed that the
festival would be relocated for the next two years, though the new site had not yet been finalized.

Housing Production Strategy Implementation

Chandler outlined early work toward implementing the City’s Housing Production Strategy,
including research into multi-unit property tax exemption, development of pre-approved housing
plans, and upcoming middle housing code amendments to include potential expansion of
triplexes, quad-plexes, and cottage clusters into the Low-Density Residential zone.

West Side Renaissance Master Plan

Chandler briefed the Commission on the Transportation & Growth Management (TGM) grant-
funded West Side Renaissance Master Plan. He described the initial study area and mentioned
previous delays in the statewide program.

Chair Cornett asked for clarification on the geographic boundaries of “West Side.” Chandler
explained that the scoping process would refine boundaries but that initial maps extended
roughly along Cherry Heights Road, included areas outside the UGB, and encompassed
industrial land.

Development Review Audit

Chandler discussed the upcoming Development Review Audit funded through the Housing
Accountability and Production Office, noting that the project will examine and modernize
internal workflows, provide technology recommendations, and likely result in future code
amendments

COMMISSIONER COMMENTS/ QUESTIONS

Pefia inquired about whether the Sixth Street widening project was funded through ODOT; City
Attorney Kara responded that he would investigate the issue and follow up with the Commission
if ODOT funds were involved.
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Chandler informed the Commission that Commissioner Nik Portela had stepped down and that
the mayor would soon recommend a new appointee who previously completed Local
Government Academy and served on the Budget Committee.

ADJOURNMENT

There being no further business, Chair Cornett adjourned the meeting at 6:18 p.m.

Submitted by/
Crystal Sayre, Administrative Assistant
Community Development Department

SIGNED:
Cody Cornett, Chair
ATTEST:
Crystal Sayre, Administrative Assistant
Community Development Department
PLANNING COMMISSION
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CITY of THE DALLES

313 COURT STREET
THE DALLES, OREGON 97058

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

STAFF REPORT

Zoning Ordinance Amendment 111-25
Comprehensive Plan Amendment 57-25

HEARING DATE: December 18, 2025
HEARING BODY: Planning Commission
PROCEDURE TYPE: Legislative

REQUEST: Recommendation to City Council for Adoption of Amendments
to the Comprehensive Plan and Title 10 of The Dalles Municipal
Code to Implement a Hearings Officer System, Update Planning
Commission Roles and Procedures, and Revise Housing,
Design, and Definitions Standards for Clarity, Consistency, and
Compliance with State Law

PROPERTIES: All properties located within the Urban Growth Boundary
APPLICANT: City of The Dalles, Community Development Department
PREPARED BY: Joshua Chandler, Director

BACKGROUND: In April 2025, Community Development staff presented updates to
modernize department operations in an effort to further distinguish between “Current Planning”
and “Long-Range Planning” functions. Current Planning handles day-to-day review of
development applications, permits, and code compliance to ensure projects meet existing
regulations. Long-Range Planning addresses future growth and broader policy issues, including
updates to The Dalles Municipal Code (TDMC), the Comprehensive Plan, zoning strategies,
housing initiatives, and community goals. Under the proposed structure, Current Planning
functions will largely be handled by the Hearings Officer, allowing the Planning Commission to
focus on long-range policy and legislative matters.

Two key options were discussed: targeted amendments to Planning Commission procedures
under TDMC Title 11, Chapter 11.04 to improve efficiency, including reducing Planning
Commission meetings from twice to once per month; and establishing a Hearings Officer to
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handle certain land use actions. These concepts evolved into a two-phase effort to update
department structure and procedures.

Phase 1: Planning Commission Procedural Updates:

Phase 1 amended TDMC Title 11, Chapter 11.04 to improve Planning Commission operations,
clarify administrative procedures, and ensure compliance with state law. Changes addressed
attendance and quorum requirements, membership qualifications, quasi-judicial responsibilities,
hearing procedures, ethics, and general housekeeping.

Beginning January 2026, Commission meetings will be held on the first Thursday of each month,
focusing on legislative items, study sessions, and work sessions, while Hearings Officer
meetings are anticipated on the third Thursday, following adoption. Meetings falling on holidays
will move to the following Thursday. Phase 1 was adopted by City Council as General
Ordinance 25-1422 on November 24, 2025, effective January 1, 2026.

Phase 2: Amendments:

Phase 2 focuses on implementing the Hearings Officer system, which will assume responsibility
for Current Planning functions, including review of development applications, permits, and code
compliance. This allows the Planning Commission to focus on long-range legislative and policy
matters. Establishing the Hearings Officer requires specific amendments to TDMC Title 10 and
the Comprehensive Plan to delegate authority, clarify responsibilities, and ensure legal
compliance. Following adoption, the City will initiate the Hearings Officer selection process,
with full implementation expected in April 2026.

In addition to the Hearings Officer-related amendments, Phase 2 advances broader updates to
TDMC Title 10. These changes aim to improve clarity, consistency, and usability for staff,
applicants, and the public, and streamline review processes. Bundling these updates with the
Hearings Officer program reduces the number of legislative meetings required to implement both
initiatives, supports predictable development outcomes, and ensures consistency across TDMC,
the Comprehensive Plan, and Planning Commission Bylaws.

DISCUSSION: The Phase 2 amendment package is extensive in length, primarily due to the
repeated integration of Hearings Officer provisions throughout multiple sections. While the
package appears large, much of the text is unchanged from the current code. Sections are presented
in full to maintain context and demonstrate how specific modifications relate to the overall code
structure. This ensures that readers can clearly identify where substantive updates occur and
understand their effect within the broader regulatory framework. Key revisions include:

Proposed The Dalles Municipal Code Amendments

e Hearings Officer Implementation
The proposed amendments implement a Hearings Officer system, an impartial contracted
land use professional, as the primary mechanism for reviewing quasi-judicial applications
and escalated administrative decisions, including Conditional Use Permits, Variances,
Quasi-Judicial Zone Changes, and administrative appeals. Implementing the Hearings
Officer required concurrent amendments to TDMC Title 10 and the Comprehensive Plan
to delegate authority, codify procedures, and ensure legally compliant review. The City
Council retains final decision authority on any appeals of the Hearings Officer’s
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decisions. Legislative actions, including TDMC and Comprehensive Plan amendments,
remain under the Planning Commission and City Council. Hearings remain publicly
accessible, with virtual participation options, and all materials and decisions are shared
with the Planning Commission for discussion and oversight.

e Procedures and Noticing (Section 10.3.020)
The proposed amendments clarify administrative procedures to improve efficiency,
transparency, and consistency. Noticing requirements are revised to ensure timely and
accurate notifications to the public and relevant agencies. Application submittal
procedures and public hearing protocols are clarified, and appeal processes are updated to
reflect current state law. Key changes include increasing the notice period for evidentiary
hearings before the Hearings Officer from 10 to 20 days and extending the timeline for
submitting a notice of appeal from 10 to 12 days, both to comply with state law. The
amendments follow TDMC noticing and public hearing procedures, ensuring
transparency and opportunities for public participation.

e Mandatory Housing Adjustments (Section 10.3.080)
The proposed amendments incorporate Senate Bill 1537 (2024) mandatory housing
adjustment provisions, establishing a ministerial review process for minor adjustments
not already addressed through administrative or quasi-judicial review. Approval criteria
for all adjustment types are clearly defined, and discretionary steps for mandatory
adjustments are removed to align with state requirements. These changes streamline
minor housing adjustments, provide predictability for applicants, reduce staff
interpretation, and support diverse housing types and densities. Adjustments are
integrated into TDMC Article 3.080, providing a self-contained review pathway without
requiring separate reference to state law.

e Affordable Housing Provisions (Article 10.5)
The proposed amendments add affordable housing as an outright permitted use in all
residential and mixed-use zones, including publicly owned, nonprofit, or religious-owned
lands within the UGB, regardless of existing zoning. Updated definitions, clear and
objective development standards, and long-term affordability covenants ensure
compliance with Senate Bill 8 (2023), ORS 197A.470, and Statewide Planning Goal 10.
Codifying this requirement directly into Title 10 provides a legally defensible framework,
eliminates reliance on external statutes, and reduces uncertainty for staff and applicants.
These amendments promote housing production, improve predictability, support
equitable access to housing, and align with Comprehensive Plan policies on housing
choice, inclusivity, and fair housing compliance.

e Residential Care Facilities (Section 10.5.010.020)
The proposed amendments included the allowance of Residential Care Facilities serving
six to 15 residents in the Low Density Residential (RL) zone, in addition to the existing
Medium (RM) and High Density (RH) zones, fully aligning with ORS 197.667.
Definitions and review criteria for both residential care facilities and homes (one to five
residents) are also being updated.

e Definitions (Section 10.2)
Code definitions are modernized to reduce ambiguity and improve consistency. Updates
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include affordable housing, Hearings Officer, care facilities, marijuana-related uses, and
the Standard Industrial Classification (SIC), as described below. A key addition is the
definition of kitchen/cooking facilities, which clarifies what constitutes a dwelling unit
for review purposes—resolving a long-standing source of ambiguity across multiple
communities.

e Permitted and Conditional Use Updates
The proposed amendments modify most permitted and conditional use lists across TDMC
zoning districts. Aside from adding Residential Care Facilities in the RL district and
expanding affordable housing allowances throughout most zones, no new uses are
introduced. Outdated Bed and Breakfast and Vacation Rental references were removed
following Short-Term Rental adoption, along with non-use appurtenances such as
benches and bus stops. Marijuana facility and transitional housing provisions were
reorganized into two new sections; requirements for these uses remain unchanged, but the
restructuring provides general cleanup. Overall, use tables are clarified, consolidated, and
redundant language removed to ensure internal code consistency.

e Standard Industrial Classification (SIC) Introduction
The proposed amendments adopt the Standard Industrial Classification (SIC) system to
standardize commercial and industrial uses. Currently, if a proposed use is not explicitly
listed in a zoning district, the Community Development Director evaluates its similarity
to existing uses to determine whether it may be permitted or conditionally permitted. The
amendments formalize this process by referencing established industry-standard SIC
codes, providing a consistent, objective framework for evaluating unlisted uses,
improving clarity for applicants, and streamlining staff interpretation.

e Parking Exemptions (Section 10.7.020.040(D))
The proposed amendments establish mandatory off-street parking exemptions for
properties in the Downtown Parking District and CBC-2 zones, replacing prior
discretionary language. Historically, properties in parking assessment districts received
automatic waivers, while CBC-2 properties required individual review, creating
inconsistencies and uncertainty for developers. The amendments codify full waivers for
both areas, providing clear, objective standards that reflect the pedestrian-oriented
historic downtown core and support redevelopment and adaptive reuse. These changes
align with Comprehensive Plan Policy 9, promote downtown reinvestment, and remove
regulatory barriers that previously impeded redevelopment.

e Street Standards (Section 10.10.060(K))
The proposed amendments update the street standards matrix to align with the 2017
Transportation System Plan.

e Fencing in Front Yard Setbacks (Schools, Section 10.6.010.050)
The proposed amendments increase the maximum fence height to six feet within front
yard setbacks on school properties in residential zones, while maintaining driveway
vision clearance. This change enhances safety and security for students, staff, and
visitors, preserves pedestrian visibility, and maintains compatibility with surrounding
neighborhoods. Many existing school sites already feature similar fencing, and the
amendments codify these standards to provide clarity and consistency.
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e Laydown Yards Expansion
The proposed amendments expand zoning allowances for laydown yards to all
nonresidential and park zones, including Central Business Commercial (CBC), General
Commercial (CG), and Recreational Commerical (CR) districts. Laydown yards are
intended solely for construction equipment and materials in active use on off-site
projects. This expansion accommodates staging, storage, and temporary construction
needs on adjacent properties during redevelopment, supporting efficient project
implementation. Off-site laydown yards in the Industrial (I) and Commercial/Light
Industrial (CLI) zones remain allowed without additional land use approval.

Proposed Comprehensive Plan Amendments

The Comprehensive Plan will be updated to reflect changes in Planning Commission authority
and the delegation of certain land use responsibilities to the Hearings Officer. Updates are
intended to ensure consistency with Title 11 and the Planning Commission Bylaws, clarify roles
and responsibilities for staff and the public, and make targeted adjustments to Goal 2 policies,
Goal 5 implementation measures, Goal 11 and Goal 14 policies, and Appendix B guidelines for
Land Use Plan Map classifications.

Related Implementation Actions

Hearings Officer Implementation

Following adoption of the proposed amendments, Staff will begin the Hearings Officer selection
process in accordance with the City’s Local Contract Review Board rules, with the process
expected to take one to two months in early 2026. Full implementation is anticipated by April
2026, at which point Hearings Officer-led hearings will commence. Until then, the Planning
Commission may continue to oversee quasi-judicial applications and administrative appeals as
needed.

Planning Commission Bylaws Updates

The Planning Commission Bylaws will be updated to incorporate Hearings Officer
responsibilities, revised meeting schedules, and procedural coordination, providing clear
operational guidance for Commissioners.

NOTIFICATION:

Pursuant to TDMC 10.3.020.060, a notice of public hearing was published in the Columbia
Gorge News on December 3, 2025, more than ten days prior to the December 18, 2025,
Planning Commission hearing. Notice of the public hearing was sent to all local news media,
Wasco County Planning, and posted on the City’s website on December 11, 2025. All City
Council and Planning Commission meetings are open to the public and allow the opportunity
to provide testimony on all proposed amendments. Additionally, a notice of the proposed
amendments was submitted to the Department of Land Conversation and Development on
November 13, 2025, more than 35 days prior to the December 18, 2025 hearing.

COMMENTS:

No comments have been received as of the date this report was published (December 11, 2025).
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REVIEW:
See Exhibit A.

PROPOSED AMENDMENTS:

The proposed amendments for Zoning Ordinance Amendment 111-25 are included as
Exhibit B; proposed amendments for Comprehensive Plan Amendments are included as
Exhibit C. Draft edits of the proposed amendments are included as Exhibit D (ZOA 111-25)
and Exhibit E (CPA 57-25). All proposed amendments are subject to revision or deletion.
The Planning Commission will forward a recommendation on the amendments to the City
Council. Final decision for all proposed amendments will be made by the City Council.

RECOMMENDATION:

1. Staff recommendation: Move to recommend to the City Council the approval of
Zoning Ordinance Amendment 111-25 and Comprehensive Plan Amendment 57-
25, adopting amendments and findings attached herein.

2. Move to recommend to the City Council the approval of a modified Comprehensive
Plan Amendment 57-25 and Zoning Ordinance Amendment 111-25, after adopting
any changed amendments or findings discussed at the regular December 18, 2025,
Planning Commission meeting.

3. Decline adoption and provide additional direction.

ATTACHMENTS:

o Exhibit A: Findings of Fact and Conclusions of Law for Zoning Ordinance
Amendment 111-25 and Comprehensive Plan Amendment 57-25.

e Exhibit B: Proposed Zoning Ordinance Amendment 111-25.
e Exhibit C: Proposed Comprehensive Plan Amendment CPA 57-25

o Exhibit D: Draft Edits of the Proposed Amendments for Zoning Ordinance Amendment
111-25.

o Exhibit E: Draft Edits of the Proposed Amendments for Comprehensive Plan
Amendment 57-25.
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EXHIBIT A

Findings of Fact and Conclusions of Law for
Zoning Ordinance Amendment 111-25
Comprehensive Plan Amendment 57-25

City of The Dalles Municipal Code, Title 10 Land Use and Development
Section 10.3.110.030 Review Criteria.

Proposed text amendments shall be consistent with the Comprehensive Plan, and State
Laws and Administrative Rules, including the State Transportation Planning Rule OAR
660-012-0060. Proposed text amendments shall be consistent with the adopted
Transportation System Plan and the planned function, capacity, and performance standards
of the impacted facility or facilities. 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.

FINDING #1: Staff will address consistency with the Comprehensive Plan, State Laws, and
Administrative Rules in subsequent findings. Criterion met.

City of The Dalles Comprehensive Plan

Goal #1. Citizen Involvement.

Policy 3. The land-use planning process and policy framework shall include
opportunity for citizen input as a part of the basis for all decisions and actions
related to the use of land.

FINDING #2: Pursuant to The Dalles Municipal Code (TDMC) 10.3.020.060, a notice of
public hearing was published in the Columbia Gorge News on December 3, 2025, more than
ten days prior to the December 18, 2025 Commission hearing. Notice of the public hearing
was sent to all local news media, Wasco County Planning, and posted on the City’s website
on December 11, 2025. All City Council and Planning Commission meetings are open to the
public and allow the opportunity to provide testimony on all proposed amendments.
Additionally, a notice of the proposed amendments was submitted to the Department of
Land Conversation and Development on November 13, 2025, more than 35 days prior to the
December 18, 2025 hearing. To date, no comments have been received. Criterion met.

Goal #2. Land Use Planning.

Policy 6. Implement this Plan through appropriate ordinances and action.
Implementing measures shall be developed to allow administrative review and
approval authority.

FINDING #3: The proposed amendments implementation process is consistent with the
legislative application process outlined in TDMC 10.3.110.030 and follows proper noticing
requirements of TDMC 10.3.020.060. These amendments aim to encourage more
administrative approval authority by removing ambiguity and discretionary language.
Criterion met.
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Policy 8. Implementing ordinances shall be consistent with this plan.
FINDING #4: See Finding #3.
Goal #9 Economic Development.

Policy 9. Encourage investment in The Dalles Central Business District, and support
project activities in the Columbia Gateway/Downtown Urban Renewal Plan.

FINDING #5: The proposed amendments to TDMC 10.7.020.040(D) aim to clarify and
standardize off-street parking waiver provisions within The Dalles Central Business District. As
defined within TDMC, two categories of properties may have off-street parking requirements
waived: 1) properties within legally adopted parking assessment districts, which were granted
full parking waivers based on individual lot inclusion pursuant to ordinances and resolutions
adopted in the mid-1980s, and 2) properties within the Central Business Commercial (CBC)-2
Subdistrict, with no documented outright waiver, but rather received through discretionary
approval. This dual system has created inconsistencies and uncertainty for developers, as the
assessment districts provided automatic waivers while CBC-2 required individual review by the
approving authority. Both areas constitute the historic downtown core, developed primarily in
the mid-to-late 1800s prior to the advent of the automobile. These areas were designed for
pedestrian-oriented development, with zero maximum setbacks on front and corner side yards,
no lot coverage restrictions, and limited space for off-street parking. Strict application of
contemporary parking standards in these areas is impractical and discourages redevelopment or
adaptive reuse of existing buildings.

In spring 2024, the City initiated a Downtown Parking Assessment, which included a
comprehensive inventory, data analysis, and policy review to evaluate current and future parking
needs. The assessment found generally low occupancy for both on- and off-street parking, with
many off-street spaces remaining unoccupied during peak periods. On-street spaces had
relatively short average stays, allowing for turnover, though some vehicles remained for
extended periods, likely reflecting employee or resident use. These findings indicate that the
downtown core has sufficient parking to support current development and that additional
investment and redevelopment could occur without creating significant parking impacts. The
assessment also provided the City with a comprehensive toolkit to manage the parking system
effectively in the coming years.

The proposed amendments replace discretionary language permitting parking waivers with
mandatory language (“may” replaced with “shall”), thereby codifying a full parking waiver for
all properties within the assessment districts and the CBC-2 Subdistrict. By removing ambiguity
and establishing clear, objective standards, the amendments support consistent administration,
encourage reinvestment, and reduce regulatory barriers that have historically impeded
redevelopment. This approach aligns with Comprehensive Plan Goal 9 Policy 9, which promotes
investment in the downtown core and supports project activities in the Columbia Gateway/
Downtown Urban Renewal Plan. Staff finds that these amendments will enhance opportunities
for downtown redevelopment. Criterion met.

Policy 17. Review and revise administrative policies and procedures to streamline the
planning process and reduce delays in obtaining development approvals.

FINDING #6: The proposed amendments revise key administrative procedures within TDMC
Title 10 to improve clarity, efficiency, and predictability in the development review process.
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Application review procedures are clarified to define completeness, submittal timelines, and
revised application handling, reducing ambiguity and aligning with statutory requirements.
Public hearing procedures are updated to strengthen written testimony deadlines, ex parte
disclosure, and order of testimony, ensuring transparency and consistency.

Appeal procedures are refined to provide clear, consistent pathways for all administrative and
quasi-judicial decisions, reducing procedural uncertainty and aligning with state law. The
amendments implement a Hearings Officer system to handle quasi-judicial actions and escalated
applications, centralizing review and promoting timely, consistent decision-making. Mandatory
housing adjustments under SB 1537 (2024) are clarified, providing predictable, ministerial
pathways where strict compliance would preclude development. Expiration, time extension, and
final decision provisions are also clarified, further streamlining the review process.

Collectively, these amendments streamline processes, reduce lead times, and enhance
predictability for applicants, staff, and the public, fulfilling Comprehensive Plan Goal 9 Policy
17. Criterion met.

Goal #10. Housing.

Policy 9. Maintain flexibility in implementing ordinances is needed to accommodate
infill and to foster a variety of development scenarios and housing options, while
ensuring that development standards are clear and objective.

FINDING #7: The proposed amendments implement a streamlined adjustments process within
TDMC consistent with Senate Bill 1537 (2024) and ORS 197.478 and 197.485. Adjustments
allow modifications to development standards where strict compliance would preclude
development or make development impracticable due to unusual site conditions. TDMC Article
3.080 currently provides both administrative and quasi-judicial adjustments for standards such as
setbacks, lot dimensions, off-street parking reductions, lot coverage, and accessory building
height, using a discretionary review process.

SB 1537 was designed to accelerate housing production by requiring cities to implement a clear-
and-objective, non-discretionary pathway for certain adjustments. The proposed amendments
clarify criteria for these mandatory adjustments, integrate them into the existing tiered
adjustment process, and eliminate discretionary steps, ensuring alignment with state law and
DLCD rules. By embedding the adjustments within Article 3.080, the code provides a
predictable, self-contained review pathway without requiring separate reference to state law.

These amendments support infill development and a variety of housing types and densities while
maintaining clear and objective standards consistent with Comprehensive Plan Goal 10 Policy 9.
The streamlined process reduces unnecessary delays and costs, facilitates staff and applicant
understanding through cross-references within the code, and supports the development of needed
and affordable housing. Overall, the amendments fulfill statutory requirements, advance housing
choice and equity, and create a predictable, efficient, and legally defensible review process for
adjustments. Criteria met.

Policy 14. Development standards in residential and mixed use areas shall provide for
flexibility in site planning and development. Standards shall consider flexibility for lot
sizes, setbacks, accessory residential uses on the same lot, parking, alleyways and
other development features.
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FINDING #8: The proposed amendments increase the maximum fence height for school
properties located within residential zones. Although this amendment is not housing-specific, it
aligns with Comprehensive Plan Goal 10 Policy 14, which encourages flexibility in development
standards in residential areas. The amendment permits fences up to six feet within front yard
setbacks, provided driveway vision clearance is maintained. This modification enhances safety
and security for students, staff, and visitors while preserving pedestrian visibility and
maintaining compatibility with the surrounding neighborhood. Many existing school sites
already feature similar fencing, and the amendments codify these standards, providing clarity and
consistency. Because schools are permitted uses within residential zones, allowing reasonable
increases in fence height supports functional site design without negatively impacting residential
development capacity or neighborhood compatibility. These amendments reflect the
Comprehensive Plan’s intent to accommodate essential community facilities within residential
neighborhoods while maintaining adaptable development standards. Criterion met.

Policy 15. Clear and objective development standards shall be implemented for all
density areas.

FINDING #9: See Findings 5, 6, and 7. Criterion met.

Policy 22. Employ strategies that support the Fair Housing Act and affirmatively
further fair housing.

FINDING #10: The proposed amendments add affordable housing as an outright permitted use
in all residential and mixed-use zones, consistent with Senate Bill 8 (2023), ORS 197A.470, and
Statewide Planning Goal 10. Although state law already requires local governments to allow
affordable housing, this requirement is not currently reflected in the City’s development code.
This creates avoidable uncertainty for staff and applicants and increases the risk of incorrect or
inconsistent application of state law during permit review.

Codifying the state mandate directly into Title 10 provides a clear, objective, and legally
defensible framework regarding where affordable housing is allowed. This eliminates the need
for staff or applicants to rely on external statutory interpretation and ensures that local review
procedures do not inadvertently preclude or delay qualifying affordable housing projects. The
amendments improve predictability, support equitable access to housing, and maintain alignment
with Comprehensive Plan policies related to housing choice, inclusivity, and fair housing
compliance. Criterion met.

Oregon Revised Statute (ORS)
ORS 197A4.400

A local government may adopt and apply only clear and objective standards, conditions and
procedures regulating the development of housing, including needed housing. The
standards, conditions and procedures:

a) May include, but are not limited to, one or more provisions regulating the density or
height of a development.

b) May not have the effect, either in themselves or cumulatively, of discouraging
needed housing through unreasonable cost or delay.
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FINDING #11: See Findings #7 and #10. ORS 197A.400 requires that local governments adopt
and apply only clear and objective standards, conditions, and procedures regulating the
development of housing, including needed housing, and that such standards do not discourage
needed housing through unreasonable cost or delay. The proposed amendments address this by
systematically removing ambiguous, discretionary, or inconsistent language throughout TDMC,
particularly in sections governing care homes and facilities, adjustments, and affordable housing.

By codifying specific criteria, procedural steps, and ministerial pathways, the amendments
provide clarity for applicants and staff while ensuring that projects comply with statutory
requirements. The amendments also enhance predictability by aligning local review processes
with state law, eliminating discretionary terminology that could create delays or uncertainty, and
maintaining transparent notice and appeal procedures. The amendments additionally refine
certain definitions, including the definition of kitchen/cooking facilities, which helps more
accurately identify dwelling units for review purposes.

Collectively, these revisions aim to ensure that housing development is neither delayed nor
discouraged and that the City’s review process remains fully consistent with ORS 197A.400.
Staff finds that the amendments meet the intent of the statute and maintain clear and objective
standards throughout the code. Criterion met.

ORS 197A.445, ORS 197A4.460 and ORS 197A.470 — Affordable Housing
FINDING #12: See Finding #10. Criterion met.
ORS 197.667 — Residential Care Facilities

FINDING #13: ORS 197.667 requires that residential care facilities serving six to 15 unrelated
residents be permitted in any zone that allows multifamily housing and allows cities to extend
this use to additional residential zones, including single-family areas. Under current TDMC
standards, these facilities are allowed in the Medium Density (RM) and High Density (RH)
zones. The proposed amendments add the Low Density (RL) zone to this list, bringing the code
into full alignment with state allowances and expanding where such facilities may be sited. In all
applicable zones, residential care facilities will continue to be processed as administrative land
use actions.

The amendments also update definitions and clarify review criteria for residential care facilities
and residential care homes (one to five residents). Staff finds that the amendments comply with
ORS 197.667, maintain clear and objective standards, and appropriately expand siting
opportunities for residential care facilities without creating conflicts with surrounding
development. Criterion met.

ORS 329A4.250 and ORS 329A4.440 — Child Care Facilities

FINDING #14: ORS 329A.250 and 329A.440 establish the statutory framework for siting and
regulating child care facilities in alignment with state law. The proposed amendments update
TDMC definitions for child care facilities, centers, and family day care homes, clarify applicable
review procedures, and ensure consistency with zoning standards. These revisions provide clear,
objective criteria and administrative review pathways, maintain neighborhood compatibility, and
support the development of licensed child care facilities. Staff finds the amendments satisfy ORS
329A.250 and 329A.440 and align with Comprehensive Plan policies promoting access to
essential community facilities. Criterion met.
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ORS 227.165 — Hearings Officer

FINDING #15: ORS 227.165 authorizes a city to appoint one or more Planning and Zoning
Hearings Officers to conduct hearings on applications for classes of permits and zone changes
designated by the council. The proposed amendments implement this authority in TDMC Title
10, assigning appropriate applications to an impartial Hearings Officer and codifying hearing
procedures, notice requirements, and appeal rights. Staff finds that the amendments satisfy ORS
227.165 and establish a clear, legally authorized mechanism for quasi-judicial review and
escalated administrative land use decisions. Criterion met.

Oregon Administrative Rules (OAR)
OAR 660-012-0060

FINDING #16: Staff found that the proposed changes do not affect an existing or planned
transportation facility; therefore OAR 660-012-0060 is not applicable to these amendments.
Criterion not applicable.

Senate Bill (SB)
SB 1537 (2024), Section 38(3) — Mandatory Adjustments
FINDING #17: See Finding #7. Criterion met.
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EXHIBIT B

Proposed Amendments
Zoning Ordinance Amendment 111-25

Chapter 10.1 General Provisions

10.1.090. Interpretation.

A. The provisions of this Title shall be liberally construed to effect its purpose. These provisions are
declared to be the minimum requirements to fulfill the stated objectives in Section 10.1.020 above.
When the requirements herein imposed are less restrictive than any other comparable requirements
imposed by this Title, State or Federal Laws, or State or Federal Administrative Regulations, then
the more restrictive shall govern.

B. Where the code language is ambiguous or unclear the Director is authorized to interpret the code.
Requests for interpretation shall be submitted in writing on a form provided by the City. The
Director shall make a written determination and mail or deliver a copy to the party requesting the
interpretation. Appeals of the Director’s written interpretation shall be heard by the Hearings
Officer according to the provisions of Section 10.3.020.080. Appeals of the Hearings Officer’s
decision on a Director’s interpretation shall be heard by the City Council under Section 10.3.020.080.

#
Chapter 10.2 Definitions
10.2.030. Meaning of Specific Words and Terms.

The listed specific words and terms are defined as follows:
Abutting Lots. Two or more lots joined by a common boundary line or point.

Access, Accessway, Access Drive. The means and right to cross between public and/or private property so
that persons and/or vehicles may enter and leave private property.

Accessory Dwelling Unit (ADU). A smaller, independent residential dwelling unit located on the same
lot as a standalone (i.e., detached) single-family home or duplex. For purposes of calculating minimum
density, accessory dwelling units are counted as one dwelling unit; for purposes of calculating maximum
density, accessory dwelling units are counted as zero dwelling units.

Accessory Structure. A structure incidental and subordinate to the main use of property and located on the
same lot as the main use; freestanding and structurally separated from the main use.

Accessory Use. A use on the same lot with and of a nature customarily incidental and subordinate to the
principal use.

Adult Business. Any person group, firm, business, or organization (except non-profit corporations which
are not open to the general public) which prohibits admission to the entire portion of the premises to any
persons younger than 18 years of age, and which is restricted by State law from furnishing to, sending,
exhibiting an obscene performance to, or displaying obscene material to a minor, which is defined as an
unmarried person under the age of 18 years.

Adult Use. A use of whatever character, conducted on the premises of an adult business, which use is
conducted in the area in which any persons under 18 years of age are prohibited.

City of The Dalles — ZOA 111-25
Proposed Amendments
Page 1 of 94

Planning Commission Meeting
December 18, 2025 | Page 19 of 236



Affordable Housing. Residential property that meets the definition of ‘“affordable housing” in
ORS 197A.445 (and any successor statute). Affordable housing includes housing developed or converted
pursuant to ORS 197A.445 and 197A.460 and any state law authorizing height, density, or other regulatory
incentives for affordable housing.

Agriculture. Nursery activity, horticulture and similar activities for the cultivation of commercial crops in
addition to pasturing, breeding, dairying, and similar uses of animals, poultry for commercial use; does not
include processing, slaughtering, and similar uses, or forestation.

Airport. The Columbia Gorge Regional Airport, located in Klickitat County, Washington.

Alley. Public or private right-of-way designed and intended to serve as secondary access to the side or rear
of those properties whose principal access is from a street.

Alteration. A change, addition, or modification in construction or occupancy of a building or structure.

Apartment. A dwelling unit located within a multifamily dwelling. ("Multifamily Dwelling" is defined
under "Building Types.")

Appeal. A request for a review of the interpretation of any provision of this Title or a request for a variance.
Subject to Section 10.3.020.080 Appeal Procedures.

Applicant. The property owner(s) or legal agent or representative of the property owner(s). Application.
For purposes of this Title, application is defined as materials submitted or to be submitted.

Approving Authority. The Director, in the case of ministerial and administrative decisions; the Hearings
Officer, in the case of quasi-judicial hearings and decisions and administrative appeals; and the Council,
in the case of Council quasi-judicial and legislative hearings and decisions.

Area of Shallowing Flooding. A designated Zone AO, AH, AR/AO or AR/AH on the City's FIRM with a
one percent or greater annual chance of flooding (characterized by ponding or sheet flow) to an average
depth of one to three feet: (a) where a clearly defined channel does not exist; (b) where the path of flooding
is unpredictable; and (c) where velocity flow may be evident.

Area of Special Flood Hazard. The land in the floodplain within the City's planning jurisdiction subject to
a one percent or greater chance of flooding in any given year, shown on the City's FIRM as Zone A, AO,
AH, A1-30, AE, A99, and AR (V, V1-30, VE). "Special flood hazard area" is synonymous in meaning and
definition with the phrase "area of special flood hazard."

Base Flood. The flood having a one percent chance of being equaled or exceeded in any given year.

Base Flood Elevation (BFE). The elevation to which floodwater is anticipated to rise during the base flood.
Basement. Any area of the building having its floor subgrade (below ground level) on all sides.

BCA Building Codes Agency or other agency charged with administering the State Building Codes in The
Dalles.

Block. A tract of land bounded by a street or by a combination of streets and public parks, cemeteries,
railroad rights-of-way, drainageways, watercourses or unsubdivided land.

Bond. Any form of security (including a cash deposit surety bond, collateral, property, or instrument of
credit) in an amount and form satisfactory to the City.

Buffer. An area designed to provide space or distance, obstruct undesirable views, serve as an acoustic
barrier, or generally reduce impacts of adjacent development.
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Buildable Lot Area. That portion of a lot or development site exclusive of the areas required for front, side,
and rear yards and other required open spaces; and which is available for siting and constructing a building
or buildings.

Building. Any structure used or intended for supporting or sheltering any use or occupancy.

Building Height. See "Height of Buildings" definition in Section 10.6.070.050. Also see height exceptions
in Article 6.090 for nonresidential structures.

Building Line. A line on a plat indicating the limit beyond which buildings or structures may not be erected,
or the minimum distance as prescribed by this Title between the property line abutting a street and the
closest point of the foundation of any building or structure related thereto.

Building Official. The person or persons so designated by the Community Development Director.
Calendar Year. The yearly period beginning on January 1st and ending on December 31st.

Carport. A stationary, roofed structure or a portion of a building open on two or more sides primarily used
for the parking of motor vehicles.

Cemetery. Land used or intended to be used for the burial of the dead and related cemetery activities,
including: columbarium, crematoriums, mausoleums, and mortuaries, when operated in conjunction with
and within the boundary of such cemetery.

Child Care Center. An institution, establishment, or place, other than a family child care home, that is
certified under ORS 329A.280 and provides care, supervision, or training to children apart from their
parents or guardians for compensation or reward. “Family child care home” and related terms have the
meanings given in ORS 329A.250 and 329A.440 (and any successor statutes). Child care centers may
include day nurseries, nursery schools, and similar facilities, but do not include programs that state law
excludes from the definition of a child care facility under ORS 329A.250(5)..

Church. A permanently located, fully enclosed building primarily used for religious worship.

City. The City of The Dalles, a municipal corporation of the State of Oregon, where the provision involves
a duty owed the City in either its governmental or its corporate capacity; otherwise, that officer,
department, or agency of the City indicated by the context, or where the context does not clearly indicate
a specific officer, department, or agency, then the City Manager of the City.

Commission. The duly appointed City of The Dalles Planning Commission.

Community Event. Periodic or annual special events involving community wide interest, usually sponsored
by a nonprofit entity, such as, but not limited to, events like the Cherry Festival, Rodeo, Neon Nights,
Jamming July Street Fest, sanctioned bike races, Historic The Dalles Days, parades, and circuses. Activities
directly associated with community events are considered part of the event and not as a separate use of the
property and as such are exempt from the provisions of the LUDO during the days of the event.

Conceptual Plan. A general plan of development which is final for such issues as uses and densities.
A conceptual plan requires one or more detailed applications prior to construction. Review of detailed
applications is based on regulations in effect at time of submittal of conceptual plan application. A
conceptual plan may also be a master plan.

Condominium. A single dwelling unit in a multiunit development that is separately owned or may be
combined with an undivided interest in the common areas and facilities of the property.

Contiguous. Shall mean the same as abutting.
City of The Dalles — ZOA 111-25

Proposed Amendments
Page 3 of 94

Planning Commission Meeting
December 18, 2025 | Page 21 of 236



Cottage Cluster Development. A development with four or more detached dwelling units with common
area developed under a unified site plan that is approved pursuant to Article 3.086 Cottage Cluster
Development. See also "Dwelling, Multifamily."

Council. The duly elected City Council of the City of The Dalles.

Day Care Facility. See “Child Care Center” and “Family Day Care.”

Day Care, Family. See definition for "Family Day Care."

Density. The number of dwelling units per acre.

Department. The Community Development Department of the City of The Dalles.

Developer. Any person, firm, corporation or government agency undertaking any development, either as
owner, builder, or through the services of employees, agents, or independent contractors.

Development. Making a material change in the use or appearance of a structure (internal and external)
or land, creation of three or more units of land on a single parcel or adjoining pieces of property in
a calendar year, changing the land use designation, or creating or terminating a right of access. Where
appropriate to the context, development refers to the act of developing or the result of development.
Development includes any man-made change to improved or unimproved real estate, including but not
limited to buildings or other structures, mining, dredging, filling, grading, paving, excavation, or drilling
operations or storage of equipment or materials.

Development Site. A legally established lot(s) or parcel(s) of land occupied or capable of being occupied
by a building or group of buildings and/or other development, including accessory structure(s) and
accessory use(s), together with the yards, open spaces, and setback areas required by this Title, and having
frontage or access to a public right-of-way as required by this Title.

Director. The Director of the Community Development Department of the City of The Dalles, or the
Director's official designee, charged with the responsibility for administration of this Title.

Discontinued Use. Unless otherwise clearly specified in this Title, "discontinued use" shall mean non-use
and shall not require a determination of the voluntary or involuntary non-use or intent to resume use.

Drainageway. A natural or artificial watercourse, including adjacent riparian vegetation, that has the
specific function of transmitting natural stream water or storm runoff water from a point of higher elevation
to a point of lower elevation.

Dwelling, Cottage Cluster. A detached dwelling unit in a development with 4 or more detached dwelling
units, developed under a unified site plan that is approved pursuant to Article 3.086 Cottage Cluster
Development.

Dwelling, Duplex. Two dwelling units located on a single lot or development site, placed either so some
structural parts are in common (attached), or so the units are physically separate structures (detached). For
purposes of calculating minimum density, duplexes are counted as two dwelling units; for purposes of
calculating maximum density, duplexes are counted as one dwelling unit.
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1 unit

1 unit

Dwelling, Multifamily. A structure or development containing at least three dwelling units in any vertical
or horizontal arrangement, located on a single lot. See also, Cottage Cluster Development.

1 unit

1 unit

1 unit

Dwelling, Single Attached (Townhouse). More than two dwelling units, each located on its own lot, placed
side by side, and sharing some structural parts at a common property line.

1 unit

1 unit 1 unit

1 unit

1 unit
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Dwelling, Single Attached (Zero Lot Line). Two dwelling units located on separate lots but attached side
by side sharing some structural parts at a common property line.

1 unit

1 unit

Dwelling, Single Detached. One dwelling unit, freestanding and structurally separated from any other
dwelling unit or buildings, located on a lot or development site, including manufactured homes as defined
in this Chapter.

1 unit

Dwelling, Single Detached (Zero Lot Line). A single detached structure with no setback from one lot line.
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1 unit

Dwelling Unit. One or more rooms, with bathroom and kitchen facilities, designed for occupancy by one
family.

Easement. The grant of a right to use someone's property for a specific purpose, such as for access or for
utilities.

Excavation. The process of mechanically altering or changing the natural grade (elevation) by cutting and
or filling the earth.

Family. An individual or two or more persons related by blood, adoption or marriage, or a group of not
more than five adults unrelated by blood or marriage, living together in a dwelling unit. As used in this
Title, "family" also refers to unrelated physically or mentally handicapped, elderly, or drug or alcohol
dependent persons receiving treatment, and resident staff persons engaged in their care.

Family Day Care. Also “family child care home.” Care of not more than 16 children, including resident
family members, provided either full-time or part-time in the provider’s dwelling and permitted as an
accessory use to that dwelling. A Family Day Care Home must be certified under ORS 329A.280 or
registered under ORS 329A.330, as applicable. Consistent with ORS 329A.440 (and any successor
statute), Family Day Care Homes are considered a residential use of property for zoning purposes, are a
permitted use in all areas zoned for residential or commercial purposes (including areas zoned for single-
family dwellings), and are not subject to the definition or standards of a “home business.”

Fill. Placement of any materials such as soil, gravel, crushed stone, or other materials that change the
elevation of the floodplain. The placement of fill is considered "development."

Final Local Decision. The City’s final decision after exhaustion of local appeals, as defined in ORS
197.015 and subject to ORS 197.830..

Flag Lot. A lot that has access by means of a narrow strip of land. Also referred to as "rear lot."

Flood Elevation Study. An examination, evaluation and determination of flood hazards and, if appropriate,
corresponding water surface elevations, or an examination, evaluation and determination of mudslide (i.e.,
mudflow) and/or flood-related erosion hazards.

Flood Insurance Rate Map (FIRM). The City's official map on which the Federal Insurance Administrator
has delineated both the special hazard areas and the risk premium zones applicable to the City. A FIRM
that has been made available digitally is called a Digital Flood Insurance Rate Map (DFIRM).

Flood Insurance Study (FIS). See "Flood Elevation Study."

City of The Dalles — ZOA 111-25
Proposed Amendments
Page 7 of 94

Planning Commission Meeting
December 18, 2025 | Page 25 of 236



Flood or Flooding.

1. A general and temporary condition of partial or complete inundation of normally dry land areas
from:

1. The overflow of inland or tidal waters;
2. The unusual and rapid accumulation or runoff of surface waters from any source; and

3. Mudslides (i.e., mudflows) which are proximately caused by flooding as defined in subsection
(1)(b) of this definition and are akin to a river of liquid and flowing mud on the surfaces of
normally dry land areas, as when earth is carried by a current of water and deposited along the
path of the current.

2. The collapse or subsidence of land along the shore of a lake or other body of water as a
result of erosion or undermining caused by waves or currents of water exceeding anticipated
cyclical levels or suddenly caused by an unusually high water level in a natural body of water,
accompanied by a severe storm, or by an unanticipated force of nature, such as flash flood or an
abnormal tidal surge, or by some similarly unusual and unforeseeable event which results in
flooding as defined in subsection (1)(a) of this definition.

Floodplain. See "Floodway."
Floodplain Functions. Flood storage, water quality, and riparian vegetation conditions.

Floodplain Mitigation Assessment. An assessment of the portions of a site that are within the special flood
hazard area, performed by a qualified professional, that identifies existing site conditions before
development occurs, describes the impact the proposed development would have on existing floodplain
functions within the applicable portion of the existing site, and identifies the mitigation needed for
the proposed development to result in no net loss of those floodplain functions. The City's website includes
guidance prepared by the Federal Emergency Management Agency for preparation of a floodplain
mitigation assessment.

Floodplain Storage Capacity. The volume of floodwater that an area of floodplain can hold during the one-
percent annual chance flood.

Floodway. The channel of a river or other watercourse and the adjacent land areas that must be reserved
in order to discharge the base flood without cumulatively increasing the water surface elevation more than
a designated height. Also referred to as "Regulatory Floodway."

Footprint. The existing measurements of the structure related to the three floodplain functions and their
proxies. The footprint related to floodplain storage refers to the volumetric amount of developed space
measured from the existing ground level to the base flood elevation, and the footprint related to water
quality refers to the area of impervious surface that the structure creates.

Front Building Line. The building line which fronts on the street.
Frontage. That portion of a development site that abuts a public or private street.

Functionally Dependent Use. A use which cannot perform its intended purpose unless it is located or
carried out in proximity to water. The term includes only docking facilities, port facilities that are necessary
for the loading and unloading of cargo or passengers, and ship building and ship repair facilities, but does
not include long-term storage or related manufacturing facilities.

Grade. Given in reference to the slope of land, or in reference to construction, grade is the lowest point of
elevation of the finished or existing surface of the ground, paving, construction, or sidewalk.
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Gross. When referring to area, the total area of land located within lot lines proposed for use or
development.

Gross Density. The total number of dwelling units per gross acre.

Habitable Floor. Any floor usable for living purposes, which includes working, sleeping, eating, cooking
or recreation, or a combination thereof.

Habitat Restoration Activities. Activities with the sole purpose of restoring habitats that have only
temporary impacts and long-term benefits to habitat. Such projects cannot include ancillary structures (e.g.,
storage shed for maintenance equipment), must demonstrate that no rise in the BFE would occur as a result
of the project and obtain a CLOMR and LOMR, and have obtained any other required permits (e.g., CWA
Section 404 permit).

Hazard Trees. Standing dead, dying, or diseased trees or ones with a structural defect that makes it likely
to fail in whole or in part and that present a potential hazard to a structure.

Hearings Officer. A neutral decision-maker appointed by the City Council to conduct land use hearings
and issue decisions on applications as authorized by this Title. If, for any reason, no such decision-maker
is then available to act on a matter, ‘Hearings Officer’ means the Planning Commission for that matter.
See ORS 227.165.

Highest adjacent grade. The highest natural elevation of the ground surface prior to construction next to
the proposed walls of a structure.

Historic structure. Any structure that is:

1. Listed individually in the National Register of Historic Places (a listing maintained by the
Department of Interior) or preliminarily determined by the Secretary of the Interior as meeting the
requirements for individual listing on the National Register;

2. Certified or preliminarily determined by the Secretary of the Interior as contributing to the
historical significance of a registered historic district or a district preliminarily determined by the
Secretary to qualify as a registered historic district;

3. Individually listed on a State inventory of historic places in states with historic preservation
programs which have been approved by the Secretary of Interior; or

4. Individually listed on a local inventory of historic places in communities with historic preservation
programs that have been certified either by an approved State program (as determined by the
Secretary of the Interior) or directly by the Secretary of the Interior.

Home Business. A lawful commercial activity commonly carried on within a dwelling and/or accessory
dwelling(s), provided the residential character of the property is maintained and the activity does not
infringe upon the right of neighboring residents to enjoy the peaceful occupancy of their homes. See Article
6.020: Home Businesses.

Homegrown or Homemade. Grown or made by a person 21 years of age or older for noncommercial
purposes.

Homegrown Recreational Marijuana Grow Site. The production of marijuana at a household that does not
exceed four marijuana plants at a time.

Homeless. An individual, group, or population lacking a fixed, regular, and/or adequate nighttime
residence in accordance with and as classified under OAR Chapter 813 Division 240 State Homeless
Assistance Program.
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Homeowners Association. An incorporated, nonprofit organization operating under recorded land
agreements through which each lot owner of a planned development or other described land area is
automatically subject to a charge for a proportionate share of the expenses for the organization's activities,
such as maintaining a common property.

Household. A housing unit and any place in or around a housing unit at which the occupants of the housing
unit are producing, processing, or storing homegrown marijuana or homemade cannabinoid products or
cannabinoid extracts.

Housing Unit. A house, an apartment or a mobile home, or a group of rooms or a single room that is
occupied as separate living quarters, in which the occupants live and eat separately from any other persons
in the building and that has direct access from the outside of the building or through a common hall.

Impervious Surface. A surface that cannot be penetrated by water and thereby prevents infiltration and
increases the amount and rate of surface water runoff.

Intermodal Cargo Container. Large, reusable containers without wheels used for shipping in intermodal
transportation.

Kitchen/Cooking Facility. A space within a structure designed or equipped to prepare food. A space
contains kitchen facilities if it includes three or more of the following: (1) cooking appliances or
connections for ovens, stoves, grills, hot plates, or induction units, including gas or 240-volt (including
legacy 220-volt) service; (2) a sink other than a bathroom lavatory with an opening greater than 16 inches
in length or width; (3) built-in cabinetry or countertops exceeding six linear feet; (4) a refrigerator or
refrigerator space exceeding five cubic feet in capacity, or wiring/space capable of accommodating such;
or (5) mechanical exhaust hood or dedicated ventilation capable of serving a cooking appliance. Wet bars,
laundry rooms, garages, workshops, and outdoor cooking areas open on at least two sides are not kitchen
facilities. For this definition, a wet bar has a sink under 16 inches, a refrigerator five cubic feet or less, no
cooking appliance or ventilation, and no 240-volt (including legacy 220-volt) or gas connection.

Kennel. Any lot or premises on which five or more dogs or cats at least five months of age are kept,
boarded, or trained.

Kennels, Breeding. Any premises where four or more dogs, cats, or other animals or fowl are maintained
for breeding purposes.

Landscaping. Landscaping is defined in Article 6.010: Landscaping Standards.

Laydown Yard. A temporary off-site storage area for equipment and useable materials to be used for
maintenance or construction.

Lot. A unit of land owned or under lawful control and in the lawful possession of one distinct ownership
and intended as a unit for the purpose, whether immediate or future, of transfer of ownership and/or for
development.

Lot Area. The total horizontal area within the lot lines of a lot.

Lot Coverage. Unless otherwise specified in this Title, percent of a development site covered by paved
surface areas and buildings.

Lot Depth. The distance from the midpoint of the front lot line to the midpoint of the rear lot line. Lot,
Interior. A lot other than a corner or reversed corner lot.

Lot Frontage. See "Frontage."

Lot Line. The property line bounding a lot.
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Lot Line Adjustment. The relocation of a common property boundary wherein an additional unit of land
is not created and where an existing unit of land reduced in size by the adjustment complies with any
applicable development district regulation.

Lot Line, Exterior. The side lot line abutting a street.

Lot Line, Front. In the case of an interior lot, a property line that abuts the street. In the case of a corner
lot, the front line shall be determined by orientation of the structure based on at least two of the following
factors: location of the front door, location of the driveway, or legal street address.

Lot Line, Interior. The side lot line abutting another lot line.

Lot Line, Rear. The record lot line or lines most distant from and generally opposite the front lot line. Lot
Line, Side. Any lot boundary not a front or rear lot line.

Lot of Record. A lot or parcel created through the applicable land division regulations at the time the lot
was created.

Lot Width. The distance between the midpoints of the side lot lines.

Lot, Corner. A lot situated at the intersection of two streets, the interior angle of such intersection not
exceeding 135 degrees.

Lot, Reversed Corner. A corner lot whose rear line borders the side yard of another lot, whether or not
separated by an alley.

Lot, Tax. One parcel of real property shown on the County Assessor's map, and identified by a tax lot
number. A tax lot may not necessarily be a lot of record. A tax lot may contain more than one platted legal
lot of record.

Lot, Through. A lot of record whose front and rear lot lines both abut streets.

Lowest Floor. The lowest floor of the lowest enclosed area (including basement). An unfinished or flood
resistant enclosure, usable solely for parking of vehicles, building access or storage in an area other than
a basement area is not considered a building's lowest floor, provided that such enclosure is not built so as
to render the structure in violation of applicable non-elevation design requirements.

LUBA. The State of Oregon Land Use Board of Appeals.

Manufactured Dwelling. A structure, transportable in one or more sections, which is built on a permanent
chassis and is designed for use with or without a permanent foundation when attached to the required
utilities. The term "manufactured dwelling" does not include a "recreational vehicle" and is synonymous
with manufactured home, mobile home, or residential trailer as defined by this Chapter.

Manufactured Dwelling Park or Manufactured Subdivision. A parcel (or contiguous parcels) of land
divided into two or more manufactured dwelling lots for rent or sale.

Manufactured Home. A dwelling constructed to U.S. Department of Housing and Urban Development
(HUD) standards since June 15, 1976, but not to State Building Code standards.

Manufactured Home Space. Any portion of a manufactured dwelling park (see definition for
"Manufactured Dwelling Park") which is designated or used for occupancy of one manufactured home,
mobile home, or residential trailer, including its accessory structures and its outdoor living areas, but
exclusive of space provided for the common use of tenants such as roadways and guest parking.

Manufactured Home Stand. That portion of the manufactured home space reserved for the location of the
manufactured home or mobile home structure.
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Marijuana. All parts of the plant cannabis family Moraceae, whether growing or not; the resin extracted
from any part of the plant; and every compound, manufacture, salt, derivative, mixture or preparation of
the plant or its resin. It does not include the mature stalks of the plant, fiber produced from the stalks, oil
or cake made from the seeds of the plant, any other compound, manufacture, salt, derivative, mixture or
preparation of the mature stalks (except the resin extracted therefrom), fiber, oil or cake, or the sterilized
seed of the plant which is incapable of germination.

Marijuana Items. Marijuana, cannabinoid products, cannabinoid concentrates and cannabinoid extracts.

Master Plan. An overall plan for a development site which may be built in phases. A master plan may be
conceptual or detailed which is final for such issues as uses and densities. If conceptual, separate and more
detailed applications will be required for each phase. Review of detailed application is based on regulations
in effect at time of submittal of original plan application.

Material Storage Yard. Any lot or parcel of property, or portion thereof, where any of the following takes
place, except when the following occur in a walled and roofed building:

1. The storage or dismantling of used or discarded manufacturing apparatus, lumber, building
materials, equipment, scrap metals and any other item associated with the building trades, whether
or not for purposes of sale.

2. The salvaging, dismantling, wrecking, reassembling or burning of any of the items in subsection 1
above.

Mean Sea Level. For purposes of the National Flood Insurance Program, the National Geodetic Vertical
Datum (NGVD) of 1929 or other datum to which Base Flood Elevations shown on the City's FIRM are
referenced.

Medical Care Facility. An institution providing in-patient and/or out-patient health services for the
medical, psychiatric, or surgical care of the sick or injured; includes related facilities such as laboratories,
training facilities, services and staff offices related to the institution.

Medical Marijuana Dispensary. Any facility registered by the Oregon Health Authority under ORS
475C.833 to 475C.853 and OAR 333-008 that sells, distributes, transmits, gives, dispenses or otherwise
provides medical marijuana to qualifying patients.

Medical Marijuana Processing. The processing, compounding, or conversion of marijuana into
cannabinoid products, cannabinoid concentrates, or cannabinoid extracts, provided that the marijuana
processor is licensed by the Oregon Health Authority.

Medical Marijuana Processing Site. A site registered by the Oregon Health Authority under ORS
475C.815.

Medical Marijuana Wholesaling. The purchase of marijuana items for resale to a person other than a
consumer, provided that the marijuana wholesaler is licensed by the Oregon Health Authority.

Minor Partition. Dividing a legal lot of record into three or fewer conforming lots within a calendar year.

Mobile Home. A residential structure intended for permanent human occupancy and constructed for
movement on the public highways, constructed prior to adoption of June 15, 1976 U.S. Housing and Urban
Development (HUD) standards, but meeting the requirements of Oregon's mobile home laws in effect
between January 1, 1962 and June 15, 1976.

Mobile Home Park. See "Manufactured Dwelling Park or Manufactured Subdivision."
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Modular Structure. A structure not built on site, but which is placed on a permanent foundation and meets
the State Building Code standards.

Motor Home. See "Recreational Vehicle."

Motor Vehicle. Every vehicle that is self-propelled, including tractors, fork-lift trucks, motorcycles, road
building equipment, street cleaning equipment and any other vehicle capable of moving under its own
power, notwithstanding the vehicle may be exempt from licensing under the motor vehicle laws of Oregon.

National Geodetic Vertical Datum. An elevation reference mark used in determining a flood boundary
and floodway maps, formerly referred to as "mean sea level."

Net. When referring to area, the total area of land proposed for use or development after excluding: public
rights-of-way existing or anticipated to exist; land constrained by slopes of 25% or greater; land located
within the special flood hazard area (SFHA) identified by the Federal Emergency Management Agency
(FEMA) on the Flood Insurance Rate Maps for the City of The Dalles (unless an application includes
either a FEMA-approved Letter of Map Amendment or Letter of Map Revision Based on Fill); lands
determined by the Oregon Department of State Lands (DSL) to be wetlands (unless an application includes
a DSL-approved Removal-Fill Permit); land within stream corridors (as defined in Article 5.130); land
designated open space or parkland and anticipated to be publicly owned; land designated open space
owned in common by owners within a residential development; and land encumbered by public utility
easements.

Net Density. The total number of dwelling units per net acre.

New Construction. For floodplain management purposes only, "new construction" means structures for
which the "start of construction" commenced on or after the effective date of a floodplain management
regulation adopted by the City and includes any subsequent improvements to such structures.

No Net Loss. Means adverse impacts to floodplain functions are avoided or offset so that there is no net
change in the applicable floodplain functions from the existing condition when a development application
is submitted to the City as further described in NMFS Consultation No. NWR-2011-3197).

Medical Marijuana Grow Site. A location registered by the Oregon Health Authority under ORS
475C.792 where marijuana is produced for use by a registry identification cardholder. See ORS 475C.792
and OAR 333-008.

29 ¢ 29 ¢

Marijuana, OLCC license types. “Marijuana producer,” “marijuana processor,” “marijuana wholesaler,”
and “marijuana retailer” have the meanings given in ORS 475C.009 and are licensed by the Oregon
Liquor and Cannabis Commission under ORS 475C.065 (producer), ORS 475C.085 (processor), ORS
475C.093 (wholesaler), and ORS 475C.097 (retailer), and OAR 845-025.

Nonconforming Development. A lawful existing structure, use, or legal parcel of land that does not
conform to requirements of the zone district where it is located, but which was already in existence at the
time this Title or any amendment to it became effective.

Office. A place where the following civic and commercial use types, as described in this Title, are
conducted: administrative services; business support services; financial, insurance and real estate
services; medical services; professional and research services.

Open Space. Areas intended for common use either privately owned and maintained or dedicated to the
City, designed for outdoor living and recreation or the retention of an area in its natural state, and normally
including swimming pools, recreation courts, patios, open landscaped areas, including rooftop patios or
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terraces for multifamily dwellings (must be accessible to all residents), and greenbelts with pedestrian,
equestrian, and bicycle trails. Does not include off-street parking or loading areas or driveways.

OHA. The State of Oregon Health Authority.
OLCC. The State of Oregon Liquor and Cannabis Commission.

Person. An individual, corporation, governmental agency, business trust, estate, trust, partnership,
association, two or more people having a joint or common interest, or any other legal entity.

Person Responsible for a Marijuana Grow Site (PRMG). The person registered by the Oregon Health
Authority for a medical marijuana grow site as provided in ORS 475C.792 and OAR 333-008-0010.

Personal Medical Marijuana Grow Site. A marijuana grow site registered with the Oregon Health
Authority at the location where the holder of a registry identification card lives. Notwithstanding the
number of grow sites registered by the Oregon Health Authority at the location, or the number of persons
with a registry identification card at the location, a personal medical marijuana grow site shall lose that
designation if more than six mature medical marijuana plants are growing at such location.

Pervious Surface. Surfaces that allow rain and snowmelt to seep into the soil and gravel below. "Pervious
surface" may also be referred to as "permeable surface."

Planned Development. A land development project comprehensively planned as an entity via a unified
site plan that permits flexibility in building siting, mixtures of building types and land uses, usable open
spaces, and the preservation of significant natural features.

Pla