
C. Chapter 5 – Conditional Use Review 
 
Section 5.020, Authorization to Grant or Deny Conditional Uses, and Standards and Criteria 
Used 

 
Conditional uses listed in this Ordinance shall be permitted, enlarged or otherwise altered or 
denied upon authorization by Administrative Action in accordance with the procedures set forth 
in Chapter 2 of this Ordinance. In judging whether or not a conditional use proposal shall be 
approved or denied, the Administrative Authority shall weigh the proposal's appropriateness and 
desirability or the public convenience or necessity to be served against any adverse conditions 
that would result from authorizing the particular development at the location proposed, and to 
approve such use, shall find that the following criteria are either met, can be met by observance 
of conditions, or are not applicable. 

 
A. The proposal is consistent with the goals and objectives of the Management Plan for the 

Columbia River Gorge National Scenic Area, and consistent with the provisions of the 
County's implementing ordinances. 
 

RESPONSE: The goals and objectives of the Management Plan for the Columbia River Gorge National 
Scenic Area (Management Plan) are implemented through the Wasco County National Scenic Area Land Use 
& Development Ordinance, which are addressed throughout this report. Recreational Resources are 
addressed in Chapter 4 Recreational Resources in the Management Plan.  Specifically, within Chapter 4, 
four Recreation Intensity Classes, ranging from very‐low‐intensity to high‐intensity, are 
applied within General Management Area lands.  Recreational Intensity Class 4 (High Intensity) allows 
the following: 
 

Campgrounds for 175 individual units or less, for tents and recreational vehicles, with a total 
density of no more than 10 units per acre (density to be measured based on total size of 
recreation facility and may include required buffer and setback areas). Class 4 campgrounds may 
also include up to three group campsite areas, in addition to allowed individual campsite units 
or parking area maximums. 

 
  See Management Plan, Page 140.  
 
The requested R.V. Park is consistent with the goals and objectives of the Management Plan for the 
Columbia River Gorge National Scenic Area, and consistent with the provisions of the County's 
implementing ordinances. 
 

B. Taking into account location, size, design and operational characteristics of the proposed 
use, the proposal is compatible with the surrounding area and development of abutting 
properties by outright permitted uses. 

 
RESPONSE: Analysis of the location, size, design, and operational characteristics of the proposed 
Recreational Vehicle Park, and its compatibility with outright permitted uses of surrounding and adjacent 
property is provided below. 
 
Location: The subject parcel is located to the immediate west of the U.S. Highway 30 (Historic Columbia 
Highway) and to the immediate north of the City of The Dalles, between 100‐400 feet outside of the 
Urban Growth Boundary.  The subject parcel is near a heavily urbanized area to the east, where Highway 
84, Interstate 84, and the Union Pacific Railroad line are located. The built environment dominates the 
south, east, and west landscapes.  The north adjacent parcel is owned by Munsen Paving LLC, and is 
used as a rock quarry.  Parcels located further north are within (GMA) A‐1(160) and are used for 



 
agriculture (annual or perennial crops).  This proposed area was previously approved for a recreational 
vehicle park.  There is no record that the applicant has found where public comment was in opposition 
to the previously approved R.V. Park because of the location.   
 
Size and Design:  

 
 
See preliminary site map and detailed request for explicit details.  
 
Operational Characteristics: The proposed Recreational Vehicle Park will be a commercial activity 
providing accommodation for a maximum of 48 R.V. sites and 30 Tent Camping sites. The proposed R.V. 
Park will provide temporary type residential & recreational use. As provided within the application, 
much of the necessary infrastructure is preexisting or must be expanded to accommodate the R.V. Park 
plan.  
  
Compatibility:  The purpose of the underlying zone (GMA) A‐1(160), is: 
 
The purpose of the Large Scale Agriculture Zone is to protect and enhance large scale agricultural land 
for agricultural uses. Large Scale Agricultural lands are generally: 
 

1. Currently devoted to agriculture of a scale that is land intensive, employs workers, or provides 
significant products for markets or processors; or 
 

2. Have a combination of soil capability, size and freedom from conflicting use that renders them 
suitable for large‐scale agriculture or forest use. 

 
However, recreation development is also allowed under: 
 

E. Uses Permitted Conditionally 
16. Recreation Development, subject to Section 14.700. (GMA Only) 

 
The proposed area for development is within Recreational Intensity Class 4 (High Intensity).  The subject 
parcel has not been actively farmed for profit since at least 1995.  An R.V. park proposal was approved in 
1989 [See SPR‐89‐112].  Considering the subject parcel’s location, size, access, and scope and physical 
design of the R.V. Park plan, the request is compatible.  
  

C. The proposed use will not exceed or significantly burden public facilities and services 
available to the area, including, but not limited to: roads, fire and police protection, 
sewer and water facilities, telephone and electrical service, or solid waste disposal 
facilities.    

 
RESPONSE: Analysis of the impact of the proposed use on roads, fire and police protection, sewer and 
water facilities, telephone and electrical service, or solid waste disposal facilities is provided below. 
 



 
Roads: See application for specific scope. The subject parcel directly connects with U.S. Highway 30, a 
state owned and maintained highway. Average Daily Traffic data was obtained from the 2009 Wasco 
County Transportation System Plan. The 2009 Trasnporation Plan provides that “[a]verage daily traffic 
(ADT) count data was obtained from ODOT permanent automatic traffic recorders (ATR), 2007 ODOT 
volume tables, and counts conducted in December 2008.” (See 2009 Wasco County Transportation 
System Plan, Page 19). The Average Daily Traffic for U.S. Highway 30 south of Discovery Drive was 1,325. 
(See Table 4‐4, 2009 Wasco County Transportation System Plan, Page 26).  The 2019 Oregon 
Department of Transportation Handbook titled Personal Travel in Oregon: A Snapshot of Daily 
Household Travel Patterns, provides that on average, “households report an average of 8.9 daily 
weekday trips, traversing 61 miles per day and spending 168 minutes per day traveling.” These statistics 
account for residential households (parcels or lots).  
 
A copy of the 2019 Oregon Department of Transportation Handbook titled Personal Travel in Oregon: A 
Snapshot of Daily Household Travel Patterns is available online at: 
https://www.oregon.gov/ODOT/Planning/Documents/OHAS‐Daily‐Travel‐In‐Oregon‐Report.pdf. 
 
78 sites are proposed (48 R.V. Sites) and 30 (Camping Sites).  If each site is treated as a household, the 
addition of the 78 sites may total: 694.2 daily weekday trips per day (8.9 daily trips x 78).   
 
Fire Protection: The subject parcel is located within the jurisdictional boundaries of Mid‐Columbia Fire 
and Rescue District.  Applicant will adhere to any proposed or required fire protection conditions or 
requests as provided.   
 
Police Protection: This area of Wasco County is accessible to both county, state, and city of The Dalles law 
enforcement officials.   
 
Sewer Facilities:  There is existing infrastructure that will be utilized.  The condition of the septic/sewer 
facilities is currently unknown; however, applicant proposes to repair existing facilities for use of the 
proposed R.V./camp park.  
 
Water Facilities: There is existing infrastructure that will be utilized.  The condition of the water facilities is 
currently unknown; however, applicant proposes to repair existing facilities for use of the proposed 
R.V./camp park.  The subject parcel is within the Chenoweth Water District.  
 
Telephone and Electrical Services: There is existing infrastructure that will be utilized.  The condition of the 
telephone & electrical facilities is currently unknown; however, applicant proposes to repair existing 
facilities for use of the proposed R.V./camp park.   
 
Solid Waste: Solid waste services will be provided by The Dalles Disposal.    
 

D. The proposed use will not unduly impair traffic flow or safety in the area. 
 
RESPONSE: Potential impacts to roads and traffic are addressed above in Section 5.020.C.  Applicant will 
accommodate any additional studies or conditions of approval that may be required.  
 
 
 
 
 
 



 
E. The effects of noise, dust and odor will be minimized during all phases of development 

and operation for the protection of adjoining properties. 
 
RESPONSE: 
 

Noise: Noise will be generated in the process of repairing the R.V. Parking spots and laying new 
infrastructure. This noise is temporary in nature and is similar to noise generated from any 
surrounding property in the construction process. Other noises generated by the use include 
vehicular noise generally between 8 a.m. – 4 p.m. On‐site trees will muffle (at least in part) the 
sounds of the residential use of the R.V. Parking spots.  A landscaping map is included with the 
application.   

 
Dust: The only dust associated with the proposed R.V. Park will be generated during the 
construction and regular use of the proposed gravel driveway. Temporary construction activities 
and regular maintenance of the proposed gravel road, which is required in Chapter 10 Fire 
Safety Standards will ensure that dust is minimized.   

 
Odor: Considering the purpose of the R.V. Park, the only odors associated with this use might be 
from cooking food, and potentially, outdoor controlled campfires except during fire season. As 
proposed, odor created by the R.V. Park will be minimized.  

 
F. The proposed use will not significantly reduce or impair sensitive wildlife habitat, 

riparian vegetation along streambanks and will not subject areas to excessive soil 
erosion. 

 
RESPONSE: Applicant acknowledges that the subject parcel is within a delineated wildlife area; however, 
the proposed development will not take up the entire property and is proposed within areas that have 
been previously developed for the recreational vehicle and camping.  Applicant will take any necessary 
precautions that the Oregon Department of Fish and Wildlife require.   
 

G. The proposed use will not adversely affect the air, water, or land resource quality of the 
area. 

 
RESPONSE: The proposed development area was previously developed for recreational vehicle and 
camping use.  The current request is for a recreational vehicle and camping park.  Most of the infrastructure 
which includes the water, sewer, and R.V. parking areas have been developed.  The property is also 
developed with several buildings which include a dwelling, and several accessory structures.  Applicant will 
take any necessary precautions that the Oregon Department of Fish and Wildlife, the United State States 
Forest Service, or other agency/department require pertaining to mitigation of potential impacts to air, 
water, or land resource quality.  
 

H. The location and design of the site and structures for the proposed use will not 
significantly detract from the visual character of the area. 

 
RESPONSE: The parcel contains existing structural development. The intended construction contains 
buried utilities and will continue to utilize those lines and bury any required new utility lines.  Driveways 
for ingress and egress, and R.V. Parking spots with utility hook ups will be updated as required. A 
majority of the parcel will remain undeveloped. As noted earlier (See above “Landscaping” Map), the 
applicant seeks to plant additional trees for noise dampening and esthetic reasons for customers.  
 
 



 
I. The proposal will preserve areas of historic value, natural or cultural significance, 

including archaeological sites, or assets of particular interest to the community. 
 
RESPONSE: Applicant will commit to any historical or archeological surveys that are necessary for 
development.  Applicant will avoid or mitigate destruction or damage to historical or archeological 
resources.   
 

J. The proposed use will not significantly increase the cost of accepted farm or forest 
practices on surrounding lands devoted to or available for farm and forest use. (Revised 
1‐92) 
 

K. The proposed use will not force a significant change in accepted farm or forest practices 
on surrounding lands devoted to or available for farm or forest use.  (Revised 1‐92) 

 
RESPONSE: The subject parcel is located to the immediate west of the U.S. Highway 30 (Historic 
Columbia Highway) and to the immediate north of the City of The Dalles, between 100‐400 feet outside 
of the Urban Growth Boundary.  The subject parcel is near a heavily urbanized area to the east, where 
Highway 84, Interstate 84, and the Union Pacific Railroad line are located. The built environment 
dominates the south, east, and west landscapes.  The north adjacent parcel is owned by Munsen Paving 
LLC, and is used as a rock quarry.  Parcels located further north are within (GMA) A‐1(160) and are used 
for agriculture (annual or perennial crops).  This proposed area was previously approved for a 
recreational vehicle park.  There is no record that the applicant has found where public comment was in 
opposition to the previously approved R.V. Park because of the location.    
 

Surrounding Lands 

Map & Tax Lot 
Location 

Tax 
Number 

Zone*  City / 
County 

Estimated Use**  Owner 

2N 13E 29 CA 
1600 

1924  RM  City  Residential  HEATH LINDA M 

2N 13E 29 CA 
1500 

1923  RM  City  Residential  THE DALLES MHP 
LLC 

2N 13E 29 CA 
1400 

1922  RM  City  Residential  WATERS 
MARIANNE  

2N 13E 29 CA 
700 

  RM / (GMA) A‐
1(160) 

City / 
County 

Commercial  FORT DALLES 
RIDERS 

2N 13E 29 400  2022  (GMA) A‐1(160)  County  Agriculture  Wasco County 

2N 13E 29 A 500  2021  RM  City  Residential  ALVAREZ AVILA 
JOSE 

2N 13E 29 A 502  18200  RM  City  Residential  ALVAREZ ANDRES 

2N 13E 29 A 600  2020  RM  City  Residential  YAR RODNEY & 
CARILEE 

2N 13E 29 A 300  1915  RM  City  Residential  OAKWOOD 
ESTATES LLC 

2N 13E 29 A 400  1917  RM  City   Residential  OAKWOOD 
ESTATES LLC 

N 13E 29 A 100  1913  CR/(GMA) A‐1(160)  City  Residential  THE DALLES 
INDUSTRIAL 
GROUP LLC 

2N 13E 20 800  13760  (GMA) A‐1(160)  County  Agriculture/Quarry  STATE OF OREGON 

           



 
2N 13E 20 600  1905  (GMA) A‐1(160)  County  Agriculture/Quarry  MUNSEN PAVING 

LLC 

2N 13E 29 200  1918  (GMA) R‐10  County  Residential   PULLEN HOLDINGS 
LLC 

*RM = Medium Density Residential; CR = Recreational Commercial District; (GMA) A‐1(160) = "A‐1" 
Large Scale Agriculture Zone 
**Estimated from the underlying zone, satellite imagery, and historic and current use 

 
 
 



C. Chapter 14 – Scenic Area Review 
 
(***) 
 
Section 14.020 Complete Application Submittal Requirements for a Scenic Area Review  

 
FINDING:  On September 28, 2023, the property owner, Wasco County, submitted a A Scenic Area 
Review for a RV Park and Campground. The application was deemed incomplete on October 25, 2023, 
since this date the applicant has submitted some of the required information in accordance with the 
requirements of Section 14.020.  Staff finds the application complies with Section 14.020. 
 

Section 14.100, Provisions For All New Development (GMA & SMA) 
 
A. All new development, except uses allowed through the expedited review process, shall be 

reviewed under the applicable sections of Key Viewing Areas, Scenic Travel Corridors, 
Landscape Settings, Natural Resources, Cultural Resources, and Recreation Resources.   

 
FINDING:  The following applicable sections of Chapter 14 are addressed below:  Section 14.200, Key 
Viewing Areas (KVA), Section 14.300, Scenic Travel Corridors, Section 14.400, Landscape Settings, 
Section 14.500, Cultural Resources – GMA, Section 14.600, Natural Resources – GMA, Section 14.700, 
Recreation Resources – GMA, and Section 14.800, Indian Tribal Treaty Rights and Consultation – GMA.  
 
 SITING 
 

B. New buildings and roads shall be sited and designed to retain the existing topography and to 
minimize grading activities to the maximum extent practicable. 

 
FINDING:  The request is for a RV Park and Campground. The proposed development’s surrounding area 
has been previously flattened and graded. Existing topography will be retained, and grading activities 
will be minimized to the maximum extent practicable.  Staff finds that the request complies with Section 
14.100.B 
 

DESIGN/COLOR 
 

C. New buildings and expansions of existing development shall be compatible with the general 
scale of existing nearby development. New buildings that are 1,500 square feet or less are 
exempt from this guideline… 

D.  
(***) 
 
FINDING: The request is for a RV Park and Campground. Since the requested structures will remain 
under 1,500 SF, it is exempt from these guidelines, and therefore the request complies with Section 
14.100.C. 
 

E. Unless expressly exempted by other provisions, colors of all exterior surfaces of structures on 
sites not visible from Key Viewing Areas shall be earth-tones found at the specific site or in 
the surrounding landscape.  The specific colors or list of acceptable colors shall be included 
as a condition of approval.    



 
FINDING:   The development site is topographically visible from Key Viewing Areas (KVAs). Section 
14.100.D. is not applicable to this request. 
 

F. Additions to existing buildings smaller in total square area than the existing building may be 
the same color as the existing building.  Additions larger than the existing building shall be of 
dark earthtone colors found at the specific site or in the surrounding landscape.  The specific 
colors or list of acceptable colors shall be included as a condition of approval.  The Scenic 
Resources Implementation Handbook will include a recommended palette of colors.  

  
FINDING: The request is for a RV Park and Campground.  No additions to existing buildings are 
proposed. Staff finds that Section 14.100.E is not applicable to this request.  
 

F. Outdoor lighting shall be directed downward, sited, limited in intensity, shielded and hooded 
in a manner that prevents the lighting from projecting onto adjacent properties, roadways, 
and the Columbia River as well as preventing the lighting from being highly visible from Key 
Viewing Areas and from noticeably contrasting with the surrounding landscape setting.  
Shielding and hooding materials shall be composed of nonreflective opaque materials.  There 
shall be no visual pollution due to the siting or brilliance, nor shall it constitute a hazard for 
traffic. 

 
FINDING:  No outdoor lighting is specifically proposed development. In the event future lighting is 
installed on the structure, a condition of approval is included in the Notice of Decision requiring outdoor 
lighting to be directed downward, sited, limited in intensity, shielded and hooded in a manner that 
prevents the lighting from projecting onto adjacent properties, roadways, and the Columbia River as 
well as preventing the lighting from being highly visible from Key Viewing Areas and from noticeably 
contrasting with the surrounding landscape setting. Shielding and hooding materials shall be composed 
of nonreflective opaque materials. There shall be no visual pollution due to the siting or brilliance, nor 
shall it constitute a hazard for traffic. With the proposed condition, staff finds that the request complies 
with Section 14.100.F. 
 
 LANDSCAPING 
 

G. All ground disturbance as a result of site development shall be revegetated no later than the 
next planting season (Oct-April) with native species.  The property owners and their 
successors in interest shall be responsible for survival of planted vegetation, and 
replacement of such vegetation that does not survive.   

 
FINDING: The request is for a RV Park and Campground.  Ground disturbance will occur to construct the 
proposed development, the owner will be required to replant disturbed areas with native species or 
grasses and will be responsible for the survival of planted vegetation. A condition of approval is included 
in the Notice of Decision requiring ground disturbance to be minimized to the greatest extent possible. 
All ground disturbances resulting from construction of the new development must be revegetated no 
later than the next planting season (Oct-April) with native species. The property owners and their 
successors in interest shall be responsible for survival of planted vegetation and the replacement of such 
vegetation that does not survive.  With this condition, the request complies with Section 14.100.G. 
 



H. Except as is necessary for site development or fire safety purposes, the existing tree cover 
screening the development area on the subject parcel from Key Viewing Areas and trees that 
provide a back drop on the subject parcel which help the development area achieve visual 
subordinance, shall be retained.  Additionally, unless allowed to be removed as part of the 
review use, all trees and vegetation within buffer zones for wetlands, streams, lakes, ponds 
and riparian areas shall be retained in their natural condition.  Any of these trees or other 
trees required to be planted as a condition of approval that die for any reason shall be 
replaced by the current property owner or successors in interest no later than the next 
planting season (Oct-April) after their death with trees of the same species or from the list in 
the landscape setting for the property.   

 
To ensure survival, new trees and replacement trees shall meet the following requirements 

 
1. All trees shall be at least 4 feet tall at planting, well branched, and formed. 

 
2. Each tree shall be braced with 3 guy wires and protected from livestock and wildlife.  The 

guy wires need to be removed after two winters. 
 
3. The trees must be irrigated until they are well established. 
 
4. Trees that die or are damaged shall be replaced with trees that meet the planting 

requirements above. 
 

FINDING:  The request is for a RV Park and Campground. The subject parcel is covered with mature trees 
that exceed 24’H, including in the proposed development areas.  The proposed development will have 
mature tree coverage in all directions, helping achieve visual subordinance. No trees are proposed to be 
removed in conjunction with the new development. A condition of approval is included in the Notice of 
Decision requiring all on-site trees to be retained.  Any trees that die for any reason shall be replaced by 
the current property owner or successors in interest no later than the next planting season (Oct-April) 
after their death with trees of the same species or from the list in the landscape setting for the property.  
Replacement trees shall comply with 1. – 4. above. 
 
With the proposed condition of approval Staff finds that the request complies with Section 14.100.H. 
 

Section 14.200, Key Viewing Areas 
 
The following is required for all development that occurs on parcels/lots topographically visible 
from Key Viewing Areas. 
 
A. Each development and land use shall be visually subordinate to its setting in the GMA and 

meet the required scenic standard (visually subordinate or visually not evident) in the SMA as 
visible from Key Viewing Areas.   

 
1. A determination of the potential visual impact of a new development shall include 

written findings addressing the following factors: 
 
a. The number of Key Viewing Areas it is visible from; 

 



b. The distance from the building site to the Key Viewing Areas it is visible from; 
 

c. The linear distance along the Key Viewing Areas from which the building site is 
visible (for linear Key Viewing Areas, such as roads and the Columbia River); 

 
d. The difference in elevation between the building site and Key Viewing Areas; 

 
e. The nature and extent of topographic and vegetative back screening behind the 

building site as seen from Key Viewing Areas; 
 

f. The amount of area of the building site exposed to Key Viewing Areas; and 
 

g. The degree of existing vegetation providing screening. 
 

1. Conditions may be applied to various elements of proposed developments to ensure they are 
visually subordinate to their setting in the GMA and meet the required scenic standard 
(visually subordinate or visually not evident) in the SMA as seen from key viewing areas, 
including but not limited to: 

 
a. screening by topography; 

 
b. siting (location of development on the subject property, building orientation, and 

other elements); 
 

c. retention of existing vegetation on the applicant’s property; 
 

d. design (form, line, color, texture, reflectivity, size, shape, height, architectural and 
design details and other elements);  
 

e. new landscaping on the applicant’s property; and 
 

f. new berms or other recontouring on the applicant’s property, where consistent with 
other applicable provisions. 

 
FINDING: The request is for a RV Park and Campground. The proposed development site for the 
Agricultural Building is topographically visible from 6 Key Viewing Areas (KVA):  
 
I-84 (Middleground) 
I-84 (Foreground) 
SR-14 (Middleground) 
SR-14 (Background) 
HWY 30 (Middleground) 
HWY 30 (Foreground) 
 
Foreground is defined as being less than 1/2 mile from the subject lot.  Middle-ground is defined as ½ to 
3 miles from the subject lot.  Background is defined as >3 miles from the subject lot. 
 



The development sites are located at an elevation of approximately 150’ above sea level (ASL).   The 
primary factors in analyzing the visibility of the proposed buildings include the distance from KVAs, the 
use of dark earthtone colors on the buildings, the use of nonreflective materials, and existing on-site 
trees. 
 
The land use designation (GMA), "A-1" Large Scale Agriculture Zone and Landscape Setting 
(Pastoral/Grassland Landscape) in the project area requires a scenic standard of visual subordinance. 
 
Visual subordinance is defined in Chapter 1 as “…the relative visibility of a structure …does not 
noticeably contrast with the surrounding landscape, as viewed from a specified vantage point. As 
opposed to structures which are fully screened, structures which are visually subordinate may be 
partially visible. They are not visually dominant in relation to their surroundings…” 
 
The distance between the subject parcel and the KVAs, intervening topography that includes rolling hills, 
existing development, the differences in elevation, significant amount of mature tree growth, and the 
use of dark earthtone colors and non-reflective materials will help the proposed development achieve 
visual subordinance. Additionally, the existing mature trees on the eastern portion of the subject parcel 
added additional visual screening.   
 
 SITING 
 

B. New development shall be sited to achieve visual subordinance from Key Viewing Areas, 
unless the siting would place such development in a buffer specified for protection of 
wetlands, riparian corridors, endemic and listed plants, sensitive wildlife sites or conflict with 
standards to protect cultural resources.  In such situations, development shall comply with 
this standard to the maximum extent practicable.  (GMA Only)   

  
FINDING:  The Subject parcel includes a buffer for Chenoweth Creek, which includes a 100’ setback as it 
is a delineated fish bearing stream. All purposed development will adhere to the 100’ setback. 
Development will not affect riparian corridors, endemic and listed plants, sensitive wildlife sites, or 
conflict standards to protect cultural resources. With conditions of approval throughout this report, the 
proposed development will be visually subordinate from all KVAs therefore staff finds that the request 
complies with Section 14.200.B. 
 

C. New development shall be sited to achieve visual subordinance utilizing existing topography, 
and/or existing vegetation as needed in the GMA and meet the required scenic standard 
(visually subordinate or visually not evident) in the SMA from Key Viewing Areas. 

 
FINDING: The request is for a RV Park and Campground. The development site is surrounded by mature 
tall trees, as well as the rest of the subject parcel, which provides a large amount of visual screening.If 
on-site trees are maintained, new development will be visually subordinate as see from KVAs.  A 
condition of approval was recommended in Section 14.110.H. requiring all on-site trees to be retained.  
With this condition of approval, Staff finds the request complies with Section 14.200.C. 
 

D. Driveways and buildings shall be designed and sited to minimize visibility of cut banks and fill 
slopes from Key Viewing Areas. 

 



FINDING: The request is for a RV Park and Campground. The development area has previously been 
flattened and graded. 
 
As proposed, new development will not result in cut banks and fill slopes visible from any KVA.  Staff 
finds that the request complies with Section 14.200.D. 
 

E. The silhouette of new buildings shall remain below the skyline of a bluff, cliff or ridge as 
visible from Key Viewing Areas. 

 
FINDING: The request is for a RV Park and Campground. The subject parcel contains minimal slopes, and 
parcels to the north, northeast, and northwest contain hills of higher elevation than the development 
area. These factors ensures that the silhouette of the buildings will not be above the skyline of a bluff, 
cliff or ridge as seen from KVAs.   
 
Staff finds that the request complies with Section 14.200.E. 
 

F. New buildings shall not be permitted on lands visible from Key Viewing Areas with slopes in 
excess of 30 percent. Variances to this guideline may be authorized according to Chapter 6 of 
this Ordinance if its application would render a property unbuildable. In determining the 
slope, the average percent slope of the proposed building footprint shall be utilized. 

 
FINDING:   The subject parcel is visible from KVAs.  Wasco County GIS (Slope & Imagery Data), confirm 
that the proposed development area contains natural slopes less than 30%.  As proposed, staff finds 
that the request complies with Section 14.200.H. 
 
  DESIGN/COLOR 
 

G. Unless expressly exempted by other provisions in this chapter, colors of all exterior surfaces of 
structures visible from Key Viewing Areas shall be dark earth-tones found at the specific site or 
in the surrounding landscape. The specific colors approved by the reviewing agency shall be 
included as a condition of approval. 
 

H. The exterior of buildings in the GMA and structures in the SMA on lands visible from Key Viewing 
Areas shall be composed of non-reflective materials or materials with low reflectivity. 
Continuous surfaces of glass shall be limited to ensure visual subordinance. The Scenic 
Resources Implementation Handbook includes a list of recommended exterior materials and 
screening methods. 

 
FINDING: The request is for a RV Park and Campground.  
 
The development sites are visible from five KVAs which necessitates the structures be painted matte 
dark earthtone colors that blend with the surrounding landscape. 
 
The owner proposes the following materials and colors: 
 
 



Agricultural 
Building  

Material Exterior Color Manufacturer Looks Like Consistent 
with Color 
Requirement? 

Siding Cedar Wood Matte Dark 
Brown 

Unknown Darker Brown Yes 

Trim Cedar Wood Matte Dark 
Brown 

Unknown Dark Brown Yes 

Roof Textured Metal 
Shingles  

Old Hickory Decra Darker Brown Yes 

Windows 
(frame, sill, 
sash) 

Plastic  Matte Dark 
Brown 

Unknown Dark Brown Yes 

Door/Barn 
Door 

Cedar Wood Matte Dark 
Brown 

Unknown Dark Brown Yes 

Deck/Stairs Cedar Wood Matte Dark 
Brown 

Unknown Dark Brown Yes 

Window 
Glass 

366-I89 Low E & low reflectivity glass. 11% exterior reflection  

 
Colors proposed for the body, trim, roof, doors, and window casing for the proposed structures are 
matte non-reflective dark earthtone. Materials proposed for body, trim, roof, doors, and window casing 
for both structures non reflective. A condition of approval is included in the Notice of Decision requiring 
all exterior paints for both structures to be painted a dark earthtone color with a matte finish. 
Additionally, a condition of approval is included in the Notice of Decision listing the approved colors. If 
alternative materials are proposed, it shall be submitted to and approved by the Planning Department 
prior to their application on the building. Staff finds the request complies with Section 14.200.I. 
 

LANDSCAPING 
 

I. The following criteria shall apply to new landscaping used to screen development from Key 
Viewing Areas: 

 
1. New landscaping (including new earth berms) shall be required only when application of 

all other available guidelines in this chapter is not sufficient to make the development 
visually subordinate in the GMA and meet the required scenic standard (visually 
subordinate or visually not evident) in the SMA from Key Viewing Areas. Alternate sites 
shall be considered prior to using new landscaping to achieve visual subordinance. 
Development shall be sited to avoid the need for new landscaping wherever possible.  
 

2. If new landscaping is required to make a proposed development visually subordinate in 
the GMA and meet the required scenic standard (visually subordinate or visually not 
evident) in the SMA from Key Viewing Areas, existing on-site vegetative screening and 
other visibility factors shall be analyzed to determine the extent of new landscaping, and 
the size of new trees needed to achieve the standard. Any vegetation planted pursuant 
to this criterion shall be sized to provide sufficient screening to make the development 
visually subordinate within five years or less from the commencement of construction. 

 



3. Unless as specified otherwise by provisions in this chapter, landscaping shall be installed 
as soon as practicable, and prior to project completion.  

 
4. Conditions regarding new landscaping or retention of existing vegetation for new 

developments shall meet both scenic guidelines and the fuel break guidelines listed in 
the fire protection standards for each zone. 

 
FINDING:  There are existing mature trees located throughout the subject parcels giving screening to the 
north, east, and west in the directions of KVAs.  Considering existing on-site tree screening, distances 
between KVAs and the development sites, with conditions requiring the use of dark earthtone colors 
and the use of nonreflective materials on the exterior of the structures, no new landscaping is required 
to ensure the structure achieves visual subordinance.  Staff finds the request complies with Section 
14.200.K. 
 

MISCELLANEOUS 
 

J. Determination of potential visual effects and compliance with visual subordinance policies 
shall include consideration of the cumulative effects of proposed developments. 

 
FINDING:  The request is for a RV Park and Campground.  The existing mature trees on the northern, 
eastern, and western portions of the subject parcel added additional visual screening.  Utility Lines will 
be buried. Considering the proposed development site’s existing vegetation, distance from the KVA, 
intervening topography, and the proposed conditions in Section 14.200.I and J. regarding colors and 
reflectivity, the new development will achieve visual subordinance or not be visible from KVAs. Staff 
finds that the request complies with Section 14.200.L. 
 
(***) 
 

Section 14.300, Scenic Travel Corridors 
The Historic Columbia River Highway (Highway 30) and Interstate 84 (I-84) are designated as 
Scenic Travel Corridors, and development along a Scenic Travel Corridor must be set back at least 
100’ from the edge of pavement of the Scenic Travel Corridor roadway. 

 
FINDING: Scenic Travel Corridors in Wasco County include Highway 30W and Interstate 84.  The subject 
lot is located approximately 360 Feet west of Highway 30W and 0.23 miles west of Interstate 84. As 
proposed, new development will be located more than 100’ from the surface of any Scenic Travel 
Corridor. Staff finds the request complies with Section 14.300. 
 

Section 14.400, Landscape Settings (GMA & SMA) 
Landscape settings are the combination of land uses, landforms and vegetation patterns which 
distinguish an area in appearance and character from other portions of the National Scenic Area. 
 



 
 
A. Pastoral Landscape Setting 
 

GMA Only 
 
1. Accessory structures, outbuildings and access ways shall be clustered together as much as 

possible, particularly towards the edges of existing meadows, pastures and farm fields. 
 
2. In portions of this setting visible from Key Viewing Areas, the following standards shall be 

employed to achieve visual subordinance for new development and expansion of existing 
development: 

 
a. Vegetative landscaping shall, where feasible, retain the open character of existing 

pastures and fields. 
b. At least half of any trees planted for screening purposes shall be species native to the 

setting or commonly found in the area. Examples of native species are identified in the 
Scenic Implementation Handbook as appropriate to the area. 



c. At least one-quarter of any trees planted for screening shall be coniferous for winter 
screening. 

 
FINDING: Applicant will be willing do whatever the process requires to ensure proper clustering, on 
edges of existing meadows/pastures/farm fields Vegetation shall be retained, and if new trees are 
needed for screening, they will follow requirements above. 
 

D.  Grassland Landscape Setting  
 
GMA Only  
 
1. Accessory structures, outbuildings and access ways shall be clustered together as 

much as possible. Exceptions to this criterion, where necessary for farming 
operations, are permitted.  

 
2. In portions of this setting visible from Key Viewing Areas, the following standard shall 

be employed to achieve visual subordinance standards for new development and 
expansion of existing development:  

 
a. Structures shall be sited on portions of the property which provide maximum 

screening from Key Viewing Areas utilizing existing topographic features.  
b. Lower structures which emphasize horizontal lines and blend with this sweeping 

landscape shall be encouraged rather than very tall structures.  
c. Planting of trees for screening shall not be extensive, in character with the 

openness of this setting. Where utilized, screening vegetation shall either tie in 
with near-by riparian vegetation in seasonal drainages or emulate windrows. At 
least half of any trees planted for screening purposes shall be species native to 
the setting. Examples of native species are identified in the Scenic 
Implementation Handbook as appropriate to the area.  

 
FINDING:  Applicant will be willing do whatever the process requires to ensure proper clustering. 
Vegetation shall be retained, and if new trees are needed for screening, they will follow requirements 
above. 
 

Section 14.500, Cultural Resources – GMA 
The purpose of this section is to protect and enhance cultural resources, and ensure that 
proposed development does not have an adverse effect on significant cultural resources. 

 
FINDING:  Applicant will be willing do whatever the process requires. 
 

H. Discovery of Human Remains 
The following procedures shall be effected when human remains are discovered during a 
cultural resource survey or during construction.  Human remains means articulated or 
disarticulated human skeletal remains, bones, or teeth, with or without attendant burial 
artifacts. 

 
(***) 

 



FINDING Applicant will be willing do whatever the process requires. 
 

Section 14.600, Natural Resources – GMA 
 

A. Wetlands 
 
FINDING:  The purpose of this section is to ensure there is no overall net loss of wetlands acreage and 
functions, and to increase the quantity and quality of wetlands. Subject Properties contain Chenoweth 
Creek, a fish bearing waterway (Coho Salmon, Summer/Winter Steelhead, Redband Trout). Applicant is 
proposing a RV Park on top of some existing infrastructure from a previously approved RV Park.  Some 
existing infrastructure may be within 100’ setback.  Upcoming survey will provide more exact 
measurements. Applicant is willing to adjust plan as needed. 
 

B. Streams, Ponds, Lakes, and Riparian Areas 
 
 (***) 
 

2. Stream, Pond, and Lake Buffer Zones  
 
a. Buffer zones shall generally be measured landward from the ordinary high water-mark 

on a horizontal scale that is perpendicular to the ordinary high water-mark. On the main 
stem of the Columbia River above Bonneville Dam, buffer zones shall be measured 
landward from the normal pool elevation of the Columbia River. The following buffer 
widths shall be required:  
 
(1) Streams used by anadromous or resident fish (tributary fish habitat), special 

streams, intermittent streams that include year-round pools, and perennial streams: 
100 feet.  

 
FINDING:  Subject Properties contain Chenoweth Creek, a fish bearing waterway (Coho Salmon, 
Summer/Winter Steelhead, Redband Trout). Applicant is proposing a RV Park on top of some existing 
infrastructure from a previously approved RV Park.  Some existing infrastructure may be within 100’ 
setback.  Upcoming survey will provide more exact measurements. Applicant is willing to adjust plan as 
needed. 
 

C. Wildlife Habitat 
 
FINDING:   Subject Property is within the sensitive wildlife habitat for Wasco County, applicant will be 
willing do whatever the process requires.   
 

D. Rare Plants 
 
FINDING:  Subject Properties contain sensitive plant and Oregon White Oak:  
 



 
 

 
 
Applicant will be willing do whatever the process requires. 
 

Section 14.700, Recreation Resources – GMA 
 
B. Recreation Intensity Classes The following uses are permitted in the applicable Recreation 
Intensity Class designation, subject to compliance with Subsections (C) Approval Criteria for 
Recreation Uses and (D) Facility Design Standards for all Recreation Projects. 



 
(***) 
 

4. Recreation Intensity Class 4 (High Intensity) 
 

a. Social Setting: This designation is characterized by highly developed facilities where there is 
little challenge or risk associated with being in the outdoors. There is a high degree of interaction 
with other visitors. Encounters are high in recreation sites, on roads and trails within in this 
designation. 
 
b. Physical and Managerial Setting: Changes to the natural landscape may be evident but in 

harmony with characteristics of the landscape setting. Highly developed recreation facilities 
and trails are constructed for visitor convenience and ease of movement. On-site regulation 
and controls are noticeable but harmonize with the natural characteristics of the landscape. 

 
c. The maximum of site design capacity for parking areas shall not exceed 250 vehicles for any 

allowed uses in Recreation Intensity Class 3. Parking spaces for campground units are to be 
included in this number. 

 
d. Trails are highly developed (gravel or paved surfaces, trail facilities such as bridges are provided 

for convenience) and accommodate heavy to intensive use. Users are typically inexperienced 
with little or no orienteering skills. Trails are easily traveled by a wide range of users. 

 
e. The following uses may be permitted. 
 
(1) All uses permitted in Recreation Intensity Classes 1, 2, and 3. 
(2) Parking areas, not to exceed a site-wide capacity of250 vehicles, with any allowed uses in 

Recreation Intensity Class 4. Parking spaces for campground units are to be included in this 
number. 

(3) Horseback riding stables and associated facilities. 
(4) Accommodation of facilities for mass transportation (bus parking, etc.) shall be required for 

all new Recreation Intensity Class 4 day-use recreation sites and improvements to existing 
Class 4 day-use recreation sites where the improvement would increase the use of the site, 
except for sites predominantly devoted to boat access. The number and size of the mass 
transportation facilities shall reflect the physical capacity of the site. 

(5) Boat ramps. 
(6) Campgrounds for 175 individual units or less for tents and/or recreation vehicles with a total 

density of no more than 10 units per acre (density to be measured based on total size of 
recreation facility and may include required buffer and setback areas). Class 4 campgrounds 
may also include up to 3 group campsite areas, in addition to individual campsite units or 
parking area maximums allowed as described herein. 

 
FINDING:  This is an application to establish a new RV park (48 RV sites, 30 tent) sites, and guests that 
will utilize and expand on existing infrastructure from a previously approved RV park. Subject property 
contains Rec. Intensity Class 4 (High) and Class 1 (Very Low), proposed development will only occur in 
Class 4 area as allowed.   
 

Approval Criteria for Recreation Uses  



1. For all proposed recreation projects outside of Public or Commercial Recreation designations, 
project applicants/landowners shall demonstrate compliance with the following criteria (if 
applicable):  
 

A. Compliance with all applicable guidelines in the Management Plan for the protection of scenic, 
cultural, recreation, and natural resources. Cumulative effects of proposed recreation projects on 
landscape settings shall be based on the “Compatible Recreation Use Guideline” for the 
landscape setting in which the proposed project is located (see Part I, Chapter 1: Scenic 
Resources of the Management Plan)  
 
Cumulative effects of proposed recreation projects on landscape settings shall be based on the 
stated "compatible recreation use" for the designated landscape setting in which the proposed 
project is located.  
 
B. For proposed recreation projects in or adjacent to lands designated Large or Small-Scale 
Agriculture, Commercial Forest Land, or Large or Small Woodland:  

(1) The use would not seriously interfere with accepted forest or agricultural practices on 
surrounding lands devoted to forest or farm uses. Provision of on-site buffers may be 
used to partially or fully comply with this criterion, depending upon project design 
and/or site conditions.  
(2) A declaration has been signed by the project applicant or owner and recorded with 
County deeds and records specifying that the applicant or owner is aware that operators 
are entitled to carry on accepted forest or farm practices on lands designated Large or 
SmallScale Agriculture, Commercial Forest Land or Large or Small Woodland. 

 
FINDING:  Property is zoned (GMA) A-1 (160), no adjacent active agricultural use that applicant can see,  
applicant will be willing do whatever the process requires. 
 

C. For proposed projects including facilities for outdoor fires for cooking or other purposes, or 
proposed campgrounds:  

(1) The project applicant shall demonstrate that a sufficient quantity of water necessary 
for fire suppression (as determined pursuant to applicable fire codes or the County fire 
marshal) is readily available to the proposed facility, either through connection to a 
community water system or on-site wells, storage tanks, sumps, ponds or similar storage 
devices. If connection to a community water system is proposed, the project applicant 
shall demonstrate that the water system has adequate capacity to meet the facility's 
emergency fire suppression needs without adversely affecting the remainder of the 
water system with respect to fire suppression capabilities.  
(2) To provide access for fire-fighting equipment, access drives shall be constructed to a 
minimum of 12 feet in width and a maximum grade of 12 percent. Access drives shall be 
maintained to a level that is passable to fire-fighting equipment.  
 

D. For proposed trail or trailhead projects: compliance with the following:  
(1) Where applicable, new trails should incorporate existing segments of older or historic 
trails, abandoned roads and railroad rights-of-way, and other previously developed 
areas suitable for recreation use to the maximum extent practicable.  
(2) Trails that are intended for multiple user groups shall be required to post signs at 
trailheads alerting users that multiple user groups may be present on the trail. Trails 



shall be designed such that user conflicts and safety issues are minimized.  
(3) Applications for new trails or trailheads shall include measures to minimize the 
potential spread of noxious weeds.  
(4) Applications for new trails or trailheads shall consider the potential of fire risk during 
critical fire hazard periods in developing the physical and managerial setting of the site.  
 

E. For proposed projects providing recreation access to the Columbia River or its tributaries: 
applicants shall demonstrate that the new facility is consistent with and does not affect or 
modify tribal treaty rights.  
 
F. For proposed projects on public lands or proposed projects providing access to the Columbia 
River or its tributaries shall comply with the guidelines, as defined in Sections 14.800 and 14.810, 
Tribal Treaty Rights and Consultation.  
 
G. Proposed projects which include interpretation of natural or cultural resources shall 
demonstrate that the interpretive facilities will not adversely affect natural or cultural resources 
and that appropriate and necessary resource protection measures shall be employed.  
 
H. Applications for public recreation development in Recreation Intensity Class 3 and 4 projects 
shall demonstrate how the proposed recreation development will be equitable and accessible 
(regardless of income level, ethnicity, gender, ability or age).Applications for public recreation 
development in RIS 1 and 2 shall meet this standard to the maximum extent practicable.  
 
I. Applications shall demonstrate compliance with the social, physical and managerial setting 
characteristics in the applicable Recreation Intensity Class description. 
 

FINDING: Property does not have direct access to River, and request falls in Rec Class 4. Applicant will be 
willing do whatever the process requires. 
 

Facility Design Standards for All Recreation Projects 
 
FINDING: Applicant will be willing do whatever the process requires for the facility design to meet 
requirements. 
 

Variances and Plan Amendments 
 

FINDING: Applicant will be willing do whatever the process requires, and will apply for a variance or plan 
amendment if needed.  
 

Proposed development on properties Adjacent to Listed Recreation Sites. 
 
No known Rec sites adjacent. 
 

Section 14.800, Indian Tribal Treaty Rights and Consultation - GMA 
 

FINDING:  Applicant will be willing do whatever the process requires.  
 



CHAPTER 17 INITIAL FINDINGS 

 
F. Chapter 17 – Recreational Vehicle Parks 

 
Section 17.010 – Review 
In addition to the general provisions of this Ordinance, special provisions for the establishment of 
a new recreational vehicle park, the expansion of an existing recreational vehicle park or the 
expansion of an existing mobile home park to contain recreational vehicle sites shall be met. No 
Recreational vehicle park shall be established or expanded and no plan for said park or 
expansion shall be filed or recorded until submitted to and approved by the Approving Authority, 
in accordance with standards set forth in this section, Chapter 14 - Scenic Area Review, and the 
underlying zone. Recreational Vehicles are only allowed in Recreation Intensity Classes three (3) 
and four (4). In the event of conflicting requirements to comply with this section and the 
underlying zones or Chapter 14, the requirements of the underlying zone or Chapter 14 shall be 
met.  
 

FINDING: This is an application to establish a new RV park that will utilize and expand on existing 
infrastructure from a previously approved RV park. Subject property contains Rec. Intensity Class 4 
(High) and Class 1 (Very Low), proposed development will only occur in Class 4 area as allowed.  
 

 
 

Chapter 3 & 14 are discussed previously.  
 
 
 



 
Section 17.020 – Information Required for Preliminary Site Plan Review 
The application for a preliminary site plan review for a mobile home park shall be filed with the 
Planning Office in the form described by the Director and shall be accompanied by five (5) copies 
of the site plan showing the general layout of the entire mobile home park and drawn at a scale 
not smaller than one inch (1") representing fifty feet (50'). The drawing shall show the following 
information: 
 

A. Name of the property owner, applicant, and person who prepared the plan;  
 

B. Name of the mobile home park and address;  
 

C. Scale and north point of the plan;  
 

D. Vicinity map showing relationship of Recreational Vehicle park to adjacent properties and 
surrounding zoning;  

 
E. Boundaries and dimensions of the Recreational Vehicle park;  

 
F. Location and dimensions of each Recreational Vehicle site; designate each site by number, 

letter or name;  
 

G. Location and dimensions of each existing or proposed building;  
 

H. Location and width of park streets;  
 

I. Location and width of walkways;  
 

J. Location of each lighting fixture for lighting the Recreational Vehicle park;  
 

K. Location of recreational areas and buildings, and area of recreational space;  
 

L. Location and type of landscaping plantings, fence, wall, or combination of any of these, or 
other screening materials;  

 
M. Extent, location, arrangement and proposed improvements of all off street parking and 

loading facilities;  
 

N. Location of available fire and irrigation hydrants;  
 

O. Location of public telephone service for the park;  
 

P. Location and number of toilets provided for men and for women. 
 

Q. Location of all public water facilities. 
 

R. Location of all sanitary dumping stations. 
 

S. Enlarged plot plan of a typical Recreational Vehicle space, showing location of the stand, 
parking, sidewalk, trails, utility connections and landscaping.  

 
FINDING: Applicants submitted a Preliminary Site Map with the application. Final site map will meet the 
requirements of Sections 17.020.A-S, and Sections 17.030.A-E  
 



 
Section 17.030 - Final Site Plan and Submission Requirements  
At the time of application for final approval to construct a recreational vehicle park, or expansion 
of an existing recreational vehicle park or mobile home park to provide additional recreational 
vehicle sites, the applicant shall submit copies of the following required detailed plans to the 
appropriate reviewing departments and agencies as required by law or Ordinance: 

 
A. New structures.  

 
B. Public water systems approved by the Department of Human Resources, Health Division, 

State of Oregon.  
 

C. Methods of sewage disposal approved by the Department of Environmental Quality, State of 
Oregon.  
 

D. Method of garbage disposal.  
 

E. Plan of electrical service.  
 

FINDING: Applicants submitted a Preliminary Site Map with the application. Final site map will meet the 
requirements of Sections 17.020.A-S, and Sections 17.030.A-E.  
 

Section 17.040 - General Design Standards 
 

A. Access: A recreational vehicle park shall not be established on any site that does not have 
access to any public street on which the potential paving width is less than thirty six (36) 
feet.  
 

FINDING: The subject property has immediate access off of the west side of U.S. Highway 30, a state 
owned and maintained highway. The paved width of U.S. Highway 30 exceeds 36 feet. 

 
B. Park Street: A park street shall connect each recreational vehicle site to a public street. The 

park street shall be a minimum of thirty-five (35) feet in width, with a service width of at 
least twenty-five (25) feet if no parking is allowed, and thirty-five (35) feet if parking is 
allowed on one side only  
 

FINDING: Preliminary Site plan contains an existing roadway which is approximately 25 feet in width 
that will serve as a park street. Final site plan will address the park street, showing the park street shall 
be a minimum of thirty-five (35) feet in width, with a service width of at least twenty-five (25) feet if no 
parking is allowed, and thirty-five (35) feet if parking is allowed on one side only.  
 

C. Walkways: Pedestrian walkways of not less than three (3) feet in width shall be separated 
from vehicular ways and maintained for safe and convenient movement to all parts of the 
park and connect to ways leading to destinations outside the park.  
 

FINDING: Final site plan will address pedestrian walkways, ensuring they are not less than three (3) feet 
in width, and will be separated from vehicular ways and maintained for safe and convenient movement 
to all parts of the park and connect to ways leading to destinations outside the park.       
 
 
 
 



 
D. Off Street Parking:  

 
1. Two off street parking spaces shall be provided for each recreational vehicle site, either 

on the site or within one hundred (100) feet thereof in the recreational vehicle park, 
which shall be nine by twenty (9x20) feet in size per space.  
 

2. Guest parking shall also be provided in every recreational vehicle park, based on a ratio 
of one parking space for each four (4) mobile home sites.  
 

FINDING: Applicant proposes: 

 
This is enough parking spaces to meet the requirements of a RV park. Final plan will ensure that enough 
regulation size parking spaces provided for 48 RV sites, 30 tent sites, and guests.  
 

E. Signs: Signs may be installed according to Chapter 23, Sign Provisions.  
 
FINDING: No current sign designs, but all signs will meet the standards addressed in Chapter 23, Sign 
Provisions, and all requirements of any relevant federal/state/local authorities, i.e. ODOT.        
 

F. Fencing and Landscaping: 
 

1. Every recreational vehicle park shall provide a sight-obscuring fence, wall, evergreen or 
other suitable screening/planting along all boundaries of the recreational vehicle park 
site abutting public roads or property lines that are common to other owners of 
property, except for points of ingress and egress.  
 

2. Walls or fences shall be six (6) feet in height. Evergreen planting shall not be less than 
five (5) feet in height, and shall be maintained in a healthy, living condition for the life of 
the recreational vehicle park.  
 

3. There shall be suitable landscaping provided within the front and side yard setback 
areas, and all open areas in the recreational vehicle park not otherwise used.  

 
FINDING: Application materials provide: 

Fencing and landscaping for the RV Park will meet the requirements of this section. Existing vegetation 
will be maintained, and additional vegetation of appropriate type/size will be planted and maintained 
where deemed necessary.    
 
 
 
 
 



 
G. Lighting: Lighting shall be designed to produce a minimum of 0.1 foot-candle throughout the 

street system. Potentially hazardous location such as a major street intersection and steps or 
stepped ramps shall be individually illuminated with a minimum of 0.3 foot-candle. Such 
lighting shall meet the provisions for all new development in 14.100(F). 

 
FINDING: Application Materials provide: 
 

 
 

Lighting for the park and new development will be designed to produce a minimum of 0.1 foot-candle 
throughout the street system. Potentially hazardous location such as a major street intersection and 
steps or stepped ramps will be individually illuminated with a minimum of 0.3 foot-candle. Lighting will 
meet all requirements of any relevant federal/state/local authorities, i.e. NSA or ODOT.      
 

H. Area: 
 

1. Size of a recreational vehicle park site: No recreational vehicle park shall be created on a 
lot or parcel of land of less than the minimum required to accommodate the density of 
the underlying zoning regulations.  

 
2. recreational vehicle sites: The average area of a mobile home site within a recreational 

vehicle park shall not be less than 3,000 square feet, and in no case shall any one 
recreational vehicle site be less than 2,500 square feet, providing that the dwelling unit 
density for a new recreational vehicle park shall not exceed the allowable density of the 
district in which it is located.  

 
3. Setbacks: Shall comply with those established by the underlying zone.  

 
4. Spacing: A recreational vehicle shall be separated from an adjoining recreational vehicle 

and its accessory structures a minimum of fifteen (15) feet.  
 

5. Overnight Spaces: Not more than ten (10) percent of the total recreational vehicle area 
may be used to accommodate persons wishing to park their recreational vehicle or 
camping vehicles overnight. (amended 2 89)  
 

FINDING: Applicant Requests: 
 

 
 

The proposed park contains an approximate 70’L x 40’W 2,800 SF RV park, and a 40’L x 40’W 1,600 SF 
Tent Camping Site. Setbacks will comply with the underlying zone, RV site spacing will meet standards, 
and overnight spaces will meet requirements. 



 
I. Other Site Requirements: 

 
1. Permitted Uses: No building, structure or land within the boundaries of a recreational 

vehicle park shall be used for any purpose except for the uses permitted as follows:  
 

a. Recreational vehicle for temporary detached residential use only.  
 

b. Private and public utilities.  
 

c. Community recreation facilities, including swimming pools, for residents of the park 
and guests only.  
 

d. One residence for the use of a caretaker or a manager responsible for maintaining or 
operating the property.  

 
FINDING: Applicant ensures that any building, structure or land within the boundaries of a recreational 
vehicle park will only be used for the permitted uses. These uses are limited to RVs for temporary 
detached residential use only, private and public utilities, community recreation facilities for residents of 
the park and guests only, and one residence for the use of a caretaker or a manager responsible for 
maintaining or operating the property.       
 

2. Recreational Area: A minimum of two hundred (200) square feet of recreation area shall 
be provided for each recreational vehicle space. The recreation area may be in one or 
more locations in the park. At least one recreation area shall have a minimum size of 
5,000 square feet, and be of a shape that will make it usable for its intended purpose, 
and at least fifty percent (50%) of the required recreation area shall be provided for use 
by residents of the entire park. Swimming pools shall be set back at least fifty (50) feet 
from the nearest residential area and will have a fence surrounding it at least eight (8) 
feet high which does not obscure vision into the pool area. Rescue devices such as 
buoyant rings, poles, etc., shall be provided and easily accessible.  

 
FINDING: Applicant will provide a recreational area of a minimum of 9,600 SF (200 x 48), including an 
area of at least 5,000 SF if required. Any proposed rec area will be up to the standards listed above.  

 
3. State Requirements: Rules and regulations governing mobile home facilities as contained 

in ORS 446.310 to 446.350 and 446.435, of "Rules and Regulations Governing the 
Construction and Statutory Operation of Travelers' Accommodations and Tourist Parks", 
adopted by the Oregon State Department of Human Resources, Health Division, shall be 
applicable in the development and operation of a recreational vehicle park, provided, 
that the provision of this Ordinance shall prevail where said provisions are more 
stringent than those imposed by state law, rules or regulations.  

 
FINDING: The request is for an R.V. Park, and the applicant, owner, or operator will obtain, adhere, and 
maintain all necessary federal, state, and local permits necessary for the construction and continued 
operation of the proposed RV Park for the life of this conditional use permit. 

 
 
 
 
 
 



 
Section 17.050 - Exceptions  
No recreational vehicle shall be permanently attached to the land, or otherwise finished with 
accessories as provided for in Section 4.100 of this Ordinance. 

 
FINDING: No recreational vehicle will be permanently attached to the land, or otherwise finished with 
accessories as provided for in Section 4.100 of this Ordinance. 
 

Section 17.060 - Occupancy Permit  
No permit for occupancy of any recreational vehicle park, building, or facility located within said 
park shall be issued by the Building Official until such time as the development has been 
completed according to the finished plan approved by the Approving Authority. Deviations from 
the approved plan must be submitted to the Director for approval as revisions of the Plan. 

 
FINDING: No permit for occupancy of any recreational vehicle park, building, or facility located within 
said park shall be issued by the Building Official until such time as the development has been completed 
according to the finished plan approved by the Approving Authority. 

 
Section 17.070 Facilities  
Recreational vehicle parks shall be designed to accommodate recreational vehicles. For this 
purpose recreational vehicle parks shall provide the following facilities, in addition to meeting all 
other development standards in this section: 
 

A. Toilets at the ratio of one toilet for men and women each for every ten (10) vehicle sites. 
 

FINDING: The R.V. Park will provide 48 R.V. parking spaces. Applicant proposes: 
 

 
 

The building will comply with all applicable ordinances and statutes regulating buildings, electrical 
installations and plumbing and sanitation systems. Additionally, the building will be maintained in a 
sanitary and orderly condition throughout the life of this permit. Recommendation that more restrooms 
be made available, as the request includes 30 tent campsites as well. 

 
 
 
 
 
 
 
 
 



 
B. Public water facilities at a ratio of one faucet for every five (5) vehicle sites. 
 

FINDING: The R.V. Park will provide 48 R.V. parking spaces. Applicant proposes: 
 

 
Recommendation that more water stations be made available, as the request includes 30 tent 
campsites as well. 
 

C. Sanitary dumping stations as required by the Approving Authority 
 
FINDING: Applicant Proposes: 
 

 

 



 
Section 17.080 - Certificate Required  
No recreational vehicle park shall be operated in Wasco County without a certificate of 
sanitation provided by an agent of the Department of Human Resources, Health Division, State 
of Oregon, and no occupancy permit shall be issued by the Building Official until such 
certification is obtained pursuant to O.R.S. 446.320. 

 
FINDING: No recreational vehicle park will be operated without a certificate of sanitation provided by an 
agent of the Department of Human Resources, Health Division, State of Oregon, and no occupancy 
permit will be issued by the Building Official until such certification is obtained pursuant to O.R.S. 
446.320. 
 

Section 17.090 - Service Buildings 
Service buildings housing sanitation facilities shall be permanent structures, complying with all 
applicable ordinances and statutes regulating buildings, electrical installations and plumbing and 
sanitation systems. Such buildings shall be maintained in a sanitary and orderly condition. 

 
FINDING: Applicant Proposes: 
 

 
 
Service buildings housing sanitation facilities will be permanent structures, complying with all applicable 
ordinances and statutes regulating buildings, electrical installations and plumbing and sanitation 
systems. Such buildings will be maintained in a sanitary and orderly condition throughout the life of the 
permit. 
 

Section 17.100 - Accommodation of Handicapped  
At least one (1) service building housing sanitation facilities shall be accessible to paraplegics or 
persons confined to wheelchairs. The stalls of said building shall be wide enough to permit 
entrance and shall be provided with assist bars. Ramps shall be provided over curbs. Such 
buildings shall be clearly marked and signed. 

 
FINDING: Applicants service building housing sanitation facilities will include at least one (1) facility 
accessible to paraplegics or persons confined to wheelchairs. The stalls of said building shall be wide 
enough to permit entrance and shall be provided with assist bars. Ramps shall be provided over curbs. 
Such buildings shall be clearly marked and signed.      
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File # Fee: Decision:      Approved     Denied 

Date Received: Received by: 
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Decision Date: 

Date Complete: Reviewed by: 
(Planner Initials)

Issued by: 
(Planner Initials)

APPLICANT INFORMATION OWNER INFORMATION 

Name:    Name:    

Address:   Address:   

City/State/Zip:        City/State/Zip: 

Phone:   Phone:   

Email:   Email:    

Primary Point of Contact for staff: _______________________________________________________________________ 

PROPERTY INFORMATION 

Physical Address / Location Information: _________________________________________________________________ 

Township, Range, Section, Tax Lot(s) Acct # Acres Zoning Overlay Zone(s)

SIGNATURES: 

Applicant(s)   Date:  

  Date:  

Property Owner(s)   Date:  

  Date:  

*Signatures are only valid for one year from the date of signature. Signing indicates that the property owner(s) is/are aware that an
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to evaluate the application 
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Fire Safety Self-Certification Page 5 

OR….. The following improvements to public and private roads have been determined to be necessary: 

All necessary improvements will be made and maintained to ensure basic access to the property. 
 Yes – Comment  No, See Attached Fire Safety Plan

ON-SITE WATER 10.150/11.150 – On site water requirements will be met in the following way:   
NOTE:  Select either A or B. Previous requirements to install NFPA sprinkler systems have been found 
to conflict with State Building Codes. 

A. The proposed dwelling is 3,500 SF or smaller and will be located within a fire protection district.
 Yes – Comment  No, See Attached Fire Safety Plan

B. The proposed dwelling is 3,500 SF or smaller, will be located outside a fire protection district, and
will provide at least 4,000 gallons of water on site for fire protection.

 Yes – Comment  No, See Attached Fire Safety Plan

I/we acknowledge receipt of the full WC LUDO Chapter 10/NSA LUDO Chapter 11 – Fire Safety 
Standards text and illustrations applicable to the land use or building permit request at the time of 
application.  I/we have reviewed and certify that the standards have been reviewed and understood.  
I/we further certify that all responses to the above questions and improvement designs and locations 
shown on the site plan are true and accurate, and that all planned future compliance will be achieved 
within one year and maintained in perpetuity. 

Owner Signature Date 

Owner Signature Date 

P:\Development Applications\FireSafety_Self-Certification.doc Last Updated 3/31/2020 
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