City of Castle Rock

2y of Castle Rock
Castle Rock, WA 98611

J

\—Gateway ts M. St. Felens —

STAFF REPORT
Variance Request
Four Corners Estates
Parcel 308980100, Castle Rock, WA

To: Mark Scheibmeir, Castle Rock Hearing Examiner
From: Rachel Granrath, Contract Planner
Date: April 6, 2026
Subject: Public Hearing: Variance Request — Four Corners Estates (CRP-26-002), Castle Rock WA

Summary of Request and Recommendation

The applicant requests a variance from CRMC 17.28.070 (Street Frontage) and 17.28.050 (Building site
dimensions) to allow six (6) proposed lots (Lots 7—12) within an 18-lot subdivision to have reduced frontage on a
cul-de-sac below the required 60 feet. The application is categorically exempt from SEPA per WAC 197-11-800 (6)

(e).

Staff Recommendation:

Approve with modifications. Grant a limited variance to allow a minimum of 55 feet of frontage for Lots 7-12
within the cul-de-sac only, while requiring all other lots to meet the standard 60-foot frontage requirement.

The broader request for significantly reduced frontage (as low as 28 feet) is not supported, as it exceeds what is
necessary to address the site constraint and conflicts with City development standards discouraging cul-de-sacs.

General Information
Project Name: Four Corners Estates (CRP-26-002)
Parcel: 308980100
Proponent: Brett Bates
Representative: Nick Taylor
Proposal: 18-lot single-family residential subdivision with cul-de-sac configuration

Project Description

The applicant proposes an 18-lot subdivision in the R-1 zoning district. Lots 7 through 12 are configured around a
cul-de-sac bulb and do not meet the required 60-foot minimum street frontage. The applicant has requested a
variance as follows:

e Proposed frontage ranges from approximately 28.4 feet to 51.9 feet
e Total frontage across the six lots: 229.3 feet
e Average frontage: around 38.2 feet
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The applicant seeks a variance to allow these reduced frontage widths.

Applicable Codes:
CRMC 17.28.070 — Street Frontage
Every single-family dwelling or manufactured home shall be located on a lot that has 60 feet fronting
upon a public street without any other building intervening between such dwelling and the street upon
which it fronts.

CRMC 17.28.050 - Building site dimensions.

In the R-1 district, no single-family dwellings shall be hereafter erected on any lot or plot having an area of
less than 6,000 square feet nor a width of less than 60 feet; provided that these regulations shall not
prohibit the erection of one single-family dwelling upon any lot of record of less area or width than here
required. In the R-1 district, no two-family dwelling shall be hereafter erected upon any lot or plot having
an area of less than 8,500 square feet or width of less than 75 feet.

City Development Policies and Public Works Standards — Section 4.08
Indicates that cul-de-sacs are discouraged, reinforcing a preference for connected street networks.

Comparative Jurisdictional Analysis
As detailed in Exhibit C: Public Works Letter dated, March 18, 2026. A desktop review and comparison of nearby
jurisdictions was conducted, and the following findings informed the staff recommendation:

e Kelso, Longview, Kalama: Allow 50-foot frontage in single-family zones

e Longview and Kalama: Allow up to 25% reduction in cul-de-sacs (~37.5 feet)

¢ Woodland and Castle Rock: Maintain 60-foot standard, with no automatic reduction

Public Works evaluated alternative lot configurations within the cul-de-sac:
e 6 lots (proposed): avg. 38.2 ft frontage
e 5]ots: avg. 45.9 ft frontage
e 4lots: avg. 57.3 ft frontage

This demonstrates that some flexibility is common, but typically within moderate limits, not to the extent

proposed. These scenarios illustrate that the requested reduction is substantial and that reasonable alternatives
exist that better align with code intent.
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Vicinity Map

Figure 1: Vicinity Map- Subject Property, Cowlitz County GIS

Current Comprehensive Plan Map Designation
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Current Zoning Designation
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Rezone and Comprehensive Plan Amendment — City of Castle Rock Ordinance No. 2025-12 —
Approved during the September 8, 2025 Regular City Council Meeting

An ordinance of the City of Castle Rock amending the Official Zoning Map and Comprehensive Plan
Future Land Use Map by rezoning and redesignation of portions of parcel 309100100 and 308980100,
Castle Rock, WA rezone mixed use commercial (mx) to low density residential (R-1); and redesignation of
mixed use commercial to low density residential future land use designation.

Docusign Envelope ID: 797DDFE4-CFI8-4E3B-A188-8F71581CF95E

h A: A ded Comp Plan Future Land Use Map.

City of Castle Rock |
Comprehensive Plan Map |

Figure 2: Amended Future Lond Use Designation
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Docusign Envelope ID: 797DDFE4-CF3B-4E3B-A188-8F71581CF96E

Figure 4: Amended Zoning Designation

Attachment B: Amended Official Zoning Map.
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Development Standards
R-1 Zone, CRMC 17.28

Building Height: Met. Future applications will conform to standard
35’ max.

Minimum lot area: NOT MET: Applicant requested Variance.

Single family: 6,000 sq ft., width not less

than 60 ft

Two Family: 8,500 sq ft. min., width not

less than 75 feet

Street frontage NOT MET: Applicant requested Variance.
Every principal structure, except

bungalow courts, shall front upon a

public street without any other building

intervening between it and the street

upon which it fronts.

Setbacks Met. Current structures meet requirements; any
Front yard: 15 ft. further applications will conform to standard
Front Garage entrance: 20 ft.

Rear yard: 20 ft.

Side yard: Not less than five ft in width on

sides of dwelling.

Corner lot/side yard: 15 feet in width

along the flanking or side street line.

Comprehensive Plan Consistency

The following goals and policies of the comprehensive plan showcase how this variance to the degree that is
recommended by staff in this report best supports supporting housing development as well as enhancing
transportation goals in Castle Rock. As conditioned and recommended in this staff report, the following goals and
policies illustrate the development’s consistency with the Castle Rock Comprehensive Plan.

Transportation Goals and Policies:

Goal 1: Provide for a convenient, safe, and efficient transportation/circulation network.

Goal 4: Ensure that an adequate transportation network exists to support future development.

Policy 3: Integrate land use and transportation decisions to ensure that the transportation system supports the
community land use vision.

Policy 5: Encourage street networks in new development that create circulation between neighborhoods and
subdivisions.

Procedural Requirements

The process is outlined by the following steps in accordance with the Castle Rock Municipal Code (CRMC) 16.36,
CRMC 17.20, CRMC 17.77.040 (5) Type V — Quasi Judicial, and CRMC 17.79. The process is currently at the Public
Hearing in the process.

Variance Process Flow Chart
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Application Submission Completeness Review Agency/Department Public Notice

17.79.020 17.79 Transmittal 17.20.120

Public Hearing before
Staff Recommendation (=N Hearing Examiner
17.20

Hearing Examiner
Decision 17.20.130

Table 3: Variance Procedure: Key Dates and Milestones

Application Submittal February 9, 2026; additional information February 24, 2026
Letter of Complete February 25, 2026

Agency Notice March 28, 2026

SEPA Exempt per WAC 197-11-800 (6) (e).

Agency and Public Comment Period March 28 — April 13
Public Hearing April 14, 2026

Agency/Department and Public Comment

Following Agency and Department review, one comment letter was received from the Castle Rock Public Works
Department, illustrated in Exhibit C of this staff report. Public comment was issued on May 28™; no public
comments were received at the time of this staff report.

Variance Criteria CRMC 17.79.020

CRMC 17.79.020 outlines the variance criteria as analyzed in items 1-4 below, the Hearing Examiner may grant
the variance if he/she finds from the evidence presented at the hearing meets the variance criteria.

1.

That there are exceptional or extraordinary circumstances or conditions applying to the subject property
that do not apply generally to other properties in the same vicinity or zoning district, and that the plight of
the applicant is unique and not the result of his own action;

Staff Analysis:

The cul-de-sac design creates a geometric constraint affecting frontage widths. However, this condition is
self-created through subdivision layout design, not inherent to the property. While some flexibility may be
warranted, the extent of the requested variance exceeds what is necessary to address the constraint.

That the land or structure in question cannot be reasonably used and cannot yield a reasonable return if
used only in accordance with the density requirements of this title for the district in which it is located,
and that such variance is necessary for the preservation and enjoyment of a substantial property right of
the applicant possessed by the owners of other property in the same vicinity or district;

Staff Analysis:
The property can be reasonably subdivided and developed under code-compliant standards or with a
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reduced variance. A full variance allowing frontage as low as 28 feet is not necessary to achieve
reasonable use or economic viability.

3. That the authorization of such variance will not be materially detrimental to the public welfare, not
injurious to nearby property, nor essentially different from the provisions of the district in which it is
located;

Staff Analysis:

Excessively narrow frontage may impact neighborhood character, lot usability, and future development
patterns. Additionally, allowing a significant deviation could undermine consistent application of zoning
standards. As recommended by staff, a limited reduction (to 55 feet) maintains compatibility while
accommodating design constraints.

4. That the granting of such variance will not adversely affect the comprehensive plan or studies thereof.

Staff Analysis:
The proposal supports residential development; however, Transportation goals emphasize connectivity
and discourage cul-de-sacs. Granting a large variance would conflict with these policies.

A modest variance maintains consistency with the Comprehensive Plan.

Conclusions

Staff finds that the variance request as proposed by the applicant does not meet the requirements and approval
criteria outlined in CRMC 17.79 and CRMC 17.28.070 (Street Frontage) and 17.28.050 (Building site dimensions),
and as conditioned below.

Hearing Examiner Action
CRMC 17.79.020 and 17.79.030 (below), outlines the Hearing Examiner action associated with variance
applications.

17.79.020 Application for Variance

(A) An application for a variance may be filed by the owner or occupant of the property affected. The
application shall be verified and filed with the city clerk-treasurer's office and shall state fully the
circumstances and conditions relied upon as grounds for the variance and shall be accompanied by
adequate plans and legal descriptions of the property involved and an outline of the proposed use. As a
condition to processing the application, the applicant shall pay a fee as established by resolution of the city
council. The city clerk-treasurer shall transmit all variance application materials to the city planner who
shall in turn prepare written findings of fact on the variance application and transmit the materials
relevant to the hearings examiner. The examiner shall set the matter for hearing; notice of the time, place
and purpose of such hearing shall be given to the property owners of each lot, parcel or portion of the real
property affected by this declaration. The hearings examiner shall establish the date, time and place for
the public hearing, and ensure that all public notices and postings are made in conformance with the
requirements of law. Upon the date set the examiner shall hear the application; at the termination of the
hearing, the examiner will render a decision within 10 days to grant or deny the variance on the evidence
submitted, or extend the hearing to secure further information.

(B) In granting a variance, the hearings examiner shall make written findings of fact which shall specify all
facts relied upon by the examiner in rendering its decision in attaching conditions and safeqguards thereto.
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The actual terms of the variance and any conditions thereon shall be prepared and filed with the city clerk.
A copy of the findings of fact and the variance shall be provided to the applicant and any other interested
person who may request the same.

17.79.030 Effective date of orders.

The order of the hearings examiner granting or denying a variance shall become effective when the
decision has been rendered, unless the examiner shall set a different date for such order to become
effective, which date shall not be more than 30 days from the date of entry of such order and not less than
10 days. In exercising the above, the examiner may reverse or affirm wholly or partly and may modify the
order, requirements, decision or determination as should be made in the hearing.

Staff Recommendation

As conditioned and revised per staff recommendation, the application does not appear to be detrimental to
general public health, safety or welfare and meets the intent and criteria in Castle Rock Municipal Code.
Staff recommends that the application be approved with conditions, modifying the request as follows:

e Grant a minimum frontage of 55 feet for Lots 7-12 within the cul-de-sac only

e Require all other lots to meet the 60-foot frontage requirement

e Deny any request for frontage below 55 feet

Recommended Findings of Fact
1. The applicant submitted a variance request for reduced street frontage as part of the Four Corners Estates

subdivision (CRP-26-002).

The Comprehensive Plan Land Use Designation is currently Low Density Residential.
The subject property is zoned Low Density Residential (R-1).

The application is SEPA exempt per WAC 197-11-800 (6) (e).

The proposal includes six lots that do not meet the 60-foot frontage requirement.
The application is SEPA exempt under WAC 197-11-800(6)(e).

The City discourages cul-de-sacs per Public Works Standards Section 4.08.

The requested frontage reduction (to as low as 28.4 feet) is greater than necessary.

O ® N o v~ W N

A reduced frontage of 55 feet represents reasonable accommodation of site constraints.

10. As conditioned, the proposal is consistent with CRMC and the Comprehensive Plan.

Recommended Conditions of Approval
1. Lots 7 through 12 shall each provide a minimum of 55 feet of street frontage.

All other lots shall meet the minimum 60-foot frontage requirement.

The final plat shall be revised to reflect compliant frontage widths prior to approval.

2
3
4. The subdivision shall comply with all City of Castle Rock Public Works and Engineering Standards.
5. The applicant shall obtain all required permits and approvals.

6

All local, state and federal laws shall be met.
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Exhibits:
Exhibit A: February 5 & February 25, Application Materials

Exhibit B: Noticing Materials

Exhibit C: Public Works Comment Letter, dated March 18, 2026
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Exhibit A:

February 5 & February 25, Application
Materials

Bates Variance Request
CRP-26-002
Parcel #s 308980100






% 0{ M 206é Building & Planning Department

Variance Request Packet

141 A St SW / PO Box 370

Castle Rock, WA 98611
Contents Page Phone: 360-274-8181
finance@ci.castle-rock.wa.us

bldgdept@ci.castle-rock.wa.us

Submit

Complete & = Forms that need to be completed and returned to the City of Castle Rock Finance Office.
= Forms and/or links that are informational and do not need to be submitted.

1 A Pre-Application Conference / Site Plan Review may be requested. Please contact City Hall for more
information if you would like to schedule a pre-application conference.

Variance Request Packet Contents (1 page)

Application for Variance Submittal Checklist (1 page)

1
1 Master Application (1 page)
1 Application for Variance (4 pages)

=]

Hearings Examiner Application (2 pages)

General Land Use Application (2 pages)

Environmental Questionnaire (2 pages)

VI|IN|O U WIN

SEPA - Environmental Checklist — online printable form:
http://ci.castlerock.wa.us/download/SEPAchecklist 2017 locked.docx

-
o

(3 pages)

Excerpt from Castle Rock Municipal Code (CRMC) Chapter 17.77.040 Section D.5. Type V — Quasi-Judicial |

11 CRMC Chapter 17.79.020 Application for Variance (1 page)

12 Fee Schedules 1 & 5 of Resolution No. 2025-12 (6 pages) Fees are nonrefundable.

The entire Master Fee Schedule is available at City Hall or upon request.

13 Please review the following Castle Rock Municipal Codes (CRMC) online at:

https://ecode360.com/CA4379

prefer a paper copy of the documents below, please contact City Hall.

The Castle Rock Municipal Code may also be viewed in the Finance Office located in City Hall. If you

CRMC —Title 17 Zoning

CRMC —Title 18 Environmental Protection

| acknowledge the above documents and/or web addresses/links were provided to me in the Variance Request Packet.
Furthermore, | acknowledge that information sheets are intended to assist the public in understanding the effect of codes and
regulations. Information sheets are not complete statements of these codes and should not be used as a substitute for them. If

conflicts arise, the codes and regulations are the final authority.

To ensure you have the most current information and applications, consult City Staff. It may also be beneficial to contact City

Staff to be sure you understand all requirements before submitting materials or payments.
Fees are non-refundable.

g

/

Name: A/ t\‘K 7 M/A/\

¥ / (Please Pérllt)

L4

. /7
Signature: / % Rt Date: ,l "/ S / 1:) 5
// //

RECEIVED FEB 05 2026
CRP-26-COZ.



g@ 0‘ M 206é Building & Planning Department

141 A St SW /PO Box 370

Application for Variance Castle Rock, WA 98611
. . Phone: (360) 274-8181
Submittal Checklist finance(@ci.castle-rock.wa.us

A complete application for a variance includes, but is not limited to:

Variance Request Packet Contents Page (1 page) - Print Name, Sign Name, Date

pd Application for Variance Submittal Checklist (1 page) — Applicable Boxes Checked and Page
Initialed

B<] Master Application (1 page) - Completed, Signed, and Dated

IZI Application for Variance (4 pages) - Completed, Signed, Dated, and including the required
information.
Include any additional pages for the decision criteria narrative
% Site Plan - One (1) reproducible copy (8-1/2” x 11” or 11” x 17”; or Seven (7)

oversized copies that show the required information.

[Z'Hearings Examiner Application (2 pages) — Completed, Signed, Dated, and including the
required information.

X{I Names and Addresses of all property owners adjacent to, touching, abutting,
adjoining or directly across a street or alley within 300 feet of lot boundaries

from the property. I/t may be helpful to contact the Cowlitz County’s Assessor’s
Office at 360.577.3010 for more information.

[’ General Land Use Application (2 pages) - Completed, Signed, and Dated
/\//A [ ] SEPA Environmental Checklist — When applicable — Contact City Hall for more information
A/A [ ] Any Additional Information/Documents Necessary and/or Required to Process the Request

E:l Payment of Fees — Submit Required Payment(s) — Contact City Hall for more information

"

Applicant Initials: A/ i)

RECEIVED FEB 05 2026

CRP-2L-002.



City of Castle Rock
Department Of Building and Planning CRp-2L-002Z

City Hall, PO Box 370 / 141 ‘A’ St SW, Castle Rock, WA 98611 Mé,ﬂ_a.ags_&““d B

Phone: 360.274.8181 / Email: finance@ci.castle-rock.wa.us PLEASE PRINT IN INK_ OR

TYPE
MASTER APPLICATION
PROPERTY INFORMATION |
Vi
Project Address:_/w &, he s Qo@rg 54 city:_(os Fle fah Parcel #: 3O FATOI100
Short Plat/Subdivision: __A// 4 Block:_ A//# Lot:___A/V/A
[ OWNER/APPLICANT INFORMATION l
Applicant/Authorized Agent: @f‘ ?ﬁ“ @a-"‘ s Phone: ?@0 Is7 4 7?9
Mailing Address: [Bs~ @Nc’\‘( Ln City: va\g 3l e 4 State:_L/A__ zip: 756 3
Property Owner'__ﬁa.ﬁ.g_«;_?af_ﬂ_‘ge i Phone:
Mailing Address: City: State: Zip:
Contractor: Lic #: Phone:
Mailing Address: City: State: Zip:
Lender Name: Phone:
Lender’s Address:
[ PROJECT INFORMATION
Building/Construction Planning Environmental
[] Building Permit [ Critical Areas [] Critical Areas
[] Excavation & Grading Permit [] Flood Plain [] Flood Plain Permits
[0 Manufactured/Structure Placement [C] Home Occupation Business License [] sepa
[0 Mechanical Permit [[] Master Plan [ surface Mining
] Plumbing Permit : [J Mobile Home Park [] oOther
[] Roofing Permit RECEIVED FEB 05 2026 5 Plat (Preliminary) — VorTone@
[J signage Permit ] Plat (Final)
[] Other [] site Plan (Preliminary)
[] site Plan (Final)

{ PROJECT DESCRIPTION |
Occupancy Group: > Type of Construction: ? Sq. Ft. ? No. of Stories: ? No. of Bedrooms.__-
Is there any grading, filling, or excavation associated with this project? >/ s Quantity {cubic yards): = 0P L !/

(Including grading for road construction, site preparation, and landscaping.) NO SITE WORK MAY BE DONE PRIOR TO CRITICAL AREAS DETERMINATION.
Water Supply: (( "Z Sewage Disposal: ()\ 1 5 Type of Heat: % i (3 ¥ \ Fair Market Value: R n

Does project involve Asbestos? [ ] YES [ ] NO
PROVIDE A BASIC DESCRIPTION OF THE PROPOSED PROJECT: |5 - [0 pre fodemdial o/ ot

I hereby certify that | am the owner or duly authorized agent of the owner for the purposes of this application. Further, | grant permission from the owner to any and
all employees and representatives of the City of Castle Rock and other governmental agencies to enter upon and inspect said property as reasonably necessary to
process this application. | further certify that | have read and examined this application and know the same to be true and correct. if any of the information provided

2 on this application is incorrect, the permit or approval may be revoked.

APPLICANT'S SIGNATUR@ DATE: 1" 0 S . Z DL (0
APPLICATION ACCEPTED BY: DATE:_,Q[O_&[@_(Q_
PERMIT NUMBER

APPLICATION APPROVED BY: DATE: CREE 2L -0OZ -




