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City of Castle Rock 

PO Box 370 

Castle Rock, WA 98611 

 
 

STAFF REPORT 

Variance Request 
441 Front Avenue NW, Castle Rock WA, Castle Rock, WA. 

 

To:  Mark Scheibmeir, Castle Rock Hearing Examiner   

From:  Rachel Granrath, Contract Planner  

Date:   December 3, 2025 

Subject:  Public Hearing:  Variance Request - 441 Front Avenue NW – R-2 Street Frontage Requirements  

 

 

Summary of Request and Recommendation  
The applicant seeks a variance from Castle Rock Municipal Code 17.32.060, regarding the street frontage 

requirements in the R-2 Zone for the parcel at 441 Front Avenue NW. The site was previously approved for an 8-

unit condominium development; however, the market has shifted so that the condominium development is no 

longer an economically viable option for the property owner. The applicant seeks to amend this development to 

enable a 4-lot short plat. The applicant seeks to obtain a variance to the public street frontage requirements in 

the R-2 Zone. The application is categorically exempt from SEPA per WAC 197-11-800 (6) (e).   

General Information  
Site Address: 441 Front Avenue NW, Castle Rock WA 

Proponent: Michael Vorse  

 

Variance requested:  
The subject property has public right of way access to the property from Front Avenue for one access point off the 

road. The property is a triangular shape along Front Avenue NW and bordered by a public trail along the Cowlitz 

River. The north side of the property borders a public parking lot owned by the City of Castle Rock. Due to the 

pedestrian trail along the river and the levee system, there are no shoreline impacts to the site and future 

development. In order to develop the site a variance is requested in order to allow private road access and street 

frontage off a private road versus a public street. See the relevant code section below.  

 

17. 32 R-2 High Density Residential District   

17.32.060 Street frontage. 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.  

  

 

City of Castle Rock 
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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 

 

Development Standards 
R-2 Zone, CRMC 17.32.060 

R-2 Development Standards  

Building Height:  

40’ max. 

Met. No current structures or development on 

the site; future development applications will 

conform to standard 

Minimum lot area:  
Single family: 6,000 sq ft.  
Single family attached: 3,750 sq ft.  
Duplexes: 7,500 sq ft.  
Multiple-family dwelling 7,500 sq ft. for 
the first two dwelling units, plus 1,000 sq 
ft. for each additional dwelling unit. 

Met. Any future short platted lots shall not be 
less than 6,000 square feet, to be reviewed at 
time of plat submittal.  

Street frontage  
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. 

NOT MET: Applicant requested Variance.  

Setbacks  
Front yard: 15 ft.  
Front Garage entrance: 20 ft.  
Rear yard: 20 ft. 

Met.  Further applications will conform to 
standard 
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Comprehensive Plan Consistency  
The following goals and policies of the comprehensive plan showcase how this variance approval best supports 

supporting infill housing development as well as enhancing transportation goals through connectivity in Castle 

Rock. As conditioned 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 5: Encourage street networks in new development that create circulation between neighborhoods and 

subdivisions. 

 

Housing Goals and Policies:  

Goal 3: Provide an adequate supply of land in order to promote housing costs that are affordable.  

Goal 5: First promote infill development of residential land and then encourage annexation of residential property 

to provide adequate land supply for future housing needs.  

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 

 

 

 Table 3: Variance Procedure: Key Dates and Milestones  

Procedure Action Item Date 

Side yard: Not less than five ft in width on 
sides of dwelling. For two-family 
dwellings (duplex), each side yard shall be 
a minimum of eight ft in width. The side 
yard for every building shall be increased 
by one additional foot in width for each 
story of the structure above two stories 
in height. 

Application Submission 

17.79.020

Completeness Review

17.79

Agency/Department 
Transmittal

Public Notice 

17.20.120

Staff Recommendation

Public Hearing before 
Hearing Examiner 

17.20

Hearing Examiner 
Decision 17.20.130
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Pre-Application Meeting Wednesday, March 26, 2025 

Application Submittal September 29, 2025 

Letter of Complete  October 20, 2025 

Agency Notice October 20, 2025 

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

Agency and Public Comment Period  November 18 – December 2 

Public Hearing December 3, 2025 

Agency and Public Comment 
Agency comment was issued on October 20; and Public Notice was issued on November 18. Table 4 below 

illustrates the comments received at the time of this staff report.    

Table 4: Agency & Public Comment Summary Table 

Agency Name Nature of Comment 

Castle Rock Contract City 
Engineer, Gibbs & Olson 

Tom Gower The private road needs to be designed per the City of 
Castle Rock Private Road standard detail, Drawing No. 
CR007ST and the City may require no parking along the 
private road.  Emergency vehicle access needs to be 
considered at the sharp corner on Lot 1.  I will let the fire 
department determine if a turnaround is needed at the 
end of the private road. 

Castle Rock Contract 
Building Official 

Michael Wilson 
 

No comment  

Cowlitz Fire Chief  Bill LeMonds Fire would not require a turnaround at the end of the 
private road. 
 

 

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: This section of Castle Rock is a gateway 

entrance into the downtown central business district. 

The connection between Front Avenue NW and 

Huntington Avenue N (Highway 411), created impacts 

to a few properties due to the right of way constraints 

and proximity of the Cowlitz River and shoreline. Due 

to these constraints the property is a triangular shape 

and cannot have multiple access points onto Front 

Avenue because of safety concerns and traffic 
Figure 2: Constraint and Adjoining property overview 
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circulation into downtown. This is intentional to reduce conflict. Many other surrounding properties are 

accessed by side streets entering Front Avenue. The subject property is not afforded that opportunity due 

to the unique shape and constraints with the adjoining right of way, trail and shoreline. The other 

properties affected by the same constraints are owned by the City and utilized for public use, such as 

parking for trail access and Gateway Park, a public park amenity. Staff finds that this criteria is met due to 

unusual circumstances with lot alignment and orientation not due to the applicant’s action.   

2. 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: Without a public street frontage variance this property cannot subdivide or develop 

further, even a single-family home. There is room to develop the property in accordance with the R-2 

zoning standards as well as to serve the future lots by a private 20’ road easement, in accordance with 

public works and engineering standards.  

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: As identified previously, the lot is constrained by right of way, trail and shoreline impacts. 

As a gateway to the downtown core, it is in the public’s best interest to serve this property with a private 

roadway variance. Staff finds that the variance request is not detrimental to public welfare.  

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

Staff analysis: As conditioned in this staff report, the variance will not adversely affect the comprehensive 

plan or studies. Staff finds that the request is supported by Comprehensive Plan policies.  

Conclusions  
Staff finds that the variance request meets the requirements and approval criteria outlined in CRMC 17.79 and 

CRMC 17.32.060, 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 
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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 safeguards thereto. 

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 below, the application does not appear to be detrimental to the general public health, safety or 

welfare and meets the intent and criteria in Castle Rock Municipal Code.    

 

Recommended Findings of Fact  
1. Michael Vorse applied for a variance to the street frontage requirement on September 29, 2025.   

 

2. The Comprehensive Plan Land Use Designation is currently High Density Residential.  

 

3. The subject property is zoned High Density Residential (R-2).  

 

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

 

5. The proposal is consistent with the goals and policies of the City of Castle Rock Comprehensive Plan.  

 

6. This proposal, as conditioned, is consistent with Title 17 CRMC Zoning.  

 

7. This proposal, as conditioned, will meet Standards and Castle Rock Engineering Standards for Public 

Works Construction.   

 

Recommended Conditions of Approval 
 

1. Formalize a new easement in accordance with the public works standards in order to formalize the private 

road to serve future lots. This will be an application requirement for the short plat application.   

 

2. The pre-application meeting for this project, which occurred on Wednesday, March 26, 2025, considered a  

4-lot subdivision, should the applicant consider additional lots, unit types, or densities there should be a 
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new pre-application meeting to discuss standards, layout, and to ensure the applicant has all necessary 

information to plate lots in future. Future lots shall either be a minimum of 6,000. 

 

3. At a minimum, if multi-family development is submitted as a development the applicant must address all 

sections of CRMC including but not limited to:  

a. 17.32.080 Screening, landscaping and critical areas buffering requirements. 

b. 17.32.090 Off-street parking. 

 

4. The applicant shall obtain all required building permits through Castle Rock Building and Public Works 

Department.  

 

5. All local, state and federal laws shall be met.  

Exhibits: 
Exhibit A: September 29, 2025 Application Materials  

Exhibit B: Context Plat Exhibits 

Riverfront Towers Condominium Plat  

Boundary Line Adjustment Survey  

Exhibit C: Comments Received  

Exhibit D: Noticing Materials  



Exhibit A: 
September 29, 2025 Application 

Materials 

 

Vorse Variance Request 

CRP-25-026 

 

441 Front Ave NW  

aka 

Parcel #s 30216101,302160102, 
302160103, 302160104, 302160105, 

302160106, 302160107, and 302160108 

 

































Exhibit B: 
Context Plat Exhibits 

Riverfront Towers Condominium Plat 

Boundary Line Adjustment Survey 

 

 

 

Vorse Variance Request 

CRP-25-026 

441 Front Ave NW  

aka 

Parcel #s 30216101,302160102, 
302160103, 302160104, 302160105, 

302160106, 302160107, and 30216010 
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Exhibit C: 
Comments Received 

 

 

 

 

 

Vorse Variance Request 

CRP-25-026 

441 Front Ave NW  

aka 

Parcel #s 30216101,302160102, 
302160103, 302160104, 302160105, 

302160106, 302160107, and 30216010 



Agency Comments:  
 

Fire Comment 

We would not require a turn around at the end of the private road. 

Bill 

Bill LeMonds chief@cowlitz6fire.org 

 

Building 

Apologize for the delayed response.  No additional comment. 

Michael Wilson, CBO 

Deputy Director / Building Official 

Cowlitz County Building and Planning 

360-577-3052  Ext. 6655 

  

  

Tom Gower  

I have looked through the pre-application meeting notes as well as the variance request 
application packet.  If I understand correctly, the request is to construct a private road into 
the site rather than meet the requirements of CRMC 17.32.060 which requires every 
principal structure to front upon a public street. 

  

The private road needs to be designed per the City of Castle Rock Private Road standard 
detail, Drawing No . CR007ST and the City may require no parking along the private 
road.  Emergency vehicle access needs to be considered at the sharp corner on Lot 1.  I will 
let the fire department determine if a turnaround is needed at the end of the private road. 

  

mailto:chief@cowlitz6fire.org


Tom Gower, PE | Project Manager  

GIBBS & OLSON  

CIVIL ENGINEERS | LAND SURVEYORS 

p: 360.425.0991 | www.gibbs-olson.com  
  

 

https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.gibbs-olson.com%2F&data=05%7C02%7CRachel.Granrath%40kimley-horn.com%7Ce91b4cf4e7e041f39b8908de1d8f3fd2%7C7e220d300b5947e58a81a4a9d9afbdc4%7C0%7C0%7C638980698241920103%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=190JSVHue%2B%2FJBtUm49NK8iBxFGm5oZKzBaMN9egfgT4%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.gibbs-olson.com%2F&data=05%7C02%7CRachel.Granrath%40kimley-horn.com%7Ce91b4cf4e7e041f39b8908de1d8f3fd2%7C7e220d300b5947e58a81a4a9d9afbdc4%7C0%7C0%7C638980698241920103%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=190JSVHue%2B%2FJBtUm49NK8iBxFGm5oZKzBaMN9egfgT4%3D&reserved=0
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Exhibit D: 
Noticing Materials 

 

 

 

 

 

Vorse Variance Request 

CRP-25-026 

441 Front Ave NW  

aka 

Parcel #s 30216101,302160102, 
302160103, 302160104, 302160105, 

302160106, 302160107, and 30216010 



[def:$signername|printname|req|signer1] [def:$signersig|sig|req|signer1] [def:$notarysig|sig|req|notary] [def:$date|date|req|notary] [def:$state|state|req|notary] [def:$county|county|req|notary] [def:$disclosure|disclosure|req|notary] [def:$seal|seal|req|notary]

Longview Daily News
770 11th Ave
(360) 577-2525

State of Florida, County of Orange, ss:

Edmar Corachia, being first duly sworn, deposes and says: That
(s)he is a duly authorized signatory of Column Software, PBC, duly
authorized agent of Longview Daily News, published in Cowlitz
county, has been approved as a Legal newspaper by order of the
Superior court of the State of Washington of Cowlitz County, and
that the Annexed printed copy is a true copy of the notice in the
above entitled matter as it was printed in the regular entire issue of
said paper and online at www.tdn.com�for publication dates as listed
below, and that said newspaper was regularly distributed to its
subscribers during all of said period, and that said notice was
published in said paper and not in a supplement form. That the full
amount of the fee charged for said forgoing publication is as listed
below, and is $3.50 per line for the first insertion and $3.00 per line
for each subsequent insertion. There is also an additional charge of
$10.00 for every additional affidavit copy over two copies.

PUBLICATION DATES: November. 18 2025

NOTICE ID: 7vcmJjre8bFJ6N8xVTAG
PUBLISHER ID: COL-WA-101321
NOTICE NAME: Public Hearing Notice - Vorse Variance
Publication Fee: $294.68

[$signersig ]
(Signed)______________________________________  [$seal]

VERIFICATION

State of Florida
County of Orange

Subscribed in my presence and sworn to before me on this: [$date]

[$notarysig ]
______________________________
Notary Public
[$disclosure]

AFFIDAVIT OF PUBLICATION

Public Hearing Notice - Vorse Variance - Page 1 of 1

11/18/2025
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Location: Page: 1, Page Type: doc, Point: 65.94, 689.99


Performed By System Name BusinessAPI


IP Address 34.34.233.34


Action Timestamp 2025-11-18 19:32:22 UTC


Performed By User Name Leo Hentschker


Performed By User Role organization_member


Performed By Participant Type


Action Type Document Created


Action Description Acting User Full Name: Leo Hentschker


Performed By System Name BusinessAPI


IP Address 34.34.233.34


Action Timestamp 2025-11-18 21:27:02 UTC


Performed By User Name Jessica Gordon-Thompson


Performed By User Role notary


Performed By Participant Type


Action Type Digital Certificate Applied to Document


Action Description Signature Type: Digital
Signature Algorithm: 1.2.840.10045.4.3.2
Certificate Validity Not Before: 2025-11-14 17:51:54 UTC
Certificate Validity Not After: 2026-11-14 18:01:53 UTC
Certificate Serial Number: 39CC53A560F30AFD698B71C6DBE31101
Certificate Issuer: C = US, O = Proof.com, CN = Proof.com Document Signing ECC CA 2


Performed By System Name ProofSignerWeb


IP Address 24.160.107.4
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