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City of Castle Rock 

PO Box 370 

Castle Rock, WA 98611 

 
 

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:  

• Proposed frontage ranges from approximately 28.4 feet to 51.9 feet  

• Total frontage across the six lots: 229.3 feet  

• 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:  

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

• 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: 

• 6 lots (proposed): avg. 38.2 ft frontage  

• 5 lots: avg. 45.9 ft frontage  

• 4 lots: 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 

  

 

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.  
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Recorded Boundary Line Adjustment – CRP-25-012 – AFN 3781109 Recorded 12/09/2025 
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Development Standards 
R-1 Zone, CRMC 17.28 

 

 

 

 

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 

R-1 Development Standards  

Building Height:  

35’ max. 

Met. Future applications will conform to standard 

Minimum lot area:  
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  

NOT MET: Applicant requested Variance.   

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. 
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. 

Met.  Current structures meet requirements; any 
further applications will conform to standard 
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 Table 3: Variance Procedure: Key Dates and Milestones  

Procedure Action Item Date 

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 28th; 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.  

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:  

The property can be reasonably subdivided and developed under code-compliant standards or with a 

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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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 safeguards 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: 

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

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

• 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).   

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

3. The subject property is zoned Low Density Residential (R-1).  

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

5. The proposal includes six lots that do not meet the 60-foot frontage requirement. 

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

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

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

9. 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. 

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

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

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 



Exhibit A: 
February 5 & February 25, Application 

Materials 
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Exhibit B: 
Noticing Materials 
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Exhibit C: 
Public Works Comment Letter, dated 

March 18, 2026 
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