City of Stevenson

STEVENSON .
S o <4 Planning Department
(509)427-5970 7121 E Loop Road, PO Box 371
Stevenson, Washington 98648
TO: Planning Commission
FROM: Ben Shumaker
DATE: May 13, 2024
SUBJECT: Zoning Interpretation - Seasonal Employee Housing in the CR Commercial Recreation
District

Introduction
This memo deals with the interpretation of Seasonal Employee Housing as an unlisted use in the CR Commercial

Recreation District. The Stevenson Planning Commission is asked to interpret the Zoning Code based on a request
depicted in Attachment 1. In conducting this interpretation, the Planning Commission is constrained by the
process and standards of SMC 17.12.020. The Planning Commission’s interpretation can a) prohibit, b) allow staff
review/approval as an accessory use, or ¢) allow Planning Commission review/approval via a conditional use
permit.

Recommendation
The Planning Commission should evaluate this proposal based on its understanding of a) whether Seasonal

Employee Housing is consistent with the purpose of the R3 District and b) and whether the use is of the same
general character as other uses in the district. A draft interpretation is attached based on the assumption that
Employee Housing could be conditionally allowed in the R3 District and that the use would be considered

accessory at this location.

Approval Standards
Affirmative findings shall be made on the following criteria before any unlisted use is allowed in a zoning district.

1. The use (Seasonal Employee Housing) is consistent with the purpose of the applicable zoning district (CR
Commercial Recreation);
GUIDANCE: Staff sees nothing to prevent an affirmative finding by the Planning Commission.
Use: The Seasonal Employee Housing use is not a listed use in SMC 17.13 — Use Classifications and
Descriptions. Staff has developed the following as a working description to assist discussions:

Any living quarters, dwelling or housing accommodation located on the same /ot
with a commercial establishment and occupied by employees of that establishment
on a seasonal basis.

Zoning District: The City has stated the purpose of the CR Commercial Recreation District as follows:
The commercial recreation district (CR) provides for the siting of facilities within Stevenson
for the express purpose of expanding the tourism industry while adding to local citizens'
opportunities for economic development. The establishment of the CR commercial
recreation djstrict is intended to enhance and diversify the business and tourism
opportunities in Stevenson through development of commercial and other facilities that
complement the natural and cultural attractions of the area without significant adverse effect

to environmental features or to natural, cultural and historic resources and their settings.
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Counterpoint: The purpose statement of the CR District specifies opportunities for locals in the pursuit of
economic development opportunities. Seasonal employee housing implies employment of non-
locals. The Planning Commission may choose to focus on this if it seeks to interpret this use other
than as it is presented in Attachments.

AND

The use is expressly allowed in a less restrictive district (C1 and M1 Districts).

GUIDANCE: An affirmative finding cannot be made for this criterion.

District Allowances: Seasonal Employee Housing is an unlisted use and does not appear in the Zoning
Code, including the Use Table for the C1 Commercial or M1 Industrial districts.

OR

The use is of the same general character as the principal and conditional uses authorized in such district.
GUIDANCE: Staff sees nothing to prevent an affirmative finding by the Planning Commission.
Character of Uses: The CR District allows similar uses a both P- Permitted (Hostel, Hotel, Campground),
and C - Conditional (Multi-Family Dwelling, Townhome). The duration of stay in the contemplated use—
longer than 30 days, less than continuous—separates it from the Hostel or Multi-Family use categories.

Accessory Use, Supplemental Standard

In limited circumstances, an unlisted use which satisfies the approval standards above may be interpreted as an

accessory use in the district under consideration. Such circumstances require an additional affirmative finding that:

1.

The proposed use (Seasonal Employee Housing) serves a purpose customarily incidental to the instant
principal use (Mixed Use: Hotel, Public Assembly, Golf Course) on the property under consideration.
GUIDANCE: Staff sees nothing to prevent an affirmative finding by the Planning Commission.

Instant Principal Use: Staff will caution (repeatedly) to avoid discussion of a specific site and/or property
while making a decision on this interpretation which must be viewed through a district-wide lens. The
instant principal uses on the property are commercial establishments with seasonal employment needs.
Housing such employees could be considered customarily incidental to such uses.

CONCLUSION: Subject to Planning Commission Analysis. If the Planning Commission makes an affirmative
finding criterion 1 and 3, above, and it finds the use customarily incidental to the instant principal use on the

requested property, Seasonal Employee Housing can be considered an accessory (A) use at this site in the CR

District.

Prepared by,

Ben Shumaker

Community Development Director

Attachment

Concept/Site Plans
Draft Interpretation (C/A)
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Skamania Lodge

Owner:

TERRAPINS LESSEE LLC-SKAMANIA LODGE
Jeff Randall, Asset Management

4747 Bethesda Ave. Suite 1100

Bethesda, MD 20814

240-507-1322

jrandall@pebblebrookhotels.com

Operator:

Benchmark Resorts & Hotels

Ken Daugherty, General Manager
Skamania Lodge

1131 SW Skamania Lodge Way
Stevenson, WA 98648
509-427-2500
kdaugherty@skamania.com

Architect:

Mitchell

Ron Mltchell

4841 West Mercer Way
Mercer Island, WA 98040
206-321-4989
r-i@comcast.net

Structural Engineer:

LUND OPSAHL

Peter Opsahl

1201 First Avenue South, Suite 310
Seattle, WA 98134

206-404-5156
popsahl@lundopsahl.com

Civil Engineer:

KPFF PORTLAND

Kim Dorr

111 SW 5th Ave, Suite 2400
Portland, OR 97204 503.542.3860
503.542.3860

kim.dorr@kpff.com

General Contractor:

Invision Il LLC.

Colby Bennett

861 NW Angel Heights
Stevenson, WA 98684-6278
503-720-8778
colbotiphone@gmail.com

Project Management:
Allied Partners

Cole Butler

Senior Project Manager
PO Box 156

Bend, OR 97709
503-317-4383
cole@allied-partners.net
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(509)427-5970 7121 E Loop Road, PO Box 371
Stevenson, Washington 98648

Planning Commission Interpretation

Commercial Recreation District—Seasonal Employee Housing

(ZON2024-02)

Issue:

The use table adopted at SMC 17.25.040 did not contemplate whether Seasonal Employee Housing uses
would be compatible in the CR Commercial Recreation District. At their regular meeting in May, 2024, the
Planning Commission addressed whether this use would have been permitted had it been previously
contemplated and whether it is compatible with the other listed uses in the district.

Guiding Policy

This interpretation is guided by SMC 17.12.020 which requires the following approval standards and
considerations, for which affirmative findings are required before an unlisted use could be allowed.

1) SMC 17.12.020(C)(1) — The use is consistent with the purpose of the applicable zoning district;
AND

2) SMC 17.12.020(C)(2) — The use is expressly allowed in a less restrictive district;
OR

3) SMC 17.12.020(C)(3) — The use is of the same general character as the principal and conditional
uses authorized in such district

AND

4) SMC 17.12.020(E)(1) — The proposed use serves a purpose customarily incidental to the instant
principal use on the property under consideration.

Discussion

Use: The Seasonal Employee Housing use is not described in SMC Chapter 17.13. The following is a
working description:
Any living quarters, dwelling or housing accommodation located on the
same lot with a commercial establishment and occupied by employees
of that establishment on a seasonal basis.
Zoning District: The purpose of the CR Commercial Recreation District is listed at SMC 17.25.020(A):
The commercial recreation district (CR) provides for the siting of facilities
within Stevenson for the express purpose of expanding the tourism
industry while adding to local citizens' opportunities for economic
development. The establishment of the CR commercial recreation district
is intended to enhance and diversify the business and tourism

Page 1 of 2



opportunities in Stevenson through development of commercial and

other facilities that complement the natural and cultural attractions of the

area without significant adverse effect to environmental features or to

natural, cultural and historic resources and their settings.
District Allowances: This use is not expressly allowed in any district (less restrictive or otherwise).
Character of Uses: In the CR District, 27 uses are either permitted (P) or conditional (C). Seasonal
Employee Housing is of the same general character as 7 of those uses [Multi-Family Dwelling (C),
Townhome (C), Vacation Rental Home (C), Bed & Breakfast (P), Hostel (P), Hotel (P), Campground (P)].
Additionally, there are 2 uses listed as prohibited (X) in the CR District. Seasonal Employee Housing is
of the same general character as 1 of those uses [Single-Family Detached Dwelling].
Instant Principal Use: In the CR District mixed uses involving Hotel, Public Assembly, Golf Course,
and Food Service are listed permitted uses. Seasonal Employee Housing is customarily incidental to
this mix of uses.

Findings
Based on the discussion below, the following findings are made:

1) The Seasonal Employee Housing use is consistent with the purpose of the CR Commercial
Recreation District.

2) The Seasonal Employee Housing use is not expressly allowed in a less restrictive district than the
CR District.

3) The Seasonal Employee Housing use is of the same general character as the principal and
conditional uses authorized in the CR District.

4) The Seasonal Employee Housing use is customarily incidental to the mixed uses involving Hotel,
Public Assembly, Golf Course, and Food Service uses.

Interpretation:

In the CR Commercial Recreation District, the Seasonal Employee Housing use satisfies the criteria of SMC
17.12.020(C)(1 & 3). As a result, the use may be allowed upon issuance of a Conditional Use Permit.
Furthermore, when proposed on property where mixed use development involving Hotel, Food Service,
Public Assembly, and Golf Course uses is the instant principal use, the Seasonal Employee Hosing use
satisfies the criterion of SMC 17.12.020(E)(1) and may be allowed by the Zoning Administrator as an
Accessory Use.

For the Planning Commission:

Chair Date
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