












 

May 14, 2020 
 
Project Name: Rock Creek Cove Hospitality  
 
Re: Land Use Application Narrative 
 
Dear Mr. Shumaker: 
 
PROJECT APPLICATION SUMMARY  
FDM Development (the Applicant) is proud to present the Rock Creek Cove Hospitality project: a mixed-
use hospitality development adjacent to Rock Creek Cove on the former Hegewald Lumber Mill Site in 
Stevenson, WA. The project seeks to complement the existing tourism industry in Stevenson by offering 
condo- and studio-sized units available for nightly and weekly rental, totaling 48 available bedrooms. A 
15,000 square-foot commercial venue space will anchor the development and provide wide views of Rock 
Creek Cove and the Columbia River Gorge. The conceptual space planning of the commercial building 
consists of 5,000 open venue space, supported by 10,000 square feet of service, food preparation, and 
guest lounging area. The development seeks to attract both local and regional visitors, with venue space 
available for weddings, company parties, family reunions, and corporate retreats.  
 
The Applicant proposes a three-phased development, beginning with the condo-style units, operated by 
a single ownership group, similar to a hotel. Phase 2 will add the commercial venue space and restore 
water-side portions of the property for enhanced, publicly-accessible observation and enjoyment. Phase 
3 completes the development with the studio-sized units, operated under the same ownership group as 
the remainder of the property.   
 
The project encompasses parcels 02070100130200, 02070100130300, and 02070100130400. The parcels 
make up 6.40 acres, all within the Commercial Recreation (CR) zoning designation. The following narrative 
addresses the proposed development within the context of the applicable City of Stevenson Municipal 
Code (SMC).  
 
In addition to the Application Narrative, the Applicant has provided a preliminary site plan and several 
existing conditions studies to support the application.  
 
  



 

 
COMPLIANCE WITH SMC 17.25 

Commercial Recreation District Purpose  
17.25.010: “Trade districts support development of a healthy, diversified economy and facilitate 
Stevenson to become the year-round recreation and tourist destination of the county and Central 
Gorge. The standards in this chapter are intended to enhance the vitality of the downtown core, 
improve our status as a tourist destination, and ensure that the local business community remains a 
healthy component of Stevenson's economy.” 

17.25.020: “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 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.” 

 
As noted in the project summary, this project fits squarely within the stated purpose of the Commercial 
Recreation Zone. The proposed development is a tourism-oriented destination that also provides added 
local benefits to the community in terms of water access, enjoyment, and venue operations. The project 
is located approximately 1 mile from the downtown core, which will allow for and encourage visitors to 
experience both downtown and the natural environment of Rock Creek Cove.  
 
Uses  
Utilizing Table 17.25.040-1, the following uses have been reviewed for compliance with the CR zone:  
 

Overnight Lodging (Hotel): Permitted  
Food Service: Permitted  
Arts, Entertainment, and Recreation Uses (Public Assembly): Permitted  

 
The project proposes to provide overnight lodging, operated as a hotel via condo- and studio-sized units. 
Food service and public assembly will support and anchor the overnight lodging. As stated within the 
code, those uses are permitted outright.  
 

Multi-family Dwelling: Conditional and subject to review according to the density and parking 
requirements of the R3 multi-family residential district (see below) 
Overnight Lodging (Vacation Rental Home):  Conditional  

 
Additionally, the Applicant will also demonstrate compliance with the zoning should the ownership group 
decide, at a later date, to convert any of the units to vacation rental units or multi-family residential (see 
the Compliance with 17.23 below). The Applicant understands that at the time of land use change, an 
additional Application for Improvement will be required.  
 
Density and Dimensional Standards  

Minimum Lot Area: 10,000 square feet 



 

Maximum Lot Coverage: 35%  
 
The project proposes a boundary line adjustment that will reduce the number of lots from three to two. 
The proposed lots are 99,400 square feet and 179,050 square feet, individually. Total coverage by building 
footprints is approximately 22,700 square feet in total, approximately 8% of total lot area. These 
requirements are met.  
 

Maximum Building Height: 35 feet 
Front Setback: 25 feet 
Side, Street Setback: 20 feet 
Side, Interior: 0 feet 
Rear, Interior: 0 feet 
Rear, Through Lot: 20 feet 
 

The maximum height of Phase 1 buildings is 35 feet. Since the commercial building is only conceptual at 
this time, the Applicant accepts this as a continued condition of approval. Minimum setback from the 
public roadway is approximately 100 feet. The minimum distance between adjacent buildings (or clusters, 
in the case of the multiroom units) is 30 feet. These requirements are met.  
 
Commercial Recreation Trade District Design  

1. Buildings shall be appropriately scaled and compatible with their locations and surrounding 
environment, including adjacent buildings, landscaping, water bodies and other natural features. 

2. Exterior building materials and finishes shall be compatible with the unique setting of the Columbia 
River Gorge. Preference should be given to nonglossy finishes and earthtone colors. 

The proposed Phase 1 buildings are designed in the heavy timber craftsman style that complements 
existing design aesthetics in Stevenson. Phase 2 and 3 buildings will complement Phase 1 buildings, while 
moving to a slightly more modern aesthetic representative of the more commercial-specific use. Color 
tones and building materials will remain natural and nonglossy.  
 

3. Outdoor storage shall be visually screened by landscaping, fences, walls or enclosures. 

4. Refuse containers shall be fully enclosed and covered. Enclosures shall be constructed of materials 
compatible with the main structure. 

Outdoor storage is not proposed for the site. A central garbage collection location will be screened with 
a masonry wall and a landscaped buffer around it.  
 

5. Screening and buffering shall be provided between dissimilar uses to minimize negative impacts, 
such as those from noise, traffic, lighting and glare. 

6. Screening and buffering shall be located along the perimeter of a lot or parcel. 

The property’s unique geography ensures that the development will not negatively impact adjacent 
parcels. Additionally, the minimum setback from road frontage is approximately 100 feet. Existing trees, a 
proposed berm around a stormwater pond, and ground covers will provide robust screening from the 
public roadway.  



 

 
7. The location and number of access points to the site, their relationship to existing streets and traffic, 
the interior circulation patterns, and the separation between pedestrians and vehicles shall be designed 
to maximize safety and convenience. 

8. Pedestrian sidewalks, pathways and access ways shall be located and constructed to minimize 
conflicts with vehicular traffic and natural hazards. 

9. Safety crossings and adequate sight lines shall be provided at pathway intersections with roads. 

The property’s unique geometry minimizes options for public roadway access. However, within the parcel, 
pedestrian and vehicle circulation is clear and provides sufficient turnaround for emergency vehicles. 
Pedestrian pathways in the developed portion of the site will meet ADA requirements. Pedestrian 
crossings of driveways will be highlighted with painted striping.  Lighting will be provided at both the 
pedestrian- and building-scale. Entryways, street lighting, and recreation areas will be lit to provide safe 
access throughout the development.  
 

10. Roads, buildings and other structural improvements shall be located and designed to minimize 
grading and modification of existing landforms and natural characteristics. 

11. Developments shall not contribute to the instability of a parcel or to adjoining lands. 

The existing property is fairly flat and will be maintained as such. Additionally, setbacks required by the 
shoreline management plan and the geotechnical investigation report ensure that buildings will be 
located at a distance adequate to retain structural stability of the natural slopes.  
 

12. Surface drainage systems shall be designed so as not to adversely affect neighboring properties, 
roads or water bodies. 

Surface drainage is designed to capture and convey runoff from impervious surfaces to on-site 
stormwater facilities. These facilities will treat, detain, and discharge the runoff in accordance with the 
western Washington stormwater control regulations.  
 

13. Developments within the designated shoreline areas of the CR district shall provide ample public 
visual and physical access to the water. 

The development proposes restoring access to the shoreline area via sidewalks, viewing platforms, and a 
non-motorized boat launch.  
 
 
COMPLIANCE WITH 17.23 - R3 DESIGN STANDARDS  
As stated above, the ownership group would like to maintain the option to convert any of the hotel units 
to vacation rental units or multi-family residential at a later date, dependent upon market conditions. The 
Applicant understands that at the time of land use change, an additional Application for Improvement 
will be required. However, the Applicant would like to demonstrate alignment with the R3 design 
standards at this time in order to avoid concerns with residential design standards down the road.  
 



 

R3 District Purpose  
“To provide a corridor along Rock Creek Drive that would be aesthetically pleasing to residents and 
to visitors. To encourage attractive development along Rock Creek Drive that blends well with the 
existing topographic features and those structures of high quality in the area, such as the Rock Creek 
Center, Skamania Lodge and Columbia Gorge Interpretive Center.” 

The project is located along the southern portion of Rock Creek Drive and provides patrons staying or 
living in the units to enjoy the nearby attractions. The units are designed in the heavy timber craftsman 
style that complements existing design aesthetics in Stevenson.  
  
Natural Site Features, Site Grading, and Drainage  
The proposed development fully utilizes the extensive shoreline along the property, giving each cluster 
of units a unique view of Rock Creek Cove and the gorge. Site design prioritized saving large evergreen 
trees on-site where feasible. Mass grading is minimized, and shoreline features will be left intact.  
 
Building Design, Finish, and Roofline Variation  
As mentioned above, the units are designed to reflect a heavy timber craftsman style, appropriate for the 
Rock Creek Cove subarea and Stevenson as a whole. The minimum distance between each cluster of units 
is 30 feet, approximately 45% of the combined building height and within 5% of building design 
guidelines. Site constraints from required shoreline and slope setbacks limit further separation of the 
closest clusters.  
 
Proposed roofline variations conform to code design guidelines by inserting non-structural decorative 
heavy-timber frames and regular intervals along the building roofline.  
 
On-Site Open Space and Landscape Requirements  
Each unit contains a second-floor balcony space. Additionally, open space and walking paths, although 
within shoreline buffer locations, provide well over 4,000 square feet of open space required for 16 units. 
The minimum setback from road frontage is approximately 100 feet. Existing trees, a proposed berm 
around a stormwater pond, and ground covers will provide robust screening from the public roadway.  
 
Parking and Loading Requirements  

Residential structures: two spaces per dwelling unit plus one space for each room rented, except that 
one-bedroom dwelling units only require one space. 

Each unit is provided two parking spaces, compliant with both residential structure standards, should the 
use be changed from hotel-operated use to privately-owned condos or vacation rentals.   
 
Pedestrian Pathway, Outdoor Storage, and Lighting  
Pedestrian pathways in the developed portion of the site will meet ADA requirements. Pedestrian 
crossings of driveways will be highlighted with painted striping.  
 



 

Garbage collection is located within the development and will be screened from both the public roadway 
and the on-site points of interest by a masonry wall and landscaping.  
 
Lighting will be provided at both the pedestrian- and building-scale. Entryways, street lighting, and 
recreation areas will be lit to provide safe access throughout the development.  
 
 
Sincerely, 
FDM Development, Inc.  
 
 
 
 
Zachary Pyle, PE 
Project Engineer, Development Manager 

 
 

 

 
Attachments:  

1. Existing Conditions Plan 
2. Preliminary Site Plan  
3. Conceptual Phase 1 Building Elevations  
4. Geotechnical Investigation  
5. Cultural Resources Study  
6. Preliminary Critical Areas Assessment 

 

 
 

 
 

 




