City of Stevenson

STEVENSON .
aasbadly Planning Department
(509)427-5970 7121 E Loop Road, PO Box 371
Stevenson, Washington 98648
TO: City Council
FROM: Ben Shumaker
DATE: March 5%, 2019
SUBJECT: Interim Zoning Controls

Introduction

The City Council has been asked to consider adoption of interim zoning controls as an alternative to the several
development moratorium and the status quo those moratoria were put in place to address. The proposed interim
zoning controls have been developed based on "“Downtown Stevenson: Draft Development Framework, Standards
& Design Guidelines” from August 1999. This memo identifies key components and several updates to the draft
presented in February requiring City Council discussion.

This memo will be supplemented by use of the white board in Council Chambers to better explain concepts and
create common understanding.

Proposal

The proposal is presented in landscape legal format. On the left side of pages, the 1999 proposal is preserved as
originally written and on the right side of the pages new annotations are included where a change or explanation
is necessary. For map pages, the annotations appear at the bottom of the page. This formatting is sometimes
awkward, but staff felt it was the best way to 1) make changes to a document for which only a scanned pdf was
available and 2) preserve the intent of the original while capturing the intended changes that better suite our era
and our usage of this as a temporary regulatory approach.

Key Pages for Review

Amendments to February Draft

Since the packet that was delivered to you in advance of the February meeting, the text on 17 pages has been
changed and is available for your review. See:

Cover Page-Explanatory text added = Page DI-4-Page #, additional Page DS-5b-Page #, Note #s, Zone
Contents Page-Corrected section explanatory text 2 general Street-Level
titles PA-10a-Cross-reference added Conditional Uses, Zone 3
Page I-2-Design Guidelines text PA-10b-Cross-reference added Conditional Uses
Page I-4-Bullet points added Page DS-1-Typo corrected Page DS-5c-Side yard access note

added, Note #s, SFR note

Page DI-0-Corrected section titles DS-2-Page #s
modified, Duplicate deleted

Page DI-2-Typo removed, DS-4-Page #s
explanatory text added Page DS-5-Page #s
Page DS-5a-Note #s,

Page "DS-7" Incentives added
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Programmatic Components

The following conceptual components of the draft interim controls should be addressed by the City Council. All
questions are written in a way that a "yes” answer means the Council can move on without contemplating
amendments to the text. Dissent and disagreement is expected and encouraged despite the framing of the
questions in this way.

Page [-2-Downtown Development Goals-The left side of this page describes the goals the City Council is trying to
achieve with the adoption of these interim controls. Staff has kept the 5 goals as they were drafted in 1999
and added a goal to explain the increased plan area.

DECISION POINT: Does the City Council concur with these goals?

Page I-2 Design Standards vs. Design Guidelines-On the right side of this page it draws a distinction between
standards (strict requirements) and guidelines (loose suggestions). There are 37 pages of the document
devoted to guidelines. Only 10 are devoted to standards. The draft language gives the Planning Commission
"wide latitude” to waive the applicability of guidelines to specific projects.

DECISION POINT: Does the wide latitude language capture the Council's intent during this interim period?

Page I-4 Minor Projects 1 - As originally drafted, the concept for minor projects needs additional clarification
(distinguish between new construction, remodels, and general maintenance improvements). Instead of
reworking the document to provide that clarification, staff drafted a fix that considers all projects as "Major”
but provides an off-ramp for what 3 reasonable people (i.e., the currently non-existent “Design Liaison
Committee”) would agree is truly minor.

DECISION POINT: Does this Major Project plus “exit ramp” fit the Council’s view of how projects should be
reviewed during this interim period?

Page I-4 Minor Projects 2 — The exit ramp drafted here continues to apply the interim zoning control standards to
projects that are determined to be minor. An alternative could apply the existing zoning standards to the
review of minor projects.

DECISION POINT: Should minor projects be reviewed according the same goals, framework and standards as
major projects?

Page DF-1 Zone 3 - The inclusion of the Rock Creek Drive Corridor in the interim zoning controls would allow
greater flexibility of use and form in that area. Changes resulting from that flexibility could be seen as
conflicting with the usage and form of other, relatively recent construction within that corridor (verbal
examples will be provided).

DECISION POINT: Is the City Council ready to see changes to the Rock Creek Drive Corridor that could cause
it to look similar to the development types promoted for the downtown area?

Page DF-1 Single-Family Residential — This page begins to incorporate the 3"-way between allowing single-family
homes outright and prohibiting them entirely and references “adaptive reuse” as a way to plan for the future
while the present use is allowed.

DECISION POINT: See below.

Page DF-5 Build-To Line — This preference within the Development Framework is an instance where the standards
related to form are stricter than the current standard. The stricter standards would only apply within Zone 1.
DECISION POINT: Does the Council accept the tightening of the form-based standards in Zone 1?

Page DI-2 Development/Amenities Desired — This page lists 8 preferred development scenarios for which qualified
projects could obtain incentives. Five are related to public (primarily pedestrian) amenities. Two are related to
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residential mixed use projects. One is related to other mixed use projects.
DECISION POINT: Do these development types and amenities reflect the goals of the Council?

Page DI-3 Incentives Available — This details 4 incentives that the City is prepared to offer and lists 2 others for
consideration. Since parking requirements have been described as the single biggest burden to downtown
development, 2 of the incentives would allow for waivers of the parking requirements. One incentive would
allow greater use flexibility for mixed use construction. One (primarily applicable within Zone 3) would allow
form flexibility.

DECISION POINT: Are these incentives adequate to induce the development the City desires?

Page PA-10 —A fundamental change to current practice, this page identifies ways where wider sidewalks can be
developed. The program promoted would 1) require exactions during the development process and 2)
typically qualify projects for development incentives when wider sidewalks are provided.

DECISION POINT: Does the provision of wider sidewalks justify the program described on this page?

Page PD-1 -The word “orientation” has been added to the existing text to indicate that new buildings should be
parallel to the street like other buildings in the plan area.
DECISION POINT: Does the City Council wish to ensure building walls are parallel to the street?

Page PD-3 -The drafted changes encourage taller buildings than 1) typically exist downtown and 2) were
promoted in the 1999 draft. The common cornice line or horizontal element is included as an attempt ensure
these buildings are "good neighbors” to existing development.

DECISION POINT: Does the encouragement of taller buildings support the Council’s goals for development
downtown?

Page PD-9 Sign Guidelines —The draft attempts to reconcile the 1999 proposal with the 2011 update to the City's
sign standards. Many of the suggestions promoted through the earlier document were incorporated in the
later and shifting the policy stance 3 times in 9 years is likely to cause more confusion than the benefits
derived from it.

DECISION POINT: Does Council wish to continue relying on the 2011 sign standards?

Page DS-5a through 5c Matrix Generally —This matrix moves the needle on several known issues in the plan area.
For all zones it 1) promotes the idea upper story and lower story uses would differ (mixed use), 2) applies what
are typically lesser parking requirements for development, and 3) attempts to dovetail with—not replace—the
use provisions of our existing Zoning Code.

DECISION POINT: Does Council agree with the direction set though this matrix?

Page DS-5a through 5c Zone 1 —For Zone 1, the matrix 1) addresses a question of whether parking would be
required of the Courthouse Plaza park project and 2) no longer allows construction of several currently
allowed uses (including single-family residential but also additional service uses such as banks, salons, etc.).
DECISION POINT: Do the Zone 1 use and form requirements lead to the Council's downtown goals?

Page DS-5a through 5c Zone 2 —For Zone 2, the matrix 1) allows the uses allowed in Zone 1, 2) rethinks how
parking lots can be incorporated into the downtown area, 3) sets stricter form requirements for proposed
single-family homes, which would be reviewed as conditional uses and 4) allows townhome development.
DECISION POINT: Do the Zone 2 use and form requirements lead to the Council's downtown goals?

Page DS-5a through 5c Zone 3 -In Zone 3, the matrix provides a way for the City to be more flexible for proposals
along the Rock Creek Drive corridor. The flexibility applies to both the use and the form of proposals which
incorporate the development/amenities for which incentives are available.

DECISION POINT: Does the added flexibility in Zone 3 contribute to the Council's goals for that area?
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Page DS-5a through 5c Note 10 Multi-Family Development —The existing Zoning Code includes "apartments,
cluster-type housing, condominiums, and multiple dwellings or groups of structures on a single lot” within its
description of multi-family dwellings. The proposed change would remove the last part of the description to
ensure that new single-family dwellings are not allowed simply because they exist on the same lot as another
single-family dwelling. This change would impact a prospective proposal.

DECISION POINT: Does the Council want to steer multi-family residential construction toward apartments
and mixed use buildings and away from groups of single-family buildings?

Page DS-5a through 5c Note 11 Single-Family Development -The draft note describes what the City would require
to ensure a project is designed for future “adaptive reuse”.
DECISION POINT: Does single-family development, constructed to be easily converted to more economically
productive land uses support the Council’s vision and goals for downtown?

Next Steps

After the Council is confident that all relevant decision points above, and any decision points resulting from the
Council’s discussion are addressed, staff will incorporate any requested changes into the document that may be
used to regulatory effect as an interim zoning control. A public hearing will be scheduled to adopt findings of fact
in support of the interim controls, and staff will focus efforts on development of the downtown plan. The Council
should expect a contract proposal from downtown planning consultants at the March regular meeting.

Prepared by,

Ben Shumaker
Community Development Director
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CITY OF STEVENSON
ORDINANCE___2019-1138

ADOPTING INTERIM ZONING CONTROLS FOR THE
DOWNTOWN AREA AND KEY COMMERCIAL
CORRIDORS WITHIN THE CITY OF STEVENSON,
REPLACING EXISTING DEVELOPMENT MORATORIA
AND REPEALING ORDINANCES 2018-1127, 2018-1130,
AND 2019-11309.

WHEREAS, the City of Stevenson currently has four active development moratoria in effect:

e Ordinance 2018-1127, adopted on November 15", 2018 prevents the siting of shipping
containers within any Trade District (SMC Ch. 17.25) or within the Rock Cove Corridor
(SMC Ch. 17.23). This ordinance limited effective area of and extended a moratorium
adopted through Ordinance 2018-1124;

e Ordinance 2018-1128, adopted on November 15", 2018 prevents new commercial
connections to the City sewer system that will impact the BODS5 or TSS load on the
wastewater treatment plant;

e Ordinance 2018-1130, adopted on December 6™, 2018 prevents new construction of
single-family residences within the C1 Commercial District;

e Ordinance 2019-1139, adopted on February 21%, 2019 expanding the moratorium adopted
through Ordinance 2018-1130 to include similar like uses; and

WHEREAS, a significant cause of the development moratoria involves the 1994 Zoning Code
amendments’ failed alignment with market realities of land development in Stevenson; and

WHEREAS, Ordinance 2018-1127 included a work plan for development of a downtown plan
through which better alignment can be achieved between the City’s zoning regulations and the
land development market; and

WHEREAS, the City is currently reviewing proposals from consultants to develop such a plan;
and

WHEREAS, instead of reactionary planning through moratoria, the City seeks to take a more
facilitative but more directive approach while the downtown plan is being developed; and

WHEREAS, RCW 35A.63.220 provides that, "A council or board that adopts a moratorium or
interim zoning control, without holding a public hearing on the proposed moratorium or interim
zoning control, shall hold a public hearing on the adopted moratorium or interim zoning control
within at least sixty days of its adoption, whether or not the council or board received a
recommendation on the matter from the commission. If the council or board does not adopt
findings of fact justifying its action before this hearing, then the council or board shall do so
immediately after this public hearing. A moratorium or interim zoning control adopted under this
section may be effective for not longer than six months, but may be effective for up to one year if
a work plan is developed for related studies providing for such a longer period. A moratorium or
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interim zoning control may be renewed for one or more six-month periods if a subsequent public
hearing is held and findings of fact are made prior to each renewal™; and

WHEREAS, the provisions included in the interim zoning controls allow the city to process
development applications and gauge the effectiveness of new regulatory provisions that may be
included in the Zoning Code after the downtown plan is developed; and

WHEREAS, the adoption of interim zoning controls will allow the city to lift three of the four
active development moratoria; and

WHEREAS, a work plan has been developed for studies related to the development of zoning
standards and that work plan is attached to this Ordinance as Exhibit “B”; and

WHEREAS, RCW 35A.63.220 authorizes the enactment of interim zoning controls without
holding a public hearing; and

WHEREAS, the Stevenson City Council shall hold a duly advertised public hearing on March
21%, 2019, to consider public comment concerning the authorization of such interim zoning
controls; and

WHEREAS, the Stevenson City Council finds that the best interests of the City would be served
if such a moratorium was authorized.

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF STEVENSON, STATE
OF WASHINGTON DO ORDAIN AS FOLLOWS:

Section 1 — The Downtown Stevenson Draft Development Framework, Standards & Design
Guidelines dated August 1999 and including 2019 Interim Zoning Control
Annotations, attached as Exhibit “B” is officially adopted as an interim regulatory
supplement to the Zoning Code, Stevenson Municipal Code Title 17 — Zoning.

Section 2 —The interim zoning controls adopted herein shall be effective for a one (1) year period
as the City completes a downtown and commercial area planning process. The one
(1)-year period is necessary based on the Work Plan established in Exhibit “A”.

Section 3 — The interim zoning controls adopted herein may be extended for one or more six (6)
month periods in the event a work plan or further study determines that such
extension is necessary or to determine what further policies and procedures related to
downtown and commercial area development will best serve the purposes of the
City.

Section 4 — Ordinances 2018-1127, 2018-1130, and 2019-1139 together with the moratoria they
impose shall be repealed in their entirety.

Section 5 — If any section, subsection, sentence, clause, phrase, or other portion of this
Ordinance, or its application to any person, is, for any reason, declared invalid, in
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whole or in part by any court or agency of competent jurisdiction, said decision shall
not affect the validity of the remaining portions hereof.

Passed by a vote of at the special City Council meeting of March 5, 2019.
SIGNED: ATTEST:

Scott Anderson Leana Kinley

Mayor of Stevenson Clerk/Treasurer

APPROVED AS TO FORM:

Kenneth B. Woodrich
City Attorney
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Ordinance 2018-1138
Exhibit “A” Work Plan

City of Stevenson

Planning Department

iNED TO START OATE OUEDATE DURATIOR < DOME DESCRIFTION FRIORITY SPRIMT!IMILESTOMH

Task 1- Advertize for Services 2612013 20282013
Task & - Consultant Evalihegotiation 2013 HEW201
Task 3 - Council Contract Approwval H20R2013 HEW201
Task 4 - Market Analysis 22019 532013
Task & - Design Preference Surveys HE2I2013 BEAf2013
Task & - Parking Usage Study 42013 araiana
Task 7 - Traffic Corridor Study 42013 araiana
Task & - Best Practices Review TR0 2013
Task 10 - Visioning/Flan Development A2 2o
Task 11 - Regulation Development, A2 2o
Task 12 - City Council Hearing 22013 WEW2013
Tasgk 13 - City Council Adoption 1211812019 1211342013
Task 14 - Ordinance Amendments 1202002013 AMEIZ020

12f20zna aHafz0z0

work Plan for Downtown Plan
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Ordinance 2018-1138
Exhibit “B”

“Downtown Stevenson
Draft Development Framework, Standards & Guidelines”
“2019 Interim Zoning Control Annotations”
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2019 Interim Zoning
Control Annotations

These annotations are prepared to support
use of the 1999 Downtown Stevenson Draft
Development Framework, Standards &
Design Guidelines as an informative
background document and supplement to
the Zoning Code. The supplement will have
regulatory effect as interim zoning controls.

This 1999 draft was selected because it is the
most recent comprehensive look at
downtown development. While its age has
reduced some of its relevance, the concepts
promoted within it still largely align with the
direction currently being discussed by many
in the community. This 1999 proposal is seen
as more relevant than the 1991 study
Planning for Downtown Revitalization,
Stevenson, Washington which served as the
basis of Stevenson's existing zoning
standards, a set of standards that is now seen
as ineffective and contrary to the

improvement of vitality downtown.

Where it has been deemed necessary to
change the 1999 document, those changes
are highlighted in purple and the change is
explained in this column, at the bottom of
pages containing maps, or as wholly new
pages within the document. Where changes
or information is added to this document
based on other downtown planning efforts,
they are highlighted in blue.




2019 Interim Zoning
Control Annotations

DEVELOPMENT INCENTIVES

Purpose DI-1
Development/Amenities Desired  DI-2
Incentives Available DI-3

Administration of Incentives DI-4




2019 Interim Zoning
Control Annotations




2019 Interim Zoning
Control Annotations

eSimultaneously consistent with the historic
character of Downtown Stevenson while also
acting as a bridge to Stevenson'’s prosperous

future.
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2019 Interim Zoning
Control Annotations

eCreate inviting connections between
downtown and the Skamania Lodge.

This area is depicted as Zones 1 through 3 on
Page DF-2.

The Development Framework serves as the
basis for the Development Standards, Design

Guidelines and Development Incentives.

They are regulatory requirements which are
not negotiable during the Design Review
Process. Projects must fit into the box
established by the Development Standards.

Design Guidelines support the Development
Framework and Development standards. All
projects are encouraged to follow the Design
Guidelines, but proponents are also free to
“color outside the lines”. The Planning
Commission has wide latitude to waive
individual guidelines and may do so for
projects based on findings that:

oThe waiver will better accomplish the
Downtown Development Goals, or

*One or more design guidelines are not
applicable to the circumstances of the
particular project being reviewed.

SEE NEW PAGE I-2a.




2019 Interim Zoning Control Annotations

How to Use, Continued

Development Incentives

Development Incentives provide for reduced regulatory burdens, reduced site
planning constraints, or other benefits to projects. Development Incentives are
intended to encourage projects to “color inside the lines” when designing the
project. Proposals involving Development Incentives are reviewed by the
Planning Commission during the design review process, and the decision to
provide the Development Incentive is made on a purely discretionary basis.

I-2a




2019 Interim Zoning
Control Annotations

eProjects are encouraged to provide a master
signage plan for review and approval at the
time a major project is initiated. Approved
master signage plans may then be provided to
tenants and the City to streamline review of
future signage proposals.

e..Additional assessment of impacted
significant trees (as that term is defined in SMC
18.13.010(B)(48)) by an arborist may be
required and mitigation measures to be
included in Design Review may be required.




2019 Interim Zoning
Control Annotations

During the effective period of the 2019 Interim
Zoning Controls, all projects are considered
major projects. In the discretion of the Zoning
Administrator, after consultation with the
Design Liaison Committee, the Zoning
Administrator may consider a project as minor.
Minor projects will be reviewed for consistency
with the Interim Zoning Controls by the Zoning

Administrator.

Project designers and developers are strongly
encouraged to request an early briefing with
the City prior to formal application for design
review by the Planning Commission. Such
meetings provide an opportunity for informal
discussion of the specific circumstances of the
project and how the Development Framework,
Standards, Incentives and Design Guidelines
might effect its development. For the purposes
of implementing these interim zoning controls,
an ad hoc Design Liaison Committee will be
formed consisting of the Zoning Administrator,
a City Council Member, and a member of the

Stevenson Downtown Association.

Should an applicant object to any aspect of a
decision by the Planning Commission or City
Staff, they have 20 days in which to file an
appeal with the Stevenson Board of
Adjustment and subsequently with Superior
Court.




2019 Interim Zoning
Control Annotations

No annotations to this page.
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2019 Interim Zoning
Control Annotations

.."Zone 1" remains the primary retail zone,
“Zone 2" is the supporting commercial zone
that allows expansion of the primary retail
zone, and “Zone 3" is a transitional area that
allows greater flexibility of use while providing
building forms complementary to the
development framework and which facilitate

adaptive reuse in the future. The framework:...

e..Recognizes that there is a limited
marketplace. The framework suggest that First
Street and Rock Creek Drive be secondary
“mixed use” commercial corridors that do not
compete with Second Street, but rather
complement it with supporting residences and

services...

eSuggests that civic uses should be limited to
Vancouver Avenue, Russell Street (north of
Second Street), and Rock Creek Drive.

ePromotes additional residential uses,
especially townhouse, apartment, and mixed
use development. Single-family residences are
discouraged in downtown area unless
designed and constructed to support adaptive

reuse.
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2019 Interim Zoning Control Annotations

The boundaries between zones 1 and 2 remain as they were proposed in 1999, however many Zone 2 areas—especially areas extending eastward along 1st and 2nd
streets—are now seen as a part of the primary retail corridor. This current direction is not prohibited by the 1999 proposal which allows properties in Zone 2 to develop as if
they were within Zone 1, while also allowing greater flexibility in how the properties may be used. Zone 3 is added to the development framework in purple. Properties

within Zone 3 only qualify for the framework’s regulatory flexibility if they are served by the public sewer system, which facilitates the building density anticipated. The area

along Cascade Avenue zoned R3 Multi-Family Residential has been excluded from the previously proposed Zone 2 and included within Zone 3.

Zone 3 - Transitional Area




2019 Interim Zoning
Control Annotations

No annotations to this page.




2019 Interim Zoning Control Annotations

The map in blue is taken from the 1991 plan entitled Stevenson, Washington Pedestrian and Bicycle Links prepared by Walker & Macy. Both figures were prepared before the
extension of 1st Street and the couplets forming the eastern and western gateways to downtown. The cross sections and typical conditions referenced on 1991 map are included in

the discussion of design guidelines for public areas on Pages PA-10a and PA-10-b.

The lines added in purple indicate pedestrian projects that have been considered more recently. Cross sections for those projects are not included herein.




2019 Interim Zoning
Control Annotations

No annotations to this page.




2019 Interim Zoning
Control Annotations

No annotations to this page.




2019 Interim Zoning
Control Annotations

eQversized advertising or tenant signs on
awnings unless permitted through SMC
17.25.140.C.1




= |ncentive Areas (Eligible when project
provides Build-To Line, Active Street
Frontage and/or Rain Protection)



2019 Interim Zoning Control Annotations

Development Incentives

Purpose
Development/Amenities Desired
Incentives Available

Administration of Incentives




DEVELOPMENT INCENTIVES

DOWNTOWN STEVENSON

2019 Interim Zoning Control Annotations

Purpose

Stevenson’s existing development framework was established through
a major zoning change in 1994. At that time, the Skamania Lodge was
just opening, and the development framework anticipated a strong
market for new development and increased intensity of uses—
particularly retail uses—in the downtown area.

That market has largely never materialized. A comparison of available
aerial imagery from 1993 and 2018 shows that ~15 buildings have been
demolished (not including the trailer park spaces removed as a result of
the westward extension of 1st Street). In that same time period, only ~7
buildings (not including the public bath— and changing rooms along the
waterfront) have been built. Further evidence of a weak market for
commercial development is demonstrated in the fact that of the 7 new
buildings downtown, 3 of them have been single-family dwellings. Two
of the single-family dwellings constructed were located on Cascade
Avenue and have forever changed the development character and
potential usage of the Columbia River waterfront in that area.

These Development Incentives are a response to the weak market and
intended to promote development of mixed use construction and to
make the pedestrian the priority at Stevenson’s main commercial areas
and corridors.

DI-1




DEVELOPMENT INCENTIVES

DOWNTOWN STEVENSON

2019 Interim Zoning Control Annotations

Development/Amenities Desired

Recognizing the market limitations, Stevenson is not asking for a great
deal in exchange for incentives. All properties in Zones 1, 2, and 3 are
eligible for incentives provided any of the following are incorporated into
the development:

Mixed use buildings involving upper-story residential dwellings.

e Inclusion of dwelling units intended for occupancy as affordable
housing (SMC 17.10.385) and/or workforce housing (SMC
17.10.387).

e Mixed use buildings involving upper story space available for
rent to supporting business uses (e.g., office, child day care,
overnight lodging, etc.)

e Construction incorporating active street frontage (Page DF-6) or
rain protection (Page DF-7) features along frontages designated
on the map on Page DF-8. (Required Areas & Incentive Areas)

e Construction of curb extensions and/or pedestrian street
crossings at the locations identified on the maps on Pages PA-3
and PA-13.

e Provision of easement for and construction of sidewalks as
identified on Page PA-10.

e Provision of easement for public pedestrian ways (SMC
17.10.660) contributing toward the City’s goal for continuous
pedestrian access along the Columbia River, Rock Cove and
Rock Creek.

Construction of other public amenities listed herein.

DI-2




DEVELOPMENT INCENTIVES

DOWNTOWN STEVENSON

2019 Interim Zoning Control Annotations

Incentives Available

The following Development Incentives are available to projects:

Waiver of Parking Requirement—Ground Floor: The Planning
Commission shall waive the parking required of ground floor uses when
a project involves the addition of a mixed use building having upper-
story residential dwellings.

Waiver of Parking Requirement—Upper Floor: The Planning
Commission may waive up to 50% of the parking required for upper
floor uses when a project a) includes affordable housing and/or
workforce housing or b) provides an acceptable mix of the desired
development/amenities listed on Page DI-2.

Use Flexibility: The Planning Commission may allow land uses not
listed in the Development Standards Matrix when proposed as part of a
mixed use building incorporating the uses listed on Page DI-2.

Dimensional Standards Waiver: Where required by the underlying
zoning standards, required front yard setbacks or building height
limitations* may be waived by the Planning Commission when a project
involves the pedestrian amenities listed on Page DI-2.

OTHER: TBD—FOR COUNCIL DISCUSSION
Systems Development Charge Waiver
Sewer Moratorium Waiver (Pretreatment)
Others?

TBD—FOR COUNCIL DISCUSSION

*Note: Proposals to exceed the 35 building height limitation imposed

within Shoreline Jurisdiction must also obtain approval under the City’s
shoreline master program.

DI-3




DEVELOPMENT INCENTIVES

DOWNTOWN STEVENSON

2019 Interim Zoning Control Annotations

Administration of Incentives

The Planning Commission has the authority to grant development
incentives during the Design Review process. The decision to provide a
Development Incentive is made on a purely discretionary basis.

Applications for projects seeking development incentives shall clearly
describe the incentive requested and how the project will provide the
desired development/amenities.

The provision of a development incentive may be subject to such
performance assurances as deemed necessary and as acceptable to
the City Attorney.

DI-4







2019 Interim Zoning
Control Annotations

No annotations to this page.




2019 Interim Zoning
Control Annotations

No annotations to this page.




2019 Interim Zoning
Control Annotations

This map does not include the improvements
made to or planned for Rock Creek Drive.
New landscaping within public areas should
be considered on a case-by-case basis.

The lines added in blue purple indicate curb
extension landscaping that has been installed
in addition to what was planned in 1999.

The lines added in purple indicate curb
extension landscaping that has been planned

in addition to what was planned in 1999.

eThe City has not prioritized canopy-forming
street trees in the projects that have been
implemented since 1999. Such trees should be
considered when new designs are formalized,
but this map should not be treated as
mandating them.




2019 Interim Zoning
Control Annotations

For the specifications of the decorative lights
used on 2nd Street and elsewhere, refer to the
Holophane product described in “City of
Stevenson SR14/2nd Street Couplet Upgrade,
Street Illumination System”. Copies are stored
with Stevenson Engineering Standards, Volume
3.

Consult the Public Works Department for
information on light color/temperatures used
during the 2018 LED conversion project.




2019 Interim Zoning
Control Annotations

For the specifications of the decorative lights
used on 2nd Street and elsewhere, refer to the
Holophane product described in “City of
Stevenson SR14/2nd Street Couplet Upgrade,
Street Illumination System”. Copies are stored
with Stevenson Engineering Standards, Volume
3.

Consult the Public Works Department for
information on light color/temperatures used
during the 2018 LED conversion project.




2019 Interim Zoning
Control Annotations

This map does not include the improvements
made to or planned for Rock Creek Drive.
New lighting within all areas of Zones 1
through 3 should be considered on a case-by
-case basis.




2019 Interim Zoning
Control Annotations

No annotations to this page.




2019 Interim Zoning
Control Annotations

This map does not include the actual
improvements made within the planning
areas since 1999. New sidewalks and sidewalk
improvements within all areas of Zones 1
through 3 should be considered on a case-by
-case basis, especially for those corridors
identified on the map on Page DF-8.




2019 Interim Zoning
Control Annotations

See also the As-Built construction documents
for the SR14/2nd Street Couplet Upgrade

project.




2019 Interim Zoning
Control Annotations

The easements for sidewalks as shown on this
page are important contributors to the
Development Framework’s concepts for Build-
To Lines, Active Street Frontages and Rain

Protection.

If a project is proposed along a sidewalk
without sufficient width to achieve the
Development Framework's objectives, it shall

either:

eProvide sufficient easement to the city and

construct the sidewalk,

eConstruct the sidewalk within the existing
right-of-way after obtaining approval to
reduce the width of the parking and/or travel

lanes of the adjacent roadway, or

eDemonstrate to the satisfaction of the
Planning Commission that failing to undertake
the above will not harm the public’s interest.

See also Pages DI-2 and DI-3 for development
incentives associated with pedestrian

amenities.




PA-10a

2019 Interim Zoning
Control Annotations

These figures illustrate concepts from the
map extension on Page DF-4

All are taken from the 1991 Stevenson,
Washington Pedestrian and Bicycle Links
prepared by Walker & Macy.

See Page PA-10 for development of

sidewalks along these corridors.
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These figures illustrate concepts from the
map extension on Page DF-4

All are taken from the 1991 Stevenson,
Washington Pedestrian and Bicycle Links
prepared by Walker & Macy.

See Page PA-10 for development of

sidewalks along these corridors.

PA-10b




2019 Interim Zoning
Control Annotations

No annotations to this page.
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No annotations to this page.




Installed Since 1999

Planned Since 1999



2019 Interim Zoning
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elnappropriate: Benches without interior
armrests, which provide personal space for
individual occupants from different groups.




2019 Interim Zoning
Control Annotations

For the specifications used for the transit
shelters and bike racks installed since 1999,

contact City Hall.




Installed Since 1999

2019 Interim Zoning
Control Annotations

This map does not include the improvements
made to or planned for Rock Creek Drive.
New street furniture within Zones 1 through 3
areas should be considered on a case-by-case
basis.




2019 Interim Zoning
Control Annotations

No annotations to this page.
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oCity-approved murals on the face of concrete

retaining walls.

eBlank concrete retaining walls







2019 Interim Zoning
Control Annotations

A compatible building should relate to nearby
buildings’ scale, color, rhythm, proportion,

and orientation.




2019 Interim Zoning
Control Annotations

..The guidelines promote architectural types
that are historically indigenous to Stevenson
or the Columbia Gorge area. When used in
the context of these interim zoning controls,
the guidelines must incorporate the pleasant
aspects of more recent development which
has become a characteristic of downtown
Stevenson today. “Placeless” architectural
styles, typical of national chain stores are
inappropriate. While a small palate of
architectural styles is suggested to maintain
unity and provide variety, the Design Review
process should be very accepting of other
styles during the effective period of these

interim controls.




2019 Interim Zoning
Control Annotations

eHeights of new buildings should incorporate
a second story similar to many of the existing
mixed use buildings characteristic of the
riverfront development era. Structures taller
than the Avary Building are incompatible and

could overwhelm the scale of downtown.

eTo maintain the human scale, new
development taller than one story should
incorporate a cornice line or similar horizontal
element that is within 25% of similar elements
on buildings adjacent to or on the same block
as the proposal.




2019 Interim Zoning
Control Annotations

..Restaurants and cafes can benefit even
more if they have windows that can actually
open—by sliding, pivoting, rolling up, or
shuttering...




2019 Interim Zoning
Control Annotations

No annotations to this page.
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No annotations to this page.
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eRoll-up garage doors that include more than
50% transparent paneling at the pedestrian

level.




2019 Interim Zoning
Control Annotations

No annotations to this page.
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This component of the 1999 plan was
partially incorporated into the City’s Zoning
Code through an amendment in 2011. Those
standards remain in effective during the
effective period of these interim zoning
controls. However, major projects may
request to deviate from the standards of the
Zoning Code as part of the project’s design
review. Such requests must be clearly
identified and should use the submittal
requirements of SMC 17.39.145 for guidance.
Proponents requesting a deviation shall
demonstrate to the satisfaction of the
Planning Commission that the proposal is

consistent with these guidelines.




2019 Interim Zoning
Control Annotations

See Page PD-9.
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See Page PD-9.
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See Page PD-9.
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See Page PD-9.
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No annotations to this page.
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No annotations to this page.
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No annotations to this page.
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Control Annotations

Development in Zone 3 allows for an
expansion of uses currently allowed by the
Zoning Code, so long as the form of the
development contributes to a sense of
connection between downtown Stevenson
and the City's main tourism activity areas
along the waterfront and toward Skamania
Lodge.

Zone 3 includes 1) the remaining areas within
the downtown area designated as High
Intensity Trade in the 2013 Stevenson
Comprehensive Plan, 2) the Rock Creek Drive
corridor, 3) areas adjacent to the Columbia
River, Rock Cove and Rock Creek waterfronts,
and 4) other areas as designated on Page
DF-2.




2019 Interim Zoning
Control Annotations

Key distinctions between the Development
Framework and Standards included within
these Interim Zoning Controls and the existing
uses involve the transition away from Single-
Family Detached Dwellings and toward mixed
use development. See the table on new Pages
DS 5a-c.

See also new Page DI-3

See Page PD-9 regarding sign standards.




2019 Interim Zoning
Control Annotations

The original of this map does not match that
on Page DF-2. Refer to Development Zone
boundaries as they currently appear on that
page.




2019 Interim Zoning
Control Annotations

This page is kept for illustrative purposes only
and has no intended regulatory effect. See
Page DS-5a-c for the up-to-date Development
Standards Matrix.
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Control Annotations

This page is kept for illustrative purposes only
and has no intended regulatory effect. See
Page DS-5a-c for the up-to-date Development
Standards Matrix.




In cases where this table conflicts with the use allowances of SMC Tables 17.150040-1, 17.25.040-1 or 17.35.040-1, this table shall prevail.

Street-Level Principal Uses
Retail Sales
Food Service—Note 5
Hotel
Park, Playground or Outdoor Recreation Area
Public Assembly
Street-Level Conditional Uses

None Permitted—Note 6

Upper-Story Uses—All

See SMC Table 17.25.040-1

Street-Level Principal Uses

Government Administration Building
Library

Park, Playground or Outdoor Recreation Area

Townhome—Note 7

Multi-Family Dwelling—Note 10

See SMC Table 17.25.040-1

- 100%
- 100%
- 100%
- 100%
- 100%

See SMC Table 17.25.050-1

- 100%
- 100%
- 100%

See SMC Table 17.15.050-1 & SMC 17.38.085

1,200 SF/

- - 0,
Unit 24 80%

See SMC Table 17.25.050-1

DS-5a

0%
0%
0%
0%
0%

0%

0%
0%
0%

10%—Note 8

10%—Note 8

0/0°
0/0
0/0°
0/0°
0/0

0'/0°

0'/10°
0/10°
0/10°

0'/10°

See SMC Table 17.25.060-1

0/10°
010
0/10°
0/10°
010

0/10°

0/10°
010
010

See SMC 17.38.085

0'/0°

o
.
o
.

3 stories/ 50’ maximum
3 stories/ 50’ maximum
3 stories/ 50’ maximum
3 stories/ 50’ maximum

3 stories/ 50’ maximum

3 stories/ 50’ maximum

3 stories/ 50’ maximum
3 stories/ 50" maximum

3 stories/ 50’ maximum

3 stories/ 35" maximum
Note 9

3 stories/ 35 maximum
Note 9

3 stories/ 50’ maximum

w O W wWw w

3or
1 space/dwelling unit

3
3
See SMC 17.42.090

1 space/dwelling unit

1 space/dwelling unit

3



In cases where this table conflicts with the use allowances of SMC Tables 17.150040-1, 17.25.040-1 or 17.35.040-1, this table shall prevail.

Street-Level Conditional Uses

Single-Family Detached Dwelling—Note 11
Manufactured Home—Note 11

Modular Home—Note 11

Parking Lot

See SMC Table 17.25.040-1

Upper-Story Uses—Principal

Parking Structure—Note13
See SMC Table 17.25.040-1

Upper-Story Uses—Conditional

See SMC Table 17.25.040-1

Principal Uses

See SMC Tables
17.15.040-1, 17.25.040-1, &
17.35.040-1

Conditional Uses

Uses listed in Zone 2, provided such use
contributes to a desired development type
listed on Page DI-2

See SMC Tables
17.15.040-1, 17.25.040-1, &
17.35.040-1

- - - - 80%
- - - - 80%
- - - - 80%
- - - - 100%

- - - - 100%

- - - - 100%
- - - - 100%

- - - - 100%

See SMC Tables 17.15.050-1, 17.25.050-1, & 17.35.050-1

See Zone 2 standards as applicable to use proposed

See SMC Tables 17.15.050-1, 17.25.050-1, & 17.35.050-1

DS-5b

10%—Note 8

10%—Note 8

10%—Note 8
20%

10%—Note 8

10%—Note 8
0%

0%

See SMC

10%—Note 8

See SMC

0/10° 010 0

0/10° 0/10° 0

0/10° 010 0
10’/- Note 12 5'/- Note 12 5’ Note 12

See SMC Table 17.25.060-1

0'/10° 0/10° 0
0'/10° 0/10° 0
0/10° 010 0

3 stories/ 35 maximum
3 stories/ 35’ maximum
3 stories/ 35 maximum

3 stories/ 35 maximum

3 stories/ 35" maximum
Note 9

3 stories/ 50’ maximum

3 stories/ 50’ maximum

3 stories/ 50’ maximum

See SMC Tables 17.15.060-1, 17.25.060-1, & 17.35.060-1

See Zone 2 standards as applicable to use proposed

See SMC Tables 17.15.060-1, 17.25.060-1, & 17.35.060-1

1 space/ dwelling unit
1 space/ dwelling unit

1 space/ dwelling unit

See SMC 17.42.090

See SMC 17.42.090



2019 Interim Zoning Control Annotations

1) A site specific setback may be required from street corners for sight distance/traffic safety purposes.
2) 5 minimum and no maximum side yard setback for corner lot abutting an R District.

3) Where an alley does not provide vehicular access to the rear of a lot and where such access is necessary, the Planning Commission may allow a
maximum side yard of 22’ on one side. Such proposals should minimize the side yard on the opposite.

4) 20’ minimum rear yard setback for 3 story building when abutting an R District; 10; minimum rear yard setback for 2 story building abutting an R District.
5) Drive-Through Food or Beverage Service prohibited.

6) During the effective period of these interim controls, the interpretation of uses process (SMC 17.12.020) shall not allow the establishment of conditional
uses in Development Zone 1.

7) Townhomes proposed in Development Zone 2 are subject to the density and dimensional standards for townhomes in the R3 Multi-Family Residential
District with the following exception: Minimum lot width for townhomes shall be 20’.

8) Balconies, terraces and roof gardens can be counted as open space.

9) Maximum Building Height may be increased to 50’ for projects incorporating a building stepback (SMC 17.10.762) along the street frontage. The stepback
shall be located at a building height which supports the pedestrian scale of its proposed location (e.g., at a similar location to the cornice lines or horizontal
elements of nearby buildings). Stepback areas may be used as balconies, terraces and roof gardens.

10) During the effective period of these interim controls, groups of single-family detached dwellings on a single lot does not qualify as multi-family dwelling
when proposed in Development Zone 2.

11) Projects shall conform to all design standards and applicable design guidelines located herein and shall be constructed to support adaptive reuse in the
future. This includes compliance—at the time of construction—with all Americans with Disabilities Act and the International Building Code requirements
applicable to retail commercial occupancy in addition to the instant residential occupancy.

12) Required minimum setbacks shall be landscaped to provide screening of the parking lot.

DS-5c¢
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No annotations to this page.
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