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City of Stevenson 
 

   Phone (509) 427-5970                                7121 E Loop Road, PO Box 371 

   Fax (509) 427-8202                                     Stevenson, Washington 98648 

 

 

 

May 2024 Planning Commission Meeting 

 

Monday, May 13, 2024 

 

6:00 PM 

 
A. Preliminary Matters 

1. Public Comment Period:     (For items not located elsewhere on the agenda) 

2. Public Comment Expectations:      
 

In Person: Attendees at City Hall should follow current CDC and State guidance 
regarding use of masks, social distancing, and attendance. 

Webinar: https://us02web.zoom.us/s/85637388112  Conference Call: +1 253 215 8782 
or +1 346 248 7799 ID #: 856 3738 8112  

Commenters must raise their hand and be acknowledged by the Chair. Individual 
comments may be cut off after 3 mins. Disruptive individuals may be required to leave 
the meeting. Persistent disruptions may result in the meeting being recessed and 
continued at a later date. 

Tools: *6 to mute/unmute & *9 to raise hand 

 

3. Minutes:   March 11, 2024 Planning Commission Meeting Minutes 

B. New Business 

4. Conditional Use Permit Request:   (CUP2024-01 Stepping Stones PreSchool) 

a.   Appearance of Fairness Disclosures 

b.   Presentation by Staff 

c.   Presentation by Applicant 
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d.   Public Hearing 

1.   Comments in Favor 

2.   Comments in Opposition 

3.   Comments Neither in Favor nor Opposition 

4.   Close Public Hearing 

e.  Commission Deliberation 

f.   Decision 

5. Zoning Interpretation:    Contemplating Seasonal Employee Housing in the CR 
Commercial Recreation District 

6. Zoning Interpretation:    Considering dates to discuss Level of Service Standards during 
development review 

 

C. Old Business 

7. Downtown Parking Committee:     Report on subcommittee activities and upcoming 
amendment considerations.  

D. Discussion 

8. Staff & Commission Reports:     Zoning Code Update, Tree Preservation Planning, Parks 
Projects, 1st Street Overlook, Sewer System Upgrades 

9. Thought of the Month:     

None. 

E. Adjournment 
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City of Stevenson 
Planning Department 

 

(509)427-5970  7121 E Loop Road, PO Box 371 
Stevenson, Washington 98648 

 

TO: Planning Commission 
FROM: Ben Shumaker, Zoning Administrator 
DATE: May 13th, 2024 

SUBJECT: Conditional Use Permit – Nursery School at River Christian Church 
 

Introduction 
The Stevenson Planning Commission is requested to review an application for a Nursery School co-
located at River Christian Church. The proposal is located at 252 NW Roosevelt Street (Tax Lot 03-07-36-
2-4-1200) in the R1 Single-Family Residential District. The Nursery School use is listed as C – Conditional 
and requires case-by-case review and approval. 

The public is invited to testify during the public hearing. Effective testimony relates facts about the 
proposal to the approval criteria. The public hearing is not the time for fact-finding questions by the 
public. 

After hearing and evaluating public testimony, the Planning Commission can close the record and decide 
on the proposal or hold the record open for submittal and evaluation of additional information. 

Recommended Action 
Based on the information available at the time of this writing, staff recommends the Planning Commission 
close the record and approve the proposal based on the findings of fact and conditions of approval 
drafted in Attachment 1. 

Guiding City Policies 
Zoning Code 

SMC Table 17.15.040-1 Residential Districts Use Table (Abbreviated) 

Use R1 R2 R3 MHR SR 
General Sales or Service Uses      

Personal Services   C*  C 
    Recreational Services      
*Pending      

 

SMC 17.39.020 Conditional Use Permit Review 

A. The Planning Commission shall review all applications for conditional use permits. 
B. In granting a conditional use request, the Planning Commission may attach to the conditional use permit 

such reasonable requirements as will ensure that the development in its proposed location: 
1. Will not endanger the public health or safety; 
2. Will not substantially reduce the value of adjoining or abutting property; 
3. Will be in harmony with the area in which it is located; and  
4. Will be in conformity with the Comprehensive Plan, transportation plan, or other plan officially adopted 

by the Council. 
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C. At least one public hearing shall be held for each complete conditional use permit application. Notice shall 
be given as provided in this title. To ensure adequate time for public notice, a complete application must be 
received at least 20 days before a hearing will be held. 

D. The Planning Commission shall reach a decision to approve or deny a conditional use request within 30 days 
of the last public hearing deemed necessary by the Planning Commission for the relevant application. 

E. The Planning Commission may attach reasonable conditions to a permit, including but not limited to, the 
term of a permit’s duration and the need for periodic review to ensure that the terms of a permit are being 
met. 

SMC 17.39.020 Conditional Use Permit Review 

It shall be the duty of the Planning Commission, Board of Adjustment, City Council and zoning administrator to 
interpret and/or administer the provisions of this title in such a way as to carry out the intent and purpose of the 
Comprehensive Plan. Where zoning regulations are not clear, or where there are inconsistencies within this title, the 
comprehensive Plan shall be referred to for interpretation and guidance. 

2013 Stevenson Comprehensive Plan 

2-Urban Development 

2.12 Facilitate and encourage the use of innovative building types and land development patterns that 
encourage conservation of energy and other resources. 

2.14 Ensure development review processes are prompt, predictable, open, and uncomplicated. 

2.15 Minimize the impacts of abutting conflicting land uses by subjecting the more intensive land use or 
the site being developed to special site development standards. 

3-Housing 

3.5 Consider establishing innovative taxing methods and development incentives to ensure vitality and 
preservation of established residential areas. 

3.8 Review all development proposals for compatibility with surrounding established residential areas. 
Policies related to land use, transportation, public facilities, and utilities should seek to maintain and 
enhance the quality of these areas. 

5-Business & Industry 

5.1 Establish an economic program and strategy to support development of a healthy, diversified 
economy which will provide local employment and support for businesses and services. 

Proposal Background 
Site Characteristics 

Owner/Applicant: First Baptist Church of Stevenson/Glenn C Daman, River Christian Church 
Purpose: To establish a pre-school in the community to prepare kids for entrance 

into Grade school; to develop a fenced 36x 60 [playground] on the 
church property for the children of the church and the children of the 
preschool to have a safe place to play. 

Location: 252 NW Roosevelt Street, Tax Lot 03-07-36-2-4-1200-00 
Lot size: 1.32 ac 

 Zoning Land Use 
Subject Property R1 Single-Family Residential River Christian Church and Church-Related 

Facility 
North ED Education Stevenson High School 
South R1 Single Family Residential 
East R1 Single Family Residential 
West R1 Single Family Residential 
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Overview 
The Church use of this site predates adoption of the Zoning Code. In 2010, the Church constructed a 
gymnasium building. The building was permitted under CUP2010-05. One substantive condition was 
applied to that permit, which required financial assurance that the Church would participate in the 
improvement of Roosevelt Street, if an improvement was proposed. After periodic review, the condition 
was modified slightly and read: 

“The proponents of this project shall provide some form of financial assurance regarding their 
participation in the future street, sidewalk, and/or drainage improvements on NW Roosevelt 
Street. One acceptable method would be to enter into a waiver of protest agreement with the 
City, which will obligate their participation in any local improvement district for street, sidewalk, 
and/or drainage improvements on NW Roosevelt Street that may be formed in the ten (10) years 
after the original issuance of CUP2010-05.” 

The assurance was provided in the form of the waiver of protest. No local improvement district was 
formed within the applicable timeline, and the waiver has expired. 
The Church now seeks to expand usage of the gymnasium building permitted via CUP2010-05 in the 
form of a Nursery School.  

Community Input 

Notice was sent to nearby property owners on April 25, posted at 2 locations near the project site on 
May 9, and published in the Skamania County Pioneer on May 1 and 8. As of this writing 4 written 
comments have been received. 

Proposal Area 
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Alternatives 

1. Deny this request based on its inability to meet the criteria of SMC 17.39. 
2. Approve Conditional Use Permit 2024-01 as proposed or as modified by the Commission 

tonight. 
3. Take some other course of action as a Commission. 

Prepared by, 

 

Ben Shumaker 
 
Attachments 

1. Staff Recommendation (2 pages) 
2. Application (19 pages) 
3. Public Comments (6 pages) 
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City of Stevenson 
PO Box 371 
Stevenson, WA 98648 
(509) 427-5970

The River Church, Dahman Glenn 

252 NW Roosevelt 

Stevenson, WA, 98648 

Item 

Conditional Use Permit - Planning Fees - 03/12/2024 

CUP2024-01-252 NW Roosevelt-The River Church 

Account Information 

Cust #: 1501 

Date: 03/12/2024 Due: 

Invoice#: 1333 

For: Building Permits 

Permit: CUP2024-01 

Taxed Quantitj 

N 1.0000 

Non Taxed: 

Taxed: 

Tax@ 

Payments: 

Total: 

04/11/2024 

Amount Total 

600.00 600.00 

600.00 

0.00 

0.00%: 0.00 

0.00 

600.00 
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River Church/Pastor Glenn Daman-Pre-K Addition 
Pre-Application Meeting for Conditional Use Permit 

Address: 252 NW Roosevelt (Tax Lot 03-07-36-2-4-1200-00) 
Pre-Application Meeting 

 
Date:  2/29/2024  
Time: 11 am 
Location: City Hall 
Invitees: Ben Shumaker (City Planning), Tiffany Andersen (City Planning), Carolyn Sourek 

(Public Works), Glenn Dahman (Pastor of River Church) 
 

Submittal Requirements 

 1 Application Fee: $600.00 
 2 Agreement to Pay Outside Consulting Fees  
 3 Signed Application 
 4 Copy of the Property Title or Other Proof of Ownership  
 5 Descriptions of any Existing Restrictive Covenants or Conditions 
 6 Copy of Site Plan, Clearly Showing Requirements 
 7 Narrative Discussing How the Proposal Meets the 4 Criteria 
  7a Will not endanger the public health or safety 
  7b Will not substantially reduce the value of adjoining or abutting property 
  7c Will be in harmony with the area in which it is located  
  7d Will be in conformity with the Comprehensive Plan, Transportation Plan, 

or other plan officially adopted by the Council 
 8 List of the Names and Mailing Addresses of All Property Owners Within 300 

Feet of the Subject Property 
 9 All Specific Information Associated with the Proposal and Required under 

SMC 17.39 
 10 Any Other Information Requested by the Planning Director to Aid the 

Planning Commission in Evaluating the Conditional Use Permit 
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Project 

The property owner/Pastor Glenn Daman of 252 NW Roosevelt/The Bridge Church is exploring the 
possibility of adding a Pre-K educational facility at the church.  

Discussion 

Ben explained the Conditional Use Permit (CUP) procedures and believes there would not be an issue 
with a pre-school being introduced in this area.  
 
As part of the CUP application process, a SEPA evaluation form must be submitted.  As part of the 
SEPA, traffic impacts may be a critical point of evaluation, as more cars on public streets leads to the 
question of how people are expected to drive on the road to access the church/school. Glenn 
explained it would likely be between 8-10, up to 15 children tops, so as many vehicles as children 
and does not appear to be a large influx of cars. The standard approach to demonstrate no negative 
impact is the development of a Traffic Impact Analysis by a professional traffic engineer. The 
applicant is welcome to submit an abbreviated version in its place for evaluation, given the specific 
circumstances of the current development.  
 
Glenn was asked if they would be paving the driveway. The engineering standards require driveway 
approaches to be paved within the public street right of way and within 30’ of the edge of the right 
of way to mitigate rock on the street.  Carolyn asked if there were three access points onto the 
property and if all access points would be paved. Glenn indicated there is one access for an 
easement to a neighbor at the upper section of the property, but they do not intend to use this for 
the pre-school.  
 
The Planning Commission could also look to determine if planning is in harmony with the area. He 
advised that it may take some investment on the Church’s part to ensure this is done. It was 
suggested to keep in mind the Planning Commission could request screening/fence.  
 
The Building Official will have directives regarding health and life safety as well and an email from 
the Building Official was forwarded to Glenn.  
 
City personnel agreed that the need for daycare is great, and the impact may be small, but it is 
advised to be ready to explain all points to the Planning Commission such as contingencies for 
screening, parking, drop off, etc.  
 
It was asked what kind of licenses are required to open the school. Ben informed the State requires 
the City to treat facilities differently, as is the case of Daycare Vs. School. Glenn was not sure, as the 
Instructor Courtney is overseeing that side of the project.  
 
It was suggested to speak to the neighbors within 300 feet of the parcel prior to the letters informing 
them of the Conditional Use Permit application so it is not a shock when they receive letters from the 
City. Glenn was informed in past meetings surrounding neighbors have made statements such as 
“This would substantially reduce the value of surrounding homes.” and “This is not in harmony within 
this area.” He let Glenn know to be ready to answer those questions.  
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It was asked if there would be a play structure. Glenn said that could be constructed in the future, as 
a Phase II project, but currently no plans have been made. Ben said if they think they will add one in 
the future go ahead and address it within this Conditional Use Permit, along with any fencing they 
may be considering.  
 
Planning Review 

Once all items 1-10 on the first page are in/addressed, submission will be deemed complete, and 
Conditional Use Permitting procedures will begin.  

Limitations 

This summary is provided as a courtesy to applicants. Conclusions reached here are speculative in 
nature based on the information available at this time. Proposals do not vest until a complete 
application is submitted. Complete applications will be reviewed for consistency with the City codes 
and regulations in place on the date they are submitted. 

 

Attachments/Links (Example) 

- Conditional Use Application 
- Site Plan 
- Online Portal-Vesting Deed-CCR's 
- Conditional Use Standards-Municipal Code 
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City of Stevenson 
Planning Department 

 

(509)427-5970  7121 E Loop Road, PO Box 371 
Stevenson, Washington 98648 

 

TO: Planning Commission 
FROM: Ben Shumaker 
DATE: May 13th, 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 c) 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 lot 
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 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. 
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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 
2. 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 

3. 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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Temporary Employee Housing
-Phase 1 to be 4 units housing 4 employees each. 16 Beds total.
-Phase 2 to be 4 units housing 4 employees each. 16 Beds total.
-Total of 32 beds.
-Total of 6 parking stalls including 2 no longer being used in upper lot.
-Location where existing tennis courts are.

No. Description Date

1/16" = 1'-0"1 EMPLOYEE HOUSING SITE PLAN
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City of Stevenson 
Planning Department 

 

(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 
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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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