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1 AGENDA DATE March 29, 2022
SUBJECT . Planning Commission Recommendationis on Comprehensive

Plan and Zoning Map Amendments for properties on the south
side of Smith-Beckon Road between Wind River Road and

]\'/[pf'nrpr Road. Carson

Vilevi ANUGU, iy

solution 2022-21 and nrdman_ce 2022-01 on

lace d R
the March 29, 2022 Consent Agenda for approval

SUMMAR Y/BACKGROU]\ID

Kurtis Krall, property owner of 511 Metzger Road in Carson, proposed a drive-thru espresso stand
on the north side of the property adjacent to Smith-Beckon Road. Existing tegulations do not allow
for operation of an espresso stand on this property, as expansion of commercial uses on the property
does not comply with the Rural Residential zoning or the county’s nonconforming use standards.
The Planning Commission discussed this situation at the February 15, 2022, meeting and directed
staff to schedule a public hearing to consider rezoning the subject property to Commercial. The
Planning Commission also suggested the possibility of expanding this commercial rezoning -
westward to Wind River Road. Making this change would also require amendment of the Carson
-comprehensive plan map from Residential to Commercial. '

The Planning Commission held a-public hearing on March 15, 2022 and voted to recommend the '
Board of County Commissioners rezone three properties on the South side of Smith Beckon Road,
between Wind River Road and Metzger Road, from Rural Residential to Commercial.

-Staff recommends the Board review the Planning Commission’s recommendation and schedule the
proposal for adoption on March 29, 2022 consent agenda. The Board does not need hold another
hearing unless the Board alters the proposal.

FISCAL IMPACT
None.

RECOMMENDAT, JON
It is recommended that the Board of County Commissioners place proposed Resolution 2022-21
and Ordinance 2022-01 ori the March 29, 2022 Consent Agenda for approval.

- LISTATTACHMENTS
Draft Resolution 2022-21

- Draft Ordinance 2022-01
Planning Commission Recommendation
Staff Report — March 10, 2022



ORDINANCE No. 2022-01

AN ORDINA
BECKON ROAD B

NCE AMENDING THE ZONI.N('I MAP FOR PROPERTY ALONG SMITH-
BETWEEN WIND RIVER HIGHWAY AND METZGER ROAD IN CARSON,
- WASHINGTON

WHEREAS, RCW 36.70 éuthorizes Skamania County (the County) to adopf or amend zoning
regulations and a zonlng map; and

WHEREAS, the Planning Comm|55|on initiated amendments to the Carson Communlty Subarea

Pian map and Carson zonlng map on February 15, 2022; and
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2022, after environmental review of the proposed mendments was completed; and

WI-!FDFAC the DI:nnmn ('nn‘\mmmnn after hnldmn a nublic hearina on March 1 5 2922,

EREAS, th rission, after public hearing on March 15,

recommended amendmer_lts to the zoning map, and

. WHEREAS, the Board of County Commissioners reviewed the Planning Commission’s
recommendation at a workshop on March 22, 2022; and

WHEREAS, the map amendments are consistent with the Carson Community Subarea Plan and
existing uses of the subJect property and will provnde employment and economic development
opportunltles and

WHEREAS, the map amendments prOteét the general health, safety, and welfare of the public;
and '

WHEREAS, the Board of County Commissioners approved Ordinance No. 2022-01 on March
- 29, 2022; ' )

~ NOW THEREFORE BE IT HEREBY ORDAINED AND ESTABLISHED the Board of County
Commissioners adopts Ordinance No. 2022-01, amending the Carson Zoning Map as follows:

Parcel Number | Owner | New Zoning Designation
03-08-20-4-1-1000-00 Krall ) , ‘Carson - Commercial
03-08-20-4-1-0900-00 - Thayer _ __.| Carson - Commercial-
03-08-20-4-1-0700-00, Skamania County PUD #1 Carson - Commercial
03-08-20-4-1-0800-00,. ’ ’
03-08-20-1-4-0100-00

. ORDINANCE NO. 2022-01 PASSED INTO LAW THIQ&I DAY OF ) 2022,

Ordinance 2022-01 Page 1 of 2
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Skamania County
Community Developmen’t Department

Building/Fire Marshai + Environmentai Heaith * Pianning
Skamania County Courthouse Annex
Post Office Box 1009

Stavancnn \I\'I:ac!-\mnf-nn QRGAR
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Phone 509-427-3900 Inspection Line: 509-427-3922

STAFF REPORT
TO: . Skamania County Planning Commission
FROM: Alan Peters, AICP, Community Development Director
REPORT DATE:  March 10, 2022
HEARING DATE: March 15, 2022 _
PROPOSAL: Proposed amendments to the Carson Subarea Compréehensive Plan and

Zoning Map for properties on the south side of Smith-Beckon Road,
- between Wind River Road and Metzger Road in Carson, WA.

Background

511 Metzger Road, Carson is a 2.59 parcel located on the southwest corner of Smith-Beckon
Road and Metzger Road. Though the property has historically been used for commercial uses, it
was designated Rural Residential when the Carson zoning was adopted in November 1995. The
commercial uses predate this zoning. The property currently contains storage units, a truck
shop, and a single-family dwelling. A hair salon previously occupied the property but has been
discontinued.

The property owner has proposed to expand the commercial use of this property by operating a
drive-thru espresso stand on the north side of the property adjacent to Smith-Beckon Road.
Existing regulations do not allow for operation of an espresso-stand on this property as
expansion of commercial uses on the property does not comply with the Rural Residential
zoning or the county’s nonconforming use standards.

The Planning Commission discussed this situation at the February 15, 2022, meeting and
directed staff to schedule a public hearing to consider rezoning of the subject property to
Commeércial. The Plannlng Commission also suggested the possibility of expanding this
commercial rezoning westward to Wind River Road. Making this change would also require
amendment of the Carson comprehensive plan map from Residential to Commercial.

The Planning Enabling Act enables the Board of County Commissioners to initiate changes to
the County’s Comprehensive Plan and Zoning when it deems to be for the public interest. In
this case, providing additional land for commercial development helps facilitate the goals of the
Carson Community Subarea Plan.
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Figure 1. Area of potential rezoning.

There are three properties. on the south side of Smith-Beckon Road between Wind River Road
and Metzger Road which the Planning Commission could consider for rezoning and
comprehensive plan amendments:

1. 511 Metzger Road, owned by Kurtis Krall, consisting of 2.59 acres _
2. 1492 Wind River Road, owned by Skamania PUD, consisting of three parcels totaling
7.78 acres »
3. 1201 Smith Beckon Road, owned by Lorance and Joann Thayer, consisting of 1.82
" - acres. ‘ ‘

. The Krall and Skamania PUD properties both consist of commercial or public facility uses,
however the Thayer property is a residential property. The Planning Commission could
recommend a change in zoning/comprehensive plan amendments for all or portion of this area.

Zoning Designations

The subject area is currently zoned Rural Residential. This is a residential zone that requires a
minimum lot size of 1 acre. In addition to single-family residences, the zone also allows for
agriculture, forestry, low-intensity recreation, and religious facilities. Professional services and

multi-family residences are conditional uses.



Commercial

The subject properties couid be rezoned to Commerciai. This is a commercial zone that afiows
various commercial uses and is primarily located along the Wind River Road commercial
corridor, but extends east along Cloverdale Ave and Hot Springs Ave. Most new commercial

A | te roamni A ickrati ~nae that ram
developments require administrative review, a process that requires public notice prior to

project approval. Residential uses within this zone are allowed only -in limited circumstances.

Caretakers re5|dences and residential uses above a commercial use are condltlonal uses in this
zone.

Comprehensive Pian
The subJect properties are under the jurisdiction of the Carson-Community Subarea Plan and
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amendments to the Comprehensive Plan’s land use map in addition to the proposed Zoning
map amendments.

Rural Residential

The Rural Residential deS|gnat|on is intended to provide areas of Iower residential density to
preserve the rural character of the community. This deS|gnat|on should be applied to lands
which are not now subJect to intense residential or commercial development and sited in a
manner which will either buffer or disburse areas designated Commercial Center or High
Density Residential to break up urban densities. Lands designated Rural Residential include
areas where existing parcels predominantly range from one to five acres in size.

Business Center (Commercial)

The public purpose served by the Business Center (Commercial) designation is to provide
employment opportunities within the community and to increase convenience and shopping
_opportunities within the planning-area. Lands designated Business Center should include
dispersed areas which are presently subject to commercial and/or industrial development and
areas which are suitable for commercial or industrial development, given their proximity to
public services, major transportation corridors and infrastructure. Lands designated under this
Section may also include areas that predominantly are undeveloped or sparsely developed and,
therefore, may be developed for industrial or commercial purposes with minimal, if any,
destruction of existing improvements.

Analysis
The PIannlng Enabling Act enables the Board of County Commissioners to initiate.changes to

the County’s Comprehensive Plan and Zoning when it deems to be for the public interest (RCW
36.70.430 and 36.70.640). Property owners can also request consideration of site-specific
rezones by the Heanng Examiner, but the Board has occaS|onaIIy initiated such rezones when
they are in the interest of the larger community.

The request would add between 2.59 acres to 11.3 acres of Commercial zoning.to the Carson’
Subarea. This change would be supported by the Carson Subarea Plan, as it would primarily be
applied to-areas. which are already subject to commercial development, and which are located
in proximity to commercial corridors and infrastructure. The proposal is consistent with the
'vision statement and general goals of the Carson Subarea Plan:



Vision Statement:

7o maintain the rural residential character of the community while providing
empioyment and recreational opportuniiies.

General Goals:

A T mainfain tha riral racidantial ~haractar Af tha ara=
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B. To provide employment opportunities in our community.
C. To preserve and enhance community beauty.
D. To preserve and enhance public safety. : '
E. To retain the existing popu/at/an and create opportun/t/es in our community so
that our children can also remain here.
A SEPA Determination of Non-sighificance for the proposed comprehensive plan and zoning
map amendments was |ssued on March 2 2022. The proposal is scheduled for a public hearing

on March 15, 2022. Notice of this hearing was published in the Skamania County Pioneer on
March 2, 2022, and posted on the County’s website. Following the hearing, the Planning

Commlssmn can fonNard a recommendatlon to the Board of County Commlssmners

Revised Code of Washington (RCW) 36.70 Planning Enabling Act

RCW 36.70.380
ComprehenS/ve plan—Public hear/ng required.
Before approving all or any part of the comprehensive plan or any amendment
extension or addition thereto, the commission shall hold at least one public hearing and
-may hold additional hearings at the discretion of the comm/55/on

RCW 36.70.390.

Comprehensive plan—Notice of hear/ng

Notice of the time, place and purpose of any public hear/ng shall be given by one
publication in a newspaper of general circulation in the caunty and in the official gazette,
if any, of the county, at least ten days before the hearing.

RCW 36.70.400
Coimprehensive plan—Approval—Required-vote—Record.
The approval of the comprehensive plan, or of any amendment, extenslan or add/t/an

. thereto, shall be by the affirmative vote of not less than a majority of the total members
of the commission. Such approval shall be by a recorded motion which shall incorporate
the findings of fact of the commission and the reasons for its action and the motion shall
refer expressly to the maps, descriptive, and other matters intended by the commission
to constitute the plan or amendment, addition or extension thereto. The indication of
approval by the commission shall be recorded on the map and descriptive matter by the
signatures of the chair and the secretary of the commission and of such others as the
commission in its rules may designate.

RCW 36.70.410 _
Comprehensive plan—Amendment.



When changed conditions or further studiies by the planning agency indicate a need, the ,
commission may amend, extend or add to all or part of the comprehensive plan in the
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. Staff Findings:

The nrnr\nc:l raquires :\mnnrlmnnfc to the comnrehensive b
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controls (zoning map). The amendment process was initiated at the dlrectlon of the Plannlng
- Commission. The proposal is scheduled for a public hearing on March 15, 2022.. Notice of this
hearing was published in the Skamania County Pioneer on March 2, 2022, and posted on the
County’s website. The Planning Commission may vote on an amendment foIIowmg the hearing.

lan
A

36.70.580 Official controls—Public hearing by commission.
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commiss/on sha// hold at least one public hearing.

36. 70 590 Official controls—Notice of hearlna :
Notice of the time, place and purpose of the hearing shall be given by one pub//cat/on in
a newspaper of general circulation in the county and in the official gazette, if any, of the
county at least ten days before the hearing. The board may prescribe additional

methods for providing notice.

36.70.600 Official controls—Recommendation to board—ReqU/red vote

The recommendation to the board of any official control or amendments thereto by the
planning agency shall be by the affirmative vote of not less than a majority of the total
members of the commission. Such approval shall be by a recorded motion which shall
incorporate the findings of fact of the commission and the reasons for its action and the
motion shall refer expressly to the maps, descriptive and other matters intended by the
commission to constitute the plan, or amendment, addition or extension thereto. The
indication of approval by the commission shall be recorded on the map and descriptive
matter by the signatures of the chair and the secretary of the commission and of such
others as the commission in its rules may designate.

' Staﬁ' Findings:
The proposal is scheduled for a public hearing on March 15,:2022. Notice. of thlS hearing was

published in the Skamania County Pioneer on March 2, 2022, and posted on the County’s
website. The Planning Commission may vote on a recommendation following fch'e hearing.

Recommendation

Planning Staff recommends that the Planning Comm|55|on hold a public hearlng and consider
the proposed rezoning, then forward a positive recommendation to the Board of County
Commissioners to approve Comprehensive Plan Map and Zoning Map Amendments for all or a
portion of the proposed area. A model motion is attached.

Recommendation _

Map of Proposed rezoning area

Map of Carson zoning

Rural Residential (SCC 21.65.070) and Commercnal Zoning Code (SCC 21.65.090)
Model Motion

HON=
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Skamania County Code 21.
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21.65.070 Rural residential zone classification (RR).

A. Allowable Uses.

:I;

4

9

. Domestic agriculture.

. Industrial forestry.

. Advertising signs; on—premiseé advertising only.

. Accessory equipment structures.

. Attached communication facilities located on BPA towers (in accordance with Section 21.70.160).

. Religious facilities.

10. Light home industry, consistent with Chapter 21.70. -

1

1. Cottage occupations, consistent with Chapter 21.70.

B. Administrative Reyiew Uses.

-

N

. Repealed by Ord. 2020-06.

. Repealed by Ord. 2020-06.

. Commercial agriculture.

. Residential care facilities, consistent with Chapter 21.85.
. Child.care facilities; consistent with Chapter 21.86.

. Safe homes.

. Cluster developments.

. Attached communication facilities not located on BPA towers, (in accordance with Section 21.70.160).

The Skamania County Code is current through Ordinance 2021-04, passed November 30, 2021.



C. Conditional Uses.

1. Multifamilv housing.units
- Miuitiiamiy nousing - units.

- 2. Mobile home parks.

3. Professional services.

A Commerecial an

4. wommeorciai agricuiiu

B Commiininatinn tnware {(in acanrdanca with Qantinn 21 70 160\
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6. Co-locdtion of communication towers (in accordance with Sedtion 21.70.160).

7. Cam'pgrodnds.
D. Temporéry‘Uses. Uses allowed subject to the requirements of Section 21.70.120 of this title.
E. Prohibited Uses. vAny us.es not listed above are»prohibited, including but not limited to:

1. Small-scale and Iarde-scale recreational vehicle parks;

2. Commercial uses;

3, lndust'r_ijal uses;
4. Billboards;
5. Above Qround utility lines, unless no practical alternative exists;

6. Unconcealed, outdoor storage of nonfunctioning vehicles and parts thereof, appliances, construction
materials, debris and household garbage.

.F. Minimum Development Standards.
1. Lot Siz.e. The standard minimum Io_t size, dimensions and proportions shall be as follows:
a. The minimum lot size shall be one acre;
b. Lot depth shall not exceed lot width by more than a ratio of four to one, respectively;

¢. Access panhandles shall not be taken into account as part of the area calculations relative to
minimum lot size.

The Skamania County Code is current through Ordinance 2021-04, passed November 30, 2021.



Skamania Gounty Code 21.65.090 Commercial (C). Page3o0f5

a. Single-Family. Each single-family housing unit shall requiré minimum lot area of one acre.

b. Duplex. Each duplex shall require one and one-half of an acre.

d. Fourplex. Each fourplex shall require two and one-half acres.

e. Apartment Complexes Greater than Fourplex. Each apartment complex shall require a minimum of
three acres. Additional iand may be required to ensure adequate parking, iandscaping and buffers.

3. Setba‘c'ks.'

a. Front Yard. No building or accessory building shall be constructed closer than forty-five feet from
the centerline of the public road right-of-way or thirty-five feet from the centerline of a private road (not
including private driveways), or fifteen feet from the front property line, whichever is greater.

b. Side Yard. No building or accessory building shall be constructed closer than fifteen feet from the
property line on each side of the structure.

c. Rear Yard. No building or accessory building shall be constructed closer than twenty-five from the
rear property line.

d. Yards Fronting on Two Roads. In addition to the required front yard setback, on lots fronting two
roads, no building or accessory building shalt be constructed closer than fifteen feet from any
established public road right-of-way or private road easement.

e. Setbacks from cul-de-sacs and hammerhead turn arounds shall be twenty feet from the property
line, or the edge of the public road right-of-way or private road easement, whichever is greater.

f. No building or structure may be located within any easements. (Ord. 2021-04, 11-30-21; Ord. 2021-
02, 6-22-21; Ord. 2020-06, 9-29-20; Ord. 2018-03, 4-17-18; Ord. 2005-02 (part))

21.65.090 Commercial (C).
A. Allowable Uses.

1. Professional services.

2. Advertising signs; on-premises advertising only.

The Skamania County Code is current through Ordinance 2021-04, passed November 30, 2021.



Skamania County Code 21.65.090 Commercial-(C). Page 4 of5

3. Accessory equipment structures.

acilities located on BPA towers (in accordance with Section 21.70.160).

—

5. New commercial uses or expansion of existing commercial uses inhabiting existing commercial
buiidings.

6. New commercial uses or expansion of existing commercial uses located wholly or partially outside of an
existing commercial structure.

7. Acce‘ss}ory useé normally associated with the primary use of the property.
B. Administrati\}e Review Uses.
1. New co'mme-rcial usgs, unless spécifically listed in subsection (A), (B) or (C) of this section.
2. Attached communication facilities not located on BPA toweré (in accordance with Section 21.70.160).
3. Communication towers (in accordance with Section 21.70.160).
4. Co-location of communication towers (in accordance with Section 21 .70.160).
5. New commercial uses located wholly or partially outside of an existing noncommercial structure.
6. New commercial buildings and expansions of existing commercial buildings.
C. Conditional Uses.

1. Residential use above/over a commercial use; street level floor must be commercial/professional use
only.

2. Owner/caretaker residence in conjunction with commercial use.
3. Small- and large-scale recreational vehicle parks.

D. Temporary Uses. Uses allowed subject to the requirements of Section 21.70.120.

E. Prohibited Uses. Any uses not listed above are prohibited, including but not limited to:
1. Residential uses.

2. Billboards.

The Skamania County Code is current through Ordinance 2021-04, passed November 30, 2021.



Skamania County Code 21.65.090 Commercial (C). Page 5

3. Mobile home parks.

nd utility lines, un

ut unless no practi

F. Minimum Development Standards.

1. Lot Size. The standard minimum lot size, dimensions and proportions shall be as required to
accommodate the use, inciuding iandscaping, open space and parking requirements.

2. Setbacks. The setbacks will be established by the review of the listed criteria for each use or the
following, whichever is greater:

a. No building or structure may be located within any easements.

b. No building or accessory building shall be constructed closer than twenty feet from a property line
that is adjacent to land that is used for or suitable for residential use. (Ord. 2014-02, 1-28-14; Ord.
2005-02 (part))

The Skamania County Code is current through Ordinance 2021-04, passed November 30, 2021.
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AMENDMENTS TO THE CARSON COMPREHENSIVE PLAN AND ZONING MAP

The Skamania County Planning Commission conducted a public hearing to consider
proposed amendments to the Carson Comprehensive Plan and Zoning Map.

I, , do hereby move that the Skamania County Planning
Commission make the following Findings of Fact, and Conclusions.

FINDINGS OF FACT

A. RCW 36.70 authorizes counties to adopt or amend comprehensive plans and
zoning designations.

B. The vision statement of the Carson Community Subarea Plan is to maintain the
rural residential character of the community while providing employment and
recreational opportunities.

C. Amending the Comprehensive Plan and Zoning Map to add additional commercial
zoning will provide opportunity for economic development within Carson.

D. The proposed amendments are consistent with RCW 36.70 and the County’s
Comprehensive Plan.

E. The Planning Commission, having provided proper notice in the Skamania County

Pioneer, and with a quorum present, conducted a public hearing at its March 15,
2022, meeting.

Page 1 of 2



CONCLUSIONS

Based on pubiic comment and staff analysis, the Comprehensive Plan map amendments

and Zoning map amendments are consistent with the Carson Community Subarea Plan,

will provide economic development opportunity, and protect the general health, safety,
and welfare of the public, and should be recommended to the Board of County

Commissioners for annroval

MWV I D T Ul WY

RECOMMENDATION

Based upon the findings of fact and conclusions, I move that the Planning Commission
recommend to the Board of County Commissioners to adopt the proposed
comprehensive plan map and zoning map amendments.
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AYE NAY

Cyndi Soliz, Chair obseut

3

Sue Davis, Vice Chair

absend

Ken Bajema

Ann Cline

John DiPalma

Anita Gahimér Crow

SN R

Mat Joy
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RESOLUTION No. 2022-21

A RESOLUTION AMENDING THE CARSON SUBAREA COMPREHENSIVE PLAN IVIAP
FOR PROPERTY ALONG SMITH-BECKON ROAD BETWEEN WIND RIVER HIGHWAY
AND METZGER ROAD IN CARSON, WASHINGTON

- WHEREAS, RCW 36.70 authorizes Skamania County (the County) to. adopt or amend
Comprehenswe Plans and Subarea Plans; and

WHEREAS, the Carson Community Subarea Plan was adopted in 1994, establlshlng a vision to
maintain the rurai residentiai character of the communlty while providing empioyment and
recreational opportunltles and

WHEREAS, only through continued use, evaluation, and when necessary, amendment to the
Comprehensive Plan can the County move toward this vision; and

WHEREAS, the Planning Commlssmn |n|t|ated amendments to the Subarea Plan map on
February 15, 2022; and

WHEREAS, the Subarea Plan map amendments are consistent with the Carson Community
Subarea Plan and existing uses of the subject property and will provide employment and
economic development opportunities; and

WHEREAS, the Subarea Plan map amendments protect the general health, safety, and welfare
of the public; and - :

WHEREAS, a SEPA Mitigated Determination of Non-Significance (DNS) was issued on March 2,
2022, after environmental review of the proposed amendments was completed; and -

WHEREAS, the Planning Commission, after holding a public hearing on March 15, 2022,
recommended amendments to the Subarea Plan map; and

WHEREAS, the Board of County Commissioners reviewed the Planning Commission’s
recommendation at a workshop on March 22, 2022; and

WHEREAS, the Board of County Commissioners approved Resolution No. 2022-21 on March
29, 2022;

NOW THEREFORE BE IT HEREBY RESOLVED, the Board of County Commissioners adopts
Resolution No. 2022-21, amending the Carson Community Subarea Plan map as follows:

Parcel Number : Owner ‘| New Land Use

. Designation
03-08-20-4-1-1000-00 Krall Carson - Business Center
03-08-20-4-1-0900-00 - Thayer | Carson --Business Center
03-08-20-4-1-0700-00, Skamania County PUD #1 Carson - Business Center
03-08-20-4-1-0800-00, ‘
03-08-20-1-4-0100-00
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Dated thlé day oMf 22.

ATTEST:

Approved as to form only:

Skamania County Prosecuting Attorney

Resolution 2022-21

BOARD OF COMMISSIONERS
CI(AMAI\!TA f'ﬂllI\ITV WACI—IT!\ICTQI\I

SIS WNIWEIN R By WW ISR A

NAN @ DYV,
| AN L

KICHW Chg#man _
ald| (4*""*"““‘ :

T AL lannan CAammicainna
QI HTITH pUTHTTHHIDOIVIETT

(P

Robert Hamlin, Commissioner

aye NS

Nay &
Abstain
Absent
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