9) Chapter 18.35 – Amendments to the Town Center Core and East Village
Statement of Issue and Purpose and Goal:

(1) Implement the City’s sustainability efforts, City’s Comprehensive Plan, City’s Park and Recreation Plan, and to draw successful commercial uses to the downtown core to maintain a vibrant urban community and redevelop the downtown area.  
Economic development is a central factor in a community’s ability to sustain itself.

A sound economy will also provide revenues for the City to support facilities and services desired by residents (parks, trails, police protection, and fire) .

Comprehensive Plan Goals/Policies – Economic Development

· Chapter 7 Economic Development, 7.1.1 …the City of Washougal recognizes the importance of the local economy in the community’s development and has chosen to address it in the City’s Comprehensive Plan, 
· Goal 3 To implement the Downtown Washougal Revitalization Plan, Policy 3-A:  The City will encourage expansion of the city’s retail base in order to capture consumer dollars that are no spent elsewhere
· Goal 3 The city will encourage businesses that enhance the commercial mix of the downtown core with economic development incentives, 
· Policy 3-C:  Direct commercial development to target commercial districts indentified in the Downtown Revitalization Plan through appropriate commercial and mixed-use development standards and incentive programs…
Comprehensive Plan – Park and Recreation Plan 

· Key Public Involvement Findings
More than 90% would like more trails

There is interest in more natural areas with public use

· Vision for the Future
Objectives, Goal 3:  Connect neighborhoods with parks, school natural open space areas, and the waterfront, as well as downtown and the region.

Objectives, Goal 3A:  Develop an interconnected pedestrian and bicycle system that connects to downtown . . . .

· Connection
Connection to downtown trail as identified in current Park Plan

(2) Provide opportunities for additional public green spaces in downtown and community gardens. To encourage public courtyards, squares, green areas for gathering places and provide urban open space in the downtown core.  Reduce “heat-island” effect of impervious surfaces such as parking lots by cooling and shading the surface area and breaking up large expanses of pavement

(3) Support the creation of housing for low/mod income elderly and persons with disabilities or special needs.  Encourage and provide potential for increased availability of affordable housing options downtown through “downtown affordable housing bonus”.

(4) Opportunities for senior housing (affordable housing).  Households with two parents and more than one child used to be a large majority of households in the nation, that family type now only comprises 44% of households – and it is shrinking.  The fastest growing demographic groups are those that are childless, have a single-parent family, or are households of single adults.  The single adult’s category comprises young professionals and aging seniors.  These demographic groups historically have preferred compact townhomes and condos near transit and amenities.  The future is that not everyone needs or wants schools or even a yard; more and more people want maintenance free living options near vital community centers.

(5) Reduce vehicular trips and increase bicycle and pedestrian use

(6) Incentives such as increased density and intensity in exchange for “green attributes”.
Proposed Amendments
Chapter 18.35

TOWN CENTER DISTRICTS*
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18.35.010
Purpose.

(1)
To create a distinct, strong identity for the town center, producing a heart for Washougal that is surrounded by solid, strong neighborhoods.

(2)
To provide opportunities to increase the city's tax base, thereby helping to fund public improvements and public services.

(3)
To encourage private and public investment, attract shoppers and visitors, and appeal to existing and new residents.

(4)
To produce a concentration and a mixture of commercial, office, retail, residential, and civic uses within the town center.

(5)
To develop a town center that supports pedestrian movement, bicycles and use of public transit.

(6)
To promote sustainable public and private development.

(7)
To implement both the city's comprehensive plan and downtown plan.

(8)
To preserve the ability to allow Pendleton Woolen Mills to carry on its business; and to utilize its current buildings on its site for light industrial uses that are compatible with the existing business and not injurious to the surrounding neighborhood.
18.35.020
Districts described and delineated.

(1)
TC-C – Town Center Core. This district is envisioned to have the highest intensity uses, especially retail, office, residences, and hotels contained within mid-rise buildings. Shops and restaurants would be located along key streets, particularly a principal pedestrian corridor. A major public open space would anchor the district. Over time, parking would be increasingly located within structures.

(2)
TC-EV – Town Center East Village. This district is envisioned to have a mixture of higher density housing and retail contained within low-rise buildings. Some retail uses would be auto-oriented and have somewhat large footprints. Public open spaces would be found throughout the district.

(3)
TC-WV – Town Center West Village. This district is envisioned as a predominantly residential area with some modest infill development on vacant and underutilized parcels. Any development would be low-rise. The district would also contain public buildings and uses.

18.35.030
Use limitations.

All uses shall be allowed, unless specifically prohibited below.

(1)
Prohibited in all town center districts:

(a)
Adult establishments;

(b)
Billboards;

(c)
Industrial uses, except on property not currently utilized for industrial purposes;

(d)
Outdoor storage of materials and equipment (except during construction) and minor incidental seasonal displays;

(e)
Repair of vehicles, unless entirely within a building;

(f)
Sewage treatment plants;

(g)
Work release facilities;

(h)
Wrecking yards.

(2)
Additionally prohibited in the TC-C (town center core) district:

(a)
Vehicle washing, unless located within a building or parking structure;

(b)
Drive-through businesses, unless located within a building or parking structure;

(c)
Gasoline service stations;

(d)
Mini-storage on the street level;

(e)
Outdoor sales of boats, vehicles, or equipment.

(3)
Additionally prohibited in the TC-WV (town center west village) district:

(a)
Retail, office or other commercial uses, unless as a home occupation.

(4)
Any other use that the planning director determines not to comport with the intent of the district as expressed in WMC 18.35.010, Purpose.
18.35.040
Basic development standards – Floor area ratio, height and parking.

(1)
Floor Area Ratio.

(a)
Definition: the amount of floor area within a building as a multiple of the lot area.

Floor Area Ratio (FAR)


	 
	Basic Allowable "As of Right"
	Maximum Allowable with Bonuses

	District
	Nonresidential
	Residential
	Nonresidential
	Residential

	TC-C
	0.5
	1.0
	3.0 2.0
	4.5 3.0

	TC-EV
	0.5
	1.0
	1.5 1.0
	3.0 2.0

	TC-WV
	-
	0.6
	-
	-


(b)
Notes.

(i)
Floor area is measured to the inside face of exterior walls. The following shall be excluded from floor area calculation:

(A)
Space below grade;

(B)
Space dedicated to parking;

(C)
Mechanical spaces;

(D)
Elevator and stair shafts;

(E)
Lobbies and common spaces, including atriums;

(F)
Space used for any bonus feature.

(ii)
Allowable FAR for nonresidential and residential uses may be added together within a project, for a combined total.

(iii)
Hotels shall be considered residential for the purpose of this chart.

(c)
Bonus Features Allowing Increased Floor Area Ratio.  Bonuses may not be stacked upon each other to provide more than one bonus given for the same item.  Density bonuses are related to the value of the community benefit.  Before a density incentive is granted, however, it must also be demonstrated that there is a need for the proposed improvements; that the improvements or land are needed or desired at the proposed location; that the land is appropriate in size and that the terrain is appropriate to accommodate the intended use.  A minimum of five or more of the following shall be provided to qualify for additional floor area ratio bonuses.
	Feature
	Additional Floor Area Ratio

	Street level retail


	100 s.f. of floor area for each linear retail frontage

	Public plaza

	5 s.f. of floor area for each s.f. of plaza 

	Canopy

	4 s.f. of floor area for each s.f. of canopy


	Day care

	4 s.f. of floor area for each s.f. of day care


	Health club

	2 s.f. of floor area for each s.f. of health club


	Public meeting room

	5 s.f. of floor area for each s.f. of meeting room


	Public art

	10 s.f. of floor area for each $100.00 of valuation


	Water feature

	10 s.f. of floor area for each $100.00 of valuation


	Structured parking

	0.5 s.f. of floor area for each s.f. of required parking above grade


	Below-grade parking

	1 s.f. of floor area for each s.f. of required parking below grade


	Green roof/roof top garden

	2 s.f. of floor area for each s.f. of green roof


	Public restroom

	10 s.f. of floor area for each s.f. of public restroom


	Contribution to a park

	10 s.f. of floor area for each $100.00 of contribution to acquisition or development. This can be used to exceed the maximum FAR and maximum height by up to 25%


	Contribution to a cultural facility such as a library, museum, or theater

	10 s.f. of floor area for each $100.00 of contribution. This can be used to exceed the maximum height by up to 25%


	Contribution to, dedication, and construction of a large civic site – outdoor amphitheater, electric car recharge station, public tennis courts, library, senior citizen center, school

	10 s.f. of floor area for each $100 value of dedication and construction.  This can be used to exceed the maximum height by up to 25%

	Bike Corral
	5 s.f. of floor area for each bike corral 

	On site internal bikeway network
	5 s.f. of floor area for each lineal foot of bike path

	Affordable Housing (Low/Mod Median Income) greater than 10% of the base residential density  types within the development.  See additional requirements at 18.35.045.
	20% density bonus

	Installation of preferential carpool/vanpool parking facilities
	1 s.f. of floor area for each s.f. of carpool/vanpool parking

	Community Garden 
	5 s.f. of floor area for each s.f. of community garden

	Environmental Enhancements

	5 s.f. of floor area for each s.f. of environmental enhancement beyond minimum required by Critical Area Ordinance/Shoreline Program

	Usable Open Space, beyond minimum requirements

	5 s.f. of floor area for each s.f. of usable open space beyond minimum required by Critical Area Ordinance/Shoreline Program


(2)
Maximum Building Height.

	District
	Height

	TC-C
	55 ft.

	TC-EV
	45 ft.

	TC-WV
	35 ft.


(a)
Notes.

(i)
Mechanical penthouses, stair/elevator overruns, and antennas may be excluded from building height calculation, provided they are no more than 20 feet above the roof deck.

(ii)
Building height may be increased by up to 20 percent if the top is designed as a nonhabitable architectural element. This element may extend above the increased height limit.

(3)
Parking Ratios.

	Use Type
	Minimum
	Maximum

	Retail
	3 stalls/1,000 n.s.f.
	4 stalls/1,000 n.s.f.

	Office
	2 stalls/1,000 n.s.f.
	4 stalls/1,000 n.s.f.

	Residential
	0.5 stall per unit
	2 per unit

	Senior housing
	0.25 stall per unit
	1 per unit

	Restaurant
	1 stall per 4 seats
	2 stalls per 4 seats


(a)
Notes.

(i)
Parking requirements for uses not listed shall be determined by a study of parking demand for that use.

(ii)
Uses sharing a common parking facility may reduce the required number of stalls by 25 percent.

(iii)
Parking may be located off-site, so long as it is within 1,000 feet of the property, is connected to the property by sidewalks or walkways, and is tied to the site by a contractual agreement that is filed with the city and deed of record at the county.

18.35.045
Affordability Bonus requirements
(1)
Occupancy

On-site affordable units must be available for occupancy either before or at the same time as the market rate units.

(2) Design

(a)
Affordable housing units provided should be reasonably dispersed in the project.

(b)
Affordable housing units must be similar in general exterior appearance to market-rate units within the project.

(c)
The percentage of affordable units that are efficiency, studio, or one bedroom units should not exceed the percentage of market-rate units that are efficiency, studio, or one bedroom units.

(d)
Parking must be included in the sale price or rent of affordable units, unless the developer can demonstrate to the satisfaction of the City that at least one of the following conditions is present:  the property offers less than one parking space per unit; the property is especially well-served by public transportation; or there is ample and available on-street parking nearby.

(3)
The current HUD Income Limits for Clark County Median Income shall be used to determine qualifying occupancy (see 2008 table below as an example).

(4)
Restrictions by deed or other desire mechanisms shall include appropriate sales and resale restrictions, rental rates restrictions, and other appropriate measures.  These restrictions shall ensure that the dwelling units remain affordable .
(5)
Before restricted affordable housing density increases are granted, the ability of the local community to absorb the number and type of units proposed must be demonstrated or a phasing plan (with financial guarantees) based on absorption will be required.  It is not the intent of the City of Washougal to create neighborhoods comprised of restricted affordable housing only.

(6)
Prior to the issuance of a building permit, the developer must enter into an “Affordable Housing Agreement” for affordable units and provide a letter of credit or other security to ensure construction of the affordable units
18.35.060
Definitions.

(1)
Affordable Housing means 1) with respect to rental housing; housing that is affordable to households earning up to 80 percent of the Clark County defined median income, and 2) with respect to owner occupied housing, housing that is affordable to household earning up to 80 percent of the Clark County defined median income.

( 2)
Affordable Housing Bonus – additional square footage for residential development in conjunction with commercial in exchange for providing on-site affordable housing.
(3)
Bike Corral – Elongated fixed bike racks.  Often a staggered series of upside down U-shapes or a metal spiral
 constructed in a vehicular parking space

(41)
"Canopy" means a cover over a sidewalk providing protection from the rain that is constructed of permanent materials. The height shall range between eight feet and 12 feet and shall be a minimum of six feet in width. Canopies (as well as awnings) are permitted to extend over the right-of-way occupied by the sidewalk.

(5)  “Community Garden” means an area where plants are raised and maintained by the homeowner’s association, condominium association, or other established community association for provision of locally grown food, scientific research, education, aesthetic enjoyment and recreational purposes.
(62)
"Day care" means a use providing for the care of children or elderly people, generally during the hours of 6:00 a.m. and 7:00 p.m. Such use shall comply with all applicable state standards.

(7)
Floor Area Bonus refers to additional buildable square footage provided to developers as an economic incentive for providing affordable housing and public amenities identified at 18.xxxxxxxxx that improve the quality of life of city residents, employees, and visitors.  

(83)
"Green roof" means a roof designed with principles of environmental sustainability, involving the use of vegetation and storm water collection and cleaning. It may or may not be accessible.

(94)
"Health club" means a use that offers exercise and recreational activities for tenants and/or the general public, either with or without a fee.

(105)
"Parking, below grade" means any portion of structure containing parking that is located below the average finished grade around a building.

(116)
"Parking, structured" means parking contained within an enclosed building, designed to appear like it is part of the larger building complex.

(127)
"Public art" means any form of painting, mural, mosaic, sculpture, or other work of art, so long as it can be appraised as a work of art and its value as such documented. It must be displayed on the exterior of a building, at or near the pedestrian entrance or on a public plaza.

(13)
Public green means an urban open space that is natural in its details.  It is similar to a square, for public use, and surrounded by buildings.  Greens shall be landscaped with trees at the edges and open lawns at the center.  Greens shall contain no structures other than benches, pavilions, and memorials.

(148)
"Public meeting room" means a space that can be used by the general public and having a capacity of at least 50 people. It may operate under a reservation or nominal fee system, but must be easily accessible from a lobby or plaza.

(159)
"Public plaza" means an open space that is accessible to the public at all times, predominantly open to the sky, and for use principally by people, as opposed to merely a setting for the building. It must abut and be within three feet in elevation of a sidewalk; at least 10 percent of the area shall be planted with trees and other vegetation. There must be seating, lighting and penetration of sunlight.

(1610)
"Street level retail" means uses providing goods and services, including food and drink, adjacent to, visible from, and accessible from the sidewalk.

(1711)
"Water feature" means a fountain, cascade, stream, fall, pond of water, or combination thereof that serves as a focal point. It must be located outside of a building and be publicly visible and accessible. It must be active during daylight hours.
	
	 2008 HUD Income Limits for Clark County 
	
	

	
	
	 Annual Income by Household Size
	
	
	

	Percent of
	 
	 
	           Number in Household
	 
	 
	 

	Median Income
	1
	2
	3
	4
	5
	6
	7
	8

	100 % of Median
	      47,500 
	      54,300 
	      61,100 
	      67,500 
	      73,300 
	      78,800 
	      84,200 
	      89,600 

	120% of Median
	      57,000 
	      65,160 
	      73,320 
	      81,000 
	      87,960 
	      94,560 
	    101,040 
	    107,520 

	100% of Poverty
	      10,400 
	      14,000 
	      17,600 
	      21,200 
	      24,800 
	      28,400 
	      32,000 
	      35,600 

	125% of Poverty
	      13,000 
	      17,500 
	      22,000 
	      26,500 
	      31,000 
	      35,500 
	      40,000 
	      44,500 

	80% of Median
	      38,000 
	      43,150 
	      48,900 
	      54,300 
	      58,650 
	      63,000 
	      67,350 
	      71,700 

	 
	Portland-Vancouver-Beaverton, OR-WA MSA Median Family Income: $67,500
	

	
	Source: U.S. Department of Housing and Urban Development, effective April 12, 2008


� Heat Island Effect – A dome of elevated temperatures over an urban area caused by structural and pavement heat fluxes, and pollutant emissions.  The envelope of hot air that hovers over cities due to heat reflective material and the lack of vegetation is known as the urban ‘heat island’ effect.  It is the aggregate of all the heat absorbed and generated by buildings, roads, vehicles, HVAC systems, etc., and can result in cities being as much as 7 to 10 degrees warmer than their suburban and rural counterparts (Lawrence Berkeley National Laboratory).  Scientists indicate that widespread heat-reduction measures, such as planting rooftop vegetation, could easily lower a city’s temperature by five degrees.





� Bicycles improve fitness and health, often replace short car trips, and are a cheap, non-polluting, greenhouse gas-preventing form of transportation.  What do you do with them?  Bikes locked to signs and each other and everything else in sight can become serious obstructions.  Without accommodation, cyclists are forced to compete with trees, pedestrians, and newspaper racks for sidewalk space.  Bike corrals are one solution.  Biking and walking are important to reducing vehicle miles traveled and emissions.





� Dedication of large civic sites may include dedication of just the land, or the land and actual building of the civic structures.  


� These include, but are not limited to, programs and improvements that will enhance existing wildlife habitat, rehabilitating wetlands disturbed by previous land use practices, measure to protect air quality, water quality, establishing fisheries in local streams, landscaping beyond code requirements and other such features.  Environmental enhancements must produce benefits for the enjoyment of all residents and visitors of Washougal.  Improvement that are provided largely for the enjoyment of the development and which produce only minor benefits for the general population may receive some density credit, but only to the extent that the general public benefits from the improvements


� A trade off for increased density and building mass, usable open space shall be provided within the development, including but not limited to:  commons, pocket parks,  landscape features, green belts, and trail connections. 


� Corrals estimated cost is $1,000, adding labor and additions for stability and safety beings an estimated total to $3-4 thousand.  Safety is a concern with people and bikes in the street, so bike corral boundaries are sometimes lined with black and yellow reflective flexible poles.  Usually installed in corner parking spaces.  Businesses advocate for bike corrals at their storefronts because they clean up the sidewalk area


� 12-14 bicycles can be parked in one vehicular parking space (Cities Go Green)
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