
Draft Outline for Wheeler Zoning Ordinance Reorganization per Morgan CPS April 28, 21 Analysis
The following provides a draft outline with Ordinances and Sections reorganized by Morgan CPS to make the document more user friendly and easier to implement.
 Article I (Introduction) 
This Division introduces the planning document to the reader and asks the basic questions of the document’s purpose and who is responsible for its administration.  Administrative and legal requirements as well as definitions make up the bulk of this Article. This Article would include, with some minor variations and exceptions, Article 1, Article 19 and Sections 12.010 to 12.030.   
ARTICLE 1.  INTRODUCTORY PROVISIONS	  1
Section 1.010.  Title	  1
Section 1.020.  Purpose	  1
Section 1.030.  Rules of Application.	  1
Section 1.040.  Classification of Zones.	  2
Section 1.050.  Mapping of Zones.	  2
Section 1.060.  Zoning of Annexed Areas.	  2
Section 1.070.  Definitions.	  3
Section 9.030.  Definitions	 35	Comment by Anna St John: Add these

ARTICLE 19: GENERAL PROVISIONS	 120
Section 19.010.  Interpretation.	 120
Section 19.020.  Severability.	 120
Section 19.030.  Enforcement Duties.	 120
Section 19.040.  Abatement and Penalty.	 120
Section 19.050.  Repeal and Continuity.	 121

ARTICLE 12: EXCEPTIONS TO ZONING RULES	 99
Section 12.010.  Intent.	 99
Section 12.020.  Zone Boundaries.	 99
Section 12.030.  Authorization of Similar Uses.	99



Article II (Zoning) 
This Article answers the questions as to a property’s zoning and what development is allowed on the site.  Generally, Articles 2 to 7 would be included, organized from Residential 1 to Water-Related Industrial along with flood hazard provisions (Sections 9.030 to 9.060) and historic resources (Article 9.20).  
1. It is suggested each zone be organized as follows:
a. Permitted uses – those allowed outright.
b. Special permitted uses – also allowed but subject to certain design provisions (e.g., manufactured homes on individual lots)
c. Conditional uses – those requiring Commission approval
d. Dimension requirements – setbacks, building height, lot area, etc.
e. Development standards – list of other provisions that could apply such as fence regulations, signs, parking; and, referencing those applicable sections. Within each zone, uses would be expanded to include 

ARTICLE 5.  R 1 ZONE   RESIDENTIAL TYPE 1	 19
ARTICLE 6.  R‑2 ZONE ‑ RESIDENTIAL TYPE 2	 21
ARTICLE 4.  GC ZONE - GENERAL COMMERCIAL	 17
ARTICLE 2.  WRC ZONE - WATER-RELATED COMMERCIAL	 12
ARTICLE 3. IND ZONE - WATER‑RELATED INDUSTRIAL	 15
ARTICLE 7.  P ZONE - PUBLIC LANDS ZONE	 23
ARTICLE 9.  FHO ZONE - FLOOD HAZARD OVERLAY	 35
Section 9.030.  Definitions	 35
Section 9.040.  Flood Development Permit.	 41
Section 9.050.  Use of Other Base Flood Data 	 43
Section 9.060.  Provisions for Flood Hazard Reduction	 43
ARTICLE 9.2. HISTORIC RESOURCE OVERLAY ZONE	 50
Section 9.210.  Purpose	 50
Section 9.220.  Where These Regulations Apply	 50
Section 9.230.  Designation of a Local Historic Landmark	 50
Section 9.240.  Incentives Allowed	 50
Section 9.250.  Other Conditions	 51

Article III (Estuary) 
This Article also answers the questions as to a property’s zoning and development allowances, but focuses solely on the estuary.  Normally, all zones (including overlay zones) would be placed in one article.  However, due to the unique nature of the estuary it appears a separate article is called for.  Sections 8.010 to 8.130; and, Sections 11.110 to 11.1194 would be found in Article III.  
ARTICLE 8.  ESTUARY ZONE	 24
Section 8.010.  Estuary Zones.  Areas Included. 	 24
Section 8.015.  Uses Permitted Outright (P)	 24
Section 8.020.  Estuary Natural Zone (EN).	 26
Section 8.025.  Purpose and Areas Included.	 26
Section 8.030.  Uses Permitted with Standards (PS).	 26
Section 8.040.  Conditional Uses (C)	 26
Section 8.050.  Regulated Activities (RA).	 27
Section 8.070.  Estuary Development Zone (ED)	 29
Section 8.075.  Purpose.	 29
Section 8.080.  Uses Permitted with Standards (PS).	 29
Section 8.085.  Conditional Uses (C)	 30
Section 8.090.  Regulated Activities (RA)	 32
Section 8.100.  Mitigation Site Protection Zone (MP)	 34
Section 8.110.  Designation of MP Zones.	 34
Section 8.120.  Uses and Activities Permitted in the MP Zone. 	 34
Section 8.130.  Procedure for Review of Uses in an MP Zone.	 34
Section 11.110.  Shoreland & Estuarine Development Standards. 	 71
Section 11.111.  General Shoreland & Estuarine Development Standards	71
Section 11.112.  Specific Shoreland & Estuarine Development Standards	72

Article IV (Development Requirements) 
[bookmark: _Hlk75621175]Once a use is determined the next logical question is how it can be developed.  All of these standards would be placed in Article IV including those that apply to all zones (e.g., parking) and those that apply to a specific use (e.g., RV parks).  Currently, this would include Article 10; Sections 12.040 to 12.070; and, Sections 11.010 to 11.090.
ARTICLE 10: PLANNED DEVELOPMENT	 52	Comment by Anna St John: No just for “units” but for all zones
Section 10.010.  Intent.  	 52
Section 10.020.  Purpose.	 52
Section 10.030.  Permitted Building and Uses.  	 52
Section 10.040.  Development Standards. 	 52
Section 10.050.  Planned Development Review Procedures.	 54
Section 10.060.  Preliminary Development Plan Submission Requirements.  	 55
Section 10.070.  Planning Commission Review Criteria .	 56
Section 10.080.  Final Development Plan ‑ Submission Requirements.	 56
Section 10.090.  Adherence to Approved Plan.	 57
ARTICLE 12: EXCEPTIONS TO ZONING RULES	 99
Section 12.040.  Projections from Buildings.	 99
Section 12.050.  General Exception to Lot Size Requirements.	99
Section 12.060.  General Exceptions to Yard Requirements.	 99
Section 12.070.  General Exception to Building Height Limitations.	 100
ARTICLE 11: SUPPLEMENTARY PROVISIONS	 58
Section 11.010.  Intent.	 58
Section 11.020.  Geologic Investigations.	 58
Section 11.030.  Survey Required.	 59
Section 11.040.  Manufactured Dwelling Standards.	 60
Section 11.050.  Design Review.	 60
Section 11.053   Clearing, Cutting, and Filling	 64
Section 11.060.  Home Occupations.	 65
Section 11.065.  Bed and Breakfast Establishments.	 65
Section 11.070.  Access.	 66
Section 11.075.  Maintenance of Public Access. 	 66
Section 11.080.  Clear Vision Areas.  	 66
Section 11.090.  Off‑Street Parking and Loading Requirements.	 67

Article V (Procedural) 
Once an owner knows the zoning, allowed development and particular standards found in the preceding Articles, the issue is now how to proceed with development.  At a minimum this would include Article 13 to 18.
ARTICLE 13: MATTERS SUBJECT TO REVIEW AND APPROVAL BY PLANNING COMMISSION; PUBLIC DELIBERATIONS AND HEARINGS	 101
Section 13.010.  General.	 101
Section 13.020.  Application.	 101
Section 13.030.  Fees.	 101
Section 13.040.  Report of City Recorder.	 101
Section 13.050.  Procedure for mailed notice	 101
Section 13.060.  Procedure for published notice	 102
Section 13.070.  Notice of hearing	 102
Section 13.080.  Time of notice	 103
Section 13.090.  Date of public hearing	 103
Section 13.100.  Availability of staff reports	 103
Section 13.110.  Hearing Procedures	 103

ARTICLE 14: VARIANCES	 104
Section 14.010.  Intent.	 104
Section 14.020.  Conditions for Granting a Variance.	 104
Section 14.030.  Application.	 104
Section 14.040.  Time Limit.	 104

ARTICLE 15: CONDITIONAL USE/ACTIVITIES	 105
Section 15.010.  Intent.	 105
Section 15.020.  Authorization.	 105
Section 15.030.  Preexisting Conditional Uses.	 105
Section 15.040.  Application.	 105
Section 15.050.  Performance Bond.	 106
Section 15.060.  Compliance with Conditions of Approval.	 106
Section 15.070.  Time Limit for Conditional Uses.	 106
Section 15.080.  Limitations on Refiling of Application.	 106
Section 15.090.  Basic Conditional Use Standards.	 107
Section 15.100.  Specific Conditional Use Standards.	 107

ARTICLE 16: AMENDMENTS	 112
Section 16.010.  Purpose.	 112
Section 16.020.  Authorization to Initiate	 112
Section 16.030.  Application	 112
Section 16.040.  Investigation and Report	 112
Section 16.050.  Classification of Actions	 112
Section 16.060.  Procedures	 113
Section 16.070.  Criteria	 113
Section 16.080.  Conditional Zone Amendment	 114
Section 16.090.  Limitations on Reapplications	 115
Section 16.100.  Changes of Zone for Manufactured Dwelling Parks	 116

ARTICLE 17: NONCONFORMING USES	 117
Section 17.010.  Continuation of a Nonconforming Structure or Use.	 117
Section 17.020.  Enlargement or Expansion of a Nonconforming Use.	 117
Section 17.025.  Enlargement or Expansion of a Nonconforming Structure.	 117
Section 17.030.  Discontinuance of a Nonconforming Use.	 117
Section 17.040.  Destruction of a Nonconforming Structure.	 117

ARTICLE 18: ADMINISTRATIVE PROVISIONS	 118
Section 18.010.  Building Permits.	 118
Section 18.020.  Appeals.	 118
Section 18.030.  Filing Fees.	 118
Section 18.035.  Consolidated Application Procedure.	 118
Section 18.040.  Final Action on Application for Permit or Zone Change Request.	 118
Section 18.045.  Consideration of a Complete Application.	 119
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