
 

White Salmon Planning Commission Meeting 
A G E N D A  

March 09, 2022 – 5:30 PM 
Via Zoom Teleconference 

 
Meeting ID: 896 1506 7479       Passcode: 202335 

Dial in: 1 253 215 8782 
 

Call to Order/Roll Call 

Approval of Minutes 
1. Meeting Minutes - February 9, 2022 
2. Meeting Minutes - February 23, 2022 

Discussion Items 
3. Edits to WSMC Ch. 17.75 R-PUD Residential Planned Unit Developments 
4. Possible DC Downtown Core Commercial District 
5. Edits to WSMC Title 19 Administration of Land Development Regulations 
6. Edits to WSMC Ch. 17.81 Site and Building Plan Review 

Adjournment 
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CITY OF WHITE SALMON 
Planning Commission Meeting - Wednesday, February 9, 2022 

DRAFT 

  

COMMISSION AND ADMINISTRATIVE PERSONNEL PRESENT 

  Commission Members: 

Greg Hohensee, Chairman 

Ross Henry 

Seth Gilchrist 

Tom Stevenson 

Michael Morneault 

Staff: 

Brendan Conboy, City Land-Use Planner 

Erika Castro Guzman, City Associate Planner 

 
CALL TO ORDER/ ROLL CALL 
Chairman Greg Hohensee called the meeting to order at 5:33 p.m. A quorum of planning commissioner 
members was present. Eight audience members attended by teleconference.  
 
APPROVAL OF MINUTES 
1. Approval of Meeting Minutes – October 27, 2021. 
2. Approval of Meeting Minutes – November 18, 2021. 
 

Commissioner Stevenson requested the following change in the October 27, 2021 meeting 
minutes, page 9 of 10 (first paragraph). 
 

Commissioner Stevenson stated that existing short-term rentals want to be 
grandfathered because of what was said in tonight's public hearing. He believes 
strict rules and regulations for short-term rentals are important and likes the 
idea of short-term rentals following the conditional use permit process. 

 

Moved by Michael Morneault. Seconded by Tom Stevenson. 

Motion to approve minutes of October 27, 2021, as amended and November 18, 2021, as 
written.  

CARRIED 5–0. Morneault – Aye, Henry – Aye, Stevenson – Aye, Gilchrist – Aye, Hohensee – Aye. 

 

PUBLIC HEARING 
3. Proposed Conditional Use Permit 2021.005 

a. Public Hearing  
Greg Hohensee, the Chairman, opened the public hearing at 5:40 p.m. and read the 
Appearance of Fairness Doctrine to the planning commissioners for both public hearings. 
 
Commissioner Stevenson disclosed that John O’Donnell was married to a cousin’s 
daughter but would not impede his decision; there was no audience opposition. 
 
Land-use Planner, Brendan Conboy, read into the record the following written 
testimonies: 
 

1. James Stavish, Inside city Business Owner 
2. Ruth Olin, Inside city Resident  
3. Holly Middaugh, Inside city Business Owner 
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4. Tim Middaugh, Inside city Business Owner 
 
One anonymous comment from an inside city resident was not read into the record. 
 
Chairman Hohensee closed the public hearing at 5:55 p.m. 
 

b. Presentation 
Land-use Planner, Brendan Conboy, presented to the Planning Commission the 
conditional use permit report. 
 
The subject property, owned by Julie Burgmeier and Rob Lutgens and represented by 
Tyson Gillard, Saga Build Design, Inc., is located at 415 E Jewett Boulevard. The 
conditional use permit proposes a 2,561 square-foot, 30’-4” tall, three-story residential 
duplex in the rear of the lot. The applicant proposes two stacked units separated by a 
ceiling on a commercially zoned lot. An existing duplex structure is located in the front of 
the lot and contains one long-term rental and one short-term rental. 
 
The property is located approximately two blocks east of the downtown corridor, 
surrounded to the south, north, and east by a mix of predominantly single-family and 
multi-family residential properties adjacent to multiple commercial/institutional 
properties to the north and west. 
 
The property contains four large oak trees (all to remain within the current design 
parameters). The heritage trees will require buffers that the proposed building will 
encroach into, lest the applicant receive a variance for said buffers. Additionally, the 
applicant requests a reduction in parking requirements based on the site's expected use 
and landscaping plans. 

 
The applicant proposes dark corrugated sheet metal siding with stained cedar trim as an 
exterior material. The White Salmon Municipal Code requires that metal siding in the 
Commercial zone be subject to Planning Commission approval. WSMC Sec. 17.048.075(C) 
states:  

Exterior walls/metal—Metal walls, panels, partitions, facing or surfacing 
of any type is subject to review by the planning commission and must be 
found to be compatibly designed and intentionally applied rather than 
relied on solely as a less expensive option. Window panel fillers, exterior 
metal doors, door casings and windows shall be allowed. 

 
Recommendation: Staff recommends that the Planning Commission approve the 
applicant’s Conditional Use Permit, WS-CUP-2021.005, to construct a 2,561 square-foot, 
30’-4” tall, three-story residential duplex at 415 E Jewett Boulevard, subject to seven 
conditions of approval. 
 
The applicant’s representative, Tyson Gillard, presented to the Planning Commission. He 
clarified the applicant’s proposal is intended for long-term rental. He stated that in the 
future, the applicant intends to reconstruct the front of the lot as the commercial zone 
intended with walkable commercial retail. Still, the owner hopes to meet the local 
demand for housing in today’s housing crisis. He stated that the proposed duplex is 
designed to support future commercial use fronting Jewett Blvd and act as a buffer to 
existing residential on the south side while preserving four heritage trees. Gillard stated 
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that the applicant intends to submit a heritage tree management plan prior to 
construction. He noted that his client has experienced that only one parking space per 
unit is sufficient, and the reduced parking requirement would also help preserve 
landscaping. 
 
Commissioner Henry questioned if the short-term rental was being interpreted as 
meeting a percentage of the commercial use split; he believed that previous discussions 
revealed that a short-term rental was not considered a commercial use. 
 
Planner Conboy stated that it is at the Planning Commission's discretion to evaluate if the 
finding is correct. He noted that a Comprehensive Plan sentence acknowledges hotels 
and short-term rentals as a permitted use in the commercial zone. He added that there is 
an existing short-term rental, and one of the two units in the proposed duplex is for the 
owner/applicant who manages the short-term rental. 
 
Commissioner Henry asked what would be the maximum number of units. Planner 
Conboy stated that there is no limit on units beyond 60% maximum residential square-
footage of the structure(s) requirement. He clarified that he has attempted to create 
conditions of approval that would allow the future development of the lot into the 60% 
maximum residential, but at this time, the application would not meet the 
commercial/residential ratio. 
 
Commissioner Henry asked for clarification on the 20-ft setback on a commercial lot 
abutting a residential zone. Planner Conboy stated that the city has been interpreting the 
minimum rear yard when abutting a residential district as zero when there is a road 
between the zoning transition. He said that the applicant’s proposal happens to meet the 
20-ft rear setback but could build up to the rear lot line. 
 
Commissioner Gilchrist asked how staff could enforce the additional parking 
requirements. Planner Conboy stated that the condition is worded to be enforceable, 
even after occupancy, if parking becomes an observable nuisance. He said that the 
current parking code tends to over park sites, and staff is comfortable with the reduced 
parking as it can cause additional stormwater run-off and affect the heritage tree’s 
protection area. Planner Conboy states that it is a balance to the objective and the 
validity of the applicant’s statement that they feel capable of managing the site with four 
parking spaces. He referenced White Salmon Municipal Code (WSMC) 17.48.080 that 
authorizes flexibility to parking requirements in the downtown area and allows the 
Planning Commission to review if this is not an adequate condition of approval that 
would mitigate the perceived risk of parking. 
 
Commissioner Gilchrist brought attention to the applicant’s proposal for a 3-inch setback 
from the east property line along the Community Youth Center. He said he wonders what 
the implications would be if the eastern property redevelops to the property line to the 
proposed building as the city would not be able to prevent it.  
 
Commissioner Gilchrist asked a procedural question of the next step for the applicant if 
the proposed conditional use permit were to be approved. Planner Conboy stated that 
the intent of the application is that the applicant proposed a residential structure in the 
commercial zone at the discretion of the Planning Commission. Planner Conboy stated 
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that the next step would be a heritage tree variance to encroach into the trees 
protection area. 

 
Commissioner Stevenson clarified that the short-term rental is the only commercial use 
on-site. He also explained there is on-street parking on E Jewett Blvd. Commissioner 
Stevenson asked where the current parking is; the applicant’s representative, Tyson 
Gillard, stated that parking is located south of the existing duplex in a gravel parking lot 
where the proposed duplex is proposed to be. Gillard clarified that the new parking 
would include two parking spaces in a garage and two parking spaces on compact gravel. 
He stated that there are additional on-street parking spaces on SE 4th Ave. Commissioner 
Stevenson said he understood the need for housing but didn’t think it’s good to set a 
precedence. 
 
Commissioner Morneault clarified that the applicant lives in one of the two units and 
short-term rentals in the other. The applicant’s representative, Tyson Gillard, stated that 
the applicant/property owner plans to move into the new building and rent the 
remaining unit's long-term.  
 
Commissioner Morneault asked why the parking spaces are being proposed on gravel 
versus paved surfaces. Gillard stated that the applicant would like to keep permeable 
parking to manage storm water run-off better. He adds that the grading will be 
surrounded by a concrete curb so that the landscaping can handle catching all 
stormwater run-off.  
 
Commissioner Morneault asked staff if a hard parking surface is required by code. 
Planner Conboy said yes. Gillard stated that the code does not specify paving but does 
read that parking shall be of a permanent surface. Chairman Hohensee stated the parking 
surface requirement should be verified with the Building Official as the previous 
conversation had resulted that gravel does meet the permanent surface requirement. 
Commissioner Gilchrist noted that he believes there is a requirement for the paving of 
the driveway to prevent over-spillage of rock onto the road. Planner Conboy stated that 
his recommendation would be to require pavement of the apron.  
 
Commissioner Morneault asked if there are ADA requirements in the new duplex. 
Planner Conboy stated that ADA requirements are not required for residential 
developments.  
 
Commissioner Morneault asked if the City’s stormwater analysis met the State’s 
requirements. Planner Conboy stated that the condition of approval can be found on 
similar projects but cannot say if it is the current state requirement. Commissioner 
Morneault stated that there is a stormwater manual pertaining to Eastern Washington. 
Planner Conboy recommended updating the condition to read: the analysis considers the 
hydrology generated by the required Washington State Stormwater Management 
Manual.  
 
Chairman Hohensee asked for the existing duplex square footage. The applicant’s 
representative, Tyson Gillard, informed that the existing duplex has 1,536 square feet.  
 
Chairman Hohensee brought attention to section G of the Conditional Use Permit 
section; he requested clarification on the staff’s finding of the second sentence.  
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“WSMC 17.80.055(G): That the public interest suffers no substantial 
detrimental effect. Consideration shall be given to the cumulative impact 
of similar actions in the area.” 
 

Planner Conboy said that staff interpreted section G as one statement. He 
stated that one duplex is not seen as detrimental to the public but may set 
precedence as an accumulative impact of similar actions in the area. He clarified 
that these are staff’s findings, and it is up to the Planning Commission to 
determine if they are adequate.  
 

c. Discussion 
The Planning Commission discussed the conditional use permit proposal for 415 E Jewett 
Blvd to add a residential structure to a commercial lot with an existing residential 
structure. 
 
Commissioner Henry expressed his concern about setting precedence in recognizing 
short-term rentals as part of the commercial percentage in this scenario. Still, he believes 
what is being proposed is reasonable and not detrimental. 
 
Commissioner Gilchrist stated he liked the idea of having a covenant on the existing 
duplex that, if redeveloped, is redeveloped into traditional commercial. He said the idea 
of putting a high-density building like the one proposed by the applicant between the 
commercial and residential zone is ideal and is an appropriate use of that area on that 
lot. Commissioner Stevenson agreed.  
 
Commissioner Stevenson stated that he would like to make it clear that in the future, the 
existing structure will need to be redeveloped into ‘true’ commercial use and meet the 
appropriate commercial/residential split. He said he also had concern for the proposed 
parking, although there is optional on-street parking. 
 
Commissioner Morneault asked if the redevelopment of the existing structure could be 
placed in a timeframe and be made traditional commercial. Chairman Hohensee clarified 
that a condition may be placed, but it would have to be now versus later, but 
understands that if the existing structure would be demolished, it would become a large 
front yard for a residential structure when the city is attempting to preserve its 
commercial zone. Planner Conboy clarified that a provision in the city’s code states that 
any building fronting a commercial street must contribute to a commercial streetscape 
meaning the ground floor must be commercial retail or service. He noted that the 
condition intends to bring the existing structure into conformance of the commercial 
zone, knowing that the city may allow this residential development due to the market 
forces that have been prior identified. 
 
Chairman Hohensee stated that he has some concerns and does not support infill. He 
noted that his focus is on Section G, which states the cumulative impact of similar 
actions. He asked if there may be similar actions done that accumulate the impact. He 
advised to the Planning Commission that when applications get granted, they set 
precedence. He does not believe short-term rental is a traditional commercial use and 
not the commercial use put forth by the Planning Commission in the latest 
comprehensive plan. Chairman Hohensee said he believes this application proposes no 
commercial, just four residential units in a commercial district with limited parking that 
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could have an accumulative impact if similar actions were done within the community, 
regardless of the housing shortage. 
 
Commissioner Henry shares Chairman Hohensee's concerns; short-term rentals should 
not be viewed as commercial use. 
 
Commissioner Gilchrist suggested outlining if the existing structure was demolished to 
alleviate concern. He added that he does not consider the proposal to be an apartment 
house, and doesn’t concern that granting this application will affect residential zones. He 
stated that he appreciated the proposed project as a buffer between the commercial and 
residential zones while saving the trees on the lot.  
 
Commissioner Stevenson stated that he agreed with Commissioner Gilchrist and didn’t 
believe granting the application would set a precedent for the residential zone. He said 
that because the city has a general commercial zone that emphasizes traditional 
commercial, he suggested having two types of commercial zones in the code. He strongly 
suggested that a condition outlines commercial on the ground floor if the existing 
structure is redeveloped.  
 
The majority of the Planning Commission agreed that parking in the applicant’s area is a 
serious concern and supports increasing Condition #2 to state six additional off-street 
parking stalls at the Planner Director’s discretion, instead of three, per the codes parking 
stall standards. The Planning Commission had partial support for pavers to assist in 
managing stormwater. 
 
Chairman Hohensee requested the word site be changed to parcel in Condition #3. The 
Planning Commission specified that in the redevelopment, short-term rentals would not 
be considered for the purpose of commercial use. 
 
The Planning Commission supported Commissioner’s Morneault specific addition to 
Condition #6, “The Stormwater Analysis is to comply with the Storm Management 
Manual for Eastern Washington and be completed by a qualified Washington Licensed 
Professional Engineer.” 
 
Chairman Hohensee contacted City Attorney Ken Woodrich (via telephone) to clarify if 
the city could compel traditional redevelopment or public space on this specific parcel. 
City Attorney Woodrich said that it could not be done as that would be considered a 
taking. A taking is defined as private property shall not be taken for public use, without 
just compensation. He also clarified that the city cannot require any specific timeline for 
redevelopment as the redevelopment proposal will have to meet the current zoning code 
effect at the time of application. 
 

d. Motion 
Moved by Seth Gilchrist. Seconded by Michael Morneault.  

Motion to approve the request for a Conditional Use Permit for the construction of a 
2,561 square foot, 30’-4” tall, three-story residential duplex at 415 E Jewett Boulevard, 
subject to 7 conditions of approval, as amended. CARRIED 5–0.  

Morneault – Aye, Henry – Aye, Stevenson – Aye, Gilchrist – Aye, Hohensee – Aye. 

 

Conditions as adopted: 
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1.        Prior to submittal of Building Permit application, the applicant shall obtain a 
variance for encroachment into the required buffer from each heritage tree 
affecting the proposed duplex.  

2.        The applicant shall identify a total of six (6) parking stall locations shall be 
required to be improved into off-street parking.  

3.        Redevelopment of the portion of the lot fronting Jewett Boulevard shall be 
required to bring the overall square footage of the parcel into alignment with the 
requirement for a maximum of 60% residential floor area devoted to residential 
space, or the most current requirements of the White Salmon Municipal Code at 
time of application. Short-term rentals will not be considered for the purpose of 
commercial use. 

4.        Any new structure fronting Jewett Boulevard shall maintain a commercial street 
frontage at the ground floor level.  

5.        Short-term rental is not an allowed use within either unit of the duplex subject to 
this application.  

6.        Stormwater shall be collected, retained, and disposed of on-site, WSMC 
17.48.075(D). A Stormwater/ Erosion Control Plan shall be submitted to the City 
Planning Department. The plan shall ensure that stormwater run-off from the 
additional unit does not exceed pre-development rates and shall include 
appropriate treatment for run-off from impervious areas before discharge to the 
natural drainage areas of the property. The plan shall provide for individual lot 
on-site collection, retention, and release to either surface (hydrological) or 
subsurface (geophysical) receivers. The analysis is to consider the hydrology 
generated by a 25-year storm event of 15 minutes duration. Lot grading and 
other stormwater drainage improvements shall be completed before the 
Certificate of Occupancy. The Stormwater Analysis is to comply with the Storm 
Management Manual for Eastern Washington and be completed by a qualified 
Washington Licensed Professional Engineer. 

7.        All materials and flashing shall be non-reflective. At the request of the Planning 
Director, the applicant shall submit materials for approval at time of Building 
Permit submittal. Materials shall be of a dark or earth-tone hue.  

 

4. Proposed Critical Area Ordinance Variance 2021.003 
a. Public Hearing 

No written comment or spoken testimony was made. 
 

b. Presentation 
Land-use Planner, Brendan Conboy, presented to the Planning Commission the critical 
area ordinance variance report.  
 
The subject property, owned by John O’Donnell, is located on Klickitat County Tax Parcel 
No. 03113012001400. The project consists of the development of a single‐family 
building. The building is in the flatter existing degraded portion of the site, with access 
from E Jewett Avenue, utilizing the existing approach. Stormwater generated from the 
project will connect to City storm system and will not discharge into Jewett Creek. The 
building and parking will be located at least 10‐feet from the top of slope (per allowed 
geotechnical report setback) and at least 30 feet from the Ordinary High-Water Mark 
(OHWM) of Jewett Creek, at closest extent. The site plan has been designed to avoid 
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development within the driplines of Oregon White Oak trees and will not require the 
removal of any trees. 
 
The parcel in question is a 12,756 square foot Two-Family Residential (R-2) zoned lot at 
the intersection of E Jewett Boulevard Pole Yard Road. The property is located 
approximately one-half mile east of the main downtown corridor along East Jewett 
Boulevard. The property is surrounded by a mix of predominantly single-family and multi-
family residential properties and proximate to Skyline Hospital. 
 
Per WSMC Section 18.10.125.C, the applicant requests a reasonable use variance, as the 
standards listed under Chapter 18.10, would deny the applicant’s reasonable use of the 
property. There are no alternatives that avoid encroachment into the 150-foot reduced 
buffer. The project has been designed to minimize encroachment as much as practicable, 
with development being located as far away from Jewett Creek as possible, adjacent to E 
Jewett Avenue and Pole Yard Road. 
 
Recommendation: Staff recommends that the Planning Commission approve the 
applicant’s Critical Area Ordinance Variance, WS-VAR-2021.003, to the required critical 
area riparian buffer, a reduction from 150 feet to 10 feet for the required minimum 
geohazard offset, and an encroachment into the required 15’ building setback line in the 
dimensions shown on the attached site plan, for Parcel 03113012001400, subject to 
sixteen conditions of approval. 
 
The applicant, John O’Donnell, presented to the Planning Commission. He stated he 
purchased the lot in the early 2000s when he lived across the street, and he intended to 
remove a single-wide trailer to improve the neighborhood. He said his initial project was 
to construct a duplex, but given the property’s constraints and after speaking with staff, 
the desire is now for a single-family residence. He added that the proposed mitigation 
plan would plant 110 new shrubs and trees to minimize any geophysical aspects of the 
property. 
 

c. Discussion 
The Planning Commission discussed the critical area ordinance variance proposal for 
Parcel 03113012001400 to review the riparian buffer reduction from 150 feet to 10 feet 
and encroach into the required 15 foot building setback line. 
 
Commissioner Henry brought attention to the DNRs classification of streams that places 
the burden of proof to reclassify or remove said restrictions on the surrounding property 
owner to the stream.  
 
Commissioner Gilchrist asked staff regarding the implications of the applicant’s request 
when their entire parcel is within the identified riparian buffer. Land-use Planner Conboy 
clarified that the variance request reduces the 150-ft riparian buffer as discussed and 
would not affect the surrounding properties.  
 
Commissioner Stevenson asked staff if the proposed 10-ft geo-setback enough to keep 
the bank’s stability intact. Land-use Planner referenced Conditions #16 and 14: 
 

14.  The geotechnical engineer who authored the Geotech 
study for John O’Donnell will need to provide a current, 
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dated stamp documenting that they are a licensed 
engineer in the State of Washington prior to approval of 
building permits. 

 
16.  Prior to building permit approval, the applicant shall 

provide additional information about the load capacity 
of the site and how the site can accommodate the 
proposed uses and specific recommendations and best 
management practices for constructing a single family 
home or duplex and associated uses on the site in 
relation to the load capacity. 

 
Commissioner Morneault asked if the temporary fencing during construction could 
become permanent. Land-use Planner Conboy stated that based on the site plan 
submitted and surrounding properties, fencing is not required elsewhere along Jewett 
Creek. 
 
Commissioner Morneault clarified that the site's stormwater would drain into the city 
sewer but only noted one connection. Land-use Planner Conboy confirms the property 
will be connecting to a storm-sewer. Commissioner Morneault asked why the city was 
not requiring on-site stormwater retention. Land-use Planner Conboy suggested the 
following condition of approval: At the time of building permit submittal, the applicant 
has to either tie into the stormwater system or, if it’s not adequate, the developer must 
retain all stormwater onsite.  
 

d. Motion 
Moved by Seth Gilchrist. Seconded by Tom Stevenson.  

Motion approve the request for a variance to the required critical area riparian buffer, 
a reduction from 50 feet to 10 feet for the required minimum geohazard offset, and an 
encroachment into the required 15’ building setback line in the dimensions shown on 
the attached site plan, for Parcel 03113012001400, subject to 17 conditions of 
approval, as amended. CARRIED 5–0.  

Morneault – Aye, Henry – Aye, Stevenson – Aye, Gilchrist – Aye, Hohensee – Aye. 

 
Conditions as adopted: 
1. Prior to site disturbance including vegetation removal, the applicant shall post a 

performance bond or other security measure to the City for completion of any 
work and mitigation (including long-term monitoring, maintenance, and 
performance standards) required to comply with this code and any conditions of 
this report at the time of construction. The bond or security shall be in the 
amount of 125 percent of the estimated cost of implementing the riparian 
habitat management plan and mitigation plantings specified in the AKS Critical 
Areas Study and Habitat Management Plan addendum memo. The bond shall be 
in the form of an irrevocable letter of credit. 

2. As a Condition of Approval, the applicant shall file notice with the City for review 
and approval of content prior to recording the notice with Klickitat County. The 
notice shall address all criteria highlighted in WSMC 18.10.119.A.1-3. 

3. The applicant shall consent to allow entry by the City or City’s agent, during 
regular business hours, for any inspection purposes relating to the proposed 
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development activity to ensure accordance with any approved plans and permits 
of WSMC Chapter 18.10.  

4. If a violation occurs and a stop work order has been issued, construction shall not 
continue until said violation has been corrected and assurances have been put 
into place that the same or similar violation is not likely to reoccur.    

5. If a violation occurs, the City or its agent shall have the power to order complete 
restoration of the critical area by the party responsible for the violation. If said 
responsible party does not complete the restoration within a reasonable time 
following the order, as established by the City, the City or its agent shall restore 
the affected critical area to the prior condition and the party responsible shall be 
indebted to the City for the cost of restoration. 

6. All undeveloped riparian and steep slope buffers, as well as landslide hazard 
areas and heritage tree protection areas on site shall be designated as native 
growth protection easements (NGPE) and recorded on the deed for the property. 
The NGPE shall state the presence of the critical area and buffer on the 
properties, the application of the White Salmon Critical Areas Ordinance to the 
properties, and the fact that limitations on actions in or affecting the critical area 
or buffer exist. The NGPE shall “run with the land.” Other than the riparian buffer 
enhancement actions proposed by the applicant in the habitat study/HMP 
addendum, no other alterations including grading, vegetation clearing, planting 
of lawns or gardens, or other yard improvements may occur within the NGPE 
unless another critical areas permit is approved.  

7. Temporary fencing shall be placed along the outer perimeter of the riparian 
buffer, landslide hazard area, steep slope buffer, the disturbed buffer area, and 
the heritage tree protection area prior to commencement of any permitted 
development activities. Inspection by the City or its agent shall occur prior to 
commencement of any permitted development activities. Fencing shall remain 
throughout construction and shall not be removed until directed by the city or its 
agent. 

8. The applicant and/or developer shall implement the habitat study/HMP, 
including performance standards, maintenance and monitoring plan, and 
contingency plan, as detailed in the O’Donnell Property Critical Areas Habitat 
Study and Habitat Management Plan, dated May 25, 2021. 

9. A detailed construction plan prior to building permit approval shall incorporate 
the mitigation and planting specifications, the performance standards, 
maintenance and monitoring plan, and the contingency plan outlined in the 
O’Donnell Property Critical Areas Habitat Study and Habitat Management Plan, 
dated May 25, 2021. 

10. If a specific deviation or failure occurs that is not covered in the proposed 
contingency plan, modification measures shall be implemented to address the 
specific deviation or measure subject to the same monitoring requirements of 
the original contingency mitigation measures. The modification measures shall 
be submitted to the City as part of required monitoring plans.  

11. Utilities shall not be located outside of the proposed developable area for the lot. 

12. With the exception of tightline drainage over the slope, stormwater facilities 
shall only be allowed in the buildable areas of the lot. 

13. No grading, excavation, demolition or construction activity shall occur within the 
heritage tree protection area. If any grading, excavation, demolition, or 
construction activity is proposed within any heritage tree protection area, a tree 
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protection plan shall be prepared in accordance with the applicable guidelines 
for a critical areas report and habitat management plan per Section 18.10.200 
and a critical areas permit shall be obtained, prior to the issuance of any permit 
for grading or construction in the protection area. 

14. The geotechnical engineer who authored the Geotech study for John O’Donnell 
will need to provide a current, dated stamp documenting that they are a licensed 
engineer in the State of Washington prior to approval of building permits. 

15. Prior to the commencement of any approved building activities, the top of slope 
shall be flagged and inspected by City staff or a City agent for review and 
approval. 

16. Prior to building permit approval, the applicant shall provide additional 
information about the load capacity of the site and how the site can 
accommodate the proposed uses and specific recommendations and best 
management practices for constructing a single family home or duplex and 
associated uses on the site in relation to the load capacity. 

17. At the time of building permit submittal, the applicant has to either tie into the 
stormwater system or, if it’s not adequate, the developer must retain all 
stormwater onsite. 

 
ADJOURNMENT 

The meeting was adjourned at 9:04 p.m. 

 

Greg Hohensee, Chairman  Erika Castro Guzman, Associate Planner 
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CITY OF WHITE SALMON 
Planning Commission Meeting - Wednesday, February 23, 2022 

DRAFT 

  

COMMISSION AND ADMINISTRATIVE PERSONNEL PRESENT 

  Commission Members: 

Greg Hohensee, Chairman 

Seth Gilchrist 

Tom Stevenson  

Michael Morneault 

 

Excused: 

Ross Henry 

Staff: 

Brendan Conboy, City Land-Use Planner 

Erika Castro Guzman, City Associate Planner 

 
CALL TO ORDER/ ROLL CALL 
Chairman Greg Hohensee called the meeting to order at 5:30 p.m. A quorum of planning commissioner 
members was present. Five audience members attended by teleconference. 
 
DISCUSSION ITEMS 
1. Possible (DC) Downtown Core Commerical District  

Land-use Planner Conboy proposed a hybrid version of a code example for a possible downtown 
core commercial district. He stated that currently, there is no differential between the downtown 
core commercial and the surrounding commercial zone.  
 
The Planning Commission generally agreed to have Land-use Planner Conboy draft criteria for a 
downtown commercial core district.  

 
2. Edits to WSMC Title 19 Administration of Land Development Regulations 

Land-use Planner Conboy presented the edits to WSMC Title 19 Administration of Land 
Development Regulations to the Planning Commission. The proposed updates included WSMC 
19.10.040 and WSMC 19.10.230.  
 
The Planning Commission generally agreed to have Land-use Planner Conboy move forward with 
adding criteria to streamline WSMC Title 19 for more involvement on proposed projects, 
primarily participation of the Planning Commission.  

 
3. Edits to WSMC Ch. 17.81 Site and Building Plan Review 

Land-use Planner Conboy presented the edits to WSMC Ch. 17.81 Site and Building Plan Reivew 
and its reference specifically to the proposed updates to WSMC 19.10.040 and WSMC 19.10.230. 
Land-use Conboy stated that this change would clarify staff, planning commission, and city 
council duties and procedures. 

 
The Planning Commission generally agreed to have Land-use Planner Conboy move forward with 
drafting criteria for WSMC Ch. 17.81 Site and Building Plan Review to match proposed updates of 
WSMC Title 19.  
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4. Edits to WSMC Ch. 17.75 (R-PUD) Residential Planned Unit Developments  
Land-use Planner Conboy presented the edits to WSMC Ch. 17.75 (R-PUD) Residential Planned 
Unit Development to the Planning Commission. He stated that staff proposed minor changes to 
WSMC 17.75.030, 17.75.040, 17.75.050, and 17.75.060. He said the changes would appropriately 
raise the income threshold from sixty to eighty percent of the Klickitat county median income, 
clarify the HOA role, and delay developers from investing in building design early on in the 
project's preliminary stages.  

 
The Planning Commission generally agreed to have Land-use Planner Conboy review WSMC Ch. 
17.75 (R-PUD) Residential Planned Unit Development to encourage developers to invest in 
modern, residential green space designs.  
 
The Planning Commission thanked the audience for their attendance and encouraged them to 
attend the upcoming workshops. 

 
ADJOURNMENT 

The meeting was adjourned at 6:40 p.m. 

 

Greg Hohensee, Chairman  Erika Castro Guzman, Associate Planner 
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Chapter 17.75 RESIDENTIAL PLANNED UNIT DEVELOPMENT (R-PUD) 

17.75.010 Purpose. 

The purpose of this chapter is to provide regulations and procedures to guide residential planned unit 
development in order to:  

A. Provide flexibility and support for implementation of innovative residential site plans that address 
diversity in housing types;  

B. Ensure efficient and adequate provision/extension of services in areas where a variety of low density 
residential and higher density residential uses can co-exist;  

C. Provide opportunities for households of various sizes, ages, and incomes by promoting diversity in the 
size, type and price of new residential development in the city;  

D. Provide for development of compatible streetscapes and carefully designed lot configuration that 
accommodates a density comparable with densities permitted in the R-1, R-2, and R-3 zones;  

E. Facilitate efficient use of land through the application of flexible standards to provide opportunities for 
permitting innovative and diversified living environments that master plan and employ a creative 
placement of structures, provision for open space and access ways, etc.;  

F. Preserve existing landscape features including established trees, vegetation, and drainage ways by 
supporting planned developments that consider and respond to valuable or unique site characteristics.  

(Ord. No. 2012-11-905, 11-26-2012; Ord. No. 2016-10-994, § 1, 10-19-2016) 

17.75.015 Permitted location and size of R-PUD. 

R-PUDs may be permitted in any residential zone on a parcel or contiguous tract of two acres or more.  

(Ord. No. 2012-11-905, 11-26-2012; Ord. No. 2016-10-994, § 1, 10-19-2016) 

17.75.020 Permitted uses in R-PUD. 

Uses listed in each underlying zone within the project area may be permitted in the R-PUD. Alternative 
housing types are permitted subject to specified development criteria.  

A. Planned uses that can be permitted include:  

1. Residential units, either single-family detached or attached units, including planned clusters of 
cottage dwellings, ADUs, and/or town houses, on their own or in combination with some 
multifamily as long as all dwelling types meet the applicable definitions and standards in the 
zoning ordinance;  

2. All accessory and conditional uses permitted in residential districts;  

3. Recreational facilities, tennis courts, playgrounds, and community halls.  

(Ord. No. 2012-11-905, 11-26-2012) 
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17.75.030 Permitted modifications and conditions of approval. 

A. Planned unit residential developments may be permitted to modify the zoning and subdivision requirements 
of Title 16 and the balance of Title 17 if consistent with the purposes expressed in Section 17.75.010 and the 
other applicable requirements of this chapter, except:  

1. Exterior setbacks from public streets along the perimeter of the R-PUD unless set back averaging is 
requested and approved as shown on a preliminary plat and implemented in accordance with the 
binding site plan;  

2. Surveying standards;  

3. Engineering design and construction standards of public improvements (not including street right-of-
way width and street development standards); and  

4. Stormwater and erosion control standards.  

B. Modifications of setbacks and other standards in the underlying zones must be shown clearly on a binding 
site plan prior to final plat recordation.  

(Ord. No. 2012-11-905, 11-26-2012) 

17.75.040 R-PUD development standards. 

A. Size and permitted location of residential planned unit development (R-PUD) must comply with the 
following:  

1. The subject parcel must be a single lot or contiguous tract of land greater than or equal to two acres.  

2. The subject lot or tract of land must be located in a residential zone.  

B. Permitted Density.  

1. The number of single-family dwelling units permitted in an R-PUD may be increased above the number 
permitted in the RL (single-family large lot residential) zone as follows:  

a. Maximum dwelling unit density shall not exceed eight units per acre (max density likely to be 
accommodated in R-1, R-2, or R-3 zones);  

b. Maximum permissible density is presumed to be site and design dependent and approval of 
development at the maximum permissible density is not assured in every instance;  

c. Burden is on the applicant to demonstrate that innovative site planning techniques can be 
employed to accommodate densities comparable with densities provided for in other city 
residential zones in a manner that is responsive to the specific characteristics of the R-PUD site .  

2. The permitted density shall be computed to reflect the net density as follows:  

a. Determine the gross development area—subtract from the total site area all land unsuitable for 
development e.g., wetland, flood hazard areas, steep or unstable slopes, and publicly owned 
land.  

b. Determine the net development area, net area—subtract from the gross development area the 
actual percentage of area devoted to the street system to a maximum of twenty percent of the 
gross development area.  

c. Determine the permitted number of dwelling units—divide the net development area (in acres) 
by eight.  
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d. Eight units per acre is the maximum permitted density for an R-PUD approved in the R-L low 
density residential zone.  

3. The average lot size of single-family dwellings in the R-PUD shall not be less than two thousand square 
feet.  

4. Density bonus of up to twenty percent over R-PUD density permitted by this subsection (see B.1. and 2. 
for the RL zone), may be allowed for provision of affordable housing for low and moderate income 
families (those who have family income of not more than sixty eighty percent of Klickitat County 
median household income), with appropriate recorded CC&Rs and/or deed restrictions which define 
such affordable housing as follows and require that the housing remain affordable. For the purpose of 
this chapter, such affordable housing is defined as residential housing for home ownership where the 
occupants pay no more than thirty percent of said gross family income for total housing costs, 
including utilities other than telephone and cable/satellite television. R-PUDs in the R1, R2, and R3 zone 
are also eligible for this density bonus above the base density permitted in these zones.  

5. Protection of Trees. Master planning a larger site provides the opportunity to maintain some valuable 
native vegetation. A tree inventory shall be completed and submitted with the preliminary master 
plan. Native trees measuring eight inch caliper or greater measured four feet from ground level (dbh) 
shall be shown on the inventory and clearly identified for preservation or removal. Large native trees 
should be preserved wherever practicable in the common areas. Where the decision maker determines 
it is impracticable or unsafe to preserve these trees, the applicant may be allowed to remove the trees.  

If the developer determines it is necessary to remove more than half the large native trees shown on 
the site inventory, the developer can be permitted to do so as long as the trees removed are replaced by 
new native trees in accordance with an approved landscape plan that includes new plantings at least two 
inches to two and one-half inches in caliper.  

Where this requirement would cause an undue hardship, the requirement may be modified in a 
manner which reasonably satisfies the purpose and intent of this section. Conditions may be imposed to 
avoid disturbance to tree roots by grading activities and to protect trees and other significant vegetation 
identified for retention from harm. Such conditions may include, if necessary, the advisory expertise of a 
qualified consulting arborist or horticulturist both during and after site preparation, and a special 
maintenance/management program to provide protection to the resource as recommended by the arborist 
or horticulturist.  

C. Dimensional and Improvement Requirements.  

1. Building setbacks may be modified in accordance with approval of a binding site plan with the following 
exceptions:  

a. Single- and multifamily dwellings must meet setbacks and height limits required in the zone in 
which they are located with respect to the outside perimeter of the R-PUD.  

b. Setback averaging will be allowed from internal lot lines and may be allowed from external lot 
lines where adjoining parcels are located along the opposite side of a street or where setback 
averaging is determined to improve the traffic safety and flow, streetscape and/or to be 
otherwise compatible with surrounding uses.  

c. Standard building setbacks from lot lines through the interior of the R-PUD shall be:  

Setback  Dimension  

Front and rear  10 feet*  

Side  5 feet (except town house common walls)  

Side (corner)  10 feet  
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* A minimum eighteen foot driveway length shall be maintained inside of curb and sidewalk where a 
driveway curb cut is provided. This shall be done to eliminate the parking of vehicles on or over curbs 
or sidewalks.  

2. Street width, street alignment, ROW width, and other street design standards shall comply with the 
subdivision ordinance unless access routes through the R-PUD are to serve primarily low volume local 
traffic. Low volume would be less than four hundred average daily trips. Local road means a road 
primarily serving a destination in or adjacent to the proposed development and not collecting traffic 
from other local roads or transporting through traffic. (American Association of State Highway and 
Transportation Officials, Guidelines for Geometric Design of Very Low Volume Roads, 2005 as hereafter 
amended.)  

If streets within the R-PUD are determined to be low volume local roads and emergency vehicle access and safety 
and traffic flow issues are addressed, then alternate street standards may be deemed acceptable if approved by 
the public works director. The possibility of flexibility in street design standards shall be considered initially in a 
preapplication conference prior to completing an application. Notwithstanding, private streets shall have a 
minimum improved width of ten feet for each lane of traffic, not to include street parking and one way streets 
shall be required to provide for fourteen feet of lane width not to include parking.  

3. Engineering design and construction standards for all other public improvements, such as water, 
sewer, on site stormwater retention, etc., will not be modified for R-PUDs.  

4. Comprehensive parking plans are required. Off-street parking shall be provided in accordance with the 
requirements of the base zone in which the development is located and in accordance with parking 
requirements for specific dwelling types. Additional off street parking may be required in lieu of on 
street parking if street widths are decreased to preclude on street parking. Shared parking may be 
accepted to meet additional residential parking required due to an absence of on street parking as long 
as it can be demonstrated to adequately serve demands of the planned residential development.  

D. Homeowners Association, Common Facilities, Open Space, Roads, Easements.  

1. In any R-PUD a minimum of fifteen percent of the net development area shall be established, 
maintained and preserved as open space and community facilities by the landowner until such 
obligations are vested in the a R-PUD homeowners'’ association pursuant to RCW Chapter 64.38, or 
through a development agreement with an authorized and willing entity per RCW 36.70B.170 and this 
chapter. If a homeowners’ association is required tThe landowner shall establish a Washington 
nonprofit corporation for the R-PUD homeowners'’ association and w. Within three years of R-PUD 
approval, ownership and maintenance of all open space, common areas and common facilities shall be 
vested in the homeowners'’ association. Common area or amenities established by easement over 
private lots, may be considered part of the open space and community facility calculation if such 
easements provide continuing irrevocable community benefits. Articles and bylaws of the 
homeowners'’ association and CC&Rs in a form acceptable to the city attorney shall be recorded with 
the county auditor and shall be binding on all heirs, successors and transferees of landowner, 
guaranteeing the following:  

a. The continued use of such land consistent with the R-PUD approval;  

b. Continuity of maintenance of roads, landscaping, irrigation, public facilities and open space;  

c. Availability of funds required for such maintenance;  

d. Adequate insurance protection of community facilities; and  

e. That all conditions of R-PUD approval continue to be met and maintained.  
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2. Open space provided in the R-PUD shall be planned to provide for connectivity with and enhancement 
of other public improvements, park lands, natural areas or community amenities. Open space means 
an area intended for common use and shall be designed for outdoor living and recreation or the 
retention of an area in its natural state. Open space may include swimming pools, recreation courts, 
gazebos and patios, open landscaped areas and community gardens, and green belts with pedestrian 
and bicycle trails. Open space does not include off street parking, service, or loading areas.  

3. Direction to Plant Natives. Planting plans for common areas shall be developed with a predominance of 
drought tolerant and native vegetation. Owners of independently owned parcels are encouraged to 
plant natives. Planting of native and drought tolerant species in the common areas is required as a 
means to decrease water demands for irrigation and increase the survivability of selected plant 
materials.  

4. Landowner shall be required to grant appropriate easements to the city for repair, replacement and 
maintenance of city utilities and services installed within the R-PUD.  

5. At the option of the city or applicant, conditions of approval and other standards can be addressed 
through a development agreement pursuant to RCW Chapter 36.70B in lieu of or in conjunction with 
CC&Rs.  

(Ord. No. 2012-11-905, 11-26-2012; Ord. No. 2016-10-994, § 1, 10-19-2016) 

17.75.050 R-PUD approval criteria. 

An applicant requesting approval of an R-PUD has the burden of proving, by a preponderance of the 
evidence that:  

A. All applicable standards have been met, modified or can be adequately addressed by conditions of 
approval;  

B. The master plan uses an innovative approach to meet the purposes stated in Section 17.75.010, e.g., it 
integrates a variety of residential uses, provides community and public benefits, protects existing 
natural resources, and provides adequate and efficient public services and utilities;  

C. The streets, buildings, open space, public facilities and landscaping are designed and located to 
preserve existing trees, topography and natural drainage. Building design may be met through the 
provision of clear design guidelines and setback standards.;  

D. Structures located on the site are located on ground that is not subject to instability;  

E. Public services will not be over burdened by the proposed development:  

1. The R-PUD plan shall provide direct access to collector or through streets or demonstrate that 
minor or local streets have the capacity to carry increased traffic to collector or through streets.  

2. The applicant shall work with the director of public works and/or city engineer to confirm 
adequacy of water, sanitary sewer, on site surface/stormwater, and all other utilities. If 
improvements are determined necessary to accommodate increased demand, improvements will 
be made at the developer's expense or the city and developer may enter into a development 
agreement pursuant to RCW 36.70B.170(4) and other relevant provisions of RCW Chapter 
36.70B. All utilities shall be constructed to city approved standards of design, consistent with 
accepted engineering practices. All utilities shall be underground only.  

3. An applicant shall submit proof of adequacy of services including but not limited to: fire and 
police protection, schools, health care.  
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F. Incorporation of Existing Dwelling(s) can be accommodated in an R-PUD. An existing detached or attached 
single-family dwelling that is incorporated into an R-PUD as a residence and is nonconforming, with respect 
to the standards of the general R-PUD or special use sections, shall be permitted to remain on a R-PUD site. 
Noncompliance of the structure may not be increased unless the proposed change is determined by the city 
to be consistent in character, scale and design with the R-PUD as controlled by the binding site plan. If an 
existing dwelling is retained it is counted as a standard single-family dwelling for density calculations unless it 
complies with the size requirements to be counted as a special use cottage or accessory dwelling.  

(Ord. No. 2012-11-905, 11-26-2012) 

17.75.060 Submittal requirements and review procedures. 

A. R-PUD applications shall be reviewed as a subdivision application subject to Title 16 and site plan review 
pursuant to Chapter 17.81. A pre-submission conference pursuant to Title 19 will help identify application 
requirements and a neighborhood meeting is required.  

B. Applicant shall comply with application requirements of Title 19 and include the following additional tabular 
data and mapped items:  

1. Existing zoning;  

2. Total site area;  

3. Gross project area;  

4. Net project area;  

5. Total number of dwelling units proposed;  

6. Residential density calculation;  

7. Open space, common area, and facilities calculation;  

8. General description of natural setting and/or aerial and other photos of the site;  

9. Proposed development schedule and any plans to phase development;  

10. Resulting type of ownership, plans to rent [or] sell and type of ownership planned for common areas;  

11. Site maps with graphic scale and north arrow, and topography shown at five-foot intervals, water 
bodies, critical areas, and important natural features including rock outcroppings, steep slopes, and 
flood hazard areas;  

12. Preliminary lLocation and function of all buildings, including heights, nearest setbacks and closest 
distance between structures, or building envelopes based upon setback standards;  

13. Location and measurement, where applicable, of other proposed improvements;  

14. Preliminary landscape diagram identifying use areas, general types of landscape treatment, and areas 
of irrigated versus drought tolerant vegetation;  

15. Tree survey indicating location of all native trees measuring eight-inch caliper or greater measured four 
feet from ground and identifying inventoried trees to be removed and to be protected;  

16. Preliminary grading plan showing areas of substantial grading or recontouring;  

17. Any additional information required by staff and planning commission as necessary to evaluate the 
character and impact of the proposed R-PUD development;  
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18. Initial lighting diagram indicating areas of the site to be lighted at night and a qualitative discussion of 
the type of lighting planned for those areas;  

19. Record of neighborhood meeting;  

20. Standards which applicant requests be modified and reasons for the modification; and  

21. Applicant's proposed conditions of approval.  

C. If the proposed site is within shoreline management jurisdiction an application for shoreline substantial 
development permit along with any other permits required, such as a flood plain permit or other local, state, 
or federal permits shall be filed.  

D. An environmental checklist shall be completed.  

E. A completed application shall be evaluated by staff, including emergency personnel, and it shall be reviewed 
at a public hearing held by the planning commission. If an environmental impact statement is required the 
final EIS shall be available for at least ten days before the hearing on the proposal.  

F. Site Grading and Clearing. Grading and site clearing in preparation for planned development shall not 
commence prior to approval of a preliminary master plan. This requirement is necessary to ensure that all 
necessary erosion control measures are in place prior to disturbance and is intended to limit disturbance to 
that necessary to accommodate the approved planned development.  

G. Review of a R-PUD application follows the Type III review procedures in Title 19. City staff and the applicant 
shall be available. Staff may provide supplemental information and respond to questions from the city 
council. The city council may approve the preliminary plat with some or all of the planning commission's 
recommended conditions, and may impose additional conditions. The city council may remand the 
application to the planning commission to address specific articulated concerns of the city council and/or the 
council's proposed changes to the preliminary plat and/or conditions. The council may deny the application 
upon findings of noncompliance with applicable standards. The city council may direct staff or the city 
attorney to draft proposed form of findings and decision for review and consideration as specified at 
regularly scheduled council meeting not more than six weeks hence.  

H. If the preliminary plat is approved, the applicant shall have five years with the opportunity to extend 
preliminary approval if deemed reasonable by the city to do so. Final binding site plan shall be submitted in 
accordance with Chapter 16.30 and Sections 17.81.090 through 17.81.100. If a binding site plan cannot be 
recorded within the initial five years, the applicant shall make written request for extension prior to the close 
of the two year recording period, and may be granted an additional year upon demonstration of good faith 
effort to file the site plan. Evaluation of requested extensions will include consideration of whether land use 
regulations affecting the application have changed since the decision was originally made. Where possible 
and applicable; extensions of final binding site plan approval shall be coordinated with timeframes for final 
subdivision plats submittal and approval.  

I. If the development is phased the final binding site plans and plat for each phase may be reviewed 
independently in accordance with the approved time frame.  

J. A preliminary binding site plan of an R-PUD and all accompanying documents, together with CC&Rs or 
development agreement approved by the city attorney. Prior to recordation of Final Plat, a binding site plan 
the site to development in accordance with all the terms and conditions of approval shall be recorded by the 
county auditor, at the applicant's expense.  

(Ord. No. 2012-11-905, 11-26-2012) 
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17.75.070 R-PUD application costs/compliance required before building permits. 

A R-PUD applicant shall pay for all costs incurred by the city in processing the R-PUD application including 
legal, engineering and planning costs. In addition, the city may require engineering or transportation studies or 
plans which shall be provided at applicant's expense. No building permits shall be issued until all such fees have 
been paid and all approval requirements and conditions have been satisfied. An initial deposit to cover estimated 
costs shall be paid by applicant prior to the city's processing of the R-PUD application.  

(Ord. No. 2012-11-905, 11-26-2012) 

17.75.080 Alternative housing types—Cottage dwellings, townhouse, and ADUs within an R-

PUD. 

Alternative housing types and lot configurations may be employed in the R-PUD. Alternative housing types 
must meet the following site and structural requirements.  

A. Cottage Dwelling Units and Lots. Cottage development is an acceptable housing type for an R-PUD. 
Cottage infill standards and criteria in Chapter 17.73 must be met and though lot and structure sizes 
may be smaller; density limitations of the R-PUD continue to apply to this housing type in all residential 
zones.  

B. Townhouse Dwellings and Lots. Town houses are an acceptable housing type within an R-PUD. Town 
house design standards and review criteria (Section 17.68.1[5]0) must be met, the setbacks and density 
provisions in the zone in which the R-PUD is located continue to apply.  

C. Accessory Dwelling Units. Accessory dwelling units may be approved within an R-PUD. Such approval 
must be granted as part of the R-PUD site plan review process and in accordance with design standards 
and criteria applicable to ADUs (Chapter 17.64). An ADU within an R-PUD does not count toward the 
overall density count in an R-PUD as long as it complies with all ADU size and use limitations (Chapter 
17.64) and is located on a common lot with a principal dwelling.  

(Ord. No. 2012-11-905, 11-26-2012; Ord. No. 2016-10-994, § 1, 10-19-2016) 

17.75.110 Alternative housing type provisions—Cottage, townhouse, and accessory dwelling 

unit designs. 

The R-PUD ordinance is created to support design innovation. Design standards and approval criteria provide 
essential guidance to applicants and administrators but not every circumstance can be anticipated in the drafting 
of standards and criteria. The city recognizes that cottages and ADUs, in particular, could be designed in alternate 
ways that still achieve the overall objectives of the R-PUD. An applicant may request approval of a variation on 
specific standards during R-PUD review. A specific request for variation is not subject to variance criteria. Approval 
of a specific variation may only be granted with findings that the specific variation requested provides for an equal 
or better way to meet the purpose of the written standard.  

(Ord. No. 2012-11-905, 11-26-2012) 
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17.75.120 Neighborhood meeting required. 

Any residential planned unit development application requires a specially noticed neighborhood meeting to 
be held and documented prior to completion of the development application and before any public hearing is 
scheduled. Such meeting shall comply with Section 17.74.120 - Special use—Neighborhood meeting requirements.  

(Ord. No. 2012-11-905, 11-26-2012) 
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Chapter 17.47 DC DOWNTOWN CORE COMMERCIAL DISTRICT

17.47.010 Purpose and Intent. 

1. General Intent. The intent of the Downtown Core Commercial District zone is to provide for a vibrant mixed-
used area with a variety of uses and amenities, consisting of wide sidewalks and retail shopfronts pulled up to the 
street.  

2. Buildings. Buildings can be up to 4 stories in height. Massing, articulation, openings, and step backs are used to 
reduce bulk and mass. Buildings are located close to the sidewalk, creating an attractive street edge. Large 
storefront windows invite and encourage pedestrian activity.  

3. Parking. Parking is primarily provided off-site on public lots and on-street. Parking provided on-site is 
underground or screened from view by buildings.  

4. Land Use. Active and engaging uses are required on ground floors adjacent to commercial street frontage, with 
offices, apartments, single-family attached, and lodging primarily located on upper stories or below grade.  

17.47.020 Principal uses permitted outright. 

Principal use listed as uses permitted outright in the C district are intended to be retail and service oriented 
uses focused on sales of goods and services to end users. Permitted uses include:  

A. Retail - Retail stores and shops providing goods and services, including hardware, dry goods, apparel, 
home appliances, jewelry, photographic studio, furniture and boat sales; gift shop;  

B. Service and Professional Space - Cafe, tavern, theater (including outdoor)   

C. Preparation and Sales - Formulating and preparing for sale such products as bakery goods, candy, 
cosmetics, dairy products, drugs, food and beverage products; including brewer, distillery, or winery in 
conjunction with a pub eatery or tasting room;  

D. Hospitality - Hotel, motel and tourist facilities; places of public assembly; commercial recreation;  

E. Short-term rental pursuant to the standards of WSMC Chapter 5.02 and WSMC Chapter 17.57 

F. Artisan Manufacture and Sales - Boatbuilding; instruments, dishware, candles, glassware; metal work 
and welding; other items assembled from various raw materials such as wood, bone, cellophane, 
canvas, cloth and glass; spinning or knitting of cotton, wool, flax or other fibrous materials; stone, 
marble and granite monument works;  

G. Other commercial uses determined to be similar to the above uses may be permitted, subject to 
approval of the planning commission.  

(Ord. No. 2012-12-910, 12-19-2012) 

17.47.030 Conditional uses. 

Uses which may be authorized subject to conditional use permit review by the planning commission in the 
DC district are intended to provide for compatible residential, lodging, and other in conjunction with retail and 
service uses. Uses possible to permit conditionally include:  
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A. Residential - Condominium, apartment, and other dwelling types including balconies, outside courts or 
patios and constructed or renovated to be included as an integral part of a commercial or retail 
structure with the following conditions:  

1. The dwelling units shall have a maximum living area of one thousand five hundred square feet.  

2. If located on or along a commercial street frontage the building design shall be required to 
support and contribute to street front commerce. Residential uses shall not be located on any 
ground or street levels adjacent to commercial street frontage(s).  

3. The design of commercial establishments which include dwellings shall be a matter subject to 
review and approval by the city council.; or  

Stand alone dwellings incidental to and used in conjunction with the primary permitted use when found to be 
compatible with and clearly incidental to the primary use and surrounding uses, e.g., care taker cottage or housing 
for family or others principally engaged in the primary business. This provision is intended for application in 
conjunction with a business that is not located in an area characterized by typical commercial street frontage.  

The city council specifically reserves the right to disapprove construction of dwellings in conjunction with 
commercial development on the basis of health, safety and welfare of potential occupants or if location of dwelling 
units displaces or is likely over time to displace the street front commercial presence of a retail structure.   

B. Small animal hospitals, veterinary facilities or offices, bank, business or professional office space. 

C. Any other uses judged by the city council to be no more detrimental to adjacent properties than, and 
of the same type and character as, the above-listed uses.  

In addition to conditions applied in response to conditional use permit criteria; design standards listed in the 
commercial zone will be applied and included as conditions of approval when necessary to achieve compatibility 
with existing and permitted uses in the area.  

(Ord. No. 2012-12-910, 12-19-2012) 

17.47.040 Accessory uses. 

Accessory uses permitted outright in a DC district are as follows:  

A. Uses and structures customarily incidental to principal uses permitted outright;  

B. Signs as permitted by the Sign Ordinance, Chapter 15.12 of this code;  

17.47.060 Density provisions. 

Density provisions for the C district are as follows:  

A. Maximum building height: four stories, but not to exceed forty-five feet;  

1. A minimum 10’ step-back for any portion of the building adjacent to a commercial street 
frontage. Architectural features may encroach up to a maximum of 40% within the required 
step-back if deemed to be compatible in design and aesthetic by the City Council. 

B. Minimum lot: 5,000 square feet; 

C. Minimum front yard depth: 0-5’; 

D. Minimum side yard: 0’ or 5’; 

G. Minimum rear yard: 0-5’  
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(Ord. No. 2012-12-910, 12-19-2012) 

17.47.070 Prohibited uses. 

A. Industrial and manufacturing uses or services. 

B. Warehouses and storage facilities unless limited in nature and permitted in accordance with uses listed 
above.  

C. Junk and salvage yards, automobile or truck wrecking yards.  

D. Open storage areas.  

E. Any business, service, repair, processing or storage not conducted wholly within an enclosed building, except 
for off-street parking, off-street loading, automobile service stations and limited outside seating for 
restaurants and cafes.  

F. Processes and equipment and goods processed or sold determined to be objectionable by reason of odor, 
dust, smoke, cinders, gas, noise, vibration, refuse matter, water-carried waste, or not in compliance with the 
fire code.  

(Ord. No. 2012-12-910, 12-19-2012) 

17.47.075 Development and design standards. 

A. Property development standards—All new development shall conform to Chapter 17.81, Site and Building 
Plan Review, and to any and all architectural and design standards which may be adopted by the city.  

B. Roof standards/surfacing:  

1. Finished roof material shall meet Class "C" roof standards. Dark and non-reflective roofing material 
shall be used for all visible roof surfaces.  

C. Roof standards/mechanical equipment and venting:  

1. All mechanical equipment located on roof surfaces such as, but not limited to, air conditioners, heat 
pumps, fans, ventilator shafts, duct work, or related devices or support work, shall be screened from 
view when possible and visible equipment shall be of a matte and/or non-reflective finish, unless 
reviewed and determined by the planning commission to be compatible with or a positive addition to 
the design and character of the commercial area. This restriction shall not apply to radio/television 
antennas or dishes (see Chapter 17.78).  

2. All exposed metal flashing, roof jacks and plumbing vents shall be matte finishes/non-reflective.  

D. Drainage—All storm water concentrated by the structure and related impervious surfaces must be handled 
on site. Concentration of roof drainage shall not be shed by drip or overflow at points that cross pedestrian 
walkways or paths. A plan of the roof and surface drainage shall insure that pedestrian walkways and paths 
remain free from concentrated water shedding. Such plans shall be included in the proposed site drainage 
plan required for site and building plan review in Chapter 17.81.  

E. Exterior walls/siding—Acceptable siding shall be of lap, plank, shingle, board and batten style. Siding with 
brushed, sanded or rough sawn texture may be permitted, if approved by the planning commission. Siding 
shall be finished in natural or earth-tone colors. Other colors or styles may be permitted if approved by the 
city council. All other composition materials shall be carefully reviewed for visual compatibility by the city 
council.  
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F. Exterior walls/masonry—Masonry walls or walls with masonry veneer may be native or cultured stone or 
standard-sized brick of natural or earth-tone colors. Ceramic tile, manufactured concrete block or slabs may 
be permitted, but shall be subject to review by the city council to insure use of earth-tone colors, matte 
finish, and compatible relationship to native materials.  

G. Exterior walls/metal—Metal walls, panels, partitions, facing or surfacing of any type is subject to review by 
the city council and must be found to be compatibly designed and intentionally applied rather than relied on 
solely as a less expensive option. Window panel fillers, exterior metal doors, door casings and windows shall 
be allowed.  

H. Windows and doors—All window and door frames shall be dark or earth-tone in color. Doors may be painted 
graphic colors as a part of the ten percent graphic color and signing limitation.  

I. Garbage and refuse areas—Building plans shall include provisions for the storage of garbage containers. 
Garbage containers shall be fully enclosed and covered. Disposal and storage of hazardous or toxic 
substances in garbage or refuse receptacles is strictly prohibited. On-site hazardous waste treatment and 
storage facilities shall conform to State Siting Criteria, RCW 70.105.210.  

J. Orientation of entry and display space—Entry and window display area shall be oriented toward the city 
street. Parking shall be provided behind and/or under the rear or side portion of a new commercial 
structure. In this case additional entry may be oriented toward the parking area but such additional entry 
area will be in addition to rather than in place of window display and entry area addressing the street and 
sidewalk.  

K. Utilities—All electrical, telephone, and other utilities shall be brought underground into the site and to the 
buildings.  

L. Loading—All loading must be on-site and no on-street loading is permitted. All truck loading aprons and 
other loading areas shall be paved with concrete or asphalt, be well-drained and of strength adequate for the 
truck traffic expected.  

M. Parking—All vehicles must be parked on the site unless otherwise provided for in accordance with [Chapter] 
17.72. On-street parking may be permitted towards parking requirements by the city council. Minimum 
parking stall width should be eight feet, six inches and length nineteen feet. All parking areas shall be paved 
with concrete or asphalt and shall conform to all regulations hereinafter in effect.  

N. Outside storage—All storage and refuse shall be visually screened by landscaping barriers, walls or coverings 
and be included in plans and specifications. Such barriers, walls or coverings shall not restrict access to 
emergency exits.  

O. Noxious effects:  

1. No vibration other than that caused by highway vehicles or trains shall be permitted which is 
discernible at the property line of the use concerned.  

2. Except for exterior lighting, operations producing heat or glare shall be conducted entirely within an 
enclosed building. Exterior lighting shall be directed away from adjacent properties.  

3. All materials, including wastes, shall be stored and all grounds shall be maintained in a manner which 
will not attract or aid the propagation of insects or rodents or create a hazard.  

(Ord. No. 2012-12-910, 12-19-2012; Ord. No. 2016-10-995, § 1, 11-16-2016) 

17.47.080 Off-street parking space. 

In the C district, minimum off-street parking shall be provided as specified in Chapter 17.72. Most notably 
Section 17.72.060 exempting some existing structures from being required to meet off street parking standards 

Commented [P1]: Add dimensions for underground 
parking and structured parking 
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and limiting the instances in which expanded building areas are required to meet a parking standard. Allowances 
for parking to be located walking distance from a new structure and joint use of spaces per Section 17.72.070 may 
also be authorized when determined by the planning commission to provide appropriate flexibility in the 
application of parking requirements in the core downtown area. (Jewett commercial street front.)  

(Ord. No. 2012-12-910, 12-19-2012) 
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Title 19  

ADMINISTRATION OF LAND DEVELOPMENT REGULATIONS 

Chapter 19.10 LAND DEVELOPMENT ADMINISTRATIVE PROCEDURES 

ARTICLE I TYPES OF PROJECT PERMIT APPLICATIONS 

19.10.010 Purpose and definitions. 

A. Purpose. White Salmon adopts its comprehensive plan and development regulations pursuant to RCW 
35A.63, Planning and Zoning in Code Cities. In enacting this chapter, and pursuant to RCW 36.70B.150, the 
city council intends to establish a mechanism for implementing most of the provisions of Chapter 36.70B 
RCW (the Regulatory Reform Act) regarding compliance, conformity, and consistency of proposed projects 
with the city's adopted comprehensive plan and development regulations.  

B. Definitions. The following definitions shall apply throughout this chapter:  

1. "Administrator" means the city planning administrator as designated by the city council.  

2. "Aggrieved party" means a party of record who can demonstrate the following: (a) the land use 
decision will prejudice the person; (b) the asserted interests are among those the city is required by 
city code to consider in making a land use decision; and (c) a decision on appeal in favor of the person 
would substantially eliminate or redress the prejudice alleged to be caused by the land use decision.  

3. "Closed record hearing" means an administrative closed record hearing before the city council based 
upon the record following an open record hearing on a project permit application. The hearing is on 
the record with no new evidence or information allowed to be submitted. In an appeal, at the city 
council's discretion, the council may allow argument based upon the record established at the open 
record hearing.  

4. "Days" means calendar days.  

5. "Effective date of decisions" means all preliminary and final decisions shall be effective on the date 
stated in Section 19.10.280(B).  

6. "Effective date of notices" means all notices provided to applicants and any members of the public 
shall be effective on the date deposited in the mail and when first published or posted on properties.  

7. "Open record hearing" means a hearing, conducted by a single hearing body, that creates the record 
through testimony and submission of evidence and information. An open record hearing may be held 
prior to a decision on a project permit to be known as an "open record predecision hearing." An open 
record hearing may be held on an appeal, to be known as an "open record appeal hearing," if no open 
record predecision hearing has been held on the project permit.  

8. "Parties of record" means the land use permit applicant, persons who have testified at an open record 
hearing, and any persons who have submitted written comments concerning the application that form 
part of the public record that is considered at the open record hearing (excluding persons who only 
signed petitions or mechanically produced form letters).  
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9. "Project permit" or "project permit application" means any land use or environmental permit or license 
required from the city for a project action, including but not limited to land divisions, planned unit 
developments, conditional uses, shoreline substantial development permits, permits or approvals 
required by the Critical Areas Ordinance (Chapter 18.10 of this code), site-specific rezones authorized 
by the White Salmon comprehensive plan or a formally adopted subarea plan, but excluding the 
adoption or amendment of the White Salmon comprehensive plan, a subarea plan, or development 
regulations except as otherwise specifically included in this subsection.  

10. "Public meeting" means an informal meeting, hearing, workshop, or other public gathering of people 
to obtain comments from the public or other agencies on a proposed project permit prior to a decision. 
A public meeting may include, but is not limited to, a city council meeting, or a scoping meeting on a 
draft environmental impact statement. A public meeting does not include an open record hearing. The 
proceedings at a public meeting may be recorded and a report or recommendation may be included in 
the local government's project permit application file.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.10.020 Procedures for processing development project permits. 

For the purpose of project permit processing, all development permit applications shall be classified as one 
of the following: Type I-A, Type I-B, Type II, Type III or Type IV. Legislative decisions are Type V actions, and are 
addressed in Section 19.10.060. Exemptions from the requirements of project permit application processing are 
contained in Section 19.10.080.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.10.030 Determination of proper type of procedure. 

A. Determination by Planning Administrator. The planning administrator or his or her designee (hereinafter the 
"Administrator") shall determine the proper procedure for all development applications. If there is a 
question as to the appropriate type of procedure, the administrator shall resolve it in favor of the higher 
procedure type number.  

B. Optional Consolidated Permit Processing. An application that involves two or more procedures may be 
processed collectively under the highest numbered procedure required for any part of the application or 
processed individually under each of the procedures identified by the code. The applicant may determine 
whether the application shall be processed collectively or individually. If the application is processed under 
the individual procedure option, the highest numbered type procedure must be processed prior to the 
subsequent lower numbered procedure. For purposes of this section, "highest number" is Type V and lowest 
number is Type I (or Type I-A).  

C. Decision Maker(s). Applications processed in accordance with subsection B of this section which have the 
same highest numbered procedure but are assigned different hearing bodies shall be heard collectively by 
the highest decision-maker(s). The city council is the highest, followed by the planning commission, and then 
the administrator. Joint public hearings with other agencies shall be processed according to Section 
19.10.050.  

D. SEPA Review. Project review conducted pursuant to the State Environmental Policy Act (SEPA), Chapter 
43.21C RCW, shall occur concurrently with project review set forth in this chapter. The SEPA review process, 
including all public comment procedures, is set forth in Chapter 18.20 of this code. Nothing contained in this 
chapter shall be construed to restrict the need for full environmental review in accordance with Chapters 
18.10 (Critical Areas Ordinance) and 18.20 (Environmental Protection/SEPA Review).  
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(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.10.040 Project permit application framework. 

Table 1—Permits/Decisions 

Type I-A Type I-B Type II Type III Type IV Type V 

Building 
permits  

Site and 
building 
plan review 
(1)  

Site and 
building 
plan review 
(2)  

Site and 
building plan 
review (3) 

Final plat  Development 
regulations  

Short plat 
(simple)  

Boundary 
line 
adjustment  

Short plat 
(defer to PC)  

Preliminary 
PUD  

Final PUD  Zoning text and 
map 
amendments  

Grading 
permits  

Conditional 
use (simple)  

Conditional 
use 

Site specific 
rezone  

 Comprehensive 
plan text and 
map 
amendments  

Manufactured 
home 
placement 
permit  

 Zoning 
variances  

Preliminary 
plat for full 
subdivision 

 Shoreline 
Master 
Program 
amendments  

Permitted 
uses not 
requiring 
notice of 
application  

  Shoreline 
permits: 
substantial 
development, 
conditional 
use, or 
variances  

 Annexations  

Procedure Project Permit Applications (Type I — IV) Legislative 

 Type I-A Type I-B Type II Type III Type IV Type V 

Notice of 
application:  

No  Yes  Yes  Yes  Yes  Yes  

Recommendation 
made by: 
commission  

N/A  N/A  Administrator  Planning 
commission  

Administrator  Planning 
commission  

Final decision 
made by:  

Administrator  Administrator  Planning 
commission 
(2)  

City council  City council  City council  
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(1) The administrator may makes the final decision on some site and building plan review applications 
considering the degree of discretion to be employed. Implementation of clear and objective standards 
and review of site plans for uses already approved for land use permits will typically be subject to type 
I-B review while site plans addressing more subjective concerns and criteria will follow type II 
procedure.  

Table 2—Action Type 

 

(2) The administrator may make the final decision on some applications, as specified in Chapter 17.81. The 
planning commission shall make the final determination for all site plan review within the parameters 
of Type II review as specified in Chapter 17.81 

(3) The city council shall make the final determination for all site plan review within the parameters of 
Type III review as specified in Chapter 17.81. Open record hearings will be held before the planning 
commission to make recommendations to city council.  

(4) Open record hearings will be held both before planning commission to make recommendations to city 
council, and before city council for final decision.  

(5) Appeal provisions specified in Section 19.10.290 Appeal of administrative interpretations and 
approvals.  

(6) The planning commission will hear appeals of staff decisions; the city council will hear appeals of 
planning commission decisions. Both appeals are closed record hearings.  

Summary of Decision Making:  

Type I-A — Administrative without notice; administrative appeal by applicant only.  

Type I-B — Administrative without notice; administrative appeal by the applicant only; appealable to 
the planning commission.  

Type II — Planning commission review. Notice and open record hearing before the planning 
commission. Planning commission makes the final decision subject to a right of appeal.  

Type III — Planning commission makes a recommendation to city council. City council makes the final 
decision. Notice and public hearings will be held both before the planning commission to make 
recommendations to city council, and before city council for final decision.  

Type IV — Notice and decision by city council during regular council meeting.  

Open record 
public hearing  

No  No  Yes  Yes (3)  No  Yes (4)  

Administrative 
appeal  

Yes (5)  Yes (6), 
closed record 
before 
planning 
commission  

Yes (6), 
closed record 
before city 
council  

N/A  N/A  N/A  

Judicial appeal  Yes  No  No  Yes  Yes  Yes  
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Type V — Notice and public hearing before planning commission, with planning commission 
recommendation to city council. City council also provides notice and public hearing before making 
final legislative decision.  

(Ord. No. 2012-11-907, § 1, 11-26-2012; Ord. No. 2016-10-996, § 1, 10-19-2016; Ord. No. 2017-05-1007, § 2, 5-3-
2017) 

19.10.050 Joint public hearings (other public agency hearings). 

A. Administrator's Decision to Hold Joint Hearing. The administrator may combine any public hearing on a 
project permit application with any hearing that may be held by another local, state, regional, federal, or 
other agency, on the proposed action, as long as: (1) the hearing is held within the city limits; and (2) the 
requirements of subsection C of this section are met.  

B. Applicant's Request for a Joint Hearing. The applicant may request that the public hearing on a permit 
application be combined as long as the joint hearing can be held within the time periods set forth in this 
chapter. In the alternative, the applicant may agree to a particular schedule if additional time is needed in 
order to complete the hearings.  

C. Prerequisite to Joint Public Hearing. A joint public hearing may be held with another local, state, regional, 
federal or other agency and the city, as long as:  

1. The other agency is not expressly prohibited by statute from doing so;  

2. Sufficient notice of the hearing is given to meet each of the agencies' adopted notice requirements as 
set forth in statute, ordinance, or rule; and  

3. The agency has received the necessary information about the proposed project from the applicant in 
enough time to hold its hearing at the same time as the local government hearing.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.10.060 Legislative decisions. 

A. Decision. The following decisions are legislative, and are not subject to the procedures in this chapter, unless 
otherwise specified:  

1. Zoning code text, development regulations and zoning district amendments;  

2. Area-wide rezones to implement city policies contained within the White Salmon comprehensive plan 
and any amendments thereto;  

3. Adoption of the White Salmon comprehensive plan and any plan amendments;  

4. Annexations;  

5. Shoreline master program (SMP) amendments; and  

6. All other master land use and utility plans and amendments thereto.  

B. Except as otherwise provided in this chapter, the administrative procedures for the legislative decisions 
specified in this section are set forth in Chapter 19.60 of this code.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 
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19.10.070 Legislative enactments not restricted. 

Nothing in this chapter or the permit processing procedures shall limit the authority of the city to make 
changes to the White Salmon comprehensive plan as part of an annual revision process, the city's development 
regulations, or to undertake any other legislative actions.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.10.080 Exemptions from project permit application processing. 

A. Whenever a permit or approval in the White Salmon Municipal Code has been designated as a Type I-A, I-B, 
II, III or IV permit, the procedures in this title shall be followed in project permit processing. The following 
permits or approvals are specifically excluded from the procedures set forth in this title:  

1. Landmark designations;  

2. Street vacations;  

3. Public works projects identified as planned actions in the White Salmon comprehensive plan or any 
amendments thereto. Planned actions are those public or private projects specifically identified by city 
ordinance or resolution adopted after environmental review conducted in conjunction with the 
adoption or amendment of the White Salmon comprehensive plan.  

B. Pursuant to RCW 36.70B.140(2), Type I-A permits, including but not limited to building permits, or other 
construction permits, or similar administrative approvals categorically exempt from environmental review 
under SEPA (Chapter 43.21C RCW and Chapter 197-11 WAC), or permits/approvals for which environmental 
review has been completed in connection with other project permits shall be processed and permitted 
within one hundred twenty calendar days (subject to Section 19.10.110). However, Type I-A permits are not 
subject to other requirements of this chapter, and are excluded from the following procedures as defined in 
this section:  

1. Determination of completeness;  

2. Notice of application;  

3. Except as provided in RCW 36.70B.140, optional consolidated project permit review processing;  

4. Single report stating that all of the decisions and recommendations made as of the date of the report 
do not require an open public record hearing;  

5. Notice of Decision. Unless the time deadlines are waived in writing by the applicant, the Type I-A 
permit shall be processed within one hundred twenty calendar days after the applicant files complete 
application, subject to the provisions of Section 19.10.110.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

ARTICLE II TYPE I—IV PROJECT PERMIT APPLICATIONS 

19.10.090 Preapplication conference. 

A. Recommended Conference. It is recommended that applicants for project permit Type I-A actions proposing 
impervious surfaces equal to or exceeding five thousand square feet and/or nonsingle-family structures five 
thousand square feet or more, Type II, and Type III actions schedule and attend a preapplication conference 
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with the administrator. The purpose of the preapplication conference is to acquaint the applicant with the 
requirements of the White Salmon Municipal Code and to allow the administrator to provide the applicant 
with preliminary comments based upon the applicant's preliminary sketch of the proposal.  

B. Assurances Unavailable. It is impossible for the conference to be an exhaustive review of all potential issues. 
The discussions at the conference shall not bind or prohibit the city's future application or enforcement of all 
applicable law and ordinances. No statements or assurances made by city representatives shall in any way 
relieve the applicant of his or her duty to submit an application consistent with all relevant requirements of 
city, state, and federal codes, laws, regulations and land use plans.  

C. Optional Conferences. Preapplication conferences for all other types of applications not specified in this 
section are optional, and requests for conferences will be considered on a time-available basis by the 
director.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.10.100 Development permit application. 

A. Applications for project permits shall be submitted upon forms provided by the city. The applicant is 
encouraged to schedule a presubmittal conference with the city prior to submittal of the application.  

B. An application shall consist of all materials required by the applicable development regulations, and shall 
include the following general information:  

1. A completed project permit application form, including SEPA checklist submitted pursuant to White 
Salmon Municipal Code (WSMC) Title 18.20 Environmental Protection/SEPA Review;  

2. A verified statement by the applicant that the property affected by the application is in the exclusive 
ownership of the applicant, or that the applicant has submitted the application with the written 
consent of all owners of the affected property. A photocopy of the property deed shall be provided;  

3. A property and/or legal description of the site for all applications, as required by the applicable 
development regulations;  

4. The applicable fees;  

5. A site plan, showing the location of all proposed lots and points of access and identifying all easements, 
deeds, restrictions, or other encumbrances restricting the use of the property, if applicable;  

6. Any supplemental information or special studies identified by the city.  

C. In addition to the requirements set forth in subsections A and B of this section, complete application 
requirements for the following land use permits are set forth in the following sections of the White Salmon 
Municipal Code:  

[1.] Construction and Grading permits, see Chapter 13.01 of this code;  

[2.] Boundary Line Adjustments, see [Title] 16 of this code;  

[3.] Short Plats, see [Title] 16 of this code;  

[4.] Preliminary Plat, see [Title] 16 of this code for contents of preliminary plat and notice to owners of 
contiguous land;  

[5.] Planned Unit and Cottage Developments, see Chapters 16 and 17 of this code;  

[6.] Site and Building Plan Review, see Chapter 17.80 of this code;  

[7.] Conditional Uses, see Chapter 17.80 of this code;  

53



 

 

 
    Created: 2021-09-08 12:21:43 [EST] 

(Supp. No. 23) 

 
Page 8 of 26 

[8.] Final Plats, see [Title] 16 of this code;  

[9.] Amendments and Rezones, see Chapter 17.88 of this code;  

[10.] Shoreline Substantial Development, Conditional Use, or Variance Permits, see WAC 173-27-180.  

D. The city may waive specific submittal requirements determined to be unnecessary for review of an 
application. In such event, the city shall document the waiver in the project file.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.10.110 Submission and acceptance of application—Determination of completeness—

Additional information and project revisions. 

A. Determination of Completeness. Within twenty-eight calendar days after receiving a project permit 
application, the city shall mail a determination to the applicant which states either: (1) that the application is 
complete; or (2) that the application is incomplete and what is necessary to make the application complete.  

B. Identification of Other Agencies with Jurisdiction. To the extent known by the city, other agencies with 
jurisdiction over the project permit application shall be identified in the city's determination required by 
subsection A of this section.  

C. Incomplete Application Procedure.  

1. If the applicant receives a determination from the city that an application is not complete or that 
additional information is required, the applicant shall have one hundred twenty calendar days to 
submit the necessary information to the city. Within fourteen calendar days after an applicant has 
submitted the requested additional information, the city shall make the determination as described in 
subsection A of this section and notify the applicant in the same manner.  

2. If the applicant either refuses in writing to submit additional information or does not submit the 
required information within the one hundred twenty-day period, the director shall make a 
determination that the application has been abandoned and is therefore withdrawn.  

3. In those situations where the administrator has deemed an application withdrawn because the 
applicant has failed to submit the required information within the necessary time period, the applicant 
will forfeit the application fee.  

D. City's Failure to Provide a Determination of Completeness. A project permit application shall be deemed 
complete under this section if the city does not provide a written determination to the applicant that the 
application is incomplete as provided in subsection A of this section. Notwithstanding a failure to provide a 
determination of completeness, the city may request additional information as provided in subsection F of 
this section.  

E. Date of Acceptance of Application. When the project permit application is determined to be complete, the 
director shall accept it and note the date of acceptance.  

F. Additional Information. A project permit application is complete for purposes of this section when it meets 
the submission requirements in Section 19.10.100, as well as the submission requirements contained in the 
applicable development regulations. This determination of completeness shall be made when the application 
is sufficient for continued processing even though additional information may be required or project 
modifications may be undertaken after submittal. The city's determination of completeness shall not 
preclude the city from requiring additional information, that the applicant correct plans or perform studies at 
any time if new information is required for project review, or if there are substantial changes in the proposed 
action. No application shall be deemed complete before all applicable application review fees stipulated by 
Chapter 3.36 WSMC as well as fees applicable to other applicable review processes are collected.  
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1. Any period during which the city has requested the applicant to correct plans, perform required 
studies, or provide additional information shall be excluded from the time period provided in this 
chapter.  

2. The time period for requiring additional information shall be calculated from the date the city notifies 
the applicant of the need for additional information until the earlier of: (a) the date the city determines 
whether the information satisfies the request for information; or (b) fourteen calendar days after the 
date the information has been provided to the city.  

G. Effect of Project Permit Application Revisions—Substantial Revisions. If, in the judgment of the administrator, 
the content of an application is so substantially revised by an applicant, either voluntarily or to conform with 
applicable standards and requirements, that such revised proposal constitutes a substantially different 
proposal than that originally submitted, the administrator shall deem the revised proposal to be a new 
application.  

1. In reaching a decision whether a revision is substantial, the director shall consider the relative and 
absolute magnitude of the revision, the environmental sensitivity of the site, any changes in location of 
significant elements of the project and their relation to public facilities, surrounding lands and land 
uses and the stage of review of the proposal.  

2. Lesser revisions that would not constitute substantial revisions during early stages of review may be 
substantial during later stages due to the reduced time and opportunity remaining for interested 
parties to review and comment upon such changes.  

3. Written notice of such determination of substantial revision shall be provided to the applicant and all 
parties of record, including the reasons for the administrator's decision.  

4. A determination that any revision is substantial shall result in the time periods set forth in this chapter 
starting from the date at which the revised project application is determined to be complete. The 
revised project application shall be subject to all laws, regulations, and standards in effect on the date 
of the determination of completeness of the substantial revision.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.10.120 Referral and review of development permit applications. 

Upon acceptance of a complete application, the administrator shall do the following:  

A. Transmit a copy of the application, or appropriate parts of the application, to each affected agency and 
city department for review and comment, including those agencies responsible for determining 
compliance with state and federal requirements. The affected agencies and city departments shall 
have ten calendar days to comment. The administrator may grant an extension of time if needed.  

B. Environmental Review. Developments and planned actions subject to the State Environmental Policy 
Act (SEPA), Chapter 43.21C RCW, shall be reviewed in accordance with the policies and procedures 
contained in Chapter 18.20 of this code and Chapter 197-11 WAC. SEPA review shall be conducted 
concurrently with development project review. The following are exempt from concurrent review:  

1. Projects categorically exempt from SEPA; and  

2. Components of planned actions previously reviewed and approved in the White Salmon 
comprehensive plan or amendments thereto to the extent permitted by law and consistent with 
the SEPA environmental determination for the planned action.  

C. If a Type III procedure is required, the administrator shall provide for notice and hearing as set forth in 
Sections 19.10.150 through 19.10.190 of this code.  
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(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.10.130 Scope of project review. 

A. Fundamental land use planning choices made in adopted comprehensive and subarea plans and 
development regulations shall serve as the foundation for project review. The review of a proposed project's 
consistency with applicable development regulations, or in the absence of applicable regulations the 
adopted White Salmon comprehensive plan or subarea plan(s), under Section 19.10.140 of this code shall 
incorporate the determinations under this section.  

B. During project review, the administrator or any subsequent reviewing body shall determine whether the 
items listed in this subsection are defined in the development regulations applicable to the proposed project 
or, in the absence of applicable regulations, the adopted White Salmon comprehensive plan or subarea 
plan(s). At a minimum, such applicable regulations or plans shall be determinative of the:  

1. Type of land use permitted at the site, including uses that may be allowed under certain circumstances, 
such as conditional uses, if the criteria for their approval have been satisfied;  

2. Density of residential development; and  

3. Availability and adequacy of public facilities identified in the White Salmon comprehensive plan, if the 
plan or development regulations provide for funding of these facilities.  

C. During project review, the administrator shall not reexamine alternatives to or hear appeals on the items 
identified in subsection B of this section.  

D. The administrator may determine that the requirements for environmental analysis and mitigation measures 
in development regulations and other applicable laws provide adequate mitigation for some or all of the 
project's specific probable significant adverse environmental impacts to which the requirements apply. In 
making this determination, the administrator shall:  

1. Determine if the applicable regulations require measures that are sufficient to adequately address site-
specific, probable significant adverse environmental impacts identified through project application 
review; and  

2. Determine whether additional studies are required and/or whether the project permit application 
should be conditioned with additional mitigation measures.  

E. Nothing in this section limits the authority of the city to approve, condition, or deny a project as provided in 
its development regulations adopted under Chapter 35A.63 RCW and in its policies and criteria adopted 
under RCW 43.21C.060, including project review under Chapters 18.10 (Critical Areas Ordinance) and 18.20 
(Environmental Protection/SEPA Review) of this code.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.10.140 Project consistency. 

A. A proposed project's consistency with development regulations adopted under Chapter 35A.63 RCW or, in 
the absence of applicable development regulations, the appropriate elements of the White Salmon 
comprehensive plan or subarea plan adopted under Chapter 35A.63 RCW shall be determined by 
consideration of:  

1. The type of land use;  

2. The level of development, such as units per acre or other measures of density;  
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3. Infrastructure, including public facilities and services needed to serve the development; and  

4. The character of the development, such as development standards.  

B. In determining consistency, the determinations made pursuant to Section 19.10.130 shall be controlling.  

C. For purposes of this section, the term "consistency" shall include all terms used in this chapter and Chapter 
36.70A RCW to refer to performance in accordance with this chapter and Chapter 36.70A RCW, including but 
not limited to compliance, conformity, and consistency.  

D. Nothing in this section requires documentation, dictates procedures for considering consistency, or limits the 
administrator from asking more specific or related questions with respect to any of the four main categories 
listed in subsections (A)(1) through (4) of this section.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

ARTICLE III PUBLIC NOTICE 

19.10.150 Notice of application. 

A. Time of Issuance. Within fourteen calendar days of issuing the determination of completeness, the 
administrator shall issue a notice of application on all Type III project permit applications. If an open record 
predecision public hearing is required or requested, the notice of application shall be issued at least thirty 
calendar days prior to the hearing.  

B. SEPA Exempt Projects. A notice of application shall not be required for project permits that are categorically 
exempt under SEPA, unless a public comment period or an open record predecision hearing is required.  

C. The notice of application shall be posted on the subject property and at City Hall. The notice of application 
shall be issued prior to and is not a substitute for the required notice of a public hearing.  

D. Contents. The notice of application shall include:  

1. The name of the applicant;  

2. The date of application, the date of the determination of completeness for the application and the date 
of the notice of application;  

3. The street address location of the project or, if unavailable, the location in reference to roadway 
intersections;  

4. A description of the proposed project action and a list of the project permits included in the 
application;  

5. The identification of other permits required by other agencies with jurisdiction not included in the 
application, to the extent known by the city;  

6. The identification of existing environmental documents that evaluate the proposed project, and, if not 
otherwise stated on the document providing notice of application, the location where the application 
and any studies can be reviewed;  

7. The name of the city staff contact and telephone number;  

8. A statement of the limits of the public comment period, which shall be ten calendar days following the 
date of notice of application (or thirty calendar days if the application involves a shoreline master 
program permit), and statements of the right of any person to comment on the application, receive 

57



 

 

 
    Created: 2021-09-08 12:21:43 [EST] 

(Supp. No. 23) 

 
Page 12 of 26 

notice of and participate in any hearings, request copy of the decision once made, and any appeal 
rights;  

9. The date, time, place and type of hearing, if applicable, and scheduled prior to issuance of the notice of 
application;  

10. A statement of the preliminary determination of consistency with applicable development regulations 
and the White Salmon comprehensive plan, if one has been made at the time of notice, and of those 
development regulations that will be used for project mitigation and determination of consistency as 
provided in Section 19.10.140 of this code;  

11. Any other information determined appropriate by the city, such as the city's pending SEPA threshold 
determination or a statement advising that a final environmental determination shall be made 
following a comment period;  

12. If a local government has made a determination of significance under Chapter 43.21C RCW 
concurrently with the notice of application, the notice of application shall be combined with the 
determination of significance and scoping notice. Nothing in this section prevents a determination of 
significance and scoping notice from being issued prior to the notice of application;  

13. A statement that the final decision on the application will be made within one hundred twenty days 
from the date of the determination of completeness.  

E. Public Comment on the Notice of Application. All public comments on the notice of application must be 
received in City Hall by five o'clock p.m. on the last day of the comment period. Comments may be mailed, 
personally delivered or sent by facsimile. Comments should be as specific as possible. Public comments may 
be provided at any time up to and during the public hearing. However, the city cannot ensure that comments 
provided after the comment period on the notice of application will be considered and addressed in staff 
reports on Type III projects. The SEPA threshold determination shall not be issued until after the expiration of 
the comment period following the notice of application. Regardless of the expiration of the notice of 
application comment period, any interested party may comment upon the SEPA threshold determination 
pursuant to applicable SEPA regulations.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.10.160 Methods of public notice of application. 

A. The city shall provide the public notice of application for a project permit by posting the property and by 
publication in the city's official newspaper, as provided in this section, unless otherwise provided in this 
chapter.  

1. Posting. Posting of the property for site-specific proposals shall consist of one or more notice boards 
posted by the city as follows:  

a. A single notice board shall be placed:  

i. At the midpoint of the site street frontage or as otherwise to allow for maximum visibility; and  

ii. Where it is completely visible to pedestrians and vehicle traffic.  

b. Additional notice boards may be required when:  

i. The site does not abut a public road;  

ii. A large site abuts more than one public road; or  

iii. The administrator determines that additional notice boards are necessary to provide adequate 
public notice.  
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c. Notice boards shall be:  

i. Maintained in good condition by the applicant during the notice period;  

ii. In place at least ten calendar days prior to the date of hearing or decision; and  

iii. Removed within fifteen calendar days after the end of the notice period.  

2. Published Notice. Published notice shall include at least the project's street address or location, project 
description, type of permit(s) required, comment period dates, and location where the complete 
application may be reviewed in a newspaper of general circulation in the county.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.10.170 Shoreline master program (SMP) permits. 

SMP permits require notice as provided in WAC 173-27-110 and additional mailing of the notice as provided 
herein:  

A. Mailing. The notice of application shall be mailed to the latest recorded real property owners as shown 
by the records of the county assessor within at least three hundred feet of the boundary of the 
property upon which the development is proposed.  

B. Content of SMP Notice. Except as provided in subsection C of this section, the content of SMP notices 
shall be identical to the notice set forth in WAC 173-27-110.  

C. SMP Comment Period. The public may provide comments for thirty calendar days after the notice of 
publication date. (SMP notice is twenty calendar days longer than the comment period for other Type 
III permits as required by RCW 90.58.140.) A notice of application for a shoreline substantial 
development permit shall notify the public of the thirty-day comment period.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.10.180 Optional additional public notice. 

A. As optional methods of providing public notice of any project permits, the city may:  

1. Notify the public or private groups with known interest in a certain proposal or in the type of proposal 
being considered;  

2. Notify the news media;  

3. Place notices in appropriate regional or neighborhood newspapers or trade journals;  

4. Publish notice in agency newsletters or send notice to agency mailing lists, either general lists or lists 
for specific proposals or subject areas;  

5. Mail to neighboring property owners; and  

6. Place notices on the Internet.  

B. The city's failure to provide the optional notice as described in this subsection shall not be grounds or 
invalidation of any permit decision.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 
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19.10.190 Notice of public hearing. 

A. Content of Notice of Public Hearing for All Types of Applications. The notice given of a public hearing 
required in this chapter shall contain:  

1. The name and address of the applicant or the applicant's representative;  

2. Description of the affected property, including the street address (if any) and either a vicinity location 
(including roadway intersections) or written description, other than a legal description, reasonably 
sufficient to inform the public of the location;  

3. The date, time and place of the hearing;  

4. A description of the nature of the proposed use or development;  

5. A statement that all interested persons may appear at the hearing and provide oral or written 
comments or testimony;  

6. Where information may be examined, and when and how written comments addressing findings 
required for a decision by the hearing body may be submitted;  

7. The name of the city staff contact or representative and the telephone number where additional 
information may be obtained;  

8. That a copy of the application and staff report, and all documents and evidence relied upon by the 
applicant and applicable criteria are available for inspection at City Hall at no cost.  

B. Mailed Notice. Mailed notice of the public hearing shall be provided as follows:  

1. Type I-A, Type I-B, Type IV, and Type V Actions. No mailed public notice is required.  

2. Type II Permits - Limited Public Notice. A notice of development application for a Type II permit shall be 
sent by mail by the administrator. The applicant is responsible for mailing costs of said notice and shall 
obtain the official list of names and addresses from the county assessor's office. If the applicant/owner 
of the proposed project permit owns contiguous property to the project, notice shall apply to the 
boundaries of such contiguous parcels. Public notice shall be mailed to the property owner(s), 
applicant(s), authorized agents, and also to all owners of adjacent properties that abut the subject 
property or properties under contiguous ownership of the owner/applicant of the subject permit not 
fewer than ten nor more than forty-five days prior to the closed record public hearing. For the 
purposes of this section, properties separated by public right-of-way are considered to be adjacent 
properties.  

3. Type III Actions. The notice of public hearing shall be mailed to:  

a. The applicant;  

b. All owners of property within three hundred feet of any portion of the subject property; and  

c. Any person who submits written comments on an application.  

4. Type III Preliminary Plat Actions. In addition to the notice for Type III actions above, additional notice 
for preliminary plats and proposed land divisions shall be provided as follows:  

a. Notice of the filing of a preliminary plat application of a proposed land division located adjoining 
the city's municipal boundaries shall be given to the appropriate county officials;  

b. Notice of the filing of a preliminary plat application of a proposed land division located adjacent 
to the right-of-way of a state highway shall be given to the Washington State Secretary of 
Transportation, who must respond within fifteen calendar days of such notice;  
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c. Special notice of the hearing shall be given to adjacent landowners by any other reasonable 
method the city deems necessary. Adjacent landowners are the owners of real property, as 
shown by the records of the county assessor, located within three hundred feet of any portion of 
the boundary of the proposed land division. If the owner of the real property which is proposed 
to be subdivided owns another parcel or parcels of real property which lie adjacent to the real 
property proposed to be subdivided, mailed notice under RCW 58.17.090(1)(b) and this section 
shall be given to owners of real property located within three hundred feet of any portion of the 
boundaries of such adjacently located parcels of real property owned by the owner of the real 
property proposed to be subdivided.  

5. Type V Actions. For Type V legislative actions, the city shall publish notice at City Hall and by one 
publication in a newspaper of general circulation in the county at least ten days before the hearing and 
all other notice required by city code and RCW 35.23.221.  

6. General Procedure for Mailed Notice of Public Hearing. All public notices shall be deemed to have been 
provided or received on the date the notice is deposited in the mail or personally delivered, whichever 
occurs first.  

C. Procedure for Posted or Published Notice of Public Hearing.  

1. Posted notice of the public hearing is required for all Type II and Type III project permit applications. 
The posted notice shall be posted as required by Section 19.10.160(A)(1) of this code.  

2. Published notice is required for all procedures involving an open record public hearing. The published 
notice shall be published in a newspaper of general circulation in the county. Published notice is not 
required for closed record public hearings before the city council, as no new testimony or evidence is 
allowed at such hearings. Mailed notice of the closed record public hearing shall be provided for all 
parties of record.  

D. Time and Cost of Notice of Public Hearing.  

1. Notice of a public hearing shall be mailed, posted and first published not less than ten nor more than 
forty-five calendar days prior to the hearing date. Any posted notice shall be removed within fifteen 
calendar days following the public hearing.  

2. All costs associated with the public notice shall be borne by the applicant.  

(Ord. No. 2012-11-907, § 1, 11-26-2012; Ord. No. 2015-12-979, § 1, 12-2-2015) 

ARTICLE IV PROJECT REVIEW AND APPROVAL PROCESS 

19.10.200 Administrative approvals without notice (Type I-A). 

A. The administrator may approve, approve with conditions, or deny (with or without prejudice) all Type I-A 
permit applications without notice.  

B. The administrator's decisions under this section shall be final on the date issued.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

61



 

 

 
    Created: 2021-09-08 12:21:43 [EST] 

(Supp. No. 23) 

 
Page 16 of 26 

19.10.210 Administrative approvals subject to notice (Type I-B). 

A. The administrator may grant approval, preliminary approval, or approval with conditions, or may deny (with 
or without prejudice) all Type I-B permit applications, subject to the notice and appeal requirements of this 
section. The administrator shall issue written findings and conclusions supporting Type I-B decisions.  

B. Final Administrative Approvals. Administrative decisions under this section shall become final subject to the 
following:  

1. An applicant may appeal the decision to the planning commission; provided, that a written appeal is 
filed within thirty calendar days after the notice of the decision.  

2. If no appeal is submitted, the preliminary approval becomes final at the expiration of the notice period.  

3. If a written notice of appeal is received within the specified time the matter will be referred to the 
planning commission for a public hearing. The decision of the planning commission shall be the final 
city decision.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.10.220 City council action. 

A. Actions. Upon receiving a recommendation from the planning commission, an appeal of a planning 
commission's decision or notice of any other matter requiring the council's attention, the council shall 
perform the following actions as appropriate:  

1. Hold a closed record public hearing and make a decision on a planning commission recommendation;  

2. Hold a closed record public hearing and make a decision on an appeal of a planning commission 
decision;  

3. Hold an open record public hearing and make a decision on a legislative matter (Type V action);  

4. Make a decision on Type IV actions;  

5. At the council's discretion, hold a public hearing and make a decision on the following matters: other 
matters not prohibited by law.  

B. Decisions. The city council shall make its decision by motion, resolution, or ordinance as appropriate. In its 
decision regarding appeals of planning commission decisions, the city council shall adopt written findings and 
conclusions (either those rendered by the planning commission or findings and conclusions prepared by the 
council).  

1. A city council decision on a planning commission recommendation or on an appeal of a planning 
commission decision following a closed record public hearing shall include one of the following actions:  

a. Approve as recommended;  

b. Approve with additional conditions;  

c. Modify, with or without the applicant's concurrence; provided, that the modifications do not:  

i. Enlarge the area or scope of the project;  

ii. Increase the density or proposed building size; or  

iii. Significantly increase adverse environmental impacts as determined by the responsible 
official;  
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d. Deny without prejudice (reallocation or resubmittal is permitted);  

e. Deny with prejudice (reapplication or resubmittal is not allowed for one year); or  

f. Remand for further proceedings and/or evidentiary hearing in accordance with Section 19.10.270 
of this code.  

2. A council decision following a closed record appeal hearing shall include one of the following actions:  

a. Grant the appeal in whole or in part;  

b. Deny the appeal in whole or in part; or  

c. Remand for further proceedings and/or evidentiary hearing in accordance with Section 19.10.270 
of this code.  

3. A council decision on a Type IV action shall include one of the following actions:  

a. Approve;  

b. Approve with conditions in accordance with the White Salmon Municipal Code or other 
regulations; or  

c. Deny without prejudice (reapplication or resubmittal is permitted).  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.10.230 Planning commission review and decision (Type II). 

A. The planning commission shall review and make findings, conclusions and issue final decisions on all Type II 
permit applications.  

B. Staff Report. The administrator shall prepare a staff report on the proposed development or action 
summarizing the comments and recommendations of city departments, affected agencies and special 
districts, and evaluating the development's consistency with the city's development code, adopted plans and 
regulations. If requested by the planning commission, the staff report shall include proposed findings, 
conclusions and recommendations for disposition of the development application. The staff report shall 
include and consider all written public comments on the application.  

C. Planning Commission Hearing. The planning commission shall conduct a public hearing on Type II 
development proposals for the purpose of taking testimony, hearing evidence, considering the facts germane 
to the proposal, and evaluating the proposal for consistency with the city's development code, adopted plans 
and regulations. Notice of the planning commission hearing shall be in accordance with Section 19.10.190. 
All appeals of administrative project permit decisions shall be considered together with the decision on the 
project application in a single, consolidated public hearing.  

D. Required Findings. In addition to the approval criteria listed in this code, the planning commission shall not 
approve a proposed development unless it first makes the following findings and conclusions:  

1. The development is consistent with the White Salmon comprehensive plan and meets the 
requirements and intent of the White Salmon Municipal Code;  

2. The development is not detrimental to the public health, safety and welfare;  

3. The development adequately mitigates impacts identified under Chapters 18.10 (Critical Areas 
Ordinance) and 18.20 (Environmental Protection/SEPA Review) of this code; and  

4. For land division applications, findings and conclusions shall be issued in conformance with White 
Salmon Municipal Code Title 16 and RCW 58.17.110.  
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E. Final Decision. In the planning commission's decision regarding Type II actions, it shall adopt written findings 
and conclusions.  

1. The planning commission's decision following closure of an open record public hearing shall include 
one of the following actions:  

a. Approve;  

b. Approve with conditions;  

c. Deny without prejudice (reapplication or resubmittal is permitted); or  

d. Deny with prejudice (reapplication or resubmittal is not allowed for one year).  

2. The decision shall be a final decision, appealable in accordance with Sections 19.10.300 and 19.10.310 of 
this code.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.10.235 Planning commission review and recommendation (Type III). 

A. The planning commission shall review and make findings, conclusions and issue recommendations on all 
Type III permit applications.  

B. Staff Report. The administrator shall prepare a staff report on the proposed development or action 
summarizing the comments and recommendations of city departments, affected agencies and special 
districts, and evaluating the development's consistency with the city's development code, adopted plans and 
regulations. If requested by the planning commission, the staff report shall include proposed findings, 
conclusions and recommendations for disposition of the development application. The staff report shall 
include and consider all written public comments on the application.  

C. Planning Commission Hearing. The planning commission shall conduct a public hearing on Type III 
development proposals for the purpose of taking testimony, hearing evidence, considering the facts germane 
to the proposal, and evaluating the proposal for consistency with the city's development code, adopted plans 
and regulations. Notice of the planning commission hearing shall be in accordance with Section 19.10.190 of 
this code.  

D. Required Findings. In addition to the approval criteria listed in this code, the planning commission shall not 
recommend approval of a proposed development unless it first makes the following findings and 
conclusions:  

1. The development is consistent with the White Salmon comprehensive plan and meets the 
requirements and intent of the White Salmon Municipal Code;  

2. The development is not detrimental to the public health, safety and welfare;  

3. The development adequately mitigates impacts identified under Chapters 18.10 (Critical Areas 
Ordinance) and 18.20 (Environmental Protection/SEPA Review) of this code; and  

4. For land division applications, findings and conclusions shall be issued in conformance with Sections 
19.10.230 Planning commission review and decision (Type II) and 19.10.235 Planning commission 
review and recommendation (Type III) of this title, and RCW 58.17.110.  

E. Recommendation. In the planning commission's recommendation decision regarding Type III actions, it shall 
adopt written findings and conclusions. The planning commission's recommendation following closure of an 
open record public hearing shall include one of the following actions:  

1. Recommend approval;  
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2. Recommend approval with conditions; or  

3. Recommend denial.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.10.240 Procedures for public hearings. 

Public hearings shall be conducted in accordance with the hearing body's rules of procedure and shall serve 
to create or supplement an evidentiary record upon which the body will base its decision. Questions directed to 
the staff or the applicant shall be posed by the chair at its discretion. In cases where scientific standards and 
criteria affecting project approval are at issue, the chair shall allow orderly cross-examination of expert witnesses 
presenting reports and/or scientific data and opinions. The hearing body may address questions to any party who 
testifies at a public hearing. The chair shall open the public hearing and, in general, observe the following sequence 
of events:  

A. Staff presentation, including submittal of any administrative reports. Members of the hearing body 
may ask questions of the staff.  

B. Applicant presentation, including submittal of any materials. Members of the hearing body may ask 
questions of the applicant.  

C. Testimony or comments by the public germane to the matter.  

D. Rebuttal, response or clarifying statements by the staff and the applicant.  

E. The evidentiary portion of the public hearing shall be closed and the hearing body shall deliberate on 
the matter before it.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.10.250 Procedures for closed record hearings and appeals. 

Closed record hearings on planning commission appeals shall be conducted in accordance with the city 
council's rules of procedure and shall serve to provide argument and guidance for the body's decision. Closed 
record hearings shall be conducted generally as provided for other public hearings. Except as provided in Section 
19.10.270 of this code, no new evidence or testimony shall be given or received. The parties to an appeal of a 
planning commission decision may submit timely written statements or arguments.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.10.260 Reconsideration. 

A party of record at a public hearing or closed record appeal may seek reconsideration only of a final decision 
by filing a written request for reconsideration with the administrator within five calendar days of the oral 
announcement of the final decision. The request shall comply with Section 19.10.310(B) of this code. The council 
or hearing body shall consider the request at its next regularly scheduled meeting, without public comment or 
argument by the party filing the request. If the request is denied, the previous action shall become final. If the 
request is granted, the council or hearing body may immediately revise and reissue its decision or may call for 
argument in accordance with the procedures for closed record appeals. Reconsideration should be granted only 
when an obvious legal error has occurred or a material factual issue has been overlooked that would change the 
previous decision.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 
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19.10.270 Remand. 

In the event the city council determines that the public hearing record, the record on appeal as applicable, 
are insufficient or otherwise flawed, the council may remand the matter back to the planning commission or 
administrator, as applicable, to correct the deficiencies. The council shall specify the items or issues to be 
considered and the time frame for completing the additional work.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.10.280 Final decision—Exclusions to one hundred twenty-day deadline. 

A. Time. The final decision on a development proposal shall be made within one hundred twenty calendar days 
from the date of the determination of completeness. In determining the number of calendar days that have 
elapsed after the determination of completeness, the following periods shall be excluded:  

1. Any time needed to amend the White Salmon comprehensive plan or development regulations;  

2. Pursuant to Section 19.10.110(F) of this code, any time required to correct plans, perform studies or 
provide additional information; provided, that within fourteen calendar days of receiving the requested 
additional information, the administrator shall determine whether the information is adequate to 
resume the project review;  

3. Pursuant to Section 19.10.110(G) of this code, substantial project revision(s) made or requested by an 
applicant, in which case the one hundred twenty calendar days will be calculated from the time that 
the city determines the revised application to be complete and issues a new determination of 
completeness in accordance with Section 19.10.110(A) of this code;  

4. All time required for the preparation and review of an environmental impact statement;  

5. Any time needed to process an application for projects involving the siting of an essential public 
facility;  

6. An extension of time mutually agreed upon by the city and the applicant;  

7. Any remand to the planning commission.  

B. Effective Date. The final decision of the council or hearing body shall be effective on the date stated in the 
decision, motion, resolution, or ordinance; provided, that the appeal periods shall be calculated from the 
date of issuance of the land use decision, as provided in the Land Use Petition Act, Chapter 36.70C RCW. For 
the purposes of this chapter, the date on which a land use decision is issued is:  

1. Three days after a written decision is mailed by the city or, if not mailed, the date on which the city 
provides notice that a written decision is publicly available;  

2. If the land use decision is made by ordinance or resolution by the city council sitting in a quasi-judicial 
capacity, the date the city council passes the ordinance or resolution; or  

3. If neither subsection (B)(1) nor (2) of this section applies, the date the decision is entered into the 
public record.  

C. Notice of Decision. Upon issuance of the final decision, administrator shall mail or hand deliver a copy of the 
final decision to the applicant, any persons who have filed a written request for a copy of the decision, and to 
all persons who submitted substantive written comments on the application. The notice of decision shall 
include a statement of the threshold determination made under Chapter 18.20 (Environmental 
Protection/SEPA Review) of this code and the procedures for an appeal (if any) of the permit decision or 
recommendation.  
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D. Notice of Delayed Decision. If the city is unable to issue its final decision within the time limits provided in 
this chapter, the city will provide written notice of this fact to the applicant. The notice shall contain a 
statement of reasons why the time limits have not been met and an estimated date for issuance of the final 
decision.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

ARTICLE V APPEALS 

19.10.290 Appeal of administrative interpretations and approvals (Type I-A and I-B). 

Administrative interpretations may be appealed, by applicants or parties of record, to the planning 
commission. Type I-A approvals may be appealed to the planning commission in accordance with Section 
19.10.200. The decision is final on the date issued and no notice of the decision is required. Type I-B approvals may 
be appealed to the planning commission in accordance with Section 19.10.210 Administrative approvals subject to 
notice (Type I-B) of this title.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.10.300 Appeal of planning commission decisions (Type II)—Standing to appeal. 

Planning commission decisions may be appealed by parties of record from the open record hearing to the 
city council. "Parties of record" include: the land use permit applicant; persons who have testified at the open 
record hearing; and any persons who have submitted written comments concerning the application that forms 
part of the public record that is considered at the open record hearing (excluding persons who only signed 
petitions or mechanically produced form letters).  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.10.310 Appeals—Procedure. 

A. Filing. Every appeal of an administrative decision, as well as planning commission decisions, shall be filed 
with the administrator within thirty calendar days after the date of the recommendation or decision of the 
matter being appealed; provided, however, appeals of Type II decisions shall be filed within the time periods 
set forth in Section 19.10.210 of this code (thirty calendar days) and SEPA appeals shall be filed in accordance 
with Chapter 18.20 (Environmental Protection/SEPA Review) of this code (ten calendar days). A notice of 
appeal shall be delivered to City Hall by mail or personal delivery, and must be received by five o'clock p.m. 
on the last business day of the appeal period, with the required appeal fee.  

B. Contents. The notice of appeal shall contain a concise statement identifying:  

1. The decision being appealed;  

2. The name and address of the appellant and his or her interest(s) in the matter;  

3. The specific reasons why the appellant believes the decision to be wrong. The appellant shall bear the 
burden of proving the decision was wrong;  

4. The desired outcome or changes to the decision; and  

5. The Appeal Fee. All requests for reconsideration filed pursuant to Section 19.10.260 of this code shall 
contain all information required in this section.  
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C. Any notice of appeal not in full compliance with this section shall not be considered, and the appellant shall 
be so notified.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.10.320 Judicial appeal. 

A. Appeals from the final decision of the city council and appeals from any other final decisions specifically 
authorized (subject to timely exhaustion of all administrative remedies) shall be made to Superior Court 
within twenty-one calendar days of the date the decision or action became final, as defined in Section 
19.10.280(B) of this code, unless another time period is established by state law or local ordinance. All 
appeals must conform with procedures set forth in Chapter 36.70C RCW.  

B. Notice of the appeal and any other pleadings required to be filed with the court shall be served on the city 
clerk, and all persons identified in RCW 36.70C.040, within the applicable time period. This requirement is 
jurisdictional.  

C. The cost of transcribing and preparing all records ordered certified by the court or desired by the appellant 
for such appeal shall be borne by the appellant. Prior to the preparation of any records, the appellant shall 
post with the city clerk an advance fee deposit in the amount specified by the city clerk. Any overage will be 
promptly returned to the appellant.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.10.330 Effective date—Severability. 

A. Effective Date. This chapter shall be effective on December 1, 2012; provided, however, all complete land 
development applications meeting all requirements of the White Salmon Municipal Code filed on or after 
December 1, 2012 shall be subject to the requirement of a single, consolidated open record public hearing, 
including the requirements set forth in Sections 19.10.200 through 19.10.320 of this code.  

B. Conflict with Other Procedures. In the event of a conflict in project application and/or public hearing 
procedures found elsewhere in the White Salmon Municipal Code or found in the White Salmon shoreline 
master program, and the requirements of this chapter, the requirements and procedures set forth in this 
chapter shall prevail.  

C. Severability. If any clause, sentence, paragraph, section or part of this chapter or its application to any 
person or circumstance is held to be invalid or unconstitutional by a court of competent jurisdiction, such 
order or judgment shall not affect the validity or constitutionality of the remainder of any part of this 
chapter. To this end, the provisions of each clause, sentence, paragraph, section or part of this law are 
declared severable.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.10.340 Land development permit and appeal fees. 

Land use permit and appeal fees are set in Chapter 3.36 WSMC.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 
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Chapter 19.20 COMPREHENSIVE PLAN AND DEVELOPMENT REGULATION 

AMENDMENTS 

19.20.010 Purpose and definitions. 

A. Purpose. The purpose of this chapter is to establish the type of action, procedures for suggesting 
amendments, and to encourage public participation for comprehensive plan, subarea plan, and development 
regulation amendments.  

B. Definitions. The following definitions shall apply throughout this chapter:  

1. "Comprehensive land use plan" or "comprehensive plan" means a generalized coordinated land use 
policy statement of the city of White Salmon that is adopted pursuant to RCW 35A.63.  

2. "Development regulation" means the controls placed on development or land use activities by the city, 
including, but not limited to, zoning ordinances, critical areas ordinances, shoreline master programs, 
official controls, planned unit development ordinances, and land division ordinances together with any 
amendments thereto. A development regulation does not include a decision to approve a project 
permit application, even though the decision may be expressed in a resolution or ordinance of the city 
council.  

3. "Subarea plan" means a section of the comprehensive plan which contains specific policies, guidelines, 
and criteria adopted by the council to guide land development, transportation facilities, community 
facilities, infrastructure, and capital improvement decisions within specific subareas of the city. The 
subareas of the city shall consist of natural homogenous communities, distinctive geographic areas, or 
other districts having unified interest.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.20.020 Type of action. 

An amendment to the comprehensive plan, a subarea plan, or the development regulations is a Type V 
(legislative) action and shall be considered in accordance with the procedures for such actions as set forth in this 
chapter. Criteria and considerations for amendments to the comprehensive plan are listed in the plan.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.20.030 Application. 

A. An amendment to the comprehensive plan, a subarea plan, or the development regulations may be initiated 
by the city council, planning commission, planning administrator, or an owner(s) of real property within the 
city.  

B. An application made by a private party for a comprehensive plan, subarea plan, or development regulation 
amendment shall contain the following:  

1. Name, address and telephone number of the person(s) suggesting the amendment;  

2. Citation of the specific text, map, or other illustration suggested to be amended;  
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3. The suggested amendment such as the proposed amendatory language, if applicable, with new 
language underlined and language proposed for deletion in strikeout;  

4. A statement of how the amendment is in the public interest;  

5. In the case of an amendment to the development regulations, a statement of how the amendment 
complies with the comprehensive plan;  

6. In the case of an amendment to the comprehensive land use plan map, a statement explaining how the 
subject parcels are physically suitable for the requested land use designation(s) and the anticipated 
land use development(s), including, but not limited to, access, provision of utilities, compatibility with 
neighboring land uses, and absence of physical constraints, and all materials specified in Chapter 
17.88.040;  

7. Any additional information deemed reasonably necessary by the administrator to evaluate the 
proposed amendment; and  

8. Application fee(s) as established in Chapter 3.36 Land Use of Title 3 Revenue and Finance, WSMC.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.20.040 Timing and process for consideration of suggested amendments. 

A. Comprehensive plan and subarea plan amendments (text and map) shall be considered once annually. All 
amendments requested by the city or private parties shall be reviewed concurrently to ensure that the 
integrity of the comprehensive plan or subarea plan is preserved. All plan amendments are to be provided in 
writing and are to be submitted no later than December 31st of every year. Plan amendments shall be 
considered by the planning commission no later than April 30th of the following year and by the city council 
within sixty days of receipt of the recommended amendments.  

B. Development regulation amendments may be initiated at any time.  

C. The planning commission shall make recommendations to the city council on all comprehensive plan 
matters, including amendments to the plan text and map, development regulations, and subarea plans.  

D. Suggested amendments shall be considered by the city council or planning commission, in duly advertised 
public hearings, public meetings, workshops, and other settings as warranted to ensure that each suggested 
amendment is thoroughly deliberated. Continued hearings may be held at the discretion of the city but no 
additional notices need be published.  

E. Upon completion of the hearing or hearings on amendments to the comprehensive plan or subarea plan, the 
planning commission shall transmit a copy of its recommendations to the legislative body through the 
planning administrator, who shall acknowledge receipt thereof and direct the clerk to certify thereon the 
date of receipt.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.20.050 Public participation. 

A. The public shall be made aware of the opportunity to suggest plan amendments and to comment on 
suggested amendments through methods including, but not limited to, direct mailings, newsletter and 
newspaper articles, legal advertisements, and notices posted in public places.  

B. At least one public hearing shall be held on any proposed amendment. Public notice requirements shall be as 
set forth in Sections 19.10.150 through 19.10.190 of the preceding chapter.  

70



 

 

 
    Created: 2021-09-08 12:21:44 [EST] 

(Supp. No. 23) 

 
Page 25 of 26 

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.20.060 Criteria for approval. 

In order for an amendment to be approved, the council must find that:  

A. The suggested amendment is in the public interest;  

B. The suggested amendment is consistent with the provisions of the White Salmon comprehensive land 
use plan;  

C. In the case of an amendment to the comprehensive land use plan map, the subject parcels are 
physically suitable for the requested land use designation(s) and the anticipated land use 
development(s), including, but not limited to, access, provision of utilities, compatibility with 
neighboring land uses, and absence of physical constraints; and  

D. The suggested amendment addresses a need which was improperly or inadequately addressed by the 
present text or map.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.20.070 Council action. 

A. For comprehensive plan and subarea plan amendments, the city council shall consider a recommended 
amendment within sixty days of its receipt.  

B. After considering any recommendations and public comments, the council shall approve, approve with 
modifications, disapprove, or remand the proposed amendment to the planning commission for further 
proceedings based on the criteria required by this chapter and any other applicable provisions. If the city 
council remands the proposed amendment, it shall specify the time in which the planning commission shall 
report back to the city council its findings and recommendations on matters referred to it.  

C. Any amendment to the comprehensive plan or a subarea plan shall be adopted by resolution. An affirmative 
vote of not less than a majority of the total members of the city council shall be required for adoption of a 
resolution to amend the comprehensive plan.  

D. Any amendment to the development regulations shall be adopted by ordinance. [An] affirmative vote of not 
less than a majority of the total members of the city council shall be required for adoption of an ordinance.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 

19.20.080 Denial of suggested amendments. 

When a suggested amendment to the comprehensive plan, a subarea plan, or development regulations is 
denied, the same amendment shall not be considered again for a period of at least one year, unless the city council 
determines that the amendment meets one of the two following criteria:  

A. The amendment is essential to allow the siting of an employer who will bring more than twenty-five 
jobs into the community within one year; or  

B. The city council declares a state of emergency and adopts findings which clearly demonstrate that the 
amendment is essential to preserve or promote the general health, safety, or welfare of the city and/or 
its residents.  

(Ord. No. 2012-11-907, § 1, 11-26-2012) 
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Chapter 17.81 SITE AND BUILDING PLAN REVIEW 

17.81.010 Definitions. 

As used in this chapter, the following terms are defined:  

A. "Existing use" means that use, or uses, to which a parcel of land is currently subject, or has been 
subject within two years of the proposal. A lot may have more than one "existing use."  

B. "Improvement" means addition to a site such as, but not limited to, utility lines, roadways, walkways, 
drainage devices, paving, grading and/or excavating which changes the natural topography of the site.  

C. "Modified proposal" means an amended proposal showing modifications which directly address the 
reasons for its original rejection.  

D. "Normal maintenance or repair" means that work which is necessary or intended to maintain a 
structure at the same level of soundness, livability and appearance that it originally held.  

E. "Significant change in use of site" means one which creates a change or increase in usage of city 
utilities, or would cause a different pattern or amount of public use of the structure, available parking 
or traffic, or increase sources of public nuisance factors.  

F. "Substantial change of appearance of a structure" means modification of the structure's profile 
(elevation) or footprint that increases the height or width or length of the structure's profile by more 
than four feet or increases the structure's footprint by more than one hundred twenty square feet, 
(Ord. 710 § 005, 1994).  

(Ord. No. 2012-11-905, 11-26-2012) 

17.81.020 Purpose. 

The purpose of a site plan review is to ensure:  

A. That all new development is in accordance with applicable standards and regulations;  

B. Compatibility is achieved between new developments, existing uses and future developments;  

C. That development proposals will comply with density requirements and design standards which have 
been adopted for applicable zoning district(s); with environmental requirements; and with standards of 
public safety;  

D. Opportunity for public awareness of new development proposals and opportunities for public 
comment are provided when discretion is exercised in a site plan review.  

(Ord. No. 2012-11-905, 11-26-2012) 

17.81.030 Title. 

The planning commission is designated as the site plan review committee. The site plan review committee 
reviews for site plans referred to the committee as a Type II project review per Chapter 19.10.230. The city council 
is designated as the site plan review committee for site plans referred to the committee as a Type III project review 
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per Chapter 19.10.230.  The planning administrator shall decide site plan review for applications specified in 
Section 17.81.060.  

(Ord. No. 2012-11-905, 11-26-2012) 

17.81.040 When required. 

Site plan review and approval shall be required prior to:  

A. Site preparation, e.g., grading, or construction of improvements;  

B. A significant change in use of a building or other structure;  

C. Construction of any new building or structure;  

D. Remodeling of an existing building, structure, roadway and parking area within the city; or  

E. Significant change in use of a site.  

Exceptions.  

1. All single family uses permitted in RL, and R-1, R-2, and R-3 zones;  

2. Minor construction which does not substantially change the appearance of the structure such as:  

a. Normal maintenance or repair;  

b. Construction such as roof or siding replacement  

3. Changes in the use of an existing building from one permitted use to another. At the discretion of 
the staff, a site plan review may be waived if the overall character or use of the site is not 
significantly altered by the change in use and anticipated impact of the use does not alter 
applicable standards.  

The provisions of this chapter shall apply equally to public and private projects or proposals, except that city 
projects shall be exempt from the fee requirements.  

(Ord. No. 2012-11-905, 11-26-2012) 

17.81.050 Application. 

The application shall consist of a project description, a site plan, a preliminary building plan, an 
environmental checklist, if applicable, and a filing fee. The site plan and preliminary building plan shall be 
submitted as originals plus four copies. Additional copies may be requested if needed.  

A. Project Description. Shall be a brief description of the development proposal, including the following:  

1. Names, addresses and phone numbers of owner, developer and architect or engineer;  

2. Proposed use of the land and building: Nature of the business or activity;  

3. Existing uses of neighboring lands within two hundred feet of the site;  

4. Estimated number of employees at full employment;  

5. Estimated number of customers/visitors, describing variations that may occur due to season, etc.;  

6. Number and type of deliveries and delivery vehicles;  

7. Type of waste and manner of storage and removal;  

75



 

 

 
    Created: 2021-09-08 12:21:40 [EST] 

(Supp. No. 23) 

 
Page 3 of 6 

8. Utilities and volume of use expected;  

9. Nuisance aspects, such as noise, smoke, odors, etc.;  

10. Hazardous aspects, such as chemicals, heavy metals;  

11. Estimated dates of construction start and completion;  

12. Legal description of the lot or lots; and  

13. Estimated cost of project.  

B. Site Plan. Shall be a detailed drawing or drawings containing the following information:  

1. Name of owner, developer and architect or engineer;  

2. North arrow, scale and title of proposed project;  

3. Complete lot or lots, legal boundaries and markers;  

4. All existing and proposed buildings and structures showing outside limits and dimensions;  

5. Proposed site drainage plan;  

6. Existing and proposed utilities;  

7. Elevation contours every two feet, or at staff discretion, including maximum extent of grading.  

NOTE: a grading and erosion control plan may also be required at discretion of city staff;  

8. Location and design of signs;  

9. Refuse storage areas with screening provisions;  

10. Landscaping;  

11. Sufficient clear space on the face of the plan to accommodate the city stamp, in event of approval 
(three inches by three inches);  

12. All existing and proposed means of vehicular and pedestrian ingress and egress to and from the site 
and structures, the size and location of driveways, streets, roads, curbs, parking lots and pedestrian 
pathways and sidewalks, and bike paths;  

13. Natural features;  

14. Fences, light poles, and exterior light fixtures.  

C. Building Plan.  

1. Preliminary floor plans, elevations and descriptive sections of all proposed buildings and structures. 
Materials and finishes shall be indicated. The preliminary plans shall be sufficiently detailed to show 
the size, shape, uses and character of the intended buildings and structures.  

Note: Complete and detailed plans and specifications for all proposed buildings and structures shall be submitted 
to the city building official at the time of applying for building permits for the approved proposal or portion 
thereof.  

D. Environmental checklist, unless the proposed project is exempt under SEPA Rules, an environmental 
checklist must be completed and submitted to the city along with the applicable fee. This fee is 
nonrefundable.  

E. Other Permits. Final approval of the site and building plan review will be contingent upon issuance of any 
other applicable environmental permits, such as shorelines, hydraulics, septic tank and water quality 
permits.  
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F. Filing Fee. An application fee as set forth in Chapter 3.3[6] of this code for site plan review is required at the 
time of submittal of the proposal.  

(Ord. No. 2012-11-905, 11-26-2012) 

17.81.060 Review process. 

A. An application for a site and building plan review may shall be processed according to Type I-b by the 
Planning Administrator or their designee after a determination  landregarding land use decisions established 
in Chapter 19.10, Land Use Administrative Procedures for projects that the following:  

1. Comply with the permitted uses for the subject zone district Site preparation, e.g., grading, or 
construction of improvements; 

2. Do not include a use classified as a use permitted subject to site plan review Remodeling of an existing 
building, structure, roadway and parking area within the city; and  

3. Clearly require no modification or alteration of applicable standardsShort plat subdivisions in 
residential zones. 

The Planning Administrator or their designee may choose to elevate an application to Type II review before 
the Planning Commission, or Type III review before the city council at their discretion.  

B. An application for a site and building plan review shall be processed according to Type II land use decisions 
established in Chapter 19.[10], Land Use Administrative Procedures for projects that include:  

1. Include a use classified as a use permitted subject to standards and/or site plan review; A significant 
change in use of a building or other structure; 

2. Construction of any new building or structure less than or equal to 10,000 square feet Gross Floor 
Area; 

3. Short plat subdivision in a Commercial zone;  

4. Significant change in use of a site; or  

5. Include a use classified as a conditional use in its zone district. 

The Planning Administrator or their designee may choose to elevate an application to Type III review before 
the city council at their discretion. 

C. An application for a site and building plan review shall be processed according to Type III land use decisions 
established in Chapter 19.[10], Land Use Administrative Procedures for projects that include:  

1. Construction of any new building or structure greater than 10,000 square feet Gross Floor Area;  

2. Involve a Planned Unit Development (PUD) or other review process triggering the need for a binding 
site plan;   

3. Requiring a change in zone;   

DC. In addition to review under all requirements of Chapter [19.10], based on comments from city departments 
and applicable agencies, the city shall review the proposal subject to the criteria contained in this chapter, 
and shall approve any such proposal only when consistent with all of the provisions of this chapter.  

ED. Amendment of Site Plan. A site plan approved by the city may be amended by the same procedures provided 
under this chapter for original plan approval. The fee may be waived for amendments submitted within one 
year of the date of approval on the original site plan and for relatively minor new work including, but not 
limited to work such as, a fence, refuse enclosure, or other minor changes. If a building permit has been 
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issued for an approved project, an amended site plan shall require a new building permit unless waived by 
the building official, (Ord. 839 § 3, 2003: Ord. 710 § 040, 1994).  

(Ord. No. 2012-11-905, 11-26-2012) 

17.81.070 Optional phased development plan. 

A. Whenever a planned use of land is to be implemented in phases over a period of years, the applicant shall 
request review and approval of the phased development plan.  

B. In the case of a phased development, each phase shall be subject separately to the two year performance 
standard provided in Section 17.81.090 unless a modified time frame is expressly stated in the land use 
decision approving the project. The starting and completion dates of each phase shall be stated in the 
application, (Ord. 710 § 050, 1994).  

(Ord. No. 2012-11-905, 11-26-2012) 

17.81.090 Expiration of approval. 

The approval of a site and building plan shall be revoked and nullified if within two years of the date the city 
approved the plan, construction has not been started or is not substantially completed, (Ord. 710 § 070, 1994).  

(Ord. No. 2012-11-905, 11-26-2012) 

17.81.100 Extension of approval. 

The approval of a site plan may be extended for another year provided that:  

A. Within the initial two year approval period, the applicant requests in writing a time extension, stating 
his reasons for the extension request; and  

B. No change has been made in the plan; and  

C. No significant change has been made to the standards and criteria applicable to the proposed 
application since its original submittal; and  

C. A fee may be charged by the city in accordance with the city fee schedule at the time extension is 
made.  

(Ord. No. 2012-11-905, 11-26-2012) 

17.81.110 Approved site plan is binding—Penalty. 

A. Any development or use which fails to conform to the approved plan shall be a violation of this chapter 
punishable as provided in [Chapter] 17.92, below. Upon verification by the city building official that 
development has proceeded or a use or structure has been altered in a manner so as not to conform to the 
finally approved and signed plan, he shall issue and enforce a stop-work order halting any and all 
construction on a lot, parcel, or tract of land and/or enforcement proceedings may begin.  

B. Any use of land which requires site and building plan review and approval as provided in this chapter, for 
which such review and approval is not obtained shall constitute a violation of this chapter. It shall be 
unlawful for any person, firm, or corporation to erect, construct, enlarge, alter, repair, move, improve, 
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remove, convert or demolish, equip, occupy, or maintain any building or structure in the city, or cause the 
same to be done, contrary to, or in violation of any of the provisions of this chapter.  

(Ord. No. 2012-11-905, 11-26-2012) 

17.81.120 Utility construction. 

The developer shall be responsible for construction of all utilities within the boundaries of the proposed 
development. Where connection with public infrastructure is planned the method and design of connection shall 
be approved prior to construction and will be subject to inspection while the point of connection is still easily 
visible.  

(Ord. No. 2012-11-905, 11-26-2012) 
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