
 

White Salmon Planning Commission Meeting 
A G E N D A  

April 12, 2023 – 5:30 PM 
119 NE Church and Via Zoom Teleconference 

 
Meeting ID: 639 706 8174 

Call in Number: 1 (253) 215-8782 US (Tacoma) 
 

Call to Order/Roll Call 

Public Comment 

Approval of Minutes 
1. Meeting Minutes - February 22, 2023 
2. Meeting Minutes - March 22, 2023 

Public Hearing 
3. Shoreline Master Program Periodic Review 

Joint meeting between the Planning Commission and Local Agencies to take testimony 
and discuss the Draft Shoreline Master Plan. The following link refers to the Notice of 
SEPA Comment Period (WS-SEPA-2023.002): https://bit.ly/3Mn08IU 
 
Comments can be submitted by mail to the City of White Salmon, PO Box 2139, White 
Salmon, WA 98672, or in person at City Hall, 100 N. Main St., White Salmon, WA 98672. 
E-mail correspondence should be sent to Erika  Castro Guzman at Erikac@ci.white-
salmon.wa.us. 

Adjournment 
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File Attachments for Item:
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CITY OF WHITE SALMON 
Planning Commission Meeting - Wednesday, February 22, 2023 

DRAFT 

  

COMMISSION AND ADMINISTRATIVE PERSONNEL PRESENT 

  Commission Members: 

Greg Hohensee, Chairman 

Ross Henry 

Michael Morneault 

Seth Gilchrist  

Tom Stevenson (Absent Excused) 

Staff: 

Jeff Broderick, City Land-Use Planner 

Erika Castro Guzman, City Associate Planner 

 

Planning Consultants: 

Alex Capron, Consultant Planner 

Alexandra Plumb, Consultant Planner 

Chelsey Benner, WA Dept of Ecology 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. No audience members attended in person nor by teleconference. 

 

PUBLIC COMMENT 
No written public comment or spoken testimony was made. 

 

DISCUSSION ITEMS 
1. Draft Shoreline Master Plan and Critical Area Ordinance 
 

The Land-use Planner, Jeff Broderick, introduced The Watershed Company and Washington 
Department of Ecology planners.  
 
The purpose of this presentation is to review the draft Shoreline Master Plan and Critical Area 
Ordinance, as to where it applies to the city land. The meeting’s goal is to provide background of 
the Shoreline Master Program (SMP) update, including project history; and provide an update on 
upcoming steps and status for separate City-wide critical area work.  
 

Where the Shoreline Master Plan primarily applies to lands within 200-ft of the Columbia River, 
the Critical Area Ordinance will identify all other waterway within city limits. The draft plan at this 
time is contains minor revisions, to assure consistency with State law. Dept of ecology must 
review the proposed amendments/edits prior the city council. The anticipate finish date is June 
2023. Recommended changes are required based on state law, if not accepted by the city it may 
extend the timeline, at this time there are no anticipate issues.  
 
Amendments include:  

1. Legislative amendments including:  
A. Exemptions 

 Forest Practices 
 Substantial Development (Exemption Cost Threshold) 

B. Exceptions 
 Add statutory exceptions section 

C. Shoreline Restoration Relief 
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 Setback reduction option for associated development 
D. Definitions 

 Development 
 Floodway 
 Nonconforming uses, structures, and lots 

E. Federal applicability 
2. Critical Areas Regulations in Shoreline Jurisdiction 

A. Ensure critical areas tract measures remain in-effect.  
B. Review existing wetland buffer requirements consistent with the 2018 guidance 

from the Washington State Department of Ecology 
 Reference up-to-date 2014 wetland rating system & minimization 

measures 
 Habitat corridor requirements 

C. Re-locate Heritage Tree section to zoning code. 
D. Add WDNR references seismic hazard area guidance 
E. Clarify buffer averaging requirements 

 

Anticipated timeline of key events: 

 Planning Commission Meeting — February 22, 2023 

 Joint Ecology/City Meeting Public Comment — Early March to Early April, 2023 

 Joint Ecology/City Meeting Public Hearing — March 22, 2023 

 Respond to Public Comments — April 2023 

 Submittal to Ecology for Initial Determination — April 2023 

 Local adoption of the SMP — June 2023 

 

ADJOURNMENT 

The meeting was adjourned at 6:32 p.m. 

 

Greg Hohensee, Chairman  Erika Castro Guzman, City Associate Planner 
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CITY OF WHITE SALMON 
Planning Commission Meeting – Wednesday March 22, 2023 

DARFT 

  

COMMISSION AND ADMINISTRATIVE PERSONNEL PRESENT 

  Commission Members: 

Greg Hohensee, Chairman 

Michael Morneault 

Seth Gilchrist  

Tom Stevenson 

Ross Henry 

Staff: 

Jeff Broderick, City Land-Use Planner 

Erika Castro Guzman, City Associate Planner 

Shawn MacPherson, City Attorney 

 
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. Seventy-five audience members attended in person and by teleconference. 

 

PUBLIC COMMENT 
Shelley Baxter, Inside City Limits 
Shelley Baxter encouraged City Planners to consider more bike stands. 

 
Gina Day, Inside City Limits 
Gina Day is a resident of White Salmon and is concerned about the lack of activities for children and adults to 
do when it's cold, wet and rainy. She is looking for an affordable and close activity, such as a roller skating rink, 
that can be used year round. 

 
Sherry Bousquet, Outside City Limits 
Sherry Bousquet stated that she is concerned with the direction the city is going. She has been living in Husum 
for five years and has watched the city be destroyed with ‘affordable’ housing that is not affordable. She is 
hoping that the Planning Commission will take this city seriously and consider what the city will look like and 
what the design is going to be. 
 
PUBLIC HEARING 
1. Proposed Residential Plan Unit Development 2023.001 
 

Public Hearing  
Greg Hohensee, the Chairman, opened the public hearing at 5:36 p.m. and read the Appearance of 
Fairness Doctrine to the planning commissioners for the public hearing; no conflict of interests or 
concerns arose.  

 
Staff Presentation  
The Land-use Planner, Jeff Broderick, presented the Residential Plan Unit Development report to the 
Planning Commission via PowerPoint Presentation. 
 

The applicant, Nancy White on behalf of White Salmon Main Street LLC, is requesting preliminary 

approval to divide one existing parcel into 31 residential parcels totaling 4.33 acres per the 

Klickitat County property tax search tool. Because the Applicant has chosen to subdivide this 
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property as a residential planned unit development (R-PUD), new lots within the subdivision may 

be smaller than what is normally allowed per City code. A review of R-PUD code is part of these 

findings and recommended decision.  

There will be new streets within the subdivision built to City standards for public streets. Water 

and sewer facilities are to be constructed within the subdivision and connected to City services. 

These facilities will be dedicated to the City, or respected local agencies, as part of the final plat 

process. Standards for these facilities are included in these findings and decision and the 

Development Agreement (that is being negotiated concurrently with this land use action).  

There is to be one public street taking access from North Main Street, a facility that is owned by 

Klickitat County at this location. That street is proposed to generally run from east to west to and 

through the subdivision. Within the subdivision, there will be a second street taking accessing the 

primary street generally running from north to south and then turning west to and through to the 

west end of the property.  

There is also a SEPA checklist (file WS-SEPA-2023-001) associated with this application.  

Staff’s Recommendation 

Move to recommend approval with (24) conditions set forth in the staff report to City Council, the 
preliminary plat of subdivision files WS-SUB-2023-001 and residential planned unit development WS-
R-PUD-2023-001. The planning commission finds the application is consistent with application code 
provisions and adopts the finding and conclusions as set forth. 

1) Prior to final plat, Applicant note size of property in square feet and acres on the site 

survey.   

2) Prior to final plat, Applicant shall provide plans that either allows for on-street parking or 

provides plans for how additional off-street parking shall be provided in sufficient 

quantities where on-street parking would not be necessary. If no on-street parking is 

provided, Staff shall require additional off-street parking beyond what would normally be 

required.   

3) Prior to final plat, Applicant shall establish a homeowner’s association meeting the 

standards of WSMC 17.75.040(D)(1) that is binding on all property owners within the 

proposed subdivision to maintain open space and easements associated with the open 

space or come to an agreement agreeable to the City about the maintenance and 

operation of this open space.  

4) Prior to final plat, Applicant shall provide plans indicating common area landscaping 

plans. 

5) Prior to commencing construction or grading, Applicant shall provide the City with plans 

for grading and recontouring that meet City standards and receive approval for such 

plans prior to grading or recontouring work.  

6) Prior to commencing construction or grading, Applicant shall provide the City with plans 

for grading and recontouring that meet City standards and receive approval for such 

plans prior to grading or recontouring work as well as make provisions for erosion control 

measures. 

7) If Applicant installs or constructs outdoor lighting/street lights, Applicant shall comply 

with the standards found in WSMC 8.40-Outdoor Lighting.  
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8) Prior to commencing construction or grading, Applicant shall provide the City with plans 

for grading and recontouring that meet City standards and receive approval for such 

plans prior to grading or recontouring work as well as make provisions for erosion control 

measures. 

9) Applicant shall make improvements and apply for final plat approval within five years of 

the date of preliminary plat approval. 

10) Prior to final plat, a development agreement shall be finalized and approved by City 

Council and shall include financial guarantees or provision of a performance bond(s) as 

necessary. 

11) Applicant shall record the final plat within 60 days of obtaining final plat approval from 

the City Council and all signatures are affixed to the completed mylar plans. 

12) Prior to final plat, Applicant shall clearly note on plat maps what is to be dedicated and 

where the dedicated infrastructure is located, including dimensions, capacity of pipes 

and materials used as well as provide as-built drawings. 

13) Prior to final plat, Applicant shall, at least two weeks prior to filing a final plat, supply the 

council and the administrator with copies of the grantee organization articles of 

incorporation and bylaws, and with evidence of the conveyance or a binding 

commitment to convey meeting the criteria set forth above. 

14) Prior to final plat, Applicant shall not on final plat map the easement granting the ability 

to construct, operate and maintain the booster pump station proposed to be located at 

the southeast corner of subject property and adjacent to N. Main Street. If City and 

Applicant agree, Applicant may also dedicate the land needed for the booster pump 

station to the City as part of the final plat process. 

15) Applicant shall alter the stormwater bioswale as necessary based on final design plans for 

the booster pump station. 

16) Prior to final plat and as part of general public improvements, Applicant shall install a fire 

hydrant at the southwest quadrant of the Street A and Street B intersection. This hydrant 

shall meet City standards of the City and Applicant to verify sufficient water flow for 

hydrant to be usable.    

17) Prior to final plat Applicant shall work with Klickitat County to assure access to N. Main 

Street and work to resolve the issues presented in WSMC 16.45.030(A)(1).  

18) Assuming the street network on the property immediately to the west of subject 

property is not built out, Applicant shall at all times maintain a way to allow for 

emergency vehicle turnaround maneuvering per the Fire Chief’s memorandum (Exhibit K) 

and shall indicate on final plat map what parcels are reserved for hammerhead 

turnarounds or an agreement with the property owner to the west of subject property 

that allows for a road that creates a loop between Street A and Street B until such time 

the road network to the west allows for emergency vehicle turnaround or egress. Any 

agreements for access shall be indicated on the final plat map and recorded with Klickitat 

County.   

8



City of White Salmon     Draft 

Planning Commission Minutes – March 22, 2023 

Page 4 of 12 

19) Applicant shall construct water and sewer improvements to City standards and shall be 

inspected by the City prior to acceptance, dedication to the City and final plat. 

20) Prior to final plat and acceptance of public improvements, Applicant shall demonstrate 

compliance with the provisions of WSMC 16.45.100. 

21) Prior to issuance of development permits, each proposed residential project shall 

demonstrate compliance with the require to provide all utility connections underground 

and all utility infrastructure within the subdivision on both proposed public right of way 

and on private property shall be underground.   

22) Prior to final plat, Applicant shall provide stormwater plans to include capacity 

calculations and exact dimensions of the stormwater pond/bioswale. 

23) Prior to final plat, Applicant shall provide a plat map indicating location, size and 

dimensions of the pump station facility. These dimensions may be obtained from the 

City’s engineering consultant designing this project. 

24) Prior to final plat, Applicant shall establish monuments in accordance with the standards 

of WSMC 16.55.040. 

25) to final plat, Applicant shall demarcate all lots and tracts per the standards in WSMC 

16.55.050. 

26) Prior to final plat, Applicant shall name the streets the comprise the internal subdivision 

street network or work with the City to establish street names. 

27) Prior to final plat, Applicant shall provide to the City any restrictive covenants and/or 

HOA CCR documents related to this subdivision.   

28) Prior to final plat, Applicant shall provide final plat map(s) meeting all the standards, 

criteria and required information of WSMC 16.60.020 

29) Prior to final plat, Applicant shall construct required improvements per the Public Works 

Memorandum (Exhibit C) 

30) Prior to final plat, Applicant shall demonstrate proposed streets meet the standards set 

forth in the Public Works Memorandum, City street construction standards and the 

Development Agreement as approved by City Council and then construct streets to these 

standards prior to acceptance by the City. Streets shall include on-street public parking 

amounts acceptable to the City. 

31) Prior to final plat, Applicant shall note all heritage trees on the final plat map and include 

any required buffers in addition to the heritage tree dripline.  Additional compliance with 

tree buffers shall be reviewed at the time of building permit or additional land use action 

review applications are received. 

32) Prior to final plat, Applicant shall include a notice meeting the standards of WSMC 

18.10.119 on the final plat map. 

33) Heritage trees identified on Lots 27 and 28 on the preliminary plat map shall appear on 

the final plat map and shall be identified as heritage trees on the final plat map. 

34) Applicant shall include the above dedication easement statement on the final plat map. 
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Applicant Presentation  
The applicant, Nancy White, owner of White Salmon Main Street LLS, stated that she is a member of 
the community and has a business in Bingen that employs 80 people. She said she has spent a lot of 
time in the area and is familiar with the traffic and the way the parcel sits in the community. White 
emphasized that last week, Governor Inslee noted that there is a need for over 1,000,000 affordable 
housing units to address the current needs of the state. Nancy White stated that the lack of housing is 
a major issue in the gorge. She said that the R-PUD includes 10 lots for this cause and the city has 
assured the developer that covenants will be built into the parcels to ensure affordability and that 
additional grants will be available to build and offer affordable housing. She added that the water 
pumping station would be dedicated to the city. She summarized that the concerns for having enough 
water pressure are legitimate, and Spring Street is dangerous for pedestrians. She said her engineer is 
designing the streets in a way that creates a safe crossing and are committed to working that aspect 
out as she anticipates to know more about what traffic requirements are expected. Nancy highlighted 
that the city planners have reviewed the application and did not see anything that would concern 
them about moving forward and she and her engineer feel like they can comply with the outlined 
conditions. 

 
Public Comment 
Chairman Greg Hohensee opened the public comment portion of the public hearing at 6:25 PM. 
 
Written Testimony 
Chairman Hohensee entered into the record 19 written public comments, that was distributed to the 
Commissioners prior to the meeting (on Wednesday, March 22, 3:24 PM PT via email) and has been 
reviewed as part of the record and deliberation.  
 
The record included 13 Proponent, 4 Opponent and 2 Unstated positions: 

Comment Date Time Name Position 

1 Thursday, March 16, 2023 1:52:00 PM David White Proponent 

2 Thursday, March 16, 2023 2:19:00 PM Leslie Naramore Proponent 

3 Friday, March 17, 2023 8:24:00 AM Peter Wright Unknown 

4 Friday, March 17, 2023 9:51:00 AM Audrey Lemley Opponent 

5 Friday, March 17, 2023 12:35:00 PM Joanna Turner Proponent 

6 Monday, March 20, 2023 5:02:00 PM Charlie Guthrie Proponent 

7 Monday, March 20, 2023 5:37:00 PM Cheryl Park Proponent 

8 Monday, March 20, 2023 11:51:00 AM Tonya Colson Opponent 

9 Tuesday, March 21, 2023 12:30:00 PM John Colson Opponent 

10 Wednesday, March 22, 2023 7:02:00 AM Barbara Bailey Proponent 

11 Wednesday, March 22, 2023 9:01:00 AM Mike Rockwell Proponent 

12 Wednesday, March 22, 2023 10:40:00 AM Susan Svensson Unknown 

13 Wednesday, March 22, 2023 11:21:00 AM Patricia Arnold Proponent 

14 Wednesday, March 22, 2023 1:23:00 PM Jenn Sharp Proponent 

15 Wednesday, March 22, 2023 1:57:00 PM Patricia Arbogast Opponent 

16 Wednesday, March 22, 2023 2:40:00 PM Sasha Bentley Proponent 

17 Wednesday, March 22, 2023 2:52:00 PM David Roth Proponent 

18 Wednesday, March 22, 2023 2:59:00 PM Scott Clements Proponent 

19 Wednesday, March 22, 2023 4:30:00 PM Bernadette Williams Proponent 
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Spoken Testimony 
The record included 5 Proponent, 5 Opponent and 3 Unstated positions: 
 

Kevin Herman, Inside City Limits  Opponent 
Kevin Herman stated that he lives near the project site. He said he is not against someone doing with 
their property as they wish, but stated that it comes with restrictions. He is concerned about whether 
there is an actual criteria for how much noise is too much and normal noise after construction is 
done. He said he is not in agreement with 31 houses and $1,000,000 for low income housing, as he 
does not think any government entity should be in the business of trying to make affordable housing. 
Kevin shared that he remembers what happened to Tim's trailer park and assumes Spring Street 
mobile home park is falling apart. He wants to make sure that his city isn't engaging in affordable 
housing, as he believes that money could be better served for community improvements. 
 

Ray Klebba, Inside City Limits  Unknown 
Ray Klebba stated that his property abuts the proposed project site and he has concerns about the 
proposed small lots below 3,000 square feet. He believes that larger lots would allow for Accessory 
Dwelling Units (ADUs). He expressed concern that the city is given water and sewer connections for 
$1,000,000. He also believes that new low income units are being built in Hood River, OR. 
Furthermore, he stated that he is concerned about traffic and how people are going to get out of the 
area in case of an emergency. 
 

Kirby Erdely, Inside City Limits  Proponent 
Kirby Elderly said he commends the city for dedicating a third of the proposed lots to affordable 
housing. He believes that it is a great choice to partnership with a reputable and local housing agency 
to manage and ensure that the homes are built for truly affordability to the future buyers. Elderly 
believes this agreement will create a diversity in housing stock, allowing for alternatives to larger lot 
single family homes that are often cost prohibitive. Elderly expressed appreciation for the city's 
efforts towards affordable housing in White Salmon. 
 

Becky Williams, Inside City Limits  Proponent 
Becky Williams stated that she is a school district employee and that over the past five years, she has 
seen several families leave white salmon due to lack of housing. She stated that this has been 
heartbreaking as a teacher and parent to see those families leave. She said that increasing inventory 
and providing housing is essential for the school district to remain a vital part of the community. 
 

Joel Madsen, Inside City Limits  Proponent  
Executive Director, Mid-Columbia Housing Authority and Columbia Cascade Housing Corporation 
Joel Madsen stated he is representing Columbia Cascade Housing Corporation, an entity that focuses 
on diversity, equity and inclusion to address inequities and systemic biases. Single family zoning 
perpetuates inequity and undermines efficiency, but this PUD is a step in the right direction that helps 
diversify the city's housing stock. 
 

Shelley Baxter, Inside City Limits  Unknown 
Shelley Baxter stated that she lives near the proposed site and is happy to see 10 affordable units in 
White Salmon, but asks traffic concerns to be critically considered. She shared that according to the 
Federal Highway Administration and the Bureau of Transportation Statistics, each household has an 
average of 9.5 car trips a day (4 trips per person); mean 589 trips on and off Main Street a day for this 
development. 
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Cheryl O’Grady, Inside City Limits  Unknown 
Cheryl O'Grady stated she lives on Ingram Place, and she feels like she is taking her life in her hands 
when she makes a left (or right) turn to get out of her development. O’Grady believes it is 
unreasonable to approve any development without a proper traffic plan to handle the extra traffic. 
 

Mike Nelson, Inside City Limits  Opponent 
Mike Nelson stated that he lives near the project and is opposed to the gentrification of the region. 
He would support an apartment complex in the area, as it is a more reasonable and equitable 
approach given the median income and median home price. Nelson shared that his biggest issue is 
with the way the city got here originally. He said neighbors Shelley Baxter, Ray Klebba and Nancy 
White proposed the annexation, but when Baxter and Klebba tried to withdraw their support of the 
petition, Mayor Poucher said it was too late. Nelson stated that Mayor Marla Keethler has since 
brought back up the topic of fixing the condition of Spring Street, which is in extreme disrepair which 
he believes would be a better use of tax dollars and not waste money on this development that adds 
more traffic to the failing roads is just going to get worse. Mike Nelson thanked the council for their 
time and asked them not to allow the gentrification of the town. 
 

Gina Day, Inside City Limits  Opponent 
Gina Day stated that her concern is that her sewer and water doubled in January 2023, and she feels 
like her base fees are paying for the development improvements when she uses less than $5.00 worth 
of water. 
 

Geraldine Jacobs, Inside City Limits  Opponent  
Geraldine Jacobs said she lives directly downhill from the development and is concerned about the 
water draining into her yard. She stated that she attending the development neighborhood meeting 
to express the same concern and is not happy future water drainage problems for her property. 

Sherry Bousquet, Outside City Limits  Opponent 
Sherry Bousquet believes this development will harm neighbors and the aesthetics of the rural White 
Salmon. She also believes that affordable housing is a tax scam and money laundering, and that only  
developers profit. She questions why this meeting is being held, as it is presented as outright allowed 
but doesn’t understand why there are conditions. She believes that public services should be provided 
to U.S. Department of Housing and Urban Development's (HUD) people, and that they should not 
have to transport them, take care of their children, or give them medical care. Bousquet said she tired 
of hearing of funding cuts, but the government raising utilities and tax rates. She is concerned about 
the potential for a slum in the city of White and believes that this will lead to people living in slums, 
where they don't know their neighbors, lock their doors, and don't go out at night. She said she is 
tired of their taxes, their property tax, and their utilities. Bousquet said the planning commission 
should not want to start a slum in the city. 
 

Dorothy Herman, Inside City Limits  Opponent 
Dorothy Herman stated she is concerned about the water system and water pressure zone where the 
proposed development is located being inadequate to serve the proposed development. She believes 
that the city need to take a look at how we got here: by taking away affordable housing for people 
who work at Underwood Fruit, SDS, Thriftway and teaching jobs. She also believes that we need a 
trailer park to give the community affordable housing (better than the tents). She is against zoning 
and subdivision. 
 

Chris Heald, Outside City Limits  Proponent 
Director, Big Columbia River Land Trust Organization  
Chris Heald is the director at the Big River Community Land Trust Organization and is looking to create 
a Community Land Trust to provide affordable housing for people in the area. He explained that the 

12



City of White Salmon     Draft 

Planning Commission Minutes – March 22, 2023 

Page 8 of 12 

Land Trust would own the land and sell homes for $300,000 instead of the median price (of 650 or 
$700,000) in White Salmon. The Community Land Trust is a membership organization that allows 
homeowners to own their homes and gain equity in a controlled fashion; It is expected to last longer 
than the people currently operating it, and members have a 99 year lease on the land. He further 
discussed how members have the right to sell and gain equity through limited profit rules. Heald said 
it is a great model and he’s willing to promote it. 
 

Stephanie Porter, Outside City Limits  Proponent 
Stephanie Porter shared that she lives in Trout Lake, WA and works for the City of White Salmon. She 
stated that she was forced to move out of the city due to a lack of affordable housing. Porter said that 
although her family wouldn't qualify for HUD, they don't qualify to purchase a $700,000 home 
therefore appreciates the design of this project, because it will bring middle housing that is currently 
missing. 
 
Applicant Rebuttal 
The applicant, Nancy White on behalf of White Salmon Main Street LLC, had no further comments or 
rebuttal. 
 
Staff Rebuttal 
City Planner Jeff Broderick addressed several issues raised by speakers, such as stormwater runoff, 
infrastructure improvements, and water improvements. He noted that any additional development 
beyond a handful of homes in this part of town was going to trigger and push this issue. Staff further 
discussed the construction hours are designated to prevent people from constructing at certain times, 
allowable construction hours are 7 am to 7 pm, Monday – Friday per White Salmon Municipal Code 
8.05.030 - Exemptions. 
 
City Attorney Shawn MacPherson discussed the concept of competent evidence in a quasi-judicial 
determination. He noted that evidence related to alternative plans or other types of housing that 
should be considered instead of the proposed, traffic concerns, and a low income housing 
component. He stated that the development agreement is going to be considered at a later time. He 
also noted that the plan in front of them today is subject to the codes that are in effect when it was 
submitted and vested, and that the conditions of approval are designed to set forth those standards; 
once those conditions are met, including bonding requirements and other public improvements, the 
development will be set before the City Council, the hearings body associated with the final plan 
approval. 
 

Chairman Greg Hohensee close the public comment portion of the public hearing at 7:06 pm. 

Discussion 

The Planning Commission discussed the Residential Plan Unit Development proposal for tax parcel 
03111909100200, requesting a mix of residential use for the applicant's desires to eventually create 
31 lots. 

 

Commissioner Seth Gilchrist had no questions or clarification of the presentation or applicant. 

 

Commissioner Michael Morneault stated that his traffic study concern was that it did not reflect 
additional building directly west of the proposed development. Planner Broderick said that was 
correct as it can be assumed that the western property would create an access to NW Spring Street, in 
addition to the proposed street network as part of the Four Oaks subdivision. 
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Commissioner Morneault asked for clarification as the report mentions three access points to the 
West property, including “Street A” accessing Main Street and “Street B” at the western boundary. 
Planner Broderick explained that there is only one ingress egress point at N Main Street and that once 
the property develops, there will be two additional spots outside of this specific neighborhood into 
another neighborhood. Further discussed entailed that the development to the west would need to 
link to the street network as it exists by dedication of right-of-way not actions of condemnation. 

 

Commissioner Morneault further commented about the proposed bio swell, which is 10 feet deep 
and is part of the open space where he believes should be strictly for playgrounds, swimming pools, 
etc. He stated that he is not against having affordable housing, but suggests that there should be a 
more of a housing mix.  

 

Commissioner Tom Stevenson asked for clarification of fire hydrant and location requirements in the 
proposed development. Staff further discussed the limitations on development in the pressure zone 
due to an upper limit to what can be served for domestic water purposes and fire hydrants needing 
sufficient flow and pressure for fire safety. 

 

Commissioner Stevenson asked if the traffic generated within the four acre subdivision would enter N 
Main Street until further development to the west is built. Planner Broderick said yes. He stated that 
Klickitat County provided comments to the traffic study and are seeking additional information 
beyond the traffic memorandum developed by CDKS. 

 

Chairman Hohensee provides clarification to Commissioner Morneault that in any R-PUD, a minimum 
of 15% of the net development area must be established, maintained, and preserved as open space 
and community facilities. Planner Broderick explained that there are other descriptions of what could 
be included in open space, such as natural landscaping. He suggests revisiting future code changes to 
better specify what open space needs to be defined as being and what it should not be. Planner 
Broderick stated that as code is written, there is a fair amount of flexibility as to what open space 
actually is or how it can be interpreted. 

 

Commissioner Ross Henry asked if there would be any improvements to the current water tank 
storage tank on top of Strawberry Mountain to provide adequate water for the development. Interim 
Public Works Operations Manager Jeff Cooper explained that Spring Street is a 500,000 gallon 
reservoir and Strawberry Mountain is a 500,000 gallon reservoir; and Strawberry Mountain’s reservoir 
would be used to supply this development. He shared that Spring Street reservoir has been an issue in 
the past, but has worked with White Salmon’s School District to adjust their irrigation schedule and 
haven't had any issues for a couple years. Cooper added that that new pump station is going to be a 
great asset. 

 

Commissioner Henry asked staff to clarify the process of reviewing traffic studies. Planner Broderick 
answered that it is typically a condition that needs to be met, so there needs to be something 
installed or there are limits at which are set. He further discussed that it is an engineering firm that is 
engaged to do a study (of origin and destination of trips) to see where the traffic is actually going; 
then reviewed by the applicant’s engineer, City and Klickitat County to better understand the traffic 
pattern. Planner Broderick explained that N Main Street is still a county facility at the intersection of 
Main Street and Spring Street, just south of the proposed development. 

 

Commissioner Henry sought clarification that the City Council was the governing body that handled 
the annexation and made provisions for zoning. City Associate Planner Erika  Castro Guzman stated 
that in 2019 the City Council that discussed zoning of the proposed annexation, but not it’s 
subdivision potential.  
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City Attorney MacPherson discussed the purpose section of the RPUD process, which provides 
discretion to facilitate the efficient use of land and provide opportunities for permitting innovative 
and diversified living environments. He stated that the code also provides flexibility for applying 
provisions and requests, such as open space and access ways. He concludes that the purpose section 
provides a broader perspective of potential uses and flexibility for applying provisions and requests. 

 

Chairman Greg Hohensee clarified if the R-PUD can only have 31 primary residences. Planner 
Broderick stated that additional structures or accessory dwelling units (ADUs) would be difficult to 
impossible to add to the lots proposed and that standards for setbacks will be reviewed for 
compliance at the time a building permit is submitted. 

 

Chairman Hohensee asked for the dimensions of the proposed pump house. Interim Operations 
Manager Cooper confirmed it is 12’ by 16’ in size.  

 

Chairman Hohensee asked how many additional on street parking spaces would be expect to be 
created. Planner Broderick stated that the streets could accommodate for some parking, but have not 
been counted; furthermore confirming that each residence requires two parking spaces per code, 
which could be accomplished through a garage, carport or driveway. 

 

Commissioner Michael Morneault asked for clarification on the proposed water pump station. 
Planner Jeff Broderick stated that the city is not creating a special district for the public station, as it is 
part of a general interest to upgrade the entire water system. Commissioner Morneault said he 
believes it is an addition that does not serve the entire community, from a tax/utility payer point of 
view. 

 

Commissioner Ross Henry asked for clarification on density bonus and development or infrastructure 
agreement. Planner Broderick said that the City Council will consider and vote on the development 
agreement between the city and the developer regarding infrastructure costs at a future date. He said 
the developer is not requesting any density bonuses for the attainable housing, and there is a 20% 
density bonus simply because the property zoning is in the R1 Single-Family Residential District.  

 

Chairman Greg Hohensee explained that building setbacks may be modified in accordance with 
approval of a binding site plan, with exceptions such as the 10 foot set back on the backside of the 
property. He also clarifies that exterior density of the single and multifamily dwellings must meet 
setbacks and height limits required in the zone in which they are located, meaning the R1 Single-
Family zone with respect to the outside perimeter of the R PUD. City Attorney Shawn MacPherson 
and Applicant’s Engineer, Dustin Conroy from Pioneer Surveying and Engineering explained the 
concept of beveling and confirmed the exterior setbacks remain. 

 

Commissioner Seth Gilchrist asked City Attorney if the planning commission were allowed to impose 
conditions that are in excess of the city code that applies to the properties. City Attorney MacPherson 
explains that the PUD code states that the application can indicate the placement of accessory 
dwelling units. Planner Broderick explained that there were no specific structural proposals. 

 

Chairman Hohensee asked staff to clarify the density bonus. Planner Broderick clarified that the 
proposed R-PUD is not proposing using any density bonus; he stated that 31 lots is the maximum 
density and that the applicant could have requested with a 20% bonus, which the number of lots 
could have be increased to 37 or 38 lots. He noted that the density bonus comes from being located 
in the R1 Single-Family District 
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Commissioner Stevenson discussed the possibility of western lot exiting onto Main Street as he 
describes Spring Street narrow and steep. He advises the city council to look at roads adjacent to the 
development holistically and ahead of time to get a better product. He said that in regards to the 
pumping station, he would encourage the City Council to ask staff for more supporting information. 

 

Commissioners discussed underground utilities, including power, water, sewer, natural gas, and storm 
drainage. City Attorney Shawn MacPherson discussed the issue of upsizing pipes and trenches for 
future development. He stated that development agreements exist to build into the development 
standards, but they don't allow for additional impacts beyond the actual proportionality of what is 
proposed. 

 

Commission Seth Gilchrist shared that he is a father of a young family who has a hard time finding 
childcare and things for them to do in the winter. He believes that the people who are going to 
occupy these homes are a benefit to all of us. He also believes that the development is within walking 
distance of both all three schools and an easy travel distance of the grocery, and that this is an 
opportunity to reduce traffic in the community. 

 

Motion 
Moved by Michael Morneault. Seconded by Ross Henry.  
Move to recommend approval with conditions set forth in the staff report to City Council, the 
preliminary plat of subdivision files WS-SUB-2023-001 and residential planned unit development 
WS-RPUD-2023-001. The planning commission finds the application is consistent with application 
code provisions and adopts the finding and conclusions as set forth.  

 
Discussion 
Commissioners and the City Attorney discuss the possibility of the city council remanding back the 
motion recommendation the Planning Commission composed for further deliberation. Commissioner 
Ross Henry and City Attorney Shawn MacPherson discuss recommendations for the Council to 
consider during their process, such as considering Lot 21 as green space and not a developable lot. 
 
Vote 
MOTION CARRIED. 5–0.  
Morneault – Aye, Henry – Aye, Stevenson – Aye, Gilchrist – Aye, Hohensee – Aye. 
 
Chairman Hohensee closed the public hearing at 8:24 p.m. 
 

FINAL ANNOUNCEMENTS/REMARKS 
City Planner Jeff Broderick shared that the next Planning Commission meeting on April 12th to discuss 
the Shoreline Master Plan (SMP) and make amendments to the housing code. He further drew 
attention to a city flyer to sign up for electronic updates for the upcoming amendments to the 
housing code. 
 

Commissioner Ross Henry and Chairman Greg Hohensee discussed the importance of staying engaged 
in the process of the City of White Salmon. They encouraged everyone to sign up for e-mail alerts and 
stay involved in the process. Chairman Hohensee also encouraged people to send in an application 
and resume to the city if they were interested in being a member of the planning commission board. 

 

ADJOURNMENT 

The meeting was adjourned at 8:30 p.m. 
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File Attachments for Item:

3. Shoreline Master Program Periodic Review

Joint meeting between the Planning Commission and Local Agencies to discuss the Draft 

Shoreline Master Plan. The following link refers to the Notice of SEPA Comment Period (WS-

SEPA-2023.002): https://bit.ly/3Mn08IU

Comments can be submitted by mail to the City of White Salmon, PO Box 2139, White Salmon, 

WA 98672, or in person at City Hall, 100 N. Main St., White Salmon, WA 98672. E-mail 

correspondence should be sent to Erika  Castro Guzman at Erikac@ci.white-salmon.wa.us.
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SHORELINE MASTER PROGRAM PERIODIC REVIEW 

DRAFT White Salmon SMP Periodic Review Checklist  
This document is intended for use by counties, cities, and towns subject to the Shoreline 
Management Act (SMA) to conduct the “periodic review” of their Shoreline Master Programs 
(SMPs). This review is intended to keep SMPs current with amendments to state laws or rules, 
changes to local plans and regulations, and changes to address local circumstances, new 
information or improved data. The review is required under the SMA at RCW 90.58.080(4). 
Ecology’s rule outlining procedures for conducting these reviews is at WAC 173-26-090. 

This checklist summarizes amendments to state law, rules and applicable updated guidance 
adopted between 2007 and 2021 that may trigger the need for local SMP amendments during 
periodic reviews.  

How to use this checklist 
See the associated Periodic Review Checklist Guidance for a description of each item, relevant 
links, review considerations, and example language.  

At the beginning of the periodic review,  
• Use the review column to document review considerations and determine if local 

amendments are needed to maintain compliance. See WAC 173-26-090(3)(b)(i). 
• Ecology recommends reviewing all items on the checklist. Some items on the checklist 

prior to the local SMP adoption may be relevant. 
• At the end of your review process, Use the checklist as a final summary identifying your 

final action, indicating where the SMP addresses applicable amended laws, or indicate 
where no action is needed. See WAC 173-26-090(3)(d)(ii)(D), and WAC 173-26-110(9)(b). 

Local governments should coordinate with their assigned Ecology regional planner for more 
information on how to use this checklist and conduct the periodic review. 
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PR E P A R E D  BY J U R I S D I C T I O N  DA T E  
The Watershed Company: 
Brianna Hines, Environmental Planner 
Alexandra Plumb, Environmental Planner, 
Alex Capron, Environmental Planner  
Dan Nickel, Principal 

White Salmon February 2023 

RO W   SU M M A R Y  O F  CH A N G E  RE V I E W AC T I O N  

2022 
a.  Office of Financial 

Management (OFM) 
adjusted the cost 
threshold for 
substantial 
development to $8,504. 

Section 2.5 “Substantial 
Development Permits and 
Exemptions” references an out-
of-date dollar figure in the list 
of exemptions (Sub-section 9), 
but also includes references to 
inflation adjustments by the 
OFM every five years.  

Mandatory: Update cost threshold in 
Section 8 to reflect adjusted cost threshold 
of $8,504.  
 
 
Recommended:  
It is recommended to remove the specific 
cost thresholds and all listed exemptions to 
avoid future updates. This requirement is 
met by solely relying on the reference to 
the statute (WAC 173-27-040) in Section 
2.5, Substantial Developments and 
Exemptions.  

2021 

a. The Legislature 
amended floating on-
water residence 
provisions  
 

The SMP does not contain a 
definition for floating on-water 
residences (FOWRs) (i.e. 
liveboards).  
 
New over-water residences and 
floating homes are listed as 
prohibited in Section 6.2.8 
“Residential Development”. 
Therefore, this legislative 
amendment is not applicable.  

No action necessary.  

b. The Legislature clarified 
the permit exemption 
for fish passage projects 

The SMP does reference fish 
passage projects in Section 2.5 
“Substantial Development 
Permits and Exemption”, 
specifically referencing meeting 
conditions identified I WAC 
173-27-040. However, this 
exemption does not reference 
the statute RCW 90.58.147, and 
any legislative updates listed 
therein.  

Recommended: 
This amendment doesn’t specifically 
require listing the statute, however adding 
this reference should prevent the need to 
update this exemption in the event of 
future amendments.  
 
See above response under 2022a. Relying 
solely on the WAC 173-27-040 reference 
and not listing out the specific exemption 
eliminates the need for future amendments 
to this section based on legislative updates. 
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RO W   SU M M A R Y  O F  CH A N G E  RE V I E W AC T I O N  

2019 

a. OFM adjusted the cost 
threshold for building 
freshwater docks.  
 

Freshwater docks are 
permitted in White Salmon, 
following regulations stated in 
Section 7.1.7 “Moorage 
Structures (Piers and Docks).”  
 
Section 2.5 “Substantial 
Development Permits and 
Exemptions” includes under 
subsection 9.e, an exemption 
for freshwater docks “if the fair 
market value of the dock does 
not exceed the threshold 
established by the Act, as 
amended.”  This section is 
compliant. 

 No action necessary. 

b. The Legislature removed 
the requirement for a 
shoreline permit for 
disposal of dredged 
materials at Dredged 
Material Management 
Program sites. (Applies 
to 9 jurisdictions). 

White Salmon is not in one of 
the applicable jurisdictions, 
therefore this section is not 
required.  

No action necessary.  

c. The Legislature added 
restoring native kelp, 
eelgrass beds and 
native oysters as fish 
habitat enhancement 
projects. 

White Salmon does not have 
any marine shorelines, 
therefore this section is not 
applicable.  

No action necessary.  

SMP Adopted and Effective December 26, 2017 

2017 

a. OFM adjusted the cost 
threshold for 
substantial 
development to $7,047. 

Section 2.5 “Substantial 
Development Permits and 
Exemptions” references this 
figure as of the 2017 
adjustment (Sub-section 9), but 
also includes references to 
inflation adjustments by the 
OFM every five years. 
 
As of 2022, this threshold has 
changed—recommended 
updates are detailed in section 
2022a. above.  

See response to 2022a   
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RO W   SU M M A R Y  O F  CH A N G E  RE V I E W AC T I O N  
b. Ecology permit rules 

clarified the definition 
of “development” does 
not include dismantling 
or removing structures. 

The SMP lists a definition for 
‘Development’ in Section 8 – 
Definitions. This definition does 
not include any clarification 
regarding the dismantling or 
removal of structures.  

Recommended: It is recommended to add 
the following sentence from Ecology to the 
current definition of ‘development’: 
 
“Development” does not include 
dismantling or removing structures if there 
is no other associated development or re-
development.”  
 
This addition is not required. However, it 
may help reduce confusion for future 
projects.  

c. Ecology adopted rules 
clarifying exceptions to 
local review under the 
SMA. 

The SMP does not include a list 
of exceptions to local review 
under the SMA, nor is it 
required to do so.   

Recommended: In order to ensure 
consistent implementation of the SMP, add 
a consolidated section in the SMP to 
include all statutory exceptions to local 
review identified in WAC 173-27-044. 

d. Ecology amended rules 
clarifying permit filing 
procedures consistent 
with a 2011 statute. 

The SMP states in Section 2.4 – 
Permit Process that all permit 
applications need to follow 
WAC 173-27-130 and any 
subsequent amendments to 
that section.  
The example language detailed 
in the 2017 legislative update is 
meant for SMPs that 
specifically list the Ecology 
permit filing procedures. 
Referencing the applicable 
WAC and subsequent updates 
satisfies this requirement.  

No action necessary.  

e. Ecology amended 
forestry use regulations 
to clarify that forest 
practices that only 
involves timber cutting 
are not SMA 
“developments” and do 
not require SDPs.  

The SMP does not have a 
reference to forestry use 
regulations or WAC 173-27-
030(6).  
 
However, Forest Practices are 
included in Table 6-1, Shoreline 
Use and Development 
Standards Table, as a permitted 
use in the High Intensity 
shoreline environment 
designation.    

Recommended: 
 
Add a footnote to reference forestry use 
regulations and WAC 173-27-030(6) in the 
Use Table (Table 6-1).  
 
To be consistent with this legislative 
update, include the footnote should 
following language: 
 
A forest practice that only involves timber 
cutting is not a development under the act 
and does not require a shoreline substantial 
development permit or a shoreline 
exemption. A forest practice that includes 
activities other than timber cutting may be 
a development under the act and may 
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RO W   SU M M A R Y  O F  CH A N G E  RE V I E W AC T I O N  
require a substantial development permit, 
as required by WAC 222-50-020.  

f. Ecology clarified the SMA 
does not apply to lands 
under exclusive federal 
jurisdiction. 

The SMP does reference 
federal lands in Section 1.5.2 – 
Applicability to Federal 
Agencies, however this section 
does not address the 
recommended clarification 
regarding actions on lands in 
federal jurisdiction not needing 
to comply with the SMA/SMP.  

Recommended: To avoid potential 
confusion, we recommend adding the 
following suggested verbiage into Section 
1.5.2 – Applicability to Federal Agencies:  
 
Areas and uses in those areas that are 
under exclusive federal jurisdiction as 
established through federal or state 
statutes are not subject to the jurisdiction 
of chapter 90.58 RCW.  

g. Ecology clarified 
“default” provisions for 
nonconforming uses and 
development.  

The SMP addresses the 
updated definitions and 
clarifying verbiage in Section 
2.8 – Nonconforming 
Development. However, there 
are no definitions for 
nonconforming structures, uses 
or lots in the definitions 
chapter.  

Recommended: 
Add the following definitions into Chapter 8 
– Definitions, and ensure they are 
consistent with verbiage in Section 2.8: 
 
Nonconforming use—an existing shoreline 
use that was lawfully established prior to 
the effective date of the act or the 
applicable master program, but which does 
not conform to present use regulations due 
to subsequent changes to the master 
program.  
 
Nonconforming development or structure—
an existing structure that was lawfully 
constructed at the time it was built but is no 
longer fully consistent with present 
regulations such as setbacks, buffers or 
yards; area; bulk; height or density 
standards due to subsequent changes to 
the master program.  
 
Nonconforming lot—a lot that met 
dimensional requirements of the applicable 
master program at the time of its 
establishment but now contains less than 
the required width, depth or area due to 
subsequent changes to the master 
program.  

h. Ecology adopted rule 
amendments to clarify 
the scope and process 
for conducting periodic 
reviews.  
 

The SMP references the 
required process for 
periodically reviewing the SMP 
in Section 2.11 – Shoreline 
Master Program Review. It also 
references WAC 173-26 to 
allow for future updates.  

No action necessary.  
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RO W   SU M M A R Y  O F  CH A N G E  RE V I E W AC T I O N  
i. Ecology adopted a new 

rule creating an optional 
SMP amendment 
process that allows for a 
shared local/state public 
comment period.  

The SMP does not reference a 
shared local/state public 
comment period in the 
amendments section (Section 
2.12. – Amendments to the 
Shoreline Master Program). 
However, this update is 
optional and therefore not 
required.  

No action necessary.  

j. Submittal to Ecology of 
proposed SMP 
amendments. 

Section 2.12 – Amendments to 
the Shoreline Master Program 
mentions that amendments 
and revisions to the SMP do 
not become effective until 
approved by Ecology. However, 
this section does not clarify 
what the final submittal to 
Ecology should contain and 
when local governments will 
submit their final periodic 
review checklist. Section 2.12 
also does not reference the 
applicable WAC 173-26-110, 
which would provide further 
clarification on the 
requirements for SMP 
amendment submittals to 
Ecology.  

Recommended 
Add reference to WAC 173-26-110 into 
Section 2.13 (formerly 2.12) to clarify the 
submittal process and allow for future 
updates therein.  

 

2016 

a. The Legislature created a 
new shoreline permit 
exemption for 
retrofitting existing 
structures to comply 
with the Americans with 
Disabilities Act (ADA). 

The SMP Section 2.5 – 
Substantial Development 
Permits and Exemptions (2)(a) 
Exemptions speaks to possible 
exemptions specifically 
referenced in WAC 173-27-040, 
which accounts for this update.  

Recommended: 
See above response under 2022a.   
 
Relying solely on the WAC 173-27-040 
reference and not listing out the specific 
exemptions eliminates the need for future 
amendments to this section based on 
legislative updates. 

b. Ecology updated 
wetlands critical areas 
guidance including 
implementation 
guidance for the 2014 
wetlands rating system. 

The SMP references the 
updated 2014 Wetland Rating 
System in Chapter 8 – 
Definitions, under the 
definition for “Wetland Rating 
System”, though the 
publication number is missing.  

Recommended: 
Include Ecology publication number for 
ease of reference. 
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RO W   SU M M A R Y  O F  CH A N G E  RE V I E W AC T I O N  
2015 

a. The Legislature adopted 
a 90-day target for local 
review of Washington 
State Department of 
Transportation (WSDOT) 
projects.  

The SMP does not include 
provisions for a 90-day target 
for local review of Washington 
State Department of 
Transportation projects. The 
SMP is not required to include 
this provision.   

No action necessary.  
  

2014 

a. The Legislature created a 
new definition and policy 
for floating on-water 
residences legally 
established before 
7/1/2014. 

Over-water residences are 
prohibited in White Salmon, 
therefore this update is not 
applicable.  

No action necessary.  

2012 

a. The Legislature amended 
the SMA to clarify SMP 
appeal procedures.  

The SMP does not describe the 
appeal steps for amendments 
to shoreline master programs, 
nor is it required to. 

No action necessary. 

2011 

a. 
 

Ecology adopted a rule 
requiring that wetlands 
be delineated in 
accordance with the 
approved federal 
wetland delineation 
manual. 

The SMP requires wetlands to 
be delineated with the 
approved federal wetland 
delineation manual, pursuant 
to Section 5.3.12 – Wetland 
Designation, Mapping and 
Classification.  

No action necessary.  

b. Ecology adopted rules 
for new commercial 
geoduck aquaculture. 

White Salmon does not contain 
any saltwater shorelines, 
therefore no geoduck 
populations are present and 
this update is not applicable.  

No action necessary.  

c. The Legislature created a 
new definition and policy 
for floating homes 
permitted or legally 
established prior to 
January 1, 2011. 

Over-water residences are 
prohibited in White Salmon, 
therefore this update is not 
applicable.  

No action necessary.  

d. The Legislature 
authorized a new option 
to classify existing 
residential structures as 
conforming. 

The SMP addresses existing 
residential structures as both 
conforming and nonconforming 
structures, depending on the 
nature of the structure, but 
does not explicitly classify 

No action necessary.  
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RO W   SU M M A R Y  O F  CH A N G E  RE V I E W AC T I O N  
existing residential structures 
as conforming. This legislative 
update is optional.  

2010 

a. The Legislature adopted 
Growth Management 
Act – Shoreline 
Management Act 
clarifications. 

The SMP describes the 
“effective date” of SMP 
amendments as 14 days from 
the date of the Department of 
Ecology’s written notice of final 
action, and references RCW 
90.58.090(7) in Section 1.9 – 
Effective Date. The SMP also 
lists the effective date on the 
cover page.  

No action necessary.  

2009 

a. 
 

The Legislature created 
new “relief” procedures 
for instances in which a 
shoreline restoration 
project within a UGA 
creates a shift in 
Ordinary High Water 
Mark.  

The SMP states in Section 7.1.5 
– Shoreline Restoration and 
Enhancement (Regulations)(4) 
that restoration and 
enhancement projects may 
apply for relief from expansion 
of Act jurisdiction in 
accordance with the 
requirements of RCW 
90.58.580. However, the SMP 
does not discuss what qualifies 
as a restoration/enhancement 
or the associated criteria and 
procedures.  

Recommendation: Add the below 
additional verbiage to Section 7.1.5 – 
Shoreline Restoration and Enhancement, 
subsection “Regulations”, Item 4:  
 
The City may grant relief from shoreline 
master program development standards 
and use regulations resulting from shoreline 
restoration projects within urban growth 
areas consistent with criteria and 
procedures in WAC 173-27-215.  

b. Ecology adopted a rule 
for certifying wetland 
mitigation banks.  

Neither the SMP nor the CAO 
reference the use of certified 
wetland mitigation banks. 
Though this update is not 
required, Ecology recommends 
local governments include SMP 
provision authorizing use of 
mitigation banks.   

Recommendation:  
Add additional statement in Section 5.3.16 
– Wetland Compensatory Mitigation 
stating:  
 
Credits from a certified mitigation bank 
may be used to compensate for 
unavoidable impacts.  

c. The Legislature added  
moratoria authority and 
procedures to the SMA. 

The SMP does not reference 
moratoria authority or any 
accompanying procedures. 
However, this update is not 
required.  

No action necessary.  

2007 

a. 
 
 

The Legislature clarified 
options for defining 
"floodway" as either the 

The SMP lists a definition in 
Chapter 8 – Definitions for 
“Flood Insurance Rate Map 

Recommended: 
Add the suggested definition for 
“floodway” into Chapter 8 – definitions.  
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RO W   SU M M A R Y  O F  CH A N G E  RE V I E W AC T I O N  
area that has been 
established in FEMA 
maps, or the floodway 
criteria set in the SMA.  

(FIRM)” which references the 
official map which delineates 
flood hazards, floodways and 
the risk premium zones. 
However, there is not a 
standalone definition for 
“floodway”.  

 
Floodway—the area that has been 
established in the effective federal 
emergency management agency flood 
insurance rate maps or floodway maps. The 
floodway does not include lands that can be 
reasonably expected to be protected from 
flood waters by flood control devices 
maintained by or maintained under license 
from the federal government, the state, or 
a political subdivision of the state.  
 
This recommended definition is important 
to distinguish a “floodway” from a 
“floodplain”, which is a definition currently 
listed in Chapter 8. 

b. Ecology amended rules 
to clarify that 
comprehensively 
updated SMPs shall 
include a list and map of 
streams and lakes that 
are in shoreline 
jurisdiction.  

SMP Section 1.4.2 – Applicable 
Shoreline Area in White Salmon 
lists the extent of the SMP 
jurisdiction within White 
Salmon as well as the regulated 
waterbodies within the town 
limits. The SMP jurisdiction 
map is also displayed in 
Appendix A.  

No action necessary.  

C. Ecology’s rule listing 
statutory exemptions 
from the requirement for 
an SDP was amended to 
include fish habitat 
enhancement projects 
that conform to the 
provisions of RCW 
77.55.181. 

The SMP does reference fish 
passage projects in Section 2.5 
“Substantial Development 
Permits and Exemption”, 
specifically referencing meeting 
conditions identified I WAC 
173-27-040. However, this 
exemption does not reference 
the statute RCW 77.55.181, 
and any legislative updates 
listed therein.  

Recommended 
See above response under 2022a.   
 
Relying solely on the WAC 173-27-040 
reference and not listing out the specific 
exemptions eliminates the need for future 
amendments to this section based on 
legislative updates. 
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Additional amendments 
Modify this section, as needed, to reflect additional review issues and related amendments. 
The summary of change could be about Comprehensive Plan and Development regulations, 
changes to local circumstance, new information, or improved data. 

 

Checklist Item # SMP Section Summary of change Discussion 
1 5.3.1(11) Critical 

Areas Tract. 
Retention of Critical 
Areas Tract as a 
requirement 

A mechanism for recording critical areas 
tract or easement shall not be an optional 
requirement to be waived. Otherwise, no 
mechanism exists to prevent future 
damage or alteration to this area 
designated for perpetual critical areas 
protection. 

2 5.3.7 – Heritage 
Trees 
Designation, 
Mapping 

Heritage Tree sites – 
pull from SMP – this will 
be reflected within the 
City zoning code 

The regulation of heritage trees will move 
to Title 18 – outside the SMP. While a 
heritage tree may fall within a critical area, 
the tree meeting this size threshold and 
species alone should not classified a critical 
area unless identified by WDFW’s priority 
habitat species map or WDNR’s 
Washington Natural Heritage Program.  

3 5.3.5 (now 5.3.12) 
Wetland 
Protection 
Standards 

Incorporation of Ecology 
July 2018 Wetland 
buffer guidance 

Ecology’s guidance for wetland buffers 
includes a larger range of habitat scores for 
lower functioning wetlands, so long as 
minimization measures are met. If a 
wetland contains a habitat score of 6 or 
greater, a habitat corridor must be 
provided through the property connecting 
to adjacent priority habitats, as defined by 
WDFW. 

4 5.3.10 (now 5.3.7) 
Geologically 
Hazardous Areas 
Designation, 
Mapping and 
Classification 

Added updated Seismic 
hazard area guidance 

Seismic hazard areas now refer to WDNR 
guidance, including the Liquefaction 
Susceptibility Map of Klickitat County. 

5 5.3.1 General 
Regulations for 
All Critical Areas 

Clarified buffer 
averaging requirements 

Additional documentation requirements 
have been added to allow for buffer 
averaging within critical area buffers, so 
long as the area being decreased does not 
contain a higher functioning portion with 
regard to habitat functions that the area 
being increased in the averaging process. 

6 5.3 Critical Areas Various edits to improve 
the readability of the 
SMP 

Incorporated edits within this section 
improve readability and application of 
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Checklist Item # SMP Section Summary of change Discussion 
these regulations within shoreline 
jurisdiction. 
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WHITE SALMON 
SHORELINE MASTER PROGRAM 
 
 

1.0 CHAPTER 1: INTRODUCTION 
1.1             Title 

This document shall be known and may be cited as the City of White Salmon 
Shoreline Master Program (SMP). 

 
1.2 Adoption Authority 

This SMP is adopted under the authority granted by the Shoreline Management Act 
(Act) of 1971 embodied in the Revised Code of Washington (RCW) Chapter 90.58, 
and is adopted in compliance with the Shoreline Master Program Guidelines 
contained in Washington Administrative Code (WAC) 173-26 as may be hereafter 
amended. 

 
1.3 Purpose of the Shoreline Master Program 

The purpose of this SMP is: 
 

1. To guide the future development of the City of White Salmon’s shorelines in 
accordance with local goals and objectives and in compliance with the 
requirements of the Act. 

 
2. To ensure that development under the SMP will result in no net loss of ecological 

functions. 
 

3. To provide for the preservation and enhancement of shoreline ecological 
resources as part of coordinated planning for new development in order to 
protect the public interest associated with the shorelines of the state while, at the 
same time, recognizing and protecting private property rights consistent with the 
public interest. 

 
4. To provide a fair and equitable process for applicants and the public to review 

and comment on development proposals within White Salmon’s shorelines. 
 

1.4 Shoreline Jurisdiction 
1.4.1 Shoreline Management Act Jurisdiction Definition 

As defined by the Shoreline Management Act of 1971, shorelines include certain 
waters of the state plus their associated “shorelands.” At a minimum, the 
waterbodies designated as shorelines of the state applicable to White Salmon are 
streams whose mean annual flow is twenty (20) cubic feet per second or greater. 
Shoreline jurisdiction includes these waters, together with the lands underlying 
them and all lands extending landward two hundred (200) feet in all directions, as 
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measured on a horizontal plane from the ordinary high water mark (OHWM), as 
well as all associated wetlands. 

 
The extent of the shoreline jurisdiction shall be determined for specific cases based 
on the actual location of the OHWM, floodway, and the presence and delineated 
boundary of associated wetlands as may be determined on a site-by-site basis based 
on adopted definitions and technical criteria. 

 
1.4.2 Applicable Shoreline Area in White Salmon 

The shoreline within the City of White Salmon is approximately one (1) mile long 
and located along the Columbia River, which is a shoreline of statewide significance 
as defined in this SMP and the Act. White Salmon’s shoreline contains lands 
approximately one third of a mile east and west of the Hood River Bridge and a 
small portion of land in White Salmon’s far western extents north of Highway 14 (see 
Appendix A). The City’s shoreline jurisdiction also includes all lands within two 
hundred (200) feet of the OHWM of the Columbia River and all associated wetlands 
which are hydraulically connected to the Columbia River. At the time of adoption of 
this SMP, there are no other streams, lakes, or rivers that meet the definition of 
shorelines within the City of White Salmon. 

 
1.4.3 Official Map of Shoreline Jurisdiction 

1. Approximate shoreline jurisdiction and the shoreline environmental 
designations are delineated on a series of maps, hereby incorporated as a part of 
this SMP that shall be known as the “City of White Salmon Master Program 
Maps,” (see Figures 1A and 1B in Attachment A to this SMP). 

 
2. The boundaries of the shoreline jurisdiction on the maps are approximate. The 

actual extent of shoreline jurisdiction shall be based upon an on-site inspection 
and the definitions of “shorelines” and “shorelands” provided in accordance 
with sections 1.4.1 and 1.4.2 of this SMP, Chapter 8, and in accordance with RCW 
90.58.030. 

 
1.5 Shoreline Master Program Applicability to Development 
1.5.1 General Applicability 

The SMP shall apply to all land and waters under the jurisdiction of the City of 
White Salmon as identified in sections 1.4.1 and 1.4.2 above. If the provisions of the 
SMP conflict with other applicable local ordinances, policies, and regulations, the 
requirement that most supports the provisions of the Act as stated in RCW 90.58.020, 
and that provides the greatest protection of shoreline ecological resources, shall 
apply, as determined by the Shoreline Administrator. 

 
1.5.2 Applicability to Federal Agencies 

Federal agency actions and projects occurring within White Salmon’s regulated 
shorelines must adhere to WAC 173-27-060. Direct federal agency activities affecting 
the uses or resources subject to the act must be consistent to the maximum extent 
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practicable with the enforceable provisions of the Act, regulations adopted pursuant 
to the Act, and the White Salmon SMP. The SMP, including the permit system, shall 
apply to all nonfederal developments and uses undertaken on federal lands and on 
lands subject to nonfederal ownership, lease, or easement, even though such lands 
may fall within the external boundaries of a federal ownership.  
 
Areas and uses in those areas that are under exclusive federal jurisdiction as 
established through federal or state statutes are not subject to the jurisdiction of 
chapter 90.58 RCW. 

 
1.5.3 Applicability to All Persons and Development 

This SMP applies to all uses, activities and development by persons or parties on 
lands subject to the SMP as identified in sections 1.4.1 and 1.4.2. Please see section 2.5 
below for more information on when a permit is required. Regardless of their  
exempt status, exempt uses or activities must continue to demonstrate compliance 
with the policies and regulations contained in the SMP. 

 
1.6 Relationship to Other Plans and Regulations 

In addition to obtaining authority to undertake development or activities in 
accordance with the SMP, applicants must also comply with all applicable federal, 
state, or local statutes or regulations. These may include, but are not limited to, a 
Section 404 Permit by the U.S. Army Corps of Engineers , Section 401 Permit by the 
Washington Department of Ecology (Ecology), Hydraulic Project Approval (HPA) 
from the Washington Department of Fish and Wildlife (WDFW), and State 
Environmental Policy Act (SEPA) approval (RCW Chapter 43.21 and WAC Chapter 
197-11). White Salmon’s Municipal Code also applies, including Title 16 “Land 
Divisions,” Title 17 “Zoning,” and Title 15 “Buildings and Construction,” and all 
other applicable code provisions. Applicants must also comply with the White 
Salmon Comprehensive Plan. 

 
The City’s Shoreline Administrator or designee should inform applicants for 
shoreline development of all applicable regulations to the best of the Shoreline 
Administrator's knowledge; provided that the final responsibility for complying 
with all statutes and regulations shall rest with the applicant. 

 
1.7 Liberal Construction 

As provided for in RCW 90.58.900, Liberal Construction, the Act is exempted from 
the rule of strict construction; the Act and this SMP shall therefore be liberally 
construed to give full effect to the purposes, goals, objectives, and policies for which 
the Act and this SMP were enacted and adopted. 

 
1.8 Severability 

Should any section, subsection, paragraph, sentence, clause or phrase of this SMP or 
its application to any person or situation be declared unconstitutional or invalid for 
any reason, such decision shall not affect the validity of the remaining portions of 
this ordinance or its application to any other person or situation. 

Commented [AP1]: Periodic Checklist 2017f 

39



City of White Salmon 
Shoreline Master Program 
White Salmon, Washington 

Page 4 of 124 
 

1.9 Effective Date 
This SMP and all amendments thereto shall take effect 14 days from the date of the 
Department of Ecology’s written notice of final action (RCW 90.58.090(7)), and shall 
apply to new applications submitted on or after that date and to applications that 
have not been determined to be fully complete by that date. 

 
1.10 Organization of this Shoreline Master Program 

This SMP is divided into eight chapters: 
 

Chapter 1: Introduction – Provides general background information on the purpose 
of the SMP, shoreline jurisdiction, the SMP’s applicability to development and 
actions within the shoreline, and organization of the document. 

 
Chapter 2: Applicability, Shoreline Permits, and Exemptions – Provides a system 
by which shoreline permits, including substantial development, conditional use, 
variance and statements of exemption, are considered. 

 
Chapter 3: Shoreline Master Program Goals and Policies – Articulates the goals and 
policies of the SMP that establish the foundation for all other portions of the SMP. 

 
Chapter 4: Shoreline Designations – Defines the environmental designations of all 
the shorelines of the state in the City’s jurisdiction. Management policies and 
regulations specific to the three designated shoreline environments (Aquatic, High 
Intensity, and Urban Conservancy) are detailed in this chapter. 

 
Chapter 5: General Shoreline Use and Development Regulations – Specifies the 
regulations that apply to all shoreline uses and developments regardless of type of 
use or location along the City’s shorelines. 

 
Chapter 6: Specific Shoreline Use Regulations – Details the use policies and 
regulations applicable to specific shoreline use categories such as, but not limited to, 
aquaculture, commercial, residential, transportation, utilities, and industrial uses. 

 
Chapter 7: Shoreline Modifications – Sets in place the policies and regulations 
governing the activities that modify the physical configuration or qualities of the 
land-water interface, including dredging, fill, excavation, stabilization, and moorage 
uses and activities. 

 
Chapter 8: Definitions - Provides definitions for words and terms used in the SMP. 
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2.0 CHAPTER 2: APPLICABILITY, SHORELINE PERMITS AND EXEMPTIONS 
 

2.1 Purpose and Applicability 
This Chapter establishes an administrative system assigning responsibilities for 
implementation of the SMP and shoreline permit review, prescribing an orderly 
process by which to review proposals and permit applications, and ensuring that all 
persons affected by this SMP are treated in a fair and equitable manner. All 
proposed shoreline uses and development, including those that do not require a 
shoreline permit, must conform to the Act and to the policies and regulations of this 
SMP. Where inconsistencies or conflicts with other sections of the White Salmon 
Municipal Code occur, this section shall prevail. 

 
2.2 Shoreline Administrator 

1. The City Administrator, herein referred to as the “Shoreline Administrator”, or 
their designee, is hereby vested with: 

 
a. Overall responsibility for administering the Act and this SMP. 

 
b. Authority to grant statements of exemption from shoreline substantial 

development permits in accordance with the policies and provisions of this 
SMP. 

 
c. Authority to make recommendations to the Planning Commission on 

shoreline substantial development, shoreline conditional use, and shoreline 
variance permits. 

 
2. The duties and responsibilities of the Shoreline Administrator or designee shall 

include: 
 

a. Preparing and using forms deemed essential for the administration of this 
SMP. 

 
b. Advising interested citizens and applicants of the goals, policies, regulations, 

and procedures of this SMP. 
 

c. Making administrative decisions and interpretations of the policies and 
regulations of this SMP and the Act. 

 
d. Collecting applicable fees, as established by the City in WSMC 3.36. 

 
e. Determining that all applications and necessary information and materials 

are provided. 
 

f. Conducting field inspections, as necessary. 
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g. Reviewing, insofar as possible, all provided and related information deemed 
necessary for review of shoreline master program decisions. 

 
h. Determining if a shoreline substantial development permit, conditional use 

permit or variance permit is required. 
 

i. Providing copies of permit applications and making permit applications 
publicly available to relevant staff, agencies and tribes for review and 
comment. 

 
j. Conducting a thorough review and analysis of shoreline exemption, 

substantial development and conditional use permit applications; reviewing 
other staff, agency and tribal comments; making written findings and 
conclusions; and approving, approving with conditions, or denying 
exemptions. 

 
k. Submitting shoreline variance permit applications, substantial development, 

and conditional use permit applications, and written recommendations and 
findings on such permits to the Planning Commission for consideration. 

 
l. Investigating, developing, and proposing amendments to this SMP as 

deemed necessary to more effectively and equitably achieve its goals and 
policies. 

 
m. Submitting shoreline master program amendment applications and written 

recommendations and findings on such permits to the Planning Commission. 
 

n. Assuring that proper notice is given to appropriate persons and the public for 
all permit comment periods and hearings, consistent with WAC 173-27-110. 

 
o. Providing technical and administrative assistance to the City’s Planning 

Commission as required for effective and equitable implementation of this 
SMP and the Act. 

 
p. Enforcing and seeking remedies for alleged violations of this SMP, the 

provisions of the Act and this SMP or of conditions of any approved 
shoreline permit issued by the City of White Salmon. The Shoreline 
Administrator may delegate these enforcement duties to a designated 
representative. 

 
q. Acting as the primary liaison between local and state agencies in the 

administration of the Act and this SMP. 
 

r. Forwarding shoreline permits to the Department of Ecology for filing or 
action. 
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s. Maintaining a shoreline permit filing system so that the cumulative impacts 
of shoreline development can be tracked over time and no net loss reports 
generated as required by future Ecology actions. 

 
2.3 Permit Application Requirements 

1. Proposals located within shoreline jurisdiction shall submit a Joint Aquatic 
Resource Permit Application (JARPA) and all information required by WAC 173- 
27-180 to the City along with the following: 

 
a. The OHWM of all water bodies located adjacent to or within the boundary of 

the project. This may be an approximate location, provided that, for any 
development where a determination of consistency with the applicable 
regulations requires a precise location of the OHWM, the mark shall be 
located precisely, and the biological and hydrological basis for the location as 
indicated on the plans shall be included in the site plan. Where the OHWM is 
neither adjacent to or within the boundary of the project, the plan shall 
indicate the distance and direction to the nearest OHWM of a shoreline.” 

 
b. Identification of all critical areas on the subject property 

 
c. Proposed mitigation for unavoidable impacts, if necessary 

 
d. Technical Assessments prepared by a Qualified Professional. The City may 

require the applicant to submit a technical assessment addressing how the 
proposal incorporates best available science. The technical assessment shall 
be adequate for the Shoreline Administrator to evaluate the development 
proposal and all probable adverse impacts to critical areas regulated by this 
chapter. If adequate factual information exists to facilitate such evaluation, 
the Shoreline Administrator may determine that a technical assessment is not 
necessary. The Shoreline Administrator will advise the applicant of existing 
technical information that may be pertinent to their property. Technical 
assessments shall be attached to the development permit application 
package. 

 
e. If the proposal will require a Shoreline Variance Permit, the applicant’s plans 

shall clearly indicate where development could occur without approval of a 
variance, the physical features and circumstances on the property that 
provide a basis for the request, and the location of adjacent structures and 
uses. 

 
f. If it is determined that the information presented is not sufficient to 

adequately evaluate a proposal, the Shoreline Administrator shall notify the 
applicant that additional studies as specified herein shall be provided. 
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2. All projects proposed within the shoreline area require a Pre-application 
Meeting. The Shoreline Administrator may waive this requirement if the 
applicant requests such in writing and demonstrates that the usefulness of a pre- 
application meeting is minimal. 

 
3. Upon the review of materials submitted by an applicant the Shoreline 

Administrator can, at their discretion, require peer review be completed by a 
consultant chosen by the Shoreline Administrator, at the sole expense of the 
applicant. 

 
4. The Shoreline Administrator shall review the information on the forms 

submitted by the applicant, the critical areas maps, and any other resource 
information available as part of the determination process. Additionally, they 
shall conduct a site visit to ascertain the characteristics of the subject property 
and to verify the presence of the critical area. 

 
2.4 Permit Process 

1. Unless specifically exempted by statute, all proposed uses and development 
occurring within shoreline jurisdiction must conform to chapter 90.58 RCW, the 
Act and this SMP whether or not a permit is required. 

 
2. Applicants shall apply for shoreline substantial development, variance, and 

conditional use permits on forms provided by the City. 
 

3. Shoreline substantial development, conditional use permits, and variances are a 
Type III application and shall be processed according to the procedures in 
Chapter 19.10 WSMC. 

 
4. Public notice. A notice of application shall be issued for all shoreline permit 

applications as provided for in WAC 173-27-110. 
 

5. Application review. The Shoreline Administrator shall make recommendations 
to the Planning Commission on shoreline substantial development, shoreline 
conditional use, and shoreline variance permits. 

 
6. The Planning Commission shall review applications for shoreline substantial 

development, shoreline conditional use and shoreline variance permits in an 
open-record public hearing and make recommendations to the City Council. 

 
7. City Council action. The City Council shall review an application for a shoreline 

substantial development, shoreline variance and shoreline conditional use permit 
in a closed-record public hearing and make a final decision on shoreline 
substantial development permits and a recommendation to the Department of 
Ecology on shoreline conditional use permits and variances 
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8. The Shoreline Administrator, Planning Commission and City Council shall base 
their review, recommendation, and decision on: (1) the policies and procedures 
of the Act and related sections of the Washington Administrative Code; (2) this 
SMP and (3) written and oral comments from interested persons in a public 
hearing. The Planning Commission shall also base its recommendation on a 
report from the Shoreline Administrator and the City Council shall also base its 
decision on a report from the Planning Commission. 

 
9. Filing with Department of Ecology. All applications for a permit or permit 

revision shall be submitted to the Department of Ecology, as required by WAC 
173-27-130 or as subsequently amended. 

 
10. After City approval of a Conditional Use or Shoreline Variance permit, the City 

shall submit the permit to the Department of Ecology for the Department’s 
approval, approval with conditions, or denial, as provided in WAC 173-27-200. 
The Department shall transmit its final decision to the City and the applicant 
within thirty (30) calendar days of the date of submittal by the City. 

 
11. Hold on Construction. Each permit issued by the City shall contain a provision 

that construction pursuant to the permit shall not begin and is not authorized 
until twenty-one (21) days from the date of filing with the Department of 
Ecology, per WAC 173-27-190 or as subsequently amended. “Date of filing” of 
the City’s final decision on substantial development permits differs from date of 
filing for a conditional use permit or variance. In the case of a substantial 
development permit, the date of filing is the date the City transmits its decision 
on the permit to the Department of Ecology. In the case of a variance or 
conditional use permit, the “date of filing” means the date the Department of 
Ecology’s final order on the permit is transmitted to the City. 

 
12. Duration of permits. Construction, or the use or activity, shall commence within 

two (2) years after approval of the permits. Authorization to conduct 
development activities shall terminate within five (5) years after the effective 
date of a shoreline permit. The Shoreline Administrator may authorize a single 
extension before the end of either of these time periods, with prior notice to 
parties of record and the Department of Ecology, for up to one (1) year based on 
reasonable factors. 

 
13. The time periods in Section 10, above, do not include the time during which a 

use or activity was not actually pursued due to the pendency of administrative 
appeals or legal actions or due to the need to obtain any other government 
permits and approvals for the development that authorize the development to 
proceed, including all reasonably related administrative or legal actions on any 
such permits or approvals. 

14. Compliance with permit conditions. When permit approval includes conditions, 
such conditions shall be satisfied prior to occupancy or use of a structure or prior 
to commencement of a nonstructural activity. 
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15. The application of this SMP should be consistent with constitutional and other 

legal limitations on the regulation of private property. The Shoreline 
Administrator should give adequate consideration to setback averaging, 
mitigation measures, variances, and other flexibility allowed within the SMP to 
prevent undue or unreasonable hardships upon property owners. 

 
16. The applicant’s proposal is vested under this SMP once a valid and technically 

complete shoreline substantial development, conditional use, or variance permit 
has been submitted.  Submittal or approval of shoreline permits does not vest 
applicants for other City permits (i.e. preliminary plat, site plan, etc.). 

 
2.5 Substantial Development Permits and Exemptions 

1. Permits Required. 
 

a. A substantial development shall not be undertaken within the jurisdiction of 
the SMA, Chapter 90.58 RCW, and this Shoreline Master Program unless a 
shoreline substantial development permit has been obtained and the appeal 
period has been completed and any appeals have been resolved and/or the 
applicant has been given permission to proceed by the proper authority. 

 
b. Any person wishing to undertake substantial development or exempt 

development on shorelines shall apply to the Shoreline Administrator for an 
appropriate shoreline permit or statement of exemption. 

 
c. If a development, use or activity cannot comply with the regulations of the 

SMP, a shoreline variance must be obtained before commencement of 
development or construction, or beginning the use or activity. 

 
2. Determination of Exemption. The following guidelines shall assist in 

determining whether or not a development proposal is exempt from the 
substantial shoreline development permit. 
 
a. Exemptions shall be construed narrowly. Only those developments that meet 

the precise terms of one or more of the listed exemptions in WAC 173-27-040, 
RCW 77.55.181, RCW 90.58.147, and any legislative updates listed therein. 
The Shoreline Administrator shall review the above citations for each 
development proposal to ensure the most accurate determination of 
exemption status.  
 

b. Shoreline Administrator shall review the above citations for each proposed 
development to ensure the most accurate determination of exemption status 
may be granted exemption from the substantial development permit process. 

 
c. An exemption from the substantial development permit process is not an 

exemption from compliance with the Act or this SMP, or from any other 
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regulatory requirements. To be authorized, all uses and developments must 
be consistent with the policies and provisions of this SMP and the Act. A 
development or use that is listed as a conditional use pursuant to this SMP or 
is an unlisted use, must obtain a conditional use permit in accordance with 
this SMP even though the development or use does not require a substantial 
development permit. When a development or use is proposed that does not 
comply with the bulk, dimensional and performance standards of this SMP, 
such development or use can only be authorized by approval of a variance in 
accordance with the provisions of this chapter. 

 
c.d. The burden of proof that a development or use is exempt from the permit 

process is on the applicant. 
 

d.e. If any part of a proposed development is not eligible for exemption, then a 
substantial development permit is required for the entire proposed 
development project. 

 
e.f. The City’s Shoreline Administrator may attach conditions to the approval 

of exempted developments and/or uses as necessary to assure consistency 
of the project with the Act and this SMP. 

 
2.3. Exempt activities related to any of the following shall not be conducted until a 

letter of exemption has been obtained from the Shoreline Administrator or 
designated signatory when the project is subject to one or more of the following 
Federal Permitting requirements: A U.S. Army Corps of Engineers Section 10 
permit under the Rivers and Harbors Act of 1899; or a Section 404 permit under 
the Federal Water Pollution Control Act of 1972. 

 
3.4. A Letter of Exemption shall expire one year after the date of issuance unless 

otherwise specified in the Letter of Exemption. The same measures used to 
calculate time periods for Shoreline Permits as set forth in WAC 173-27-090(4) 
shall be used for Letters of Exemption. 

 
4.5. No written statement of exemption is required for emergency development 

pursuant to WAC 173-27-040(2)(d). 
 

5.6. A notice of decision for shoreline letters of exemption shall be provided to the 
applicant/proponent and any party of record. Such notices shall also be filed with 
the Department of Ecology, pursuant to the requirements of WAC 173-27-050. 

 
6.7. All applications for a letter of exemption shall provide at a minimum, the Joint 

Aquatic Resource Permit Application (JARPA). Information shall be provided 
that is sufficient for the Shoreline Administrator or designated signatory to 
determine if the proposal will comply with the requirements of this SMP. 

 
7. 8. A denial of an exemption shall be in writing and shall identify the reason(s) for 
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the denial. The Shoreline Administrator’s decision on a statement of exemption is 
not subject to administrative appeal. 

 

a. Any development of which the total cost or fair market value, whichever is higher, 
is below the threshold established by the Act and any amendments to the Act, if such 
development does not materially interfere with the normal public use of the water or 
shoreline. The Substantial Development dollar threshold on the adoption date of this 
SMP is $. Under current law, the dollar threshold will be recalculated every five (5) years 
by the Office of Financial Management (OFM). The OFM will post updated dollar 
thresholds in the Washington State Register. See RCW 90.58.030(3)(e). The Legislature 
may change the dollar threshold at any time. 
 

b. Normal maintenance or repair of existing structures or developments, including 
damage by accident, fire, or elements. "Normal maintenance" shall be defined by the Act. 
 

c. Emergency construction necessary to protect property from damage by the 
elements. An "emergency" is an unanticipated and imminent threat to public health, 
safety, or the environment which requires immediate action within a time too short to 
allow full compliance with the Act or this SMP. Emergency construction does not include 
development of new permanent protective structures where none previously existed. 
 

d. Construction or modification of navigational aids such as channel markers and 
anchor buoys. 
 

e. Construction of a dock, including a community dock, designed for pleasure craft 
only, for the private noncommercial use of the owner, lessee, or contract purchaser of 
multiple-family residences. A dock is a landing and moorage facility for watercraft and 
does not include recreational decks, storage facilities or other appurtenances. This 
exemption applies if the fair market value of the dock does not exceed the threshold 
established by the Act, as amended. 
 

f. The marking of property lines or corners on state owned lands, when such marking 
does not significantly interfere with the normal public use of the surface waters; 
 

g. Any project with certification from the Governor pursuant to Chapter 80.50 RCW. 
h. Site exploration and investigation activities that are prerequisite to preparation of 
an application for development authorization under WAC 173-27-040(2)(m). 
 

i. The process of removing or controlling aquatic noxious weeds, as defined in RCW 
17.26.020. 
 

j. Watershed restoration projects as defined in WAC 173-27-040(2)(o). 
 
A public or private project that is designed to improve fish or wildlife habitat or fish 
passage, when all of the conditions identified in WAC 173-27-040(2)(p) apply. 
 
 

2.6  Exceptions to local review.  
1. Developments not required to obtain shoreline permits or other local reviews 

under the Shoreline Management Act are listed under WAC 173-27-044 and 
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WAC 173-27-045. Such developments include certain remedial actions; boatyard 
improvements; WSDOT facility improvements; projects consistent with an 
environmental excellence program agreement and projects authorized through 
the Energy Facility Site Evaluation Council process. 

k.  
 

2.7 Variances 
1. The purpose of a shoreline variance is strictly limited to granting relief to specific 

bulk, dimensional, or performance standards set forth in the SMP where there 
are extraordinary or unique circumstances relating to the property such that the 
strict implementation of the SMP would impose unnecessary hardship on the 
applicant or thwart the policies set forth in the SMA. 

 
2. Variances from the use regulations of the SMP are prohibited. 

 
3. The Planning Commission shall, following an open-record public hearing, 

forward a recommendation to the City Council. Council shall have the authority 
to forward a recommendation to the Department of Ecology which makes the 
final decision.  The Department of Ecology’s decision may be appealed to the 
state Shoreline Hearings Board per the provisions of section 2.9 of this SMP. 

 
4. To approve a Shoreline Variance Permit the applicant must demonstrate 

compliance with the following review criteria as listed in WAC 173-27-170: 
 

a. That the strict application of the bulk, dimensional, or performance standards 
set forth in the SMP precludes, or significantly interferes with, reasonable use 
of the property. 

 
b. That the hardship described in (a) above is specifically related to the 

property, and is the result of unique conditions such as irregular lot shape, 
size, or natural features and the application of the SMP and not, for example, 
from deed restrictions or the applicant's own actions. 

 
c. That the design of the project is compatible with other authorized uses within 

the area and with uses planned for the area under the Comprehensive Plan 
and SMP and will not cause adverse impacts to the shoreline environment. 
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d. That the variance will not constitute a grant of special privilege not enjoyed 
by the other properties in the area. 

 
e. That the variance requested is the minimum necessary to afford relief. 

 
f. That the public interest will suffer no substantial detrimental effect. 

 
5. Variance permits for development and/or uses that will be located waterward of 

the OHWM, as defined in RCW 90.58.030 (2)(b), or within any wetland as 
defined in this SMP, may be authorized provided the applicant can demonstrate 
all of the following: 

 
a. That the strict application of the bulk, dimensional or performance standards 

set forth in the applicable master program precludes all reasonable use of the 
property; 

 
b. That the proposal is consistent with the criteria established under subsection 

(2)(b) through (f) of this section; and 
 

c. That the public rights of navigation and use of the shorelines will not be 
adversely affected. 

 
6. In the granting of all variance permits, consideration shall be given to the 

cumulative impact of additional requests for like actions in the area. For example 
if variances were granted to other developments and/or uses in the area where 
similar circumstances exist the total of the variances shall also remain consistent 
with the policies of RCW 90.58.020 and shall not cause substantial adverse effects 
to the shoreline environment. 

 
2.8 Conditional Use Permit 

1. Purpose. The purpose of a conditional use permit is to provide a system within 
the SMP which allows flexibility in the application of use regulations in a manner 
consistent with the policies of RCW 90.58.020. In authorizing a conditional use, 
special conditions may be attached to the permit by the City of White Salmon or 
the Department of Ecology to prevent undesirable effects of the proposed use 
and/or to assure consistency of the project with the Act and the SMP. Uses that 
are specifically prohibited by this SMP may not be authorized with the approval 
of a conditional use permit. 

 
2. The Planning Commission shall, following an open-record public hearing, 

forward a recommendation to the City Council. Council shall have the authority 
to forward a recommendation to the Department of Ecology which makes the 
final decision. The Department of Ecology’s decision may be appealed to the 
state Shoreline Hearings Board per the provisions of section 2.9 of this SMP. 
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7.3. If a development, use or activity is listed as a conditional use by the SMP, it shall 
not be undertaken within shoreline jurisdiction unless a shoreline conditional use 
permit has been obtained, the appeal period has been completed, any appeals 
have been resolved, and/or the applicant has been given permission to proceed 
by the proper authority. 

 
8.4. Conditional Use Permit Criteria. Uses which are classified or set forth as 

conditional uses in the SMP may be authorized, provided the applicant 
demonstrates that the conditional use criteria listed in WAC 173-27-160 are met. 

 
a. That the proposed use is consistent with the policies of RCW 90.58.020 and 

the SMP; 
 

b. That the proposed use will not interfere with the normal public use of public 
shorelines; 

 
c. That the proposed use of the site and design of the project is compatible with 

other authorized uses within the area and with uses planned for the area 
under the Comprehensive Plan and this SMP; 

 
d. That the proposed use will cause no significant adverse effects to the 

shoreline environment in which it is to be located; and 
 

e. That the public interest suffers no substantial detrimental effect. 
 

9.5. In the granting of all conditional use permits, consideration shall be given to the 
cumulative impact of additional requests for like actions in the area. For 
example, if conditional use permits were granted for other developments in the 
area where similar circumstances exist, the total of the conditional uses shall also 
remain consistent with the policies of RCW 90.58.020 and shall not produce 
substantial adverse effects to the shoreline environment. 

 
10.6. Other uses which are not classified or set forth in this SMP may be 

authorized as conditional uses provided the applicant can demonstrate 
consistency with the requirements of this section and the requirements for 
conditional uses contained in the SMP. 

 
11.7. Uses which are specifically prohibited by the SMP may not be authorized. 

 

2.9 Nonconforming Development 
"Nonconforming use or development" means a shoreline use or development which 
was lawfully constructed or established prior to the effective date of the Act or this 
SMP, or amendments thereto, but which does not conform to the use and 
development standards contained in Table 6-1 of this SMP.  In such cases, the 
following standards shall apply: 
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12.1. Structures that were legally established and are used for a conforming 
use, but which are nonconforming with regard to setbacks, buffers, area, bulk, 
height or density may be maintained and repaired and may be enlarged or 
expanded in compliance with this SMP provided that said enlargement does 
not increase the extent of nonconformity by further encroaching upon or 
extending into areas where construction or use would not be allowed for new 
development or uses; 

 
13.2. Uses that were legally established and are nonconforming with regard to 

the use regulations of the SMP may continue as legal nonconforming uses. Such 
uses shall be allowed to be repaired, maintained, expanded or modified 
consistent with  this SMP and are permitted to expand an additional fifty (50) 
percent of the existing development footprint inclusive of the area dedicated to 
service areas occupied by the nonconforming use. Service areas are developed 
areas of the site which serve the primary uses such as roads, sidewalks, parking 
lots, and landscaped areas, and other accessory uses. Expansions may occur 
incrementally, or at one time, but in no case may exceed 50 percent of the  
existing development footprint. The development footprint is that which has 
been approved and is shown on permit records on file with the City at the time 
of adoption of this SMP, but does not include previously unauthorized footprint 
expansions that have not received City approval. Such expanded or redeveloped 
structures and uses shall be considered conforming. In no case shall a 
nonconforming use be allowed to expand to occupy additional parcels or 
additional lot area created by boundary line adjustment or lot combination, nor 
shall a nonconforming use be allowed to expand into an adopted shoreline 
setback area. In the event that the nonconforming use is located completely or 
partially within an adopted shoreline setback area, future expansion may not 
occur waterward of the existing primary structure. 

 
14.3. A use which is listed as a conditional use, but which existed prior to 

adoption of the SMP or any relevant amendment and for which a conditional 
use permit has not been obtained, shall be considered a nonconforming use. A 
use which is listed as a conditional use, but which existed prior to the 
applicability of the SMP to the site and for which a conditional use permit has 
not been obtained, shall be considered a nonconforming use. 

 
15.4. A structure for which a variance has been issued shall be considered a legal 

nonconforming structure and the requirements of this section shall apply as they 
apply to preexisting nonconformities. 

 
16.5. A structure which is being or has been used for a nonconforming use may 

be used for a different nonconforming use only upon the approval of a 
conditional use permit. A conditional use permit may be approved only upon a 
finding that: 

 
a. No reasonable alternative conforming use is practical; and 
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b. The proposed use will be at least as consistent with the policies and 
provisions of the act and the SMP and as compatible with the uses in the area 
as the preexisting use. 

 
c. In addition such conditions may be attached to the permit as are deemed 

necessary to assure compliance with the above findings, the requirements of 
the SMP and the Act and to assure that the use will not become a nuisance or 
a hazard. 

 
17.6. If a nonconforming structure is modified and the cost of the proposed 

development exceeds sixty (60) percent of the market value as determined by the 
Klickitat County Assessor, it shall be required to meet all applicable standards in 
the SMP. 

 
18.7. In the event that any legally existing structure is damaged or destroyed by 

fire, explosion or other causality to an extent not exceed seventy-five (75) 
percent of the cost of the replacement of the entire building , it may be 
reconstructed to configurations existing immediately prior to the time the 
structure was damaged or destroyed, provided the application is made for the 
necessary permits within six months of the date the damage or destruction 
occurred and the restoration is completed within two (2) years of permit 
issuance or the conclusions of any appeal on the permit. 

 
19.8. A nonconforming use that is discontinued for a period of twelve (12) 

continuous months shall not be allowed to be re-established as a nonconforming 
use. 

 
20.9. An undeveloped lot, tract, parcel, site, or division of land located 

landward of the OHWM which was established prior to the effective date of the 
Act or the SMP, but which does not conform to the present lot size standards, 
may be developed if permitted by other land use regulations of the local 
government and so long as such development conforms to all other 
requirements of the SMP and the Act. 

 
2.10 Appeals 

Any person aggrieved by the granting or denying of a substantial development 
permit, variance, or conditional use permit, the upholding of an exemption appeal, 
or by the rescinding of a permit pursuant to the provisions of this SMP, may seek 
review from the State of Washington Shorelines Hearing Board by filing a request 
for the same within twenty-one (21) days of receipt of the final order and by 
concurrently filing copies of such request with the Department of Ecology and the 
Attorney General's office. State Hearings Board regulations are provided in RCW 
90.58.180 and Chapter 461-08 WAC. A copy of such appeal notice shall also be filed 
with the City of White Salmon. 
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2.11 Enforcement and Penalties 
All provisions of this SMP shall be enforced by the Shoreline Administrator and/or a 
designated representative. The enforcement procedures and penalties contained in 
WAC Chapter 173-27 and RCW Chapter 90.58 are hereby incorporated by reference. 

 

2.12 Shoreline Master Program Review 
21.1. This SMP shall be periodically reviewed and amendments shall be made 

as are necessary to reflect changing local circumstances, new information or 
improved data, and changes in State statutes and regulations. 

 
22.2. The City’s established permit tracking system, aerial photographs, 

review of other available data, and field observations as feasible shall be used 
to periodically evaluate the effectiveness of the SMP in achieving no net loss of 
shoreline ecological functions with respect to both permitting and exemptions. 

 
23.3. As part of the required SMP update, an evaluation report assessing 

the effectiveness of the SMP in achieving no net loss shall be prepared and 
considered in determining whether policies and regulations are adequate in 
achieving this requirement. 

 
24.4. The SMP review and update process shall be consistent with the 

requirements of WAC 173-26 or its successor and shall include a local citizen 
involvement effort and public hearing to obtain the views and comments of the 
public. 

 
2.13 Amendments to the Shoreline Master Program 

1. Any of the provisions of this SMP may be amended as provided for in RCW 
90.58.120 and .200 and Chapter 173-26 WAC. 

 
2. Amendments or revisions to the SMP, as provided by law, do not become 

effective until approved by the Department of Ecology and must meet the 
submittal and procedural requirements of WAC 173-26-110, or as 
amended therein. 

 

2.14 Severability 
If any provisions of this SMP, or its application to any person or legal entity or parcel 
of land or circumstance, are held invalid, the remainder of the SMP, or the 
application of the provisions to other persons or legal entities or parcels of land or 
circumstances, shall not be affected. 

 

2.15 Conflict of Provisions 
Should a conflict occur between the provisions of this SMP or between this SMP and 
the laws, regulations, codes or rules promulgated by any other authority having 
jurisdiction within the City, the requirement that most supports the purposes and 
provisions of the Act, as detailed in RCW 90.58.020 shall apply, as determined by the 
City, except when constrained by federal or state law. 
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3.0 CHAPTER 3: SHORELINE MASTER PROGRAM GOALS AND POLICIES 
This chapter describes overall Shoreline Master Program goals and policies. The 
general regulations in Chapter 5 and the specific-use regulations in Chapter 6 are the 
means by which these goals and policies are implemented. 

 

3.1 General Shoreline Goals 
The general goals of this SMP are to: 

 
1. Reconnect White Salmon with its waterfront by planning for public access and 

recreational opportunities such as a park and trail system. 
 

2. Preserve and enhance the shoreline environment by adequately identifying 
opportunities, planning and implementing for conservation and restoration 
opportunities within the financial resource constraints of the City and its 
partners. 

 
3. Promote the full economic potential of White Salmon’s shoreline to 

accommodate water-oriented uses that preserve full ecological function. 
 

4. Allow lawfully established, non-water oriented uses to continue and expand 
subject to section 2.8 of this SMP while encouraging ecological restoration or 
enhancement consistent with maintaining no net loss of ecological function. 

 
5. Coordinate with private and public property owners, such as the County, tribal 

governments, and the BNSF Railway to implement the goals and policies of this 
SMP. 

 
3.2 Critical Areas 
3.2.1 Goals 

1. Critical areas, including fish and wildlife habitat conservation areas, geologically 
hazardous areas, flood hazard areas, wetlands, critical aquifer recharge areas and 
their buffers, should be protected within the shoreline jurisdiction to ensure no 
net loss of these critical areas and shoreline ecology. 

 
2. Human uses of shoreline critical areas should be encouraged, provided; those 

uses do not result in a net loss of ecological functions. 
 

3. Incentivize restoration of critical areas with degraded functions with 
development and redevelopment projects on private and public properties. 
Restoration should be consistent with the City’s Shoreline Restoration Plan. 

 
3.2.2 Policies 

1. Critical freshwater habitats should be protected in recognition of their 
importance to the Columbia River ecosystem of the City of White Salmon and 
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the state of Washington. SEPA analysis of project alternatives should be 
conducted for any project proposed within mapped Critical Freshwater Habitat. 

 
2. In compliance with WAC 173-26-221(2), space should be reserved for critical 

freshwater habitats, including waterfowl concentrations and wetland habitat on 
White Salmon’s waterfront with the priority of maintaining habitat connectivity. 

 
3. Water-dependent uses, including recreational facilities, piers and docks should 

be permitted in Critical Freshwater Habitat, provided the application 
demonstrates compliance with required mitigation sequencing and no net loss of 
ecological function. 

 
4. Development should be directed away from geologic and flood hazard areas 

within shoreline jurisdiction in recognition of the dangers these areas present to 
humans, structures, and property. 

 
5. Wetlands provide valuable ecological benefits including decreased erosion and 

sedimentation for adjacent streams and rivers, absorption of pollutants and 
preservation of rare plant and animal species. Development and uses should be 
directed away from wetlands and their buffers to preserve these functions and 
the potential for human enjoyment of these areas, such as wetland viewing and 
recreational activities adjacent to wetlands. 

 
6. Critical aquifer recharge areas help protect groundwater quality and quantity for 

the public water supply and to maintain hydrologic functions of aquatic areas. 
Due to the prevailing geologic conditions associated with infiltration rates, 
aquifers have a high potential for contamination of ground water resources. No 
known aquifer recharge areas exist within White Salmon; however, development 
should generally be directed away from these areas in the shoreline, if they 
occur. 

 
7. The natural character of the shoreline and its native vegetation should be 

preserved.  If unavoidable, impacts to the natural character and native vegetation 
should comply with mitigation sequencing in section 5.1. 

 
3.3 Flood Hazard Reduction 
3.3.1 Goal 

The goal for flood hazard reduction is to promote public health, safety, and general 
welfare, and to  minimize public and private losses due to flood conditions in 
specific areas. In the Columbia River system, a series of dams control flows on the 
river that control flooding, making new structural flood hazard reduction measures 
unlikely. If proposed, development and flood hazard reduction measures should 
adhere to the policies in this section. 
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3.3.2 Policies 
1. All shoreline development should be located, designed, and constructed to 

prevent flood damage in accordance with local, state, and federal regulations. 
 

2. Development within the flood hazard area should comply with mitigation 
sequencing to reduce impacts on habitat. 

 
3.   New structural flood hazard reduction measures shall only be allowed in 

support of a water-dependent, water-related or water-enjoyment use where it is 
demonstrated that structural improvements are necessary to protect existing 
development or proposed development and where nonstructural stabilization 
measures are not feasible. All impacts from the structural stabilization must be 
mitigated to achieve no net loss of shoreline functions, and vegetation must be 
planted consistent with this SMP. 

 
4. Flood management works should be located, designed, constructed, and 

maintained to protect the following: 
 

a. The physical integrity and other properties of the shoreline and other 
properties that may be damaged by alterations of the geo-hydraulic system 

 
b. Water quality and natural groundwater movement 

 
c. Fish, vegetation, and other life forms and their habitat vital to the aquatic 

food chain 
 

d. Recreation resources and aesthetic values, such as bluffs, beaches, 
embayments, peninsulas, and naturally vegetated shorelines. 

 
5. Structural stabilization measures should be located landward of associated 

wetlands and their buffers. 
 

6. The removal of gravel for flood management purposes must be consistent with 
an adopted flood hazard reduction plan and with this chapter. The removal of 
gravel is allowed only after a biological and geomorphological study shows that 
extraction has a long-term benefit to flood hazard reduction, does not result in a 
net loss of ecological functions, and is part of a comprehensive flood 
management solution. 

 
3.4 Archaeological, Historic, and Cultural Resources 

The archaeological-historical-cultural element provides for protection and  
restoration of buildings, sites, and areas having archaeological, historical, cultural, or 
scientific value or significance. 
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3.4.1 Goal 
Identify, protect, preserve and restore sites that contain resources of cultural, 
archaeological, historic, educational, or scientific value or significance. 

 

3.4.2 Policies 
The City should take, or cause project applicants to take, all reasonable or required 
actions to: 

 
1. Minimize the risk of disturbing cultural, archaeological, and historic resources 

within the City’s regulated shoreline jurisdiction. 
 

2. Prevent the destruction of or damage to any site having cultural, archaeological, 
historic, scientific, or educational value as identified by the appropriate 
authorities, including the Yakama, Nez Perce, Warm Springs, Umatilla, and 
Cowlitz Tribes and the Washington Department of Archaeology and Historic 
Preservation. 

 
3. Consult with professional archaeologists, the Washington State Department of 

Archaeology and Historic Preservation (DAHP), and affected Indian tribes 
before permitting or otherwise approving shoreline development. 

 
4. Consult with professional archaeologists, the DAHP, and affected Indian tribes 

to establish procedures for salvaging cultural, archaeological, or historic 
resources, and/or for maintaining such resources in an undisturbed condition. 

 
5. Inspect and/or survey proposed project sites for cultural, archaeological, and 

historic resources to make informed specific land use decisions. Pursuant to 
RCW 27.53.070, documents pertaining to the location of archaeological sites are 
not considered public records that require disclosure. 

 
6. Ensure the use of the best available information, technology, and techniques to 

identify, protect, preserve, and restore cultural, archaeological, and historic 
resources. 

 
7. Consult with the DAHP and affected Native American tribes as necessary or 

requested in implementing the cultural, archaeological, and historic resources 
goals, objectives, policies, and regulations of this SMP. 

 
8. The City should coordinate with involved private and public parties to achieve 

this SMP’s archaeological, historical, and cultural element policies and 
regulations 
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3.5 Public Access 
3.5.1 Goal 

Promote a public access system along White Salmon’s waterfront that will increase 
the ability of the general public to enjoy the water’s edge, travel on the waters of the 
state, and to view the water and the shoreline from adjacent locations. 

 
3.5.2 Policies 

1. Provide, protect, and enhance a public access system that is both physical and 
visual; utilizes both private and public lands; increases the amount and diversity 
of public access to the State’s shorelines and adjacent areas; and is consistent with 
the shoreline character and ecological functions, private rights, and public safety. 

 
2. Work with Klickitat County, BNSF Railway, and other land owners to provide 

public access to the waterfront from upland areas by identifying appropriate and 
safe public access points in the form of railroad overpasses or underpasses. 

 
3. Provide a coordinated public access or trail system parallel to White Salmon’s 

waterfront with publicly-owned land being the heart of the access system. 
Connections on private land, when required consistent with this SMP, should 
augment or connect to access on public lands. Shoreline access should connect to 
upland areas within the City and to downtown via Dock Grade Road. 

 
4. During restoration projects, take into consideration wildlife migration and the 

potential need for a habitat crossing of the railroad and associated fencing when 
planning for public access. 

 
5. Encourage public access provisions consistent with City and County trail system 

plans including the City of White Salmon Comprehensive Plan Parks, Open 
Space and Recreation Element. 

 
6. Encourage public access as part of each development project by a public entity, 

and for all private development, unless such access is shown to be incompatible 
due to reasons of safety, security, or impact to the shoreline environment. 

 
7. Discourage shoreline uses that curtail or reduce public access unless such 

restriction is in the interest of the environment, public health, and safety, or is 
necessary to a proposed water-oriented use. 

 
8. Consider private rights, public safety, and protection of shoreline ecological 

functions and processes when providing public access opportunities. 
 

9. Encourage development design that minimizes adverse impacts on views 
enjoyed by a substantial number of residences. 
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3.6 Recreation 
3.6.1 Goals 

Develop active and passive recreational opportunities on White Salmon’s waterfront. 
 

1. Develop a park on White Salmon’s waterfront with water-dependent and water- 
enjoyment recreational uses such as kayak or boat launches, picnic areas, trails. 
Large portions of the park should remain as natural areas. 

 
2. Prioritize the planning, funding, and development for the waterfront park and 

recreational facilities within it. 
 

3. The intensity of recreational use and the design of facilities should take into 
consideration the shoreline environment by preserving high-quality natural 
areas and directing recreational development to already degraded areas. 

 
4. Recreational uses should be located and designed to be compatible with adjacent 

High Intensity uses to the east and the west of the future park site. 
 

5. The City should work with BNSF Railway to ensure that any development of 
recreational facilities along the railroad incorporates public safety features for 
site users. 

 
3.7 Vegetation Conservation 
3.7.1 Goals 

Shoreline vegetation provides many positive environmental benefits, including 
riparian shading, providing organic inputs and food critical to aquatic life, stabilizes 
banks, and improves water quality through filtration and nutrient uptake. The goal is 
to preserve native shoreline vegetation and to enhance it with new plantings while 
maintaining flexibility for the development of appropriate shoreline uses. 

 
1. Preserve shoreline vegetation, placing a greater priority on vegetation nearest the 

water’s edge. 
 

2. Restrict clearing on steep slopes to maintain slope stability, to prevent erosion, 
and to maintain integrity of upland uses. 

 
3. Enhance vegetative diversity using native species with new plantings at the time 

of development, redevelopment, and use expansions. 
 

4. Maintaining vegetated riparian areas to protect shoreline stability and shoreline 
ecological functions takes precedence over vegetation clearing to preserve or 
create views. 
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5. Maintain woody debris on the shoreline and in the water for habitat conservation 
purposes.  Encourage retention of snags and decaying trees for future wood 
recruitment to the shoreline. 

 
3.7.2 Policies 

1. Preserve native vegetation. Native shoreline vegetation should be preserved, 
when new development, redevelopment, or uses are proposed to maintain 
shoreline ecological functions and/or processes. Vegetation restoration should be 
used to mitigate the direct, indirect, and/or cumulative impacts of shoreline 
development, wherever feasible. 

 
2. Noxious and invasive weeds. Noxious weeds should be managed and controlled 

in a way that retains native vegetation, controls erosion, and preserves water 
quality. Use of nontoxic, mechanical or biological controls is preferred. 

 
3. Clearing and grading should be restricted to the minimum necessary to 

accommodate proposed development. Vegetation should be preserved on bluffs 
and site design should incorporate retention of significant trees/stands and 
native understory vegetation. Pruning should be limited to no more than 1/3rd of 
branches of a tree and shall not compromise the health of the tree. 

 
4. Provide incentives for the retention and planting of native vegetation,  and 

discourage non-native vegetation and lawns due to their need for more water 
which can contribute to erosion and fertilizers which can negatively affect water 
quality. The City should explore financial incentives including development fee 
waivers/reductions, or opportunity for purchasing native plants for landscaping 
from the Underwood Conservation District. 

 
5. Existing landscaping and structures. The City should encourage property owners 

to replace non-native plants with native plants in existing landscape areas. 
Existing ornamental landscaping and structures should be permitted to be 
maintained, including those that do not currently conform to vegetation 
conservation standards contained in this subsection or the setbacks contained in 
SMP section 6.2. 

 
3.8 Water Quality and Quantity 
3.8.1 Goal 

The goal for water quality and quantity is to maintain or enhance shoreline 
ecological  functions and to protect and enhance the quality and quantity of the 
region’s water  resources to ensure there is safe, clean water for the public’s needs 
and enjoyment and to maintain ecological functions. 

61



City of White Salmon 
Shoreline Master Program 
White Salmon, Washington 

Page 26 of 124 
 

3.8.2 Policies 
1. All shoreline uses and activities should be located, designed, constructed, and 

maintained to avoid, minimize and mitigate adverse impacts to water quality, 
water quantity, or hydrology. 

 
2. The City should require reasonable setbacks, buffers, and stormwater facilities, 

and encourage low impact development techniques and materials to achieve the 
objective of minimizing impervious surfaces and lessening negative impacts on 
water quality. 

 
3. Stormwater impacts should be addressed through the application of all 

applicable City and State stormwater regulations. The City encourages 
applicants to use the services of the Underwood Conservation District to 
implement low impact development stormwater techniques. 

 
4. The City should provide general information to the public about the impacts of 

land and human activities on water quantity and quality. Applicants should 
consult with the Underwood Conservation District or the Klickitat County 
Noxious Weed Control Program. 

 
5. Discourage use of chemical applications for commercial nurseries within 

shoreline jurisdiction. The City should provide reference to educational 
materials, websites, etc. which discuss the damage that can result from chemical 
applications within shoreline jurisdiction and the benefits from using alternative 
fertilizer or pesticides. 

 
6. The City should study stormwater quantity and quality from existing uses in the 

shoreline, such as the Hood River Bridge and nursery, and promote stormwater 
treatment to current standards for these uses. 

 

3.9 Shorelines of Statewide Significance 
3.9.1 Goals 

Within the city of White Salmon, the Columbia River is designated a shoreline of 
statewide significance (SSWS). Shorelines of statewide significance are of value to 
the entire state and will be managed as follows. 

 
1. Preference shall be given to the uses that are consistent with the statewide 

interest in such shorelines. These are uses that: 
 

a. Recognize and protect the statewide interest over local interest 
 

b. Preserve the natural character of the shoreline 
 

c. Result in long-term over short-term benefit 
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d. Protect the resources and ecological function of the shoreline 
 

e. Increase public access to publicly-owned areas of the shorelines 
 

f. Increase recreational opportunities for the public in the shoreline 
 

g. Provide for any other element as defined in RCW 90.58.100 deemed 
appropriate or necessary 

 
2. New uses that are not consistent with these policies should not be permitted on 

SSWS. 
 

3. Those limited shorelines containing unique, scarce, and/or sensitive resources 
should be protected. 

 
4. Development should be focused in already developed shoreline areas to reduce 

adverse environmental impacts and to preserve undeveloped shoreline areas. In 
general, SSWS should be preserved for future generations by (1) restricting or 
prohibiting development that would irretrievably damage shoreline resources, 
and (2) evaluating the short-term economic gain or convenience of developments 
relative to the long-term and potentially costly impairments to the natural 
shoreline. 

 
3.10 Restoration 
3.10.1 Goals 

The goal of restoration is to reestablish, rehabilitate, and/or otherwise improve 
impaired shoreline ecological functions and/or processes through voluntary and 
incentive-based public and private programs and actions that are consistent with the 
Shoreline Restoration Plan. 

 
3.10.2 Policies 

1. Shorelines that are biologically degraded should be reclaimed and restored to the 
greatest extent feasible. The Shoreline Restoration Plan shall be the guiding 
document for restoration actions on public and private lands in shoreline 
jurisdiction. Implementation of restoration projects identified in the Shoreline 
Restoration Plan take precedence over other restoration projects in shoreline 
jurisdiction. 

 
2. Restoration projects should be incorporated into public shoreline development, 

such as the development of parks, trails, and shoreline access points where 
shoreline environmental functions are degraded. 

 
3. Restoration projects on private land may be incorporated into development 

proposals to compensate for ecological impacts elsewhere on a site and should 
prioritize projects in the Shoreline Restoration Plan. 
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4. Restoration projects may include, but not be limited to, the following: 
 

a. Eradication of invasive species, including noxious weeds and non-native 
species 

 
b. Planting of native vegetation that enhances shoreline ecological function and 

plant diversity during development and redevelopment, consistent with 
vegetation conservation section of this SMP. 

 
c. Retrofitting existing or installation of new stormwater facilities to improve 

water quality with a preference for low impact development techniques. 
 

d. Consider wildlife movement across the railroad tracks with development of a 
public park, public infrastructure, and the development of private properties. 
The existing railroad undercrossing near the southeast corner of the RV Park 
property provides for wildlife movement across the railroad tracks and 
should be preserved or improvements to public properties should provide for 
other means of wildlife movement. In addition, work with property      
owners to remove the old fence line along the eastern boundary of the 
County-owned property to facilitate wildlife movement. 

 
e. Removing armor stones west of the Hood River-White Salmon Interstate 

Bridge that are located in the terrestrial environment, but within shoreline 
jurisdiction. 

 
5. The City should provide educational materials for property owners for the 

following: 
 

a. Proper vegetation/landscape maintenance and the impacts of shore armoring 
and over-water structures. 

 
b. The harmful effects of application of chemical pesticides and fertilizers on 

shoreline vegetation used on private property and in commercial nurseries 
with reference to state laws pertaining to spraying near waterways. 

 
6.   Cooperative restoration actions involving local, state, and federal agencies, 

Native American tribes, non-government organizations, and landowners should 
be encouraged. 

 

3.11 Shoreline Modification and Stabilization 
3.11.1 Goals 

The goal for shoreline modification and stabilization is to avoid or minimize the need 
for shoreline armoring along shorelines of the state, and when it is necessary, armor 
in a way that best protects ecosystem processes, shoreline ecological functions, and 
downstream properties. Shoreline modifications, such as dredge, fill, piers, docks, 
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breakwaters, jetties, and weirs should be allowed for water-dependent uses that 
achieve no net loss of shoreline ecological functions. 

 
3.11.2 Policies 

1. When necessary, natural, nonstructural shoreline stabilization measures are 
preferred over structural stabilization measures. Alternatives for shoreline 
stabilization should be based on the following hierarchy of preference. 

 
a. Set new development and modifications to existing development away from 

the shoreline such that stabilization is unnecessary 
 

b. Flexible stabilization works constructed of natural materials, including soft 
shore protection, bioengineering, beach nourishment, protective berms, or 
vegetative stabilization 

 
c. Rigid works constructed of structural materials, such as riprap or concrete 

 
2. Allow new or expanded structural shore stabilization, including bulkheads, only 

where it is demonstrated to be necessary to protect an existing primary structure 
that is in danger of loss or substantial damage, and where such structures and 
structural stabilization would not cause a net loss of shoreline ecological 
functions and processes. 

 
3. Shoreline stabilization should be located and designed to accommodate the 

physical character and hydraulic energy potential of a specific shoreline reach, 
which may differ substantially from adjacent reaches. 

 
4. Provisions for multiple use, restoration, and/or public shore access should be 

incorporated into the location, design, and maintenance of shore stabilization for 
public or quasi-public developments whenever compatible with the primary 
purpose. 

 
5. Shoreline stabilization projects should be developed in a coordinated manner 

among affected property owners and public agencies within a reach where 
feasible, particularly those that cross jurisdictional boundaries, to address 
ecological and geo-hydraulic processes and sediment conveyance. 

 
6. Failing, harmful, unnecessary, or ineffective shoreline stabilization structures 

should be removed or replaced to restore shoreline ecological functions and 
processes. 

 
7. Larger works, such as jetties, breakwaters, weirs, or groin systems should be 

permitted only for water-dependent uses and where mitigated to provide no net 
loss of shoreline ecological functions and processes. 
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8. Materials used for construction of shoreline stabilization should be selected for 
durability, ease of maintenance, and compatibility with local shoreline features. 

 

3.12 Shoreline Use and Development 
3.12.1 Goal 

Support the gradual transition of shoreline uses to water-dependent, water-related, 
and water-enjoyment uses along White Salmon’s waterfront by limiting expansions 
of non-water-oriented uses and permitting flexibility in design for water-oriented 
uses. 

 
3.12.2 Policies 

1. New uses in shorelines and water areas shall be allowed in the following priority 
order. 

 
a. Water-dependent uses 

 
b. Water-related uses 

 
c. Water-enjoyment uses 

 
d. Non-water-oriented uses 

 
2. Allow for the continuation of non-water-oriented uses on White Salmon’s 

waterfront under nonconforming use provisions of this SMP. 
 

3. Uses, activities, and facilities should be located on shorelines in such a manner 
as to: 

 
a. Respect the property rights of others 

 
b. Ensure that proposed shoreline uses do not create risk or harm to 

neighboring or downstream properties 
 

4. The following are encouraged in shoreline areas. 
 

a. The redevelopment of any area with low shoreline ecological functionality 
and with a High Intensity designation 

 
b. Master planning for large sites or projects 

 
c. Shared uses and joint-use facilities in shoreline developments 

 
d. Uses that allow for or incorporate restoration of shoreline areas that are 

degraded as a result of past activities or events 
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e. The preservation or development of shoreline areas designated Urban 
Conservancy with low impact uses, such as impervious trails and/or 
park facilities which avoid and minimize vegetation removal. 

 
3.13 Transportation and Utilities 
3.13.1 Goal 

The goal for transportation and utility facilities is to coordinate and consolidate the 
provision of these facilities across and between properties in shoreline areas to avoid 
and minimize their impact on the shoreline environment. 

 
3.13.2 Policies 

1. Major utility and transportation corridors should generally be located outside of 
the shoreline jurisdiction. 

 
2. Provide safe, reasonable, and adequate pedestrian, automobile, and bike 

circulation systems to shorelines where necessary which shall generally be 
located perpendicular to the shoreline so that routes will have the least possible 
adverse effect on shoreline ecological function and avoid creating barriers 
between adjacent uplands and the shoreline. 

 
3. Encourage alternative modes of travel and provide multiple-use transportation 

corridors where compatible, if shoreline transportation development is 
necessary. 

 
4. Locate utility and transportation corridors to avoid creating barriers between 

adjacent uplands and the shoreline, and to harmonize with the topography and 
other natural characteristics of the shoreline. 

 
5. When new utility and transportation facilities are developed in the shoreline 

jurisdiction, protect, enhance, and encourage development of physical and visual 
public access to the shoreline. 

 
6. Utility and transportation facilities should be installed in the same corridors, 

where feasible, so as to minimize the impacts from multiple, disjointed 
transportation and utility corridors in the shoreline. 

 
7. All new utility facilities should be located underground, provided that this 

placement does not conflict with known cultural or archaeological resources. . 
 

3.14 Economic Development 
3.14.1 Goals 

The goal for economic development is to foster water-oriented uses while 
maintaining no net loss of shoreline ecological functions. 
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3.14.2 Policies 
1. New water-oriented industrial and commercial uses that will not harm the 

quality of the site’s environment, adjacent shorelands, or water quality are 
encouraged along the shoreline. 

 
2. As an economic asset, recreation enterprises that depend on access and location 

near the shoreline should be encouraged in a manner that will enhance the 
public enjoyment of shorelines and achieve no net loss of ecological function. 

 
3. Existing non-water-oriented commercial and industrial and agricultural activities 

are encouraged to protect watershed processes and shoreline ecological functions 
and may expand in compliance with provisions of this SMP, including the 
nonconforming use provisions, as applicable 
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4.0 CHAPTER 4: SHORELINE DESIGNATIONS 
 

4.1 Shoreline Designations 
1. The Act requires that each identified shoreline environment be given a 

designation, based on its physical condition and development pattern. The 
environmental designations shall be consistent with the description provided in 
WAC 173-26-211(4) and (5) unless the alternative designation provides equal or 
better implementation of the act. 

 
2. The SMP has environmental designations based on the following: 

 
a. Ecosystem characteristics and environmental functions as documented in 

the White Salmon Inventory, Analysis, and Characterization Report; 
 

b. Restoration potential as documented in the White Salmon Restoration Plan; 
 

c. Community goals as expressed through the City’s Comprehensive Plan 
 

d. Existing land use patterns; and 
 

e. Development and redevelopment potential. 
 

4.1.1 Aquatic Shoreline Designation  
Purpose 
The purpose of the Aquatic environment is to protect, restore, and manage the 
unique characteristics and resources of the area waterward of the OHWM. 

 

Designation Criteria 
The Aquatic environment designation has been assigned to shoreline areas 
waterward of the OHWM. 

 
Management Policies 
1. Allow new over-water structures only for water-dependent uses, public access, 

or ecological restoration. 
 

2. The size of new over-water structures should be limited to the minimum 
necessary to support the structure's intended use. 

 
3. In order to reduce the impacts of shoreline development and increase effective 

use of water resources, multiple use of over-water facilities should be 
encouraged. 

 
4. All developments and uses on navigable waters or their beds should be located 

and designed to minimize interference with surface navigation, to consider 
impacts to public views, and to allow for the safe, unobstructed passage of fish 
and wildlife, particularly those species dependent on migration. In particular, all 
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in-water and over-water uses shall take into consideration the WDFW mapped 
concentrations of waterfowl as well as anadromous fish migratory corridors 
located along the City of White Salmon’s shoreline. 

 
5. Shoreline uses and modifications should be designed and managed to prevent 

degradation of water quality and alteration of existing hydrographic conditions. 
 

6. Uses that adversely impact the ecological functions of critical freshwater habitats 
should not be allowed except where necessary to achieve the objectives of RCW 
90.58.020, and then only when their impacts are mitigated according to the 
sequence described in Section 5.1 of this SMP as necessary to assure no net loss of 
ecological functions. 

 
7. The City should seek opportunities to increase habitat function in aquatic areas 

by creating shaded areas for habitat and preserving shoreline woody debris. 
Shoreline aquatic habitat restoration should be completed concurrently with the 
construction of park or recreational facilities along the shoreline. 

 
4.1.2 Urban Conservancy Shoreline Designation  

Purpose 
The purpose of the Urban Conservancy environment is to protect and restore 
ecological functions of open space, floodplain and other sensitive lands where they 
exist in urban and developed settings, while allowing a variety of compatible uses. 

 

Designation Criteria  
The Urban Conservancy environment designation has been applied to shoreline 
areas appropriate and planned for development that is compatible with maintaining 
or restoring of the ecological functions of the area. Areas designated Urban 
Conservancy generally have the following characteristics: 

 
1. They are suitable for water-related or water-enjoyment uses; 

 
2. They are open space, floodplain, parks, or other sensitive areas that should not 

be more intensively developed; 
 

3. They have potential for ecological restoration; 
 

4. They retain important ecological functions, even though partially developed; or 
 

5. They have the potential for development that is compatible with ecological 
restoration. 

 
Management Polices 
1. Allowed uses are primarily those that preserve natural character, promote 

preservation of open space, floodplain or sensitive lands, or are appropriate for 
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restoration. Examples of such uses are parks, trails and viewing platforms, and 
water-oriented recreational facilities like kayak or non-motorized boat launches. 

 
2. Water-dependent uses are given the highest priority followed by water-oriented 

uses. Non-water-oriented primary uses should generally be discouraged and 
only allowed when water-dependent and water-oriented uses are not feasible. 
Where non-water-dependent uses are proposed which are accessory to a water- 
oriented use, such as a parking lot for a park or recreational facility, they shall 
generally be located upland of the water-oriented use and outside of the riparian 
buffer. 

 
3. Developments shall be consistent with White Salmon Riverfrontage Zoning 

District. When more than one primary use is proposed, shared use parking, 
circulation and access facilities are required. Secondary access, rather than direct 
access to Highway 14 is encouraged. 

 
4. Proposed developments and uses in this environment designation shall adhere to 

all applicable portions of this SMP, including for stabilization, vegetation 
conservation, water quality, and shoreline modifications, that ensure new 
development does not result in a net loss of shoreline ecological functions or 
degrade other shoreline values. 

 
5. Public access and recreation shall be encouraged where feasible and where 

ecological impacts are avoided, and if avoidance is not possible, minimized and 
mitigated. 

 
4.1.3 High Intensity Shoreline Designation  

Purpose  
The purpose of the High Intensity environment is to provide for high intensity 
water-oriented commercial, transportation, and industrial uses while protecting 
existing shoreline ecological functions and restoring ecological functions in areas 
that have been previously degraded. 

 

Designation Criteria 
A High Intensity environment designation is assigned to shoreline areas within 
incorporated municipalities and urban growth areas if they currently support high 
intensity uses related to commerce, transportation or navigation; or are suitable and 
planned for high intensity water-oriented uses. 

 

Management Policies 
1. First priority should be given to water-dependent uses over other uses. Second 

priority should be given to water-related and water-enjoyment uses. Non water- 
oriented uses should not be allowed except as part of mixed-use developments 
supporting water dependent uses. Non water-oriented uses may also be allowed 
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in limited situations where they do not conflict with or limit opportunities for 
water-oriented uses or on sites where there is no direct access to the shoreline. 

 
2. Full utilization of existing areas designated as High Intensity should be achieved 

before further expansion of intensive development is allowed. 
 

3. Policies and regulations shall assure no net loss of shoreline ecological functions 
as a result of new development. Where applicable, new development shall 
include environmental cleanup and restoration of the shoreline to comply with 
any relevant state and federal law. 

 
4. Where feasible, visual and physical public access should be required as provided 

for in WAC 173-26-221 (4)(d) and in compliance with Sections 3.5 and 5.5 of this 
SMP. 

 
5. Aesthetic objectives should be implemented by means such as sign control 

regulations, appropriate development siting, screening and architectural 
standards, as prescribed in the Riverfrontage District zone (White Salmon 
Municipal Code, Chapter 17.50). 

 
6. So as to minimize impacts on shoreline resources and provide for the efficient 

use of land and promote a better level of access to the shoreline, coordinated 
master planning between property owners is encouraged, including considering 
shared parking, stormwater, landscape, and shoreline access facilities. 

 
7. Height limits in the High Intensity environment designation for properties 

located within the Riverfrontage Zoning District are forty-five (45) feet in 
accordance with the public interest stated for that zoning district in the White 
Salmon Municipal Code section 17.50.010 to encourage planned developments 
for recreational, commercial, light industrial, and accessory residential uses, 
particularly for those uses that are water-dependent. Outside of the 
Riverfrontage District, but within the High Intensity designation, building 
heights are limited to thirty-five (35) feet. 
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5.0 CHAPTER 5: GENERAL SHORELINE USE AND DEVELOPMENT REGULATIONS  
 

1. All uses and development activities in the shoreline jurisdiction shall be subject 
to the following general regulations in addition to the applicable use-specific 
regulations in Chapter 6. 

 

5.1 General Shoreline Use and Development Regulations 
1. All proposed shoreline uses and development, including those that do not 

require a shoreline permit, must conform to the Act, Chapter 90.58 RCW, and to 
the policies and regulations of this SMP. 

 
2. If provisions within this SMP conflict, or where there is a conflict with other City 

policies and regulations, the provisions most directly implementing the 
objectives of the Act, as determined by the Shoreline Administrator, shall apply 
unless specifically stated otherwise. 

 
3. Land shall not be cleared, graded, filled, excavated, or otherwise altered prior to 

issuance of the necessary permits and approvals, including a Shoreline Statement 
of Exemption for a proposed shoreline use or development to determine if 
environmental impacts have been avoided, minimized, and mitigated to result in 
no net loss of ecological functions. 

 
4. Shoreline uses and developments that are water-dependent shall be given 

priority, followed by water-related and water-enjoyment uses. Non-water- 
oriented uses shall not adversely impact or displace water-oriented shoreline 
uses. 

 
5. The applicant shall demonstrate all reasonable efforts have been taken to avoid, 

and where unavoidable, minimize and mitigate impacts such that no net loss of 
critical area and shoreline ecological function is achieved. Mitigation shall occur 
in the following order of priority. 

 
a. Avoiding the impact altogether by not taking a certain action or parts of an 

action; may necessitate a redesign of the proposal 
 

b. Minimizing unavoidable impacts by limiting the degree or magnitude of the 
action and its implementation by using appropriate technology or by taking 
affirmative steps to avoid or reduce impacts; applicant shall seek to minimize 
fragmentation (i.e., shared public facility corridors) of the resource to the 
greatest extent possible 

 
c. Rectifying the impact by repairing, rehabilitating, or restoring the affected 

environment 
 

d. Reducing or eliminating the impact over time through preserving and 
maintaining critical areas and shoreline ecological functions. 
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e. Compensating for the impact by replacing, enhancing, or providing 
substitute resources or environments; compensatory mitigation shall be 
designed to achieve the functions as soon as practicable 

 
f. Monitoring the impact and the compensation projects and taking appropriate 

corrective measures. 
 

6. Development subject to shoreline substantial development, conditional use, or 
variance permits shall evaluate and consider cumulative impacts of reasonably 
foreseeable future development on shoreline ecological functions. Evaluation of 
cumulative impacts shall consider: 

 
a. Current circumstances affecting the shoreline and relevant natural processes; 

 
b. Reasonably foreseeable future development and use of the shoreline; 

 
c. Beneficial effects of any established regulatory programs under other local, 

state, and federal laws. 
 

d. Effects of the development of similar facilities, uses, or activities on the 
shoreline as is proposed in the subject proposal." 

 
7. In addition to compensatory mitigation, unavoidable adverse impacts may be 

further addressed through voluntary restoration efforts. 
 

8. Shoreline uses and developments shall not cause impacts that require remedial 
action or loss of shoreline ecological functions on other properties. 

 
9. On navigable waters or their beds, all uses and developments should be located 

and designed to: 
 

a. Minimize interference with surface navigation 
 

b. Consider impacts to public views 
 

c. Allow for the safe, unobstructed passage of fish and wildlife, particularly 
species dependent on migration 

 
10. Hazardous materials shall be properly disposed of and other steps taken to 

protect the ecological integrity of the shoreline area consistent with the other 
policies and regulations of this SMP, as amended, and all other applicable 
federal, state, and local statutes, codes, and ordinances. Environmental 
remediation actions pursuant to a consent decree, order, or agreed order issued 
under RCW 70.105(D) are exempt from the requirement to obtain a Shoreline 
Substantial Development Permit (SSDP), Shoreline Conditional Use Permit 
(SCUP), or Shoreline Variance (SVAR) under this SMP but must comply with the 
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substantive requirements of the Act and this SMP. Any development or 
redevelopment on a remediated site must occur consistent with any covenants 
running with the land, the Act, and this SMP. 

 
11. The effect of proposed in-stream structures on bank margin habitat,  and 

floodplain processes should be evaluated during permit review. 
 

5.2 Archeological, Cultural, and Historic Resources 

5.2.1 Regulations 
1. When a shoreline use or development is in an area documented or likely to 

contain archaeological, cultural, or historic resources based on information from 
DAHP, a prior archaeological report/survey, or information from tribal sources, 
or other sources , the applicant shall provide for a site inspection or survey by a 
professional archaeologist prior to issuance or as a condition of any shoreline 
permit or approval including a Shoreline Statement of Exemption as determined 
by the City. Work may not begin until the inspection and evaluation have been 
completed and the City has issued its permit or approval. 

 
2. The County hereby recognizes and adopts DAHP’s statewide Archaeological 

Predictive Model and associated probability maps, as updated to reflect the best 
available information, as a source of best available information regarding 
cultural, archaeological, and historic resources. 

 
3. The entirety of White Salmon’s shoreline is located in “high risk” and “very high 

risk” areas for encountering archaeological, cultural, or historic resources 
according to DAHP’s Washington Information System for Architectural and 
Archaeological Records Data (WISAARD). Archaeological site inspections are 
required for any site development activity within White Salmon’s shoreline with 
the exception of those which have a low potential for impacts defined as those 
activities involving no ground disturbance or normal maintenance and repair of 
existing structures or facilities, or sites which have been archaeologically 
surveyed within the past five years. 

 
4. Archaeological Survey Required. An archaeological survey shall be required 

prior to the County’s issuance of a permit, exemption, or other project approval if 
any of the following occur: 

 
a. An archaeological survey is recommended by a professional archaeologist in 

a site inspection report. 
 

b. A proposed project includes ground disturbance and has an area of effect 
located: 

 
i. Within one quarter (1/4) mile of a recorded cultural, archaeological, or 

historic site; or 
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ii. Within five hundred (500) feet of a known but unrecorded cultural, 
archaeological, or historic site. 

 
c. The County reasonably determines that a survey report is warranted based 

on comments received from the DAHP, affected Native American tribes, or 
others regarding a proposed project. 

 
5. Cultural Resource Management Plans. If an archaeological site inspection or 

survey identifies the presence of significant cultural, archaeological, or historic 
resources, a cultural resource management plan shall be prepared prior to the 
City’s approval of the project. A professional archaeologist and/or historic 
preservation management professional, as appropriate, shall prepare the cultural 
resource management plan. Cultural resource management plans shall, at a 
minimum, conform to the DAHP’s current standards. In addition, a permit or 
other requirement administered by the DAHP pursuant to RCW 27.44 and RCW 
27.53 may apply. 

 
6. If any item of possible archaeological interest (including human skeletal remains) 

is discovered on site, all work shall immediately stop, and the City, DAHP, and 
Yakama, Nez Perce, Warm Springs, Umatilla, and Cowlitz Tribes shall be  
notified of the discovery, and a stop-work order will be issued. The shoreline 
permit will be temporarily suspended. Construction may recommence pursuant 
to RCW 27.44.040, RCW 27.53.040, and WAC 25.48.030. A notification stating this 
requirement shall be included in shoreline permits, exemptions, and other  
project approval documents. 

 
7. If the discovery includes human skeletal remains, the find must be secured and 

protected from further disturbance; the Klickitat County Medical Examiner and 
local law enforcement shall be notified in the most expeditious manner possible. 
The County Medical Examiner will assume jurisdiction over the site and the 
human skeletal remains, and will make a determination of whether they are 
crime-related. If they are not, the DAHP will take jurisdiction over the remains 
and report them to the appropriate parties. The State Physical Anthropologist 
will make a determination of whether the remains are Native American and 
report that finding to the affected parties. The DAHP will handle all consultation 
with the affected parties as to the preservation, excavation, and disposition of the 
remains. 

 
5.3 Critical Areas 
5.3.1 General Regulations for All Critical Areas 

1. Purpose. Critical areas within shoreline jurisdiction are hereby regulated for the 
following purposes: 

Commented [DN7]: NOTE: Amendments to Section 5.3 
are proposed as a result of a consistency review with the 
City's proposed edits to the critical areas ordinance 
regulations (WSMC 18.10). Comments are only included 
where further clarification of these edits are warranted. 
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a. Protect the public health, safety and welfare by preventing adverse impacts 
of development; 

 
b. Protect the public and public resources and facilities from injury, loss of life, 

property damage or financial loss due to flooding, erosion, landslides, soils 
subsidence or steep slope failure; 

 
c. Implement the goals, policies, guidelines and requirements of the Act, and 

this SMP. 
 

d. Preserve and protect critical areas, with special consideration for the habitat 
of anadromous fisheries, as required by the Washington State Growth 
Management Act by regulating development within and adjacent to them, 
while allowing for the reasonable use of private property. 

 
2. Types of critical areas regulated: The city of White Salmon (the city) shall 

regulate all uses, activities, and developments within, adjacent to, or likely to 
affect, one or more critical areas within shoreline jurisdiction, consistent with the 
provisions of this chapter. All areas within the city meeting the definition of one 
or more critical areas are subject to the provisions of this chapter. Shoreline 
critical areas regulated by this chapter include: 

 
a. Wetland areas. 

 
b. Critical aquifer recharge areas. 

 
c. Frequently flooded areas. 

 
d. Fish and wildlife conservation areas. 

 
e. Geologically hazardous areas. 

 
3. Applicability. 

 
a. The provisions of this chapter shall apply to all lands, all land uses and 

development activity, and all structures and facilities in shoreline 
jurisdiction, whether or not a permit or authorization is required, and shall 
apply to every person, firm, partnership, corporation, group, governmental 
agency, or other entity that owns or leases land within the city of White 
Salmon. No person, company, agency, or applicant shall alter a critical area 
or its attendant buffer except as consistent with the purpose and 
requirements of this chapter. 

 
b. The city of White Salmon shall not approve any shoreline substantial 

development permit (SSDP), shoreline conditional use permit (SCUP), 
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shoreline variance (SVAR), or shoreline statement of exemption (SSOE) or 
otherwise issue any authorization to alter the condition of any land, water, or 
vegetation, or to construct or alter any structure or improvement in, over, or 
on a shoreline critical area or associated buffer, without first assuring 
compliance with the requirements of this chapter and the SMP. 

 
c. Approval of a SSDP, SCUP, SVAR, or SSOE permit or development proposal 

pursuant to the provisions of one section within this chapter does not 
discharge the obligation of the applicant to comply with other provisions of 
this chapter. 

 
4. Designation: The city has designated critical areas by defining their 

characteristics in accordance with standard classifications in WAC 365-190. 
Through the process outlined in this chapter, including site visits by the City, 
submission of critical areas reports by the applicant, review of critical area maps, 
and review of critical area reports by the City or its consultants, the City shall 
determine whether a critical area exists and is regulated under this chapter, on or 
in close proximity to the subject property that would necessitate  a setback or 
buffer required under this chapter. 

 
5. Resources for Designation: The following resources will assist in determining the 

likelihood that a critical area exists. These resources may not identify all critical 
areas and should only be used as a guide. Actual field observations shall 
supercedesupersede information in these resources. 

 
a. Critical area maps. Critical area maps are on file at the City. These maps 

provide only approximate boundaries of known features and are not 
adequate substitutes for more detailed maps and/or studies that will identify 
the locations of critical areasThe map resource inventory lists all currently 
identified map resources. Additional maps may be added if they are 
identified as applicable and useful to the city or applicants in their efforts to 
identify critical areas. 

 
b. Critical areas maps available to assist with critical area identification. The 

following table identifies maps available to assist with critical areas 
identification: 

 
Source MAP NAME/TYPE 

Department of Ecology National Wetlands Inventory Map - available online 
Federal Emergency Management Agency Flood Insurance Rate Maps - available online 
Department of Natural Resources General Geohazard Mapping – Steep Slopes 

Stream Classification – Interactive mapping available 
online 
Rare Plant Map – By grid block 

Washington Department of Fish and Wildlife Priority Habitat and Species Map – available online 
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City of White Salmon Critical Aquifer Recharge Areas 
Note: City has a more complete listing of map locations and key contacts available for review. 
 

c. Coordination with WDFW: Information about type and location of identified 
fish and wildlife conservation areas is the most frequently updated 
information affecting the city. Fish and wildlife inventory maps also contain 
sensitive information and will not be provided for broad public review. For 
these reasons shoreline permit applications will be routed through WDFW. 
The city will coordinate with WDFW in order to: 

 
i. Accurately identify fish and wildlife habitat conservation areas; 

 
ii. Determine when a critical areas report and wildlife management plan is 

required; 
 

iii. Review and determine whether the scope of a proposed critical area 
report and wildlife management plan is sufficient to provide necessary 
information; and 

 
iv. Ensure that protection or mitigation measures called for in a critical area 

report and management plan are sufficient to protect the resource in 
accordance [to] with this regulation. 

 
d. Notice to WDFW: The city will work with WDFW to determine the type and 

location of actions they wish to be notified ofneeding WDFW notification. 
Notice of shoreline permits will be sent to WDFW to seek input on 
determinations related to the applicability of this chapter as required by the 
notice process in SMP section 2.4 and WAC 173-27-110. WDFW may respond 
as they are able. The city will not rely solely on the response from WDFW. If 
an action is of interest to WDFW the agency will be noticed when/if the city 
receives the scope describing proposed methodology of a study and the 
expected contents of the critical area report and management plan. WDFW 
may respond to the initial scope submitted as they are able. The city will not 
rely solely on the response from WDFW in its review of the proposed content 
for submittals. A completed critical area report and fish and wildlife habitat 
management plan shall be submitted to WDFW for review and comment 
prior to granting conditional approval of a use requiring a critical area report 
to be prepared. 

 
e. Additionally, the city has a series of maps, which approximate boundaries for 

the following critical areas within the city limits: fish and wildlife 
conservation areas, geologically hazardous areas, frequently flooded areas, 
wetlands, and critical aquifer recharge areas (for city water sources these are 
located outside city limits and urban growth boundary). These maps provide 
only approximate boundaries of known features and are not adequate 
substitutes for more detailed maps and/or studies that could identify 
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alternative locations of known features or additional critical area features not 
illustrated on the map. Mapped information may be sensitive in nature. 
Copies of the maps available for public viewing may be found at White 
Salmon City Hall. 

 
6. Bonds or Performance Security 

 
a. Prior to issuance of any SSDP, SCUP, SVAR, or SSOE or approval which 

authorizes site disturbance under the provisions of this chapter, the city may 
require performance security to assure that all work or actions required by 
this chapter are satisfactorily completed in accordance with the approved 
plans, specifications, permit or approval conditions, and applicable 
regulations and to assure that all work or actions not satisfactorily completed 
will be corrected to comply with approved plans, specifications, 
requirements, and regulations to eliminate hazardous conditions, to restore 
environmental damage or degradation, and to protect the health safety and 
general welfare of the public. 

 
b. The city shall require the applicant to post a performance bond or other 

security in a form and amount acceptable to the city for completion of any 
work required to comply with this code at the time of construction. If the 
development proposal is subject to mitigation, the applicant shall post a 
performance bond or other security in a form and amount deemed acceptable 
by the city to cover long term monitoring, maintenance, and performance for 
mitigation projects to ensure mitigation is fully functional for the duration of 
the monitoring period. 

 
c. The performance bond or security shall be in the amount of one hundred 

twenty-five (25)125 percent of the estimated cost of restoring the functions 
and values of the critical area at risk. 

 
d. The bond shall be in the form of an irrevocable letter of credit guaranteed by 

an acceptable financial institution, with terms and conditions acceptable to 
the city or an alternate instrument or technique found acceptable by the city 
attorney. 

 
e. Bonds or other security authorized for mitigation by this section shall remain 

in effect until the city determines, in writing, that the standards bonded have 
been met. Bonds or other security for required mitigation projects shall be 
held by the city for a minimum of five (5) years to ensure that the mitigation 
project has been fully implemented and demonstrated to function. The bond 
may be held for a longer periods upon written finding by the city that it is 
still necessary to hold the bond to ensure the mitigation project has met all 
elements of the approved mitigation plan. 
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f. Depletion, failure, or collection of bond funds shall not discharge the 
obligation of an applicant or violator to complete required mitigation, 
maintenance, monitoring, or restoration. 

 
g. Any failure to satisfy critical area requirements established by law or 

condition including, but not limited to, the failure to provide a monitoring 
report within thirty 30 days after it is due or comply with other provisions of 
an approved mitigation plan shall constitute a default, and the city may 
demand payment of any financial guarantees or require other action 
authorized by the law or condition. 

 
h. Any funds recovered pursuant to this section shall be used to complete the 

required mitigation. 
 

7. Notice on title. 
 

a. To inform subsequent purchasers of real property of the existence of critical 
areas the owner of any real property containing a critical area or buffer on 
which a development proposal is submitted and approved shall file a notice 
with the city for review and approval as to form and content prior to 
recording the notice with the county. The notice shall run with the property 
and will be required whether the critical area is kept in a single ownership or 
is isolated in a separate critical area tract. The notice shall state: 

 
i. The presence of the critical area or buffer on the property; 

 
ii. The use of this property is subject to the "Title"; and 

 
iii. That limitations on actions in or affecting the critical area and/or buffer 

may exist. 
 

b. This notice on title may be required for a development proposal by a public 
agency or public or private utility within a recorded or adjudicated right-of- 
way or easement. 

 
c. The applicant shall submit proof that the notice has been filed for public 

record prior to building permit approval or prior to recording of the final plat 
in the case of subdivisions. 

 
8. Inspection and right of entry. 

 
a. The city or its agent may inspect any development activity to enforce the 

provisions of this chapter. The applicant consents to entry upon the site by 
the city or its agent during regular business hours for the purposes of making 
reasonable inspections to verify information provided by the applicant and to 
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verify that work is being performed in accordance with the approved plans 
and permits and requirements of this chapter. 

 
9. Buffers. 

 
a. Measurement of Buffers. All buffers shall be measured perpendicularly 

from the critical area boundary as surveyed in the field. The width of the 
buffer shall be determined according to the category of the critical area and 
the proposed land use. 

 
b. Standard Buffers. The standard buffer widths presume the existence of a 

relatively intact native vegetation community in the buffer zone adequate to 
protect the critical area functions and values at the time of the proposed 
activity.  

 
b.c. Isolated Buffers. When a road or railroad completely functionally isolates 

the buffer from the critical area, the regulated critical area buffer shall not 
extend beyond the edge of the road or railroad. 

 
c.d. Averaging Buffers. The city or its agent will consider the 

allowanceauthorize averaging of wetland or stream fish and wildlife 
habitat conservation area buffers averaging only when the buffer area 
width after averaging will not adversely impact the critical area and/or 
buffer functions and values. At a minimum, any proposed buffer 
averaging shall meet the following criteria, as demonstrated in the 
applicant’s critical areas report: 

 
i. The buffer area after averaging is no less than that which would be 

contained within the standard buffer. 
 

ii. The buffer width shall not be reduced by more than twenty-five 
(25)25 percent at any one point as a result of the buffer averaging. 

 
iii. There are no feasible alternatives to the site design that could be 

accomplished without buffer averaging. 

 
iv. The critical area has significant differences in characteristics that affect its 

habitat functions, so that the buffer is increased adjacent to the higher 
functioning area and decreased adjacent to the lower-functioning portion. 

 
iii.v. The buffer area shall be enhanced where the buffer is averaged. 

 
iv.vi. The additional buffer is contiguous with the standard buffer. 

 
v.vii. Encroachment into the buffer does not occur waterward of the top of an 

associated steep slope. 
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vi.viii. Encroachment does not occur into the buffer of an associated 

wetland except as otherwise allowed. 
 

d.e. Additional Buffers. The city or its agent may require increased buffer sizes as 
necessary to protect critical areas when either the critical area is particularly 
sensitive to disturbance or the development poses unusual impacts. 
Oversight and input from resource agencies will be relied upon heavily by 
the city in its determination of need for additional buffers. 
 

e.f. Reducing Buffers. The city or its agent may reduce authorize a reduction 
up to twenty-five (25)25 percent of the critical areaa fish and wildlife 
habitat conservation area buffer if the reduction will not adversely impact 
the critical area and/or buffer functions and values. requirement unless 
Unless otherwise stipulated elsewhere in this regulation, the buffer 
reduction shall be subject to a critical area study performed by a qualified 
professional which finds: 

 
i. The applicant has demonstrated avoidance, minimization of impact, and 

lastly mitigation of impact in that order in accordance with SMP section 
5.1; 

 
ii. The proposed buffer reduction shall be accompanied by a mitigation plan 

per SMP section 5.3.2.5 that includes enhancement of the reduced buffer 
area; 

 
iii. The reduction will not adversely affect water quality or disrupt a 

significant habitat area; and 
 

iv. The reduction is necessary for reasonable development of the subject 
property. 

 
10. Land division and property line adjustment. 

 
a. Subdivisions, short subdivisions, boundary line adjustments of land in or 

adjacent to critical areas and associated buffers are subject to the following: 
 

i. Parcels of land shall not be wholly located within a critical area or buffer. 
 

ii. Land that is wholly within a wetland or associated buffer may not be 
subdivided or the boundary line adjusted unless it can be demonstrated 
to qualify for and is granted a SVAR under SMP Chapter 2. 

 
iii. Land that is partially within a wetland or associated buffer area may be 

subdivided or the boundary line adjusted provided that an accessible and 
contiguous portion of each new or adjusted lot is located outside the 
critical area and buffer and is large enough to accommodate the intended 
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use. 
 

i. b. Accessory roads and utilities serving the proposed subdivision may be 
permitted within the wetland or stream critical area and associated buffer 
only if the city determines that no other feasible alternative exists. And 
consistent with SMP section 6.2.10. 

 
11. Critical area tracts. Critical area tracts shall be established for all undeveloped 

portions of critical areas and their buffers, with the exception of fish wildlife 
habitat conservation area buffers. Critical areas tracts are legally created lots 
containing critical areas and their buffers that shall be developed in accordance 
with the provisions of the SMP. Critical area tracts shall be identified on all 
required plans for SSDP, SVAR, SCUP, and SCOE. 

 
a. Responsibility for maintaining tracts in compliance with the WSMC and all 

terms and conditions applied to the tract based on review of required critical 
area reports and studies shall be that of the property owners, homeowners 
association, condominium owners association, or other association of 
property owners who hold title to the critical area tract. Within three (3) years 
of creation of the critical areas tract, ownership and maintenance of the tract 
shall be vested in the association of property owners. The permit applicant, 
owner, or other appropriate entity deemed acceptable by the city attorneyCity 
shall be responsible for maintaining the tract until such time as the 
homeowners association is duly formed. 

 
b. The following note shall appear on the face of all SSDP, SCUP, SVAR, SCOE 

plans and shall be recorded on the title for all affected lots: 
 

i. "NOTE: All lots adjoining separate critical areas tracts are jointly and 
severally responsible for the maintenance and protection of the tracts. 
Maintenance includes ensuring that no alteration occurs within the 
separate tract and that vegetation remains undisturbed unless the express 
written permission of the city of White Salmon [h]ashas been received." 

 
c. The city may waive the requirement that a critical areas tract be created if it is 

determined that all or the critical majority of a tract will be contained in a 
single ownership without creation of a separate tract. 

 
d. A critical area tract shall be incorporated in the area of the parent lot for 

purposes of subdivision density allocation and may be relied on by 
surrounding parcels to meet minimum lot size requirements. Any portion of 
the area within the critical area tract may only be included in the calculation 
of lot area for a single lot. 

 
12. Marking and/or fencing. 

 

Commented [DN8]: The critical area should either be in a 
conservation easement or tract, but shouldn’t be exempt 
from both or damage will occur.  Also suggested to remove 
in CAO. 
 
Subsection "d" was suggested to be removed and replaced 
with residential density transfer.  Not included here due to 
potential lack of applicability. 
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a. Temporary Construction Markers. The outer perimeter of a wetland, stream, 
fish and wildlife conservation areas, steep slopescritical area and their 
associated buffer and the limits of these areas to be disturbed pursuant to an 
approved permit or authorization shall be marked in the field in a manner 
approved by the city so no unauthorized intrusion will occur. Markers or 
fencing are subject to inspection by the city or its agent or his designee prior 
to the commencement of permitted activities. This temporary marking shall 
be maintained throughout construction and shall not be removed until 
directed by the city or its agent, or until permanent signs and/or fencing, if 
required, are in place. 

b. Permanent Markers. Following the implementation of an approved 
development plan or alteration, the outer perimeter of the critical area or 
buffer that is not disturbed shall be permanently identified. This 
identification shall include permanent wood or metal signs on treated wood 
or metal posts, or affixed to stone boundary markers at ground level. Signs 
shall be worded as follows: 

 
i. CRITICAL AREA BOUNDARY. "Protection of this natural area is in your 

care. Alteration or disturbance of this critical area is prohibited. Please 
call the city of White Salmon for more information. Removal of this sign 
is prohibited." 

 
c. Sign Locations. The city or its agent shall approve sign locations during 

review of the development proposal. Along residential boundaries, the signs 
shall be at least four inches by six inches (4 by 6 inches) in size and spaced 
one per centerline of lot or every seventy-five (75)50 feet for lots whose 
boundaries exceed one hundred fifty (150) feet. At road endings, crossings, 
and other areas where public access to the critical area is allowed, the sign 
shall be a minimum of eighteen inches by twenty-four inches (18 by 24 
inches) in size and spaced one every seventy-five50 feet. Alternate sign type 
and spacing may be approved by the city if the alternate method of signage is 
determined to meet the purposes of this section. 

 
d. Permanent Fencing. The city or its agent shall require permanent fencing 

where there is a substantial likelihood of the intrusion into the critical area 
with the development proposal. The city or its agent shall also require such 
fencing when, subsequent to approval of the development proposal; 
intrusions threaten conservation of critical areas. The city or its agent may 
use any appropriate enforcement actions including, but not limited, to fines, 
abatement, or permit denial to ensure compliance. The fencing may provide 
limited access to the stream or wetland but shall minimize bank disturbance. 

 
5.3.2 General Mitigation Requirements for All Critical Areas 

6. The city of White Salmon will use the following general methods and 
mechanisms to accomplish the purposes of the critical areas regulations. This 
section shall be applied to all approved development applications and alterations 

Commented [DN9]: Ecology guidance is every 50 feet 
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when action is taken to implement the proposed action. 
 

1. Protection of critical areas shall observe the mitigation sequence outlined in SMP 
section 5.1., unless part of a restoration plan for a significantly degraded wetland 
or stream buffer, described under section 5.3.1.10, below: 

 
2. The buffer for a created, restored, or enhanced critical area as compensation for 

approved alterations shall be the same as the buffer required for the category of 
the critical area. For the purposes of restoration, creation, or enhancement, 
buffers shall be fully vegetated and shall not include lawns, walkways, 
driveways or other mowed or paved areas. Mitigation shall be completed 
immediately following disturbances and prior to use or occupancy of the activity 
or development, or when seasonally appropriate. Construction of mitigation 
projects shall be timed to reduce impacts to existing fisheries, wildlife, and water 
quality. 

 
3. General mitigation requirements: The following section provides general 

mitigation requirements applicable to alteration of critical areas and their 
buffers. Additional specific mitigation requirements are found under the 
sections for the particular type of critical area. 

 
a. Restoration/rehabilitation is required when a critical area or its buffers has 

been altered on the site in violation of city regulations prior to development 
approval and as a consequence its functions and values have been degraded. 
Restoration is also required when the alteration occurs in violation of city 
regulations during the construction of an approved development proposal. 
At a minimum, all temporarily affected areas shall be restored to their 
previous condition pursuant to an approved mitigation plan. 

 
b. Restoration/rehabilitation is required when the critical area or it buffers will 

be temporarily altered during the construction of an approved development 
proposal. At a minimum, all temporarily affected areas shall be restored to 
their previous condition pursuant to an approved mitigation plan. A 
qualified professional should determine restoration is possible before any 
temporary disturbance occurs. 

 
c. Compensation. The goal of compensation is no net loss of critical area/or 

buffer functions on a development site. Compensation includes replacement 
or enhancement of the critical area or its buffer depending on the scope of the 
approved alteration and what is needed to maintain or improve the critical 
area and/or buffer functions. Compensation for approved critical area or 
buffer alterations shall meet the following minimum performance standards 
and shall occur pursuant to an approved mitigation plan: 

 
i. The buffer for a created, restored, or enhanced critical area as 

compensation for approved alterations shall be the same as the buffer 
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required for the category of the created, restored, or enhanced critical 
area. For the purposes of restoration, creation, or enhancement, buffers 
shall be fully vegetated and shall not include lawns, walkways, 
driveways and other mowed or paved areas. 

 
ii. On-site and In-kind. Unless otherwise approved, all critical area impacts 

shall be compensated for through restoration or creation of replacement 
areas that are in-kind, on-site, and of similar or better critical area 
category. Mitigation shall be timed prior to or concurrent with the 
approved alteration and shall have a high probability of success. 

 
iii. Off-site and In-kind. The city or its agent may consider and approve off- 

site compensation where the applicant demonstrates that greater 
biological and hydrological functions and values will be achieved. The 
compensation may include restoration, creation, or enhancement of 
critical areas. The compensation ratios specified under the "on-site" 
compensation section for each critical area shall apply for off-site 
compensation as well. 

 
iv. Increased Replacement Ratios. The city or its agent may increase the 

ratios under the following circumstances: (a) Uncertainty exists as to the 
probable success of the proposed restoration or creation due to an 
unproven methodology or proponent; or (b) A significant period will 
elapse between impact and replication of wetland functions; or (c) The 
impact was unauthorized. 

 
v. Decreased Replacement Ratios. The city or its agent may decrease the 

ratios required in the "on-site" ratios specified under the compensation 
section of each critical area, when all the following criteria are met: (a) 
minimum replacement ratio of 1:1 will be maintained, (b) Documentation 
by a qualified specialist demonstrates that the proposed mitigation 
actions have a very high rate of success, (c) Documentation by a qualified 
specialist demonstrates that the proposed mitigation actions will provide 
functions and values that are significantly greater than the critical area 
being impacted; and (d) The proposed mitigation actions are conducted 
in advance of the impact and have been shown to be successful. 

 
vi. Critical Area Enhancement as Mitigation. (a) Impacts to critical areas may 

be mitigated by enhancement of existing significantly degraded critical 
areas only after a 1:1 minimum acreage replacement ratio has been 
satisfied. Applicants proposing to enhance critical areas must produce a 
critical areas report that identifies how enhancement will increase the 
functions and values of the degraded critical areas and how this increase 
will adequately mitigate for the loss of critical area function at the impact 
site. (b) At a minimum, enhancement acreage, provided after a 1:1 
replacement ratio has been satisfied, shall be double the acreage required 
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for creation acreage under the "on-site" compensation section specified 
under each critical area. The ratios shall be greater than double the 
required acreage when the enhancement proposal would result in 
minimal gain in the performance of critical area functions currently 
provided in the critical area. 

d. Mitigation shall be completed immediately following disturbances and prior 
to use or occupancy of the activity or development, or when seasonally 
appropriate. Construction of mitigation projects shall be timed to reduce 
impacts to existing fisheries, wildlife, water quality, and vegetation. 

 
4. Mitigation plans. 

 
a. Mitigation or alterations to critical areas shall achieve equivalent or greater 

biological functions and shall include mitigation for adverse impacts 
upstream and downstream of the development proposal site. Mitigation sites 
for wetlands, streams, and fish and wildlife habitat conservation critical areas 
shall be located to achieve contiguous habitat corridors in accordance with a 
mitigation plan that is part of an approved critical areas report to minimize 
the isolating effects of development on habitat areas. Mitigation of aquatic 
habitat shall be located within the same aquatic ecosystem as the area 
disturbed. Mitigation shall address each function affected by the alteration to 
achieve functional equivalency or improvement on a per function basis. 

 
b. The scope and content of a mitigation plan shall be decided on a case-by-case 

basis: as the impacts to the critical area increase, the mitigation measures to 
offset these impacts will increase in number and complexity. The city of 
White SalmonDuring the review of the requested studies, the City shall 
determine during the review of the requested studies which of the 
components listed in [sub]section [C.]c, below shall be required as part of the 
mitigation plan. Key factors in this determination shall be the size and nature 
of the development proposal, the nature of the impacted critical areas, and 
the degree of cumulative impacts on the critical area from other 
development proposals. 

 
c. At a minimum, the following components shall be included in a complete 

mitigation plan: 
 

i. Baseline Information. Provide existing conditions information for both 
the impacted critical areas and the proposed mitigation site as described 
in "General critical area report requirements" and "Additional report 
requirements" for each critical area. 

 
ii. Environmental Goals and Objectives. The mitigation plan shall include a 

written report identifying environmental goals and objectives of the 
compensation proposed and including: (a) A description of the 
anticipated impacts to the critical areas, the mitigating actions proposed, 
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and the purposes of the compensation measures, including the site 
selection criteria, identification of compensation goals, identification of 
resource functions, and dates for beginning and completing site 
compensation construction activities. The goals and objectives shall be 
related to the functions and values of the impacted critical area; and (b) A 
review of the science supporting the proposed mitigation. 

 
d. Performance Standards. The mitigation plan shall include measurable 

specific criteria for evaluating whether or not the goals and objectives of the 
mitigation project have been successfully attained and whether or not the 
requirements of this chapter have been met. They may include water quality 
standards, species richness and diversity targets, habitat diversity indices, or 
other ecological, geological, or hydrological criteria. 

 
e. Detailed Construction Plan. These are the written specifications and 

descriptions of mitigation technique. This plan should include the proposed 
construction sequencing, grading and excavation details, erosion and 
sedimentation control features, a native planting plan, and detailed site 
diagrams and any other drawings appropriate to show construction 
techniques or anticipated final outcome. 

 
f. Monitoring and/or Evaluation Program. The mitigation plan shall include a 

program for monitoring construction of the compensation project, and for 
assessing a completed project, as detailed under SMP section 5.3.2.65 
below. 

 
g. Contingency Plan. This section identifies potential courses of action, and any 

corrective measures to be taken when monitoring or evaluation indicates 
projected performance standards have not been met. 

 
5. Monitoring. 

 
a. The city will require long-term monitoring of development proposals where 

alteration of critical areas or their buffers are approved. Such monitoring 
shall be an element of the required mitigation plan and shall document and 
track impacts of development on the functions and values of critical areas, 
and the success and failure of mitigation requirements. Monitoring may 
include, but is not limited to: 

 
i. Establishing vegetation transects or plots to track changes in plant species 

composition over time; 
 

ii. Using aerial or other photography to evaluate vegetation community 
response; 

 
iii. Sampling surface and ground waters to determine pollutant loading; 
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iv. Measuring base flow rates and stormwater runoff to model and evaluate 
water quantity predictions; 

v. Measuring sedimentation rates; and 
 

vi. Sampling fish and wildlife populations to determine habitat utilization, 
species abundance, and diversity; 

 
vii. Sampling of water temperatures for wetlands and streams. 

 
viii. The property owner will be required to submit monitoring data and 

reports to the city on an annual basis or other schedule as required by the 
city or its agent. Monitoring shall continue for a minimum period of five 
(5) years or for a longer period if necessary to establish that the mitigation 
performance standards have been met. 

 
ix. Performance Bond. Prior to issuance of any permit or approval, which 

authorizes site disturbance under this chapter, the city or its agent shall 
require performance security as specified in section 5.3.1.6, 
Administration. 

 
6. Contingencies/adaptive management. 

 
a. When monitoring reveals a significant deviation from predicted impacts or a 

failure of mitigation measures, the applicant shall be responsible for 
appropriate corrective action. Contingency plans developed as part of the 
original mitigation plan shall apply, but may be modified to address a 
specific deviation or failure. Contingency plan measures shall be subject to 
the monitoring requirement to the same extent as the original mitigation 
measures. 

 
7. Habitat management plans. A habitat management plan shall be required by the 

city when the critical area review of a development proposal determines that the 
proposed activity will have an adverse impact on wetland, stream, and fish and 
wildlife habitat conservation area critical areas. 

 
a. A.  A habitat management plan, prepared by a qualified biologist in 

consultation with WDFW, shall address the following mitigation measures: 
 

i. Reduction or limitation of development activities within the critical area 
and buffers; 

 
ii. Use of low impact development techniques or clustering of development 

on the subject property to locate structures in a manner that preserves 
and minimizes the adverse effects to habitat areas; 

 
iii. Seasonal restrictions on construction activities on the subject property; 
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iv. Preservation and retention of habitat and vegetation on the subject 
property in contiguous blocks or with connection to other habitats that 
have a primary association with a listed species; 

 
v. Establishment of expanded buffers around the critical area; 

 
vi. Limitation of access to the critical area and buffer; and 

 
vii. The creation or restoration of habitat area for listed species. 

 
5.3.3 General Critical Areas Report Requirements 

1. In addition to the information required for an SSDP, any development activity 
subject to the provisions of this chapter may be required to submit a critical areas 
report as described under SMP section 5.3.3.3. 

 
2. Timing of Studies. When an applicant submits an application for any 

development proposal, it shall indicate whether any critical areas or buffers are 
located on or adjacent to the site. The presence of critical areas may require 
additional studies and time for review. However, disclosure of critical areas early 
will reduce delays during the permit review process. If the applicant should 
disclose there are no known critical areas, further studies may be required for 
verificationthey shall provide a report describing all critical areas present that 
will be impacted by the proposal. The critical areas report shall meet the 
requirements of this section, as well as any additional requirements listed in the 
subchapter for the specific critical area type impacted. 

 
3. When Studies are Required. 

 
a. The city or its agent may hire an independent qualified professional or seek 

input from a qualified representative of the appropriate resource agency to 
assist with the determination of whether a critical areas report is necessary 
when sufficient information to evaluate a proposal is not available. 

 
b. The City will seek the assistance from a qualified representative of the 

appropriate resource agency to assist with the determination that a critical 
areas report is necessary. (e.g., WDFW regional representative may be 
consulted to determine if the presence of a fish and wildlife conservation area 
requires a critical areas study.) 

 
c.b. If a critical area report is required, the city or its agent may retain 

independent qualified consultants, at the applicant's expense, to assist in 
review of studies that are outside the range of staff expertise. The city may 
develop a list of pre-qualified consultants that can be used by an applicant in 
order to preclude the need for peer review of submitted reports. 

 
d.c. Critical area reports shall be written by a qualified professional, as 
defined in the definitions section of this chapter. A critical areas report shall 
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include all information required pursuant to SMP section 5.3.3.4, below. A 
monitoring and maintenance program shall be required to evaluate the 
effectiveness of mitigating measures. 

 
e.d. Studies generated as part of an expanded SEPA environmental checklist or 

an environmental impact statement may qualify as a critical areas report if 
the project is developed in enough detail to have provided an evaluation of 
site-specific impacts and mitigation measures. 

 
4. General Critical Areas Report Requirements. 

 
a. A critical areas report shall have three components: (a) a site analysis, (b) an 

impact analysis, and (c) proposed mitigation measures. More or less detail 
may be required for each component depending on the size of the project, 
severity, and potential impacts. The city or its agent may waive the 
requirement of any component when adequate information is otherwise 
available. 

 
b. In addition to the specific requirements specified under each critical area, all 

studies shall contain the following information unless it is already available 
in the SSDP, SCUP, SVAR, or SCOE permit application: 

 
i. Site map of the project area at a 1:20 or larger scale dimensioned, 

including: (a) Reference streets and property lines, (b) Existing and 
proposed easements, rights-of-way, trail corridors and structures, (c) 
Contour intervals (two [2] feet); steep slope areas to be highlighted (d) 
The edge of the one hundred-year floodplain, and edge of the floodway if 
appropriate , (e) Shoreline management program environmental 
designation and zone, (f) Hydrology: show surface water features both on 
and adjacent to the site; show any water movement into, through, and off 
the project area; show stream and wetlands classifications, show seeps, 
springs, and saturated soil zones; label wetlands not found on the city 
inventory maps as un-inventoried, (g) Identification of all site 
preparation, grading activities and dimensioned location of proposed 
structures, roads, stormwater facilities, impervious surfaces, and 
landscaping to critical areas (h) All drainage plans for discharge of 
stormwater runoff from developed areas, (i) Location of buffer lines (if 
required or proposed), (j) Location of sensitive area tract and/or  
easement. 

 
ii. Written report detailing: (a) How, when, and by whom the report was 

performed (including methodology and techniques), (b) Weather 
conditions during and prior to any field studies if relevant to conclusions 
and recommendations; (c) Description of the project site and its existing 
condition including degraded critical areas; (d) Description of existing 
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critical area and buffer functions and values; (e) Description of habitat 
features present and determination of actual use of the critical area by any 
endangered, threatened, rare, sensitive, or unique species of plants or 
wildlife as listed by the federal government or state of Washington, (f) 
The total acreage of the site in each type of critical area(s) and associated 
buffers, (g) The proposed action; including but not limited to description 
of filling, dredging, modification for storm water detention or discharge, 
clearing, grading, restoring, enhancing, grazing or other physical 
activities that change the existing vegetation, hydrology, soils or habitat, 
(h) When alteration to a critical area or its buffer is proposed provide an 
explanation why the impact is unavoidable and how it meets the criteria 
for a defined exception, (i) Description of potential environmental impact 
of the proposed project to the critical area(s) and demonstration of 
mitigation sequencing approach, and description of any proposed 
mitigation measures, (j) Habitat and native vegetation conservation 
strategy that addresses methods to protect and enhance on-site habitat 
and critical area functions, (k) The mitigation measures proposed to avoid 
or lessen the project impacts (during construction and permanently), (l) 
When alteration to the critical area or its buffer is proposed, include a 
mitigation plan as specified by this chapter, (m) A discussion of ongoing 
management practices that will protect habitat after the project site has 
been developed; including proposed monitoring and maintenance 
programs, (n) Description of local, state, and federal regulations and 
permit requirements. 

 
iii. The city may waive or accept an alternative form of the required 

information if it determines, in consultation with the appropriate resource 
agency, that the alternate form of information provides sufficient detail to 
determine whether all applicable criteria and standards are met. 

 
5.3.4 Fish and Wildlife Habitat Conservation Areas Designation, Mapping, and 

Classification 
1. Purpose: The purpose of the fish and wildlife habitat conservation areas is to 

preserve and protect those areas with which anadromous fish, threatened and 
endangered species, and species of local importance have a primary association. 

 
2. Designation. 

 
a. For purposes of these regulations, fish and wildlife conservation areas are 

those habitat areas that meet any of the following criteria: 
 

i. Documented presence of species and their critical habitat listed by the 
federal government or the state of Washington as endangered, 
threatened, and sensitive species; 

93



City of White Salmon 
Shoreline Master Program 
White Salmon, Washington 

Page 58 of 124 
 

ii. Priority habitats and species designated by the Washington Department 
of Fish and Wildlife; 

 
iii. Waters of the state; 

 
iv. Heritage tree sites. 

 
b. All areas within the shoreline meeting one or more of the above criteria, 

regardless of any formal identification, are designated critical areas and are 
subject to the provisions of this chapter. The approximate location and extent 
of known fish and wildlife habitat conservation areas are shown on the 
critical area maps kept on file at the city. Wildlife data is sensitive,  and 
changes over time, and the requirements for protection requirements vary 
depending on specific site and area characteristics. WDFW will be consulted 
to verify the presence of critical habitat areas. Access to the maps will may be 
limited to a need to know basis for individual project proposals, due to 
theCity staff because of the sensitivity of the information in the maps. 

 
5.3.5 Fish and Wildlife Habitat Conservation Areas Protection Standards 

1. Riparian Habitat Conservation Area Buffer. 
 

1. The Columbia River shall have a minimum 50-foot riparian habitat conservation 
buffer. Within this buffer area, no net loss of riparian habitat functions is 
achieved through the implementation of the standards of the fish and wildlife 
habitat conservation areas protection standards and the standards of this SMP.  

 
2. Setbacks. 

 
d.2. Riparian Setbacks. Development, building, and use setbacks from fish and 

wildlife habitat conservation areas shall meet the standards set forth in Table 6-1 
of the SMP. 

 
3. General performance standards. The requirements provided in this subsection 

supplement those identified in section 5.3.1 “General Regulations for All Critical 
Areas.” All new structures and land alterations shall be prohibited from habitat 
conservation areas, except in accordance with this chapter. Additional standards 
follow: 

 
a. Only development which adheres to the provisions of the SMP shall be 

allowed within a habitat conservation area or any associated buffer area with 
which state or federally endangered, threatened, or sensitive species have a 
primary association. 

 
b. Whenever development is proposed adjacent to a fish and wildlife habitat 

conservation area with which state or federally endangered, threatened, or 
sensitive species have a primary association, such areas shall be protected 
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through the application of protection measures in accordance with a critical 
areas report prepared by a qualified professional and approved by the city or 
its agent. WDFW should be consulted to providefor a technical review and an 
advisory role in definingto advise during the definition of the scope of the 
habitat study. 

 
c. No plant, wildlife, or fish species not indigenous to the region shall be 

introduced into a habitat conservation area unless authorized by a state or 
federal permit or approval. 

 
d. The city or its agent shall apply conditions of approval of to proposed 

activities allowed adjacent to a fish and wildlife habitat conservation area or 
its buffer, as necessary, per  the approved critical area report and habitat 
management plan to minimize or mitigate any potential adverse impacts. 
Performance bonds as defined by this chapter may also be made a condition 
of approval in accordance with the provisions of this chapter. 

 
e. Activities, uses, and alterations proposed to be located in the Columbia River 

shall give special consideration to the preservation and enhancement of 
anadromous fish habitat, including, but not limited to, the following: 

 
i. Activities shall be timed to occur only during the allowable work window 

as designated by the state department of fish and wildlifeWDFW; 
 

ii. An alternative alignment or location for the activity is not feasible; 
 

iii. The activity is designed so that it will minimize the degradation of the 
upstream and downstream functions or values of the fish habitat or other 
critical areas; and 

 
iv. Any impact to the functions and values of the habitat conservation area 

are mitigated in accordance with an approved critical areas report. 
 

f. Structures that prevent the migration of salmonids shall not be allowed in the 
portion of water bodies currently or historically used by anadromous fish. 
Fish bypass facilities shall be provided that allow the upstream and 
downstream migration of adult and juvenile fish. 

 
5.3.6 Fish and Wildlife Habitat Conservation Areas Critical Area Reports 

1. A critical areas report for fish and wildlife habitat conservation areas shall be 
prepared by a qualified biologist with experience analyzing aquatic and/or 
wildlife habitat and who has experience preparing reports for the relevant type 
of critical area. The city will ask the applicant to provide a scope describing the 
methodology of the study and the expected content of the report and mitigation 
plan. If provided, the scope will be forwarded to WDFW to help ensure the 
adequacy of work done relative to the extent of the habitat concerns present. 
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WDFW will respond as they are able. City will not rely solely on WDFW review 
of report scope. Notice will be provided in the interest of ensuring consultant 
work proposed is in line with agency expectations. 

 
a. In addition to the requirements of SMP section 5.3.1 “General Regulations for 

All Critical Areas,” critical area reports for wildlife habitat areas shall include 
the following additional information: 

 
i. An assessment of habitats including gray squirrel habitat in Oregon 

White Oak woodlands with the following site and proposal related 
information; 

 
ii.i. Identification of any species of local importance; priority species; or 

endangered, threatened, sensitive or candidate species that have a 
primary association with habitat on or adjacent to the project area, and 
assessment of potential project impacts to the use of the site by the 
species. The applicant shall include the qualities that are essential to 
maintain feeding, breeding, and nesting of listed species that use the 
habitat on or adjacent to the project area; 

 
iii.ii. A discussion of any federal, state, or local species management 

recommendations, including the state department of fish and 
wildlifemost recent versions of the WDFW habitat management 
recommendations, for priority habitats and species, and by any 
recovery and management plans prepared by the WDFW for the 
listed species pursuant to WAC 232-12-297(11)that have been 
developed for species or habitat located on or adjacent to the project 
area. 

 
iv.iii. On the site map: (a) The location of the OHWM, (b) The toe of any slope 

twenty-five (25) percent or greater within twenty-five (25) feet of the 
OHWM, (c) The location of any proposed or existing stream crossing. 

 
v.iv. In the report: (a) Characterization of riparian (streamside) vegetation 

species, composition, and habitat function, (b) Description of the soil 
types adjacent to and underlying the stream, using the U.S Department 
of Agriculture Natural Resources Conservation Service Soil 
Conservation Service soil classification system, (c) Determination of the 
presence or absence of fish, and reference sources; and (d) When stream 
alteration is proposed, include stream width and flow, stability of the 
channel including erosion or aggradation potential, type of substratum, 
discussions of infiltration capacity and biofiltration as compared to the 
stream prior to alteration, presence of hydrologically linked wetlands, 
analysis of fish and wildlife habitat, and proposed floodplain limits. 

 
2. Habitat Study. Shoreline development proposals or alterations shall prepare, and 

96



City of White Salmon 
Shoreline Master Program 
White Salmon, Washington 

Page 61 of 124 
 

submit, as part of its critical areas study, a habitat study which identifies which, if 
any, priority species listed in 5.3.4.2.a.ii are using the subject property or if any 
priority habitats listed in 5.3.4.2.a.iii are found within the subject parcel. If one or 
more listed species or habitats are using the property, the following additional 
requirements shall apply: 
a. The applicant shall include in its critical areas study a habitat management 

plan which identifies the qualities that are essential to maintain feeding, 
breeding, and nesting of listed species using the fish and wildlife habitat 
conservation area and which identifies measures to minimize the impact on 
these ecological processes from proposed activities. The applicant shall be 
guided by the ESA Recovery Plan for the Lower Columbia River (NMFS, 
June 2013) and by the document Management Recommendations for 
Washington's Priority Habitats and Species, issued by the Washington 
Department of Fish and WildlifeWDFW, as amended, and by any recovery 
and management plans prepared by the Washington Department of Fish 
and WildlifeWDFW. 

 
b. Conditions shall be imposed, as necessary, based on the measures identified 

in the habitat management plan, to achieve no net loss of shoreline habitat. 
 

c. Approval of alteration of land adjacent to the habitat conservation area, 
buffer or any associated setback zone shall not occur prior to consultation 
with the state department of fish and wildlife and the appropriate federal 
agency. 

 
5.3.7 Heritage Trees Designation, Mapping, and Classification 

1. Purpose and Applicability. The requirements provided in this section 
supplement those identified in SMP section 5.3.1 “General Regulations for All 
Critical Areas.” All heritage trees qualifying for protection provide valuable local 
habitat and shall be protected as critical areas. The tree protection area shall be 
equal to ten times the trunk diameter of the tree or the average diameter of the 
area enclosed within the outer edge of the drip line of the canopy, whichever is 
greater. 

 
2. To be considered a heritage tree the tree must be nominated by the landowner of 

the ground sustaining the tree and be accepted by the city onto the inventory list 
of heritage trees compiled and maintained by the city. Heritage trees include: 

 
a. Oregon White Oaks with a trunk diameter larger than fourteen (14) inches, 

 
b. All other tree species with a trunk diameter greater than eighteen (18) inches, 

or 
 

c. Any tree designated as a heritage tree by the city council in accordance with 
the nomination process detailed below. 
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3. Heritage trees may be designated in accordance with the following nomination 
and designation process: 
a. Trees with smaller trunk diameters may also be nominated for heritage status 

by the property owner, by submitting a map, a photograph, and a narrative 
description including the location, species, approximate age, and the specific 
characteristics and reasoning on which the nomination is based. To receive 
such a designation, a tree must be an outstanding specimen, especially old or 
large, or of distinctive form, location, or of ecological, cultural or historical 
significance. 

 
b. The city shall inspect the tree, consider public comments, consult with a 

certified arborist if relevant, and decide whether or not the tree is to be 
designated a heritage tree. Notice of the city's decision shall be mailed to the 
land owner and any other parties participating in the evaluation process. 

 
c. The council may be asked to reverse its designation of a heritage tree. 

 
4. Tree inventory is required. 

 
a. The city shall maintain a list of heritage trees designated within the city limits 

in response to the voluntary nomination process. The inventory may include 
a map identifying the location of the trees and a brief narrative description of 
each heritage tree. 

 
5.3.8 Heritage Trees Protection Standards 

1. Maintenance and preservation of heritage trees is required. 
 

a. Any owner or applicant shall use reasonable efforts to maintain and preserve 
all heritage trees located thereon in a state of good health pursuant to the 
provisions of this chapter. Failure to do so shall constitute a violation of this 
chapter. Reasonable efforts to protect heritage trees include: 

 
i. Avoidance of grading, excavation, demolition and soil compaction or 

construction activity within the heritage tree protection area where 
possible. 

 
ii. Grading, excavation, demolition or construction activity within the 

heritage tree protection area shall require submittal of a tree protection 
plan, prepared in accordance [with] applicable guidelines for a critical 
area report and habitat management plan per SMP section 5.3.3., 
“General Critical Areas Report Requirements.” 

 
iii. Consideration of the habitat or other value of mature trees in the request 

for a shoreline variance may require listing of the tree as a heritage tree. 
Once listed for protection, approval of shoreline variances or 
modification of standards are considered reasonable actions and not the 
result of a self-created hardship. 
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b. Building set back lines stipulated by subsection SMP section 5.3.1.11 shall be 
measured from the outer line of the tree protection area for heritage trees. 

 
c. Review and approval of the critical areas report and tree protection plan by 

the city is required prior to issuance of any permit for grading or construction 
within the heritage tree protection area. 

 
d. A heritage tree protection easement (HTPE) shall be required. A HTPE is an 

easement granted to the city for the protection of a heritage tree protection 
area. HTPEs shall be required as specified in these rules and shall be 
recorded on final development permits and all documents of title and with 
the county recorder at the applicant's expense. The required language is as 
follows: 

 
i. "Dedication of a Heritage Tree Protection Easement (HTPE) conveys to 

the public a beneficial interest in the land within the easement. This 
interest includes the preservation of existing heritage tree for all purposes 
that benefit the public health, safety and welfare, including control of 
surface water and erosion, maintenance of slope stability, visual and aural 
buffering, and protection of plant and animal habitat. The HTPE   
imposes upon all present and future owners and occupiers of land subject 
to the easement the obligation, enforceable on behalf of the public of the 
city of White Salmon, to leave undisturbed all heritage trees within the 
easement. The heritage tree protection area may not be impacted by 
grading, excavation, demolition or construction without express 
permission from the city of White Salmon, which permission must be 
obtained in writing." 

 
e. .Heritage tree removal and major pruning is prohibited. It is unlawful for any 

person to remove, or cause to be removed any heritage tree from any parcel 
of property in the city, or prune more than one-fourth of the branches or  
roots within a twelve-month period, without obtaining a SSDP, SCUP, SVAR, 
or SSOE permit; provided, that in case of emergency, when a tree is 
imminently hazardous or dangerous to life or property, it may be removed by 
order of the police chief, fire chief, the director of public works or their 
respective designees. Any person who vandalizes, grievously mutilates, 
destroys or unbalances a heritage tree without a SSDP, SCUP, SVAR, or  
SCOE permit or beyond the scope of such an approved permit shall be in 
violation of this chapter. 

 
f. Exceptions to the provisions in this section include: 

 
i. A heritage tree can be removed if it is dead, dangerous, or a nuisance, as 

attested by an arborist's report, submitted to the city and paid for by the 
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tree owner or by order of the police chief, fire chief, the director of public 
works or their respective designees. 

 
ii. A heritage tree in or very close to the "building area" of an approved 

single family residence design can be replaced by another tree. A heritage 
tree can be removed if its presence reduces the building area of the lot by 
more than fifty (50) percent after all potential alternatives including 
possible setbacks to minimum yard depth and width requirements have 
been considered. 

 
iii. Any person desiring to remove one or more heritage trees or perform 

major pruning shall apply for an exception pursuant to procedures 
established by this section. 

 
iv. It is the joint responsibility of the property owner and party removing the 

heritage tree or trees, or portions thereof to obtain exception. The city 
may only issue a permit for the removal or major pruning of a heritage 
tree if it is determined that there is good cause for such action. In 
determining whether there is good cause, the city shall consult with a 
certified arborist, paid for by the applicant, as appropriate. The city shall 
also give consideration to the following: (a) The condition of the tree or 
trees with respect to disease, danger of falling, proximity to existing or 
proposed structures and interference with utility services, (b) The 
necessity to remove the tree or trees in order to construct proposed 
improvements to the property (c) The topography of the land and the 
effect of the removal of the tree on erosion, soil retention and diversion or 
increased flow of surface waters (d) The long-term value of the species 
under consideration, particularly lifespan and growth rate, (e) The 
ecological value of the tree or group of trees, such as food, nesting, 
habitat, protection and shade for wildlife or other plant species (f) The 
number, size, species, age distribution and location of existing trees in the 
area and the effect the removal would have upon shade, privacy impact 
and scenic beauty (g) The number of trees the particular parcel can 
adequately support according to good arboricultural practices; and (h) 
The availability of reasonable and feasible alternatives that would allow 
for the preservation of the tree(s). The applicant shall retain downed or 
cut heritage trees on the property as fish and wildlife habitat wherever 
feasible. 

 
5.3.9 Heritage Trees Critical Area Reports 

1. The critical area report for purpose of this section shall include a heritage tree 
protection plan and shall be prepared by a certified arborist. The plan shall 
address issues related to protective fencing and protective techniques to 
minimize impacts associated with grading, excavation, demolition and 
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construction. The city may impose conditions on any permit to assure 
compliance with this section. (Note: Some provisions in section 5.3.1, such as 
5.3.1.10 Buffers, 5.3.1.13 Native growth protection easement, 5.3.1.14 Critical 
areas tracts, and 5.3.1.15 Marking and/or fencing requirements; may not be 
applicable to protection areas for heritage trees.) 

 
5.3.105.3.7 Geologically Hazardous Areas Designation, Mapping, and Classification 

1. To The purpose of this section is to prevent incompatible development 
activity to be conducted in or near geologically hazardous areas in order to 
reduce the risk to public health and safety. 

 
2. Designation. Areas susceptible to one or more of the following types of hazards 

shall be designated as geologically hazardous areas: 
 

e. Erosion hazard areas. Erosion hazard areas are at least those areas identified 
by the 

a.  U.S. Department of Agriculture's Natural Resources Conservation Service 
(NRCS) as having "severe" or "very severe" rill and inter-rill erosion hazard. 

 
a.b. Landslide hazard areas (including steep slopes). Landslide hazard areas are 

areas potentially subject to landslides based on a combination of geologic, 
topographic, and hydrologic factors. They include areas susceptible because 
of any combination of bedrock, soil, slope (gradient), slope aspect, structure, 
hydrology, or other factors as further defined in Chapter 7 of this document. 

 
b.c. Seismic hazard areas. Seismic hazard areas are subject to severe risk of 

damage as a result of earthquake-induced ground shaking, slope failure, 
settlement, soil liquefaction, lateral spreading, or surface failure. The 
strength of ground shaking is primarily affected byThese areas are indicated 
by: 

 
i. A Zone D1 or higher rating as defined by the seismic design category 

maps for residential construction in Washington by the WDNR (2007 or 
as updated) and the International Residential Code; and areas with Site 
Class C to D, D, D to E, E, and F; as defined by the “Site Class Map of 
Klickitat County,” by the WDNR and the International Building CodeThe 
magnitude of an earthquake; 

 
ii. Areas of “low to moderate” or greater liquefaction susceptibility. These 

areas are as mapped by the WDNR on its “Liquefaction Susceptibility 
Map of Klickitat County, Washington” (September 2004 or as 
updated)The distance from the source of an earthquake; 

 
iii. The type and thickness of geologic materials at the surface; 

 
iv.ii. The type of subsurface geological structure. 
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c.d. Volcanic hazard. Volcanic hazard areas must include areas subject to 
pyroclastic flows, lava flows, debris avalanche, or inundation by debris 
flows, lahars, mudflows, or related flooding resulting from volcanic activity. 

 
d.e. Other geological events including, mass wasting, debris flows, rock falls, and 

differential settlement. 
 

6. 5.3.8 Geologically Hazardous Areas Protection Standards 
a.1. Critical facilities shall not be sited within geologically hazardous areas unless 

there is no practical alternativeOn-site sewage disposal systems, including 
drain fields, shall be prohibited within erosion and landslide hazard areas and 
associated buffers. 
 

b.2. Pipelines containing hazardous substances (i.e., petroleum) are prohibited in 
geologically hazardous areas. 

 
c. Slopes between fifteen (15) and forty (40) percent are generally considered 

buildable, however, the city or its agent may require an applicant to provide 
substantial evidence that a slope between 15 and 40 percent is geologically 
stable if there is evidence that similarly situated slopes have demonstrated 
substantial instability in the past. 

 
d. Lands with slopes of forty (40) percent or greater are considered unbuildable 

and development is not allowed. 
 

7.3. Performance standards. 
 

a. All projects shall be evaluated to determine whether the project is proposed 
to be located in a geologically hazardous area, the project's potential impact 
on the geologically hazardous area, and the potential impact on the proposed 
project. The city or its agent may require the preparation of a critical area 
report to determine the project's ability to meet the performance standards. 

 
b. Alterations of geologically hazardous areas or associated buffers may only 

occur for activities that: 
 

i. The city determines no other feasible alternative route or location exists. 
 

ii. Will not increase the threat of the geological hazard to or need for buffers 
on adjacent properties beyond pre-development conditions; 

 
iii. Will not adversely impact other critical areas; 

 
iv. Are designed so that the hazard to the project is eliminated or mitigated 

to a level equal to or less than pre-development conditions; and 
 

v. Are certified as safe as designed and under anticipated conditions by a 
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qualified geotechnical engineer or geologist, licensed in the state of 
Washington. 

 
c. Vegetation shall be retained unless it can be shown that the removal will not 

increase the geologic hazards, and a vegetation management plan is 
submitted with the request. 

 
d. Approved clearing shall only be allowed from May 1st to October 1st of each 

year provided that the city may extend or shorten the dry season on a case-by-
case basis depending on the actual weather conditions, except that timber 
harvest, not including brush clearing or stump removal, may be allowed 
pursuant to an approved forest practices permit issued by WDNR. 

 
8.4. Special provisions—Erosion and landslide hazard areas. Activities on sites 

containing erosion or landslide hazards shall meet the following 
requirements: 

 
a. Buffers required. A buffer shall be established for all edges of erosion or 

landslide hazard areas. The size of the buffer shall be determined by the city 
or its agent to eliminate or minimize the risk of property damage, death, or 
injury resulting from erosion and landslides caused in whole or part by the 
development, based upon review of and concurrence with a critical areas 
report prepared by a qualified professional. 

 
b. Minimum buffers. The minimum buffer shall be equal to the height of the 

slope, or fifty (50) feet, whichever is greater. 
 

c. Buffer reduction. The buffer may be reduced to a minimum of ten (10) feet 
when a qualified professional demonstrates to the city or its agent's 
satisfaction that the reduction will adequately protect the proposed 
development, adjacent developments and, uses and the subject critical area. 

 
d. Increased buffer. The buffer may be increased when the city or its agent 

determines a larger buffer is necessary to prevent risk of damage to proposed 
and existing development. 

 
e. Alterations. Alterations of an erosion or landslide hazard area and/or buffer 

may only occur for activities for which a geotechnical analysis is submitted 
and certifies that: 

 
i. The development will not increase surface water discharge or 

sedimentation to adjacent properties beyond the pre-development 
condition; 

 
ii. The development will not decrease slope stability on adjacent properties; 

and 
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iii. Such alteration will not adversely impact other critical areas. 
 

9.5. Design standards—Erosion and landslide hazard areas. Development within an 
erosion or landslide hazard area and/or buffer shall be designed to meet the 
following basic requirements unless it can be demonstrated that an alternative 
design that deviates from one or more of these standards provides greater long- 
term slope stability while meeting all other provisions of this chapter. The 
requirements for long-term slope stability shall exclude designs that require 
regular and periodic maintenance to maintain their level of function. The basic 
development design standards are: 

 
a. Structures and improvements shall be clustered to avoid geologically 

hazardous erosion or landslide areas and other critical areas; 
 

b. Structures and improvements shall minimize alterations to the natural 
contours of the slope and foundations shall be tiered where possible to 
conform to existing topography; 

 
c. Structures and improvements shall be located to preserve the most critical 

portion of the site and its natural landforms and vegetation; 
 

d. The proposed development shall not result in greater risk or a need for 
increased buffers on neighboring properties; 

 
e. The use of a retaining wall that allows the maintenance of existing natural 

slopes are preferred over graded artificial slopes; and 
 

f. Development shall be designed to minimize impervious lot coverage. 
 

10.6. Critical area tract. As part of the implementation of approved 
development applications and alterations, geologically hazardous areas and 
any associated buffers that remain undeveloped pursuant to the critical areas 
regulations, shall be designated as critical area tracts as applicable. 

 
5.3.25.3.9 Geologically Hazardous Areas Critical Area Reports 

1. When required by SMP section 5.3.3, a critical areas report for a geologically 
hazardous area shall be prepared by an engineer or geologist, licensed in the 
state of Washington, with experience analyzing geologic, hydrogeologic, and 
ground water flow systems, and who has experience preparing reports for the 
relevant type of hazard. 

 
2. In addition to the requirements of SMP section 5.3.1 “General Regulations for All 

Critical Areas,” critical area reports are required for geologically hazardous areas 
shall include the following additional information: 

 
a. On the site map: 
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i. All geologically hazardous areas within or adjacent to the project area or 
that have potential to be affected by the proposal; 

 
ii. The top and toe of slope (Note: these should be located and flagged in the 

field subject to city staff review); 
 

b. In the report: 
i. A geological description of the site; 

 
ii. A discussion of any evidence of existing or historic instability, significant 

erosion or seepage on the slope; 
 

iii. A discussion of the depth of weathered or loosened soil on the site and 
the nature of the weathered and underlying basement soils; 

 
iv. An estimate of load capacity, including surface and ground water 

conditions, public and private sewage disposal system, fill and 
excavations, and all structural development; 

 
v. Recommendations for building limitations, structural foundations, and an 

estimate of foundation settlement; 
 

vi. A complete discussion of the potential impacts of seismic activity on the 
site; 

 
vii. Recommendations for management of stormwater for any development 

above the top of slope; 
 

viii. A description of the nature and extent of any colluviums or slope debris 
near the toe of slope in the vicinity of any proposed development; and 

 
ix. Recommendations for appropriate building setbacks, grading restrictions, 

and vegetation management and erosion control for any proposed 
development in the vicinity of the geologically hazardous areas. 

 
5.3.35.3.10 Critical Aquifer Recharge Areas 

1. Currently there are no known CARAs in the City of White Salmon or its 
shoreline. If, in the future any CARAs are identified within the shoreline based 
on development of additional public drinking water or other potable water 
sources, the city shall adopt standards and criteria to protect the resulting critical 
areas in compliance with the Shoreline Master Program Guidelines. 

 
5.3.45.3.11 Wetland Designation, Mapping, and Classification 

1. Purpose: The purpose of the wetland critical areas provisions is to protect 
existing wetlands and maintain no net loss of their functions and values. 

 
2. Identification and Rating. Wetlands shall be identified and delineated by a 
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qualified wetland professional in accordance with WAC 173-22-035 and 
designated based on the definitions, methods and standards set forth in the 
currently approved Federal Wetland Delineation Manual and applicable 
regional supplements. 

 
3. Determination of wetland ratings will be based on the entire extent of wetlands, 

unrelated to property lines or ownership patterns. Wetlands shall be rated 
according to the Washington State Department of Ecology wetland rating system 
found in the Washington State Wetland Rating System for Eastern Washington: 2014 
UpdateWashington State Wetland Rating System for Eastern Washington, o r  as 
amended. 
 

4. Illegal modifications. Wetland rating categories shall not change because of 
illegal modifications made by the applicant or with the applicant’s knowledge. 

 
5.3.55.3.12 Wetland Protection Standards 

1. Standard Buffers. Standard wetland buffer widths based on the category of 
wetland and the habitat score as determined by a qualified wetland 
professional using the Washington State Wetland Rating System for Eastern 
Washington are shown in Table 5-1 below.If the vegetation within the standard 
buffer width is inadequate to serve the purpose or functional value of the 
riparian area, then the buffer width shall be increased or the buffer shall be 
planted to maintain the standard width. Required standard wetland buffers, 
based on wetland category and land use intensity, are as follows: 

 
Table 5-1 Standard Wetland Buffers 

Wetland Category 

Habitat 
Score 3-5 
points 

Habitat 
Score 6-7 
points 

Habitat 
Score 8-9 
points 

Buffer width 
based on special 
characteristics 

Category I & II: Based on 
rating of functions (and not 
listed below) 

75 110 225 NA 

Category I & II: Forested 75 110 150 NA 

Category I: Bogs, 
calcareous fens, and 
Wetlands of High 
Conservation Value 

NA NA NA 190 

Category I: Alkali NA NA NA 150 

Category II: Vernal pool NA NA NA 150 

Category III 60 110 150 NA 

Category IV 40 40 40 NA 
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2. Conditions for use of Standard Buffer Widths. 

a. For wetlands that score 6 points or more for habitat function: the buffers in 
Table 5-1 can be used only if all of the following criteria are met:  
i. The measures in Table 5-2 are implemented, where applicable, to 

minimize the impacts of the adjacent land use; and 
a) A relatively undisturbed, vegetated corridor at least 100 feet 

wide is protected between the wetland and (a) A legally 
protected, relatively undisturbed and vegetated area (e.g., 
Priority Habitats, compensatory mitigation sites, wildlife 
areas/refuges, national, county, and state parks where they 
have management plans with identified areas designated as 
Natural, Natural Forest, or Natural Area Preserve, or (b) An 
area that is the site of a Watershed Project identified within, 
and fully consistent with, a Watershed Plan as defined by 
RCW 89-08-460, or (c) An area where development is 
prohibited according to the provisions of the local shoreline 
master program, or (d) An area with equivalent habitat 
quality that has conservation status in perpetuity, in 
consultation with WDFW.  

b) The corridor is permanently protected for the entire distance 
between the wetland and the shoreline or legally protected 
area by a conservation easement, deed restriction, or other 
legal means.  

c) Presence or absence of the shoreline or Priority Habitat must 
be confirmed by a qualified biologist or shoreline 
Administrator.  

 
b. For wetlands that score 5 or fewer habitat points, only the measures in Table 

5-2 are required for the use of the buffers in Table 5-1.  
c. If an applicant does not apply the mitigation measures in Table 5-2 or is 

unable to provide a protected corridor, then the buffers in 5-3 shall be 
used. 

d. The buffer widths in Tables 5-1 and 5-3 assume that the buffer is 
vegetated with a native plant community appropriate for the ecoregion. If 
the existing buffer is un-vegetated, sparsely vegetated, or vegetated with 
invasive species that do not perform needed functions, the buffer must 
either be planted to create the appropriate native plant community or be 
widened to ensure that the buffer provides adequate functions to protect 
the wetland. 

1.  
 
Table 5-2 Required Measures to Minimize Impact to Wetlands 

107



City of White Salmon 
Shoreline Master Program 
White Salmon, Washington 

Page 77 of 124 
 

Example of 
disturbance 

Activities and uses that 
cause disturbances Examples of measures to minimize impacts 

Lights 

• Parking lots 

• Commercial/industrial 

• Residential 

• Recreation (e.g. athletic 
fields) 

• Agricultural buildings 

• Direct lights away from wetland 

• Only use lighting where necessary for public 
safety and keep lights off when not needed 

• Use motion-activated lights 

• Use full cut-off filters to cover light bulbs and 
direct light only where needed 

• Limit use of blue-white colored lights in favor 
of red-amber hues 

• Use lower-intensity LED lighting 

• Dim light to the lowest acceptable intensity 

Noise 

• Commercial 

• Industrial 

• Recreation (e.g. athletic 
fields, bleachers,etc.) 

• Residential 

• Agriculture 

• Locate activity that generates noise away 
from wetland 

• Construct a fence to reduce noise impacts on 
adjacent wetland and buffer 

• Plant a strip of dense shrub vegetation 
adjacent to wetland buffer 

Toxic runoff 

• Parking lots 

• Roads 

• Commercial/industrial 

• Residential areas 

• Application of agricultural 
pesticides 

• Landscaping 

• Agriculture 

• Route all new, untreated runoff away from 
wetland while ensuring wetland is not 
dewatered 

• Establish covenants limiting use of pesticides 
within 150 feet of wetland 

• Apply integrated pest management 

 

(Note: these examples are not necessarily 
adequate for minimizing toxic runoff if threatened 
or endangered species are present at the site) 

Stormwater 
runoff 

• Parking lots 

• Roads 

• Residential areas 

• Commercial/industrial 

• Recreation 

• Landscaping/lawns 

• Other impermeable 
surfaces, compacted soil, 
etc. 

• Retrofit stormwater detention and treatment 
for roads and existing adjacent development 

• Prevent channelized flow from lawns that 
directly enters the buffer 

• Infiltrate or treat, detain, and disperse new 
runoff from impervious surfaces and lawns 
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Example of 
disturbance 

Activities and uses that 
cause disturbances Examples of measures to minimize impacts 

Pets and human 
disturbance 

• Residential areas 

• Recreation 

• Use privacy fencing  

• Plant dense vegetation to delineate buffer 
edge and to discourage disturbance  

• Place wetland and its buffer in a separate 
tract  

• Place signs around the wetland buffer every 
50-200 ft., and for subdivisions place signs at 
the back of each residential lot 

• When platting new subdivisions, locate 
greenbelts, stormwater facilities, or other 
lower-intensity land uses adjacent to wetland 
buffers 

Dust 
• Tilled fields 

• Roads 

• Use best management practices to control 
dust 

 
 

Table 5-3 Increased Wetland Buffers if Table 5-2 is Not Implemented or Habitat Corridor Not Provided 

Wetland Category 

Habitat 
Score 3-5 
points 

Habitat 
Score 6-7 
points 

Habitat 
Score 8-9 
points 

Buffer width 
based on special 
characteristics 

Category I & II: Based on 
rating of functions (and not 
listed below) 

100 150 200 NA 

Category I & II: Forested 100 150 200 NA 

Category I: Bogs, 
calcareous fens, and 
Wetlands of High 
Conservation Value 

NA NA NA 250 

Category I: Alkali NA NA NA 200 

Category II: Vernal pool NA NA NA 200 

Category III 80 150 200 NA 

Category IV 50 50 50 NA 

 
3. Increased Wetland Buffer Width. Buffer widths shall be increased on a case by-case 

basis as determined by the Administrator when a wider buffer is necessary to 
protect wetland functions and values. This determination shall be supported by 
appropriate documentation showing that it is reasonably related to protection of the 
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functions and values of the wetland. The documentation shall include but not be 
limited to the following criteria:  

a. The wetland is used by a state or federally listed plant or animal species. These 
species would be those listed under WAC 220-610-010, 50 CFR 17-11, 50 CFR 17-
12, or other state or federal regulations.  

b. The wetland has critical habitat; or a priority area for a priority species as 
defined by WDFW; or Wetlands of High Conservation Value as defined by the 
Washington Department of Natural Resources’ Natural Heritage Program.  

c. The adjacent land is susceptible to severe erosion, and erosion-control measures 
will not effectively prevent adverse wetland impacts.  

d. The adjacent land has minimal vegetative cover.  

e. The land has slopes greater than 30 percent.  

4. Buffer averaging to improve wetland protection may be permitted when all of the 
following conditions are met:  

a. The wetland has significant differences in characteristics that affect its habitat 
functions, such as a wetland with a forested component adjacent to a degraded 
emergent component or a dual-rated wetland with a Category I area adjacent to 
a lower-rated area.  

b. The buffer is increased adjacent to the higher-functioning area of habitat or 
more-sensitive portion of the wetland and decreased adjacent to the lower- 
functioning or less-sensitive portion as demonstrated by a critical area report 
from a qualified wetland professional.  

c. The total area of the buffer after averaging is equal to the area required without 
averaging.  

d. The buffer at its narrowest point is never less than either 75 percent of the 
required width or 75 feet for Category I and II, 50 feet for Category III, and 25 
feet for Category IV, whichever is greater.  

5. Averaging to allow reasonable use of a parcel may be permitted when all of the 
following are met: 

a.  No feasible alternatives to the site design could be accomplished without buffer 
averaging.  

b. The averaged buffer will not result in degradation of the wetland’s functions 
and values as demonstrated by a critical area report from a qualified wetland 
professional.  

c. The total buffer area after averaging is equal to the area required without 
averaging. 

d. The buffer at its narrowest point is never less than either 75 percent of the 
required width or 75 feet for Category I and II, 50 feet for Category III, and 25 
feet for Category IV, whichever is greater. 
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6. Allowed Buffer Uses. The following uses may be allowed within a wetland buffer in 
accordance with the review procedures of this Chapter, provided they are not 
prohibited by any other applicable law, and they are conducted in a manner so as to 
minimize impacts to the buffer and adjacent wetland: 

a. Conservation or restoration activities aimed at protecting the soil, water, 
vegetation, or wildlife. 

b. Passive recreation facilities designed in accordance with an approved critical 
area report, including: 

i. Walkways and trails, provided that they are limited to minor crossings 
having no adverse impact on water quality. They should be generally 
parallel to the perimeter of the wetland, located only in the outer twenty-
five percent (25%) of the wetland buffer area, and located to avoid 
removal of significant, old growth, or mature trees. They should be 
limited to pervious surfaces no more than five (5) feet in width and 
designed for pedestrian use only. Raised boardwalks utilizing 
nontreated pilings may be acceptable. 

ii. Wildlife-viewing structures. 

c. Educational and scientific research activities. 

d. Normal and routine maintenance and repair of any existing public or private 
facilities within an existing right-of-way, provided that the maintenance or 
repair does not increase the footprint or use of the facility or right-of-way.  

e. The harvesting of wild crops in a manner that is not injurious to natural 
reproduction of such crops and provided the harvesting does not require 
tilling of soil, planting of crops, chemical applications, or alteration of the 
wetland by changing existing topography, water conditions, or water 
sources.  

f. Drilling for utilities/utility corridors under a buffer, with entrance/exit portals 
located completely outside of the wetland buffer boundary, provided that the 
drilling does not alter the ground water connection to the wetland or 
percolation of surface water down through the soil column. Specific studies 
by a hydrologist are necessary to determine whether the ground water 
connection to the wetland or percolation of surface water down through the 
soil column would be disturbed.  

g. Enhancement of a wetland buffer through the removal of non-native, 
invasive plant species. Removal of invasive plant species shall be restricted to 
hand removal. All removed plant material shall be taken away from the site 
and appropriately disposed of. Plants that appear on the Washington State 
Noxious Weed Control Board list of noxious weeds should be handled and 
disposed of according to a noxious weed control plan appropriate to that 
species. Revegetation with appropriate native species at natural densities is 
allowed in conjunction with removal of invasive plant species.  
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h. Repair and maintenance of legally established non-conforming uses or 
structures, provided they do not increase the degree of nonconformity. 

7. Functionally Disconnected Buffer Area. Buffers may exclude areas that are 
functionally and effectively disconnected from the wetland by an existing public 
or private road or legally established development, as determined by the 
Administrator. Functionally and effectively disconnected means that the road or 
other significant development blocks the protective measures provided by a 
buffer. Significant developments shall include built public infrastructure such as 
roads and railroads, and private developments such as homes or commercial 
structures. The Administrator shall evaluate whether the interruption will affect 
the entirety of the buffer. Individual structures may not fully interrupt buffer 
function. In such cases, the allowable buffer exclusion should be limited in scope 
to just the portion of the buffer that is affected. Where questions exist regarding 
whether a development functionally disconnects the buffer, or the extent of that 
impact, the Administrator may require a critical area report to analyze and 
document the buffer functionality. 

 

Table 5-1. Buffers Required to Protect Wetlands in Eastern Washington Considering 
Impacts of Proposed Land Use 

 

Types of Buffers and Their Requirements 
1. Category I 

a. Adjacent to High Intensity Uses  250 feet 
b. Adjacent to Moderate Intensity Uses  190 feet 
c. Adjacent to Low Intensity Uses  125 feet 

2. Category II 
a. Adjacent to High Intensity Uses  200 feet 
b. Adjacent to Moderate Intensity Uses  150 feet 
c. Adjacent to Low Intensity Uses  100 feet 

3. Category III 
a. Adjacent to High Intensity Uses  150 feet 
b. Adjacent to Moderate Intensity Uses  110 feet 
c. Adjacent to Low Intensity Uses  75 feet 

4. Category IV 
a. Adjacent to High Intensity Uses  50 feet 
b. Adjacent to Medium Intensity Uses  40 feet 
c. Adjacent to Low Intensity Uses  25 feet 

 
 

Table 5-2. Buffers Required to Protect Habitat Functions in Category I Wetlands 
 

Habitat Score in the 
Rating Form 

 
Low Intensity Use 

 
Moderate Intensity Use 

 
High Intensity Use 

4 points or less See Table 5.3.14-1 See Table 5.3.14-1 See Table 5.3.14-1 
5 130 ft. 200 ft. 260 ft. 
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6 135 210 270 
7 140 215 280 
8 145 220 290 
9 150 225 300 
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Table 5-3. Buffers Required to Protect Habitat Functions in Category II Wetlands 
 

Habitat Score in the 
Rating Form 

 
Low Intensity Use 

 
Moderate Intensity Use 

 
High Intensity Use 

4 points or less See Table 5.3.14-1 See Table 5.3.14-1 See Table 5.3.14-1 
5 110 ft. 160 ft. 210 ft. 
6 115 165 220 
7 120 170 230 
8 125 175 240 
9 130 180 250 

 

Table 5-4. Buffers Required to Protect Habitat Functions in Category III Wetlands 
 

Habitat Score in the 
Rating Form 

 
Low Intensity Use (ft) 

 
Moderate Intensity Use (ft) 

 
High Intensity Use (ft) 

4 points or less See Table 5.3.14-1 See Table 5.3.14-1 See Table 5.3.14-1 
5 80 115 160 
6 85 120 170 
7 90 125 180 
8 95 130 190 
9 100 135 200 

 

Table 5-5. Land Use Intensity Matrix1 
 

ential2 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

1 The planning official shall determine the intensity categories applicable to proposals should characteristics not be 
specifically listed in Table 5.3.14-5. 
2 Measured as density averaged over a site, not individual lot sizes. 

Stree 
Parks and Recreation Ro 

ts and Stormwater 
ads Facilities Ut 

                                 Commercial/ 
ilities Industrial Residential  

Low Natural fields NA  Outfalls, Underground NA NA 
and grass  spreaders, and overhead 

areas, viewing constructed utility lines, 
areas, split rail wetlands,  manholes, 

fencing bioswales, power poles 
vegetated (without 
detention footings) 

basins, 
overflows 

Moderate Impervious Residential Wet p 
trails, driveways and 

engineered access roads 
fields, fairways 

ponds Main 
acces 

tenance NA Density less 
ss roads than 1 unit per 
acre 

High Greens, tees,       Public and       Maintenance         Paved or All site Density higher 
structures,  private access roads,   concrete   development    than 1 unit per 
parking, streets,  retaining surfaces,   acre 

lighting,  security walls, vaults, structures, 
concrete or  fencing, infiltration facilities, 
gravel pads, retaining walls  basins,  pump 

security sedimentation stations, 
fencing fore bays and towers, vaults, 

structures,  security 
security fencing, etc. 
fencing 
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a. 8. Any wetland created as compensation for approved wetland alteration shall 
have the standard buffer required for the new classification of the created 
wetland. Wetlands to be created shall be located such that the new associated 
wetland buffer does not cross onto adjacent property, unless the same property 
owner owns the adjacent property. 

 
b. 9. Un-inventoried wetlands shall be assigned a rating based on the wetland 

report and field verification, and the appropriate buffer shall apply. 
 

2. 10. General Performance Standards: The requirements provided in this 
section supplement those identified in SMP section 5.3.1 “General Regulations 
for All Critical Areas.” Activities and uses shall be prohibited from wetlands 
and wetland buffers, except as provided by the SMP. 

 
3. 11.  Permitted AlterationsActivities Allowed in Wetlands: The following 

activities may only be permitted in a wetland or wetland buffer if the applicant 
can demonstrate that the activity will result in no net loss to shoreline ecological 
functions.  The city or its agent may require the preparation of a critical area 
report to confirm compliance with the requirements of this chapter. 

 
a. Conservation or preservation activities that improve the function of the 

wetland. 
 

b. Modifications to existing structures where no further alteration or increase in 
footprint will occur. 

 
c. Trails. Public and private trails may be allowed within all wetland buffers 

where it can be demonstrated in a critical areas report that the wetland and 
wetland buffer functions and values will not be degraded by trail 
construction or use. Trail planning, construction, and maintenance shall 
adhere to the following criteria: 

 
i. Trail alignment shall follow a path beyond a distance from the wetland 

edge equal to fifty (50) to seventy-five (75) percent of the buffer width for 
wetlands and equal to the setback distance for trails specified in Table 6-1 
for fish and wildlife habitat conservation areas except as needed to access 
viewing platforms. Trails may be placed on existing levees or railroad 
grades within these limits; 

 
ii. Trails and associated viewing platforms shall be constructed of pervious 

materials, unless necessary for conformance to the Americans with 
Disabilities Act. The trail surface shall meet all other requirements, 
including water quality standards set forth in the Washington State 
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Department of Ecology Stormwater Management Manual for Eastern 
Washington, September 2004 or as revised; 

 
iii. Trail alignment shall avoid trees in excess of six (6) inches in diameter of 

any tree trunk at a height of four and a half (4.5) feet above the ground on 
the upslope side of the tree; 

 
iv. Trail construction and maintenance shall follow the U.S. Forest Service 

Trails Management Handbook (FSH 2309.18, June 1987) and Standard 
Specifications for Construction of Trails (EM-7720-102, June 1984 or as 
revised); 

 
v. Access trails to viewing platforms within the wetland may be provided. 

Trail access and platforms shall be aligned and constructed to minimize 
disturbance to valuable functions of the wetland or its buffer and still 
provide enjoyment of the resource; 

 
vi. Buffer widths shall be increased, where possible, equal to the width of the 

trail corridor, including disturbed areas; and 
 

vii. Equestrian trails shall be located or measures provided to assure that 
runoff from the trail does not directly discharge to the wetland. 

 
d. Public Roads and Utilities. Footprint expansion of public roads and utilities 

may occur to maintain locally established levels of service, and to provide for 
and protect public safety when no lesser impacting option is feasible and the 
width of the corridor is minimized to the maximum extent possible. Public 
and private utility corridors, not covered by the exceptions section in this 
chapter, may be allowed within wetland buffers for Category II, III, and IV 
wetlands when no lesser impacting alternative alignment is feasible, and 
wetland and wetland buffer functions and values will not be degraded. 
Utilities, whenever possible, shall be constructed in existing, improved roads, 
drivable surface or shoulder, subject to compliance with road maintenance 
BMPs, or within an existing utility corridor. Otherwise, corridor alignment, 
construction, restoration and maintenance shall adhere to the following 
criteria: 

 
i. Corridor alignment shall follow a path beyond a distance from the 

wetland edge equal to seventy-five (75) percent of the buffer width, 
except when crossing a Category IV wetland and its buffer; 

 
ii. Corridor construction and maintenance shall maintain and protect the 

hydrologic and hydraulic functions of the wetland and the buffer; 
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iii. Corridors shall be fully revegetated with appropriate native vegetation 
upon completion of construction; and 

 
iv. Utilities requiring maintenance roads shall be prohibited in wetland 

buffers unless the following criteria are met: (a) There are no lesser 
impacting alternatives, (b) Any required maintenance roads shall be no 
greater than fifteen (15) feet wide. Roads shall closely approximate the 
location of the utility to minimize disturbances; and, (c) The maintenance 
road shall be constructed of pervious materials and designed to maintain 
and protect the hydrologic functions of the wetland and its buffer. 

 
e. In Category II, III, and IV wetlands within shoreline jurisdiction, water- 

dependent, water-related or water-enjoyment recreational activities may be 
permitted within the Urban Conservancy designation provided the applicant 
has demonstrated the following: 

 
i. Compliance with mitigation sequencing in SMP section 5.1 

 
ii. That the proposed project will result in no net loss of shoreline ecological 

resources in the wetland critical areas report. If a wetland or its buffer is 
proposed to be impacted by a water-dependent, water-related, or water- 
enjoyment use, the mitigation for such impacts shall preferably be within 
the same wetland or wetland buffer, but if, that is not feasible given the 
size or scale of the water-oriented use, then mitigation shall occur on the 
same property. 

 
iii. That the basic project purpose cannot reasonably be accomplished and 

successfully avoid, or result in less adverse impacts on a wetland or its 
buffer using other design techniques, project location or configuration on 
the same project site. 

 
5.3.65.3.13 Wetland Critical Area Reports 

1. In addition to the general requirements for critical areas reports provided under 
SMP section 5.3.1 “General Regulations for All Critical Areas”, wetland critical 
area reports shall include the following: 

 
a. On the site map: 

 
i. Wetlands shall be identified and delineated by a qualified wetland 

professional in accordance with WAC 173-22-035 and designated based 
on the definitions, methods and standards set forth in the currently 
approved Federal Wetland Delineation Manual and supplements.; 

 
ii.i. The location of any proposed wetland area(s) to be created through 

mitigation measures; and 
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iii.ii. The location of any proposed wetland alteration or fill. 
 

b. In the report: 
 

i. Description of the wetland by classification per the Washington State 
Wetland Rating System for Eastern Washington (Ecology Publication #14- 
06-030 or as revised); 

 
ii. General condition of wetland; 

 
iii. Description of vegetation species and community types present in the 

wetland and surrounding buffer; 
 

iv. Description of soil types within the wetland and the surrounding buffer 
using the USDA Soil Conservation ServiceNRCS soil classification 
system; 

 
v. Description of hydrologic regime and findings. 

 
5.3.75.3.14 Wetland Compensatory Mitigation 

1. No net loss of wetland functions and values shall occur as a result of the overall 
project. If a wetland alteration is allowed, then the associated impacts will be 
considered unavoidable. In addition to the requirements in SMP section 5.3.1 
“General Regulations for All Critical Areas”, the following mitigation measures 
to minimize and reduce wetland impacts shall be required: 

 
a. Mitigation shall achieve equivalent or greater biological functions. Mitigation 

plans shall be consistent with the state Department of Ecology Wetland 
Mitigation in Washington State: Part 2 - Developing Mitigation Plans, 2006, or 
as revised. 

 
b. Preference of mitigation actions. Mitigation actions that require 

compensation shall occur in the following order of preference: 
 

i. Restoring wetlands on upland sites that were formerly wetlands. 
 

ii. Creating wetlands on disturbed upland sites such as those with 
vegetation cover consisting primarily of non-native introduced species. 
This should only be attempted when there is a consistent source of 
hydrology and it can be shown that the surface and subsurface 
hydrologic regime is conducive for the wetland community that is 
designed. 

 
iii. Enhancing significantly degraded wetlands only after a minimum 1:1 

replacement ratio has been met. 
 

c. On-site and off-site mitigation. Unless otherwise approved, all wetland 
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impacts shall be compensated for through restoration or creation of 
replacement wetlands that are in-kind, on-site, and of similar or better 
wetland category. Mitigation shall be timed prior to or concurrent with the 
approved alteration and shall have a high probability of success. The 
following ratios shall apply to wetland restoration and creation for 
mitigation: 

 

Table 5-64. Standard Wetland Mitigation Ratios 
 

 
Wetland to be 

Replaced 

 
Reestablishment 

or Creation 

 
 

Rehabilitation 

Reestablishment 
or Creation and 
Rehabilitation 

Reestablishment 
or Creation and 
Enhancement 

 
 

Enhancement 

Category IV 1.5:1 3:1 1:1 R/C and 
1:1 RH 

1:1 R/C and 
2:1 E 

6:1 

Category III 2:1 4:1 1:1 R/C and 
2:1 RH 

1:1 R/C and 
4:1 E 

8:1 

Category II 3:1 6:1 1:1 R/C and 
4:1 RH 

1:1 R/C and 
8:1 E 

12:1 

Category I, 
Forested 

6:1 12:1 1:1 R/C and 
10:1 RH 

1:1 R/C and 
20:1 E 

24:1 

Category I, 
Based on Score 
for Functions 

4:1 8:1 1:1 R/C and 
6:1 RH 

1:1 R/C and 
12:1 E 

16:1 

Category I, 
Natural 
Heritage Site 

Not Considered 
Possible 

6:1 Rehabilitate 
a Natural 

Heritage Site 

N/A N/A Case-by-Case 

 

Table 5-7. Wetland Preservation Ratios for Category I and II Wetlands 
 In Combination With Measures In Table 

5-6 
 

As the Only Means of Mitigation 

Habitat Function 
of Wetland to be 
Replaced 

 
Full and 
Functioning Buffer 

 
Reduced and/or 
Degraded Buffer 

 
Full and 
Functioning Buffer 

 
Reduced and/or 
Degraded Buffer 

Low (<20 points) 10:1 14:1 20:1 30:1 

Moderate (20—30 
points) 13:1 17:1 30:1 40:1 

High (>30 points) 16:1 20:1 40:1 50:1 

 
2. Fee-in-lieu-mitigation. For Category IV wetlands of one thousand (1,000) square 

feet or less, mitigation may be accomplished by compensating for wetland loss 
through a fee-in-lieu based on a 1:1 ratio, where allowed by the shoreline 
regulations and the Corps of Engineers. Fee-in-lieu shall be based on the cost to 
replace the wetland at an offsite location, including land costs, wetland 
construction, and monitoring. 

2.3. Wetland Mitigation Banking. Credits from a certified mitigation bank may be 
used to compensate for unavoidable impacts. 

 

5.4 Flood Hazard Reduction 

5.4.1 Regulations 
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1. No flood insurance study for White Salmon has been prepared by the Federal 
Insurance Administration. The flood insurance map (FIRM) has not been revised or 
updated in recent history and must be used very cautiously. Because no base flood 
elevations are provided by the FIRM maps, the city will require necessary technical 
assessment of local site- specific information to determine extent of flood hazard area 
on specific parcels. 

 
1.2. Flood hazard areas located within the City of White Salmon’s shoreline 

jurisdiction are regulated by the Flood Hazard Regulations contained Ordinance 
No. 1981-5-363. 

 
5.5 Public Access 
5.5.1 Regulations 

1. Except as provided in Regulations 2 through 4 below, public access shall be 
required to the extent allowed by law for all shoreline substantial developments 
and conditional uses when any of the following conditions are present: 

 
a. The project is publicly funded or occurs on public lands, provided that such 

access would not result in a net loss of ecological function. 
 

b. The proposed development would create or increase demand for public 
access to the shoreline. 

 
c. The project adversely impacts existing public access by creating a physical 

obstruction or discourages use of existing access. 
 

d. The development interferes with public use of waters of the state. 
 

e. The proposed use is not water-dependent and is not a preferred use under 
the Act. Preferred uses include ports, shoreline recreational uses, water- 
dependent industrial and commercial developments and other developments 
that provide public access opportunities. 

 
2. Additional public access shall not be required where public access is already 

provided by an existing public facility on or adjacent to the site and the Shoreline 
Administrator makes a finding that the proposed development would not 
negatively impact existing visual or physical public access or create a demand for 
shoreline public access that could not be accommodated by the existing public 
access system and existing public recreational facilities in the immediate vicinity. 

 
3. Public access shall not be required on site where one or more of the following 

conditions apply. 
 

a. Unavoidable health or safety hazards to the public exist that cannot be 
prevented by any practical means. 
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b. Inherent security requirements of the proposed development or use cannot 
be satisfied through the application of alternative design features or other 
solutions. 

 
c. The cost of providing the access, easement, or an alternative amenity is 

unreasonably disproportionate to the total long-term cost of the proposed 
development or other constitutional or legal limitations preclude public 
access. 

 
d. Unacceptable environmental harm will result from the public access which 

cannot be mitigated. 
 

e. Significant undue and unavoidable conflict between the proposed access and 
adjacent uses would occur and cannot be mitigated. 

 
4. To meet any of the conditions under Regulation 4 above, the applicant must first 

demonstrate and the Shoreline Administrator must determine that all reasonable 
alternatives have been exhausted, including but not limited to the following 

 
a. Regulating access by such means as limiting hours of use to daylight hours 

 
b. Designing separation of uses and activities, with such means as fences, 

terracing, hedges, and landscaping 
 

c. Providing access that is physically separated from the proposal, such as a 
nearby street end, an off-site viewpoint, or a trail system 

 
d. Sharing the cost of providing and maintaining public access between public 

and private entities 
 

5. For projects that meet the criteria of Regulation 4 above, the City may consider 
off-site public access or, if approved by the Shoreline Administrator and agreed 
to by the applicant, the applicant may contribute a proportional fee to the local 
public access fund (payment in lieu). 

 
6. If the City determines that public access is required pursuant to Regulation 1 

above, the City shall impose permit conditions requiring the provision of public 
access that is roughly proportional to the impacts caused by the proposed use or 
development. The City shall demonstrate in its permit decision document that 
any such public access has a nexus with the impacts of the proposed 
development and is consistent with the rough proportionality standard. 

 
7. Public access sites shall be connected directly to the nearest public street or non- 

motorized trail through a parcel boundary, tract, or easement, wherever feasible. 
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8. Public access sites shall be made barrier-free for the physically disabled where 
feasible and conform to all provisions of the Americans with Disabilities Act. 

 
9. Required public access sites shall be fully developed and available for public use 

at the time of occupancy or use of the development or activity. 
 

10. Public access easements shall be recorded through a conveyance recorded with 
the auditor or on the face of a plat as applicable, or short plat as a condition 
running in perpetuity with the land. Recording with the Klickitat County 
Auditor’s Office shall occur at the time of permit approval (RCW 58.17.110; 
relating to subdivision approval). 

 
11. The standard state-approved logo and other approved signs that indicate the 

public’s right of access and hours of access shall be constructed, installed, and 
maintained by the applicant in conspicuous locations at public access sites. 

 
12. Future actions by the applicant or other parties shall not diminish the usefulness 

or value of the public access site. 
 

13. Physical public access shall be designed to prevent significant impacts to 
sensitive natural systems, and shall be constructed and maintained in a manner 
that does not result in a net loss of shoreline ecological function. 

 
14. Minimum width of public access easement shall be at least eight (8) feet, unless 

the Shoreline Administrator determines that undue hardship to the proponent 
would result. In such cases, easement width may be reduced to the minimum 
necessary to relieve the hardship. 

 
15. Where public access is to be provided, the following requirements shall apply. 

 
a. The access shall be a minimum of six (6) feet in total improved width, which 

may include 1-foot gravel shoulders. Not including landscaping, no more 
than 6 feet of improved surface is preferable in most cases. 

 
b. Packed gravel, pervious pavement, or boardwalk should be used for public 

access within the shoreline management area unless the Shoreline 
Administrator determines that such use is not in the public interest because 
of safety, durability, or functionality concerns. 

 
c. Where feasible, the public access shall be placed at least twenty-five (25) feet 

from the OHWM, except where there is no other feasible location for the trail, 
or where the design incorporates overlooks or other access features that do 
not result in a loss of ecological function, as approved by the Shoreline 
Administrator. 
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d. Landscaping should be native and site appropriate. 
 

e. Other specific conditions described in a trail or parks plan or other City 
approval. 

 
16. Development, uses, and activities shall be located, designed, and operated to 

minimize obstruction or degradation of shoreline views from public parks, 
roads, and walkways. In providing visual access to the shoreline, natural 
vegetation shall not be excessively removed either by clearing or by topping. 

 
17. The Shoreline Administrator may require the applicant to prepare a view study 

when the City determines based on available information that views from public 
property may be significantly impacted by proposed shoreline development. 

 
18. If a view study is required by the Shoreline Administrator in accordance with 

subsection 18 above, required mitigation shall be determined by a view study 
and other available information that addresses the following factors. 

 
a. The nature, significance, and extent or expanse of existing public shoreline 

views across the property, including the number and location of points from 
which such views exist, the content and quality of the view available from 
such viewpoints and the extent to which views might be impacted by new 
development on other property, both shoreline and non-shoreline in the 
immediate area of both the project site and viewpoints. 

 
b. The nature, significance, and extent of public shoreline view loss or gain that 

would likely result from the proposed development, including the number 
and extent of viewpoints impacted, whether views within an officially 
recognized view corridor would be impacted, whether views would be 
enhanced or created by the new project, and whether there would be a net 
gain or loss of public shoreline views. 

 
c. The extent to which public shoreline views are already being preserved or 

enhanced by the applicant’s development proposal. 
 

d. The extent to which the application of view preservation requirements and 
limitation on the subject proposal would reduce the value of the subject 
property. 

 
e. The extent to which development or facilities on other properties in the 

immediate area have already degraded or preserved public shoreline views. 
 

19. When a proposed development would completely obstruct or significantly 
reduce the aesthetic quality of public views as determined by the Shoreline 
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Administrator based on the factors in Regulation 19 above, mitigation shall be 
required to address view impacts. 

 
a. The City may require administrative modifications to standard setbacks, 

impervious surface limits, clustering of proposed structures, and 
modifications to landscaping and building massing when the Shoreline 
Administrator determines that such modifications are necessary to maintain 
public views of the shoreline. 

 
b. The City shall work with the applicant to minimize the economic impacts of 

view mitigation. While upper story setbacks and other changes to building 
placement and form may be required to provide view corridors, in no case 
shall the applicant be required to reduce the maximum building height. 

 
c. The City shall require specific public access improvements, such as public 

viewing decks, as mitigation in lieu of more significant modifications to site 
and building design when the Shoreline Administrator determines that such 
modifications would be an unreasonable financial burden on the applicant. 

 
20. The Shoreline Administrator may require recorded easements when necessary to 

ensure public view corridors or other public access improvements associated 
with this subsection are maintained in perpetuity. 

 
5.6 Vegetation Conservation 
5.6.1 Regulations 

1. Applicability: The following provisions apply to any activity, development, or 
use that result in the removal of or impact to shoreline vegetation, whether or not 
that activity requires a shoreline permit. Such activities include clearing, grading, 
grubbing, and trimming of vegetation. These provisions also apply to vegetation 
protection and enhancement activities. 

 
2. Removal of native vegetation should be avoided. Where removal of native 

vegetation cannot be avoided, it shall be minimized and mitigated to result in no 
net loss of shoreline ecological functions. Lost functions may be replaced by 
enhancing other functions provided that no net loss in overall functions is 
demonstrated and habitat connectivity is maintained. Mitigation shall be 
provided consistent with an approved shoreline mitigation plan and the priority 
vegetation system described below. 

 
3. Shoreline mitigation plan. All activities that include clearing of native vegetation 

or surface grading within the shoreline setback stated in Table 6-1 shall include a 
shoreline mitigation plan for review and approval by the City. The planting of 
native species, modification of existing nonconforming development that does 
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not include expansion, or the removal of hazard trees shall not require a 
shoreline mitigation plan. 

 
4. Clearing and grading for new development, redevelopment, or use expansions 

shall be limited to the minimum necessary to accommodate the use or expansion. 
In-tact stands of native vegetation shall be shown on project plans and new uses 
shall avoid removing vegetation in these areas, unless there is no other feasible 
location onsite for the proposed use as demonstrated in an alternatives analysis. 
If no other feasible location onsite exists, vegetation removal shall be mitigated to 
achieve no net loss. 

 
5. Any undeveloped area of the required shoreline setback listed in Table 6-1 shall 

be planted with native species as part of the shoreline mitigation plan required 
by this section. 

 
6. Maintaining vegetated riparian areas to protect shoreline stability and shoreline 

ecological functions takes precedence over vegetation clearing to preserve or 
create views. Pruning for views shall be undertaken in compliance with this 
section. 

 
7. Topping of trees is prohibited. 

 
8. Pruning should be limited to no more than 1/3rd of the branches of a tree and 

shall not compromise the health of the tree. 
 

9. Natural features, such as snags, stumps, logs, or uprooted trees, which support 
wildlife, fish and other aquatic systems; do not intrude on the navigational 
channel; or threaten public safety, existing structures, and facilities, shall be left 
undisturbed unless it is infeasible to do so. 

 
10. Aquatic weed control shall only occur to protect native plant communities and 

associated habitats or where an existing water-dependent use is restricted by the 
presence of weeds. Aquatic weed control shall occur in compliance with all other 
applicable laws and standards and shall be done by a professional certified 
applicator for control of nuisance species. Applicants shall consult with the 
Washington Department of Ecology and the Klickitat County Noxious Weed 
Control Board staff to determine appropriate removal methods for aquatic 
weeds. 

 
5.7 Water Quality and Quantity 
5.7.1 Regulations 

1. All shoreline development, both during and after construction, shall avoid, 
minimize or mitigate for impacts related to surface runoff through control, 
treatment, and release of surface water runoff and its supplements such that 
there is no net loss of receiving water quality in the shoreline environment. 
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2. Shoreline development and uses shall adhere to all required setbacks, buffers, 
and standards for stormwater facilities. 

 
3. The City shall require applicants for new development within shoreline 

jurisdiction to connect to the City’s sanitary sewer system. 
 

5.8 Site Planning and Development 
5.8.1 Regulations 

1. Land-disturbing activities, such as grading and cut/fill shall be conducted in such 
a way as to minimize impacts to soils and native vegetation. 

 
2. Development shall be designed and land-disturbing activities conducted to 

avoid impacts to healthy trees such that they are likely to become hazard trees. 
 

3. Impervious surfacing for parking lot/space areas, trails, and pathways shall be 
minimized through the use of alternative surfaces where feasible. 

 
4. When feasible, existing transportation corridors shall be utilized. Ingress/egress 

points shall be designed to minimize potential conflicts with and impacts upon 
vehicular and pedestrian traffic. Pedestrians shall be provided with safe and 
convenient circulation facilities. 

 
5. Vehicle and pedestrian circulation systems shall be designed to minimize 

clearing, grading, and alteration of topography and natural features, and 
designed to accommodate wildlife movement. 

 
6. Parking, storage, and non-water dependent accessory and appurtenant 

structures and areas shall be located landward from the OHWM and landward 
of the water-oriented portions of the principal use. 

 
7. Elevated walkways shall be used, as appropriate, to cross sensitive areas, such as 

wetlands. 
 

8. Fencing, walls, hedges, and similar features shall be designed in a manner that 
does not significantly interfere with wildlife movement. 

 
9. Exterior lighting shall be designed, shielded and operated to: 

 
a. Avoid illuminating nearby properties or public areas 

 
b. Prevent glare on adjacent properties, public areas, or roadways 

 
c. Prevent land and water traffic hazards 

 
d. Reduce night sky effects to avoid light pollution and impacts to fish and 

wildlife 
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10. Utilities shall be located within roadway and driveway corridors and rights-of- 
way wherever feasible. 
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6.0 CHAPTER 6: SPECIFIC SHORELINE USE REGULATIONS 
 

6.1 General Provisions 
1. This chapter contains the regulations that apply to specific uses, developments, 

and activities on White Salmon’s shorelines. “Uses” refers to uses, structures, 
and/or developments as applicable. 

 
2. These regulations are intended to work in concert with all sections of this SMP 

and in particular the Goals and Policies (Chapter 3) and General Use and 
Development Regulations (Chapters 5). 

 
3. Allow work below the OHWM of the Columbia River shall comply with all 

requirements of the Columbia River Gorge National Scenic Area Act. 
 

6.2 Shoreline Use Table 
The following table indicates the allowable shoreline uses, modifications, and 
development standards applicable to the environmental designations. Where there is 
a conflict between the table and written provisions of the SMP, the written  
provisions shall apply. 
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Table 6-1. Shoreline Use and Development Standards Table 
 

Shoreline Use 
Shoreline Environment Designations 

Aquatic Setbacks1 Height HI Setbacks1 Height UC Setbacks1 Height 
Agriculture 

Primary (nursery or farm) X N/A 35' X 130' N/A X N/A N/A 
Aquaculture X N/A N/A X N/A  X N/A N/A 
Boating Facilities 

Private joint-use piers See 
adjacent 
upland 

environment 

N/A  

 
35' 

P 0'  

 
35' 

X 0'  

 
35' 

Private exclusive use piers N/A C 0' X 0' 
Public piers N/A P 0' P 0' 
Boat or kayak launch N/A P 0' P 0' 
Marinas N/A C 0' C 0' 

Commercial, Industrial, Institutional 
Water-dependent P 0' Unl P 0' 

45'2 
P3 0' 35' 

Water-related, water-enjoyment X N/A N/A P 50' C3 75' 35" 
Non-water-oriented X N/A N/A C 100' 45'2 X N/A N/A 

Flood Hazard Reduction P 0' 35' P 0' 45'2 P 0' 35' 
Forest Practices11 X N/A N/A P 50' N/A X N/A N/A 
Recreation: 

Water-dependent P 0' 35' P 0'  
35' 

P 0' 35' 
Water-related, water-enjoyment4 P 25' 35' P 50' P 75' 35' 
Non-water-oriented X N/A N/A C 100' C N/A N/A 

Residential 
Single-family X N/A N/A X N/A N/A X N/A N/A 
Multifamily X N/A N/A P5 50' 45'3 X N/A N/A 

Restoration Activities P 0' 35' P 0' 35' P 0' 35' 
Transportation facilities: 

Local Access Roads6,7,8 X N/A N/A P 130' 35' C 150' 35' 
Pervious trails generally parallel 
to the shoreline6, 8, 9 

X N/A N/A P 25' N/A P 50' N/A 

Public access paths located 
perpendicular to the shoreline P 0' N/A P 0' N/A P 0' N/A 

Railroad6, 8 X N/A N/A C 150'  C 175'  
Bridges6 C 0' Unl C 0' Unl C 0' Unl 
Parking - Accessory use X N/A N/A P 130' 35' P 175' 35' 
Parking - Primary use X N/A N/A X N/A N/A X N/A N/A 

Utilities: 
Primary10 C 0' 35' C 100' 35' C 100' 35' 
Accessory P 0' 35' P 0' 35' P 0' 35' 

Note on abbreviations: HI = High Intensity, UC = Urban Conservancy, P = Permitted Use, C = Conditional Use, X = Prohibited Use, N/A = Not Applicable, Unl = Unlimited Height 
1Setbacks shall be measured from the OHWM. 
2Within the Riverfrontage District, the height limit is 45 feet. Outside Riverfrontage District the height limit is 35 feet in the HI designation 
3Accessory, water-oriented commercial uses, such as kayak and non-motorized boat rentals, are allowed in the UC and Aquatic designations. 4Water-related and water-
enjoyment recreation facilities, such as hiking trails and picnic tables, are permitted in all shoreline designations provided they achieve no net loss. 
5Multifamily residential is allowed as an accessory use to a primary permitted use in the HI environment, per the requirements of the Riverfrontage District zone in Chapter 

17.50 of the White Salmon Municipal Code. 
6Maintenance, repair, and replacement activities for existing facilities are allowed outright, subject to demonstration of no net loss. 
7Setbacks apply to local access roads. 
8Allowed provided there is no other feasible location as demonstrated in an alternatives analysis. 
9Shoreline public access is allowed within the setback area provided it is generally perpendicular to the shoreline. Parallel trails, walkways, boardwalks, etc. shall be setback 25 

feet. Trails shall be developed in compliance with section 5.3.14. 
10Stormwater and sewer outfalls located generally perpendicular to the shoreline are allowed within the shoreline setback. All other utilities must adhere to shoreline setbacks. 

 11 A forest practice that only involves timber cutting is not a development under the act and does not require a shoreline substantial development  permit or shoreline exemption. A 
forest practice that includes activities other than timber cutting may be a development under the act and may require a substantial development permit, as required by WAC 222-
50-020. 
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6.2.1 Aquaculture  

Applicability 
1. Aquaculture is the culture or farming of fish, shellfish, or other aquatic plants and 
animals. Due to the limited opportunities for development of White Salmon’s 
waterfront and the community’s desire to prohibit aquaculture as incompatible with 
the vision for its shorelines, aquaculture uses are not allowed on White Salmon’s 
shorelines. 

 
6.2.2 Boating Uses  

Applicability 
1. This section applies to a public moorage structures (including marinas). 

 
Policies 
1. Boating facilities should be designed in a manner that will achieve no net loss of 

shoreline ecological functions. 
 

2. Boating facilities should be designed and located to be aesthetically compatible 
with adjacent areas. 

 
3. Special attention should be given to the design and development of operational 

procedures for fuel handling and storage in order to minimize accidental spillage 
and provide satisfactory means for handling those spills that do occur. 

 
4. Boating facilities should incorporate public access and viewing opportunities, 

overwater where possible, and with regard for public safety. 
 

Regulations 
1. All facilities shall be constructed so as not to interfere with or impair the 

navigational use of the Columbia River. 
 

2. New boating facilities shall only be permitted where it can be demonstrated that 
 

a. the proposed site has the flushing capacity required to maintain water 
quality; 

 
b. adequate facilities for the prevention and control of fuel spillage are 

incorporated into the proposal; 
 

c. there shall be no net loss of ecological functions as a result of the 
development of boating facilities and associated recreational opportunities; 
and 

 
d. The proposed design will minimize impediments to fish migration, including 

consideration for light filtration. 
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3. Public access facilities shall be incorporated into all new joint-use and public 
marinas where it can be safely provided. 

 
4. Boating facilities shall locate where access roads are adequate to handle the 

traffic generated by the facility and shall be designed so that lawfully existing or 
planned public shoreline access is not unnecessarily blocked, obstructed, nor 
made dangerous. 

 
5. Boating facilities shall be located far enough from public swimming beaches, 

fishing, and waterways used for commercial navigation to alleviate any adverse 
impacts, safety concerns, and potential use conflicts. 

 
6. Accessory uses at marinas or launch ramps, including parking, waste storage, 

stormwater management facilities, and utilities, shall be permitted provided they 
are consistent with all other provisions of this SMP (including those for parking, 
transportation, and utilities). 

 
7. Discharge of solid waste or sewage into a water body is prohibited. Marinas and 

boat launch facilities shall provide adequate restroom and sewage disposal 
facilities in compliance with applicable health regulations. 

 
8. Parking and storage areas shall be landscaped or screened to provide visual and 

noise buffering between adjacent dissimilar uses or scenic areas. 
 

9. Where appropriate, boat launch facilities shall install public safety signs to 
include the locations of fueling facilities, pump-out facilities, and locations for 
proper waste disposal. 

 
10. Boating facilities shall be constructed of materials that will not adversely affect 

water quality or aquatic plants and animals. Materials used for submerged 
portions, decking, and other components that may come in contact with water 
shall be approved by applicable state agencies for use in water to avoid discharge 
of pollutants from wave splash, rain, or runoff. Wood treated with creosote, 
copper chromium, arsenic, pentachlorophenol, or other similarly toxic materials 
is prohibited. 

 
11. Vessels shall be restricted from extended mooring on waters of the state except as 

allowed by state regulations and provided that lease or permission is obtained 
from the state and impacts to navigation and public access are mitigated. 

 
12. Live-aboard vessels are prohibited. 
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6.2.3 Commercial Uses  

Applicability 
1. Commercial development means those uses that are involved in business trade 
including, but are not limited to, occupied building space used for the conducting of 
retail, office, artisan, restaurant, lodging, childcare, professional business, 
government services, entertainment, and privately operated recreational uses. 

 
Policies 
1. Multiple use concepts, which include open space and recreation, should be 

encouraged in commercial developments. 
 

2. First preference shall be given to water-dependent uses over non-water- 
dependent commercial uses, with second preference to water-related and water- 
enjoyment commercial uses over non-water-oriented commercial uses. 

 
Regulations 
1. Non-water-oriented commercial developments on the shoreline are prohibited 

except when: 
 

a. navigability is severely limited; or 
 

b. it is part of a mixed-use development that includes a water-dependent use; or 
 

c. the site is physically separated from the shoreline by a separate property or 
public right-of-way. 

 
2. When a non-water-oriented commercial use meets one of the conditions in 

subsection 1 above, the proposal is required to provide shoreline restoration and 
public access as specified in Sections 3.10 and 5.5 of this SMP, respectively. 
Access requirements will be in proportion to the proposal. 

 
3. All new water-related and water-enjoyment commercial development and 

redevelopment proposals will be reviewed by the Shoreline Administrator for 
ecological restoration and public access opportunities where practical and 
feasible. When restoration and/or public access plans indicate opportunities exist 
and within constitutional limits, the Shoreline Administrator may require that 
those opportunities are either implemented as part of the development project or 
that the project design be altered so that those opportunities are not diminished.1 

 
4. Non-water-dependent commercial uses over water are prohibited except where 

necessary to support water-dependent uses. 
 
 
 

 

 

1 Constitutional limitations require that the cost of restoration be roughly proportional to the impact of 
the development. See Dolan v. City of Tigard, 512 U.S. 374 (1994) 
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6.2.4 In-Stream Structures 
 
Applicability 
1. In-stream structures may include those for hydroelectric generation, irrigation, 

water supply, flood risk reduction, transportation, utility service transmission, 
fish habitat enhancement, or other purpose. 

 
2. This section is applicable to both the structures themselves and their support 

facilities and applies to their construction, operation, and maintenance, as well as 
the expansion of existing structures and facilities. 

 
Policies 
1. In-stream structures should be planned and designed to be compatible with 

appropriate multiple uses of resources over the long-term. Appropriate 
multiple uses include, but are not limited to, public access, recreation, and fish 
and wildlife migration. 

 
Regulations 
1. In-stream structures shall be sited and designed consistent with applicable 

guidance documents from the Washington State Department of Fish and 
Wildlife, and shall incorporate elements from applicable watershed management 
and restoration plans and/or surface water management plans. 

 
2. In-stream structures shall be designed by a qualified expert. In-stream structures 

shall allow for natural surface water movement and surface runoff, and shall 
preserve valuable recreation resources and aesthetic values. Instream structures 
shall not be a safety hazard. 

 
3. In-stream structures provide for the protection, preservation, and restoration of 

ecosystem-wide processes, ecological functions, and cultural resources, 
including, but not limited to, fish and fish passage, wildlife and water resources, 
hydrogeological processes, and natural scenic vistas. 

 
6.2.46.2.5 Industrial Uses  

Applicability 
1. Industrial uses include facilities for processing, manufacturing, and storing finished 
or semi-finished goods, and shipping. 

 
Policies 
1. Industrial development and redevelopment should be encouraged to locate 

where environmental cleanup and restoration of the shoreline area can be 
incorporated. 

 
3.2. Preference shall be given first to water-dependent uses, then to water-oriented 

industrial uses. 
 
4. 3.  In the City of White Salmon, water-oriented industrial development is 
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permitted on the Columbia River Shoreline within the High Intensity 
environment associated with the Riverfrontage District. Non-water-oriented 
industry existing within the shoreline should phase out over time. 

 
Regulations 
1. Storage and/or disposal of industrial wastes are prohibited within the shoreline 

jurisdiction. 
 

2. Stormwater best management practices (BMPs) shall be followed by the City of 
White Salmon in accordance with the Stormwater Management Manual for 
Eastern Washington when considering industrial development in the shoreline. 

 
3. Where industrial development is allowed, it shall be located, designed, and 

constructed in a manner that assures no net loss of shoreline ecological functions. 
 

4. New non-water-oriented industrial development shall be prohibited within 
shoreline jurisdiction except when 

 
a. navigability is severely limited; or 

 
b. it is part of a mixed-use development that includes a water-dependent use; or 

 
c. the site is physically separated from the shoreline by a separate property or 

public right-of-way; and 
 

d. A conditional use permit is approved. 
 

5. When a non-water-oriented industrial use meets one of the conditions in 
Subsection (4) above, the proposal is required to provide shoreline restoration 
and public access, as specified in Sections 3.10 and 5.5 of this SMP, respectively. 
Such requirements will be in proportion to the proposal. 

 
6.2.26.2.6 Parking  

Applicability  
1. This section applies to all parking facilities, whether surface facilities or structures 
for vehicles. 

 
Policies 
5.1. Because of their potential to create additional, untreated runoff, which can 

impact shoreline resources and water quality, parking facilities should be 
prohibited, if they are a primary facility, or located as far away from the 
shoreline as possible, if an accessory facility. 

 
2. Parking facilities should be designed to minimize their visual impact on 

surrounding shoreline uses through the use of landscaping and screening. 
 

3. The City prefers pervious surfaces and using low impact development 
stormwater BMPS in parking areas to avoid and minimize water quality impacts. 
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Regulations 
1. Parking as a primary use is prohibited on White Salmon’s shorelines. 

 
2. Where parking is allowed as accessory to a permitted use, it shall be located as 

far as possible landward of the primary structure or use, or within the primary 
structure. 

 
3. Parking facilities shall be screened from adjacent, dissimilar uses through the use 

of perimeter landscaping in accordance with White Salmon Municipal Code, 
Chapter 17.50. 

 
6.2.56.2.7 Recreational Uses  

Applicability 
1. Recreational uses can include public and private (commercial) facilities for 
recreational activities, such as hiking, fishing, photography, viewing, and 
birdwatching, and more intensive uses, such as parks with sports facilities, and other 
outdoor recreation areas. 

 
Policies 
1.2. Shoreline recreational developments should be consistent with the City’s Parks 

and Recreation Element in the Comprehensive Plan. 
 

2.3. The City should complete a Parks and Recreation Plan supplement per policy 
P&R-6 of the White Salmon Comprehensive Plan, which includes planning for a 
future shoreline park in coordination with Klickitat County. 

 
3.4. Water-dependent recreational uses, such as fishing, boating, and swimming 

should have priority over water-enjoyment uses, such as picnicking. Water- 
enjoyment uses should have priority over non-water-oriented recreational uses, 
such as baseball or soccer fields. Priority should be given to recreational 
development for access to and use of the water. 

 
4.5. Water-enjoyment and water-related recreational facilities such as hiking trails, 

bicycle or exercise paths, and picnic tables, which benefit from proximity to the 
water for views, should be permitted provided they achieve no net loss and 
adhere to shoreline setbacks. 

 
5.6. Waterfront recreational or park facilities should include accessory parking 

facilities located upland of water-dependent and water-enjoyment recreational 
uses. 

6.7. Work with private property owners and developers adjacent to the park to help 
fund park improvements which will draw people to the waterfront and benefit 
adjacent businesses. 

 
Regulations 
1. Water-oriented recreational development shall be given priority and shall be 

135



City of White Salmon 
Shoreline Master Program 
White Salmon, Washington 

Page 93 of 124 
 

primarily related to access, enjoyment, and use of the water and shorelines. 
 

2. Non-water-oriented recreational developments may be permitted only where it 
can be demonstrated that 

 
a. a water-oriented use cannot feasibly locate on the proposed site due to 

topography and/or other physical features, surrounding land uses, or the 
site’s separation from the water; 

 
b. the proposed use does not usurp or displace land currently occupied by a 

water-oriented use and will not interfere with adjacent water-oriented uses; 
or 

 
c. The proposed use will be of appreciable public benefit by increasing 

ecological functions together with public use, enjoyment, or access to the 
shoreline. 

 
3. Recreation facilities shall demonstrate that they are located, designed, and 

operated in a manner consistent with the purpose of the environmental 
designation in which they are located and will result in no net loss of shoreline 
ecological functions or ecosystem-wide processes. 

 
6.2.66.2.8 Residential Development  

Applicability  
1. Residential development includes single-family residences, multi-family 
development, and the creation of new lots through land division. In the City of White 
Salmon, no single-family residential development along the shoreline exists or is 
planned. 

 
Policies 
1.2. Development of single-family residences is prohibited within White Salmon’s 

shorelines based on the underlying zoning which is primarily “Riverfrontage 
District” (RD). Areas zoned R1 “Single-family Residential” (R1) adjacent to SR 14 
are located at the toe of a talus slope and have no development potential for 
single-family uses. 

 
2.3. Multi-family uses should be allowed when they are part of a mixed-use project 

and accessory to a permitted use per WSMC Chapter 17.50. 
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3.4. New multi-family residential development allowed as part of a mixed-use 
project should be designed so as to not cause significant ecological impacts or 
significant adverse impacts to shoreline characteristics, public access and views, 
and to improve public use of the shoreline and the water. 

 
4.5. Multi-family residential development should be designed to take advantage of 

public access opportunities to the shoreline, including joint use for community 
recreation facilities. 

 
5.6. New over-water residences and floating homes should be prohibited on White 

Salmon’s shorelines. 
 

Regulations 
1. New over-water residences and floating homes are prohibited. 

 
2. All new multifamily residential structures are only permitted in shoreline 

jurisdiction when they are consistent with this SMP and are also allowed in the 
underlying White Salmon Municipal Code. 

 
3. All multi-family residential structures are subject to the public access provisions 

found in Section 5.5 of this SMP. 
 

4. The creation of new lots shall be prohibited unless all of the following can be 
demonstrated. 

 
a. A multi-family structure can be built on each new lot without any of the 

following being necessary: 
 

iv. New structural shoreline stabilization. 
 

v. New structures in the required shoreline setback, frequently flooded 
critical areas, geologically hazardous areas, wetlands, required wetland 
buffer, wildlife habitat conservation areas, or wildlife habitat 
conservation area buffers. 

 
vi. Significant erosion or reduction in slope stability. 

 
vii. Increased flood risk of erosion in the new development or to other 

properties. 
 

b. Potential significant adverse environmental impacts (including significant 
ecological impacts) can be avoided or mitigated to achieve no net loss of 
ecological functions. 
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5. Multifamily development may be allowed per WSMC 17.50 as an accessory use 
to those permitted in the Riverfrontage District and when part of a mixed-use 
project in the High-Intensity designation. 

 
6.2.76.2.9 Transportation Uses 

Applicability 
1. Transportation facilities are those structures and developments that aid in land 

and water surface movement of people, goods, and services. They include roads 
and highways, bridges and causeways, bikeways, trails, and railroad facilities. 

 
2. The policies and regulations identified in this section pertain to any project, 

within any environment that proposes to change existing transportation facilities 
or introduce new such facilities. 

 

Policies 
1. Circulation system plans should include systems for pedestrian, bicycle, and 

public transportation where appropriate. 
 

2. Given that the City’s shoreline is bisected by the BNSF railroad, the City should 
explore opportunities for the placement of a pedestrian overpass linking the 
upland areas with its waterfront. 

 
3. Transportation facilities should be designed so as to minimize the impact on 

shoreline resources. Primary transportation facilities should be located outside 
the shoreline and comply with the City of White Salmon Comprehensive Plan, 
unless it is not feasible to do so as demonstrated through an alternatives analysis. 
Local access streets may be located within shoreline jurisdiction, but should 
comply with mitigation sequencing in section 5.1 of this SMP. 

 
4. The City should coordinate in planning efforts for replacement or rehabilitation 

of the Hood River-White Salmon Interstate Bridge with the Columbia River 
Gorge Commission, Port of Hood River, State of Washington, and federal 
government.  Planning for public access in the Urban Conservancy Environment 
in White Salmon’s shoreline should consider potential connections to the 
new/rehabilitated bridge. 

 

Regulation 
1. Applications for redevelopment of transportation facilities in shoreline 

jurisdiction shall include : 
 

a. an analysis of alternative alignments or routes, including, where feasible; 
alignments or routes outside shoreline jurisdiction; 

 
b. description of construction, including location, construction type, and 

materials; and, if needed, 
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c. A description of mitigation and restoration measures. 
 

2. Proposed transportation projects are required to plan, locate, and design where 
routes will have the least possible adverse effect on unique or fragile shoreline 
features, and will not result in a net loss of shoreline ecological functions or 
adversely impact existing or planned water-dependent uses. Alternative designs 
for transportation facilities that have less impact on shoreline resources (i.e. 
narrower rights of way) shall be considered in compliance with the WSMC. 

 
3. As a general rule, major transportation facilities, such as collector and arterial 

roadways and railroads, shall be located as far away from the shoreline as 
possible, with local access facilities generally located perpendicular to the 
shoreline providing site access to uses on the shoreline. One way to reduce 
impacts of transportation facilities on the shoreline environment is to locate them 
further away from the shoreline and upslope from the use they serve. 

 
4. Wherever feasible and in compliance with the White Salmon Municipal Code 

Chapter 17.50, transportation facilities, including local access roads and surface 
parking facilities, shall be shared across shoreline uses to reduce the need for 
redundant facilities. 

 
5. All new transportation facilities in shoreline jurisdiction shall be consistent with 

the Comprehensive Plan and applicable capital improvement plans. The City 
shall seek opportunities to construct a pedestrian connection over or under the 
railroad connecting upland areas with White Salmon’s shoreline. The pedestrian 
facility shall be constructed at the same time or prior to the redevelopment of 
White Salmon’s shorelines with high-intensity uses. The City shall place the 
pedestrian connection in its capital improvement plan and may require it as a 
condition of approval for major new shoreline development. 

 
6. Circulation planning and projects shall support existing and proposed shoreline 

uses that are consistent with this SMP. 
 

7. Circulation routes to and on shorelands shall include systems for pedestrian, 
bicycle, and public transportation, where appropriate. 

 
6.2.86.2.10 Utilities  

1. Applicability  
1. Utilities are services and facilities that produce, transmit, carry, store, process, or 

dispose of electric power, natural gas, water, sewage, solid waste, stormwater, 
telecommunications, etc. 

 
2. The provisions in this section apply to primary uses and activities, such as solid 

waste handling and disposal, sewage treatment plants and outfalls, public high- 
tension utility lines on public property or easements, power generating or 
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transfer facilities, gas distribution lines and storage facilities, and wireless 
telecommunications. Accessory utilities that provide small-scale distribution 
services connected directly to uses along the shoreline shall be considered as part 
of the primary use and not subject to review under this section. 

 

Policies 
1. Primary utility facilities should be located outside shoreline areas unless no other 

feasible option exists as demonstrated by an alternatives analysis. Exceptions 
should be made for sewer and stormwater outfalls. 

 
2. Utility facilities should be located in existing rights-of-way and easements 

wherever feasible. 
 

3. Utility facilities should be designed, located and maintained to achieve no net 
loss of shoreline ecological functions. 

 

Regulations 
1. All utility facilities shall be designed and located to minimize harm to shoreline 

ecological functions, preserve the natural landscape, and minimize conflicts with 
present and planned land and shoreline uses while meeting the needs of future 
populations in areas planned to accommodate growth. 

 
2. Primary utility production and processing facilities that are non-water-related, 

such as power plants and sewage treatment plants or parts of those facilities, 
shall not be allowed in shoreline areas unless it can be demonstrated that no 
other feasible option is available. 

 
3. Transmission facilities for the conveyance of services, such as power lines, cables, 

and pipelines, shall be located to cause minimal harm to the shoreline and shall 
be located outside of shoreline jurisdiction where feasible as demonstrated by an 
alternatives analysis. 

 
4. Utilities shall be located in existing rights-of-way and corridors whenever 

possible. 
 

5. Restoration of ecological functions shall be a condition of new and expanded 
non-water-dependent utility facilities. 

 
6. Transmission and distribution facilities shall cross areas of shoreline jurisdiction 

by the shortest, most direct route feasible, unless such route would cause 
significant environmental damage. 
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7.0 CHAPTER 7: SHORELINE MODIFICATIONS 
Shoreline modifications are structures or actions undertaken in support of or in 
preparation for a shoreline use. A single use may require several different shoreline 
modification activities. Examples include, but are not limited to bulkheads, rip rap, 
docks, piers, floats, filling, clearing, grading, and dredging. 

 
7.1.1 General Requirements 

1. Structural shoreline modifications should only be allowed where they are 
demonstrated to be necessary to support or protect an allowed primary structure 
or a legally existing shoreline use that is in danger of loss or substantial damage, 
or are necessary for reconfiguration of the shoreline for mitigation or 
enhancement purposes. 

 
2. The adverse effects of shoreline modifications should be reduced and, as much as 

possible, shoreline modifications should be limited in number and extent. 
 

3. Only shoreline modifications that are appropriate to the specific type of shoreline 
and environmental conditions for which they are proposed should be permitted. 

 
4. The City of White Salmon should assure that shoreline modifications 

individually and cumulatively do not result in a net loss of ecological functions. 
This outcome is to be achieved by giving preference to those types of shoreline 
modifications that have a lesser impact on ecological functions and requiring 
mitigation of identified impacts resulting from shoreline modifications. 

 
5. Where applicable, base provisions on scientific and technical information and a 

comprehensive analysis of reach conditions for the Columbia River should be 
prepared. 

 
6. The City should encourage the enhancement of impaired ecological functions 

where feasible and appropriate while accommodating permitted uses. As 
shoreline modifications occur, the City shall require that applicants incorporate 
all feasible measures to protect ecological shoreline functions and ecosystem- 
wide processes. 

 
7. Shoreline modifications should adhere to mitigation sequencing in section 5.1 of 

this SMP. 
 

8. Work below the OHWM of the Columbia River should comply with all 
requirements of the Columbia River Gorge National Scenic Area Act. 

 
7.1.2 Shoreline Modifications Table 

Table 3 below describes whether a specific shoreline modification is allowed within 
each of the shoreline environments. See standards following the table for a full 
explanation of activities and required conditions for permitted activities. 
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                                    Table 7-1. Shoreline Modifications 
 

 
 
 
 
P = Permitted 
C = May be permitted as a conditional use 
 
X = Prohibited, not eligible for a variance or CUP 
N/A = Not applicable  Aq
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Shoreline restoration and Enhancement P P 
Soil Bio-engineering, other Non-structural P P 
Structural Stabilization P C 
Breakwaters, jetties, and groins C C 

Clearing and grading P C 
Dredging   

Maintenance P P 
For Fill X1 X1 

Dredge disposal C C 
Fill   

Fill upland of OHWM P C 
Fill waterward of OHWM C C 

Overwater Structures   
Recreational Float (Not Associated with a Pier 
or Dock) 

 
X 

 
X 

Overwater Boathouse X X 
Piers and Docks (Incuding Pier/Float 
Combinations) 

 
P 

 
C 

Moorage Ball and Buoy C X 
Marina C C 
Boat Ramp P C 
Launching Rails X X 
Boat Lifts X X 
Boat Lift Canopies X X 
Covered Moorage and Boat Houses X X 

1Dredging for fill is generally prohibited except for projects associated with a Model Toxics Control Act (MTCA)  
or Comprehensive Environmental Response Compensation and Liability (CERCLA) habitat restoration projects 
approved by a shoreline conditional use permit. 

 

7.1.3 Dredging and Dredge Material Disposal  

Applicability  
Dredging is the removal or displacement of earth or sediment (gravel, sand, mud, 
silt, and/or other material or debris) from a river, stream, or associated wetland. 
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Maintenance dredging includes the removal of earth or sediment within established 
navigation channels and basins. 

 

Policies 
Dredging and dredge material disposal should be done in a manner that avoids or 
minimizes significant ecological impacts, and impacts that cannot be avoided should 
be mitigated in a manner that assures no net loss of shoreline ecological functions. 

 

Regulations 
1. New development shall be located and designed to avoid or minimize the need 

for new or maintenance dredging where feasible. 
 

2. Dredging shall only be permitted: 
 

a. in conjunction with a water-dependent use of water bodies or adjacent 
shorelands; 

 
b. for projects associated with MTCA or CERCLA habitat restoration project 

approved by a shoreline conditional use permit; 
 

c. for any other significant restoration effort approved by a shoreline 
Conditional Use Permit, or 

 
d. For U.S. Army Corps of Engineers dredging activities. 

 
3. Dredging waterward of the OHWM for the primary purpose of obtaining fill 

material shall not be allowed, except when the material is necessary for the 
restoration of ecological functions. When allowed, the site where the fill is to be 
placed must be located waterward of the OHWM. 

 
4. Dredging for the purpose of establishing, expanding, or relocating or 

reconfiguring navigation channels and basins shall be allowed where necessary 
to assure safe and efficient accommodation of existing navigational uses, and 
then, only when significant ecological impacts are minimized and when 
mitigation is provided. 

 
5. Maintenance dredging of established navigation channels and basins shall be 

restricted to maintaining previously dredged and/or existing authorized location, 
depth, and width. 

 
6. Disposal of dredge material within the Columbia River is discouraged and, if 

allowed, requires a shoreline conditional use permit. This regulation is not 
intended to address discharge of dredge material into the flowing current of the 
river or in deep water within the channel where it does not substantially affect 
the geohydrologic character of the channel. 
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7. Dredge material disposal shall be in compliance with the Dredge Management 
Materials Program administered by the Department of Natural Resources and 
applicable provisions of the Water Resources Inventory Area (WRIA) 29 
watershed planning by the Washington State Department of Ecology. 

 
8. Proposals for dredging and dredge disposal shall include details on all feasible 

mitigation measures to protect aquatic habitats. 
 

7.1.4 Fill  

Applicability  

1.  
2.1. Fill is the addition of soil, sand, rock, gravel, sediment, earth retaining structure, 

or other material to an area waterward of the OHWM, in wetlands, or on 
shorelands in a manner that raises the elevation or creates dry land. 

 
3.2. Any fill activity conducted within shoreline jurisdiction must comply with the 

policies and provisions herein. 
 

Policies 
1. Fills should be permitted in all shoreline environments only when tied to a 

specific development proposal or mitigation action that is permitted by this SMP, 
and when they are located, designed, and constructed to protect shoreline 
ecological functions and ecosystem-wide processes. 

 
2. Where permitted, fill coverage should be the minimum necessary to provide for 

the proposed use. 
 

3. Fills waterward of the OHWM should be restricted to the minimum necessary to 
support water-dependent uses, public access, cleanup and disposal of 
contaminated sediments as part of an interagency clean-up plan, disposal of 
dredged sediments in accordance with DNR rules, expansion or alteration of 
transportation facilities of statewide significance when no other alternatives are 
feasible, and for mitigation actions, environmental restoration and enhancement 
projects. 

 
4. All fills should only be permitted through a conditional use permit. 

 

Regulations 
1. Fill proposals must demonstrate, at a minimum, that they will result in no net 

loss of shoreline ecological functions. All fill activities shall submit temporary 
erosion control plans showing erosion will be prevented during construction. 

 
2. Fill waterward of OHWM may be permitted only when necessary to support: 

 
a. a water-dependent use or public access permitted by this SMP; 
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b. cleanup and disposal of contaminated sediments as part of an interagency 
environmental cleanup plan; 

 
c. disposal of dredged material considered suitable under, and conducted in 

accordance with, the Dredge Management Materials Program of the 
Department of Natural Resources or U.S. Army Corps of Engineers; 

 
d. expansion or alteration of a transportation facilities of statewide significance 

currently located on the shoreline, if alternatives to fill are shown not to be 
feasible; or 

 
e. As part of a mitigation action, environmental restoration project, beach 

nourishment, or enhancement project. 
 

3. Fills shall be designed, constructed, and maintained to prevent, minimize, and 
control material movement, erosion, and sedimentation from the affected area. 

 
4. All perimeters of fills shall be provided with vegetation, retaining walls, or other 

satisfactory mechanisms for erosion prevention and sediment capture that are 
consistent with shoreline stabilization standards and all other standards of this 
SMP. 

 
5. Refuse disposal sites, solid waste disposal sites, or sanitary fills shall be 

prohibited within the shoreline jurisdiction. 
 

7.1.5 Shoreline Restoration and Enhancement  

Applicability  

 
1. Shoreline habitat and natural systems enhancement projects include those 

activities proposed and conducted specifically for the purpose of establishing, 
restoring, or enhancing habitat for priority species in the shoreline. 

 
2. The White Salmon Shoreline Restoration Plan identifies ecological enhancement 

and restoration measures which focus on potential habitat and natural system 
enhancement projects. 

 

Policies 
1. All shoreline restoration projects should be consistent with the White Salmon 

Shoreline Restoration Plan or existing state or federal recovery or restoration 
plans wherever feasible. 

 
2. Native vegetation should be used and invasive, non-native vegetation removed 

in restoration areas to assist in restoration of the natural character and ecological 
functions of the shoreline. 
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Regulations 
1. Shoreline restoration and ecological enhancement projects may be permitted in 

all shoreline environments, provided: 
 

a. The project’s purpose is the restoration of natural character and ecological 
functions of the shoreline; and 

 
a.   It is consistent with the implementation of an approved comprehensive 

restoration plan, or the project will provide a proven ecological benefit and is 
consistent with this SMP. 

 
2. To the extent possible, restoration and enhancement shall be integrated and 

coordinated with other parallel natural resource management efforts. 
 

3. Implementation of restoration projects identified in the White Salmon Shoreline 
Restoration Plan that are focused on restoring degraded habitat in shoreline 
jurisdiction shall take precedence over other restoration projects. 

 
4. Restoration and enhancement projects may apply for relief from expansion of 

Act jurisdiction in accordance with the requirements of RCW 90.58.580. The 
City may grant relief from shoreline master program development standards 
and use regulations resulting from shoreline restoration projects within urban 
growth areas consistent with criteria and procedures in WAC 173-27-215. 

 
5. Restoration may be required to address impacts from development when it is 

proportional to the impacts created. 
 

7.1.6 Shoreline Stabilization  

1. Applicability  
2.1. Structural shoreline modifications shall only be allowed where it can be 

demonstrated that the proposed activities are necessary to support or protect a 
legally existing shoreline use or primary structure that is in danger of loss or 
substantial damage or are necessary for reconfiguration of the shoreline or bed 
lands for an allowed water-dependent use or for shoreline mitigation or 
enhancement purposes. 

 
3.2. Enlargement of existing shoreline stabilization structures shall be subject to the 

same provisions as for new structures. 
 

4.3. Nonstructural methods include building setbacks, relocation of the structure to 
be protected, groundwater management, and planning and regulatory measures 
to avoid the need for structural stabilization. 

 
5.4. WAC 173-27-040(2)(b) (Developments Exempt from Substantial Development 

Permit Requirement) defines normal replacement and repair of existing 
structures and notes that normal maintenance and repair actions are not exempt 

Commented [AP20]: Periodic Checklist 2009a 
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from Shoreline Substantial Development Permits if they are anticipated to “cause 
substantial adverse effects to shoreline resources or the environment.” 

Policies 
1. Shoreline stabilization measures should be allowed only when conclusive 

evidence, which is documented by geotechnical analysis, shows that one of the 
following conditions exists: 

 
a. High water or erosion threatens public works and properties, including 

roads, bridges, railroads, and utility systems. 
 

b. High water or significant erosion damages or threatens a primary structure, 
including residences. 

 
c. High water or significant erosion damages threatens to damage existing 

commercial and industrial uses and developments. 
 

d. The project is an ecological restoration/toxic clean-up remediation project. 
 

2. Ensure that publicly financed or subsidized shoreline erosion control measures 
do not restrict appropriate public access to the shoreline except where such 
access is determined to be infeasible because of incompatible uses, safety, 
security, or harm to ecological functions. 

 

Regulations 
1. Nonstructural stabilization methods such as building setbacks, relocation of the 

structure to be protected, groundwater management, and planning and 
regulatory measures to avoid the need for structural stabilization are preferred 
over “soft” or structural stabilization structures. 

 
2. Soft shoreline stabilization measures along the shoreline that incorporate 

ecological restoration through the placement of rocks, gravel or sand, and native 
shoreline vegetation may be allowed when geotechnical analysis demonstrates 
nonstructural measures to be infeasible. Soft stabilization techniques are 
preferred to structural shoreline stabilization. 

 
3. Structural shoreline modifications shall only be allowed where it can be 

demonstrated that the proposed activities are necessary, as demonstrated by a 
geotechnical analysis, to support or protect a legally existing shoreline use or 
primary structure that is in danger of loss or substantial damage, or are 
necessary for reconfiguration of the shoreline or bed lands for an allowed water- 
dependent use or for shoreline mitigation or enhancement purposes. 

 
4. Shoreline stabilization measures along the shoreline that incorporate ecological 

restoration through the placement of rocks, gravel or sand, and native shoreline 
vegetation may be allowed when geotechnical analysis demonstrates 
nonstructural measures to be infeasible. 
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5. New development shall be located and designed to: 
 

a. Avoid the need for future shoreline stabilization to the extent feasible. 
Subdivision of land must be regulated to assure that the lots created will not 
require shoreline stabilization in order for reasonable development to occur, 
as demonstrated by geotechnical analysis of the site and shoreline 
characteristics. 

 
b. Be setback from steep slopes or bluffs sufficiently to ensure that shoreline 

stabilization is unlikely to be necessary during the life of the structure, as 
demonstrated by a geotechnical analysis. 

 
c. Minimize significant impacts on down-current and shoreline areas. New 

development that would require shoreline stabilization that causes 
significant impacts to adjacent or down-current properties and shoreline 
areas shall not be allowed. 

 
6. New or expanded structural shoreline stabilization for existing primary 

structures, including roads, railroads, and public facilities, is prohibited unless 
there is conclusive evidence documented by a geotechnical analysis that there is a 
significant possibility that the structure will be damaged within three (3) years as 
a result of shoreline erosion, and only when significant adverse impacts are 
mitigated to ensure no net loss of shoreline ecological functions and/or processes. 
The geotechnical analysis shall evaluate on-site drainage issues and address 
drainage problems away from the shoreline edge before considering structural 
shoreline stabilization. 

 
7. When new stabilization structures are found to be necessary, standards shall 

include limiting the size to the minimum necessary to achieve the stabilization 
objective, using measures to assure no net loss of shoreline ecological functions, 
and mitigating for impacts. Soft approaches, as discussed in WAC 173-26-231 
(3)(a), shall be used unless demonstrated not to be sufficient to protect primary 
structures, dwellings, and businesses. 

 
8. New stabilization structures are allowed in support of water-dependent 

development when all of the conditions below apply: 
 

a. The erosion is not being caused by upland conditions, such as the loss of 
vegetation and drainage. 

 
b. Nonstructural measures, planting vegetation, or installing on-site drainage 

improvements, are not feasible or not sufficient. 
 

c. The need to protect primary structures from damage due to erosion is 
demonstrated through a geotechnical report. 
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d. The erosion control structure will not result in a net loss of shoreline 
ecological functions. 

 
9. New stabilization structures, including enlargement of existing structures, are 

allowed in support of new non-water-dependent development when all of the 
conditions below apply: 

 
a. The erosion is not being caused by upland conditions, such as the loss of 

vegetation and drainage. 
 

b. Nonstructural measures, such as placing the development further from the 
shoreline, planting vegetation, or installing on-site drainage improvements, 
are not feasible or not sufficient. 

 
c. The need to protect primary structures from damage due to erosion is 

demonstrated through a geotechnical report. The damage must be caused by 
natural processes, such as tidal action, currents, and waves. 

 
d. The erosion control structure will not result in a net loss of shoreline 

ecological functions. 
 

10. Construction of stabilization structures are allowed for the protection of projects 
for the restoration of ecological functions or hazardous substance remediation 
projects, pursuant to Chapter 70.105D RCW, when all of the conditions below 
apply: 

 
a. Nonstructural measures, planting vegetation, or installing on-site drainage 

improvements, are not feasible or not sufficient. 
 

b. The erosion control structure will not result in a net loss of shoreline 
ecological functions. 

 
11. An existing shoreline stabilization structure may be replaced with a similar 

structure if there is a demonstrated need to protect principal uses or structures 
from erosion caused by currents, tidal actions, or waves. 

 
a. The replacement structure shall be designed, located, sized, and constructed 

to assure no net loss of ecological functions. 
 

b. Waterward encroachment of replacement structure is only allowed for 
residences occupied prior to January 1, 1992 and there are overriding safety 
or environmental concerns. In such cases, the replacement structure shall 
abut the existing shoreline stabilization structure. 
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c. Soft shoreline stabilization measures that provide restoration of ecological 
functions may be permitted waterward of the OHWM. 

 
12. Public access is required as a part of publicly financed shoreline erosion control 

measures, except where such access is determined to be infeasible because of 
incompatible uses, safety, security, or harm to ecological functions. 

 
13. Impacts to sediment transport from structural stabilization are required to be 

avoided or minimized. 
 

14. Repair of existing shoreline stabilization within existing footprint measures is 
allowed. 

 
7.1.7 Moorage Structures (Piers and Docks)  

Applicability  
1. Moorage structures are over-water and in-water-facilities for the moorage of 

watercraft. These include piers, docks, floats, mooring buoys, boat ramps, marine 
railways, and float plane facilities associated with a water-dependent use, or for 
public access. 

 
2. Marinas, public recreational facilities, and moorage structures associated with 

multi-family residential uses are regulated by the boating facilities section. 
 

Policies 
1. New moorage facilities should be allowed for water-dependent uses and public 

access, restricted to the minimum size necessary, and demonstrate that they are 
needed. 

 
2. Multiple-use and expansion of legally existing piers and docks should be 

encouraged over the addition of new structures. Joint-use structures are 
preferred over new single-use piers, docks, and floats. 

 

Regulations 
1. New mooring structures shall be allowed only for water-dependent uses or 

public access. 
 

2. Mooring structures shall be restricted to the minimum size necessary to meet the 
needs of the proposed water-dependent use. 

 
3. New residential development of more than two dwellings is required to provide 

joint-use or community docks, rather than individual docks. 
 

4. Moorage structures shall be sited and designed to avoid, minimize, and mitigate 
for potentially significant ecological impacts, including impacts on sediment 
movement, water circulation and quality, and fish and wildlife habitat. Moorage 
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structures are required to be made of materials that have been approved by 
applicable state agencies. 

 
5. Moorage structures shall not significantly interfere with use of navigable waters 

or maintained navigational channels. 
 

7.1.8 Breakwaters, Jetties, Rock Weirs, and Groins  

Applicability 
Breakwaters, jetties, weirs, and groins consist of any shoreline or in-water structure 
that has the primary purpose of diverting, capturing, or altering the natural flow or 
transport of water or sediment. 

 

Policies 
1. Breakwaters, jetties, weirs, and groins should only be constructed to the extent 

necessary to provide protection for upland water-dependent uses, public access, 
stabilization, or other public purposes. Breakwaters, jetties, weirs, and groins 
should be located and designed so as to minimize adverse impacts on fish and 
wildlife resources and habitats. 

 

Regulations 
1. When located waterward of the OHWM, structures shall be allowed only where 

necessary to support: 
 

a. Water-dependent uses 
 

b. Public access 
 

c. Shoreline stabilization 
 

d. Public facilities or utilities 
 

e. Existing or restored natural features, with special emphasis on protecting and 
restoring priority habitats and species, but only where part of an approved 
restoration plan 

 
2. A shoreline conditional use permit is required for all breakwaters, jetties, weirs, 

and groins, except for those for protection and restoration projects that require a 
substantial development permit. 

 
3. Breakwaters, jetties, groins, and weirs shall be designed to protect critical areas 

and shall adhere to mitigation sequencing per section 5.1 of this SMP. 
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8.0 CHAPTER 8: DEFINITIONS 

Act – the Shoreline Management Act (Chapter 90.58 RCW and WAC Chapter 173- 
27). 

 
Accessory use or accessory structure – a use incidental and subordinate to the 
principal use and located on the same lot or in the same building as the principal 
use. 

 
Adjacent – immediately adjoining (in contact with the boundary of the influence 
area) or within a distance less than that needed to separate activities from critical 
areas to ensure protection of the functions and values of the critical areas. Adjacent 
shall mean any activity or development located: a. on site immediately adjoining a 
critical area; or b. a distance equal to or less than the required critical area buffer 
width and building setback. 

 
Alteration – any human-induced change in an existing condition of a critical area or 
its buffer. Alterations include, but are not limited to, grading, filling, channelizing, 
dredging, clearing (vegetation), construction, compaction, excavation, or any other 
activity that changes the character of the critical area. 

 
Anadromous Fish – fish that spawn in fresh water and mature in the marine 
environment. 

 
Applicant – a person who files an application for a permit and who is either the 
owner of the land on which that proposed activity would be located, a contract 
purchaser, or the authorized agent of such a person. 

 
Appurtenance – a structure or development which is necessarily connected to the 
use and enjoyment of a single family residence and is located landward of the 
ordinary high water mark and also of the perimeter of any wetland. (On a statewide 
basis, normal appurtenances include a garage, deck, driveway, utilities, fences, 
installation of a septic tank and drain field, and grading which does not exceed two 
hundred fifty cubic yards (250) [except to construct a conventional drain field] and 
which does not involve placement of fill in any wetland or waterward of the 
ordinary high water mark) (See WAC 173-27-040(2)(g)). 

 
Aquaculture – the culture or farming of fish, shellfish, or other aquatic plants and 
animals. 

 
Aquifer – a geological formation, group of formations, or part of a formation that is 
capable of yielding a significant amount of water to a well or spring. 

 
Aquifer Recharge Area – an area that, due to the presence of certain soils, geology, 
and surface water, acts to recharge ground water by percolation. 
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Archaeological – having to do with the scientific study of material remains of past 
human life and activities. 

 
Archaeological Object – an object that comprises the physical evidence of an 
indigenous and subsequent culture, including material remains of past human life, 
including monuments, symbols, tools, facilities, graves, skeletal remains, and 
technological byproducts. 

 
Archaeological Resource/Site – a geographic locality in Washington, including, but 
not limited to, submerged and submersible lands and the bed of the sea within the 
state’s jurisdiction, that contains archaeological objects. 

 
Archaeological Site Inspection – means a preliminary archaeological investigation  
of a project area, which includes, but is not limited to, a review of archaeological 
databases, walking the site in a series of transects, and the use of shovel test probes  
of the subsurface as necessary. When archaeological deposits are identified, sufficient 
shovel test probe examination shall be conducted to determine whether the  
discovery meets the definition of an archaeological site RCW 27.53.030. A 
Washington State Archaeological Site Inventory form shall be completed and 
submitted for the identified site. Site inspection reports shall be professionally 
reasoned and sufficiently detailed to allow another archaeologist to repeat the 
investigation and reach a similar conclusion. 

 
Archaeological Survey – means a formal archaeological study that includes 
background research and adheres to DAHP’s survey and reporting standards. 

 
Archaeology – systematic, scientific study of the human past through material 
remains. 

 
Area of Known Historic/Archaeological Resources – areas that are lying within five 
hundred (500 feet) of an historic or prehistoric property or location identified by the 
Washington State Department of Archaeology and Historic Preservation’s GIS layer 
of archaeological historic sites 

 
Associated Wetlands – those wetlands that are in proximity to and either influence, 
or are influenced by tidal waters or a lake or stream subject to the Shoreline 
Management Act. Refer to RCW 90.58.030 

 
Base flood – the flood having a one-percent chance of being equaled or exceeded in 
any given year. 

 
Baseline – the existing shoreline condition, in terms of both ecological function and 
shoreline use, established at the time this Shoreline Master Program is approved. 
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Beach – the zone of unconsolidated material that is moved by waves, wind and tidal 
currents, extending landward to the coastline. 

 
Best Available Science – the current scientific information used in the process to 
designate, protect, or restore critical areas, that is derived from a valid scientific 
process as defined by WAC 365-195-900 through WAC 365-195-925. 

 
Best management practices (BMPs) – conservation practices or systems of practices 
and management measures that: a. Control soil loss and reduce water quality 
degradation caused by high concentrations of nutrients, animal waste, toxics, or 
sediment; b.  Minimize adverse impacts to surface water and ground water flow and 
circulation patterns and to the chemical, physical, and biological characteristics of 
wetlands; c. Protect trees, vegetation and soils designated to be retained during and 
following site construction and use native plant species appropriate to the site for re- 
vegetation of disturbed areas; and Provide standards for proper use of chemical 
herbicides within critical areas. Bioengineering - see Soil bioengineering 

 
BMPs – see Best Management Practices. 

 
Boating Facility – a public moorage structure (including marinas) or a private 
moorage structure serving more than four residences. 

 
Breakwater – an off-shore structure generally built parallel to the shore that may or 
may not be connected to land. Its primary purpose is to protect a harbor, moorage, 
or navigational activity from wave and wind action by creating a still-water area 
along the shore. A secondary purpose is to protect the shoreline from wave- caused 
erosion. 

 
Buffer – the zone contiguous with a critical area that is required for the continued 
maintenance, function, and structural stability of the critical area. 

 
CERCLA – – the Comprehensive Environmental Response, Compensation, and 
Liability Act ("Superfund"); 1986 amendments are known as Superfund 
Amendments and Reauthorization Act or SARA. 

 
City – the City of White Salmon, or the city designee or authorized agent. 

 
Clearing – the destruction or removal of vegetation ground cover, shrubs and trees 
including, but not limited to, root material removal and/or topsoil removal. 

 
Commercial Development – those uses that are involved in business trade 
including, but are not limited to, occupied building space used for the conducting of 
retail, office, artisan, restaurant, lodging, childcare, professional business, 
government services, entertainment, and privately operated recreational uses. 
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Commercial Use – an activity with goods, merchandise or services for sale or 
involving a rental fee. 

 
Comprehensive Plan – the document, including maps adopted by the city council 
that outlines the City’s goals and policies relating to management of growth, and 
prepared in accordance with RCW 36.70A. The term also includes adopted subarea 
plans prepared in accordance with RCW 36.70A. 

 
Conditional Use – a use which, because of special requirements, unusual character, 
size or shape, infrequent occurrence or possible detrimental effect on surrounding 
property and for other similar reasons, may be allowed in certain zones only after 
review by the hearing examiner and the granting of a conditional use permit 
imposing such performance standards as will make the use compatible with other 
permitted uses in the same vicinity or zone. “Conditional use” shall also mean any 
use, development, or substantial development classified as a conditional use or is not 
classified within the applicable master program. Refer to WAC 173-27-030(4). 

 
Critical Aquifer Recharge Area – areas designated by WAC 365-190-080(2) that are 
determined to have critical recharging effect on aquifers used for potable water as 
defined by WAC 365-190-030(2). 

 
Critical Areas – any of the following areas or ecosystems: critical aquifer recharge 
areas, fish and wildlife habitat conservation areas, geologically hazardous areas, and 
wetlands, as defined in Chapter 36.70A RCW and this title. 

 
Critical Freshwater Habitats – Critical areas as defined by RCW 36.70A.030(5), the 
Columbia River and associated channels, wetlands and floodplains. 

 
Cumulative Impact – the combined, incremental effects of human activity on 
ecological or critical areas functions and values. Cumulative impacts result when the 
effects of an action are added to or interact with the effects of other actions in a 
particular place and within a particular time. It is the combination of these effects, 
and any resulting environmental degradation, that should be the focus of cumulative 
impact analysis and changes to policies and permitting decisions. 

 
Degrade – to scale down in desirability or salability, to impair in respect to some 
physical property or to reduce in structure or function. 

 
Development – a use consisting of the construction or exterior alteration of 
structures; dredging; drilling; dumping; filling; removal of any sand, gravel, or 
minerals; bulkheading; driving of piling; placing of obstructions; or any project of a 
permanent or temporary nature which interferes with the normal public use of the 
surface of the waters of the state subject to Chapter 90.58 RCW at any state of water 
level (RCW 90.58.030(3d3a)). Development does not include dismantling or 
removing structures if there is no other associated development or re-development.  Commented [AP21]: Periodic Checklist 2017b 
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Dock – a basin for moorage of boats, including a basin formed between the 
extension of two piers or the area between a bank or quay and a pier. Docking 
facilities may include wharves, moorage or docks or any place or structure 
connected with the shore or upon shorelands providing for the securing of a boat or 
vessel. 

 
Dredging – the removal or displacement of earth or sediment (gravel, sand, mud, 
silt, and/or other material or debris) from a river, stream, or associated wetland. 
Maintenance dredging includes the removal of earth or sediment within established 
navigation channels and basins. 

 
Ecological Functions – the work performed or the role played by the physical, 
chemical, and biological processes that contribute to the maintenance of the aquatic 
and terrestrial environments that constitute the shoreline’s natural ecosystem. 

 
Emergency – an unanticipated and imminent threat to public health, safety, or the 
environment which requires immediate action within a time too short to allow full 
compliance with the master program. Emergency construction is construed narrowly 
as that which is necessary to protect property from the elements (RCW 
90.58.030(3eiii) and WAC 173-27-040(2d)). 

 
Enhancement – alteration of an existing resource to improve or increase its 
characteristics and processes without degrading other existing functions. 
Enhancements are to be distinguished from resource creation or restoration projects. 

 
Erosion – the wearing away of land by the action of natural forces. 

 
Erosion Hazard Area – those areas that, because of natural characteristics, including 
vegetative cover, soil texture, slope gradient, and rainfall patterns, or human- 
induced changes to such characteristics, are vulnerable to erosion. 

 
Excavation – the artificial movement of earth materials. 

 
Fair Market Value – the open market bid price for conducting the work, using the 
equipment and facilities, and purchase of the goods, services and materials 
necessary to accomplish the development. This would normally equate to the cost of 
hiring a contractor to undertake the development from start to finish, including the 
cost of labor, materials, equipment and facility usage, transportation and contractor 
overhead and profit. The fair market value of the development shall include the fair 
market value of any donated, contributed or found labor, equipment or materials 
(WAC 173-27-030(8)). 

 
Feasible – for the purpose of this SMP, an action, such as a development project, 
mitigation, or preservation requirement, meets all of the following conditions: (a) the 
action can be accomplished with technologies and methods that have been used in 
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the past in similar circumstances, or studies or tests have demonstrated in similar 
circumstances that such approaches are currently available and likely to achieve the 
intended results; (b) the action provides a reasonable likelihood of achieving its 
intended purpose; and (c) the action does not physically preclude achieving the 
project's primary intended legal use. In cases where certain actions are required 
unless they are infeasible, the burden of proving infeasibility is on the applicant. In 
determining an action's infeasibility, the City and State may weigh the action's 
relative public costs and public benefits, considered in the short- and long-term time 
frames 

 
FEMA – the Federal Emergency Management Agency. The agency that, oversees the 
administration of the National Flood Insurance Program (44 CFR). 

 
Fill – the addition of soil, sand, rock, gravel, sediment, earth retaining structure, or 
other material to an area waterward of the OHWM, in wetland, or on shorelands in a 
manager that raises the elevation or creates dry land. 

 
Fish and Wildlife Habitat Conservation Areas – areas necessary for maintaining 
species in suitable habitats within their natural geographic distribution so that 
isolated subpopulations are not created as designated by WAC 365-190-080(5). These 
areas include: (a) Areas with which state or federally designated endangered, 
threatened, and sensitive species have a primary association; (b) Habitats of local 
importance, including, but not limited to, areas designated as priority habitat by the 
department of fish and wildlife; (c)Naturally occurring ponds under twenty acres 
and their submerged aquatic beds that provide fish and wildlife habitat; (d)Waters of 
the state, including lakes, rivers, ponds, streams, inland waters, underground waters, 
salt waters and all other surface water and watercourses within the             
jurisdiction of the state of Washington; (e) Lakes, ponds, streams, and rivers planted 
with game fish by a governmental or tribal entity; (f) State natural area preserves and 
natural resources conservation areas; and (g) Land essential for preserving 
connections between habitat blocks and open spaces. 

 
Float – a floating structure that is moored, anchored, or otherwise secured in the 
water offshore and that may be associated with a fixed-pile pier, or may be a 
standalone structure, such as platforms used for swimming and diving 

 
Flood Insurance Rate Map (FIRM) – the official map on which the Federal 
Insurance Administration has delineated many areas of flood hazard, floodways, 
and the risk premium zones (CFR 44 Part 59). 

 
Flood Insurance Study – the official report provided by the Federal Insurance 
Administration that includes the flood profiles and the FIRM (CFR 44 Part 59). 
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Flood – a general and temporary condition of partial or complete inundation of 
normally dry land areas from: 1. the overflow of inland or tidal waters; 2. the 
unusual and rapid accumulation or runoff of surface waters from any sources. 

 
Floodplain – synonymous with 100-year floodplain and means the land area 
susceptible to being inundated by stream derived waters with a 1-percent chance of 
being equaled or exceeded in any given year. The limits of this area are based on 
flood regulation ordinance maps or a reasonable method that meets the objectives of 
the Act (WAC 173-26-020). 

 
Flood proofing – any combination of structural and nonstructural additions, 
changes or adjustments to structures which reduce or eliminate flood damage to real 
estate or improved real property, water and sanitary facilities, structures, and their 
contents. 
 
Floodway—the area that has been established in the effective federal emergency 
management agency flood insurance rate maps or floodway maps. The floodway 
does not include lands that can be reasonably expected to be protected from flood 
waters by flood control devices maintained by or maintained under license from the 
federal government, the state, or a political subdivision of the state.  

 
Functions and Values – the beneficial roles served by critical areas, including, but 
not limited to, water quality protection and enhancement, fish and wildlife habitat, 
food chain support, flood storage, conveyance and attenuation, ground water 
recharge and discharge, erosion control, and recreation enjoyment and other values. 

 
Buffer Areas - Areas that are functionally separated from a critical area and do not 
protect the critical area from adverse impacts due to preexisting roads, railroads, 
structures, or vertical separation shall be excluded from buffers otherwise required 
by this Program, on a case-by-case basis subject to a critical area report and review as 
determined by the Administrator. It is also important to recognize that some 
functions and values may still occur on the landward side of roads, railroads, 
structures or vertical separation, such as shading, stabilization, hydraulic 
connectivity and/or hyporheic influence, even if they may outwardly appear to 
provide no function or value. 

 
Geologically Hazardous Areas – areas that because of their susceptibility to erosion, 
sliding, earthquake, or other geological events (as designated by WAC 365-190- 
080(4)) may not be suited to development consistent with public health, safety or 
environmental standards. Types of geologically hazardous areas include erosion, 
landslide, seismic, volcanic hazards, and mine. 

 
"Geotechnical report" or "geotechnical analysis" - a scientific study or evaluation 
conducted by a qualified expert that includes a description of the ground and surface 
hydrology and geology, the affected land form and its susceptibility to mass wasting, 
erosion, and other geologic hazards or processes, conclusions and   
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recommendations regarding the effect of the proposed development on geologic 
conditions, the adequacy of the site to be developed, the impacts of the proposed 
development, alternative approaches to the proposed development, and measures to 
mitigate potential site-specific and cumulative geological and hydrological impacts 
of the proposed development, including the potential adverse impacts to adjacent 
and down-current properties. Geotechnical reports shall conform to accepted 
technical standards and must be prepared by qualified professional engineers or 
geologists who have professional expertise about the regional and local shoreline 
geology and processes. 

 
Grading – the movement or distribution of the soil, sand, rock, gravel, sediment or 
other material on a site in a manner that alters the natural contour of the land. 

 
Groin – means a barrier-type structure extending from, and usually perpendicular 
to, the backshore into a water body. Its purpose is to protect a shoreline and adjacent 
upland by influencing the movement of water and/or deposition of materials. This is 
accomplished by building or preserving an accretion beach on its up drift side by 
trapping littoral drift. A groin is relatively narrow in width but varies greatly in 
length. A groin is sometimes built in a series as a system and may be permeable or 
impermeable, high or low, and fixed or adjustable. 

 
Ground Water – water in a saturated zone or stratum beneath the surface of land or 
a surface water body. 

 
Habitat – the place or type of site where a plant or animal naturally or normally lives 
and grows 

 
Habitable floor – any floor usable for living purposes, which includes working, 
sleeping, eating, cooking or recreation, or a combination thereof. A floor used only 
for storage purposes is not a habitable floor. 

 
Hazard Areas – areas designated as frequently flooded or geologically hazardous 
areas due to potential for erosion, landslide, seismic activity, mine collapse, or other 
geologically hazardous conditions, including steep slopes. 

 
Hazard Tree – any tree or tree part that with a combination of structural defect 
and/or disease which makes it subject to a high probability of failure, and a 
proximity to persons or property. 

 
Hearing Examiner – a quasi-judicial hearing officer empowered to hear appeals 
from orders or determinations made by an administrative official charged with the 
enforcement of this title and to vary or modify certain provisions of this title relating 
to the use, construction or alteration of buildings or structures or the use of land, so 
that the spirit of this title is observed, public safety and welfare secured and 
substantial justice done. 
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Historic Preservation Professional – those individuals who hold a graduate degree 
in architectural history, art history, historic preservation, or closely related field with 
coursework in American architectural history, or a bachelor’s degree in architectural 
history, art history, historic preservation, or closely related field plus one of the 
following: (1) at least two (2) years of full-time experience in research, writing, or 
teaching in American architectural history or restoration architecture with an 
academic institution, historical organization or agency, museum, or other 
professional institution (2) substantial contribution through research and publication 
to the body of scholarly knowledge in the field of American architectural history 

 
Historic Site – those sites that are eligible or listed on the Washington Heritage 
Register, National Register of Historic Places, or any locally developed historic 
registry formally adopted by the White Salmon Council. 

 
Homeowners Association – an association created and managed pursuant to RCW 
Chapter 64.38 and this chapter. The landowner shall establish a Washington 
nonprofit corporation for the homeowners' association. Articles and bylaws of the 
homeowners' association shall be prepared in a form acceptable to the city attorney 
[and] 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 CAO approval; b. Availability of 
funds required for such maintenance; and c. Adequate insurance protection of 
community facilities. 

 
Hyporheic Zone – the area under or beside a stream channel or floodplain that 
contributes water to the stream. 

 
Impervious Surface Area – any non-vertical surface artificially covered or hardened 
so as to prevent or impede the percolation of water into the soil mantle including, 
but not limited to, roof tops, swimming pools, paved or graveled roads and 
walkways or parking areas and excluding landscaping and surface water 
retention/detention facilities. 

 
Instream Structure – means a structure placed by humans within a stream or river 
waterward of the ordinary high-water mark that either causes or has the potential to 
cause water impoundment or the diversion, obstruction, or modification of water 
flow. In-stream structures may include those for hydroelectric generation, irrigation, 
water supply, flood control, transportation, utility service transmission, fish habitat 
enhancement, or other purpose. Stormwater outfalls and overwater structures such 
as piers, docks, gangways, and ells associated with moorage or public access are not 
an in-stream structure. Lake – an area permanently inundated by water in excess of 
two meters deep and greater than twenty acres in size measured at the ordinary high 
water mark 

 
Landslide Hazard Areas – areas that are potentially subject to risk of mass 
movement due to a combination of geologic, topographic, and hydrologic factors. 
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Landslide – episodic down slope movement of a mass of soil or rock that includes, 
but is not limited to, rock falls, slumps, mudflows, and earth flows. 

 
Levee - a man-made structure, usually an earthen embankment, designed and 
constructed in accordance with sound engineering practices to contain, control, or 
divert the flow of water so as to reduce risk from temporary flooding (see Code of 
Federal Regulations 44 CFR 59.1). 

 
Marina – means a private or public facility providing the purchase or lease of a slip 
for storing, berthing and securing more than ten motorized boats or watercraft, 
including both long-term and transient moorage. Marinas may include accessory 
facilities for providing incidental services to users of the marina, such as waste 
collection, boat sales or rental activities, and retail establishments providing fuel 
service, repair or service of boat. 

 
Marine – pertaining to tidally influenced waters, including oceans, sounds, straits, 
marine channels, and estuaries, including the Pacific Ocean, Puget Sound, Straits of 
Georgia and Juan de Fuca, and the bays, estuaries, and inlets associated therewith. 

 
May – the action is acceptable, provided it conforms to the provisions of this SMP 

 
Minor Utility Project – the placement of a utility pole, street sign, anchor, vault, or 
other small component of a utility facility, where the disturbance of an area is less 
than seventy-five (75) square feet. 

 
Mitigation – the process of minimizing or compensating for adverse environmental 
impact(s) of a proposal on a critical area. The type(s) of mitigation required shall be 
considered and implemented, where feasible, in the following sequential order of 
preference: (a) Avoiding the impact altogether by not taking a certain action or parts 
of an action; (b) Minimizing impacts by limiting the degree or magnitude of the 
action and its implementation; (c) Rectifying the impact by repairing, rehabilitating, 
or restoring the affected environment; (d) Reducing or eliminating the impact over 
time by preservation and maintenance operations during the life of the action; (e) 
Compensating for the impact by replacing or providing substitute resources or 
environments; or (f) Monitoring the impact and taking appropriate measures to 
achieve the identified goal. 

 
Mitigation Ratio – The quantitative relation between two amounts showing the 
number of times one value contains or is contained within another. 

 
Monitoring – the collection of data by various methods for the purpose of 
understanding natural systems and features, evaluating the impact of development 
proposals on such systems, and/or assessing the performance of mitigation measures 
imposed as conditions of development. 
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Native Vegetation – plant species or communities indigenous to the region, 
including extirpated species. 
 
Nonconforming Use—an existing shoreline use that was lawfully established prior to 
the effective date of the act or the applicable master program, but which does not 
conform to present use regulations due to subsequent changes to the master program.  
 
Nonconforming Development or Structure—an existing structure that was lawfully 
constructed at the time it was built but is no longer fully consistent with present 
regulations such as setbacks, buffers or yards; area; bulk; height or density standards 
due to subsequent changes to the master program.  
 
Nonconforming Lot—a lot that met dimensional requirements of the applicable 
master program at the time of its establishment but now contains less than the 
required width, depth or area due to subsequent changes to the master program. 

 
Ordinary High Water Mark - that mark that will be found by examining the bed and 
banks and ascertaining where the presence and action of waters are so common and 
usual, and so long continued in all ordinary years, as to mark upon the soil a 
character distinct from that of the abutting upland, in respect to vegetation as that 
condition exists on June 1, 1971, as it may naturally change thereafter, or as it may 
change thereafter in accordance with permits issued by a local government or the 
department: PROVIDED, That in any area where the ordinary high water mark 
cannot be found, the ordinary high water mark adjoining fresh water shall be the line 
of mean high water; 

 
Practical Alternative – an alternative that is available and capable of being carried 
out after taking into consideration cost, existing technology, and logistics in light of 
overall project purposes, and having less impact to critical areas 

 
Priority Habitat – habitat types or elements with unique or significant value to one 
or more species as classified by the state department of fish and wildlife. 

 
Professional Archaeologist – a person with qualifications meeting the federal 
secretary of interior’s standards for professional archaeologists. 

 
Public Access – the ability of the general public to reach, touch, and enjoy the 
water's edge, to travel on the waters of the state, and to view the water and the 
shoreline from adjacent locations. Refer to WAC 173-26-221(4). 

 
Public Use – to be made available daily to the general public on a first-come, first- 
served basis, and may not be leased to private parties on any more than a day use 
basis. Refer to WAC 332-30-106. 

 
Qualified Professional – a person with experience and training in the pertinent 
scientific discipline, and who is a qualified expert with expertise appropriate for the 
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relevant critical area subject in accordance with WAC 365-195-905(4). A qualified 
professional must have obtained a BS or BA or equivalent degree in biology, 
engineering, environmental sciences, fisheries, geomorphology or related field, and 
two (2) years of related work experience. (a) A qualified professional for habitats or 
wetlands must have a degree in biology or a related environmental science and 
professional experience related to the subject. (b) A qualified professional for a 
geological hazard must be a professional engineer or geologist, licensed in the state 
of Washington. (c) A qualified professional for critical aquifer recharge areas must be 
a hydrologist, geologist, engineer, or other scientist with experience in preparing 
hydrological assessments 

 
RCW – the Revised Code of Washington. 
 
Reasonable Use – a legal concept articulated by federal and state courts in 
regulatory taking cases. 

 
Recharge – the process involved in the absorption and addition of water to ground 
water. 

 
Recreational Uses – public or private facilities meant for the enjoyment of the public 
and can include facilities for recreational activities such as hiking, fishing, 
photography, viewing, and birdwatching, and more intensive uses, such as parks 
with sports facilities, and other outdoor recreation areas. 

 
Residential Development – development which is primarily devoted to or designed 
for use as a dwelling(s). Residential development includes single family 
development, multi-family development and the creation of new residential lost 
through land division. 

 
Restoration, Restore, Restoration, or Ecological Restoration – the reestablishment  
or upgrading of impaired ecological shoreline processes or functions. This may be 
accomplished through measures including, but not limited to, re-vegetation, removal 
of intrusive shoreline structures and removal or treatment of toxic materials. 
Restoration does not imply a requirement for returning the shoreline area to 
aboriginal or pre- European settlement conditions. 

 
Riparian – of, on, or pertaining to the banks of a river, stream or lake 

 
Riparian Habitat – areas adjacent to aquatic systems with flowing water (e.g., rivers, 
perennial or intermittent streams, seeps, springs) that contain elements of both 
aquatic and terrestrial ecosystems that mutually influence each other. 

 
Riprap – a layer, facing, or protective mound of stones placed to prevent erosion, 
scour, or sloughing of a structure or embankment; also, the stone so used. 

 
Riverine – relating to, formed by or resembling a river (including tributaries), 
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stream, brook, etc. 
 

Runoff – water that is not absorbed into the soil but rather flows along the ground 
surface following the topography. 

 
Salmonid – a member of the fish family Salmonidae. Including but not limited to 
chinook, coho, chum, sockeye, and pink salmon; cutthroat, brook, brown, rainbow, 
and steelhead trout; kokanee; and native char (bull trout and Dolly Varden). 

 
Sediment means the fine grained material deposited by water or wind. 
 
Seismic Hazard Areas means area[s] that are subject to severe risk of damage as a 
result of earthquake-induced ground shaking, slope failure, settlement, or soil 
liquefaction 

 
SEPA – the Washington State Environmental Policy Act, Chapter 43.21C RCW. 

 
Setback – a required open space, specified in shoreline master programs, measured 
horizontally upland from and perpendicular to the ordinary high water mark to a 
use or structure. 

 
Shall – a mandate; the action must be done 

 
Shoreline Administrator - The City Administrator or his/her designee, charged with 
the responsibility of administering the shoreline master program. 

 
Shoreline Habitat and Natural Systems Enhancement Projects – those activities 
proposed and conducted specifically for the purpose of establishing, restoring, or 
enhancing habitat for priority species in the shoreline. 

 
Shoreline Jurisdiction – the term describing all of the geographic areas covered by 
the Act, related rules and the applicable master program. Also, such areas within a 
specified local government's authority under the Act. 

 
Shoreline Management Act – Chapter 90.58 RCW, as amended. Washington’s 
Shoreline Management Act was passed by the Legislature in 1971 and adopted by 
the public in a 1972 referendum. The goal of the Act is to prevent the inherent harm 
in an uncoordinated and piecemeal development of the state’s shorelines. 

 
Shoreline Modification – those actions that modify the physical configuration or 
qualities of the shoreline area, usually through the construction of a physical element 
such as a dike, breakwater, pier, weir, dredged basin, fill, bulkhead, or other 
shoreline structure. They can include other actions, such as clearing, grading, or 
application of chemicals. 

 
Shoreline Permit – a substantial development, conditional use, revision, or variance 
permit or any combination thereof (WAC 173-27-030(13)). 
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Shoreline Stabilization – actions taken to address erosion impacts to property and 
dwellings, businesses, or structures caused by natural processes, such as current, 
flood, tides, wind or wave action. These actions include structural measures such as 
bulkheads and nonstructural methods such as soil bioengineering. 

 
Shorelines – all of the water areas of the state, including reservoirs and their 
associated uplands, together with the lands underlying them, except those areas 
excluded under RCW 90.58.030(2)(d). 
 
Shorelines of Statewide Significance – a select category of shorelines of the state, 
defined in RCW 

 
Should – that the particular action is required unless there is a demonstrated, 
compelling reason, based on policy of the Shoreline Management Act and this 
Master Program, against taking the action. 

 
Solid Waste – all garbage, rubbish trash, refuse, debris, scrap, waste materials and 
discarded materials of all types whatsoever, whether the sources be residential or 
commercial, exclusive of hazardous wastes, and including any and all source- 
separated recyclable materials and yard waste. 

 
Species – any group of animals classified as a species or subspecies as commonly 
accepted by the scientific community. 

 
Steep Slopes – those slopes forty (40) percent or steeper within a vertical elevation 
change of at least ten (10) feet. A slope is defined by establishing its toe and top and 
is measured by averaging the inclination over at least 10 feet of vertical relief. 

 
Stream – any portion of a watercourse, either perennial or intermittent, where the 
surface water flow is sufficient to produce a defined channel or bed. Streams also 
include natural watercourses modified by humans. Streams do not include irrigation 
ditches, canals, stormwater run-off facilities, or other entirely artificial watercourses. 

 
Substantial Development – any development of which the total cost or fair market 
value exceeds $8,5046,416, or any development which materially interferes with 
normal public use of the water or shorelines of the state. The dollar threshold 
established in this definition must be adjusted for inflation by the office of financial 
management every five (5) years, beginning July 1, 2007. Substantial development 
does not include development actions specifically exempted in WAC 173-27-040 
RCW 77.55.181, RCW 90.58.147, and any legislative updates listed therein. (2) . 
 
Terrestrial – of or relating to land as distinct from air or water. 

 
Transportation Facilities – those structures and developments that aid in land and 
water surface movement of people, goods, and services. They include roads and 
highways, bridges and causeways, bikeways, trails, and railroad facilities. 
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Unavoidable – adverse impacts that remain after all appropriate and practicable 
avoidance and minimization has been achieved. 

 
Upland – generally described as the dry land area above and landward of the 
ordinary high water mark. 

 
Uses – uses, structures, and/or developments as applicable. 
 
Utilities – services and facilities that produce, transmit, store, process or dispose of 
electric power, gas, water, stormwater, sewage and communications. 

 
Utilities, Accessory – utilities composed of small-scale distribution and collection 
facilities connected directly to development within the shoreline area. Examples 
include local power, telephone, cable, gas, water, sewer and stormwater service 
lines. 

 
Utilities, Primary – utilities comprised of trunk lines or mains that serve 
neighborhoods, areas and cities. Examples include solid waste handling and 
disposal sites, water transmission lines, sewage treatment facilities, sewage lift 
stations and mains, power generating or transmission facilities, gas storage and 
transmission facilities and stormwater mains and regional facilities. 

 
Variance – a way by which an adjustment is made in the application of the specific 
regulations of this title to a particular piece of property, which property, because of 
special circumstances applicable to it, is deprived of privileges commonly enjoyed by 
other properties in the same zone or vicinity and which adjustment remedies 
disparity in privileges. A variance is a form of special exception. 

 
Vegetation – plant life growing below, at, and above the soil surface. 

 
WAC – Washington Administrative Code. 

 
Water Quality – the physical characteristics of water within shoreline jurisdiction, 
including water quantity, hydrological, physical, chemical, aesthetic, recreation- 
related, and biological characteristics. Where used in this chapter, the term “water 
quantity” refers only to development and uses regulated under this chapter and 
affecting water quantity, such as impermeable surfaces and stormwater handling 
practices. Water quantity, for purposes of this chapter, does not mean the 
withdrawal of ground water or diversion of surface water pursuant to RCW 
90.03.250 through RCW 90.03.340. 

 
Water Typing System – the system used to classify freshwater surface water 
systems. Current regulations establish interim water typing (1-5) until fish habitat 
water type maps are available for permanent water typing (S, F, Np, Ns) (WAC 222- 
16-031). 
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Water-Dependent Use – a use or a portion of a use which cannot exist in any other 
location and is dependent on the water by reason of the intrinsic nature of its 
operations. Examples of water-dependent uses may include moorage structures 
(including those associated with residential properties), ship cargo terminal loading 
areas, ferry and passenger terminals, barge loading facilities, ship building and dry 
docking, marinas, aquaculture, float plane facilities and sewer outfalls. 
Water-Enjoyment Use – a recreational use or other use that facilitates public access 
to the shoreline as a primary characteristic of the use; or a use that provides for 
recreational use or aesthetic enjoyment of the shoreline for a substantial number of 
people as a general characteristic of the use and which through location, design, and 
operation ensures the public's ability to enjoy the physical and aesthetic qualities of 
the shoreline. 

 
Water-Oriented Use – any combination of water-dependent, water-related, and/or 
water enjoyment uses and serves as an all-encompassing definition for priority uses 
under the Act. Non-water-oriented serves to describe those uses which have little or 
no relationship to the shoreline and are not considered priority uses under the Act. 
Examples include professional offices, automobile sales or repair shops, mini-storage 
facilities, multifamily residential development, department stores and gas stations. 

 
Weir - means a structure in a stream or river for measuring or regulating stream 
flow. 

 
Wetlands or Wetland Areas – areas that are inundated or saturated by surface or 
ground water at a frequency and duration sufficient to support, and that under 
normal circumstances do support, a prevalence of vegetation typically adapted for 
life in saturated soil conditions. Wetlands generally include swamps, marshes, bogs 
and similar areas. Wetlands do not include those artificial wetlands intentionally 
created from non-wetland sites, including, but not limited to, irrigation and drainage 
ditches, grass-lined swales, canals, detention facilities, wastewater treatment 
facilities, farm ponds, and landscape amenities, or those wetlands created after July 
1, 1990, that were unintentionally created as a result of the construction of a road, 
street, or highway. Wetlands may include those artificial wetlands intentionally 
created from non- wetland areas to mitigate the conversion of wetlands. 

 
Wetlands Rating System – the Washington State Wetland Rating System for Eastern 
Washington: 2014 Update, Washington Department of Ecology, October 2014. (Ecology 
Publication No. 14-06-030, or as revised and approved by Ecology). Commented [AP25]: Periodic Checklist 2016b 
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