
 

White Salmon Planning Commission Meeting 
A G E N D A  

August 14, 2024 – 5:30 PM 
119 NE Church Ave and Zoom Teleconference 

 
Meeting ID: 849 2977 8928 

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

Call to Order/Roll Call 

Approval of Minutes 
1. Meeting Minutes – January 10, 2024 
2. Meeting Minutes – February 28, 2024 
3. Meeting Minutes – March 27, 2024 
4. Meeting Minutes – April 24, 2024 
5. Meeting Minutes – May 8, 2024 

Public Hearing 
6. Viewshed Overlay Ordinance 

A public hearing, with a virtual/telephonic attendance option, will be held during the 
Planning Commission meeting on Wednesday, August 14, at 5:30 PM or as soon 
thereafter as possible. Any individual who wishes to testify in person or via 
teleconference will be allowed to do so. The hearing will be located in the City Council 
Chambers, 119 NE Church. 
 
a. Presentation 
b. Public Testimony 
c. Discussion 
d. Action 

Discussion Items 
7. Recommendations to Update Development and Design Standard for Commercial Zones 
8. Feedback From Community Survey - Pre-approved Plans and Manufactured Housing 

Adjournment 
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DRAFT 

 

CITY OF WHITE SALMON 
Planning Commission Workshop - Wednesday, January 10, 2024 

 

  

COMMISSION AND ADMINISTRATIVE PERSONNEL PRESENT 

  Commission Members: 

Greg Hohensee, Chair 

Michael Morneault 

 

Excused: 

Seth Gilchrist 

Tom Stevenson  

Ross Henry   

Staff: 

Erika Castro Guzman, City Project Coordinator 

Troy Rayburn, City Administrator  

Kelly Hickok, Legal Counsel 

 
CALL TO ORDER/ ROLL CALL 

Chairman Greg Hohensee called the meeting to order at 5:30 pm. A quorum of planning commissioner 
members was not present. There were three audience members in attendance in person and via 
teleconference. 

 

PRESENTATION  
1. Amendments to WSMC 2.20 Boards, Committees, and Commissions and WSMC 2.21 Hearing 

Examiner 
 

Troy Rayburn, City Administrator, presented an overview of the proposed amendments to the 
White Salmon Municipal Code, as detailed in the December 20th Council Report. The proposed 
changes aim to update the roles and responsibilities of both the Planning Commission and the 
Hearing Examiner to better address current needs and conditions. 
 
Kelly Hickok, Legal Counsel, explained that recent population changes have prompted the need 
to adjust planning duties. These updates are designed to enhance the efficiency and 
effectiveness of the planning process. Specifically, the changes are intended to improve record 
development for appeals, ensuring thorough and accurate documentation. 
 
Role Adjustments 
 

Planning Commission: The amendments will remove the Planning Commission's authority 
to make final decisions on conditional use permits, variances, and home occupation 
permits. Instead, the Planning Commission will focus on holding hearings and making 
recommendations on subdivisions, comprehensive plan amendments, and zoning 
changes. 
 
Hearing Examiner: The quasi-judicial responsibilities will be transferred to the Hearing 
Examiner. This shift aims to improve record-keeping and the appearance of fairness, 
while allowing the Planning Commission to concentrate on its policy advisory role. 
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No decisions were made during this workshop; it was conducted for informational purposes only. 
A recording of the session will be made available to Planning Commissioners who were unable to 
attend. 

 
ADJOURNMENT 

The meeting was adjourned at 5:38 pm. 

 

 

Greg Hohensee, Chairman  Erika Castro Guzman, City Project Coordinator 
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DRAFT 

 

CITY OF WHITE SALMON 
Planning Commission Workshop - Wednesday, February 28, 2024 

 

  

COMMISSION AND ADMINISTRATIVE PERSONNEL PRESENT 

  Commission Members: 

Greg Hohensee, Chair 

Michael Morneault 

Tom Stevenson  

Ross Henry   

 

Excused: 

Seth Gilchrist 

Staff: 

Stephanie Porter, City Clerk-Treasurer  

Troy Rayburn, City Administrator  

Kelly Hickok, Legal Counsel 

 
CALL TO ORDER/ ROLL CALL 

Chairman Greg Hohensee called the meeting to order at 5:30 pm. A quorum of planning commissioner 
members was present. There was an unrecorded number of audience members in attendance in person 
and via teleconference. 

 

PUBLIC COMMENT 

There was no public comment.  

 

DISCUSSION ITEMS 
1. Planning Commission Bi-Laws 
 

Troy Rayburn, City Administrator, opened the work session by outlining its purpose: to review 
and update the Planning Commission bylaws in response to recent changes. He introduced Kelly 
Hickok, Legal Counsel, who would present findings on rules and procedures adopted by other 
cities. 
 
Chair Greg Hohensee proposed beginning with an overview of the recent changes to the 
municipal code affecting the Planning Commission's rules. He emphasized that the bylaws should 
be considered in the context of the Commission’s transition from a quasi-judicial to a legislative 
role. 
 
The group discussed the necessity of establishing bylaws, noting that the Planning Commission 
currently operates with minimal written rules. Bylaws from other cities typically cover important 
issues such as attendance, conflicts of interest, ex parte communications, and procedural 
guidelines. 
 
The Planning Commission generally agreed on the following key topics to potentially address in 
bylaws include: 

- Legislative rules of procedure 
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- Attendance requirements and excused absences 
- Defining and dealing with conflicts of interest and ex parte communications 
- Process for amending bylaws 
- Code of conduct and respect for staff, public, etc. 

 
2. Planning Commission Roles and Responsibilities 

 
Kelly Hickok, Legal Counsel, summarized the updates to Title 19, highlighting several key changes. 
Notably, the new project permit application framework table (WSMC 19.10.40) designates the 
Hearings Examiner to make final determinations on zoning variances and conditional use permits 
under Type 2 reviews. Additional changes include the elimination of undefined permit types, the 
inclusion of reasonable use variances in Type IB decisions, and the reclassification of short plats 
from Type 2 to Type IB. 
 
Furthermore, it was noted that the Planning Commission will continue to make final decisions on 
Type 2 matters, such as site and building plan reviews, which remain appealable to the City 
Council. Meanwhile, Type IB decisions, which were previously made by the Planning 
Administrator and appealed to the Planning Commission, are now handled by the Hearings 
Examiner, with appeals directed to Superior Court. 
 
The transition to a Hearings Examiner shifts the Planning Commission away from a quasi-judicial 
role, a move adopted by many cities to minimize liability and procedural errors. The Hearings 
Examiner, with expertise in land use law, is positioned to make impartial decisions, allowing the 
Planning Commission to concentrate on policy development. This change also meets state 
requirements for a Board of Adjustment in cities with populations over 2,500. 
 
Commissioners raised concerns about the Hearings Examiner process potentially being less 
accessible to the public compared to the Planning Commission's hearings. Kelly Hickok, Legal 
Counsel, agreed to investigate whether Hearings Examiner proceedings are conducted in person 
or via Zoom. 
 
There was interest in improving communication between the Planning Commission and City 
Council under the new structure, potentially having a Council member attend Planning 
Commission meetings and/or a Commissioner provide updates to Council. Having a permanent 
Planning Director would help facilitate this relationship. 
 
The next steps were outlined as follows: Kelly will compile a draft of the bylaws, incorporating 
best practices from other cities, by March 6. Commissioners will review the draft and provide 
feedback to staff by March 20. A follow-up work session is scheduled for March 27 to discuss the 
draft, with the aim of finalizing the bylaws recommendation for presentation to the City Council 
for codification. 
 

ADJOURNMENT 

The meeting was adjourned at 6:45 pm. 

 

Greg Hohensee, Chairman  Erika Castro Guzman, City Project Coordinator 
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DRAFT 

 

CITY OF WHITE SALMON 
Planning Commission Meeting - Wednesday, March 27, 2024 

 

  

COMMISSION AND ADMINISTRATIVE PERSONNEL PRESENT 

  Commission Members: 

Greg Hohensee, Chair 

Michael Morneault 

Seth Gilchrist  

Tom Stevenson 

 

Excused:  

Ross Henry 

Staff: 

Erika Castro Guzman, City Project Coordinator 

Troy Rayburn, City Administrator  

Kelly Hickok, Legal Counsel 

 
CALL TO ORDER/ ROLL CALL 

Chairman Greg Hohensee called the meeting to order at 5:30 pm. A quorum of planning commissioner 
members was present. There was an unrecorded number of audience members in attendance in person 
and via teleconference. 

 

PUBLIC COMMENT 

There was no public comment.  

 

ACTION ITEM 
1. Planning Commission By-laws and Rules of Procedure 
 

Kelly Hickok, Legal Counsel, presented the updated draft of the bylaws, reflecting the feedback 
from commissioners received during the February 28 meeting. Key discussion points included: 
 

Meeting Schedule: 
- Agreed to hold regular meetings on the 2nd Wednesday of each month at 5:30 pm 

to avoid conflicts with City Council meetings 
- Language to be updated to: "Regular meetings shall be held on the second 

Wednesday of each month at 5:30 pm" 
 
Agenda Distribution: 

- Agenda packets to be distributed 5 days (the Friday) prior to the meeting 
- Language to be updated to: "The agenda and matters to be considered shall be 

distributed at least five (5) days prior to the meeting date" 
 
Public Comment: 

- Each speaker to be limited to three minutes 
- Chair may extend time at their discretion based on meeting attendance 
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- Language to be updated to: "Each member of the public is limited to three (3) 
minutes for comment. The chair may extend this time at their discretion." 
 

Commissioner Attendance: 
- Commissioners are expected to attend regular and special meetings in-person 
- Remote attendance allowed with majority approval of commissioners present 
- In-person attendance required for public hearings unless excused by majority vote 
- Language to be added differentiating attendance rules for regular meetings vs 

public hearings 
 
Quasi-Judicial Hearings: 

- Rules of procedure for quasi-judicial hearings to remain in bylaws 
- Planning Commission still has quasi-judicial role for certain matters 
- Retaining rules allows flexibility if Commission role changes in the future 

 
Bylaws Amendments: 

- Language to be updated to clarify bylaws amendments require approval by City 
Council 

 
Motion made by Seth Gilchrist, Seconded by Michael Morneault 
Motion to forward the revised Planning Commission bylaws, incorporating the edits discussed 
tonight, to the City Council for their consideration. 
 
No further discussion.  
 

MOTION CARRIES 4–0.  

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

 
2. Planning Commissioner Resignation 

Planning Commissioner Seth Gilchrist announced he has submitted his resignation from the 
Planning Commission. Commissioners and staff thanked him for his thoughtful service over the 
past four years, especially on key legislation and the comprehensive plan update.  
 

ADJOURNMENT 

The meeting was adjourned at 6:46 pm. 

 

 

Greg Hohensee, Chairman  Erika Castro Guzman, City Project Coordinator 
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DRAFT 

 

CITY OF WHITE SALMON 
Planning Commission Meeting - Wednesday, April 24, 2024 

 

  

COMMISSION AND ADMINISTRATIVE PERSONNEL PRESENT 

  Commission Members: 

Greg Hohensee, Chair 

Michael Morneault 

Ross Henry 

Tom Stevenson 

Erika Price 

Staff: 

Erika Castro Guzman, City Project Coordinator 

Troy Rayburn, City Administrator  

Alex Capron, Consultant Planner  

 
CALL TO ORDER/ ROLL CALL 

Chairman Greg Hohensee called the meeting to order at 5:30 pm. A quorum of planning commissioner 
members was present. There was an unrecorded number of audience members in attendance in person 
and via teleconference. 

 

The Planning Commission welcomed its newest member, Erika Price. Commissioner Price introduced 
herself as a resident of White Salmon for the past two years, having lived in the Gorge since 2018, 
including Hood River, where she served as a Planning Commissioner. She has a background in 
architecture and works for a Native American-owned engineering firm in Portland, specializing in land 
planning, architecture, and engineering. Her experience includes collaborating with the US Army Corps 
on tribal fishing and housing issues along the Columbia River. She expressed her enthusiasm for joining 
the White Salmon community. 

 

DISCUSSION ITEM 
1. Heritage Tree Ordinance Update 

 
Presentation 
Alex Capron, Consultant Planner, provided an overview of the Heritage Tree Ordinance update. 
He noted that the existing ordinance, adopted in 2012, has been perceived as inflexible in 
accommodating development. In 2019, the city engaged a consultant to develop a Community 
Forestry Management Plan. The aim of the current update is to balance development needs with 
effective tree protection. 
 
Community outreach efforts included an online survey, which garnered 128 responses and 
indicated strong support for protecting larger, mature trees. Planner Capron also highlighted his 
discussions with the White Salmon Tree Board to gather additional feedback. 
 
Discussion 
The Planning Commission discussed several key changes in the draft ordinance. The update 
introduces an "Exceptional Trees" category, which is determined based on specific species and 
size thresholds. It also allows greater flexibility for development footprints, adjusting based on 
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the size of the lot or project. Additionally, the draft removes the requirement for perpetual tree 
protection easements and incorporates tree replacement ratios. 
 
Planning Commission members raised several concerns regarding the proposed amendments. 
They noted the complexity of the changes, including a 3.5-page tree table, and questioned the 
enforceability of the ordinance given the city's limited staff resources. There were also concerns 
about the potential impacts on lower-income homeowners and the need to address wildfire risk 
and create defensible space. Commissioners suggested considering incentives rather than solely 
relying on punitive regulations and emphasized the importance of simplicity and clarity in the 
ordinance. 
 
The discussion included White Salmon's location within the Columbia River Gorge National Scenic 
Area and the extensive surrounding forested lands. 
 
The Planning Commission requested several revisions for the next draft. They would like a 
simpler ordinance that focuses on protecting native trees while allowing for development 
flexibility. They also suggested considering a pause in the adoption timeline to allow for 
additional public input. Additionally, they emphasized the need to involve fire officials to address 
wildfire concerns and explore potential incentives alongside regulations. 
 
The Planning Commission also explored methods to enhance communication of their 
recommendations to the City Council, including the possibility of having a commissioner attend 
council meetings. Troy Rayburn, City Administrator, mentioned that the city is actively recruiting 
for a new City Planner to help manage the workload. 
 
The meeting concluded with a plan for the consultant planners to integrate the Planning 
Commission's feedback into a revised draft of the ordinance. 
 

ADJOURNMENT 

The meeting was adjourned at 6:46 pm. 

 

 

Greg Hohensee, Chairman  Erika Castro Guzman, City Project Coordinator 
 

13



File Attachments for Item:

5. Meeting Minutes – May 8, 2024

14



 

DRAFT 

 

CITY OF WHITE SALMON 
Planning Commission Meeting - Wednesday, May 8, 2024 

 

  

COMMISSION AND ADMINISTRATIVE PERSONNEL PRESENT 

  Commission Members: 

Greg Hohensee, Chair 

Michael Morneault 

Tom Stevenson  

Ross Henry 

 

Excused: 

Erika Price 

Staff: 

Erika  Castro Guzman, Project Coordinator  

Kelly Hickok, Legal Counsel 

 

Planning Consultants: 

Michael Mehaffy, Consultant Housing Planner 

 
CALL TO ORDER/ ROLL CALL 

Chairman Greg Hohensee called the meeting to order at 5:33 pm. A quorum of planning commissioner 
members was present. There were eight audience members in attendance in person and via 
teleconference. 

 

APPROVAL OF MEETING MINUTES 
1. Meeting Minutes – November 8, 2023 

 
2. Meeting Minutes – November 14, 2023 

 

Moved by Michael Morneault. Seconded by Tom Stevenson. 

Motion to approve minutes of November 8 and November 14, 2023, as written.  

 

MOTION CARRIED 4–0.  

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

 

PUBLIC HEARING  
3. Ordinance 2024-XX-XXXX Amending Title 17 By Revising Chapters 17.23, 17.24, 17.28, 17.32, 

17.36, 17.40, 17.48, 17,50, 17.64, 17.68, And 17.72 
 

Planning Commission public hearing to review and discuss proposed updates to the White 
Salmon zoning ordinances.  
 
Chair Greg Hohensee opened the public hearing discussion at 5:35 PM. 

 
A. PRESENTATION  

Dr. Michael Mahaffey, Planning Consultant, provided an overview of the proposed zoning 
code changes, which are designed to enhance housing diversity and affordability in White 
Salmon. He explained that these changes are part of a multi-year effort to update the city's 
comprehensive plan and zoning code. Key modifications include eliminating minimum 
building size requirements, expanding minimum lot sizes while reducing setback 

15



 

City of White Salmon    DRAFT 

Planning Commission Minutes – May 8, 2024 

Page 2 of 5 

requirements, lowering off-street parking requirements, and clarifying the regulations for 
accessory dwelling units. 
 

B. PUBLIC TESTEMONY  
Chair Greg Hohensee opened the public comment portion of the hearing at 5:51 pm. 
 
Mark VanderZanden, Outside City Resident 
Mark Vanders, founder of Sound Architecture, introduced himself and his firm’s extensive 
work in the Columbia River Gorge. He emphasized the importance of middle housing projects 
in creating affordable housing through increased density. Currently, Vanders is working on a 
housing and commercial project on E Jewett Blvd, which could be significantly impacted by 
upcoming changes to the middle housing code. He expressed concern that these changes 
might disrupt his project, which has been developed under the existing code. Vanders 
suggested forming a group of developers to discuss and adapt to the updates, and requested 
a slower pace in implementing changes to allow his project to proceed as planned. He also 
offered his expertise to help refine the middle housing code to better meet the town’s needs. 
 
Peter Wright, Inside City Resident 
Peter Wright, White Salmon Resident, addressed Mark VanderZanden’s comment, 
highlighting the vibrant discussions taking place at the office hour sessions hosted by Housing 
Consultant Dr. Mahaffey. He encouraged the Planning Commission to attend these sessions, 
where a wide range of participants, including small builders, architects, and former planners, 
have engaged in meaningful discussions about public perspectives and challenges. Wright 
noted that while these discussions haven't fully translated into the Commission’s meetings, 
they have been valuable. He mentioned Chair Hohensee's idea of exploring work credits for 
street parking when driveways are not installed as a topic for future consideration. Wright 
acknowledged the difficulty of navigating incremental changes in the zoning process and 
suggested that a more cohesive approach would be beneficial. 
 
Laura Cheney, Inside City Resident 
Laura Channy, White Salmon Resident, expressed concerns from a recent meeting with 
Housing Consultant Dr. Mahaffey. She noted that several important questions about alley 
setbacks, density, and water system capacity remained unanswered. She recalled community 
concerns during the Walker House development discussions, particularly regarding noise and 
parking issues. Channy emphasized that increased density would exacerbate existing parking 
problems, highlighting that parking is already a significant issue in the city. 
 
Rich Anderson, Outside City Resident  
Rich Anderson, a long-time Underwood resident and part-time developer in Portland, 
expressed concerns about proposed building regulation changes. He stated that he is rushing 
to submit his application before the new rules take effect, fearing that the proposed building 

height limits from Jewett would derail his project, causing delays and increased costs. 
Anderson argues against size limits on units and suggests focusing on density instead. He 
believes the current 1,500 square foot cap for townhouses may be too restrictive and 
recommends allowing larger units if they meet density requirements. He stated that his 
project will include adequate parking per current code, and he believed adjusting regulations 
to support larger units while maintaining density could better manage costs and address 
housing needs in the commercial zone. 
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Chair Greg Hohensee closed the public comment portion of the hearing at 6:03 pm. 

 
C. DISCUSSION 

The Planning Commission reviewed the proposed changes in detail, with commissioners offering 
feedback and suggestions. Key topics of discussion included concerns about restricting office uses 
on commercial streets, debates over the proposed changes to building height limits on Jewett 
Street, adjustments to minimum lot sizes and setbacks for multi-family zones, and whether to 
maintain the current allowances for office uses in commercial areas. 
 
Commercial Use Definition (WSMC 17.08.146) 
Dr. Mahaffey proposed removing "office" from the definition of commercial use, allowing offices 
only on ground floors facing designated commercial streets. The goal is to activate these areas 
with more retail and restaurant options. Commissioners raised concerns that this change might 
be overly restrictive and could discourage office developments that attract employees who 
support local businesses. They cited successful office uses on Jewett Blvd as examples of how 
such developments can enhance the town's vibrancy. The commission did not reach a consensus 
on recommending this change and suggested revisiting it when developing a downtown 
commercial zone. 
 
Building Height on South Side of Jewett Blvd (WSMC 17.28.080) 
The proposal to limit building height on the south side of Jewett Blvd suggests reducing the height 
limit to 35 feet above grade starting 60 feet back from the Jewett Blvd frontage, intending to 
prevent excessively tall buildings from overshadowing the alley. Commissioners debated the 
potential unintended consequences of this change and expressed concerns that it might 
adversely affect a current applicant. There was also confusion about the exact implications of the 
proposal, and a preference was expressed for seeing it illustrated. The commission voted 3-1 
against recommending this change at present, deciding instead to revisit it in conjunction with 
the future form-based code. 
 
Minimum Lot Size for Duplexes (WSMC 17.28.040) 
Dr. Mahaffey explained that the proposal to adjust the minimum lot size for duplexes corrects an 
error, aligning it with the requirements for townhouses. The revised minimum lot size for 
duplexes on separate lots should be 2,000 square feet each, rather than the previously stated 
4,000 square feet. The commission had no objections to this clarifying change. 
 
Rear Setbacks in R3 Zone (WSMC 17.32.040) 
A 5-foot minimum rear setback was proposed for the R3 multifamily zone, addressing an omission 
from the previous code update. The commissioners amended this proposal to require the rear 
setback to match the setback of any adjacent lower-density zone. This adjustment aims to create 
a transition and prevent taller buildings from overshadowing neighboring properties. 
 
Office Use Restriction on Commercial Streets 
The issue of restricting office use on commercial streets was revisited, mirroring the discussion 
from the Commercial Use Definition topic. The Commission echoed their recommendation to 
retain the current regulations and not implement this change. 
 
Residential Uses in Public Zone (WSMC 17.49.020) 
The proposal to permit residential uses in the public zone near the school, contingent upon 
specific approval by the City Council, was discussed. Commissioners expressed concerns about 
potentially bypassing the hearings examiner process and felt that the existing conditional use 
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process was adequate for managing such applications. Consequently, the commission 
recommended maintaining the current regulations with no changes. 
 
 
In summary, several proposed edits aim to facilitate the development of "missing middle" housing 
types, such as duplexes, multiplexes, and accessory dwelling units. However, concerns were 
raised about potential unintended consequences, including the risk of overly tall buildings 
adjacent to alleys and the possibility of excessively restricting office uses. There was also debate 
regarding the allowance of office uses on ground floors of commercial streets. The commission 
recommended simplifying the code language where possible to reduce confusion and ensure 
clarity. 
 

D. ACTION 

Motion 

Moved by Ross Henry. Seconded by Tom Stevenson. 

Motion to recommend the code changes as amended in the discussion. (Move forward 
with items 3, 4, 5 as amended and items 1, 2, 6, 7 removed) 

 

Discussion 

Commissioner Ross Henry emphasized the importance of recognizing potential unintended 
consequences as the city implements zoning changes. While he agreed with many of the 
proposed adjustments, he stressed the need for caution and thorough consideration of their 
potential impacts. He stated that these changes, made after significant effort and analysis, 
could affect various aspects of the community in unforeseen ways. For example, increasing 
density might improve housing availability but could also present new challenges. 

 

Commissioner Henry highlighted the need for careful evaluation of how these changes would 
impact property values and overall community dynamics. He underscored the importance of 
responding to any emerging issues proactively and being prepared for potential 
repercussions. He urged that we remain vigilant and responsive to concerns as they arise. 

 

MOTION CARRIED 4–0.  

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

 

Chair Greg Hohensee closed the public hearing at 7:27 PM. 

 
GENERAL DISCUSSION 
Chair Greg Hohensee expressed his appreciation for everyone’s contributions. He acknowledged that, 
from his perspective and potentially shared by other commissioners, the recent code edits were 
significant. However, he suggested that the city should address broader issues during the form-based 
code phase, as making incremental changes now could lead to confusion. 

 
Chair Hohensee proposed that the city planners integrate some of the restrictive aspects of the 
ordinance into the housing code update, rather than complicating the heritage tree code. He believed 
this approach would keep the heritage tree ordinance more straightforward and enforceable. He also 
noted that, in evaluating the impact, some exclusions for each zone seemed overly broad, diminishing the 
relevance of the heritage tree ordinance in areas like R2 and R3, where the zoning permits almost any 
type of construction. 
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Commissioner Tom Stevenson recommended a review of off-street parking regulations. He noted that 
while it might not be a major issue, it's worth examining these regulations further. The Commission 
acknowledge that a commenter had expressed concern about parking, suggesting that it's a relevant 
topic for consideration. 
 
ADJOURNMENT 

The meeting was adjourned at 7:30 pm. 

 

 

Greg Hohensee, Chairman  Erika Castro Guzman, City Project Coordinator 
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A public hearing, with a virtual/telephonic attendance option, will be held during the Planning 

Commission meeting on Wednesday, August 14, at 5:30 PM or as soon thereafter as possible. 

Any individual who wishes to testify in person or via teleconference will be allowed to do so. 

The hearing will be located in the City Council Chambers, 119 NE Church. 
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100 North Main Street, PO Box 2139 White Salmon WA 98672, Website: white-salmon.net Office: (509) 493-1133 

 
The City of White Salmon is an equal opportunity employer and provider. 

 
MEMORANDUM 
 
Date: August 14, 2024   
 
Subject: Context for the consideration of Viewshed Overlay Ordinance 2024-08-1169: Protection of 
Publicly Accessible Scenic Views 
 

 
 
Introduction 
 
This memorandum aims to provide context for the protection of publicly accessible scenic views in the 
City of White Salmon, as supported by findings in the 2021 City of White Salmon Comprehensive Plan 
(2021). This ordinance is being proposed based on the belief supported by input from community 
surveys, in addition to the adopted plan previously referenced, that scenic views are integral to the 
identity, economy, and quality of life in White Salmon, and their preservation is essential for 
maintaining the community’s character and values. 
 
1. Vision and Community Values 
 
The comprehensive plan emphasizes the importance of maintaining the small-town character, natural 
beauty, and scenic views that are central to White Salmon's identity. Scenic views, particularly those of 
the Columbia River and Mt. Hood, are deeply valued by the community and contribute to the city’s 
unique sense of place. Rheingarten Park is the central public greenspace within the city’s parks and 
trails system that provides access to Mt. Hood views. Protecting that view aligns with the community’s 
vision of a “thriving village” that balances growth with the preservation of its natural environment. 
 
2. Economic Development and Tourism 
 
Tourism and recreation are key components of White Salmon’s local economy, as highlighted in the 
comprehensive plan. Scenic views are a significant attraction for visitors, enhancing the appeal of the 
area for outdoor activities such as hiking, mountain biking, and sightseeing, as well as public social 
gatherings; specific to the latter, the only outdoor public space available for reserving for gatherings is 
indeed in the affected area.  
 
3. Environmental Stewardship and Sustainability 
 
The comprehensive plan outlines a commitment to sustainable growth that respects the natural 
environment. Protecting scenic views from private development is consistent with these sustainability 
goals by preventing urban sprawl and maintaining the integrity of natural landscapes. This approach 
preserves the visual appeal of the environment but also supports future development in the affected 
area that is in keeping with goals and objectives related to housing, both in the Comprehensive Plan as 
well as the 2023 Housing Action Plan. 
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4. Quality of Life and Public Recreation 
 
Access to parks, green spaces, and natural views is crucial for the well-being of White Salmon’s 
residents. Scenic views contribute significantly to the aesthetic and recreational value of these public 
spaces, providing daily opportunities for residents to connect with nature. Safeguarding these views  
ensures that future generations can continue to enjoy the health and aesthetic benefits of the natural 
environment. 
 
5. Long-term Planning and Community Character 
 
The comprehensive plan stresses the importance of thoughtful, long-term planning to manage growth 
while preserving the community’s character. Allowing private development to obstruct scenic views 
could undermine the very qualities that make White Salmon a desirable place to live. By protecting 
publicly accessible views in a reasonable way, the city can guide development in a way that enhances, 
rather than detracts from, the community’s unique character. 
 
Conclusion 
 
In conclusion, the protection of publicly accessible scenic views is not only consistent with the goals and 
values outlined in the 2021 City of White Salmon Comprehensive Plan but also believed to be essential 
for the sustained well-being and prosperity of the community. This viewshed ordinance is being 
proposed by the Administration so that these considerations may be considered for determining how 
decisions regarding land use and development in areas with established vital scenic resources are 
handled. It is the Administration’s view that the points summarized above and based on findings within 
the existing Comprehensive Plan build a case for why scenic views should be protected as a public 
resource, ensuring they remain a defining and cherished feature of White Salmon for future 
generations. 
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CITY OF WHITE SALMON 

ORDINANCE NO. 2024-

____ 

 

AN ORDINANCE AMENDING TITLE 17 OF THE WHITE SALMON MUNICIPAL CODE BY 

ADDING CHAPTER 17.77 TO UPDATE PROVISIONS OF THE ZONING CODE. 

 

WHEREAS, the City of White Salmon (“City”) acknowledges the need to preserve the scenic views 

and aesthetic character of the city, in particular scenic views of Mount Hood from Rhinegarten Park; and 

 

WHEREAS, the City recognizes the economic and cultural value of these scenic views; and 

 

WHEREAS, the City recognizes the need for viewshed regulations to preserve these views; and 

 

WHEREAS, the City also recognizes the need to balance protection of scenic views with 

development needs in the community; and 

 

WHEREAS, the City has conducted hearings and solicited public testimony, sufficient to establish 

regulations in accordance with RCW 36.70A; 

 

NOW THEREFORE, THE CITY COUNCIL OF THE CITY OF WHITE SALMON DOES 

ORDAIN AS FOLLOWS: 

 

That the following amendments be made to White Salmon Municipal Code Title 17: 

 

SECTION 1. Amendment to Title 17, Chapter 17.77 

17.77 Viewshed Overlay 

17.77.010 - Purpose 

The purpose of this Viewshed Overlay Ordinance is to preserve the scenic views and aesthetic character of the City 

of White Salmon by regulating building heights within a designated overlay area. The ordinance aims to balance 

development needs with the community's desire to protect significant views. 

17.77.020 - Overlay Area Description 

The Viewshed Overlay Area is hereby established and defined as a rectangle extending from the right of way line at 

the corner of North Main Street and Lincoln Street, west 444.98 feet, and south 130.07 feet, as shown graphically in 

the exhibit below. 
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17.77.030 - Building Height Restrictions 

 

A. Maximum Building Elevation: 

o The maximum elevation for any building within the overlay area shall be 681.00 feet above sea 

level. 

B. Exceptions: 

o Chimneys and other projections that extend above the roofline are permitted, provided they do not 

exceed 5 feet in width in any dimension. 

17.77.040 - Building Plan Requirements 

A. Registered Surveyor Certification: 

o Building plans submitted for construction within the overlay area must include at least one corner 

of the building with an elevation established by a registered surveyor. 

B. Height Demonstration Exhibit: 

o An exhibit must be included with the building plans demonstrating that the building height does 

not exceed 681.00 feet above sea level, excluding exceptions as provided in Section 17.77.030.B).  

17.77.050 - Enforcement and Penalties 

A. Compliance: 

o All construction within the overlay area must comply with the provisions of this ordinance. Non-

compliance may result in penalties as determined by the City of White Salmon. 

B. Penalties: 
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o Violations of this ordinance shall be subject to fines and corrective actions as prescribed by the 

city’s zoning enforcement regulations. 

SECTION 2. Severability / Validity. The provisions of this ordinance are declared separate and 

severable. If any section, paragraph, subsection, clause or phrase of this ordinance is for any reason held to be 

unconstitutional or invalid, such decision shall not affect the validity of the remaining portion of this ordinance. 

 

SECTION 3. Effective Date. This ordinance shall take effect and be in force five (5) days after its 

approval, passage and publication as required by law. 

 

SECTION 4: Transmittal to the State. Pursuant to RCW 36.70A.106, a complete and accurate copy 

of this ordinance shall be transmitted to the Department of Commerce within ten (10) days of adoption. 

 

PASSED this 20th day of December by the City Council of the City of White Salmon, Washington. 
 

 

 

            

       Marla Keethler, Mayor 

 

ATTEST:      APPROVED AS TO FORM: 
 

 

 

            

Stephanie Porter, Clerk Treasurer    Shawn MacPherson, City Attorney 
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City of White Salmon

Draft Viewshed Ordinance

Presentation to Planning Commission
August 14, 2024
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View from 

Picnic Table
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View from 
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Current Est. Height Restriction (Depends on Building Placement)
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Questions on the draft…
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Thank you!
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File Attachments for Item:

7. Recommendations to Update Development and Design Standards for Commercial Zones
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City of White Salmon

Discussion Items – Zoning Code Updates

Presentation to Planning Commission
August 14, 2024
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Items to Discuss…

1. - Recommendations to Update Siting and Design

2. Guidelines for Commercial Zones

3. - Feedback From Community Survey - Pre-approved

4. Plans and Manufactured Housing
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1. - Recommendations to Update Siting and Design

2. Guidelines for Commercial Zones
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Typical “Traditional” 

Commercial Downtown

(Some on-street parking, 

majority in rear)

1960s-era “Strip Mall”

(Parking in front)

New Best Practice:

Back to Traditional Downtown

(Some on-street parking, 

majority in rear)

Changing Best Practice in Walkable Communities 

Pullman, WA

Onalaska, Wisconsin (Anywhere USA?)

Orenco Station, OR
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Typical “Traditional” 

Commercial Downtown

(Some on-street parking, 

majority in rear)

1960s-Style “Strip Mall”

(Parking in front)

New Best Practice:

Back to Traditional Downtown

(Some on-street parking, 

majority in rear)

Local Examples
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What do White Salmon Residents Want?
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Benchmark Examples

Kennewick, Washington 55



Benchmark Examples

Ashland, Oregon
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Elements of  Development and Design Standards 

1. Building fronting pedestrian street, larger parking 

lot behind (limited side yard parking also)
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Elements of  Development and Design Standards 

2. Main entrance, windows are required on the front 

(Second main entrance can be behind)
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Elements of  Development and Design Standards 

2. (Entrances can also be at corners)
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Elements of  Development and Design Standards 

3. Masses over a certain length/height must be broken

(Step-backs, step-downs, recesses, etc) 
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Elements of  Development and Design Standards 

4. All sides of a building must be well-designed and 

articulated, with sufficient screening of truck bays, trash, etc.
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Elements of  Development and Design Standards 

5. Landscaping must be attractive and adequate to 

support pedestrian activity and experience 
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1. Draft of ordinance to follow after discussion… (Survey?)
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1. - Feedback From Community Survey - Pre-approved

2. Plans and Manufactured Housing (Report)
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1. - Feedback From Community Survey - Pre-approved

2. Plans and Manufactured Housing (Report)

3. 1. Pre-approved Plans
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1. SUMMARY:

2. - Of the total of 20 candidates, 16 received scores of 5 or

3. more out of 10 (average positive)

4. - 4 received less than 5 (average negative)

5. - All negatives were of drawings only (unfair comparison?)

6. - Three were duplex or more (“missing middle”)

7. - We may need to keep looking for candidates of this type

8. to meet the goals of the Housing Action Plan

9.
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1. - Feedback From Community Survey - Pre-approved

2. Plans and Manufactured Housing (Report)

3. 2. Manufactured Housing
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1. SUMMARY:

2. - Out of the 10 candidates, 6 received scores of 5 or more

3. (average positive)

4. - 4 received scores of less than 5 (average negative)

5. - 2 were similar to “mobile home” appearance

6. - 2 were “contemporary” designs (surveys show they are

7. controversial, with 60-70% finding them objectionable)

8.
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Thank you!
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