White Salmon Planning Commission Meeting
AGENDA
February 08, 2023 - 5:30 PM
119 NE Church and Via Zoom Teleconference

Meeting ID: 870 7639 6342
Call in Number: 1 (253) 215-8782 US (Tacoma)

Call to Order/Roll Call

Public Comment

Approval of Minutes

Approval of Minutes - March 10, 2021
Approval of Minutes - October 26, 2022
Approval of Minutes - November 9, 2022
Approval of Minutes - December 14, 2022

| |9 N =

Public Hearing
5. WS-VAR-2022.002, Blackmon

The Applicant seeks to obtain a variance to White Salmon Municipal Code 17.28.034(A3)
Dwelling Standards for an R-2 zoned lot located at 850 E Jewett Blvd to build a single-
family residence eventually.

A copy of the proposed Variance is available on the City's website or by calling

Erika Castro Guzman at (509) 493-1133 x209. Written comments may be submitted to
Erikac@ci.white-salmon.wa.us by 5:00 p.m. on Wednesday, February 8, 2023, noting in
the subject line Public Hearing — Proposed Variance 2022.002. Individuals who wish to
testify via teleconference or in person will be allowed to do so.

Adjournment




File Attachments for ltem:

1. Approval of Minutes - March 10, 2021




CITY OF WHITE SALMON
Planning Commission Meeting - Wednesday, March 10, 2021

DRAFT
COMMISSION AND ADMINISTRATIVE PERSONNEL PRESENT
Commission Members: Staff:
Greg Hohensee, Chair Pat Munyan, City Administrator
Ross Henry Jan Brending, City Clerk-Treasurer
Michael Morneault Ken Woodrich, City Attorney

Tom Stevenson (By telephone)

Excused:
Seth Gilchrist, Excused

CALL TO ORDER/ ROLL CALL
Ross Henry called the meeting to order at 5:30 p.m. Two audience members were present in person. A
qguorum of planning commissioner members was present.

CHANGES TO THE AGENDA
Ross Henry said he would like to propose adding an agenda item related to appointing the chair of the
Planning Commission.

Moved by Tom Stevenson. Seconded by Michael Morneault.
Motion to add an agenda item for Appointment of Chair. CARRIED 4-0.

APPOINTMEN OF CHAIR
Moved by Ross Henry. Seconded by Tom Stevenson.
Motion to nominate Greg Hohensee as Chair. CARRIED 4-0

APPROVAL OF MINUTES
1. Approval of Meeting Minutes of February 10, 2021

Moved by Michael Morneault. Seconded by Tom Stevenson.
Motion to approve meeting minutes of February 10, 2021. CARRIED 4-0.

2. Approval of Meeting Minutes of February 24, 2021

Moved by Tom Stevenson. Seconded by Michael Morneault.
Motion to approve meeting minutes of February 24, 2021. CARRIED 4-0.

ACTION ITEMS

3. Design Standard Review (WS-DR-2020.001) — Tao Berman, Applicant
Chair Greg Hohensee reviewed the procedures for the public hearing. No ex parte contact was
reported by Planning Commissioners.

Jan Brending and Pat Munyan provided an overview of the design review application for Mt. Hood
View Apartments LLC submitted by Tao Berman. The design review relates to the exterior of a new
mixed-use building located at 115 N. Main Street. The building is currently under construction. It was
noted the applicant has been granted a conditional use permit by the Planning Commission to
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construct a second independent structure with a mix of long-term residences, short-term vacation
rentals, and other retail space on the same parcel. Berman is requesting the use of corrugated, two-
toned metal siding for the new mixed-use structure.

Tao Berman and his architect, Doug Hatch made a presentation regarding the proposed use of
corrugated, two-tone metal siding noting that the goal is break up the mass of the structure.

Greg Hohensee, Commission Chair reviewed the city’s municipal code related to the design review.

Commission members and staff discussed the proposal. Jan Brending read a statement from Seth
Gilchrist into the record. Gilchrist stated that he has reviewed the city’s findings and architectural
drawings and believe the request should be approved as Berman is working to improve the
architectural appearance of the building. Gilchrist noted the city’s codes do not specify what is
acceptable architecture.

Moved by Tom Stevenson. Seconded by Michael Morneault.

Motion to approve request (WS-DR-202.001) by Tao Berman to use corrugated, two-tone metal
siding for the new mixed-use structure located at 115 N. Main Street finding that it is compatibly
designed and to be applied intentionally rather relied on solely as a less expensive option. CARRIED

4-0.
PUBLIC COMMENT
4, No additional comments on the draft elements of the Comprehensive Plan were received.

DISCUSSION ITEMS
5. Comprehensive Plan Update Workshop
a. Economic Element
Staff reviewed comments received by Planning Commissioners and City Council Members
regarding the draft Economic Element and responded to the applicability to the
comprehensive plan, policy or table for a code interpretation conversation. Additional
discussion included wordsmithing and staff clarification.

b. Park and Recreation Element
Staff reviewed comments received by Planning Commissioners and City Council Members
regarding the draft Park and Recreation Element and responded to the applicability to the
comprehensive plan, policy or table for a code interpretation conversation. Additional
discussion included wordsmithing and staff clarification.

The Planning Commission will discuss the History and Historic Places Element, Transportation
Element, Public Facilities and Service Element, and the Capital Improvement Program Element at the
next Planning Commission meeting on March 24, 2021.

ADJOURNMENT
The meeting was adjourned at 8:30 p.m.

Greg Hohensee, Chair Erika Castro Guzman, Associate Planner
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File Attachments for ltem:
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CITY OF WHITE SALMON
Planning Commission Meeting - Wednesday, October 26, 2022
DRAFT

COMMISSION AND ADMINISTRATIVE PERSONNEL PRESENT

Commission Members: Staff:

Greg Hohensee, Chairman Jeff Broderick, City Land-Use Planner

Ross Henry Erika Castro Guzman, City Associate Planner
Tom Stevenson Kenneth Woodrich, City Attorney

Seth Gilchrist
Michael Morneault (Absent Excused)

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. Ten audience members attended in person or by teleconference.

PUBLIC COMMENT

No written public comment or spoken testimony was made.

PUBLIC HEARING

1.

Proposed Variance 2022.001

Public Hearing
Greg Hohensee, the Chairman, opened the public hearing at 5:33 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 variance report to the Planning Commission.

The variance proposes a modification from White Salmon Municipal Code 17.24.040(F) regarding
density provisions: the requirement for a front yard setback from 20-ft to O-ft front yard setback. The
subject property, owned by Steven Kingsford-Smith, is located at 716 NE Tohomish Street. The
proposed O-ft frontage is for the applicant’s eventual desire to build a single-family residence.

The property is east of the White Salmon Ball Fields/Spok’s Bike Park and south of the White Salmon
Gun Range, fronting off NE Tohomish and rearing NE Park Ave. The site is primarily sloped, most
predominantly near its northern property boundary along NE Park Ave. The site is currently vacant.

The purpose of the variance process is to provide a mechanism where the city may grant relief from
the provisions of Title 17 where hardship is a result of the physical characteristics of the subject
property. Staff has reviewed the Applicant’s variance request and has found that although there is a
steep slope on this property, previous land use actions (1995.001 Variance) addressed this by granting
a variance to the front setback from 20 feet to 10 feet and no hardship that could be reasonably
applied as a direct result of additional physical characteristics of the subject property and in 1996 a
variance to allow a zero lot line development was denied. The circumstances for making that decision
have remained the same. Homes are commonly designed and constructed to fit the lot size and
shape. Because parking is not addressed in materials submitted by Applicant, Staff concluded that an
additional variance would be required to address this issue, or if a garage is part of a future residence,
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the garage would enter directly into the public right of way with no sightline visibility. Staff notes that
even if off-street parking issues were addressed to the City's satisfaction by meeting parking
requirements per City code, granting an additional setback variance from the previously granted 10 -
foot variance to zero feet constitutes a special privilege. In addition, granting of the variance request
would be found to be materially detrimental to the public welfare, as well as injurious to the future
adjacent property owners.

Recommendation: Staff recommends the Planning Commission deny Variance 2022.001, a variance to
reduce the present 10-foot setback allowed in the 1995 variance decision to a zero-lot line
development. There are no recommended conditions of approval.

Applicant Presentation

The applicant and owner, Steven Kingsford-Smith, presented his case to the Planning Commission
with the assistance of ten photographs illustrating his property's steepness vs. the adjacent property
to the east (along NE Tohomish Ave).

Kingsford-Smith stated he'd been a resident of White Salmon for over 21 years, has raised his
daughter in the area, and is a teacher with the White Salmon Valley School District. He said he
purchased the property along Tohomish Street seven years ago and has acquamted himself with the
local neighborhood with the special desire to ’ '
build his modest retirement home.

Steven Kingsford-Smith stated that in May 2022,
he and his architect, Alice Hellyar, had a pre-
application meeting with the former planner,
Brendan Conboy, and Bill Hunsaker, Building
Official, to discuss the general variance
procedure for his proposed residential site plan.
He stated that staff encouraged his variance
application at that time. Quoting a portion of
WSMC 17.80.058 Variance Purpose and Criteria
(1), he noted that his understanding of said code
means that to be approved, a proposed project
must likely succeed or be effective in real
circumstances, feasibly sensible, and realistic.

Kingsford-Smith stated that his lot is marketably different from the three lots to the east, from which
it was subdivided; therefore, believes this granting of the variance would not constitute a special
privilege as he thinks the three lots are entirely different. He stated that his lot has a lot less gentle
sloping surface compared to the other three parcels by referring to the city’s critical area slope
hazardous map where he points to the red spot indicating 40-
percent and up slope; the orange illustrates 15 to 39.99-percent
slope; and the yellow identifies 0 to 14.99-percent slope.

The Applicant shared that his property boundaries were not
surveyed nor marked, and nor were his neighbors. Still, he
believes that the lots to the east have their parking and front
yard within the right-of-way, and their residences are built
closer to the public road than the 1995 variance granted. He
narrates each photo to show the “lack-there-of flat” or “gently
sloped” or “less topographical challenges” in comparison to 716
NE Tohomish St.
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In conclusion, Kingsford-Smith states that his property is not practical, not feasible, and different from
the properties in the same subdivision because it has far more steeply sloped land. He stated that the
existing frontage variance does not meet the developmental needs of 716 NE Tohomish, regardless of
the findings in the 1995 variance to be equivalent to the properties to the east. He said that adhering
to the 10-ft front setback, his proposed 1,100 sqg. ft. home (approximately 24’ by 48’) would extend
48’ into the property, but from his calculations from a 10' setback, would place the northern
foundation pilings on a slope of 40-percent or greater. He said this puts unnecessary hardship on him
(as the property owner) for environmental reasons, erosion of slope stability reasons, site safety, and
cost. He believes that placing a structure on the property line would cause no interference (with snow
plowing, on-street parking, potential future sidewalks, or any other supposed complaints) that would
make his project a feasible and practicable reality.

Kingsford-Smith addressed that he did not include a parking drawing in his land-use application
because it does not require a building permit plan; he stated that the zoning’s parking would be met
and shown for at the time of the building permit process. He emphasized that the variance is solely
for the placement of the residential structure. Still, he said he would likely propose a hillside parking
deck (platform) parking from the paved right-of-way on private property.

Public Comment
Two written public comments in opposition were submitted by Susan Benedict, 673 NE Tohomish St,
and Jay Carroll, also from 673 NE Tohomish St, as part of the packet.

No spoken testimony was made.

Staff Rebuttal

Land-use Planner, Jeff Broderick, addressed the applicant’s comparison of his property by stating that
specifically regarding the Williams’ property, 718 NE Tohomish St, based on previous building permits
on file, the original residence built appears to have at least a 10-feet frontage, meeting the variance
standard granted in 1995. He continued by stating that it seemed to meet the 20-ft frontage based on
a building site plan illustrating the garage at a 23-ft front setback, where the residence is slightly
setback forward. Planner Broderick concluded that the Williams’ residence is in compliance, possibly
meeting the standard front setback.

Planner Broderick said that while this parcel is steep, it is not a cliff and is buildable, although it means
that construction will be more costly. He stated that the feasibility of development is not a reason to
grant a variance and setting precedence to granting a variance solely on cost can be detrimental to
the public. He explained that the parcel’s attributes had stayed the same since the subject parcel was
created (in 1995), and the owner purchased the property aware of said attributes. He refers to the
1995 variance as he states that it does account for the slope, allowing a 50-percent frontage reduction
from the zoning standard.

Regarding construction safety, Planner Broderick said construction workers are trained to work at
different heights, regardless of the number of stories of a building or slope.

Regarding stormwater run-off, He stated that all new construction must account for all of its
stormwater on-site, regardless of location.

Planner Broderick additionally stated that specific to parking, because it was not addressed, with a

structure at the property line, staff was concerned that this could lead to future variances before
construction; therefore, stating parking is an issue in this case.
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Applicant Closing Rebuttal
The applicant and owner, Steven Kingsford-Smith, reiterates that his property is being viewed as
equivalent to the three properties to the east, while he believes that his property is the most
challenging to develop; he stated that while he thinks the 1995 variance accommodates for the other
parcels developments, it did not account for his; otherwise it would have already been developed. He
stated that his lot has less gently sloped land and more steeper sloped land; therefore would not be
granted a special privilege because it is a lot that requires special requirements. Kingsford-Smith
restated that during his pre-application meeting, he was encouraged by former staff to proceed with
the application.

Discussion
The Planning Commission discussed the variance proposal for 716 NE Tohomish Street, requesting a
O-ft frontage for the applicant's eventual desire to build a single-family residence.

Commissioner Ross Heney asked if a 30-percent slope or greater triggered a geotechnical report for
new construction. Planner Broderick stated that the code indicates a 40-percent slope or greater.
Commissioner Henry questioned that the structure's front setback for Williams' property should have
been noted on the survey map of record. Chairman Greg Hohensee clarified that there is a special
note indicating the granted 10-foot front setback it is on the recorded short-plat survey, referring to
the History of the Property presentation slide. Commissioner Heney correctly identified he was
referring to the Williams' Plot Plan document. Chairman Hohensee clarifies that the existing residence
is close to meeting the standard front setback requirement. Planner Broderick explained that the city
does not have the original residential plans for 718 NE Tohomish Street/Williams property but does
have the proposed addition plans. That is why the plot plan referenced does not have the main
structure setback, but does have the addition plans, therefore can extrapolate that the existing single-
family residence is close to the 20-foot setback but cannot determine precisely what distance.

Commissioner Tom Stevenson stated the width of NE Tohomish St right-of-way is 60 feet while the
surrounding streets are less. Planner Broderick noted that he did walk the site in question and is
aware of its slope and the contour lines on the proposed site plan. He is also aware that granting this
variance would set a precedent for variances to setbacks to what are buildable lots. Commissioner
Stevenson asked what the width of the paved road was; Staff would have to measure said road to
answer.

Commissioner Seth Gilchrist stated that in the various mentions of building a driveway, it was in his
observations it seems impossible to make a driveway that does not cross the city right-of-way, more
so, if the structures were pushed back 10-ft, it would be an additional 10-feet of the driveway that
would still require right-of-way access onto NE Tohomish St paved road. Planner Broderick stated that
the city parking code is flexible, assuming a vehicle can park (side by side, tandem, or parallel) on
private property, with or without a garage. He stated that parking was not relevant to the variance
decision. Planner Broderick noted that a concern with having a residential structure up to the right-of-
way is that if people are parking in front of the house, they may start parking further and further into
traffic, regardless of the width of the existing right-of-way as at some point the road will be re-
developed. Commissioner Gilchrist stated that by staff saying that parking was an issue as a reason to
deny the variance, then stating parking location is irrelevant to the decision confuses him. Chairman
Hohensee clarified that the application does not address parking and that the planning commission is
tasked with making a decision from the application as presented, and parking must be on-site per
code. Planner Broderick further clarified that the applicant proposed their driveway within the right-
of-way because staff is concerned about a potential parking encroachment. Commissioner Gilchrist
stated that he did visit and walk the site and estimated the paved road width to be 24-ft and noted
there was a lot of space between the pavement and the proposed building site; he further
commented that the public comments received that expressed safety access concerns can be placed
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in a subjective category because he believes one could get an emergency vehicle as it currently exists.
He stated that he considers this road to be unlikely to be expanded because it serves a small area and
said that if the city would extend this road's use to expand across the 60-ft width, it would be poor
urban planning, but would encourage it to be used for sidewalks and bike lanes. Commissioner
Gilchrist stated that the lot looked an extremely challenging looking-lot to build on and sides with the
applicant that it has different characteristics than the neighboring lots. In this case, he concludes that
a zero-lot line would present any safety concerns.

Chairman Hohensee had no questions or clarification of the presentation.

Commissioner Stevenson sought clarification from the applicant as to why parking was not addressed
through this variance application because it seems important to the decision discussed. The applicant,
Stephen Kingsford-Smith, referred to the photo looking west of his vehicle parking parallel to the road
that shows the only flat right-of-way that would lead to an elevated bridge (10' by 10') with utilities
underneath at the property line or would also work if the house was setback 10' from the property
line. He states that there is no flat ground to make a driveway to the house; therefore, in theory, it
would have a two-car bridge that would act as a driveway to park in front of the house whether the
house started 10 feet back from the edge of the right of way. However, it would create a long bridge
to the home or leading to the property line, where the cars would park in front of the house. Alice
Hellyar, the Architect, further clarified that parking had not been decided; the variance for the
residential structure's placement is the first step to see what is feasible but assures there are creative
ways to park on steep slopes to avoid parking in the city's right-of-way.

Commissioner Stevenson asks if the city has a survey record of the front building setback to the
Pearson residence in relation to city right-of-way; Planner Broderick stated that the property was not
part of the decision, no.

Commissioner Henry noted that there is a two-car parking requirement when new construction is
proposed. Planner Broderick clarified that city code specifies that vehicles must be parked on-site and
accommodated off the city's right-of-way.

Planner Broderick sought clarification from the applicant and their architect to ensure a clear
understanding of the variance requested. He clarified that there is an allowed outright 10-ft front
setback based on the 1995 variance; vehicles may be parked between the city right-of-way and the
10-ft setback. He asked the applicant if he was proposing his house to be constructed at the property
line, a 10-ft setback, or a 20-ft setback. Kingsford-Smith illustrated his understanding of property
setbacks. Chairman Hohensee summarizes his illustration as an outright use based on the 1995
variance. Kingsford-Smith understands the frontage setback and wants to build up to the property
line.

Commissioner Henry states that he now understands that although parking is not important to the
variance decision, it would be required to pass the next step, which would be the building permit
review.

City Attorney, Ken Woodrich, noted that the applicant understands that the Planning Commission
body does not have the authority to authorize any use of the city’s right-of-way; it is only allowed by
the City Council, regardless of the reliance on what prior staff may have said in a pre-application
meeting. If the applicant would like to request the use of the city's right-of-way, it would be
considered a Type D Right-of-Way Application, with an entirely different process and decided by the
City Council.
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Chairman Hohensee closed the public hearing at 6:59 p.m.

Motion

Moved by Tom Stevenson. Seconded by Seth Gilchrist.

Motion to approve, as is, Variance 2022.001 regarding WSMC 17.24.040(F), regarding density
provisions, to allow a 0-ft front setback for the property addressed at 716 NE Tohomish Street.

Discussion
Commissioner Stevenson stated that he believes this is a unique situation because he would not like
to make this a precedence but said he respects Planner Broderick's concerns. He states that this is a
19-ft road within a 60-ft right-fo-way built by former City Administrator Pat Munyan with a grant. He
shared that he grew up playing in Jewett Creek and is aware of how steep the properties in this area
are, and a 60-ft right of way, in this instance, can be viewed as oversized—he stated that during his
site visit, there might be neighboring fencing encroachments.
Call to Order: Attorney Woodrich interrupts Commissioner Stevenson to let him know that he
is talking about things that are not within the public hearing record, therefore, cannot be
considered for decision-making. He advised Chairman Hohensee to have the commissioners
withdraw their motion and reopen the public hearing to allow any additional comments.

Motion Withdrawn
Seth Gilchrist withdrew his second to the motion. Tom Stevenson withdrew his proposed motion.

Public Hearing Reopened
Chairman Hohensee reopened the public testimony of the hearing at 7:13 p.m. Exclusilty to allow
Commissioners to add points of fact into the record upon Attorney Woodrich’s recommendation.

Commissioner Tom Stevenson stated that he believes that neighboring houses encroach into the city
right-of-way significantly. He shared that he grew up in this neighborhood, which has always been
small with minimal traffic. He stated that NE Tohomsh St has a 60-ft right-fo-way, partly over the
hillside, and believed it was thoughtfully built to that width because it was unnecessary. He said he
thinks the Pearson house is built up to the public right-of-way and, although not part of the variance,
is part of the area.

Commissioner Seth Gilchrist noted that on the drawings submitted on the plot plan, he calculated,
based on the house site and topographic lines presented, that the house, as shown at a 0-ft setback, is
built on a 50-percent average grade from the front to the back of the house.

Chairman Greg Hohensee asked the staff if the house site, according to the building code, would have
to be built to street grade. Planner Broderick stated that he assumed that the house would not need
to be flush with the street.

Commissioner Stevenson further noted that the grade percentage calculated by Commissioner
Gilchrist is likely 10 feet below the street grade at the property's boundary.

Commissioner Ross Henry had no additional comment.
Chairman Hohensee closed the public testimony of the hearing at 7:19 p.m.

Motion

Moved by Tom Stevenson. Seconded by Seth Gilchrist.

Motion to approve, as is, Variance 2022.001 regarding WSMC 17.24.040(F), regarding density
provisions, to allow a 0-ft front setback for the property addressed at 716 NE Tohomish Street.
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Discussion

Commissioner Henry stated that he shares staff’s concern for setting precedence, especially working
in real estate; he believes it does matter, especially since there has been a variance granted in 1995
that the neighbors have adhered to, although in this case, the house would be on a slope, beyond the
hill that is within the right-of-way and does into the property at 50-percent or greater. He stated that
similar to this variance's pitch, the undeveloped lots south of NE Grandview Blvd; he would suspect
that the planning commission would have to be prepared to see a similar variance be desired.
Commissioner Henry stated that although the Comprehensive Plan anticipates motion to step away
from 60-foot right-of-way widths and believes sidewalks were not a priority, therefore cannot be
brought up as contentious to an application. In conclusion, he stated that vacant lots are transacted;
therefore, if a buyer has not done their due diligence in selling, complicated building sites are factors
of a property's selling value.

Chairman Hohensee discussed the variance approval criteria and reiterated the staff's findings to the
planning commission. He stated that middle ground has already been found through the variance
granted in 1995, and to Commissioner Henry's point, this would set a precedence for any steep
residential lot. He concluded that for the proposed variance to be approved, it must meet all nine of
the established criteria in WSMC 17.80.058 5 a-i, for which, in this case, it does not meet any criteria
and would be considered granting of a special privilege as other developers have been forced to build
on steeper residential lots. Chairman Hohensee stated that allowing residential lots to build up to the
property line is a big-city feel, not a small-town feel like they identified as desirable for the City of
White Salmon through its Comprehensive Plan update.

Commissioner Gilchrist stated that he believed the variance in 1995 considered then Lot 2, including
what now has two other houses on it. An average find could have been that a sufficient portion of the
original lot could meet the standard front setback, but now on the most western end, the lot should
have received a zero-foot setback in his option. He stated that his interpretation of small-town feel
meant a diversity of home types and density, not necessarily large front lawns. He does not believe
granting this variance grants any other precedence than that established by granting a 10-foot front
setback in 1995.

Chairman Hohensee requested Commissioner Gilchrist find the delta from the residential structure
was to be built from the 10-ft front setback.

Commissioner Stevenson restated that the NE Tohomish St is unique because it encompasses part of
the hillside, and the property is unique because it starts 10/15 feet below road grade. He stated that
he believes no precedence is being set because no other similar property would be eligible. He further
said that he agreed with Commissioner Gilchrist's comments.

Chairman Hohensee rebutted Commissioner Stevenson by stating that if any developer building on a
slope should be granted a variance, then the appropriate way to address that concern should be
through building and zoning codes.

Commissioner Seth Gilchrist noted that, based on the topographic lines presented by the applicant’s
site plan, that the house, if presented at a 10-ft setback, would be built on a 57-percent average grade
from the front to the back of the house, a 7-percent difference. Chairman Hohensee stated the slope
difference would require a change in the cost of the building structure plan but should be considered
manageable.
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Vote
TIE, MOTION FAILS 2-2.
Henry — Nay, Stevenson — Aye, Gilchrist — Aye, Hohensee — Nay.
Robert’s Rule states that the majority is required for a vote to pass. A tie vote is not a majority.
City Attorney Ken Woodrich explained that the new motion has to be made in the affirmative. He
stated that unless there is a motion to approve with conditions, it sounds like there has been a
determination because, following Robert's Rule, the application is denied by virtue of a motion to
approve failed to pass. So, the action to deny (option #3) is not a motion in the affirmative; it is a
motion in the negative, therefore, is not an appropriate motion under Robert's Rules.
Attempted Motion
Moved by Tom Stevenson. No Commissioner Seconded Motion.
Motion to approve with conditions Variance 2022.001 regarding WSMC 17.24.040(F), regarding
density provisions, to allow a O-ft front setback for the property addressed at 716 NE Tohomish
Street.
1. The applicant has to prove that the right-of-way that runs up against is more than 10 feet below

the level of the roadway.

No Commissioner Seconded Motion, MOTION DIES.
Therefore Variance 2022.001 is DENIED BY DEFAULT.
The applicant, Stephen Kingsford-Smith, asked if there was any remedy for only having four
Commissioners present for the public hearing vote. Attorney Woodrich stated there is no remedy as a
qguorum is present, and the commission could take action, and it did.

ADJOURNMENT

The meeting was adjourned at 7:52 p.m.

Greg Hohensee, Chairman Erika Castro Guzman, City Associate Planner
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CITY OF WHITE SALMON
Planning Commission Workshop - Wednesday, November 9, 2022
DRAFT

COMMISSION AND ADMINISTRATIVE PERSONNEL PRESENT

Commission Members: Staff:
Greg Hohensee, Chairman Jeff Broderick, City Land-Use Planner
Tom Stevenson Erika Castro Guzman, City Assoicate Planner

Seth Gilchrist
Michael Morneault (via Zoom)
Ross Henry (Excused after 7:10 p.m.)

CALL TO ORDER/ ROLL CALL

Chairman Greg Hohensee called the meeting to order at 5:35 p.m. A quorum of planning commissioner
members was present. No audience members attended in person or by teleconference.

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

DISCUSSION ITEMS
1. Training Workshop

Greg Hohensee, the Chairman, opened the discussion by acknowledging the Commissioners for
attending the Planning Commission Work Session as a formal orientation to review the
expectation of Planning Commission, and its mission, vision, and expectations.

The Commissioners discussed the type of Planning Commission Meetings and Robert’s Rules of
Order. Staff was included in the conversation to outline Staff's pre-application procedure and
types of city land use decisions, focusing on Type Il and Type Il decisions and the typical public
hearing procedure.

Furthermore, the Planning Commission examined the Variance Approval Criteria and Conditional
Use Approval Criteria.

ADJOURNMENT
The meeting was adjourned at 8:00 p.m.

Greg Hohensee, Chairman Erika Castro Guzman, City Assoicate Planner
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CITY OF WHITE SALMON
Planning Commission Meeting - Wednesday, December 14, 2022
DARFT

COMMISSION AND ADMINISTRATIVE PERSONNEL PRESENT

Commission Members: Staff:
Greg Hohensee, Chairman Jeff Broderick, City Land-Use Planner
Michael Morneault Erika Castro Guzman, City Associate Planner

Seth Gilchrist
Tom Stevenson (via Zoom)
Ross Henry (Absent Excused)

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. Four audience members attended in person and by teleconference.

APPROVAL OF MINUTES
1. Approval of Meeting Minutes —April 13, 2022

Moved by Michael Morneault. Seconded by Tom Stevenson.
Motion to approve minutes of April 13, 2022, as written.
MOTION CARRIED 4-0. Morneault — Aye, Stevenson — Aye, Gilchrist — Aye, Hohensee — Aye.

PUBLIC COMMENT

Troy Rayburn, City Administrator
Troy Rayburn introduced himself to the Planning Commission as the new City Administrator and
thanked the Commissioners for their public service.

Bill Hunsaker, City Building Official and Fire Chief
Bill Hunsaker informed the Planning Commission that he would attend the Klickitat County and the
Federal Emergency Management Agency (FEMA) hosted Klickitat County Virtual Flood Risk Open
House. He stated that he is the city’s designated representative and would be able to assist in
providing information about the updated Flood Insurance Rate Map. Fire Chief Hunsaker noted that
the city's only concern for flooding is Jewett Creek, primarily near the Columbia River.

The new flood map is officially known as a Flood Insurance Rate Map. It identifies areas of flood risk
(high, moderate, low). It will affect financial, planning, investment, and development decisions.
Owners of structures in high-risk areas will need flood insurance if they have a loan from a federally
regulated or insured lender. We encourage everyone to learn about their flood risk and purchase
flood insurance. The revised map is available online for public review and comment. You can view the
maps here: Klickitat Map Viewer.
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City of White Salmon
Planning Commission Minutes — December 14, 2022

PUBLIC HEARING

2.

Proposed Conditional Use Permit 2022.006

Public Hearing

Greg Hohensee, the Chairman, opened the public hearing at 5:34 p.m. and read the Appearance of
Fairness Doctrine to the planning commissioners for the public hearing; no conflict of interests or
concerns arose.

Public Comment
No written public comment or spoken testimony was made.

Staff Presentation
The Land-use Planner, Jeff Broderick, presented the conditional use permit report to the Planning
Commission.

The applicant, Jenessa VanDehey, on behalf of Feast Market
LLC, seeks to obtain a Conditional Use Permit as per White E Jewett Blvd (Frontage)
Salmon Municipal Code 17.48.030 to provide a Commercial Entrance
commercial/residential mix located at 218 E Jewett Blvd to P

eventually separate a one-unit apartment for a long term
rental (60%) from a food/beverage commercial business
frontage (40%). The existing building is 1,107 square feet; it is
a one-story structure built in 1904 and most recently
renovated in 2022, with access from E Jewett Blvd and NE
Tohomish St.

The property, 218 E Jewett Blvd, is located in downtown White
Salmon between two mixed commercial properties. The
structure is currently considered commercial use, business
office space. The site has two grade levels; each generally
flushes to the north and south right-of-way.

The purpose of the conditional use permit process is to } - 1‘
provide flexibility in the city's land use regulations to ‘ ’ p Y
accommodate uses that may be appropriate in an established NE T°h9m|5h St (Rear)
zone under certain circumstances. At the time of application, a Unit Entrance
review of the location, design, configuration, and potential

impact of the proposed use was conducted by comparing the use to the goals and policies established
in the city's comprehensive plan and the purpose of the zoning designation and this regulation. This
review determined that the proposed use should be permitted by weighing the public need and
benefit derived from the use against the impact it may cause.

Recommendation: Staff recommends the Planning Commission approval with conditions Conditional
Use Permit 2022.006, allowing a mix of commercial/residential use for the property address at 218 E
Jewett Blvd, with the following conditions
1. Business Licenses
White Salmon Municipal Code 5.04.070
The business owner/ real property owner shall obtain and maintain a current City business
license. The applicant’s contractor shall obtain a City business license before the issuing of
any permits. The failure to maintain a business license may result in the cancellation of the
Conditional Use Permit.

Page 2 of 5

19




City of White Salmon
Planning Commission Minutes — December 14, 2022

2. Outside Storage
White Salmon Municipal Code 17.48.075(l)
An outside covered refuse storage area shall be illustrated on the site plan before building
plan review that meets the requirements outlined in WSMC 17.48.075(N).

3. Commercial Frontage
White Salmon Municipal Code 17.48.030(4)
Street-facing, street-level residences, or the front portion of the structure facing E Jewett
Avenue shall remain a commercial business and shall not be used for residential purposes of
any kind; this includes short term rentals.

4. Number of Spaces for Designated Uses
White Salmon Municipal Code 17.72.090
The minimum space required for a dwelling unit is two permanently maintained, on-site
parking spaces. The minimum space that is necessary for the anticipated food and beverage
places with sale and consumption on premises calculates as one permanently kept, on-site
parking space for every 200 square-feet of gross floor area. Therefore the minimum number
of parking spaces required for this project is four.

The minimum parking space size is provided in WSMC 17.28.050; each space shall not be less
than 8 feet, 6 inches wide, and 19 feet in length. The adequate four parking spaces shall be
illustrated and provided on-site prior to Certificate of Occupancy.

5. Fire Safety
The City Planner accepted the Fire Chief’s code recommendations as a Condition of Approval,
including: 2018 International Building Code (IBC), Section 508.4. These codes outline the
appropriate fire wall that shall be required for mixed use in said the structure.

6. Construction
The City Planner accepted the Building Official’s code recommendation as a Condition of
Approval, for which the commercial space shall provide (at a minimum) a shared bathroom
that shall adhere to 2018 International Building Code (IBC), Section 2902.

Discussion

The Planning Commission discussed the conditional use permit proposal for 218 E Jewett Blvd,
requesting a mix of commercial/residential use for the applicant's desires to eventually separate a
one-unit apartment for long-term rental from a proposed food/beverage commercial business
frontage.

Commissioner Tom Stevenson thanked Staff for their clear and comprehensive staff report; he had no
guestions or clarification of the presentation.

Commissioner Set Gilchrist addressed the front of the building and asked staff if there was a concern
about the two entryways, that it looked like a duplex or if it was made to be used as a fronting
residential area. Planner Jeff Broderick stated that the building's frontage is not a concern but may be
further assessed when remodel plans are submitted to the city to assure compliance, but the
applicant proposes commercial frontage use in accordance with city code and is a condition of
approval.

Commissioner Michael Morneault asked if the residential unit would be proposed as a long or short-
term rental. Planner Broderick stated that the proposed residential unit must be used for long-term
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City of White Salmon
Planning Commission Minutes — December 14, 2022

rental; it would not qualify for a commercial short-term rental permit application; regardless of a
change in ownership, the conditional use permit runs with the property. Commissioner Morneault
clarified if there was any part of the Washington State Code that amends the referenced International
Building Code (IBC). Staff and Chairman Hohensee stated that Bill Hunsaker, as the Building Official,
will be better at answering building code questions. Still, the city has adopted, by ordinance, the latest
International Building Code standards. Commissioner Morneault said he just wanted to ensure that
the city was following Washington State Building Code, which may differ from the International
Building Code.

Chairman Hohensee had no questions or clarification of the staff’s presentation.

Applicant Presentation

The applicant, Jenessa VanDehey, co-owner of Feast Market LLC, introduced herself and Shawn
Simmons to thank the Planning Commission for hearing their conditional use permit application to get
started in their new venture. She stated that they hope to open up a small ice cream shop in the front
commercial space with long-term employee housing in the back.

Discussion
The Planning Commission had an opportunity to ask questions to the applicant of the application or
presentation.

Commissioner Stevenson, Gilchrist, and Chairman Hohensee had no questions or clarification of the
applicant’s presentation.

Commissioner Morneault asked if there would be access from the rear of the building to the
commercial frontage. The applicant, Jenessa VanDehey, said no; she stated that the residence and
commercial space would be separate.

Motion

Moved by Tom Stevenson. Seconded by Seth Gilchrist.

Move to approve with conditions Conditional Use Permit 2022.006 allowing mix
commercial/residential use for the property address at 218 E Jewett Blvd, with the conditions
presented by staff.

Discussion
Commissioner Gilchrist stated that he appreciated the applicant submitting a complete application
that met the city’s zoning conditional use permit criteria.

Commissioner Stevenson agreed with Commissioner Gilchrist. He restated appreciation for Staff’s
well-presented and clear staff report motion and conditions of approval of said conditional use.
Commissioner Stevenson acknowledged that this property is near Downtown's Sweet Gum Tree but
has no bearing on the outcome of the conditional use permit application.

Vote
MOTION CARRIED. 4-0.

Morneault — Aye, Stevenson — Aye, Gilchrist — Aye, Hohensee — Aye.

Chairman Hohensee closed the public hearing at 5:53 p.m.
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City of White Salmon
Planning Commission Minutes — December 14, 2022

DISCUSSION ITEMS

3.

Staff's Follow-up on Training Workshop from November 9, 2022
Planner Jeff Broderick presented the Development Review Team overview and proposed changes to
the Planning Commission.

This discussion consisted of Staff's follow-up on the Planning Commission's Training Workshop from
November 9, 2022, where the Planning Commission addressed several items that would assist
applicants in being better prepared for their application decision type and expectations of the
process, including a more inclusive building permit review. Planner Broderick assures there will be
more internal discussions as both land use decisions and building permits move through the process
to avoid arguments after a permit has been issued and ensures compliance with the decision/permit.

The Development Review Team primarily comprises city staff but may bring in other public agencies
as necessary. The goal for staff is to be available and assist all proposed developers and citizens in
effectively working through the city development code and standards, including following project
schedules and inspections.

Planner Broderick stated that there is a weekly set time available for an applicant to meet with staff,
granted that quality materials are received a week before said meeting. For a developer to get on the
development team’s agenda, they must first identify that this is a project they can develop, and to do
so, staff will attempt to lay it out all in front of them. When the Development Review Packet forms
are complete, City Community Development/ Special Project Coordinator, Erika Castro Guzman, will
maintain the central record at City Hall.

The purpose of the Development Review Team is (1) to ensure proper communication, (2)
development review, and (3) documentation in all situations while the city is working with
development. Staff stated that this is a living document, meaning that the team will be reviewing it
about every six months to ensure that it meets our outlined measures of success, which are: (1) all
communication with developers is in writing and well documented in the central file, (2) developers
are well satisfied and feel the city is organized and professional (3) the city has an excellent reputation
for its professionalism, and (3) documents are completed as planned.

City Administrator Troy Rayburn emphasized staff's presentation by stating that these changes will
increase the necessary documentation and create a more deliberative process as it applies to making
a decision and reviewing any application. Furthermore acknowledged and thanked Planner Broderick
and Project Coordinator Castro Guzman for their due diligence and for bringing attention to the need
for a more professional approach to making decisions.

Commissioner Gilchrist said he looks forward to the upcoming documentation improvements and
accountability. Commissioner Stevenson agreed with Commissioner Gilchrist.

ADJOURNMENT
The meeting was adjourned at 6:07 p.m.

Greg Hohensee, Chairman Erika Castro Guzman, City Associate Planner

Page 5 of 5
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File Attachments for ltem:

5. WS-VAR-2022.002, Blackmon

The Applicant seeks to obtain a variance to White Salmon Municipal Code 17.28.034(A-3)
Dwelling Standards for an R-2 zoned lot located at 850 E Jewett Blvd to build a single-family
residence eventually.

A copy of the proposed Variance is available on the City's website or by calling Erika Castro
Guzman at (509) 493-1133 x209. Written comments may be submitted to Erikac@ci.white-
salmon.wa.us by 5:00 p.m. on Wednesday, February 8, 2023, noting in the subject line Public
Hearing — Proposed Variance 2022.002. Individuals who wish to testify via teleconference or in
person will be allowed to do so.
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CITY OF WHITE SALMON
PLANNING COMMISSION PUBLIC HEARING

FEBRUARY 8, 2023

VARIANCE APPLICATION
WS-VAR-2022.002

1|VAR-2022-002 Blackmon
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Findings and Decision

City of White Salmon Administrative Review for a Variance
File Number: VAR-2022-002 Blackmon
Decision Date: January 30, 2023
Planning Commission Hearing Date: February 8, 2023
Land Use Decision Type: Type ||
Applicant: Sarah Blackmon
Property Owners: Sarah and Joel Blackmon

Subject Property Tax Lot(s) and Legal Description(s): 03113012001400, TL 18Zin NW % NE % & STREET
IRR TRACTS TO WS; 30-3-11

Address: 850 East Jewett Boulevard; Located at the corner of Pole Yard Road and East Jewett Boulevard

Figure 1: Subject Property

2|VAR-2022-002 Blackmon
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Applicable City Code

WSMC 17.80.058-Variance Purpose and Criteria.

Application for variances from the terms of this title provided that any variance granted shall be subject
to such conditions as will assure compliance with the following purpose and criteria:

1. Purpose. The purpose of the variance process is to provide a mechanism whereby the city
may grant relief from the provisions of this chapter where practical difficulty renders
compliance with the provisions of this chapter an unnecessary hardship, where the
hardship is a result of the physical characteristics of the subject property and where the
purpose of this chapter and of the city comprehensive plan can be fulfilled.

5. Approval Criteria. The decision maker may approve or approve with modifications an
application for a variance from the provisions of this chapter if:

a.

The variance will not constitute a grant of special privilege inconsistent with the
limitation upon uses of other properties in the vicinity and zoning district in
which the subject property is located;

The variance is necessary because of special circumstances relating to the size,
shape, topography, location or surroundings of the subject property, to provide
it with use rights and privileges permitted to other properties in the vicinity and
in the zoning district in which the subject property is located;

The granting of the variance will not be materially detrimental to the public
welfare or injurious to the property or improvements in the vicinity and zoning
district in which the subject property is located;

The special circumstances of the subject property make the strict enforcement of
the provisions of this chapter an unnecessary hardship to the property owner;

The special circumstances of the subject property are not the result of the
actions of the Applicant;

The variance is the minimum necessary to fulfill the purpose and the need of the
Applicant;

The variance is consistent with the purposes and intent of this chapter;

The variance is consistent with the goals and policies of the city comprehensive
plan; and

The fact that property may be utilized more profitably will not be an element of
consideration before the decision maker.

(Ord. No. 2012-11-905, 11-26-2012; Ord. No. 2017-04-1005, § 1, 4-5-2017)

Other sections of the City code are indicated herein by reference.

3|]VAR-2022-002 Blackmon
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List of Exhibits

EXhibit A.ceeeveeiecece e, File VAR 2022-002 Application and supporting materials-includes site
plans not used

EXhibit Bu.ooovveee e, Revised site plans submitted on December 2, 2022

Exhibit C...coocvveeeveeeeeeeene, 2021 Variance decision and supporting documents, File 2021-003-

O’Donnell-referred to as the 2021-003 decision throughout this
document. Site plan on page 66 of combined exhibits.

Proposal

The Applicant proposes to construct a residence with a wing of the residence that is below City
standards regarding structure width. White Salmon Municipal Code (WSMC) 17.28.034(3) states all
dwellings shall not be less than twenty feet in width at the narrowest point of its first story. The
Applicant proposes a structural width of sixteen feet for one of two wings of the residence. (Exhibit B)

Variance applications are processed as a Type Il review.
Property Description

Per the application submitted, the property is 12,756 square feet. The property borders NE Pole Yard
Road/NE Vine Street on the northwest, East Jewett Boulevard along the southwestern border, and the
eastern/northeastern edge of the property borders Jewett Creek. The property is mostly flat but does
slope steeply toward Jewett Creek on the eastern and northeastern portions of the property.

Previous Land Use Decision

Because Jewett Creek runs along the eastern and northeastern perimeter of the property, the previous
owners of this parcel sought a critical areas variance (File 2021-003 VAR-O’Donnell, also references to
File 2021-003 CAO O’Donnell-they are the same file and land use action) to establish a buildable area as
most of this parcel is within a critical environmental area due the proximity of Jewett Creek. Without a
buildable area being established, it was impossible to build on this parcel without some kind of critical
area variance. The critical area variance was granted (Exhibit C-site plan on page 66 of combined
attachments) with conditions. Throughout these findings and recommended decision, File 2021-003
VAR- O’Donnell will be referred to as the 2021-003 decision.

Because of the shape of the buildable area established as part of the 2021-003 decision, a proposed
residence and supporting facilities such as driveways shall fit within the buildable envelope. This means
that large residences or residences with certain shapes may not fit within the buildable envelope. Per
White Salmon Municipal Code (WSMC) 17.80.058(5)(f), “The variance is the minimum necessary to fulfill
the purpose and the need of the applicant”. The variance granted as a result of the 2021-003 decision
fulfilled this requirement by establishing a buildable area. The 2021-003 decision did not grant
construction of a specific type of residence or allow for not meeting City standards for structure width.

In addition, per WSMC 18.10.125(C)(4), “Any alteration is the minimum necessary to allow for
reasonable use of the property.” The buildable area was approved by the Planning Commission at their
February 9, 2022 meeting (the 2021-003 decision) and allowed for reasonable use in accordance with
these standards.

4|VAR-2022-002 Blackmon
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Note About Site Plan in Exhibit C

Staff notes the site plan with a buildable area (Exhibit C-page 66 of combined attachments) shows a
proposed building. Although a building was drawn as part of the proposed buildable area site plan, it
was the buildable area in relation to geohazards, riparian buffers, creek buffers, etc., that were
established as part of the 2021-003 decision, not approval of a specific type, style, or size of the
structure. The findings and conditions of approval in the 2021-003 decision did not establish building
size or dimensions standards or grant variances to building standards.

5|]VAR-2022-002 Blackmon
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WHITE SALMON MUNICIPAL CODE (WSMC)
TITLE 17 - ZONING
WSMC 17.28.034 PROPERTY DEVELOPMENT STANDARDS.

A. Dwelling standards:

1

A single-family residential dwelling shall have a minimum floor area of six hundred
square feet excluding porches, carports, garages, and basement or other rooms used
exclusively for the storage or housing of mechanical or central heating equipment.

FINDING: Applicant has proposed a structure greater than 600 square feet, so it
meets the square footage standards. The issue at hand is the width of the
proposed structure which is below City standards.

2. All single-family dwellings shall be placed on permanent foundations.

FINDING: This will be reviewed at the time the building permit application is
received.

3. All dwellings shall be not less than twenty feet in width at the narrowest point of its first
story.

FINDING: Per plans submitted in December 2022 (Exhibit B), one wing of the
residence is proposed to be 16 feet wide which does not meet City standards.

4. All manufactured homes must be new on the date of installation and comply with
applicable siting standards in Section 17.68.130.

5. Maximum building height shall not exceed twenty-eight feet in residential zones.

6. No business signs shall be erected or displayed on residential lots or adjacent street
right-of-way buffer strips, except as provided in Sign Ordinance, Chapter 15.12 of this
code.

7. No contour or existing topography shall be substantially altered by fill, excavation,
channeling or other device that would cause flooding, inundation, siltation, or erosion by
storm water on adjoining lots, open spaces, or rights-of-way.

B. Accessory use, accessory buildings and garages.

1. Any plumbing and/or sewer facilities in any accessory building or garage shall be subject
to International Building Code requirements and limited to the exclusive private use of
the residents of the principal building.

2. Sewer stub-out facilities shall not be provided in or adjacent to any garage or accessory
building for use within that building unless the building contains an approved ADU.

3. Garages and all accessory buildings used as studios, workshops or for home occupations

shall conform to International Building Code requirements and to the setback
requirements for principal buildings except that such structures may be located up to five

6| VAR-2022-002 Blackmon
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C. Fences.

1

2.

feet from the rear lot line if the rear lot line abuts a dedicated alleyway of at least fifteen
feet in width.

Fence heights shall not exceed six feet along rear or side lot lines.
Fence heights shall not exceed five feet along front lot lines.

On corner lots the fence height along the side yard adjacent to the street shall not
exceed four feet for the first twenty-five feet from the lot corner to ensure adequate view
clearance per Section 17.68.090.

Fences shall not be constructed or kept in any manner which could constitute a safety
hazard to the person or property of adjoining landowners or to the general public.

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

FINDING: Once the Applicant submits plans that meet City standards, plans will be reviewed for
compliance based on the above-stated standards found in WSMC 17.28.034 and any other
relevant standards per City code. These standards include but are not limited to setbacks from
property lines, critical areas, creeks, geohazards, height, parking areas within the buildable
envelope, and access.

WHITE SALMON MUNICIPAL CODE (WSMC)
TITLE 17 - ZONING

WSMC 17.80.058 VARIANCE PURPOSE AND CRITERIA

Application for variances from the terms of this title; provided, that any variance granted shall be subject
to such conditions as will assure compliance with the following purpose and criteria:

1.

2.

Purpose. The purpose of the variance process is to provide a mechanism whereby the city
may grant relief from the provisions of this chapter where practical difficulty renders
compliance with the provisions of this chapter an unnecessary hardship, where the
hardship is a result of the physical characteristics of the subject property and where the
purpose of this chapter and of the city comprehensive plan can be fulfilled.

FINDING: This parcel was subject to significant development restrictions due to
critical areas related to the property’s location next to Jewett Creek. However,
the 2021-003 decision alleviated these restrictions by establishing a buildable
area within these critical environmental areas as long as other conditions
approved in the 2021-003 decision are met. The purpose of the 2021-003
decision was to establish a buildable area, not guarantee the construction of a
specific house shape or size. Not being able to build a home is a hardship and
one that was remediated in the 2021-003 decision. That the Applicants cannot
build a specific house style that fits within the buildable area is not a hardship.

Scope. This section shall apply to each application for a variance from the provisions of
this chapter.

7|VAR-2022-002 Blackmon
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3. Application Submittal and Contents. The application for a variance shall be submitted to
the city on forms provided by the city, along with the appropriate fees established by city
fee regulations. The application shall include all materials required pursuant to
application requirements.

FINDING: Applicants submitted appropriate application materials.

4. Permit Review Process. Variance applications shall be processed as a Type Il decision
according to the procedures set forth in Title 19.

FINDING: This land use application was reviewed per Type Il decision standards.
Public notices were sent And a public hearing has been scheduled before the
Planning Commission on February 8, 2023. Public notices were mailed to
adjacent property owners, agencies and a notice posted on the property on
January 4, 2023. The comment period lasted from January 4, 2023 to the
Planning Commission hearing on February 8, 2023.

5. Approval Criteria. The decision maker may approve or approve with modifications an
application for a variance from the provisions of this chapter if:

a. The variance will not constitute a grant of special privilege inconsistent with the
limitation upon uses of other properties in the vicinity and zoning district in
which the subject property is located;

FINDING: Other property owners do not enjoy the ability to construct
residential structures that are less than 20 feet in width at their
narrowest point. In the last four months, Staff has recently met with
potential applicants of other properties and have advised these
applicants inquiring about constructing homes less than 20 feet in width
as something that would not be permitted. Staff finds allowing a portion
of a residence that is less than 20 feet in width constitutes the granting
of a privilege.

b. The variance is necessary because of special circumstances relating to the size,
shape, topography, location or surroundings of the subject property, to provide
it with use rights and privileges permitted to other properties in the vicinity and
in the zoning district in which the subject property is located;

FINDING: The 2021-003 decision remediated the special circumstances
regarding the ability to develop this lot and provided the ability to
construct a residence. That the Applicants want to build a specific type
of house does not make a variance necessary. It is possible to build a
residence on this property within the buildable envelope. Special
circumstances relate to attributes of the parcel, not attributes of
desired architectural styles.

C. The granting of the variance will not be materially detrimental to the public
welfare or injurious to the property or improvements in the vicinity and zoning
district in which the subject property is located;

8|VAR-2022-002 Blackmon
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FINDING: Staff finds that the granting of this variance would be
detrimental to the public welfare as this is incompatible with advice
given to other potential applicants asking about building sub-20 foot
width structures and as previously discussed, is a special privilege not
accorded to other property owners in the community and property
owners in the vicinity of the subject property are not permitted to
construct residences less than 20 feet in width.

d. The special circumstances of the subject property make the strict enforcement of
the provisions of this chapter an unnecessary hardship to the property owner;

FINDING: The special circumstances of the subject property were
addressed in the 2021-003 decision making an allowance for a buildable
area in an area that would have otherwise been unbuildable. As
discussed previously, because someone cannot build a specific shape of
home is not an unnecessary hardship.

e. The special circumstances of the subject property are not the result of the
actions of the Applicant;

FINDING: The 2021-003 decision was initiated by the previous property
owner. This decision runs with the land and applies to future property
owners. Although the geographic constraints of this property are not
the result of actions of the owner, the established buildable area of this
property existed and the decision was part of the public record at the
time the Applicants acquired the parcel. In addition, the Applicant has
proposed a structure that does not meet City standards and a structure
meeting City residential-size minimums can be built within the building
envelope. Staff finds proposing a structure that does not meet City
standards is a result of actions of the Applicant.

f. The variance is the minimum necessary to fulfill the purpose and the need of the
Applicant;

FINDING: The Applicant can build within the buildable area established
by the 2021-003 decision and through the variance process associated
with that decision, determined what was the minimum necessary
amount of buildable land given geographic and critical area constraints.
Because the Applicant wishes to build a structure of a structure of a
specific size and shape, that does not meet this standard as the
Applicant needs to show that no residence meeting code could be built.
Although perhaps not allowing the style of structure the Applicant
wishes, the buildable area is of sufficient size that a residence meeting
minimum dimension standards may be built.

g. The variance is consistent with the purposes and intent of this chapter;

FINDING: The intent of this chapter is to grant relief to property owners
who may not otherwise be able to develop their property. The previous
landowners, via the 2021-003 decision, were granted relief to

geographic and environmental constraints by creating a buildable area.

9|VAR-2022-002 Blackmon
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Granting additional relief to allow for discretionary architectural
attributes does not fulfill the purpose and intent of this chapter as the
Applicants can still build a residence, just not a residence as they have
proposed.

h. The variance is consistent with the goals and policies of the city comprehensive
plan; and

FINDING: The policies via the City and Comprehensive Plan encourage
infill development. The City is not preventing the Applicant from
developing this property. What the City recommends is development
code as currently written for structure widths be enforced.

i The fact that property may be utilized more profitably will not be an element of
consideration before the decision maker.

FINDING: Specific economic reasons were not included in the
application, aside from a preference for a specific type of residence.

(Ord. No. 2012-11-905, 11-26-2012; Ord. No. 2017-04-1005, § 1, 4-5-2017)

RECOMMENDATION AND SUGGESTED MOTION(S)

The Planning Director recommends denial of Variance 2022.002, a variance to reduce the width
of a residence to 16 feet at the narrowest point based upon the findings for the variance
request as provided by WSMC 17.80.058-Variance purpose and criteria and the staff report.
There are no recommended conditions of approval as part of the staff report.

Option 1: Move to approve as is Variance 2022.002 in relation to WSMC 17.28.034(A)(3)
regarding width provisions to allow a 16-foot wide structure for the property addressed as 850
E Jewett Avenue.

Option 2: Move to approve with conditions Variance 2022.002 in relation to WSMC
17.28.034(A)(3), regarding width provisions, to allow a 16-foot wide structure for the property
addressed as 850 E Jewett Avenue.

Option 3: Move to deny Variance 2022.002 in relation to WSMC 17.28.034(A)(3), regarding
width provisions, to allow a 16-foot wide structure for the property addressed as 850 E Jewett
Avenue.

117117711771 END OF RECOMMENDED DECISION |TATTTATTTTNTIANTV T

January 30, 2023

Jeff Broderick Date
City Land Use Planner

10| VAR-2022-002 Blackmon

33




CITY OF WHITE SALMON
VARIANCE PERMIT

VARIANCE APPLICATION INSTRUCTION

A variance is a method by which property owners are granted modifications to the strict application of the
specific provision of Chapter 17.80.058 of the White Salmon Municipal Code due to a hardship beyond the
control of the applicant. Variances do not permit property to be used in a manner other than that provided in
the codes. This process is intended to review situations where uniform zoning application would unduly
burden one property more than other properties in the area.

Please complete all portions of the attached application. You may provide any additional information you
desire to support your application, i.e.: pictures, maps, letters etc. Your application will be reviewed by City
Staff and upon completion, notice of the public hearing on the variance application will be advertised in “The
Enterprise” and mailed to adjacent land owners. The public hearing will be scheduled with the Planning
Commission within three to five weeks after submittal of the completed application.

The following is a list of the information to be submitted for a variance application:

J

Application form

Impact Fee - $750.00 plus twice the actual cost of postage per letter of notification.
Environmental Review Fee - $400.00, if applicable.

Area sketch — Show location of property and contiguous properties.

Plot Plan — Shows location on property including adjacent driveways, buildings, and easements.
Dimensions of all improvements to property lines.

Radius Search — A list of names and mailing addresses of all adjacent property owners that abut
the subject property of the variance location.

Ol =i

AR ik e

&

[o)}
[}

Date: ’)(M\l‘ﬁ’ 1%, Wi Physical Address: (ovaer ot PoloNard B4, ¢ Jewett Blvd,

Applicant: Jorain BlaLkmon

Representative for Applicant: s

Telephone: K03 247 233%
Mailing Address: 1301 SE PAfh AU Por¥land. ©OR 43200

Email: sarahw (oleman e Yohoo, (om

100 Main Street PO Box 2139 White Salmon, Washington 98672
Telephone: (509) 493-1133 Web Site: white-salmon.net
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CHAPTER 17.80.058 - VARIANCE PURPOSE AND CRITERIA

Application for variances from the terms of this title; provided, that any variance granted shall be subject to such
conditions as will assure compliance with the following purpose and criteria:

1.

Purpose. The purpose of the variance process is to provide a mechanism whereby the city may grant relief
from the provisions of this chapter where practical difficulty renders compliance with the provisions of this
chapter an unnecessary hardship, where the hardship is a result of the physical characteristics of the subject

property and where the purpose of this chapter and of the city comprehensive plan can be fulfilled.

s

Scope. This section shall apply to each application for a variance from the provisions of this chapter.
Application Submittal and Contents. The application for a variance shall be submitted to the city on forms
provided by the city, along with the appropriate fees established by city fee regulations. The application
shall include all materials required pursuant to application requirements.

Permit Review Process. Variance applications shall be processed as a Type II decision according to the
procedures set forth in Title 19.

Approval Criteria. The decision maker may approve or approve with modifications an application for a
variance from the provisions of this chapter if:

a. The variance will not constitute a grant of special privilege inconsistent with the limitation upon
uses of other properties in the vicinity and zoning district in which the subject property is located,;

b. The variance is necessary because of special circumstances relating to the size, shape, topography,
location or surroundings of the subject property, to provide it with use rights and privileges
permitted to other properties in the vicinity and in the zoning district in which the subject property
is located;

c. The granting of the variance will not be materially detrimental to the public welfare or injurious to
the property or improvements in the vicinity and zoning district in which the subject property is
located,;

d. The special circumstances of the subject property make the strict enforcement of the provisions of

this chapter an unnecessary hardship to the property owner;

The special circumstances of the subject property are not the result of the actions of the applicant;
The variance is the minimum necessary to fulfill the purpose and the need of the applicant;

The variance is consistent with the purposes and intent of this chapter;

The fact that property may be utilized more profitably will not be an element of cons1deration
before the decision maker.

oEe o
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VARIANCE APPLICATION

To the White Salmon Planning Commission...

Describe the Modification of the terms of the White Salmon Zoning Ordnance requested: (chgusﬁns to
mom(v\ 11.24.,025. A3 "R\ Awelings Shail by not less thun fweny €eet n_widkh

ab ¥he navrowest pont ot s £t l,\‘wqf. Regutshng approval £or a (bt 2gevior wall,
a decrease of Wét from Whisihng Gty ot oF W te Salwon Lode .
Purpose of the variance: _A b4t aylevior wall widbte il allow ws o op’ﬂm\"tc Limided $ite (2200546

and odd\n Shayed Diding vavelope While Whlvzag paadidy wen designed  aviniecture That m’rcyﬁrls
J T Dok

e Pk of TJewelt Gral ank v Suvyounding WISIAC,

Complete legal description of property: farcel 0313012001400, TL 182 in NWNE &

Sveek Tt Tradd To WS | 30-3-1\

Common description of the property: __ 320 Bast Jowett glvad.

Address of the property involved: _St loener o0& Pole Nard RA & Jewett gwd.

Zone in which property is located: _ -2 ¥ aw\u Res) dunt

Dimensions of the land: 0(\0\ ’:\f\u\gb ‘W'\QV\%\U (44’ v w'bﬁ) 12,35\ Shuave £

Current Land Use of Site:  Yary \awd

Current land use to the:

North: _(omwer Cial  (Puv) East: __Wmmercial

South: 146\ AL\M'\ ol West: @@SaMn“w\

Floor space of buildings:

Existing: NA& Additional: s Entire: N A
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VARIANCE APPLICATION (CONTINUED)

How many cars may be parked off the street on these premises:

Other Parking Provisions, Describe:

Name of each owner of the property involved and mailing address:

© Pud #1 Y¥Ohkay G V33 S, lumbus  Goldindale WA

@ Benny 0 LLU P0. Box 433 Wnide Salmm WA AKLTL

@ (ol Yorw fyvws¥ee ¢ 0. Bor 318 Wik Salmon WA A LAL

®  Onwrun Ohrishian TngelishiU V03 NG 2utn stvahd Vanouver WA §%uiM

© Wk Beodboch 191 ol Wt Lyl Wk 46V35

© Jooatnan BlaXe Fo Box T ownidt Salwon Wik 483y

What are the exceptions or extraordinary circumstances which lead to applicant to believe this is entitled to a
variance?

(odt, \1.24.035.A2 s sprqbo 1 e Gy oh wnule Salmon and is not pavk g tne Wh State or \“\MM*;WJ W'\\dmb

oMS. Wh SWle Wil be Hlowid 1o enwve e wa i o withghank loads . Twic vaviane alows ws 1o optimiac P

Qhishvy opoatapny ank hwnted, approved \m\'\dm evwelope o) 100 54+, The proptry i tViaugular Shuped

onfanns a SW S\ogu o1« ol ol V2 15b s{)H ?o\g\(w\‘ oWV OIS MQW\ Onullanal§, The n\_op(ovu\ %) & lvf

oo wall Wl allow w8 b uhlite @M\QN\ wel Agsigmd o v ek in’reﬁw&cs e hLMA‘hJJ\ d) Jewetr

el tee Suevoundmy hlside,_ v, e Propul's wnighy Chavader An impravement from e vacawk
Wmad 18wty wils,

The applicant(s) hereby certifies that all the above statements and the statements in any exhibit and plot plans
transmitted herewith are true; and the applicant(s) acknowledge that any permit issued based on false statements

transmitted herewith may be revoked.

Applicant Signature: & %/WW
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Attachments

OO0 w

Area sketch

Plot Plan

Approved building envelope per 2/9/2022 memorandum
Preliminary architecture drawings

a.

b.
c.
d

Overview

15t floor

2" floor
Elevation Sketch

File VAR-2022-002 Blackmon
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STUDY AREA
BOUNDARY

KLICKITAT COUNTY
PARCEL NO. 03113012001400

SCALE: 1”"=100 FEET PARCEL MAP
O'DONNELL PROPERTY CRITICAL AREAS HABITAT STUDY

AKS ENGINEERING & FORESTRY, LLC
40760 80 100 9600 NE 126TH AVE, STE 2520
. [vancouveR, wa 98682
File IAR620820210 0268 B ekemeks—eng.com
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KE®A ARCHITECTURE

Exhibit A

Use Plans in Exhibit B
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K)A KDA ARCHITECTURE
Exhibit A

Principals

Use Plans in Exhibit B
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Exhibit C ciry oF WaITE SALMON

TIMELINE DOCUMENTION
ws-CAD-2o2l-00%

In Prevision with White Salmon Municipal Code Article IV — Project Review and Approval Process

Date Full Application Received _Dev %0 201}
Date Fees Paid De. . 201
Date Staff Report Completed Feb 7 Lol
Date of Public Hearing Febo 2 o2
Date Notice to Public Agencies \)c.h le', 207
Notice of Public Hearing Postings Uann 17, 2022

Mailings Sent to Radius Search Property Owners

Columbia Gorge News Newspaper

Library

Post Office

Bulletin Board — City Hall

R R R R | R

Two Laminated Signs for Applicant Property
Agenda / Staff Report Distribution:

5 Planning Commission Members

[E/ Applicant

lf( Applicants Representative

of Applicants File Folder

Public Hearing Minutes Places in Applicants File Folder

O
Date Letter sent to Applicant outlining Conditions or Denial: A?"’"‘A w 'I (ondihbns Feb ‘1; 1022

John O'Donnell
1524 Sherman
Hood River, OR 97031

100 Main Street PO Box 2139 White Salmon, Washington 98672
Telephone: (509) 493-1133 Web Site: white-salmon.net
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C C

White Salmon Planning Commission Meeting
AGENDA
February 09, 2022 - 5:30 PM
Via Zoom Teleconference
Meeting ID: 885 6610 5764 Passcode: 919512

We ask that the audience turn off video and audio
to prevent disruption. Thank you.

Dial by your location:
346 248 7799 US (Houston) 669 900 6833 US (San Jose)
253 215 8782 US (Tacoma) 312 626 6799 US (Chicago)
929 205 6099 US (New York) 301 715 8592 US (Wash. DC)

Call to Order/Roll Call

Approval of Minutes

1y
2

Meeting Minutes - October 27, 2021
Meeting Minutes - November 18, 2021

Public Hearing

£

>

Proposed Conditional Use Permit 2021.005 j

Written comments may be submitted to erikac@ci.white-salmon.wa.us by 5:00 p.m. on
Wednesday, February 9, 2022, noting in the subject line “Public Hearing — Proposed
Conditional Use Permit 2021.005.” All written comments will be read during the public
hearing. In addition, any individual who wishes to testify via the teleconference will be
allowed to do so. You must register with the city (by contacting Erika Castro Guzman at
erikac@ci.white-salmon.wa.us by 5:00 p.m. on Wednesday, February 9, 2022) that you
desire to testify via teleconference and provide your name and/or phone number as it
will appear during the Zoom teleconference. A copy of the proposed Conditional Use
Permit is available in the packet or by calling Erika Castro Guzman at 509-493-1133
#2009.

Proposed Critical Area Ordinance Variance 2021.003

Written comments may be submitted to erikac@ci.white-salmon.wa.us by 5:00 p.m. on
Wednesday, February 9, 2022, noting in the subject line “Public Hearing — Proposed
Critical Area Ordinance Variance 2021.003.” All written comments will be read during
the public hearing. In addition, any individual who wishes to testify via the
teleconference will be allowed to do so. You must register with the city (by contacting
Erika Castro Guzman at erikac@ci.white-salmon.wa.us by 5:00 p.m. on Wednesday,
February 9, 2022) that you desire to testify via teleconference and provide your name
and/or phone number as it will appear during the Zoom teleconference. A copy of the
proposed Critical Area Ordinance Variance is available in the packet or by calling Erika
Castro Guzman at 509-493-1133 #209.

Adjournment

13
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C C

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

COMMISSION AND ADMINISTRATIVE PERSONNEL PRESENT

Commission Members: Staff:
Greg Hohensee, Chairman Brendan Conboy, City Land-Use Planner
Ross Henry Erika Castro Guzman, City Associate Planner

Seth Gilchrist
Tom Stevenson
Michael Morneault

CALL TO ORDER/ ROLL CALL
Chairman Greg Hohensee called the meeting to order at 5:33 p.m. A quorum of planning commissioner
members was present. Eight audience members attended by teleconference.

APPROVAL OF MINUTES

1.
2.

Approval of Meeting Minutes — October 27, 2021.
Approval of Meeting Minutes — November 18, 2021.

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

Commissioner Stevenson stated-that-existingshort-termrentals-wantto-be
srandfathered-becauseof whatwassaid-intenight'spublichearingHe believes
strict rules ard-regulations for short-term rentals are important and likes the
idea of short-term rentals following the conditional use permit process.

Moved by Michael Morneault. Seconded by Tom Stevenson.

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

CARRIED 5-0. Morneault - Aye, Henry — Aye, Stevenson — Aye, Gilchrist — Aye, Hohensee - Aye.

PUBLIC HEARING

3.

14

Proposed Conditional Use Permit 2021.005

a. Public Hearing
Greg Hohensee, the Chairman, opened the public hearing at 5:40 p.m. and read the
Appearance of Fairness Doctrine to the planning commissioners for both public hearings.

Commissioner Stevenson disclosed that John O’Donnell was married to a cousin’s
daughter but would not impede his decision; there was no audience opposition.

Land-use Planner, Brendan Conboy, read into the record the following written
testimonies:

1. James Stavish, Inside city Business Owner
2. Ruth Olin, Inside city Resident
3. Holly Middaugh, Inside city Business Owner

File VAR-2022-002 Blackmon
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City of White Salmon
Planning Commission Minutes — February 9, 2022

15

4. Tim Middaugh, Inside city Business Owner
One anonymous comment from an inside city resident was not read into the record.
Chairman Hohensee closed the public hearing at 5:55 p.m.

Presentation
Land-use Planner, Brendan Conboy, presented to the Planning Commission the
conditional use permit report.

The subject property, owned by Julie Burgmeier and Rob Lutgens and represented by
Tyson Gillard, Saga Build Design, Inc., is located at 415 E Jewett Boulevard. The
conditional use permit proposes a 2,561 square-foot, 30’-4” tall, three-story residential
duplex in the rear of the lot. The applicant proposes two stacked units separated by a
ceiling on a commercially zoned lot. An existing duplex structure is located in the front of
the lot and contains one long-term rental and one short-term rental.

The property is located approximately two blocks east of the downtown corridor,
surrounded to the south, north, and east by a mix of predominantly single-family and
multi-family residential properties adjacent to multiple commercial/institutional
properties to the north and west.

The property contains four large oak trees (all to remain within the current design
parameters). The heritage trees will require buffers that the proposed building will
encroach into, lest the applicant receive a variance for said buffers. Additionally, the
applicant requests a reduction in parking requirements based on the site's expected use
and landscaping plans.

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

Exterior walls/metal—Metal walls, panels, partitions, facing or surfacing

of any type is subject to review by the planning commission and must be

found to be compatibly designed and intentionally applied rather than

relied on solely as a less expensive option. Window panel fillers, exterior

metal doors, door casings and windows shall be allowed.

Recommendation: Staff recommends that the Planning Commission approve the
applicant’s Conditional Use Permit, WS-CUP-2021.005, to construct a 2,561 square-foot,
30’-4” tall, three-story residential duplex at 415 E Jewett Boulevard, subject to seven
conditions of approval.

The applicant’s representative, Tyson Gillard, presented to the Planning Commission. He
clarified the applicant’s proposal is intended for long-term rental. He stated that in the
future, the applicant intends to reconstruct the front of the lot as the commercial zone
intended with walkable commercial retail. Still, the owner hopes to meet the local
demand for housing in today’s housing crisis. He stated that the proposed duplex is
designed to support future commercial use fronting Jewett Blvd and act as a buffer to
existing residential on the south side while preserving four heritage trees. Gillard stated

Page 2 of 11
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that the applicant intends to submit a heritage tree management plan prior to
construction. He noted that his client has experienced that only one parking space per
unit is sufficient, and the reduced parking requirement would also help preserve
landscaping.

Commissioner Henry questioned if the short-term rental was being interpreted as
meeting a percentage of the commercial use split; he believed that previous discussions
revealed that a short-term rental was not considered a commercial use.

Planner Conboy stated that it is at the Planning Commission's discretion to evaluate if the
finding is correct. He noted that a Comprehensive Plan sentence acknowledges hotels
and short-term rentals as a permitted use in the commercial zone. He added that there is
an existing short-term rental, and one of the two units in the proposed duplex is for the
owner/applicant who manages the short-term rental.

Commissioner Henry asked what would be the maximum number of units. Planner
Conboy stated that there is no limit on units beyond 60% maximum residential square-
footage of the structure(s) requirement. He clarified that he has attempted to create
conditions of approval that would allow the future development of the lot into the 60%
maximum residential, but at this time, the application would not meet the
commercial/residential ratio.

Commissioner Henry asked for clarification on the 20-ft setback on a commercial lot
abutting a residential zone. Planner Conboy stated that the city has been interpreting the
minimum rear yard when abutting a residential district as zero when there is a road
between the zoning transition. He said that the applicant’s proposal happens to meet the
20-ft rear setback but could build up to the rear lot line.

Commissioner Gilchrist asked how staff could enforce the additional parking
requirements. Planner Conboy stated that the condition is worded to be enforceable,
even after occupancy, if parking becomes an observable nuisance. He said that the
current parking code tends to over park sites, and staff is comfortable with the reduced
parking as it can cause additional stormwater run-off and affect the heritage tree’s
protection area. Planner Conboy states that it is a balance to the objective and the
validity of the applicant’s statement that they feel capable of managing the site with four
parking spaces. He referenced White Salmon Municipal Code (WSMC) 17.48.080 that
authorizes flexibility to parking requirements in the downtown area and allows the
Planning Commission to review if this is not an adequate condition of approval that
would mitigate the perceived risk of parking.

Commissioner Gilchrist brought attention to the applicant’s proposal for a 3-inch setback
from the east property line along the Community Youth Center. He said he wonders what
the implications would be if the eastern property redevelops to the property line to the
proposed building as the city would not be able to prevent it.

Commissioner Gilchrist asked a procedural question of the next step for the applicant if
the proposed conditional use permit were to be approved. Planner Conboy stated that
the intent of the application is that the applicant proposed a residential structure in the
commercial zone at the discretion of the Planning Commission. Planner Conboy stated

Page 30of 11
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that the next step would be a heritage tree variance to encroach into the trees
protection area.

Commissioner Stevenson clarified that the short-term rental is the only commercial use
on-site. He also explained there is on-street parking on E Jewett Blvd. Commissioner
Stevenson asked where the current parking is; the applicant’s representative, Tyson
Gillard, stated that parking is located south of the existing duplex in a gravel parking lot
where the proposed duplex is proposed to be. Gillard clarified that the new parking
would include two parking spaces in a garage and two parking spaces on compact gravel.
He stated that there are additional on-street parking spaces on SE 4% Ave. Commissioner
Stevenson said he understood the need for housing but didn’t think it’s good to set a
precedence.

Commissioner Morneault clarified that the applicant lives in one of the two units and
short-term rentals in the other. The applicant’s representative, Tyson Gillard, stated that
the applicant/property owner plans to move into the new building and rent the
remaining unit's long-term.

Commissioner Morneault asked why the parking spaces are being proposed on gravel
versus paved surfaces. Gillard stated that the applicant would like to keep permeable
parking to manage storm water run-off better. He adds that the grading will be
surrounded by a concrete curb so that the landscaping can handle catching all
stormwater run-off.

Commissioner Morneault asked staff if a hard parking surface is required by code.
Planner Conboy said yes. Gillard stated that the code does not specify paving but does
read that parking shall be of a permanent surface. Chairman Hohensee stated the parking
surface requirement should be verified with the Building Official as the previous
conversation had resulted that gravel does meet the permanent surface requirement.
Commissioner Gilchrist noted that he believes there is a requirement for the paving of
the driveway to prevent over-spillage of rock onto the road. Planner Conboy stated that
his recommendation would be to require pavement of the apron.

Commissioner Morneault asked if there are ADA requirements in the new duplex.
Planner Conboy stated that ADA requirements are not required for residential
developments.

Commissioner Morneault asked if the City’s stormwater analysis met the State’s
requirements. Planner Conboy stated that the condition of approval can be found on
similar projects but cannot say if it is the current state requirement. Commissioner
Morneault stated that there is a stormwater manual pertaining to Eastern Washington.
Planner Conboy recommended updating the condition to read: the analysis considers the
hydrology generated by the required Washington State Stormwater Management
Manual.

Chairman Hohensee asked for the existing duplex square footage. The applicant’s
representative, Tyson Gillard, informed that the existing duplex has 1,536 square feet.

Chairman Hohensee brought attention to section G of the Conditional Use Permit
section; he requested clarification on the staff’s finding of the second sentence.
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“WSMC 17.80.055(G): That the public interest suffers no substantial
detrimental effect. Consideration shall be given to the cumulative impact
of similar actions in the area.”

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

Discussion

The Planning Commission discussed the conditional use permit proposal for 415 E Jewett
Blvd to add a residential structure to a commercial lot with an existing residential
structure.

Commissioner Henry expressed his concern about setting precedence in recognizing
short-term rentals as part of the commercial percentage in this scenario. Still, he believes
what is being proposed is reasonable and not detrimental.

Commissioner Gilchrist stated he liked the idea of having a covenant on the existing
duplex that, if redeveloped, is redeveloped into traditional commercial. He said the idea
of putting a high-density building like the one proposed by the applicant between the
commercial and residential zone is ideal and is an appropriate use of that area on that
lot. Commissioner Stevenson agreed.

Commissioner Stevenson stated that he would like to make it clear that in the future, the
existing structure will need to be redeveloped into ‘true’ commercial use and meet the
appropriate commercial/residential split. He said he also had concern for the proposed
parking, although there is optional on-street parking.

Commissioner Morneault asked if the redevelopment of the existing structure could be
placed in a timeframe and be made traditional commercial. Chairman Hohensee clarified
that a condition may be placed, but it would have to be now versus later, but
understands that if the existing structure would be demolished, it would become a large
front yard for a residential structure when the city is attempting to preserve its
commercial zone. Planner Conboy clarified that a provision in the city’s code states that
any building fronting a commercial street must contribute to a commercial streetscape
meaning the ground floor must be commercial retail or service. He noted that the
condition intends to bring the existing structure into conformance of the commercial
zone, knowing that the city may allow this residential development due to the market
forces that have been prior identified.

Chairman Hohensee stated that he has some concerns and does not support infill. He
noted that his focus is on Section G, which states the cumulative impact of similar
actions. He asked if there may be similar actions done that accumulate the impact. He
advised to the Planning Commission that when applications get granted, they set
precedence. He does not believe short-term rental is a traditional commercial use and
not the commercial use put forth by the Planning Commission in the latest
comprehensive plan. Chairman Hohensee said he believes this application proposes no
commercial, just four residential units in a commercial district with limited parking that
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could have an accumulative impact if similar actions were done within the community,
regardless of the housing shortage.

Commissioner Henry shares Chairman Hohensee's concerns; short-term rentals should
not be viewed as commercial use.

Commissioner Gilchrist suggested outlining if the existing structure was demolished to
alleviate concern. He added that he does not consider the proposal to be an apartment
house, and doesn’t concern that granting this application will affect residential zones. He
stated that he appreciated the proposed project as a buffer between the commercial and
residential zones while saving the trees on the lot.

Commissioner Stevenson stated that he agreed with Commissioner Gilchrist and didn’t
believe granting the application would set a precedent for the residential zone. He said
that because the city has a general commercial zone that emphasizes traditional
commercial, he suggested having two types of commercial zones in the code. He strongly
suggested that a condition outlines commercial on the ground floor if the existing
structure is redeveloped.

The majority of the Planning Commission agreed that parking in the applicant’s area is a
serious concern and supports increasing Condition #2 to state six additional off-street
parking stalls at the Planner Director’s discretion, instead of three, per the codes parking
stall standards. The Planning Commission had partial support for pavers to assist in
managing stormwater.

Chairman Hohensee requested the word site be changed to parcel in Condition #3. The
Planning Commission specified that in the redevelopment, short-term rentals would not
be considered for the purpose of commercial use.

The Planning Commission supported Commissioner’s Morneault specific addition to
Condition #6, “The Stormwater Analysis is to comply with the Storm Management
Manual for Eastern Washington and be completed by a qualified Washington Licensed
Professional Engineer.”

Chairman Hohensee contacted City Attorney Ken Woodrich (via telephone) to clarify if
the city could compel traditional redevelopment or public space on this specific parcel.
City Attorney Woodrich said that it could not be done as that would be considered a
taking. A taking is defined as private property shall not be taken for public use, without
just compensation. He also clarified that the city cannot require any specific timeline for
redevelopment as the redevelopment proposal will have to meet the current zoning code
effect at the time of application.

Motion
Moved by Seth Gilchrist. Seconded by Michael Morneaulit.

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

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

Conditions as adopted:
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1.

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

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

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

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

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

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

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

Proposed Critical Area Ordinance Variance 2021.003
Public Hearing
No written comment or spoken testimony was made.

a.

Presentation

Land-use Planner, Brendan Conboy, presented to the Planning Commission the critical
area ordinance variance report.

The subject property, owned by John O’'Donnell, is located on Klickitat County Tax Parcel
No. 03113012001400. The project consists of the development of a single-family
building. The building is in the flatter existing degraded portion of the site, with access
from E Jewett Avenue, utilizing the existing approach. Stormwater generated from the
project will connect to City storm system and will not discharge into Jewett Creek. The
building and parking will be located at least 10-feet from the top of slope (per allowed
geotechnical report setback) and at least 30 feet from the Ordinary High-Water Mark
(OHWM) of Jewett Creek, at closest extent. The site plan has been designed to avoid
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development within the driplines of Oregon White Oak trees and will not require the
removal of any trees.

The parcel in question is a 12,756 square foot Two-Family Residential (R-2) zoned lot at
the intersection of E Jewett Boulevard Pole Yard Road. The property is located
approximately one-half mile east of the main downtown corridor along East Jewett
Boulevard. The property is surrounded by a mix of predominantly single-family and multi-
family residential properties and proximate to Skyline Hospital.

Per WSMC Section 18.10.125.C, the applicant requests a reasonable use variance, as the
standards listed under Chapter 18.10, would deny the applicant’s reasonable use of the
property. There are no alternatives that avoid encroachment into the 150-foot reduced
buffer. The project has been designed to minimize encroachment as much as practicable,
with development being located as far away from Jewett Creek as possible, adjacent to E
Jewett Avenue and Pole Yard Road.

Recommendation: Staff recommends that the Planning Commission approve the
applicant’s Critical Area Ordinance Variance, WS-VAR-2021.003, to the required critical
area riparian buffer, a reduction from 150 feet to 10 feet for the required minimum
geohazard offset, and an encroachment into the required 15’ building setback line in the
dimensions shown on the attached site plan, for Parcel 03113012001400, subject to
sixteen conditions of approval.

The applicant, John O’Donnell, presented to the Planning Commission. He stated he
purchased the lot in the early 2000s when he lived across the street, and he intended to
remove a single-wide trailer to improve the neighborhood. He said his initial project was
to construct a duplex, but given the property’s constraints and after speaking with staff,
the desire is now for a single-family residence. He added that the proposed mitigation
plan would plant 110 new shrubs and trees to minimize any geophysical aspects of the
property.

Discussion

The Planning Commission discussed the critical area ordinance variance proposal for
Parcel 03113012001400 to review the riparian buffer reduction from 150 feet to 10 feet
and encroach into the required 15 foot building setback line.

Commissioner Henry brought attention to the DNRs classification of streams that places
the burden of proof to reclassify or remove said restrictions on the surrounding property
owner to the stream.

Commissioner Gilchrist asked staff regarding the implications of the applicant’s request
when their entire parcel is within the identified riparian buffer. Land-use Planner Conboy
clarified that the variance request reduces the 150-ft riparian buffer as discussed and
would not affect the surrounding properties.

Commissioner Stevenson asked staff if the proposed 10-ft geo-setback enough to keep
the bank’s stability intact. Land-use Planner referenced Conditions #16 and 14:

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

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

Commissioner Morneault asked if the temporary fencing during construction could
become permanent. Land-use Planner Conboy stated that based on the site plan
submitted and surrounding properties, fencing is not required elsewhere along Jewett
Creek.

Commissioner Morneault clarified that the site's stormwater would drain into the city
sewer but only noted one connection. Land-use Planner Conboy confirms the property
will be connecting to a storm-sewer. Commissioner Morneault asked why the city was
not requiring on-site stormwater retention. Land-use Planner Conboy suggested the
following condition of approval: At the time of building permit submittal, the applicant
has to either tie into the stormwater system or, if it's not adequate, the developer must
retain all stormwater onsite.

Motion

Moved by Seth Gilchrist. Seconded by Tom Stevenson.

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

Morneault - Aye, Henry — Aye, Stevenson — Aye, Gilchrist — Aye, Hohensee — Aye.

Conditions as adopted:

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

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

3. The applicant shall consent to allow entry by the City or City’s agent, during
regular business hours, for any inspection purposes relating to the proposed
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10.

11.
12.

13.

development activity to ensure accordance with any approved plans and permits
of WSMC Chapter 18.10.

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

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

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

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

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

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

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

Utilities shall not be located outside of the proposed developable area for the lot.
With the exception of tightline drainage over the slope, stormwater facilities
shall only be allowed in the buildable areas of the lot.

No grading, excavation, demolition or construction activity shall occur within the
heritage tree protection area. If any grading, excavation, demolition, or
construction activity is proposed within any heritage tree protection area, a tree
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15.

16.

17.

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

protection plan shall be prepared in accordance with the applicable guidelines
for a critical areas report and habitat management plan per Section 18.10.200
and a critical areas permit shall be obtained, prior to the issuance of any permit
for grading or construction in the protection area.

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

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

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

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

0,(/(}(11»_:

Greg Hohensee, Chairman
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Erika Qégjcro Guzman, A§sociate Planner
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CITY OF WHITE SALMON

MEMORANDUM

Meeting Date: February 9, 2022 Meeting Title: Planning Commission
Submitting Planning Department Presenter: Brendan Conboy, Planner
Department:
Agenda Item: Variance — O’Donnell Public Comment: Yes
WS-VAR-2022.001
Applicant John O’Donnell
1524 Sherman Ave
Hood River, OR 97031
Location

The subject property, owned by John O’Donnell is located at the corner of Pole Yard Road and Jewett
Boulevard. The parcel’s total square footage is 12,756 square feet (0.293 acres).

Described as Klickitat County parcel and legal description:
Parcel 03113012001400. TL 18Z in NWNE & STREET IRR TRACTS TO WS; 30-3-11

Description of Proposal

The parcel in question is a 12,756 square foot Two Family Residential (R-2) zoned lot at the intersection
of Jewett Boulevard Pole Yard Road. The property is located approximately one-half mile east of the
main downtown corridor along East Jewett Boulevard. The property is surrounded by a mix of
predominantly single-family and multi-family residential properties and proximate to Skyline Hospital.

The project consists of the development of a two-family duplex building. The building is in the flatter
existing degraded portion of the site, with access from Jewett Avenue, utilizing the existing approach.
Stormwater generated from the project will connect to City storm system and will not discharge into
Jewett Creek. The building and parking will be located at least 10-feet from the top of slope (per allowed
geotechnical report setback) and at least 30 feet from the Ordinary High-Water Mark (OHWM) of Jewett
Creek, at closest extent. The site plan has been designed to avoid development within the driplines of
Oregon white oak trees and will not require the removal of any trees.

Per Section 18.10.125.C, the applicant requests a reasonable use variance, as the standards listed under
Chapter 18.10 of the City’s code of ordinance, would deny the applicant reasonable use of the property.
There are no alternatives that avoid encroachment into the 150-foot reduced buffer. The project has
been designed to minimize encroachment as much as practicable, with development being located as
far away from Jewett Creek as possible, adjacent to Jewett Avenue and Pole Yard Road.

Zoning
The subject property is zoned Two-Family Residential (R-2). The adjacent zoning to the North and East is

General Commercial (C). The adjacent zoning to the South and West is Two-Family Residential (R-2). The
Comprehensive Plan designates the property as residential.

100 Main Street PO Box 2139 White Salmon, Washington 98672
Telephone: (509) 493-1133 Web Site: white-salmon.net
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Public Notice
Notice of the proposed variance was sent via USPS Mail to property owners of record adjacent to the
subject property on January 27, 2022, allowing a minimum ten calendar days to comment in accordance

with White Salmon Municipal Code (WSMC) 16.65.060(3)(G). The comment period ends on February 9,
2022.

Notice of the proposed variance was sent via e-mail to affected agencies and City departments on
January 26, 2022, allowing a minimum ten calendar days to comment according to WSMC 19.10.120 (A).
The comment period ends on February 9, 2022.

Notice was posted on site with two laminated signs, at the library, post office, and bulletin board
outside City Hall. Upon the conclusion of the commentary period no letters of commentary had been
received.

WHITE SALMON 2040 COMPREHENSIVE PLAN
Environmental Quality and Critical Areas (p. 81):

Critical Areas. The Washington State Growth Management Act (GMA) requires that all local
governments adopt regulations to protect the five “critical areas” in the state; wetlands, critical aquifer
recharge areas, fish and wildlife habitat conservation areas, frequently flooded areas, and geologically
hazardous areas (defined below). Klickitat County and cities within it are not required to fully plan under
the GMA but are required to plan for the protection of these critical areas. As a “partially planning” city
under GMA, White Salmon must use best available science to justify regulation of critical areas and guide
future regulation updates. This includes identifying, designating, and protecting critical areas through a
Critical Area Ordinance (CAO) (Revised Code of Washington [RCW] 36.70A). White Salmon’s CAO is
included as Chapter 18.10 of the White Salmon Municipal Code and includes development standards and
restrictions when building on or near a critical area. Critical areas in White Salmon are shown on the
City’s critical areas maps on file at City Hall.

Fish and Wildlife Habitat Conservation Areas. The purpose of regulating the use of 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. While
most of White Salmon’s land areas are designated for urban growth, and while new development as well
as redevelopment is encouraged by adopted land use policies, it is important that future growth and
development occur in a manner that is sensitive to the natural habitat resources of the city and Urban
Exempt Areas. The primary fish and wildlife habitat conservation areas within White Salmon include
streams and their riparian areas and Oregon white oak woodlands. Development has presented a
particular challenge for the preservation of Oregon white oak woodlands, and the City is looking to
balance protection of this species with the need to provide flexibility to developers.

Policy E/CA-1.8: Balance resource protection and development objectives in the city and Urban Exempt
Area. Allow resources to be impacted or modified and properly mitigated when important objectives are
achieved, such as economic development, including the provision of housing and businesses, and public
facilities and infrastructure. Solutions may include planned unit developments, cluster housing, low-
impact development, and density transfers.

26 File VAR-2022-002 Blackmaon

63




e

MEMORANDUM ; (K

The variance request meets the intent of the White Salmon’s Comprehensive Plan, Environmental
Quality and Critical Areas, as the proposed residential development is located on a lot that would not be
developable and would deprive reasonable use of the property is the reduced 150’ buffer required from
Jewett Creek was adhered to.

Analysis
WHITE SALMON VARIANCE PURPOSE AND CRITICAL AREA ORDINANCE
White Salmon Municipal Code (WSMC) Chapter 18.10 Critical Areas Ordinance

WSMC 18.10.113 - Designation of critical areas.

A. The city has designated critical areas by defining their characteristics. The applicant shall
determine and the city shall verify, on a case-by-case basis, in accordance with the definitions in
this Section 18.10.1[13], whether a critical area exists and is regulated under this chapter, on or
in close proximity to, the subject property that would require a setback or buffer required under
this chapter.

B. 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 supersede information in these resources.

Response: The applicant’s Critical Areas consultant has identified the following critical area that
have been identified on site, regulated under the White Salmon Municipal Code (WSMC): Fish
and Wildlife Habitat Conservation Areas.

According to WDFW'’s Priority Habitat and Species (PHS) mapping, oak/pine mixed forest,
California mountain kingsnake (Lampropeltis zonata), mule and black-tailed deer (Odocoileus
hemionus), and northern spotted owl (Strix occidentalis) priority habitats and species potential
occurrences are mapped extending on to the site, though no species were identified on site . A
senior scientist with AKS conducted a site visit on May 14, 2021, to determine if any of the
habitat or species were present on site. The determination was that the California Mountain
Kingsnake, Mule/Black-Tailed Deer, and Northern Spotted Owl were not present on site due to
limited habitats for these species.

Oregon White Oak woodlands are considered a priority habitat by WDWEF if the Oak canopy
coverage within a strand of trees is greater than or equal to 25 percent. Site observations by the
scientist observed small to medium diameter Oak trees with full canopies along the eastern and
southern site boundaries. The applicant submitted an addendum memo to the submitted
habitat study/HMP for the project that identified Oak trees on site and their associated drip
lines (Exhibit B). Oregon White Oaks with trunk diameters greater than 14 inches are considered
heritage trees in White Salmon (WSMC 18.10.317) and require tree protection areas equal to 10
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. The protection areas are noted
on the Habitat Management Plan included in the memo and all proposed building areas are
outside of these protection areas as well as the heritage tree driplines.
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Jewett Creek is located east of the site, at the bottom of a steep (nearly vertical) sided ravine.
Jewett Creek is a fish-bearing (Type F) water, which requires a standard 200-foot riparian buffer
per WSMC 18.10.312. While the site is separated from Jewett Creek by the steep slope, the 200-
foot buffer area still encompasses most of the site.

The variance application proposes to construct a duplex on the site. To account for the riparian
buffer area on site, the applicant is requesting a buffer reduction to 150-feet (25 percent), in
accordance with WSMC 18.10.313.C.3, to the whole site. Even with the buffer reduction, the
riparian buffer still encompasses most of the site. As such, the applicant is requesting a variance
in accordance with WSMC 18.10.125.D to allow for (1) encroachment into the reduced buffer by
the future residential development and (2) encroachment within the building set back line
(18.10.212), which requires a 15-foot building setback from the edge of the buffer. The
proposed buffer reduction and variance are addressed in detail in those sections of this report.

The outer eastern, southern, and southwestern portions of the parcel are located in the 15 to 40
percent slope range and greater than 40 percent range. White Salmon considers steep slopes as
landslide hazards (WSMC 18.10.411), which require a minimum buffer from the edge of the
hazard equal to the height of the slope or 50 feet, whichever is greater (WSMC 18.10.414). The
applicant is requesting a buffer reduction to 10 feet, in accordance with WSMC 18.10.414.C.
Geologic hazards are discussed further in that section of this report. See Figure 1 below for
detail.
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WSMC 18.10.114 - Applicability.

B. The city of White Salmon shall not approve any development proposal 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 critical area or associated buffer, without first
assuring compliance with the requirements of this chapter.

C. Development proposals include proposed activities that require any of the following, or any
subsequently adopted permits or required approvals not expressly exempted from these
regulations [...]

Response: This report reviews the proposed application as it pertains to critical areas and its
consistency with the purpose and requirements of Chapter WSMC 18.10, Critical Areas
Ordinance. This critical areas review is associated with the proposed O’Donnell application (WS-
VAR-2022-001).

WSMC 18.10.116 — Submittal requirements.

In addition to the information required for a development permit, any development activity
subject to the provisions of this chapter may be required to submit a critical areas report as
described under Section 18.10.200 General Provisions. These additional requirements shall not
apply for an action exempted in Section 18.10.125.

Response: Critical areas reports for geologic hazards and fish and wildlife habitat conservation
areas, including a habitat study/HMP and addendum memo, were submitted with the
application and are reviewed in this report.

WSMC 18.10.117 - Bonds of performance security.

A. Prior to issuance of any permit or approval which authorizes site disturbance under the
provisions of this chapter, the city shall 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 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 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.
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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 years to ensure that
the mitigation project has been fully implemented and demonstrated to function. The bond may
be held for longer periods upon written finding by the city that it is still necessary to hold the
bond to ensure the mitigation project has meet all elements of the approved mitigation plan.

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 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.

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

WSMC 18.10.118 — Native growth protection easement/critical area tract.

A. As part of the implementation of approved development applications and alterations, critical
areas and their buffers that remain undeveloped pursuant to this chapter, in accordance with the
Section 18.10.200 General Provisions shall be designated as native growth protection easements
(NGPE). Any critical area and its associated buffer created as compensation for approved
alterations shall also be designated as an NGPE.

B. When the subject development is a formal subdivision, short subdivision (short plat), binding
site plan, site plan/design review, master site plan, or planned unit development (PUD), critical
areas and their buffers shall be placed in a critical areas tract in addition to being designated as
a NGPE, as described in the Section 18.10.200, General Provisions, of these regulations.

C. The requirement that a critical area tract be created may be waived by the city if it is
determined that all or the critical majority of a NGPE will be contained in a single ownership
without creation of a separate tract.

Response: Staff finds that the requirement that a critical area tract be created shall be waived
by the city as it is determined that all or the critical majority of a NGPE will be contained in a
single ownership without creation of a separate tract.
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WSMC 18.10.119 - 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 state:

1. The presence of the critical area or buffer on the property;
2. The use of this property is subject to the "Title"; and
3. That limitations on actions in or affecting the critical area and/or buffer may exist.

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.

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.

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

WSMC 18.10.120 - Inspection and right of entry.

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 verify that work is being performed in accordance with the approved
plans and permits and requirements of this chapter.

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

WSMC 18.10.121 - Enforcement.

A. The provisions of White Salmon Municipal Code shall regulate the enforcement of these
critical areas regulations.

B. Adherence to the provisions of this chapter and/or to the project conditions shall be required
throughout the construction of the development. Should the city or its agent determine that a
development is not in compliance with the approved plans, a stop work order may be issued for
the violation.

C. When a stop work order has been issued, construction shall not continue until such time as the
violation has been corrected and that the same or similar violation is not likely to reoccur.

32 Eile VAR-2022-002 Blackmon

69




C C

MEMORANDUM

D. In the event of a violation of this chapter, the city or its agent shall have the power to order
complete restoration of the critical area by the person or agent responsible for the violation. If
such responsible person or agent does not complete such restoration within a reasonable time
following the order, the city or its agent shall have the authority to restore the affected critical
area to the prior condition wherever possible and the person or agent responsible for the original
violation shall be indebted to the city for the cost of restoration.

Response: As a Condition of Approval, if a violation occurs and a stop work order has been
issued, construction shall not continue until said violation has been corrected and assurances
have been put into place that the same or similar violation is not likely to reoccur.

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

WSMC 18.10.125 - Exceptions.

D. Variance Criteria to Provide Reasonable Use. Where avoidance of the impact in wetlands,
streams, fish and wildlife habitat and critical aquifer recharge areas is not possible, a variance
may be obtained to permit the impact. Variances will only be granted on the basis of a finding of
consistency with all the criteria listed below. The hearing examiner shall not consider the fact the
property may be utilized more profitably.

Variances to required Critical Area Ordinance buffers and setbacks regarding wetlands, streams, fish and
wildlife habitat and critical aquifer recharge areas is administered Per WSMC 18.10.125.C.

1. The variance shall not constitute a grant of special privilege inconsistent with the limitation
on use of other properties similarly affected by the code provision for which a variance is
requested;

Finding: The property is zoned R-2 and the applicant intends to construct a modest sized (+/-
2,214 square foot total footprint building) duplex, an allowed use within the zone. A variance to
the buffer from Jewett Creek does not constitute a special privilege inconsistent with the
limitation on use of other properties similarly affected.

2. That such variance is necessary to provide reasonable use of the property, because of special
circumstances and/or conditions relating to the size, shape, topography, sensitive areas,
location, or surroundings of the subject property, to provide it with those relative rights and
privileges permitted to other properties in the vicinity and in the zone in which the subject
property is located. The phrase "relative rights and privileges" is to ensure that the property
rights and privileges for the subject property are considered primarily in relation to current
city land-use regulations;

3. That the special conditions and/or circumstances identified in subsection 2 of this section
giving rise to the variance application are not self created conditions or circumstances;

Finding: The parcel was created prior to the establishment of Chapter 18.10 of the WSMC. The
buffer restriction is not a self-created condition and not the fault of the applicant. Without a
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variance the applicant would be deprived of the relative rights and privileges permitted to other
properties in the vicinity and R-2 zone.

4. That the granting of the variance will not be materially detrimental to the public welfare or
injurious to the property, neighborhood, or improvements in the vicinity and zone in which
subject property is situated;

Finding: The property on the opposite side of Jewett Creek (to the east) has a structure which
are located less than 150 feet from Jewett Creek (Parcel 03113077050100). The Klickitat PUD
has impervious area (gravel, staging, etc.) immediately above the top of slope to the north of
the Applicant’s property. Many properties in the immediate vicinity contain residential
development and this project is not likely to be detrimental to the welfare of the neighborhood
or general public. Allowing a variance for this project would not constitute a grant of special
privilege to the Applicant. A residence was formerly present on this property. A habitat
management buffer enhancement mitigation plan consistent with Section 18.10.221 of WSMC is
proposed to adequately mitigate for reduced buffer width. The habitat mitigation plan includes
enhancement of the remaining riparian buffer, including preservation of remaining habitat in a
conservation easement. Therefore, the project is consistent with required variance criteria
identified in WSMC 18.10.125.D to allow for reasonable use of the property.

5. That the reasons set forth in the application and the official record justify the granting of
the variance, and that the variance is the minimum variance necessary to grant relief to the
applicant;

Finding: The variance requested is the minimum variance necessary to grant relief to the
applicant. The applicant has situated the building footprint within an existing degraded portion
of the site which is already flat due to a previous structure that used to occupy the site which
has been removed by the applicant. Stormwater generated from the project will connect to City
storm system and will not discharge into Jewett Creek. The building and parking will be located
at least 10-feet from the top of slope (per allowed geotechnical report setback) and at least 30
feet from the OHWM of Jewett Creek, at closest extent. The site plan has been designed to
avoid development within the driplines of Oregon white oak trees and will not require the
removal of any trees.

6. That alternative development concepts in compliance with applicable codes have been
evaluated, and that undue hardship would result if strict adherence to the applicable codes is
required; and

Finding: The applicant has worked with the Planning Department to site the proposed building
envelope in such a manner as to minimize impacts to the rest of the site and to appropriately
accommodate access and parking.

7. That the granting of the variance will not adversely affect implementation of the
comprehensive plan or policies adopted thereto and the general purpose and intent of the

zoning title or other applicable regulations.

Finding: The granting of the variance will not adversely affect the implementation of the
comprehensive plan or policies adopted thereto. The variance request meets the intent of the
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White Salmon’s Comprehensive Plan, Environmental Quality and Critical Areas, as the proposed
residential development is located on a lot that would not be developable and would deprive
reasonable use of the property is the reduced 150’ buffer required from Jewett Creek was
adhered to.

8. WDFW will be notified of any proposed variance to critical areas affecting fish and wildlife
sites and habitat areas. The city may require the applicant to demonstrate that WDFW is not
willing or able to acquire the property before a variance to fish and wildlife, stream, or
wetland conservation areas is approved.

Finding: WDFW has been notified of the proposed variance. The city has not requested WDFW
to consider acquisition of the property. A mitigation plan is required and was submitted with
the application materials. The mitigation plan and relevant conditions of approval are addressed
in Section 18.10.221.

WSMC 18.10.210 - General approach.

Protection of critical areas shall observe the following sequence, unless part of a restoration plan

for a significantly degraded wetland or stream buffer, described under [Section 18.10.211],
below:

A. Confirm presence and continued function of critical areas. 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. The city will work with the regional WDFW
representative to confirm the presence or absence of significant fish and wildlife conservation
areas. Timely response by WDFW is expected in accordance with Section 18.10.113;

B. Avoid the impact by refraining from certain actions or parts of an action;

C. Where impact to critical areas or their buffers will not be avoided the applicant shall
demonstrate that the impact meets the criteria for granting a variance or other applicable
exception as set forth in Sections 18.10.124 and 18.10.125;

D. Minimize the impacts by limiting the degree or magnitude of the action by using affirmative
steps to avoid or reduce impacts or by using appropriate technology;

E. Rectify the impact by repairing, rehabilitating, or restoring the affected environment;
F. Reduce or eliminate the impact over time by preservation and maintenance operations;

G. Compensate for the impacts by creating, replacing, enhancing, or providing substitute
resources or environments.

Response: The applicant has hired experts to study the fish and wildlife habitat conservation
areas on site and to compile reports for these critical areas, which have been included in the
application package. As previously discussed, the applicant is requesting a variance for
unavoidable impacts into a riparian buffer and building setback; staff has recommended
approval of this variance. To mitigate for this impact, the applicant has minimized the degree of
the impact by locating proposed development as far west on the site as possible and by
compensating through proposed buffer enhancement and a habitat management plan, including
performance standards, maintenance, and monitoring (detailed later in this report).
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E. Reducing Buffers. The city or its agent may reduce up to twenty-five percent of the critical area
buffer requirement unless otherwise stipulated elsewhere in this regulation subject to a critical
area study which finds:

1. The applicant has demonstrated avoidance, minimization of impact, and lastly mitigation
of impact in that order;

2. The proposed buffer reduction shall be accompanied by a mitigation plan per [Section
18.10.211] that includes enhancement of the reduced buffer area;

3. The reduction will not adversely affect water quality or disrupt a significant habitat area;
and

4. The reduction is necessary for reasonable development of the subject property.

Response: The applicant is proposing to reduce the riparian stream buffer on site by 25 percent,
from 200 feet to a maximum of 30 feet from the OHWM of Jewett Creek. The applicant has
submitted a Habitat Management Plan amendment which proposes offsetting the
encroachment into the buffer by enhancing undeveloped portions of the buffer. As previously
mentioned, the buffer area on the site is limited as a habitat area and the buffer reduction is
necessary for reasonably developing the lot. Water quality and buffer enhancement are
discussed elsewhere in this report.

WSMC 18.10.212 - Building set back line (BSBL).

Unless otherwise specified, a minimum BSBL of fifteen feet is required from the edge of any
buffer, NGPE, or separate critical area tract, whichever is greater.

Response: Due to the constraints on site previously mentioned, the applicant cannot comply
with the required 15-foot building setbacks from the reduced riparian buffer and has therefore
requested a variance to encroach in this setback. Compliance with variance standards under
WSMC is outlined above.

WSMC 18.10.213 — Land division and property line adjustment.

A. Subdivisions, short subdivisions, boundary line adjustments and planned residential
developments of land in or adjacent to critical areas and associated buffers are subject to the
following:

C. Land that is partially within a wetland or stream critical area 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:

1. Located outside the critical area and buffer; and
2. Large enough to accommodate the intended use.

Response: The applicant does not intend to divide the property.
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A. As part of the implementation of approved development applications and alterations, critical
areas and their buffers shall remain undeveloped and shall be designated as native growth
protection easements (NGPE). Where a critical area or its buffer has been altered on the site
prior to approval of the development proposal, the area altered shall be restored using native
plants and materials.

B. The native growth protection easement (NGPE) is an easement granted to the city for the
protection of a critical area and/or its associated buffer. NGPEs 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:

"Dedication of a Native Growth Protection Easement (NGPE) conveys to the public a
beneficial interest in the land within the easement. This interest includes the preservation of
existing vegetation 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 NGPE 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
trees and other vegetation within the easement. The vegetation in the easement may not
be cut, pruned, covered by fill, removed, or damaged without express permission from the
city of White Salmon, which permission must be obtained in writing."

Response: The site includes undeveloped riparian and steep slopes buffers, and landslide hazard
areas. Additionally, each heritage tree on site requires a protection area, generally protected
under heritage tree protection easements (HTPEs) WSMC 18.10.317.E.5. Rather than having two
types of easements on site for critical areas protection (NGPEs and HTPEs), staff believes that all
areas that require protection can be covered under a NGPE, which will encompass riparian and
steep slopes buffers, landslide hazard areas, and heritage tree protection areas on site.

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

WSMC 18.10.216 — Marking and/or fencing.

A. Temporary Markers. The outer perimeter of a wetland, stream, fish and wildlife conservation
areas, steep slopes 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.
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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:

CRITICAL AREA BOUNDARY

"Protection of this natural area is in your care. Alteration or disturbance 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 in size and spaced one per centerline of lot or every seventy-five feet for lots whose
boundaries exceed one hundred fifty 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 in size and spaced one every seventy-[five] 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.

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

WSMC 18.10.217 - Critical areas reports/studies.

A. 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 verification.

B. Studies Required.

4. Critical area reports shall be written by a qualified professional, as defined in the definitions
section of this chapter. A critical areas report shall include all information required pursuant to
Section 18.10.217.[C], below. A monitoring and maintenance program shall be required to
evaluate the effectiveness of mitigating measures.

Response: A critical area report by a qualified professional was submitted for this application,
studying fish and wildlife habitat conservation areas.

C. General Critical Areas Report Requirements.
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1. 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.

2. 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 permit application [...]

Response: The habitat study/HMP and addendum contains a site analysis, impact analysis, and
proposed mitigation measures. No geotechnical impacts are expected.

WSMC 18.10.218 — Mitigation timing.

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.

Response: Riparian buffer enhancement is proposed on the north and south of the lot to offset
the disturbed buffer area. The existing buffer in this area is described as being in a “degraded
condition”, as it lacks tree canopy and vegetation, providing minimal habitat function
opportunities to Jewett Creek. The existing site is dominated by nonnative grasses and forbs,
according to the habitat study/HMP. The applicant has submitted a planting plan as part of the
habitat study/HMP addendum.

WSMC 18.10.219 - General mitigation requirements.

The following section provides general mitigation requirements applicable to alteration of critical
areas. Additional specific mitigation requirements are found under the sections for the particular
type of critical area.

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:

1. 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
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.

2. 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.

6. Critical Area Enhancement as Mitigation.
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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 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.

Response: Enhancement to a portion of the remaining on-site degraded condition riparian
buffer with native tree and shrub plantings is proposed to offset the riparian buffer
encroachment. Enhancement will consist of installing a total of 100 native shrubs (including
within the understory of the existing Oregon white oak canopy) and 10 additional Oregon white
oak trees within a +/-4,838 square foot area adjacent to Jewett Creek. The proposed
enhancement area exceeds the minimum 1:1 ratio required in 18.10.219 of WSMC. The riparian
buffer area will be fully vegetated with native vegetation and not contain lawn or other mowed
or paved areas.

The planting area will provide an increase in habitat functions and values over the existing
“degraded” habitat. The existing condition of the enhancement area consists of a canopy of
some Oregon white oak trees, but the understory generally lacks woody vegetation and
structural diversity. A detailed planting plan includes a list of species and quantities to be
installed and specific planting instructions.

The riparian area enhancement area will be protected from future development through
designation within a Native growth protection easement (NGPE), in accordance with Section
18.10.214 of WSMC.As a Condition of Approval, the applicant and/or developer shall implement
the habitat study/HMP, including performance standards, maintenance and monitoring plan,
and contingency plan, as detailed in the O’Donnell Property Critical Areas Habitat Study and
Habitat Management Plan, dated May 25, 2021.

WSMC 18.10.221 - Mitigation plans
C. At a minimum, the following components shall be included in a complete mitigation plan:

1. 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.

2. Environmental Goals and Objectives. The mitigation plan shall include a written report
identifying environmental goals and objectives of the compensation proposed and
including:
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a. A description of the anticipated impacts to the critical areas, the mitigating actions
proposed, 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 best available 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 [Section 18.10.222,] 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.

Response: A habitat study/HMP was submitted with the application package to account for the
encroachment into the riparian buffer. The habitat study/HMP describes existing conditions and
critical areas on site, as well as performance standards, maintenance and monitoring plans, and
a contingency plan (see below). The addendum describes impacts to critical areas, proposed
buffer enhancement to offset these impacts, and planting specifications for the buffer
enhancements. The report was composed by a qualified senior scientist and natural resource
specialist from AKS. Staff finds that replanting impacted riparian buffers is a common
compensatory mitigation method widely used and supported by best available science. No
construction is proposed at this time; therefore, no detailed construction plans are included in
mitigation plan.

As a Condition of Approval, a detailed construction plan prior to building permit approval shall
incorporate the mitigation and planting specifications outlined in the addendum to the habitat
study/HMP, dated May 25, 2021.

The following performance standards, monitoring and maintenance plan, and contingency plan
are proposed in the habitat study/HMP:

Performance Standards
Enhancement plantings should achieve survival of 90 percent in Year 1 (following the first growing
season) and at least 80 percent survival in Years 2 through 5.

Maintenance and Monitoring Plan
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Plantings will be maintained and monitored for a minimum of five growing seasons following plant
installation. The enhancement area is to be monitored annually by the Applicant between June 1 and
September 30 in Years 1, 2, 3, and 5. Monitoring will consist of a count of live and deceased plantings at
select plot locations, observations of wildlife use of the enhancement area, maintenance needs, and
representative photographs taken across enhancement areas to document mitigation compliance
(Section 18.10.222 of WSMC).

Annual reporting should be conducted by the Applicant and should include a brief memorandum with
photographs of the planting area and a discussion of the number of living plants, maintenance actions
(irrigation, invasive plant control), and corrective actions (replanting, mulching) that occurred during the
monitoring year. Success will be achieved when monitoring results indicate that performance standards
are being met at the end of the five year monitoring period. Monitoring reports will be submitted to the
City by November 1 following the growing seasons of Years 1, 2, 3, and 5.

Routine maintenance of the site is necessary to ensure the integrity and success of enhancement
plantings. If mortality occurs, the factor likely to have caused mortality of the plantings is to be
determined and corrected if possible. Any dead plants shall be replaced and other corrective measures,
such as species substitutions, mulching or irrigation, should be implemented as needed.

Contingency Plan

The Applicant will be the responsible party for the implementation of management activities during the
monitoring period, including any corrective measures taken when monitoring indicates project
performance standards are not being met. Specific maintenance and management activities will be
identified based on the results of each annual monitoring visit. Contingency measures may include

additional or substitute plantings, irrigation, browse protection, or other measures developed to ensure
success of the mitigation project.

The standards of this section are met.

WSMC 18.10.222 - 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 [...]

Response: The applicant is proposing to count live and deceased plantings at select plot
locations, observe wildlife use of the enhancement area, maintenance needs, and
representative photograph taking across enhancement areas to document mitigation
compliance. Plantings will be maintained and monitored for a minimum of five growing seasons
following plant installation. The enhancement area is to be monitored annually by the applicant.
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WSMC 18.10.223 - Contingencies/adaptive management

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.

Response: As mentioned, the applicant has a contingency plan for plantings and a condition has
been made that requires the applicant/developer to follow that plan.

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

WSMC 18.10.224 - 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 habitat management plan, prepared by a qualified biologist in consultation with WDFW,
shall address the following mitigation measures:

1. Reduction or limitation of development activities within the critical area and buffers;

2. 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;

3. Seasonal restrictions on construction activities on the subject property;

4. 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;

5. Establishment of expanded buffers around the critical area;
6. Limitation of access to the critical area and buffer; and
7. The creation or restoration of habitat area for listed species.

Response: A habitat study/HMP and addendum were submitted with the application package to
account for the encroachment into the riparian buffer

WSMC 18.10.300 - FISH AND WILDLIFE HABITAT CONSERVATION AREAS.
18.10.311 - Designation.

A. For purposes of these regulations fish and wildlife conservation areas are those habitat areas
that meet any of the following criteria:

1. Documented presence of species listed by the federal government or the state of
Washington as endangered, threatened, and sensitive species; or
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2. Sites containing and located within three hundred feet of habitat for priority habitat
species as listed and mapped by WDFW including: [...]

3. Priority habitats mapped by WDFW including: [...]

4. All streams which meet the criteria for streams set forth in WAC 222-16-030 and based
on the interim water typing system in WAC 222-16-031.

5. Heritage tree sites.

B. All areas within the city 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, changes, and
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 be limited to a
need to know basis for individual project proposals, due to the sensitivity of the information in
the maps.

Response: According to the WDFW PHS mapping tool, the California Mountain Kingsnake,
Mule/Black-Tailed Deer, and Northern Spotted Owl, all priority species, may exist on site. A
senior scientist with AKS conducted a site visit on May 14, 2021, and determined that none of
these species were present due to limited habitat conditions.

Jewett Creek is located east of the site, at the bottom of a steep sided ravine. Jewett Creek is a
fish-bearing (Type F) water, which requires a standard 200-foot riparian buffer per WSMC
18.10.312.

18.10.312 - Buffers.
A. Riparian Habitat.

1. Inventoried creeks in White Salmon city limits and urban growth boundary include White
Salmon River, Columbia River, Jewett Creek, and Dry Creek. The following buffers are the
minimum requirements for streams. All buffers shall be measured from the ordinary high water
mark (OHWM).

Response: As mentioned, Jewett Creek is a Type F water, requiring a buffer width of 200 feet.
The applicant is requesting a reduction of the 200-foot standard buffer on the north and south
lots and a variance to impact the reduced 150-foot buffer as discussed in relevant sections of
this staff report.

18.10.313 - General performance standards.

The requirements provided in this subsection supplement those identified in Section 18.10.200
General Provisions. All new structures and land alterations shall be prohibited from habitat
conservation areas, except in accordance with this chapter. Additional standards follow:

A. No development shall be allowed within a habitat conservation area or any associated buffer
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 through the application of protection measures in
accordance with a critical areas report prepared by a qualified professional and approved by the
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city or its agent. WDFW should be consulted to provide a technical review and an advisory role in
defining the scope of the habitat study.

Response: Development is proposed encroaching in a riparian buffer. According to the habitat
study/HMP, two anadromous fish species are documented as occurring in Jewett Creek. The
portion of the creek adjacent to the project site is mapped as providing Coho salmon spawning
and rearing, as well as Steelhead trout spawning, and rearing habitat during both winter and
summer seasons; both species are federally and state protected species. Oregon white oak trees
are present along the top of the ravine in the riparian buffer. The applicant is applying for a
reasonable use variance for encroaching into the buffer and proposing to enhance undeveloped
buffer area to offset the encroachment. As highlighted in the habitat study/HMP, riparian
habitat functions on site are mostly limited due to the steep ravine separating Jewett Creek and
the site. Oregon white oak trees along with their driplines will be protected on site

C. Habitat Study. Development proposals or alterations adjacent to and within three hundred
feet of a fish and wildlife habitat conservation area shall prepare, and submit, as part of its
critical areas study, a habitat study which identifies which, if any, listed species are using that
fish and wildlife habitat conservation area. If one or more listed species are using the fish and
wildlife habitat conservation area, the following additional requirements shall apply:

3. The two hundred-foot buffer from "S" and "F" type streams may be adjusted down to one
hundred fifty feet in specific instances with no additional review and with the concurrence
of WDFW. Further modification or adjustment of buffer widths when a narrower buffer is
sufficient to protect specific stream functions and values in a specific location may be
achieved in consultation with WDFW subject to additional review of critical areas report
and habitat study.

Response: The habitat study/HMP concluded that some of listed species identified on site by
the WDFW PHS mapping tool do not actually exist on site due to poor existing habitat qualities
and the steep ravine separating the site and Jewett Creek to the east. Oregon white oaks do
exist on site and Coho salmon and Steelhead trout utilize Jewett Creek for spawning and rearing.
The applicant is proposing to decrease the buffer down to 30 feet maximum to reasonably
accommodate a future home on the lot. Staff recommends approval of this buffer reduction due
to the poor habitat qualities of the site and the ability to place a dwelling on the lot without
encroaching into a buffer area.

4. 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.

Response: All of the application materials were sent to the Washington Department of Fish and
Wildlife (WDFW) for their review and comments.

D. 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.

Response: Only native plantings are proposed, as outlined in the the habitat study/HMP. A
condition of this report is requiring adherence to this native planting plan.
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F. The city or its agent shall condition approval of 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.

Response: Conditions of approval are outlined throughout this report and summarized at the
end, including required bonds of performance security.

18.10.314 - Special provisions—Streams.

The requirements provided in this section supplement those identified in Section 18.10.200
General Provisions.

A. Type S and F Streams. Activities and uses shall be prohibited in Type S and F streams except as
provided for in Sections [18.10.100] Administration, and the allowable activities and uses listed
below [...]

3. Utilities. The criteria for alignment, construction, and maintenance within the wetland buffers
shall apply to utility corridors within stream buffers. In addition, corridors shall not be aligned
parallel with any stream channel unless the corridor is outside the buffer, and crossings shall be
minimized. Installation shall be accomplished by boring beneath the scour depth and hyporheic
zone of the water body where feasible. Crossings shall be contained within the existing footprint
of an existing road or utility crossing where possible. Otherwise, crossings shall be at an angle
greater than sixty degrees to the centerline of the channel. The criteria for stream crossing shall
also apply.

4. Stormwater facilities provided that they are located in the outer twenty-five percent of the
buffer and are located in the buffer only when no practicable alternative exists outside buffer.
Stormwater facilities should be planted with native plantings where feasible to provide habitat,
and/or less intrusive facilities should be used. Detention/retention ponds should not be located in
the buffer.

Response: The applicant is proposing a utilities and access from Jewett Boulevard and Pole
Creek Road. Therefore staff finds this standard is met. No stormwater facilities are proposed at
this time.

As a Condition of Approval, utilities shall not be located outside of the proposed developable
areas for each proposed lot.

As a Condition of Approval, with the exception of tightline drainage over the slope, stormwater
facilities shall only be allowed in the buildable areas and utility easement as designated on the
“Buildable Area Plan Heritage Tree Protection Plan” submitted with the habitat study/HMP
addendum.

18.10.316 - Native growth protection easement/critical area tract.

A. An NGPE as defined in Section 18.10.200 General Provisions shall be designated for Type S and
F streams when located within one-quarter mile of a stream with salmonids, unless the city or its
agent has waived the NGPE requirements (see below), or where the alteration section expressly
exempts Type N streams, when beyond one-quarter mile of a stream with salmonids, from an
NGPE. Where a stream or its buffer has been altered on the site prior to approval of the
development proposal as a result of the development proposal, the area altered shall be restored
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using native plants and materials. The restoration work shall be done pursuant to an approved
mitigation plan.

Response: According to the habitat study/HMP, a portion of the creek adjacent to the project
site is mapped as potentially providing Coho salmon and Steelhead trout spawning and rearing.
Staff is requiring the applicant to place stream buffers on site in NGPEs.

18.10.317 - Special Provisions — Heritage Trees

A. The requirements provided in this section supplement those identified in Section 18.10.200
General Provisions. 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.

B. Heritage trees include:
1. Oregon White Oaks with a trunk diameter larger than fourteen inches,

Response: The applicant has identified various Oregon White Oaks on site with trunk diameters
larger than 14-inches (see habitat study/HMP addendum, Exhibit B); classified as heritage trees
under this code section. Per the heritage tree protection plan outlined in the addendum, each
heritage tree has a protection area delineated and all proposed developable areas are outside
of these protection areas, as well as the driplines.

E. Maintenance and preservation of heritage trees is required.

1. 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:

a. Avoidance of grading, excavation, demolition or construction activity within the heritage
tree protection area where possible. The city shall consider special variances to allow
location of structures outside the building setback line of a heritage tree whenever it is
reasonable to approve such variance to yard requirements or other set back requirements.

b. 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
Section 18.10.200, General Provisions.

Response: According to the submitted HMP, all heritage trees will be preserved and their
protection areas will be outside of the proposed developable areas. All heritage trees on site are
outside the required 15-foot building setback.

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

2. 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
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fencing and protective techniques to minimize impacts associated with grading, excavation,
demolition and construction. The city may impose conditions on any permit to assure compliance
with this section. (Note: Some provisions in section 18.10.200, such as 18.10.211 Buffers,
18.10.214 Native growth protection easement, 18.10.215 Critical areas tracts, and 18.10.216
Marking and/or fencing requirements; may not be applicable to protection areas for heritage
trees.)

Response: The applicant has been conditioned to provide protective fencing around the outer
edge of the heritage tree protection area prior to commencement of any permitted
development activities.

3. Building set back lines stipulated by subsection 18.10.212 shall be measured from the outer
line of the tree protection area for heritage trees.

Response: WSMC 18.10.212 requires 15-foot building setback lines from the edge of a buffer (in
this case tree protection area). As shown on the heritage tree protection plan, all proposed
developable areas are set back 15-feet from the heritage tree’s protection area. This standard is
met.

4. 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.

Response: No work is proposed within the heritage tree protection areas. The applicant has
been conditioned to complete a critical areas report and tree protection plan if any work does
occur within a tree protection area.

5. In lieu of the NGPE required in subsection 18.10.214, 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: [...]

Response: Most of the heritage trees on site are contained within the riparian buffer, protected
by a NGPE. As such, the applicant has been conditioned to extend the NGPE on site to include
any heritage tree protection areas that aren’t already protected with a NGPE, rather than have
two types of easements on the lots.

18.10.318 - Critical areas report.

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. WDFW wiill
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 Section 18.10.200 General Provisions, critical area reports
for wildlife habitat areas shall include the following additional information:

a. An assessment of habitats including the following site and proposal related information;
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b. 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;

¢. A discussion of any federal, state, or local species management recommendations,
including the state department of fish and wildlife habitat management recommendations,
that have been developed for species or habitat located on or adjacent to the project area.

B. A critical areas report for streams shall include the following information:
1. On the site map:
a. The location of the ordinary high water mark;

b. The toe of any slope twenty-five percent or greater within twenty-five feet of the
ordinary high water mark;

¢. The location of any proposed or existing stream crossing;
2. 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 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.

Response: A critical areas habitat study/HMP was established for the project, along with an
addendum studying Oak tree locations and protection areas on site. The study included an
assessment of the existing habitat and suitability for different species that were identified as
possibly existing on site from the WDFW PHS mapping tool. Due to the lack of existing habitat
features on site and the steep slopes of the ravine separating the site and Jewett Creek, it was
concluded that the site was not suitable for these identified species. Soil types, the
characterization of the existing vegetation and habitat functions, and the ordinary high water
mark (OHWM) are provided. No stream crossings or stream alterations are proposed.

Staff finds the submitted critical areas habitat study/HMP and addendum sufficient for
reviewing fish and wildlife habitat conservation areas on site.

WSMC 18.10.400 - GEOLOGICALLY HAZARDOUS AREAS.
18.10.411 - Designation.

Geologically hazardous areas include areas susceptible to erosion, sliding, earthquake, or other
geological events. They pose a threat to the health and safety of citizens when incompatible
development is sited in areas of significant hazard. Such incompatible development may not only
place itself at risk, but may also increase the hazard to surrounding development and uses. Areas
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susceptible to one or more of the following types of hazards shall be designated as geologically
hazardous areas:

A. Erosion hazard. Erosion hazard areas are at least those areas identified by the U.S.
Department of Agriculture's Natural Resources Conservation Service (NRCS) as having "severe"
or "very severe" rill and inter-rill erosion hazard.

B. Landslide hazard (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.

C. Seismic hazard. 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 by:

1. The magnitude of an earthquake;

2. The distance from the source of an earthquake;

3. The type and thickness of geologic materials at the surface;
4. The type of subsurface geological structure.

D. Other geological events including, mass wasting, debris flows, rock falls, and differential
settlement.

Response: A majority of the buildable site is located on slopes less than 15 percent. The outer
northern and southern portions of the parcel are located in the 15 to 40 percent slope range
and greater than 40 percent range. White Salmon considers steep slopes as landslide hazards.
No other geologic hazard exists on site.

18.10.412 - Prohibited development and activities.

A. On-site sewage disposal systems, including drain fields, shall be prohibited within erosion and
landslide hazard areas and associated buffers.

B. Pipelines containing hazardous substances (i.e., petroleum) are prohibited in geologically
hazardous areas.

C. Slopes between fifteen and forty percent are generally considered buildable, however, the city
or its agent may require an applicant to provide substantial evidence that a slope between
fifteen and forty 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 percent or greater are considered unbuildable and development is
not allowed.

Response: No on-site sewage, drain fields, or pipelines containing hazardous substances are
proposed. No developable areas or building footprints are shown on the slope maps provided in
the geotechnical report.

18.10.413 - 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
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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:

1. The city determines no other feasible alternative route or location exists.

2. Will not increase the threat of the geological hazard to or need for buffers on adjacent
properties beyond pre-development conditions;

3. Will not adversely impact other critical areas;

4. 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

5. Are certified as safe as designed and under anticipated conditions by a qualified
geotechnical engineer or geologist, licensed in the state of Washington.

Response: Steep slopes exist on site, which require a minimum buffer equal to the height of the
slope, or 50 feet, whichever is greater (WSMC 18.10.414.B). The applicant is proposing to reduce
the buffer to ten feet, allowed per WSMC 18.10.414.C., when a qualified professional
demonstrates that the reduction will adequately protect the proposed development, adjacent
development, and the critical area. The geotechnical report states that the minimum buffer can
be reduced to ten feet from the top of slope and still protect slopes along the bluff and that
additional geotechnical study may apply for building in the ten foot buffer area, if desired. Staff
recommends allowing the reduced slope buffer.

The geotechnical report concluded that the site is suitable for buildings with little additional risk
of landslides or erosions and that there will be little additional risk to the safeguard of life, limb,
health, property, or public welfare provided that the outlined geotechnical recommendations
are implemented (see the design standards (WSMC 18.10.415) below.

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

18.10.414 - Special provisions—Erosion and landslide 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 feet,
whichever is greater.

C. Buffer reduction. The buffer may be reduced to a minimum of ten 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.
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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/qr buffer may only occur
for activities for which a geotechnical analysis is submitted and certifies that:

1. The development will not increase surface water discharge or sedimentation to adjacent
properties beyond the pre-development condition;

2. The development will not decrease slope stability on adjacent properties; and
3. Such alteration will not adversely impact other critical areas.

Response: As previously stated, the applicant is proposing a reduction of the required steep
slope buffer to ten feet. A condition is included if the applicant is building in the slope buffer to
update their geotechnical analysis to address the alterations to buffer standards listed above
and the design standards of WSMC 18.10.415.

18.10.415 - 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 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.

Response: The applicant is proposing to develop outside of landslide hazard areas and buffers.
Conditions have been included if development is proposed in landslide hazard areas or buffer to
comply with the design standards listed above. In addition, the geotechnical report has
geotechnical recommendations for safe building development on site, including drainage
practices, stormwater setbacks, site clearing, optimal weather conditions for building, and
erosion control techniques.

18.10.416 - Native growth protection easement/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, in accordance with Section 18.10.200 General Provisions, shall be
designated as native growth protection easements (NGPE) and critical area tracts as applicable.
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Response: A previous condition of approval requires that all landslide hazard areas and the
slope buffers on site are placed into NGPEs.

18.10.417 - Critical areas report.

A. When required, 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.

B. In addition to the requirements of Section 18.10.200 General Provisions, critical area reports
are required for geologically hazardous areas shall include the following additional information:

1. On the site map:

2. All geologically hazardous areas within or adjacent to the project area or that have potential
to be affected by the proposal;

3. The top and toe of slope (Note: these should be located and flagged in the field subject to city
staff review);

4. In the report:
a. A geological description of the site;

b. A discussion of any evidence of existing or historic instability, significant erosion or
seepage on the slope;

c. A discussion of the depth of weathered or loosened soil on the site and the nature of the
weathered and underlying basement soils;

d. An estimate of load capacity, including surface and ground water conditions, public and
private sewage disposal system, fill and excavations, and all structural development;

e. Recommendations for building limitations, structural foundations, and an estimate of
foundation settlement;

f. A complete discussion of the potential impacts of seismic activity on the site;

g. Recommendations for management of stormwater for any development above the top of
slope;

h. 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

i. 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.

Response: A geotechnical report was submitted for the subject site, compiled by a licensed
engineer in the state of Washington. The geotechnical report includes all sloped areas less than
15 percent, between 15 and 40 percent, and greater than 40 percent on site and the top and of
the slope. A geologic description of the site and soil qualities are included. According to the
City’s critical areas maps, the site has a no seismic hazards (NEHRP seismic class of “B”; no
liquefaction susceptibility due to bedrock).

As a Condition of Approval, prior to the commencement of any approved building activities, the
top of slope shall be flagged and inspected by City staff or a City agent for review and approval.
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As a Condition of Approval, prior to building permit approval, the applicant shall provide
additional information about the load capacity of the site and how the site can accommodate
the proposed uses and specific recommendations and best management practices for

constructing single-family homes and associated uses on the site in relation to the load capacity.

I. CONCLUSIONS AND RECOMMENDATIONS

Staff finds the applicant has sustained the burden of proving the application complies with the
applicable provisions of the White Salmon Critical Areas Ordinance (WSMC 18.10). The subject
application should be Approved, subject to the follow conditions. The conditions below
summarize all of the conditions that have been listed throughout the document:

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

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

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

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

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

6. All undeveloped riparian and steep slope buffers, as well as landslide hazard
areas and heritage tree protection areas on site shall be designated as native growth protection
easements (NGPE) and recorded on the deed for the property. The NGPE shall state the
presence of the critical area and buffer on the properties, the application of the White Salmon
Critical Areas Ordinance to the properties, and the fact that limitations on actions in or affecting
the critical area or buffer exist. The NGPE shall “run with the land.” Other than the riparian
buffer enhancement actions proposed by the applicant in the habitat study/HMP addendum, no
other alterations including grading, vegetation clearing, planting of lawns or gardens, or other
yard improvements may occur within the NGPE unless another critical areas permit is approved.
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7. Temporary fencing shall be placed along the outer perimeter of the riparian
buffer, landslide hazard area, steep slope buffer, the disturbed buffer area, and the heritage
tree protection area prior to commencement of any permitted development activities.
Inspection by the City or its agent shall occur prior to commencement of any permitted
development activities. Fencing shall remain throughout construction and shall not be removed
until directed by the city or its agent.

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

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

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

11. Utilities shall not be located outside of the proposed developable area for the
lot.
12. With the exception of tightline drainage over the slope, stormwater facilities

shall only be allowed in the buildable areas of the lot.

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

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

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

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

Suggested Motion

Based upon the applicant materials and findings of fact as outlined in the staff report dated February 9,
2022, | hereby approve the request for a variance to the required critical area riparian buffer, a
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reduction from 50 feet to 10 feet for the required minimum geohazard offset, and an encroachment
into the required 15’ building setback line in the dimensions shown on the attached site plan, for Parcel
03113012001400, subject to the following conditions of approval:

1.

o6

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

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

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

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

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

All undeveloped riparian and steep slope buffers, as well as landslide hazard
areas and heritage tree protection areas on site shall be designated as native
growth protection easements (NGPE) and recorded on the deed for the
property. The NGPE shall state the presence of the critical area and buffer on
the properties, the application of the White Salmon Critical Areas Ordinance to
the properties, and the fact that limitations on actions in or affecting the critical
area or buffer exist. The NGPE shall “run with the land.” Other than the riparian
buffer enhancement actions proposed by the applicant in the habitat
study/HMP addendum, no other alterations including grading, vegetation
clearing, planting of lawns or gardens, or other yard improvements may occur
within the NGPE unless another critical areas permit is approved.
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7. Temporary fencing shall be placed along the outer perimeter of the riparian
buffer, landslide hazard area, steep slope buffer, the disturbed buffer area, and
the heritage tree protection area prior to commencement of any permitted
development activities. Inspection by the City or its agent shall occur prior to
commencement of any permitted development activities. Fencing shall remain
throughout construction and shall not be removed until directed by the city or
its agent.

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

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

10

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

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

lot.

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

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

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

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

approval.

16

Prior to building permit approval, the applicant shall provide additional
information about the load capacity of the site and how the site can
accommodate the proposed uses and specific recommendations and best
management practices for constructing a single family home or duplex and
associated uses on the site in relation to the load capacity.
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Prior to site disturbance including vegetation removal, the applicant shall post
a performance bond or other security measure to the City for completion of any
work and mitigation (including long-term monitoring, maintenance, and
performance standards) required to comply with this code and any conditions of
this report at the time of construction. The bond or security shall be in the
amount of 125 percent of the estimated cost of implementing the riparian
habitat management plan and mitigation plantings specified in the AKS Critical
Areas Study and Habitat Management Plan addendum memo. The bond shall be
in the form of an irrevocable letter of credit.

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

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

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

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

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

Temporary fencing shall be placed along the outer perimeter of the riparian
buffer, landslide hazard area, steep slope buffer, the disturbed buffer area, and
the heritage tree protection area prior to commencement of any permitted
development activities. Inspection by the City or its agent shall occur prior to
commencement of any permitted development activities. Fencing shall remain
throughout construction and shall not be removed until directed by the city or
its agent.
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10.

11

12,

13,

14.

15.

16.

17.

C C

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

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

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

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

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

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

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

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

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

At the time of building permit submittal, the applicant has to either tie into
the stormwater system or, if it’s not adequate, the developer must retain all
stormwater onsite.
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Moved by Seth Gilchrist. Seconded by Tom Stevenson.

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

amended.

CARRIED 5-0.

Morneault - Aye, Henry — Aye, Stevenson - Aye, Gilchrist — Aye, Hohensee - Aye.

Conditions as adopted:

1.

60

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

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

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

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

If a violation occurs, the City or its agent shall have the power to order
complete restoration of the critical area by the party responsible for the
violation. If said responsible party does not complete the restoration within a
reasonable time following the order, as established by the City, the City or its
agent shall restore the affected critical area to the prior condition and the party
responsible shall be indebted to the City for the cost of restoration.
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6.

10.

11.

12,

13.

C C

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

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

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

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

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

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

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

No grading, excavation, demolition or construction activity shall occur within
the heritage tree protection area. If any grading, excavation, demolition, or
construction activity is proposed within any heritage tree protection area, a tree
protection plan shall be prepared in accordance with the applicable guidelines
for a critical areas report and habitat management plan per Section 18.10.200
and a critical areas permit shall be obtained, prior to the issuance of any permit
for grading or construction in the protection area.
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14.

15.

16.

17.

C C

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

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

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

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

VARIANCE APPLICATION INSTRUCTION

A variance is a method by which property owners are granted modifications to the strict application of the
specific provision of Chapter 17.80.058 of the White Salmon Municipal Code due to a hardship beyqnd tlTe
control of the applicant. Variances do not permit property to be used in a manner other than that provided in
fhe codes. This process is intended to review situations where uniform zoning application would unduly
burden oneé property more than other properties in the area.

Please complete all portions of the attached application. You may provide any additional information you
desire to support your application, i.e.: pictures, maps, letters etc. Your application will be reviewed by City
Staff and upon completion, notice of the public hearing on the variance application will be advertised in “The
Enterprise” and mailed to adjacent land owners. The public hearing will be scheduled with the Planning
Commission within three to five weeks after submittal of the completed application.

The following is a list of the information to be submitted for a variance application:

Application form

Impact Fee - $750.00 plus twice the actual cost of postage per letter of notification.
Environmental Review Fee - $400 00, if applicable.

Area sketch — Show location of property and contiguous properties.

Plot Plan — Shows location on property including adjacent driveways, buildings, and easemerits.
Dimensjons of all improvements to property lines.

Radius Search — A list of names and mailing addtesses of all adjacent property owners that abut
the subject property of the variance location.
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vas: . 2. 2621

Physical Address: [ ovuned of Pe‘e K,‘,(? tao \{'.:r eet
Applicant: ’-j: L‘\ 0'06\*”‘"/{(

Representative for Applicant:
Telephone: Se3%- '702‘0/5‘2"'/
Miiling Address: IS2Y Shervaa ‘/'/°°°0 QNQJ 970'3,
Email: LA @ T kocap Sl e cun

100 Main Street PO Box 2139 White Salmon, Washington 98672

Telephone: (S09) 493-1133 Web Site: white-salmon.net 100
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VARIANCE APPLICATION

To the White Salmon Planning Commission.,.

Describe the Modification of the terms of the White Salmon Zoning Ordnance requested: _° 27““) A 2

a aeasw.vl(m e \}o.)uau.ce, ‘LO “lla..) \(\es ~ Moopo\,‘,‘ 5‘,..,,_L [wj
/)ome ML

Jipeviam S fer 4/011 g_j-t&./e-('/ [:)fcé’
L£ 7/

Purpose of the variance: 40 a”o..a vfc.} ‘(‘Cw. C..Is.é’t‘) a’( -~ @F}y,é fam;/é éo-«t

Complete legal description of property: pﬁ»)w/ # O?//_?OIZOO /Y00 /arc%-c/iq

-é[( I‘/'.n/[dlﬂé 7&.3'713.3 .l 4‘-{. NE qua..:-/e.) oJ J?CJ:M 30 7“0'.\1:.&9‘. N s
Worth Rasge U Bas, Urllooede 1e3s b fle €L G 0 A
Common discretion of the property:

Address of the property involved: SE [o1a0) A p’/‘ Tod 2ol Jewett

Zone in which property is located: D -2 -C b ‘7 les. e v—". i

Dimensions of the land: Oo/o/ §'Ze’pw/ -/.):.,..}/é /5?4/‘,7&2‘) /2 ?5($7#
Current Land Use of Site: j o-oe / woad

Current land use to the:
North:; ka \l\ - [o Mwe)clw/
South: De <, Jew“'} y(

Floor space of buildings:

Existing; , Np'

East: (e mte) c‘uv/

West: 993 .ole w‘/ o/

Additionat: M /A

Entire: _ —

64 File VAR-2022-002 Blackmon -




VARIANCE APPLICATION (CONTINUED)

5

How many cars may be parked off the street on these premises:

Other Parking Provisions, Describe:

Name of each owner of the property involved and mailing address:
0O Badak kkcl_(AJ‘ (o, PS8 LoJundis  Holilowslife WN1oe

© Revry (o LLe Poo. Bex 933 Wk Sohop Ll 98¢F2
B (-] Tk Tiuwsdee Ro Box 215 Whde Sifur. WA 28072

B thwek  thrnsha Eauge / stre /403 NE 241 Viwcowod Wik 78585
© Lol Ryl 151 0ld ey L,(c WA L4235

G G aalle. Blate Po B2 1 \.)L-le. Ciliwes. Wik TR

What are the exceptions or extraordinary circumstances which lead to applicant to believe this is entitled to a
variance?

LJ{—L. J!‘ ‘H:L \JaNaw.ce T o diiadde o Eullel L
nouwc& Hoe L bo e enly 20005 acell jetmovedd =
J /qsw/»/«/ gu,,L iede —H»wl Gt B €6 Kok, Skcg 7114.
Hew Fh /Bé’//f- e»//v/fo»ueom B, aJEd e (JeJJ il
(Uu-v-»QwQ (w.d»/(. Ut“ﬂww (P/(; ay Co. J.\w[ /ﬁuol J/o (“ /cﬂ

T J 0.4.-/ .//e, -]«L., oden, Pq ;;k pgo/SoSeo—p AJ M Wau-d.[hj-’(){a.u\ /4/3’0
No . (uv\fla—c-[s +e T‘-UJC‘I-" [\)ee((' Wt\// O(C'“-J\

The applicant(s) hereby certifies that all the above statements and the statements in any exhi
y exhibit and plot plans
transmitted herewith are true; and the applicant(s) acknowledge that any permit issued on such statements are

false.
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BEND, OR KEIZER, OR TUALATIN, OR VANCOUVER, WA
3052 NW Merchant Way, Suite 100 4300 Cherry Avenue NE 12965 SW Herman Road, Suite 100 9600 NE 126th Avenue, Suite 2520
Bend, OR 97703 Keizer, OR 97303 Tualatin, OR 97062 Vancouver, WA 98682
(541) 317-8429 (503) 400-6028 (503) 563-6151 (360) 882-0419
ENGINEERING & FORESTRY

www.aks-eng.com

O’Donnell Property
Critical Areas Habitat Study and Habitat Management Plan
Date: 5/25/2021
To: City of White Salmon Planning Department
From: Stacey Reed, PWS, Senior Wetland Scientist
Project: O’Donnell Property Critical Areas Study
Subject: Habitat Study and Habitat Management Plan /

Request for Type IV Reasonable Use Variance
Site Location: Pole Yard Road and Jewett Avenue, White Salmon, Klickitat County, Washington
Parcel No. 031130120001400 (0.29 acres in size)

Introduction

AKS Engineering & Forestry, LLC (AKS) was contracted by Mr. John O’Donnell (Applicant/Property Owner) to prepare a
Critical Areas Habitat Study and Habitat Management Plan to support development of a duplex on the property
located at the southeast intersect of Pole Yard Road and Jewett Avenue in White Salmon, Klickitat County,
Washington (Parcel 031130120001400; Figures 1 and 2 of Attachment 1).

Jewett Creek, a fish-bearing (Type F) stream flows southerly at the bottom of a steep sided ravine immediately off-site
to the east. Per City of White Salmon Municipal Code (WSMC), Type F streams require a standard 200-foot wide fish
and wildlife habitat conservation area (ie priority riparian buffer), which extends through the entire site. Per WSMC
Chapter 18.10.313.C.3, the 200-foot wide riparian buffer can be reduced up to 150 feet in width, with Washington
State Department of Fish and Wildlife (WDFW) concurrence. However, the entire 150 foot reduced buffer still
encumbers the entire site, making avoidance with a reduced buffer not feasible. Therefore, the applicant is requesting
a reasonable use variance (WSMC 18.10.125.C) to allow for modest development within the riparian buffer associated
with Jewett Creek. On-site enhancement to remaining buffer is proposed to offset the development within the 150-
foot wide riparian buffer. No impacts to Jewett Creek will occur.

AKS has prepared the following Habitat Study and Habitat Management Plan in compliance with the City’s Chapter
18.10 Critical Areas Ordinance to ensure no net loss of riparian habitat functions and values will occur as a result
of the variance request or reduced buffer width.

Site Background

The study area is undeveloped, consisting of a field. Jewett Creek flows southerly at the bottom of steep ravine
immediately off-site to the north and east. Jewett Creek is a perennial fish-bearing tributary to the Columbia
River. The field above the ravine was dominated by nonnative grasses and forbs with scattered ornamental
shrubs related to a former single-family residence, which according to Google Earth historic aerial imagery, was
removed from the site sometime between 2006 and 2009.

The on-site west bank slope is dominated by scattered smaller diameter Oregon white oak (Quercus garryana),
cherry (Prunus species), and locust (Robinia species) trees with invasive Himalayan blackberry (Rubus
armeniacus), and morning-glory (Convolvulaceae species) mainly dominant in the understory, along with
scattered Oregon grape, and non-native weedy grasses and forbs. An old concrete retaining wall and rock are
also present along the west bank slope.
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According to the Natural Resource Conservation Service (NRCS) soil survey and hydric soil list for Klickitat County

Washington area, the entire study area is mapped as non-hydric Hood loam, 30% to 65% slopes (Figure 3, Attachment
1).

According to the United States Fish and Wildlife Service (USFWS) National Wetland Inventory (NWI) mapping Jewett
Creek is mapped immediately off-site, extending slightly into the southeast corner of the site (Figure 4, Attachment 1).

According to WDFW'’s Priority Habitat and Species (PHS) mapping (Figure 5, Attachment 1), oak/pine mixed forest,
California mountain kingsnake (Lampropeltis zonata), mule and black-tailed deer (Odocoileus hemionus), and northern
spotted owl (Strix occidentalis) priority habitats and species potential occurrences are mapped extending on to the site.

Site Analysis

Methods

Stacey Reed, PWS (Senior Wetland Scientist) conducted a site visit on May 14, 2021 to assess the condition of the on-
site riparian buffer and determine if any of the PHS habitat or species and other critical area resources (wetlands or
waters) were present on the site. Representative site photographs are included in Attachment 2.

Results

Priority Habitats and Species

Oregon White Oak Woodland

Oregon white oak woodlands and oak/conifer associations are considered a priority habitat by WDFW if the oak
canopy coverage within a stand of trees is greater than or equal to 25 percent. The site does not contain a large stand
of oaks, but contains small clusters of oak trees in the eastern portion of the site, within the sloped area adjacent to
Jewett Creek. There was no evidence of Western gray squirrel nesting or occupancy within the on-site oaks. The
dripline for Oregon white oaks trees within the closest proximity to the proposed development were surveyed by Bell
Design Company, as shown on the attached site plan.

California Mountain King Snake

The California mountain kingsnake requires moist, riparian habitats. These snakes are typically found under rocks and
rotting logs near the stream corridor. This habitat may be present along the eastern site boundary, adjacent to Jewett
Creek. No evidence of this species was observed during our May 2021 site visit. There was no woody debris or downed
wood on the site. There were no talus slopes or rock outcrops. This species may occur off-site adjacent to Jewett
Creek, but is not likely to occur on the project site.

Northern Spotted Owl

The northern spotted owl requires mature and old-growth coniferous forests with structural complexity for nesting,
roosting, and foraging. Northern spotted owls have a limited diet to species associated with late-successional forests,
including flying squirrels (Glaucomys sabrinus) and red tree voles (Arborimus longicaudus). Suitable habitat for
northern spotted owl is not present on the site.

Riparian Habitat

No hydrophytic vegetation or landforms likely to sustain water to develop wetland conditions were not observed on or
immediately adjacent (within 200 feet) to the site. Jewett Creek is present at the bottom of the ravine. Topography on
the site, including the centerline of Jewett Creek was professionally land surveyed by Bell Design Group. The
approximate off-site ordinary high water mark (OHWM) for the portions of Jewett Creek was mapped by AKS at the
toe of the ravine (as shown on attached Figures 6 and 7, Attachment 1). Generally, Jewett Creek is located
immediately off-site, existing to the south under Jewett Avenue through a concrete drain tunnel.

According to StreamNet.org (a database maintained by ODFW and WDFW), two anadromous fish species are
documented as occurring in Jewett Creek. The portion of the creek adjacent to the project site is mapped as potentially

AKS 0’Donnell Property — White Salmon, Washington Page2
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providing Coho salmon (Oncorhyncnus kisutch) spawning and rearing, as well asg;elhead trout (Oncorhynchus mykiss)
spawning, and rearing habitat during both winter and summer seasons. According to WDFW PHS mapping, Jewett
Creek is mapped as having priority summer and winter Steelhead trout and coho, as well as rainbow trout
(Oncorhynchus mykiss).

Habitat within the on-site riparian buffer generally consists of a flat field dominated by non-native grasses and forbs
with a steeply sloped (>25% slope) ravine in the east. A few Oregon white oak trees are present along the sloped ravine
in the riparian buffer. The understory in the sloped area generally consisted of Himalayan blackberry and weedy
grasses/forbs, lacking structural diversity of native woody shrubs. The steepness of the ravine separating Jewett Creek
from the site provides a physical limitation of functions and values associated with Jewett Creek.

City of White Salmon Oregon White Oak Heritage Trees (Section 18.10.317 of WSMC)

The dripline for Oregon white oaks trees within the closest proximity to the proposed development were surveyed by
Bell Design Company, as shown on the attached site plan. The site plan avoids impacts (no construction activity) within
the Oregon white oak heritage trees (trunk larger than 14-inches) dripline (Figure 7); therefore, a variance for
development within the driplines is not necessary.

Project

The project consists of the development of a two-family duplex building. The building is located in the flatter existing
degraded portion of the site, with access from Jewett Avenue, utilizing the existing approach. Stormwater generated
from the project will connect to City storm system and will not discharge into Jewett Creek. The building and parking
will be located at least 10-feet from the top of slope (per allowed geotechnical report setback) and at least 30 feet from
the OHWM of Jewett Creek, at closest extent. The site plan has been designed to avoid development within the
driplines of Oregon white oak trees and will not require the removal of any trees.

Reasonable Use Variance Request

Per Section 18.10.125.C, the applicant requests a reasonable use variance, as the standards listed under Chapter 18.10
of the City’s code of ordinance, would deny the applicant reasonable use of the property. Below outlines how the
project meets the reasonable use variance criteria requirements listed under Section 18.10.125.D of WSMC. There are
no alternatives that avoid encroachment into the 150 foot reduced buffer. The project has been designed to minimize
encroachment as much as practicable, with development being located as far away from Jewett Creek as possible,
adjacent to Jewett Avenue and Pole Yard Road.

1. The variance shall not constitute a grant of special privilege inconsistent with the limitation on use of other
properties similarly affected by the code provision for which a variance is requested.

According to the City of White Salmon’s March 2016 zoning map, the property is zoned R-2 Two Family Residential.
The Applicant intends to develop one modest sized (+/-2,214 square foot total building footprint) two-family duplex to
support the demand for affordable housing within the City limits.

2. That such variance is necessary to provide reasonable use of the property, because all special circumstances
and/or conditions relating to the size, shape, topography, sensitive areas, location, or surroundings of the
property, to provide it with those relative rights and privileges permitted to other properties in the vicinity and
in the zone in which the subject property is located.

3. That the special conditions and/or circumstances area not self-created conditions or circumstances.

The parcel was created prior to the establishment of Chapter 18.10 of WSMC. The buffer restriction is not a self-
created condition or circumstance.

AK O’Donnell Property — White Salmon, Washington Page3
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4. That granting of the variance will not be materially detrimental to public welfare or injurious to the property,
neighborhood, or improvements in the vicinity in which property is situated.

The property on the opposite side of Jewett Creek (to the east) has a structure which are located less than 150 feet
from Jewett Creek (Parcel 03113077050100). The Klickitat PUD has impervious area (gravel, staging, etc.) immediately
above the top of slope to the north of the Applicant’s property. The majority of properties in the immediate vicinity
contain residential development and this project is not likely to be detrimental to the welfare of the neighborhood or
general public. Allowing a variance for this project would not constitute a grant of special privilege to the Applicant. A
residence was formerly present on this property. A habitat management buffer enhancement mitigation plan
consistent with Section 18.10.221 of WSMC is proposed to adequately mitigate for reduced buffer width. The habitat
mitigation plan includes enhancement of the remaining riparian buffer, including preservation of remaining habitat in a
conservation easement.

Therefore, the project is consistent with required variance criteria identified in WSMC 18.10.125.D to allow for
reasonable use of the property.

Riparian Habitat Impact Analysis

The project will not have an impact on the functions and values associated with Jewett Creek. No documented
occurrences of listed species are utilizing the on-site fish and wildlife habitat conservation area (ie riparian buffer).
Reasonable use of the site requires encroachment into the 150 foot riparian buffer. The existing condition of the
encroachment area can be described as being “degraded condition”, as it lacks tree canopy and consists of a grass field
dominated by non-native grasses and forbs, providing no functional benefit to Jewett Creek. No trees will be removed
for the project. The building will be located several feet higher in elevation than Jewett Creek, approximately 34 feet
from the OHWM at closest extent. The duplex building is not expected to have an adverse impact to functions and
values associated with Jewett Creek. This project includes enhancement to the buffer in between the building and
Jewett Creek by densely planting native trees and shrubs and adding fencing, which will be a significant improvement
over the existing functional opportunity currently afforded to Jewett Creek on the project site.

Riparian Habitat Enhancement Mitigation Plan

Enhancement to a portion of the remaining on-site degraded condition riparian buffer with native tree and shrub
plantings is proposed to offset the riparian buffer encroachment. Enhancement will consist of installing a total of 100
native shrubs (including within the understory of the existing Oregon white oak canopy) and 10 additional Oregon
white oak trees within a +/-4,838 square foot area adjacent to Jewett Creek. The riparian enhancement area is shown
on attached Figure 7. The proposed enhancement area exceeds the minimum 1:1 ratio required in 18.10.219 of

WSMC. The riparian buffer area will be fully vegetated with native vegetation and not contain lawn or other mowed or
paved areas.

The planting area will provide an increase in habitat functions and values over the existing “degraded” habitat. The
existing condition of the enhancement area consists does contain a canopy of some Oregon white oak trees, but the
understory generally lacks woody vegetation and structural diversity. A detailed planting plan, including a list of species
and quantities to be installed and specific planting instructions, is included in Attachment 3.

The riparian area enhancement area will be protected from future development through designation within a Native
growth protection easement (NGPE), in accordance with Section 18.10.214 of WSMC.

Performance Standards

Enhancement plantings should achieve survival of 90 percent in Year 1 (following the first growing season) and at least
80 percent survival in Years 2 through 5.

AK 0’Donnell Property — White Salmon, Washington Page4
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Maintenance and Monitoring Plan r

Plantings will be maintained and monitored for a minimum of five growing seasons following plant installation. The
enhancement area is to be monitored annually by the Applicant between June 1 and September 30 in Years 1, 2,
3, and 5. Monitoring will consist of a count of live and deceased plantings at select plot locations, observations of
wildlife use of the enhancement area, maintenance needs, and representative photographs taken across enhancement
areas to document mitigation compliance (Section 18.10.222 of WSMC).

Annual reporting should be conducted by the Applicant and should include a brief memorandum with
photographs of the planting area and a discussion of the number of living plants, maintenance actions
(irrigation, invasive plant control), and corrective actions (replanting, mulching) that occurred during the
monitoring year. Success will be achieved when monitoring results indicate that performance standards are being met
at the end of the five year monitoring period. Monitoring reports will be submitted to the City by November 1
following the growing seasons of Years 1, 2, 3, and 5.

Routine maintenance of the site is necessary to ensure the integrity and success of enhancement plantings. If
mortality occurs, the factor likely to have caused mortality of the plantings is to be determined and corrected if
possible. Any dead plants shall be replaced and other corrective measures, such as species substitutions,
mulching or irrigation, should be implemented as needed.

Signage and Fencing

Prior to and during construction, markers or fencing will be in place around the outer edges of the riparian buffer
enhancement area (along the top of slope). Permanent fencing along the top of slope is recommended to protect the
plantings and habitat (Section 18.10.216.D of WSMC).

Contingency Plan

The Applicant will be the responsible party for the implementation of management activities during the monitoring
period, including any corrective measures taken when monitoring indicates project performance standards are not
being met. Specific maintenance and management activities will be identified based on the results of each annual
monitoring visit. Contingency measures may include additional or substitute plantings, irrigation, browse protection, or
other measures developed to ensure success of the mitigation project.

Long-term Protection and Financial Assurance

Per Chapter 18.10.214, the remaining on-site riparian buffer, including the enhancement area, will be placed
in separate Native Plant Growth Protection Easements (NGPE). This easement is granted to the City and shall
be recorded on final development permits.

Prior to issuance of a building permit, the City may require financial assurance for successful implementation
of the habitat management plan. Security should be provided by the Applicant in the form of a bond or
other security for 125 percent of the amount estimated to ensure mitigation is fully functional for the
duration of the monitoring period. Bonds or other security authorized for mitigation will be required until
the City determines, in writing, that the project has been fully implemented and demonstrated to function.

Statement of Preparation

Fieldwork and preparation of this memorandum were completed by the following professionals qualified to
conduct critical area species and habitat assessments and mitigation planning within the City (WSMC
18.10.217.B and 18.10.800.36.a):
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Stacey Reed, PWS
Senior Wetland Scientist

Attachments
Attachment 1. Figures
Figure 1. USGS Vicinity Map
Figure 2. Parcel Map
Figure 3. NRCS Soil Survey Map
Figure 4. USFWS National Wetland Inventory (NWI) Map
Figure 5. WDFW Priority Habitat and Species (PHS) Map
Figure 6. Existing Conditions Survey Map
Figure 7. Site Plan

Attachment 2. Representative Site Photographs

Attachment 3. Riparian Buffer Enhancement Planting Plan
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Attachment 1. Figures
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Attachment 2. Representative
Site Photographs
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Attachment 3. Riparian Buffer Enhancement

Planting Plan
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O’'Donnell Property
Riparian Buffer Enhancement Planting Specifications

Planting specifications for the enhancement of 4,838 square feet of existing riparian buffer understory.

i Spacing l Quantity
Scientific Name Common Name Size* (on-center)
Trees (10)
Quercus garryana J Oregon white oak ] 2 gallon | 12 feet | 10
Shrubs (100)
Acer circinatum vine maple 1 gallon | 4-5 feet 20
Holodiscus discolor oceanspray 1 gallon | 4-5 feet 20
Mahonia aquifolium holly-leaf Oregon grape 1 gallon | 4-5 feet 20
Rosa nutkana Nootka rose 1 gallon | 4-5 feet 20
Symphoricarpos albus common snowberry 1 gallon | 4-5 feet 20

*Bare root plants may be substituted for container plants based on availability. If bare root plants are used, they
must be planted during the late winter/early spring dormancy period.

Planting Notes:

1) Plantings should preferably be installed between March 1 and May 1 for bare roots and seeds
and between September 1 and October 1 for containers. Plants may be installed at other times
of the year; however, additional measures may be necessary to ensure plant survival during the
two-year maintenance period. Bare root plants must be installed during the late winter/early
spring dormancy period.

2) Irrigation may be necessary for the survival of the enhancement plantings. Irrigation is
recommended during the first three years or until plants become established. Watering shall be
provided at a rate of at least one inch per week between June 15 and October 15.

3) Plantings shall be mulched a minimum of three inches in depth and 18 inches in diameter to
retain moisture and discourage weed growth around newly installed plant material.

4) Shrub plantings shall be protected from wildlife damage by installing tree-protector tubes or
wire mesh cylinders around newly installed plantings.

AKS 0’Donnell Property (AKS Job No. 7469)

Riparian Buffer Enhancement Planting Specifications Page 1
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