
City of Stevenson 
 

   Phone (509) 427-5970                                7121 E Loop Road, PO Box 371 
   Fax (509) 427-8202                                     Stevenson, Washington 98648 

 
 
 

February 2022 Planning Commission 
 

Monday, February 14, 2022 
 

6:00 PM 
 

A. Preliminary Matters 

1. Annual Elections:  Establishing a Planning Commission Chair and Vice-Chair 

2. Public Comment Expectations:     Chair Selects Public Comment Option  
Webinar: https://us02web.zoom.us/s/85637388112  Conference Call: +1 253 215 8782 
or +1 346 248 7799 ID #: 856 3738 8112  
Tools: *6 to raise hand & *9 to unmute 

3. Public Comment Period:     (For items not located elsewhere on the agenda) 

B. New Business 

4. Zoning Interpretation:     Travel Trailers in the R2 Two-Family Residential District 

5. Zoning Interpretation:     Temporary Medical Hardship Residences in the R2 Two-Family 
Residential District 

6. Shorelines Management Program: Set Special Workshop to review State's 
Recommended Changes 

C. Old Business 

7. Zoning Amendment: Public Hearing on Suburban Residential District Text Amendment 
Application: Setback Caveats 

-Comments In-favor 

-Comments Opposed 

-Neutral Comments 
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8. Comprehensive Plan Amendment: Set Special Workshop to review 2019 Amendment 
Application 

D. Discussion 

9. Staff & Commission Reports:     Shorelines Public Access & Trails Plan, Sewer Main D 
Extension, Public Works Staff 

10. Thought of the Month:    None 

E. Adjournment 
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City of Stevenson 
Planning Department 

 

(509)427-5970  7121 E Loop Road, PO Box 371 

Stevenson, Washington 98648 

 

TO: Planning Commission 

FROM: Ben Shumaker 

DATE: February 14th, 2022 

SUBJECT: Zoning Interpretation – Travel Trailers in the R2 Two-Family District 

 

Introduction 

The Stevenson Planning Commission is asked to interpret the Zoning Code based on the request in Attachment 1. 

In conducting this interpretation, the Planning Commission is constrained by the process and standards of SMC 

17.12.020. The Planning Commission’s interpretation can a) prohibit, b) allow staff review/approval as an accessory 

use, or c) allow Planning Commission review/approval via a conditional use permit. 

This memo deals with the interpretation of Travel Trailers as an unlisted use in the R2 Two-Family Residential 

District. A companion memo will address the interpretation of “Temporary Medical Hardship Residence” as an 

unlisted use in the Zoning Code generally and in the R2 Two-Family Residential District specifically. 

Recommendation 

Consider the information below and adopt or amend and adopt one of the Interpretations in Attachments 2, 3 or 

4 to establish the Travel Trailer use as Conditional, Conditional/Accessory, or Prohibited. 

Guidance 

Stevenson Municipal Code Table 17.13.010-1 contains two use categories (c. Travel Trailer and f. Temporary 

Emergency, Construction or Repair Residence) clearly related to the request. The abridged table is below. 

Table 17.13.010-1: Residence or Accommodation Uses 

Use Description Reference 

1. Dwelling Any building that contains one or more dwelling units [SMC 

17.10.275] used, intended, or designed to be built, used, rented, let or 

hired out to be occupied, or that are occupied for living purposes. 

SMC 17.10.275 

…   

   c. Travel Trailer A trailer built on a single chassis transportable upon the public streets 

and highways that is designed to be used as a temporary dwelling 

without a permanent foundation and may be used without being 

connected to utilities. 

 

…   

   f. Temporary Emergency, 

Construction or Repair 

Residence 

A residence (which may be a mobile home or travel trailer) that is: (1) 

located on the same lot as a residence made uninhabitable by fire, 

flood or other natural disaster and occupied by the persons displaced 

by such disaster; or (2) located on the same lot as a residence that is 

under construction or undergoing substantial repairs or 

reconstruction and occupied by the persons intending to live in such 

permanent residence when the work is completed; or (3) located on a 

nonresidential construction site and occupied by persons having 

construction or security responsibilities over such construction site. 

However, no such temporary emergency, construction or repair 

residence shall be inhabited for more than 6 months, unless 

authorized by the Planning Commission. 

 

…   
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The above uses appear in the Zoning Code’s Use Tables at SMC 17.15.040 and SMC 17.25.040 but not SMC 

17.35.040. The Use Tables are reproduced below. These districts are organized based on their restrictiveness 

established in SMC 17.12.050 with the most restrictive district on the left and continuing to the least restrictive 

district on the right.  

Use R1 R2 R3 MHR SR PR ED CR C1 M1 

Travel Trailer -- -- -- -- X -- -- -- -- -- 

Temporary Emergency, 

Construction or Repair Residence 

C* C* C* -- C* -- -- -- C* -- 

* A conditional use permit is only required for a temporary emergency, construction or repair 

residence after the expiration of the initial 6-month grace period. 

P = Permitted, C = Conditional, A = Accessory, X = Prohibited, -- = Unlisted 

The purpose of the R2 Two-Family Residential District is articulated at SMC 17.15.010(B) and quoted below: 

R2 Two-Family Residential District. The two-family residential district (R2) is intended to provide 

minimum development standards for higher-density residential uses where complete community 

services are available and where residential uses are separated from uses characteristic of more 

urban and more rural areas. 

Approval Standards 

Affirmative findings must be made on the following criteria before any unlisted use is allowed in a zoning district. 

1. SMC 17.12.020(C)(1): The use (Travel Trailer) is consistent with the purpose of the applicable zoning 

district (R2 Two-Family Residential);  

ANALYSIS: The Planning Commission should consider the travel trailer use in the context of whether they 

consider it a) a higher density residential use and, if so, b) whether the use should be mixed in with the 

other uses of the R2 District. If the Planning Commission gives each of the above affirmative answers, then 

the issues below must be addressed. 

CONCLUSION: Subject to Planning Commission Analysis. If the Planning Commission gives affirmative 

answers to each of the above, then the issues below must be addressed. 

AND 

2. SMC 17.12.020(C)(2): The use is expressly allowed in a less restrictive district (R3, MHR, SR, PR, ED, CR, C1, 

and M1 Districts); 

ANALYSIS: This use is not expressly allowed in any district (less restrictive or otherwise) and it is expressly 

prohibited in the less restrictive SR District.  

CONCLUSION: An affirmative finding cannot be made on this criterion. 

OR 

3. The use is of the same general character as the principal and conditional uses authorized in such district. 

ANALYSIS: In the R2 District, SMC Table 17.15.040-1 lists 29 uses as either permitted (P) or conditional 

(C). In the Zoning Administrator’s opinion, Travel Trailers are of the same general character as 1 of those 

uses [Temporary Emergency, Construction or Repair Residence (C)]. Additionally, there are 5 uses listed as 

prohibited (X) in the R2 District. In the Zoning Administrator’s opinion, Travel Trailers are of the same 

general character as 2 of those uses [Mobile Home (X), and Campground (X)]. 

CONCLUSION: Subject to Planning Commission Analysis. If the Planning Commission makes an 

affirmative finding for this criterion and the criterion in 1, above, Travel Trailers can be considered a 

conditional (C) use in the R2 District. Alternatively, the Planning Commission may consider the criterion 

below. 

 

OPTIONAL 
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Accessory Use, Supplemental Standard 

In limited circumstances, an unlisted use which satisfies the approval standards above may be interpreted as an 

accessory use in the district under consideration. Such circumstances require an additional affirmative finding that: 

1. The proposed use (Travel Trailer) serves a purpose customarily incidental to the instant principal use 

(vacant) on the property under consideration. 

ANALYSIS: The request letter describes this property as currently “empty”, however the R2 District lists 

Subsistence or Hobby-Type Gardening and Indoor or Outdoor Horticultural Activity as principal uses. The 

low entry threshold to establish these uses justifies consideration of whether Travel Trailers can be 

considered customarily incidental to such uses. NOTE: The Zoning Administrator resides adjacent to the 

property originating this interpretation and will not provide comments on the property-specific aspects of 

the requested interpretation. The following analysis is quoted from a May, 2019 staff report assisting 

interpretation of whether Self-Storage Units could be considered in the SR Suburban Residential District: 

“Instant Principal Use: Staff will caution (repeatedly) to avoid discussion of a specific site 

and/or property while making a decision on this interpretation. To the extent that 

information is necessary to address this request, staff will direct the conversation toward 

the vacant status of the property. Staff believes the vacant status indicates the lack of an 

instant principal use. In such situation, there is no use for an accessory use to be accessory 

to.” 

CONCLUSION: Subject to Planning Commission Analysis. If the Planning Commission makes an 

affirmative finding criterion 1 and either 2 or 3, above, and it finds the use customarily incidental to the 

instant principal use on the requested property, a Travel Trailer can be considered an accessory (A) use at 

this site in the R2 District. 

Prepared by, 

 

Ben Shumaker 

Community Development Director 

 

Attachment 

- Written Request 

- Draft Interpretation (C) 

- Draft Interpretation (C/A) 

- Draft Interpretation (X) 
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City of Stevenson 
Planning Department 

 

(509)427-5970  7121 E Loop Road, PO Box 371 

Stevenson, Washington 98648 

 

 

Planning Commission Interpretation  

Two-Family Residential District—Travel Trailers (ZON2022-01) 

 

Issue: 

The use table adopted at SMC 17.15.040 did not contemplate whether Travel Trailer uses would be 

compatible in the R2 Two-Family Residential District. At their regular meeting in February, 2022, the 

Planning Commission addressed this unintentional omission to determine whether the use would have 

been permitted had it been previously contemplated and whether it is compatible with the other listed 

uses in the district. 

Guiding Policy 

This interpretation is guided by SMC 17.12.020 which requires the following approval standards and 

considerations, for which affirmative findings are required before an unlisted use could be allowed. 

1) SMC 17.12.020(C)(1) – The use is consistent with the purpose of the applicable zoning district; 

 

AND 

 

2) SMC 17.12.020(C)(2) – The use is expressly allowed in a less restrictive district; 

OR 

3) SMC 17.12.020(C)(3) – The use is of the same general character as the principal and conditional 

uses authorized in such district 

 

AND 

 

4) SMC 17.12.020(E)(1) – The proposed use serves a purpose customarily incidental to the instant 

principal use on the property under consideration. 

Discussion 

Use: The City lists Travel Trailer uses in its use descriptions at SMC Table 17.13.010-1:  

A trailer built on a single chassis transportable upon the public streets 

and highways that is designed to be used as a temporary dwelling 

without a permanent foundation and may be used without being 

connected to utilities. 

Zoning District: The purpose of the R2 Two-Family Residential District is listed at SMC 17.15.010(B): 

The two-family residential district (R2) is intended to provide minimum 

development standards for higher-density residential uses where 

complete community services are available and where residential uses 

are separated from uses characteristic of more urban and more rural 

areas. 
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District Allowances: This use is not expressly allowed in any district (less restrictive or otherwise). The 

SR District is the only area in which this use is contemplated, and in that district it is listed as X – 

prohibited. 

Character of Uses: In the R2 District, 29 uses are either permitted (P) or conditional (C). Travel Trailers 

are of the same general character as 1 of those uses [Temporary Emergency, Construction or Repair 

Residence (C)]. Additionally, there are 5 uses listed as prohibited (X) in the R2 District. Travel Trailers 

are of the same general character as 2 of those uses [Mobile Home (X), and Campground (X)]. 

Instant Principal Use: Vacant properties have no instant principal use. There is no ability for an 

accessory use to be established where there is no principal use. 

Findings 

Based on the discussion below, the following findings are made: 

1) The Travel Trailers use is consistent with the purpose of the R2 Two-Family Residential District. 

2) The Travel Trailer use is not expressly allowed in a less restrictive district than the R2 District. 

3) The Travel Trailer use is of the same general character as the principal and conditional uses 

authorized in the R2 District. 

4) The Travel Trailer use is not customarily incidental to vacant property, which have no instant 

principal use. 

Interpretation: 

In the R2 Two-Family Residential District, the Travel Trailer use satisfies the criteria of SMC 17.12.020(C)(1 

& 3). As a result, the use may be allowed upon issuance of a Conditional Use Permit. Furthermore, when 

proposed on vacant property with no instant principal use, the Travel Trailer use does not satisfy the 

criterion of SMC 17.12.020(E)(1). As a result, the use may not be allowed by the Zoning Administrator as 

an Accessory Use. 

 

For the Planning Commission: 

 

 

_________________________________________________________ 

Chair Date 
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City of Stevenson 
Planning Department 

 

(509)427-5970  7121 E Loop Road, PO Box 371 

Stevenson, Washington 98648 

 

 

Planning Commission Interpretation  

Two-Family Residential District—Travel Trailers (ZON2022-01) 

 

Issue: 

The use table adopted at SMC 17.15.040 did not contemplate whether Travel Trailer uses would be 

compatible in the R2 Two-Family Residential District. At their regular meeting in February, 2022, the 

Planning Commission addressed this unintentional omission to determine whether the use would have 

been permitted had it been previously contemplated and whether it is compatible with the other listed 

uses in the district. 

Guiding Policy 

This interpretation is guided by SMC 17.12.020 which requires the following approval standards and 

considerations, for which affirmative findings are required before an unlisted use could be allowed. 

1) SMC 17.12.020(C)(1) – The use is consistent with the purpose of the applicable zoning district; 

 

AND 

 

2) SMC 17.12.020(C)(2) – The use is expressly allowed in a less restrictive district; 

OR 

3) SMC 17.12.020(C)(3) – The use is of the same general character as the principal and conditional 

uses authorized in such district 

 

AND 

 

4) SMC 17.12.020(E)(1) – The proposed use serves a purpose customarily incidental to the instant 

principal use on the property under consideration. 

Discussion 

Use: The City lists Travel Trailer uses in its use descriptions at SMC Table 17.13.010-1:  

A trailer built on a single chassis transportable upon the public streets 

and highways that is designed to be used as a temporary dwelling 

without a permanent foundation and may be used without being 

connected to utilities. 

Zoning District: The purpose of the R2 Two-Family Residential District is listed at SMC 17.15.010(B): 

The two-family residential district (R2) is intended to provide minimum 

development standards for higher-density residential uses where 

complete community services are available and where residential uses 

are separated from uses characteristic of more urban and more rural 

areas. 
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District Allowances: This use is not expressly allowed in any district (less restrictive or otherwise). The 

SR District is the only area in which this use is contemplated, and in that district it is listed as X – 

prohibited. 

Character of Uses: In the R2 District, 29 uses are either permitted (P) or conditional (C). Travel Trailers 

are of the same general character as 1 of those uses [Temporary Emergency, Construction or Repair 

Residence (C)]. Additionally, there are 5 uses listed as prohibited (X) in the R2 District. Travel Trailers 

are of the same general character as 2 of those uses [Mobile Home (X), and Campground (X)]. 

Instant Principal Use: In the R2 District, Subsistence or Hobby-Type Gardening (P) and Indoor and 

Outdoor Horticultural Activity (P) are listed permitted uses. Occupancy of a Travel Trailer is 

customarily incidental to either use category. 

Findings 

Based on the discussion below, the following findings are made: 

1) The Travel Trailers use is consistent with the purpose of the R2 Two-Family Residential District. 

2) The Travel Trailer use is not expressly allowed in a less restrictive district than the R2 District. 

3) The Travel Trailer use is of the same general character as the principal and conditional uses 

authorized in the R2 District. 

4) The Travel Trailer use is customarily incidental to the Subsistence or Hobby-Type Gardening and 

Indoor or Outdoor Horticultural Activity uses. 

Interpretation: 

In the R2 Two-Family Residential District, the Travel Trailer use satisfies the criteria of SMC 17.12.020(C)(1 

& 3). As a result, the use may be allowed upon issuance of a Conditional Use Permit. Furthermore, when 

proposed on property where Subsistence or Hobby-Type Gardening or Indoor or Outdoor Horticultural 

Activity is the instant principal use, the Travel Trailer use satisfies the criterion of SMC 17.12.020(E)(1) and 

may be allowed by the Zoning Administrator as an Accessory Use.  

 

For the Planning Commission: 

 

 

_________________________________________________________ 

Chair Date 
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City of Stevenson 
Planning Department 

 

(509)427-5970  7121 E Loop Road, PO Box 371 

Stevenson, Washington 98648 

 

 

Planning Commission Interpretation  

Two-Family Residential District—Travel Trailers (ZON2022-01) 

 

Issue: 

The use table adopted at SMC 17.15.040 did not contemplate whether Travel Trailer uses would be 

compatible in the R2 Two-Family Residential District. At their regular meeting in February, 2022, the 

Planning Commission addressed this unintentional omission to determine whether the use would have 

been permitted had it been previously contemplated and whether it is compatible with the other listed 

uses in the district. 

Guiding Policy 

This interpretation is guided by SMC 17.12.020 which requires the following approval standards and 

considerations, for which affirmative findings are required before an unlisted use could be allowed. 

1) SMC 17.12.020(C)(1) – The use is consistent with the purpose of the applicable zoning district; 

 

AND 

 

2) SMC 17.12.020(C)(2) – The use is expressly allowed in a less restrictive district; 

OR 

3) SMC 17.12.020(C)(3) – The use is of the same general character as the principal and conditional 

uses authorized in such district 

 

AND 

 

4) SMC 17.12.020(E)(1) – The proposed use serves a purpose customarily incidental to the instant 

principal use on the property under consideration. 

Discussion 

Use: The City lists Travel Trailer uses in its use descriptions at SMC Table 17.13.010-1:  

A trailer built on a single chassis transportable upon the public streets 

and highways that is designed to be used as a temporary dwelling 

without a permanent foundation and may be used without being 

connected to utilities. 

Zoning District: The purpose of the R2 Two-Family Residential District is listed at SMC 17.15.010(B): 

The two-family residential district (R2) is intended to provide minimum 

development standards for higher-density residential uses where 

complete community services are available and where residential uses 

are separated from uses characteristic of more urban and more rural 

areas. 
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District Allowances: This use is not expressly allowed in any district (less restrictive or otherwise). The 

SR District is the only area in which this use is contemplated, and in that district it is listed as X – 

prohibited. 

Character of Uses: In the R2 District, 29 uses are either permitted (P) or conditional (C). Travel Trailers 

are of the same general character as 1 of those uses [Temporary Emergency, Construction or Repair 

Residence (C)]. Additionally, there are 5 uses listed as prohibited (X) in the R2 District. Travel Trailers 

are of the same general character as 2 of those uses [Mobile Home (X), and Campground (X)]. 

Instant Principal Use: Vacant properties have no instant principal use. There is no ability for an 

accessory use to be established where there is no principal use. 

Findings 

Based on the discussion below, the following findings are made: 

1) The Travel Trailers use is not consistent with the purpose of the R2 Two-Family Residential 

District. 

2) The Travel Trailer use is not expressly allowed in a less restrictive district than the R2 District. 

3) The Travel Trailer use is not of the same general character as the principal and conditional uses 

authorized in the R2 District. 

4) Having failed to generate affirmative findings on the above criteria, no finding is necessary 

regarding Travel Tailer uses as Accessory Uses. 

Interpretation: 

In the R2 Two-Family Residential District, the Travel Trailer use does not satisfy the criteria of SMC 

17.12.020(C). As a result, the use is prohibited in the district. 

 

For the Planning Commission: 

 

 

_________________________________________________________ 

Chair Date 
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City of Stevenson 
Planning Department 

 

(509)427-5970  7121 E Loop Road, PO Box 371 

Stevenson, Washington 98648 

 

TO: Planning Commission 

FROM: Ben Shumaker 

DATE: February 14th, 2022 

SUBJECT: Zoning Interpretation – Temporary Medical Hardship Residence in the R2 Two-Family Zone 

 

Introduction 

The Stevenson Planning Commission is asked to interpret the Zoning Code based on the request in Attachment 1. 

In conducting this interpretation, the Planning Commission is constrained by the process and standards of SMC 

17.12.020. The Planning Commission’s interpretation can a) prohibit, b) allow staff review/approval as an accessory 

use, or c) allow Planning Commission review/approval via a conditional use permit. 

This memo deals with the interpretation of Temporary Medical Hardship Residence as an unlisted use in the 

Zoning Code, generally and in the R2 Two-Family Residential District, specifically. A companion memo will address 

the interpretation of “Travel Trailer” as an unlisted use in the in R2 Two-Family Residential District. 

Recommendation 

Consider the information below and suggest parameters to guide a draft description of the “Temporary Hardship 

Residence use category. Delay a decision on the use category’s interpretation until a clear description is available. 

Guidance 

Stevenson Municipal Code Table 17.13.010-1 contains two use categories (c. Travel Trailer and f. Temporary 

Emergency, Construction or Repair Residence) clearly related to the request. The abridged table is below. 

Table 17.13.010-1: Residence or Accommodation Uses 

Use Description Reference 

1. Dwelling Any building that contains one or more dwelling units [SMC 

17.10.275] used, intended, or designed to be built, used, rented, let or 

hired out to be occupied, or that are occupied for living purposes. 

SMC 17.10.275 

…   

   c. Travel Trailer A trailer built on a single chassis transportable upon the public streets 

and highways that is designed to be used as a temporary dwelling 

without a permanent foundation and may be used without being 

connected to utilities. 

 

…   

   f. Temporary Emergency, 

Construction or Repair 

Residence 

A residence (which may be a mobile home or travel trailer) that is: (1) 

located on the same lot as a residence made uninhabitable by fire, 

flood or other natural disaster and occupied by the persons displaced 

by such disaster; or (2) located on the same lot as a residence that is 

under construction or undergoing substantial repairs or 

reconstruction and occupied by the persons intending to live in such 

permanent residence when the work is completed; or (3) located on a 

nonresidential construction site and occupied by persons having 

construction or security responsibilities over such construction site. 

However, no such temporary emergency, construction or repair 

residence shall be inhabited for more than 6 months, unless 

authorized by the Planning Commission. 

 

…   
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The above uses appear in the Zoning Code’s Use Tables at SMC 17.15.040 and SMC 17.25.040 but not SMC 

17.35.040. The Use Tables are reproduced below. These districts are organized based on their restrictiveness 

established in SMC 17.12.050 with the most restrictive district on the left and continuing to the least restrictive 

district on the right. 

Use R1 R2 R3 MHR SR PR ED CR C1 M1 

Travel Trailer -- -- -- -- X -- -- -- -- -- 

Temporary Emergency, 

Construction or Repair Residence 

C* C* C* -- C* -- -- -- C* -- 

* A conditional use permit is only required for a temporary emergency, construction or repair 

residence after the expiration of the initial 6-month grace period. 

P = Permitted, C = Conditional, A = Accessory, X = Prohibited, -- = Unlisted 

The purpose of the R2 Two-Family Residential District is articulated at SMC 17.15.010(B) and quoted below: 

R2 Two-Family Residential District. The two-family residential district (R2) is intended to provide 

minimum development standards for higher-density residential uses where complete community 

services are available and where residential uses are separated from uses characteristic of more 

urban and more rural areas. 

Description Parameters 

The Temporary Medical Hardship Residence use is not described or listed in the Zoning Code. The parameters 

below are parsed from the description of the Temporary Emergency, Construction or Repair Residence (TECRR) 

use and intended as a guide for Planning Commission consideration of the new use. 

Structure 

The TECRR use description identifies mobile homes and travel trailers as structures which may be inhabited 

under that use category. 

Accessory Nature 

The TECRR use description includes 3 specific instances when the use may occur. All involve a different long-

term principal use. 

Duration 

The TECRR use description provides a specific timeframe when the use is allowed before Planning 

Commission. 

The City’s administrative practices related to TECRR uses can also be considered by the Planning Commission as it 

considers this use. 

Initial Date of Occupancy 

All three of the instances when TECRRs are allowed involve an action for which the City has knowledge.  

(1) In cases where a fire renders a home uninhabitable, the City Fire Department response date can be 

accessed as to assess the start of the 6-month grace period. Similarly, the wide-scale effect of 

flooding or other natural disasters allows for independently City-verification and establishment of a 

start date. 

(2) In cases where a home is under construction or substantial repair or reconstruction, the start date of 

the 6-month grace period is tied to the date of permit issuance for the construction. 

(3) Similarly, the 6-month grace period at a nonresidential construction site would also begin at permit 

issuance. 

If similar parameters are applied to the new “Temporary Medical Hardship Residence” use category, the 

description could resemble the following:  

A residence (which may be a mobile home or travel trailer) that is: (1) located on the same lot as a 

residence that is occupied by a person afflicted by a medical condition which prevents 
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independent living; or (2) occupied by an individual with a medical condition which prevents said 

person from occupying another category of dwelling units. However, no such Temporary Medical 

Hardship Residence shall be inhabited for more than 6 months, unless authorized by the Planning 

Commission. 

This description resembles and deviates from TECRRs in the following ways. 

Structure 

The draft description above provides for inhabitance of the same types of structures as TECRRs. 

Accessory Nature 

The draft description includes 2 specific instances when the use may occur. The first resembles the description 

of TECRR and is clearly establishes the use as accessory to another long-term principal use on the site. The 

second is unassociated with any other use of the property and deviates from the TECRR use description. 

Duration 

The draft description provides for the same duration as TECRR uses. 

Initial Date of Occupancy 

When medical hardships arise, a call to City Hall is unlikely a priority. The personal nature of medical needs 

impairs City knowledge and federal laws protecting the privacy of personal medical information prevent 

independent verification of medical needs. Furthermore, the same privacy protections would apply to the City 

if submittal of medical information became a permit requirement. These factors greatly complicate 

determining a start date for the 6-month grace period. While the protection of medical information can be 

accommodated through a well-designed permit program, the Planning Commission should consider public 

willingness to provide this information to City Hall, especially if such information could be involved in the 

public hearing necessary for a Conditional Use Permit to exceed the 6-month grace period. 

Next Steps 

After considering the draft description above, the Planning Commission should ask staff to prepare a final version 

so that a Zoning Interpretation can be made on a more specific question. 

 

Prepared by, 

 

Ben Shumaker 

Community Development Director 

 

Attachment 

- Written Request 
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ATTACHMENT B: DEPARTMENT OF ECOLOGY REQUIRED CHANGES TO THE CITY OF STEVENSON SHORELINE MASTER PROGRAM UPDATE - (RESOLUTION NO. 2018-322) 
 

 
 

The following changes are required to ensure consistency with the SMA (RCW 90.58) and the SMP Guidelines (WAC 173-26, Part III): 
 

ITEM SMP PROVISION BILL FORMAT CHANGES 
[underline = additions; strikethrough = deletions] ECOLOGY DISCUSSION/RATIONALE 

1.  2. Administrative 
Provisions 

2.4.3 Application Review & Processing 
 
4. The City shall use an existing, or establish a new, mechanism for tracking all project 
review actions in shoreline areas, and a process to evaluate the cumulative effects of all 
authorized development on shoreline conditions. 

The SMP is missing a provision that establishes a mechanism for tracking and occasionally 
evaluating the cumulative effects of all project review actions in shoreline areas per WAC 
173-26-191(2)(a)(iii)(D): 

Documentation of project review actions and changing conditions in shoreline areas. Master 
programs or other local permit review ordinances addressing shoreline project review shall 
include a mechanism for documenting all project review actions in shoreline areas. Local 
governments shall also identify a process for periodically evaluating the cumulative effects of 
authorized development on shoreline conditions. This process could involve a joint effort by 
local governments, state resource agencies, affected Indian tribes, and other parties. 

 
SMP Submittal Checklist item at page 37 identifies SMP Section 1.9 Periodic Review & 
Amendments to the Shoreline Master Program as satisfying this requirement. While the 
SMP periodic review may be an appropriate time and process to complete the evaluation, 
the noted provision does not establish a mechanism for documenting permit review 
actions. 
 
Ecology requires revision to establish use of the City’s existing/future permit tracking 
system for consistency with WAC 173-26-191(2)(a)(iii)(D). 

2.  
2.5 Minor Project 

Authorizations 
(MPA) 

2.5.1 Minor Project Authorizations – Interpretation & Guidelines 
The SMA and the SMP Guidelines contemplate a cooperative program between the City and 
the state. In this cooperation, the state requires local involvement during the review of all 
review activities; however, the state is only involved during the review of Shoreline Permits 
(i.e., Shoreline Substantial Development Permits, Shoreline Conditional Use Permits, and 
Shoreline Variances). Where the SMP Guidelines designate the former as “exemptions” from 
the state’s involvement SSDP permit process, this SMP designates them as Minor Project 
Authorizations to reflect that the project is not exempt from compliance with this SMP. The 
following guidelines shall assist in determining whether or not a proposed review activity is 
exempt from state involvement the SSDP permit process during its review and therefore 
may be approved through a Minor Project Authorization: … 
 
6. The following list outlines common state-process exemptions that shall not be considered 
substantial developments for the purpose of this SMP. This list of exemptions is further 
articulated and supplemented by provisions of WAC 173-27-040, as amended. [delete all of 
a – j] 

As written, the phrasing is inaccurate. Local government is lead on all project 
review/permits with ECY having final approval authority only for SCUPs and SVARs. WAC 
173-27-040 exempts certain activities from an SSDP, which the City is renaming as “Minor 
Project Authorization”, but the City still needs to follow the process outlined in -040 and -
050 that includes ECY involvement.  

Ecology requires revision for consistency with WAC 173-27-040, and for accuracy & 
clarity. 

6 - As presented, the list of common exemptions is a paraphrased and incomplete version 
of the exemptions established by RCW 90.58.030(3.e) and WAC 173-27-040; the City’s 
abbreviated list omits many exempt activities making this provision 
inaccurate/misleading. 

In consultation with City staff, the preferred approach is to rely on the WAC list via 
citation and provide a short list of the most common examples. Without including the full 
text of the WAC list, the opening clause of #6 needs to be stronger to clarify that the WAC 
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ATTACHMENT B: DEPARTMENT OF ECOLOGY REQUIRED CHANGES TO THE CITY OF STEVENSON SHORELINE MASTER PROGRAM UPDATE - (RESOLUTION NO. 2018-322) 
 

 
Page 2 of 14 

 

ITEM SMP PROVISION BILL FORMAT CHANGES 
[underline = additions; strikethrough = deletions] ECOLOGY DISCUSSION/RATIONALE 

a. Any development of which the total cost or fair market value, whichever is higher, is 
below the threshold established by the SMA and any amendments to the SMA, if such 
development does not materially interfere with the normal public use of the water or 
shoreline. … 

... 
j. The external or internal retrofitting of an existing structure with the exclusive purpose 

of compliance with the Americans with Disabilities Act of 1990 (42 USC Section 12101 
et seq.) or to otherwise provide physical access to the structure by individuals with 
disabilities. 

 
6. As determined by 2.5.1(1) – (5) above, only the exemptions as fully described and listed in 
WAC 173-27-040 shall be authorized. Some common examples include: 

• Low Cost or Fair Market Value 
• Normal Maintenance or Repair 
• Single-family Home; Residential Dock 
• Watershed Restoration; Habitat & Fish Passage Improvement 
• ADA Retrofits 

prevails over any examples listed therein. SMP Submittal Checklist addresses this item on 
page 36:  

Exemptions:  Must implement exemption procedures in accordance with WAC 173-
27-040(1). 

Ecology requires revision for consistency with WAC 173-27-040(1). 

3.  
4.3 Environmental 

Protection & No 
Net Loss 

4.3.1 Policies 
1. This SMP establishes a policy and regulatory framework designed to achieve no net loss of 
shoreline ecological functions. This is achieved using a combination of the following: 

a. Chapter 4 General Provisions for All Shoreline Activities and incorporated critical areas 
provisions with established critical area protection standards including buffers. The 
Critical Area Buffer establishes the area that must meet mitigation sequencing and 
compensation for unavoidable adverse impacts. 

b. Chapter 5 Shoreline Use Regulations with established allowed, conditional, and 
prohibited uses. This section also determines the Shoreline Setback for each 
foreseeable use based upon shoreline environment designation and water-orientation. 
Setbacks establish the area that excludes new development or uses, except as 
expressly allowed. 

c. Chapter 6 Shoreline Modification Provisions with established allowed modifications 
table and vegetation removal policies, regulations, and mitigation standards. 

1. 2. Uses, developments, and modifications on Stevenson’s shorelines… 
[renumber the policies that follow as # 2 and #3] 
 
4.3.2 Regulations 

Policy 1 and Regulation 6 - As written, the SMP’s overall strategy for how the shoreline 
setbacks, critical area buffers, and vegetation standards apply needs to be more clear, 
consistent with the following: 

WAC 173-26-186 Governing Principles of the Guidelines 
(8)(b) Local master programs shall include policies and regulations designed to achieve no net 
loss of those ecological functions. 
(i) Local master programs shall include regulations and mitigation standards ensuring that 
each permitted development will not cause a net loss of ecological functions of the shoreline; 
local government shall design and implement such regulations and mitigation standards in a 
manner consistent with all relevant constitutional and other legal limitations on the 
regulation of private property. 
(ii) Local master programs shall include regulations ensuring that exempt development in the 
aggregate will not cause a net loss of ecological functions of the shoreline. 

WAC 173-26 191(2)(a) provides in relevant part: 
(i) Master program policies. Master programs shall provide clear, consistent policies that 
translate broad statewide policy goals set forth in WAC 173-26-176 and 173-26-181 into local 
directives. Policies are statements of intent directing or authorizing a course of action or 
specifying criteria for regulatory and nonregulatory actions by a local government. Master 
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ITEM SMP PROVISION BILL FORMAT CHANGES 
[underline = additions; strikethrough = deletions] ECOLOGY DISCUSSION/RATIONALE 

6. Environmental protection and no net loss shall be achieved by complying with the 
combination of use regulations, shoreline setbacks, critical area buffers, and vegetation 
removal restrictions: 

a. Shoreline Allowances & Setbacks - Table 5.1 establishes a list of permitted, 
conditional, and prohibited uses in each shoreline environment designation (SED). This 
table also establishes the minimum shoreline setback applicable to each use, activity, 
or development within each SED where development cannot occur; and 

b. Critical Areas Buffers - Section 4.4 Critical Area provisions, including separately 
incorporated SMC 18.13 provisions that establish Wetland and Riparian buffer 
standards as additional areas where mitigation sequencing must be applied and 
unavoidable impacts must be mitigated; and  

c. Modifications & Vegetation - Shoreline modification standards, vegetation standards, 
and prescriptive mitigation measures of Chapter 6 apply to all vegetation impacts 
occurring within shoreline jurisdiction.  

program policies provide a comprehensive foundation for the shoreline master program 
regulations, which are more specific, standards used to evaluate shoreline development.  

WAC 173-26-201(2)(c) provides in relevant part: 
Master programs shall contain policies and regulations that assure, at minimum, no net loss 
of ecological functions necessary to sustain shoreline natural resources. To achieve this 
standard while accommodating appropriate and necessary shoreline uses and development, 
master programs should establish and apply: 
• Environment designations with appropriate use and development standards; and 
• Provisions to address the impacts of specific common shoreline uses, development activities 

and modification actions; and 
• Provisions for the protection of critical areas within the shoreline; and 
• Provisions for mitigation measures and methods to address unanticipated impacts. 

WAC 173-26-191(2)(a)(ii)(A) provides that SMP regulations shall: 
(A) Be sufficient in scope and detail to ensure the implementation of the Shoreline 
Management Act, statewide shoreline management policies of this chapter, and local master 
program policies; 

Ecology requires revisions for consistency with WAC requirements and better clarity for 
applicants and practitioners alike. While the inserted provisions could be reduced to 
more concise language, too much brevity may fall short of the intent to reduce 
misunderstanding. 
See also related item for SMP 4.4.2 below. 

4.  4.4 Critical Areas 

4.4.1 Applicability 
1. The provisions of SMC Chapter 18.13 – Critical Areas and Natural Resource Lands 
(Ordinance #2018-1123, dated October 1, 2018) are hereby incorporated into this SMP, with 
exception of the following provisions that do not apply in shoreline jurisdiction: apply within 
shoreline jurisdiction. Said provisions include all amendments adopted through October 1st, 
2018, the effective date of Ordinance 2018-1123. 

a. 18.13.015 Administrative Provisions; 
b. 18.13.025 Exemptions, Exceptions & Expedited Review – Subsections A, B, and C; and 

D.2 – 6;  
c. 18.13.035 Critical Areas Permit – Application -  Subsections A – C, and E – G; 
d. 18.13.040 Critical Areas Permit – Review & Approval; 
e. 18.13.065 Appeals; 
f. 18.13.100 Wetlands - Subsection B.4; and 

1 – As presented, the phrasing of the CAO incorporation needs improvement to better 
indicate a ‘hard reference’ incorporation as described in WAC 173-26-191(2.a.iii.D). The 
required changes proposed here are necessary to clarify that the SMP is regulating 
shoreline critical areas via the incorporated CAO provisions.  

WAC 173-26-191(2)(b) provides, in relevant part,  
Shoreline master programs may include other policies and regulations by referencing a 
specific, dated edition. When including referenced regulations within a master program, 
local governments shall ensure that the public has an opportunity to participate in the 
formulation of the regulations or in their incorporation into the master program, as called for 
in WAC 173-26-201 (3)(b)(i). In the approval process the department will review the 
referenced development regulation sections as part of the master program. A copy of the 
referenced regulations shall be submitted to the department with the proposed master 
program or amendment. If the development regulation is amended, the edition referenced 
within the master program will still be the operative regulation in the master program. 
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ITEM SMP PROVISION BILL FORMAT CHANGES 
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g. Any provision based upon reasonable use, permit types or requirement, and appeals 
process or procedures that is inconsistent with the requirements of the SMP or WAC 
173-27.  

2. Critical areas located within shoreline jurisdiction shall be regulated by this SMP. The 
incorporated critical areas provisions shall be liberally construed together with the SMP 
to give full effect to the objectives and purposes of the provisions of the SMP and the 
Shoreline Management Act (SMA). These provisions apply to all lands and all review 
activities in shoreline jurisdiction, whether or not a Shoreline Permit or authorization is 
required.... 

4. This section supplements SMC 18.13 provisions for Geologically Hazardous Areas, Fish & 
Wildlife Habitat Conservation Areas, and Wetlands. 
5. Where the regulations of SMC 18.13 conflict with the regulations of this SMP, this SMP 
shall prevail. 

Changing the referenced regulations in the master program to the new edition will require a 
master program amendment.  

1.a – g - While this provision adopts the city’s CAO by reference, some CAO provisions do 
not apply in shoreline jurisdiction. The required changes proposed here better specify the 
exceptions to applying the CAO to shorelines to avoid conflict and inconsistency, such as 
reasonable use by shoreline variance, allowed/exempt activities, exempt wetlands, 
critical areas permit, appeal processes, etc. The identified exclusions to the incorporated 
CAO are necessary to ensure that critical areas protection, use prioritization, reviews, and 
permitting are conducted consistent with the SMA and Guidelines.  

Buffer reductions and allowances contained within 18.13.025 and 18.13.100(B)(4) are not 
consistent with Ecology’s moderate risk approach guidance or with WAC 173-26-186(8), 
which direct master programs to “include policies and regulations designed to achieve no 
net loss of those ecological functions.” 2 – Liberal construction principles of RCW 
90.58.900 apply to all SMP provisions including the incorporated critical areas provisions.  

4 – The CAO provisions for Geologically Hazardous areas also apply within shoreline 
jurisdiction. 

5 – Given the proposed edits to #2 above, Ecology agrees with the City staff suggested 
deletion of this provision as no longer necessary.  

Ecology requires these revisions for consistency with statute and WAC requirements, and 
for added clarity. See also related item for SMP 4.4 below. See also Periodic Review 
Checklist #2010.a. 

5.  4.4 Critical Areas 

4.4.2 Policies 
5. Establish riparian area buffers based upon the performance of functions. occurring at the 
reach-scale for the shoreline in question. This may lead to base buffer widths that are 
greater or lesser than the standard identified in SMC Table 18.13.095-1. Despite any 
reduced base buffer, significant trees and Oregon White Oak trees within shoreline 
jurisdiction shall be managed consistent with SMP Section 6.4.1. 

WAC 173-26-191 requires the City to complete a reach analysis as part of the inventory 
and characterization process to consider existing conditions and current science. This 
information is then to be used to prepare the SMP provisions, including shoreline buffers 
and/or setbacks. Reach specific riparian area buffer standards should be established 
during this SMP Comprehensive Update process, based on the City’s Inventory and 
Characterization, not left for later evaluation. However, as presented the SMP appears to 
be deferring buffer establishment to the project level. This will result in an SMP that is 
not consistent with the requirement of WAC 173-26-191(2)(a)(ii)(A) for regulations to: 

“be sufficient in scope and detail to ensure the implementation of the Shoreline 
Management Act, statewide shoreline management policies of this chapter, and local master 
program policies” 
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Ecology requires revision to remove this ‘reach scale/base buffer’ provision for 
consistency with WAC 173-26 191(2): 

Basic requirements. This chapter describes the basic components and content required in a 
master program. A master program must be sufficient and complete to implement the 
Shoreline Management Act and the provisions of this chapter. A master program shall 
contain policies and regulations as necessary for reviewers to evaluate proposed shoreline 
uses and developments for conformance to the Shoreline Management Act.  

6.  4.4 Critical Areas 

 
4.4.3 General Critical Area Regulations 
4. New development and the creation of new lots are prohibited in all SEDs when they 
would cause foreseeable risk from geological conditions, or require structural flood hazard 
reduction measures in the floodway or CMZ, during the life of the development, consistent 
with SMP Section 5.4.8 Land Division, and other provisions of this Program. 

SMP 5.4.8(4) Land Division Regulations address shoreline stabilization and flood hazard as 
a matter of ‘layout’: 

b. The layout of lots within 1) new plats and subdivisions, 2) plat amendments, or 3) 
boundary line adjustments shall: 

i. Prevent the need for new shoreline stabilization or flood hazard reduction measures 
that would cause significant impacts to other properties or public improvements or a 
net loss of shoreline ecological functions. 

ii. Not result in lots containing inadequate buildable space due to critical areas and/or 
their buffers. 

Ecology requires revision for consistency with WAC 173-26-221: 

(2)(c)(ii)(B) Do not allow new development or the creation of new lots that would cause 
foreseeable risk from geological conditions to people or improvements during the life of the 
development. 

(3)(c)(i) ...New development or new uses in shoreline jurisdiction, including the subdivision of 
land, should not be established when it would be reasonably foreseeable that the development 
or use would require structural flood hazard reduction measures within the channel migration 
zone or floodway... 

The SMP Land Division regulation addresses both stabilization and flood structures, but 
only applies to subdivisions. The SMP also needs to address the WAC requirements for 
new development. 

Ecology requires revision to add a provision for consistency with WAC 173-26-221 

7.  4.4 Critical Areas 

4.4.4 Fish & Wildlife Habitat Conservation Area Regulations 
1. Any use, or development, or modification proposed within or adjacent to an FWHCA with 
which state or federally endangered, threatened, or sensitive species have a primary 
association... 
2. Applicants shall provide a preliminary FWHCA assessment for all proposals involving 
riparian areas. The assessment must establish and/or confirm recognize the base buffer 

1 - In discussion with City staff it was determined that these provisions should apply to 
uses, developments, and modifications. This is consistent with the City’s SMP framework 
and terminology. Ecology requires revision to add ‘modification’ per City’s request. 

2 – Related to edits at 4.4.2(5) above, delete the term ‘base’. 
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necessary to ensure no net loss of ecological functions occurring at the reach-scale for the 
riparian area in question. 
3. The City or its qualified professional biologist shall condition the approval of activities 
located in the FWHCA or its buffer as necessary. Approval conditions shall require the 
applicant to mitigate any potential adverse impacts according to the approved critical area 
report, mitigation, and monitoring plans. 

3 - It is the City not a qualified professional biologist that has the authority to make 
decisions on shoreline permits and authorizations. The City may rely on or consider 
recommendations for conditions of approval provided by its qualified professional 
biologist, but only the City may condition approvals through its decision making 
authority.  Ecology requires revision to correct this error. 

8.  4.4 Critical Areas 

4.4.6 Wetlands Regulations 
1. All wetland review activities, as defined, shall be subject to these regulations. 
 
1. 2. No net loss of wetland area, functions and values, including lost time when the wetland 
does not perform the function, shall occur as a result of the overall project’s wetland review 
activities. Only unavoidable wetland impacts will be authorized. In addition to the 
requirements in SMP Section 4.3, the following mitigation measures to minimize and reduce 
wetland impacts shall be required: 

a. Mitigation shall achieve equivalent or greater biological functions. 
b. Mitigation actions shall rely on the order of preference in SMC 18.13.100, however, 

wetland preservation alone shall not be considered as achieving the no net loss 
standard of this SMP.  

 
2. Permitted Alterations in High Value Wetlands. Prior to approval of any Shoreline Permit in 
Category I or II wetland or their buffers, the City shall verify that: 

a. The proposed project involves water-oriented activities, including public physical 
access. 

b. The mitigation for impacts shall preferably be within the same wetland or wetland 
buffer, but if that is not feasible given the size or scale of the water-oriented use, then 
mitigation occurs in accordance with SMC 18.13.100 and this section. 

c. The basic project purpose cannot reasonably be accomplished and successfully avoid, 
or result in less adverse impacts on a wetland or its buffer using other design 
techniques, project location or configuration on the same project site. 

In consultation with City staff, Ecology requires revision for consistency with WAC 173-26-
221(2.c.i.A) and current technical guidance, and for accuracy & clarity; the revisions 
suggested here are presented as a new #1, subsequent provisions would be renumbered.  

1 - Ecology finds that the SMP does not comply with wetland review requirements. After 
consultation with City staff, proposed revisions include edits to this section as well as the 
addition of a definition for ‘wetland review activities’ to Chapter 7.  

2 – Ecology requires revision for consistency with WAC 173-26-221(2.c.i.A) and WAC 173-
26-221(2)(c)(i)(C), for internal consistency with the SMP no net loss standard, and as 
necessary to incorporate the most current, accurate and complete scientific or technical 
information as required per WAC 173-26-201(2)(a).  

Deletion - Ecology requires revision for consistency with WAC 173-26-201(2)(a) and WAC 
173-26-201(2)(c). Wetlands within shoreline jurisdiction contribute to the shoreline 
ecological function, therefore all wetlands (regardless of size or category) must be 
protected within the shoreline. Also, mitigation sequencing shall be applicable to all 
wetland and wetland buffer impacts. As written, this provision for ‘permitted alterations 
in high value wetlands’ is inconsistent with requirement for avoidance & minimization, 
and appears to be an outright allowance for alteration based on very broad use 
classifications of ‘water-oriented’ and ‘public access’. Deviation from the incorporated 
provisions of SMC 18.13 can only be authorized by a shoreline variance. In consultation 
with City staff, deletion of the entire provision will eliminate WAC inconsistency and the 
conflict with other applicable SMP provisions. 

9.  4.5 Flood Hazard 
Reduction 

4.5.3 Frequently Flooded Area and CMZ Regulations 
1. New or enlarged structural flood hazard reduction measures shall be allowed only by a 
shoreline conditional use permit and only when: 

a. It can be demonstrated by a scientific and engineering analysis that they are necessary 
to protect existing development; 

b. That nNonstructural measures are not feasible; 

Ecology requires revision for consistency with WAC 173-26-221(3). 
 
Overall, this section cites to the SMC 18.13 CAO that cites to SMC 15.24 Floodplain 
Management Regulations. Neither the SMP or CAO meet the requirements of WAC 173-
26-221(3): 

(c.i) … The following uses and activities may be appropriate and/or necessary within the channel 
migration zone or floodway: 
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c. Impacts to ecological functions and priority species and habitats can be successfully 
mitigated so as to ensure no net loss; and 

d. Vegetation standards consistent with SMP Section 6.4.1 are implemented. and 
e. Located landward of associated wetlands and buffer areas, except for actions that 

increase ecological functions, such as wetland restoration, where no alternative exists 
as documented in a geotechnical analysis. 

… 
3. Only the following new uses and development activities may be appropriate and/or 
necessary within the channel migration zone or floodway: 

a. Actions that protect or restore the ecosystem-wide processes or ecological functions. 
b. Forest practices in compliance with the Washington State Forest Practices Act and its 

implementing rules. 
c. Existing and ongoing agricultural practices, provided that no new restrictions to 

channel movement occur. 
d. Mining when conducted in a manner consistent with the environment designation 

and with the provisions of WAC 173-26-241 (3)(h). 
e. Bridges, utility lines, and other public utility and transportation structures where no 

other feasible alternative exists or the alternative would result in unreasonable and 
disproportionate cost. Where such structures are allowed, mitigation shall address 
impacted functions and processes in the affected section of watershed or drift cell. 

f. Repair and maintenance of an existing legal use, provided that such actions do not 
cause significant ecological impacts or increase flood hazards to other uses. 

g. Development with a primary purpose of protecting or restoring ecological functions 
and ecosystem-wide processes. 

h. Modifications or additions to an existing nonagricultural legal use, provided that 
channel migration is not further limited and that the new development includes 
appropriate protection of ecological functions. 

i. Development in incorporated municipalities and designated urban growth areas, as 
defined in chapter 36.70A RCW, where existing structures prevent active channel 
movement and flooding. 

j. Measures to reduce shoreline erosion, provided that it is demonstrated that the 
erosion rate exceeds that which would normally occur in a natural condition, that the 
measure does not interfere with fluvial hydrological and geomorphological processes 
normally acting in natural conditions, and that the measure includes appropriate 
mitigation of impacts to ecological functions associated with the river or stream. 

• Actions that protect or restore the ecosystem-wide processes or ecological functions. 
• Forest practices in compliance with the Washington State Forest Practices Act and its 

implementing rules. 
• Existing and ongoing agricultural practices, provided that no new restrictions to channel 

movement occur. 
• Mining when conducted in a manner consistent with the environment designation and with the 

provisions of WAC 173-26-241 (3)(h). 
• Bridges, utility lines, and other public utility and transportation structures where no other 

feasible alternative exists or the alternative would result in unreasonable and disproportionate 
cost... 

• Repair and maintenance of an existing legal use, provided that such actions do not cause 
significant ecological impacts or increase flood hazards to other uses. 

• Development with a primary purpose of protecting or restoring ecological functions and 
ecosystem-wide processes. 

• Modifications or additions to an existing nonagricultural legal use, provided that channel 
migration is not further limited and that the new development includes appropriate protection 
of ecological functions. 

• Development in incorporated municipalities and designated urban growth areas, as defined in 
chapter 36.70A RCW, where existing structures prevent active channel movement and flooding. 

• Measures to reduce shoreline erosion… 
(c.iii) Place new structural flood hazard reduction measures landward of the associated wetlands, 
and designated vegetation conservation areas, except for actions that increase ecological 
functions, such as wetland restoration, or as noted below. Provided that such flood hazard 
reduction projects be authorized if it is determined that no other alternative to reduce flood 
hazard to existing development is feasible. The need for, and analysis of feasible alternatives to, 
structural improvements shall be documented through a geotechnical analysis. 

 
1.b – City staff suggested edit for phrasing. 
 
1.e – SMP is missing the required provision for location landward of wetlands.  
 
3 – SMP is missing a provision to satisfy WAC 173-26-221(3.b) and (3.c.i)  
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10.  4.6 Public Access 

4.6.3 Regulations 
1. Consistent with legal/constitutional limitations, provisions for adequate public access 
shall be incorporated into all proposals for Shoreline Permits that have one or more of the 
following characteristics: 

a. The proposed development or use will create a demand for, or increase demand for 
public access; 
b. The proposed use is not water-dependent and is not a preferred use under the SMA 
water-enjoyment, water-related, or non water-dependent, except for individual single-
family residences not part of a development planned for 5 or more parcels. 

As written, this provision is not consistent with WAC 173-26-221(4.d.iii): 
Provide standards for the dedication and improvement of public access in developments for 
water-enjoyment, water-related, and nonwater-dependent uses and for the subdivision of 
land into more than four parcels. In these cases, public access should be required except: 
(A) Where the local government provides more effective public access through a public access 

planning process described in WAC 173-26-221 (4)(c). 
(B) Where it is demonstrated to be infeasible due to reasons of incompatible uses, safety, 

security, or impact to the shoreline environment or due to constitutional or other legal 
limitations that may be applicable. 

In determining the infeasibility, undesirability, or incompatibility of public access in a given 
situation, local governments shall consider alternate methods of providing public access, 
such as off-site improvements, viewing platforms, separation of uses through site planning 
and design, and restricting hours of public access. 

(C) For individual single-family residences not part of a development planned for more than 
four parcels. 

Ecology requires revision for consistency with WAC 173-26-221(4.d.iii). 

11.  5. Shoreline Use 
Regulations  

5.2 Provisions Applicable to All Uses 
1. When determining allowable uses and resolving use conflicts within the City’s shoreline 
jurisdiction, the following preferences and priorities shall apply in the order listed below: 

a. Reserve appropriate areas for protecting and restoring ecological functions to control 
pollution and prevent damage to the natural environment and public health. 
b. Reserve shoreline areas for water-dependent and associated water-related uses. 
c. Allow mixed uses projects that include or support water-dependent uses. 15 
d. Reserve shoreline areas for other water-related and water-enjoyment uses that are 
compatible with ecological protection and restoration objectives. 
e. Locate single-family residential uses where they are appropriate and can be developed 
without significant impact to ecological functions or displacement of water-dependent 
uses. 
f. Limit nonwater-oriented uses to those locations where the above described uses are 
inappropriate or where nonwater-oriented uses demonstrably contribute to the 
objectives of the SMA. 

2. e. New uses and development shall be subject to the setback requirements and height 
limitations contained in Section 5.3 Shoreline use Table, including Table 5.1 – Shoreline Use 
& Dimensional Setback Standards. 

1.a – f – The provisions a- d accurately reflect RCW 90.58.020 and WAC 173-26-201(2.d) 
that establish the required order of use preference, however the last two WAC items 
regarding single-family residential, and non-water oriented uses were omitted as 
presented.  

Ecology requires revisions for consistency with WAC 173-26-201(2.d). 

2 – As presented, this provision about setbacks & height limits is included as part of the 
established order of use preference, and is inconsistent with WAC 173.26-201(2.d), 
therefore better formatted as a separate item.  

In collaboration with a City staff suggested edit, Ecology recommends revision for 
accuracy and clarification. 

12.  5.3 Shoreline Use 
Table  

Table 5.1 – Shoreline Use & Setback Standards 
 Shoreline Environment Designation 
 Most Restrictive               to               Least Restrictive 

Header Row - Based on the SED purpose & criteria, there is not an exact order of 
protectiveness by which these are presented. In discussion with City staff, Ecology 
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P= Permitted, C=Conditional Use, X= Not Permitted, n/a= Not Applicable 
 

Boating Facilities & Overwater Structures 
Non-motorized Boat 
Launch 
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n/a 

P 

n/a 
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n/a 

P 

n/a 

Motorized Boat Launch X C C P 
Mooring Buoy C C P P 
Float X C C P 
Private Leisure Deck X C X C X P X 
Public Leisure Pier X C P P 
Single-User Residential 
Dock X C C P 

Joint-Use Moorage X P P P 
Marina X X C P 

  
Institutional 
Water-Dependent C 

n/a 

C 0 C 0 P 0 P 0 
Water-Related X X n/a C 100 P 75 P 50 
Non-Water-Oriented X X n/a C 100 C 100 P 100 
Cemetery X X n/a C X 50 

n/a 
P 50 C X 50 

n/a 
 

 
... 
[Footnote] 2 – Non-water oriented Commercial & Industrial uses Cconditionally allowed only 

when a) the site is physically separated from the shoreline by another property or public 
right-of-way or b) the project provides a significant public benefit with respect to SMA 
objectives (e.g., providing public access and ecological restoration) and i) is part of a 
mixed-use project that includes water-dependent uses or ii) navigability is severely 

requires revision to delete the row that indicates ‘most to least restrictive’ as 
inaccurate/misleading. 

 

 

 

 

Boating Facilities & OWS - While not specified by the text of SMP 5.4.3 Boating Facilities 
& Overwater Structures, Table 5-1 allows Private Leisure Decks, defined in SMP 7 
Definitions as overwater structures not used for moorage. WAC 173-26-231(3) only 
allows SFR piers & docks as a water-dependent use when they are for access to 
watercraft; therefore, private leisure decks must be prohibited as overwater structures. 
See also SMP Handbook Chapter 12 Piers, Docks & Overwater Structures. 

SMP 7 Definitions: Leisure Deck, Private – An overwater structure associated with a private, 
typically single-family residential, use of the shoreline. Private leisure decks are designed or 
intended for uses that are unnecessary for the moorage of a boat or watercraft (e.g., seating, 
cooking, viewing, storage, etc.).  

Ecology requires revision for consistency with WAC 173-26-231(3), and agrees with City 
staff’s suggested approach to keep the row and show all ‘Xs’ to indicate prohibited in all 
SEDs. 

Institutional – Cemeteries – In discussion with City staff, the intent is to allow existing 
cemeteries in Urban Conservancy (UC) to continue and to expand, consistent with all 
applicable provisions. No new cemeteries are anticipated in Shoreline Residential (SR) or 
Active Waterfront (AW) so a conditional allowance is unnecessary, and where a use is 
prohibited no setback is needed. 

Ecology requires revision to prohibit new cemeteries in SR and AW to accurately reflect 
existing and anticipated cemetery use and development. 

 

Footnote 2 – City staff suggested edit for reorganized phrasing, Ecology supports this 
revision for clarity. 
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limited. or b) the site is physically separated from the shoreline by another property or 
public right-of-way 

13. 5.4.2 Aquaculture 

5.4.2 Aquaculture 
1. Location Description. Aquacultureal  uses do not currently exist along Stevenson’s 
shorelines. are limited and largely incompatible with Stevenson’s vision for its shorelines. 
 
2. Applicability. This SMP applies to all proposed aquaculture uses. Aquaculture is the 
culture of farming of fish, shellfish, or other aquatic plants and animals. Upland finfish 
rearing facilities as defined in this SMP meet the definition of “agricultural 
facilities/equipment activities.” Nevertheless, these facilities are regulated as non-water 
oriented aquaculture by the provisions of this section and not SMP Section 5.4.1. 
 
3. Policies: 
a. New aquaculture uses should be discouraged within Stevenson’s shoreline jurisdiction. 
ab. Because aquaculture is an activity of statewide interest, aquaculture may be considered 

as a Shoreline Conditional Use Permit (SCUP)... 
 
4. Regulations: ... 
f. Non-water-oriented portions of aquaculture facilities (e.g., parking lots, offices, storage, 

dorm or sleeping quarters, etc.) shall be placed upland of water-oriented aquaculture 
uses. Such upland areas must be appropriate for the appurtenant and accessory 
development, including necessary infrastructure. 

Locally regulating upland finfish rearing facilities (UFRF) as Aquaculture, rather than 
Agriculture, is an acceptable approach but the proposed text is confusing. Ecology 
requires revision for consistency with WAC 173-26-241(3.b). 

1 – If true, current conditions are better described as ‘nonexistent’. For Shorelines of 
Statewide Significance (e.g. Columbia River) the statewide interest is favored over local 
interest/community vision. As written, this statement conflicts with the policy below that 
identifies Aquaculture as a water-dependent, preferred use. 

2 – This reference to an Agriculture definition is incorrect; UFRFs are noted in the 
definition for Ag Facilities/Equipment (RCW 90.58.065); In collaboration with City staff, 
add clarifier about UFRFs as non-water oriented. 

3.a – As a preferred, water-dependent use of statewide interest, aquaculture is not to be 
discouraged. [renumber the remaining policies in this section as necessary] 

4.f – City staff suggested edit to delete ‘appurtenance’ and use ‘accessory’ consistent 
with the Chapter 7 definition that is specific only to single-family residences. Ecology 
supports this edit for accuracy. 

 

14.  

5.4.3 Boating 
Facilities & 
Overwater 
Structures 

3. Policies 
a. Boating facilities and overwater structures only for water-dependent uses or for public 

access should be allowed, provided they can be located, designed, and constructed in a 
way that results in no net loss of shoreline ecological functions. Docks associated with 
single family residences are defined as water dependent uses only when they are 
designed and intended as a facility for access to watercraft.  

 
b. In addition to achieving no net loss, boating facilities and overwater structures should 

locate where they will be compatible with neighboring uses, including navigational and 
aesthetic considerations and tribal treaty fisheries. 

 
4. Regulations 

WAC 173-26-231(3)(b) only allows SFR piers & docks as a water-dependent use when 
they are for access to watercraft; and requires joint-use or community docks for 2 or 
more residences:  

“…a dock associated with a single-family residence is a water-dependent use provided that it 
is designed and intended as a facility for access to watercraft and otherwise complies with the 
provisions of this section” … 
 
“Where new piers or docks are allowed, master programs should contain provisions to require 
new residential development of two or more dwellings to provide joint use or community dock 
facilities, when feasible, rather than allow individual docks for each residence.” 

 
Policies 
3.a – Clarify to limit boating facilities only for water-dependent use or public access, and 
to add clarifying language re: SFR docks per WAC 173-26-231(3.b); Further there is no 
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c. Boating facilities and overwater structures shall only be permitted where it can be 
demonstrated that: 
i. The use is water-dependent or public access; 
ii. The proposed site has the flushing capacity required to maintain water quality; … 

… 
g. Boating facilities and private overwater structures shall be marked with reflectors, or 

otherwise identified to prevent unnecessarily hazardous conditions for surface-water 
users during the day or night. 

 
m. Single-user residential docks are water dependent uses only when demonstrated they 

are to be designed and intended as a facility for access to watercraft. New residential 
piers or docks for two (2) or more dwellings shall provide joint-use or community dock 
facilities, when feasible, rather than allow individual docks for each residence. 

related regulation to implement this policy re: only water-dependent or public access – 
hence the related edit to Reg #4.c below. 
 
3.b – Separate the second clause of ‘a’ to a separate provision ‘b’; subsequent items to be 
renumbered as needed. 
 
Regulations 
4. c – Add language to implement Policy 3.a as noted above. 
 
4.g – As written, public overwater structures would not have to be marked with 
reflectors. 
 
4.m – Add provision to address single-user and joint use residential docks for internal 
consistency with Table 5-1.  
 
Ecology requires revisions for accuracy, consistency with WAC 173-26-231(3.b) and 
internal consistency. 

15.  5.4.10 Residential 
Development 

1. Location Description. Single-Family and Multi-Family residential development exists and 
is planned for several areas of Stevenson’s shoreline jurisdiction. The SMA considers single-
family residences and their appurtenant structures to be priority preferred uses similar to 
water-dependent uses (e.g., ports, recreational uses, public access, commercial and 
industrial developments). 
 
3. Policies: 
a. Development of single-family residential homes and appurtenant structures are priority 
preferred uses under the SMA only when consistent with the control of pollution and 
prevention of damage to natural resources... 

Consistent with WAC 173-26-241(3.j), single family residential use may be considered a 
priority when pollution and damage are avoided. This priority is separate, and different 
from, the required order of use preference established by WAC 173-26-201(2.d) where 
single family residential use is recognized well after ecological functions, water-oriented 
and mixed use activities. As written, the Location Description and Policy #3.a are 
incorrect in referring to single-family residential use as preferred, and inconsistent with 
rule requirements. 
 
Ecology requires text revisions for consistency with WAC 173-26-241(3.j). 

16.  5.4.10 Residential 
Development 

4. Regulations: 
a. New single-family homes are prohibited within the Aquatic, Natural, and Active 
Waterfront SED. 

As written, this text prohibits SFR only in Active Waterfront SED, however the 5.3 
Shoreline Use Table 5-1 shows SFR prohibited in Aquatic, Natural, and Active Waterfront. 
SMP 5.2.2 states the text shall take precedence in the event of conflict with the Table. 
We presume the Table is a correct reflection of the City’s intent and the text needs to be 
fixed to avoid such conflict. 
 

27



ATTACHMENT B: DEPARTMENT OF ECOLOGY REQUIRED CHANGES TO THE CITY OF STEVENSON SHORELINE MASTER PROGRAM UPDATE - (RESOLUTION NO. 2018-322) 
 

 
Page 12 of 14 

 

ITEM SMP PROVISION BILL FORMAT CHANGES 
[underline = additions; strikethrough = deletions] ECOLOGY DISCUSSION/RATIONALE 

Ecology requires revision for consistency with WAC 173-26-241(3)(j) and internal 
consistency with 5.3 Shoreline Use Table 5-1 and SMP Section 5.4.10(4.b) prohibiting 
new over-water residences. 

17.  
5.4.11 

Transportation & 
Parking Facilities 

4. Regulations: 
h. All of the following conditions shall be met when an accessory parking facility is proposed 
in the shoreline jurisdiction: 

i. The facilities serving water-dependent and non-water oriented uses shall be located 
landward, adjacent to, beneath or within the building being served. The facilities serving 
water-related and water-enjoyment uses shall give first preference for location 
landward, adjacent to, beneath, or within the building being served. 

As written, this provision is not consistent with WAC 173-26-241(3)(k):  
… Plan, locate, and design proposed transportation and parking facilities where routes will 
have the least possible adverse effect on unique or fragile shoreline features, will not result in 
a net loss of shoreline ecological functions or adversely impact existing or planned water-
dependent uses. ..Parking facilities in shorelines are not a preferred use and shall be allowed 
only as necessary to support an authorized use. … 

 
Location of the primary use/structure is already established by its water-oriented status, 
so the location of accessory parking doesn’t need to rely on water-oriented status. 
Allowing additional flexibility for water-related and water-enjoyment beyond what is 
allowed for water-dependent is not consistent with the order of use preference. In no 
case should accessory parking be located waterward of the primary use/structure. 

Ecology requires revision for consistency with WAC 173-26-241(3)(k). 

18.  6.4.1 Vegetation 
Removal 

1. Applicability: ... 
d. The provisions of this section and SMC 18.13.095 apply to all vegetation removal within 

150 ft of the OHWM or such other buffer as established in SMP Section 4.4. 

Change required to fix a typo or clerical error. This provision is unfinished and wording is 
unclear. Ecology requires revision for 1.d to read as intended.  

19.  6.4.1 Vegetation 
Removal 

3. Regulations - General 
g. Mitigation Area, Monitoring. 

i. The project shall be monitored annually for 5 years to document plant survivorship. 
ii. Monitoring reports shall be provided to the Administrator once per year. 
iii. The planted mitigation area shall achieve a plant survival standard of 80% at the end of 

5 years. 
iv. Monitoring results may require additional/replacement planting to meet the survival 

standard. If the survival standard is not met, then additional planting may be required 
and the monitoring period extended. 

v. In lieu of monitoring, a A conservation covenant may be established which prevents 
future development or alteration within the mitigation area. 

Ecology requires revision for consistency with WAC 173-26-201(2)(a) requirement for use 
of scientific and technical information, consistent with Ecology’s most recent Wetland 
Guidance for CAOs and Wetland Mitigation Guidance, and for consistency with the 
ecological protection and no net loss standards of WAC 173-26-201(2)(c). 
 
g.iv – If replanting is required, additional monitoring is appropriate to ensure survival. 
 
g.v - The conservation covenant should not be in lieu of monitoring. This would mean an 
area would be protected but if the planting totally fails, it’s going to have pretty low 
functionality and be an invitation for invasive weeds and not provide the ecological 
functions intended. 

20.  6.4.3 Shoreline 
Stabilization 

3. Regulations:  
d. When new, enlarged, or replacement structural shoreline stabilization is demonstrated to 
be necessary per the above requirements of subsections e and f below, it shall: 

i. Be the minimum size necessary and shall meet no net loss. Soft stabilization measures 
shall be implemented unless demonstrated not to be sufficient... 

d - As written, the phrasing with both ‘above’ and ‘below’ is inaccurate. 
 
d.iv - For GeoHaz areas, the SMP lacks any provision for residential primary structures 
required by WAC 173-26-221(2.c.ii.D) here in 6.4.3 Shoreline Stabilization or in SMP 4.4 
Critical Areas.  
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iv. For residential primary structures in a geologically hazardous area or its buffer, 
demonstrate no alternatives (including relocation or reconstruction of existing 
structures) are feasible and less expensive than the proposed stabilization measure. 

 
Ecology requires revision for accuracy and consistency with WAC 173-26-221(2.c.ii.D). 

21.  6.4.4 Shoreline 
Restoration 

2. Policies 
b. Ecological enhancement and restoration measures occurring on Stevenson’s shorelines 
should not interfere with the establishment of other preferred shoreline and uses, 
especially in the Active Waterfront SED. 

RCW 90.58.020 and WAC 173-26-201(2.d) establish the required order of use preference 
where ‘protection & restoration of ecological functions’ is the top preference before 
water-dependent & associated water-related uses, and other categories as listed - also 
established at SMP 5.2 Provisions Applicable to All Uses. This Policy 2.b conflicts with the 
WAC order of use preference and is internally inconsistent with SMP 5.2  
 
Ecology requires revision to delete this conflicting provision. 

22.  7. Definitions 

Floodway – The area, as identified in this SMP, that either:  
i) Hhas been established in effective FEMA flood insurance rate maps or floodway maps. ; or 
ii) consists of those portions of a river valley lying streamward from the outer limits of a 
watercourse upon which flood waters are carried during periods of flooding that occur with 
reasonable regularity, although not necessarily annually, said floodway being identified, 
under normal condition, by changes in surface soil conditions or changes in types or quality 
of vegetative ground cover condition, topography, or other indicators of flooding that occurs 
with reasonable regularity, although not necessarily annually. Regardless of the method 
used to identify the floodway, tThe floodway does not include those lands that can 
reasonably be expected to be protected from flood waters by flood control devices 
maintained by or maintained under license from the federal government, the state, or a 
political subdivision of the state. 

The statutory definition includes two options and the City’s SMC 18.13.105 Frequently 
Flooded Areas regulations rely on the current FEMA FIRMS and SMC 15.24 Floodplain 
Management Regulations, so using the language of option (i) would ensure internal 
consistency.  
 
Ecology requires revision for consistency with RCW 90.58.030. 
See also Periodic Review Checklist #2007.a. 

23.  7. Definitions 

Lake – See WAC 173-22-030 – Definitions. An area permanently inundated by water in 
excess of 2 meters deep and greater than 20 acres in size measured at the OHWM. A body 
of standing water in a depression of land or expanded part of a river, including reservoirs, of 
twenty (20) acres or greater in total area. A lake is bounded by the ordinary high water mark 
or, where a stream enters a lake, the extension of the elevation of the lake's ordinary high 
water mark within the stream. 

The 20 acre size for jurisdiction is established by RCW 90.58.030 and at SMP 1.3.1; the 
source of the ‘2-meter deep permanent inundation’ criterion in this definition is unclear. 
As presented, this definition is not consistent with WAC 173-22-030: 

“Lake” means a body of standing water in a depression of land or expanded part of a river, 
including reservoirs, of twenty acres or greater in total area. A lake is bounded by the ordinary 
high water mark or, where a stream enters a lake, the extension of the elevation of the lake's 
ordinary high water mark within the stream. 

Ecology requires revision for consistency with WAC 173-22-030, and supports the City 
staff suggested addition of the WAC citation cross reference. 

24.  7. Definitions 
Review Activity, Wetland – Those activities identified in WAC 173-26-221(2.c.i.A) (i.e., the 
dumping, discharging or filling with any material, including discharges of stormwater and 
domestic, commercial, or industrial wastewater; the draining, flooding, or disturbing of the 

Related to 4.4.6 above, neither the SMP nor the incorporated critical area provisions of 
SMC 18.13 specify these activities as required by WAC 173-26-221(2.c.i.A): 
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water level, duration of inundation, or water table; the driving of pilings; the placing of 
obstructions; the construction, reconstruction, demolition, or expansion of any structure; 
significant vegetation removal, provided that these activities are not part of a forest practice 
governed under chapter 76.09 RCW and its rules; other uses or developments that results in 
an ecological impact to the physical, chemical, or biological characteristics of wetlands; or 
activities reducing the functions of buffers described in WAC 173-26-221(2.c.i.D)). 

Regulations shall address the following uses to achieve, at a minimum, no net loss of 
wetland area and functions, including lost time when the wetland does not perform the 
function:  
• The removal, excavation, grading, or dredging of soil, sand, gravel, minerals, organic 
matter, or material of any kind; 
• The dumping, discharging, or filling with any material, including discharges of stormwater 
and domestic, commercial, or industrial wastewater; 
• The draining, flooding, or disturbing of the water level, duration of inundation, or water 
table; 
• The driving of pilings; 
• The placing of obstructions; 
• The construction, reconstruction, demolition, or expansion of any structure; 
• Significant vegetation removal, provided that these activities are not part of a forest 
practice governed under chapter 76.09 RCW and its rules; 
• Other uses or development that results in an ecological impact to the physical, chemical, or 
biological characteristics of wetlands; or 
• Activities reducing the functions of buffers described in (c)(i)(D) of this subsection. 

Ecology requires revision to ensure WAC consistency and supports the City staff 
suggested approach of establishing and defining the term ‘wetland review activity’. 

25.  7. Definitions 
Should – See WAC 173-26-020 – Definitions. A strong preference; a particular action is 
required unless there is a demonstrated, compelling reason, based on a policy of the SMA, 
the Guidelines, and this SMP, against taking the action. 

Not consistent with WAC 173-26-020: 
 (37) "Should" means that the particular action is required unless there is a demonstrated, 
compelling reason, based on policy of the Shoreline Management Act and this chapter, 
against taking the action. 

Ecology requires text revision for consistency with WAC 173-26-020(37), and supports the 
additional edit suggested by City staff to add a specific WAC citation for internal 
consistency with other cross references. See also Recommended changes to Chapter 7 
Definitions in Attachment C. 
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1.  General 

[Correct scrivener errors, as needed, in Stevenson Municipal Code (SMC) 18.08, and the 
Shoreline Master Program (SMP).] 
• SMC 18.08.110 - 1. Content.  The content of the notice shall be... 
• SMC 18.08.185 - Items ‘E’ through ‘H’ should be formatted as ‘A’ through ‘D’ 
• SMP 2.3.2 - ...submittal requirements necessary for to ensure compliance... 
• SMP 2.4.3 - 3. ...the review criteria of this cChapter, and WAC 173-27. 
• SMP 2.5.2 - 3. In authorizing a MPA, the City may be attach conditions... 
• SMP 3.2.3 - 1. ...that are consistent with this WAC 173-26... 
• SMP 3.2.4 – 3. b. ...ecological functions or future further degrade... 
• SMP 4.1 - The provisions of this section Chapter apply generally... 
• SMP 4.2.1 - ...that: 1) are either recorded at the state historic preservation office 

and/or by the City,; 2) have been identified in consultation with a Tribal Historic 
Preservation Officer,; or 3) have been discovered inadvertently... 

• SMP 4.2.3 – 1.a. ...based on information from DAHP, or a prior archaeological 
report/survey, or based on a state or federal register... 

• SMP 4.2.3 – 3. ...If the cultural resource provfessional determines... 
• SMP 4.5.3 – 1.b. That nNonstructural measures are not feasible; 
• SMP 5.4.3 - 4.b. ...shall be designed, constructed, and maintained to so as not to 

interfere with or impair the navigational use of shorelines. 
• SMP 5.4.3 – 4.d.i. Where unassociated with water-dependentd uses... 
• SMP 5.4.6 – 1. ...institutional uses for the Skamania County... 
• SMP 5.4.11 – 3. f. ...special standards for to uensure public and private... 
• SMP 5.4.11 – 4.b.  ... plan, design, and locate where routes: 

i. Wwill have the least possible adverse effect ... fragile shoreline features;  
ii. Wand will not result in a net loss of shoreline ecological functions; and 
iii. Will not or adversely impact existing or planned water-dependent uses. 
b.c. Alternative designs for transportation facilities... 

• SMP 6.4.1 - 3.b. ii. ...establish mitigation rations that deviate... 
• Appendix A - A.1. ...(SEDs) of those areas will take effect immediately... 
• Appendix A – A.3. ...as 1) legal actions related to annexation, land division... 
• Appendix B - B.2. ...Table A.2 is provided to catalogue the each letter... 

Global Change – In collaboration with City staff, Ecology recommends revisions 
throughout SMC 18.08 and the SMP, as needed, to correct minor scrivener errors such as 
alpha-numeric formatting, misspelling, punctuation, typos, grammatical errors (i.e. 
insertion/deletion of ‘the’, ‘of’, ‘for’, ‘be’, etc.), capitalization, citations, hyphens, and 
similar that have no substantive effect on implementation. Many such corrections were 
suggested by City staff including, but not limited to, those shown at left. 
 
In addition, the City may opt to: 
• remove the line numbering throughout the document so that reference citations are 

made solely by chapter, section, sub-section, provision, and sub-item numbers;  
• remove the page background watermark that reads ‘Council Authorized’; and 
• correct the numbering error at 4.4.4 – 4.4.6, both in the Table of Contents and Chapter 

4. 
 
Ecology supports these non-substantive clarifying revisions. 
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2.  General 

2.9.1 Nonconforming Use & Development – Purpose – Applicability – Criteria ... 
2. Nonconforming uses and developments on Stevenson’s shorelines shall meet the 
standards of the City of Stevenson Zoning Code, SMC 17.44 – Nonconforming Uses (Said 
provisions include all amendments adopted through February 27th, 2017, the effective 
date of Ordinance 2017-1103), with the following exceptions: ... 
 
5.4.13 Unlisted Uses 
2. Process. To the extent practicable, the interpretation of uses under this SMP shall be 
guided by the Zoning Code’s provisions related to interpretation of uses at SMC 17.12.020 
(Said provisions include all amendments adopted through February 27th, 2017, the 
effective date of Ordinance 2017-1103), provided that... 

City staff suggested edit to include specific reference to City Zoning Code provisions that 
apply in shoreline jurisdiction. 
Ecology supports these clarifying revisions. 

3.  
SMC 18.08 
Shoreline 

Management 

.020 Shoreline Master Program and Map Adoption. 
A. There is made a part of this chapter a management plan which shall be known as the 
“Stevenson Shoreline Master Management Program” or ”SMP,” adopted 
_____[date]____, as well as a map which shall be officially known as the “Stevenson 
Shoreline Environment Designation Map.” These documents shall be made available to 
the general public upon request. 
 
.050 Applicability of Provisions, Shorelines Designated. 
A. Unless specifically exempted by state statute, all proposed uses and development 
occurring within shoreline jurisdiction must conform to chapter 90.58 RCW, the Shoreline 
Management Act, and the Stevenson Shoreline Master Management Program. 

In collaboration with City staff, Ecology recommends these text revisions for accuracy and 
internal consistency. 
Master - The submitted SMP document is titled Shoreline Master Program, consistent 
with the requirements of SMA and WAC. Also, SMP 1.1 Title establishes the name as 
Stevenson Shoreline Master Program. The SMP document title page, page header, sub-
section headers and body text all use the SMA term. Our use of the term ‘master program’ 
is intended to indicate that an SMP has both goals & policies as planning components as 
well as specific regulatory standards. 
Date - Insertion of the Council final adoption date for accuracy before sending a final 
clean-copy version of the SMP to Ecology; City may opt to also include Ordinance Number. 
Stevenson - Insertion of the City’s name to the SED Map title provides better clarity. 

4.  
SMC 18.08 
Shoreline 

Management 

.050 Applicability of Provisions, Shorelines Designated. 
B. This chapter applies to all areas within shoreline jurisdiction as designated in the SMP, 
including: 
1. That portion of the Columbia River shoreline which lies within city limits. This chapter 

will apply to any Columbia River shoreline which is annexed into the city; provided, the 
annexed shoreline has been predesignated within the SMP. The entire Columbia River 
shoreline is a Shoreline of State-Wide Significance; 

2. The Rock Cove shoreline; 
3. That portion of the Rock Creek shoreline which lies within city limits. This chapter will 

apply to any Rock Creek shoreline which is annexed into the city; provided, the annexed 
shoreline has been predesignated within the SMP. 

The SMP will apply to any jurisdictional areas of the Columbia River, Rock Creek, or Ashes 
Lake upon annexation into the City regardless of predesignation. Per WAC 173-26-211(2.e) 
and SMP A.5.6, any area not predesignated (i.e. undesignated) would simply default to the 
Urban Conservancy SED until formally designated by way of an SMP amendment. By 
predesignating areas in the Urban Area Boundary, the City simply minimizes the chance of 
relying on this default requirement and eliminates the need for an SMP amendment. 
 
Ecology recommends revisions for accuracy & clarity. 
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4. Any portion of the Ashes Lake shoreline which is annexed into the city; provided, the 
annexed shoreline has been predesignated within the SMP. 

5.  
SMC 18.08 
Shoreline 

Management 

SMC 18.08.120 Permits—Fees. 
A. An application for an approval under this chapter shall be accompanied by an 
application fee payable to the City in an amount established and periodically adjusted by 
the City Council.  
B. Fees are not refundable. 
C.    Payment of an application fee does not guarantee that a permit will be issued. 

Revision suggested by City staff to reflect newly adopted 2020 permit fee refund policy. 
Ecology supports this edit. 

6.  SMP 
Acknowledgements 

[Update the members listed for City Council, Local Advisory Committee, and Planning 
Commission] 
 
State Staff Support 
This Comprehensive Shoreline Master Program Update amendment is made possible by  
Washington State Department of Ecology Grant G1200-044 and SEASMP-StevPW-02230, 
with the assistance of Michelle McConnell, Regional Shoreline Planner 

Listed Members - Clarifying edits suggested by City staff to ensure all city elected and 
appointed volunteers involved in the SMP to date are recognized. 
Ecology supports this edit. 
 
State Support – City staff suggested and Ecology supports these recommended revisions 
to modify the sub-title, and rephrase text as an SMP amendment to reflect the combined 
effort to satisfy both the comprehensive update and periodic review requirements. The 
2019 – 21 Periodic Review grant Agreement number should also be reflected by similar 
text reference on the Cover Page. 
Ecology supports this edit. 

7.  SMP Page Header City of Stevenson                                    Cirty Council Authorized Draft Staff Clean-Up Draft 
2018 Shoreline Master Program                                                   September December 202118 

Global change - City staff suggested and Ecology supports these recommended revisions 
to the Page Header text throughout the document to accurately reflect the final adopted 
version SMP; this text should agree with any similar text references on the cover page and 
at SMC 18.08. Per City discretion, Page Header text could use: document name without a 
date; include the Council final adoption date; include the Ecology final approval date; OR 
include the Effective Date. 

8.  SMP Table of 
Contents 

2.5 Exemptions from Shoreline Substantial Development Permits Minor Project 
Authorizations 

2.5.1 Exemptions Minor Project Authorizations – Interpretation and Guidelines 
2.5.2 Statement of Exemption Process Minor Project Authorization Process 

 

As written, the phrasing is internally inconsistent with Chapter 2 text that uses the term 
“Minor Project Authorization’ at 2.5, 2.5.1, and 2.5.2. 
 
Ecology recommends revision to have the Table of Contents match the language used in 
the body of the SMP.  

9.  1.1 Title This document shall be known and may be cited as the Stevenson 2018 Shoreline Master 
Program (SMP). 

2018 was the local approval date, not the effective date that will be determined by City’s 
final adoption by ordinance and Ecology’s final action. Ecology recommends revision for 
accuracy and internal consistency. 
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10.  1.3 Shoreline 
Jurisdiction 

1.3.2 Applicable Shoreline Jurisdiction in Stevenson 
The extent of the shoreline jurisdiction shall be determined for specific project proposals 
based on the actual location of the OHWM, floodway, and the presence and delineated 
boundary of associated wetlands as may be determined on a site-by-site basis based on 
adopted definitions and technical criteria. The 2018 city limits of Stevenson includes... 
 
1.3.3 Shoreline Environment Designation Map 
The approximate shoreline jurisdictional area and the Shoreline Environment Designations 
(SEDs) are delineated on the map(s), hereby incorporated as a part of this SMP that shall 
be known as the “Stevenson Shoreline Environment Designation Map” (See Appendix A). 
The boundaries of the shoreline jurisdiction on the maps are approximate. The actual 
extent of shoreline jurisdiction for specific project proposals shall be based upon the 
actual location of the OHWM, floodway, and the presence and delineated boundaries of 
associated wetlands as determined after an on-site inspection and based on the 
definitions provided in accordance with SMP Sections 1.3.1 and 1.3.2, Chapter 3, Chapter 
7, and in accordance with RCW 90.58.030. 

1.3.2 - Revision suggested by City staff to delete duplicate language also addressed in the 
next sub-section. 
 
1.3.3 - Revisions suggested by City staff for clarity and to consolidate duplicative 
language. 
 
Ecology supports these clarifying revisions. 

11.  

1.5 Shoreline 
Master Program 
Applicability to 
Development 

The SMP shall apply to all land and waters under the jurisdiction of Stevenson as identified 
in SMP Sections 1.3.1, 1.3.2, and 1.3.3 above. If the provisions of the SMP conflict with 
other applicable local ordinances, policies, and regulations, the requirement that most 
supports the provisions of the SMA as stated in RCW 90.58.020 and that provide the 
greatest protection of shoreline ecological resources shall apply, as determined by the 
Shoreline Administrator. 
 
This SMP shall apply to every person (i.e. individual, firm, partnership, corporation, 
association, organization, corporation cooperative, public or municipal corporation, or 
agency of the local or state or local governmental unit however designated) agency, public 
or municipal corporation, or other non-federal entity that uses, develops, owns, leases, or 
administers lands, wetlands, or waters that fall under the jurisdiction of the SMA. The SMP 
shall not apply to federal agency activities on federal lands. 
 
SPlease see SMP Chapter 2 below for more information... 
 
1.6 Relationship to Other Plans and Regulations 
...Applicants must also comply with the Stevenson Comprehensive Plan and any applicable 
subarea plan. If the provisions of the SMP conflict with other applicable local ordinances, 
policies, and regulations, the requirement that most supports the provisions of the SMA as 

Conflicting Provisions – As suggested by City staff, move this 1.5 text to next section 1.6 
as a more intuitive location for addressing SMP relationship to other plans and 
regulations. 
Ecology supports this clarifying edit. 
 
Applicability – City staff suggested text revisions to better reflect RCW 90.58.030 
Definitions: 

(1)(e) "Person" means an individual, partnership, corporation, association, organization, 
cooperative, public or municipal corporation, or agency of the state or local governmental unit 
however designated. 

Ecology supports this clarifying edit with the added insertion of ‘uses’.  
 
1.6 - As suggested by City staff, move text from the previous section 1.5 as a more 
intuitive location for addressing SMP relationship to other plans and regulations. 
Ecology supports this clarifying edit. 
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stated in RCW 90.58.020 and that provide the greatest protection of shoreline ecological 
resources shall apply, as determined by the Shoreline Administrator. The City’s Shoreline 
Administrator or designee... 

12.  2.4 Permit Process 
2.4.1 Permission Required … 
2. Activities excepted exempt from obtaining permission under this SMP include projects: 
…  

Ecology recommends revision for accuracy and internal consistency. Only WAC 173-27-
040 lists SDP exemptions, the items listed here are exceptions to local review. As written 
the wording is internally inconsistent with the SDP exemptions addressed at SMP 2.5 and 
could cause confusion during implementation. 

13.  
2.5 Minor Project 

Authorizations 
(MPA) 

2.5.1 Minor Project Authorizations – Interpretation & Guidelines 
1. Exemptions—as required by State law—shall be construed narrowly. Only those 
developments that meeting the precise terms of one or more of the state-process 
exemptions listed in WAC 173-27-040 may be reviewed as a Minor Project Authorization 
instead of as a SSDP. ... 
5. An exemption from the state’s SSDP process is not an exemption from compliance 
with the SMA (RCW 90.58), this SMP, or any other regulatory requirements. To be 
authorized, all uses and developments must be consistent with the policies and provisions 
of this SMP and the SMA. Exemptions must still achieve comply with no net loss of... 

Minor clarifying edits suggested by City staff for improved grammar/phrasing.  
Ecology supports these edits.  
 
See also Required Changes to 2.5 in Attachment B. 

14.  

3. Shoreline 
Environment 
Designation 
Provisions 

3.1 Introduction 
The state SMP guidelines require that Shoreline Environment Designations be assigned to 
shoreline areas according to their function, existing land uses, and the goals and 
aspirations of the community. For those unfamiliar with the Shoreline Management Act 
(SMA), a Shoreline Environment Designation 5 (SED) is similar to the more common 
concept of a zoning district. Consistent with the City’s requirements under the SMA, this 
chapter provides a system SEDs which mirror those outlined in the SMP guidelines and 
overlay other zoning district requirements. The locations of the City’s SEDs are described 
in and depicted on the map of shoreline jurisdiction and environment designations in 
Appendix A. including descriptions of parallel environments, waterbody-specific 
interpretations, a parcel guide, and criteria to clarify boundary interpretations. 

Additional language here would help the reader to recognize the Appendix has additional 
provisions related to the text of Chapter 3. 
 
Ecology recommends revision for clarity, as related to WAC 173-26-211(2.e) 

15.  
4.3 Environmental 

Protection & No 
Net Loss 

4.3.2 Regulations 
5. Mitigating for Impacts. When impacts related to a proposal require mitigation, the 
following shall apply: 

a. The proposal shall achieve no net loss of ecological functions. 

There is frequent confusion between: 
• compensatory mitigation that is required to offset the impacts of a permitted 

project; and  
• voluntary restoration conducted at-will solely for the improvement of degraded 

or impaired shorelines as an action separate from any new use/development 
activity.  
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b. The City shall not require mitigation in excess of that necessary to assure the 
proposal 1) results in no net loss of ecological function and 2) does not have a 
significant adverse impact on other shoreline functions fostered by this SMP. 

c. Compensatory mitigation shall give preference to measures that replace the 
impacted function directly and in the immediate vicinity of the impact. However, 
alternative compensatory mitigation identified in the Restoration Plan or within 
located elsewhere in the same reach or watershed that addresses limiting factors or 
identified critical needs for shoreline resource conservation may be authorized, 
including appropriate actions identified in the Restoration Plan. 

d. Unless waived by the City, authorization of compensatory mitigation shall require... 

The SMP requires the former per the mitigation sequence, and supports/encourages the 
implementation of the Restoration Plan (RP) as a non-regulatory companion to the SMP. 
However, a unique circumstance could potentially occur where an action identified in the 
RP may be just the right fit to meet a project’s mitigation requirement, and may be 
conducted as such. Otherwise, mitigation and restoration are separate. 

Ecology recommends revisions for added clarity. 

See also Required Changes to 4.3.2 in Attachment B. 

16.  4.5 Flood Hazard 
Reduction 

4.5.1 Applicability 
1. The provisions of this section and the critical areas protections above apply in addition 
to the regulations for frequently flooded areas in SMC 18.13 and the floodplain 
management regulations in SMC 15.24, including reliance on the established FEMA FIRMs, 
as amended and the critical areas protections above. 

The existing text is acceptable as written. However in collaboration with City staff, Ecology 
recommends revision to add a soft reference to other applicable City regulations as a 
courtesy to the reader, and to help avoid confusion about use of the most current FIRMs. 
This way any future City updates to the maps adopted by the Flood Regulations will not 
require further revisions to the SMP. Sentence reorganization suggested for clarity/better 
phrasing. 

18.13.105 - Critical area—Frequently flooded areas.  
A. Classification and Designation. All lands identified in the Federal Emergency Management 
Agency (FEMA) FIRMs, as amended and approved by the city as being within Zone A, are 
designated as frequently flooded areas. 
B. Performance Standards. All development within designated frequently flooded areas shall 
comply with the city of Stevenson Floodplain Management Regulations, Chapter 15.24, as now 
or hereafter amended. 

15.24.040 - Basis for establishing the areas of special flood hazard.  
The areas of special flood hazard identified by the Federal Insurance Administration as Zone A 
as shown on the Flood Insurance Rate Map for City of Stevenson, WA, Community No. 530161 
A, Panels 01-02, dated July 17, 1986 and Skamania County Washington, Community No. 
530160, Panel 425, dated August 5, 1986, including any revisions thereto, and any revisions 
hereafter, are adopted by reference and declared to be a part of this chapter. The Flood 
Insurance Rate Map is on file at City Hall, 7121 East Loop Road, Stevenson, WA. 

17.  4.6 Public Access 
4.6.2 Policies 
5. New development should identify and preserve key shoreline views and avoid 
obstructing such views from public areas. 

As written, the sentence is unclear – add missing word ‘obstructing’. 

In consultation with City staff, Ecology recommends revision for added clarity. 
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18.  4.6 Public Access 

4.6.3 Regulations ... 
9.c. The City may require specific public access improvements (e.g., public viewing decks, 
etc.) as mitigation in lieu of more significant modifications to site and building design 
when the Planning Commission determines that finds such modifications would be an 
unreasonable financial burden on the applicant. 
10. Where there is a conflict between water-dependent shoreline uses or physical public 
access and maintenance of views from public properties or substantial numbers of 
residences that cannot be resolved using the techniques in Regulation 9 above, the water-
dependent uses and physical public access shall have priority, unless there is the Planning 
Commission finds a compelling reason to the contrary. 

Revisions suggested by City staff for clarity. 

Ecology supports these edits. 

See also Required Changes to 4.6.3 in Attachment B. 

19.  
4.7 Water Quality 

& Non-Point 
Source Pollution  

4.7.3 Regulations 
2. Design, construction and operation of shoreline uses and developments shall 

incorporate measures to protect and maintain surface and groundwater quantity and 
quality in accordance with all applicable laws, so that significant impacts to aesthetic 
qualities or recreational opportunities do not occur. A significant impact to aesthetics or 
recreation would occur if a stormwater facility and appurtenant accessory structures 
(e.g., fences or other features) have the potential to block or impair a view of shoreline 
waters from public land or from a substantial number of residences per RCW 90.58.320, 
or if water quality were visibly degraded so as to discourage normal uses (e.g., 
swimming, fishing, boating, viewing, etc.). … 

In collaboration with a City staff suggested edit to revise the term ‘appurtenance’, 
Ecology proposes using the term ‘accessory’ as more appropriate given that the term 
‘appurtenance’ is related to single-family residential uses, per Chapter 7 Definitions.  

Most water quality threats to humans & wildlife are not ‘visible’ so any kind of 
degradation should be avoided, visible or not.  

Ecology recommends these revisions for accuracy & clarity. 

20.  5.1 Introduction The provisions in this chapter apply to specific uses and types of development that 
typically occurring in shoreline areas... 

City staff suggested edits for clarity/phrasing. 

Ecology supports this edit. 

21.  

5.4.3 Boating 
Facilities & 
Overwater 
Structures 

4. Regulations: ... 
f. Installation of boat waste disposal facilities... The locations of such facilities shall be 
considered on an individual basis in consultation with the state departments of Ecology, 
Fish & Wildlife, Health, Natural Resources, and Parks, and Washington State Department 
of Natural Resources (DNR) and WDFW, as necessary. 

City staff suggested edits for clarity/improved phrasing. 

Ecology supports these edits. 

See also Required Changes to 5.4.3.4 in Attachment B. 

22.  5.4.4 Commercial & 
Industrial 

4. Regulations: ... 
b. Prior to approval of water-dependent uses, the Administrator City shall review a 
proposal for design, layout and operation of the use and shall make specific findings that 
the use qualifies as a water-dependent use. 

City staff suggested edit for accuracy based on roles described at Chapter 2. 

Ecology supports this edit. 

23.  5.4.5 Forest 
Practices 

4. Regulations: ... 
d.vii. Log Storage. Log storage shall occur outside of shoreline jurisdiction whenever other 
areas are demonstrated to be feasible. Log storage may occur at industrial sawmill 

City staff suggested edits for clarity/improved phrasing. 

Ecology supports these edits. 
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operations at previously cleared and improved industrial sites for the purposes of 
shipment and storage for milling, provided that erosion and sediment control BMPs are 
implemented in compliance with the Stormwater Management Manual for Western 
Washington (2014 or as amended). 

24.  5.4.6 Institutional 

3. Policies: ... 
d. Institutional developments that abutting the water's edge should provide physical 
and/or visual public access to the shoreline consistent with SMP Section 4.6. 
 
4. Regulations 
a. Institutional uses shall be designed to prioritize uses such that water-dependent uses 
have preferred shoreline location, followed by water-enjoyment related and water 
enjoyment uses, with non-water-oriented uses having least priority. This includes, where 
feasible locating water-related uses landward of water-dependent and water enjoyment 
uses, and non-water-oriented uses landward of all water-oriented uses. 

3.d - City staff suggested edits for improved grammar/phrasing. 

Ecology supports this edit. 

4.a - As written, the duplicate word appears to be a typo; water-related and water-
enjoyment uses are often addressed together. 

In concurrence with a City staff suggested edit, Ecology recommends revision to correct 
the error. 

25.  
5.4.7 Instream 

Structures 
 

1. Location Description. Stevenson’s shorelines include a variety of i Instream structures 
includeing dams, irrigation facilities, hydroelectric facilities, utilities, and flood control 
facilities. Instream structures are important because they provide specific benefits to 
humans, but also can impact the environment by impeding fish migrations, disrupting 
waterbody substrate, and changing the flow of waters. 

City staff suggested edits for clarity/phrasing. 

Ecology supports this edit. 

26.  5.4.10 Residential 
Development 

4. Regulations: 
d. Setbacks: New, expanded, or altered residential uses and development and 
appurtenant and accessory uses shall adhere to the setback standards in SMP Table 5-1. 

i. Minor Setback Adjustments, Views Setback Consistency. The Shoreline Administrator 
may approve a minor adjustment in setback standards for a single-family residential 
primary structure uses, up to a maximum of 10% provided that: 

1. A single family dwelling exists on an adjacent property, and has a setback 
measurement that is closer than current requirements; 
2. The adjustment area does not contain native vegetation;  
3. Critical areas or buffers are not present, would not be impacted, or will be 
mitigated on site to achieve no net loss; and 
4. The applicant demonstrates that reducing the setback using this approach would 
improve views from the proposed single-family residence that would otherwise be 
obstructed by the adjacent home. This setback adjustment is intended to provide 
equitable treatment between properties but does not guarantee equal or equivalent 
views. 

i - The sub-title indicates the setback reduction is intended to provide consistent setbacks 
for adjacent homes, but the criteria show it’s about protecting views so it’s more accurate 
for the sub-title to better reflect the intent. Neither the SMA nor Guidelines promise 
parity for the sake of ‘fairness’ alone. However, a limited allowance to provide 
prescriptive relief from an obstructed view is an acceptable approach often called a 
‘common line’ setback/buffer. 

As written, this setback reduction would allow any ‘SFR use’ to locate closer, rather than 
only the primary structure; views from appurtenant or accessory structures should not 
qualify for setback reduction. Implementing this provision too broadly could affect 
cumulative impacts and achieving NNL.  

i.4 - Relief from view obstruction seems to be the intent not allowing a home to locate 
closer than the standard setback just to get a better view. See also our SMP Handbook 
Chapter 11 (page 31) that notes: 
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The SMP should state that providing equitable treatment for the property owner does not mean 
necessarily providing an equal or equivalent view. 

Ecology recommends revisions for clarification to avoid overly-broad implementation of 
this provision to ensure NNL. 

See also Required Changes to 5.4.10 in Attachment B. 

27.  5.4.10 Residential 
Development 

4. Regulations: 
g. Piers and Joint-use Docks. For new residential development of more than 2 sdwellings 
occurring since the effective date of this SMP, single-user residential docks shall not be 
permitted. Joint-use moorages may be allowed for such development pursuant to SMP 
Section 5.4.3. 

As written, this provision doesn’t accurately reflect WAC 173-26-231(3)(b): 

Where new piers or docks are allowed, master programs should contain provisions to require 
new residential development of two or more dwellings to provide joint use or community dock 
facilities, when feasible, rather than allow individual docks for each residence. 

Ecology recommends revision for accuracy & clarity, consistent with WAC 173-26-
231(3)(b). 

See also Required Changes to 5.4.10 in Attachment B. 

28.  
5.4.11 

Transportation & 
Parking Facilities 

3. Policies. 
b. When it is necessary to locate transportation facilities in shoreline areas, they should 
be located where routes will have the least impact to shoreline ecological functions, will 
not result in a net loss of shoreline ecological functions, and will not adversely impact 
existing or planned water-dependent uses adversely. ... 

Revisions suggested by City staff for improved phrasing. 

Ecology supports these edits. 

See also Required Changes to 5.4.11 in Attachment B. 

29.  5.4.12 Utilities 

2. Applicability ... 

c. This section applies to actions related to utility facilities which do not qualify as normal 
repair and maintenance under SMP Section 2.5. 

3. Policies. ... 

b. Utility facilities should be located within existing transportation and utility rights-of-
way, easements, or existing cleared areas to the greatest extent feasible. 

2.c - This provision is internally inconsistent with SMP 2.5.1 Minor Project Authorizations 
(MPA) that specifically notes:  

• “the project is not exempt from compliance with this SMP” and  
• “5. An exemption from the state’s SSDP process is not an exemption from compliance with the 

SMA (RCW 90.58), this SMP, or any other regulatory requirements. To be authorized, all uses 
and developments must be consistent with the policies and provisions of this SMP and the 
SMA. Exemptions must still comply with no net loss of ecological functions, which may require 
mitigation even though the review activity is exempt from the state process. 

3 - Revision suggested by City staff for improved grammar/phrasing. 

Ecology supports this edit. 

30.  7. Definitions 

As used in this SMP, the words below have the meaning given here unless the context 
clearly dictates otherwise. The definitions and concepts set forth under RCW 90.58.030, 
WAC 173-26-020, WAC 173-20, WAC 173-22,  and WAC 173-27-030 also apply, and in the 
event of conflict the established definitions of statute and rule shall prevail. 
 

Ecology recommends revision to reference those terms defined by statute and rule as 
applicable even if not defined in the SMP, consistent with WAC 173-27-030(19). 

As related to this overall clarifying statement, City staff suggested a global change to add 
the specific RCW/WAC citation to each term listed that is defined by RCW 90.58.030, WAC 
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[See also Exhibit 1, attached] 173-26-020, WAC 173-20, WAC 173-22, and WAC 173-27-030 as a cross reference within 
Chapter 7. City staff also suggested additional minor adjustments, revisions & deletions to 
many Chapter 7 definitions for improved grammar/phrasing, accuracy and clarity, and the 
addition of a few terms used in the SMP but unintentionally omitted. 

Ecology supports these non-substantive revisions, presented separately in the attached 
Exhibit 1.  

31.  7. Definitions 

Upland Finfish Rearing Facilities – Those private facilities not located within waters of the 
state where finfish are hatched, fed, nurtured, held, maintained, or reared to reach the 
size of commercial market sale. This definition shall include fish hatcheries, rearing ponds, 
spawning channels, and other similarly constructed or fabricated facilities. (Upland finfish-
rearing facilities are included in the SMA definition of agricultural equipment and 
agricultural facilities activities, not aquaculture [RCW 90.58.065]). Upland finfish and 
upland finfish rearing facilities are not defined in the SMA or implementing WAC. 

As written this definition is inconsistent with RCW 90.58.065(2): 

(c) "Agricultural equipment" and "agricultural facilities" includes, but is not limited to: (i) The 
following used in agricultural operations: Equipment; machinery; constructed shelters, 
buildings, and ponds; fences; upland finfish rearing facilities; water diversion, withdrawal, 
conveyance, and use equipment and facilities including but not limited to pumps, pipes, tapes, 
canals, ditches, and drains; (ii) corridors and facilities for transporting personnel, livestock, and 
equipment to, from, and within agricultural lands; (iii) farm residences and associated 
equipment, lands, and facilities; and (iv) roadside stands and on-farm markets for marketing 
fruit or vegetables; and … 

Ecology recommends revision for accuracy and consistency with RCW 90.58.065. 

32.  

Appendix A – 
Shoreline 

Environment 
Designation Map 

A.5 Boundary Interpretation 
4. ... of not more than 50 feet beyond the district SED boundary line. 

Revision suggested by City staff for improved grammar/phrasing. 

Ecology supports this edit. 

33.  

Appendix B – 
Amendment Log & 
Ecology Approval 

Letters 

B.1 Record of Changes 
Changes made to the Stevenson Shoreline Master Program since its original adoption in 
2018 are recorded in Table A.1 – SMP Amendment Log. 

Revision suggested by City staff for accuracy. 

Ecology supports this edit. 
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As noted in Attachment C Item #30, the following 68 definitions are proposed for revision as detailed below: 

Agricultural Activities – See WAC 173-26-020 – Definitions. Agricultural uses and practices including, but not limited to: 
Producing, breeding, or increasing agricultural products; rotating and changing agricultural crops; allowing land used for 
agricultural activities to lie fallow in which it is plowed and tilled but left unseeded; allowing land used for agricultural 
activities to lie dormant as a result of adverse agricultural market conditions; allowing land used for agricultural activities 
to lie dormant because the land is enrolled in a local, state, or federal conservation program, or the land is subject to a 
conservation easement; conducting agricultural operations; maintaining, repairing, and replacing agricultural equipment; 
maintaining, repairing, and replacing agricultural facilities, provided that the replacement facility is no closer to the 
shoreline than the original facility; and maintaining agricultural lands under production or cultivation. 

Agricultural Equipment and Agricultural Facilities – See WAC 173-26-020 – Definitions. A term including but not 
limited to: (a) the following us in agricultural operations: Equipment; machinery; constructed shelter, buildings, and ponds; 
fences; upland finfish rearing facilities; water diversion, withdrawal, conveyance, and use equipment and facilities including, 
but not limited to pumps, pipes, tapes, canals, ditches, and drains; (b) corridors and facilities for transporting personnel, 
livestock, and equipment to, from, and within agricultural lands; (c) farm residences and associated equipment, lands, and 
facilities; and (d) roadside stands and on-farm markets for marketing fruit or vegetables. 

Agricultural Land – See WAC 173-26-020 – Definitions. Those specific land areas on which agriculture activities are 
conducted. 

Aquaculture – See WAC 173-26-020 – Definitions. The culture or farming of fish, shellfish, or other aquatic plants and 
animals. Aquaculture does not include upland finfish -rearing facilities, which are considered agriculture. Aquaculture is 
dependent on the use of the water area and, when consistent with control of pollution and prevention of damage to the 
environment, is a preferred use of the water areathe harvest of wild geoduck associated with the state managed wildstock 
geoduck fishery. 

Associated Wetland – See WAC 173-22-030 – Definitions. Those wetlands that which are in proximity to and either 
influence, or are influenced by tidal waters or a lake or stream subject to the SMA. Refer to RCW 90.58.030. 

Average Grade Level – See WAC 173-27-030 – Definitions. The average of the natural or existing topography of the 
portion of the lot, parcel, or tract of real property which will be directly under the proposed building or structure: In the 
case of structures to be built over water, average grade level shall be the elevation of the ordinary high water mark. 
Calculation of the average grade level shall be made by averaging the ground elevations at the midpoint of all exterior 
walls of the proposed building or structure. 

Channel Migration Zone (CMZ) – See WAC 173-26-020 – Definitions. The area along a river within which the channel(s) 
can be reasonably predicted to migrate over time as a result of natural and normally occurring hydrological and related 
processes when considered with the characteristics of the river and its surroundings. 

Clearing – The destruction or removal of vegetation (e.g., ground cover, shrubs and trees), including but not limited to, 
root material removal and/or topsoil removal. 

Commercial Use – A business use or activity involving retail or wholesale marketing of goods and services. (e.g.,Examples 
of commercial uses include restaurants, offices, and retail shops, etc.). 

Conditional Use – See WAC 173-27-030 – Definitions. A use, development, or substantial development which is classified 
as a conditional use or is not classified within this SMP (WAC 173-27-030(4)). 
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Critical Areas – See SMC 18.13.010 – Definitions and WAC 173-26-020 – Definitions. 

Development – See RCW 90.58.030 – Definitions and Concepts and WAC 173-27-030 – Definitions. A use consisting of 
the construction or exterior alteration of structures; dredging; drilling; dumping; filling; removal of any sand, gravel, or 
minerals; bulkheading; driving of piling; placing of obstructions; or any project of a permanent or temporary nature which 
interferes with the normal public use of the surface of the waters overlying lands subject to the SMAof the state subject to 
Chapter 90.58 RCW at any state of water level (RCW 90.58.030(3d3a)). “Development” does not include dismantling or 
removing structures if there is no other associated development or redevelopment. 

Ecological Function or Shoreline Function – See WAC 173-26-020 – Definitions. The work performed or the role played 
by the physical, chemical, and biological processes that contribute to the maintenance of the aquatic and terrestrial 
environments that constitute the shoreline’s natural ecosystem. 

Ecosystem-wide Processes – See WAC 173-26-020 – Definitions. The suite of naturally occurring physical and geologic 
processes of erosion, transport, and deposition; and specific chemical processes that shape landforms within a specific 
shoreline ecosystem and determine both the types of habitat and the associated ecological functions. 

Fair Market Value – See WAC 173-27-030 – Definitions. The open market bid price for conducting the work, using the 
equipment and facilities, and purchase of the goods, services and materials necessary to accomplish the development. 
This would normally equate to the cost of hiring a contractor to undertake the development from start to finish, including 
the cost of labor, materials, equipment and facility usage, transportation and contractor overhead and profit. The fair 
market value of the development shall include the fair market value of any donated, contributed or found labor, 
equipment or materials (WAC 173-27-030(8)). 

Feasible – See WAC 173-26-020 – Definitions. For the purpose of this SMP, that an action (e.g., a development project, 
mitigation, or preservation requirement, etc.) meets all of the following conditions: (a) the action can be accomplished with 
technologies and methods that have been used in the past in similar circumstances, or studies or tests have demonstrated 
in similar circumstances that such approaches are currently available and likely to achieve the intended results; (b) the 
action provides a reasonable likelihood of achieving its intended purpose; and (c) the action does not physically preclude 
achieving the project's primary intended legal use. In cases where this SMP requires certain actions are required unless 
they are infeasible, the burden of proving infeasibility is on the applicant. In determining an action's infeasibility, the City 
and State may weigh the action's relative public costs and public benefits, considered in the short- and long-term time 
frames. 

Fill – See WAC 173-26-020 – Definitions. The addition of soil, sand, rock, gravel, sediment, earth retaining structure, or 
other material to an area waterward of the OHWM, in wetlands, or on shorelands in a manner that raises the elevation or 
creates dry land. 

Fish and Wildlife Habitat Conservation Areas – See SMC 18.13.010 – Definitions.Areas that serve a critical role in 
sustaining needed habitats and species for the functional integrity of the ecosystem, and which, if altered, may reduce the 
likelihood that the species will persist over the long term. These areas may include, but are not limited to, rare or 
vulnerable ecological systems, communities, and habitat or habitat elements including seasonal ranges, breeding habitat, 
winter range, and movement corridors; and areas with high relative population density or species richness. These areas 
may also include locally important habitats and species. Fish and wildlife habitat conservation areas do not include such 
artificial features or constructs as irrigation delivery systems, irrigation infrastructure, irrigation canals, or drainage ditches 
that lie within the boundaries of, and are maintained by, a port district or an irrigation district or company. 
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Floating Home – See WAC 173-26-020 – Definitions. A single-family dwelling unit constructed on a float, that is moored, 
anchored, or otherwise secured in waters, and is not a vessel, even though it may be capable of being towed. 

Flood or Flooding – See SMC 18.13.010 – Definitions.A general and temporary condition of partial or complete 
inundation of normally dry land areas from: 1. the overflow of inland or tidal waters; 2. the unusual and rapid accumulation 
or runoff of surface waters from any sources. 

Floodplain or Flood Plain– See WAC 173-22-030 – Definitions and WAC 173-26-020 – Definitions. An area term 
synonymous with 100-year floodplain and means the land area susceptible to being inundationed by stream derived 
waters with a 1 percent chance of being equaled or exceeded in any given year. The limits of this area are is based on 
flood regulation ordinance maps or a reasonable method that which meets the objectives of the SMA (WAC 173-26-020). 

Gangway – A walkway that connects a pier to a dock; , often used in areas where the water level changes because of tidal 
or seasonal variations. 

Garden – An area devoted to the cultivation of soil or production of crops in a manner incidental and subordinate to the 
principal use of the property. Examples include (e.g., private residential gardens, community gardens, and or pea patches 
associated with a public park, etc.). 

Geologically Hazardous Areas – See SMC 18.13.010 – Definitions.Areas that because of their susceptibility to erosion, 
sliding, earthquake, or other geological events (as designated by WAC 365-190-080(4)) may not be suited to development 
consistent with public health, safety or environmental standards. Types of geologically hazardous areas include erosion, 
landslide, seismic, volcanic hazards, and mine. 

Geotechnical Report or Geotechnical Analysis – See WAC 173-26-020 – Definitions. A scientific study or evaluation 
conducted by a qualified expert that includes a description of the ground and surface hydrology and geology, the affected 
land form and its susceptibility to mass wasting, erosion, and other geologic hazards or processes, conclusions and 
recommendations regarding the effect of the proposed development on geologic conditions, the adequacy of the site to 
be developed, the impacts of the proposed development, alternative approaches to the proposed development, and 
measures to mitigate potential site-specific and cumulative geological and hydrological impacts of the proposed 
development, including the potential adverse impacts to adjacent and down-current properties. Geotechnical reports shall 
conform to accepted technical standards and must be prepared by qualified professional engineers or geologists who 
have professional expertise about the regional and local shoreline geology and processes. 

Grading – See WAC 173-26-020 – Definitions. The movement or redistribution of the soil, sand, rock, gravel, sediment or 
other material on a site in a manner that alters the natural contour of the land. 

Height – See WAC 173-27-030 – Definitions. A measurement from average grade level to the highest point of a structure: 
Provided, That television antennas, chimneys, and similar appurtenances shall not be used in calculating height, except 
where such appurtenances obstruct the view of the shoreline of a substantial number of residences on areas adjoining 
such shorelines; Provided further, That temporary construction equipment is excluded in this calculation. 

May – See WAC 173-26-020 – Definitions. The action is acceptable, provided it conforms to the provisions of this SMP. 

Modification or Shoreline Modification – See WAC 173-26-020 – Definitions. Those actions that modify the physical 
configuration or qualities of the shoreline area, usually through the construction of a physical element (e.g., dike, 
breakwater, pier, weir, dredged basin, fill, bulkhead, or other shoreline structure, etc.) or other actions (e.g., clearing, 
grading, application of chemicals, etc.). 
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Mooring Buoy – A floating object anchored to the bottom of a waterbody that to provides tie up capabilities for boats or 
watercraft. 

Must – See WAC 173-26-020 – Definitions. A mandate; the action is required. 

Native– See SMC 18.13.010 – Definitions. 

Natural or Existing Topography – See WAC 173-27-030 – Definitions. The topography of the lot, parcel, or tract of real 
property immediately prior to any site preparation or grading, including excavation or filling. 

Nonwater-Oriented Use – See WAC 173-26-020 – Definitions. Those uses that are not water-depended, water-related, or 
water enjoyment. Examples include professional offices, automobile sales or repair shops, mini-storage facilities, 
multifamily residential development, department stores and gas stations. 

Oregon White Oak Woodland – A priority habitat involving stands of pure oak or oak/conifer associations where canopy 
coverage of the oak component of the stand is 25 percent; or where total canopy coverage of the stand is less than 25 
percent, but oak accounts for at least 50 percent of the canopy coverage present. The latter is often referred to as an oak 
savanna. East of the Cascades, priority oak habitat is stands 5 acres in size. In urban or urbanizing areas, single oaks, or 
stands of oaks less than 1 acre, may also be considered priority habitat when found to be particularly valuable to fish and 
wildlife (i.e., they contain many cavities, have a large diameter at breast height [DBH], are used by priority species, or have 
a large canopy).  
 
Ordinary High Water Mark or OHWM – See RCW 90.58.030 – Definitions and Concepts and WAC 173-22-030 – 
Definitions. That mark that will be found by examining the bed and banks and ascertaining where the presence and action 
of waters are so common and usual, and so long continued in all ordinary years, as to mark upon the soil a character 
distinct from that of the abutting upland, in respect to vegetation as that condition existed on June 1, 1971, as it may have 
naturally changed thereafter, or as it may change thereafter in accordance with permits issued by a local government or 
Ecology: provided that in any area where the OHWM cannot be found, the OHWM adjoining salt water shall be the line of 
mean higher high tide and the OHWM adjoining fresh water shall be the line of mean high water. 

Pier – An overwater structure that adjoinings the shoreline built on a fixed platform to provide access and a landing or 
moorage place for commercial, industrial and pleasure watercraft. 

Priority Habitat – See WAC 173-26-020 – Definitions. A hHabitat types or elements with unique or significant value to 
one or more species. An area classified and mapped as priority habitat must have one or more of the following attributes 
(a) comparatively high fish or wildlife density; (b) comparatively high fish or wildlife species diversity; (c) fish spawning 
habitat; (d) important wildlife habitat; (e) important fish or wildlife seasonal range; (f) important fish or wildlife movement 
corridor; (g) rearing or foraging habitat; (h) important marine mammal haul-out; (i) refugia habitat; (j) limited availability; 
(k) high vulnerability to habitat alteration; (l) unique or dependent species; or (m) shellfish bed as classified by WDFW. A 
priority habitat may be described by a unique vegetation type or by a dominant plant species that is of primary 
importance to fish and wildlife (such as oak woodlands or eelgrass meadows). A priority habitat may also be described by 
a successional stage (such as, old growth and mature forests). Alternatively, a priority habitat may consist of a specific 
habitat element (such as a consolidated marine/estuarine shoreline, talus slopes, caves, snags) of key value to fish and 
wildlife. A priority habitat may contain priority and/or nonpriority fish and wildlife. 

Priority Species – See WAC 173-26-020 – Definitions. Species requiring protective measures and/or management 
guidelines to ensure their persistence at genetically viable population levels. Priority species are those that meet any of the 
criteria listed in WAC 173-26.020(31). 
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Public Interest – See WAC 173-27-030 – Definitions. The interest shared by the citizens of the state or community at large 
in the affairs of government, or some interest by which their rights or liabilities are affected including, but not limited to, 
an effect on public property or on health, safety or general welfare resulting from a use or development. 

Restoration, Restore, Restoration or Ecological Restoration – See WAC 173-26-020 – Definitions. The re-establishment 
or upgrading of impaired ecological shoreline processes or functions. This may be accomplished through measures 
including, but not limited to, re-vegetation, removal of intrusive shoreline structures and removal or treatment of toxic 
materials. For the purposes of permitting, proposals for fish acclimation facilities are considered a form of restoration. 
Restoration does not imply a requirement for returning the shoreline area to aboriginal or pre- European settlement 
conditions. 

River Delta – See WAC 173-22-030 – Definitions. Those lands formed as an aggradational feature by stratified clay, silt, 
sand and gravel deposited at the mouths of streams where they enter a quieter body of water. The upstream extent of a 
river delta is that limit where it no longer forms distributary channels. 

Shall – See WAC 173-26-020 – Definitions. A mandate; the action is requiredmust be done. 

Shorelands or Shoreland Area – Those lands extending landward for 200 feet in all directions as measured on a 
horizontal plane from the OHWM; floodways and contiguous floodplain areas landward 200 feet from such floodways; and 
all wetlands and river deltas associated with the streams, lakes, and tidal waters which are subject to the provisions of this 
chapter; the same to be designated as to location by Ecology. Optional areas allowed by RCW 90.58.030 are not included 
by the City. 

Shoreline Habitat and Natural Systems Enhancement Projects – those Those activities proposed and conducted 
specifically for the primary purpose of establishing, restoring, or enhancing habitat for priority species in the shoreline. 

Shoreline Stabilization – actions Actions taken to address erosion impacts to property and dwellings, businesses, or 
structures caused by natural processes (e.g., current, flood, tides, wind, wave action, etc.). These actions include structural 
and non-structural methods. 

Shoreline Stabilization , Nonstructural -– Shoreline stabilization methods includinge building setbacks, relocation of the 
structure to be protected, ground water management, and/or planning and regulatory measures to avoid the need for 
structural stabilization. 

Shoreline Stabilization, Structural -– Shoreline stabilization methods can beincluding “hard” or “soft types. Hard 
structural stabilization measures refer to those with solid, hard surfaces, such as concrete bulkheads. These static 
structures are traditionally constructed of rock, concrete, wood, metal, or other materials that deflect, rather than absorb, 
wave energy. Soft structural measures rely on softer materials (e.g., vegetation, drift logs, gravel, etc.). They are intended to 
absorb wave energy, mimicking the function of a natural beach. Examples of soft and hard stabilization techniques are 
listed below. 

Shorelines – See RCW 90.58.030 – Definitions and Concepts. All of the water areas of the state, including reservoirs and 
their associated shorelands, together with the lands underlying them, except those areas excluded under RCW 
90.58.030(2)(d). 

Shorelines of Statewide Significance – See RCW 90.58.030 – Definitions and Concepts. A select category of shorelines of 
the state, defined in RCW 90.58.030(2)(f), including larger lakes and rivers with higher flow. 
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Shorelines of the State – See RCW 90.58.030 – Definitions and Concepts. The total of all “shorelines” and “shorelines of 
statewide significance” within the state. 

Significant Vegetation Removal – See WAC 173-26-020 – Definitions. The removal or alteration of trees, shrubs, and/or 
ground cover by clearing, grading, cutting, burning, chemical means, or other activity that causes significant ecological 
impacts to functions provided by such vegetation. The removal of invasive or noxious weeds does not constitute 
significant vegetation removal. Tree pruning, not including tree topping, where it does not affect ecological functions, 
does not constitute significant vegetation removal. 

Soil Bioengineering – An applied science that combines structure, biological and ecological concepts to construct living 
structures that stabilizes the soil to control erosion, sedimentation and flooding using live plant materials as a main 
structural component. 

Stream – See SMC 18.13.010 – Definitions and WAC 173-22-030 – Definitions. 

Structure – See WAC 173-27-030 – Definitions. A permanent or temporary edifice or building, or any piece of work 
artificially built or composed of parts joined together in some definite manner, whether installed on, above, or below the 
surface of the ground or water, except for vessels. 

Substantial Development – See RCW 90.58.030 – Definitions and Concepts. Any development of which the total cost or 
fair market value exceeds $7,047, or any development which materially interferes with the normal public use of the water 
or shorelines of the state. The dollar threshold established here is adjusted for inflation by OFM every five years, beginning 
July 1, 2007, based upon changes in the consumer price index during that time period, as defined by RCW 90.58.030(3)(e). 
Some activities shall not be considered substantial developments for the purpose of this SMP; see also SMP Chapter 2. 

Substantially Degrade – See WAC 173-26-020 – Definitions. To cause significant ecological impact. 

Transportation Facilities – Those structures and developments that aiding in land and water surface movement of 
people, goods, and services (e.g., . They include roads, and highways, bridges, and causeways, bikeways, trails, and railroad 
facilities, etc.). 

Utilities, Accessory – Utilities composed of small-scale distribution and collection facilities connected directly to 
development within the shoreline area. (e.g., Examples include local power, telephone, cable, gas, water, sewer, and 
stormwater service lines, etc.). 

Utilities, Primary – Utilities comprising trunk lines or mains that serve neighborhoods, areas and cities. (e.g.,Examples 
include solid waste handling and disposal sites, water transmission lines, sewage treatment facilities, sewage lift stations 
and mains, power generating or transmission facilities, gas storage and transmission facilities, and stormwater mains and 
regional facilities, etc.). 

Variance – See WAC 173-27-030 – Definitions. A means to grant relief from way by which an adjustment is made in the 
application of the specific bulk, dimensional or performance standards set forth in this SMP and not a means to vary a use 
of a shoreline. regulations of this title to a particular piece of property, which property, because of special circumstances 
applicable to it, is deprived of privileges commonly enjoyed by other properties in the same zone or vicinity and which 
adjustment remedies disparity in privileges. A variance is a form of special exception. 

Vessel – See WAC 173-27-030 – Definitions. Ships, boats, barges, or any other floating craft which are designed and used 
for navigation and do not interfere with the normal public use of the water. 
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Water-Dependent Use – See WAC 173-26-020 – Definitions. A use or a portion of a use which cannot exist in aany other 
location that is not adjacent to the water and which and is dependent on the water by reason of the intrinsic nature of its 
operations. Examples of water- dependent uses may include moorage structures (including those associated with 
residential properties), ship cargo terminal loading areas, ferry and passenger terminals, barge loading facilities, ship 
building and dry docking, marinas, aquaculture, float plane facilities and sewer outfalls. 

Water-Enjoyment Use – See WAC 173-26-020 – Definitions. A recreational use or other use that facilitates public access 
to the shoreline as a primary characteristic of the use; or a use that provides for recreational use or aesthetic enjoyment of 
the shoreline for a substantial number of people as a general characteristic of the use and which through location, design, 
and operation ensures the public's ability to enjoy the physical and aesthetic qualities of the shoreline. In order to qualify 
as a water-enjoyment use, the use must be open to the general public and the shoreline-oriented space within the project 
must be devoted to the specific aspects of the use that fosters shoreline enjoyment. 

Water-Oriented Use – See WAC 173-26-020 – Definitions. Any combination of use that is water-dependent, water-
related, and/or water enjoyment or a combination of such uses and serves as an all-encompassing definition for priority 
uses under the SMA. Non-water-oriented serves to describe those uses which have little or no relationship to the shoreline 
and are not considered priority uses under the SMA. Examples include professional offices, automobile sales or repair 
shops, mini-storage facilities, multifamily residential development, department stores and gas stations. 

Water Quality – See WAC 173-26-020 – Definitions. The physical characteristics of water within shoreline jurisdiction, 
including water quantity, hydrological, physical, chemical, aesthetic, recreation-related, and biological characteristics. 
Where used in this SMP, the term “water quality” refers only to development and uses regulated under this SMP and 
affecting water quantity, such as impermeable surfaces and stormwater handling practices. Water quality, for the purposes 
of this SMP, does not mean the withdrawal of ground water or diversion of surface water pursuant to RCW 90.03.250 
through 90.03.340. 

Water-Related Use – See WAC 173-26-020 – Definitions. A use or portion of a use which is not intrinsically dependent on 
a waterfront location but whose economic viability is dependent upon a waterfront location because: (a) The use has a 
functional requirement for a waterfront location such as the arrival or shipment of materials by water or the need for large 
quantities of water; or (b) The use provides a necessary service supportive of the water-dependent uses and the proximity 
of the use to its customers makes its services less expensive and/or more convenient. 

Wetlands or Wetland Areas – See SMC 18.13.010 – Definitions, RCW 90.58.030 – Definitions and Concepts, and WAC 
173-22-030 – Definitions. Areas that are inundated or saturated by surface water or groundwater at a frequency and 
duration sufficient to support, and that under normal circumstances do support, a prevalence of vegetation typically 
adapted for life in saturated soil conditions. Wetlands generally include swamps, marshes, bogs, and similar areas. 
Wetlands do not include those artificial wetlands intentionally created from non-wetland sites, including, but not limited 
to, irrigation and drainage ditches, grass-lined swales, canals, detention facilities, wastewater treatment facilities, farm 
ponds, and landscape amenities, or those wetlands created after July 1, 1990, that were unintentionally created as a result 
of the construction of a road, street, or highway. Wetlands may include those artificial wetlands intentionally created from 
non-wetland in order to mitigate conversion of wetlands. 
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City of Stevenson 
Planning Department 

 

(509)427-5970  7121 E Loop Road, PO Box 371 

Stevenson, Washington 98648 

 

TO: Planning Commission 

FROM: Ben Shumaker 

DATE: February 14th, 2022 

SUBJECT: Zoning Code Amendment – SR District Setback Caveats 

 

Introduction 

The City has received an application to amend the text of the Zoning Code (Attachment 1). The proposal 

addresses the rear and side yard setback requirements of the SR Suburban Residential District (Attachment 2). The 

proposal was introduced to the Planning Commission at its October 11th, 2021 regular meeting, where public 

involvement expectations were established (Attachment 3) and a public hearing was held at the December 13th, 

2021 regular Planning Commission meeting. While amending the text applicable to the SR District, the Planning 

Commission may also codify a 2019 interpretation prohibiting self-storage units. 

This memo reviews the requested amendment, the public comments received on the proposal, and allows the 

Planning Commission to continue evaluating the proposal. A Decision Tree for action involves: 

• Decision Point #1 – Are refinements to the proposal necessary? 

o Decision Point #2 – If refinements are necessary, should the Planning Commission continue 

evaluating the proposal submitted? 

▪ Decision #3 – If refinements are necessary and the Planning Commission continues 

evaluating the proposal, what methods of Public Involvement are appropriate for the 

refined proposal? 

▪ Decision #4 – If refinements are necessary and the Planning Commission continues 

evaluating the proposal, who is responsible for undertaking the Public Involvement 

methods selected? 

o Decision Point #5 – If refinements are necessary, should the Planning Commission continue 

evaluating the interpretation as issued? 

o Decision #6 – If refinements are unnecessary, does the Planning Commission recommend City 

Council adoption of the proposal? 

▪ Decision #7 – If refinements are unnecessary and the Planning Commission recommends 

adoption, what methods of Public Involvement are appropriate to check-in with the 

public on the proposal? 

▪ Decision #8 – If refinements are unnecessary and the Planning Commission recommends 

adoption, who is responsible for the Check-in methods selected? 

This decision tree is incomplete and does not contemplate all potential courses of action. Refer to the attached 

project-specific flow chart for conscientious public involvement. 

Proposed Amendment 

The proposed amendment would modify SMC Table 17.15.060-1 Residential Dimensional Standards. The current 

text of the table is included below. The SR Suburban Residential District is largely located on the west side of Rock 
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Creek where the recent Angel Heights and Hidden Ridge subdivisions have been constructed. Additional parcels 

carry this designation on the east side of Rock Creek. These parcels are located on the periphery of city limits and 

at higher elevations where water service is difficult. 

 

Table 17.15.060-1: Residential dimensional Standards 

District Maximum 

Height of 

Building 

Minimum Setbacks 

Front Side, Interior Side, Street Rear, 

Interior Lot 

Rear, 

Through Lot 

R1 35 ft 20 ft 5 ft 15 ft 20 ft1 20 ft 

R2 35 ft 20 ft 5 ft 15 ft 20 ft1 20 ft 

R3 35 ft 10 ft3,4 5 ft2 15 ft 20 ft1 20 ft 

MHR 35 ft 30 ft 15 ft 20 ft 20 ft1 20 ft 

SR 35 ft 30 ft 15 ft 20 ft 20 ft 20 ft 

1-5ft for residential outbuildings that are both 12 ft in height or less and 200 sq ft in size or less 

2-A 10-foot setback is required when adjacent to an R1 or R2 district. 

3-See also SMC 17.15.130.B.3. 

4-However, no structure shall be located within a pedestrian visibility area (SMC 17.10.632). 

The darkest shaded cells of the table show where the changes are being requested. The lighter shading provides 

context within and between zones. The proposal would apply Note 1 to the Minimum Interior Site Setback and 

the Minimum Interior Lot Rear Yard Setback. 

Conscientious Public Involvement 

To ensure any proposed changes to the Zoning Code incorporate public input and occur within a manageable 

timeline, the Planning Commission’s bylaws include expectations for public involvement. On October 11th, the 

Planning Commission chose to 1) hold a public hearing on the proposal, 2) provide a press release about the 

proposal, and 3) mail a flyer to each property owner within and adjacent to the SR District. Tonight’s public 

hearing was advertised in the December 1st and 8th. printings of the Skamania County Pioneer. A “news in brief” 

about the discussion appeared in its December 1st printing. Flyers were mailed on December 1st and February 5th. 

The text of the original flyer was vague, based on an example from the bylaws and was printed on bright green 

paper stuffed into a white envelope. The text of the second flyer was specific and included links to the website. 

This flyer used white paper stuffed into a white envelope. 

Several recipients of the letters contacted City Hall via phone or email to inquire about the proposal. One 

provided written support. An additional written comment was supplied by a co-applicant for the request, clarifying 

current residency within the affected district (Attachment 4).  

Comprehensive Plan Context 

Guidance and guardrails relating to the review of this change are present in the Comprehensive Plan. An 

incomplete selection of relevant components: 

Community & Schools 

1.2 Provide opportunities for citizens to participate and express their views to City officials. 

1.2-1 Solicit and use citizen knowledge and ideas in the development of City policies, goals, and 

objectives. 

1.17 Provide a clean, visually attractive community. 

Urban Development 

2.1 Protect the natural and scenic qualities of the area by regulating land use and carefully managing 

urban change. 

2.4 Establish landscaping standards and guidelines. 

2.4-2 Consider developing landscaping guidelines for residential areas. 
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2.12 Facilitate and encourage the use of innovative building types and land development patterns that 

encourage conservation of energy and other resources. 

2.13 Establish standards for urban development that encourage mixtures of land uses and intensities. 

2.14 Ensure development review processes are prompt, predictable, open, and uncomplicated. 

2.15 Minimize the impacts of abutting conflicting land uses by subjecting the more intensive land use or the 

site being developed to special site development standards. 

Housing 

3.1 Periodically review and revise land development regulations for residential areas to accommodate 

changing social and economic needs of residents. 

3.2 Encourage a range of residential land uses, housing sizes, types, and price ranges and establish 

appropriate development criteria. 

3.7 Ensure major residential developments and high density residential areas provide adequate open 

space and recreation areas. 

3.8 Review all development proposals for compatibility with surrounding established residential areas. 

Policies related to land use, transportation, public facilities, and utilities should seek to maintain and 

enhance the quality of these areas. 

Self-Storage Unit Interpretation 

Self-Storage Units are not a listed use in the table at SMC 17.15.040. Unlisted uses are generally considered 

prohibited, however SMC 17.12.020 allows the Planning Commission to interpret whether such unlisted use would 

have been allowed had it been considered when the Code was adopted. In 2019, the Planning Commission was 

asked to interpret the allowance of Self-Storage Units in the SR District and concluded they would not have been 

allowed (Attachment 5). The interpretation process asks the City to periodically update the Code to codify past 

interpretations. An amendment to the text of the SR District regulations presents an opportunity to do so. 

Zoning Context 

When originally implemented as part of the 1975 Zoning Ordinance, the development standards for the SR zone 

contained no provisions for lots served by both public water and sewer. As sewer was extended into those areas, 

lot sizes were no longer dependent on septic system installation. The 1994 Zoning Ordinance added some new 

provisions to account for the new possibilities. These provisions were modified in 1996 to increase lot dimensions 

when both water and sewer were unavailable. In 2008, maximum lot coverage was increased for lots served by 

both water and sewer. In 2013 an apparent—but important—typo was corrected changing the maximum lot area 

to minimum lot area. In 2017, the code was reformatted but maintained the previous regulations. 

Prepared by, 

 

Ben Shumaker 

Community Development Director 

 

Attachment 

1. Application 

2. Zoning Map 

3. Public Involvement Framework 

4. Written Comments 

5. ZON2019-02 Interpretation Decision 
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Tracking Number:  20N I - o( 

STEVENSON WA 

• 

ZONING CHANGE APPLICATION 

PO Box 371 Stevenson, Washington 98648 

Request: 
n Intent to Rezone Ei Map Boundary Change 

Phone: (509)427-5970 Fax: (509)427-8202 

  Text Amendment 

Applicant/Contact:  LNT14 t rkitY,  o\--4 

Mailing Address:  11-0 1\1(A) T MAN( LOOP kIS NA JAch?' 6(4g,
Phone:  P:j • (5 - 1 4 Fax: 

E-Mail Address (Optional):  --i- eLvyvv, t2,r vrvt_t C OWN 

Property Owner:  kILI1-i fe.._1/44 Stv‘A tr--)b -r-km on•-i eA.AT El1/4-1 

Mailing Address:  1 c:-;0 N.l LA) -1--AA_A...K1 
Phone:  — 35S - 

Lo (-Lo, r NoP' \iAcmvig 

Fax: 

If There are Additional Property Owners, Please Attach Additional Pages and Signatures as Necessary 

Subject Property Address (Or Nearest Intersection):  I `i3-0 tlY164(1 Love Rd, 
Tax Parcel Number: 

Lot Size:  

Brief Narrative of Request: 

Current Zoning:  Ste_ 

Proposed Zoning:  5R i-^2f-cog-i-no+e, 

o 5 -Poo+ 6 c4-10,ct,c, 'Coy' cteie-vvl-t 4 
av-Vvyditaf\t‘ et.q-c. brill, 12_ ker\. 

200 sci kyN 

L,Lxv 4" +1—

Water Supply Source: 

l -e-4.5 -cro -0" cor -ry 13v-

V‘r0 +1 iN•e. S 

Sewage Disposal Method: 

Vwe hereby provide written authorization for the City to reasonably access to the subject property to examine the proposal and 
carry out the administrative duties of the Stevenson Municipal Code. 

Vwe hereby certify my/our awareness that application fees are non-refundable, there is no guarantee that a permit will be issued, 
and that any permit issued as a result of this application may be revoked if at any time in the future it is determined that the 

statements in support of this application are false or misleading. 

Incomplete applications will not be accepted. • Please ensure that all submittals are included 

Signature of Applicant: 

Signature of Property Owner: 

Date:  Cth 3 /20V 

Date: 

For Official Use Only: 

Date Application Received • Date Application Complete 

ZoneChangeApplication2012.docx 
Page 1 of 2 
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SIWEIS011 

To;IT 

SUBMIT TO: 
City Hall 
7121 NE Loop Road 

Zoning Change 
Submittal Requirements 

Zoning Amendments are permitted according to the criteria and procedures in SMC 17.48 and SMC 17.50. Zoning 
Amendments are reviewed by the Planning Commission, which makes a recommendation to the City Council. 

The following information is required for all Zoning Change Applications. Applications without the required 
information will not be accepted. Site plans are to be prepared by a qualified professional, submitted on 8"x11" 

or 11"x17" paper, and drawn to a standard engineering scale (e.g. 1"=10', 1"=20', %"=1', etc.). 

Application Fee (Amount:  11 Date:  Receipt #: 

 • 

Completed and Signed Zoning Change Application 

Copies of the Property Title or Other Proof of Ownership 

Descriptions of Any Existing Restrictive Covenants or Conditions 

Two (2) Copies of a Site Plan, Clearly Showing the Following: 
O The Location and Dimensions of All Existing and Proposed Structures 
LI A North Arrow and Scale 
O The Location and Dimensions of Any Drainfields, Public Utilities, Easements, Rights-of-

Way or Streets within or Adjacent to Any Affected Lot 
El The Location and Dimensions of All Parking Areas 
LI The Existing Zoning of All Adjacent Lands 

A Letter Requesting the Desired Zoning Amendment and Stating the Reasons for the Request 

A List of the Names and Mailing Addresses of All Property Owners Within 300 Feet of the 
Subject Property (Obtainable Through the Skamania County Assessor's Office) 

- •k. CI:o%'4;1/44.1 \d/t < 4̀-- I Viltic-

ZoneChangeApplication2012.docx 
Page 2 of 2 
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ZONING CHANGE APPLICATION 

HIDDEN RIDGE SUBDIVISION, STEVENSON WA 98648 

As homeowners in the Hidden Ridge Subdivision*, we request that the residential dimensional 
standards (setbacks) be changed to 5 feet for residential outbuildings that are both 12 ft in 
height or less and 200 sq ft in size or less. We request this change for the Rear, Interior lot and 
for the Side, Interior property lines. Under the current setbacks, the small size and various 
shapes of the lots make the addition of a small outbuilding, such as a shed, problematic. 

After the footprint of the house is determined, there is a limited area left for a shed on these 
small lots, under the current setbacks. Several homeowners have steep terrain along their Rear 
lot line, and only have space on the side of their house for a shed. Given the current Side, 
Interior setbacks, they are left without any reasonable options. There are several lots that are 
pie shaped or with angled lot lines, making the placement of a shed under the current setbacks 
extremely limited**. 

For these reasons, we believe that our request is reasonable and appropriate. Thank you for 
considering our request, 

Kathryn Simpson & Tammy Braaten 

Lot 5, Hidden Ridge Subdivision 

*See attached list of Hidden Ridge property owners. 

**See attached site example, and subdivision schematic. 

REFERENCES 

City of Stevenson-Code of Ordinances-Title 17. 17.15.060 Residential Dimensional Standards 

Table 17.15.060-1 

Footnote 1. 5 ft for residential outbuildings that are both 12 ft in height or less and 200 sq ft in 
size or less 
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List of Property Owners Requesting Zoning Change 

1. Kathryn Simpson & Tammy Braaten, 1180 NW Iman Loop Rd, Stevenson, WA 98648 

2. Terri Crotteau, 1164 Iman Loop Rd, Stevenson, WA 98648 

3. Linda Lawing, 1142 'man Loop Rd, Stevenson, WA 98648 

4. Janette Skarda & Chris Burzio, 3400 Cherry Dr, Hood River, OR 97031 

5. Mary Shaima, PO Box 736, Stevenson, WA 98648 

6. Patricia Price, PO Box 905, Stevenson, WA 98648 

7. Julie Skarda & Ellen Byrne, 687 S. Elizabeth St, Maple Park, IL 60151 

8. Hoby & Mariza Hansen, 146 NW Falcon Ct, Stevenson, WA 98648 

9. Marsha Hamilton, PO Box 2, Stevenson, WA 98648 

10. Anne Keesee, 317 N 47th CIR, Camas, WA 98607 

11. Gregg & Marcia Leion, 20638 Sierra Dr., Bend, OR 97701 
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4 - 
5 - 
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7 - 
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ANN #2018000254 Page: 2 of 4 

HIDDEN RIDGE SUBDIVISION 
SE 1/4 OF SECTION 35, T3N, R7E W.M. 

CITY OF STEVENSON, SKAMANIA COUNTY, WA 
SE 1/16 CORNER 

S8912.20"E129 29f4.1
E'
4' ' 5/8" IRON ROD 

REF. 1 

1/2" IRON ROD 
ROT. 3 
HELD FOR UNE 

/2" IRON ROD 
REF. 2 

T. 17,678 S.F. 

LOT 17 
16,272 S.F. 

LOT 16 
15,214 S.F. 

IP/MON CA 
REF. 5 

LOT 15 
17,731 S.F. 

(202.82' REF. 1) 
203.02' 

N89'32'369W 
E 1 /16 CORNER 
1/2" IRON ROD 
REF. 3 

647.20 

LOT 4 

IP/MON CASE 
REF. 5 

LOT 14 
20,214 S.F 

LoT 13 
16.501 S.F. 

208.00' 
N 89'32'36" 

BK 65 PG 464 

208.00' 
411.02' 

1/2" IRON ROD 
REF. 2 

5/8" IRON ROD 
REF. 1 

LOT 25 
15,374 S.F. 

LOT 1 
HAFFORD SHORT PLAT 

581.32' 

IP/MON CASE 
REF. 5 IMAN LOOP ROAD. . . . _ . . 

--*--- - • • 089'2.5'00"E 415.48' "5 ..-a-
5/8" IRON ROD (DESTROYED) , 
REF. 4 
SET IRON ROD Z. 

LOT 3 (ICC C4):C

\p09 5‘A LOT 2 
N1.0 \ 

P/MON CASE 
REF. 5 

48 74.03' 

LOT 33 ,5 
20.538 S.F. 

LOT 29 
19,824 S.F. 

LOT 30 
18.768 S.F. 

LOT 24 
15.349 S.F. 

LOT 23 
15.349 S.F. 

LOT 1 
1/2" IRON ROD 
REF. 2 

LOT 31 
19.227 S.F. 

LOT 1 R•3;:‘

el 

LOT 2 

5/8" IRON ROD 
REF. 4 205.42' 

58925'47"E 207.36 
207.32' REF. 1) 
LOT 34 

19,404 S.F. 

LOT 32 
19,207 S.F. 

cg L6 

LOT I LOT 2 

KASPAR SHORT PLAT 

1/2" IRON ROD 589'33'48"W(34244' 0R1E'F. I) REF. 2 
N89.32'4.3"W 1316.56' 

(1316.26' REF. 1) 

N89-32.08”W 562.53' 

TRACT A 
17,646 S.F. 

DETENTION POND 

S 1/16 CORNER 

6252!! i l 
SCALE 1" 100 FEET 

CURVE TABLE 
CURVE DELTA ANGLE RADIUS ARC TANGENT CHORD CHORD BEARING 

Cl 300608" 500.00 262.69 134.45 159.68 N6375'41"E 
02 4211'24" 700.00 515.65 270.15 504.07 569-28:48.w 
03 2120149" 540.00 188.78 95.36 187.82 909101r, 
CO 10.46'43" 530.00 99.70 50.00 99.56 N53.45.58"E 
C5 770612" 670.00 316.94 161.49 313.99 S61.55'42"W 
C6 15.0611" 660,00 173.98 87.50 173.47 se3:01:54:1, 
C7 32'59'35" 70.00 40.31 20.73 39.75 576'29'49"E 
CO 79'59'59* 180.00 94.25 48.23 93.17 N75.00'00"W 
CO 24, 154" 180.00 76.02 38.59 75.46 577'54'03"w 

....-5/8" IRON ROD 
REF. 4 
HELD FOR UNE 

0 

UNE TABLE 
LINE LENGTH BEARING 

Li 40.51 NO:03'0'V 12 10.00 N3C250.40"w 
13 10.00 $14.31'12-E 
14 10.00 NO:115'01-E 
IS 29.35 N60130.01-20 

N900000'8 16 26.55 
17 60.00 S2411'54"E 
18 77.24 565, 21'46'• 

LEGEND 
SET 5/8" X 30" IRON ROD WITH YELLOW PLASTIC CAP 
MARKED "WYEAST SURVEYS PLS 29208" 

O SET BRASS SCREW !IV ROCK 

• FOUND MONUMENT AS NOTED 

• CALCULATED POSITION 

-•=I SOUTHEAST CORNER 
SECTION 35 
r IRON PIPE 

SHEET 2 OF 4 

WYEAST SURVEYS 
KEVIN DOWD 
4399 WOODWORTH DRIVE 
MT HOOD, OR 97041 
(541) 352-6065 
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AFN M2018000254 Recorded Fob 06, 2018 11:57 AM DocType: CITY Filed by: 
Lamplight Capital and A400t Management LLC Page: 1 of 4 File Fee: $173.00 
Auditor Robert a. Waymire Skamania County, WA 

HIDDEN RIDGE 
SUBDIVISION 

Mose.. 

NOTES 

HIDDEN RIDGE SUBDIVISION 
SE 1/4 OF SECTION 35, T3N, 

CITY OF STEVENSON, SKAMANIA 

ns Ofl 

0 Cascade Locks 

VICINITY MAP 
NOT TO SCA. 

PLAT AREA 16.101 ACRES 

PUBLIC EASEMENTS ARE AS NOTED. ALL OTHER EASEMENTS ARE PRIVATE. 

LAMPLJGHT CAPITAL AND ASSET MANAGEMENT, LLC. A TEXAS LIMITED LIABILITY COMPANY, 
AS VESTED OWNER CERTIFIES AND ACKNOWLEDGES 
A TWO (2) YEAR WARRANTY ON ALL HIDDEN RIDGE INFRASTRUCTURE 
FROM DATE OF PLAT RECORDING. 

EACH INDINADUAL LOT TO PROVIDE TWO (2) OFF STREET PARKING SPACES 
EXCEPT FOR LOTS 1, 2. R. 27, 33 AND 34 WHICH ARE TO PROME 
FOUR (4) OFF STREET PARKING SPACES. 

HOMEOWNERS ASSOCIATION SHALL BE RESPONSIBLE FOR ALL REPAIRS AND MAINTENANCE 
OF THE STORM WATER SYSTEM, INCLUDING TRACT DETENTION POND. IF THE CITY 
PERFORMS ANY REPAIRS OR MAINTENANCE ON THE SYSTEM, THE OWNER, ASSOCIATION AND 
SUCCESSORS AGREE IT SHALL BE PERMITTED TO FIX A SYSTEM MAINTENANCE CHARGE TO THE 
HOMEOWNERS CONTRIBUTING STORM WATER TO THE SYSTEM AS PROVIDED IN RCW 35.67.190. 

HOMEOWNERS ASSOCIATION SHALL BE RESPONSIBLE FOR ALL REPAIRS AND MAINTENANCE OF THE 
PEDESTRIAN WALKWAY AND ROCK WALLS VATHIN THE PUBLIC SIDEWALK EASEMENT LOCATED IN 
LOTS 26, 27 AND 28, 

R7E W.M. 
COUNTY, WA 

LEGAL DESCRIPTION 
LOT 1, IMAN LOOP SHORT PLAT. AFN 2006160461 
LOCATED IN THE SE 1/4 OF THE SE 1/4 OF SECTION 35 
TOWNSHIP 3 NORTH. RANGE 7 EAST OF THE WILLAMETTE MERIDIAN 
IN THE CITY OF STEVENSON, COUNTY OF SKAMANIA AND STATE OF WASHINGTON 

SUBJECT TO: 
DEED BOOK 32 PAGE 331, RECORDED APRIL 4, 1949 
DEED BOOK 41 PAGE 99, RECORDED FEBRUARY 6. 1956 
DEED BOOK 62 PAGE 441, RECORDED DECEMBER 8, 1970 
DEED BOOK 122 PAGE 481, RECORDED MARCH 11, 1991 
DEED BOOK 207 PAGE 674, RECORDED MARCH 19, 2001 
AFN 2005159180, RECORDED OCTOBER 21, 2005 
AFN 20061604-61, RECORDED FEBRUARY 3, 2006 
MN 2015001790, RECORDED AUGUST 25, 2015 

REFERENCES 
1. IMAN LOOP SHORT PLAT, AFN 2006160461 
2. J. HAFFORD SHORT PLAT, AFN 110935 
3. BK 1. PG 146 OF SURVEYS 
4. OWENS SHORT PLAT, AFN 2004151958 
5. CRP 70-38 AND CRP 71-8 
6. OSPREY RIDGE SHORT PLAT, AFN 2005159290 
7. MORNING WOOD SHORT PLAT, AFN 2005159291 

INDEX 
SHEET 1. NOTES, VICINITY MAP AND APPROVALS 
SHEET 2. PLAT BOUNDARY 
SHEET 3. LOTS 1-4 AND LOTS 10-22 
SHEET 4. LOTS 5-9 AND LOTS 23-34 

THIS SUBDIMSION COMPUES WITH CITY REQUIREMENTS AND IS APPROVED SUBJECT TO 
ANY SPECIAL CONDITIONS INSCRIBED HEREON AND SUBJECT TO BEING RECORDED 
WITH THE SKAMANIA COUNTY AUDITOR'S OFFICE. 

SPECIAL CONDITIONS 
DECLARATION OF PROTECTIVE COVENANTS, CONDITIONS, RESTRICTIONS 
AND EASEMENTS FOR HIDDEN RIDGE 
RECORDED MAY 18, 2007 AS AFN 2007166154 

ROADWAY/DRAINAGE MAINTENANCE AGREEMENT 
RECORDED NOVEMBER 13. 2017 AS AFIN 2017002369 
AGREEMENT BETWEEN LOTS 29 AND 33 

ROADWAY/DRAINAGE MAINTENANCE AGREEMENT 
RECORDED NOVEMBER 13, 2017 AS AFN 2017002370 
AGREEMENT BETWEEN LOTS 13 AND 14 

ROADWAY/DRAINAGE MAINTENANCE AGREEMENT 
RECORDED NOVEMBER 13. 2017 AS AFN 2017002371 
AGREEMENT BETWEEN LOTS 3. 19. 20 AND 21 

SHEET 1 OF 4 

WYEAST SURVEYS 
KEVIN DOWD 
4399 WOODWORTH DRIVE 
MT HOOD, OR 97041 
(541) 352-6065 

We, moven of descrberl tract of land hereby declare and unfitly Ws 
Plot to be Mud and correct to No best of our ablation. a. that MY 
eubdIvislon haa been made with our free consent a. In accordance 
MN our Moires. Further Ire dedicate Osprey Ridge Lane, P.co, CNA. 
Rad Hook Drive, Tract A a. all public eimernanta as identlfl. Nis 
plat (Sheeta through 1) to thy uee af Me public or evar on a waixa di 

LOAD NOIXIN. PRLNULIAT—NLAI_ Lb.!! - Date 
LANPUONT CAPITAL AND ASSET MANAGEMENT, LLC 

Vert! craVolr,a'  ra;:e t̀•-• )V1354119 -  "'/g 
A TEXAS UNITED UABILITY CONPAN/t;

To nle known to laf/tne' indivloual(e) d acrand In and whO ocular, the 

OZTV.frO'r raZ7valra '''' llnt " venlrni tfriro:Ye 

No lc for 011 State of Tamis CIIRLSONALAIACKES 
MyNatarylOO1210:4252
nvuedWonlbal10,20,21

ZTudr=1147JairatrOin ; ' t t"1:ur::%":nb':::'Vdhl:7::

Tv7iltiabZ"lanhcc%rOPTstrdaldir t6t"  nr""7''''''Z'I.: "d'.

CCA,";,.- 14144/—_  
VOfe/ IPublic Works Director 

0 3 0 q 5 44-0900a0

't ".`17,!1;::,ia tt irinh

A• G• if 

Cay U reasurar Date 

Nevin Dowd •.,reiNalcred aa a land surveyor by the Stata of Washington 
certify that INN plat is booed on an do., aunfey of Om land described 
herein. conducted by rne or on* my auperalMon during the per. of 
Apra 2007 Nrough October 2007; Nat the distances. to,,.,. end anglea 
ore Moen hereon correctly and that ...Mc other Nan thooe Napo. 
N, matting or a later data, no,, been oat and lot corners staked on the 
ground. os dapictod on Om plot. 

Nag.. Professional Land Surveyor PLS NO. 10292 

. azAtt

v\ri recorded In Auditaia r„...aoi 
20E___at: 

  
8:t(may:&NI 
  mmtufArmi_,Lic. 
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17.15.060 

B. Exceptions. The following exceptions are permit-
ted to the standards of Table 17.15.050-1: 

1. Properties receiving approval to deviate 

from standards according to SMC 17.38 - Supplementary Pro-

visions. 

2. Properties obtaining variance approval in 

accordance with SMC 17.46 - Adjustments, Variances, and Ap-

peals. 

. Properties receiving modification approval 
in accordance with SMC 17.17 - Residential Planned Unit De-

velopments. 

(Ord. No. 1103, § 5, 2-16-2017; Ord. No. 1104, § 3.B,C, 

6-15-2017) 

17.15.060 Residential dimensional standards. 

A. Compliance Required. All structures in residen-

tial districts must comply with: 

1. The applicable dimensional standards con-

tained Table 17.15.060-1: Residential Dimensional Stan-

dards. 

2. All other applicable standards and require-

ments contained in this title. 

Table 1/.15.060-1: Residential Dimensional Standards 

Minimum Setbacks 

District 
Maximum Height of 

' Building Front 
Side, 

Interior 
Side, 
Street 

Rear, 
Interior 

Lot 

Rear, 
Through 
Lot 

R1 35 ft 20 ft 5 ft 15 ft 20 ft' 20 ft 

R2 35 ft 20 ft 5 ft 15 ft 20 ft' 20 ft 

R3 35 ft 15 ft 5 ft' 15 ft 20 ft' 20 ft 

MHR 35 ft 30 ft 15 ft 20 ft 20 ft' 20 ft 

//''iR' ) 35 ft 30 ft 15 ft 20 ft 20 ft 20 ft 

1-5 ft for residential outbuildings that are both 12 ft in height or less and 200 sq 
ft in size or less 

2-A 10-foot setback is required when adjacent to an R1 or R2 district. 

B. Exceptions. The following exceptions are permit-

ted to the standards of Table 17.15.060-1: 

1. Properties receiving approval to deviate 

from standards according to SMC 17.38 - Supplementary Pro-

visions. 

2. Properties obtaining variance approval in 

accordance with SMC 17.46 - Adjustments, Variances, and Ap-

peals. 

174.21 (Stevenson 8/17) 
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Receipt: 8197 09/13/2021 
Acct #: 25038 COPY 
City Of Stevenson 
7121 E. Loop Rd. 
PO Box 371 
Stevenson, WA 98648 
(509) 427-5970 

Planning Permits 

Stevenson, WA 98648 

Planning Fees 
Memo ZON2021-01 Simpson etal 

Zoning Text Change 

ZON2021-01 Simpson etal 
Zoning Text 
Change-Braaten/Simpson 

Non Taxed Amt: 

Total: 

Chk: 7997 

Ttl Tendered: 
Change: 

Issued By: Mary C. 
09/13/2021 13:58:25 

50.00 

50.00 

50.00 

50.00 

50.00 
0.00 
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Receipt: 8198 
Acct #: 25038 
City Of Stevenson 
7121 E. Loop Rd. 
PO Box 371 
Stevenson, WA 98648 
(509) 427-5970 

09/13/2021 

Planning Permits 

Stevenson, WA 98648 

Planning Fees 
Memo ZON2021-01 Simpson etal 

Zoning Text Change 

ZON2021-01 Simpson etal 150.00 
Zoning Text 
Change-Crotteau 

Non Taxed Amt: 

Total: 

Chk: 1003 

Ttl Tendered: 
Change: 

Issued By: Mary C. 
09/13/2021 13:59:27 

150.00 

150.00 

150.00 

150.00 
0.00 
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Receipt: 8199 
Acct #: 25038 
City Of Stevenson 
7121 E. Loop Rd. 
PO Box 371 
Stevenson, WA 98648 
(509) 427-5970 

09/13/2021 

Planning Permits 

Stevenson, WA 98648 

Planning Fees 
Memo ZON2021-01 Simpson etal 

Zoning Text Change 

ZON2021-01 Simpson etal 100.00 
Zoning Text Change-Lawing 

Non Taxed Amt: 

Total: 

Chic: 2653 

Ttl Tendered: 
Change: 

Issued By: Mary C. 
09/13/2021 14:00:39 

100.00 

100.00 

100.00 

100.00 
0.00 
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Receipt: 8200 
Acct #: 25038 
City Of Stevenson 
7121 E. Loop Rd. 
PO Box 371 
Stevenson, WA 98648 
(509) 427-5970 

09/13/2021 

Planning Permits 

Stevenson, WA 98648 

Planning Fees 
Memo ZON2021-01 Simpson etal 

Zoning Text Change 

ZON2021-01 Simpson etal 150.00 
Zoning Text Change-Skarda 

Non Taxed Amt: 

Total: 

Chk: 1604 

Ttl Tendered: 
Change: 

Issued By: Mary C. 
09/13/2021 14:01:48 

150.00 

150.00 

150.00 

150.00 
0.00 
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Receipt: 8201 
Acct 4#: 25038 
City Of Stevenson 
7121 E. Loop Rd. 
PO Box 371 
Stevenson, WA 98648 
(509) 427-5970 

09/13/2021 

Planning Permits 

Stevenson, WA 98648 

Planning Fees 
Memo ZON2021-01 Simpson etal 

Zoning Text Change 

ZON2021-01 Simpson etal 
Zoning Text 
Change-Shaima 

Non Taxed Amt: 

Total: 

Chk: 1094 

Ttl Tendered: 
Change: 

Issued By: Mary C. 
09/13/2021 14:02:37 

150.00 

150.00 

150.00 

150.00 

150.00 
0.00 
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Receipt: 8202 
Acct #: 25038 
City Of Stevenson 
7121 E. Loop Rd. 
PO Box 371 
Stevenson, WA 98648 
(509) 427-5970 

09/13/2021 

Planning Permits 

Stevenson, WA 98648 

Planning Fees 
Memo ZON2021-01 Simpson etal 

Zoning Text Change 

ZON2021-01 Simpson etal 150.00 
Zoning Text Change-Price 

Non Taxed Amt: 

Total: 

Chk: 235 

Ttl Tendered: 
Change: 

Issued By: Mary C. 
09/13/2021 14:03:22 

150.00 

150.00 

150.00 

150.00 
0.00 
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Receipt: 8203 
Acct #: 25038 
City Of Stevenson 
7121 E. Loop Rd. 
PO Box 371 
Stevenson, WA 98648 
(509) 427-5970 

09/13/2021 

Planning Permits 

Stevenson, WA 98648 

Planning Fees 
Memo ZON2021-01 Simpson etal 

Zoning Text Change 

ZON2021-01 Simpson etal 150.00 
Zoning Text Change-Skarda 

Non Taxed Amt: 

Total: 

Chk: 9331 

Ttl Tendered: 
Change: 

Issued By: Mary C. 
09/13/2021 14:04:00 

150.00 

150.00 

150.00 

150.00 
0.00 

66



Receipt: 8204 
Acct #: 25038 
City Of Stevenson 
7121 E. Loop Rd. 
PO Box 371 
Stevenson, WA 98648 
(509) 427-5970 

09/13/2021 

Planning Permits 

Stevenson, WA 98648 

Planning Fees 
Memo ZON2021-01 Simpson etal 

Zoning Text Change 

ZON2021-01 Simpson etal 
Zoning Text 
Change-Hansen 

Non Taxed Amt: 

Total: 

Chk: 5007 

Ttl Tendered: 
Change: 

Issued By: Mary C. 
09/13/2021 14:04:45 

150.00 

150.00 

150.00 

150.00 

150.00 
0.00 
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Receipt: 8205 
Acct #: 25038 
City Of Stevenson 
7121 E. Loop Rd. 
PO Box 371 
Stevenson, WA 98648 
(509) 427-5970 

09/13/2021 

Planning Permits 

Stevenson, WA 98648 

Planning Fees 
Memo ZON2021-01 Simpson etal 

Zoning Text Change 

ZON2021-01 Simpson etal 
Zoning Text 
Change-Hamilton 

Non Taxed Amt: 

Total: 

Chk: 171 

Ttl Tendered: 
Change: 

Issued By: Mary C. 
09/13/2021 14:05:31 

150.00 

150.00 

150.00 

150.00 

150.00 
0.00 
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Receipt: 8206 
Acct #: 25038 
City Of Stevenson 
7121 E. Loop Rd. 
PO Box 371 
Stevenson, WA 98648 
(509) 427-5970 

09/13/2021 

Planning Permits 

Stevenson, WA 98648 

Planning Fees 
Memo ZON2021-01 Simpson etal 

Zoning Text Change 

ZON2021-01 Simpson etal 150.00 
Zoning Text Change-Keesee 

Non Taxed Amt: 

Total: 

Chk: 103 

Ttl Tendered: 
Change: 

Issued By: Mary C. 
09/13/2021 14:06:10 

150.00 

150.00 

150.00 

150.00 
0.00 

69



Receipt: 8207 
Acct #: 25038 
City Of Stevenson 
7121 E. Loop Rd. 
PO Box 371 
Stevenson, WA 98648 
(509) 427-5970 

09/13/2021 

Planning Permits 

Stevenson, WA 98648 

Planning Fees 
Memo ZON2021-01 Simpson etal 

Zoning Text Change 

ZON2021-01 Simpson etal 150.00 
Zoning Text Change-Leion 

Non Taxed Amt: 

Total: 

Chk: 127 

Ttl Tendered: 
Change: 

Issued By: Mary C. 
09/13/2021 14:07:01 

150.00 

150.00 

150.00 

150.00 
0.00 
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The Call to Act 

Suburban Residential 
Setback Caveats 

 

Define The Issue 

· Issue: Defined by applicants 
· Solution: Proposed by 

Applicants 
· Stakeholders: SR District 

and adjacent property owners 

Engage Stakeholders 
Inform, Educate, and 
Reach-Out to Public 

· Public Hearing (Notice 
published 12/1 &12/8. Held 
12/13) 

· Targeted postcards to 
property owners 
(Postmarked 12/1) 

· Newspaper Press Release/
Information (Printed 12/1) 

Refine 

[Describe Refinements] 

Check-In 

[List Public Involvement 
Expectations/Activities] 

Decide 

· Timeline: 12/13/2021, 
earliest possible Planning 
Commission recommendation 

Conscientiously Select Public Involvement Methods 

Updated 12/13/21 
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ZONING – Notice of Planning Commission Workshop 

You’re receiving this because your property is in or adjacent to the SR Suburban 

Residential zone, and a recent proposal could change zoning rules in your 

neighborhood. 

The Proposal would allow small sheds to be built closer to property lines. Small 

means 200 square feet (ex. 10 feet by 20 feet) and 12 feet tall or less. Closer 

means 5 feet instead of 20 feet (rear) and 15 feet (side). 

The change was requested by a group of property owners living in the zone. 

Additionally, in 2019, a property owner in the SR zone asked whether Self-Storage 

Units can be allowed. At that time, the City Planning Commission said no. This 

decision could be officially adopted. 

The Stevenson Planning Commission will discuss these issues at a meeting this 

month. 

Please come to the meeting at 6:00 pm on Monday, February 14th.  

- The meeting will be in person at City Hall: 7121 East Loop Road. 

- A phone-in option is available via conference call: 1-253-215-8782 with 

meeting ID# 856 3738 8112. 

- An online webinar option is available via video conference option: 

https://us02web.zoom.us/s/85637388112 

For more information on the proposed changes go to the City website at 

https://www.ci.stevenson.wa.us/planning/page/zoning-notice-public-hearing-0 

or contact City Hall, 7121 East Loop Road, PO Box 371, (509)427-5970, or 

planning@ci.stevenson.wa.us. 
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