
City of White Salmon 
 

Site Plan Review for Planned Development in Riverfront District 

Planning Commission Recommendation: 
The Planning Commission met to consider proposed site plan review of proposed mixed 
use industrial/commercial development on a 2.5 acre tract in the Riverfront District at a 
regularly scheduled session July 22, 2009.  The Planning Commission’s review 
considered findings of fact and conclusions provided in the Staff Report dated July 22, 
2009, along with testimony received from the applicant at the initial hearing July 8, 
2009, and suggested mitigation from SEPA mitigated determination of non significance 
(MDNS).  A SEPA checklist was submitted and MDNS was issued.  The proposed site 
plan was amended from a site plan addressing development of the original single 2 acre 
parcel reviewed on July 8 to a site plan addressing the original 2 acre parcel (# 
03113022001000) and an additional .5 acre parcel (#03113023000200).  The Planning 
Commission considered the revised site plan and trip generation study, prepared by 
Ferguson & associates, Inc. The Planning Commission accepted the findings proposed 
in the attached staff report and recommends approval of the proposed binding site plan 
subject to the following conditions based on findings of fact, testimony received, and all 
evidence in the record:   
 

1. Access – Prior to beginning site prep, including clearing or grading of the site, 
the applicant and City shall confirm with WDOT whether the left turn lane is 
required.  If required a left turn lane meeting WDOT specifications and City 
Engineer approval shall be provided by the applicant at the applicant’s expense. 

2. Easements – Any easements determined to be required to accommodate 
extension of service lines through adjoining properties shall be provided along 
with final design drawings of those extensions.   

3. Specific Easement – Extent of the high pressure gas line easement, documented 
in the completed application, shall be shown on the final site plan and details of 
the easement and safe structural proximity to the easement shall be confirmed 
prior to start of work.  

4. Landscaping – A final landscaping plan shall be prepared by a qualified 
professional experienced with plantings in local conditions and accepted by the 
City.  (The City is familiar with the work and expertise of the Landscape 
Consultant employed to prepare the preliminary plan and accepts the selected 
consultant as a qualified professional.)  The final planting plan shall be prepared 
and provided to the City as a file copy prior to planting.  The final planting plan 
shall stipulate plant types, spacing, planting specifications, and planting season 
along with specifications for necessary irrigation to insure best possible survival 
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rates.  Planting required by the site plan review must be maintained or replaced 
in accordance with the approved preliminary landscape plan and final file copy.  
Use of drought tolerant and deer resistant vegetation (including use of native 
species when reasonable options exist) is also strongly encouraged to increase 
survival rates and decrease long term maintenance and replacement issues.   

5. Water – Nothing in the land use process can guarantee specific terms of water 
delivery to the site or the timeframe within which water may become available 
to serve the proposed development.  Zoning approval will be given on a 
building permit only once water service is provided to the site.   

6. Storm water –  Preliminary slopes, drainage and detention areas are shown on 
the site plan.  An engineered erosion control and storm water management plan 
must be prepared for the site and accepted by the city engineer before ground is 
broken to begin improvement of construction.   

7. Fire safety – Fire flows must be demonstrated, hydrants located in accordance 
with fire code and input from the local fire chief. Sprinkler systems shall also be 
provided in accordance with fire code and input from the local fire chief.   

8. Underground Utilities – All utilities must be placed and maintained 
underground.   

9. Signs – All signs are required to meet city code. 

10. Lighting – Full cut off light fixtures submitted among the lighting types 
proposed for use on the site should be used unless there is a specific need to use 
partial cut off wall mount in limited areas. 

11. Shorelines – Any encroachment into the 200’ “shoreland area” shall be limited 
to that shown on the final approved site plan.   

12. Site Plan is Binding, review required to amend – Per Sub Section 17.80.160 A 
the final approved site plan is binding.  “It shall be unlawful for any person to 
cause or permit the construction, alteration, improvement or use in any manner 
except in complete and strict compliance with the approved site plan.”  
Revisions to the site plan by the applicant after recommendation by the 
committee shall again be reviewed by the committee following review 
procedures in the Zoning Code.   

 
 





City of White Salmon 
 

Site Plan Review for Planned Development in Riverfront District 
 

Background: 
Application has been received for site plan review of proposed development at 65405 
Hwy 14 White Salmon, WA.  Parcel # 03113022001000, approximately 2 acre site 
owned by Brim Capital Corporation and Parcel # 03113023000200, approximately ½ 
acre parcel owned by Evona Brim.  The applicant has submitted documentation that the 
current land owner is aware of and supports the application.  The application was 
reviewed internally by City staff to determine availability of services and to identify any 
public safety concerns. 

Applicable Criteria and Proposed Findings: 

I. Criteria- Permitted Uses 
17.50.020   Principal uses permitted subject to site plan review.  Subject to site 

plan review in accordance with White Salmon Municipal Code Sections 17.80.120 
through 17.80.160, the following uses are permitted: 

A. Limited Commercial: The provision for sale of products, materials or services 
relating primarily to the recreational, tourist and related activities of the White Salmon 
vicinity such as:  
   1. Retail stores and shops providing goods and services such as dry goods, 
photographic supplies and equipment, sports and recreation supplies and equipment, 
gifts, artwork and convenience items; 
   2. Restaurants, hotels, motels and tourist facilities; 
   3. Banks, business and professional offices;  
   4. Manufacture, assembly or treatment of articles or merchandise from 
previously prepared materials. 

B. Limited Manufacturing:  The manufacturing of goods or  products which takes 
place wholly within an enclosed structure and from which there is no discernable odor, 
noise, dust, smoke, cinders, gas, vibration, refuse matter or other noxious affects beyond 
the property lines such as: 
    1. Assembly, fabrication, manufacture, compounding, processing, packaging or 
treatment of products  primarily related to the recreational, tourist and related activities of 
the White Salmon vicinity. 

Staff Response- 
Proposed uses described by the applicant fall within the uses described in the RD zone 
as limited commercial and limited manufacturing uses.  Based on initial input from 
Washington Department of Transportation, it was considered to be important to make 
the distinction between restaurant, retail, and hotel use and office and limited 
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manufacturing uses and the need for a trip generation letter considering basic safety and 
function of the proposed intersection was required.  The trip generation letter was 
prepared and provided.    There will be a single point of egress and ingress meeting 
access spacing requirements.  Worst and most likely case scenarios were considered in 
projection of trip generation. 

Level of Service (LOS) C would result from even the worst case Scenario, in both 2009 
and projected 2014, for North Bound Approach to SR14.  West bound left turn would 
maintain LOS A. Sight distance from proposed point of access meets guidelines for sight 
distance onto a 40 mph roadway.  There is due cause to consider provision of a left turn 
lane.  The requirement for a west bound left turn lane would be triggered during a.m. 
peak hour even if the 6,000 square foot commercial building were not built. An existing 
two way left turn lane currently terminates a short distance west of the site.  According to 
the trip generation letter, prepared by Ferguson and Associates, Inc., extension of the two 
way left turn lane, across the project frontage, would increase storage area for vehicles 
entering and exiting the site which would improve site capacity.  City has not heard back 
from WDOT about the feasibility of allowing the left hand turn lane to be extended.  The 
use proposed is a use permitted in the City’s Riverfront District.  The City and applicant 
will continue to work with WDOT on the best means to serve the proposed level of 
traffic.  Approval shall include a condition of approval requiring that prior to beginning 
site prep, including clearing or grading of the site, the applicant and City shall confirm 
with WDOT whether the left turn lane is required.  If required a left turn lane meeting 
WDOT specifications and City Engineer approval shall be provided by the applicant at 
the applicant’s expense.   

II. Criteria- Accessory Uses  
17.50.035  Accessory uses allowed. 
A. Uses and structures customarily incidental to the principle uses permitted 

outright; 
B. Residential occupancy that is secondary to a principle use permitted outright or 

to an approved conditional use; 
C. Signs as permitted by the sign ordinance. 

Staff Response- 
No residential is proposed all signs will be required to comply with the city’s sign 
ordinance.  Chapter 5.12 of City Code. 
 

III. Criteria- Density and Dimensions 
17.50.040   Density provisions.  Density provisions for the RD District are as 

follows: 
A. Maximum Building Height: Three stories, not to exceed 45 feet;  increase 

setbacks 5 feet for each 2 feet over 35 foot height; height over 35 feet will require the 
review and approval of fire department and building department based on public safety; 
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B. Minimum Lot Area: The minimum area shall be determined based on the 
amount of area required to meet the provisions of this Chapter and provide for proper 
sanitation and drainage. 

C. Minimum Frontage: On SR l4: 200 feet; On Secondary Road: 75 feet; 
D. Minimum Front Yard: To SR 14: 25 feet; To Secondary Road: 25 ft; 
E. Minimum Side Yard: To SR 14: 25 feet; To Secondary Road: 20 feet; 

Otherwise: 10 feet; 
F. Minimum Rear Yard:  To SR 14: 25 feet; To Secondary Road: 20 feet; 
    Otherwise: 20 feet; 
G. Landscape Buffer: To SR 14: 12 feet; To Secondary Road: 10 feet; 
H. Ratio of lot width to length not to exceed 1 to 4; 
I. SR 14 Access Separation: 400 feet where possible, 200 foot minimum with a 

roadway access permit from the City Engineer. 
 

Staff Response- 
Top of highest point of structures identified to be 27 and 29 feet in height this complies 
with height requirement. 
Minimum lot area contains all proposed improvements.  Any easements determined to be 
required to accommodate extension of service lines through adjoining properties shall be 
provided along with final design drawings of those extensions. 
 
Proposed minimum road frontage is in excess of 250 feet.  No further division of the 
parent parcel is proposed.  Front yard setback to SR 14 is sufficient.  Comment was 
received from WDOT that a high pressure gas line easement (not currently shown on the 
site plan) exists along the southern edge of Highway 14. Extent of this easement shall be 
shown on the final site plan and details of the easement and safe structural proximity to 
the easement shall be confirmed prior to receipt of approval of final site plan.  
 
A landscape buffer is required.  Area for landscaping is provided. A landscaping plan 
showing the types of plantings that will be installed to buffer sides of parking lot and 
building to potential secondary road on adjoining lots and Northern most building to SR 
14 has been prepared and provided to the City.  The planting plan is accepted for 
purposes of site plan approval subject to the condition that a final landscaping plan be 
prepared by a qualified professional with experience with plantings in these conditions.  
The final planting plan shall be prepared and provided to the City as a file copy prior to 
planting.  The final planting plan shall stipulate plant types, spacing, planting 
specifications, and planting season along with plan for necessary irrigation to insure best 
possible survival rates.  Plating required by the site plan review must be maintained or 
replaced in accordance with the approved plan.  Use of drought tolerant and deer resistant 
vegetation (native if species when reasonable options exist) is strongly encouraged as 
well to increase survival rates and decrease long term maintenance and replacement 
problems.   
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IV. Criteria- Use Restrictions 
17.50.050   Specific use restrictions. Basic uses permitted in the RD District shall 

be subject to these limitations: 
A. All business and manufacturing activities shall be limited to those which are 

not objectionable by reason of odor, noise, dust, smoke, cinders, gas, vibration, refuse 
water, water carried waste or other noxious effects beyond the property lines; 

B. Secondary or shared access drives and roads will be encouraged. Easements for 
secondary or shared access may be required where necessary to assure compliance with 
the SR 14 access separation criteria of Section 17.50.040 I. 

Staff Response- 
An existing access point is in place for the parcel to the west and the parcel immediately 
to the east may be accessed via shared access form North Shore Drive.  Applicant was 
requested to confirm available access to lot # 03113023000200. During the confirmation 
process applicant and seller decided to include sale of the additional tax lot to the 
applicant and the applicant has adjusted the site plan to incorporate development of the 
additional area into the site plan.  This provides for shared single access.  
 

V. Criteria- General Guidelines 
17.50.060  General development guidelines.  Design criteria for siting 

developments within the RD district shall: 
A. Compliment and incorporate the natural features and terrain of the site area to 

the maximum extent possible;    
B. Provide fencing or screening of mechanical equipment and dumpsters or other 

refuse containers; 
C. Provide buffering of loading and unloading area; 
D. Provide for adequate distances between on-site structures or the staggering of 

structures to maximize the use of natural light and view; 
E. Reduce the impact of tall or bulky structures; 
F. Avoid within the same development, sharp contrasts in building styles, colors 

or materials; 
G. Control public access points to the site's developments, utilizing a central 

lobby design, entrance courtyard, internal walkway or mall, or similar designs which 
protect the various land uses from disturbance from direct public access; 

H. When more than one primary use is to be included in the site area, require 
structures and uses be arranged and clustered to maximize opportunities for shared 
circulation, parking, loading, pedestrian walkways, plazas, recreation areas and day and 
night security; 

I. Vehicle circulation and parking shall be designed to:     
  1. Clearly identify major access drives and avoid larger parking areas, and 

double loaded parking along such major access drives; 
  2. Provide for shared parking between compatible uses; 
  3. Driveways and parking areas shall be designed to allow for the 

encouragement of joint access and internal traffic flow between sites; 
  4. Provide adequate landscape islands to visually buffer and define parking 

spaces as shown on City drawing 17.50.070-A, Minimum Parking Standards; 
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 J. Landscaping and pedestrian amenities should be designed by a      professional 
and shall include scaled drawings showing:  

  1. High image materials to highlight public access points into buildings; 
  2. Include benches, lighting, and occasional waste receptacles in entrance 

courtyards and along pedestrian walkways or malls; 
  3. Landscape buffers shall be required to buffer view and noise between adjacent 

uses and adjacent roadways.  This area shall consist of landscape materials including 
trees, shrubs, berms, walls or fences.  Consistent use of large trees and mixed vegetation 
screening will be encouraged.  Where appropriate, interconnecting pedestrian pathways 
will be required; 

  4. Provide adequate appropriately scaled plant species to compliment the scale of 
buildings within the development such as small scale ornamentals and small scale trees 
adjoining recreational residential developments and large scale trees in larger commercial 
or limited manufacturing developments, as well as adjacent to SR l4; 

  5.   All required landscape as shown on the Site Plan for the project shall be 
perpetually maintained in a healthy condition, free of refuse and debris.  All plantings 
shall be maintained so as not to obscure the vision of traffic; 
 K. Site plans shall be reviewed for consistency with the overall development plan 
for the property if applicable. 

Staff Response- 
A. – H. Above are demonstrated diagrammatically on the site plan and site sections.  
Points of access are clearly provided for to the buildings.  Building style is uniform and 
complementary.  Landscaping area has been provided for and loading area for shipping/ 
receiving is tucked into the center of the site and accessible and somewhat 
topographically screened.  Sufficient space is provided between buildings to provide 
access to light, air and view while buildings are oriented to be able to share parking.  
Lower impact building is proposed along SR 14. 
 
I.  Vehicle circulation is clearly laid out and dimensioned to be accessible. 
 
J. Landscape plan requirements are addressed on page 3 above. 
 
Generally –  
Water - the proposed site plan relates to and provides for access to existing waste water 
and water lines.  A request for water via 2” meter has been made to the city of White 
Salmon.  It is possible that water service will come from Bingen if water service cannot 
be provided by White Salmon.  Nothing in the land use process can guarantee specific 
terms of water delivery to the site or the timeframe within which water may become 
available to serve the proposed development.  Zoning approval will not be given on a 
building permit until water service is provided to the site.   
 
Waste water – is available to the site and accessible to the planned development. 
 
Storm water –  Preliminary slopes, drainage and detention areas are shown on the site 
plan.  An engineered erosion control and storm water management plan must be prepared 
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for the site and accepted by the city engineer before ground is broken to begin 
improvement of construction.   
 
Fire safety – Fire flows must be demonstrated, hydrants located in accordance with fire 
code and input from the local fire chief . Sprinkler systems shall also be provided in 
accordance with fire code and input from the local fire chief.  These issues must be 
addressed to the city’s satisfaction prior to receipt of zoning approval on a building 
permit application. 
 

VI. Criteria- Off Street Parking is Required 
  17.50.070. Off street parking.  Off street parking shall be provided in accordance 
with Section l7.72 of this ordinance. 

Staff Response- 
See response to section 17.72 in part XI. of this report. 

 

VII. Criteria- Utilities and Signs 
l7.50.080 Utility requirements.  In the RD district, all new structures shall be 

serviced by underground utilities. 
 

l7.50.090  Sign.  Signs shall comply with the City Sign Ordinance as codified in 
Chapter l5.12 of City Code. 

Staff Response- 
A requirement that all utilities be placed and maintained underground will be made part 
of any final approval of binding site plan.  All signs are required to meet city code 
requirements for signs. 

VIII. Criteria- Purpose of Review 
17.80.120  Site Plan Review.  The purpose of Site Plan Review is to provide a 

mechanism to review site plans of proposed developments in zoning district in which the 
proposed use is an outright permitted use but is considered to have impacts which may 
affect the surrounding properties or area.  The issue to be resolved is not whether the 
development can proceed, but rather how it will proceed and with what, if any, mitigating 
measures will be required. 

Staff Response- 
Some requirements of site plan review may require time to comply with but all 
requirements or conditions are at this time, to the best of the city’s knowledge, feasible.  
If water cannot be provided to the site by either the city of White Salmon or Bingen no 
building permits will be issued.  This is not a direct result of the SPR process, 
however.  The SPR process simply highlights this issue to make sure it is duly 
considered by the applicant. 
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The site is generally flat, slightly south sloping with well drained soils.  No soil or 
slope instability is evident on the site. Grading will be required to prepare the site for 
planned improvements.  No major grade changes are proposed.  The site plan proposes 
approximately 80% impervious surface coverage.  The site is located along the north 
shore of the Columbia River between the BNSF tracks and SR 14.  No known threats to 
air quality are anticipated from the planned office, R&D, and light manufacturing uses 
to be accommodated by the proposed structures.  No significant on site vegetation exists 
on the property.  No excessive energy demands are projected to result from project 
completion.  No existing environmental risks or hazards were identified in the Phase I 
Environmental Site Assessment prepared for the project.  Noise is not expected to be a 
problem.  All manufacturing activity will occur within the proposed structures.  Only 
other noise would be vehicular when workers arrive or depart the site or deliveries are 
received or shipments sent.   
 
The proposed use is allowed subject to site plan review under the White Salmon Zoning 
Ordinance.  The current site is vacant.  No existing uses will be displaced.  
Surrounding uses include a mix of some retail, production, light industrial, recreational 
(RV Park), and vacant land.  No portion of the site has been designated as 
environmentally sensitive.  A small portion of the parking lot (originally most of 
approximately 8 parking spaces but now adjusted to include the majority of only three 
spaces) and some area graded and landscaped to accommodate storm water is located 
within 200 feet of the Columbia River. This is defined a shoreland area by the Klickitat 
County Shoreline Master Plan.  The City administers the County’s Shoreline Master 
Plan.  The portion of shoreland area affected is defined as an Urban / Industrial 
Shoreline Environment.  No grading or structural development is proposed within 100 
feet of the Columbia River.  Nor is any access to or disturbance of ground on the river 
side of the railroad tracks and right-of-way proposed.  No commercial or light 
industrial structure, building, or accessory use (other than the majority of three paved 
parking spaces mentioned previously) is proposed within 200 feet of the Columbia 
River.  The proposed use is permitted within an urban/industrial shoreline environment.  
The shoreline along this property is also fully isolated from the project area by the 
BNSF Railroad. Conditional use review is not required in this instance.  No shoreline 
access is possible from this parcel.  A condition of approval will require that 
encroachment into the 200’ shoreland area be limited to that shown on the final 
approved site plan.   

IX. Criteria- Site Plan Contents 
17.80.140  Procedures.  Before any building permit shall be issued in any zoning 

district subject to site plan review approval, a site plan for the total parcel of development 
shall be prepared and submitted to the Site Plan Review Committee for recommendation.  
The site plan shall be drawn to scale and shall indicate the following: 

A. Dimensions and orientation of the parcel to be developed. 
B. Locations of buildings and structures, both  existing and proposed. 
C. Location and design of off street parking and loading facilities. 
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D. Location of points of entry and exit for motor vehicles, and the internal 
circulation pattern. 

E. Locations of walls and fences and an indication of the proposed height and 
materials of construction. 

F. Location of exterior lighting standards and devices. 
G. Location and size of exterior signs and outdoor advertising. 
H. Location of landscaping. 
I. Grading and Drainage plan. 
J. Proposed heights of buildings and structures. 
K Proposed uses of buildings and structures. 
L. Any other architectural or engineering data as may be required by the Site Plan 

Review Committee in order to make the necessary findings to assure the provisions of the 
Ordinance have been met. 

Staff Response- 
Other than the more detailed landscaping plan discussed in part V. of this report in 
response to Section 17.50.060  J. of the city code, all site plan requirements have been 
submitted.  The submittal of the site plan and site cross section is sufficient to show the 
general location of landscaping as required by this criterion. The condition requiring a 
more detailed landscaping plan prior to final plan approval is sufficient.   
 

X. Criteria- Changes to Approved Site Plan 
17.80.160  Revisions.  Revisions to the site plan by the applicant after 

recommendation by the Committee shall again be reviewed by the Committee following 
the procedures set forth in this Ordinance.  Where a required site plan review approval 
has been given, it shall be unlawful for any person to cause or permit the construction, 
alteration, improvement or use in any manner except in complete and strict compliance 
with the approved site plan. 

Staff Response- 
A condition requiring the review process required to amend an approved plan be stated 
in the final decision adequately addresses this provision.  

XI. Criteria- Parking 
 

17.72.070  Joint use--Authorized when.  The board of adjustment may authorize 
the joint use of parking facilities for the following uses or activities under the conditions 
specified: 
 

A. Up to fifty percent of the parking facilities required by this chapter for a 
theater, bowling alley, dance hall, restaurant, or other similar uses, may be supplied by 
the off-street parking provided by other "daytime" types of uses; 

B. Up to fifty percent of the off-street parking facilities required by this chapter 
for any "daytime" buildings or uses may be supplied by the parking facilities provided by 
uses herein referred to as "nighttime" uses; 
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C. Up to one hundred percent of the parking facilities required by this chapter for 
a church or auditorium incidental to a public or parochial school may be supplied by the 
off-street parking facilities  serving primarily "daytime" uses. 
 

17.72.080  Joint use--Location and other conditions.   
A. The building or use for which application is being made to utilize the off-street 

parking facilities provided by another building or use shall be located within three 
hundred feet of such parking facilities. 

B. The applicant shall show that there is no substantial conflict in the principal 
operating hours of the two buildings or uses for which joint use of off-street parking 
facilities is proposed. 
 

17.72.090  Number of spaces for designated uses.  The following table sets out 
minimum standards for parking spaces: 
 
             
              Use                        Spaces Required 
         

J. Banks, business and  1 for each 400 square feet 
   professional offices with of 

            gross floor area  
on-site customer service; 
 
K. Offices not providing        1 for each 4 employees or 

    customer services on 
           1 for each 800 square feet 

                  premises of gross floor area 
L. Warehouse, storage and     1 for each 2 employees 

    wholesale business 
P. Manufacturing uses,         1 for each 2 employees 
research, testing, the maximum  
working shift and assembly,  
industries    not less than 1 for each 

                                               800 square feet of gross floor area 
Q. Uses not specified          Determined by planning commission. 

Staff Response- 
110 parking spaces are proposed.  If spaces are provided for at a rate of one per each 
two employees then the planned establishment could employ up to 120 employees 
without exceeding the number of employees allowed to be accommodated by the 
number of parking spaces provided.    
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