City of Stevenson

> <% Planning Department

STEVENSON

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

TO: Planning Commission

FROM: Ben Shumaker, Short Plat Administrator

DATE: May 12t, 2025

SUBJECT: Proposed Short Plat Alteration for Rock Cove Hospitality Center (SP2020-01)
Introduction

The Planning Department has received a proposed short plat for alteration of a plat along Rock Creek
Drive. There are 2 properties involved which are currently vacant and the site of a development proposal.
The tax lot numbers for the properties are 02-07-01-0-0-1302 and -1303. Per the city code, the Planning
Commission is to be notified and given the opportunity to review the application.

The proposal involves a) consolidation of the 2 lots into 1 and b) relocation of a public access easement
on the site.

Staff Recommendation

Staff recommends that the Planning Commission recommend City Council approval of the plat alteration
as consistent with the Shoreline Substantial Development Permit issued in 2024.

Relevant City Policies

SMC 76.02.260(B): Upon receipt of an application for alteration, the council shall provide notice of the
application to all owners of property within a short plat, and as provided for in Section 16.02.110(C).
The notice shall establish a date for public hearing.

SMC 76.02.710(C): After the short plat administrator determines that the proposed short plat application
and map contain the required information and data, the short plat administrator shall distribute
copies of the short plat application and map to the following as is necessary:...
4.City Planning Commission.

SMC 76.02.720(F): The Planning Commission may submit any findings and recommendations to the

administrator for any short plat applications it has decided to review.

Thank you,

Ben Shumaker

Attachments
e Proposed alteration

e Shoreline Substantial Development Permit
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ROCK CREEK COVE HOSPITALITY

SHEET INDEX:

SHEET 1: PLAT NOTES, NARRATIVE, SURVEY NOTES, FOUND
MONUMENT TABLE, DESCRIPTION, SURVEY REFERENCES,
SURVEYOR'S CERTIFICATE, DEDICATION, APPROVALS

SHEET 2: EXTERIOR BOUNDARY AND MONUMENTATION,
LINE TABLES FOR EXTERIOR BOUNDARY, EXISTING EASEMENTS
PER SUBDIVISION OF TAX LOT 02-07-01-1300

SHEET 3: PROPOSED PATH EASEMENT EASEMENT WITH
LINE TABLES AND CURVE TABLES

SHEET 4: FISH & WILDLIFE HABITAT CONSERVATION AREA
EASEMENT LINEWORK

SHEET 5: FISH & WILDLIFE HABITAT CONSERVATION AREA
CURVE AND LINE TABLES

NARRATIVE:

BEING A

SHORT PLAT

REPLAT OF LOTS 1T AND 2 OF

ROCK CREEK COVE SHORT PLAT,

LOCATED IN THE SW 1/4 OF THE NW 1/4 OF
SECTION 1, TOWNSHIP 2 NORTH, RANGE 7 EAST,
WILLAMETTE MERIDIAN, CITY OF STEVENSON,

SKAMANIA COUNTY, WASHINGTON

THE PURPOSE OF THIS SURVEY IS TO REPLAT LOTS 1 AND 2 OF ROCK CREEK
COVE SHORT PLAT (RECORDED JUNE 24, 2021 AS AUDITOR'S FILE NO
2021-002217) INTO ONE LOT AND ADJUST THE PEDESTRIAN PATHWAY

EASEMENT.

HELD AND NO ADDITIONAL MONUMENTS HAVE BEEN SET.

THE BASIS OF BEARINGS FOR THIS SURVEY DETERMINED FROM THE
COORDINATES ON MONUMENTS 300 AND 301, HORIZONTAL DATUM NAD 83
(2011 EPOCH 2010.00) STATE PLANE COORDINATES (WASHINGTON SOUTH
ZONE), AS DETERMINED BY RTK GNSS OBSERVATIONS ON MARCH 2, 2021.

LEGAL DESCRIPTION:
PARCEL I: 02-07-01-0-0-1302-00

A TRACT OF LAND LOCATED IN THE SOUTHWEST QUARTER OF THE
NORTHWEST QUARTER OF SECTION 1, TOWNSHIP 2 NORTH, RANGE 7
EAST OF THE WILLAMETTE MERIDIAN, IN THE COUNTY OF SKAMANIA,
STATE OF WASHINGTON, DESCRIBED AS FOLLOWS:

LOT 1 OF THE ROCK CREEK COVE SHORT PLAT RECORDED IN AUDITOR'S
FILE NO. 2021002217, SKAMANIA COUNTY RECORDS.

PARCEL Il: 02-07-01-0-0-1303-00

A TRACT OF LAND LOCATED IN THE SOUTHWEST QUARTER OF THE
NORTHWEST QUARTER OF SECTION 1, TOWNSHIP 2 NORTH, RANGE 7
EAST OF THE WILLAMETTE MERIDIAN, IN THE COUNTY OF SKAMANIA,
STATE OF WASHINGTON, DESCRIBED AS FOLLOWS:

LOT 2 OF THE ROCK CREEK COVE SHORT PLAT RECORDED IN AUDITOR'S
FILE NO. 2021002217, SKAMANIA COUNTY RECORDS.

SURVEY NOTES:

FIELD WORK FOR THIS PROJECT WAS COMPLETED WITH A COMBINATION OF
SURVEY METHODS, USING RTK GNSS TO ESTABLISH A BASELINE NEAR THE
NORTHWEST CORNER OF SECTION 1 AND ALSO A BASELINE ALONG ROCK
CREEK DRIVE, AND USING A 2 SECOND TRIMBLE S5 ROBOTIC TOTAL
STATION TO RADIALLY TIE MONUMENTS FROM SAID BASELINES. TRAVERSE,
DATA COLLECTION, AND CONTROL CHECKS IN THIS FASHION MET OR
EXCEEDED THE MINIMUM STANDARDS FOR SURVEYS AS DESIGNATED IN
W.A.C. 332-130-090.

PLAT NOTES:

1.

THE OUTER BOUNDARY AS DETERMINED FOR SAID SHORT PLAT IS

PUBLIC ACCESS IS HEREBY GRANTED TO ALL AREAS BELOW THE ORDINARY HIGH WATER MARK.

SURVEY REFERENCES:

R1 — ALTA SURVEY FOR WASHINGTON COMMUNITY REINVESTMENT ASSOCIATION
BY TRANTOW SURVEYING, INC.
RECORDED DECEMBER 23, 1998
BOOK 3 OF SURVEYS PAGE 290

R2 - SUBDIVISION OF TAX LOT 02-07-01-1300 FOR SKAMANIA COUNTY
BY RICHARD LANG OF PUBLIC WORKS
RECORDED NOVEMBER 22, 1996
BOOK T OF TOWN PLATS PAGE 100

R3 - SEVERS SHORT PLAT FOR JAMES E. SEVERS
BY TENNESON ENGINEERING CORP.
RECORDED JUNE 26, 1997
BOOK T OF TOWN PLATS PAGE 101-102

R4 — WINSTON RALL SHORT PLAT FOR WINSTON RALL
BY WYEAST SURVEYS
RECORDED MARCH 24, 1995
BOOK T OF TOWN PLATS PAGE 94

R5 — SECOND STREET EXTENTION TRAVERSE FOR R/W
DATED SEPTEMBER 10, 1980
MAP QQ-2, SKAMANIA COUNTY ROAD RECORDS

R6 - SURVEY OF SEC. 1, T2M, R7E, WM FOR SKAMANIA COUNTY
BY OLSON ENGINEERING
RECORDED JULY 11, 1975
BOOK 1 OF SURVEYS PAGE 45

R7 — ROCK CREEK COVE SHORT PLAT FOR FDM DEVELOPMENT, INC
BY PBS ENGINEERING AND ENVIRONMENTAL, INC.
RECORDED JUNE 24, 2021
AUDITOR'S FILE NO. 2021-002217

SURVEYOR’S CERTIFICATE

DEDICATION

WE, THE OWNERS OF THE ABOVE TRACT OF LAND, HEREBY
DECLARE AND CERTIFY THIS SHORT PLAT TO BE TRUE AND
CORRECT TO THE BEST OF OUR ABILITIES, AND THAT THIS SHORT
SUBDIVISION HAS BEEN MADE WITH OUR FREE CONSENT AND IN
ACCORDANCE WITH OUR DESIRES. FURTHER, WE GRANT ALL
EASEMENTS AS SHOWN FOR THEIR DESIGNATED PURPOSES.

CHAD BAGLEY, MEMBER, DATE
ROCK CREEK COVE INVESTMENTS, LLC

DUANE HOWARD, MEMBER, DATE
D. H. LAND, LLC

F. DEAN MALDONADO, MEMBER, DATE
MILLS END CENTER LLC

STATE OF
COUNTY OF

I CERTIFY THAT | KNOW OR HAVE SATISFACTORY EVIDENCE THAT

DUANE HOWARD, MEMBER, D. H. LAND, LLC, IS THE PERSON WHO
APPEARED BEFORE ME, AND SAID PERSON ACKNOWLEDGED THAT
HE SIGNED THIS INSTRUMENT AND ACKNOWLEDGED IT TO BE HIS
FREE AND VOLUNTARY ACT FOR THE USES AND PURPOSES
MENTIONED IN THE INSTRUMENT.

WITNESS MY HAND AND SEAL HERETO AFFIXED ON THIS

DAY OF , 2024,
SIGNED
NOTARY PUBLIC IN AND FOR THE STATE OF
RESIDING IN

MY COMMISSION EXPIRES
PRINT NOTARY NAME

STATE OF
COUNTY OF

I CERTIFY THAT | KNOW OR HAVE SATISFACTORY EVIDENCE THAT
F. DEAN MALDONADO, MEMBER, MILLS END CENTER LLC, IS THE
PERSON WHO APPEARED BEFORE ME, AND SAID PERSON
ACKNOWLEDGED THAT HE SIGNED THIS INSTRUMENT AND
ACKNOWLEDGED IT TO BE HIS FREE AND VOLUNTARY ACT FOR THE
USES AND PURPOSES MENTIONED IN THE INSTRUMENT.

WITNESS MY HAND AND SEAL HERETO AFFIXED ON THIS

DAY OF , 2024,
SIGNED
NOTARY PUBLIC IN AND FOR THE STATE OF
RESIDING IN

MY COMMISSION EXPIRES
PRINT NOTARY NAME

| HEREBY CERTIFY THAT THIS SHORT SUBDIVISION COMPLIES WITH
THE STEVENSON SHORT PLAT ORDINANCE AND IS APPROVED
SUBJECT TO PROPERLY BEING RECORDED AND FILED WITH THE
SKAMANIA COUNTY AUDITOR WITHIN 30 DAYS OF THIS SUMMARY
APPROVAL.

SHORT PLAT ADMINISTRATOR DATE

| HEREBY CERTIFY THAT THE CITY ROAD ABUTTING THE PROPOSED
SUBDIVISION IS OF SUFFICIENT WIDTH TO MEET CURRENT CITY
STANDARDS AND THAT ROAD RIGHT OF WAYS UPON OR ABUTTING
THE PROPOSED SUBDIVISION ARE OF SUFFICIENT WIDTH TO ASSURE
MAINTENANCE AND TO PERMIT FUTURE UTILITY INSTALLATIONS. |
FURTHER CERTIFY THAT CITY SEWER AND WATER SERVICES ARE
AVAILABLE TO THE PROPOSED SHORT SUBDIVISION.

CITY PUBLIC WORKS DIRECTOR DATE

STATE OF
COUNTY OF

I CERTIFY THAT | KNOW OR HAVE SATISFACTORY EVIDENCE THAT

CHAD BAGLEY, MEMBER, ROCK CREEK COVE INVESTMENTS, LLC, IS
THE PERSON WHO APPEARED BEFORE ME, AND SAID PERSON

I CERTIFY THAT THE TAXES AND ASSESSMENTS ON THE PROPERTY
INVOLVED WITH THIS SHORT PLAT HAVE BEEN PAID, DISCHARGED,
OR SATISFIED THROUGH 2021 FOR TAX PARCEL NUMBERS

THIS MAP CORRECTLY REPRESENTS A SURVEY MADE BY ME OR UNDER MY

2. PAVING OF THE PEDESTRIAN PATHWAYS DENOTED HEREON IS REQUIRED AS A CONDITION OF LOT
DEVELOPMENT.
3. LAND WITHIN THIS SHORT PLAT SUBDIVISION SHALL NOT BE FURTHER SUBDIVIDED FOR A PERIOD OF FIVE (5)

YEARS UNLESS A FINAL (LONG) PLAT IS FILED PURSUANT TO THE STEVENSON CITY CODE, TITLE 16, SUBDIVISIONS,

CHAPTERS 16.14 THROUGH 16.44 INCLUSIVE, OR UNLESS A SHORT PLAT IS ALLOWED PURSUANT TO STEVENSON
CITY CODE, TITLE 16, SUBDIVISIONS, CHAPTER 16.02

TERRY L. GOODMAN,
PROFESSIONAL LAND SURVEYOR, LS #30446

DIRECTION IN CONFORMANCE WITH THE REQUIREMENTS OF THE SURVEY
RECORDING ACT AT THE REQUEST OF FDM DEVELOPMENT, INC IN AUGUST 2024.

ACKNOWLEDGED THAT HE SIGNED THIS INSTRUMENT AND SKAMANIA COUNTY TREASURER DATE

ACKNOWLEDGED IT TO BE HIS FREE AND VOLUNTARY ACT FOR THE

USES AND PURPOSES MENTIONED IN THE INSTRUMENT.

WITNESS MY HAND AND SEAL HERETO AFFIXED ON THIS

DAY OF o0ga. CITY OF STEVENSON TREASURER DATE

SIGNED CITY WATER AND SEWER UTILITIES ARE AVAILABLE TO THE LOTS IN

NOTARY PUBLIC IN AND FOR THE STATE OF THIS SHORT PLAT.

RESIDING IN

MY COMMISSION EXPIRES

PRINT NOTARY NAME CITY OF STEVENSON SANITARIAN DATE
CITY OF STEVENSON MAYOR DATE
RECORDING

FOUND MONUMENT TABLE
POINT FOUND DESCRIPTION (VISITED MARCH 2021) FALLING FROM CORNER REFERENCE T
300 | 1” IRON PIPE WITH CRIMPED TOP HELD AS FOUND IN R3,R4 :." _y PBS Engineering and
307 | 3" BRASS CAP, STAMPED "SKAMANIA COUNTY ENGINEER'S DEPARTMENT" HELD AS FOUND IN R2,R4 ; N Environmental LLC
302 | 5/8” IRON ROD WITH YELLOW PLASTIC CAP, CAP DESTROYED 0.06" WESTERLY OF LINE PER R3 : N 1325 SE Tech Center Dr.. Ste. 140
3-3/4" BRASS CAP, STAMPED "CORPS OF ENGINEERS U.S. ARMY , ‘ \ v
303 | BONNEVILLE POWER NAVIG PROJECT’, LEANING NORTHEASTERLY 0.61" WESTERLY OF LINE | AS FOUND IN R1.R2 : N e 000
304 | 1-1/2" ALUMINUM CAP, UNREADABLE HELD PER R5 ¢ >
305 | 5/8” IRON ROD, NO CAP 0.02" WESTERLY OF LINE PER R3 E : pbsusa.com
308 | 1-1/2" ALUMINUM CAP, UNREADABLE 0.24° N768°21°42"E PER R5 E /
309 | 1-1/2" ALUMINUM CAP, UNREADABLE 0.20° S72°10'34"W PER R5 N :
370 | 3-1/4" PVC PIPE FILLED WITH CONCRETE 0.02° WESTERLY OF LINE PER R5 Q 5 ) .
375 | 1-1/2" ALUMINUM CAP, UNREADABLE HELD PER R5 " RLCCOOOOCEESSS SN DRAWN BY: MLY SCALE: N/A 10/30/2024
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STATE OF WASHINGTON )
COUNTY OF SKAMANIA )
| HEREBY CERTIFY THAT THE WITHIN INSTRUMENT OF WRITING

FILED BY OF
AT M., , 2024 WAS RECORDED

IN AUDITOR’S FILE NO.

RECORDER OF SKAMANIA COUNTY, WASHINGTON COUNTY

SKAMANIA COUNTY AUDITOR




ROCK CREEK COVE HOSPITALITY
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ROCK CREEK COVE HOSPITALITY
SHORT PLAT

BEING A REPLAT OF LOTS 1
ROCK CREEK COVE SHORT PLAT,

AND 2 OF

LOCATED IN THE SW 1/4 OF THE NW 1/4 OF

SECTION 1, TOWNSHIP 2 NORTH, RANGE 7/ EAST,
WILLAMETTE MERIDIAN, CITY OF STEVENSON,
SKAMANIA COUNTY, WASHINGTON

CURVE TABLE

PROPOSED PEDESTRIAN
ACCESS & BOAT LAUNCH
EASEMENT AREA =

1,396 +/— S.F.

CURVE | LENGTH [ RADIUS DELTA CHORD DIRECTION|CHORD LENGTH

C1 53.63 88.50" | 034°43'09" S64°05'21"E 52.81

Cz 26.06' 28.00" | 05319'42" S7323'38"E 2513

C3 59.20° 41.00" | 082°43'50" N18°59'20"W 54.19°

C4 30.60° 79.00" | 022°11'25" N1116'53"E 30.41
LINE TABLE LINE TABLE

LINE LENGTH DIRECTION LINE LENGTH DIRECTION

L84 8.31 S81°26'56"E L1135 50.34 S89°35'43"E
132.84 N79'56'31"E L116 18.20° S00°38'20"W
85.06" N10°03'29"W L1z 62.42' S10°03'29"E
6.67° N60°21'15"W L1138 159.64' N79°56'31"E
20.47' N22°22'35"E L119 68.66' S10°03'29"E
40171 S46°32'257E L120 66.77 S55°03'29"E
7113 S30°27°49"E L121 23.82° N81°34'44"E
19.84' S38°05'38"E L122 40.10' N18'19'44"W
8.57’ S10°03'29"E L123 37.83 N23"19°44"W
27.89 S13°35'32"E L124 27.89' N13°35'32"W
37.83 S23°19'44"E L125 8.57' N10°03'29"W
42.94° S18°19'44"E L126 19.84° N38°05'38"W
64.42° S33°58'05°E L127 7113 N30°27°49"W
26.85' N41°02’28"W L128 40.11° N46°32'25"W
54.94' N08'25'16"W L129 20.47' S22°22'35"W
66.77' N55°03'29"W L130 3.10 S60°21"15"E
60.66" N10°03'29"W L131 5.64' N79°56'31"E
142.64' S79°56'31"W L132 101.50° S10°03°29"E
18.75’ N69°06'56"W L133 140.84 S79°56'31"W
25.87 N81°27°34"W L134 8.31° N81°26'56"W
8.00 NO8°32'26"E L135 8.00' N08°32'27"E
25.87 S81°27'34"E L136 64.42' N33'58'05"W
19.40' S69°06°56"E L137 14.78' S41°02'28"E
61.56° N10°03'29"W L138 27.27 S81°34'44"W
1017 N00°38'20"E L139 24.61 N89°03'25"W
50.30° N89°35'43"W L140 54.03’ N37°05'46"W
33.64 N00'24"17"E L141 7.39' S10°56'59"W
15.30° N81°26'56"W L142 15.52 S$32°02'36"W
8.00’ N08°32'27"E L143 54.75' N37°05'46"W
15.30' S81°26'56"E L144 6.93' N89°03'25"W
25.64 S00°24'17"W
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CURVE TABLE
CURVE | LENGTH | RADIUS DELTA CHORD DIRECTION|CHORD LENGTH
C5 7211 31.00' 133°16'25" N66°49'22"E 56.92
Ccé 28.34 101.00" | 016°04'36" S38°30'07"E 28.25
Cc7 26.50° 199.00" | 007°37°49" S34°16'44°E 26.48’
c8 27.89' 57.00° | 028°02°10" S24°04'33"E 27.61
C9 50.22 49.00" | 058°43'29" S$39°25'15"E 48.05'
C10 52.68’ 31.00" | 097°22'17" S20°05'51°E 46.57
Cc1 58.13' 93.00° | 035°48'41" S10°40'57"W 57.19’
C12 29.36' 67.00" | 025°06'41" S05719'57"W 2913
C13 15.93 29.00° | 031°28'49" S02°08'53"W 15.73
C14 29.09° 87.00" | 019°09'24" S04°00'50"E 28.95'
C15 39.84 79.00° | 028'53'35" S08°52'56"E 39.42°
C16 17.54 201.00" | 005°00'00" S20°49'44"E 17.53’
C17 54.32' 199.00" | 015°38'21" S26°08'54"E 54,15
c18 53.44 23.00" | 133°06'57" S32°35'24"W 42.20'
C19 86.85' 125.00" | 039°48'40" N60°56'48"W 85.12
C20 40.42' 71.00" | 032°37'11" N24°43'52"W 39.88'
C21 50.06' 61.50" | 046°38’12" N31°44'22"W 48.69'
C22 38.09' 48.50" | 045°00'00" N32°33'29"W 37.12°
C23 56.18' 80.50" | 039°58'59" N80"03'59"W 55.04
Cz24 29.95 139.00" | 012°20'38" N751715"W 29.89’
C25 31.67 147.00" | 012°20'38" S751715"E 31.61°
Ccz26 39.36' 72.50" | 031°06'14" S75°08'25"E 38.88'
Cc27 5.04' 27.00" | 010°41'49" N04°42'34"W 5.03'
C28 20.55 19.50" | 060°22'42" N29°47°05"W 19.61°
C29 21.18' 56.50" | 021°28'30" N70°42'41"W 21.05
C30 24.18' 64.50" | 021°28'30" S70°42'41"E 24.03'
C31 28.98' 27.50" | 060°22'42" S29'47'05"E 27.66'
C32 3.55' 19.00" | 010°41°49” S04°42'34"E 3.54
C33 3.80° 72.50" | 003°00’12" N81°26'37"E 3.80°
C34 24.74' 31.50" | 045°00'00" S32°33'29"E 2411
C35 61.78' 78.50" | 045°05'29" S32°30'44"E 60.20°
C36 42.46° 27.50" | 088°27'17" S54°11°38"E 38.36
C37 16.84 193.00° | 005°00'00" N20°49'44"W 16.84
C38 43.87' 87.00° | 02853'35" N08'52'56"W 43.47
C39 26.41° 79.00° | 019°09'24" N04°00'50"W 26.29'
C40 20.33' 37.00" | 031°28'50" N02°08'53"E 20.07'
c41 25.86' 59.00° | 025706°41" N0519'57"E 25.65
C42 63.13' 101.00" | 035°48'41" N10°40'57"E 62.11°
C43 39.09' 23.00° | 097°22"17" N20°05'51"W 34.55
C44 58.42' 57.00" | 058°43'29" N39°25"15"W 55.90°
C45 23.98' 49.00° | 028°02'10" N24°04'33"W 23.74'
C46 27.57" | 207.00" | 007°37'49" N34°16'44"W 27.55
C47 26.09' 93.00" | 016°04'36" N38'30'07"W 26.01
C48 53.50° 23.00" | 13316'25" S66°49'22"W 42.23
C49 33.69 87.00" | 022°11'25" S11°16°53"W 33.48’
C50 47.65' 33.00" | 082°43'50" S18°59'20"E 43.62'
C51 33.51° 36.00" | 05319'42" N73°23'38"W 32.31
C52 48.78' 80.50" | 034°43'09" N64°0521"W 48.04'
C53 41,99’ 207.00" | 011°37'19" N28°09'25"W 41.92°
C54 34.85’ 15.00" | 133°06'57" N32°35'24"E 27.52'
C55 81.30' 117.00" | 039°48'40" S60°56'48"E 79.67
C56 35.92 49.00" | 042°00’10" S20°02'22"E 35.12
C57 38.69' 27.50" | 080°37°01" S41°16'13"W 35.58'
C58 15.05’ 31.00" | 027°48'26" S54°52'46"E 14.90°
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ROCK CREEK COVE HOSPITALITY
SHORT PLAT

BEING A REPLAT OF LOTS 1 AND 2 OF
ROCK CREEK COVE SHORT PLAT,
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ROCK CREEK COVE HOSPITALITY
SHORT PLAT

BEING A REPLAT OF LOTS 1 AND 2 OF
ROCK CREEK COVE SHORT PLAT,
LOCATED IN THE SW 1/4 OF THE NW 1/4 OF
SECTION 1, TOWNSHIP 2 NORTH, RANGE 7 EAST,
WILLAMETTE MERIDIAN, CITY OF STEVENSON,
SKAMANIA COUNTY, WASHINGTON

LINE TABLE

LINE LENGTH DIRECTION

L145 22.70 S71°37'50"E
L146 28.50' N90°00'00"E
L147 12.79° N70°00'49"E
L148 9.81" N48°29'01"E
L149 9.02' N90°00'00"E
L150 12.43' S66°46'21"E
L1517 11.04 N70°00'49"E
L152 7.06' N69°52'12"E
L1353 5.01° N70°00'49"E
L154 15.01° N25°38'27"E
L155 17.48' NOO°00'00"E
L156 22.40' N38°02'58"E
L157 8.59' N77°35'57"E
L158 15.37' N30°01°'57"E
L159 42.25 N22°22'35"E
L160 46.14° NO618’11"W
L161 8.54' NOO"00'00"E
L162 10.72' N90°00'00"E
L163 50.69' N12°22'45"W
L164 14.27° N41°39'38"E
L165 15.80’ N50°11'35"E
L166 3.33' N61°0326"E
L1e7 14.32' N71°26'26"E
L168 18.79’ S78°54'49"E
L169 5.21' S61°59'13"E
L170 13.84 S50°31'15"E
L171 16.64’ S32°16'447E
L172 16.61° S30°2318"E
L173 30.10° S29°05'40"E
L174 1517 S24°01'36"E
L175 17.06’ S32°57°46"E
L176 32.75' S30°28'05"E
L177 33.26" S31°37'25"E
L178 16.19’ S28°59'38"E
L179 14.02' S25°47°05°E

LINE TABLE LINE TABLE LINE TABLE CURVE TABLE
LINE LENGTH DIRECTION LINE LENGTH DIRECTION LINE LENGTH DIRECTION CURVE | LENGTH | RADIUS DELTA CHORD DIRECTION|CHORD LENGTH
L180 46.22' S34°50'51"E L215 14.38’ S23°36°54"W L250 17.20° N3359'12"W C59 5.07° 5.00° 058°07'42" S40°56'58"W 4.86'
L181 20.79' S46°12'15"E L216 22.95' S15°35'05"W L251 14.19’ N31°59'07"W ce0 6.74 5.00’ 07712'56" N71°22'42"W 6.24'
L182 6.87 S38°49'50"E L217 32.05’ S05°35°27"W L252 17.26° N36°58'57"W C61 5.74 5.00’ 065°47'28" S37°07°06"W 543
L183 822 S46°31'31"E L218 35.57' S00°07'11°E L253 13.71 N34°25'18"W C62 8.59’ 5.00’ 098°26'34" S69°1317°E 7.57
L184 19.19' S37°58'58"E L219 11.78’ S06°39'27"E L254 15.52 N36°04’42"W Cce3 7.85 5.00’ 090°00'00" S65°00'00"E 7.07'
L185 9.33" S43°04'40"E L220 18.87" S16°11'51"E L255 17.54° N3811'53"W C64 7.85' 5.00’ 090°00'00" S25°00'00"W 7.07'
L186 23.44' S49°15'50"E L221 8.34 S06°31'35"E L256 11.58' N36°35'01"W C65 7.85' 5.00’ 090°00'00" S25°00'00"W 7.07'
L187 14.98’ S69°39'29"E L222 10.72 $23°42'08"E L257 47.07' N10"10’37"E Cceeé 8.02’ 5.00’ 091°55'40” N85°57°50"E 719
L188 33.59’ N64°01'38"E L223 8.46’ S16°11°51"E L258 8.00° N20°00°00"W Ce7 9.40’ 5.00° 107742723 N76°08'48"E 8.08’
L189 17.98 N68°36'18"E L224 32.79° S20°09'51"E L259 5.00° S70°00°00"W cés 6.96’ 5.00° 079°43'42" S10°08'09"E 6.41’
L190 17.52° N70°30'29"E L225 30.20' $25'25'00"E L260 23.00' N20°00'00"W C69 7.56° 5.00’ 086°35'00" S87°35"13"E 6.86'
L191 9.75’ N74°50'56"E L226 4768’ S19°50'30"E L261 5.00’ N70°00’00"E C70 8.27° 5.00° 094°44'05" S03°04'20"W 7.36'
L192 7.14° N69°05'04"E L227 18.24 S30'14'54"E L262 8.00’ N20°00’00"W Cc7 6.82’ 5.00° 07810'21" S56°26'21"E 6.30’
L193 7.05’ N81°12'05"E L228 32.55' S28°0718"E L263 9.34’ N70°00’00"E C72 7.85’ 5.00° 090°00'00" N45°00'00"E 7.07’
L194 6.89’ N8506°03"E L229 31.36° S30°30'46"E L264 17.53’ N40'48'31"W C73 7.85 5.00’ 090°00'00" S45°00°00"E 7.07
L195 4.64’ S83°55'45"E L230 32.48' S35°24'44"E L265 21.12° S40°00°00"W C74 50.09 78.50" | 036°33'30" S87°23'41"E 49.24
L196 373 S66°49'06"E L231 11.02’ S22°16'44"E L266 8.79’ N7320°35"W C75 30.16’ 140.00" | 012°20°38" N751715"W 30.10°
L197 3.78' S58°47'08"E L232 5.33' S14°48'08"E L267 23.00' N50°00'00"W
L1938 4.85' S45°00'18"E L233 32.45' S00°39°42"W L2638 5.68' N47°57°06"W
L199 3.65 S36°16'01"E L234 15.55' S02°51'49"W L2649 2577 N43°41'07"W
L200 4.40° S11°34"18"E L235 48.25 S08°53'24™W L270 23.00° N44°17'43"W
L201 5.70° S03°56'53"W L236 6.59’ S15°01"17"W L271 16.26° NB9°52°45"W
L202 9.75 S33°16°09"W L237 11.88’ S36°46°20"W L272 10.05 N90°00’00"W
L203 18.58’ S63°32'34™W L2338 19.35' S51°51'14"W L273 8.28' N56°26'21"W
L204 17.24° S5829'16"W L239 10.38' S68°02'57"W L274 9.14' N56°26'21"W
L205 54.55' S61°02'57"W L240 5.45’ N85°06'33"W L275 12.01 N16°24'24"W
L206 7.02' S32°57°40"W L241 18.62 N6521°52"W L276 10.39’ N90°00’00"W
L207 16.60° S27°01°42"W L242 6.16’ N40°55'31"W L277 5.00’ S00°00’00"E
L208 10.25’ S24°51°40"W L243 11.69’ N30°19°27"W L278 23.00 N90°00’00"W
L209 3.61° S01°31'44"E L244 14.37' N26°55'50"W L279 5.00 NOO°00’00"E
L210 1.41° S20°51'12"W L245 12.74 N31°3417"W L280 8.00’ N90°00’00"W
L211 20.14° S28°38'52"W L246 29.20' N42°51"30"W L281 22.08' NOO°00'00"E
L212 2.76' S48°34'48"W L247 16.36’ N42°11°01"W L282 31.40° N69°06'56"W
L213 6.42’ S24°14°11"W L248 19.91° N40"16°32"W L283 25.87 N81°27'34"W
L214 6.54 S35727'16"W L249 16.38' N34°36'06"W
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CIiTY OF STEVENSON
SMC 18 SHORELINE MANAGEMENT

Regarding a request by FDM Development Inc. to construct up to )

19 cabins that will serve as nightly and weekly lodging, as wellas ) SHORELINE SUBSTANTIAL
an event space to be used for private weddings, reunions, and ) DEVELOPMENT PERMIT
parties. On-site parking, public pedestrian access, landscaping, and )

enhancements to the riverbank will also be provided. Additionally, ) January 22nd, 2024

a plat vacation is proposed to provide a more cohesive property )

under one ownership group. )

PROPOSAL: The applicant requests a Shoreline Substantial Development Permit (SSDP) to construct up
to19 cabins that will serve as nightly and weekly lodging, as welt as an event space to be
used for private weddings, reunions, and parties. On-site parking, public pedestrian
access, landscaping, and enhancements to the riverbank will also be provided.
Additionally, a plat vacation is proposed to provide a more cohesive property under one
ownership group.

APPLICANT:  Brad Kilby, AICP ENGINEER: Bruce Haunreiter, P.E.
Harper Houf Peterson Righellis Inc. Harper Houf Peterson Righellis Inc.
205 SE Spokane Street, Suite 200 1220 Main Street, Suite 150
Portland, OR 97202 Vancouver, WA 98660
{503) 221-1131 {360) 750-1131

OWNER: Den Maldonado
FDM Development Inc.
PO Box 353

Ridgefield, WA 98642
(360) 719-0276

LOCATION: 968 SW Rock Creek Drive. 40 SW Cascade Avenue. The site has been assigned Tax Lot
Numbers 02-07-01-0-0-1302-00 and 02-07-01-0-0-1303-00 by the County Assessor.

SHORELINE WATERBODY: Rock Cove
SHORELINE ENVIRONMENT DESIGNATION: Active Waterfront
SHORELINE USE PROPOSED: Commercial & Industrial (Water-Enjoyment), Land Division,

Recreational (Traif Parallel to the Shoreline, View Platform), Transportation & Parking Facilities
{Accessory Parking)
SHORELINE MODIFICATION PROPOSED: Vegetation Removal

BACKGROUND: Previously a veneer mill, the development site has been vacant for decades. Part of this time
the site was under county ownership. In 1999, Skamania County divided the site into 3 legal
Jots. It remained vacant and was informally used for physical access to Rock Cove. In 2019, the
County sold the property to an investment group. That investment group obtained a
Mitigated Determination of Non-Significance under City File SEPA2020-01 for a proposal
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involving “a three-phased development, beginning with the condo-style units. Phase 2 will add
the commercial venue space and restore waterside portions of the property for enhanced,
publicly-accessible observation and enjoyment. Phase 3 completes the development with the
studio-sized units.”

A Shoreline Substantial Development Permit (SSDP) was issued for phase 1 of that proposal
under City File SHOR2020-01. The SSDP was issued under the Skamania County Shoreline
Management Master Program as it was adopted by the City in August 1975. The project was
delayed during the COVID pandemic and SHOR2020-01 expired.

This proposal is for a new SSDP. The project’s site plan is different from the previous approval
and construction is proposed under a single phase, The proposal is subject to the Stevenson
Shoreline Master Program as it was adopted in March 2022,

STANDARDS, FINDINGS AND CONCLUSIONS

SMC 18 SHORELINE MANAGEMENT

Chapter 18.08 of the Stevenson Municipal Code is separated into 17 sections relating to management of
shoreline water bodies (Columbia River, Rock Cove, Rock Creek). These sections adopt the Stevenson
Shoreline Master Program (SMP) and detail procedures for obtaining approvals under the SMP. The SMP
contains 7 chapters detailing submittal requirements, policies and regulations applicable when review
activities are proposed in Shoreline Jurisdiction. Certain review activities require approval by the Shoreline
Administrator, others require approval by the Stevenson Planning Commission, still others require
approval by the Stevenson Planning Commission and the Washington Department of Ecology. The
sections below relate to Shoreline Substantial Development Permits (SSDP), the mechanism involved
when the Planning Commission approves review activities.

SMC 18.08 — Shoreline Management

Chapter 18.08 of the Stevenson Municipal Code (SMC) establishes procedural standards for
implementation of the City's shoreline management program. The chapter is separated into 17 sections
detailing program administration and project review. There are 14 sections reviewed prior to issuance of a
Substantial Development Permit, 6 of which are the responsibility of the applicant, Findings and conclusions
related to each section are detailed below.

CRITERION §18.08.010 — ADMINISTRATION AUTHORIZED. "A. The "shoreline administrator” or “acinvinistrator” or that person's
designee, is hereby vested with: [S specific duties/authorities]
B. The City of Stevenson Planning Commission is hereby vested with:
. Authority to issue shoreline permits as required herein. "Shoreline permits” include shoreline substantial
development permits, shoreline conditional use permits, and shoreline variances.”

FINDING(S); a. The proposal submitted involves activities, developments, and/or uses requiring
issuance of a shoreline permit,
b. The Planning Commission is authorized to issue this shoreline permit.

CONCLUSIONS OF LAWw: This project will comply with SMC 18.08.010 subject to the review
conducted herein.

CRITERION §18.08.020 — SHORELINE MASTER PROGRAM AND MAP ADOPTION, "A. There is made a part of this chapter a
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management plan which shall be known as the "Stevenson Shoreline Master Program,” adopted March 17", 2022, as weli as
a map which shall be officially known as the "Stevenson Shoreline Environment Designation Map.” These documents shali be
made available to the general public upon request.

B. The Shoreline Environment Designation Map generally shows the shoreline areas of the city which are under the
jurisdiction of the Act and the shoreline environments as they affect the various lands and waters of the city. The precise

lacation of shoreline jurisdiction and shoreline environment boundaries shall be determined according the appropriate
provisions of the SMP.”

FINDING(S): a. The proposal is subject to review according to the provisions of the Stevenson
Shoreline Master Program.
b. The proponents’ application included precise locations of shoreline jurisdiction
and shoreline environment boundaries pursuant to the Stevenson Shoreline
Management Program.

CONCLUSIONS OF LAW: This project will comply with SMC 18.08.020 without conditions.

CRITERION §18.08.050 — APPLICABILITY OF PROVISIONS, SHORELINES DESIGMNATED. "A. Unless specifically exempted by state
statute, all propased uses and development cccurring within shoreline jurisdiction must conform to chapter 90.58 RCW, the
Shoreline Managament Act, and the Stevenson Shoreline Master Program.

B. This chapter applies to all areas within shoretine jurisdiction as designated in the SMP, including:

1. That portion of the Columbia River shoreline which lies within city limits. This chapter will apply te any Celumbia
River shoreline which lies within city limits. This chapter wiil apply to any Columbia River shoreline which is annexed info the
city. The entire Columbia River shoreline is a Shoreline of State-Wide Significance;

2. The Rock Cove shoreling;

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.

4. Any portion of the Ashes Lake shoreline which is annexed into the city; provided, the annexed shoreline has been
predesignated within the SMP.”

FINDING(S): a. The proposal is not specifically exempted by state statute.
b. The proposal is located within the shoreline jurisdiction of a portion of Rock
Cove lying within city limits.
c. The proposal must conform to the Shoreline Management Act and the Stevenson
Shoreline Management Program.

CONCLUSIONS OF LAW: This project will comply with SMC 18.08.050 without conditions.

CRITERION §18.08.080 — SHORELINE PERMITS & APPROVAES—REQUIRED WHEN, "A. Any person wishing to undertake

activities requiring a Minor Project Autharization or a Shoreline Permit {Shoreline Substantial Development Permit, Shereline
Conditional Use Permit, or Shoreline Variance) within shoreline jurisdiction shall apply to the Shoreline Administrator for
appropriate approval.

B. In addition to the provisions contained herein, the authorization to undertake use or development in shoreline jurisdiction
is subject to review according to the applicability, criteria, and process described in the SMP, especially SMP Chapter 2.7

FINDING(S): a. The proponents wish to undertake an activity requiring a Shoreline Permit and
submitted a complete application for a Substantial Development Permit on August
11, 2023 and supplemented through December 11, 2023.
b. Review according to SMP Chapter 2 is addressed below.

CONCLUSIONS OF LAW: This will comply with SMC 18.08.080 without conditions.

CRITERION §18.08.100 — PERMITS—APPLICATION PROCEDURE. "A. Any person required to comply with the Shorelines
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Management Act of 1971 and this chapter shall obtain the proper application forms from the city pfanning department. The
completed application shali then be submitted to the shoreline administrator.

8. Upon receipt of an application, the shoreline administrator shall determine which category of proposal has been
submitted:

1, Category A applications involve requests for all shoreline permits, including a) Shoreline Substantial Development
Pearmits, b) Shoreline Conditional Use Permits, ¢) Shoreline Variances, and d) revisions to any previously authorized Category
A proposal.

2. Category B applications involve requests for a) @ Minor Project Authorization issued pursuant to WAL 173-27-050,
b} limited utility extensions and bulkheads approvec pursuant to WAC 173-27-120, <) revisions to any previously authorized
Category B proposal, and d) extensions of shoreline substantial development permits and Minor Project Autharizations”

C. After determining the application category, the administrator will then review the application for completeness according
to this chapter and the SMP.

FINDING(S): a. The proponents submitted a complete application on August 11, 2023 and
supplemented through December 11, 2023.
b. Upon submission of the application, the Shoreline Administrator determined the
application as complete for a proposal involving a Category A Shoreline Permit.

CONCLUSIONS OF LAW: This project will comply with SMC 18.08.100 without conditions.

CRITERION §18.08.110 — PERMITS—NOTICE PUBLICATION. “A.  Within 14 days after a determination of completenass under

SMC 18.08.100, the Shoreline Administrator shalf provide a notice of application for all Category A proposals as follows:

1. Content. The content of the notice shali be identical to that set forth in WAC 173-27-110(2}. In addition, the notice
shall state the time and place of the open record public hearing to be held for the Category A proposal.

2, On-Site Notice. No less than 2 nofices shall be posted by the administrator in conspiceous places on or adjacent to
the subject property.

3. Mailing. The notice shall be mailed to a) the land owner, b) all property owners of record within a radius of 300 feet
of the exterior boundaries of the subject property, ¢) all agencies with jurisdiction per chapter 43.21C RCW, and d)
individuals, crganizations, tribes, and agencies that request such notice in writing.

4. Newspaper. The notice shall be published at least once a week, on the same day of the week, for two consecutive
weeks in a newspaper circulating and published within the city.
B. Category B proposals reviewed under WAC 173-27-120 require the same notice of application as Category A
propesals. All other Category B propesals do not require notice of application.”

FINDING(S): a. The notice prepared for this proposal includes the content set forth in WAC 173-
27-110(2),
b. The notice was posted on site on August 22, 2023, On August 26, 2023 staff
observed that the notice was removed. On August 29, 2023, the notices were
replaced.
¢. The notice was mailed to the required recipients on or about August 22, 2023.
d. The notice was published in The Columbian on August 29 and September 5,
2023,
e, Based on the continuation of the hearing, new notices were posted (November
16), mailed (November 16), and published (November 22 & 29).

CONCLUSIONS OF LAW: This project will comply with SMC 18.08,110 without conditions.

CRITERION §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 adiusted by the city councif.
8. Payment of an application fee does not guarantee that a permit will be issued.
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FINDING(SY: a. The proponents submitted the applicable fee on August 11, 2023,

CONCLUSIONS OF EAw: This project will comply with SMC 18.08.120 without conditions.

CRITERION §18.08.140 — PERMITS—INTERESTED PARTIES—COMMENT PERIOD. "A. For any Category A proposal, any mentber
of the public may provide written comments for thirty days after the last publication of the notice of application.
B. For Category B proposals reviewed under WAC 173-27-120, any member of the public may provide written comments for
twenty days after the last publication of the notice of application.
C. During the public comment periods established in this section, any member of the public may aiso request to be notified
of the action taken by the city.

FINDHNG(S), a. The City received written comments from:
1. The Washington Department of Ecology,
2. The Washington Department of Fish & Wildlife.
b. The City received requests to be notified of action from: (none).

CONCLUSIONS OF LAW: This praject will comply with SMC 18.08.120 without conditions,

CRITERION §18.08,180 — PLANNING COMMISSION ACTION-—CATEGORY A PROPOSALS. “A. No authorization to underiake
propesed Category A use or development shall be granted by the planning commission untll at least one open record public
hearing has been held and the proposed use and development is determined to be consistent with the policy and provisions
of the SMA and the SMP.

B. At the public hearing scheduted for consideration of a Category A proposal by the planning commission, the commission
shall, after considering all relevant information available and evidence presented to it, either grant, conditionatly grant, or
deny the permit.

C. In granting or revising a permit, the commission may attach thereto such conditions, modifications and restrictions
regarding the lecation, character and other features of the proposed development as it finds necessary. Such conditions may
include the requirement to post a performance bond assuring compliance with other permit requirements, terms and
conditions.

D. The decision of the planning commissicn shall be the final decision of the city on all applications for Category A
proposals. The commission shail render a written decision including findings, conclusions and a final order, and transmit
copies of its decision to the persons who are required to receive copies of the decision pursuant to Section 18.08.190.

FINDING{S): a. The Planning Commission held an open record public hearing on October 9,
2023 which was continued to November 13, 2023 and December 1, 2023.
b. The open record for this application review was closed after the final public
hearing on December 11", 2023 whereat the proposal was approved subject to the
adoption of findings.
c. This document catalogues the Planning Commission’s consideration of
information available and evidence presented regarding this Category A proposal.
d. The Planning Commission has not required the posting of a performance bond
to assure compliance with the permit,
e. This document constitutes the written decision of the Planning Commission and
the City's final decision on this permit.

CONCLUSIONS OF LAw: This project will comply with SMC 18,08.120 upon satisfaction of the
conditions contained herein.

CRITERION §18.08.185 --SHORELINE ADMINISTRATOR ACHON—CATEGORY B PROPOSALS, {THIS SECTION APPLIES TO A
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DIFFERENT TYPE OF PROJECT THAN HAS BEEN PROPOSED, NO CONSISTENCY REVIEW IS NECESSARY.]

CRITERICN §18.08.190 —NOTIFICATION AND FILING OF ACTION, [THIS SECTIOM APPLIES TO CITY PROCEDURES AFTER A DECISION IS
MADE. NO CONSISTENCY REVIEW IS NECESSARY.)

CRITERION §18.08.200 — APPEAL FROM PERMIT DECISION. “Any person aggrieved hy the granting or denying of a substantial
development permit, conditional use permit, variance, or by the rescinding of a permit pursuant to the provisions of this
chapter may seek review from the shorelines hearing board. Such an appeal must be filed as a request for the same within
twenty-one days of receipt of the final order and by concurrently filing copies of such request with ecology and the attorney
general's office. The state hearings board regulations of RCW 90.58.180 and Chapter 461-08 WAC apply. A copy of such
appeal notice shall also be filed promptly with the City of Stevenson. Upon issuance of a final order after an appeal, the city
shall provide said order to ecology according to WAC 173-27-130{10).

FINDING{S); ~ a. The appeal process applies to the proponent and any person aggrieved by the
City decision,
b. The appeal period coincides with the timelines established in SMC 18.08.210.
¢. A condition is appropriate to provide guidance on this procedure,

CONCLUSIONS OF LAW: This project will comply with SMC 18.08.120 upon satisfaction the
condition below.

CONDITIONS:

1. Timely appeals shall be filed by the proponent within 21 days of Receipt of the Final
Decision,

CRITERION §18.08.205 —APPEAL FROM ADMINISTRATOR DECISION, [THIS SECTION APPLIES TO A DIFFERENT TYPE OF PROJECT THAN
HAS BEEN PROPOSED. NO CONSISTENCY REVIEW 1S NECESSARY.]

CRITERION §18.08,2 10 — PERMIT ISSUANCE AND EFFECT, “A. The effective date of a substantial development permit shall be the
date of fiting as provided in RCW 90.58.140(6).
B. Each shoreline permit shall contain a provision that construction pursuant to the permit shall not begin and is not
authorized until twenty-one days from the date of filing with ecology, per WAC 173-27-190 or as subsequently amended, or
until alf review proceedings initiated within twenty-one days from the date of such filing bave been terminated.
C. Issuance of a permit does not obviate the applicani frem meeting requirements of other federal, state and county permits,
procedures and regulations.

FINDING(S): a. A condition is appropriate o incorporate SMC 18.08.210(B) into the permit
decision.
CONCLUSIONS OF LAWY This project will comply with SMC 18.08.210 upon satisfaction of the

conditions contained herein.
CONDITIONS:

2. Construction pursuant to this Permit shall not begin and is not authorized until 21 days
from the date of filing with Ecology, per WAC 173-27-190 or as subsequently amended, or
until ali review proceedings initiated within 21 days from the date of such filing have been
terminated.
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CRITERION §18.08.220 — PERMIT DURATIOIN-—EXTENSIONS. "A. Construction activities shall be comimenced, or where no
construction aclivilies arve involved, the use or activity shall be commenced within two years of the effective date of an
authorization or shoreline permit issued under this chapter. However, the city may authorize a single extension for a period
not to exceed one year based on reasonable factors, if a reguest for extension has been fited before the expiration date and
notice of the proposed extension is given to ecclogy and parties of record on the original authorization or permit.

B. Authorization ta conduct development activities shall terminate five years after the effeciive date of an authorization or
shoreline permit. However, the city may authorize a single extension for a period not to exceed one year based on
reasonable factors, if a request for extension has been filed before the expiration date and notices of the proposed extension
is given to ecology and parties of record on the criginal authorization or permit.

€. Upon a finding of good cause, based on the requirements and circumstances of the specific project proposed and
consistent with the policies and provisions of the SMP and WAC 173-27, the city may adopt different time limiis from those
set forth above as a pait of action on a shoreline permit.

D. The time periods in this section do not include the lime dwing which a use or aciivity was not actually pursued due to the
pendency of adminisirative appeals or legal actions or due {o the need to obtain any other government permits and
approvais for the development that authorize the development to proceed, including all reasonably related administrative or
legal actions on any such permits or approvals.

FINDING(S): a. Timelines differing from this set forth in SMC 18.08.220(A) & (B) are not
necessary for this permit.
b. Conditions are appropriate to incorporate the timelines of SMC 18.08.220(A), (B),
and (D) into the permit decision.
¢. Conditions are necessary to ensure permit timelines continue to be met in the
face of unforeseen delays under SMC 18.08.220(D).

CONCLUSIONS OF LAW: This project will comply with SMC 18.08.220 upon satisfaction of the
conditions contained herein,

CONBITIONS;

3. Within 2 years of the effective date of this permit, construction activities associated with
this permit shall commence or a written request for a maximum 1-year extension shall be
submitted to the City. If construction activities do not commence accordingly, the permit
shall expire.

4. Within 5 years of the effective date of this permit, ail development activities associated
with this permit shall terminate or a written request for a maximum 1-year extension shall
be submitted to the City.

5. Prior to the start of construction, the proponent shall submit the City documentation
sufficient to establish an accurate timeline of any activity justifying an extension of the
permit's duration based on SMC 18.08.220(D}. No such documentation will be accepted by
the City after construction commences.

CRITERION §18.08.235 —VARIANCE AND CONDITIONAL USE PERMITS—ECOLOGY REVIEW. {THIS SECTION APPLIES TG A
DIFFEREMT TYPE OF PROJECT THAN HAS BEEN PROPOSED, NO CONSISTENCY REVIEW 1S MECESSARY.]

CRITERION §18.08.250 — ENFORCEMENT—PENALTIES. "All provisions of this chapter shall be enforced by the shoreline

administrator and/or a designated representative. The enforcement procedures and penalties contained in WAC 173-27 and
RCW Chapter 90.58 are hereby incorporated by reference.”
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FINDING(SY: a. A condition is appropriate to incorporate SMC 18.08.250 into the permit decision.

CONCLUSIONS OF LAW: This project will comply with SMC 18.08.250 upon satisfaction of the
conditions contained herein.

CONDITIONS:

6. Throughout the Duration of this Permit, the proponents shall provide reasonable access
to the Shoreline Administrator to ensure enforcement of this permit and the SMP.

7. Throughout the Duration of Construction, the proponents shall contact the Shoreline
Administrator prior to constructing any change to the proposal to determine whether the
change should be permitted and whether the permission should be through a revision to
this Minor Project Authorization or through a Shoreline Permit.

8. Prior to the Start of Construction the applicants shall provide construction documents for
approval by the Shoreline Administrator, The review shall be limited, ensuring the project’s
consistency with the proposal and ensuring the conditions of City permits have been
appropriately incorporated. Should the Administrator fail to respond within 7 days of
receipt, the construction documents shall be presumptively approved.

Stevenson Shoreline Master Program

The Stevenson Shoreline Master Program {SMP) is adopted by SMC 18.08.020 Chapter 18.08. The program
is divided into 7 chapters. Each chapter contains several sections of standards addressing specific aspects
of shoreline management, Findings and conclusions related to each section are detailed below.

CHAPTER 1 - INTRODUCTION

Criteria §1.1, 81.2, 81.3.1, 81.3.2. 81,4, 81.6,81.7, 81.8, §1.9, 81.10. [THESE SECTIONS CONTAINS GUIDANCE APPLICABLE TQ ALL
CRITERION I THE SMP BUT NO SPECIFIC REGULATIONS, NO CORNSISTEMC Y REVIEW IS NE(,ESSARY.]

CRITERION §71.3.3 — SHORELINE ENVIRONMENT DESIGNATION MAP, "The approximate shoreline jurisdictional area and the
Shareline Environment Designations (SEDs) are delineated on the map(s), hereby incorporated as a part of this SMP that shalt
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 lecation of the OHWM, flocdway, and the presence and delineated
boundaries of assodlated wetlands as determined after an on-site inspection and in accordance with SMP Sections 1.3.1 and
1.3.2, Chapter 3, Chapter 7, and RCW 90.58.030."

FINDING(S): a. The Critical Areas Report prepared by Ecological Land Services, Inc. and
submitted with this proposal includes a map of shoreline jurisdiction based on the
actual location of the OHWM as observed in the field.

b. The proposal is located within an area designated as Active Waterfront and
extends through an area designated Aquatic on the Stevenson Shoreline
Environment Designation Map.

CONCLUSIONS OF EAW: This project will comply with SMP 1.3.2 without conditions.

CRITERION §1,5 — SHORELINE MASTER PROGRAM APPLICABILITY TO DEVELOPMENT. “The SMP shall apply to all land andl waters
under the jurisdiction of Stevenson as identified in SMP Sections 1.3.1, 1.3.2, and 1.3.3 above.
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This SMP shali apply to every person (i.e, individual, partnership, corporation, association, organization, caoperative, public
or municipal corporation, or agency of Lhe state or local governmental unit however designated) thal uses, develops, cwns,
teases, or administers lands, wetlands, or waters that fall under the jurisdiction of the SMA. The SMP shall not apply to
fecleral agency activities on federal lands.

See SMP Chapter 2 helow for more information on when a penmnit is required. The SMP applies to all review aclivities (ie,
shoreline uses, development, and modifications) proposed within shoreline jurisdiction. Some review activities under this
program do not require a shareline substantial development permit. However, such activities must continue to demaonstrate
compliance with the policies and regulations contained in this SMP in accordance with WAC 173-27-040(1}(b) and be
authorized by a minor project authorization.”

FINDING(S): a. The SMP is applicable to this proposal by this proponent, for a project occurring
within the jurisdiction of Stevenson as identified herein,

CONCLUSIONS OF LAW; This project will comply with SMP 1.5 without conditions.

CHAPTER 2 — ADMINISTRATIVE PROVISIONS

CRITERIA §2.1,6§2.2, 82.3.2, §2.4.1, §2.5, 82,7, §2.8, §2.8. [THESE SECTIONS CONTAIN GUIDANCE APPLICABLE TO ALL AND/OR
DIFFERENT TYPES OF PROJECT THAM HAS BEEN PROPOSED. NO COMSISTENCY REVIEW IS MECESSARY.]

CRITERION §2.3.1 — PRE-APPLICATION CONFERENCE—REQUIRED. "A pre-application conference for all proposed review
activities within shoreline jurisdiction is required. The Shoreline Administrator may waive this requirement if the applicant
requesls such in writing and demonstrates that the usefulness of a pre-application meeting is minimal.”

FINDING(S): a. A series of pre-application conferences, emails, and phone calls throughout the
Spring and Summer of 2023 occurred in advance of this project’s application.

CONCLUSIONS OF LAw: This project will comply with SMP 2.3.1 without conditions.

CRITERION §2.3.3 — DETERMINATION OF ORDINARY HIGH WATER MARK, “Far any development where a determination of
consistency with the applicable regulations requires a precise location of the OMWHM, the mark shall be located precisely with
assistance from Ecology and City staff, or a qualified professional, and the biclogical and hydrological basis for the location
shalt be included in the development plan. Where the OHWM is neither adjacent to or within the boundary of the project,
the plan shall indicate the distance and direction to the nearest OHWM of a shoreline.”

FINDING(S): a. The Critical Areas and FWHCA Report prepared by Ecological l.and Services, Inc,,
a qualified professional, and submitted with this proposal includes a determination
of the OHWM as observed in the field.

CONCLUSIONS OF LAw: This project will comply with SMP 2.3.3 without conditions.

CRITERION §2.4.2 — APPLICATION CONTENTS, [THIS SECTION COMTAINS 2 LISTS OF REQUIRED SUBMITTALS FOR APPROVAL OR PROJECTS It

SHORELINE JURISDICTION AND PROVIDES THE SHORELINE ADMIMISTRATOR AUTHORITY TO REGUIRE ADDITIOMAL INFORMATION. FOR BREVITY, THE
FULL TEXT OF THIS SECTION IS OMITTED.]

FINDING(S): a. The findings of SMC 18.08.100 related to the acceptance of a complete
application are relevant to this criterion.

CONCLUSIONS OF LAW: This project will comply with SMP 2.3.3 without conditions.
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CRITERION §2.4.3 — APPLICATION REVIEW & PROCESSING. “1. When an application is deemed complete, the Administrator may
reuest third-paity peer review of any repott, assessiment, delineation, or mitigation plan by a qualified professional and/or
state or federal resource managerment agency. Such request shall be accompanied by findings supporting the
Administrator's decision, which is appealable to the City Council. The Ciy may incorporate recornmendations from such
third-party reports in findings approving or denying an application. In general, the cost of any third-party review will be the
responsibility of the applicant; however, where a project would provide a beneficial public amenity or seivice, on a case-by-
case basis by City Council action, costs may be shared by the City.

2. The Shareline Administrator shall review the information submitted by the appflicant and, after an optional site visit shall
determine the category of project proposed according to SMC 18.08.100.

3. Applications shall be processed accorcling to the timelines and notice procedures listed in SMC 18.08.100 through SMC
18.08.190, the review criteria of this Chapter, and WAC 173-27,

4. The City shall use an existing, or establish a new, mechanism for tracking all project review actions in shoreline areas, and a
process 1o evaluate the cumulative effects of all authorized developiment on shoreline conditions.”

FINDING(S); a. Third-party peer review occurred during the 2020 permitting process. No
additional third-party peer review was deemed necessary by the Shoreline
Administrator for this proposal.
b. The Shoreline Administrator determined this project is a Category A Shoreline
Substantial Development Permit.
¢. The findings of related to the Stevenson Municipal Code related to application
and review procedures are relevant to this criterion.

CONCLUSIONS OF LAW: This project will comply with SMP 2.4.3 without conditions.

CRITERION §2.6.1 — SHORELINE SUBSTANTIAL DEVELOPMENT PERMITS — PURPOSE — APPLICABILITY — CRITERIA, "The purpose
of a Shareline Substantial Development Permit (SSDP) is to assure consistency with the provisions of the SMA and this SMP.
It authorizing a SSDP, the City may attach conditions to the approval as necessay to assure the project is consistent with afl
applicable standards of the SMA and this SMP. The following criteria shall assist in reviewing proposed SSDPs:

. 5S5DPs miay nol be used to authorize any use that is listed as conditional or prohibited in a shoreline designation.
2. 55DPs may not be used to authorize any development and/or use which does not conform to the specific bulk,
dimensional, and performance standards set foith in this SMP,
3. S5DPs may be used to authorize uses which ave listed or set forth in this SMP as parmitted uses.
4, To obtain a SSDP, the applicant must demonstrate compliance with all of the following review criteria as listed in WAC
173.27.150;
a. That the proposal is consistent with the SMA,
[>. That the proposal is consistent with WAC 173-27 - Shoreline Management Permit and Enforcement Procedures,
and
c. That the proposal is consistent with this SMP and SMC 18,08 -~ Shoreline Managerment.”

FINDING(S): a. The sum of the findings contained herein are relevant to review of this criterion.
CONCLUSIONS OF LAw: This project will comply with SMP 2.6.1 upon fulfiliment of the

conditions contained herein.

CRITERION §2.6.2 — SHORELINE SUBSTANTIAL DEVELOPMENT PERMITS — PERMIT PROCESS. “Proposals for SSDPs are subject to
the City's permit procedures articulated in SMC 18,08 — Shoreline Management and the State's permit procedures articulated
1 WAC 173-27 — Shoreline Management Permit and Enforcement Procedures.”

FINDING(S): a. The findings of SMC 18.08 are relevant to this criterion.

CONCLUSIONS OF LAw: This project will comply with SMP 2.6.2 without conditions.
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CHAPTER 3 — SHORELINE ENVIRONMENT DESIGNATIONS

CRITERIA §3.1. §3.2.1, 83.2.2, §3.2.3, §3.2.4, [THESE SECTIONS CONTAIN GUIDANCE APPLICABLE TO ALL AND/OR DIFFERERT LOCATIONS
THAN HAS BEEN PROPOSED, NG CONSISTRMCY RIVIEW 1S NECESSARY.)

CRITERION §3.2.5 — ACTIVE WATERFRONT ENVIRONMENT. "1 Purpose: The purpose of the Active Waterfront Environment is to
recognize the existing pattern of mixed-use development and to accommodate new water-oriented commercial,
transportation, recreation, and industrial uses while protecting existing ecological functions of open space, flocdplain, and
other sensitive lands and restoring ecological functions in areas that have bean previously degraded.

2. Location Criterta: The Active Waterfront SED may apply o shorelands that 1) currently support or 2) are agpropriate and
ptanned for water-oriented commercial, transportation, recreation, and industrial development that is compatible with
protecting or restoring of the ecological functions of the area.

3. Management Policies:

a, Prefer uses that preserve the natural character of the area or promote preservation of apen spaces and sensitive
lands, either directly or over the long term. Allow uses that result in restorafion of ecological functions if the use is otherwise
compatible with the purpose of the environment and the setiing.

b. Give priority 1o water-oriented uses, with first priority to water-dependent, then second priciity to water-related
and water-enjoyment uses. For shoreline areas adjacent to cormmerdially navigable waters, give highest prioiity to water-
dependent uses.

¢. Prohibit new non-water-oriented uses, except: iy As part of mixed use development; i) In limited situations where
they do not conflict with or limit opportunities for water-oriented uses; 1ii) On sites where there is no direct access to the
shoreling; iv) As part of a proposal that result in a disproportionately high amount of restoration of ecological functions.

d. Assure no net foss of shoreline ecelogical funciions as a result of new development through shoreline policies and
regulations. Where applicable, new development shall include environmental cleanup and restoration of the shoreline to
comply in accordance with any relevant state and federal law.

e, Require public visual and physical access and implement public recreation cbjectives whenever feasible and where
significant ecological impacls can be mitigated.”

FINDING(S): a. The proposal is located in the Active Waterfront Shoreline Envinroment
Designation (SED) and involves water-enjoyment commercial, a use preferred in the
SED.

b. The findings of SMP Chapters 4, 5, and 6 are relevant to this criterion.
¢. Public visual and physical access is feasible on this site where significant
ecological impacts can be mitigated and avoided.

CONCLUSIONS OF EAW: This project will comply with SMP 3.2.5 without conditions.

CHAPTER 4 — GENERAL PROVISIONS FOR ALL SHORELINE ACTIVITIES

CRITERIA 84,1, 84.4.5, 84.5, §84.8. [THESE SECTIONS CONTAIN GUIDANCE APPLICABLE TO ALL AND/OR DIFFERENT LOCATIONS OR PROJECT
TYPES THAN HAS BEEN PROPOSED. NO CONSISTEMCY REVIEW IS NECESSARY.]

CRITERION §4.2.3 — [CUt TURAL RESOURCES] REGULATIONS]. "1 Site Inspections, Evaluations, and Surveys ~ Required When:

a. When a shoreline use or development is within 506 feet of an area documented to contain, or likely to contain,
archaeological, cultural, or historic resources based on information frem DAHP, a prior archaeological report/survey, or a
state or federal register, the applicant shall provide a skte inspection and evaluation report prepared by a gualilied cuitural
resource professional prior to isstance of any Shoreline Permit or approval, including a Miner Project Authorization. Work
may not begin until the inspaction and evaluation have been completed, and the City has issued its permit or approval.

. A survey to identify archasological, cultural, and historic resources 50 years of age and older may be required to be
conducted based on the recommendations of a cultural resources professional cantained in the site inspection and
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evaluation report. The cultural resource survey process shall conform to the most recent update of DAHP's Standards for
Cultural Resource Reporling found at this link:
https://dahp.wa.gov/sites/default/files/CR%20Update%20August%202018%20final.pdf.

2. Cultural Resources Avoidance. If an archaeological site inspection or evaluation identifies the presence of significant
archaeological, cultural, or historic resources at the site, the applicant shall first seek to avoid impacts to the resource.

3. Cultural Resources Management Plan, If an archaeological site inspection or evaluation identifies the presence of
significant archaeological, cultural, or historic resources that will be impacted by a project and if recommended by a qualified
cultural resource professional, a cultural resource management plan shall be prepared prior to the City's approval of the
project. A qualifiec cultural resource professional(s) shall prepare the cultural resource management plan. Cultural resource
management plans shall be developed in consultation with DAHP and affected Tribes. In addition, a permit or other
requirement administered by DAHP pursuant to RCW 27.44 and RCW 27.53 may apply. If the cultural resource professional
determines that impacts to an archaeological, cultural, or historic resource can be adequately avoided by establishing a work
limit area within which no project work or ground disturbance may occur, then a cultural resources management plan is not
requirec.

4. Inadvertent discovery. If any item of possible archaeological interest (including human skeletal remains) is discovered on
site during construction or site work, all the following steps shall occur;

a. Stop all work in the immediate area (initially allowing for a 100" buffer, this number may vary by circumstance)
immediately;

b. Implement reasonable measures to protect the discovery site, including any appropiiate stabilization or covering;

c. Take reasonable steps to ensure the confidentizlity of the discovery site;

d. Take reasonable steps to restrict access to the site of discovery;

e. Notify the City, DAHP, and Yakama, Nez Perce, Warm Springs, Umatilla, and Cowlitz tribes of the discovery.

f. A stop-work order will be issued.

g. The Shoreline Permit will be temporarily suspended.

h. All applicable state and federal permits shall be secured prior to commencement of the activities they regulate and
as a condition for resumption of development activities.

i. Development activities may resume only upon receipt of City approval,

J. If the discovery includes human skeleltal remains, the Skamania County Coroner and local law enforcement shall be
notified in the most expeditious manner possible. The County Coroner will assume juriscliction over the site and the hurnan
skeletal remains, and will make a determination of whether they are crime-related. If they are not, DAHP will take jurisdiction
over the remains and report them to the appropriate parties, The State Physical Anthropologist will make a determination of
whether the remains are Native American and report that finding to the affected parties. DAHP will handle all consultation
with the affected parties as to the preservation, excavation, and disposition of the remains "

FINDING(S): a. A cultural resources study, was prepared for this site on February 4, 2020 by
Applied Archaeological Research, Inc. which recommended an inadvertent
discovery plan be followed.

b. In 2020 under City File SEPA2020-01, a Mitigated Determination of
Nonsignificance (MDNS) was issued on the basis of that report, and a mitigation
measure incorporated an Inadvertent Discovery Policy into the project’s
expectations. The City received comments on the MDNS from DAHP requesting
preparation and implementation of a monitoring plan. In its final decision on the
Shoreline Substantial Development Permit under the old SMP, the City Council
disregarded the DAHP request and no monitoring plan was required.

c. Construction activities completed under the 2020 approvals involved installation
of underground utilities.

d. The Planning Commission considered and ultimately rejected conditioning the
project based on submittal of an archaeological monitoring plan for review by the
Department of Archaeology and Historic Preservation.

CONCLUSIONS OF LAW: This project will comply with SMP 4.2.3 without conditions.
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CRITERION §4.3.3 — [ENVIRONMENTAL PROTECTION & NO NET LOSST REGULATIONS. "1, Mitigation Sequence. In order to
ensure that review aclivities contribute to meeting the no net loss provisions by avoiding, minimizing, and mitigating for
adverse impacts to ecological funclions or ecosystem-wide processes, applicants shall describe how the proposal will follow
the sequence of mitigation as defined balow:

a. Avoid the impact altogether by not {aking a certain action or paris of an action,.

I>. Minimize the impacts by limiting the degree or magnitude of the action and its imnplementation by using
appropriate technology or by taking affirmative steps {e.g., project redesign, relocation, timing to aveid or reduce impacts,
eic.y,

¢. Rectify the impact by repairing, rehabilitating, or restoring the affected environment to the conditions existing at
the time of the initiation of the project or activity;

d. Reduce or eliminate the Impact over time by preservaiion and maintenance operations during the life of the
action

e. Compensate for the impact by replacing, enhancing, or providing substitute resources or environments; and

f. Monitor the impact and the compensation projects and {ake remedial or corrective measures when necessary.

2. The mitigation sequence is listed in the order of pricrity. Applicants shall consider and apply lower priority measures only
where higher priority measures are determined to be infeasible or inapplicable

3. SEPA Compliance. To the extent SEPA applies 1o a proposal, the analysis of environmental impacts and ritigation related
to the proposal shall be conducted consistent with WAC 197-11—5EPA Rules and SMC 18.04—Environmental Policy.

4. Cumulative Impacts. As part of the assessment of environimental impacts subject to this SMP, new uses, developments,
andl modifications shall evaluate and consider cumulative inpacts of reasonably foreseeable future development on
shorelineg ecological functicns. Evaluation of cumulative imppacts shall consider:

a. Current circumstances affecting the shorelines and refevant natural processes;

b, Reasonably foreseeabile futire development and use of the shoreline; and

¢. Beneficial effects of any established regulatory programs under other local, state, and federal laws,

5. Mitigating for Impacts. When impacis related to a proposal require mitigation, the foilowing shall apply:

a. The propasal shall achieve no nel loss of ecological funclions.

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,

¢. Compensatory mitigation shall give preference 1o measures that replace the impacted function divectly and in the
immediate vicinily of the impact. However, alternative compensatory mitigation located elsewhere in the same reach or
watershed that addresses limiting factors or identified critical needs far shoreline resource conservation may be authoiized,
including appropriate actions identified in the Restoration Plan.

d. Unless waived by the Cily, authorization of compensatory mitigation shall require appropriate safeguards, terms or
condlitions (e.g. performance bonding, monitoring, conservation covenants) as approved by the City Attorney and necessary
to ensure no net loss of ecological funciions.

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

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

L. Critical Areas Buffers ~ Section 4.4 Critical Avea provisions, including separately incorporated SMC 18.13 provisions
that establish Wetland and Riparian bufier standaids as adcditional areas where mitigation sequencing must be applied and
unavoidable impacts must be mitigated; and

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

FINDING(S): a. The application contains detailed narratives, stormwater, landscape and
mitigation plans contending consistency with this criterion.
b. Via written comment, the Washington Department of Ecology contended the
applicant had not met its the burden of proof in describing the mitigation
sequence was followed for in the site plan's first iteration.
c. The mitigation sequence—more fully described through supplemental
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information submitted into the record prior to the December 11" public hearing on
this application—involved the elimination of one cabin from the site program and
minimized impacts from remaining cabins.

d. Follow-up written comment from the Department of Ecology indicated the
changes adequately addressed the previous comments,

e. The mitigation sequence required of this section has been appropriately
followed.

f. The findings of SMP Chapters 4, 5, and 6 are relevant to this criterion.

CONCLUSIONS OF LAw; This project will comply with SMP 4.3.3 upon fulfiliment of the
conditions contained herein.

CRITERION §4.4.3 - GENERAL CRITICAL AREA REGULATIONS. *i The City of Stevenson shail not issue any Shoreline Permit {ie,
SSDP, SCUP, shoreline variance) or Minor Project Authorization (MPA), or otherwise issue any authorization 1o alter the
condition of any land, water, or vegetation, or to construct or alter any structurs or improvement in, over, or on a shoreline
critical area or associated Luffer, without first assuring compliance with the requirements of this section and SMC 1813, as
applicable,

2. Early Disclosure and Venficalion. When an applicant submits an application for any development proposal, # shall indicate
whether any critical areas or uffers are located on or within 300 feet of the sile. The wesence of aiticel areas may require
additional studies and time for review. However, the City shall review proposals involving critical areas protection under a
single application, timeline, fes, and parmit as the required Shoreline Permiit or MPA, Early disclosure of critical areas will
reduce delays during the permit review process. If the applicant states there are no known aitical areas, the City shoutd

review and confirm whether critical areas exist, and, if critical areas are present, require the apgplicant to complete a critical
areas repoit,

3 Studies generated as part other federal or state permit processes {e.g, SEPA subimitials, biological opinions, biological
evaluations, etc.) shall be provided and may be determined by the Administrator as adequate to satisfy the critical areas
repor requirements of this SMP i the project has been developed in encugh detail to have evaluated site-specific impacts
and mitigation maasures.

4. Mew developiment and the creation of new lots are prohibited in all SEDs wihen they woutd cause foreseeable risk from
geolagical conditions, or require structural flood hazard reduction measures in the floodway or CMZ, during ihe life of the
developrment, consistent with SMP Section 54.8 Land Division, and other provisians of this Program.”

FINDING(S): a. The application contains detailed narratives, stormwater, landscape and
mitigation plans contending consistency with this criterion.
b. The findings of SMP Chapters 4, 5, and 6 are relevant to this criterion,
¢. The applicant's narratives and reports responding to SMP 4.3, SMP 4.4, and SMC
18.13 result in protective buffers from Rock Cove. However, the submittals do not
document the project’s consistency with buffer demarcation requirements of SMC
18.13.057{A-C).
d. The applicants supplied a Critical Areas Report in support of the 2020 permit
request, which was subsequently reviewed and determined consistent with the
Stevenscn Critical Areas Code (SMC 18,13) by an independent third-party.
e. Updated Critical Areas Report supplied in support of the current permit request
retains the key findings of the previous assessment, while addressing additional
development phases for which a permit was not previously requested.
f. Via written comment, the Washington Department of Ecology contended the
applicant’s original proposed on-site mitigation is insufficient to satisfy the
Stevenson Critical Areas Code (SMC 18.13).
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e, Off-site mitigation, as more fully described through supplemental information
submitted into the record prior to the December 11" public hearing on this
application, is proposed via a payment in-lieu of mitigation. The payment sufficient
to address the additional development phases and satisfy the Stevenson Critical
Areas Code,

f. Via written comments, the Washington Department of Fish and Wildlife
expressed concern over the functionally isolated determinations made for the
critical area buffers. The determinations were made on the basis of rip rap.

g. No data is available to establish a specific installation date of the rip rap.

h. The applicants’ supptied documentation of site disturbance from a former mill
operating at this site between 1952 and 1973. The site has not had an economically
productive use since that time.

i. The City's first SMP was prepared in 1974,

CONCLUSIONS OF LAW; This project will comply with SMP 4.4.3 upon fulfillment of the

conditions below.

CONDITIONS:

9.

10.

11

Prior to the Start of Construction the applicants shall update the Critical Areas and
FWHCA Report to include construction staking and permanent demarcation of the
functionally isolated buffer consistent with SMC 18.13.057{A and C) and, where appropriate,
incorporate it info project construction documents.

Prior to the Start of Construction the property owner shall record a deed notice related
to the critical habitat area. This approval, together with the updated Critical Areas Repoit
and Buffer Enhancement Plan shall be attached to the notice.

Prior to the Start of Construction the applicant shall supply a payment in-lieu of on-site
mitigation to an entity involved in habitat restoration (e.g., Lower Columbia Fish
Enhancement Group, Columbia River Wetland Mitigation Bank, etc). The payment shall be
no less than $5,280. A receipt of the payment by the restoration entity shall be supplied to
the City.

CRITERION §4.4.4 — FISH & WILDLIFE HABITAT CONSERVATION AREA REGULATIONS. 1 Any use, development, or modification

proposed within or adjacent to an FWHCA with which state or federally endangered, threatened, or sensitive species have a
primary association, shall ensure the FWHCA is protected as required by this SMP.If the Shoreline Administrator determines
that a proposal is likely to impact an FWHCA adversely, additional protective measures (e.g., protective buffer standardls,

" mitigation, and monitoring programs undar SMC 18.13) may he required..
2. Applicants shall provide a preliminary FWHCA assessment for all propesals involving riparian areas. The assessment must
recoghize the buffer necessary to ensure no nei loss of ecological functions occurring at the reach-scale for the riparian area
in question.
3. The City shall condition the approval of activities tocated 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 maonitoring plans.
4 Structures that prevent the migration of salmonids shall not be allowed in the portion of water bodies currently or
historically used by anadromous fish. Fish bypass facilities shall be provided, as necessary, to allow the upstream and
downstream migration of all salmenid ife stages and shall prevent juveniles migrating downstream from being trapped or

harmed.”

Shoreline Minor Project Authorization, Rock Creek Cove Hospitality - Page 15



FINDING{S): a. The findings of SMP Chapters 4, 5, and 6 are relevant to this criterion.
b. The proposal involves no structures preventing migration of salmonids.

CONCLUSIONS OF LAw: This project will comply with SMP 4.3.3 upon fulfillment of the
conditions contained herein,

CRITERION 84.,6,3 — PUBLIC ACCESS REGULATIONS. "1 Consislent 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,

bh. The proposed use is water-enjoyment, water-related, or non water-dependent, except for individual single-farnily
residences not part of a developiment planned for 5 or more parcels;

¢. The proposed use invelves the subdivision of land into 5 or more paicels;

d. The proposed development or use will interfere with existing access by blacking access oy discouraging use of
existing access,

&, The proposed developrment or use will interfere vath pulblic use of waters of the staie;

f. The proposed development or use will volve public funding or ocour on public lands, provided that such sceess
would nol result in a nelioss of ecological function. Pulilic funding includes any funds from federal, state, municipal or local
taxation districts.

2 Additional public access will not be reqguired where suitabde public access is already provided by an existing public facility
on or adjacent to the site and the Planning Commission makes a finding that the proposed development would not
negatively impact existing visual or physical public access nor create a demand for shoreline public access that could not be
accommodated by the existing public access sysiem and existing public recreational faalilies in the immediate vicinity,

3. Public access will not he required where the applicani demonsirates it is infeasible due to al least one of the following:

a. Unavoidabile health or safety hazards to the public exist that cannot be prevented by any practical means;

ib. Inherent securily reauirements of the use cannol be satishied through the application of alternalive desian features
or other solutions;

<. The cost of providing the access, easement, or an alternative amenity are unreasonably disproportionate lo the
Lotat long-term cost of the proposed development or other legal/constitutional limitations preclude public access;

¢l Unacceptable environmental harm will result from the public access which cannot be mitigated,

e. Significant wnavoidable conflict between the proposed access and adjacent uses would occur and cannot e
mitigated.

4. To meet any of the conditions under Regulation 3 above, the applicant must first deinonstrate 1o the satisfaction of the
Planining Commission that ali reasonabie alternatives have been exhausted including, but not limited to, the folfowing:

a, Regulating access by such means as maintaining a gate and/or limiting hotis of use;

b, Designing separation of uses and activities (e.g., fences, terracing, use of one-way glazings, hedyas, landscaping);

c. Provisions for access at a site geographically separated from the proposal such as a street end, vista or trail system;

d. Sharing the cost of providing and maintaining public access batween public and private entities.

5. For projects that meet the aiteria of Regulation 3 above, the City may consider off-site public access or, if approved by the
Planning Cornmission and agreed to by the applicant, the applicant may conuibute a propotticnal fee to the local public
access fund (payment in liew).

6. 1f the City determines that public access is required pursuant to Regulation 1 above, the City shall impose permit
conditions requiring the provision of public access that is roughly proportional to the impacis caused by the proposed
development or use. The City shall demonstrate in its peonit decision docunent that any such public access has a nexus with
the impacts of the proposed development and is consislent with the rough proporlionality standard.

7. When recuired, public access shall:

a. Consist of a dedication of land or a physical improvement in the form of a wallway, trail, bikeway, corridor,
viewpoirdt, park, deck, observation tower, pier, boat launch, dock or pier area, or other area serving as a means of view
and/or physical approach to public waters and may include interpretive centers and displays, view gasements, and/or
decreased building bulk through heigiit, setback, or facade linitations;

k. Include features for protecting adjacent properiies from trespass and other possible adverse impacts,

¢ Be fully developed and available for public use at the time of occupancy of the proposed use or activity;

. Result in no net loss of shoreline ecological functions.
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8. When reguired, physical public access shall be constructed to meet the following reguiremants for location, design,
operation and maintenance:

a. Public access sites shall be connected directly to the nearest public street or non-motorized trail through a parcel
boundary, traci, or easement, wherever feasible;

b. Signs indicating the public's right of access to shereline areas shall be installed and maintained in conspicuous
locations.

¢. Public access easements and permit conditions shall be recorded on the deed of title and/or on the face of a plat
or short plat as a condition running in perpetuity with the land, provided, that the Planning Conmimission may authorize a
conveyance that that runs contemporaneous with the authorized Jand use for any form of public access other than parallel
pedestrian access. Said recording with the County Auditor's Office shall occur at the time of permit approval.

d. Maintenance of the public access facility shall be the responsibility of the owner unless otherwise accepted by a
public or nonprofit agency through a format agreement approved by the City and recorded with the County Auditar's Office.

e. Pubic access sites shall be made barrier-free for the physically disabled where feasible, and in accordance with ihe
ADA.

f. Any trail constructed shall meet the conditions described for shoreline areas in any trall or parks plan officially
adopted by the City Council.

9, Views of the shoreline from public properties or substantial numbers of residences shali be protected through adherence
to height and setback limits specified in this SMP. Where new development wouldd completely obstruct or significantly
reduce the aesthetic auality of views from public properties or sulstantial numbers of residences, mitigation shall be
required as follows:

a. The ity may reguire administrative modifications 1o standard setbacks, cluslering of proposed structures, and
rnodifications to landscaping and building massing when the Planning Commission determines that such modifications are
necessary to maintain public views of the shoreline,

b, The City shall work with the applicant to minimize the economic impacts of view mitigation. While upper story
stepbacks and other changes to building placernent and form may be required to provide view corridors, in no case shall the
applicant be required to reduce the maxirmum building height for more than 30% of the building's width.

. The City may require specific public access improvements (e.g., public viewing dacks, etc.} as mitigation in lieu of
mere significant maodifications to site and building design when the Planning Commission finds such modifications would be
an urreasonable 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 the Planning Commission finds a
compeliing reason to the contrary.

11. Future actions by the applicant, successors in inlerest, or other parties shall not diminish the usefulness or value of the
public access provided.”

FINDING(S): a. The proposat has one or more of the characteristics requiring public access.
b. The application contains detailed narratives, stormwater, landscape and
mitigation plans contending consistency with this criterion.
¢. The site is subject to numerous public access easements which conflict with
and/or where no public access project is proposed, however, the application makes
no contention regarding the infeasibility of providing such public access.
d. Via early written comment, the Washington Department of Ecology contended
the proposal has not appropriately addressed public access.
e, Public access, as more fully described through supplemental information
submitted into the record prior to the December 111 public hearing on this
application, has been adequately provided at this site.
f. Via verbal testimony, the applicants contend infeasibility of an ADA compliant
connection between this property and an existing public easement to the south,
and construction absent participation by the City and adjacent property owner.
g. Follow-up written comment from the Department of Ecology after the site plan
was amended indicated the changes adequately addressed the previous comments.
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h. The Planning Commission concurs with the applicants’ contentions regarding the
disproportionate share and feasibility of barrier-free access for the physicaily
disabled (ADA} where the public pedestrian pathway would connect fo the adjacent
public pathway easement south of the site,

i. The Planning Commission contends the applicant bears responsibility for its
proportionate share of the eventual improvement and approves a payment in-lieu
of this improvement into a City public access fund.

j. The public access provided related to this proposal bears a rational nexus with its
impacts and is roughly proportional thereto.

i. The findings, conclusions and conditions related to Chapter 5 are relevant to this
criterion.

CONCLUSIONS OF LAW; This project will comply with SMP 4.6.3 upon fulfillment of the
conditions below.

CONDITIONS:

12. Prior to the Start of Construction the applicants shall, subject to review and approval by
the shoreline administrator:
a} make a payment in-lieu of providing at trail connecting to the public pathway easement
south of the site, or
b) enter into an agreement with the City to support development at a later date of a trail
connecting to the public pathway easement south of the site.

13. Prier to Occupancy all public access amenities shall be fully developed and available for
public use,

14. Prior to Occupancy the applicants shall provide signage at conspicuous locations
indicating the public’s right of access to shoreline areas.

CRITERION 84.7.3 — WATER QUALITY & NON-POINT SOURCE POLLUTION REGULATIONS. "1 Design, construclion and
operation of shoreling uses and developments shall incorporate measures to protect and maintain surface and groundwater
quality in accordance with all applicable laws, so that there is no net loss of ecologicat functions.

2. Design, construction and operation of shoreling uses and davelopments shall incorporate imeasures to protect and
maintain surface and groundwater quantity and quality in accordance with all applicable faws, 5o that significant fampacis to
aesthetic qualities or recreationat opportunities do not occur, A significant impact to aesthetics or recreaifon vould ceeur if a
stormwater lacility and accessary sbruciures {e.gr, fences or olher features) have the potential to block or pair a view of
shoreling waters from public land or from a substantial number of residences per RCW 90.58.320, or if water quality were
degraded so as 1o discourage normal uses (eg,, swimming, fishing, boating, viewing, etc).
3. Shoreline development and uses shall adhere Lo all required setbacks, huflers, and standards for stormwater facilities.
4. All review activities shalt comply with the applicable requirements of all applicable City stormwvater, drinking water
protection, and pulslic health regulations and the Stormwater Management Manual for Western Washington, including using
low impact development techniques whenever feasible,
5. Sewaqge managemeni. To avoid water quality degradation, sewer service is subject to the requirernents outlined below.
a Any existing septic system or other on-site system that fails or malfunctions will be required to connect to the City
sewer system if {easible, or male systein corrections approved by Skamania County Community Developrent Depariment.
b. Any new development, businass, or multifamily unit shall connect to the City sewer system if feasible, or install an
on-site seplic system approved by Skamania County Community Development Department.
6. Materials reguirements. All materials that may come i contaci with water shall be untreated or treated wood, conciete,
plastic composites or steel as approved by the USACE or WOFW, that will not adversely affect water quality or aquatic plants
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or animals.”

FINDING(S); a. The proposal includes a Stormwater Report prepared consistent with the
Stormwater Management Manual for Western Washington.
b. The findings related to Chapter 5 are relevant to this criterion.

CONCLUSIONS OF LAW: This project will comply with SMP 4.7.3 without conditions.

CHAPTER 5 — SHORELINE USE REGULATIONS

CRITERIA §5.1,853,§54.1,85.4.2,854.3,8§5.4.5,§5.4.6,854.7,§54.10,85.4.12, §5.4.13. [THESE SECTIONS CONTAIN

GUIDARICE APPLICABLE TO ALL AND/OR DIFFERENT LOCATIONS OR PROJECT TYPES THAN HAS BEEM PROPOSED, NO CONSISTENCY
REVIEW 1S RECESSARY.]

CRITERION §5.2.2 —PROVISIONS APPLICABLE TO AEE USES. "1. When determining allowable uses and resolving use conflicts

within the City's shoreline jurisdiction, the following preferences shall apply in the order listed below:

a. Reserve appropriate areas for protecting and restoring ecological functions to control poliution and prevent
damage to the natural environment and public health.

lr. Reserva shoreling areas for water-dependent and associated water-related uses.

<. Allow mixed uses projects that include or support water-dependent uses.

d. Reserve shoreline areas for other water-related and water-enjoyment uses that are compatible with ecological
protection and restoration objeciives.

e tocated single-family residential uses where thay are appropriate and can be developed without significant impact
to ecological funclions or dispiacement 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. New use 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 & Setback Standards.”

FINDING(SY: a. No Use conflicts are identified in association with this proposal.
b. The findings of SMP Chapters 4, 5, and 6 are relevant to this criterion.

CONCLUSIONS OF LAW: This project will comply with SMP 5.2 upon satisfaction of the conditions
contained herein.

CRITERION §5.4.4.4 - COMMERCIAL & INDUSTRIAL REGULATIONS. “a. Water-dependent commercial and industrial uses shall be
given preference over water-related and water-enjoyment commerdal and industrial uses. Second preference shafl be given

to water-refated and water-enjoyment commercial and induslrial uses over non-water-oriented commercial and industrial
uses.

h. Prior to approval of water-dependent uses, the 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,

¢. When allowed, industrial development shall be located, designed and constructed in a manner that assures ne net
loss of shoreline ecological functions.

d. Cammercial development that is not water-dependent shall not be allowed over water except where it is located
within the same existing building and is necessary to support 3 water-dependent use.

e Quarwater and in-water construction of non-water-criented inclustrial uses is prohibited. This provision is not
intended to preclude the development of docks, piers, or boating facilities, or water-related uses that must be located in or
over water (e.g., security worker hooths, etc. that are necessary for the operation of the water-dependent or water-relaled
use}.

f. Only those portions of water-oriented industrial uses that require over or in-water facilities shall be permitted to
locate waterward of the OHWM, provided they are located on piling or other apen-work structures, and they are fimited to
the minimum size necessary to support the structure’s intended use.
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g. Water-related and waler-enjoyment uses shall avoid impacts (o existing navigation, recreation, and public access,

h Non-water-onented commerciai and industifal developiment shall not be allowed unless:

i. The use is part of a mixed-use project that includes water-dependent uses, and provides a significant
public benefit with respect to provisions of public access or ecological restoration; or

fi. Mavigability is severely limited at the proposed site, and the commercial use provides a significant
public benefit with respect to provision of pubilic access or ecological restoration; or

fiit. The site is designated for cormmercial use and is physically separated from the shoreline by another
property or a public right-of-way.

i. New commercial and industrial developments shall provicle public access to the shorelines, subject 1o SMP Section
4.6.

J. Public access and ecological restoration shall be considered as potential mitigation of impacts fo shoreline
resources and values tor all water-related or water dependent development unless such improvements are demonstrated to
be infeasible or inappropriate.

k. New industrial developments shall mitigate for the impacis of the use’s intensity by providing shoreline restoration
consistent with the shoreline restoration plan adepted by the Gity,

FINDING(SY: a. The application contains detailed narratives, stormwater, landscape and
mitigation plans contending consistency with this criterion.
b. The findings of SMP Chapters 4, 5, and 6 are relevant to this criterion.

CONCEUSIONS OF E AW, This project will comply with SMP 5.4.4 upon fulfillment of the
conditions contained herein.

CRITERION §5.4.8.4 — LAND DIVISION REGULATIONS, “a Plats and subdivisions shali be designed, configured and developed in a
manner that assures no net loss of ecological functions results from the plat or subdivision at full bulld-out of all lots..
b, The layout of lots within 1) new plats and subdivisions, 2) plat amendments, or 3) boundary line adjusiments shall:
i, Prevent the nead for new shoreline stabilization or flood hazard reduciion measures that would cause
significantimpacts to other properties or public improvements or a net loss of shoreline ecological functions.
il. Mot result in fots containing inadequate buildable space due to aitical areas and/or their huifers.
¢. To ensure the success of restoration and long-termn mainienance, the City may require that critical areas and/or
aquatic lands be placed in a separate tract which may be held by an appropriate natwral land 1esource manager {e.q,
homeowner's association, land trust, natural resowce agency, etc.).’

FINDING(S); a. The application contains detailed narratives, stormwater, landscape and
mitigation plans contending consistency with this criterion.
b. The proposed action under the City's Land Division Code is a combination of lots
via boundary line adjustment. No additional lot is proposed.
¢. The findings of SMP Chapters 4, 5, and 6 are relevant to this criterion.

CONCLUSIONS OF LAW: This project will comply with SMP 5.4.8 without conditions.

CRITERION §5.4.9.4 — RECREATIONAL REGUEATIONS, “a Water-oriented recreational development shall be given priority and

shall be primarity related to access, enjoyment, and use of the water and shorelines.
b Non-water-oriented recreational developments may be permitied only where it can be demonstrated that:

i. Awater-otiented use cannct feasibly locate on the proposed site due (0 topography and/or other physical features,
surrounding land uses, or the site's separation from the water;

ii. The proposed use does not usurp or displace land currently occupied by a water-oriented use and will not interfere
with adjacent water-oriented uses;

il The proposed use will be of appreciable public benefit by increasing ecological functions together with public use,
enjoyiment, or access to the shoreline,

. Mon-water-oriented accessory uses (e.g., offices and parking areas that are part of recreational facilities) should be
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located landward of water-oriented facilities.

d. Recreational facilities shall include features such as buffer sliips, screening, fences, and signs, if needed to protect
the vatue and enjoyment of adjacent or nearby private properties and natural areas from trespass, overflow and other
possible adverse impacts.

. Recreation facilities shall demonsirate that they are located, designed, and operated in a manner consistent with
the puipose of the shoreline environiment designation in which they are iocated and vill result in no net loss of shoreling
ecological functions,

. Where fertilizers and pesticides are used in recreational developments, waters in and adjacent 1o such
developments shall be protected from drainage and surface runoff.

FINDING(S): a. The application contains detailed narratives, stormwater, landscape and
mitigation plans contending consistency with this criterion.
b. The findings of SMP Chapters 4, 5, and 6 are relevant to this criterion.
¢. The proposal does not involve nonwatery-oriented recreational development,
recreational conflicts with adjacent uses, or persistent use of fertilizers or pesticides.

CONCLUSIONS OF LAW: This project will comply with SMP 5.4.9 upon fullfiliment of the
conditions contained herein.

CRITERION §5.4.11.4 — TRANSPORTATION & PARKING FACILITIES REGULATIONS. “a. Applications for redevelopment of
transportation facilities in shoreline jurisdiction shall include:
i. Analysis of alternative alignments or routes, including, where feasible, alignments or routes outside of
shoreline jurisdiction;
it. Dascription of construction, including location, construction type, and materials; and, if nesded,
ifi. Description of mitigation and restoration measures..
b, Proposed transportation projects shall plan, dasian, and locate where routes:
i. Will have the least possible adverse effect on unique or fragite shoretine features,
i WHll not resultin a net loss of shoreline ecclogical functions, and
iil. Will not adversely impact existing or planned water-dependent uses,

c. Alternative designs for transportation facilities that have less impact on shoreline resources {i.e, narrower rights-of-
way, realignment) shall be considered in compliance with the SMC.

d. Roads and raitroads of alt types shall cross shoreline jurisdiction by the most direct route feasible, unless such a
route wotild result in greater impacts on wetlands and fish and wildlife habitat conservation areas, or channel migration than
a less direct route.

e. Wherever feasible and in compliance with the SMC, transponrtation facilities, including local access roads and
surface parking facilities, shall be shared across shoreline uses to reduce the need for recundant facilities.

f. Mew, replacemeant and enlarged transportation facilities shall provide public access pursuant to SMP Section 4.6,

g. The City shall seek opportunities to ottain public easements and constyuct pedestrian connections over or uader
ihe raitroad and siate highway. The City shali place the pedestrian connection in its capital improvement pian and may
require it as a condlition of approval for Shoreline Permits, including permits involving hew or replacement bridges and other
transportation facilities.

h. Primary parking facilities {pay parking tots, park-and-rides) are not allowed within shoreline jurisdiction. Accessory
parking {including parking for vista purposes) and loading facilities necessary to support an authorized shoreline use are
permitted,

i. All of the following conditions shall be met when an accessory parking facility is proposed in the shoreline
Jurischction:

I. The facilities shall be localed landward, adjacent to, beneath or within the building being served.

i, Upland parking facilities shall provide safe and convenient pedestrian circulation from the parking
area to the shorefine.

iii. Loading spaces for development in the shoreline jurisdiclion shall be located on the landward or side
wall of non-water-dependent uses or activities.

iv. All facilities shall provide parking suitable to the expected usage of the facility, with preference given
o pavement or other dust-free all-wealher sufaces.
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v, All facilities shall be screened from adjacent, dissimilar uses through the use of perimeter landscaping,
fencing, or soime other approved material,
FINDING(S): a. The application contains detailed narratives, stormwater, landscape and
mitigation plans contending consistency with this criterion.
b. The findings of SMP Chapters 4, 5, and 6 are relevant to this criterion.
¢. The proposal does not involve new, replacement, enfarged or redeveloped
transportation facilities, roads, railroads, or primary parking facilities.

CONCLUSIONS OF Law; This project will comply with SMP 5.4.11 without conditions.

CHAPTER & — SHORELINE NMIODIFICATION PROVISIONS

CRITERIA §6.1, 86.4.2, §6 4.3, §6.4.4, 86.4.5, §6.4.6. | THESE SECTIONS CONTAIN GUIDARICE APPLICABLE TO ALL AND/OR DIFFERENT
LOCATIONS OR PROJECT TYPES THAM HAS BEEM PROPOSED, NO COMSISTEMCY REVIEW IS MECESSARY.]

CRITERION §6.2.2 — GENERAL PROVISIONS FOR ALL SHORELINE MODIFICATIONS - REGUEATIONS. *All proposed shoreline
rnodifications shall:
a. Meet the mitigation sequencing requirements in SMP Section 4.3.
I>. Satisfy alt specific shoreline modification provisions of this chapier.

FINDING{S); a. The findings of SMP Chapters 4, 5, and 6 are relevant to this criterion,
CONCLUSIONS OF LAw: This project will comply with SMP 6.2.2 upon satisfaction of the

conditions contained herein.

CRITERION §6.3 — GENERAL PROVISIONS FOR ALL SHORELINE MODIFICATIONS - REGULATIONS, “The shoreline modification
table below determines whether a specific shoreline modificaiion is aliowed within each of the shoreline environments, This
table is intended to work in concert with the specific modification policies and reguiations that follow, however, where there
is a discrepancy beiween this table and the text of the SMP, the text shall {ake precedence. . [Table 6.1 - Allowedd Shoreline
wicdifications omitted for brevity]”

FINDING(S): a. The proposal involves Vegetation Removal, a permitted modification in the
Active Waterfront SED.

CONCLUSIONS OF Law; This project will comply with SMP 6.3 upon satisfaction of the conditions
contained herein,

CRITERION §6.4.1.3 — VEGETATION REMOVAL - REGULATIONS. "a. Vegetation removal shall be limited to the minirum necassary
to accommodate approved shoreline developrment that is consistent with all other provisions of this SMP. This includes the
design, localion, and operation of the structure or development, ncluding septic drain fields, which shall minimize
vegeiation removal and meet all applicable reauirements.

b, If removal of shoreline vegetation is unavoidable, vegetation removal shall be mitigated in accordance with the
requiremeants in SMF Table 6.2 - Mitigation for Vegetation Rernoval within Shoreline Jurisdiction. Exceptions:

i. The removat of native vegetation within establishad gardens, landscaping that serve a horticuliural purpose shall
not require mitigation under SMP Table 6.2,

ii. Mitigation plans prepared by a qualified professional may establish mitigation ratios that deviate from SMP Table

6.2,

¢. No tree containing an active nest of an eagle, osprey, or other prolecled bird (as dafined by WDFW or the Bald and
Golden Eagle Protection Act) shall be removed and the nest shall not be disturbed untess the applicant obtains approval
from WDFW.,
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d. Vegetation removal conducied for the purposes outlined in SMC 18,13.025(D)(1){e through d) shall comply with the
regulations therein,
e. Aquatic weed controt shall be allowed only where the presence of aquatic weeds will affect native plant communities, fish
and valdlife habitets, or an existing water dependent use adversely. Aquatic weed control efforts shall comply with all
applicable laws and standards. {Table 6.2 - Mitigation for Vegetation Removal within Shoreline Jurisdiction omitted for
Lrevity]
f. Mitigation Area, Location. The location of the mitigation area shall:

i, Be on site uniess there is nsufficient area on site;

it. Improve an area of low habitat functionality,

ifi. Be within 50 feet of the OHWM or as close as possible {o the shoreline waterbody, and

iv. Prioritize south and west banks of waterbocdlies to provide shade.
g. Mitigation Area, Monitoring.

i. The project shall be monitored annuslly for 5 years to document plant survivorship.

ii. Monitoring reports shall be provided to the Administralor once per year.

iii. The planted mitigation area shall achieve a plani survival standard of 80% at the end of 5 years.

iv. Monitoring results may require additional/replacement planting to meet the suivival standard. i the sunsval
standlard is not met, then additicnal planting may be required ancl the monitoring period extended.

v. A conservation covenant may be established which prevents future development or alteration within the mitigation

area.”

FINDING(S): a. The proposal involves Vegetation Removal, a permitied modification in the
Active Waterfront SED.
b. Vegetation removal is unavoidable and subject to mitigation within and outside
Fish & Wildlife Habitat Conservation Areas.
¢. The application contains detailed narratives, landscape and mitigation plans
contending consistency with this criterion and SMP Table 6.2,
d. The proposal does not involve trees with active nests of protected birds,
vegetation removal under SMC 18.13.025(D){1), or aquatic weed control.

CONCLYSIONS OF LAW: This project will comply with SMP 6.4.1 upon satisfaction of the
conditions contained herein.

CONDITIONS:

1. Timely appeals shall be filed by the proponent within 21 days of Receipt of the Final
Decision.

2. Construction pursuant to this Permit shall not begin and is not authorized until 21 days
from the date of filing with Ecology, per WAC 173-27-190 or as subsequently amended, or
until all review proceedings initiated within 21 days from the date of such filing have been
terminated.

3. Within 2 years of the effective date of this permit, construction activities associated with
this permit shall commence or a written request for a maximum 1-year extension shall be
submitted to the City. If construction activities do not commence accordingly, the permit
shall expire.

4. Within 5 years of the effective date of this permit, all development activities associated
with this permit shall terminate or a written request for a maximum 1-year extension shall
be submitted to the City.
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5. Prior to the start of construction, the proponent shall submit the City documentation
sufficient to establish an accurate timeline of any activity justifying an extension of the
permit's duration based on SMC 18.08.220(D). No such documentation will be accepted by
the City after construction commences.

6. Throughout the Duration of this Permit, the proponents shall provide reasonable access
fo the Shoreline Administrator to ensure enforcement of this permit and the SMP.

7. Throughout the Duration of Construction, the proponents shall contact the Shoreline
Administrator prior to constructing any change to the proposal to determine whether the
change should be permitted and whether the permission should be through a revision to
this Minor Project Authorization or through a Shoreline Permit.

8. Prior to the Start of Construction the applicants shall provide construction documents for
approval by the Shoreline Administrator. The review shall be limited, ensuring the project's
consistency with the proposal and ensuring the conditions of City permits have been
appropiiately incorporated. Should the Administrator fail to respond within 7 days of
receipt, the construction documents shall be presumptively approved.

9. Prior to the Start of Construction the applicants shall update the Critical Areas and
FWHCA Report to include construction staking and permanent demarcation of the
functionally isolated buffer consistent with SMC 18,13.057(A and C} and, where appropriate,
incorporate it into project construction documents.

10. Prior to the Start of Construction the property owner shall record a deed notice related
to the critical habitat area. This approval, together with the updated Critical Areas Report
and Buffer Enhancement Plan shall be attached to the notice.

11. Prior to the Start of Construction the applicant shall supply a payment in-lieu of on-site
mitigation to an entity involved in habitat restoration (e.g., Lower Columbia Fish
Enhancement Group, Columbia River Wetland Mitigation Bank, etc). The payment shall be
no less than $5,280. A receipt of the payment by the restoration entity shall be supplied to
the City.

12. Prior to the Start of Construction the applicants shall, subject to review and approval by
the shoreline administrator;
a) make a payment in-lieu of providing at trail connecting to the public pathway easement
south of the site, or
b) enter into an agreement with the City to support development at a later date of a trail
connecting to the public pathway easement south of the site.

13. Prior to Occupancy all public access amenities shall be fully developed and available for
public use.

14. Prior to Occupancy the applicants shall provide signage at conspicuous locations
indicating the public's right of access to shoreline areas.

FINAL ORDER
The preceding discussion describes the City's review of the information relevant to the SHOR2023-02
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"Rock Cove Hospitality”. The findings and conclusions of this document justify issuance of this Shoreline
Substantial Development Permit under SMC 18.08.180. The project will be consistent with the policy and
provisions of the SMA and the SMP upon satisfactions of the conditions listed herein.

DATED this % _day of January 2024

JeEfBrgé/él, Qhair C

/Cfity of Stevenson Planning Commission
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