
PLANNING COMMISSION MEETING AGENDA

Tuesday, December 12, 2017, 7:00 PM

City Hall, 616 NE 4th Avenue

Special Meeting

I. CALL TO ORDER

II. ROLL CALL

III. MINUTES

Approval of the Minutes from the October 17, 2017 Planning Commission MeetingA.

October 17, 2017 Planning Commission Minutes

IV. MEETING ITEMS

Public Hearing to Consider a Minor Amendment to Camas Municipal Code (CMC) 

Title 16 Environment

Details:  The minor update will consist of one update to Chapter 16.57 Frequently 

Flooded Areas for compliance with the National Flood Insurance Program (NFIP), 

which allows citizens within the community to obtain flood insurance and other types of 

federal disaster aid. A staff report summarizes the proposed amendment. Attachment 

1 is the redlined version of the draft amendment that illustrates the proposed change. 

Attachment 2 is a clean version of the proposed amendment.  

Presenter:  Lauren Hollenbeck, Senior Planner

A.

Recommended Action:  Staff recommends that Planning Commission conduct a public 

hearing, deliberate and make a motion to recommend approval of the proposed 

amendment. 

Minor Amendment to Title 16 Staff Report (MC17-03)

Attachment 1_Redline Version of Amendment

Attachment 2_Clean Version of Amendment

Page 1 

http://camas.legistar.com/gateway.aspx?M=F&ID=2e1ba8ca-4477-412c-9658-e196825c6b83.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=abe2369c-29c4-4976-8f32-10fafb722ac4.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=ce9123ef-2eb8-4bde-9483-f43d1071ed6f.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=5e98303d-476a-4ec7-9aac-fba29b90a5a0.pdf


Workshop on Urban Tree Program 

Details:  The City was awarded a grant from the State of Washington Department of 

Natural Resources (DNR) to develop an Urban Tree Program. The grant period runs 

until May 31, 2018, and is a 50 percent cost share with the City. The work plan to 

develop the Urban Tree Program included: current zoning diagnosis; a review of the 

comprehensive plan to ensure the new codes will be consistent; drafting a tree 

ordinance; updating the Design Standards Manual (street tree species); and creating 

outreach materials that will increase the public’s knowledge of tree care and the new 

ordinance. Staff provided an overview of the project to the Commission on October 

17th and to City Council on December 4th. At the workshop, staff will lead a discussion 

of options for preserving trees during the development of properties. Davey Resource 

Group prepared a report, titled "Case Studies: Tree Preservation During 

Development" with attachments. Also, staff included an initial draft of amendments to 

the chapters of the city's code that relate to tree preservation during development.

Presenter:  Sarah Fox, Senior Planner

B.

Recommended Action: Staff requests direction from the Planning Commission 

regarding the proposed amendments. 

Note to Commission with Draft Amendments for Urban Tree Progam (MC17-01)

Report: Tree Preservation During Development

Attachment A - City of Newcastle

Attachment B - City of Olympia

Attachment C - How to Calculate Tree Density in Olympia

Attachment D - City of Lacey

V. MISCELLANEOUS UPDATES

Miscellaneous UpdatesA.

VI. NEXT MEETING DATE

The next Planning Commission Meeting is scheduled for Wednesday, January 17, 2018 at 

7:00 p.m., in the City Council Chambers.

VII. ADJOURNMENT

NOTE:  The City of Camas welcomes and encourages the participation of all of its citizens in the 

public meeting process. A special effort will be made to ensure that persons with special needs 

have opportunities to participate. For more information, please call the City Clerk's Office at 

360.817.1574.

Page 2 

http://camas.legistar.com/gateway.aspx?M=F&ID=c6fe1603-837f-496a-820d-447431b34913.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=9712f820-1749-4fef-8063-abc1eeca0172.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=879302b5-27bb-4026-8450-b1042d1b78a0.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=526500ca-d59c-45f5-9931-14197196c61b.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=a425fb2c-8608-4b45-84d8-4cbf2033ca63.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=31c4eb3f-cfa4-434b-b86e-362390b130fd.pdf


City Hall, 616 NE 4th Avenue

Tuesday, October 17, 2017, 7:00 PM

PLANNING COMMISSION MEETING MINUTES - DRAFT

I. CALL TO ORDER

Chair Beel called the meeting to order at 7:01 p.m.

II. ROLL CALL

Bryan Beel, Frank Hood, Troy Hull, Jim Short, Lloyd Goodlett and Timothy 

Hein
Present:

Jaima JohnsonExcused:

Staff Present:  Jan Coppola, Cliff Coulter, Sarah Fox, Robert Maul, Alicia Pacheco 

and David Schultz

Consultant with Davey Resource Group: Ian Scott

Urban Tree Program Ad Hoc Committee Members:  Bonnie Carter, Council Liaison; 

Hunter Decker, Clark County Parks; Cassi Marshall, Parks and Recreation 

Commission; and Lynn Johnson, Johnson Dairy

III. MINUTES

A. Approval of the Minutes from the July 18, 2017 Planning Commission Meeting

July 18, 2017 Planning Commission Minutes

It was moved by Commissioner Hein, seconded by Commissioner Hull to 

approve the minutes from the July 18, 2017 Planning Commission Meeting. The 

motion carried unanimously by roll call vote.

IV. MEETING ITEMS

A. Status of the Urban Tree Program  

Details: The City was awarded a grant from the State of Washington Department of 

Natural Resources to develop an Urban Tree Program (Agreement No. IAA 16-338). 

The grant period runs until May 31, 2018, and is a 50 percent cost share with the City. 

An initial work plan to develop the Urban Tree Program included: current zoning 

diagnosis; review of comprehensive plan to ensure the new codes will be consistent; 

drafting a tree ordinance, including graphics; updating the Design Standards Manual 

(street tree species); and creating outreach materials that will increase the public’s 

knowledge of tree care and the new ordinance. In support of this project, the City 

recruited a diverse group of citizens to participate on an ad hoc committee and 
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contracted with Davey Resource Group. Along with reviewing current codes and the 

vision within Camas 2035, Davey Resource Group and Staff interviewed key urban 

forest stakeholders. The feedback from these interviews was used to develop a 

community survey to better understand public awareness and opinions about trees in 

Camas. Over 250 community members provided feedback through an online survey 

that was available March 30 through May 12, 2017. The online survey collected 

qualitative information about public perception of tree protection, tree species 

preferences, and about the concept of street tree removal permitting. The ad hoc 

committee and staff committees have met several times over the past year to review 

draft code amendments as initially presented by Davey Resource Group. Staff will 

provide an overview of the status of the project, and then will moderate a discussion 

between the Commission and members of the Urban Tree Program Ad Hoc 

Committee.

Presenters:  Sarah Fox, Senior Planner and Ian Scott, Davey Resource Group

Status of the Proposed Urban Tree Program

Tree Program Status Presentation given by Staff

Sarah Fox introduced Consultant, Ian Scott and the members of the Urban Tree Ad 

Hoc Committee. She reviewed a PowerPoint Presentation and engaged the 

Commissioners in a lengthy discussion. The Commissioners stressed the importance 

of public outreach and communication.

V. MISCELLANEOUS UPDATES

A. Miscellaneous Updates

Robert Maul provided an update to the Commissioners on current development 

proposals.

VI. NEXT MEETING DATE

The next meeting of the Planning Commission will be held on Tuesday, November 21, 

2017 in the City Council Chambers at 7:00 p.m.

VII. ADJOURNMENT

Chair Beel adjourned the public meeting at 8:25 p.m.

NOTE:  The City of Camas welcomes and encourages the participation of all of its citizens 

in the public meeting process. A special effort will be made to ensure that persons with 

special needs have opportunities to participate. For more information, please call the City 

Clerk's Office at 360.817.1574.
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STAFF REPORT 

MINOR AMENDMENT TO TITLE 16 ENVIRONMENT  

CAMAS MUNICIPAL CODE (CMC) 

File# MC17-03  

 

Summary 
To maintain participation in the National Flood Insurance Program (NFIP), the City must 

adopt a compliant floodplain ordinance before the effective date of the new Flood 

Insurance Rate Map (FIRM), which is January 19, 2018. This ordinance must meet the 

current state and NFIP standards in order for citizens within the community to obtain flood 

insurance and certain types of federal disaster aid.  

FEMA identified one amendment to CMC Chapter 16.57 Frequently Flooded Areas for 

NFIP compliance per Code of Federal Regulation 44 CFR 60.3(a)(2). The required CMC 

amendment is provided with two attachments: Attachment 1 shows the draft change as 

a strike-through text. Attachment 2 provides the amendment without any mark-ups.  

The following is a brief description of the required amendment:  

16.57.050 Performance Standards- General requirements 
The required amendment to this chapter includes adding language to CMC 

16.57.050.A that all non-flood permits from local, state, and federal agencies for which 

approval is required has been obtained. This requirement will be a condition of the 

development permit.   

Recommendation 
Staff recommends that Planning Commission conduct a public hearing, accept 

testimony, deliberate, and make a motion to forward the one amendment to Title 16 to 

City Council for adoption.  

 

 
 

TO: 
Bryan Beel, Chair 

Planning Commission 

FROM: Lauren Hollenbeck, Senior Planner 

DATE: December 5, 2017   
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DRAFT AMENDMENT TO TITLE 16 – ENVIRONMENT 

Chapter 16.57 – FREQUENLTY FLOODED AREAS  

Note to reader: The following proposed amendment is shown as underlined. The full content of each 

chapter is not included, which means that if changes are not shown in this document then they are not 

intended.  

16.57.050 - Performance standards—General requirements.  

All Elevation Certificates (FEMA Form 81-31), Floodproofing Certificates for non-residential structures 
(FEMA Form 81-65), documents, and records pertaining to the provisions of this ordinance shall be 
maintained by the City for public inspection.  

A.  All Necessary Permits Shall be Obtained. Review all development permits to determine that all 
necessary permits have been obtained from those Federal, State, or local government agencies 
from which prior approval is required. A development permit shall be obtained before construction 
or development begins within any frequently flooded area established in Section 16.57.010. The 
permit shall be for all structures, including manufactured homes, as set forth in the "Definitions," 
and for all development, including fill and other activities, also as set forth in the "Definitions."  

B.  Area of Special Flood Hazards with Base Flood Elevation. When the base flood elevation is 
provided, but a regulatory floodway has not been designated, new construction, substantial 
improvements, or other development, including fill, shall not be permitted within frequently flooded 
areas, unless it is demonstrated that the cumulative effect of the proposed development, when 
combined with all other existing and anticipated development, will not increase the water surface 
elevation of the base flood more than one inch at any point within the City limits.  

C.  Areas Without Base Flood Elevation Data. Where base flood elevation data is not available (Zone 
A), and there is insufficient data then a report shall be submitted by a qualified professional that 
includes analysis of historical data and field surveys. The reports shall include reasonable 
mapping to ensure proposed buildings are safe from flooding and to demonstrate that the 
cumulative effect of the proposed development, when combined with all other existing and 
anticipated development, will not increase the water surface elevation of the base flood more than 
one inch at any point within the City limits.  

D.  Construction Materials and Methods.  

1.  Methods that Minimize Flood Damage. All new construction and substantial improvements 
shall be constructed using flood resistant materials and utility equipment, and with methods 
and practices that minimize flood damage.  

2.  Buildings shall be located outside the floodplain. For sites with no buildable area out of the 
floodplain, buildings may be allowed provided they are placed on the highest land on the 
site, oriented parallel to flow rather than perpendicular, and sited as far from the watercourse 
and other critical areas as possible. If the City detects any evidence of active hyporheic 
exchange on a site, the development shall be located to minimize disruption of such 
exchange.  

3.  Utilities Shall be Protected. Electrical, heating, ventilation, plumbing, and air-conditioning 
equipment and other service facilities shall be designed and/or otherwise elevated or located 
so as to prevent water from entering or accumulating within the components during 
conditions of flooding.  

E.  Elevation Certificate Required Following Construction. Following construction of a building within 
the floodplain where the base flood elevation is provided, the applicant shall obtain a "finished 
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construction" elevation certificate (FEMA Form 81-31, most current edition) from a registered 
professional engineer or architect that records the elevation of the lowest floor.  

F.  Floodproofing (Non-Residential Only).  

1.  When a building is to be floodproofed, it shall be designed and constructed using methods 
that meet the following requirements:  

a.  Watertight Building. The building shall be watertight with walls substantially 
impermeable to the passage of water below one foot above the base flood level;  

b.  Hydrostatic and Hydrodynamic Resistance. Structural components shall be capable of 
resisting hydrostatic and hydrodynamic loads and effects of buoyancy;  

c.  Certified by a Registered Professional Engineer or Architect. The building shall be 
certified by a registered professional engineer or architect that the design and methods 
of construction are in accordance with accepted standards of practice for meeting 
provisions of this subsection based on their development and/or review of the structural 
design, specifications, and plans.  

2.  Floodproofing Certificate Required Following Construction. Following construction of the 
building, the applicant shall obtain a floodproofing certificate (FEMA Form 81-65, most 
current edition) from a registered professional engineer or architect that records the actual 
(as-built) elevation to which the building was floodproofed.  

G.  Anchoring. All new construction and substantial improvements within the floodplain shall be 
anchored to prevent flotation, collapse, or lateral movement of the building. All manufactured 
homes shall be anchored to prevent flotation, collapse, or lateral movement, and shall be installed 
using methods and practices that minimize flood damage. Anchoring methods may include, but 
are not limited to, use of over-the-top or frames tied to ground anchors.  

H.  Fill and Grading. Fill and grading within the floodplain shall only occur upon a determination from 
a registered professional engineer that the fill or grading will not block side channels, inhibit 
channel migration, increase flood hazards to others, or be placed within a channel migration zone, 
whether or not the City has delineated such zones as of the time of the application. If fill or grading 
is located in a floodway, CMC Section 16.57.020 applies.  
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DRAFT AMENDMENT TO TITLE 16 – ENVIRONMENT 

Chapter 16.57 – FREQUENLTY FLOODED AREAS  

Note to reader: The following proposed amendment is shown as underlined. The full content of each 

chapter is not included, which means that if changes are not shown in this document then they are not 

intended.  

16.57.050 - Performance standards—General requirements.  

All Elevation Certificates (FEMA Form 81-31), Floodproofing Certificates for non-residential structures 
(FEMA Form 81-65), documents, and records pertaining to the provisions of this ordinance shall be 
maintained by the City for public inspection.  

A.  All Necessary Permits Shall be Obtained. Review all development permits to determine that all 
necessary permits have been obtained from those Federal, State, or local government agencies 
from which prior approval is required. A development permit shall be obtained before construction 
or development begins within any frequently flooded area established in Section 16.57.010. The 
permit shall be for all structures, including manufactured homes, as set forth in the "Definitions," 
and for all development, including fill and other activities, also as set forth in the "Definitions."  

B.  Area of Special Flood Hazards with Base Flood Elevation. When the base flood elevation is 
provided, but a regulatory floodway has not been designated, new construction, substantial 
improvements, or other development, including fill, shall not be permitted within frequently flooded 
areas, unless it is demonstrated that the cumulative effect of the proposed development, when 
combined with all other existing and anticipated development, will not increase the water surface 
elevation of the base flood more than one inch at any point within the City limits.  

C.  Areas Without Base Flood Elevation Data. Where base flood elevation data is not available (Zone 
A), and there is insufficient data then a report shall be submitted by a qualified professional that 
includes analysis of historical data and field surveys. The reports shall include reasonable 
mapping to ensure proposed buildings are safe from flooding and to demonstrate that the 
cumulative effect of the proposed development, when combined with all other existing and 
anticipated development, will not increase the water surface elevation of the base flood more than 
one inch at any point within the City limits.  

D.  Construction Materials and Methods.  

1.  Methods that Minimize Flood Damage. All new construction and substantial improvements 
shall be constructed using flood resistant materials and utility equipment, and with methods 
and practices that minimize flood damage.  

2.  Buildings shall be located outside the floodplain. For sites with no buildable area out of the 
floodplain, buildings may be allowed provided they are placed on the highest land on the 
site, oriented parallel to flow rather than perpendicular, and sited as far from the watercourse 
and other critical areas as possible. If the City detects any evidence of active hyporheic 
exchange on a site, the development shall be located to minimize disruption of such 
exchange.  

3.  Utilities Shall be Protected. Electrical, heating, ventilation, plumbing, and air-conditioning 
equipment and other service facilities shall be designed and/or otherwise elevated or located 
so as to prevent water from entering or accumulating within the components during 
conditions of flooding.  

E.  Elevation Certificate Required Following Construction. Following construction of a building within 
the floodplain where the base flood elevation is provided, the applicant shall obtain a "finished 
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construction" elevation certificate (FEMA Form 81-31, most current edition) from a registered 
professional engineer or architect that records the elevation of the lowest floor.  

F.  Floodproofing (Non-Residential Only).  

1.  When a building is to be floodproofed, it shall be designed and constructed using methods 
that meet the following requirements:  

a.  Watertight Building. The building shall be watertight with walls substantially 
impermeable to the passage of water below one foot above the base flood level;  

b.  Hydrostatic and Hydrodynamic Resistance. Structural components shall be capable of 
resisting hydrostatic and hydrodynamic loads and effects of buoyancy;  

c.  Certified by a Registered Professional Engineer or Architect. The building shall be 
certified by a registered professional engineer or architect that the design and methods 
of construction are in accordance with accepted standards of practice for meeting 
provisions of this subsection based on their development and/or review of the structural 
design, specifications, and plans.  

2.  Floodproofing Certificate Required Following Construction. Following construction of the 
building, the applicant shall obtain a floodproofing certificate (FEMA Form 81-65, most 
current edition) from a registered professional engineer or architect that records the actual 
(as-built) elevation to which the building was floodproofed.  

G.  Anchoring. All new construction and substantial improvements within the floodplain shall be 
anchored to prevent flotation, collapse, or lateral movement of the building. All manufactured 
homes shall be anchored to prevent flotation, collapse, or lateral movement, and shall be installed 
using methods and practices that minimize flood damage. Anchoring methods may include, but 
are not limited to, use of over-the-top or frames tied to ground anchors.  

H.  Fill and Grading. Fill and grading within the floodplain shall only occur upon a determination from 
a registered professional engineer that the fill or grading will not block side channels, inhibit 
channel migration, increase flood hazards to others, or be placed within a channel migration zone, 
whether or not the City has delineated such zones as of the time of the application. If fill or grading 
is located in a floodway, CMC Section 16.57.020 applies.  



DRAFT DRAFT DRAFT DRAFT URBAN TREE PROGRAMURBAN TREE PROGRAMURBAN TREE PROGRAMURBAN TREE PROGRAM    

PROPOSED REPEAL OF CAMAS MUNICIPAL CODE CHAPTER 18.31 SENSITIVE AREAS AND OPEN 

SPACE, AND ASSOCIATED AMENDMENTS TO CAMAS MUNICIPAL CODE CHAPTERS 18.09, 18.31, 

17.09, 17.11, 17.15, 17.19 (VERSION 12/05/17) 

 

NOTE TO THE COMMISSION:  

The previous workshop on October 17th focused on trees within public rights-of-way, public parks and 

open spaces. This workshop will focus on trees that are generally on undeveloped private parcels. 

Combined these two workshops comprise the entirety of the scope of the Urban Tree Program.  

This document includes a proposal to repeal almost all of CMC Chapter 18.31 Sensitive Areas and Open 

Space, specifically those regulations that are duplicative of Title 16 Environment. There is a long history 

as to the origin of this chapter, and its subsequent revisions, which staff will expand upon at the 

workshop.  

There are a few subsections of Chapter 18.31 that staff recommended be retained and moved to other 

chapters, primarily within the city’s landscaping chapter, Chapter 18.13. The focus of the workshop is to 

discuss how to amend Section 18.31.050 – Tree Retention, which provides the city the authority to 

preserve trees during development, particularly significant trees that are not otherwise protected within 

critical areas.  In this draft, the “Tree Retention” section is relocated to Section 18.13.045, merely as a 

placeholder.  The following is a list of the sections of code that would need to be amended if Chapter 

18.31 were to be repealed:   

17.09.030 - Preliminary short plat approval. ............................................................................. 7 

17.11.030 - Preliminary subdivision plat approval. .................................................................. 7 

17.15.030 - Preliminary binding site plan (BSP) approval. ..................................................... 7 

17.19.030 - Tract, block and lot standards. ............................................................................... 7 

18.09.060 - Density transfers. ..................................................................................................... 7 

18.13.020 - Scope. ........................................................................................................................ 8 

18.13.040 – Landscape, Tree and Vegetation Plans. ............................................................. 8 

18.13.045 - Tree Retention .......................................................................................................... 9 

18.13.050 - Landscaping standards. .......................................................................................... 9 

18.13.060 - Parking areas. ........................................................................................................ 11 
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CHAPTER 18.31 - SENSITIVE AREAS AND OPEN SPACE[9]  

18.31.010 - PURPOSE.  

The guidelines, criteria, standards, special studies, and open space requirements in this 
chapter are intended to identify, protect, and preserve lands and areas within the city which are 
characterized by the presence of environmentally sensitive or valuable features and resources. 
These areas may include: steep slopes and areas of unstable soils, wetlands, streams, and 
watercourses. Certain activities, such as vegetation removal and the addition of impervious 
surfaces within these areas, unless regulated by the city, pose a potential threat to life, property, 
public health, and welfare. Unregulated activities also pose a significant threat to important 
environmental features and communities, and to the functions and values they perform. This 
chapter is also intended to implement the goals and policies of the comprehensive plan; to protect 
critical areas within the city as required by state policies, guidelines, and rules; to provide property 
owners and members of the public with notice as to the location and distribution of sensitive areas 
within the city; and to require special studies to help identify environmentally sensitive and 
valuable areas within the city. Such plans and studies shall be prepared by qualified professionals.  

(Ord. 2515 § 1 (Exh. A (part)), 2008) 

18.31.020 - SCOPE.  

Land proposals below are subject to the criteria, guidelines, conditions, performance 
standards, and procedural requirements contained in this chapter:  

A.  Rezone;  

B.  Conditional use permit;  

C.  Variance;  

D.  Shoreline substantial development permit;  

E.  Planned development;  

F.  Subdivision;  

G.  Short subdivision;  

H.  Commercial development;  

I.  Business park development;  

J.  Any grading, filling, or clearing of land, or logging or removal of timber on land 
characterized by, or adjacent to (within three hundred feet of) an environmentally 
sensitive area; or  

K.  Open space designation standards and requirements shall apply to any application 
proposals involving a subdivision or planned development.  

L.  The standards and requirements of this chapter shall apply in addition to any other 
regulations of the city applicable to the underlying zone. In case of any conflict between 
these and any other regulation(s), the stricter regulation(s) shall apply.  

(Ord. 2515 § 1 (Exh. A (part)), 2008) 
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18.31.030 - ADMINISTRATION.  

The community development director shall determine, based on the city's sensitive area 
overlay maps, environmental information provided by the applicant, and field reconnaissance as 
necessary, whether a property for which development approval is requested contains the types 
of lands or areas subject to this chapter. If property for which development approval is requested 
does contain critical areas, as defined per CMC Section 16.51.070 Critical Areas Regulated, then 
a development application must be accompanied by relevant information pursuant to Title 16 
Environment. The community development director may waive or modify the study and reporting 
requirements of this section if it is determined that the subject property does not contain such 
lands or areas.  

(Ord. 2515 § 1 (Exh. A (part)), 2008)  

( Ord. No. 2691, § I(Exh. A), 1-21-2014 ) 

18.31.080 - TREE RETENTION.  

A.  A tree survey, conducted by a qualified biologist, landscape architect, or arborist, shall be 
conducted for all lands proposed to be developed and listed under Section 18.31.020. A 
survey shall not be required for lands proposed to be retained as undeveloped open space.  

B.  To the extent practical, existing healthy significant trees shall be retained. Preservation of 
groups of significant trees, rather than individual trees shall be preferred. All grading shall 
take place outside the drip line of those significant trees to be retained, except that the city 
engineer may approve grading within the drip line if it can be demonstrated that such grading 
can occur without damaging the tree or trees.  

(Ord. 2515 § 1 (Exh. A (part)), 2008) (Ord. No. 2612, § I(Exh. A), 2-7-2011) 

18.31.090 - VEGETATION REMOVAL.  

A.  Exceptions. This section shall not apply to:  

1.  Removal of vegetation outside of critical areas, in conservation areas, protected open 
space areas as shown on plats, or areas otherwise required to be protected;  

2.  Removal of trees four inches or less in diameter, as measured at the base;  

3.  Annual removal of vegetation from an area under one thousand square feet;  

4.  Removal of dead, diseased, or dying vegetation and trees;  

5.  Normal maintenance associated with residential properties, including mowing, rototilling, 
and pruning;  

6.  Removal of nonnative invasive plant species, such as Himalayan blackberries and ivy;  

7.  Removal of vegetation associated with land surveys and environmental surveys;  

8.  Removal of vegetation related to the construction, installation, and maintenance of public 
utilities.  

Commented [SF1]: The substance of these two sections 

will be captured and moved to Chapter 18.13 Landscaping.  
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B.  Vegetation Removal Permit Required. All persons seeking to remove vegetation from a 
critical area shall first obtain a permit from the city. An application for such permit shall be 
filed with the planning department and shall contain information relating to the proposed 
removal of vegetation, including but not limited to the location and species of plants and 
vegetation proposed to be removed, the contours of the subject property, soils information, 
the proposed schedule of removal, and any other information required by the city.  

C.  Preliminary Review.  

1.  Upon receipt of an application for a vegetation removal permit, the community 
development director or designee shall conduct a preliminary review. If the community 
development director finds that the proposed vegetation removal is exempt, or will have 
no adverse environmental impact, then the community development director shall issue 
a letter stating that the provisions of this section do not apply and that no permit is 
required.  

2.  If the community development director finds that the proposed vegetation removal is not 
exempt, and there is potential for an adverse environmental impact, then a vegetation 
removal permit shall be required. Any uncertainty regarding the degree of environmental 
impact shall be resolved in favor of finding an adverse impact.  

D.  Vegetation Management Plan as Part of Vegetation Removal Permit.  

1.  Not Required. For those applications that the community development director 
determines a permit is necessary, the community development director shall make a 
further determination of whether a vegetation management plan shall be required. If the 
proposed vegetation removal is minor in nature, and if, in the opinion of the community 
development director, adverse environmental impacts can be mitigated without requiring 
a vegetation management plan, then the community development director may issue a 
permit with mitigating conditions as may be appropriate.  

2.  Required. For those applications that the community development director determines 
a permit is necessary, and which are determined not to be minor in nature, a vegetation 
management plan shall be required prior to issuance of the permit.  

E.  Vegetation Management Plan—Standards. Vegetation management plans shall meet the 
following standards:  

1.  Vegetation management plans shall be prepared by a qualified arborist or biologist;  

2.  If the proposed vegetation removal impacts a steep slope or area with potentially 
unstable soils, the vegetation management plan shall contain a certification by a qualified 
geotechnical engineer that the removal of vegetation in accordance with the vegetation 
management plan will not cause erosion or increase the likelihood of a landslide;  

3.  Where possible, proposed vegetation removal activities adjacent to environmentally 
sensitive areas should be configured in a manner which avoids impacts;  

4.  Where possible, limbing, pruning, or thinning should be utilized in lieu of removal of 
vegetation;  

5.  Vegetation removal should normally be mitigated through vegetation enhancement in 
the form of additional plantings;  

6.  Vegetation management should be done in the manner that takes into consideration 
stormwater runoff, slope stability, view enhancement, and wildlife habitat;  
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7.  The schedule for removal and planting should be done in such a manner as to optimize 
the survival of the modified vegetation and new plantings;  

8.  Monitoring of vegetation survival may be required, and should normally include reports 
and photographs to the community development director or designee;  

9.  Vegetation removal for purposes of view enhancement shall be limited to view corridors, 
as opposed to removal of vegetation over a larger area;  

10.  Vegetation management plans shall bear the certification of the qualified arborist and 
any other registered professional involved in its preparation or implementation;  

11.  Vegetation management plans should contain a provision requiring thirty days' written 
notice to the city prior to any removal or replanting of vegetation.  

F.  Bonding. A bond may be required to insure proper maintenance, replacement, or repair of 
areas altered under a vegetation removal permit. The bond amount shall be not less than 
1.25 times the value of the plantings to be planted following removal of vegetation.  

G.  Incorporation. The provisions of an approved vegetation management plan shall be 
incorporated into the covenants, conditions, and restrictions of any approved development, 
the conditions of approval, and referenced on the plat of an approved subdivision or planned 
development, or conditions of any other type of development permit.  

H.  Process. Vegetation removal permits shall be processed as a Type I administrative review 
subject to notice pursuant to CMC Chapter 18.55 Administration and Procedures of this title.  

(Ord. 2515 § 1 (Exh. A (part)), 2008) (Ord. No. 2612, § I(Exh. A), 2-7-2011; Ord. No. 2691, § 

I(Exh. A), 1-21-2014 ) 

18.31.110 - MANDATORY PRESERVATION.  

A.  As a condition of development approval for any development application set forth in Section 
18.31.020(A) of this chapter, the applicant shall set aside and preserve all sensitive areas, 
except as otherwise permitted by this chapter. To insure that such areas are adequately 
protected, the applicant shall cause a protective mechanism acceptable to the city to be put 
in place.  

B.  For property zoned single-family residential or multifamily residential, the applicant shall 
receive a density transfer to the remainder parcel that is equal to the density lost due to the 
property set aside, except that the density transfer shall not exceed thirty percent of the 
allowable density for the entire development if it were not encumbered with sensitive lands.  

(Ord. 2515 § 1 (Exh. A (part)), 2008) 

18.31.120 - NEGOTIATED PRESERVATION.  

A.  The city and a landowner may negotiate an agreement whereby property is set aside and 
preserved with a protective mechanism. A negotiated preservation may be done incidental to 
a development proposal, or may be done independently of any development proposal.  

B.  To be eligible for a negotiated preservation, the property to be set aside must be:  
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1.  Part of the open space network;  

2.  An open space connector identified in the parks, recreation, and open space comprehensive 
plan;  

3.  Land satisfying the open space criteria of Section 5.4 of the parks, recreation, and open 
space comprehensive plan; or  

4.  A park site identified in the parks, recreation, and open space comprehensive plan.  

C.  The city may, as part of any negotiated preservation, provide the landowner with:  

1.  Density transfer;  

2.  A density bonus;  

3.  A credit against park and open space impact fees;  

4.  Cash from the parks and open space impact fee fund or the general fund; or  

5.  Any combination of the above.  
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TITLE 17 LAND DEVELOPMENT 

17.09.030 - PRELIMINARY SHORT PLAT APPROVAL. 

(B)(5)(p) A survey of existing significant trees as required under CMC Section 18.31.08013.040; 

17.11.030 - PRELIMINARY SUBDIVISION PLAT APPROVAL. 

(B)(5) A survey of existing significant trees as required under CMC Section 18.31.08013.040;   

17.15.030 - PRELIMINARY BINDING SITE PLAN (BSP) APPROVAL. 

(B)(4) A survey of existing trees as required under CMC Section 18.31.08013.040;  

17.19.030 - TRACT, BLOCK AND LOT STANDARDS. 

(A)(2) Vegetation. In addition to meeting the requirements of CMC Section 18.13.040 (B)Chapter 18.31, 

Tree RegulationsRetention, every reasonable effort shall be made to preserve existing significant trees 

and vegetation, and integrate them into the land use design. 

 

CHAPTER 18.09 - DENSITY AND DIMENSIONS 

18.09.060 - DENSITY TRANSFERS.  

A.  Purpose. To achieve the density goals of the comprehensive plan with respect to the urban 
area, while preserving environmentally sensitive lands and the livability of the single-family 
residential neighborhoods, while also maintaining compatibility with existing residences.  

B.  Scope. This section shall apply to new development in all residential (R) zoning districts.  

C.  Where a land division proposes to set aside a tract for the protection of a critical area, natural 
open space network, or network connector (identified in the City of Camas parks plan), or 
approved as a recreational area, lots proposed within the development may utilize the density 
transfer standards under CMC Section 18.09.040 Table-2.  

D.  Where a tract under "C" above, includes one-half acre or more of contiguous acreage, the 
city may provide additional or negotiated flexibility in lot sizes, lot width, or depth, or setback 
standards. In no case shall the maximum gross density of the overall site be exceeded. The 
city may, also provide the landowner with:  

1.  A credit against park and open space impact fees; or 

2.  Cash from the parks and open space impact fee fund or the general fund. 
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CHAPTER 18.13 - LANDSCAPING  

18.13.020 - SCOPE.  

Landscaping standards shall apply to all new residential development (e.g. single and 
multifamily), commercial, industrial, governmental uses, including change of use, and parking lots 
with greater than four spaces, and any development that is subject to Design Review (refer to 
Chapter 18.19 Design Review). For conditional uses permitted in residential and multifamily 
districts, such as churches, schools, civic organizations, etc., the standards for landscaping will 
be the same as the landscaping standards in community commercial zones.  

18.13.040 -– PROCEDURELANDSCAPE, TREE AND VEGETATION PLANS.  

A. Detailed plans for landscaping shall be submitted with plans for building and site 
improvements. Included in the plans shall be type, size, and location of plants and 
materials.  

B. A tree survey, conducted by a landscape architect, or certified arborist, shall be conducted for all 
lands proposed to be developed that have existing trees. A tree survey is not required for lands 
proposed to be retained as undeveloped open space. Tree surveys must contain the following: 
1. Inventory. 

a. Map of the site, with tree locations numbered 
b. Include all significant trees that will be impacted by the proposed development, which 
may include trees off-site if canopies overhang the subject property. Open space tracts to 
be set aside for conservation purposes do not need to be included in survey. 
c. Provide the common and scientific name of inventoried trees. 

2. Assessment. 
a. Size. Measure and provide the diameter at breast height (DBH). 
b. Tree protection zone. (Refer to CMC 18.03.050 Environmental Definitions) 
c. Tree health. An overall assessment of the trees structural stability and failure potential 
based on specific structural features (e.g. decay, conks, co-dominate trunks, abnormal 
lean) and rated as good, fair or poor. 
d. Recommendation for preservation or removal. The recommendation will consider 
proposed grading, trenching, paving, fencing and other construction plans. 
e. If hazardous, then an evaluation of hazardous trees will include a numerical value of 
hazard based on the following: failure potential; size of part most likely to fail; and 
distance to target (e.g. new residence). 

C. Vegetation Management Plan. For those lands that are proposed to be set aside as undeveloped 
open space tracts, a vegetation management plan is required to be submitted with preliminary 
plans. The following must be included with a vegetation management plan: 

1. Vegetation management plans must be prepared by a biologist, and shall be 
processed as a Type I permit administrative review or consolidated with the 
underlying land use permit application. 

2. Maintenance. A seasonal maintenance plan for optimal tree care (e.g. pruning for 
health of tree not for view enhancement) and to control the spread of invasive 
species (must be included in the plan.  

3. The schedule for tree removal and planting should be done in such a manner as to 
optimize the survival of the modified vegetation and new plantings;  

4. Where possible, proposed vegetation removal activities adjacent to environmentally 
sensitive areas should be configured in a manner which avoids impacts;  

5. Where possible, pruning should be utilized in lieu of removal of vegetation;  
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6. Vegetation removal should normally be mitigated through vegetation enhancement in 
the form of additional plantings;  

7. Vegetation management should be done in the manner that takes into consideration 
stormwater runoff, slope stability, and wildlife habitat;  

8. Vegetation removal for purposes of view enhancement shall be limited to narrow view 
corridors (maximum 10% of lot width), which is accomplished by selective pruning 
(not topping of trees);  

9. Monitoring and corrective measures. Monitoring of vegetation survival is required, 
and should normally include annual reports and photographs to the community 
development director or designee;  

10. Notice. Vegetation management plans must contain a provision requiring thirty days' 
written notice to the city prior to any removal or replanting of vegetation.  

11. Bonding. A bond may be required to insure proper maintenance, replacement, or 
repair of areas altered under a vegetation removal permit. The bond amount shall be 
not less than 1.25 times the value of the plantings to be planted following removal of 
vegetation.  

12. The provisions of an approved vegetation management plan shall be incorporated 
into the covenants, conditions, and restrictions of any approved development, the 
conditions of approval, and referenced on the plat of an approved subdivision or 
planned development, or conditions of any other type of development permit. 

 

18.13.045 - TREE RETENTION 

  

 To the extent practical, existing healthy significant trees shall be retained. Preservation of groups 
of significant trees, rather than individual trees shall be preferred. All grading shall take place 
outside the drip line of those significant trees to be retained, except that the city engineer 
may approve grading within the drip line if it can be demonstrated that such grading can occur 
without damaging the tree or trees.  

 

18.13.050 - LANDSCAPING STANDARDS.  

A.  The property owner shall be responsible for any future damage to a street, curb, or sidewalk 
caused by landscaping.  

B.  Landscaping shall be selected and located to deter sound, filter air contaminants, curtail 
erosion, minimize stormwater run-off, contribute to living privacy, reduce the visual impacts 
of large buildings and paved areas, screen, and emphasize or separate outdoor spaces of 
different uses or character. The required landscaping must be a combination of trees, shrubs, 
and ground cover to achieve these purposes.  

C.  Minimum landscaping as a percent of gross site area shall be as follows:  
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Table 18.13.050-  Landscape Coverage Area 

Zone  Percent of Landscaping Required  

HI  20%  

RC, LI  15%  

CC  15%  

MX  15%  

NC, MF  10% on lots less than 10,000 square feet; 15% on lots 

greater than 10,000 square feet  

R 20% 

BP  (see Section 18.37.040 "Landscaping standards")  

LI/BP  (see Section 18.21.070 "Landscaping standards")  

Parking lots 20% (see Section 18.13.060 of this chapter)  

  

D.  Deciduous trees shall have straight trunks, be fully branched, have a minimum caliper of two 
inches, be equivalent to a fifteen-gallon container size, and be adequately staked for planting.  

E.  Evergreen trees shall be a minimum of five feet in height, fully branched, and adequately 
staked for planting.  

F.  Shrubs shall be a minimum of five-gallon pot size. Upright shrubs shall have a minimum 
height at planting of eighteen inches. Spreading shrubs at planting shall have a minimum 
width of eighteen inches (smaller shrub sizes may be approved where it is more appropriate 
within a particular landscape plan).  

G.  Ground cover, defined as living material and not including bark chips or other mulch, shall 
at planting, have a maximum spacing of twelve inches on center for flats, and a maximum 
twenty-four inches on center between mature plants from containers of one gallon or larger.  

H.  Appropriate measures shall be taken, e.g., installation of irrigation system, to assure 
landscaping success. If plantings fail to survive, it is the responsibility of the property owner 
to replace them.  

I.  Required trees, as they grow, shall be pruned in accordance with the International Society of 
Arboriculture. The pruned tree will provide at least eight feet of clearance above sidewalks 
and twelve feet above street roadway surfaces.  

J.  Existing trees may be used as street trees if there will be no damage from the development 
which will kill or weaken the tree. Sidewalks of variable width and elevation may be utilized 
to save existing street trees, subject to approval by the city.  

K.  Vision clearance hazards shall be prohibited.  
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L.  Street trees and other required landscaping which dies or is removed, must be replaced 
within one year of death or removal. Replacement street trees may be an alternative species 
from the city's recommended tree list, and may be in a different location as approved by the 
city.  

18.13.060 - PARKING AREAS.  

A.  Parking areas are to be landscaped at all perimeters.  

B.  All parking areas shall provide interior landscaping for shade and visual relief.  

C.  Parking lots shall include a  have a minimum ratio of one tree per six double-loaded stalls or 
one tree per three single-loaded stallsparking spaces  (See Figure 18.13.060-1).  

  

(New) Figure 18.13.060-1 Example of Parking Lot Planter Areas  

 

 

Figure 18.13-1 Parking Lot Planting Islands 

D.  Planter strips (medians) and tree wells shall be used within parking areas and around the 
perimeter to accommodate trees, shrubs and groundcover.  

E.  Planter areas for trees must provide a minimum of 500 cubic feet of soil, and shall provide a 
fivesix-foot by six –foot (6’x6’)  minimum width of clear planting space.  

F.  Wheel stops should be used adjacent to tree wells and planter areas to protect landscaping 
from car overhangs.  

G.  Curbed planting areas shall be provided at the end of each parking aisle to protect parked 
vehicles, and provide shade.  

H.  No more than fifteen parking spaces shall be located in a row without a landscaped divider 
strip (See Figure 18.13.060-21).  
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Figure 18.13-2 Parking Lot Landscape Divider Strip 
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Introduction 
The​ ​City​ ​of​ ​Camas​ ​has​ ​been​ ​actively​ ​considering​ ​revisions​ ​to​ ​municipal​ ​code​ ​with​ ​the​ ​intent​ ​of 
improving​ ​or​ ​enhancing​ ​regulations​ ​relating​ ​to​ ​trees​ ​in​ ​the​ ​urban​ ​forest.​ ​As​ ​part​ ​of​ ​this​ ​project, 
Davey​ ​Resource​ ​Group​ ​was​ ​contracted​ ​to​ ​investigate​ ​some​ ​of​ ​the​ ​challenges​ ​experienced​ ​by 
City​ ​staff​ ​associated​ ​with​ ​the​ ​administration​ ​of​ ​Camas​ ​Municipal​ ​Code​ ​18.31.080,​ ​Tree 
Retention.​ ​This​ ​particular​ ​code​ ​is​ ​positioned​ ​within​ ​Chapter​ ​18.31,​ ​Sensitive​ ​Areas​ ​and​ ​Open 
Space. 
 
Within​ ​the​ ​city​ ​limits,​ ​there​ ​exist​ ​parcels​ ​and​ ​natural​ ​areas​ ​that​ ​are​ ​not​ ​critical​ ​areas​ ​defined 
elsewhere​ ​in​ ​City​ ​code.​ ​City​ ​staff​ ​are​ ​challenged​ ​to​ ​evaluate​ ​and​ ​encourage​ ​tree​ ​retention​ ​plans 
from​ ​developers​ ​when​ ​these​ ​parcels​ ​are​ ​developed.​ ​Under​ ​existing​ ​code,​ ​healthy​ ​and​ ​large 
stature​ ​trees​ ​on​ ​undeveloped​ ​parcels​ ​can​ ​be​ ​removed​ ​prior​ ​to,​ ​or​ ​as​ ​a​ ​part​ ​of,​ ​a​ ​development 
application.​ ​There​ ​is​ ​currently​ ​little​ ​direction​ ​for​ ​preserving​ ​existing​ ​trees​ ​or​ ​for​ ​allowing​ ​options 
for​ ​mitigation​ ​when​ ​healthy​ ​trees​ ​are​ ​removed. 
 
Davey​ ​Resource​ ​Group​ ​researched​ ​code​ ​language​ ​in​ ​some​ ​other​ ​municipalities​ ​that​ ​encourage 
tree​ ​preservation,​ ​retention​ ​or​ ​planting,​ ​including​ ​developing​ ​provisions​ ​for​ ​maintaining​ ​minimum 
shading​ ​requirements​ ​over​ ​pavement,​ ​establishment​ ​of​ ​tree​ ​tracts​ ​(preserved​ ​natural​ ​areas)​ ​or 
a​ ​minimum​ ​​ ​percentage​ ​of​ ​tree​ ​retention.​ ​The​ ​goal​ ​of​ ​this​ ​assignment​ ​was​ ​to​ ​examine​ ​how​ ​other 
municipalities​ ​have​ ​addressed​ ​similar​ ​issues.​ ​Specifically:​ ​.  
 

1. Is​ ​there​ ​a​ ​​common​ ​​minimum​ ​requirement​ ​for​ ​shade​ ​preservation? 

2. How​ ​is​ ​the​ ​determination​ ​made​ ​on​ ​whether/when​ ​trees​ ​are​ ​required​ ​for​ ​​retention? 

3. What​ ​language​ ​is​ ​used​ ​to​ ​prevent​ ​tree​ ​removal​ ​prior​ ​to​ ​the​ ​permitting​ ​process? 

4. Are​ ​there​ ​provisions​ ​for​ ​substitution​ ​​in​ ​some​ ​landscaping​ ​requirements​ ​when​ ​trees​ ​are 

preserved? 

5. Are​ ​mitigation​ ​fees​ ​collected​ ​for​ ​trees​ ​that​ ​cannot​ ​be​ ​replaced​ ​on​ ​site? 

 
To​ ​answer​ ​these​ ​questions,​ ​an​ ​internet​ ​search​ ​was​ ​performed​ ​to​ ​identify​ ​municipal​ ​codes​ ​in 
other​ ​jurisdictions​ ​which​ ​could​ ​provide​ ​examples​ ​and​ ​precedence.​ ​​ ​This​ ​research​ ​was​ ​generally 
limited​ ​to​ ​municipalities​ ​in​ ​Washington​ ​State​ ​and​ ​was​ ​not​ ​a​ ​comprehensive​ ​review​ ​of​ ​all 
municipal​ ​codes​ ​within​ ​the​ ​state.​ ​​ ​Example​ ​codes​ ​in​ ​this​ ​report​ ​were​ ​selected​ ​because​ ​they 
provide​ ​distinct​ ​language​ ​from​ ​municipal​ ​codes​ ​in​ ​communities​ ​that​ ​could​ ​be​ ​considered 
bedroom​ ​communities​ ​with​ ​similar​ ​development​ ​challenges​ ​to​ ​those​ ​experienced​ ​by​ ​Camas. 
 
  

 
2 



Camas​ ​-​ ​Existing​ ​Code​ ​Language 
 
For​ ​reference,​ ​the​ ​following​ ​excerpts​ ​are​ ​provided​ ​from​ ​Camas​ ​Municipal​ ​Code” 
 
18.31.010​ ​-​ ​Purpose.  

The guidelines, criteria, standards, special studies, and open space requirements          
in this chapter are intended to identify, protect, and preserve lands and areas             
within the city which are characterized by the presence of environmentally           
sensitive or valuable features and resources. These areas may include: steep           
slopes and areas of unstable soils, wetlands, streams, and watercourses. Certain           
activities, such as vegetation removal and the addition of impervious surfaces           
within these areas, unless regulated by the city, pose a potential threat to life,              
property, public health, and welfare. Unregulated activities also pose a significant           
threat to important environmental features and communities, and to the functions           
and values they perform. This chapter is also intended to implement the goals             
and policies of the comprehensive plan; to protect critical areas within the city as              
required by state policies, guidelines, and rules; to provide property owners and            
members of the public with notice as to the location and distribution of sensitive              
areas within the city; and to require special studies to help identify            
environmentally sensitive and valuable areas within the city. Such plans and           
studies​ ​shall​ ​be​ ​prepared​ ​by​ ​qualified​ ​professionals. 

… 
18.31.080​ ​-​ ​Tree​ ​retention. 

A. A tree survey, conducted by a qualified biologist, landscape architect, or arborist,            
shall be conducted for all lands proposed to be developed and listed under             
Section 18.31.020​. A survey shall not be required for lands proposed to be             
retained​ ​as​ ​undeveloped​ ​open​ ​space. 

B. To the extent practical, existing healthy significant trees shall be retained.           
Preservation of groups of significant trees, rather than individual trees shall be            
preferred. All grading shall take place outside the drip line of those significant             
trees to be retained, except that the city engineer may approve grading within the              
drip line if it can be demonstrated that such grading can occur without damaging              
the​ ​tree​ ​or​ ​trees. 
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Shade​ ​Requirements 
Is​ ​there​ ​a​ ​​common​ ​​minimum​ ​requirement​ ​for​ ​shade? 
 
There​ ​are​ ​no​ ​common​ ​minimum​ ​requirements​ ​for​ ​shade​ ​in​ ​Washington​ ​state.​ ​Typically,​ ​shade 
requirements​ ​are​ ​associated​ ​with​ ​parking​ ​lot​ ​designs.​ ​What​ ​appears​ ​to​ ​be​ ​common​ ​is​ ​the 
research​ ​that​ ​provides​ ​the​ ​background​ ​for​ ​shade​ ​requirements​ ​on​ ​parcels.​ ​An​ ​internet​ ​search 
revealed  
 
A​ ​study​ ​performed​ ​by​ ​Klaus​ ​Scott​ ​et​ ​al​ ​(1999)​ ​demonstrated​ ​how​ ​parking​ ​lot​ ​microclimates​ ​with 
50%​ ​canopy​ ​of​ ​tree​ ​cover​ ​lowers​ ​the​ ​ambient​ ​temperatures​ ​for​ ​parked​ ​vehicles​ ​by 
approximately​ ​4-8​ ​F.​ ​​ ​(Effects​ ​of​ ​Tree​ ​Cover​ ​on​ ​Parking​ ​Lot​ ​Microclimate​ ​and​ ​Vehicle 
Emissions",​ ​Klaus​ ​Scott​ ​et​ ​al,​ ​Journal​ ​of​ ​Arboriculture​ ​25(3),​ ​May​ ​1999​ ​p.​ ​129​ ​-142.) 
 
At​ ​the​ ​City​ ​of​ ​Newcastle,​ ​WA​ ​(near​ ​Bellevue),​ ​shade​ ​trees​ ​are​ ​required​ ​using​ ​a​ ​per​ ​stall​ ​metric.  
Newcastle​ ​Municipal​ ​Code​ ​​18.16.070  
 

B.​ ​Land​ ​Use​ ​Type 

Trees​ ​per​ ​Stall​ ​–​ ​Within​ ​CBC 

Overlay​ ​Zone 

Trees​ ​per​ ​Stall​ ​–​ ​Within​ ​All 

Other​ ​Zones 

Commercial​ ​or​ ​Industrial 1:5 1:5 

Residential​ ​or​ ​Institutional 1:5 1:10 
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Tree​ ​Retention​ ​Determination​ ​Methods 
How​ ​is​ ​the​ ​determination​ ​made​ ​on​ ​whether/when​ ​trees​ ​are​ ​required​ ​for​ ​​retention? 
 
Two​ ​municipalities​ ​in​ ​washington​ ​provide​ ​distinct​ ​language​ ​relating​ ​to​ ​tree​ ​retention 
requirements;​ ​Newcastle​ ​and​ ​Olympia.​ ​The​ ​City​ ​of​ ​Newcastle​ ​makes​ ​use​ ​of​ ​code​ ​language​ ​that 
establishes​ ​trees​ ​of​ ​a​ ​certain​ ​size​ ​as​ ​“significant”​ ​and​ ​then​ ​proceeds​ ​to​ ​limit​ ​within​ ​the​ ​code,​ ​the 
activities​ ​that​ ​can​ ​be​ ​performed​ ​with​ ​regards​ ​to​ ​management​ ​of​ ​these​ ​trees.​ ​​ ​The​ ​City​ ​of 
Olympia​ ​has​ ​instead​ ​chosen​ ​to​ ​establish​ ​a​ ​tree​ ​density​ ​requirement​ ​on​ ​properties​ ​which​ ​instead 
of​ ​protecting​ ​individual​ ​trees,​ ​encourages​ ​tree​ ​retention​ ​in​ ​order​ ​to​ ​meet​ ​larger​ ​canopy​ ​goals 
across​ ​their​ ​municipal​ ​landscape. 

NEWCASTLE 
A​ ​comprehensive​ ​set​ ​of​ ​codes​ ​surrounding​ ​tree​ ​retention​ ​during​ ​development.​ ​​ ​The​ ​entire 
retention​ ​code​ ​involves​ ​significant​ ​trees.​ ​​ ​These​ ​are​ ​defined​ ​as​ ​follows: 
 

18.06.598 Significant tree ​- An existing healthy tree which, when measured four            
feet​ ​above​ ​grade,​ ​has​ ​a​ ​minimum​ ​diameter​ ​of: 

A.​ ​Eight​ ​inches​ ​for​ ​evergreen​ ​trees;​ ​or 
B.​ ​Twelve​ ​inches​ ​for​ ​deciduous​ ​trees.  

 
Once​ ​a​ ​tree​ ​is​ ​significant,​ ​the​ ​NMC​ ​outlines​ ​requirements​ ​for​ ​retention​ ​based​ ​on​ ​percentages. 
This​ ​approach​ ​is​ ​fairly​ ​common​ ​amongst​ ​municipalities​ ​in​ ​the​ ​greater​ ​Puget​ ​Sound​ ​Metro​ ​region 
that​ ​have​ ​tree​ ​retention​ ​requirements,​ ​but​ ​Newcastle​ ​provides​ ​good​ ​examples​ ​of​ ​how​ ​significant 
tree​ ​retention​ ​objectives​ ​can​ ​be​ ​described​ ​in​ ​in​ ​city​ ​code.​ ​​ ​These​ ​include​ ​provisions​ ​for​ ​interior 
versus​ ​perimeter​ ​landscaping,​ ​sensitive​ ​areas,​ ​buffers​ ​and​ ​recognition​ ​that​ ​some​ ​significant 
trees​ ​may​ ​not​ ​be​ ​practical​ ​for​ ​retention: 
 

18.16.130​ ​Significant​ ​trees​ ​–​ ​Retention​ ​required. 
Except​ ​as​ ​provided​ ​in​ ​NMC​ ​18.16.170,​ ​significant​ ​trees​ ​shall​ ​be​ ​retained​ ​in​ ​all 
residential,​ ​commercial,​ ​industrial​ ​or​ ​institutional​ ​developments​ ​as​ ​follows: 
 
A.​ ​All​ ​significant​ ​trees​ ​located​ ​within​ ​any​ ​required​ ​perimeter​ ​landscaping​ ​area 
shall​ ​be​ ​retained; 
 
B.​ ​Twenty-five​ ​percent​ ​of​ ​the​ ​significant​ ​trees​ ​located​ ​in​ ​the​ ​interior​ ​of​ ​the​ ​lot, 
excluding​ ​sensitive​ ​areas​ ​or​ ​their​ ​buffers,​ ​shall​ ​be​ ​retained​ ​in​ ​a​ ​residential​ ​or 
institutional​ ​development; 
 
C.​ ​Five​ ​percent​ ​of​ ​the​ ​significant​ ​trees​ ​located​ ​in​ ​the​ ​interior​ ​of​ ​the​ ​lot,​ ​excluding 
sensitive​ ​areas​ ​or​ ​their​ ​buffers,​ ​shall​ ​be​ ​retained​ ​in​ ​commercial​ ​or​ ​industrial 
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developments; 
 
D.​ ​The​ ​following​ ​activities​ ​shall​ ​require​ ​a​ ​clearing​ ​and​ ​grading​ ​permit​ ​and​ ​shall 
conform​ ​to​ ​the​ ​provisions​ ​of​ ​this​ ​chapter​ ​and​ ​Chapter​ ​14.15​ ​NMC: 
 
1.​ ​Clearing​ ​of​ ​2,500​ ​square​ ​feet​ ​of​ ​contiguous​ ​land​ ​area​ ​including​ ​native​ ​soils 
and​ ​vegetation;​ ​or 
 
2.​ ​Removal​ ​of​ ​10​ ​or​ ​more​ ​significant​ ​trees​ ​as​ ​defined​ ​under​ ​NMC​ ​18.06.598. 
Tree​ ​replacement​ ​for​ ​removal​ ​of​ ​significant​ ​trees​ ​shall​ ​be​ ​required​ ​to​ ​comply​ ​with 
on-site​ ​tree​ ​replacement​ ​in​ ​accordance​ ​with​ ​NMC​ ​18.16.170; 
 
E.​ ​Utility​ ​developments​ ​and​ ​mineral​ ​extraction​ ​operations​ ​shall​ ​be​ ​exempt​ ​from 
the​ ​significant​ ​tree​ ​retention​ ​requirements​ ​of​ ​this​ ​chapter; 
 
F.​ ​If​ ​significant​ ​trees​ ​were​ ​previously​ ​located​ ​in​ ​a​ ​closed,​ ​forested​ ​situation,​ ​an 
adequate​ ​buffer​ ​of​ ​smaller​ ​trees​ ​shall​ ​be​ ​retained​ ​or​ ​replaced​ ​on​ ​the​ ​fringe​ ​of 
such​ ​significant​ ​trees; 
 
G.​ ​A​ ​grouping​ ​of​ ​three​ ​or​ ​more​ ​existing​ ​trees​ ​with​ ​canopies​ ​that​ ​touch​ ​or​ ​overlap 
may​ ​be​ ​substituted​ ​for​ ​each​ ​required​ ​significant​ ​tree,​ ​provided​ ​each​ ​tree​ ​has​ ​a 
diameter​ ​of​ ​at​ ​least​ ​three​ ​inches​ ​when​ ​measured​ ​four​ ​feet​ ​above​ ​grade; 
 
H.​ ​Except​ ​as​ ​provided​ ​in​ ​subsection​ ​(I)​ ​of​ ​this​ ​section,​ ​significant​ ​trees​ ​to​ ​be 
retained​ ​shall​ ​not​ ​include​ ​significant​ ​trees​ ​that​ ​are: 
 
1.​ ​Damaged​ ​or​ ​diseased; 
 
2.​ ​Safety​ ​hazards​ ​due​ ​to​ ​potential​ ​root,​ ​trunk​ ​or​ ​primary​ ​limb​ ​failure,​ ​or​ ​exposure 
of​ ​mature​ ​trees​ ​which​ ​have​ ​grown​ ​in​ ​a​ ​closed,​ ​forested​ ​situation;​ ​and 
 
I.​ ​At​ ​the​ ​discretion​ ​of​ ​the​ ​city,​ ​damaged​ ​or​ ​diseased​ ​or​ ​standing​ ​dead​ ​trees​ ​may 
be​ ​retained​ ​and​ ​counted​ ​toward​ ​the​ ​significant​ ​tree​ ​requirement​ ​if​ ​demonstrated 
that​ ​such​ ​trees​ ​will​ ​provide​ ​important​ ​wildlife​ ​habitat​ ​and​ ​are​ ​not​ ​classified​ ​as 
danger​ ​trees.​ ​(Ord.​ ​2016-551​ ​§​ ​2​ ​(Exh.​ ​1);​ ​Ord.​ ​2014-488​ ​§​ ​3​ ​(Exh.​ ​A);​ ​Ord. 
2001-248​ ​§​ ​32;​ ​Ord.​ ​2000-210​ ​§​ ​42;​ ​Ord.​ ​98-176​ ​§​ ​1;​ ​Ord.​ ​45​ ​§​ ​1,​ ​1994;​ ​Ord.​ ​18 
§​ ​1,​ ​1994). 
18.16 

 
The​ ​link​ ​to​ ​this​ ​code: 
http://www.codepublishing.com/WA/Newcastle/html/Newcastle18/Newcastle1816.html#18.16.13
0 
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Olympia 
All​ ​pieces​ ​of​ ​property,​ ​regardless​ ​of​ ​zoning​ ​or​ ​use,​ ​within​ ​the​ ​City​ ​of​ ​Olympia​ ​are​ ​required​ ​to 
maintain​ ​a​ ​minimum​ ​tree​ ​density​ ​(OMC​ ​16.60.080).​ ​The​ ​density​ ​requirement​ ​is​ ​30​ ​tree​ ​units​ ​per 
acre.​ ​​ ​​ ​A​ ​“Tree​ ​Unit”​ ​has​ ​a​ ​general​ ​relationship​ ​to​ ​its​ ​diameter​ ​at​ ​breast​ ​height​ ​(dbh),​ ​but​ ​is​ ​not 
necessarily​ ​1​ ​to​ ​1.​ ​​ ​Examples: 

a.​ ​1”-6”​ ​DBH​ ​=​ ​1​ ​tree​ ​unit. 
b.​ ​16”​ ​=​ ​3​ ​tree​ ​units 
c.​ ​19”​ ​=​ ​4.5​ ​tree​ ​units 

 
A​ ​tree​ ​removal​ ​permit​ ​is​ ​only​ ​required​ ​when​ ​the​ ​proposed​ ​trees​ ​for​ ​removal​ ​will​ ​drop​ ​the 
property​ ​below​ ​the​ ​minimum​ ​tree​ ​density​ ​requirement. 
 
 
Olympia​ ​Tree​ ​Density​ ​Calculator 
http://olympiawa.gov/~/media/Files/CPD/Urban%20Forestry/How%20to%20Calculate%20Tree
%20Density.pdf?la=en 
 
Details​ ​tree​ ​density​ ​requirements​ ​for​ ​developed​ ​and​ ​un-developed​ ​property 
http://www.codepublishing.com/WA/Olympia/html/Olympia16/Olympia1660.html#16.60.080 
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Language​ ​That​ ​Limits​ ​Removal 
What​ ​language​ ​is​ ​used​ ​to​ ​prevent​ ​tree​ ​removal​ ​prior​ ​to​ ​the​ ​permitting​ ​process? 

Washington​ ​State​ ​Laws 
In​ ​absence​ ​of​ ​municipal​ ​codes​ ​controlling​ ​tree​ ​removal,​ ​Washington​ ​State​ ​Law​ ​under​ ​the​ ​forest 
protection​ ​act​ ​(Title​ ​76),​ ​requires​ ​landowners​ ​with​ ​a​ ​forest​ ​to​ ​have​ ​a​ ​forest​ ​practices​ ​permit​ ​if 
they​ ​decide​ ​to​ ​initiate​ ​cutting​ ​or​ ​removal​ ​or​ ​other​ ​regulated​ ​activities​ ​that​ ​alter​ ​the​ ​natural 
systems​ ​on​ ​the​ ​property.  
http://app.leg.wa.gov/RCW/default.aspx?cite=76.09.010 
http://app.leg.wa.gov/RCW/default.aspx?cite=76.09.240 

Olympia 
Olympia​ ​has​ ​a​ ​minimum​ ​tree​ ​density​ ​requirements​ ​for​ ​all​ ​properties.  
http://www.codepublishing.com/WA/Olympia/html/Olympia16/Olympia1660.html#16.60.080 

Bainbridge​ ​Island 
Bainbridge​ ​Island​ ​has​ ​‘significant​ ​trees’​ ​and​ ​established​ ​permit​ ​requirements​ ​for​ ​land​ ​clearing. 
Although​ ​the​ ​language​ ​provides​ ​for​ ​some​ ​amount​ ​of​ ​clearing​ ​without​ ​requiring​ ​a​ ​permit,​ ​This 
effectively​ ​limits​ ​conversion​ ​of​ ​land​ ​prior​ ​to​ ​a​ ​permit​ ​application.  
http://www.codepublishing.com/WA/BainbridgeIsland/html/BainbridgeIsland16/BainbridgeIsland1618.html 

Vancouver 
The​ ​City​ ​of​ ​Vancouver​ ​has​ ​developed​ ​sophisticated​ ​tree​ ​removal​ ​permit​ ​requirements​ ​that 
consider​ ​a​ ​tree’s​ ​size,​ ​it’s​ ​location​ ​and​ ​the​ ​lot​ ​zoning.​ ​​ ​In​ ​many​ ​cases,​ ​a​ ​permit​ ​is​ ​required. 
http://www.cityofvancouver.us/sites/default/files/fileattachments/public_works/page/1341/doineedatreeper
mit.pdf 

Redmond 
The​ ​City​ ​of​ ​Redmond,​ ​acknowledges​ ​the​ ​Washington​ ​State​ ​Laws​ ​in​ ​their​ ​municipal​ ​code 
regarding​ ​forest​ ​practice​ ​permittees.​ ​​ ​The​ ​language​ ​sets​ ​a​ ​limit​ ​on​ ​land​ ​use​ ​permits.​ ​​ ​This 
strategy​ ​encourages​ ​natural​ ​processes​ ​to​ ​reforest​ ​the​ ​site. 

21.72.020​ ​Permits​ ​Required​ ​-​ ​F.​ ​Forest​ ​Practices​ ​Permittees​.​ ​Permittees 
under​ ​Class​ ​IV​ ​-​ ​General​ ​forest​ ​practice​ ​permits​ ​issued​ ​by​ ​the​ ​Washington​ ​State 
Department​ ​of​ ​Natural​ ​Resources​ ​(DNR)​ ​for​ ​the​ ​conversion​ ​of​ ​forested​ ​sites​ ​to 
developed​ ​sites​ ​are​ ​also​ ​required​ ​to​ ​obtain​ ​a​ ​tree​ ​removal​ ​permit​ ​from​ ​the​ ​City. 
For​ ​all​ ​other​ ​forest​ ​practice​ ​permits​ ​(Class​ ​II,​ ​III,​ ​IV​ ​–​ ​special​ ​permit)​ ​issued​ ​by 
DNR​ ​for​ ​the​ ​purpose​ ​of​ ​commercial​ ​timber​ ​operations,​ ​no​ ​land​ ​use​ ​permits​ ​will​ ​be 
issued​ ​for​ ​six​ ​years​ ​following​ ​tree​ ​removal.  

http://online.encodeplus.com/regs/redmond-wa/export2doc.aspx?pdf=1&tocid=005.009&file=doc-
005.009-pid-80.pdf 
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Provisions​ ​for​ ​Substitutions 
Are​ ​there​ ​provisions​ ​for​ ​substitution​ ​​in​ ​some​ ​landscaping​ ​requirements​ ​when​ ​trees​ ​are 
preserved? 

Newcastle 
For​ ​this​ ​question,​ ​the​ ​City​ ​of​ ​NewCastle​ ​provides​ ​a​ ​good​ ​example​ ​of​ ​code​ ​language​ ​that 
provides​ ​City​ ​staff​ ​with​ ​the​ ​ability​ ​to​ ​allow​ ​deviations​ ​and​ ​substitutions​ ​within​ ​develop 
applications.​ ​​ ​These​ ​provisions​ ​for​ ​substitution​ ​are​ ​available​ ​when​ ​code​ ​perimeter​ ​landscaping, 
or​ ​interior​ ​landscaping​ ​provide​ ​better​ ​functions​ ​to​ ​the​ ​property​ ​than​ ​meeting​ ​basic​ ​tree​ ​retention 
requirements.  
 
CNC​ ​18.16.060​ ​Landscaping​ ​–​ ​Interior​ ​lot​ ​lines. 

​ ​A​ ​20-foot​ ​width​ ​of​ ​Type​ ​II​ ​landscaping​ ​shall​ ​be​ ​included​ ​where​ ​development 
within​ ​the​ ​CBC​ ​abuts​ ​all​ ​other​ ​zones​ ​outside​ ​the​ ​CBC,​ ​unless​ ​the​ ​director​ ​allows 
reductions​ ​or​ ​modifications​ ​of​ ​this​ ​standard​ ​as​ ​follows: 
a.​ ​The​ ​director​ ​may​ ​allow​ ​up​ ​to​ ​a​ ​50​ ​percent​ ​reduction​ ​of​ ​the​ ​required​ ​width​ ​if​ ​the 
landscape​ ​design​ ​incorporates​ ​vegetated​ ​screens,​ ​walls​ ​or​ ​other​ ​architectural 
barriers​ ​at​ ​least​ ​six​ ​feet​ ​in​ ​height​ ​and​ ​a​ ​narrower​ ​strip​ ​of​ ​more​ ​densely​ ​planted 
trees​ ​and​ ​shrubs; 
b.​ ​The​ ​director​ ​may​ ​allow​ ​up​ ​to​ ​a​ ​25​ ​percent​ ​reduction​ ​of​ ​the​ ​required​ ​width​ ​of​ ​the 
perimeter​ ​landscaping​ ​when​ ​a​ ​development​ ​retains​ ​all​ ​healthy​ ​significant​ ​trees 
within​ ​the​ ​required​ ​20-foot​ ​width​ ​buffer​ ​and​ ​the​ ​retained​ ​trees​ ​provide​ ​a​ ​screening 
function; 
c.​ ​The​ ​width​ ​of​ ​the​ ​perimeter​ ​landscaping​ ​may​ ​be​ ​averaged,​ ​provided​ ​the 
minimum​ ​width​ ​is​ ​not​ ​less​ ​than​ ​10​ ​feet​ ​in​ ​any​ ​location​ ​determined​ ​by​ ​the​ ​director 
to​ ​be​ ​high​ ​activity​ ​areas; 
d.​ ​The​ ​director​ ​may​ ​allow​ ​modification​ ​of​ ​the​ ​landscape​ ​requirement​ ​when 
existing​ ​conditions​ ​on​ ​or​ ​adjacent​ ​to​ ​the​ ​site,​ ​such​ ​as​ ​significant​ ​topographic 
differences,​ ​vegetation​ ​or​ ​utilities,​ ​would​ ​render​ ​application​ ​of​ ​this​ ​chapter 
impractical,​ ​ineffective​ ​or​ ​result​ ​in​ ​scenic​ ​view​ ​obstruction; 
e.​ ​When​ ​an​ ​existing​ ​structure​ ​other​ ​than​ ​a​ ​fence​ ​or​ ​wall​ ​precludes​ ​installation​ ​of 
the​ ​total​ ​amount​ ​of​ ​required​ ​site​ ​perimeter​ ​landscaping,​ ​the​ ​director​ ​may​ ​allow 
modification​ ​of​ ​these​ ​requirements​ ​as​ ​necessary​ ​to​ ​accommodate​ ​the​ ​existing 
condition​ ​while​ ​remaining​ ​consistent​ ​with​ ​the​ ​purpose​ ​of​ ​this​ ​chapter​ ​and​ ​the 
intent​ ​of​ ​this​ ​section;​ ​and 
f.​ ​In​ ​no​ ​case​ ​shall​ ​the​ ​director​ ​allow​ ​less​ ​than​ ​10​ ​feet​ ​of​ ​landscaping​ ​unless 
subsection​ ​(B)(2)(d)​ ​or​ ​(e)​ ​of​ ​this​ ​section​ ​applies. 
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Lacy 
The​ ​City​ ​of​ ​Lacy​ ​provides​ ​example​ ​language​ ​where​ ​cities​ ​require​ ​Tree​ ​Tracts​ ​as​ ​part​ ​of​ ​land 
development​ ​applications.​ ​​ ​A​ ​“Tree​ ​Tract”​ ​is​ ​a​ ​portion​ ​of​ ​land​ ​designated​ ​for​ ​the​ ​preservation 
and​ ​protection​ ​of​ ​existing​ ​trees​ ​or​ ​the​ ​planting​ ​of​ ​new​ ​trees​ ​to​ ​maintain​ ​tree​ ​canopy​ ​at​ ​a 
development​ ​site.​ ​In​ ​addition​ ​to​ ​providing​ ​an​ ​opportunity​ ​for​ ​developments​ ​to​ ​clear​ ​land​ ​as 
desired,​ ​the​ ​tree​ ​tract​ ​requirement​ ​at​ ​the​ ​City​ ​of​ ​Lacy​ ​also​ ​presents​ ​language​ ​that​ ​can​ ​transfer 
ownership​ ​of​ ​the​ ​tree​ ​tract​ ​over​ ​to​ ​the​ ​City.​ ​​ ​These​ ​options​ ​for​ ​transferring​ ​ownership​ ​of​ ​natural 
areas​ ​or​ ​‘Tree​ ​Tracts’​ ​may​ ​be​ ​a​ ​suitable​ ​strategy​ ​for​ ​accepting​ ​substitutions​ ​in​ ​landscaping 
requirements.  
 
http://www.codepublishing.com/WA/Lacey/html/Lacey14/Lacey1432.html#14.32.064 
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Fee​ ​In-Lieu​ ​When​ ​Trees​ ​Can’t​ ​Be​ ​Replaced 
Are​ ​mitigation​ ​fees​ ​collected​ ​for​ ​trees​ ​that​ ​cannot​ ​be​ ​replaced​ ​on​ ​site? 
 
Providing​ ​developers​ ​with​ ​the​ ​opportunity​ ​to​ ​pay​ ​fees​ ​in-lieu​ ​of​ ​meeting​ ​their​ ​landscaping 
requirements​ ​is​ ​becoming​ ​increasingly​ ​common​ ​within​ ​municipalities.​ ​​ ​​ ​Precedence​ ​for​ ​this 
option​ ​can​ ​be​ ​found​ ​at​ ​the​ ​National​ ​level,​ ​with​ ​the​ ​US​ ​Army​ ​Corp​ ​of​ ​Engineers.​ ​​ ​In​ ​a​ ​​Federal 
Rule​​ ​(​PDF​​ ​file​ ​567​ ​KB)​ ​published​ ​in​ ​April​ ​2008,​ ​The​ ​U.S.​ ​Army​ ​Corps​ ​of​ ​Engineers​ ​(the​ ​Corps) 
and​ ​the​ ​U.S.​ ​Environmental​ ​Protection​ ​Agency​ ​(EPA)​ ​define​ ​an​ ​in-lieu​ ​fee​ ​program​ ​as: 

● “A​ ​program​ ​involving​ ​the​ ​restoration,​ ​establishment,​ ​enhancement,​ ​and/or​ ​preservation 
of​ ​aquatic​ ​resources​ ​through​ ​funds​ ​paid​ ​to​ ​a​ ​governmental​ ​or​ ​non-profit​ ​natural 
resources​ ​management​ ​entity​ ​to​ ​satisfy​ ​compensatory​ ​mitigation​ ​requirements...​ ​Similar 
to​ ​a​ ​mitigation​ ​bank,​ ​an​ ​in-lieu​ ​fee​ ​program​ ​sells​ ​compensatory​ ​mitigation​ ​credits​ ​to 
permittees​ ​whose​ ​obligation​ ​to​ ​provide​ ​compensatory​ ​mitigation​ ​is​ ​then​ ​transferred​ ​to​ ​the 
in-lieu​ ​program​ ​sponsor.” 

 
In​ ​King​ ​County,​ ​the​ ​county​ ​government​ ​describes​ ​the​ ​fee​ ​in-lieu​ ​approach​ ​as​ ​an​ ​option​ ​for 
ensuring​ ​that​ ​mitigation​ ​is​ ​achieved,​ ​even​ ​when​ ​not​ ​possible​ ​at​ ​the​ ​proposed​ ​project​ ​site: 
 

When​ ​permitted​ ​projects​ ​will​ ​create​ ​unavoidable​ ​impacts​ ​to​ ​the​ ​environment, 
project​ ​sponsors​ ​must​ ​offset,​ ​or​ ​"mitigate"​ ​the​ ​environmental​ ​impacts​ ​associated 
with​ ​the​ ​project.​ ​The​ ​mitigation​ ​process​ ​includes​ ​avoiding​ ​and​ ​minimizing​ ​impacts 
as​ ​much​ ​as​ ​possible,​ ​and​ ​then​ ​making​ ​up​ ​for​ ​any​ ​unavoidable​ ​impacts​ ​through 
implementation​ ​of​ ​a​ ​mitigation​ ​project.​ ​Mitigation​ ​projects​ ​can​ ​occur​ ​on-site​ ​(at​ ​or 
near​ ​the​ ​place​ ​where​ ​the​ ​impact​ ​project​ ​occurs)​ ​or​ ​off-site.​ ​King​ ​County​ ​Code 
prioritizes​ ​on-site​ ​mitigation​ ​when​ ​it​ ​is​ ​ecologically​ ​feasible​ ​and​ ​likely​ ​to​ ​succeed 
long-term.​ ​However,​ ​if​ ​mitigation​ ​on​ ​or​ ​adjacent​ ​to​ ​the​ ​development​ ​site​ ​is 
impractical​ ​or​ ​won’t​ ​result​ ​in​ ​meaningful​ ​ecological​ ​benefit,​ ​off-site​ ​mitigation 
becomes​ ​an​ ​option​ ​under​ ​King​ ​County​ ​code​ ​and​ ​state​ ​and​ ​federal​ ​rules.​ ​Off-site 
mitigation​ ​options​ ​may​ ​include​ ​use​ ​of​ ​a​ ​mitigation​ ​bank,​ ​"permittee-responsible" 
mitigation,​ ​or​ ​in-lieu​ ​fee​ ​mitigation​ ​through​ ​the​ ​Mitigation​ ​Reserves​ ​Program. 

http://www.kingcounty.gov/services/environment/water-and-land/wetlands/mitigation-credit-progr
am.aspx 
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Example​ ​of​ ​Cities​ ​found​ ​with​ ​Fee​ ​in-Lieu​ ​options 
The​ ​following​ ​list​ ​was​ ​gleaned​ ​from​ ​the​ ​results​ ​of​ ​a​ ​keyword​ ​search​ ​using​ ​Google​ ​with 

the​ ​search​ ​terms​ ​“fee​ ​in-lieu”​ ​,​ ​“washington”,​ ​​ ​and​ ​“trees”.​ ​​ ​​ ​Further​ ​investigation 

reveals​ ​some​ ​variation​ ​in​ ​how​ ​these​ ​fees​ ​are​ ​calculated,​ ​and​ ​where​ ​the​ ​funds​ ​collected 

get​ ​applied.​ ​​ ​​ ​Cities​ ​with​ ​fee​ ​in-lieu​ ​options​ ​in​ ​their​ ​codes​ ​include: 

 

 

City​ ​of​ ​Redmond 

City​ ​of​ ​Federal​ ​Way 

City​ ​of​ ​Newcastle 

City​ ​of​ ​Shoreline 

City​ ​of​ ​Port​ ​Angeles 

City​ ​of​ ​Lake​ ​Forest​ ​Park 

City​ ​of​ ​Renton 

City​ ​of​ ​Kenmore 

 

City​ ​of​ ​Redmond 
As​ ​an​ ​example,​ ​the​ ​City​ ​of​ ​Redmond​ ​calculates​ ​fee​ ​in-lieu​ ​to​ ​include​ ​the​ ​cost​ ​of​ ​the​ ​trees.​ ​​ ​More 
importantly,​ ​it​ ​also​ ​includes​ ​in​ ​the​ ​fee,​ ​all​ ​costs​ ​associated​ ​with​ ​establishment​ ​care:  

21.72.080​ ​E.2.​ ​-Tree​ ​Replacement​ ​Fee​ ​​A​ ​fee​ ​in​ ​lieu​ ​of​ ​tree​ ​replacement​ ​may​ ​be 
allowed,​ ​subject​ ​to​ ​approval​ ​by​ ​the​ ​Administrator​ ​after​ ​careful​ ​consideration​ ​of​ ​all 
other​ ​options.​ ​A​ ​tree​ ​replacement​ ​fee​ ​shall​ ​be​ ​required​ ​for​ ​each​ ​replacement​ ​tree 
required​ ​but​ ​not​ ​planted​ ​on​ ​the​ ​application​ ​site​ ​or​ ​an​ ​offsite​ ​location.  

(i)​ ​The​ ​amount​ ​of​ ​the​ ​fee​ ​shall​ ​be​ ​the​ ​tree​ ​base​ ​fee​ ​times​ ​the​ ​number​ ​of 
trees​ ​necessary​ ​to​ ​satisfy​ ​the​ ​tree​ ​replacement​ ​requirements​ ​of​ ​this 
section.​ ​The​ ​tree​ ​base​ ​fee​ ​shall​ ​cover​ ​the​ ​cost​ ​of​ ​a​ ​tree,​ ​installation​ ​(labor 
and​ ​equipment),​ ​​ ​maintenance​ ​for​ ​two​ ​years,​ ​and​ ​fund​ ​administration.  
(ii)​ ​The​ ​fee​ ​shall​ ​be​ ​paid​ ​to​ ​the​ ​City​ ​prior​ ​to​ ​the​ ​issuance​ ​of​ ​a​ ​tree​ ​removal 
Permit.  
(iii)​ ​Fees​ ​collected​ ​under​ ​this​ ​subsection​ ​shall​ ​be​ ​expended​ ​only​ ​for​ ​the 
planting​ ​of​ ​new​ ​trees​ ​in​ ​City-owned​ ​parks,​ ​open​ ​spaces​ ​or​ ​rights-of-way. 

http://online.encodeplus.com/regs/redmond-wa/export2doc.aspx?pdf=1&tocid=005.009&
file=doc-005.009-pid-80.pdf 
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City​ ​of​ ​Renton 
At​ ​the​ ​City​ ​of​ ​Renton,​ ​code​ ​language​ ​is​ ​much​ ​more​ ​limited.​ ​​ ​Fee​ ​in-lieu​ ​options​ ​are​ ​still​ ​at​ ​the 
City’s​ ​discretion,​ ​but​ ​only​ ​cover​ ​the​ ​cost​ ​of​ ​the​ ​tree​ ​and​ ​installation.​ ​​ ​No​ ​funding​ ​for 
establishment​ ​care​ ​is​ ​required​ ​in​ ​this​ ​code.​ ​​ ​The​ ​code​ ​does​ ​directly​ ​designate​ ​the​ ​funds​ ​to​ ​be 
allocated​ ​to​ ​the​ ​Urban​ ​Forestry​ ​Program​ ​fund​ ​which​ ​provides​ ​more​ ​discretion​ ​to​ ​the​ ​City​ ​with 
how​ ​the​ ​funds​ ​get​ ​allocated. 
 

4-4-130​ ​H.1.E​ ​iii.​ ​Fee​ ​in​ ​Lieu​:​ ​When​ ​the​ ​Administrator​ ​determines​ ​that​ ​it​ ​is 
infeasible​ ​to​ ​replace​ ​trees​ ​on​ ​the​ ​site,​ ​payment​ ​into​ ​the​ ​City’s​ ​Urban​ ​Forestry 
Program​ ​fund​ ​may​ ​be​ ​approved​ ​in​ ​an​ ​amount​ ​of​ ​money​ ​approximating​ ​the 
current​ ​market​ ​value​ ​of​ ​the​ ​replacement​ ​trees​ ​and​ ​the​ ​labor​ ​to​ ​install​ ​them.​ ​The 
City​ ​shall​ ​determine​ ​the​ ​value​ ​of​ ​replacement​ ​trees. 

 
http://www.codepublishing.com/WA/Renton/#!/Renton04/Renton0404/Renton0404130.html 
 

City​ ​of​ ​Port​ ​Angeles 
Similar​ ​to​ ​the​ ​previous​ ​examples,​ ​the​ ​City​ ​of​ ​Port​ ​Angeles​ ​provides​ ​a​ ​fee​ ​in-lieu​ ​option,​ ​but​ ​it 
only​ ​appears​ ​to​ ​relate​ ​to​ ​street​ ​tree​ ​replacement​ ​requirements.​ ​​ ​Another​ ​distinction​ ​in​ ​this​ ​code 
is​ ​the​ ​fee​ ​is​ ​determined​ ​by​ ​the​ ​Community​ ​Forester​ ​(a​ ​city​ ​staff​ ​position): 
 

11.13.050​ ​B.3.​ ​​Street​ ​tree​ ​requirements​ ​in​ ​previously​ ​developed​ ​area.​ ​In 
addition​ ​to​ ​the​ ​above​ ​requirements,​ ​the​ ​following​ ​also​ ​apply:​ ​​Where​ ​new​ ​street 
trees​ ​cannot​ ​be​ ​planted​ ​due​ ​to​ ​portions​ ​of​ ​rights-of-way​ ​having​ ​been​ ​previously 
paved​ ​or​ ​otherwise​ ​rendered​ ​unsuitable​ ​to​ ​plant​ ​trees,​ ​a​ ​fee-in-lieu​ ​of​ ​planting​ ​is 
required.​ ​Such​ ​fee​ ​shall​ ​be​ ​determined​ ​by​ ​the​ ​Community​ ​Forester​ ​per​ ​City 
Policy​ ​and​ ​deposited​ ​into​ ​the​ ​Community​ ​Forestry​ ​Fund. 

 
https://library.municode.com/wa/port_angeles/codes/code_of_ordinances?nodeId=TIT11STSI_
CH11.13STTR_11.13.050STTRENRE  
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Concluding​ ​Remarks​ ​and​ ​Recommendations 
 

From​ ​the​ ​information​ ​acquired​ ​in​ ​this​ ​limited​ ​research​ ​project,​ ​the​ ​City​ ​of​ ​Camas​ ​has​ ​the 
opportunity​ ​to​ ​improve​ ​the​ ​clarity​ ​of​ ​city​ ​code​ ​and​ ​establish​ ​limits​ ​on​ ​property​ ​development​ ​that 
encourage​ ​tree​ ​retention.​ ​​ ​Examples​ ​set​ ​by​ ​other​ ​cities​ ​include​ ​the​ ​following: 
 

● Significant​ ​Tree​ ​Retention​ ​Requirements​ ​​-​ ​​ ​The​ ​City​ ​of​ ​Camas​ ​could​ ​enact 
requirements​ ​that​ ​control​ ​the​ ​removal​ ​of​ ​significant​ ​trees​ ​on​ ​a​ ​property​ ​by​ ​requiring​ ​a 
permit​ ​process​ ​and/or​ ​mandating​ ​minimum​ ​tree​ ​density​ ​requirements. 

 
● Shade​ ​Requirements​​ ​-​ ​Trees​ ​provide​ ​environmental​ ​benefits,​ ​and​ ​the​ ​City​ ​could​ ​enact 

code​ ​requirements​ ​that​ ​would​ ​help​ ​the​ ​City​ ​meet​ ​canopy​ ​or​ ​shade​ ​objectives. 
Alternatively,​ ​the​ ​City​ ​could​ ​enact​ ​code​ ​requirements​ ​that​ ​relate​ ​to​ ​another 
environmental​ ​benefit​ ​such​ ​as​ ​Stormwater​ ​mitigation. 

 
● Fee​ ​in-lieu​​ ​-​ ​The​ ​City​ ​could​ ​enact​ ​code​ ​language​ ​that​ ​provides​ ​fee​ ​in-lieu​ ​opportunities 

for​ ​developers.​ ​​ ​Funds​ ​set​ ​aside​ ​in​ ​a​ ​tree​ ​bank​ ​could​ ​be​ ​used​ ​to​ ​improve​ ​the​ ​urban 
forest​ ​in​ ​other​ ​areas​ ​of​ ​the​ ​City​ ​when​ ​a​ ​development​ ​cannot​ ​meet​ ​tree​ ​retention 
objectives​ ​on-site. 

 
● Deviations​ ​and​ ​Substitutions​​ ​-​ ​Code​ ​revisions​ ​​ ​can​ ​include​ ​language​ ​that​ ​permits 

deviations​ ​from​ ​code​ ​requirements​ ​when​ ​the​ ​City​ ​determines​ ​that​ ​development 
proposals​ ​could​ ​meet​ ​City​ ​urban​ ​forestry​ ​objectives​ ​by​ ​other​ ​means. 
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Calculating Tree Density on Residential Properties 

1. All pieces of property, regardless of zoning or use, within the City of Olympia are required to maintain a 
minimum tree density (OMC 16.60.080).  The density requirement is 30 tree units per acre.  
 

2. Units are derived from the size of a tree (measured by DBH, or diameter of the trunk taken at 4.5 feet 
from the base). 
 

3. The tree unit chart can be found in the Urban Forestry Manual on page 15.  Examples:  
a. 1”-6” DBH = 1 tree unit.  
b. 16” = 3 tree units 
c. 19” = 4.5 tree units  

 
4. Calculating tree density.  Example:  A residential property is .5 acre.   

.5 x 30 tree units/acre = a required minimum tree density of 15 tree units.   
 
The property has on it two 20” Douglas-fir trees, one 15” Red oak, and two 8” alders.   

a. 20” Douglas-fir = 5 tree units x 2 (trees) = 10 tree units 
b. 15” Red oak = 2.5 tree units 
c. 8” Alder = 1.5 tree units x 2 (trees) = 3 tree units 

Total tree units on site:  10 + 2.5 + 3 = 15.5 tree units.   
Minimum tree density is met.  

 
5. Tree Removal Permits.  A tree removal permit is only required when the proposed trees for removal will 

drop the property below the minimum tree density requirement.  
Example:  A residential property is .25 acre.  .25 x 30 tree units/acre = 7.5 required tree units.  The 
property currently has 3 Douglas-fir trees that each measure 18” DBH.   
18” DBH = 4 tree units x 3 (trees) = 12 tree units.   
 
The owner of the property wants to remove 2 of the trees:  12 tree units – 8 tree units = 4 tree units.  
Because four tree units will not meet the minimum density requirement of 7.5 units, a permit is 
required.   
 
The property owner must submit their proposed removal plan for review by the Urban Forester. There is 
a $50 review and permit fee.  If the property will drop below the minimum tree density, the plan must 
include replacement trees.  
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6. Replacement trees are worth 1 tree unit.  To maintain tree density, in the above example, the property 
owner would need to submit a replacement plan which includes planting 4 trees to satisfy the minimum 
tree density requirement.  

7. Newly planted trees must meet a minimum size requirement:   
a. 1.25” caliper for deciduous trees*  
b. 4’ tall for conifer trees* 
*Residential properties—for commercial, industrial, multi-family, see the Urban Forestry Manual, 
page 16. 
 

8. Exemptions.  Tree removal that does not drop a property below the minimum required tree density, is 
exempt from a tree removal permit.  
  

9. Example:  A residential property is .16 acre, with one 15” red maple, one 8” purple-leaf plum, and two 
6” apple trees on it.  Minimum tree density is (.16 x 30) 5 tree units.  The existing trees on site total 7 
tree units.   
 
The owner wants to remove the purple-leaf plum, worth 1.5 units.   
7 – 1.5 = 5.5 tree units, so this tree removal is exempt.  Even with removal of the purple-leaf plum the 
parcel still meets the minimum tree density.  No tree removal permit is needed.  

  
Note:  In some cases, it takes just one BIG tree to meet tree density on a small, urban lot.   
Example:  a property is .16 acre.  Required minimum tree density is 5 tree units.  One BIG Douglas-fir measuring 
21” DBH = 5.5 tree units.  Technically, all other trees on the property can be removed and are exempt from 
requiring a permit.  
 
 

 

 



� ���������	
��
���������������������������������������������������������	
��
��	������� !"�"#"$%	
��
��
������&!' (%(�)*+�'%!,#"�-!#"%!#)	
��
���������%.#*#"# *(	
��
���/������%�-#"01(�"!%%�'! "%-"# *�'! .%((# *)$	
��
��
������%!,#"(	
��
��
/�����$)((����. !%("�'!)-"#-%�)''$#-)"# *(	
��
��/������2%,'"# *(	
��
��3������''$#-)"# *�. !�'%!,#"(�!%'%)$%+	
��
��3������''$#-)"# *�. !�'%!,#"(�!%4#(%+	
��
��3
�����%'%)$%+	
��
��3������ *. !,)*-%�" �(")*+)!+(	
��
��3
�����!%%�"!)-"�!%5&#!%,%*"(	
��
��3/����� *. !,)*-%�" �(")*+)!+(�!%'%)$%+	
��
��3/�����!%%�!%'$)-%,%*"�#*�"!%%�"!)-"(	
��
��33�����!%%�!%'$)-%,%*"�)*+�%(")6$#(�,%*"� .�*%7�"!%%(� *�$ "(	
��
��38����� $)!�)--%((�- *(#+%!)"# *(�!%'%)$%+	
��
��38�����"!%%"�"!%%�!%5&#!%,%*"(	
��
��39����� $)!�)--%((�- *(#+%!)"# *(	
��
��3:�����%4%;%")"# *� '"# *	
��
��8�����<#*)*-#)$�(%-&!#"0�!%'%)$%+	
��
��8������++#"# *)$�- *(#+%!)"# *(�. !�- ,,%!-#)$�+%4%$ ',%*"(	
��
��8
�����#(" !#-)$�"!%%(	
��
��8�����<#*)*-#)$�(%-&!#"0	
��
��9������''%)$(

sfox
Typewritten Text
Attachment D
City of Lacey



��������������	
��
	
�������������������	�����
���
���
���
���������
�
���

����
	�������������	����
���	���������������������� ���!	�	
������������"
�
�
	
���#$%&'($)*+,-'&$)..'/,'01231')14'5)6'/,'(%+,4')&'+$,'#-,,')14'7,8,+)+%21'9-2+,(+%21':;-/)1'<2-,&+=)1)8,5,1+'-,8>.)+%21&'2?'+$,'(%+6'2?'@)(,6A'BC-4A'DEFG'HIJ'EKKFL'C-4A'GKMJ'DGGDL'C-4A'IGG'HD'B*)-+NJ'DGOPNA����������Q��R
��������R���	
���	
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