CITY OF STEVENSON
NOTICE OF PUBLIC HEARING
February 5, 2026 @ 6PM
VARIANCE REQUEST

FILE NUMBER: VAR-2025-002

PROJECT NAME: Fitzgerald/Renfro driveway variance

DESCRIPTION Code variance request to permit a 23.3 ft wide driveway from the
OF PROPOSAL: 20ft standard requirement.

LOCATION: 114 NE Upper Basso Circle, Stevenson, WA

PARCEL NO.: 03-75-36-3-0-1230-00

ZONING: Single Family Residential (R1)

PROPONENT:  Julie Fitgerald & Robert Renfro

PUBLIC COMMENT: The deadline for submitting comments on this proposal is February 5" by
Spm. A minimum of 14 working days from the date of notice is required SMC 2.14.050.

PUBLIC HEARING: Attend in person at City Hall 7121 E Loop Rd or by
Zoom at: https://us02web.zoom.us/j/81362531905

CONTACT: To provide comments contact planning(@ci.stevenson.wa.us, mail requests to City
Hall at PO Box 371, Stevenson, WA 98648 or drop it off at City Hall.

The applications and project plans are available for public review at City Hall during regular
business hours or at https://www.ci.stevenson.wa.us/news. City Hall is accessible to persons with
disabilities. Call 24 hours in advance if you will need special accommodations, including ADA
accessibility or interpreter, to attend the hearing (509) 427-5970 (TDD: 1-800-833-6388).



https://us02web.zoom.us/j/81362531905
mailto:planning@ci.stevenson.wa.us
https://www.ci.stevenson.wa.us/news

City of Stevenson Community Development
7121 E Loop Rd, Stevenson, WA 98648
PH: 509-427-5970 * Inspection Line: 509-427-3922

STEVENSON

I/

VARIANCE REQUEST
STAFF REPORT

FILE NUMBER: VAR-2025-002

PROJECT NAME: Fitzgerald/Renfro driveway variance

DESCRIPTION OF Code variance request to permit a 23.3 ft wide driveway from the 20ft
PROPOSAL: standard requirement.

LOCATION: 114 NE Upper Basso Circle, Stevenson, WA
PARCEL NO.: 03-75-36-3-0-1230-00
ZONING: Single Family Residential (R1)

PROPONENT: Julie Fitgerald & Robert Renfro

PROJECT DESCRIPTION:

The applicants, Julie Fitzgerald and Robert Renfro, hired a builder to construct their new home

at 114 NE Upper Basso Circle in Stevenson, WA. During the building process several inspections
take place at different phases. During an inspection it was discovered the driveway was poured
3.3ft wider than the code allows. The applicants are asking for a variance to keep the driveway
as is.

STAFF ANALYSIS

Engineering Standards S03

9. DRIVEWAY WIDTHS:

RESIDEMNTIAL COMMERCIAL
OME WaY = 10° MaX. ONE WAY = 22 MaX.
TWO WAY = 20" Max. TWO WAY = 26" MaX.
SHARED = 20" MIM 7 30" MAX

Finding: The driveway width is 23.3ft.

Image 1. Fitzgerald/Renfro Residence
Staff Report VAR-2025-002
Page 1 of 4



Title 2 — Administration and Personnel - Chapter 2.14 Board of Adjustment

2.14.010 Created — Powers and duties
2. Variances. Applications for variances from the terms and provisions of the land use
regulatory codes of the city when such power has been assigned by ordinance of the
city council, provided that any variance granted shall be subject to such condlitions as
the board of adjustment deems necessary and that no variance shall be granted unless
the board of adjustments finds that:

Finding:

Finding:

Finding:

Finding:

Finding:

a. The granting of the variance will not constitute a grant of special privilege
inconsistent with the limitations upon other properties in the vicinity and district
in which the subject property is situated;

Allowing the driveway to exceed code limitations without conducting a variance
process would be granting a special privilege inconsistent with limitations put on
other properties. The variance process is a means to allow exceptions when
deemed appropriate, and the request is mitigated accordingly.

b. The strict application of the land use regulation is found to deprive subject
property of rights and privileges enjoyed by other property in the vicinity and
under identical zoning district classifications, because of special circumstances
applicable to the subject property, including size, shape, topography, location or
surroundings;

Driveways in the vicinity have been constructed wider than 20ft under the
current code whether nonconforming or approved.

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

Based on review of the proposed driveway variance, the City Engineer indicated
that initial approval would have been granted.

d. The granting of the variance will not be detrimental to the purposes of the
land use regulatory code from which the variance is requested, and will not
conflict with the goals and policies of the comprehensive plan;

The proposal is not a land use code regulated by the comprehensive plan.

e. The hardship creating the need for a variance is not self-imposed and that the
variance requested is the minimum variance which will alleviate the hardship.

The original application indicated the width of the driveway to be 20ft wide.
Upon an inspection request by the contracted builder, it was determined that the
actual width that was poured was 23.3 ft wide. Public works notified the
landowner of the code violation.

Staff Report VAR-2025-002
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2.14.050 — Appeal and variance procedures.
E. Upon filing of an application for a variance, the board of adjustment shall set the time
and place for a public hearing on such matter. The provisions of the city of Stevenson
Zoning Code regarding public hearings shall apply to public hearings held by the board
of adjustment.

Finding: The variance application was submitted on December 22, 2025. A hearing was
scheduled for February 5, 2026. The provisions regarding public hearings will be
addressed later in this report.

Title 17 — Zoning — Chapter 17.12 Administrative Mechanisms
17.12.060 — Public Hearings — Procedures - Fees

A. Whenever a public hearing is required by this title:
1. No less than 2 notices shall be posted by the administrator in conspicuous places on
or adjacent to the subject property.
2. Written notices shall be mailed to the land owner and to all property owners of record
within a radius of 300 feet of the exterior boundaries of the subject property.
3. Notices shall be published in the local newspaper once a week for 2 consecutive
weeks prior to the hearing date.

B. Such notices shall:
1. State the time and place of such hearing and the nature of the question to be heard,]
2. Be posted and mailed not less than 14 days prior to the hearing;
3. Be published not less than 8 days prior to the hearing.

Finding: Two notices were posted on the property on January 21, 2026. Property owners
within 300 feet were mailed notices on January 20, 2026. Notices were published
in the city newspaper of record, The Pioneer, on January 21, 2026 and January
28, 2026. The notices stated the landowner’s names, address of the property,
file number, project description, hearing date and place and how to provide
comment.

C. A request involving a public hearing shall require of the applicant:
1. A filing fee, nonrefundable and payable to the city, in an amount set by the City
Council, which may be revised from time to time.
2. A list of the mailing addresses of all property owners of record within a radius of 300
feet of the exterior boundaries of the subject property.
3. Any other data identified in this title, the associated permit application form, or such
information as the administrator deems necessary to adequately inform the planning
commission andyor city council of the proposal.

Finding: A fee was received at the time of application on December 22, 2025. All mailing
addresses within 300ft are available to staff using GIS. The application was deemed complete
on December 30, 2025.

Staff Report VAR-2025-002
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Based on the information and findings provided in this report, staff recommends to APPROVE
the requested variance.

Wmfz |
January 27, 2026

Mandy Hertel, Land Use Planner

Copies of this Staff Report were mailed to:
e Persons submitting written comments in a timely manner
e Applicant
e (City of Stevenson Staff
e City of Stevenson Board of Adjustment

Staff Report VAR-2025-002
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STEVENSON

&)

Tracking Number:

VARIANCE APPLICATION

Mail: PO Box 371, Stevenson, Washington 98648 Email: planning@ci.stevenson.wa.us Phone: (509)427-5970

Applicant/Contact: Robert Renfro
Mailing Address; -0 Box 1004, Stevenson, WA 98648

Phone: 503-380-0610; E-Mail Address:bOerS@gma"-com
property owner: RODEIt Renfro and Julie Fitzgerald
Mailing Address: P-O. Box 1004, Stevenson, WA 98648

phone: 903.997.0515°503 .39 4]0 £-Mail Address:Julieafitzgerald@gmail.com

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

Submittal Requirements
Applicants must provide the following information for all Variance Applications.
The City will not accept applications without the required information.

Application Fee (§ ‘; 00, ob )

Agreement to Pay Outside Consulting Fees (When applicable)

Completed Application Signed by the Applicant and Requesting Property Owners or their
Representatives

A AN ANIAN

Descriptions of Any Existing Restrictive Covenants or Conditions

T

=
o

2) Copies of a Site Plan, Clearly Showing the Following
Location and Dimensions of all Existing and Proposed Structures
Floor Plan of any Structure Involved with a Variance Request
North Arrow and Scale

Location and Dimensions of any Drainfields, Public Utilities, Easements, Rights-of Way or Streets
within or adjacent to any Affected Lot

Location and Dimensions of all Parking Areas

RIRRK[R

v Narrative Discussing How the Proposal Meets the 5 Criteria Listed Below

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

Any Other Information Requested by the Planning Director to Aid the Planning Commission in
Evaluating the Variance Request

Continued on Page 2

< VarianceApplication2023  Page 1 of 2



%%‘ SUBMIT TO:
\2/| iy Hall

7121 E Loop Road

Variance Application

A Variance is an authorization from the Board of Adjustment or Hearing Examiner for a property owner to depart from the literal
requirements of the provisions of SMC 17-Zoning or SMC 16.02-Short Plat & Short Subdivisions because the strict enforcement of
their provisions would cause the owner undue hardship in view of the facts and conditions applying to the specific parcel of property.
A Variance will be granted by the Board of Adjustment when it finds that:

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

2. The strict application of the land use regulation is found to deprive the subject property of rights and privileges
enjoyed by other property in the vicinity and under identical zoning district classifications, because of special
circumstances applicable to the subject property, including size, shape, topography, location or surroundings;

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

4. The granting of the variance will not be detrimental to the purposes of the land use regulatory code from which
the variance is requested, and will not conflict with the goals and policies of the comprehensive plan;

5. The hardship creating the need for a variance is not self-imposed and that the variance requested is the
minimum variance which will alleviate the hardship.

Applications without the required information will not be accepted. Site plans are to be submitted on 8% x11” or 11°x17" paper, and
drawn to a standard engineering scale (e.g. 1"=10; 1"=20, %"=1; etc,).

Property Information
Property Address (Or Nearest Intersection): 114 NE Upper Basso Circle Stevenson, WA 98648

Tax Parcel Number: 03 753630123000 SR Suburban Residential

Zoning:
Lot Area: /218 sf Future Land Use Designation:N/ A
Water Supply Source: |¢/|City Well Sewage Disposal Method: |¢/| City Septic
Current Use of Lot: Multi-Family ¢/ | Single-Family Commercial Vacant/Other

Brief Narrative of Request

This house has az24 ft W|de 2 car garage the drweway slopes toward the house to ardraln connectmg to the storm-water

ft. 3" wider than the 20' standard

As the property owners of the real property described in this proposal, our signatures indicate our approval of this proposal, with the
understanding that the proposal is subject to review, approval, and/or denial under SMC Title 2.

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

Incomplete applications will not be accepted. e  Ensure all required submittals are included.

Signature of Applicant: wﬂi"@kﬁ( Date: 12/22/2025

—
Signature of Property Owner: Date: 12/22 /2025
For Official Use Only: l'
Date Application Received: Date Application Complete:

VarianceApplication2023  Page 2 of 2
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114 NE Upper Basso Circle
Narrative Discussing How the Proposal Meets the 5 Criteria Listed Below

A Variance is an authorization from the Board of Adjustment to a property owner to
depart from the literal requirements of the provisions of SMC 17-Zoning or SMC
16.02-Short Plat & Short Subdivisions because the strict enforcement of their provisions
would cause the owner undue hardship in view of the facts and conditions applying to
the specific parcel of property. A Variance will be granted by the Board of Adjustment
when it finds that:

1. The granting of the variance will not constitute a grant of special privilege inconsistent
with the limitations upon other properties in the vicinity and district in which the subject
property is located

Numerous properties in the Chinidere neighborhood have driveways wider than
20 feet. Several examples are: 243 NE Hemmingway Drive, 240 NE Lower Basso
Circle, 211 NE Lower Basso Circle. At this time, there are no other dwellings on
NE Upper Basso Circle.

2. The strict application of the land use regulation is found to deprive the subject
property of rights and privileges enjoyed by other property in the vicinity and under
identical zoning district classifications, because of special circumstances applicable to
the subject property, including size, shape, topography, location or surroundings

The topography on the S side of NE Upper Basso Circle is a steep slope which
required a considerable amount of engineering, especially with regard to the
driveway.

If a 3 ft. 3 in. wide North-South section of the concrete driveway is removed and
replaced with gravel, the stormwater management system could not be relied
upon to function as designed. The resulting driveway would be unlike any other
driveway that we have observed in the neighborhood, and the alteration could
introduce devastating seepage and leakage issues. The structural integrity of the
driveway, foundation and structures down the hill from it could be negatively
impacted. If the driveway sloped away from the house, other options may be
available that are not possible for 114 NE Basso Circle.



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

The additional 3 ft. 3 in. width will have no appreciable negative impact to the
public welfare or the other properties in the neighborhood.

4. The granting of the variance will not be detrimental to the purposes of the land use
regulatory code from which the variance is requested, and will not conflict with the goals
and policies of the comprehensive plan

The driveway is designed to enable proper stormwater management, driver and
pedestrian safety and retaining wall functionality. The current width will have no
appreciable negative impact on land use and will not conflict with the goals and
policies of the comprehensive plan.

5. The hardship creating the need for a variance is not self-imposed and that the
variance requested is the minimum variance which will alleviate the hardship

The front elevation includes a covered front porch and a 24 ft. wide 2 car 2 door
garage. As can be seen in the floor plan, the overall width of the garage from wall
to wall is 24 ft. 6 in. (See Photo Attachments).

Due to the shape of the lot and challenges around its steep slope, Builder and
Engineers recommended an Ultrablock retaining wall system on the W side of the
driveway and a high quality type of fill material to form the base for the pouring of
the driveway. The driveway slopes slightly downhill from the sidewalk to the
house; it includes a cross-driveway drain that connects to the stormwater system
through a drain adjacent to the two steps connecting the driveway to the front
door. Due to the topography and shape of the lot, a 20 ft. wide driveway is
unworkable. The recommended minimum width is about 23 ft. 3 in.

When the Builder first submitted Site Plan 1 at a scale of 1 in.= 20 ft., the City
asked the Builder to add a notation indicating the planned driveway width. The
Builder annotated Site Plan 1 on June 9 for a 20’ wide driveway, considering it to
be an initial estimate.

After deciding to reverse the orientation of the house to a mirror image to better
suit the lot, on June 12, the Builder uploaded a revised CAD Site Plan (Site Plan 2)
to CloudPermit. Site Plans 1 and 2 are produced using a CAD system that best
prints/displays the scale of 1 inch = 20 feet using the 11 x 17 paper size.



On revised Site Plan 2, printed or viewed in the 11” x 17” format and size, the
driveway illustrated measures 1 and 3/16th in. (1.1875 in, or 23 feet 9 inches).

Builder informed Owners in late June that the City and the County had confirmed
that Site Plan 2 had been accepted.

Until Dec 1, when the Driveway Inspection results we posted, there had been no
discussions with the Owners about the driveway width measurement. The
discussions between the Owners and Builder about the driveway have focused
on topography, grade, retaining wall planning, storm water management and
driver/pedestrian safety.

Owners relied on Builder to schedule construction and inspections. Inspections
have proceeded smoothly and in a timely way. On Nov 19, the Builder contacted
the City and requested a driveway staking inspection. But, the Builder did not
wait long enough to hear back from the City about a date for the inspection
before allowing the driveway to be poured. Additionally, we have now surmised
that since June, City was likely operating on the assumption as noted on Site
Plan 1 of a 20’ wide driveway. We deeply regret the missed step of confirming that
the City engineer had been made aware of the determination that a 20 ft. wide
driveway was unworkable.

Therefore, we are respectfully requesting approval of this variance application, so
that our driveway can remain in place as built.

Thank you for your thoughtful consideration.
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NW corner of 114 NE Upper Basso Circle, facing East toward the lot
itself, facing East (before house was built)
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~ View of the lot from its NE Corner of 114 NE Upper Basso Circle lot,
facing West
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View from NE portion of 114 NE Upper Basso Circle, facing East and
looking toward vacant lots
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Center of driveway,
114 NE Upper Basso Circle
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114 NE Upper Basso Circle, showing drain
area, where it connects to the storm-water
drain system
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View of NW Corner of
114 NE Upper Basso Circle
facing East
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View of NE Corner of
114 NE Upper Basso Circle
facing West
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