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Brian Carrico, AICP 
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INTRODUCTION 
This memorandum documents an assessment of the potential visual impacts of the proposed 
Grays Harbor Potash Export Facility Project (the project) on viewers who will be able to see the 
project from within the City of Hoquiam (City) after the project is completed, as required by 
Hoquiam Municipal Code [HMC] Chapter 11.05 (Shoreline Master Program) and HMC 
10.07.130 (Conditional Use Permits). Because no structures exist or are proposed at the IDD site, 
analysis of that site is not necessary and has been excluded from the visual analysis.  

This memorandum describes the existing character of the visual setting at the proposed project 
site, including the land cover, predominant landforms, man-made structures and significant 
views, assesses the change to views resulting from the project and addresses consistency of the 
project with the applicable approval criteria.   

Applicable Standards 
This visual analysis was conducted to provide the necessary information required to respond to 
the following provisions.  
 
HMC 11.05.440(2)(d) allows industrial and port development in the high intensity shoreline 
environment to exceed 35 feet in height, without a shoreline variance, subject to specific criteria 
as follows. 
 

(i) Public notice is given following the procedures in HMC 11.05.720; 
(ii) The increase does not substantially block views from adjacent residential properties; 
(iii) The increase will serve overriding considerations of the public interest pursuant to RCW 
90.58.320; 
(iv) Greater height is demonstrated to be needed for an essential element of an allowed use; 
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(v) The project includes compensating elements that substantially enhance the visual and 
physical public access to the shoreline; and 
(vi) It is demonstrated that no net loss of shoreline ecological function will be achieved. 

Because the purpose of the visual analysis is to demonstrate that the proposed project will not 
substantially block views from adjacent residential properties or create visual blight, this 
memorandum does not address the other criteria listed above (i and iii through vi). Details on 
the proposed project’s compliance with all of the above criteria are provided in the response to 
Comment No. 6 in the Permit Application Addendum. Details on the proposed project’s 
compliance with the visual criteria (item [ii] above) is provided at the end of this memorandum, 
under the section titled “Regulatory Compliance.” 

HMC 11.05.440(2)(e) specifies the view corridor review process as follows. 
 

 (i) Applicants for new or expanded buildings or structures exceeding thirty-five feet in height 
above average grade level in the high intensity shoreline environment designation shall address 
impacts to views from substantial numbers of residences and public areas as follows: 

(A) Site design shall provide for view corridors between buildings using building 
separation, building setbacks, upper story setbacks, pitched roofs, and other mitigation. 
(B) To determine appropriate view corridor location, the shoreline administrator shall 
review shoreline public access plans, location of state or federally designated scenic 
highways, government-prepared view studies, SEPA documents, or applicant-prepared 
studies. 
(C) The maximum width of a view corridor shall not exceed twenty-five percent of the lot 
width. 

(ii) For heights proposed above thirty-five feet, the following view analysis standards and 
procedures apply: 

(A) The applicant shall prepare a view analysis conducted consistent with the application 
requirements in HMC 11.05.710(3). The view analysis shall address the cumulative view 
obstruction created by the proposed development combined with other developments that 
exceed thirty-five feet in height within a one-thousand-foot radius of the proposed 
development; available view corridors; and surface water views lost, compromised, or 
retained. 
(B) For phased developments, the view analysis shall be prepared in the first phase and 
include all proposed buildings. 
(C) Applicants proposing building or structure heights above thirty-five feet that are 
consistent with the SMP and underlying zoning allowances may be approved as part of a 
shoreline variance if the following criteria are met: (1) The building or structure will not 
affect a substantial number of residences. The applicant shall review residences in the 
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area adjoining the project area; (2) The increase will serve overriding considerations of 
the public interest pursuant to RCW 90.58.320; (3) The development will not cause an 
obstruction of view from public properties or a substantial number of residences. The 
applicant shall demonstrate through photographs, videos, photo-based simulations, or 
computer-generated simulations that the proposed development will obstruct less than 
thirty percent of the view of the shoreline enjoyed by a substantial number of residences 
on areas adjoining such shorelines. (Ord. 17-08 § 2 (Exh. A), 2017). 

 
In addition to regulations specified by the SMP, the proposed project requires a land-use 
conditional use permit because building heights are proposed that exceed 55 feet. The criteria 
for approval of a conditional use permit in HMC 10.07.130(2) requires consideration of 
“visual…impacts” and “obtrusive visual blight.”  

METHODS OF ANALYSIS 
This section summarizes the existing visual conditions and the methods used for collecting data 
and preparing visual simulations. The study area for assessing impacts to visual resources 
consists of the area immediately adjacent to the project and extends in all directions within the 
City to locations from which the project could be viewed. In order to demonstrate compliance 
with applicable HMC provisions, the visual analysis began with an examination of city zoning 
and desktop analysis (e.g., Google Earth Pro, Google Maps, and Bing Maps) to identify adjacent 
residential areas and existing views of the project site. Aerial and project area photographs were 
used to identify built environments, public amenities, travel routes, urban areas, residential 
areas, and existing vegetation in the city. 

Existing Environment 
The visual setting for the project consists of pockets of developed areas set amidst undeveloped 
or formerly developed areas of low lying lands adjacent to Grays Harbor. Distant views of 
undulating hills covered with evergreen and deciduous trees serve as a backdrop for the 
project. These hills run primarily west-east along both the north and south sides of Grays 
Harbor.  

The proposed site consists of filled tidelands and is generally flat. Figure 1 shows several large, 
metal-sided buildings present on the south portion of the site and rail lines located on the north 
portion of the site. The Willis Enterprises log storage and chip facility currently occupies much 
of the south portion of the site. Ancillary heavy industrial facilities used for timber receiving, 
processing, and shipping are on the site and include conveyor structures that extend from the 
main site over Airport Way and to the water. The existing marine terminal structures extend 
approximately 900 feet into Grays Harbor. Much of the land north of Moon Island Road and 
between Paulson Road and the Hoquiam Sewage Treatment Facility is disturbed and devoid of 
vegetation.  
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Areas to the west of the proposed facility include Bowerman Field and the Grays Harbor 
National Wildlife Refuge (Refuge). Bowerman Field is occupied by runways, hangars, and other 
industrial buildings. The Refuge is characterized by low tidal areas, marsh flats, and native 
vegetation.  

Industrial and commercial areas are located to the east of the proposed site. Most commercial 
and public areas within the City are in the Grays Harbor and Hoquiam River lowlands and 
ground elevations generally range between 10 and 12 feet above sea level. Existing vegetation 
and man-made structures will block most or all views of the proposed project because of the 
relatively flat topography in these areas. 

Large portions of the residential areas within the City are also located in the lowlands; however, 
some residential areas occur on the south-facing hills (ranging to elevations of approximately 
270 feet above sea level) north of the project site that rise above the lowlands. Some of these 
residences include the project site within their views, particularly in winter months when 
deciduous trees lose their foliage.  

The sports fields and parking lots that serve Hoquiam High School and John Gable Park are 
located directly north of West Emerson Avenue. The high school buildings and Lions City Park 
are located to the north of the park and parking lots for the high school. Users of the school and 
parks have direct views of the site or filtered views through existing vegetation.  

Based on a visual analysis review of digital mapping software (e.g., Google Earth Pro, Google 
Maps, and Bing Maps), existing facilities over 35 feet and within 1,000 feet of the project site 
boundary include the stadium at Hoquiam High School and several existing industrial 
buildings located along South Adams Street. 

Preliminary Viewpoints 
An initial analysis was conducted through review of digital mapping software (e.g., Google 
Earth Pro, Google Maps, and Bing Maps) and used aerial and project area photographs to 
identify built environments, public amenities, travel routes, urban areas, residential areas, and 
existing vegetation in the city. This analysis identified five locations with potential 
(“preliminary”) views of the project site that are representative of areas where the numbers of 
viewers may be high or where the sensitivity of viewers is high. Viewer sensitivity is the 
measure of concern for visual quality and the response to changes to the elements of the natural 
and constructed environments the viewer experiences through sight. Viewer sensitivity is 
related to changes in available views of the landscape and man-made structures.  

The five preliminary viewpoints are the Hoquiam High School and adjacent John Gable Park, 
West Emerson Avenue (State Route 109 [SR 109]), the undeveloped Triangle Park along West 
Emerson Avenue and K Street, the Grays Harbor National Wildlife Refuge, and residential 
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areas in the distance to the northeast. Figure 2 shows the location of each preliminary 
viewpoint.  

Hoquiam High School (600 to 1,200 feet north) 
Hoquiam High School is located to the north of the project across West Emerson Avenue (SR 
109). The high school viewpoint is being treated as inclusive of John Gable Park and the high 
school because the viewers will be similar and the viewers are considered to be public in both 
locations. Existing views of the site are limited by trees and vegetation between West Emerson 
Avenue and the site. It is anticipated that most vegetation will remain where undisturbed by 
the proposed structures and additional vegetation will be planted with construction. The 
proposed facilities are of a scale that they will be visible behind and/or above the vegetation. 
Most views of the site will be from 600 to 1,200 linear feet from the north property line, and 
viewers are anticipated to be students, faculty and/or park users. Views will be of long duration 
as views will be daily during school hours. 

West Emerson Avenue (SR 109) (50 feet north)  
Most views of the project site from this location are partially or completely blocked by existing 
vegetation except for the western portions of the project site that are directly adjacent to West 
Emerson Avenue. High numbers of viewers will travel or commute along the highway. Their 
views will be of short duration, particularly for those traveling west, as most views will be in 
their periphery or behind them. The attention of most motorists will be focused on the road and 
other vehicles; therefore, the sensitivity of most viewers along West Emerson Avenue will be 
low. 

Triangle Park at West Emerson Avenue and K Street (5,200 feet east)  
Triangle Park represents a public area with potential views of the project. It also represents 
what an average resident in the lowlands of the City would see. It is anticipated that existing 
man-made structures and existing vegetation will block most or all views. Most viewers would 
be either public viewers in the park or residential viewers. 

Grays Harbor National Wildlife Refuge/Sand Piper Trail (4,200 feet west) 
The Grays Harbor National Wildlife Refuge (Refuge) is located west of the proposed site across 
Paulson Road and north of Bowerman Field. Access to the Refuge is limited by harbor, 
mudflats, saltmarsh and other natural areas. There are no vehicular roads and only one 
improved pedestrian trail (Sandpiper Trail) that accesses the interior of the Refuge. Similarly, 
there are no boats allowed within the Refuge boundary and the Refuge is closed to the public 
from sunset to sunrise. Access to the trail is located approximately one-half mile west of the site 
on Airport Way. Viewers in the Refuge would be anticipating natural/wildlife experiences and 
potential views would be of moderate duration; therefore, viewers would be highly sensitive to 
the proposed industrial facilities. Mature trees and existing vegetation, however, are expected to 
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block most views of the project site. Some facilities on the south side of the project and the 
marine facilities may be visible, but existing industrial buildings, structures, airport runways, 
and the sewage treatment plant will either block most views of the project or are already within 
the view shed. Viewers will be less sensitive to new industrial facilities visible in this context. 

Residential Areas/Circle Drive (4,200 feet northeast) 
Residential areas north and east of the project site likely have views of the project, but 
topography and vegetation partially or completely block views from many residences, 
particularly in summer months when deciduous vegetation is leafed out. Public access to 
residential lots for visual evaluation of the project was not within the scope of this effort; 
however, undeveloped residential areas along Circle Drive have clear views of the site and are 
accessible from the public right-of-way and represent what a typical view from residences 
would be. Although the number of residential viewers with a view of the project is low, these 
viewers have frequent, long-duration views and are highly sensitivity to changes.  

Viewpoint Analysis  
An analysis of each viewpoint was conducted to verify that the project would likely be visible 
from the viewpoints. The first step was to visit each viewpoint and identify potential views of 
the project, viewer types, and viewer numbers. Existing conditions were photographed at each 
viewpoint using a high-resolution, digital, single-lens-reflex camera. The photographs were 
taken at the height of an average viewer’s eye (5 feet 5 inches above ground level) to 
approximate what the human eye would see. A sequence of photographs was taken from each 
viewpoint to approximate the field of vision of the human eye. The photos were digitally 
grouped together to form panoramas using Adobe Photoshop and overlapped by 
approximately 30 percent. Their edges were cropped to eliminate edge distortion and to fit print 
materials. No other photo manipulations were performed. The likely extent of the project site 
visible from each viewpoint and the existing visual character was identified using the 
photographs. Viewer sensitivity was also determined during the viewpoint analysis. The effects 
of visual changes on viewers depend on the types of viewers, viewer numbers, and viewer 
duration, as described below.  

• Types of viewers. Based on the viewpoint locations, the general types of viewers who see 
the project area are residents, workers, travelers, and recreationalists. Visual perception and 
sensitivity vary with the type of user. Residential or recreational sightseers may be highly 
sensitive to any changes, while those in a work setting, such as industrial, manufacturing, or 
warehouse workers, tend to have no to low sensitivity. A working viewer’s activity, 
awareness, and sensitivity are typically limited to the visual setting immediately outside the 
workplace and do not extend to surrounding views. Working viewers are, therefore, less 
visually sensitive. 
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• Viewer numbers. The number of viewers varies depending on activity and the location, but 
areas used by large numbers of people are considered to have a higher exposure, or 
sensitivity, because more viewers could be affected. Protection of visual quality usually 
becomes more important as the number of viewers increases.  

• Viewer duration. Viewer sensitivity increases as the view duration increases. A viewer who 
experiences a view of the site only briefly will be much less sensitive than a viewer who 
often sees the site or sees it for long, continuous periods. Residential viewers are particularly 
sensitive to changes in surrounding views because they tend to have frequent views of the 
site over long periods. 

Table 1 summarizes the findings of the analysis. 

Table 1. Preliminary Viewpoint Summary 

KOP Location 
Viewer 
Type 

Viewer 
Number 

View 
Duration 

Sensitivity 
Level 

1 Triangle Park at West Emerson 
Avenue and K Street 

Recreational/ 
Residential 

Moderate Moderate Moderate/ 
High 

2 Grays Harbor National Wildlife 
Area (Sandpiper Trail) 

Recreational Low Moderate High 

3 Hoquiam High School/ 
John Gable Park 

Public Moderate Long Moderate 

4 West Emerson Avenue Traveler High Short Low 
5  Residential Areas 

(Circle Drive) 
Residential Low Long High 

 
The preliminary analysis shows that viewers from Triangle Park are public viewers with an 
overall Moderate sensitivity, but the site visit and existing conditions photographs showed that 
views of the project site from the Triangle Park viewpoint are completely blocked by existing 
man-made structures and vegetation (Figure 3). Similarly, existing and proposed elements of 
the project may be visible from limited areas of the Refuge, and viewers are expected to have a 
high sensitivity because of the natural and scenic environment. However, the numbers of 
viewers would be very low because of access limitations (i.e., closed to the public from sunset to 
sunrise, only accessible from Sandpiper Trail), the developed viewpoints focus on views of 
Bowerman Basin to the north (away from the project site) and most views of the project site 
from the Refuge are blocked by existing vegetation (Figure 4).  

The summary table also shows that the southwest corner of the Hoquiam High School parking 
lot will have a moderate number of viewers with a moderate view duration and sensitivity. 
Additionally, this viewpoint will closely simulate what travelers along West Emerson Avenue 
will experience. The residential area on Circle Drive will have a low numbers of viewers; 
however, residential viewers have a high visual sensitivity because they experience views over 
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a long duration. Hoquiam High School parking lot and Circle Drive were selected as Final 
Viewpoints 1 and 2 respectively, for which computer-generated simulations were produced. 

Visual Simulations  
Visual simulations were prepared for Final Viewpoint 1 and Final Viewpoint 2 to illustrate how 
these alternatives would appear post-construction in order to assess the impacts to existing 
views of the project site. The visual simulations were developed using existing conditions 
photographs from the two final viewpoints discussed above. A combination of AutoCAD files 
of the project and SketchUp Pro was used to create an overall 3-D model of the project and the 
surrounding area. The 3-D models were then georeferenced and placed in Google Earth Pro. 
Views of the 3-D models were generated from the viewpoints. Images from the 3-D model were 
then superimposed over the high-resolution digital photographs in Adobe Photoshop to 
simulate the constructed condition of the project area. The digital photographs and the 
simulations represent before and after images and show the visual change associated with the 
proposed project. No other photo editing or touchup work was done to the simulations.  

Hoquiam High School Parking Lot (Final Viewpoint 1) 
The shoreline, Grays Harbor, and the foothills south of the harbor are not visible from Final 
Viewpoint 1, and existing land uses, including vehicular traffic on West Emerson Avenue, make 
the existing scenic quality low. Much of the existing vegetation will remain on the east portion 
of the site. However, because of the building height it will be clearly visible above and behind 
the trees and will occupy a large portion of the viewer’s field of vision, making viewers more 
sensitive to the proposed project because of the large size of the storage warehouse structure 
and the light pumice color of its proposed tensile fabric covering. However, the building will 
not block views of the shoreline or other features besides reduction of views of the sky and the 
shoreline and general project area is not currently visible from this location. Photographic lens 
distortion makes the existing site photographs and simulations appear rounded and elongated 
because the proposed storage warehouse will occupy such a large portion of the viewer’s field 
of vision from this proximity. Existing site photographs and proposed visual simulations have 
been split in two to minimize lens distortion. No other photographic manipulations were 
performed. Figures 6 and 8 show the current views from the Hoquiam High parking lot, and 
Figures 7 and 9 show the simulated appearance of the project from these viewpoints. Existing 
photographs and simulations have been displayed together for comparisons. 

Circle Drive (Final Viewpoint 2) 
Figure 10 shows the current view from the residential area on Circle Drive, and Figure 11 shows 
the simulated appearance of the elements of the project from this final viewpoint. Depending on 
weather conditions, portions of the shoreline, Grays Harbor and the foothills south of Grays 
Harbor are visible from Final Viewpoint 2. Viewer aspect and vegetation make the existing 
scenic quality high. However, viewers also have views of Bowerman Field and other existing 
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heavy industrial, light industrial, and commercial areas along the north shore of Grays Harbor. 
These existing land uses within the visual context have reduced overall visual quality and 
presumably have reduced viewer sensitivity. Changes to viewer sensitivity will be minimal for 
most of the project, including proposed buildings, conveyors, and other structures. Changes to 
viewer sensitivity due to proposed marine facilities will be higher because of added structures 
beyond the water line, but the existing marine facilities set the visual precedent for the 
proposed facilities. Marine facilities also constitute a small portion of the proposed view, and 
facilities will not block views of Grays Harbor, the Refuge, or the shoreline and hills south of 
Grays Harbor. The exception will be the potash storage structure. The structure will be clearly 
visible for many residential viewers on the south-facing foothills; however, the structure will 
only block views of developed areas north of the Harbor and portions of the shoreline. Grays 
Harbor, the majority of the shoreline, and vegetated hills south of the Harbor will remain 
visible. There is an existing industrial precedent for these viewers, although there is no 
precedent for the storage building’s size, scale, or material, making viewer sensitivity high. As 
previously noted, Circle Drive is located approximately 4,200 feet northeast of the project site, 
and the number of viewers from this vantage point is low. 

REGULATORY COMPLIANCE 
Compliance with applicable provisions of the HMC related to visual impacts and the visual 
analysis review process are addressed below. 

HMC 11.05.440(2)(d) (Shoreline Height Standards) 1 
 (d) As defined in HMC 11.05.500, Industrial and port development, in the high intensity shoreline 
environment designations may be increased without a shoreline variance provided: […] 

 (ii) The increase does not substantially block views from adjacent residential properties; […] 

Response: This provision is specific to residential properties that are adjacent to the project site. 
The terms “adjacent” and “substantial” (“substantially” being the adverb for “substantial”) are 
not defined in the City’s SMP, zoning code, or the shoreline management act and implementing 
provisions of Washington Administrative Code (WAC). Therefore, the Merriam-Webster 
definition of adjacent (“not distant, having a common endpoint or border, immediately 
preceding or following”) is used to define adjacent residential properties, and the Merriam-
Webster definition for substantial (“considerable in quantity, significantly great”) is used to 
evaluate whether impacts substantially block views. 

Per the initial visual analysis, only one residential area (Circle Drive) was identified as having 
views of the project site. Circle Drive was selected as Final Viewpoint 2 for additional analysis, 

                                                      
1 Compliance with all non-visual criteria for HMC 11.05.440(2)(d) is addressed in the Permit Application 
Addendum, in response to Comment No. 6. 
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however as shown on Figure 5, the residences on Circle Drive are not located adjacent to the 
project site. They are located approximately 4,200 feet northeast of the project site. As such no 
adjacent residential properties, or views from adjacent residential properties, exist. Therefore 
the proposed project will not substantially block views from adjacent residential properties. 

HMC 11.05.440(2)(e) (View Corridor Review Process) 
(e) View Corridor Review Process. 

(i) Applicants for new or expanded buildings or structures exceeding thirty-five feet in height 
above average grade level in the high intensity shoreline environment designation shall address 
impacts to views from substantial numbers of residences and public areas as follows: 

(A) Site design shall provide for view corridors between buildings using building 
separation, building setbacks, upper story setbacks, pitched roofs, and other mitigation. 

Response: As shown in this memorandum, impacts to views from a substantial 
number of residences and public areas from project will not be significant. While 
the views from residential areas near Circle Drive will be altered (as shown on 
Figure 11), the view of the majority of the shoreline will remain unobstructed. 
The view from Hoquiam High School will change as the storage building will be 
visible; however, there is no existing view of the shoreline from this viewpoint, 
as existing vegetation blocks the view and providing a view corridor is not 
necessary. 

Buildings on site include the potash storage building, administrative building, 
maintenance building, gateguard house, and rail car unloading facility. As 
shown on the site plan, the layout includes building separation allowing for 
views between project elements. 

Final building design will be completed once the site plan has been approved; 
however, as illustrated on the figures, only the potash storage building will be 
perceptibly visible from existing viewpoints. The potash storage building is 
anticipated to have a pitched roof, as shown in the 3D rendering on Figures 7, 9, 
and 11. 

(B) To determine appropriate view corridor location, the shoreline administrator shall 
review shoreline public access plans, location of state or federally designated scenic 
highways, government-prepared view studies, SEPA documents, or applicant-prepared 
studies. 
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Response: In order to assist the shoreline administrator in their review of visual 
impacts, all applicant-prepared studies (to date) have been submitted to the City. 
These include this visual analysis memorandum, as well as the SEPA checklist 
and associated attachments. 

There is no existing public access to the project site as it is an existing industrial 
area, and the proposed project will not create new shoreline access for safety 
purposes. Moon Island Road, which runs along the south of the site adjacent to 
the shoreline, will remain open to the public, and views of Grays Harbor will 
remain.  

There are no federally designated scenic highways in the general vicinity of the 
project site. There are three state designated scenic highways in the general 
vicinity of the project site, however the project site is only visible from one (SR 
109). SR 109 is designated as the Hidden Coast Scenic Byway by the Washington 
State Department of Transportation Local Programs Office, as identified in the 
Washington State Scenic and Recreational Highways Strategic Plan. The project 
site is located near the terminus of the scenic byway, which officially ends where 
SR 109 meet SR 101, in the City of Hoquiam. Portions of the byway near the site 
are located in an area that is industrial and urban in nature. 

Per the Hidden Coast Corridor Management Plan, the Refuge and John Gable 
Park are identified as resources. The proposed project will not impact views of or 
access to the Refuge and John Gable Park, and is therefore not anticipated to 
negatively impact the state designated scenic byway. The program’s strategic 
plan (2010-2030) identifies locations of the highest potential for protecting, 
preserving, and enhancing resources associated with the scenic and recreational 
highways program; no locations are identified in the region of Grays Harbor. The 
strategic plan also identifies locations of “highest scenic value”, including a 
stretch or roadway near Grays Harbor City approximately one mile west of the 
project site where the roadway adjoins Grays Harbor. The project site would not 
be visible from that location. 

Views of the project site from the byway were evaluated as a Preliminary 
Viewpoint (West Emerson Avenue/SR 109). It was determined that the project 
site would only be visible near the northwest corner, where the project site 
directly abuts the right-of-way. For the remainder of the scenic route, existing 
vegetation and/or existing developments and topography restrict views of the 
project site. For the segment where the site is visible, views will be of short 
duration, particularly for those traveling west, as most views will be in their 



MEMO: Proposed BHP Facility – Visual Analysis 
27 June 2018 
Page 12 

 

periphery or behind them. The attention of most motorists will be focused on the 
road and other vehicles; therefore, the sensitivity of most viewers along West 
Emerson Avenue/SR 109 will be low. In addition, existing views of the site are of 
an industrial area, and the proposed project will not change the nature of the site. 
Therefore, no specific view corridor is necessary to address the specific visual 
resources noted in the criteria.  

(C) The maximum width of a view corridor shall not exceed twenty-five percent of the lot 
width. 

Response: View corridors are not specifically required to address visual impacts 
and therefore this provision is not applicable.  

(ii) For heights proposed above thirty-five feet, the following view analysis standards and 
procedures apply: 

(A) The applicant shall prepare a view analysis conducted consistent with the application 
requirements in HMC 11.05.710(3). The view analysis shall address the cumulative view 
obstruction created by the proposed development combined with other developments that 
exceed thirty-five feet in height within a one-thousand-foot radius of the proposed 
development; available view corridors; and surface water views lost, compromised, or 
retained. 

Response: This memorandum provides a view analysis conducted in compliance 
with all applicable HMC provisions. Based on a visual analysis review of digital 
mapping software (e.g., Google Earth Pro, Google Maps, and Bing Maps), 
facilities within 1,000 feet of the project site and potentially over 35 feet (Figure 
12) include the stadium at Hoquiam High School, an industrial building and two 
silo structures on South Adams Street, and two industrial buildings on Firman 
Avenue. An analysis of available view corridors is included in the “Preliminary 
View Points” and “Final Viewpoint Selection” sections of this narrative. As 
shown on the attached figures, no views of surface water will be lost as a result 
of the project. 

(B) For phased developments, the view analysis shall be prepared in the first phase and 
include all proposed buildings. 

Response: The project is not phased and all buildings are included in the 
analysis. 
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(C) Applicants proposing building or structure heights above thirty-five feet that are 
consistent with the SMP and underlying zoning allowances may be approved as part of a 
shoreline variance if the following criteria are met: (1) The building or structure will not 
affect a substantial number of residences. The applicant shall review residences in the 
area adjoining the project area; (2) The increase will serve overriding considerations of 
the public interest pursuant to RCW 90.58.320; (3) The development will not cause an 
obstruction of view from public properties or a substantial number of residences. The 
applicant shall demonstrate through photographs, videos, photo-based simulations, or 
computer-generated simulations that the proposed development will obstruct less than 
thirty percent of the view of the shoreline enjoyed by a substantial number of residences 
on areas adjoining such shorelines. (Ord. 17-08 § 2 (Exh. A), 2017). 

Response: The proposed exceedance of 35 feet is consistent with HMC 
11.05.440(2)(d) as discussed in the prior section, and is not included as part of a 
shoreline variance. Therefore the above criteria do not apply. 

HMC 10.07.130 (Conditional Use Permits) 
(2) It is recognized that certain uses possess unique and special characteristics with respect to their 
location, design, size, method of operation, circulation, and/or public facilities. Therefore, the land use 
hearing examiner may impose reasonable conditions on an applicant relating to a conditional use permit 
to protect the public health, safety and welfare and the best interests of the surrounding property owners 
or neighborhood. The land use hearing examiner may also require guarantees and evidence to ensure that 
the applicant complies with such conditions. In determining any conditions applied to the granting of a 
conditional use permit, the land use hearing examiner shall consider the following impacts by the 
application: […] 

(e) Visual and auditory impacts; 

(f) Obtrusive visual blight; and/or […] 

Response: The proposed project requires a land use conditional use permit because building 
heights are proposed that exceed 55 feet. Per above, the criteria for approval of a conditional use 
permit requires consideration of “visual… impacts” and “obtrusive visual blight.” Compliance 
with all other (i.e., non-visual) criteria under HMC 10.07.130(2) is detailed in section 8.2.2 of the 
shoreline master plan and land use compliance narrative. 

“Obtrusive,” “visual blight,” and “blight” are not defined in the City’s zoning code, municipal 
code. Therefore, the Merriam-Webster definitions for obtrusive (“undesirably prominent”) and 
blight (“something that impairs or destroys”) are used.  
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This memorandum evaluates visual impacts from areas of the City with potential views of the 
project. As shown 3 of 5 viewpoints would not have views of the project site and thus views 
would not be impacted and would also not be considered prominent nor impair an existing 
view.  The remaining 2 viewpoints were evaluated further. 

As shown on Figures 10 and 11, the view from Circle Drive will predominantly remain 
unobstructed, with the storage building as the primary visible portion of the proposed project. 
As illustrated, the majority of the view from these residences will remain unobstructed, 
including their view of the surface water of Grays Harbor, and their views are not impaired, 
destroyed, or obtrusive. 

As shown on Figures 7 and 9, the views from the Hoquiam High School parking lot will be 
altered. At present, the views consist of existing trees and vegetation. Once constructed, the 
proposed potash storage building will be visible above the vegetation. As noted on Figure 9, 
BHP will not remove any of the existing trees or vegetation, which provides some visual buffer 
for the storage building. While the building will occupy a portion of the current view and 
would be prominent from the viewers perspective, it does not impair or destroy current views 
of landscape features. 

CONCLUSION 
In conclusion, the project will alter some views in the community, but will not impair or destroy 
any views, and will have no impact on adjacent residential views of the shoreline. This analysis 
was conducted to provide a visual analysis of the project, and to meet the requirements of HMC 
Chapter 11.05 (Shoreline Master Program) and HMC 10.07.130 (Conditional Use Permits). 
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Figure 2  Potential Viewpoints
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Figure 3 Current View from ‘Triangle Park’

Figure 4 Current View from Grays Harbor National Wildlife Refuge (Sandpiper Trail trailhead)
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Figure 5 Final Viewpoints



Figure 6 Current View from Hoquiam High School Parking Lot (Final Viewpoint 1a)

Figure 7 Simulated View from Hoquiam High School Parking Lot (Final Viewpoint 1a)
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Figure 8 Current View from Hoquiam High School Parking Lot (Final Viewpoint 1b)

Figure 9 Simulated View from Hoquiam High School Parking Lot (Final Viewpoint 1b)
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Figure 10 Current View from Circle Drive (Final Viewpoint 2)

Figure 11 Simulated View from Circle Drive (Final Viewpoint 2)
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