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SHORELINE DEVELOPMENT SUMMARY: 
A Shoreline Exemption Permit is required if anyone plans to locate a structure or perform other specific 
activities (e.g. dredging, grading, filling, pile driving, installing a boat ramp, pier, bulkhead) in the 
Shoreline Jurisdiction.  If your project qualifies for a shoreline exemption you must obtain a shoreline 
exemption permit prior to the issuance of any other required permits for the site. The burden of proof 
that a development or use is exempt is the responsibility of the applicant. If exempted, the 
development or use shall be consistent with the goals and policies of the city SMP.  
 

A Shoreline Substantial Development Permit (SDP) is required for any development within the shoreline 
jurisdiction that is not covered under a Categorical Exemption or Shoreline Exemption Permit.  Permit 
approval must be obtained before the city can issue any other required permits for the site.   
 

A Shoreline Conditional Use Permit (CUP) allows greater flexibility in varying the application of the use 
regulations in the SMP.  
 

A Shoreline Variance is strictly limited to granting relief to a dimensional standard, pursuant to the 
city’s variance criteria.   
 

Applicants shall complete the city's standard CUP or Variance application in addition the attached 
shoreline application for processing.  These processes are a Type 3 Decision by the Hearing Examiner.  A 
Shoreline CUP or variances requires Department of Ecology review and approval subsequent to city 
approval.  
 

All development within the Shoreline Jurisdiction of the City of Covington must be consistent with the 
policies of the Shoreline Management Act and the city’s Shoreline Master Program (SMP). Full provisions 
of this program can be found in the City of Covington Shoreline Master Program and Comprehensive 
Plan. 

The Shoreline Jurisdiction is an area classified as a shoreline of the state, as adopted by the city’s SMP.  
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SHORELINE DEVELOPMENT EXEMPTIONS PERMIT REQUIREMENTS: 
Under the SMP, certain types of development are exempt from the Substantial Development Permit 
process. However, even if the applicant is granted an exemption, the shoreline development activity 
must be carried out in compliance with the city’s SMP.  A full description of the exemptions can be 
found in the City’s SMP.  

 
PROCEDURE OVERVIEW 
All development exemption requests must be part of a specific development proposal and should be 
submitted before you apply or any associated permits.  In some cases, associated permits may be 
reviewed concurrently. The applicant is required to complete the shoreline permit application and 
submit all required plans, studies and permit review fees.  
 

Shoreline Exemption Permits are commonly granted for: 

 
 Any development that costs less than the dollar threshold as established by the Office of Financial 

Management (OFM) every five years, beginning July 2007. As of 2012, the dollar threshold is 
$6,416.00.  

 Normal maintenance or repair of existing structures or developments even if the cost exceeds OFM’s 
threshold amount, including damage by accident, fire or elements. “Normal maintenance” includes 
those usual acts established to prevent a decline, lapse, or cessation from a lawfully established 
condition. “Normal repair” means to restore a development to a state comparable to its original 
condition within a reasonable period after decay or partial destruction, except where repair involves 
total replacement, which is not common practice or causes substantial adverse effects to the 
shoreline resource or environment. A State Environmental Policy Act (SEPA) Checklist is not required, 
but biological assessments may be required. 

 Construction of the normal protective bulkhead common to single-family dwellings where an existing 
bulkhead is being replaced.  It shall be constructed no further waterward of the existing bulkhead 
than is necessary for construction of new footings. A SEPA Checklist and biological assessment are 
required. 

 Construction of a dock designed for pleasure craft or of a single family dock,  which cost does not 
exceed $10,000. A SEPA Checklist and biological assessment are required. 

 Emergency construction necessary to protect property from damage by the elements. An 
“emergency” is an unanticipated and imminent threat to public health, safety, or the environment 
which requires immediate action within a time too short to allow full compliance with this section. 
No SEPA Checklist or biological assessment is required. 

 Construction or modification of navigational aids, such as channel markers and anchor buoys. A SEPA 
Checklist and/or biological assessments may be required. 

 Homeowner’s construction of a single family residence and/or accessory structures for their use. No 
SEPA Checklist is required, but a biological assessment may be required.   

 Any project with a certification from the governor pursuant to Chapter 80.50 RCW. A SEPA Checklist 
and/or biological assessments may be required. 
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SHORELINE SUBSTANTIAL DEVELOPMENT PERMIT (SDP) REQUIREMENTS: 
Any development within 200 feet of a shoreline jurisdiction area (Pipe Lake, lower reaches of Jenkins 
Creek, and lower reaches of Soos Creek), that is not explicitly exempt under the city’s SMP, must obtain 
a Substantial Development permit (SDP).  A  SDP is a Type 2 decision by the Community Development 
Director.  The decision is appealable to the Hearing Examiner.  
 
PROCEDURE OVERVIEW 
The SDP review process has three steps: a pre-application meeting, application acceptance, and issuance 
of associated permits.  
 
I. PRE-APPLICATION MEETING 
A pre-application meeting shall occur before a SDP is submitted.  The intent of the pre-application 
meeting is to provide comments to the applicant on the preliminary design of the project.   
 
II.  APPLICATION REVIEW & ACCEPTANCE 
After a successful pre-application meeting, applicants are allowed to submit a formal SDP.  Within 28 
days of receiving the application, Community Development Department staff will determine if it is 
complete.  If the application is deemed complete, the City will notify the applicant in writing along with 
instructions for public noticing.  If not, the applicant will be contacted by mail outlining what additional 
information is needed. 
 
During the site review process, staff may conduct an environmental analysis of the project if subject to 
the requirements of the SEPA.  After staff review, a report is prepared and forwarded to the Director 
with recommendations.  The Community Development Director will take final action based on the 
information provided. 
 
In addition to completing the Substantial Development Permit, the applicant must satisfy: 
 SEPA requirements, as applicable. 
 Applicable federal and state regulations. Typical permits required for shoreline development include 

Hydraulic Project Approval (HPA) from the Washington State Department of Fisheries, a Section 
10/404 permit from the U.S. Army Corps of Engineers, and Section 401 Water Quality Certification 
from the Washington State Department of Ecology, in accordance with the federal Clean Water Act. 

 
Note: The Endangered Species Act (ESA) from the National Marine Fisheries Service (NMFS) requires 
applicants for all shoreline and watercourse development to pay for an outside biological assessment 
review. 
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The materials listed below must be submitted with your application unless specifically waived in writing by 
the Community Development Department.  Please contact the Department if you feel certain items are not 
applicable to your project and should be waived.  Staff review will not begin until the application is 
determined to be complete.  All applicant’s applying for a SDP must have a pre-application meeting. 
Shoreline Exemptions  are not required to have a pre-application meeting; however, staff may visit the site.  
 
The initial application materials start project review.  However, they in no way limit the City’s ability to 
require additional information as needed to establish consistency with development standards.   

STAFF USE ONLY   Project Number:                       Application Date:            

RETURN THIS CHECKLIST WITH YOUR APPLICATION 
□   Shoreline CUP’s and variances shall follow the city’s standard land use applications for those land use 
actions.  
 
SUBMITTAL REQUIREMENTS: (The following are required for a Shoreline Exemption & Substantial 
Development Permits) 
□   Application Fee (per current Fee Resolution).  
□   Additional Fees associated with the Critical Area Review and/or Drainage Review, as applicable. 
□  Shoreline Application and Submittal Checklist (1 copy). 
□  Site plan(s), as further described in this checklist. 
□   A complete SEPA Checklist Application unless the project is categorically exempt (4 copies). 
□  Legal descriptions with original surveyor’s stamp (can be included on plans). 
□   Property Owner Declaration (attach additional sheets for all property owners). 
□  Critical Areas Declaration (attach additional sheets for all property owners). 
□  Signed Authorization to Enter Premises (attach additional sheets for all property owners). 
□    One set of 11 x 17 Assessor’s maps with: 

 Project site outlined in red 
 All properties within 500 feet outlined in yellow 

□  All existing environmental documents known to the applicant that evaluate the shoreline (3 copies). 
 
SHORELINE EXEMPTION– Additional information 
□    If the proposed exemption category is the threshold value, then the applicaion should include a bid to 
verify the total cost or fair market valut of your propsal including labor and materials.  
□  If the proposed exemption category is an emergency than the application should include a statement 
from a structural engineer, licensed in the State of Washington ,to verify the need for immediate action in 
order to address an imminent threat to public health and safty on the property.  
 
SHORELINE SUBSTANTAL DEVELOPMENT PERMIT– Additional information 
□    Four (4) sets of mailing labels in 3-column format and electronic database or spreadsheet format file of 
all property owners within 500 feet of the subject property. 
□    Water and Sewer Certificates, if required for the permit (3 copies). 
□   Narrative that includes the following: (4 copies) 

 Description of the current site (existing improvement, structures, adjacent uses & zoning).  
 Description of the proposed development, including a description of proposed alterations.  
 Estimation of the fair market project cost within the Shoreline Jurisdiction.  
 Description of any impacts to public use of the shoreline or adjacent waters.  
 Estimated construction timeline. 
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PLAN DIMENSIONS AND NUMBER OF SETS REQUIRED:  (The following are required for a Shoreline 
Exemption & Substantial Development Permits, ) 
 

□ 3 sets of 24 x 36 

□ 5 sets of 11 x 17 

□  1 set of 8½ x 11 

□   21 sets of 11 x 17 site plan only (Shoreline Substantial Development Permit ONLY) 
 

Plans shall include the following: (The following are required for a Shoreline Exemption & 
Shoreline Substantial Development Permit) 

□  A vicinity map showing location of the site. 

□  Preliminary Surveyed Plan, drawn to a 1” = 20’ or 1” = 30’ scale, with the following information:  (Use several 
sheets on one plat base map if necessary to clearly convey the information) 

◊ North Arrow, graphic scale, date and stamp of the licensed land surveyor 

◊ Location of existing (dashed lines) and proposed (solid lines) property lines and easements 

◊ All lots numbered and fully dimensioned; building setback lines shown in each lot (dotted lines) 

◊ Location and names of adjacent roads 

◊ Location, dimensions and names of new road improvements, rights-of-way, and easements 

◊ Location of existing structures with setbacks 

◊ Existing and proposed utilities easements; clearly identify what is proposed and what is existing; 
provide documentation of existing easements 

◊ Location of any existing or proposed public trails, parks or other permanent open space on or 
adjacent to the site 

◊ Boundary lines of adjacent lands, whether subdivided or not, indicated by dotted lines for a 
distance of no less than 300 feet from the external boundary of the subject property; include 
the adjacent property zoning 

◊ Critical areas and their buffers 

◊ Location and classification of any watercourses, wetlands or other critical areas, include 
Ordinary High Water Mark (OHWM) 

◊ Existing and proposed grades at 2-foot intervals, with slopes in excess of 20% to be clearly 
identified; all contours shall extend at least 50 feet beyond the subject property 

□  Preliminary floor plans and elevations 
 

SHORELINE SUBSTANTAL DEVELOPMENT PERMIT—Additional information 
□  Dimensions and square footage of proposed development improvements, including proposed structures, 

parking and driveways, impervious surfaces, landscaping and natural areas, and utilities.  

□   Erosion and Sediment Control Plans  

□   Detailed construction plans 
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NAME OF PROJECT/DEVELOPMENT:                                                
Type of Application  
□ Shoreline Exemption □ Shoreline Substantial Development Permit  □ Shoreline Conditional Use □ Shoreline Variance 

LOCATION OF PROJECT/DEVELOPMENT: 
Give street address or, if vacant, indicate lot(s), block, and subdivision OR tax lot number, access street and 
nearest intersection.  If proposal applies to several parcels, list the streets bounding the area. 
 

ADDRESS:                                                                     
  

ASSESSOR’S PARCEL NUMBER(S):                                                     
 

LEGAL DESCRIPTION(S):                                                           
 

                                                                          
 

PRIMARY CONTACT PERSON                          □ Applicant 
 

Main contact regarding application, to whom all notices and re-
ports shall be sent. 
 

Name:                                 

Address:                                

City/State/Zip:                           

Phone:                       Fax:               

E-mail Address:                           

Signature:                               

PROPERTY OWNER                                         □ Applicant          
 

Legal owner as indicated on Property Owner Declaration.  Attach a 
list of any additional property owners with the following information. 
 

Name:                                 

Address:                                

City/State/Zip:                           

Phone:                        Fax:               

E-mail Address:                           

Signature:                               

BIOLOGIST                                                  □ Applicant   
Company:                               

Contact Name:                            

Address:                                

City/State/Zip:                           

Phone:                        Fax:                

E-mail Address:                           

OTHER ____________________                □ Applicant 
Company:                               

Contact Name:                            

Address:                                

City/State/Zip:                           

Phone:                       Fax:               

E-mail Address:                           

PROJECT DETAILS 

Total site area  Total area constrained by critical 
areas  

Submerged: ___________ 
Associated Buffer: _____ 
Other: _______________ 

STAFF USE ONLY   Project Number:                       Application Date:            

Description of Proposed Project, including size and location of structures (Attach additional sheets if needed): 
_____________________________________________________________________________________________________
_____________________________________________________________________________________________________ 
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