
 

PLANNING COMMISSION AGENDA 
June 26, 2012, 7:00 p.m. 

Multipurpose Room/Council Chamber   
Burien City Hall, 400 SW 152nd Street 

Burien, Washington 98166 
This meeting can be watched live on Burien Cable Channel 21 or  

streaming live and archived video on www.burienmedia.org 
1. ROLL CALL 

 
 

2. AGENDA CONFIRMATION 
 

 
 
 

3. PUBLIC COMMENT 
 
 

Public comment will be accepted on topics not scheduled for a public hearing.  
 

4. APPROVAL OF MINUTES 
 

June 12, 2012 

 

5. NEW BUSINESS  
 

a. Comprehensive Plan Text Amendments: Phasing and Natural 
Environment-Discussion. 

 

6. OLD BUSINESS 
 

a. 2012 Comprehensive Plan Docket-Discussion and Recommendation 
b. Comprehensive Plan Text Amendments, Business and Industrial Goals 

and Policies-Discussion. 
 

7. PLANNING COMMISSION 
COMMUNICATIONS 

 

 

8. DIRECTOR’S REPORT 
 

 

9. ADJOURNMENT 
 

 

Future Agendas 
(Tentative) 

 

July 10, 2012 

 To Be Determined 
 
July 24, 2012 

 Election of Chair and Vice-Chair 
 

 Planning Commissioners  
 Jim Clingan (Chair)  

Greg Duff Ray Helms Joey Martinez 
Brooks Stanfield Nancy Tosta (Vice Chair) John Upthegrove 
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City of Burien 

 

BURIEN PLANNING COMMISSION 

 June 12, 2012  

7:00 p.m. 

Multipurpose Room/Council Chambers 
          MINUTES 

 
To hear the Planning Commission’s full discussion of a specific topic or the complete meeting, the following 
resources are available: 

 Watch the video-stream available on the City website, www.burienwa.gov 

 Check out a DVD of the Council Meeting from the Burien Library 

 Order a DVD of the meeting from the City Clerk, (206) 241-4647 
 
CALL TO ORDER 

Chair Jim Clingan called the June 12, 2012, meeting of the Burien Planning Commission to order at         
7 p.m. 
 

ROLL CALL 

Present:  Jim Clingan, Ray Helms, Joey Martinez, Brooks Stanfield 

Absent:  Greg Duff, Nancy Tosta, John Upthegrove 

Administrative staff present:  Scott Greenberg, Community Development Department director; David 

Johanson, senior planner 
  
  AGENDA CONFIRMATION 

Direction/Action 

Motion was made by Commissioner Helms, seconded by Commissioner Martinez, to approve the agenda 
for the June 12, 2012, meeting.  Motion passed 4-0. 

 
PUBLIC COMMENT 

Robert Howell, 15240 20
th
 Ave SW, asked that the Comprehensive Plan map be amended to designate the 

Lake Burien area low-density residential. 

Chestine Edgar, 1811 SW 152
nd

 St., asked that the Comprehensive Plan map be amended to designate the 
Lake Burien area low-density residential. 

 
APPROVAL OF MINUTES 

   Direction/Action 

Motion was made by Commissioner Martinez, seconded by Commissioner Helms, and passed 4-0 to 
approve the minutes of the May 8, 2012, meeting. 

     
NEW BUSINESS 

Public Meeting on the 2012 Comprehensive Plan Docket 

Scott Greenberg reviewed the Comprehensive Plan amendment docket process and the three possible 
actions the commissioners could take at this meeting. Although no applications for amendments were 
received from the public, there was correspondence from Chestine Edgar and the Lake Burien 
neighborhood asking that the Lake Burien area designation be changed from medium-density residential 
to low-density residential. 

http://www.burienwa.gov/
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Direction/Action 

The commissioners decided to table this item until the three absent commissioners are available to 

participate in the decision at the June 26
th
 Planning Commission meeting.  

Comprehensive Plan Text Amendments, Business and Industrial Goals and Policies, Discussion 

David Johanson reviewed the Business and Industrial goals and policies and the first draft of 

modifications staff has proposed. He reminded the commissioners that the Comprehensive Plan sets 

policy and the Zoning Code implements it and therefore can be more detailed and regulatory in nature 

than the Comprehensive Plan.    

Scott Greenberg introduced the reformatting of the Special Planning Areas sections and streamlining of 

the Special Planning Area 4 / Northeast Redevelopment Area goals and policies.  

The commissioners discussed their preferences between “should” and “shall” in the proposed goals/policy 

language.  

Direction/Action 

The commissioners will continue their discussion about the draft business and industrial goals and 

policies at their June 26
th
 meeting.  

 
OLD BUSINESS 

 None. 
 

PLANNING COMMISSION COMMUNICATIONS 

Commissioner Helms reminded the commissioners about the upcoming Wild Strawberry Festival June 16 

and 17 and Father’s Day Car Show. 

 

DIRECTOR’S REPORT 

Mr. Greenberg told commissioners the agenda for the next meeting will be full, with a continuation of the 

business policies discussion, making a recommendation to the City Council on the Comprehensive Plan 

Amendment Docket, and an introduction to the natural environment policies in the Comprehensive Plan. 

He distributed to each commissioner a copy of the Best Available Science Review completed by 

environmental consultants to the City. 

  
ADJOURNMENT 

Direction/Action 

Commissioner Stanfield moved for adjournment; Commissioner Martinez seconded.  Motion carried 4-0. 
The meeting was adjourned at 8:18 p.m. 

 
 

APPROVED:________________________________ 

  

  

_________________________________________ 

Jim Clingan, chair 

Planning Commission  
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CITY OF BURIEN, WASHINGTON 
MEMORANDUM 

 
DATE: June 20, 2012 

 

TO: Burien Planning Commission 

 

FROM: Scott Greenberg, AICP, Community Development Director 

David Johanson, AICP, Senior Planner 

  

SUBJECT: Comprehensive Plan Text Amendments, Phasing and Natural Environment 

Policies 

 

 

PURPOSE 

The purpose of this agenda item is for the Planning Commission to continue deliberations regarding 

comprehensive plan text amendments.  The next set of policies relate to phasing and the natural 

environment.  At your June 26
th
 meeting, staff and consultants from The Watershed Company will present 

recommendations for policy changes based on best available science. 

 

BACKGROUND 

 

The Washington State Growth Management Act (GMA) mandates that cities and counties adopt policies 

and regulations to protect the functions and values of critical areas.  Critical areas include geologically 

hazardous areas, frequently flooded areas, critical aquifer recharge areas, wetlands, and fish and wildlife 

habitat conservation areas (WAC 365-190-080).  The GMA, as amended in 1995, further requires that 

cities and counties include best available science (BAS) in the development of such policies and 

regulations, as well as those measures taken to protect or enhance anadromous fisheries (WAC 365-195-

900 et sec.).  Inclusion of BAS in the development of locally appropriate policies and regulations must be 

balanced with the many other substantive goals and mandates of the GMA.  Use of non-scientific 

information (e.g., social, legal, cultural, economic, or political) that results in departures from 

scientifically valid critical areas recommendations must be identified and justified, and potential 

consequential impacts must also be identified. 

 

DISCUSSION 

 

The Watershed Company prepared a 180-page Best Available Science report (BAS Report) and a 30-page 

Critical Areas Ordinance Gap Analysis for the city.  The full BAS report was already distributed to the 

Planning Commission, so it is not included in your meeting packet.  It is available for downloading on the 

City’s website at http://www.burienwa.gov/index.aspx?NID=929 under “June 2012.” 

 

 The Gap Analysis is included as Attachment 1 to this memo and is also available for downloading in the 

same location on the City’s website.  Paper copies of both documents are available at Burien City Hall for 

review or purchase. Both documents will be used this year to inform Comprehensive Plan policy changes, 

and in the future to inform changes to our critical area regulations. 

 

A new comprehensive plan text amendment table (Attachment 2) has been prepared and includes 

language for the Planning Commission to consider.  The table reflects the following objectives: 

o Streamline text and eliminate redundancy. 

o Eliminate text that contains actions that the city has completed. 

http://www.burienwa.gov/index.aspx?NID=929
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o Incorporate Best Available Science and recommendations of the Gap Analysis 

  

About half of the existing Natural Environment policies have been included in the City-approved 

Shoreline Master Program (SMP).  In order to maintain consistency between the SMP and 

Comprehensive Plan, we are recommending that policies that appear in both documents reflect the 

language in the SMP. 

 

 

ACTION   

No formal action is necessary.   

 

Staff is requesting that the Planning Commission review and discuss the proposed changes to the 

comprehensive plan text.  If there is consensus on the proposed changes, these sections will be set aside 

while we continue through the document.  Formal action on the complete set of text and/or other changes 

would occur later in the year.  It is our intent to create one full package of amendments for a formal 

recommendation by the Commission later in the year. 

 

NEXT STEPS 

Staff will begin to work on the Community Character and other remaining sections of the Land Use 

Element (Chapter 2.2).  

 

 

Attachments: 

1) Critical Areas Ordinance Gap Analysis  

2) Comprehensive Plan-DRAFT Phasing and Natural Environment Policies Table 
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C R I T I C A L  A R E A S  O R D I N A N C E  G A P  A N A L Y S I S  
CITY OF BURIEN CRITICAL AREAS ORDINANCE UPDATE  

1 INTRODUCTION 
In accordance with the Washington State Growth Management Act (GMA), local 
jurisdictions are required to periodically review adopted critical areas policies 
and regulations for concurrence with best available science (BAS).  As stated in 
the Washington State Administrative Code, BAS must be included in the 
development of critical areas policies and regulations.  Any deviations from 
science‐based recommendations should be identified, assessed and explained 
(WAC 365‐195‐915).   

The City of Burien (City) is currently in the process of reviewing and updating its 
comprehensive plan, The Burien Plan (Comprehensive Plan), including critical 
areas policies.  Phase 1 of the Comprehensive Plan update, completed in 2011, 
included a BAS review in anticipation of the update of critical areas provisions.  
Phase 2 is scheduled for completion by the end of 2012. 

Once the Comprehensive Plan update is complete, the next step for the City will 
be to update the regulations contained in its critical areas ordinance (CAO), as 
codified in Chapter 19.40 of the Burien Municipal Code (BMC or Code).  The 
CAO was last revised in 2003.  Since that time, new findings and scientific 
methodologies regarding critical areas classifications and buffers have been 
adopted as BAS. 

This Gap Analysis report provides a review of both the existing environment‐
related Comprehensive Plan policies and the existing CAO, noting “gaps” where 
existing policies or regulations are not consistent with the City’s BAS.  The gap 
analysis is intended to guide the updates of these documents.  Existing 
Comprehensive Plan policies related to the environment were reviewed to 
determine whether they adequately establish the planning framework for the 
critical areas regulations.  Additionally, existing Comprehensive Plan policies 
related to the environment were reviewed to determine whether any existing 
policies are not, but could appropriately be, implemented as regulations in the 
CAO.  The existing CAO was reviewed for known deficiencies in meeting the 
current GMA requirements as per RCW 30.70A, WAC 365.195 and WAC 365‐196.   

A few areas where environmental policy language could be strengthened to 
better support CAO regulations, were identified.  Recommendations for revising 
Comprehensive Plan policies are provided in the next section (Section 2).    
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The remainder of this document addresses one or more related sections of the 
existing CAO. For example, Part 7 of this document addresses Code sections 
19.40.300 through 19.40.330, which are all related to wetlands. Where a potential 
gap was identified, sub‐parts of this document provide further discussion.  To 
highlight findings of the gap analysis, a Code review summary table is provided 
at the beginning of Sections 3 through 11 below. 

2 ENVIRONMENTAL POLICIES 
A few environmental policies in the current Comprehensive Plan could be 
modified to better support the BAS‐based CAO updates recommended in the 
sections below. Specific recommendations are as follows. 

Pol. EV 1.2 Development should be directed toward areas where their adverse 
impacts on critical areas can be minimized. 
 

Policy EV 1.2 stood out because it does not include impact avoidance, 
which should be the first step for any site improvement that has the 
potential to impact a critical area.  To support the goal of maintaining the 
integrity of the natural environment, direct impact avoidance should be 
emphasized.  Mitigation sequencing, which is required for wetlands, 
states impacts should be avoided to the extent feasible, minimized when 
unavoidable, and lastly mitigated.  It is recommended that this policy be 
revised to specifically identify that development should first attempt to 
avoid critical area impacts, where feasible, prior to impact minimization 
and mitigation.   

Pol.  EV 1.3 The City shall maintain a system of development regulations and a 
permitting system to prevent the destruction of critical areas.  Development 
regulations should at a minimum address wetland protection, aquifer recharge 
areas important for potable water, fish and wildlife habitat conservation areas, 
frequently flooded areas, and geologically hazardous areas. 

 
Policy EV 1.3 could be revised to list all critical areas for consistency with 
the CAO regulations; streams are not listed in this policy but are 
documented in the CAO.   

Pol. EV 1.9 Encourage minimizing the amount of impervious surfaces in new 
development through the use of appropriate low‐impact development techniques 
and removing paved areas or using retrofit options in existing developments, 
where applicable, to minimize runoff. 
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Policy EV 1.9 doesn’t seem to be supported in the Code (BMC 19.40).  The 
City may consider adding new Code language to better implement this 
policy.  For example, City of Sammamish allows some buffer 
modifications when impervious surface area is reduced or stormwater 
management is improved (See SMC 21A.50.290(8) Wetland buffer 
reduction options for sample language).  Alternatively, the City may 
grant other allowances, such as exceeding height limits, in attempting to 
minimize impervious surfaces.  

Pol. EV 2.9  The City shall consider the impacts of new development on the 
quality of land, wildlife and vegetative resources as a part of its environmental 
review process and require any appropriate mitigating measures. Such 
mitigation may involve the retention of significant habitats.  
 

Policy EV 2.9 could be revised to include mention of wildlife corridors 
and habitat connectivity.  This point is made in policy EV 4.2, but it may 
also be appropriate to reiterate the importance of maintaining habitat 
corridors as it relates to quality of life in the City (goal EV.2). 

Pol. EV 2.15 Educate the public on water quality issues and impacts of 
stormwater flow; and EV 2.16 Educate individuals and households about 
different ways to reduce pollution. 
 

The education policies under Goal EV.2 could be expanded to include 
education for individuals and households regarding how to provide and 
improve the functions and values of backyard/urban habitats.   

Goal EQ.1 Recognize the significant role that the natural environment plays in 
creating a healthy and attractive community. 

 
Consider interjecting statements about sustainability and the economic 
benefits of maintaining natural environments.  The link between 
economic, environmental, and human health could be recognized in a 
policy statement to support any future work on a sustainability strategy 
for the City.   

3 PURPOSES & GENERAL PROVISIONS (BMC 
19.40.010 - 19.40.080) 
This introductory Code section is clear, concise, and substantially in agreement 
with GMA and Washington Administrative Code (WAC) requirements to 
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manage critical areas using BAS guidance.  However, the adjacency criteria for 
critical areas are not aligned with current State and Federal species‐specific 
recommendations.  Additionally, some information in this Code section could be 
presented differently, such as exemptions and exceptions, to make it more user‐
friendly.   

  

Table 1.  BMC 19.40.010 through 19.40.080: Code Review Summary, General 
Provisions. 

Code 
Section  Title 

Includes 
current 
BAS? 

Covered 
by Comp. 
Plan? 

Review Comment / 
Recommendations * 

19.40.010  User guide  Yes  Yes    

19.40.020  Purposes and goals  Yes  Yes    
19.40.030  Relationship to other regulations  Yes  Yes    

19.40.040  Applicability  No  Yes  • Recommend refining 
adjacency criteria to ensure 
consistency with State and 
Federal recommendations 
for species of local 
importance  

19.40.050  Protection of critical areas  Yes  Yes    
19.40.060  Best available science  Yes  Yes    

19.40.070  Exemptions and exceptions  Yes  Yes  • Exemptions  could be listed 
separately from exceptions, 
possibly in a table format  

19.40.080  Reserved  N/A  N/A    

* See discussion of comments/recommendations in the subsections below this table. 

3.1 Applicability (BMC 19.40.040) 
The definition of adjacency under Applicability (BMC 19.40.040.3) should be 
updated to ensure consistency with State and Federal habitat management 
guidelines, which are BAS‐based.  Current Code sets adjacency for bald eagle 
nest sites at 800 feet, which is more restrictive than distances recommended in 
the National Bald Eagle Management Guidelines (Guidelines)(USFWS 2007).  This 
distance from a bald or golden eagle nest could be reduced to 660 feet for activity 
visible from the nest and 330 feet for activity not visible from a nest.  
Additionally, if a species of local importance list is adopted in the Code update, 
then this section should be cross referenced with species‐specific habitat 
management recommendations (BMC 19.40.380 through 19.40.430) for 
consistency.   
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3.2 Exemptions and Exceptions (BMC 19.40.070) 
Some local jurisdictions present exemptions or allowed activities and exceptions 
separately in their Code.  Making that distinction clear in the Code can help the 
applicant understand their options and associated permitting path.  It may also 
direct applicants toward lower impact site plans with lesser permit/review 
requirements.  An example of this approach can be viewed in the King County 
Code, KCC 21A.24.045 (Allowed Alterations) and KCC 21A.045.070 (Alteration 
Exception).   

4 CRITICAL AREA REVIEW, STUDY, AND 
DETERMINATION (BMC 19.40.090 - 19.40.150) 
The City’s critical area review and critical area study requirements comply with 
BAS as written.  The Code appropriately defines qualified professionals eligible 
to prepare Critical Areas Studies by discipline.  To further support enforcement, 
the City should continue to maintain rosters of qualified professionals, as defined 
in BMC 19.40.120.A, B and C. 
 

Table 2.  BMC 19.40.090 through 19.40.150:  Code Review Summary, Critical Area 
Study. 

Code 
Section  Title 

Includes 
current 
BAS? 

Covered 
by Comp. 
Plan? 

Review Comment / 
Recommendations 

19.40.090  Critical area review  Yes  Yes    

19.40.100  Review criteria  Yes  Yes    
19.40.110  Critical area study ‐ waiver  Yes  Yes    

19.40.120  Critical area study ‐ 
requirements 

Yes  Yes  • The City should 
continue maintaining 
rosters of qualified 
professionals by 
discipline 

19.40.130  Critical area study ‐ 
modifications to requirements 

Yes  Yes    

19.40.140  Determination  Yes  Yes    

19.40.150  Appeal of determination  Yes  Yes    
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5 GENERAL DEVELOPMENT STANDARDS (BMC 
19.40.160 - 19.40.230) 
The general development standards as stated in the Code coincide with current 
BAS, with the exception of the “Critical area markers and signs” section (BMC 
19.40.200) which does not expressly require permanent signage.  Updates to that 
Code section and refinement of the bond Code language are recommended.  
 

Table 3.  BMC 19.40.160 through 19.40.230:  Code Review Summary, General 
Development Standards. 

Code 
Section  Title 

Includes 
current 
BAS? 

Covered 
by Comp. 
Plan? 

Review Comment / 
Recommendations 
(see discussion of 
comments/recommendations 
in subsections below table) 

19.40.160  Construction requirements  Yes  Yes    
19.40.170  Mitigation, maintenance and 

monitoring 
Yes  Yes    

19.40.180  Bonds  Yes  Yes  • Describe or define how 
bond amounts should be 
calculated to standardize 
bond quantity review  

19.40.190  Vegetation management plan  Yes  Yes    

19.40.200  Critical area markers and signs  No  Yes  • Permanent critical area 
signs should be required, 
sign spacing and language is 
recommended  

19.40.210  Notice on title  Yes  Yes    

19.40.220  Permanent protection of critical 
areas and buffers 

Yes  Yes    

19.40.230  General development standards  Yes  Yes    

 

5.1 Bonds (BMC 19.40.180) 
While the Director is given authority to require bonds under BMC 19.40.180, no 
direction is given regarding calculation of bond quantities.  One of the key 
factors in mitigation success or failure is the bond amount (NRC 2001).  Bonds 
should be large enough to cover current market costs of mitigation installation, 
maintenance, monitoring, and any contingency actions plus markup or 
mobilization cost.  It should also provide a financial incentive to the applicant.  
The City may choose to specify a bond quantity worksheet form or detailed 
criteria for generating bond quantities in this Code section. 
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5.2 Critical Area Markers and Signs (BMC 19.40.200)  
While this Code section thoroughly addresses temporary construction fencing 
requirements, permanent fencing and signage requirements are not clearly 
defined.  While permanent fencing may not be appropriate in all cases, at a 
minimum signs should be posted to reduce encroachment into protected critical 
areas.  Most local jurisdictions require signs to be posted every 50 feet along a 
critical area buffer.  If the City does not have critical area signs applicants can 
purchase, then providing standardized language for signs in the Code is 
recommended.  The City may choose to exempt certain critical areas, such as 
geologically hazardous areas, from this requirement for practical reasons. 

6 FLOOD HAZARD AREAS (BMC 19.40.240 - 
19.40.280) 
The Code as written restricts development within flood hazard areas and 
requires documentation from a qualified professional to ensure no net impact to 
floodplain storage or dynamics.  Regulatory actions to prevent flood hazards 
include direct flood capacity compensation and no net increase in flood 
elevations.  This flood hazard management approach is concurrent with BAS 
findings on this topic.  No changes to this Code section are necessary. 

Table 4.  BMC 19.40.240 through 19.40.280:  Code Review Summary, Flood Hazard 
Areas. 

Code 
Section  Title 

Includes 
current 
BAS? 

Covered 
by Comp. 
Plan? 

Review Comment / 
Recommendations 

19.40.240  Flood hazard areas ‐ 
Components 

Yes  Yes    

19.40.250  Flood fringe ‐ Development 
standards and permitted 
alterations 

Yes  Yes    

19.40.260  Zero‐rise floodway ‐ 
Development standards and 
permitted alterations 

Yes  Yes    

19.40.270  FEMA floodway ‐ Development 
standards and permitted 
alterations 

Yes  Yes    

19.40.280  Flood hazard areas ‐ 
Certification by engineer or 
surveyor 

Yes  Yes    
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7 GEOLOGICALLY HAZARDOUS AREAS (BMC 
19.40.290) 
Careful planning and engineering are key to preventing and reducing the 
potential magnitude of geologic hazards, such as landslides (The Watershed 
Company 2011).  Referencing City of Burien critical area and soil maps can help 
identify erosion hazards.  The Code as written reasonably safeguards against 
potential hazards by emphasizing avoidance and requiring buffers and rigorous 
professional design standards.  This Code section is in agreement with BAS. 

 

Table 5.  BMC 19.40.290: Code Review Summary, Geologic Hazards. 

Code 
Section  Title 

Includes 
current 
BAS? 

Covered 
by Comp. 
Plan? 

Review Comment / 
Recommendations 

19.40.290  Geologically hazardous areas ‐ 
Development standards and 
permitted alterations 

Yes  Yes 

  

8 WETLANDS (BMC 19.40.300 - 19.40.330) 
Basic tenets of wetland protection and management as required by the GMA are 
reflected in Code sections BMC 19.40.300 through 19.40.330.  However, since the 
last CAO update, several wetland management guidelines have been issued by 
pertinent agencies to incorporate current BAS findings and methodologies.  To 
manage the City’s wetland resources in an efficient and effective manner, a 
complete review of this Code section is recommended.  Specific gaps between 
current Code and BAS are presented in the following discussion and 
summarized in Table 6 below.    

Table 6.  BMC 19.40.300 through 19.40.330:  Code Review Summary, Wetlands. 

Code 
Section  Title 

Includes 
current 
BAS? 

Covered 
by Comp. 
Plan? 

Review Comment / 
Recommendations * 

19.40.300  Wetlands ‐ Designation and 
Classification 

No  Yes  • Designation: include Corps 
regional supplement  

• Classification: use Ecology 
rating system  

19.40.310  Wetlands ‐ Performance 
Standards 

No  Yes  • Emphasize mitigation 
sequencing (avoid & 
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Code 
Section  Title 

Includes 
current 
BAS? 

Covered 
by Comp. 
Plan? 

Review Comment / 
Recommendations * 
minimize impacts first) 

• BAS‐based buffer width 
recommendations  

19.40.320  Wetlands ‐ Permitted 
Alterations 

No  Yes  • Amend storm water 
allowances for buffers 

19.40.330  Wetlands ‐ Mitigation 
Requirements 

No  Yes  • Mitigation ratios too broad, 
should be amended along 
with the wetland 
classification system 

* See discussion of comments/recommendations in the subsections below this table. 

8.1 Designation and Classification of Wetlands (BMC 19.40.300) 
New BAS tools and methodologies for wetland designation and classification 
have been developed and adopted by State and Federal agencies since the time of 
the last Code update.   

8.1.1 Wetland Designation (BMC 19.40.300.3) 
Currently, identification of jurisdictional wetlands in the City is based on the 
Washington State Department of Ecology Wetlands Identification and Delineation 
Manual (Ecology Manual)(Ecology publication #96‐94).  In May 2010 the U.S. 
Army Corps of Engineers (Corps) issued a new guidance document, titled 
Regional Supplement to the Corps of Engineers Wetland Delineation Manual:  Western 
Mountains, Valleys, and Coast Region (Version 2.0)(Regional Supplement)(Corps 
Publication #ERDC/EL TR‐10‐3).   The Regional Supplement is intended to be 
used along with the Ecology Manual to increase accuracy and efficiency of 
wetland delineation procedures.  Updating the City’s CAO to define wetlands 
based on the State Manual and the Regional Supplement to require use of this 
BAS wetland identification tool is recommended. 

8.1.2 Wetland Rating and Classification (BMC 19.40.300.4) 
The current Code classifies wetlands using a four‐tiered system based on specific 
physical attributes, including wetland size, vegetation structure, presence of 
priority plant or animal species, and connectivity to other water bodies.  That 
wetland categorization approach, which was a commonly used classification 
system prior to 2004, has been replaced by a more refined rapid‐assessment tool.  
The current BAS tool for wetland classifications is the Washington State Wetland 
Rating System for Western Washington (Ecology Rating System) (WA State 
Department of Ecology Publication #04‐06‐025).  The Ecology Rating System is 
also a four‐tiered rating system, but those wetland categories (I‐IV) are based on 
a functional score that evaluates the water quality functions, hydrologic 
functions, and habitat functions provided by a given wetland.  This system also 
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recognizes how wetland functions and values are linked to a wetland’s 
landscape position or hydrogeomorphic (HGM) class.   

Additionally, this Code section as written has some text errors, resulting in 
undefined rating criteria.  Specifically, BMC 19.40.300.4.A.ii.g and 
19.40.300.4.A.iii.b refer to a “habitat score” on a “Wetlands Rating Form.”  
However, there is no prior mention of a “Wetlands Rating Form” in this Code 
section; it is also not listed in the definitions section (BMC 19.10).  This is likely a 
reference to a draft form of the current Ecology Rating System.  This needs to be 
clarified in the revised Code. 

8.2 Wetland Performance Standards (BMC 19.40.310) 
The “General Requirements” (BMC 19.40.310.1.A) state that alterations to 
wetlands and/or buffers require mitigation as described in BMC 19.40.330.  While 
the Code as written does include language regarding impact avoidance and 
minimization (BMC 19.40.330.2 and BMC 19.40.050), repeating the mitigation 
sequencing procedure in the general requirements section is recommended.  
Wetlands are complex ecosystems, which are not easily replaced.  Therefore, as 
documented in BAS, impact avoidance is the best protection measure, followed 
by minimization, and lastly compensatory mitigation.   
 
A direct comparison of wetland buffer widths in the current Code (BMC 
19.40.310.2) and BAS is not possible because the underlying rating systems are 
different.  However, both are four‐tiered rating systems.  Wetland buffer 
requirements under the current City Code are listed in Table 7 below.   

 

Table 7. Wetland Categories and Buffer Widths under current City Code. 

Wetland Category  Standard Wetland Buffer (feet) 
Category 1  200 
Category 2  100 
Category 3  50 
Category 4  30 

 

To provide a comparison of the current Burien regulations and a BAS‐based 
approach, albeit a limited one, two wetlands were reviewed: 1) the Walker Creek 
headwater wetland, and 2) Arbor Lake, the headwater wetland of Miller Creek.  
Following Burien’s current wetland classification system, the Walker Creek 
wetland is a Category 1 due to its size, approximately 35‐acres, and number of 
wetland classes, three.  The Arbor Lake wetland is approximately 6‐acres and is 
comprised of three wetland classes; it is a Category 2 wetland under the current 
Code.  Using the Ecology wetland rating form, The Walker Creek wetland has a 
habitat score greater than 20 points and scored 51 – 69 points for total functions.  
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The Arbor Lake wetland score less than 20 habitat points and 30 – 50 points for 
total functions.  In summary, the Walker Creek Wetland is a Category II with 
moderate habitat functions and Arbor Lake Wetland is a Category III with low 
habitat functions under the Ecology rating system.  The adjacent land use 
intensity for both wetlands is presumed to be moderate.  Land use intensity and 
the buffer alternatives presented below are further explained in this section.  As 
the example in Table 8 shows, basing buffer widths on wetland category, habitat 
functions, and land use intensity (BAS – based Alternative 3) allows the City to 
manage wetlands in a more site‐specific manner.  This can result in lesser buffers 
in some cases.    

 

Table 8. A sample comparison of current wetland regulations and BAS-based options. 

Wetland Name 

City of Burien 
BAS ‐ based approach using Ecology 

recommendations 

Wetland 
Category 

Buffer 
Width 

Wetland 
Category 

Buffer Width * 
Alternative 

1 
Alternative 

2 
Alternative 

3 

Walker Creek Wetland  1  200 ft  II  300 ft  225 ft  110 ft 
Arbor Lake Wetland  2  100 ft  III  150 ft  110 ft  60 ft 

* Buffer width alternatives are further explained in Table 9 below and the preceding text.  As 
described in Table 10, buffer widths may be refined based on habitat function scoring.  

 
Effective buffer widths vary depending on the targeted wetland functions, 
intensity of surrounding land use, and buffer characteristics; protecting habitat 
functions generally requires wider buffers.   The City may choose to assign a 
single fixed buffer width for each wetland category or to vary those buffer 
widths according to land use intensity and/or habitat functions.  Land use 
intensity is characterized as high, moderate or low.  Examples of high intensity 
land uses are commercial, institutional, dense residential (>1 unit/acre), and high‐
intensity recreation, such as ball fields.  Moderate intensity land uses include 
residential (< 1 unit/acre), moderate‐intensity open space, paved trails, and 
maintained utility corridors.  Low intensity land uses include low‐intensity open 
space, unpaved trails, and low maintenance utility corridors. 

Two BAS‐based wetland buffer options (Buffer Alternatives 2 and 3) from the 
Ecology publication, Wetlands in Washington State – Volume (see Appendix C), are 
provided in Table 9 below. Ecology’s Buffer Alternative 1, which is not included 
in Table 9, presumes high intensity land use in all cases and applies the most 
restrictive buffer for each wetland category.  Buffer Alternative 2 modifies the 
buffer width in accord with adjacent land uses.  Buffer Alternative 3 considers 
both adjacent land use and wetland habitat functions when determining an 
appropriate buffer width for each wetland category.   
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Table 9.  Two BAS-based options for assigning wetland buffer widths (Ecology 2005). 

Wetland 
Category 1 

Buffer Alternative 2  Buffer Alternative 3 

Land Use Impact  Habitat 
Score 

Land Use Impact 

Low  Moderate High  Low  Moderate  High 
I  150 ft  225 ft  300 ft  29‐36  150 ft  225 ft  300 ft 

20‐28  75 ft  110 ft  150 ft 

< 20  50 ft  75 ft  100 ft 
II  150 ft  225 ft  300 ft  29‐36  150 ft  225 ft  300 ft 

20‐28  75 ft  110 ft  150 ft 

< 20  50 ft  75 ft  100 ft 
III  75 ft  110 ft  150 ft  20‐28  75 ft  110 ft  150 ft 

< 20  40 ft  60 ft  80 ft 

IV  25 ft  40 ft  50 ft  N/A  25 ft  40 ft  50 ft 
1 Wetland Categories based on the Western Washington Wetland Rating System (Ecology 
publication # 04-06-025) 

 

Another approach to wetland buffers, similar to Buffer Alternative 3 above, is 
provided in sample CAO language in Wetlands Guidance for Small Cities Western 
Washington Version, page A‐6 (Ecology publication # 10‐06‐002).  A summary of 
those buffer widths is provided in Table 10 below.  This is another BAS‐based 
option to consider when determining what is the most practical approach for 
updating the City’s wetland buffer regulations.   

 

Table 10.  A BAS-based option for assigning wetland buffer widths (Ecology 2010)1. 

Wetland Category 2 

Buffer Width according to Habitat Score 

< 21 
points 

21‐25 
points 

26‐29 
points 

30‐36 
points 

Category I  
190 ft  225 ft 

Bogs 
Category I  

75 ft  105 ft  165 ft  225 ft 
(based on total score) 

Category II   75 ft  105 ft  165 ft  225 ft 

Category III  60 ft  105 ft  165 ft  165 ft 

Category IV  40 ft 
1 The table above is an excerpt of wetland buffer options relevant to City of Burien. 
2 Wetland Categories based on the Western Washington Wetland Rating System (Ecology 
publication # 04-06-025) 
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For further details and examples see the following guidance documents (Appendix B and 
C, respectively). 

• Wetlands and CAO Updates: Guidance for Small Cities (Ecology 2010) 
• Wetlands in Washington State – Volume 2, Appendix 8C (Ecology 2005). 

8.3 Wetlands - Permitted Alterations (BMC 19.40.320) 
It is not clear what wetland alterations are allowed under BMC 19.40.320.3.B.  
However, BAS emphasizes that in order to protect wetland functions and values, 
no direct wetland impacts should be exempted from a critical areas review. 
 

More concise language in BMC 19.40.320.D is recommended to protect wetlands 
from surface water discharges.  To minimize the impact of storm water outfalls 
within wetland buffers, these structures are generally restricted to the outer 
buffer (e.g. outer 25 percent of buffer).  Effective buffer widths for storm water 
control (hydrology maintenance) functions range from 50 to 300 feet (The 
Watershed Company 2011).  

8.4 Wetlands – Mitigation Requirements (BMC 19.40.330) 
Since wetland mitigation ratios in the Code (BMC 19.40.330.A) are based on an 
outdated wetland rating system, a direct comparison with BAS mitigation ratios 
is not possible.  However, the Code does group wetland mitigation ratios for 
multiple categories, which may result in more or less mitigation than 
recommended in current BAS‐based guidance.  For reference existing mitigation 
ratios in BMC 19.40.330.7.A are listed in Table 11 below. 

Table 11.  Wetland Mitigation Ratios under the current City Code. 

Wetland Category  Creation or Restoration Ratio 
Category 1 and 2  3‐to‐1 
Category 3 and 4  2‐to‐1 

     
BAS wetland mitigation ratios (Appendix C, Table 8C‐11) are based on the 
current Ecology Rating System.  Compensatory mitigation can be achieved by 
assigning a mitigation ratio to each wetland according to wetland category and 
mitigation approach.  This gives the applicant more options while focusing on 
maintaining wetland functions and values.  See the summary in Table 12 below. 
 
Additionally, buffer requirements for created wetlands are not clearly stated in 
the Code.  To adequately protect mitigation wetlands, they should be subject to 
the same buffer requirements as existing wetlands.   
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Table 12.  Wetland Mitigation Ratios recommended by Ecology1. 

Category of 
Impact 
Wetland 2 

Creation 
Only 

Rehabilitation 
Only 

Creation and 
Rehabilitation 

Creation and 
Enhancement 

Enhancement 
Only 

Category I: 
based on 
total score 

4:1  8:1  1:1 C and 6:1 RH  1:1 C and 12:1 E  16:1 

Category I: 
Forested 

6:1  12:1  1:1 C and 10:1 RH  1:1 C and 20:1 E  24:1 

Category I: 
Bog 

Not 
possible 

6:1 RH of a 
bog 

Not possible  Not possible  Case‐by‐case 

Category II  3:1  6:1  1:1 C and 4:1 RH  1:1 C and 8:1 E  12:1 

Category III  2:1  4:1  1:1 C and 2:1 RH  1:1 C and 4:1 E  8:1 
Category IV  1.5:1  3:1  1:1 C and 1:1 RH  1:1 C and 2:1 E  6:1 

Legend:  C = Creation, RH = Rehabilitation, E = Enhancement. 
1 Wetlands in Washington State – Volume 2, Appendix 8C (Ecology 2005). 
2 Wetland Categories based on the Western Washington Wetland Rating System (Ecology 
publication # 04-06-025) 

9 STREAMS (BMC 19.40.340 - 19.40.370) 
Stream regulations should be updated to improve protection and align with 
current BAS.  Considerations for updates to stream designation, classification 
and performance standards in the current Code are discussed below and a 
summary of this Code review is provided in the following table.    

Table 13.  BMC 19.40.340 through 19.40.370:  Code Review Summary, Streams. 

Code 
Section  Title 

Includes 
current 
BAS? 

Covered by 
Comp. 
Plan? 

Review Comment / 
Recommendations * 

19.40.340  Streams ‐ Designation 
and Classification 

No  Yes  • Ditched non‐fish bearing 
streams are not protected 
under the Code as written 

• Recommend updating stream 
classification to use the 
Permanent Water Typing 
System (WAC 222‐16‐030).   

19.40.350  Streams ‐ Performance 
Standards 

No  Yes  • BAS‐based buffer width 
recommendations 

19.40.360  Streams ‐ Permitted 
Alterations 

Yes  Yes    

19.40.370  Streams ‐ Mitigation 
Requirements 

Yes  Yes    

* See discussion of comments/recommendations in the subsections below this table. 
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9.1 Stream Designation and Classification (BMC 19.40.340) 
Targeted revision of stream designation and classification are recommended to 
improve clarity and concurrence with BAS. 

9.1.1 Stream Designation - Applicability (BMC 19.40.340.2) 
Applicability as defined in the Code excludes ditches from stream regulations, 
unless current fish use is documented.  The intent of this Code language, to 
exclude artificial drainage features from stream regulations, is practical.  
However, historic stream flow is frequently ditched, particularly in urban 
environments.  As defined in WAC 173.22.030(8), streams include natural 
waterbodies that are conveyed in open artificial channels or ditches.  All natural 
(historic) open channel stream segments should be subject to critical area Code 
provisions.   

9.1.2 Stream Classification (BMC 19.40.340.3) 
To standardize stream classifications across the State, the Department of Natural 
Resources recommends adopting the Permanent Water Typing System (WAC 
222‐16‐030).  The Permanent Water Typing System is more descriptive and 
inclusive than the stream classification system defined in the current Code.  The 
primary difference between the current and recommended stream classification 
systems is that the recommended system considers all fish use, not just 
salmonids.  Table 14 below describes the Permanent Water Typing System.   

Table 14.  Permanent Water Typing System (WAC 222-16-030). 

Permanent 
Water Typing  

Brief 
Description 

Full Description 

Type S  Shoreline 
of the State 

All waters, within their bank‐full width, as inventoried as "shorelines of the 
state" under chapter 90.58 RCW and the rules promulgated pursuant to 
chapter 90.58 RCW including periodically inundated areas of their associated 
wetlands. 

Type F  Fish 
bearing 
stream 
(may be 
perennial 

or 
seasonal) 

Segments of natural waters other than Type S Waters, which are within the 
bankfull widths of defined channels and periodically inundated areas of their 
associated wetlands, or within lakes, ponds, or impoundments having a 
surface area of 0.5 acre or greater at seasonal low water and which in any case 
contain fish habitat or are described by one of the following four categories: 
     (a) Waters, which are diverted for domestic use by more than 10 residential 
or camping units or by a public accommodation facility licensed to serve more 
than 10 persons, where such diversion is determined by the department to be 
a valid appropriation of water and the only practical water source for such 
users. Such waters shall be considered to be Type F Water upstream from the 
point of such diversion for 1,500 feet or until the drainage area is reduced by 
50 percent, whichever is less; 
     (b) Waters, which are diverted for use by federal, state, tribal or private fish 
hatcheries. Such waters shall be considered Type F Water upstream from the 
point of diversion for 1,500 feet, including tributaries if highly significant for 
protection of downstream water quality. The department may allow additional 
harvest beyond the requirements of Type F Water designation provided the 
department determines after a landowner‐requested on‐site assessment by 
the department of fish and wildlife, department of ecology, the affected tribes 
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Permanent 
Water Typing  

Brief 
Description 

Full Description 

and interested parties that: 
     (i) The management practices proposed by the landowner will adequately 
protect water quality for the fish hatchery; and 
     (ii) Such additional harvest meets the requirements of the water type 
designation that would apply in the absence of the hatchery; 
     (c) Waters, which are within a federal, state, local, or private campground 
having more than 10 camping units: Provided, That the water shall not be 
considered to enter a campground until it reaches the boundary of the park 
lands available for public use and comes within 100 feet of a camping unit, 
trail or other park improvement; 
     (d) Riverine ponds, wall‐based channels, and other channel features that 
are used by fish for off‐channel habitat. These areas are critical to the 
maintenance of optimum survival of fish. This habitat shall be identified based 
on the following criteria: 
     (i) The site must be connected to a fish habitat stream and accessible during 
some period of the year; and 
     (ii) The off‐channel water must be accessible to fish. 

Type Np  Non‐fish 
bearing 
perennial 
stream 

All segments of natural waters within the bankfull width of defined channels 
that are perennial nonfish habitat streams. Perennial streams are flowing 
waters that do not go dry any time of a year of normal rainfall and include the 
intermittent dry portions of the perennial channel below the uppermost point 
of perennial flow. 

Type Ns  Non‐fish 
bearing 
seasonal 
stream 

All segments of natural waters within the bankfull width of the defined 
channels that are not Type S, F, or Np Waters. These are seasonal, nonfish 
habitat streams in which surface flow is not present for at least some portion 
of a year of normal rainfall and are not located downstream from any stream 
reach that is a Type Np Water. Ns Waters must be physically connected by an 
above‐ground channel system to Type S, F, or Np Waters. 

 

9.2 Stream Performance Standards (BMC 19.40.350) 
As discussed in the Burien Comprehensive Plan Update Best Available Science Review 
(The Watershed Company 2011), a wide range of stream buffer widths are 
recommended depending on the target functions and buffer condition.  Buffer 
continuity and vegetative quality are important factors in determining effective 
buffer widths.  Stream buffer requirements under the current Code (BMC 
19.40.350.2) are generally at the low end of the recommended scale.  The table 
below provides a summary of buffer widths ranges derived from BAS and other 
local jurisdictions.   

 

Table 15.  Appropriate buffer ranges by stream type per BAS. 

Stream Type  Sample Buffer Ranges 

S   115 ‐ 165 ft 
F  100 ‐ 165 ft 

Np  50 ‐ 65 ft 
Ns  50 ‐ 65 ft 
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The current Code requires a 25 foot buffer for perennial or seasonal non‐fish 
bearing streams (see table below).  However, buffers narrower than 33 feet (10 
meters) are generally not considered functionally effective (The Watershed 
Company 2011).     
 

Table 16.  Stream Classification and Buffer Widths under the current City Code. 

Stream Type  Standard Stream Buffer (feet) 
Type 1  125 
Type 2  100 
Type 3  50 
Type 4  25 

10 FISH AND WILDLIFE HABITAT CONSERVATION 
AREAS (FWHCA) (BMC 19.40.380 - 19.40.410) 
To incorporate BAS into the FWHCA Code section and consistently provide 
adequate protection of priority habitats and species, Code revisions are 
recommended (see Table 17).  Code revisions should be based on the principles 
identified in the Washington’s Comprehensive Wildlife Conservation Strategy 
(WDFW 2005) and on data specific to the City).   
 
Additionally, to improve clarity and ease of use, some restructuring of this Code 
Section is recommended.  For example, timing, sequencing, and restrictions are 
specific limitations and allowances and would more appropriately be addressed 
in “Permitted Alterations,” BMC 19.40.400. 

 

Table 17.  BMC 19.40.380 through 19.40.410:  Code Review, FWHCA. 

Code 
Section  Title 

Includes 
current 
BAS?

Covered 
by Comp. 
Plan?

Review Comment / 
Recommendations 

‐‐  FWHCA Section  ‐‐  ‐‐ 
• Recommend reorganizing 
Code for better clarity and 
ease of use. 

19.40.380 
Fish and Wildlife Habitat 
Conservation Areas ‐ 
Designation 

Yes  Yes  • Could include a list of 
species of local importance. 

19.40.390 
Fish and Wildlife Habitat 
Conservation Areas ‐ 
Performance Standards 

No  Yes 

• Corridor preservation and 
habitat networks should be 
preserved and defined, 
respectively. 
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19.40.400 
Fish and Wildlife Habitat 
Conservation Areas ‐ Permitted 
Alterations 

Yes  Yes 

• BAS suggests the 
consideration of both local 
and landscape scale 
attributes, including 
structure and composition, 
special features, patch size, 
edge, juxtaposition and 
fragmentation.

19.40.410 
Fish and Wildlife Habitat 
Conservation Areas ‐ Specific 
Habitats 

Yes  Yes 
• Habitat definitions could 
include upland habitat and 
wildlife corridors.   

* See discussion of comments/recommendations in the subsections below this table. 

10.1 FWHCA Designation and Classification (BMC 19.40.380) 
While the current Code includes some specific priority species and habitats, a 
comprehensive list is not provided.  Species that BAS suggests for consideration 
would reasonably include those that require a special habitat feature, PHS 
species, and high‐risk [non‐listed] species.  Other jurisdictions include snag‐
dependent species: pileated woodpecker, Vaux’s swift (both State candidate 
species), and myotis bats.  Waterbodies and their near‐shore environments are 
unique habitat components and several Washington species of interest occur in 
the City’s nearshore area.  Common loon is a State sensitive species and is thus 
already included under BMC 19.40.380.1.A; western grebe is a State candidate 
species; osprey is a State monitor species.  All can be expected to use the City’s 
shoreline and nearshore area.  Other species that may be found in the City 
include peregrine falcon (State sensitive species), osprey, green heron, and great 
blue heron (State monitor species).  Herons are expressly considered in the BMC 
and peregrine falcon is included under the primary association provision as a 
State sensitive species.  A suggested species of local importance list for the City is 
provided in Table 18 below.  Species of local importance are considered priorities 
for conservation and management.  Species on the recommended list below are 
likely to occur in Burien.  The rationale placing for each species on list are given 
in the following table.  

Table 18.  Recommended Species of Local Importance List for the City of Burien. 

Common Name  Scientific Name Rationale or Species Status 

Bald eagle  Hailacctus leucocephalus
State status: sensitive;  
Federal status: species of concern. 

Peregrine falcon  Falco peregrinus
State status: sensitive;  
Federal status: species of concern. 

Common loon  Gavia immer State status: sensitive. 

Pileated woodpecker  Dryocopus pileatus State status: candidate. 

Vaux's swift  Chaetura vauxi State status: candidate. 

Purple martin  Progne subis State status: candidate. 
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Western grebe  Aechmophorus occidentalis State status: candidate. 

Great blue heron  Ardea herodias WDFW ‐ Priority species. 

Osprey  Pandion haliaetus State status: monitor species. 

Green heron  Butorides striatus State status: monitor species. 

Western big‐eared bat  Corynorhinus townsendii
State status: sensitive;  
Federal status: species of concern. 

Long‐eared myotis  Myotis evotis State status: candidate. 

Chinook salmon  Oncorhynchus tshawytscha
State status: sensitive;  
Federal status: threatened. 

Bull trout  Salvelinus confluentus
State status: candidate; 
Federal status: threatened. 

Coho salmon  Oncorhynchus kisutch Federal status: species of concern. 

River lamprey  Lampetra ayresi
State status: candidate;  
Federal status: species of concern. 

 
Generating a list of species of local importance would accomplish several things.  
First, it would help planners to identify species that may possibly occur in the 
City and exclude those that are highly unlikely to.  Second, species that have 
“candidate” or “monitor” status could be considered for inclusion, preempting 
continued declines and future listing.  Finally, a list would clarify the status of 
species and simplify the definition of FWHCA to some extent. 

10.2 FWHCA Performance Standards (BMC 19.40.390) 
As stated in BMC 19.40.390.3.A, Habitat Management Plans (HMPs) should be 
prepared by a qualified professional.  To systematically enforce that requirement, 
the City might consider keeping a roster of “qualified professionals” able to 
complete HMPs. 
 
Required HMP components are listed in the BMC and include establishment of 
buffers and other protective measures.  HMP requirements as listed in BMC 
19.40.390.3.B could be brought into line with the most current BAS by including a 
detailed analysis of landscape‐level habitat components, functions, and impacts, 
in addition to the required on‐site assessment. 
 
Performance standards are one component of an HMP, which should include 
species and habitat analyses, and management recommendations and/or 
requirements.  In order to comply with BAS, an HMP should define and promote 
effective protection of non‐critical area habitat (or compliance with FWHCA 
regulations).   

 
Requirements should address protection of areas of importance (breeding and 
congregating sites) of protected species, as well as preservation of native habitat 
and habitat features, minimization of fragmentation, and landscape continuity 
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and character.  Currently, an HMP is required when a FWHCA is on‐site or 
within 200 feet of the subject property (BMC 19.40.390.3.B.i.b).  However, 
recommended nest‐site buffers for a number of PHS and listed species exceed 
this minimum, and thus 200 feet is not adequate for protection of these species.  
BAS should be applied in the decision to require an HMP.  WDFW management 
recommendations exist for some species and may be used for guidance in both 
requiring HMPs and in defining site‐ and species‐specific performance 
standards, which should be included in HMPs.  Other factors regarding habitat 
protection and management should be addressed in HMPs and may include 
mitigation sequencing, construction timing restrictions, disturbance limits, line‐
of‐sight standards, corridor preservation, and an analysis of habitat quality and 
distribution in the surrounding area.  Performance standards refer to 
benchmarks by which effectiveness of implemented protection actions are 
measured.  Performance standards in each HMP should focus specifically on 
pertinent habitat components, e.g., a plan that requires retained vegetation of a 
specific height should set a minimum height standard for retained trees. 

10.3  FWHCA Permitted Alterations (BMC 19.40.400) 
For species of interest, both local‐ and landscape‐scale features should be 
considered (to comply with BAS).  At the local scale, factors such as habitat 
structure and composition, species features, recruitment opportunity for snags 
and LWD, and water should be managed for wildlife at present and in the 
future.  Landscape‐scale features requiring consideration in land use planning 
include patch size and juxtaposition, edge, corridors and fragmentation, and 
proximity of critical areas.  The HMP should require attention to these factors in 
the development of management actions.  Subsequently, permitted alterations 
are somewhat site‐specific, based on the HMP.   
 
The BMC (19.40.400) effectively addresses most habitat components and areas in 
which management and/or protection is required.  An update of HMP 
requirements, which should include mitigation sequencing, landscape‐level 
analysis, and attention to a wider range of species (as described in Part 9.1), will 
further increase the effectiveness of this section of the code by providing greater 
and more ecologically substantiated detail in the determination of buffers, 
restrictions, and permitted uses covered in BMC 19.40.400.   

10.4  FWHCA Specific Habitats (BMC 19.40.410) 
This section could be revised to include more “habitats” by addressing the 
previous suggestions.  While aquatic habitats are covered elsewhere in the BMC, 
non‐critical area habitat (often referred to as “upland”) could be specifically 
added and afforded some protection, particularly where key habitat, such as 
mature forest or snag‐rich habitat, or habitat corridors occur. .  The addition of 
special habitats (shoreline, nearshore) and additional species (candidate and 
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monitor species) would aid in the refinement of specific habitats.  As an example, 
BMC 19.40.410A would be updated to include common loons and western 
grebes, requiring attention to impacts on shoreline and nearshore areas.  
Similarly, “upland” habitat would be assessed at the landscape level, and an 
addition to this code section would require that landscape‐wide corridors and 
habitats be considered in site‐specific land use planning and permitting. 

11 CRITICAL AQUIFER RECHARGE AREAS (CARAS) 
(BMC 19.40.420 - 19.40.430) 
To protect Critical Aquifer Recharge Areas (CARAs), recommended BAS‐based 
protection measures include identifying and categorizing CARAs, indentifying 
potential sources of contamination, assessing vulnerability of water resources, 
imposing protections, and managing CARA withdrawals (The Watershed 
Company 2011).  Current management of CARAs in the City is in‐step with BAS 
recommendations. 

Table 19.  BMC 19.40.240 through 19.40.430:  Code Review, CARAs. 

Code 
Section  Title 

Includes 
current 
BAS? 

Covered 
by Comp. 
Plan? 

Review Comment / 
Recommendations 

19.40.420 
Critical aquifer recharge areas ‐ 
Designation and Classification 

Yes  Yes 

  

19.40.430 
Critical aquifer recharge areas ‐ 
Performance Standards 

Yes  Yes 
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Introduction 
 
This document is intended to provide guidance and tools useful in developing a wetland 
protection program for small cities and towns that are in the process of updating their 
critical areas ordinances (CAOs) to meet the Growth Management Act (GMA) 
requirements.  Wetlands are one of the five types of critical areas identified in the GMA.   
 
We recognize that many local governments lack the planning staff and resources 
necessary to develop and implement wetland standards that are both locally appropriate 
and based on best available science (BAS).  Nonetheless, they must comply with the 
GMA requirement to designate and protect wetlands. 
 
The first part of this document describes the important topics that should be addressed in 
the wetlands section of your CAO.  It includes recommendations for wetland protection 
based on BAS.  Appendix A is a sample CAO chapter for wetlands that incorporates 
these recommendations into a format similar to that found in many local CAOs.  (Please 
note that the sample CAO will need to be tailored to your jurisdiction’s naming and 
numbering system.  There are several generic “XX” references throughout the text.)  
Appendix B contains definitions that are commonly used in wetlands regulations.   
 
This document does not include the more general provisions typically found in 
regulations related to all critical areas.  These can be found in Appendix A of the Critical 
Areas Assistance Handbook published by the Washington State Department of 
Commerce (formerly the Department of Community, Trade, and Economic 
Development) in November 2003 (http://www.commerce.wa.gov/site/745/default.aspx). 
This document revises the wetland-specific provisions in the Critical Areas Assistance 
Handbook. 
 
The recommendations in this document and the sample ordinance may not be appropriate 
for use by rural county governments.  Factors to consider are the county’s rate of growth, 
the nature and intensity of land uses in the county, the wetland resources at risk, and the 
ability of the county to implement its CAO.  We suggest that you contact us to determine 
whether this guidance is applicable to your county.  Please use the following link to find 
Ecology’s wetland specialist for your 
area: http://www.ecy.wa.gov/programs/sea/wetlands/contacts.htm.  

 

http://www.commerce.wa.gov/site/745/default.aspx
http://www.ecy.wa.gov/programs/sea/wetlands/contacts.htm


 

Guidance on the Science of Wetland Protection 
 
Ecology has produced several different tools that can help local governments develop a 
comprehensive wetlands protection program for their jurisdictions.  The Washington 
Departments of Ecology (Ecology) and Fish and Wildlife (WDFW) have published a 
two-volume guidance document to help local governments protect and manage wetlands:  
 

● Wetlands in Washington State, Volume 1: A Synthesis of the Science 
(Washington State Department of Ecology Publication #05-06-006, Olympia, 
WA, March 2005).  This volume is the result of an extensive search of over 
15,000 scientific articles and synthesizes over 1,000 peer-reviewed works relevant 
to the management of Washington’s wetlands. 

 
● Wetlands in Washington State, Volume 2: Managing and Protecting Wetlands 

(Washington State Department of Ecology Publication # 05-06-008, Olympia, 
WA, April 2005). This volume was developed with the assistance of local 
government planners and wetland consultants.  It can be used to craft regulatory 
language that is based on the best available science (BAS).  We recommend that 
you review Chapter 8 and its appendices as you begin to work on updating your 
existing regulations.  

 
Ecology, in coordination with the U.S. Army Corps of Engineers (Corps) and the U.S. 
Environmental Protection Agency (EPA), has also developed a two-part guidance 
document aimed at improving the quality and effectiveness of compensatory mitigation 
in Washington State: 
 

● Wetland Mitigation in Washington State – Part 1: Agency Policies and 
Guidance (Version 1).  (Washington State Department of Ecology Publication 
#06-06-011a, Olympia, WA, March 2006).  Part 1 provides a brief background on 
wetlands, an overview of the factors that go into the agencies’ permitting 
decisions, and detailed guidance on the agencies’ policies of wetland mitigation, 
particularly compensatory mitigation.  It outlines the information the agencies use 
to determine whether specific mitigation plans are appropriate and adequate. 

 
● Wetland Mitigation in Washington State – Part 2: Developing Mitigation Plans 

(Version 1).  (Washington State Department of Ecology Publication #06-06-011b, 
Olympia, WA, March 2006).  Part 2 provides technical information on preparing 
plans for compensatory mitigation. 

 
Ecology has also developed a wetland ratings system for western Washington.  The rating 
system is a useful tool for dividing wetlands into groups that have similar needs for 
protection.   
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• Washington State Wetland Rating System for Western Washington – Revised 
(Washington State Department of Ecology Publication # 04-06-25, Olympia, WA, 
August 2004, annotated August 2006). 

Links to all of these documents can be found 
at: http://www.ecy.wa.gov/programs/sea/wetlands/gma/index.html. 

Relationship of GMA and SMA 
 
You may be planning to adopt a Shoreline Master Program (SMP) that will rely on the 
CAO for protection of wetlands and other critical areas in shoreline jurisdiction.  Ecology 
does not have an approval role in the CAO adoption process; our role is advisory. The 
SMP, however, is a joint document of Ecology and the local government requiring 
Ecology approval.  Before the SMP can be approved by Ecology, the CAO must meet the 
“no net loss of ecological functions” requirement (WAC 173-26-186(8)(b)(i)).  
 
You should be aware that the Shoreline Management Act (SMA) may preclude or alter 
the administration of your CAO.  For example, certain activities exempted under the 
CAO will not qualify for exemption under the SMP.  In addition, activities allowed under 
the CAO may require permits under the SMP.     
 
For assistance with CAO/SMP integration, please use the following link to find the 
shoreline planner for your 
area:  http://www.ecy.wa.gov/programs/sea/sma/contacts/index.html.  

Policy Discussion for Your Wetlands Chapter  
 
Your wetlands chapter will exist as one of several in your critical areas ordinance.  Below 
we describe some of the important subsections in the wetlands chapter and include our 
recommendations for protecting wetlands based on the best available science. 

Purpose 
The chapter typically begins with a purpose statement, followed by designation criteria, 
which include a definition of wetlands and the methods by which they are identified and 
rated and other details listed below.  The purpose statement may also state that this 
chapter is intended to be consistent with the requirements of 36.70A RCW and to 
implement the goals and policies of your Comprehensive Plan for protecting wetlands. 

Definitions 
Your wetlands chapter may include a separate list of definitions, or the definitions may 
be included in the general definitions section of the CAO.  Appendix B is a list of 
definitions relevant to your wetlands chapter.  This list includes terms identified in state 
law and agency guidance documents.  Clarity and consistency in the use of these terms 
will make ordinance implementation easier.  
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Identifying, Designating, and Rating Wetlands 
The first steps in regulating wetlands are to define what is being regulated and specify 
how these areas will be identified.  The GMA requires the use of the following definition 
of wetlands and specifies how to identify and delineate them. 
 
In designating wetlands for regulatory purposes, counties and cities are required to use 
the definition of wetlands in RCW 36.70A.030 (21):  
 

“Wetland” or “wetlands” means areas that are inundated or saturated by surface 
water or ground water at a frequency and duration sufficient to support, and that 
under normal circumstances do support, a prevalence of vegetation typically 
adapted for life in saturated soil conditions.  Wetlands generally include swamps, 
marshes, bogs, and similar areas.  Wetlands do not include those artificial 
wetlands intentionally created from non-wetland sites, including, but not limited 
to, irrigation and drainage ditches, grass-lined swales, canals, detention 
facilities, wastewater treatment facilities, farm ponds, and landscape amenities, 
or those wetlands created after July 1, 1990, that were unintentionally created as 
a result of the construction of a road, street, or highway.  Wetlands may include 
those artificial wetlands intentionally created from non-wetland areas created to 
mitigate conversion of wetlands. 
 

Wetlands are subject to a local government’s regulatory authority if they meet the criteria 
in this definition.  This includes Prior Converted Croplands (PCCs) and isolated 
wetlands.  These wetlands provide critical functions and habitat and should be regulated.  
The GMA does not allow flexibility in adopting a modified definition of wetlands. 
 
Irrigation practices, such as the Irrigation District ditches in Sequim, can result in human-
created, artificial wetlands.  More frequently, however, irrigation practices may augment 
natural sources of water to a wetland.  Wetlands that form along irrigation ditches that were 
intentionally created in uplands may be exempted from regulation.  However, if a wetland is 
the unintentional by-product of irrigation activities, the wetland should be regulated.  If a 
wetland disappears as the result of a change in irrigation practice, it will not be regulated in 
the future.  However, most wetlands will not disappear completely as a result of local 
changes in irrigation practices because of natural sources of water or regional irrigation 
influences.  Please see http://www.ecy.wa.gov/programs/sea/wetlands/irrigation.html for 
more information on how Ecology regulates irrigation-influenced wetlands. 
 
Ecology is most concerned about those changes in land use that would eliminate wetlands 
as the result of fill or grading, such as a conversion to commercial or residential use.  
These activities should be regulated by the CAO, and appropriate protection standards 
(such as buffers and mitigation) should be required in order to prevent the loss of wetland 
area and function.   
 
Many jurisdictions use the National Wetland Inventory (NWI) to determine whether 
wetlands exist within their boundaries.  Since the NWI is based on photographs that are 
over 30 years old and provides only a general approximation of wetland location, it 
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cannot be used alone to designate wetlands.  Wetlands are those areas that meet the above 
definition of “wetland.”  Wetlands are also dynamic systems that change over time.  It is 
important to adopt the GMA definition and to have regulations in place to protect wetland 
functions and values, should wetlands that do not currently appear on the NWI or other 
maps be identified in the future. 
 
State legislation (RCW 36.70A.175 and WAC 173-22-080) also requires local 
governments to use the Washington State Wetlands Identification and Delineation 
Manual (Ecology Publication #96-94, March 1997) in implementing the GMA.  The 
manual is used to identify the actual boundary of a wetland.  The manual is based on the 
1987 Corps of Engineers wetlands delineation manual and incorporates changes made by 
the Corps since 1987.  Since the Washington state manual and the Corps manual rely 
upon the same criteria and indicators for hydrology, soils, and vegetation, proper use of 
either manual should result in the same wetland boundary.   
 
The Corps recently released a draft version of the Interim Regional Supplement to the 
Corps of Engineers Wetland Delineation Manual: Western Mountains, Valleys, and 
Coast Region (WMVCR).  The Corps now requires that the draft version be applied to all 
delineations that require federal permits.   
 
Once the WMVCR Supplement is formally approved and released by the Corps, you 
should require that qualified professionals use the state manual and the WMVCR in 
western Washington.  Ecology will re-write the state manual to be consistent with the 
new federal supplements and any revisions to the 1987 manual. This will require revising 
the existing rule (WAC 173-22-080). 
 
To simplify the submission of delineation forms, Ecology has adopted the same policy as 
the Corps and will accept the forms found in the supplement instead of the form in the 
state manual for the delineations.  
See: http://www.ecy.wa.gov/programs/sea/wetlands/delineation.html.   
 
Local governments are not required to rate or classify wetlands when regulating them.  
However, methods that classify, categorize, or rate wetlands help target the appropriate 
level of protection to particular types of wetlands and avoid the “one-size-fits-all” 
approach.  If a local government uses a wetland rating system, it must consider the 
criteria described in WAC 365-190-090(3).  
 
The Washington State Wetland Rating System for Western Washington (Revised, Ecology 
Publication #04-06-025, August 2004, annotated August 2006) is a useful tool for 
dividing wetlands into groups that have similar needs for protection.  The revised rating 
system represents the best available science, as it is based on a better understanding of 
wetland functions, ways to evaluate them, and what is needed to protect them.  It 
provides a quick “snapshot” characterization of a particular wetland.  In many cases, it 
will provide enough information about existing wetland functions to allow adequate plan  
review and land use decisions to be made without the additional expense of a separate 
wetland functional assessment.  
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While local governments are not required to use Ecology’s revised rating system, we 
strongly encourage you to adopt wetland regulations that require its use.  Most 
qualified wetland specialists are using the revised rating system.  In cases where state and 
federal permits are required, the use of this rating system would benefit applicants by 
eliminating the need to rate wetlands according to a different local standard.  If you 
choose not to use the state’s wetland rating system, you must provide a rationale for this 
decision according to WAC 365-190-090(3). 
 
We recommend that you include language that describes the four categories of wetlands.  
This text is different for eastern and western Washington jurisdictions.  Please refer to 
Appendix A, Section XX.020.B.1-4 for the specific category descriptions.  

Regulated Uses and Activities 
Your wetland section should list those uses and activities that are regulated under the 
critical areas ordinance.  Some of these items include: removal, excavation, grading, or 
dredging of material of any kind; draining, flooding, or disturbing of the wetland, water 
level or water table; the construction, reconstruction, demolition, or expansion of any 
structure; etc.  More extensive examples are provided in the sample ordinance.    
 
Wetlands are often impacted by unauthorized clearing and grading that takes place 
before application for development permits.  You should make sure your CAO 
adequately regulates clearing and grading.  If it doesn’t, you should adopt a separate 
clearing and grading ordinance.  The Department of Commerce (formerly Community, 
Trade and Economic Development) recently published technical guidance on developing 
a clearing and grading 
ordinance: http://www.commerce.wa.gov/_CTED/documents/ID_2062_Publications.pdf.  
 
Most forest practices (as defined in RCW 76.09) are exempted from the provisions of a 
wetlands chapter in the CAO.  However, those forest practices that are Class IV general 
should be regulated.  These activities constitute a conversion from forestry to some other 
use.  As such, buffers and wetland protections are appropriate.   

Exemptions  
Your wetlands section should identify those activities in or near wetlands that are 
regulated and those that are exempt from regulation.  Exemptions include activities that 
will have little or no environmental effect or are an emergency that threatens public 
health or safety.  In the case of emergency response activities that affect wetlands and 
buffers, the responsible party should be required to obtain after-the-fact permits and to 
rectify impacts.  Some jurisdictions place the exemptions or exceptions in a general 
exemptions section near the front of the CAO.  However, some exemptions or exceptions 
may apply only to wetlands, so it may be more practical to have these specific 
exemptions in the wetlands section. 
 
Exempt activities should be limited to those that will not have a significant impact on a 
wetland’s structure and function (including its water, soil, or vegetation) and those which 
are expected to be very short term.  Local governments should, however, also consider 
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the cumulative impacts from exempted activities.  They can result in a loss of wetland 
acreage and function that are not replaced through compensatory mitigation.   
 
The scope, coverage, and applicability of a critical areas ordinance should capture the full 
range of activities that are detrimental to wetland functions.  Therefore, exemptions 
should be supported by the scientific literature and be carefully crafted to minimize the 
potential for adverse impacts.  However, a local government should not assume that an 
exemption is appropriate in the absence of science to refute the exemption.  The language 
should clearly state whether a given exemption is from applicable standards in the code 
or whether it is exempt from needing a permit but still must comply with the code.  
Exemptions should be limited and construed narrowly. 
 
For more information on this topic please refer to Chapter 8 of Wetlands in Washington 
State, Volume 2: Managing and Protecting Wetlands (Ecology Publication # 05-06-008, 
Olympia, WA, April 2005, http://www.ecy.wa.gov/biblio/0506008.html). 
 
The GMA, in RCW 36.70A.030(21), requires local governments to regulate wetlands that 
meet the definition of biological wetlands (see the definition of “wetland” in the 
following section).  This includes Prior Converted Croplands (PCCs) and 
hydrologically isolated wetlands, two types of wetlands that have been exempt from 
federal regulation at times.  PCCs are wetlands that have been ditched and drained for active 
agricultural use before December 23, 1985.  Isolated wetlands are those wetlands that have 
no surface hydrologic connection to waters of the United States.  These wetlands must be 
regulated by your CAO. 
 
At the time of this writing, Congress is considering the Clean Water Restoration Act which, 
if passed into law, would restore federal jurisdiction over all wetlands and streams.  This 
would eliminate the need for special state regulation of isolated wetlands.  Please 
see http://www.ecy.wa.gov/programs/sea/wetlands/isolated.html for more information on 
how the state of Washington currently regulates isolated wetlands. 
 
The scientific literature does not support exempting wetlands that are below a certain size.  
While we recognize an administrative desire to place size thresholds on wetlands that are 
to be regulated, you need to be aware that it is not possible to conclude from size alone 
what functions a particular wetland may be providing.  However, Ecology has developed 
a strategy for exempting small wetlands when additional criteria are considered.  This 
language is present in the sample ordinance.   
 
Exceptions are typically addressed in a CAO in the context of reasonable use of property.  
For more information about this regulatory tool, see Section VII of the Critical Areas 
Assistance Handbook published by the Washington State Department of Commerce 
(http://www.commerce.wa.gov/site/745/default.aspx).   
 
You should keep in mind that the Shoreline Management Act does not allow reasonable 
use exceptions, providing instead a variance pathway to afford regulatory relief.  If you 

Wetlands Guidance for Small Cities 
Western Washington Version  

Page 7 

http://www.ecy.wa.gov/biblio/0506008.html
http://www.ecy.wa.gov/programs/sea/wetlands/isolated.html
http://www.commerce.wa.gov/site/745/default.aspx


 
decide to incorporate your CAO into your SMP when the latter document is 
updated, you will need to address this potential inconsistency.  

Forest Practices   
Class I, II, and III forest practices should be exempted from the wetlands section of your 
CAO.  These activities are regulated through RCW 76.09, the Forest Practices Act.   

Agricultural Activities 
As of this writing, there is a moratorium on the adoption of new critical areas regulations 
with respect to agriculture.  Substitute Senate Bill 5248 provides that for the period 
beginning May 1, 2007, and concluding July 1, 2010, counties and cities may not amend 
or adopt critical area ordinances under RCW 36.70A.060(2) as they specifically apply to 
agricultural activities.  SSB 5248 designates the William D. Ruckelshaus Center as the 
facilitator in resolving, harmonizing, and advancing commonly held environmental 
protection and agricultural viability goals.   
 
The future requirements of the GMA relating to agricultural activities will be unknown 
until the end of the 2010 legislative session.  
 
According to SSB 5248, for CAO updates adopted between May 1, 2007, and July 1, 
2010, this circumstance means: 
 

• Your updated CAO cannot amend regulations as they apply to a broad category of 
“agricultural activities” as defined in SSB 5248. 
 

• Your old CAO needs to remain in place – even if a new CAO is adopted – to 
regulate agricultural activities. 
 

• Between July 1, 2010, and December 1, 2011, you will be required to “review and 
if necessary revise” CAO provisions related to agricultural activities (SSB 5248, 
Sec. 2(2)(b)). 
 

During your current CAO update, issues regarding agricultural activities may come up.  
You should save documentation of issues and suggestions related to agricultural 
activities, even though they cannot be addressed at this time.  Saving work from your 
current update may facilitate the post-July 2010 CAO review and potential update related 
to agricultural activities. 
 
More information on SSB 5248 and the Ruckelshaus Center process is available at the 
Department of Commerce web site 
at: http://www.commerce.wa.gov/site/418/default.aspx.  Link to “Questions and Answers 
on SSB 5248.” 
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Strategies for Protecting Wetlands from Impacts 

Wetlands Inventory 
You may wish to pursue accurate identification and rating of all wetlands in your 
planning area based on the Washington State Wetlands Identification and Delineation 
Manual (Ecology Publication #96-94, or as revised) and the Washington State Wetland 
Rating System for Western Washington (Revised, Ecology Publication #04-06-025, 
August 2004).  These documents can be downloaded at: 
 

• http://www.ecy.wa.gov/biblio/9694.html (delineation manual) 
 

• http://www.ecy.wa.gov/biblio/0406025.html (rating system).   
 

While this approach may initially be more labor intensive and expensive, such 
information will allow rapid review of development proposals and can help your 
jurisdiction prioritize areas for preservation or acquisition.   
 
This approach is consistent with best available science (BAS).  It can help with the 
development of a landscape-analysis approach to protecting wetlands in your city.  
Landscape analysis for critical areas facilitates and informs long-range planning.  The 
City of Aberdeen used this approach in their CAO update.   (See Section XX.050.B in the 
sample ordinance.) 

ABCs 
The most basic approach to protecting wetland functions and values can be summarized 
as the A-B-C Approach, or Avoid, Buffer, Compensate.  This means that a CAO 
should contain language to ensure that:  
 

1. Wetlands impacts are avoided to the extent practicable. 
 

2. Wetlands are buffered to protect them from adjacent land-use impacts. 
 

3. Unavoidable impacts are compensated, or replaced. 
 
Your CAO should provide requirements on how to reduce the severity of impacts to 
wetlands.  When an alteration to a wetland is proposed, impacts should be avoided, 
minimized, or compensated for in the following sequential order of preference: 
 

1. Avoiding the impact altogether by not taking a certain action or parts of an 
action; 
 

2. Minimizing impacts by limiting the degree or magnitude of the action and 
its implementation, by using appropriate technology, or by taking 
affirmative steps to avoid or reduce impacts; 
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3. Rectifying the impact by repairing, rehabilitating, or restoring the affected 

environment; 
 

4. Reducing or eliminating the impact over time by preservation and 
maintenance operations during the life of the action; 
 

5. Compensating for the impact by replacing, enhancing, or providing 
substitute resources or environments; and/or 
 

6. Monitoring the impact and taking appropriate corrective measures. 

Buffers 
Establishing standards for wetland buffers is usually the most challenging part of 
developing a CAO.  However, developing a predictable, reasonable approach for 
establishing buffers that includes the best available science is not as difficult as it may 
seem. 
 
The scientific literature is unequivocal that buffers are necessary to protect wetland 
functions and values.  The literature consistently reports that the primary factors to 
evaluate in determining appropriate buffer widths are:  
 

1. The wetland type and functions needing protection (buffers filter sediment, 
nutrients, or toxics; screen noise and light; provide forage, nesting, or 
resting habitat for wetland-dependent species; etc.). 
 

2. The types of adjacent land use and their expected impacts. 
 

3. The characteristics of the buffer area (slope, soils, vegetation). 
 
The widths of buffers needed vary widely, depending on these three factors.  For 
example, providing filtration of coarse sediment from residential development next to a 
low-quality wetland would require only a relatively flat buffer of dense grasses or 
forest/shrub vegetation in the range of 20 to 30 feet.  However, providing forage and 
nesting habitat for common wetland-dependent species such as waterfowl, herons, or 
amphibians in a high-quality wetland adjacent to residential development would require a 
buffer vegetated with trees and shrubs in the range of 200 to 300 feet.  This illustrates the 
necessity of using an approach to buffers that incorporates wetland type and functions 
(based on an appropriate rating system), types of land use, and the environmental 
characteristics of the existing buffer.   
 
Your CAO should require buffers for activities that will impact wetland functions. 
Ecology’s buffer recommendations are presented in Appendix 8-C of Wetlands in 
Washington State, Volume 2.  We recommend using the table shown in the sample 
ordinance.  It is derived from the more detailed tables in Volume 2.  It is a single table, is 
easy to use, and is based on BAS.  This alternative provides the important balance of 
predictability and flexibility.  Determination of buffer size is simply a matter of applying 
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the results of the wetland rating system score to the buffer matrix, based on the wetland 
category and wildlife habitat score.  It generally requires smaller buffers for those 
wetlands that do not have much wildlife use.  The simpler table does not consider land-
use intensity in the buffer calculation, since it is presumed that most urban land uses will 
be high or moderate intensity.  However, if your city has an activity that can be 
considered low intensity, such as a passive recreation area or nature park with 
undeveloped trails, you may wish to prescribe a smaller buffer for that area only.  The 
buffer for an area should be no less than 75% of the otherwise required buffer.  Such a 
“low-intensity” buffer is not appropriate for residential, commercial, or industrial uses.   
 
Some wetland types listed in the buffer table may not be present in your city (e.g., coastal 
lagoons, bogs, interdunal wetlands, etc.).   If you are certain that these wetlands do not 
occur within your jurisdiction and would not be introduced by future annexations, you 
may remove those wetland types from the buffer table.   
 
You may wish to adopt an even simpler approach to wetland buffers, one based only on 
wetland category.  In this case, buffers must be large enough to protect the most-sensitive 
wetlands from the most damaging land-use impacts.  Please refer to Appendix 8-C of 
Wetlands in Washington State, Volume 2 for these examples.   

 
Ecology’s buffer recommendations are based on a moderate-risk approach to protecting 
wetland functions.  This means that there is a moderate risk that wetland functions will be 
impacted.  Adopting smaller buffers represents a high-risk approach, and you need to be 
prepared to justify why such an approach is necessary and to offer alternative means of 
protecting wetland functions that help reduce the risk. 
 
Ecology’s buffer recommendations are also based on the assumption that the buffer 
is well vegetated with native species appropriate to the ecoregion.  If the buffer does 
not consist of vegetation adequate to provide the necessary protection, then either the 
buffer area should be planted or the buffer width should be increased. 

Buffer Averaging 
Local governments often wish to allow buffer widths to be varied in certain 
circumstances.  This may be reasonable if your standard buffers are adequate.  The width 
of buffers may be averaged if this will improve the protection of wetland functions, or if 
it is the only way to allow for reasonable use of a parcel.   
 
We recommend that a request for buffer averaging include a wetland report.  The report 
should be prepared by a qualified professional describing the current functions of the 
wetland and its buffer and the measures that will be taken to ensure that there is no loss of 
wetland function due to the buffer averaging.  The width of the buffer at any given point 
after averaging should be no smaller than 75% of the standard buffer.  
 
If you choose to adopt small standard buffer widths, then further reductions to the buffer 
width should not be allowed under any circumstances. 
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Mitigation 
Unavoidable impacts to wetlands should be offset by compensatory mitigation.  Your 
CAO should include standards for the type, location, amount, and timing of the 
mitigation.  It should also include clear guidance on the design considerations and 
reporting requirements for mitigation plans. 
 
Ecology’s recommendations for the amount of mitigation (ratios) are based on wetland 
category, function, and special characteristics.  Requiring a greater area helps offset both 
the risk that compensatory mitigation will fail and the temporal loss of functions that may 
occur.  We recommend using the ratio table shown in the sample ordinance.  It is derived 
from the more detailed tables in Part 1 of the joint agency guidance on mitigation:  
Wetland Mitigation in Washington State, Parts 1 and 2 (Ecology publications #06-06-
011a & b, March 2006).   
 
In 2008 the Corps and the EPA issued a rule governing compensatory mitigation.  The 
rule establishes performance standards and criteria to improve the quality and success of 
compensatory mitigation, mitigation banks, and in-lieu fee programs.  For more 
information on the federal rule, see: 
http://www.epa.gov/owow/wetlands/pdf/wetlands_mitigation_final_rule_4_10_08.pdf.   
 
By adopting mitigation standards based on the state and federal guidance and rules, you 
will be providing consistency for applicants who must also apply for state and federal 
permits.  

Mitigation Alternatives 
Various options are available for mitigation, in addition to the traditional on-site 
concurrent option.  These options include placing the mitigation away from the project 
site (off-site mitigation), building mitigation in advance of project impacts, and using 
third-party mitigation providers such as wetland banks and in-lieu-fee programs.  
Deciding which option should be used depends on what works best for the applicant and 
for the environment.  Some of these options may not be available in your area at this 
time.  However, we recommend that your CAO allow these options.  They can be 
effective and valuable tools in preventing a net loss of wetland functions. 
 
Some project applicants may propose mitigation that is consistent with sound ecological 
principles but is located outside of your jurisdiction.  You may wish to include language 
in your CAO that enables your government to establish interlocal agreements or similar 
instruments with other jurisdictions to allow for such mitigation opportunities.    
 
In addition to the following options, you might want to consider allowing transfer of 
development rights (TDR) as a tool for protecting wetlands.  The Department of 
Commerce is working with four Puget Sound counties in a pilot TDR program.  For more 
information, contact the Commerce planner for your jurisdiction or 
see:  http://www.commerce.wa.gov/site/1060/default.aspx. 
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Mitigation Banking 
A mitigation bank is a site where wetlands, streams, or other aquatic resource areas have 
been restored, established, enhanced, or (in certain circumstances) preserved for the 
purpose of providing compensation for unavoidable impacts to aquatic resources.  A 
mitigation bank may be created by a government agency, corporation, nonprofit 
organization, or other entity.  The bank sells its credits to permittees who are required to 
compensate for wetland impacts.  Mitigation banks allow a permittee to simply write a 
check for their mitigation obligation.  It is the bank owner who is responsible for the 
mitigation success.  Mitigation banks require a formal agreement with the Corps, 
Ecology, and the local jurisdiction to be used for federal or state permits.    
 
Ecology recently adopted the final Wetland Mitigation Banks Rule (WAC 173-700).  The 
purpose of the rule is to provide a framework for the certification, operation and 
monitoring of wetland mitigation banks.  To learn more about wetland banking and the 
rule, see Ecology’s website 
at http://www.ecy.wa.gov/programs/sea/wetlands/mitigation/banking/index.html. 
 
In-Lieu Fee (ILF) 
In this approach to mitigation, a permittee pays a fee to a third party in lieu of conducting 
project-specific mitigation or buying credits from a mitigation bank.  ILF mitigation is 
used mainly to compensate for impacts to wetlands when better approaches to 
compensation are not available or practicable, or when the use of an ILF is in the best 
interest of the environment.   
 
An ILF represents the expected costs to a third party of replacing the wetland functions 
lost or degraded as a result of the permittee’s project.  Fees are typically held in trust until 
sufficient funds have been collected to finance a mitigation project.  Only a nonprofit 
organization such as a local land trust, private conservation group, or government agency 
with demonstrated competence in natural resource management may operate an ILF 
program.  All ILF programs must be approved by the Corps to be used for Section 404 
permits. 
 
The Puget Sound Partnership (http://www.psp.wa.gov) is currently working with other 
entities to establish an ILF program in two pilot watersheds in Puget Sound.  We will be 
posting information about this program on our Mitigation that Works web page 
at: http://www.ecy.wa.gov/mitigation/options.html  

Off-Site Mitigation 
This refers to compensatory mitigation that is not located at or near the project that 
generates impacts to wetlands.  Off-site mitigation is generally allowed only when on-site 
mitigation is not practicable or environmentally preferable.   
 
Ecology, the Corps of Engineers, and EPA have developed guidance to help applicants 
select potential off-site mitigation sites.  To download a copy of Selecting Wetland 
Mitigation Sites Using a Watershed Approach, (Ecology Publication #09-06-032, 
December 2009), please see http://www.ecy.wa.gov/biblio/0906032.html.  
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Advance Mitigation 
When compensatory mitigation is implemented before, and in anticipation of, future 
known impacts to wetlands, it is referred to as “advance mitigation.”  Advance 
mitigation has been used mostly for large mitigation projects that are constructed in 
distinct phases where the impacts to wetlands are known.  Advance mitigation lets an 
applicant provide all of the compensation needed for the entire project affecting wetlands 
at one time, which may result in more favorable mitigation ratios.  
 
Although similar to mitigation banking, advance mitigation is different in several ways. 
Most importantly, advance mitigation is used only to compensate for a specific project 
(or projects) with pre-identified impacts to wetlands.  Wetland banks provide mitigation 
for unknown future impacts within a specific “service” or market area.  Ecology, WDFW, 
and the Corps of Engineers are developing guidance for advance mitigation.  This 
guidance will be available by mid-2010.  To obtain a copy after it is released, please 
see http://www.ecy.wa.gov/mitigation/guidance.html.  
 
Conclusion 
 
We hope you find this information helpful.  If you have questions about this document or 
need additional assistance with the wetlands section of your critical areas ordinance 
update, please contact Donna Bunten at (360) 407-7172 or donna.bunten@ecy.wa.gov.  
 
You may also contact one of Ecology’s regional wetland specialists.  They are available 
to work with you during your update process.  For example, they can offer presentations 
to elected officials and planning commissions.  They can also provide technical 
assistance including help with wetland delineation, wetland rating, ordinary high water 
mark determination, and project review.  Please use the following link to find the wetland 
specialist for your area: 
http://www.ecy.wa.gov/programs/sea/wetlands/contacts.htm.  
 
For assistance with other aspects of your critical areas ordinance update, please contact 
the Department of Commerce (formerly Community, Trade, and Economic 
Development) at (360) 725-3000. 
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Subchapter XX.XX 
Wetlands 

 
Sections: 
XX.010 Purpose 
XX.020 Identification and Rating 
XX.030 Regulated Activities 
XX.040 Exemptions and Allowed Uses in Wetlands 
XX.050 Wetland Buffers 
XX.060 Critical Area Reports 
XX.070 Compensatory Mitigation 
XX.080 Unauthorized Alterations and Enforcement 

XX.010 Purpose 

The purposes of this Chapter are to: 

A.  Recognize and protect the beneficial functions performed by many wetlands, 
which include, but are not limited to, providing food, breeding, nesting and/or rearing 
habitat for fish and wildlife; recharging and discharging ground water; contributing to 
stream flow during low flow periods; stabilizing stream banks and shorelines; storing 
storm and flood waters to reduce flooding and erosion; and improving water quality 
through biofiltration, adsorption, and retention and transformation of sediments, 
nutrients, and toxicants. 

B. Regulate land use to avoid adverse effects on wetlands and maintain the 
functions and values of wetlands throughout (name of jurisdiction). 

C. Establish review procedures for development proposals in and adjacent to 
wetlands.  

XX.020 Identification and Rating 

 A.  Identification and Delineation.  Wetlands shall be identified and delineated by 
a qualified wetland professional in accordance with the Washington State Wetlands 
Identification and Delineation Manual (Ecology Publication #96-94, or as revised and 
approved by Ecology), using the criteria in the definition of Chapter XX.XX.  Wetland 
delineations are valid for five years; after such date the City shall determine whether a 
revision or additional assessment is necessary. 

 B.  Rating.  Wetlands shall be rated according to the Washington Department of 
Ecology wetland rating system, as set forth in the Washington State Wetland Rating 
System for Western Washington (Ecology Publication #04-06-025, or as revised and 
approved by Ecology), which contains the definitions and methods for determining 
whether the criteria below are met. 
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1. Category I.  Category I wetlands are: (1) relatively undisturbed estuarine 

wetlands larger than 1 acre; (2) wetlands that are identified by scientists of 
the Washington Natural Heritage Program/DNR as high-quality wetlands; 
(3) bogs; (4) mature and old-growth forested wetlands larger than 1 acre; 
(5) wetlands in undisturbed coastal lagoons; and (6) wetlands that perform 
many functions well (scoring 70 points or more).  These wetlands: (1) 
represent unique or rare wetland types; (2) are more sensitive to 
disturbance than most wetlands; (3) are relatively undisturbed and contain 
ecological attributes that are impossible to replace within a human 
lifetime; or (4) provide a high level of functions. 

2. Category II.  Category II wetlands are: (1) estuarine wetlands smaller than 
1 acre, or disturbed estuarine wetlands larger than 1 acre; (2) interdunal 
wetlands larger than 1 acre; (3) disturbed coastal lagoons or (4) wetlands 
with a moderately high level of functions (scoring between 51 and 69 
points). 

3. Category III.  Category III wetlands are: (1) wetlands with a moderate 
level of functions (scoring between 30 and 50 points); and (2) interdunal 
wetlands between 0.1 and 1 acre.  Wetlands scoring between 30 and 50 
points generally have been disturbed in some ways and are often less 
diverse or more isolated from other natural resources in the landscape than 
Category II wetlands. 

4. Category IV.  Category IV wetlands have the lowest levels of functions 
(scoring fewer than 30 points) and are often heavily disturbed.  These are 
wetlands that we should be able to replace, or in some cases to improve.  
However, experience has shown that replacement cannot be guaranteed in 
any specific case.  These wetlands may provide some important functions, 
and should be protected to some degree. 

 C.  Illegal modifications. Wetland rating categories shall not change due to illegal 
modifications made by the applicant or with the applicant’s knowledge. 

XX.030 Regulated Activities  

 A.  For any regulated activity, a critical areas report (see Chapter XX.060 of this 
Chapter) may be required to support the requested activity.   

 B.  The following activities are regulated if they occur in a regulated wetland or 
its buffer: 

1.  The removal, excavation, grading, or dredging of soil, sand, gravel, 
minerals, organic matter, or material of any kind. 

2.  The dumping of, discharging of, or filling with any material.  

3.  The draining, flooding, or disturbing of the water level or water table. 
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4.  Pile driving. 

5.  The placing of obstructions. 

6.  The construction, reconstruction, demolition, or expansion of any structure. 

7.  The destruction or alteration of wetland vegetation through clearing, 
harvesting, shading, intentional burning, or planting of vegetation that 
would alter the character of a regulated wetland. 

8.  "Class IV - General Forest Practices" under the authority of the "1992 
Washington State Forest Practices Act Rules and Regulations," WAC 222-
12-030, or as thereafter amended.  

9.   Activities that result in:  

a. A significant change of water temperature. 

b. A significant change of physical or chemical characteristics of the 
sources of water to the wetland. 

c. A significant change in the quantity, timing, or duration of the water 
entering the wetland.  

d. The introduction of pollutants. 

C.  Subdivisions.  The subdivision and/or short subdivision of land in wetlands 
and associated buffers are subject to the following: 

1. Land that is located wholly within a wetland or its buffer may not be 
subdivided. 

2. Land that is located partially within a wetland or its buffer may be 
subdivided provided that an accessible and contiguous portion of each new 
lot is: 

a. Located outside of the wetland and its buffer; and 

b. Meets the minimum lot size requirements of Chapter XX.XX. 

XX.040 Exemptions and Allowed Uses in Wetlands 

A. The following wetlands are exempt from the buffer provisions contained in 
this Chapter and the normal mitigation sequencing process in Chapter XX.XX.  They 
may be filled if impacts are fully mitigated based on provisions in Chapter XX.070.   In 
order to verify the following conditions, a critical area report for wetlands meeting the 
requirements in Chapter XX.060 must be submitted.   

1. All isolated Category III and IV wetlands less than 1,000 square feet that: 
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a.  Are not associated with riparian areas or buffers 

b.  Are not part of a wetland mosaic  

c.  Do not contain habitat identified as essential for local populations of 
priority species identified by the Washington Department of Fish and 
Wildlife or species of local importance identified in Chapter XX.XX. 

 
  B.  Activities Allowed in Wetlands.  The activities listed below are allowed in 
wetlands.  These activities do not require submission of a critical area report, except 
where such activities result in a loss of the functions and values of a wetland or wetland 
buffer.  These activities include: 
 

1. Those activities and uses conducted pursuant to the Washington State 
Forest Practices Act and its rules and regulations, WAC 222-12-030, 
where state law specifically exempts local authority, except those 
developments requiring local approval for Class 4 – General Forest 
Practice Permits (conversions) as defined in RCW 76.09 and WAC 222-
12. 
 

2. Conservation or preservation of soil, water, vegetation, fish, shellfish, 
and/or other wildlife that does not entail changing the structure or 
functions of the existing wetland. 
 

3. The harvesting of wild crops in a manner that is not injurious to natural 
reproduction of such crops and provided the harvesting does not require 
tilling of soil, planting of crops, chemical applications, or alteration of the 
wetland by changing existing topography, water conditions, or water 
sources. 
 

4. Drilling for utilities/utility corridors under a wetland, with entrance/exit 
portals located completely outside of the wetland buffer, provided that the 
drilling does not interrupt the ground water connection to the wetland or 
percolation of surface water down through the soil column.  Specific 
studies by a hydrologist are necessary to determine whether the ground 
water connection to the wetland or percolation of surface water down 
through the soil column will be disturbed. 
 

5. Enhancement of a wetland through the removal of non-native invasive 
plant species.  Removal of invasive plant species shall be restricted to 
hand removal unless permits from the appropriate regulatory agencies 
have been obtained for approved biological or chemical treatments.   All 
removed plant material shall be taken away from the site and appropriately 
disposed of.  Plants that appear on the Washington State Noxious Weed 
Control Board list of noxious weeds must be handled and disposed of 
according to a noxious weed control plan appropriate to that species.  Re-
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vegetation with appropriate native species at natural densities is allowed in 
conjunction with removal of invasive plant species.  
  

6. Educational and scientific research activities. 
 

7. Normal and routine maintenance and repair of any existing public or 
private facilities within an existing right-of-way, provided that the 
maintenance or repair does not expand the footprint of the facility or right-
of-way.  
  

XX.050 Wetland Buffers 
 

A. Buffer Requirements.  The standard buffer widths in Table XX.1 have been 
established in accordance with the best available science.  They are based on the category 
of wetland and the habitat score as determined by a qualified wetland professional using 
the Washington state wetland rating system for western Washington. 

 
1. The use of the standard buffer widths requires the implementation of the 

measures in Table XX.2, where applicable, to minimize the impacts of the 
adjacent land uses. 

 
2. If an applicant chooses not to apply the mitigation measures in Table 

XX.2, then a 25% increase in the width of all buffers is required.  For 
example, a 75-foot buffer with the mitigation measures would be a 100-
foot buffer without them.  

3. The standard buffer widths assume that the buffer is vegetated with a 
native plant community appropriate for the ecoregion.  If the existing 
buffer is unvegetated, sparsely vegetated, or vegetated with invasive 
species that do not perform needed functions, the buffer should either be 
planted to create the appropriate plant community or the buffer should be 
widened to ensure that adequate functions of the buffer are provided. 

4. Additional buffer widths are added to the standard buffer widths.  For 
example, a Category I wetland scoring 32 points for habitat function 
would require a buffer of 225 feet (75 + 150). 
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Table XX.1 Wetland Buffer Requirements for Western Washington 
 

 

Wetland  Category 

 

Standard 
Buffer 
Width 

Additional 
buffer width if 
wetland scores 
21-25 habitat 

points 

Additional 
buffer width if 
wetland scores 
26-29 habitat 

points 

Additional 
buffer width 

if wetland 
scores 30-36 

habitat points 

Category I:   
Based on total score 75ft Add 30 ft Add 90 ft Add 150 ft 

Category I:   
Bogs 190 ft NA NA Add 35 ft 

Category I:   
Natural Heritage 
Wetlands 

190 ft N/A NA Add 35 ft 

Category I:   
Coastal Lagoons 150 ft N/A Add 15 ft Add 75 ft 

Category I:   
Forested 75ft Add 30 ft Add 90 ft Add 150 ft 

Category I:   
Estuarine 150 ft N/A NA N/A 

Category II:   
Based on score 75 ft Add 30 ft Add 90 ft Add 150 ft 

Category II:   
Interdunal Wetlands 110 ft NA Add 55 ft Add 115 ft 

Category III  (all) 60 ft Add 45 ft Add 105 ft NA 

Category IV (all) 40 ft NA NA NA 
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Table XX.2 Required measures to minimize impacts to wetlands   

(Measures are required, where applicable to a specific proposal) 
 

Disturbance Required Measures to Minimize Impacts 

Lights • Direct lights away from wetland 

Noise • Locate activity that generates noise away from wetland 
• If warranted, enhance existing buffer with native 

vegetation plantings adjacent to noise source 
• For activities that generate relatively continuous, 

potentially disruptive noise, such as certain heavy 
industry or mining, establish an additional 10’ heavily 
vegetated buffer strip immediately adjacent to the outer 
wetland buffer   

Toxic runoff • Route all new, untreated runoff away from wetland 
while ensuring wetland is not dewatered  

• Establish covenants limiting use of pesticides within 
150 ft of wetland 

• Apply integrated pest management 
Stormwater runoff • Retrofit stormwater detention and treatment for roads 

and existing adjacent development  
• Prevent channelized flow from lawns that directly 

enters the buffer 
• Use Low Intensity Development techniques (per PSAT 

publication on LID techniques) 
Change in water regime • Infiltrate or treat, detain, and disperse into buffer new 

runoff from impervious surfaces and new lawns  
Pets and human disturbance • Use privacy fencing OR plant dense vegetation to 

delineate buffer edge and to discourage disturbance 
using vegetation appropriate for the ecoregion  

• Place wetland and its buffer in a separate tract or 
protect with a conservation easement 

Dust • Use best management practices to control dust 
Disruption of corridors or 
connections  

• Maintain connections to offsite areas that are 
undisturbed   

• Restore corridors or connections to offsite habitats by 
replanting   
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5. Increased Wetland Buffer Area Width.  Buffer widths shall be increased 

on a case-by-case basis as determined by the Administrator when a larger 
buffer is necessary to protect wetland functions and values.  This 
determination shall be supported by appropriate documentation showing 
that it is reasonably related to protection of the functions and values of the 
wetland.  The documentation must include but not be limited to the 
following criteria:  
 

a.  The wetland is used by a plant or animal species listed by the federal 
government or the state as endangered, threatened, candidate, 
sensitive, monitored or documented priority species or habitats, or 
essential or outstanding habitat for those species or has unusual nesting 
or resting sites such as heron rookeries or raptor nesting trees; or 

 
b.  The adjacent land is susceptible to severe erosion, and erosion-control 

measures will not effectively prevent adverse wetland impacts; or  
 
c.  The adjacent land has minimal vegetative cover or slopes greater than 

30 percent. 
 

6 Buffer averaging to improve wetland protection may be permitted when 
all of the following conditions are met: 
 

a. The wetland has significant differences in characteristics that affect its 
habitat functions, such as a wetland with a forested component 
adjacent to a degraded emergent component or a “dual-rated” wetland 
with a Category I area adjacent to a lower-rated area. 

 
b. The buffer is increased adjacent to the higher-functioning area of 

habitat or more-sensitive portion of the wetland and decreased 
adjacent to the lower-functioning or less-sensitive portion as 
demonstrated by a critical areas report from a qualified wetland 
professional. 

 
c. The total area of the buffer after averaging is equal to the area required 

without averaging. 
 
d. The buffer at its narrowest point is never less than either ¾ of the 

required width or 75 feet for Category I and II, 50 feet for Category 
III, and 25 feet for Category IV, whichever is greater. 

 
7. Averaging to allow reasonable use of a parcel may be permitted when all 

of the following are met: 
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a. There are no feasible alternatives to the site design that could be 

accomplished without buffer averaging. 
 

b. The averaged buffer will not result in degradation of the wetland’s 
functions and values as demonstrated by a critical areas report from a 
qualified wetland professional. 
 

c. The total buffer area after averaging is equal to the area required 
without averaging. 

 
d. The buffer at its narrowest point is never less than either ¾ of the 

required width or 75 feet for Category I and II, 50 feet for Category 
III and 25 feet for Category IV, whichever is greater. 

 
B. To facilitate long-range planning using a landscape approach, the 

Administrator may identify and pre-assess wetlands using the rating system and establish 
appropriate wetland buffer widths for such wetlands.  The Administrator will prepare 
maps of wetlands that have been pre-assessed in this manner.  

 
C. Measurement of Wetland Buffers.  All buffers shall be measured 

perpendicular from the wetland boundary as surveyed in the field.  The buffer for a 
wetland created, restored, or enhanced as compensation for approved wetland alterations 
shall be the same as the buffer required for the category of the created, restored, or 
enhanced wetland.  Only fully vegetated buffers will be considered.  Lawns, walkways, 
driveways, and other mowed or paved areas will not be considered buffers or included in 
buffer area calculations. 

 
D. Buffers on Mitigation Sites.  All mitigation sites shall have buffers consistent 

with the buffer requirements of this Chapter.  Buffers shall be based on the expected or 
target category of the proposed wetland mitigation site.  

 
E. Buffer Maintenance.  Except as otherwise specified or allowed in accordance 

with this Chapter, wetland buffers shall be retained in an undisturbed or enhanced 
condition.  In the case of compensatory mitigation sites, removal of invasive non-native 
weeds is required for the duration of the mitigation bond (Section XX.070.H.2.a.viii). 

 
F. Impacts to Buffers.  Requirements for the compensation for impacts to buffers 

are outlined in Section XX.070 of this Chapter. 
 
G. Overlapping Critical Area Buffers.   If buffers for two contiguous critical 

areas overlap (such as buffers for a stream and a wetland), the wider buffer applies.   
 
H. Allowed Buffer Uses.  The following uses may be allowed within a wetland 

buffer in accordance with the review procedures of this Chapter, provided they are not 
prohibited by any other applicable law and they are conducted in a manner so as to 
minimize impacts to the buffer and adjacent wetland: 
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1. Conservation and Restoration Activities.  Conservation or restoration 
activities aimed at protecting the soil, water, vegetation, or wildlife. 
 

2. Passive recreation.  Passive recreation facilities designed and in 
accordance with an approved critical area report, including: 

 
a. Walkways and trails, provided that those pathways are limited to 

minor crossings having no adverse impact on water quality.  They 
should be generally parallel to the perimeter of the wetland, located 
only in the outer twenty-five percent (25%) of the wetland buffer area, 
and located to avoid removal of significant trees.  They should be 
limited to pervious surfaces no more than five (5) feet in width for 
pedestrian use only.  Raised boardwalks utilizing non-treated pilings 
may be acceptable. 

 
b. Wildlife-viewing structures.  

3. Educational and scientific research activities. 

4. Normal and routine maintenance and repair of any existing public or 
private facilities within an existing right-of-way, provided that the 
maintenance or repair does not increase the footprint or use of the facility 
or right-of-way. 

5. The harvesting of wild crops in a manner that is not injurious to natural 
reproduction of such crops and provided the harvesting does not require 
tilling of soil, planting of crops, chemical applications, or alteration of the 
wetland by changing existing topography, water conditions, or water 
sources. 

6. Drilling for utilities/utility corridors under a buffer, with entrance/exit 
portals located completely outside of the wetland buffer boundary, 
provided that the drilling does not interrupt the ground water connection to 
the wetland or percolation of surface water down through the soil column.  
Specific studies by a hydrologist are necessary to determine whether the 
ground water connection to the wetland or percolation of surface water 
down through the soil column is disturbed. 

7. Enhancement of a wetland buffer through the removal of non-native 
invasive plant species.  Removal of invasive plant species shall be 
restricted to hand removal.  All removed plant material shall be taken 
away from the site and appropriately disposed of.  Plants that appear on 
the Washington State Noxious Weed Control Board list of noxious weeds 
must be handled and disposed of according to a noxious weed control plan 
appropriate to that species.  Revegetation with appropriate native species 
at natural densities is allowed in conjunction with removal of invasive 
plant species.  
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8. Stormwater management facilities.  Stormwater management facilities are 

limited to stormwater dispersion outfalls and bioswales.  They may be 
allowed within the outer twenty-five percent (25%) of the buffer of 
Category III or IV wetlands only, provided that: 

a. No other location is feasible; and  

b. The location of such facilities will not degrade the functions or values 
of the wetland; and   

c. Stormwater management facilities are not allowed in buffers of 
Category I or II wetlands.  

9. Non-Conforming Uses.  Repair and maintenance of non-conforming uses 
or structures, where legally established within the buffer, provided they do 
not increase the degree of nonconformity.   

I.  Signs and Fencing of Wetlands and Buffers: 

1. Temporary markers.  The outer perimeter of the wetland buffer and the 
clearing limits identified by an approved permit or authorization shall be 
marked in the field with temporary “clearing limits” fencing in such a way 
as to ensure that no unauthorized intrusion will occur.  The marking is 
subject to inspection by the Administrator prior to the commencement of 
permitted activities.  This temporary marking shall be maintained 
throughout construction and shall not be removed until permanent signs, if 
required, are in place. 

2. Permanent signs.  As a condition of any permit or authorization issued 
pursuant to this Chapter, the Administrator may require the applicant to 
install permanent signs along the boundary of a wetland or buffer. 

a. Permanent signs shall be made of an enamel-coated metal face and 
attached to a metal post or another non-treated material of equal 
durability.  Signs must be posted at an interval of one (1) per lot or 
every fifty (50) feet, whichever is less, and must be maintained by the 
property owner in perpetuity.  The signs shall be worded as follows or 
with alternative language approved by the Administrator: 

 
Protected Wetland Area 

Do Not Disturb 
Contact [Local Jurisdiction] 

Regarding Uses, Restrictions, and Opportunities for Stewardship 
 

b. The provisions of Subsection (a) may be modified as necessary to 
assure protection of sensitive features or wildlife.  
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3. Fencing   

a. The applicant shall be required to install a permanent fence around the 
wetland or buffer when domestic grazing animals are present or may 
be introduced on site. 

b. Fencing installed as part of a proposed activity or as required in this 
Subsection shall be designed so as to not interfere with species 
migration, including fish runs, and shall be constructed in a manner 
that minimizes impacts to the wetland and associated habitat.   

XX.060 Critical Area Report for Wetlands  
 

A. If the Administrator determines that the site of a proposed development 
includes, is likely to include, or is adjacent to a wetland, a wetland report, prepared by a 
qualified professional, shall be required.  The expense of preparing the wetland report 
shall be borne by the applicant.   
 

B. Minimum Standards for Wetland Reports.  The written report and the 
accompanying plan sheets shall contain the following information, at a minimum:  

 
1. The written report shall include at a minimum: 

 
a. The name and contact information of the applicant; the name, 

qualifications, and contact information for the primary author(s) of the 
wetland critical area report; a description of the proposal; 
identification of all the local, state, and/or federal wetland-related 
permit(s) required for the project; and a vicinity map for the project. 
 

b. A statement specifying the accuracy of the report and all assumptions 
made and relied upon. 
 

c. Documentation of any fieldwork performed on the site, including field 
data sheets for delineations, rating system forms, baseline hydrologic 
data, etc. 
 

d. A description of the methodologies used to conduct the wetland 
delineations, rating system forms, or impact analyses including 
references. 

 
e. Identification and characterization of all critical areas, wetlands, water 

bodies, shorelines, floodplains, and buffers on or adjacent to the 
proposed project area.  For areas off site of the project site, estimate 
conditions within 300 feet of the project boundaries using the best 
available information. 
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f. For each wetland identified on site and within 300 feet of the project 

site provide: the wetland rating, including a description of and score 
for each function, per Wetland Ratings (Section XX.020.B) of this 
Chapter; required buffers; hydrogeomorphic classification; wetland 
acreage based on a professional survey from the field delineation 
(acreages for on-site portion and entire wetland area including off-site 
portions); Cowardin classification of vegetation communities; habitat 
elements; soil conditions based on site assessment and/or soil survey 
information; and to the extent possible, hydrologic information such as 
location and condition of inlet/outlets (if they can be legally accessed), 
estimated water depths within the wetland, and estimated hydroperiod 
patterns based on visual cues (e.g., algal mats, drift lines, flood debris, 
etc.). Provide acreage estimates, classifications, and ratings based on 
entire wetland complexes, not only the portion present on the proposed 
project site. 

 
g. A description of the proposed actions, including an estimation of 

acreages of impacts to wetlands and buffers based on the field 
delineation and survey and an analysis of site development 
alternatives, including a no-development alternative.  

 
h. An assessment of the probable cumulative impacts to the wetlands and 

buffers resulting from the proposed development. 
 
i. A description of reasonable efforts made to apply mitigation 

sequencing pursuant to Mitigation Sequencing (Chapter XX.XX) to 
avoid, minimize, and mitigate impacts to critical areas. 

 
j. A discussion of measures, including avoidance, minimization, and 

compensation, proposed to preserve existing wetlands and restore any 
wetlands that were degraded prior to the current proposed land-use 
activity. 

 
k. A conservation strategy for habitat and native vegetation that 

addresses methods to protect and enhance on-site habitat and wetland 
functions. 

 
l.   An evaluation of the functions of the wetland and adjacent buffer.  

Include reference for the method used and data sheets.    
 

2. A copy of the site plan sheet(s) for the project must be included with the 
written report and must include, at a minimum:  
 
a. Maps (to scale) depicting delineated and surveyed wetland and 

required buffers on site, including buffers for off-site critical areas that 
extend onto the project site; the development proposal; other critical 
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areas; grading and clearing limits; areas of proposed impacts to 
wetlands and/or buffers (include square footage estimates). 

 
b. A depiction of the proposed stormwater management facilities and 

outlets (to scale) for the development, including estimated areas of 
intrusion into the buffers of any critical areas.  The written report shall 
contain a discussion of the potential impacts to the wetland(s) 
associated with anticipated hydroperiod alterations from the project. 

 
 XX.070 Compensatory Mitigation 
 

A. Mitigation Sequencing.  Before impacting any wetland or its buffer, an 
applicant shall demonstrate that the following actions have been taken.  Actions are listed 
in the order of preference: 
 

1. Avoid the impact altogether by not taking a certain action or parts of an 
action. 
 

2. Minimize impacts by limiting the degree or magnitude of the action and its 
implementation, by using appropriate technology, or by taking affirmative 
steps to avoid or reduce impacts. 

 
3. Rectify the impact by repairing, rehabilitating, or restoring the affected 

environment. 
 

4. Reduce or eliminate the impact over time by preservation and maintenance 
operations. 

 
5. Compensate for the impact by replacing, enhancing, or providing 

substitute resources or environments. 
 
6. Monitor the required compensation and take remedial or corrective 

measures when necessary. 
 

B. Requirements for Compensatory Mitigation:  
 

1. Compensatory mitigation for alterations to wetlands shall be used only for 
impacts that cannot be avoided or minimized and shall achieve equivalent 
or greater biologic functions.  Compensatory mitigation plans shall be 
consistent with Wetland Mitigation in Washington State – Part 2: 
Developing Mitigation Plans (Version 1), Ecology Publication #06-06-
011b, Olympia, WA, March 2006 or as revised.  
 

2. Mitigation ratios shall be consistent with Subsection G of this Chapter. 
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 C. Compensating for Lost or Affected Functions.  Compensatory mitigation shall 
address the functions affected by the proposed project, with an intention to achieve 
functional equivalency or improvement of functions.  The goal shall be for the 
compensatory mitigation to provide similar wetland functions as those lost, except when 
either: 

1. The lost wetland provides minimal functions, and the proposed 
compensatory mitigation action(s) will provide equal or greater functions 
or will provide functions shown to be limiting within a watershed through 
a formal Washington state watershed assessment plan or protocol; or  

2. Out-of-kind replacement of wetland type or functions will best meet 
watershed goals formally identified by the City, such as replacement of 
historically diminished wetland types.  

 D. Preference of Mitigation Actions.  Methods to achieve compensation for 
wetland functions shall be approached in the following order of preference: 

1. Restoration (re-establishment and rehabilitation) of wetlands. 

2. Creation (establishment) of wetlands on disturbed upland sites such as 
those with vegetative cover consisting primarily of non-native species.  
This should be attempted only when there is an adequate source of water 
and it can be shown that the surface and subsurface hydrologic regime is 
conducive to the wetland community that is anticipated in the design. 

3. Enhancement of significantly degraded wetlands in combination with 
restoration or creation.  Enhancement alone will result in a loss of wetland 
acreage and is less effective at replacing the functions lost.  Enhancement 
should be part of a mitigation package that includes replacing the 
impacted area and meeting appropriate ratio requirements.  

4.  Preservation.  Preservation of high-quality, at-risk wetlands as 
compensation is generally acceptable when done in combination with 
restoration, creation, or enhancement, provided that a minimum of 1:1 
acreage replacement is provided by re-establishment or creation. 

 Preservation of high-quality, at risk wetlands and habitat may be 
considered as the sole means of compensation for wetland impacts when 
the following criteria are met: 

a. Wetland impacts will not have a significant adverse impact on habitat 
for listed fish, or other ESA listed species. 

b. There is no net loss of habitat functions within the watershed or basin. 

c. Mitigation ratios for preservation as the sole means of mitigation shall 
generally start at 20:1.  Specific ratios should depend upon the 
significance of the preservation project and the quality of the wetland 
resources lost. 
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d. The impact area is small (generally <½acre) and/or impacts are 

occurring to a low-functioning system (Category III or IV wetland). 

All preservation sites shall include buffer areas adequate to protect the 
habitat and its functions from encroachment and degradation. 

E. Type and Location of Compensatory Mitigation.  Unless it is demonstrated 
that a higher level of ecological functioning would result from an alternative approach, 
compensatory mitigation for ecological functions shall be either in kind and on site, or in 
kind and within the same stream reach, sub-basin, or drift cell (if estuarine wetlands are 
impacted).  Compensatory mitigation actions shall be conducted within the same sub-
drainage basin and on the site of the alteration except when all of the following apply: 

1. There are no reasonable opportunities on site or within the sub-drainage 
basin (e.g., on-site options would require elimination of high-functioning 
upland habitat), or opportunities on site or within the sub-drainage basin 
do not have a high likelihood of success based on a determination of the 
capacity of the site to compensate for the impacts.  Considerations should 
include:  anticipated replacement ratios for wetland mitigation, buffer 
conditions and proposed widths, available water to maintain anticipated 
hydrogeomorphic classes of wetlands when restored, proposed flood 
storage capacity, and potential to mitigate riparian fish and wildlife 
impacts (such as connectivity); 

2. Off-site mitigation has a greater likelihood of providing equal or improved 
wetland functions than the impacted wetland; and 

 
3. Off-site locations shall be in the same sub-drainage basin unless: 

 
a. Established watershed goals for water quality, flood storage or 

conveyance, habitat, or other wetland functions have been established 
by the City and strongly justify location of mitigation at another site; 
or 
 

b. Credits from a state-certified wetland mitigation bank are used as 
compensation, and the use of credits is consistent with the terms of the 
bank’s certification. 
 

4. The design for the compensatory mitigation project needs to be 
appropriate for its location (i.e., position in the landscape).  Therefore, 
compensatory mitigation should not result in the creation, restoration, or 
enhancement of an atypical wetland.  An atypical wetland refers to a 
compensation wetland (e.g., created or enhanced) that does not match the 
type of existing wetland that would be found in the geomorphic setting of 
the site (i.e., the water source(s) and hydroperiod proposed for the 
mitigation site are not typical for the geomorphic setting).  Likewise, it 
should not provide exaggerated morphology or require a berm or other 
engineered structures to hold back water.  For example, excavating a 
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permanently inundated pond in an existing seasonally saturated or 
inundated wetland is one example of an enhancement project that could 
result in an atypical wetland.  Another example would be excavating 
depressions in an existing wetland on a slope, which would require the 
construction of berms to hold the water.   

 
F. Timing of Compensatory Mitigation.  It is preferred that compensatory 

mitigation projects be completed prior to activities that will disturb wetlands.  At the 
least, compensatory mitigation shall be completed immediately following disturbance and 
prior to use or occupancy of the action or development.  Construction of mitigation 
projects shall be timed to reduce impacts to existing fisheries, wildlife, and flora. 

 
1. The Administrator may authorize a one-time temporary delay in 

completing construction or installation of the compensatory mitigation 
when the applicant provides a written explanation from a qualified 
wetland professional as to the rationale for the delay.  An appropriate 
rationale would include identification of the environmental conditions that 
could produce a high probability of failure or significant construction 
difficulties (e.g., project delay lapses past a fisheries window, or installing 
plants should be delayed until the dormant season to ensure greater 
survival of installed materials).  The delay shall not create or perpetuate 
hazardous conditions or environmental damage or degradation, and the 
delay shall not be injurious to the health, safety, or general welfare of the 
public.  The request for the temporary delay must include a written 
justification that documents the environmental constraints that 
precludeimplementation of the compensatory mitigation plan.  The 
justification must be verified and approved by the City. 
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G.  Wetland Mitigation Ratios: 
 

Category and 
Type of Wetland 

Creation or     
Re-establishment Rehabilitation Enhancement Preservation

Category I: 
Bog, Natural 
Heritage site 

Not considered 
possible 6:1 Case by case 10:1 

Category I: 
Mature 
Forested  

6:1 12:1 24:1 24:1 

Category I: 
Based on 
functions 

4:1 8:1 16:1 20:1 

Category II 3:1 6:1 12:1 20:1 

Category III 2:1 4:1 8:1 15:1 

Category IV 1.5:1 3:1 6:1 10:1 

 

H. Compensatory Mitigation Plan.  When a project involves wetland and/or 
buffer impacts, a compensatory mitigation plan prepared by a qualified professional shall 
be required, meeting the following minimum standards: 

1. Wetland Critical Area Report.  A critical area report for wetlands must 
accompany or be included in the compensatory mitigation plan and include 
the minimum parameters described in Minimum Standards for Wetland 
Reports (Section XX.060.B) of this Chapter. 

2. Compensatory Mitigation Report.  The report must include a written report 
and plan sheets that must contain, at a minimum, the following elements. 
Full guidance can be found in Wetland Mitigation in Washington State– 
Part 2: Developing Mitigation Plans (Version 1) (Ecology Publication #06-
06-011b, Olympia, WA, March 2006 or as revised). 

 
a. The written report must contain, at a minimum: 

i. The name and contact information of the applicant; the name, 
qualifications, and contact information for the primary author(s) 
of the compensatory mitigation report; a description of the 
proposal; a summary of the impacts and proposed compensation 
concept; identification of all the local, state, and/or federal 
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wetland-related permit(s) required for the project; and a vicinity 
map for the project. 

ii. Description of how the project design has been modified to 
avoid, minimize, or reduce adverse impacts to wetlands. 

iii. Description of the existing wetland and buffer areas proposed to 
be impacted.  Include acreage (or square footage), water regime, 
vegetation, soils, landscape position, surrounding lands uses, and 
functions.  Also describe impacts in terms of acreage by 
Cowardin classification, hydrogeomorphic classification, and 
wetland rating, based on Wetland Ratings (Section XX.020.B) of 
this Chapter. 

iv. Description of the compensatory mitigation site, including 
location and rationale for selection. Include an assessment of 
existing conditions: acreage (or square footage) of wetlands and 
uplands, water regime, sources of water, vegetation, soils, 
landscape position, surrounding land uses, and functions. .  
Estimate future conditions in this location if the compensation 
actions are NOT undertaken (i.e., how would this site progress 
through natural succession?). 

v. A description of the proposed actions for compensation of 
wetland and upland areas affected by the project.  Include overall 
goals of the proposed mitigation, including a description of the 
targeted functions, hydrogeomorphic classification, and 
categories of wetlands.     

vi. A description of the proposed mitigation construction activities 
and timing of activities.  

vii. A discussion of ongoing management practices that will protect 
wetlands after the project site has been developed, including 
proposed monitoring and maintenance programs (for remaining 
wetlands and compensatory mitigation wetlands). 

viii. A bond estimate for the entire compensatory mitigation project, 
including the following elements:  site preparation, plant 
materials, construction materials, installation oversight, 
maintenance twice per year for up to five (5) years, annual 
monitoring field work and reporting, and contingency actions for 
a maximum of the total required number of years for monitoring. 

ix. Proof of establishment of Notice on Title for the wetlands and 
buffers on the project site, including the compensatory mitigation 
areas. 

b. The scaled plan sheets for the compensatory mitigation must contain, 
at a minimum: 
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i. Surveyed edges of the existing wetland and buffers, proposed 

areas of wetland and/or buffer impacts, location of proposed 
wetland and/or buffer compensation actions.  

ii. Existing topography, ground-proofed, at two-foot contour 
intervals in the zone of the proposed compensation actions if any 
grading activity is proposed to create the compensation area(s). 
Also existing cross-sections of on-site wetland areas that are 
proposed to be impacted, and cross-section(s) (estimated one-
foot intervals) for the proposed areas of wetland or buffer 
compensation. 

iii. Surface and subsurface hydrologic conditions, including an 
analysis of existing and proposed hydrologic regimes for 
enhanced, created, or restored compensatory mitigation areas.  
Also, illustrations of how data for existing hydrologic conditions 
were used to determine the estimates of future hydrologic 
conditions. 

iv. Conditions expected from the proposed actions on site, including 
future hydrogeomorphic types, vegetation community types by 
dominant species (wetland and upland), and future water 
regimes. 

v. Required wetland buffers for existing wetlands and proposed 
compensation areas. Also, identify any zones where buffers are 
proposed to be reduced or enlarged outside of the standards 
identified in this Chapter.  

vi. A plant schedule for the compensation area, including all species 
by proposed community type and water regime, size and type of 
plant material to be installed, spacing of plants, typical 
clusteringpatterns, total number of each species by community 
type, timing of installation. 

vii. Performance standards (measurable standards reflective of years 
post-installation) for upland and wetland communities, 
monitoring schedule, and maintenance schedule and actions by 
each biennium. 
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I.  Buffer Mitigation Ratios.  Impacts to buffers shall be mitigated at a 1:1 ratio. 

Compensatory buffer mitigation shall replace those buffer functions lost from 
development.   

J.  Wetland Mitigation Banks.   
 

1. Credits from a wetland mitigation bank may be approved for use as 
compensation for unavoidable impacts to wetlands when: 

 
a. The bank is certified under state rules; 

 
b. The Administrator determines that the wetland mitigation bank 

provides appropriate compensation for the authorized impacts; and 
 
c. The proposed use of credits is consistent with the terms and conditions 

of the bank’s certification. 
 

2. Replacement ratios for projects using bank credits shall be consistent with 
replacement ratios specified in the bank’s certification. 
 

3. Credits from a certified wetland mitigation bank may be used to 
compensate for impacts located within the service area specified in the 
bank’s certification. In some cases, the service area of the bank may 
include portions of more than one adjacent drainage basin for specific 
wetland functions. 

 
K. In-Lieu Fee.  To aid in the implementation of off-site mitigation, the City may 

develop a program which prioritizes wetland areas for use as mitigation and/or allows 
payment in lieu of providing mitigation on a development site.  This program shall be 
developed and approved through a public process and be consistent with state and federal 
rules.  The program should address: 

 
1. The identification of sites within the City that are suitable for use as off-

site mitigation.  Site suitability shall take into account wetland functions, 
potential for wetland degradation, and potential for urban growth and 
service expansion, and  

 
2. The use of fees for mitigation on available sites that have been identified 

as suitable and prioritized. 
 

L. Advance Mitigation.  Mitigation for projects with pre-identified impacts to 
wetlands may be constructed in advance of the impacts if the mitigation is implemented 
according to state and federal rules. 
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XX.080 Unauthorized Alterations and Enforcement  
 

A. When a wetland or its buffer has been altered in violation of this Chapter, all 
ongoing development work shall stop, and the critical area shall be restored.  The City 
shall have the authority to issue a “stop-work” order to cease all ongoing development 
work and order restoration, rehabilitation, or replacement measures at the owner’s or 
other responsible party’s expense to compensate for violation of provisions of this 
Chapter.  

B. Requirement for Restoration Plan.  All development work shall remain 
stopped until a restoration plan is prepared and approved by the City.  Such a plan shall 
be prepared by a qualified professional using the currently accepted scientific principles 
and shall describe how the actions proposed meet the minimum requirements described in 
Subsection (C).  The Administrator shall, at the violator’s expense, seek expert advice in 
determining the adequacy of the plan.  Inadequate plans shall be returned to the applicant 
or violator for revision and resubmittal. 

C. Minimum Performance Standards for Restoration.  The following minimum 
performance standards shall be met for the restoration of a wetland, provided that if the 
violator can demonstrate that greater functions and habitat values can be obtained, these 
standards may be modified: 

1. The historic structure, functions, and values of the affected wetland shall 
be restored, including water quality and habitat functions. 

2. The historic soil types and configuration shall be restored to the extent 
practicable. 

3. The wetland and buffers shall be replanted with native vegetation that 
replicates the vegetation historically found on the site in species types, 
sizes, and densities.  The historic functions and values should be replicated 
at the location of the alteration. 

4. Information demonstrating compliance with other applicable provisions of 
this Chapter shall be submitted to the Administrator. 

D. Site Investigations.  The Administrator is authorized to make site inspections 
and take such actions as are necessary to enforce this Chapter.  The Administrator shall 
present proper credentials and make a reasonable effort to contact any property owner 
before entering onto private property. 

E. Penalties.  Any person, party, firm, corporation, or other legal entity convicted 
of violating any of the provisions of this Chapter shall be guilty of a misdemeanor.   

1. Each day or portion of a day during which a violation of this Chapter is 
committed or continued shall constitute a separate offense.  Any 
development carried out contrary to the provisions of this Chapter shall 
constitute a public nuisance and may be enjoined as provided by the 
statutes of the state of Washington.  The City may levy civil penalties 
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against any person, party, firm, corporation, or other legal entity for 
violation of any of the provisions of this Chapter.  The civil penalty shall 
be assessed at a maximum rate of $XX dollars per day per violation.  

2. If the wetland affected cannot be restored, monies collected as penalties 
shall be deposited in a dedicated account for the preservation or 
restoration of landscape processes and functions in the watershed in which 
the affected wetland is located.  The City may coordinate its preservation 
or restoration activities with other cities in the watershed to optimize the 
effectiveness of the restoration action. 
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Appendix B – Wetland Definitions 
 
Alteration – Any human-induced change in an existing condition of a critical area or its 
buffer.  Alterations include, but are not limited to, grading, filling, channelizing, 
dredging, clearing of vegetation, construction, compaction, excavation, or any other 
activity that changes the character of the critical area. 
 
Best Available Science – Current scientific information used in the process to designate, 
protect, or restore critical areas, that is, derived from a valid scientific process as defined 
by WAC 365-195-900 through 925.  Examples of best available science are included in 
Citations of Recommended Sources of Best Available Science for Designating and 
Protecting Critical Areas published by the Washington State Department of Commerce. 

Best Management Practices (BMPs) – Conservation practices or systems of practices 
and management measures that:  

(a) Control soil loss and reduce water quality degradation caused by high 
concentrations of nutrients, animal waste, toxics, or sediment; 

(b) Minimize adverse impacts to surface water and ground water flow and 
circulation patterns and to the chemical, physical, and biological 
characteristics of wetlands; 

(c) Protect trees, vegetation and soils designated to be retained during and 
following site construction and use native plant species appropriate to the 
site for re-vegetation of disturbed areas; and 

(d) Provide standards for proper use of chemical herbicides within critical 
areas. 

Bog – A low-nutrient, acidic wetland with organic soils and characteristic bog plants, 
which is sensitive to disturbance and impossible to re-create through compensatory 
mitigation. 

Buffer or Buffer Zone – The area contiguous with a critical area that maintains the 
functions and/or structural stability of the critical area. 

Critical Areas – Critical areas include any of the following areas or ecosystems: critical 
aquifer recharge areas, fish and wildlife habitat conservation areas, geologically 
hazardous areas, frequently flooded areas, and wetlands, as defined in RCW 36.70A and 
this Chapter. 

Creation – The manipulation of the physical, chemical, or biological characteristics to 
develop a wetland on an upland or deepwater site, where a wetland did not previously 
exist.  Creation results in a gain in wetland acreage and function.  A typical action is the 
excavation of upland soils to elevations that will produce a wetland hydroperiod and 
hydric soils, and support the growth of hydrophytic plant species.  
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Cumulative Impacts or Effects – The combined, incremental effects of human activity 
on ecological or critical area functions and values.  Cumulative impacts result when the 
effects of an action are added to or interact with the effects of other actions in a particular 
place and within a particular time.  It is the combination of these effects, and any 
resulting environmental degradation, that should be the focus of cumulative impact 
analysis and changes to policies and permitting decisions.   
 
Developable Area – A site or portion of a site that may be used as the location of 
development, in accordance with the rules of this Chapter. 

Development – A land use consisting of the construction or exterior alteration of 
structures; grading, dredging, drilling, or dumping; filling; removal of sand, gravel, or 
minerals; bulk heading; driving of pilings; or any project of a temporary or permanent 
nature which modifies structures, land, or shorelines and which does not fall within the 
allowable exemptions contained in the City Code. 

Enhancement – The manipulation of the physical, chemical, or biological characteristics 
of a wetland to heighten, intensify, or improve specific function(s) or to change the 
growth stage or composition of the vegetation present.  Enhancement is undertaken for 
specified purposes such as water quality improvement, flood water retention, or wildlife 
habitat.  Enhancement results in a change in wetland function(s) and can lead to a decline 
in other wetland functions, but does not result in a gain in wetland acres.  Examples are 
planting vegetation, controlling non-native or invasive species, and modifying site 
elevations to alter hydroperiods. 
 
Functions and Values – The services provided by critical areas to society, including, but 
not limited to, improving and maintaining water quality, providing fish and wildlife 
habitat, supporting terrestrial and aquatic food chains, reducing flooding and erosive 
flows, wave attenuation, historical or archaeological importance, educational 
opportunities, and recreation.   

Growth Management Act – RCW 36.70A and 36.70B, as amended. 

Hazardous Substances – Any liquid, solid, gas, or sludge, including any material, 
substance, product, commodity, or waste, regardless of quantity, that exhibits any of the 
physical, chemical, or biological properties described in WAC 173-303-090 or 173-303-
100.  

Historic Condition – Condition of the land, including flora, fauna, soil, topography, and 
hydrology that existed before the area and vicinity were developed or altered by Euro-
American settlement, or in some cases before any human habitation occurred. 

Impervious Surface – Any alterations to the surface of a soil that prevents or retards the 
entry of water into it compared to its undisturbed condition, or any reductions in 
infiltration that cause water to run off the surface in greater quantities or at an increased 
rate of flow compared to that present prior to development.  Common impervious 
surfaces include, but are not limited to, rooftops, walkways, patios, driveways, parking 
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lots or storage areas, concrete or asphalt paving, gravel roads, packed earthen materials, 
and oiled macadam or other surfaces which similarly impede the natural infiltration of 
stormwater. 

In-Kind Compensation – To replace critical areas with substitute areas whose 
characteristics and functions closely approximate those destroyed or degraded by a 
regulated activity. 

In-Lieu-Fee Program – An agreement between a regulatory agency (state, federal, or 
local) and a single sponsor, generally a public agency or non-profit organization.  Under 
an in-lieu-fee agreement, the mitigation sponsor collects funds from an individual or a 
number of individuals who are required to conduct compensatory mitigation required 
under a wetland regulatory program.  The sponsor may use the funds pooled from 
multiple permittees to create one or a number of sites under the authority of the 
agreement to satisfy the permittees’ required mitigation. 

Infiltration – The downward entry of water into the immediate surface of soil. 

Isolated Wetlands – Those wetlands that are outside of and not contiguous to any 
100-year floodplain of a lake, river, or stream and have no contiguous hydric soil or 
hydrophytic vegetation between the wetland and any surface water, including other 
wetlands. 

Mature Forested Wetland – A wetland where at least one acre of the wetland surface is 
covered by woody vegetation greater than 20 feet in height with a crown cover of at least 
30 percent and where at least 8 trees/acre are 80 to 200 years old OR have average 
diameters (dbh) exceeding 21 inches (53 centimeters) measured from the uphill side of 
the tree trunk at 4.5 feet up from the ground. 

Mitigation – Avoiding, minimizing, or compensating for adverse critical areas impacts.  
Mitigation, in the following sequential order of preference, is: 

(a) Avoiding the impact altogether by not taking a certain action or parts of an 
action; 

(b) Minimizing impacts by limiting the degree or magnitude of the action and 
its implementation, by using appropriate technology, or by taking 
affirmative steps, such as project redesign, relocation, or timing, to avoid 
or reduce impacts; 

(c) Rectifying the impact to wetlands, critical aquifer recharge areas, and 
habitat conservation areas by repairing, rehabilitating, or restoring the 
affected environment to the conditions existing at the time of the initiation 
of the project; 

(d) Minimizing or eliminating a hazard by restoring or stabilizing the hazard 
area through engineered or other methods; 
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(e) Reducing or eliminating the impact or hazard over time by preservation 

and maintenance operations during the life of the action; 

(f) Compensating for the impact to wetlands, critical aquifer recharge areas, 
and habitat conservation areas by replacing, enhancing, or providing 
substitute resources or environments; and 

(g) Monitoring the hazard or other required mitigation and taking remedial 
action when necessary. 

Mitigation for individual actions may include a combination of the above measures. 
 
Monitoring – Evaluating the impacts of development proposals on the biological, 
hydrological, and geological elements of such systems, and assessing the performance of 
required mitigation measures through the collection and analysis of data by various 
methods for the purpose of understanding and documenting changes in natural 
ecosystems and features.  Monitoring includes gathering baseline data.  

Native Vegetation – Plant species that occur naturally in a particular region or 
environment and were not introduced by human activities.  

Off-Site Compensation – To replace critical areas away from the site on which a critical 
area has been impacted.  

On-Site Compensation – To replace critical areas at or adjacent to the site on which a 
critical areas has been impacted. 

Ordinary High Water Mark – That mark which is found by examining the bed and 
banks of water bodies and ascertaining where the presence and action of waters are so 
common and usual, and so long continued in all ordinary years, that the soil has a 
character distinct from that of the abutting upland in respect to vegetation.  

Practical Alternative – An alternative that is available and capable of being carried out 
after taking into consideration cost, existing technology, and logistics in light of overall 
project purposes, with less of an impact to critical areas.  

Preservation – The removal of a threat to, or preventing the decline of, wetland 
conditions by an action in or near a wetland.  This term includes the purchase of land or 
easements, repairing water control structures or fences, or structural protection.  
Preservation does not result in a gain of wetland acres but may result in a gain in 
functions over the long term. 
 
Project Area – All areas, including those within fifty (50) feet of the area, proposed to be 
disturbed, altered, or used by the proposed activity or the construction of any proposed 
structures.  When the action binds the land, such as a subdivision, short subdivision, 
binding site plan, planned unit development, or rezone, the project area shall include the 
entire parcel, at a minimum. 
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Prior Converted Croplands – Prior converted croplands (PCCs) are defined in federal 
law as wetlands that were drained, dredged, filled, leveled, or otherwise manipulated, 
including the removal of woody vegetation, before December 23, 1985, to enable 
production of an agricultural commodity, and that: 1) have had an agricultural 
commodity planted or produced at least once prior to December 23, 1985; 2) do not have 
standing water for more than 14 consecutive days during the growing season, and 3) have 
not since been abandoned. 
 
Qualified Professional – A person with experience and training in the pertinent scientific 
discipline, and who is a qualified scientific expert with expertise appropriate for the 
relevant critical area subject in accordance with WAC 365-195-905.  A qualified 
professional must have obtained a B.S. or B.A. or equivalent degree in biology, 
engineering, environmental studies, fisheries, geomorphology, or related field, and have 
at least five years of related work experience.   

(a) A qualified professional for wetlands must be a professional wetland 
scientist with at least two years of full-time work experience as a wetlands 
professional, including delineating wetlands using the state or federal 
manuals, preparing wetlands reports, conducting function assessments, and 
developing and implementing mitigation plans.   

(b) A qualified professional for habitat must have a degree in biology or a 
related degree and professional experience related to the subject species.   

(c) A qualified professional for a geological hazard must be a professional 
engineer or geologist, licensed in the state of Washington.   

(d) A qualified professional for critical aquifer recharge areas means a 
hydrogeologist, geologist, engineer, or other scientist with experience in 
preparing hydrogeologic assessments.  

Re-establishment – The manipulation of the physical, chemical, or biological 
characteristics of a site with the goal of returning natural or historic functions to a former 
wetland.  Re-establishment results in rebuilding a former wetland and results in a gain in 
wetland acres and functions. Activities could include removing fill, plugging ditches, or 
breaking drain tiles. 
 
Rehabilitation – The manipulation of the physical, chemical, or biological characteristics 
of a site with the goal of repairing natural or historic functions and processes of a 
degraded wetland.  Rehabilitation results in a gain in wetland function but does not result 
in a gain in wetland acres. Activities could involve breaching a dike to reconnect 
wetlands to a floodplain or returning tidal influence to a wetland. 
 
Repair or Maintenance – An activity that restores the character, scope, size, and design 
of a serviceable area, structure, or land use to its previously authorized and undamaged 
condition.  Activities that change the character, size, or scope of a project beyond the 

Wetlands Guidance for Small Cities 
Western Washington Version  

Page B-5 



 
original design and drain, dredge, fill, flood, or otherwise alter critical areas are not 
included in this definition. 

Restoration – Measures taken to restore an altered or damaged natural feature, including: 

(a) Active steps taken to restore damaged wetlands, streams, protected habitat, 
or their buffers to the functioning condition that existed prior to an 
unauthorized alteration; and  

(b) Actions performed to re-establish structural and functional characteristics 
of the critical area that have been lost by alteration, past management 
activities, or catastrophic events. 

SEPA – Washington State Environmental Policy Act, Subchapter 43.21C RCW. 

Soil Survey – The most recent soil survey for the local area or county by the National 
Resources Conservation Service, U.S. Department of Agriculture. 

Species – Any group of animals or plants classified as a species or subspecies as 
commonly accepted by the scientific community. 

Species, Endangered – Any wildlife species native to the state of Washington that is 
seriously threatened with extinction throughout all or a significant portion of its range 
within the state (WAC 232-12-297, Section 2.4). 

Species of Local Importance – Those species of local concern designated by the City in 
Chapter XX.XX due to their population status or their sensitivity to habitat manipulation. 

Species, Priority – Any fish or wildlife species requiring protective measures and/or 
management guidelines to ensure its persistence at genetically viable population levels as 
classified by the Washington Department of Fish and Wildlife, including endangered, 
threatened, sensitive, candidate, and monitor species, and those of recreational, 
commercial, or tribal importance.  

Species, Threatened – Any wildlife species native to the state of Washington that is 
likely to become an endangered species within the foreseeable future throughout a 
significant portion of its range within the state without cooperative management or 
removal of threats (WAC 232-12-297, Section 2.5). 

Species, Sensitive – Any wildlife species native to the state of Washington that is 
vulnerable or declining and is likely to become endangered or threatened throughout a 
significant portion of its range within the state without cooperative management or 
removal of threats (WAC 232-12-297, Section 2.6). 

Stream – An area where open surface water produces a defined channel or bed, not 
including irrigation ditches, canals, storm or surface water runoff devices, or other 
entirely artificial watercourses, unless they are used by salmonids or are used to convey a 
watercourse naturally occurring prior to construction.  A channel or bed need not contain 
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water year-round, provided there is evidence of at least intermittent flow during years of 
normal rainfall. 

Unavoidable Impacts – Adverse impacts that remain after all appropriate and 
practicable avoidance and minimization has been achieved. 

Washington Administration Code (WAC) – Administrative guidelines implementing 
the Growth Management Act, WAC 365-190 and WAC 365-195, as amended. 

Wetlands – Those areas that are inundated or saturated by surface or ground water at a 
frequency and duration sufficient to support, and that under normal circumstances do 
support, a prevalence of vegetation adapted for life in saturated soil conditions.  Wetlands 
generally include swamps, marshes, bogs, and similar areas.  Wetlands do not include 
those artificial wetlands intentionally created from non-wetland sites, including, but not 
limited to, irrigation and drainage ditches, grass-lined swales, canals, detention facilities, 
wastewater treatment facilities, farm ponds, and landscape amenities, or those wetlands 
created after July 1, 1990, that were unintentionally created as a result of the construction 
of a road, street, or highway.  Wetlands may include those artificial wetlands 
intentionally created from non-wetland areas to mitigate the conversion of wetlands.   

Wetland Mitigation Bank – A site where wetlands are restored, created, enhanced, or in 
exceptional circumstances, preserved expressly for the purpose of providing advance 
mitigation to compensate for future, permitted impacts to similar resources. 

Wetland Mosaic – An area with a concentration of multiple small wetlands, in which 
each patch of wetland is less than one acre; on average, patches are less than 100 feet 
from each other; and areas delineated as vegetated wetland are more than 50% of the total 
area of the entire mosaic, including uplands and open water. 
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Appendix 8-C 
Guidance on Widths of Buffers and Ratios for 
Compensatory Mitigation for Use with the 
Western Washington Wetland Rating System 

8C.1 Introduction 
This appendix provides guidance on widths of buffers, ratios for compensatory 
mitigation, and other measures for protecting wetlands that are linked to the Washington 
State Wetland Rating System for Western Washington-Revised (Hruby 2004b).  Refer to 
Appendix 8-D for guidance for eastern Washington.  Appendices 8-C through 8-F have 
been formatted similar to the main text of this volume (i.e., with a numbering system) to 
help with organization.  

The tables below list the recommended widths of buffers for various alternatives, 
examples of measures to minimize impacts, and ratios for compensatory mitigation.    

• Table 8C-1.  Width of buffers needed to protect wetlands in western Washington 
if impacts from land use and wetland functions are NOT incorporated (Buffer 
Alternative 1).  [Page 4]  

• Table 8C-2.  Width of buffers based on wetland category and modified by the 
intensity of the impacts from changes in proposed land use (Buffer Alternative 2).  
[Page 5] 

• Table 8C-3.  Types of land uses that can result in high, moderate, and low levels 
of impacts to adjacent wetlands (used in Buffer Alternatives 2 and 3).  [Page 5] 

• Table 8C-4.  Width of buffers needed to protect Category IV wetlands in western 
Washington (Buffer Alternative 3).  [Page 6] 

• Table 8C-5.  Width of buffers needed to protect Category III wetlands in western 
Washington (Buffer Alternative 3).  [Page 6] 

• Table 8C-6.  Width of buffers needed to protect Category II wetlands in western 
Washington (Buffer Alternative 3).  [Page 7] 

• Table 8C-7.  Width of buffers needed to protect Category I wetlands in western 
Washington (Buffer Alternative 3).  [Page 8] 

• Table 8C-8.  Examples of measures to minimize impacts to wetlands from 
different types of activities.  [Page 10] 
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• Table 8C-9.  Comparison of recommended buffer widths for high intensity land 
uses between Alternative 3 (step-wise scale) and Alternative 3A (graduated scale) 
based on score for habitat functions [Page 14].  

• Table 8C-10.  Comparison of recommended widths for buffers between 
Alternative 3 and Alternative 3A for proposed land uses with high impacts with 
mitigation for impacts. [Page 15] 

• Table 8C-11.  Mitigation ratios for projects in western Washington.  [Page 21] 

The guidance in this appendix can be used in developing regulations such as critical areas 
ordinances for protecting and managing the functions and values of wetlands.  The 
recommendations are based on the analysis of the current scientific literature found in 
Volume 1.  The detailed rationale for the recommendations is provided in Appendices 8-
E and 8-F.  

The recommendations on buffer widths and mitigation ratios are general, and there may 
be some wetlands for which these recommendations are either too restrictive or not 
protective enough.  The recommendations are based on the assumption that a wetland 
will be protected only at the scale of the site itself.  They do not reflect buffers and ratios 
that might result from regulations that are developed based on a larger landscape-scale 
approach. 

8C.2 Widths of Buffers 
Requiring buffers of a specific width has been one of the primary methods by which local 
jurisdictions in Washington have protected the functions and values of wetlands.  
Generally, buffers are the uplands adjacent to an aquatic resource that can, through 
various physical, chemical, and biological processes, reduce impacts to wetlands from 
adjacent land uses.  The physical characteristics of buffers (e.g., slope, soils, vegetation, 
and width) determine how well buffers reduce the adverse impacts of human 
development.  These characteristics are discussed in detail in Chapter 5, Volume 1.   

In addition to reducing the impacts of adjacent land uses, buffers also protect and 
maintain a wide variety of functions and values provided by wetlands.  For example, 
buffers can provide the terrestrial habitats needed by many species of wildlife that use 
wetlands to meet some of their needs.  

The review of the scientific literature has shown, however, that buffers alone cannot 
adequately protect all functions that a wetland performs.  Additional guidance is, 
therefore, provided on other ways in which wetlands can be managed and regulated to 
provide some of the necessary protection that buffers alone do not provide.  The 
following guidance for protecting the functions and values of wetlands is based on their 
category as determined through the rating system for western Washington.   
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Basic assumptions for using the guidance on widths for buffers 

Recommendations for widths of buffers assume that: 

• The wetland has been categorized using the Washington State Wetland Rating System 
for Western Washington-Revised (Hruby 2004b). 

• The buffer is vegetated with native plant communities that are appropriate for the 
ecoregion or with a plant community that provides similar functions.  Ecoregions 
denote areas of general similarity in ecosystems and in the type, quality, and quantity 
of environmental resources.  The U.S. Environmental Protection Agency maintains 
updated maps of ecoregions that are available at   
http://www.epa.gov/naaujydh/pages/models/ecoregions.htm .  Ecoregions currently 
mapped for Washington are:  Coast Range, Puget Lowland, Cascades, Eastern 
Cascades Slopes and Foothills, North Cascades, Columbia Plateau, Blue Mountains, 
and Northern Rockies.  

• If the vegetation in the buffer is disturbed (grazed, mowed, etc.), proponents planning 
changes to land use that will increase impacts to wetlands need to rehabilitate the 
buffer with native plant communities that are appropriate for the ecoregion, or with a 
plant community that provides similar functions.  

• The width of the buffer is measured along the horizontal plane (see drawing below):      

 
Measurement of buffer width  

• The buffer will remain relatively undisturbed in the future within the width specified.  

Three alternatives for protecting the functions of wetlands using buffers are described in 
the following sections: 

• Buffer Alternative 1.  Width based only on wetland category. 

• Buffer Alternative 2.  Width based on wetland category and the intensity of 
impacts from proposed changes in land use. 

• Buffer Alternative 3.  Width based on wetland category, intensity of impacts, 
and wetland functions or special characteristics.  This alternative has two options 
for determining the widths of buffers when they are based on the score for habitat.  
Alternative 3 provides three buffer widths based on habitat scores, while 
Alternative 3A provides a graduated scale of widths for buffers based on habitat 
scores. 

The buffer widths recommended for each alternative were based on the review of 
scientific information in Volume 1.  The guidance in this appendix synthesizes the 
information about the types and sizes of buffers needed to protect the functions and 
special characteristics of wetlands.   
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Appendices 8-C and 8-D do not provide the metric equivalents for buffer widths even 
though most of the research on buffers uses the metric scale.  This decision was made 
because most local governments use the English Customary measures.  For example, a 
buffer width is set at 50 feet rather than 15 meters. 

8C.2.1 Buffer Alternative 1:  Width Based Only on Wetland 
Category  

This alternative, in which the width of buffers is based only on the category of the 
wetland, is the simplest (Table 8C-1).  The width recommended for each category of 
wetland in Alternative 1 is the widest recommended for that category in both Alternatives 
2 and 3 (discussed below).  Alternative 1 provides the least flexibility because many 
different types of wetlands and types of human impacts are combined.  For example, not 
all wetlands that fall into Category I or II need a 300-foot buffer.  If no distinctions are 
made between the wetlands that fall into Category I or II, all wetlands that fall into these 
categories have to be protected with a 300-foot buffer so adequate protection is provided 
for those wetlands that do need a buffer this wide.  Also, the widths recommended for 
this alternative are those needed to protect the wetland from proposed land uses that have 
the greatest impacts since no distinctions between impacts are made.   

Table 8C-1.  Width of buffers needed to protect wetlands in western Washington if 
impacts from land use and wetland functions are NOT incorporated (Buffer 
Alternative 1).  

Category of Wetland Widths of Buffers 
IV 50 ft 

III 150 ft 

II 300 ft 

I 300 ft 

 

8C.2.2 Buffer Alternative 2:  Width Based on Wetland 
Category and Modified by the Intensity of the Impacts 
from Proposed Land Use 

The second alternative increases the regulatory flexibility by including the concept that 
not all proposed changes in land uses have the same level of impact (Table 8C-2).  For 
example, one new residence being built on 5 acres of land near a wetland is expected to 
have a smaller impact than 20 houses built on the same 5 acres.  Three categories of 
impacts from proposed land uses are outlined:  land uses that can create high impacts, 
moderate impacts, and low impacts to wetlands.  Different land uses that can cause these 
levels of impacts are listed in Table 8C-3. 
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Table 8C-2.  Width of buffers needed to protect wetlands in western Washington 
considering impacts of proposed land uses (Buffer Alternative 2).  

Category of Wetland Land Use with 
Low Impact * 

Land Use with 
Moderate Impact * 

Land Use with 
High Impact* 

IV 25 ft 40 ft 50 ft 

III 75 ft 110 ft 150 ft 

II 150 ft 225 ft 300 ft 

I 150 ft 225 ft 300 ft 

* See Table 8C-3 below for types of land uses that can result in low, moderate, and high impacts to 
wetlands. 

 

Table 8C-3.  Types of proposed land use that can result in high, moderate, and low 
levels of impacts to adjacent wetlands. 

Level of Impact from 
Proposed Change in 
Land Use 

Types of Land Use Based on Common Zoning Designations * 

High • Commercial 
• Urban 
• Industrial 
• Institutional 
• Retail sales 
• Residential (more than 1 unit/acre) 
• Conversion to high-intensity agriculture (dairies, nurseries, greenhouses, 

growing and harvesting crops requiring annual tilling and raising and 
maintaining animals, etc.) 

• High-intensity recreation (golf courses, ball fields, etc.) 
• Hobby farms 

Moderate • Residential (1 unit/acre or less) 
• Moderate-intensity open space (parks with biking, jogging, etc.) 
• Conversion to moderate-intensity agriculture (orchards, hay fields, etc.) 
• Paved trails 
• Building of logging roads 
• Utility corridor or right-of-way shared by several utilities and including 

access/maintenance road 

Low • Forestry (cutting of trees only) 
• Low-intensity open space (hiking, bird-watching, preservation of natural 

resources, etc.) 
• Unpaved trails 
• Utility corridor without a maintenance road and little or no vegetation 

management.  

* Local governments are encouraged to create land-use designations for zoning that are consistent with 
these examples.  
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8C.2.3 Buffer Alternative 3:  Width Based on Wetland 
Category, Intensity of Impacts, Wetland Functions, or 
Special Characteristics 

The third alternative provides the most flexibility by basing the widths of buffers on three 
factors:  the wetland category, the intensity of the impacts (as used in Alternative 2), and 
the functions or special characteristics of the wetland that need to be protected as 
determined through the rating system.  The recommended widths for buffers are shown in 
Tables 8C-4 to 8C-7.  Using this alternative, a wetland may fall into more than one 
category in the table.  For example, an interdunal wetland may be rated a Category III 
wetland because it is an isolated interdunal wetland, but it may be rated a Category II 
wetland based on its score for functions. 

If a wetland meets more than one of the characteristics listed in Tables 8C-4 to 8C-7, the 
buffer recommended to protect the wetland is the widest one.  For example, if a Category 
I wetland (Table 8C-7) scores 32 points for habitat and 27 points for water quality 
functions, a 300-foot buffer is needed for land uses with high impacts because the widths 
needed to protect habitat are wider than those needed for the other functions. 

Table 8C-4.  Width of buffers needed to protect Category IV wetlands in western 
Washington (Buffer Alternative 3 for wetlands scoring less than 30 points for all 
functions).  

Wetland Characteristics Buffer Widths by Impact of 
Proposed Land Use 

Other Measures Recommended  
for Protection 

Score for all 3 basic 
functions is less than 30 
points 

Low - 25 ft 
Moderate – 40 ft 
High – 50 ft 

No recommendations at this time1

Table 8C-5. Width of buffers needed to protect Category III wetlands in western 
Washington (Buffer Alternative 3 for wetlands scoring 30 – 50 points for all functions). 

Wetland Characteristics Buffer Widths by Impact of 
Proposed Land Use 

Other Measures Recommended 
for Protection 

Moderate level of function 
for habitat (score for 
habitat 20 - 28 points) 

Low - 75 ft 
Moderate – 110 ft 
High – 150 ft 

No recommendations at this time1 

Not meeting above 
characteristic 

Low - 40 ft 
Moderate – 60 ft 
High – 80 ft 

No recommendations at this time1 

                                                 
1 No information on other measures for protection was available at the time this document was written.  
The Washington State Department of Ecology will continue to collect new information for future updates 
to this document.   
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Table 8C-6.  Width of buffers needed to protect Category II wetlands in western 
Washington (Buffer Alternative 3 for wetlands scoring 51-69 points for all functions or 
having the “Special Characteristics” identified in the rating system).  

Wetland Characteristics Buffer Widths by Impact of 
Proposed Land Use (Apply 
most protective if more than 
one criterion is met.) 

Other Measures Recommended for 
Protection 

High level of function for 
habitat (score for habitat  
29 - 36 points) 

Low - 150 ft 
Moderate – 225 ft 
High – 300 ft* 

Maintain connections to other habitat 
areas 

Moderate level of function 
for habitat (score for habitat 
20 - 28 points) 

Low - 75 ft 
Moderate – 110 ft 
High – 150 ft 

No recommendations at this time2

High level of function for 
water quality improvement 
and low for habitat (score 
for water quality 24 - 32 
points; habitat less than 20 
points) 

Low - 50 ft 
Moderate – 75 ft 
High – 100 ft 

No additional surface discharges of 
untreated runoff 

Estuarine Low - 75 ft 
Moderate – 110 ft 
High – 150 ft 

No recommendations at this time2 

Interdunal Low - 75 ft 
Moderate – 110 ft 
High – 150 ft 

No recommendations at this time2 

Not meeting above 
characteristics 

Low - 50 ft 
Moderate – 75 ft 
High – 100 ft 

No recommendations at this time2 

* Fifty of the 122 wetlands used to calibrate the rating system for western Washington were Category II.  
Of these 50, only five (10%) would require 300-foot buffers to protect them from high-impact land uses.  
The maximum buffer width for the remaining 45 wetlands would be 150 feet. 

 

                                                 
2 See footnote on the previous page.  
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Table 8C-7.  Width of buffers needed to protect Category I wetlands in western 
Washington (Buffer Alternative 3 for wetlands scoring 70 points or more for all 
functions or having the “Special Characteristics” identified in the rating system). 

Wetland Characteristics Buffer Widths by Impact of 
Proposed Land Use (Apply 
most protective if more than one 
criterion is met) 

Other Measures Recommended for 
Protection 

Natural Heritage Wetlands Low - 125 ft 
Moderate – 190 ft 
High – 250 ft 

No additional surface discharges to 
wetland or its tributaries 

No septic systems within 300 ft of 
wetland 

Restore degraded parts of buffer  

Bogs Low - 125 ft 
Moderate – 190 ft 
High – 250 ft 

No additional surface discharges to 
wetland or its tributaries 

Restore degraded parts of buffer 

Forested Buffer width to be based on 
score for habitat functions or 
water quality functions 

If forested wetland scores high for 
habitat, need to maintain 
connections to other habitat areas 

Restore degraded parts of buffer 

Estuarine Low - 100 ft 
Moderate – 150 ft 
High – 200 ft 

No recommendations at this time3

Wetlands in Coastal 
Lagoons  

Low - 100 ft 
Moderate – 150 ft 
High – 200 ft 

No recommendations at this time3 

High level of function for 
habitat (score for habitat 29 
- 36 points) 

Low – 150 ft 
Moderate – 225 ft 
High – 300 ft 

Maintain connections to other habitat 
areas 

Restore degraded parts of buffer 

Moderate level of function 
for habitat (score for habitat 
20 - 28 points) 

Low – 75 ft 
Moderate – 110 ft 
High – 150 ft 

No recommendations at this time3 

High level of function for 
water quality improvement 
(24 – 32 points) and low for 
habitat (less than 20 points) 

Low – 50 ft 
Moderate – 75 ft 
High – 100 ft 

No additional surface discharges of 
untreated runoff 

Not meeting any of the 
above characteristics 

Low – 50 ft 
Moderate – 75 ft 
High – 100 ft 

No recommendations at this time3 

                                                 
3 See footnote on page 6.   
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8C.2.4 Special Conditions for a Possible Reduction in Buffer 
Widths 

8C.2.4.1 Condition 1:  Reduction in Buffer Width Based on 
Reducing the Intensity of Impacts from Proposed Land 
Uses  

The buffer widths recommended for proposed land uses with high-intensity impacts to 
wetlands can be reduced to those recommended for moderate-intensity impacts under the 
following conditions:  

• For wetlands that score moderate or high for habitat (20 points or more for the 
habitat functions), the width of the buffer can be reduced if both of the following 
criteria are met: 

1) A relatively undisturbed, vegetated corridor at least 100-feet wide is protected 
between the wetland and any other Priority Habitats as defined by the 
Washington State Department of Fish and Wildlife (“relatively undisturbed” 
and “vegetated corridor” are defined in questions H 2.1 and H 2.2.1 of the 
Washington State Wetland Rating System for Western Washington – Revised, 
(Hruby 2004b)).  Priority Habitats in western Washington include: 

 Wetlands 
 Riparian zones 
 Aspen stands 
 Cliffs 
 Prairies 
 Caves 
 Stands of Oregon White Oak 
 Old-growth forests 
 Estuary/estuary-like 
 Marine/estuarine shorelines 
 Eelgrass meadows 
 Talus slopes 
 Urban natural open space (for current definitions of Priority 

Habitats, see http://wdfw.wa.gov/hab/phshabs.htm) 

The corridor must be protected for the entire distance between the wetland 
and the Priority Habitat by some type of legal protection such as a 
conservation easement. 

2) Measures to minimize the impacts of different land uses on wetlands, such as 
the examples summarized in Table 8C-8, are applied. 

• For wetlands that score less than 20 points for habitat, the buffer width can be 
reduced to that required for moderate land-use impacts by applying measures to 
minimize the impacts of the proposed land uses (see examples in Table 8C-8).  
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Table 8C-8.  Examples of measures to minimize impacts to wetlands from proposed 
change in land use that have high impacts. (This is not a complete list of measures.)  

 Examples of 
Disturbance 

Activities and Uses that Cause  
 Disturbances 

Examples of Measures to Minimize Impacts 

Lights • Parking lots 
• Warehouses 
• Manufacturing 
• Residential 

• Direct lights away from wetland 

Noise • Manufacturing  
• Residential 

• Locate activity that generates noise away from 
wetland 

Toxic runoff* • Parking lots 
• Roads 
• Manufacturing 
• Residential areas 
• Application of agricultural 

pesticides 
• Landscaping 

• Route all new, untreated runoff away from 
wetland while ensuring wetland is not 
dewatered  

• Establish covenants limiting use of pesticides 
within 150 ft of wetland 

• Apply integrated pest management 

Stormwater 
runoff 

• Parking lots 
• Roads 
• Manufacturing 
• Residential areas 
• Commercial 
• Landscaping 

• Retrofit stormwater detention and treatment 
for roads and existing adjacent development  

• Prevent channelized flow from lawns that 
directly enters the buffer 

Change in 
water regime 

• Impermeable surfaces 
• Lawns 
• Tilling 

• Infiltrate or treat, detain, and disperse into 
buffer new runoff from impervious surfaces 
and new lawns  

Pets and 
human 
disturbance 

• Residential areas • Use privacy fencing; plant dense vegetation to 
delineate buffer edge and to discourage 
disturbance using vegetation appropriate for 
the ecoregion; place wetland and its buffer in 
a separate tract 

Dust • Tilled fields • Use best management practices to control dust 

* These examples are not necessarily adequate for minimizing toxic runoff if threatened or endangered 
species are present at the site. 
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8C.2.4.2 Condition 2:  Reductions in Buffer Widths Where Existing 
Roads or Structures Lie Within the Buffer   

Where a legally established, non-conforming use of the buffer exists (e.g., a road or 
structure that lies within the width of buffer recommended for that wetland), proposed 
actions in the buffer may be permitted as long as they do not increase the degree of non-
conformity.  This means no increase in the impacts to the wetland from activities in the 
buffer.   
 
For example, if a land use with high impacts (e.g., building an urban road) is being 
proposed next to a Category II wetland with a moderate level of function for habitat, a 
150-foot buffer would be needed to protect functions (see Table 8C-6).  If, however, an 
existing urban road is already present and only 50 feet from the edge of the Category II 
wetland, the additional 100 feet of buffer may not be needed if the road is being widened.  
A vegetated buffer on the other side of the road would not help buffer the existing 
impacts to the wetland from the road.  If the existing road is resurfaced or widened (e.g., 
to add a sidewalk) along the upland edge, without any further roadside development that 
would increase the degree of non-conformity, the additional buffer is not necessary.  The 
associated increase in impervious surface from widening a road, however, may 
necessitate mitigation for impacts from stormwater.   
 
If, however, the proposal is to build a new development (e.g., shopping center) along the 
upland side of the road, the impacts to the wetland and its functions may increase.  This 
would increase the degree of non-conformity. The project proponent would need to 
provide the additional 100 feet of buffer extending beyond the road or apply buffer 
averaging (see Section 8C.2.6). 
 

8C.2.4.3 Condition 3:  Reduction in Buffer Widths Through an 
Individual Rural Stewardship Plan  

A Rural Stewardship Plan (RSP) is the product of a collaborative effort between rural 
property owners and a local government to tailor a management plan specific for a rural 
parcel of land.  The goal of the RSP is better management of wetlands than what would 
be achieved through strict adherence to regulations.  In exchange, the landowner gains 
flexibility in the widths of buffers required, in clearing limits, and in other requirements 
found in the regulations.  For example, dense development in rural residential areas can 
be treated as having a low level of impact when the development of the site is managed 
through a locally approved RSP.  The voluntary agreement includes provisions for 
restoration, maintenance, and long-term monitoring and specifies the widths of buffers 
needed to protect each wetland within the RSP.  

Wetlands in Washington State                         Appendix 8-C 
Volume 2 – Protecting and Managing Wetlands 11 Guidance on Buffers and Ratios – Western Washington 

 April 2005 



8C.2.5 Conditions for Increasing the Width of, or Enhancing, 
the Buffer  

8C.2.5.1 Condition 1:  Buffer is Not Vegetated with Plants 
Appropriate for the Region 

The recommended widths for buffers are based on the assumption that the buffer is 
vegetated with a native plant community appropriate for the ecoregion or with one that 
performs similar functions.  If the existing buffer is unvegetated, sparsely vegetated, or 
vegetated with invasive species that do not perform needed functions, the buffer should 
either be planted to create the appropriate plant community or the buffer should be 
widened to ensure that adequate functions of the buffer are provided.  Generally, 
improving the vegetation will be more effective than widening the buffer. 

8C.2.5.2 Condition 2:  Buffer Has a Steep Slope 
The review of the literature (Volume 1) indicates that the effectiveness of buffers at 
removing pollutants before they enter a wetland decreases as the slope increases.  If a 
buffer is to be based on the score for its ability to improve water quality (see Tables 8C-4 
through 8C-7) rather than habitat or other criteria, then the buffer should be increased by 
50% if the slope is greater than 30% (a 3-foot rise for every 10 feet of horizontal 
distance).  

8C.2.5.3 Condition 3:  Buffer Is Used by Species Sensitive to 
Disturbance 

If the wetland provides habitat for a species that is particularly sensitive to disturbance 
(such as a threatened or endangered species), the width of the buffer should be increased 
to provide adequate protection for the species based on its particular, life-history needs.  
Some buffer requirements for priority species are available on the Washington State 
Department of Fish and Wildlife web page (http://wdfw.wa.gov/hab/phsrecs.htm).  The 
list of priority species for vertebrates is at http://wdfw.wa.gov/hab/phsvert.htm; for 
invertebrates it is at http://wdfw.wa.gov/hab/phsinvrt.htm.  Information on the buffer 
widths needed by some threatened, endangered, and sensitive species of wildlife is 
provided in Appendix 8-H. 

8C.2.6 Buffer Averaging 
The widths of buffers may be averaged if this will improve the protection of wetland 
functions, or if it is the only way to allow for reasonable use of a parcel.  There is no 
scientific information available to determine if averaging the widths of buffers actually 
protects functions of wetlands.  The authors have concluded that averaging could be 
allowed in the following situations: 

Averaging may not be used in conjunction with any of the other provisions for 
reductions in buffers (listed above). 
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• Averaging to improve wetland protection may be permitted when all of the 
following conditions are met: 
– The wetland has significant differences in characteristics that affect its habitat 

functions, such as a wetland with a forested component adjacent to a degraded 
emergent component or a “dual-rated” wetland with a Category I area 
adjacent to a lower rated area 

– The buffer is increased adjacent to the higher-functioning area of habitat or 
more sensitive portion of the wetland and decreased adjacent to the lower-
functioning or less sensitive portion 

– The total area of the buffer after averaging is equal to the area required 
without averaging  

– The buffer at its narrowest point is never less than 3/4 of the required width 
• Averaging to allow reasonable use of a parcel may be permitted when all of the 

following are met:  
– There are no feasible alternatives to the site design that could be accomplished 

without buffer averaging 
– The averaged buffer will not result in degradation of the wetland’s functions 

and values as demonstrated by a report from a qualified wetland professional 
(see Appendix 8-G for a definition of a qualified wetland professional)  

– The total buffer area after averaging is equal to the area required without 
averaging 

– The buffer at its narrowest point is never less than 3/4 of the required width 

8C.2.7 Modifying Buffer Widths in Alternative 3 Using a 
Graduated Scale for the Habitat Functions 
(Alternative 3A) 

Alternative 3 contains recommendations for protecting the habitat functions of wetlands 
using only three groupings of scores (0-19, 20-28, 29-36).  As a result, a one-point 
difference between 28 and 29 can result in a 150-foot increase in the width of a buffer 
around a wetland.  The habitat scores were divided into three groups to simplify the 
regulations based on this guidance.  This division is not based on a characterization of 
risks since the scientific information indicates that the decrease in risk with increasing 
widths of buffers is relatively continuous for habitat functions.   

Such a large increase in width with a one-point increase in the habitat score may be 
contentious.  A jurisdiction may wish to reduce the increments in the widths for buffers 
by developing a more graduated (but inherently more complicated) scale based on the 
scores for habitat.  Table 8C-9 provides one example of a graduated scale for widths of 
buffers where the width increases by 20 feet for every one point increase in the habitat 
score (Figure 8C-1 shows the buffer widths graphically).  
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Table 8C-9.  Comparison of widths for buffers in Alternatives 3 (step-wise scale) 
and 3A (graduated scale) for proposed land uses with high impacts based on the 
score for habitat functions in western Washington  

Points for  
Habitat from 

Wetland Rating 
Form 

19 20 21 22 23 24 25 26 27 28 29 30 31 32 33 34 35 36 

Alternative 3 100 150 150 150 150 150 150 150 150 150 300 300 300 300 300 300 300 300 

Alternative 3A  100 100 100 120 140 160 180 200 220 240 260 280 300 300 300 300 300 300 
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Figure 8C-1.  Graphical comparison of widths for buffers in Alternative 3 and 3A for 
proposed land uses with high impacts based on the score for habitat functions in western 
Washington.   
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Other scales are possible as long as they keep within the limits established from the 
scientific information currently available:  wetlands with scores for habitat that are higher 
than 31 points need buffers that are at least 300-feet wide; wetlands with a score of 26 
points need buffers of at least 150 feet; and wetlands with a score of 22 points need 
buffers that are at least 100-feet wide.  

These buffer widths can be further reduced by 25 percent if a proposed project with high 
impacts implements the mitigation measures such as those described in Table 8C-8. The 
measures are part of “Condition 1” in Section 8C.2.4 (Special Conditions for a Possible 
Reduction in Buffer Widths).  The buffer widths under Buffer Alternatives 3 and 3A, and 
the corresponding 25 percent reduction (per buffer reduction condition 1) are shown in 
Table 8C-10 and represented graphically below in Figure 8C-2. 

Table 8C-10.  Comparison of widths for buffers in Alternatives 3 (step-wise scale) 
and 3A (graduated scale) for proposed land uses with high impacts based on the 
score for habitat functions in western Washington if the impacts are mitigated.  

Points for  
Habitat from 

Wetland 
Rating Form 

19 20 21 22 23 24 25 26 27 28 29 30 31 32 33 34 35 36 

Alternative 3 
(with 

mitigation of 
impacts) 

75 110 110 110 110 110 110 110 110 110 225 225 225 225 225 225 225 225 

Alternative 3A 
(with 

mitigation of 
impacts) 

75 75 75 90 105 120 135 150 165 180 195 210 225 225 225 225 225 225 
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Figure 8C-2.  Graphical comparison of widths for buffers in Alternatives 3 and 3A based on 
the score for habitat functions in western Washington with and without mitigating impacts 
of proposed development outside the buffer.   

 

 

Alternatives 3 and 3A represent two separate approaches for determining widths of 
buffers for wetlands scoring between 20 and 31 points for the habitat functions. Local 
governments should select one of the two approaches and should not hybridize the 
approaches or adopt both at the same time.  
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8C.3 Ratios for Compensatory Mitigation   
When the acreage required for compensatory mitigation is divided by the acreage of 
impact, the result is a number known variously as a replacement, compensation, or 
mitigation ratio.  Compensatory mitigation ratios are used to help ensure that 
compensatory mitigation actions are adequate to offset unavoidable wetland impacts by 
requiring a greater amount of mitigation area than the area of impact.  Requiring greater 
mitigation area helps compensate for the risk that a mitigation action will fail and for the 
time lag that occurs between the wetland impact and achieving a fully functioning 
mitigation site. 

8C.3.1 Definitions of Types of Compensatory Mitigation 
The ratios presented are based on the type of compensatory mitigation proposed (e.g., 
restoration, creation, and enhancement).  In its Regulatory Guidance Letter 02-02, the 
U.S. Army Corps of Engineers provided definitions for these types of compensatory 
mitigation.  For consistency, the authors of this document use the same definitions which 
are provided below. 

Restoration:  The manipulation of the physical, chemical, or biological characteristics of 
a site with the goal of returning natural or historic functions to a former or degraded 
wetland.  For the purpose of tracking net gains in wetland acres, restoration is divided 
into: 

• Re-establishment.  The manipulation of the physical, chemical, or biological 
characteristics of a site with the goal of returning natural or historic functions to a 
former wetland.  Re-establishment results in a gain in wetland acres (and 
functions).  Activities could include removing fill material, plugging ditches, or 
breaking drain tiles.   

• Rehabilitation.  The manipulation of the physical, chemical, or biological 
characteristics of a site with the goal of repairing natural or historic functions of a 
degraded wetland.  Rehabilitation results in a gain in wetland function but does 
not result in a gain in wetland acres.  Activities could involve breaching a dike to 
reconnect wetlands to a floodplain or return tidal influence to a wetland.   

Creation (Establishment):  The manipulation of the physical, chemical, or biological 
characteristics present to develop a wetland on an upland or deepwater site where a 
wetland did not previously exist.  Establishment results in a gain in wetland acres.  
Activities typically involve excavation of upland soils to elevations that will produce a 
wetland hydroperiod, create hydric soils, and support the growth of hydrophytic plant 
species.   

Enhancement:  The manipulation of the physical, chemical, or biological characteristics 
of a wetland site to heighten, intensify, or improve specific function(s) or to change the 
growth stage or composition of the vegetation present.  Enhancement is undertaken for 
specified purposes such as water quality improvement, flood water retention, or wildlife 
habitat.  Enhancement results in a change in some wetland functions and can lead to a 
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decline in other wetland functions, but does not result in a gain in wetland acres.  
Activities typically consist of planting vegetation, controlling non-native or invasive 
species, modifying site elevations or the proportion of open water to influence 
hydroperiods, or some combination of these activities.   

Protection/Maintenance (Preservation):  Removing a threat to, or preventing the 
decline of, wetland conditions by an action in or near a wetland.  This includes the 
purchase of land or easements, repairing water control structures or fences, or structural 
protection such as repairing a barrier island.  This term also includes activities commonly 
associated with the term preservation.  Preservation does not result in a gain of wetland 
acres, may result in a gain in functions, and will be used only in exceptional 
circumstances. 

Distinction between rehabilitation and enhancement 

The distinction between rehabilitation and enhancement as defined above is not clear-cut 
and can be hard to understand.  Actions that rehabilitate or enhance wetlands span a 
continuum of activities that cannot be defined by specific criteria.  

Rehabilitation         Enhancement  

In general, rehabilitation involves actions that are more sustainable and that reinstate 
environmental processes, both at the site and landscape scale (e.g., reinstating hydrologic 
processes in a diked floodplain by breaching the dikes).  Rehabilitation actions often 
focus on restoring environmental processes that have been disturbed or altered by 
previous or ongoing, human activity.  Ecology further defines rehabilitation as:  

• Actions that restore the original hydrogeomorphic (HGM) class, or subclass, to a 
wetland whose current HGM class, or subclass, has been changed by human activities   

• Actions that restore the water regime that was present and maintained the wetland 
before human activities changed it 

Any other actions taken in existing wetlands would be considered enhancement.  
Enhancement typically involves actions that provide gains in only one or a few functions 
and can lead to a decline in other functions.  Enhancement actions often focus on 
structural or superficial improvements to a site and generally do not address larger-scale 
environmental processes.   

For example, a wetland that was once a forested, riverine wetland was changed to a 
depressional, emergent wetland by the construction of a dike and through grazing.  
Rehabilitating the wetland would involve breaching the dike so the wetland becomes a 
riverine wetland again, discontinuing the grazing, and reforesting the area.  Discontinuing 
the grazing and reforesting the wetland without re-establishing the links to the riverine 
system would be considered enhancement.  
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Basic assumptions for using the guidance on ratios 

• The ratios are for a compensatory mitigation project that is concurrent with impacts to 
wetlands.  If impacts are to be mitigated by using an approved and established 
mitigation bank, the rules and ratios applicable to the bank should be used.  

• The ratios are based on the assumption that the category (based on the rating system 
for western Washington) and hydrogeomorphic (HGM) class or subclass of the 
wetland proposed as compensation are the same as the category and HGM class or 
subclass of the affected wetland (e.g., impacts to a Category II riverine wetland are 
compensated by creating, restoring, or enhancing a Category II riverine wetland).    

• Ratios for projects in which the category and HGM class or subclass of wetlands 
proposed as compensation is not the same as that of the wetland affected will be 
determined on a case-by-case basis using the recommended ratios as a starting point.  
The ratios could be higher in such cases.  

• The ratio for using rehabilitation as compensation is 2 times that for using re-
establishment or creation (R/C) (2 acres of rehabilitation are equivalent to 1 acre of 
R/C).  The ratio for using enhancement as compensation is 4 times that for using R/C 
(4 acres of enhancement are equivalent to 1 acre of R/C).  

• Re-establishment or creation can be used in combination with rehabilitation or 
enhancement.  For example, 1 acre of impact to a Category III wetland would require 
2 acres of R/C.  If an applicant provides 1 acre of R/C (i.e., replacing the lost acreage 
at a 1:1 ratio), the remaining 1 acre of R/C necessary to compensate for the impact 
could be substituted with 2 acres of rehabilitation or 4 acres of enhancement. 

• Generally the use of enhancement alone as compensation is discouraged.  Using 
enhancement in combination with the replacement of wetland area at a minimum of 
1:1 through re-establishment or creation is preferred.   

These ratios were developed to provide a starting point for further discussions with 
each proponent of compensatory mitigation.  They are based on the observations of 
the success and risk of compensatory mitigation, as reviewed in Volume 1, and do 
not represent the specific risk or opportunities of any individual project. 

As noted above, the ratios for compensatory mitigation are based on the assumption that 
the category and hydrogeomorphic (HGM) class or subclass of the affected wetland and 
the mitigation wetland are the same.  The ratios may be adjusted either up or down if the 
category or HGM class or subclass of the wetland proposed for compensation is different.  
For example, ratios may be lower if impacts to a Category IV wetland are to be mitigated 
by creating a Category II wetland.  The same is true for impacts to wetlands that currently 
would be considered atypical (see definition below).  

Also, compensatory mitigation should not result in the creation, restoration, or 
enhancement of an atypical wetland.  An atypical wetland is defined as a wetland whose 
design does not match the type of wetland that would be found in the geomorphic setting 
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of the proposed site (i.e., the water source(s) and hydroperiod proposed for the mitigation 
site are not typical for the geomorphic setting).  In addition, any designs that provide 
exaggerated morphology or require a berm or other engineered structures to hold back 
water would be considered atypical.  For example, excavating a permanently inundated 
pond in an existing seasonally saturated or inundated wetland is one example of an 
enhancement project that could result in an atypical wetland.  Another example would be 
excavating depressions in an existing wetland on a slope that required the construction of 
berms to impound water. 

On a case-by-case basis, it is possible to use the scores from the Washington State 
wetland rating system to compare functions between the mitigation wetland and the 
impacted wetland.  This information may also be used to adjust replacement ratios.  
Scores from the methods for assessing wetland functions (Hruby et al. 1999) provide 
another option to establish whether the functions lost will be replaced if both the affected 
wetland and the wetland used for compensation are of the same HGM class and subclass. 

Mitigation ratios for projects in western Washington are shown in Table 8C-11.  Refer to 
the text box on the basic assumptions on the previous page before reading the table.  As 
mentioned previously, these ratios were developed to provide a starting point for further 
discussions with each proponent of compensatory mitigation.  They only factor in the 
observations of mitigation success and risk at a programmatic level, and do not represent 
the specific risk or opportunity of any individual project. 
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Table 8C-11.  Mitigation ratios for projects in western Washington. 

Category and 
Type of Wetland 
Impacts 

Re-establishment 
or Creation 

Rehabilitation
Only4

Re-establishment or 
Creation (R/C) and 
Rehabilitation (RH)4 

Re-establishment 
or Creation (R/C) 
and Enhancement 
(E)4 

Enhancement 
Only4 

All Category IV 1.5:1 3:1 1:1 R/C and 1:1RH 1:1 R/C and 2:1 E 6:1 

All Category III 2:1 4:1 1:1 R/C and 2:1 RH 1:1 R/C and 4:1 E 8:1 

Category II 
Estuarine 

Case-by-case 4:1 
Rehabilitation 
of an estuarine 
wetland 

Case-by-case Case-by-case   Case-by-case 

Category II 
Interdunal  

2:1 
Compensation has 
to be interdunal 
wetland 

4:1  
Compensation 
has to be 
interdunal 
wetland 

1:1 R/C and 2:1 RH 
Compensation has to be 
interdunal wetland  

Not considered an 
option5

Not considered 
an option5 

All other  
Category II 

3:1 6:1 1:1 R/C and 4:1 RH 1:1 R/C and 8:1 E 
 

12:1 
 

Category I  
Forested 

6:1 12:1 1:1 R/C and 10:1 RH 1:1 R/C and 20:1 E 
 

24:1 
 

Category I  
based on score 
for functions 

4:1 8:1 1:1 R/C and 6:1 RH 1:1 R/C and 12:1 E 16:1 
 

Category I  
Natural Heritage 
site 

Not considered 
possible6

6:1 
Rehabilitation 
of a Natural 
Heritage site 

R/C Not considered 
possible6 

R/C Not considered 
possible6 

Case-by-case 

Category I  
Coastal Lagoon 

Not considered 
possible6 

6:1 
Rehabilitation 
of a coastal 
lagoon 

R/C not considered 
possible6 

R/C not considered 
possible6 

Case-by-case 

Category I 
Bog 

Not considered 
possible6 

6:1 
Rehabilitation 
of a bog 

R/C Not considered 
possible6 

R/C Not considered 
possible6 

Case-by-case 

Category I 
Estuarine 

Case-by-case 6:1 
Rehabilitation 
of an estuarine 
wetland 

Case-by-case Case-by-case Case-by-case 

NOTE:  Preservation is discussed in the following section. 

                                                 
4 These ratios are based on the assumption that the rehabilitation or enhancement actions implemented represent the average degree of improvement 
possible for the site.  Proposals to implement more effective rehabilitation or enhancement actions may result in a lower ratio, while less effective 
actions may result in a higher ratio.  The distinction between rehabilitation and enhancement is not clear-cut.  Instead, rehabilitation and enhancement 
actions span a continuum.  Proposals that fall within the gray area between rehabilitation and enhancement will result in a ratio that lies between the 
ratios for rehabilitation and the ratios for enhancement. 
5 Due to the dynamic nature of interdunal systems, enhancement is not considered an ecologically appropriate action.  
6 Natural Heritage sites, coastal lagoons, and bogs are considered irreplaceable wetlands because they perform some special functions that cannot be 
replaced through compensatory mitigation.  Impacts to such wetlands would therefore result in a net loss of some functions no matter what kind of 
compensation is proposed.  
 



8C.3.2 Conditions for Increasing or Reducing Replacement 
Ratios 

Increases in replacement ratios are appropriate under the following circumstances: 

• Success of the proposed restoration or creation is uncertain 

• A long time will elapse between impact and establishment of wetland functions at 
the mitigation site 

• Proposed mitigation will result in a lower category wetland or reduced functions 
relative to the wetland being impacted 

• The impact was unauthorized  

Reductions in replacement ratios are appropriate under the following circumstances: 

• Documentation by a qualified wetland specialist (see Appendix 8-H) 
demonstrates that the proposed mitigation actions have a very high likelihood of 
success based on prior experience 

• Documentation by a qualified wetland specialist demonstrates that the proposed 
actions for compensation will provide functions and values that are significantly 
greater than the wetland being affected 

• The proposed actions for compensation are conducted in advance of the impact 
and are shown to be successful 

• In wetlands where several HGM classes are found within one delineated 
boundary, the areas of the wetlands within each HGM class can be scored and 
rated separately and the ratios adjusted accordingly, if all of the following apply:   

– The wetland does not meet any of the criteria for wetlands with “Special 
Characteristics” as defined in the rating system 

– The rating and score for the entire wetland is provided along with the scores 
and ratings for each area with a different HGM class.  

– Impacts to the wetland are all within an area that has a different HGM class 
from the one used to establish the initial category 

– The proponents provide adequate hydrologic and geomorphic data to establish 
that the boundary between HGM classes lies at least 50 feet outside of the 
footprint of the impacts   
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8C.3.3 

8C.3.4 

Replacement Ratios for Preservation 
In some cases, preservation of existing wetlands may be acceptable as compensation for 
wetland losses.  Acceptable sites for preservation include those that: 

• Are important due to their landscape position 

• Are rare or limited wetland types  

• Provide high levels of functions   

Ratios for preservation in combination with other forms of mitigation generally range 
from 10:1 to 20:1, as determined on a case-by-case basis, depending on the quality of the 
wetlands being impacted and the quality of the wetlands being preserved.  Ratios for 
preservation as the sole means of mitigation generally start at 20:1.  Specific ratios will 
depend upon the significance of the preservation project and the quality of the wetland 
resources lost.  

See Chapter 8 (Section 8.3.7.2) and Appendix 8-B for more information on preservation 
and the criteria for its use as compensation.   

Replacement Ratios for Temporal Impacts and 
Conversions 

When impacts to wetlands are not permanent, local governments often require some 
compensation for the temporal loss of wetland functions.  Temporal impacts refer to 
impacts to those functions that will eventually be replaced but cannot achieve similar 
functionality in a short time.  For example, clearing forested wetland vegetation for 
pipeline construction could result in the temporal loss of functions, such as song bird 
habitat provided by the tree canopy.  It may take over 20 years to re-establish the level of 
function lost as a result of clearing the trees.  Although the wetlands will be re-vegetated 
and over time it is anticipated that their previous level of functioning will be re-
established, a temporal loss of functions will occur.  There is also some risk of failure 
associated with the impacts or alterations, especially when soil is compacted by 
equipment, deep excavation is required, and pipeline trenches alter the water regime at 
the site. 

Therefore, in addition to restoring the affected wetland to its previous condition, local 
governments should consider requiring compensation to account for the risk and temporal 
loss of wetland functions.  Generally, the ratios for temporal impacts to forested and 
scrub-shrub wetlands are one-quarter of the recommended ratios for permanent impacts 
(refer to Table 8C-11), provided that the following measures are satisfied: 

• An explanation of how hydric soil, especially deep organic soil, is stored and 
handled in the areas where the soil profile will be severely disturbed for a 
fairly significant depth or time 
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• Surface and groundwater flow patterns are maintained or can be restored 
immediately following construction 

• A 10-year monitoring and maintenance plan is developed and implemented 
for the restored forest and scrub-shrub wetlands 

• Disturbed buffers are re-vegetated and monitored 

• Where appropriate, the hydroseed mix to be applied on re-establishment areas 
is identified 

When impacts are to a native emergent community and there is a potential risk that its re-
establishment will be unsuccessful, compensation for temporal loss and the potential risk 
should be required in addition to restoring the affected wetland and monitoring the site.  
If the impacts are to wetlands dominated by non-native vegetation (e.g., blackberry, reed 
canarygrass, or pasture grasses), restoration of the affected wetland with native species 
and monitoring after construction is generally all that is required. 

Loss of functions due to the permanent conversion of wetlands from one type to another 
also requires compensation.  When wetlands are not completely lost but are converted to 
another type, such as a forested wetland converted to an emergent or shrub wetland (e.g., 
for a utility right-of-way), some functions are lost or reduced.     

The ratios for conversion of wetlands from one type to another will vary based on the 
degree of the alteration, but they are generally one-half of the recommended ratios for 
permanent impacts (refer to Table 8C-11).   

Refer to Appendix 8-F for the rationale for the ratios provided in this appendix. 

Specific guidance has been developed for conversions of wetlands to cranberry bogs.  
Please refer to the 1998 Guidelines for Implementation of Compensatory Mitigation 
Requirements for Conversion of Wetlands to Cranberry Bogs for information on ratios 
associated with this activity (Washington State Department of Ecology, U.S. 
Environmental Protection Agency Region 10, U.S. Army Corps of Engineers Seattle 
District, and U.S. Fish and Wildlife Service.  1998.  Special Public Notice:  
http://www.nws.usace.army.mil/publicmenu/DOCUMENTS/ACF101C.pdf). 
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COMPREHENSIVE PLAN 
DRAFT PLAN PHASING AND NATURAL ENVIRONMENT  

GOALS AND POLICIES 
June 26, 2012 

 
Reference 

No. 

Current Goal/Policy Language Proposed Goal/Policy Language Comments 

Phasing of Uses and Densities 

Goal PH.1 To allow for the orderly phasing of current uses and densities to desired 

future uses and densities. 

To allow for the orderly phasing of current uses and densities to desired 

future uses and densities. 

Goal is more appropriate for 

jurisdictions adjacent to a 

growth boundary. Original goal 

is more related to development 

alternatives 

Pol. PH 1.1 Where appropriate, the City will encourage and support the use by individual 

property owners of alternatives to development. Such alternatives may 

include transfer of development rights (“TDR”) to the downtown and other 

appropriate areas, conservation easements, open space tracts, and other 

mechanisms designed to permanently eliminate development.  In cases where 

individual neighborhoods have reduced the development capacity through 

the use of covenants, the City will support the conversion of those covenants 

to conservation easements or other suitable mechanisms. Each time a 

development right is exercised in this or a like manner the development 

potential of the area will be commensurately reduced.  The City will 

implement administrative programs designed to educate and facilitate the use 

of these mechanisms and present these programs to the neighborhoods during 

the neighborhood planning process. 

Where appropriate, the City will encourage and support the use by individual 

property owners of alternatives to development. Such alternatives may 

include transfer of development rights (“TDR”) to the downtown and other 

appropriate areas, conservation easements, open space tracts, and other 

mechanisms designed to permanently eliminate development.  In cases where 

individual neighborhoods have reduced the development capacity through 

the use of covenants, the City will support the conversion of those covenants 

to conservation easements or other suitable mechanisms. Each time a 

development right is exercised in this or a like manner the development 

potential of the area will be commensurately reduced.  The City will 

implement administrative programs designed to educate and facilitate the use 

of these mechanisms and present these programs to the neighborhoods during 

the neighborhood planning process. 

Move concepts elsewhere? 

 

Possibly move to an 

introduction section as a 

discussion on ways to mitigate 

pressures of increased 

population growth in our ever 

urbanizing environment? 

Natural Environment 

Goal EV.1 

 
Preserve and enhance critical areas in order to protect public health, 

safety, and welfare, and to maintain the integrity of the natural 

environment. 

Preserve and enhance critical areas in order to protect public health, 

safety, and welfare, and to maintain the integrity of the natural 

environment. 

 

Pol. EV 1.1 The City of Burien’s Critical Areas Map shall be used as a reference for 

identifying the City’s critical areas. Other unmapped critical areas do exist 

throughout the city. Any site containing critical areas are subject to the 

special development regulations and conditions found in the City’s Critical 

Areas Ordinance. 

The City of Burien’s Critical Areas Map shall be used as a reference for 

identifying the City’s critical areas: flood hazard areas, geologically 

hazardous areas, wetlands, streams, fish & wildlife habitat conservation areas 

and critical aquifer recharge areas. Other unmapped critical areas do exist 

throughout the city. Any site containing critical areas are subject to the 

special development regulations and conditions found in the City’s Critical 

Areas Ordinance.  

SMP Pol. CON 3. 
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Reference 

No. 

Current Goal/Policy Language Proposed Goal/Policy Language Comments 

Pol. EV 1.2 Development should be directed toward areas where their adverse impacts on 

critical areas can be minimized. 

Development should be directed toward areas where their adverse impacts on 

critical areas can be minimized  

SMP Pol. CON 4. 

 

Pol. EV 1.3 The City shall maintain a system of development regulations and a 

permitting system to prevent the destruction of critical areas. Development 

regulations should at a minimum address wetland protection, aquifer 

recharge areas important for potable water, fish and wildlife habitat 

conservation areas, frequently flooded areas, and geologically hazardous 

areas. 

The City shall maintain a system of development regulations and a 

permitting system to prevent the destruction of critical areas. Development 

regulations should at a minimum address wetland protection, aquifer 

recharge areas important for potable water, fish and wildlife habitat 

conservation areas, frequently flooded areas, and geologically hazardous 

areas. 

SMP Pol. CON 6. 

The list of critical areas is 

provided in Pol. EV 1.1. 

 

Pol. EV 1.4 The City shall require permit review approval before any activity or 

construction is allowed to occur in, adjacent to, or impact a critical area. 

The City shall require permit review approval before any activity or 

construction is allowed to occur in, adjacent to, or impact a critical area. 

 

Discussion:  A permit is required because critical areas are susceptible to 

degradation from incompatible uses or activities including, improper 

clearing, grading, filling, refuse dumping, and construction. 

SMP Pol. CON 7 (Discussion 

not included in SMP). 

 

Remove because requirement is 

in the zoning code, 19.40.040(1) 

and res. 297 (fees for CAR) 

Pol. EV 1.5 If no feasible alternative exists, a limited amount of development may occur 

on wetlands and floodplains, however development shall not result in a net 

loss of associated natural functions and values of those systems. In these 

instances, a broad range of site planning techniques should be explored to 

minimize impacts on these critical areas. (Amended, Ord. 497, 2008) 

If no feasible alternative exists, a limited amount of development may occur 

on wetlands and floodplains, however development shall not result in a net 

loss of associated natural functions and values of those systems. In these 

instances, a broad range of site planning techniques should be explored to 

minimize impacts on these critical areas. (Amended, Ord. 497, 2008) 

Discussion: Clustering and appropriately designed housing types can allow 

for a more environmentally sensitive site plan by concentrating development 

on the most buildable portion of a site while preserving natural drainage, 

wetlands and other natural features. Greater attention to site design, including 

the use of buffers, can enhance aesthetic appeal, neighborhood compatibility, 

and resource protection. 

SMP Pol. CON 16 (Discussion 

not included in SMP). 

 

 

 

 

Move to intro section explaining 

techniques to allow development 

while protecting 

environmentally sensitive areas? 

Pol. EV 1.6 Clustering of housing units may be allowed on lots designated for residential 

development that contains steep slopes and are located adjacent to an urban 

environment. 

Clustering of housing units may be allowed on lots designated for residential 

development that contains steep slopes and are located adjacent to an urban 

environment. 

 

Discussion:  This policy is intended to allow a more gradual transition from 

the urban environments (containing multifamily and commercial 

development) along Ambaum Boulevard eastward to the steep sloped areas 

designated for lower density single family residential development that are 

adjacent to Salmon Creek Ravine and Seahurst Park. This policy would 

allow a property owner to use the full development potential of the lot by 

concentrating development on the buildable portion of the lot, while 

protecting the steep sloped portion from development.     

SMP Pol. USE 10 (Discussion 

not included in SMP). 

 

Removing the reference to the 

Urban environment (map 2LU-

2) changes the policy 

substantially.  The reference 

should have been change to 

“high”. This policy is not 

implemented by our code.  

 

Move to an introduction 

section? 
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Reference 

No. 

Current Goal/Policy Language Proposed Goal/Policy Language Comments 

Pol. EV 1.X 

(NEW) 

 Locate development in a manner that minimizes impacts to natural features. 

Promote the use of innovative environmentally sensitive development 

practices, including design, materials, construction, and on-going 

maintenance.  

From Vision 2040 

 

 

 

Pol. EV 1.7 The City shall develop land use regulations to buffer critical areas from the 

impacts of adjacent land uses. 

The City shall develop land use regulations to buffer critical areas from the 

impacts of adjacent land uses. 

SMP Pol. CON 8   

This has been completed and is 

also a GMA requirement. 

Pol. EV 1.8 The City requires the use of Best Available Science for protecting critical 

areas within the community pursuant to the Growth Management Act [RCW 

36.70A.172(1)]. 

The City requires the use of Best Available Science for protecting critical 

areas within the community pursuant to the Growth Management Act [RCW 

36.70A.172(1)] 

SMP Pol. CON 9   

New language better describes 

how BAS can be used. 

Pol. EV 1.9 Encourage minimizing the amount of impervious surfaces in new 

development through the use of appropriate low-impact development 

techniques and removing paved areas or using retrofit options in existing 

developments, where applicable, to minimize runoff. 

Encourage minimizing the amount of impervious surfaces in new 

development through the use of appropriate low-impact development 

techniques and removing paved areas or using retrofit options in existing 

developments, where applicable, to minimize runoff. 

SMP Pol. CON 12 

 

Goal EV.2 

 
Maintain and promote a safe and healthy environment and preserve the 

quality of life in Burien. 

Maintain and promote a safe and healthy environment and preserve the 

quality of life in Burien. 

Really similar to goal EV 1. 

Pol. EV 2.1 The City shall ensure that uses and development in shoreline areas is 

compatible with the shoreline environments designated in the City’s 

Shoreline Master Program. Adherence to these designations will ensure that 

sensitive habitat, ecological systems, and other shoreline resources are 

protected. 

The City shall ensure that uses and development in shoreline areas is 

compatible with the shoreline environments designated in the City’s 

Shoreline Master Program. Adherence to these designations will ensure that 

sensitive habitat, ecological systems, and other shoreline resources are 

protected. 

 

Discussion:  Shoreline designations within the City are as follows:  

“Conservancy” designation is applied from the north end of Seahurst Park 

southwards to approximately the northern end of 28th Ave. SW. “Urban” 

designation is applied to the remainder of the Puget Sound shoreline within 

Burien, as well as to the shoreline of Lake Burien. 

SMP Pol. CON 2 (Discussion 

not included in SMP). 

 

 

 

 

Removed because the proposed 

SMP no longer uses these 

identifiers.  

 Surface Water Quality   

Pol. EV 2.2 Stream banks and stream channels should be maintained or restored to their 

natural condition wherever such conditions or opportunities exist. 

Maintain and  restore Sstream banks and stream channels should be 

maintained or restored to their natural condition wherever such conditions or 

opportunities exist. 

Ensure consistency with 

stormwater element. 

Should be maintaining and 

restoring. 

Pol. EV 2.3 The capacity of natural drainage courses shall not be diminished by 

development or other activities. 

The capacity of natural drainage courses shall not be diminished by 

development or other activities. 

SMP Pol. FLD 2  

 

Pol. EV 2.4 The City shall consider the impacts of new development on water quality as 

part of its environmental review process and require where appropriate any 

mitigation measures. 

The City shall consider the impacts of new development on water quality as 

part of its environmental review process and require where appropriate any 

mitigation measures. 

SMP Pol. CON 13 
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Reference 

No. 

Current Goal/Policy Language Proposed Goal/Policy Language Comments 

Pol. EV 2.5 The City Shoreline Master Program, hereby adopted as an element of this 

Plan, shall govern the development of all designated Shorelines of the City. 

Lands adjacent to these areas shall be managed in a manner consistent with 

this Program. 

The City Shoreline Master Program, hereby adopted as an element of this 

Plan, shall govern the development of all designated Shorelines of the City. 

Lands adjacent to these areas shall be managed in a manner consistent with 

this Program. 

State law—not needed. 

 Air Quality   

Pol. EV 2.6 The City will continue to support and rely on the various State, Federal, local 

and regional programs to protect and enhance air quality. 

The City will cContinue to support and rely on the various State, Federal, 

local and regional programs to protect and enhance air quality. 

 

Pol. EV 2.7 The City shall encourage the retention of vegetation and top soil and require 

landscaping in new developments in order to provide filtering of suspended 

particulates. (Amended, Ord. 497, 2008) 

The City shall eEncourage the retention of native vegetation and top soil and 

require landscaping in new developments in order to provide filtering of 

suspended particulates. (Amended, Ord. 497, 2008) 

Retention of “native” vegetation 

should be preferred. 

Pol. EV 2.8 The City shall consider the impacts of new development on air quality as a 

part of its environmental review process and require mitigating measures as 

may be appropriate. 

The City shall cConsider the impacts of new development on air quality as a 

part of it’s the SEPA environmental review process and require mitigating 

measures as may be appropriate. 

The term “SEPA” was added for 

clarification purposes. 

 Vegetative Quality   

Pol. EV 2.9 The City shall consider the impacts of new development on the quality of 

land, wildlife and vegetative resources as a part of its environmental review 

process and require any appropriate mitigating measures. Such mitigation 

may involve the retention of significant habitats. 

The City shall consider the impacts of new development on the quality of 

land, wildlife and vegetative resources as a part of its environmental review 

process and require any appropriate mitigating measures. Such mitigation 

may involve the retention of significant habitats. 

SMP Pol. CON 20 

 

 

Pol. EV 2.10 The City shall encourage an increase in tree canopies through the addition 

and the preservation of existing vegetation and use of landscaping as an 

integral part of development plans. 

The City shall encourage an increase in tree canopies through the addition 

and the preservation of existing vegetation and use of landscaping as an 

integral part of development plans. 

SMP Pol. CON 21 

 

Pol. EV 2.11 The City should consider developing and implementing a measure which 

would preserve trees of historical significance. 

The City should consider developing and implementing a measure which 

would preserve trees of historical significance. 

SMP 20.20.040 – HCSE 3 

 Hazardous Materials   

Pol. EV 2.12 The storage and disposal of any hazardous material shall be done only in 

strict compliance with applicable city, state and federal law. 

The sStorage and disposal of any hazardous material shall be done only in 

strict compliance with applicable city, state and federal law. 

 

Pol. EV 2.13 The City shall consider the impacts of new development on the risk of 

hazardous materials as a part of its environmental review process and require 

any appropriate mitigating measures. 

The City shall cConsider the impacts of new development on the risk of 

hazardous materials as a part of it’s the environmental review process and 

require any appropriate mitigating measures. 

 

Pol. EV 2.14 No development shall occur on land determined to be contaminated until 

mediation has been completed between all parties involved. The city will 

obtain county, Federal and state resources to address issues. 

No development shall occur on land determined to be contaminated until 

mediation has been completed between all parties involved. The city will 

obtain county, Federal and state resources to address issues. 

State/Federal responsibility, not 

City. 

 Education   

Pol. EV 2.15 Educate the public on water quality issues and impacts of stormwater flow Educate the public on water quality issues and impacts of stormwater flow. SMP Pol. CON 14 

Action item—not policy 

Pol. EV 2.16 Educate individuals and households about different ways to reduce pollution. Educate individuals and households about different ways to reduce pollution. SMP Pol. CON 15 

Action item—not policy 
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Reference 

No. 

Current Goal/Policy Language Proposed Goal/Policy Language Comments 

Goal EV.3 

 
Promote soil stability and to ensure against the loss of both public and 

private property in areas with steep slopes. 

Promote soil stability and to protect against the loss of both public and 

private property in areas with steep slopes. 

 “Protect” is an action related 

term.  

 

Pol. EV 3.1

  

As slope increases, development intensity, site coverage, and vegetation 

removal should decrease and thereby minimize the potential for drainage 

problems, soil erosion, siltation and landslides. Slopes of 40 percent or 

greater should be retained in a natural state, free of structures and other land 

surface modifications.   

 

1.  Single family homes and detached single-family garages on existing 

legally established lots are exempted from this restriction, provided that: 

 

 a.  The application of this restriction would deny any appropriate use of 

this property; 

 

 b.  There is no other appropriate economic use with less impact;  

 

 c.  The proposed development does not pose a threat to public health, 

safety or welfare on or off the development site; 

 

 d.  Any alterations permitted to the critical area shall be the minimum 

necessary to allow for economic use of the property; 

 

 e.  An analysis of soils, footings and foundations, and drainage be 

prepared by qualified professionals, certifying that the proposed activity 

is safe and will not adversely affect the steep slope hazard area or 

buffer; and 

 

 f.  There are adequate plans, as determined by the City, for stormwater 

and vegetation management. 

 

2.  Short plats or other divisions of an existing legal lot shall only be 

approved if all resulting lots are buildable under this restriction. 

 

3.   It is the applicant’s responsibility to show that these provisions are met 

through an appropriate mechanism such as, or similar to, the SEPA 

process. 

As slope increases, development intensity, site coverage, and vegetation 

removal should decrease and thereby minimize the potential for drainage 

problems, soil erosion, siltation and landslides. Slopes of 40 percent or 

greater should be retained in a natural state, free of structures and other land 

surface modifications.   

 

1.  Single family homes and detached single-family garages on existing 

legally established lots are exempted from this restriction, provided that: 

 

 a.  The application of this restriction would deny any appropriate use of 

this property; 

 

 b.  There is no other appropriate economic use with having less impact;  

 

 c.  The proposed development does not pose a threat to public health, 

safety or welfare on or off the development site; 

 

 d.  Any alterations permitted to the critical area shall be the minimum 

necessary to allow for economic use of the property; 

 

 e.  An analysis of soils, footings and foundations, and drainage be 

prepared by qualified professionals, certifying that the proposed activity 

is safe and will not adversely affect the steep slope hazard area or 

buffer; and 

 

 f.  There are adequate plans, as determined by the City, for stormwater 

and vegetation management. 

 

2.  Short plats or other divisions of an existing legal lot shall only be 

approved if all resulting lots are buildable under this restriction. 

 

3.   It is the applicant’s responsibility to show that these provisions are met 

through an appropriate mechanism such as, or similar to, the SEPA 

process. 

 

SMP Pol. USE 11 
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Reference 

No. 

Current Goal/Policy Language Proposed Goal/Policy Language Comments 

Pol. EV 3.2 The City should prohibit development on areas prone to erosion and 

landslide hazards. Further, the City should restrict development on 

potentially unstable land to ensure public safety and conformity with existing 

natural constraints, unless the risks and adverse impacts associated with such 

development can be appropriately mitigated. 

The City should prohibit development on areas prone to erosion and 

landslide hazards. Further, the City should restrict development on 

potentially unstable land to ensure public safety and conformity with existing 

natural constraints, unless the risks and adverse impacts associated with such 

development can be appropriately mitigated. 

SMP Pol. USE 12 

 

Pol. EV 3.3 The City should require development proposals to include measures to 

stabilize soils, hillsides, bluffs and ravine sidewalls and to promote wildlife 

habitat by retaining or restoring native vegetation. 

The City should require development proposals to include measures to 

stabilize soils, hillsides, bluffs and ravine sidewalls and to promote wildlife 

habitat by retaining or restoring native vegetation. 

SMP Pol. CON 22 

 

Pol. EV 3.4 The City should consider developing policies that balance the removal of 

vegetation to preserve and enhance views with the need to retain vegetation 

to promote slope stability and open space. 

The City should consider developing policies that balance the removal of 

vegetation to preserve and enhance views with the need to retain vegetation 

to promote slope stability and open space. 

SMP Pol. CON 23 

 

Pol. EV 3.5 Land uses on steep slopes should be designed to prevent property damage 

and environmental degradation, and to enhance open space and wildlife 

habitat. 

Land uses on steep slopes should be designed to prevent property damage 

and environmental degradation, and to enhance open space and wildlife 

habitat. 

SMP Pol. USE 13 

 

Pol. EV 3.6 Where there is a high probability of erosion, grading should be kept to a 

minimum and disturbed vegetation should be restored as soon as feasible. In 

all cases, the City shall require appropriate site design and construction 

measures to control erosion and sedimentation. 

Where there is a high probability of erosion, grading should be kept to a 

minimum and disturbed vegetation should be restored as soon as feasible. In 

all cases, the City shall require appropriate site design and construction 

measures to control erosion and sedimentation. 

SMP Pol. USE 14 

 

Goal EV. 4 Conserve fish and wildlife resources and maintain bio-diversity. Conserve fish and wildlife resources and maintain bio-diversity.  

 

Pol. EV 4.1 The City should maintain and enhance existing species and habitat diversity 

including fish and wildlife habitat that supports the greatest diversity of 

native species. 

The City should maintain and enhance existing species and habitat diversity 

including fish and wildlife habitat that supports the greatest diversity of 

native species. 

 

SMP Pol. CON 25 

 

Pol. EV 4.2 All development activities shall be located, designed, constructed and 

managed to avoid disturbance of adverse impacts to fish and wildlife 

resources, including spawning, nesting, rearing and habitat areas and 

migratory routes. 

All development activities shall be located, designed, constructed and 

managed to avoid disturbance of adverse impacts to fish and wildlife 

resources, including spawning, nesting, rearing and habitat areas and 

migratory routes. 

 

SMP Pol. CON 26 

 

Pol. EV 4.3 Fish and wildlife habitat should be protected, conserved and enhanced, 

including: 

  

a. Habitats for species which have been identified as endangered, threatened, 

or sensitive by the state or federal government; 

 

b.  Priority species and habitats listed in the Adopted King County 

Comprehensive Plan, November 1994; 

Fish and wildlife habitat should be protected, conserved and enhanced, 

including: 

  

a. Habitats for species which have been identified as endangered, threatened, 

or sensitive by the state or federal government; 

 

b.  Priority species and habitats listed in the Adopted King County 

Comprehensive Plan, November 1994October 2008, as amended; 

SMP Pol. CON 27-changes are 

to match SMP language 
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Reference 

No. 

Current Goal/Policy Language Proposed Goal/Policy Language Comments 

 

c.  Commercial and recreational shellfish areas; 

 

d.  Kelp and eel-grass beds; 

 

e.  Herring and smelt spawning areas; and  

 

f.  Wildlife habitat networks designated by the City.  

 

c.  Commercial and recreational sShellfish areas; 

 

d.  Kelp and eel-grass beds; 

 

e.  Herring and smelt spawning areas; and  

 

f.  Wildlife habitat networks designated by the City.  

 

Pol. EV 4.4 Fish and wildlife should be maintained through conservation and 

enhancement of terrestrial, air and aquatic habitats. 

Fish and wildlife should be maintained through conservation and 

enhancement of terrestrial, air and aquatic habitats. 

SMP Pol. CON 28 

 

Pol. EV 4.5 The City shall be a good steward of public lands and should integrate fish 

and wildlife habitats into capital improvement projects whenever feasible. 

The City shall be a good steward of public lands and should integrate 

restoration and/or enhancement of fish and wildlife habitats into capital 

improvement projects whenever feasible. 

SMP Pol. REST 2 Edits to 

match SMP language. 

 

Pol. EV 4.6 The City shall work with adjacent jurisdictions and state, federal and tribal 

governments during land use plan development review to identify and protect 

habitat networks that follow or are adjacent to jurisdictional boundaries. 

The City shall work Coordinate with adjacent jurisdictions and state, federal 

and tribal governments during land use plan development review to identify 

and protect habitat networks that follow or are adjacent to jurisdictional 

boundaries. 

 

Pol. EV 4.7 The City should ensure that habitat networks throughout the City are 

designated and mapped. The network should be of sufficient width to protect 

habitat and dispersal zones for small mammals, amphibians, reptiles, and 

birds. These networks should be protected through incentives, regulation and 

other appropriate mechanisms. Site planning should be coordinated during 

development review to ensure that connections are made or maintained 

amongst segments of the network. 

The City should ensure that habitat networks throughout the City are 

designated and mapped. The network should be of sufficient width to protect 

habitat and dispersal zones for small mammals, amphibians, reptiles, and 

birds. These networks should be protected through incentives, regulation and 

other appropriate mechanisms. Site planning should be coordinated during 

development review to ensure that connections are made or maintained 

amongst segments of the network. 

 

SMP Pol. CON 29 

 

Pol. EV 4.8 Native plant communities and wildlife habitats shall be integrated with other 

land uses where possible.  Development shall protect wildlife habitat through 

site design and landscaping. Landscaping, screening, or vegetated buffers 

required during development review shall retain, salvage and/or reestablish 

native vegetation whenever feasible. Development within or adjacent to 

wildlife habitat networks shall incorporate design techniques that protect and 

enhance wildlife habitat values. 

Native plant communities and wildlife habitats shall be integrated with other 

land uses where possible.  Development shall protect wildlife habitat through 

site design and landscaping. Landscaping, screening, or vegetated buffers 

required during development review shall retain, salvage and/or reestablish 

native vegetation whenever feasible. Development within or adjacent to 

wildlife habitat networks shall incorporate design techniques that protect and 

enhance wildlife habitat values. 

SMP Pol. CON 30 

 

Pol. EV 4.9 The City should protect salmonid habitats by ensuring that land use and 

facility plans (transportation, water, sewer, power, gas) include riparian 

habitat conservation measures developed by the City, affected tribes, and/or 

state and federal agencies. Development within basins that contain fish 

enhancement facilities must consider impacts to those facilities. 

The City should pProtect salmonid habitats by ensuring that land use and 

facility plans (transportation, water, sewer, power, gas) include riparian 

habitat conservation measures developed by the City, affected tribes, and/or 

state and federal agencies. Development within basins that contain fish 

enhancement facilities must consider impacts to those facilities. 

 



R:\PL\Commission\Packets 2012\062612\Phasing and Natural EnvmtPCPacket.docx 8 6/22/2012 

Reference 

No. 

Current Goal/Policy Language Proposed Goal/Policy Language Comments 

Pol. EV 4.10 In order to minimize adverse impacts related to noise, unless prohibited by 

federal or state law, fish and wildlife habitat conservation areas within the 

City should be protected from exterior noise levels which exceed 55 dBA 

Ldn. 

In order to minimize adverse impacts related to noise, unless prohibited by 

federal or state law, Protect fish and wildlife habitat conservation areas 

within the City should be protected from exterior noise levels which exceed 

55 dBA Ldn to the extent allowed by federal and state law. 

 

 

Suggest moving this modified 

policy to the noise section 

below. 

Pol. EV 4.11 The City shall promote voluntary wildlife enhancement projects which buffer 

and expand existing wildlife habitat, through educational and incentive 

programs for individuals and businesses. 

The City shall promote voluntary wildlife enhancement projects which buffer 

and expand existing wildlife habitat, through educational and incentive 

programs for individuals and businesses. 

SMP Pol. CON 31 

 

Goal EV.5 

 
Protect, improve and sustain ground water quality and quantity through 

sound and innovative environmental management. 

Protect, improve and sustain ground water quality and quantity through 

sound and innovative environmental management. 

 

Pol. EV 5.1 The City hereby adopts King County’s Preliminary Map of Areas Highly 

Susceptible to Ground Water Contamination designating Critical Aquifer 

Recharge Areas, including any subsequent amendments. 

The City hereby adopts King County’s Preliminary Map of Areas Highly 

Susceptible to Ground Water Contamination designating Critical Aquifer 

Recharge Areas, including any subsequent amendments. 

WD 20 does not use aquifers as 

a water source.  

Link to Map: 

http://your.kingcounty.gov/dnrp/

library/2003/kcr958/0303kcCA

RA7.pdf   

Pol. EV 5.2 The City shall protect the quality and quantity of groundwater by: 

 

a.  Placing priority on implementation of the South King County 

Groundwater Management Plan; 

 

b.  Developing a process by which the City will review, and implement, as 

appropriate, Wellhead Protection Programs in conjunction with adjacent 

jurisdictions and ground water purveyors, and adopting best management 

practices for new development recommended by the South King County 

Groundwater Management Plan. The goals of those practices should be to 

promote aquifer recharge quality and quantity; and 

 

c.  Refining regulations as appropriate to protect critical aquifer recharge 

areas based on information derived through the preparation of 

Groundwater Management Plans and Wellhead Protection Programs. 

The City shall protect the quality and quantity of groundwater by: 

 

a.  Placing priority on implementation of the South King County 

Groundwater Management Plan; 

 

b.  Developing a process by which the City will review, and implement, as 

appropriate, Wellhead Protection Programs in conjunction with adjacent 

jurisdictions and ground water purveyors, and adopting best management 

practices for new development recommended by the South King County 

Groundwater Management Plan. The goals of those practices should be to 

promote aquifer recharge quality and quantity; and 

 

c.  Refining regulations as appropriate to protect critical aquifer recharge 

areas based on information derived through the preparation of 

Groundwater Management Plans and Wellhead Protection Programs. 

 

 

Plan was never adopted and is 

based on info from 90-95. Draft 

is dated 2003.  

 

http://www.kingcounty.gov/envi

ronment/waterandland/groundw

ater/maps-reports/management-

plans.aspx 

 

Pol. EV 5.3 The City shall protect ground water recharge by promoting low-impact 

development techniques that infiltrate runoff where site conditions permit, 

except where potential groundwater contamination cannot be prevented by 

pollution source controls and stormwater pretreatment. 

The City shall protectPromote ground water recharge by promoting allowing 

and encouraging the use of low-impact development techniques that infiltrate 

runoff where site conditions permit. , except where potential groundwater 

contamination cannot be prevented by pollution source controls and 

stormwater pretreatment. 

 

There are multiple policies and 

they should be separated.  

http://your.kingcounty.gov/dnrp/library/2003/kcr958/0303kcCARA7.pdf
http://your.kingcounty.gov/dnrp/library/2003/kcr958/0303kcCARA7.pdf
http://your.kingcounty.gov/dnrp/library/2003/kcr958/0303kcCARA7.pdf
http://www.kingcounty.gov/environment/waterandland/groundwater/maps-reports/management-plans.aspx
http://www.kingcounty.gov/environment/waterandland/groundwater/maps-reports/management-plans.aspx
http://www.kingcounty.gov/environment/waterandland/groundwater/maps-reports/management-plans.aspx
http://www.kingcounty.gov/environment/waterandland/groundwater/maps-reports/management-plans.aspx
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Reference 

No. 

Current Goal/Policy Language Proposed Goal/Policy Language Comments 

Pol. EV X.X 

(NEW) 

 Protect groundwater sources from contamination by requiring pollution 

source controls and stormwater pretreatment.  

 

New policy separated out from 

policy above. 

Pol. EV 5.4 In making future zoning decisions, the City shall evaluate and monitor 

ground water policies, their implementation costs, impacts upon the quantity 

and quality of groundwater and the need for new water supplies. 

Comprehensive Plan land use decisions In future zoning decisions, the City 

shall consider impacts to  evaluate and monitor ground water policies, their 

implementation costs, impacts upon the quantity and quality of groundwater 

supply. and the need for new water supplies. 

There are many policy 

statements here.  If this is 

important, it should be captured 

in the criteria for designation 

changes. It should refer to comp. 

plan changes rather than zoning.  

Separated policy language 

below. 

Pol. EV 5.X 

(NEW) 

 When considering new or modified groundwater polices the City should 

evaluate costs of implementation.  

Policy statement separated from 

above. 

 Wetlands   

Goal EV.6 

 
Protect and enhance the functions and values of the City’s wetlands. Protect and enhance the functions and values of the City’s wetlands.  

Pol. EV 6.1 The City shall protect its wetlands with an objective of no overall net-loss of 

functions and values. 

The City shall pProtect its the city’s wetlands with an objective of no overall 

net-loss of functions and values. 

 

Pol. EV 6.2 All wetland functions should be considered in evaluating wetland mitigation 

proposals, including fish and wildlife habitat, flood storage, water quality, 

recreation, educational opportunities, and aesthetics. 

All wetland functions should be considered in evaluating wetland mitigation 

proposals, including fish and wildlife habitat, flood storage, water quality, 

recreation, educational opportunities, and aesthetics. 

 

SMP Pol. CON 17 

 

Pol. EV 6.3 The City will protect wetlands by maximizing infiltration opportunities and 

promoting the conservation of forest cover and native vegetation. 

The City will protect wetlands by maximizing infiltration opportunities and 

promoting the conservation of forest cover and native vegetation. 

SMP Pol. CON 18 

 

Pol. EV 6.4 Mitigation for any adverse impacts on wetlands shall be provided in the same 

basin within which the impacts occur. 

Mitigation for any adverse impacts on wetlands shall be provided in the same 

basin within which the impacts occur. 

SMP Pol. CON 19 

 

 Noise   

Goal NO.1 
 

Prevent community and environmental degradation by limiting noise 

levels, and to safeguard the health and safety of the residents of the City by 

ensuring that the City’s physical and human environments are protected 

and enhanced as progress and change take place within and outside of its 

municipal boundaries. 

Prevent community and environmental degradation by limiting noise 

levels, and to safeguard the health and safety of the residents of the City by 

ensuring that the City’s physical and human environments are protected 

and enhanced as progress and change take place occurs within and outside 

of its municipal boundaries. 

Grammatical edit. 

Pol. NO 1.1 The City shall: 

a.  discourage the introduction of noise levels which are incompatible with 

current or planned land uses; 

 

b.  encourage the reduction of incompatible noise levels; and 

The City shall: 

a.  dDiscourage the introduction of noise levels which are incompatible with 

current or planned land uses. 

 

b.  encourage the reduction of incompatible noise levels; and 
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Reference 

No. 

Current Goal/Policy Language Proposed Goal/Policy Language Comments 

 

c.  discourage the introduction of new land uses into areas where existing 

noise levels are incompatible with such land uses. 

 

c.  discourage the introduction of new land uses into areas where existing 

noise levels are incompatible with such land uses. 

Pol. NO 1.X 

(NEW) 

 eEncourage the reduction of incompatible noise levels; and Separated from Pol. NO 1.1 

Pol. NO 1.X 

(NEW) 

 

 dDiscourage the introduction of new land uses into areas where existing 

noise levels are incompatible with such land uses. 

Separated from Pol. NO 1.1 

Pol. NO 1.2 The City shall work with other jurisdictions and agencies to encourage the 

reduction of noise from Seattle-Tacoma International Airport. 

The City shall wWork with other jurisdictions and agencies to encourage the 

reduction of noise from Seattle-Tacoma International Airport. 

 

Pol. NO 1.3 The City shall aggressively campaign for the development of new and quieter 

aircraft engines as well as modifications and/or retrofitting programs which 

promote the greatest reductions possible in aircraft noise emission levels. 

The City shall aggressively campaign for the development of new and quieter 

aircraft engines as well as modifications and/or retrofitting programs which 

promote the greatest reductions possible in aircraft noise emission levels. 

Not needed 

Pol. NO 1.4 The City shall take advantage of every opportunity to work with the Port of 

Seattle and the Federal Aviation Administration to promote the development 

and implementation of airport operational procedures that will decrease the 

adverse noise effects of airport operations on the City and its residents. 

The City shall take advantage of every opportunity to wWork with the Port 

of Seattle and the Federal Aviation Administration to promote the 

development and implementation of airport operational procedures that will 

decrease the adverse noise effects. of airport operations on the City and its 

residents. 
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CITY OF BURIEN, WASHINGTON 
MEMORANDUM 

 
DATE: June 20, 2012 

 

TO: Burien Planning Commission 

 

FROM: Scott Greenberg, AICP, Community Development Director 

David Johanson, AICP, Senior Planner 

  

SUBJECT: Public Meeting on 2012 Comprehensive Plan Amendment Docket 

 

 

PURPOSE 

On June 12, 2012, the Planning Commission held a public meeting to consider testimony and make a 

recommendation to the City Council on which amendments to consider as part of the city’s 2012 

Comprehensive Plan amendment docket.  The Commission decided to continue discussion at their June 

26, 2012 meeting.  The information below is identical to the memo presented to the Commission in their 

June 12, 2012 meeting packet. 

 

BMC 19.65.095.2.A and B describe the current stage of the amendment process: 

 
A.  By May 1, property owners and other interested parties will be notified of the annual Comprehensive 
Plan amendment request deadline.  The amendment request deadline is June 1. 
 
B. The Director will create the list of eligible amendments submitted by the public, the City Council, the 
Planning Commission, and City staff.  By July 1, the Planning Commission shall hold at least one public 
meeting to consider testimony and make recommendations to the City Council on which amendments to 
consider, and may recommend a priority be assigned to each proposed amendment.  

 

BACKGROUND 

 

The City of Burien adopted its first comprehensive plan in 1997 and in 2003 the city completed a major 

update to the plan in order for it to be consistent with updates to the Growth Management Act, regional 

planning and county planning documents.  Generally since the adoption of the first plan in 1997 the city 

has been making annual amendments to the original version and those can be characterized as additive in 

nature.   

 

In July 2011, the City Council concurred with the Comprehensive Plan amendment docket as 

recommended by the Planning Commission and passed Resolution 322 accepting the 2011-2012 docket 

(Attachment 1). The docket was characterized as a two year work program. The Commission has working 

through the docket since last year.   

 

A public notice of the annual amendment process was issued on April 15, 2012.  There were no eligible 

amendments submitted by the June 1, 2012 deadline.  However, correspondence is attached asking the 

Commission and City Council to review the land use map for the Lake Burien neighborhood as part of the 

2012 amendment docket (Attachment 2). 
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ACTION 

Pursuant to BMC 19.65.095.2.B (see above), the Commission needs to make recommendations to the 

City Council on which amendments to consider, and may recommend a priority be assigned to each 

proposed amendment. Action is required by July 1, 2012.  The Commission has three options, provided 

below.  Staff recommends Option 1. 

 

Option 1: Reaffirm existing 2011-2012 docket.  This option would retain the existing two-year docket 

without changes. 

 

Option 1 suggested motion: I move to reaffirm the Comprehensive Plan amendment docket 

adopted in Resolution 322. 

 

Option 2: Change existing 2011-2012 docket.  This option would alter the existing two-year docket by 

adding and/or removing item(s). 

 

Option 2 suggested motion: I move to change the Comprehensive Plan amendment docket 

adopted in Resolution 322 by adding ______________ and/or removing _____________. 

 

Option 3: Delay recommendation until the June 26, 2012 Planning Commission meeting.  This 

option would delay the Commission’s recommendation on the annual docket to your next regular 

meeting.  

 

 

Attachments: 
1) Resolution 322 

2) Correspondence from C. Edgar and the Lake Burien Neighborhood, May 30, 2012 with attachments 
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CITY OF BURIEN, WASHINGTON 
MEMORANDUM 

 

DATE: June 26, 2012 
 

TO: Burien Planning Commission 
 

FROM: Scott Greenberg, AICP, Community Development Director 

David Johanson, AICP, Senior Planner 

  

SUBJECT: Comprehensive Plan Text Amendments, Business and Industrial Goals and 

Policies. 
 

 

PURPOSE 

The purpose of this agenda item is to continue Planning Commission deliberations regarding 

comprehensive plan text updates.  The focus of this meeting will be on business and industrial goal and 

policy language. 

 

BACKGROUND 

The City of Burien adopted its first comprehensive plan in 1997 and in 2003 the city completed a major 

update to the plan in order for it to be consistent with updates to the Growth Management Act, regional 

planning and county planning documents.  Generally since the adoption of the first plan in 1997 the city 

has been making annual amendments to the original version and those can be characterized as additive in 

nature.   
 

At your April 24, 2012 meeting staff introduced the commercial node concept to bring consistency to the 

multi-family residential land use designation criteria. The concept incorporates land use designation 

criteria that were first applied during the evaluation of land uses in North Burien.  This approach focuses 

on activity nodes in areas outside our urban center boundary.  There was consensus that the node 

approach was an acceptable method to add consistency to the land use designation criteria.  
 

At your May 8, 2012 meeting staff presented an overview of the regional planning agenda and how it 

relates to long range commercial land use in Burien.  The presentation, which included a visual tour of 

many of Burien’s commercial areas, intended to align the Commission’s understanding of our business 

designations while also provoking thought on our long range commercial and industrial goals. 
 

At your June 12, 2012 meeting a table containing proposed updates to the comprehensive plan was 

presented which also included a revised set of land use designation criteria complimenting the approach 

taken with the multi-family criteria.  The revised criteria will also add more consistency and solidify the 

interrelationship between the commercial and multi-family land use designation criteria.  The 

Commission was asked to provide direction on a number of language options and there was consensus to 

bring the topic back for further discussion.  

 

DISCUSSION 

The following items were identified for possible change at the last meeting. 

 

1) Policy BU 1.2 (page 2) – The policy is very similar to Goal BU.1.   Is a policy that is this similar 

to a goal needed? 
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Staff Recommendation: There was consensus to change the Goal BU.1 to the alternate language 

provided.  Given this change, staff recommends the policy be modified as shown in Attachment 

1.  

 

 

2) Policies BU 1.3, 1.4, 1.5, 1.7, 1.8, (starting on page 2) IN 1.2 (page 11) IN 1.1 (page 14) PO 

1.1(page 18) – Is should or shall the appropriate qualifier?  The designation criteria uses the term 

“should”.  The term “should” is used in the residential criteria.   

 

Staff Recommendation: Staff recommends the term “should” be used because it would be 

consistent with the residential criteria and more importantly it allows some level of discretion 

when evaluating land use designation changes. 

 

 

3) Policy PO 1.1 (page 18) Parks Recreation and Open Space - Is should or shall the appropriate 

qualifier?  At the last meeting there was a suggestion that the term “shall” may be more 

appropriate for this designation. 

 

Staff Recommendation: Staff suggests that the term “shall” may be appropriate because there 

are a sufficient number of criteria that cover a broad range of scenarios. 

 

 

4) Policy IN 1.2(page 11) and IN 1.1(page 14) in the designation criteria (page 11), is the two acre 

minimum criteria still valid? 

 

Staff Recommendation:  Staff recommends elimination of the two-acre minimum.  A two-acre 

minimum development size was originally required to encourage more substantial development 

projects on larger sites. It also discouraged small, uncoordinated development.  The two-acre 

requirement was eliminated from the Zoning Code as a development standard in early 2010, and 

should also be eliminated from the Industrial and NERA designation criteria. 

 

 

5) Policy BU 1.4 (pages 4-5), BU 1.7 (page 7), IN 1.2 (page 11), IN 1.1 (page 14) The phrase 

“significant amounts of critical areas” has been identified as problematic in that there is no way to 

quantify how this would be applied when using this criteria. 

 

Staff Recommendation:  Leave this issue for future discussion, possibly as part of the Natural 

Environment policies. 

 

 

6) Goal SE.1 – Should the discussion section be moved to an introduction section at the beginning 

of the chapter?   

 

Staff Recommendation: Staff recommends that it be moved in to an introduction section that 

outlines the land use framework and summarizes concepts and approaches. 

 

 

7) Policy BU 1.5, Downtown Commercial (page 5-6) proposed land use designation criteria 2.  Is 

this criteria needed if the criteria that uses the urban center boundary is used? 

 

Staff Recommendation: Staff recommends that it remain should the urban center boundary be 

adjusted and it also emphasizes “transportation” as an important criteria topic. 
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ACTION   

Staff is requesting that the Planning Commission review and discuss the proposed changes to the 

comprehensive plan text.  If there is consensus on the proposed changes, the preliminary text amendments 

will be set aside while we continue through the document.  Formal action on the complete set of text 

and/or other changes would occur later in the year.  It is our intent to create one full package of 

amendments for a formal recommendation by the Commission later in the year. 

 

Attachments: 
1) Comprehensive Plan-DRAFT Land Use and Business/Industrial Goals and Policies Table (No changes to 

the document as discussed on June 12, 2012) 

2) Northeast Redevelopment Area (NERA) Map 

3) Business/Commercial Designation Criteria Chart 
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COMPREHENSIVE PLAN—DRAFT BUSINESS AND INDUSTRIAL GOALS AND POLICIES 

June 12, 2012 

Reference 

No. 

Current Goal/Policy Language Proposed Goal/Policy Language Comments 

Business 

Goal BU.1 

 
Provide a functional, attractive, and conveniently located mix of uses, including 

office, retail, commercial, parks and residential uses, that are appropriate in 

scale, configuration, and location. 

Provide a functional, attractive, and conveniently located mix of 

uses, including office, retail, commercial, parks and residential uses 

that are appropriate in scale, configuration, and location. 

 

Alternate Language: Provide a broad range of attractive and 

strategically located business activity centers/nodes that serve as 

focal points for employment, commerce and culture for their 

adjacent residential neighborhoods and the greater Burien area. The 

scale and intensity of uses at these locations shall be compatible with 

Burien’s vision.  

 

Too generic.  Should be 

more business-focused. 

 

 

Using the “centers” term 

aligns with language in the 

Burien Vision. Also a 

reference to the vision was 

inserted. 

 

Pol. BU 1.1 Home occupations should continue to be allowed in residential areas as an 

accessory use if they comply with standards that ensure compatibility with 

adjacent residential uses. Home occupations: 

 

a. Shall be incidental to or conducted in a dwelling place, and do not change 

the home's residential character;  

 

b. Should have a level of activity compatible with single family structures and 

residential neighborhood goals; and  

 

c.  Should be conducted by a member of the family residing within the 

dwelling place.   

 

Greater flexibility may be appropriate for home occupations near neighborhood 

borders as a transition to more intensive adjacent uses. 

Allow Hhome occupations should continue to be allowed in residential 

areas as an accessory use if they comply with standards that ensure 

compatibility are compatible with adjacent residential uses and do not 

change the home’s residential character. Home occupations: 

 

b. Shall be incidental to or conducted in a dwelling place, and do not 

change the home's residential character;  

 

b. Should have a level of activity compatible with single family 

structures and residential neighborhood goals; and  

 

c.  Should be conducted by a member of the family residing within the 

dwelling place.   

 

 Greater flexibility may be appropriate for home occupations near 

neighborhood borders as a transition to more intensive adjacent uses. 

 

Most of this is regulation, 

and is covered in the zoning 

code. 
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Reference 

No. 

Current Goal/Policy Language Proposed Goal/Policy Language Comments 

Pol. BU 1.2 Through the development of integrated commercial centers, the business land use 

categories are intended to provide for business uses that serve neighborhoods, the 

community and the traveling public, and minimize traffic congestion, visual, and 

other impacts on the surrounding residential areas. 

 

Discussion:  The Land use plan establishes five categories to serve the business 

needs of Burien and the region -- Neighborhood Centers, Intersection 

Commercial, Downtown Commercial, Community Commercial and Regional 

Commercial. 

Through the development of integrated commercial centers, the 

business land use categories are intended to pProvide areas for 

businesses uses that serve neighborhoods, the community and the 

traveling public region, and minimize traffic congestion, visual, and 

other impacts on the surrounding residential areas. 

 

Discussion:  The Land use plan establishes five categories to serve the 

business needs of Burien and the region -- Neighborhood Centers, 

Intersection Commercial, Downtown Commercial, Community 

Commercial and Regional Commercial. 

 

How is this different from 

Goal BU.1? Suggest 

eliminating it. If not modify 

language as suggested. 

 

 

Not necessary to list all 

categories.  

Pol. BU 1.3 The Neighborhood Center classification allows for relatively small areas that provide 

convenience goods and services to serve the everyday needs of the surrounding 

single family neighborhoods or to provide locally based employment opportunities, 

while protecting the desired neighborhood character. These neighborhood focal 

points should be designed and located so that customers and employees are 

encouraged to walk rather than drive to these areas.   

 

Allowed Uses and Description: The type and scale of uses in these areas must be 

consistent with the road and utility capacity and compatible with neighborhood 

character. Limited retail stores, services and professional offices that serve the 

immediate neighborhood as well as other markets or service areas are allowed. 

Uses that sell gasoline or diesel fuels are not allowed.   

 

Within this designation, mixed-use developments that include residential uses on 

the second floor may be allowed as a conditional use (excluding the area 

designated for neighborhood center uses in Three Tree Point). Stand-alone 

multifamily residential structures are not an intended use in these areas, except to 

accommodate existing structures. Residential densities in mixed-use 

developments should not exceed 12 units per acre, and retail or commercial uses 

are required on the first floor. 

 

The design of these areas, including the size, location and design of parking lots, 

shall be strictly regulated to ensure compatibility with the surrounding 

The Neighborhood Center classification designation allows for relatively 

small areas that provide limited scale convenience goods and services to 

serve the everyday needs of the surrounding single family neighborhoods 

or to provide locally based employment opportunities, while protecting 

the desired neighborhood character.  Residential uses up to 12 units per 

net acre are only allowed on the upper floors of mixed-use developments.  

Mixed use development containing business uses and dwelling units is 

allowed.  Uses that sell gasoline or diesel fuels are not allowed.  These 

neighborhood focal points should be designed and located so that 

customers and employees are encouraged to walk rather than drive to 

these areas.   

 

This Comprehensive Plan land use designation is implemented by the 

Neighborhood Center zoning designation. 

 

Allowed Uses and Description: The type and scale of uses in these 

areas must be consistent with the road and utility capacity and 

compatible with neighborhood character. Limited retail stores, services 

and professional offices that serve the immediate neighborhood as well 

as other markets or service areas are allowed. Uses that sell gasoline or 

diesel fuels are not allowed.   

 

Within this designation, mixed-use developments that include 

 

 

 

 

Recognized that mixed use 

development is allowed in 

the policy language. 
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Reference 

No. 

Current Goal/Policy Language Proposed Goal/Policy Language Comments 

neighborhood. Hours of operation should be regulated and vary with the type and 

intensity of neighborhood in which it is located. Development within this 

designation shall include design features to encourage pedestrian and transit 

access, such as shared parking and siting the buildings near the sidewalks.  

 

Designation Criteria: Properties designated for Neighborhood Center uses should 

generally reflect all of the following criteria: 

 

1. The area must be adjacent to neighborhoods, of limited extent, and 

currently developed or partially developed as business, service or 

commercial uses.   

 

2. The area should have existing or planned pedestrian or other non-

motorized connections to the adjacent neighborhood. 

 

3. The existing or planned public facilities should be adequate to support 

small-scale commercial development. 

 

4. The area should be located on an arterial, so that physical access does not 

result in adverse impacts on adjacent and nearby local access streets. 

 

5. The area is served or will be served by transit. 

 

 

residential uses on the second floor may be allowed as a conditional 

use (excluding the area designated for neighborhood center uses in 

Three Tree Point). Stand-alone multifamily residential structures are 

not an intended use in these areas, except to accommodate existing 

structures. Residential densities in mixed-use developments should not 

exceed 12 units per acre, and retail or commercial uses are required on 

the first floor. 

 

The design of these areas, including the size, location and design of 

parking lots, shall be strictly regulated to ensure compatibility with the 

surrounding neighborhood. Hours of operation should be regulated and 

vary with the type and intensity of neighborhood in which it is located. 

Development within this designation shall include design features to 

encourage pedestrian and transit access, such as shared parking and 

siting the buildings near the sidewalks.  

 

Designation Criteria: Properties designated for Neighborhood Center 

uses should generally reflect all of the following criteria: 

 

1. The area must be adjacent to neighborhoods, of limited extent, 

and currently developed or partially developed as business, 

service or commercial uses.   

 

2. The area should have existing or planned pedestrian or other 

non-motorized connections to the adjacent neighborhood. 

 

3. The existing or planned public facilities should be adequate to 

support small-scale commercial development. 

 

4. The area should be located on an arterial, so that physical 

access does not result in adverse impacts on adjacent and nearby 

local access streets. 

 

5. The area is served or will be served by transit. 

We don’t use the term 

“conditional use” in the 

zoning code.  Change to 

“may be conditionally 

allowed.” 

 

No designation at 3 tree 

point 

 

These are design standards 

and should be included in 

the zoning code. 

 

 

 

 

“shall reflect” is used for 

residential and is more 

restrictive. The term “should 

reflect” is used in criteria 

language for most other 

designations.  Is “should” or 

“shall” the appropriate 

qualifier? 
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Reference 

No. 

Current Goal/Policy Language Proposed Goal/Policy Language Comments 

 
1. Areas are located at low intensity commercial nodes adjacent to 

residential neighborhood(s).    
2. Adjacent residential designations shall predominately be Moderate 

Density Residential. 
3. Areas shall be located on an identified general bikeway. 
4. Areas are located within 1/8 mile of a transit route with a peak 

transit frequency of at least 21-30 minutes. 
5. Areas do not contain critical areas. 
6. Areas are located adjacent to or have direct access to an arterial. 

7. The area is located in sections of the city that have or are planned 
to have pedestrian or other non-motorized connections. 

 

 

 

 

 

 

 

See attached criteria chart 

for more comments. 

Pol. BU 1.4 The Intersection Commercial category provides for a variety of commercial uses of 

low to moderate density or intensity, located at major roadway intersections in close 

proximity to higher density uses, such as multifamily developments. Customers are 

anticipated to either drive or walk to these establishments. 

 

Allowed Uses and Description: Intersection Commercial land uses serve multiple 

residential areas, with a diverse mix of uses. These uses will typically be grouped 

around a shared parking facility, with primary access on an arterial. Uses include 

commercial, retail, services, professional offices, recreation and community 

facilities. The edges of these areas need to be well-defined to contain development 

and limit encroachment into single family areas.  

 

Designation Criteria: Properties designated for Intersection Commercial uses 

should reflect the following criteria: 

 

1. The intersection of two arterials should be the preferred location for the 

designation. 

 

2. The design and capacity of the intersection are able to support the 

planned uses. 

 

The Intersection Commercial category provides designation allows for a 

variety of commercial uses of low to moderate density or intensity, 

located at major roadway intersections in close proximity to higher 

density uses, such as multifamily developments. Multifamily 

development in these areas may only be approved as part of a mixed use 

development with the appropriate unit density being based on the 

adjacent comprehensive plan land use designations. Customers are 

anticipated to either drive or walk to these establishments. 

 

This Comprehensive Plan land use designation is implemented by the 

Intersection Commercial zoning designation. 

 

Allowed Uses and Description: Intersection Commercial land uses 

serve multiple residential areas, with a diverse mix of uses. These uses 

will typically be grouped around a shared parking facility, with 

primary access on an arterial. Uses include commercial, retail, 

services, professional offices, recreation and community facilities. The 

edges of these areas need to be well-defined to contain development 

and limit encroachment into single family areas.  

 

 

 

 

 

 

Recognizes that mixed use is 

appropriate at these locations 

and will now make the 

policy consistent with the 

zoning regulations. 

 

 

 

Revised designation criteria 

and zoning regulations now 

address most of the items 

listed in this section. 
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Reference 

No. 

Current Goal/Policy Language Proposed Goal/Policy Language Comments 

3. The existing or planned public facilities are adequate to support the 

proposed development. 

 

4. The area is served or planned to be served by transit. 

Designation Criteria: Properties designated for Intersection 

Commercial uses should reflect the following criteria: 

 

1. The intersection of two arterials should be the preferred 

location for the designation. 

 

2. The design and capacity of the intersection are able to support 

the planned uses. 

 

3. The existing or planned public facilities are adequate to 

support the proposed development. 

 

4. The area is served or planned to be served by transit. 

 
1. Areas are located within 1/8 mile of Low and Moderate Density 

Multi-Family Neighborhood land use designations as measured along 
an arterial. Generally the designation is located outside of the urban 
center boundary and at low intensity commercial nodes. 

2. Areas shall be located at or within 1/8
th

 mile of the intersection of 
arterials. 

3. Areas are located within 1/8 mile of a transit route with a peak 
transit frequency of at least 21-30 minutes. 

4. Areas are not constrained by critical areas. 
5. Areas are located adjacent to or have adequate access to a primary 

or minor arterial.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

See criteria chart for more 

comments. 

Pol. BU 1.5 The Downtown Commercial land use designation fosters a vibrant, compact, 

pedestrian oriented area by allowing high density residential development, office, 

retail and commercial uses, government activities, and restaurants, entertainment 

and cultural uses. Mixed use developments are encouraged, including well-

designed townhouses and condominiums, providing a convenient living 

environment and making the downtown a community focal point and center, as 

well as a lively place in the evening and on weekends. Residential densities are 

limited only by physical constraints such as height, bulk, parking and 

infrastructure capacities.  Moderate to high rise buildings, pedestrian amenities 

The Downtown Commercial land use designation fosters a vibrant, 

compact, pedestrian oriented area by allowing high density residential 

development, office, retail and commercial uses, government 

activities, and restaurants, entertainment and cultural uses. Mixed use 

developments are encouraged, including well-designed townhouses 

and condominiums, providing a convenient living environment and 

making the downtown a community focal point and center, as well as a 

lively place in the evening and on weekends. Residential densities are 

limited only by physical constraints such as height, bulk, parking and 

Incorrect reference to Figure 

2-SE1.  Need new map or 

amend 2-SE1 to include the 

downtown zone outline. 
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Reference 

No. 

Current Goal/Policy Language Proposed Goal/Policy Language Comments 

and facilities that help define downtown Burien’s distinctive qualities are 

encouraged. 

 

Designation Criteria: Properties with the Downtown Commercial land use 

designation are appropriate for land within the area labeled “downtown area” as 

shown in Fig. 2-SE1. 

infrastructure capacities.  Moderate to high rise buildings, pedestrian 

amenities and facilities that help define downtown Burien’s distinctive 

qualities are encouraged. 

 

This Comprehensive Plan land use designation is implemented by the 

Downtown Commercial zoning designation. 

 

 Designation Criteria: Properties with the Downtown Commercial land 

use designation should reflect the following criteria. are appropriate 

for land within the area labeled “downtown area” as shown in Fig. 2-

SE1. 

 
1. The area is located within the urban center boundary. 
2. The area is located within 1/8 mile of a transit route with a peak transit 

frequency of at least every 10 minutes. 
3. The area does not contain critical areas. 
4. The area is located adjacent to or has adequate access to an arterial. 

 

 

 

 

Fig. 2-SE1 does not have 

area labeled “downtown 

area”.  Criteria are circular.  

 

 

 

 

 

See criteria chart. 

Pol. BU 1.7 The Community Commercial land use designation recognizes the business 

orientation of some of the principal arterials that are in close proximity to the 

downtown area, including Ambaum Boulevard Southwest and the Five Corners area, 

and is intended to provide for moderate intensity commercial uses that serve the 

community. Customers would likely access these establishments by automobile or 

by transit. 

 

Allowed Uses and Description: The Community Commercial land use designation 

provides for moderate intensity retail activities, professional offices, restaurants, 

entertainment, and services. 
 

Designation Criteria: Properties designated for Community Commercial uses 

should reflect the following criteria: 
 

1. The area is located on a principal arterial in close proximity to the 

downtown core. 
 

2. The existing or planned public facilities are adequate to support small to 

The Community Commercial land use designation recognizes the 

business orientation of some of the principal arterials that are in close 

proximity to the downtown area, including Ambaum Boulevard 

Southwest, Boulevard Park and the Five Corners area. The designation 

and is intended to provide for allows moderate intensity commercial uses 

that serve the community. Customers would likely access these 

establishments by automobile or by transit. The range of allowed uses 

includes moderate intensity retail activities, professional offices, 

restaurants, entertainment, and services. Multifamily development in 

these areas may only be approved as part of a mixed use development 

with the appropriate unit density being based on the intensity of adjacent 

comprehensive plan land use designations. Business uses should be 

located on the ground floor. 

 

 

This Comprehensive Plan land use designation is implemented by the 

Community Commercial 1 and Community Commercial 2 zoning 

Boulevard Park should be 

recognized as a higher 

intensity commercial area.  

The area is more remote as 

compared to the downtown 

core and should allow more 

commercial choice for the 

surrounding neighborhood. 

The reference to the 

downtown core will need to 

be removed. 

 

Recognizes mixed use 

development is appropriate 

in these locations if the 

development is designed to 

respect the business nature 
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Reference 

No. 

Current Goal/Policy Language Proposed Goal/Policy Language Comments 

moderate scale commercial development. 
 

3. The area is served or planned to be served by transit. 

designations. 

 

Allowed Uses and Description: The Community Commercial land use 

designation provides for moderate intensity retail activities, 

professional offices, restaurants, entertainment, and services. 
 

Designation Criteria: Properties designated for Community 

Commercial uses should reflect the following criteria: 
 

1. The area is located on a principal arterial in close proximity to 

the downtown core. 
 

2. The existing or planned public facilities are adequate to 

support small to moderate scale commercial development. 
 

3. The area is served or planned to be served by transit. 

 
1. Areas are located within 1/8 mile of the center of moderate and high 

commercial service nodes (see Map XX) as measured along an 
arterial or within the urban center boundary. 

2. Areas are generally adjacent to multi-family residential and other 
commercial land use designations.  

3. Areas have direct access to an Auto/Truck Priority Route. 
4. Areas are located within 1/8 mile of a transit route with a peak 

transit frequency of at least 10-20 minutes. 
5. Areas do not have significant amounts of geologically hazardous 

areas. 
6. Areas are located adjacent to or have adequate access to an arterial. 

 

of these areas. Mixed use is 

allowed by the zoning 

regulations. 

 

 

 

Is the proper qualifier 

“should” or “shall”? 

 

 

 

 

 

 

 

 

See criteria chart for more 

comments. 

Pol. BU 1.8 The Regional Commercial land use category is intended to provide for larger scaled 

commercial uses that serve the community, the region, and the traveling public. 

These uses are typically land extensive, and are not well-suited to being located 

downtown. This classification is currently found along 1st Avenue South and 

accommodates many of the existing larger chain stores and car dealerships. 

 

The Regional Commercial land use category designation allows is 

intended to provide for larger scaled commercial uses that serve the 

community, the region, and the traveling public. These uses are typically 

land extensive, and are not well-suited to being located downtown. This 

classification is currently found along 1st Avenue South and provides 

locations for retail uses that require large sites, automobile sales and 
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Reference 

No. 

Current Goal/Policy Language Proposed Goal/Policy Language Comments 

Allowed Uses and Description: The Regional Commercial land use category 

provides for retail uses that require large sites, bulk or large box retail uses, 

automobile sales and services, wholesale uses, restaurants, and retail and services 

for travelers. 

 

Designation Criteria: Properties designated for Regional Commercial uses should 

reflect the following criteria: 

 

1. The area is located along a principal arterial with adequate roadway 

capacity and easy access to highways. 

 

2. The area does not result in the creation or extension of a commercial strip. 

 

3. The area should not economically compete with or detract from the 

downtown businesses. 

services, restaurants and services for travelers.accommodates many of 

the existing larger chain stores and car dealerships.   Multifamily 

development in these areas may only be approved as part of a mixed use 

development with a maximum of 24 units per acre. Business uses should 

be located on the ground floor and minimum gross floor area standards 

for floor area devoted to business uses shall be established to maintain a 

predominate commercial presence. 

 

This Comprehensive Plan land use designation is implemented by the 

Regional Commercial zoning designation. 

 

Allowed Uses and Description: The Regional Commercial land use 

category provides for retail uses that require large sites, bulk or large 

box retail uses, automobile sales and services, wholesale uses, 

restaurants, and retail and services for travelers. 

 

Designation Criteria: Properties designated for Regional Commercial 

uses should reflect the following criteria: 

 

1. The area is located along a principal arterial with adequate 

roadway capacity and easy access to highways. 

 

2. The area does not result in the creation or extension of a 

commercial strip. 

 

3. The area should not economically compete with or detract from 

the downtown businesses. 

 

1. Areas have direct access to an auto/truck priority route. 

2. Areas are located within 1/8 mile of a transit route with a peak 

midday transit frequency of at least 10-20 minutes  

3. Areas are not constrained by geologically hazardous areas. 

4. Areas are adjacent to 1
st
 Avenue South and within ½ mile of the 

urban center boundary. 

 

Recognizes mixed use 

development is appropriate 

in these locations if the 

development is designed to 

respect the business nature 

of these areas. Mixed use is 

allowed in the zoning 

regulations. 

 

 

 

 

 

 

 

Is the proper qualifier 

“should” or “shall”? 

 

 

 

 

 

 

 

 

 

 

See criteria chart for more 

comments. 
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Reference 

No. 

Current Goal/Policy Language Proposed Goal/Policy Language Comments 

Office Uses 
 

Goal OF.1 

 
Provide areas where low to moderate density office development can be 

concentrated, and where impacts of this use on the surrounding residential 

neighborhoods can be minimized. 

Provide areas where low to moderate density office development can be 

concentrated, and where impacts of this use on the surrounding 

residential neighborhoods can be minimized. 

 

 

Pol. OF 1.1 The Office land use designation should recognize existing office uses and encourage 

the expansion of office uses in appropriate areas, based on the criteria below. 

 

Allowed Uses and Description:  The Office land use category allows low to 

moderate density office, medical and medical-related uses, research and 

development, day care centers, eating and drinking establishment, personal and 

professional services, and public and semi-public uses. Mixed use development, 

combining office, retail, commercial and residential uses is also permitted.  

Multifamily development in these areas may only be approved as part of a mixed use 

development.  

 

Designation Criteria: Properties designated for Office use must generally reflect the 

following criteria: 

1. The area should be located on or near arterials with adequate vehicular 

capacity. 

 

2. The area should be located along the edges of residential areas and not 

penetrate them. 

 

The Office land use designation should recognize existing office uses and 

encourage the expansion of office uses in appropriate areas, based on the 

criteria below. 

 

Allowed Uses and Description:  The Office land use category allows low 

to moderate density office, medical and medical-related uses, research 

and development, day care centers, eating and drinking establishment, 

personal and professional services, and public and semi-public uses. 

Mixed use development, combining office, retail, commercial and 

residential uses is also permitted.  Multifamily development in these 

areas may only be approved as part of a mixed use development with the 

appropriate unit density being based on the adjacent comprehensive plan 

land use designations.  

 

This Comprehensive Plan land use designation is implemented by the 

Office zoning designation. 

 

Designation Criteria: Properties designated for Office use should must 

generally reflect the following criteria: 

1. The area should be located on or near arterials with adequate 

vehicular capacity. 

 

2. The area should be located along the edges of residential areas and 

not penetrate them.  

 
1. Areas should be located along the edges of residential areas and 

may expand into non-residential areas. 
2. Areas must be located within ¼ mile of a moderate or high intensity 

Encouraging “expansion” in 

this policy statement is not 

appropriate and in potential 

conflict with policy that calls 

for the protection of 

residential neighborhoods.  

 

 

 

 

Zoning code allows both 

RM-48 and RM-24. 

 
 
 

 

To be consistent the terms 

“should” or “shall” should 

be inserted here.  “should” is 

currently used for all other 

land use designation criteria. 

 

Criteria was modified and 

inserted below as number 1. 
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No. 

Current Goal/Policy Language Proposed Goal/Policy Language Comments 

commercial node. 
3. Areas may serve as a transition from High Density and Moderate 

Residential Multi-Family Neighborhoods and/or commercial 
designations to Low and Moderate Density Residential 
neighborhoods. 

4. Areas are located within 1/8 mile of a transit route with a peak 
midday transit frequency of at least 21-30 minutes. 

5. Areas should be free of or able to appropriately accommodate 
environmentally critical areas. 

6. Areas should have direct access to an arterial. 

 

 

 

Industrial & Manufacturing Uses 
 

Goal IN.2 

 
Provide areas in the southeast part of the city where industrial activities can be 

concentrated and where traffic congestion, visual and other impacts on the 

surrounding environment can be minimized. 

 

Provide areas in the southeast part of the city where industrial activities 

can be concentrated and in a manner where traffic congestion, visual 

and other impacts on the surrounding environment can be minimized. 

Moved Goal IN.2 here since 

it’s more general than Goal 

IN.1 

Pol. IN 1.2 Existing industrial land uses, including heavier commercial uses or the processing, 

manufacturing or storage of non-objectionable products not involving processes or 

machinery likely to cause undesirable effects upon nearby residential or commercial 

property, is appropriate for the Industrial land use designation. .  The processing or 

storage of hazardous materials shall be strictly controlled and permitted in 

accordance with state and federal law.   

 

Allowed Uses and Description: This land use designation includes 

manufacturing, high technology manufacturing, research and development, 

industrial uses, processing and essential public facilities. 

 

Character: Uses in the Southeast Industrial designation may include a wide 

variety of industrial and commercial uses in a less managed environment than the 

Northeast Special Planning Area or Special Planning Area 4.  Area activities may 

include outside storage, processing, manufacturing, or heavy vehicles repair and 

The Industrial designation provides areas for Existing industrial land 

uses, including heavyier commercial uses or the processing, 

manufacturing or storage of non-objectionable products not involving 

processes or machinery likely to cause undesirable effects upon nearby 

residential or commercial property. , is appropriate for the Industrial land 

use designation.   The processing or storage of hazardous materials shall 

be strictly controlled and permitted in accordance with state and federal 

law.   

 

Allowed Uses and Description: This land use designation includes 

manufacturing, high technology manufacturing, research and 

development, industrial uses, processing and essential public facilities. 

Area activities may include outside storage, processing, 

manufacturing, or heavy vehicle repair and storage. Developments are 

encouraged to be grouped together and designed in a manner reflective 
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No. 

Current Goal/Policy Language Proposed Goal/Policy Language Comments 

storage. Developments are encouraged to be grouped together and designed in a 

manner reflective of an Industrial Park. 

 

Designation Criteria: Properties designated in the southeast for industrial type 

uses should meet the following criteria: 

 

1. The area must be a minimum of 2 acres in size, although smaller lots may be 

aggregated to meet this requirement. 

 

2. The area is characterized by industrial or heavy commercial development or 

is adjacent to or designated for industrial uses. 

 

3. The area shall be located near major transportation corridors to facilitate the 

transportation of goods and minimize the interference with local traffic.  

 

4. The area does not include significant amounts of environmentally critical 

areas. 

 

5. The existing or planned public facilities are adequate to support these types of 

industrial uses. 

 

of an Industrial Park. 

 

Character: Uses in the Southeast Industrial designation may include a 

wide variety of industrial and commercial uses in a less managed 

environment than the Northeast Special Planning Area or Special 

Planning Area 4.  Area activities may include outside storage, 

processing, manufacturing, or heavy vehicles repair and storage. 

Developments are encouraged to be grouped together and designed in 

a manner reflective of an Industrial Park. 

 

Designation Criteria: Properties designated in the southeast for 

industrial type uses Industrial should meet the following criteria: 

 

1. The area must be a minimum of 2 acres in size, although smaller lots 

may be aggregated to meet this requirement. 

 

2. The area is characterized by industrial or heavy commercial 

development or is adjacent to or designated for industrial uses. 

 

3. The area shall be located near major transportation corridors to 

facilitate the transportation of goods and minimize the interference 

with local traffic The area has direct access to an auto/truck priority 

route.  

 

4. The area does not include significant amounts of environmentally 

critical areas. 

 

5. The existing or planned public facilities are adequate to support these 

types of industrial uses. 

 

 

 

 

Portions of the “character” 

section have been moved 

into the “allowed uses” 

section. 

 

 

 

 

Is the proper qualifier 

“should” or “shall”? 

 

Is this still appropriate? 

 

 

 

 

 

 

 

 

 

 

Is the term “significant” 

appropriate? 

 

City has policy addressing 

this requirement. 

Pol. IN 1.3 Vegetative Buffers. Uses in the Southeast Industrial area and Northeast Special 

Planning Area shall provide vegetative buffers to screen development from 

adjacent non-business properties and from adjacent roadways. 

Vegetative Buffers. Uses in the Southeast Industrial and Airport 

Industrial areas and Northeast Special Planning Area shall provide 

vegetative buffers to screen development from adjacent non-business 
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properties and from adjacent roadways. 

 

Pol. IN 1.4

  

Performance Standards. Performance standards for uses in the Southeast 

Industrial area and Northeast Special Planning Area will ensure that: 

 

a. The scale and design of these uses is compatible with surrounding 

neighborhoods; 

 

b. Lighting from these uses will not interfere or conflict with adjacent non-

industrial properties; 

 

c. Signage will be controlled and limited to informational types; 

 

d. Curb cuts should be minimized and sharing of access encouraged; and 

 

e. Adequate and safe motorized and non-motorized access to the site is provided, 

and transportation and circulation impacts, especially on residential areas, will be 

mitigated. 

Performance Standards. Performance standards for uses in the 

Southeast Industrial and Airport Industrial areas and Northeast Special 

Planning Area will ensure that: 

a. The scale and design of these uses is compatible with surrounding 

neighborhoods; 

 

b. Lighting from these uses will not interfere or conflict with adjacent 

non-industrial properties; 

 

c. Signage will be controlled and limited to informational types; 

 

d. Curb cuts should be minimized and sharing of access encouraged; 

and 

 

e. Adequate and safe motorized and non-motorized access to the site 

is provided, and transportation and circulation impacts, especially 

on residential areas, will be mitigated. 

 

 

Implementation –  Northeast Special Planning Redevelopment Area—Special Area Plan  

 

Goal IN.1 
 

Provide opportunities for the development of attractive Business Park, Warehouse, 

Manufacturing and Airport-Related uses in the northeast part of the City where 

impacts on the surrounding environment can be minimized. 

Provide opportunities areas for the development of attractive Business 

Park, Warehouse, Manufacturing and Airport-Related uses in the 

northeast part of the City where impacts on the surrounding 

environment can be minimized. 

 

Pol. IN 1.1 Discussion: In 2003, the City Council implemented this policy in the southern 

portion of the Northeast Special Planning Area (south of So. 138
th
 Street) by creating 

a new underlying land use designation, Special Planning Area 4 (see Map LU-1 and 

Pol. SE 1.5).  Policies IN 1.1, 1.2, 1.3, 1.4, 1.5 and 1.6 do not apply to Special 

Planning Area 4, but continue to apply in the rest of the Northeast Special Planning 

Area (north of So. 138
th
 Street). 

 

The Northeast Special Planning Area identified on Map LU-1 is an overlay land use 

Discussion: In 2003, the City Council implemented this policy in the 

southern portion of the Northeast Special Planning Area (south of So. 

138
th
 Street) by creating a new underlying land use designation, Special 

Planning Area 4 (see Map LU-1 and Pol. SE 1.5).  Policies IN 1.1, 1.2, 

1.3, 1.4, 1.5 and 1.6 do not apply to Special Planning Area 4, but 

continue to apply in the rest of the Northeast Special Planning Area 

(north of So. 138
th
 Street). 

 

Discussion section was 

modified and moved below 

policy language. 
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designation that recognizes a potential opportunity for economic development in the 

northeastern part of the City, in areas affected by aircraft noise from SeaTac 

International Airport. Development of  Uses in the Northeast Special Planning Area 

should be low scale, landscaped and buffered, have access to Des Moines Memorial 

Drive, meet the designation criteria under this policy and meet the performance 

criteria set forth in policies IN 1.3 and 1.4.   

  

Allowed Uses and Description: Business Park, Warehouse, Manufacturing uses are 

storage within a building, production, light industrial, processing and distribution-

related businesses with minimal environmental and land use impacts. Since the area 

is in close proximity to SeaTac International Airport, the uses in this classification 

could be airport-oriented. In addition, studio space for artists is also encouraged as a 

part of these developments, to the extent allowed by FAA restrictions. 

 

Character: Uses in the Northeast Special Planning Area should be contained entirely 

within a structure. Only limited outside storage, or other external activity is 

appropriate. Developments should be clustered together and sited so that they have 

internal circulation, minimizing the number of access points to Des Moines 

Memorial Drive. Sites should be designed and located in a way that minimizes 

traffic, congestion, visual, noise or other impacts on adjacent residential uses or 

environmentally critical areas. 

 

Designation Criteria: Properties designated for the Northeast Special Planning Area 

shall reflect the following criteria: 

 

1. The area is located in the northeastern corner of Burien, and is currently or 

anticipated to be subjected to high levels of noise from airport-related activities, 

and therefore, less suitable for residential development. 

 

2. The area must be a minimum of 2 acres in size, although smaller lots may be 

aggregated to meet this requirement. 

 

3. The area shall be located near major transportation corridors with adequate 

highway access. 

The Northeast Special Planning Redevelopment Area (NERA) identified 

on Map LU-1 is an overlay land use designation that recognizes a 

potential opportunity for economic development in the northeastern part 

of the City, in areas affected by aircraft noise from SeaTac International 

Airport. Development of uses in the Northeast Special Planning Area 

NERA should be low scale, landscaped, and buffered, and  be clustered 

together and sited so that they have internal circulation, minimizing the 

number of access points to Des Moines Memorial Drive have access to 

Des Moines Memorial Drive. , meet the designation criteria under this 

policy and meet the performance criteria set forth in policies IN 1.3 and 

1.4.  Sites should be designed and located in a way that minimizes traffic, 

congestion, visual, noise or other impacts on adjacent residential uses or 

environmentally critical areas. 

 

Discussion: In 2009, the City and Port of Seattle collaborated on a 

Supplemental Environmental Impact Statement (SEIS) and 

Redevelopment Plan for the Northeast Redevelopment Area.  This led 

to a series of Comprehensive Plan text and map amendments as well 

as Zoning Code and Zoning Map amendments related to 

approximately 158 acres of the NERA.  These 158 acres were re-

designated and rezoned into two Airport Industrial designations and a 

Professional Residential designation.  Development within this portion 

of the NERA is subject to the SEIS and Redevelopment Plan.  The 

City subsequently adopted a SEPA Planned Action Ordinance to help 

facilitate redevelopment in the area.   

 

Allowed Uses and Description: Business Park, Warehouse, 

Manufacturing uses are include storage within a building, production, 

light industrial, processing and distribution-related businesses inside 

buildings with only limited storage and related activities occurring 

outside. Uses only have minimal environmental and land use impacts. 

Since the area is in close proximity to SeaTac International Airport, Tthe 

uses in this classification could should be airport-oriented due to its close 

proximity to SeaTac International Airport. In addition, studio space for 
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4. The area should be free of or able to appropriately accommodate significant 

amounts of environmentally critical areas. 

 

5. The existing or planned public facilities are or will be adequate to support the 

level and intensity of proposed development. 

 

artists is also encouraged as a part of these developments, to the extent 

allowed by FAA restrictions. 

 

Character: Uses in the Northeast Special Planning Area 4 should be 

contained entirely within a structure. Only limited outside storage, or 

other external activity is appropriate. Developments should be clustered 

together and sited so that they have internal circulation, minimizing the 

number of access points to Des Moines Memorial Drive. Sites should be 

designed and located in a way that minimizes traffic, congestion, visual, 

noise or other impacts on adjacent residential uses or environmentally 

critical areas. 

 

Designation Criteria: Properties designated for the as Northeast Special 

Planning Redevelopment Area shall reflect the following criteria: 

 

1. The area should be is located in the northeast corner of Burien adjacent 

to the Northeast Redevelopment Area as shown on Figure XX, and is 

currently or anticipated to be subjected to high levels of noise from 

airport-related activities, and therefore, less suitable for residential 

development. 

 

2. The area must be a minimum of 2 acres in size, although smaller lots 

may be aggregated to meet this requirement. 

 

3. The area shall be located near major transportation corridors with 

adequate highway access. 

 

4. The area should be free of or able to appropriately accommodate 

significant amounts of environmentally critical areas. 

 

5. The existing or planned public facilities are or will be adequate to 

support the level and intensity of proposed development. 

 

 

 

 

 

 

 

 

 

 

 

 

 

Is the proper qualifier 

“should” or “shall”? 

 

 

 

 

 

 

 

Is this still desirable? 

 

 

 

 

 

Is the term “significant” 

appropriate? 

 

Already covered in public 

facility policies. 

 Discussion:  Land in the Northeast Special Planning Area shown on Map LU-1 Discussion:  Land in the Northeast Special Planning Area shown on Moved to end of Pol. IN 1.5 
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may not be ready for conversion from existing residential uses. Preparation of a 

Special Area Plan or sub-area plan will help ensure that the Northeast Special 

Planning Area is re-developed in a coordinated manner. 

 

Map LU-1 may not be ready for conversion from existing residential 

uses. Preparation of a Special Area Plan or sub-area plan will help 

ensure that the Northeast Special Planning Area is re-developed in a 

coordinated manner. 

 

Pol. IN 1.5 Prior to considering redesignation of land within the Northeast Special Planning 

Area to Special Planning Area 4, a Special Area Plan shall be prepared.  

 

This Special Area Plan should be in the form of an integrated Growth 

Management Act/State Environmental Policy Act integrated plan in order to 

provide advance environmental review and approval of specific development 

opportunities or plans. The Special Area Plan shall consider the appropriateness 

and feasibility of non-residential uses in this area and which areas should be 

converted to the Special Planning Area 4 designations. For those areas appropriate 

for conversion, the Plan shall address how such areas may be transitioned from 

existing residential uses, and how development will be supported by adequate 

facilities.  The Plan and resulting development regulations should address 

minimum parcel size for development to avoid piecemeal conversion of 

residential land uses.  The Special Planning Area may be included in one Special 

Area Plan or be divided into a number of smaller Special Area Plans particular to 

individual development plans prepared over time. 

 

Until completion of a Special Area Plan (or related sub-area plan), this area shall 

continue to be regulated under the provisions of the underlying land use 

designation  as shown on Map LU-1 and zoning as shown on the City’s Zoning 

Map. 

Prior to considering redesignation of land within Special Planning Area 

4 the NERA north of South 138
th
 Street as shown on Map LU-1, a 

Special Area Plan in the form of an addendum or revision to the 

existing Redevelopment Plan and SEIS shall be prepared.  Until 

completion of a Special Area Plan (or related sub-area plan), this area 

shall continue to be regulated under the provisions of the underlying 

land use designation as shown on Map LU-1 and zoning as shown on 

the City’s Zoning Map. 

 

This Special Area Plan, should be in the form of an integrated Growth 

Management Act/State Environmental Policy Act integrated plan in 

order to provide advance environmental review and approval of specific 

development opportunities or plans.  The Special Area Plan shall 

consider at a minimum, the following items: 

a. The appropriateness and feasibility of non-residential uses in 

this area; 

b. and wWhich areas should be converted to the Special 

Planning Area 4 Airport Industrial, Professional Residential 

and/or other designations that will achieve the objective of 

Pol. IN 1.1; 

c. For those areas appropriate for conversion, the Plan shall 

address hHow such areas may be transitioned from existing 

residential uses; 

d. and hHow development will be supported by adequate 

facilities; 

e. The Plan and resulting development regulations should 

address mMinimum parcel size for development to avoid 

piecemeal conversion of residential land uses.  The Special 

Planning Area may be included in one Special Area Plan or 
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be divided into a number of smaller Special Area Plans 

particular to individual development plans prepared over 

time. 

 

Discussion:  Land in the Northeast Special Planning Redevelopment 

Area shown on Map LU-1 may not be ready for conversion from 

existing residential uses. Preparation of a Special Area Plan or sub-area 

plan will help ensure that the Northeast Special Planning Aarea is re-

developed in a coordinated manner. 

 

Pol. NEW  The Airport Industrial designations facilitate economic development 

and provide flexibility for airport-compatible uses in a campus-like 

setting with internal circulation to minimize the number of access 

points to Des Moines Memorial Drive.   

 

Allowed Uses and Description: The Airport Industrial with 

Automall/Commercial Retail designation allows flex-tech, professional 

office, light manufacturing, production, processing and distribution-

related businesses; warehousing, utilities, retail, and new car auto sales 

developed in an auto center configuration. New residential uses are not 

allowed.  

 

The Airport Industrial designation allows flex-tech, professional office, 

light manufacturing, production, processing and distribution-related 

businesses; warehousing, and utilities.  Retail is allowed as an 

accessory use.  New residential uses are not allowed.  

 

Further discussion of the Airport Industrial designations can be found 

in the Final Supplemental Environmental Impact Statement for the 

Northeast Redevelopment Area dated November 2009. 

 

Implementation: Properties designated Airport Industrial with 

Automall/Commercial Retail will be implemented by the AI-1 zone.  

Properties designated Airport Industrial will be implemented by the AI-

This new policy is based on 

existing NERA language. 
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2 zone.   

 

Designation Criteria: Properties designated Airport Industrial shall be 

located within the Northeast Redevelopment Area and shall be subject 

to a special study/Supplemental Environmental Impact Statement 

supporting the designation as outlined in Pol. IN 1.5. 

 

 

 

 

 

Pol. NEW  The Professional Residential designation provides flexibility by 

allowing both single-family homes and small businesses in an area 

near but not directly under SeaTac International Airport’s third 

runway. 

 

Allowed Uses and Description: The Professional Residential 

designation allows moderate density residential, small office, small 

scale retail, art studios, and other similar uses that would be 

compatible with single-family homes.  

 

Further discussion of the Professional Residential designation can be 

found in the Final Supplemental Environmental Impact Statement for 

the Northeast Redevelopment Area dated November 2009. 

 

Implementation: Properties designated Professional Residential will 

be implemented by the PR zone.    

 

Designation Criteria: Properties designated Professional Residential 

shall be located within the Northeast Redevelopment Area and shall be 

subject to a special study/Supplemental Environmental Impact 

Statement supporting the designation as outlined in Pol. IN 1.5. 
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Parks, Schools, Recreation and Open Space 
 

Goal PO.1 

 
Provide areas for Parks, Schools, Recreation and Open Space land uses areas 

within the City that are devoted to these types of uses, and recognize their 

contribution to the overall quality of life in Burien. 

Provide areas for Parks, Schools, Recreation and Open Space land 

uses areas within the City that are devoted to these types of uses, and 

recognize their contribution to the overall quality of life in Burien. 

 

Pol. PO 

1.1 

The Parks/Schools/Recreation/Open Space area designation should reflect 

existing or planned areas for public recreational facilities, such as community 

centers, parks, trails, open space areas and public schools.  This classification also 

encompasses significant quasi-public facilities, such as private schools, that are 

not intended for unrestricted public use but provide limited public access to the 

community. 

 

Allowed Uses and Description: This designation allows for public parks, public 

or quasi-public facilities, recreation, and public open space areas. 

 

Designation Criteria: Properties designated as parks, schools, recreation or open 

space should generally reflect one of the following criteria: 

 

1.  The area is a public park or recreation facility. 

 

2. The area is a quasi-public facility that has limited access park, recreation 

or open space areas. 

 

3.  The area is a public designated open space. 

   

4.  The area is identified for acquisition as a public park or a public open 

space. 

 

5.  The area or facility is appropriate for multiple or shared uses, such as a 

stormwater facility or a public or private school with a play area that could 

also serve as a passive or active park or open space. 

The Parks/Schools/Recreation/Open Space area designation should 

reflect existing or planned areas for public recreational facilities, such 

as community centers, parks, trails, open space areas and public 

schools.  This classification also encompasses significant quasi-public 

facilities, such as private schools, that are not intended for unrestricted 

public use but provide limited public access to the community. 

 

Allowed Uses and Description: This The 

Parks/Schools/Recreation/Open Space designation allows for public 

parks, public or quasi-public facilities, recreation, and public open 

space areas. 

 

Designation Criteria: Properties designated as parks, schools, 

recreation or open space Parks/Schools/Recreation/Open Space should 

generally reflect one of the following criteria: 

 

1.  The area is a public park or recreation facility. 

 

2. The area is a quasi-public facility that has limited access park, 

recreation or open space areas. 

 

3.  The area is a public designated open space. 

   

4.  The area is identified for acquisition as a public park or a public 

open space. 

 

5.  The area or facility is appropriate for multiple or shared uses, 

 

 

 

 

 

 

 

 

 

 

 

 

 

Should vs. shall? 
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such as a stormwater facility or a public or private school with a play 

area that could also serve as a passive or active park or open space. 

Special Planning Areas 

Goal SE.1 
 

Designate Special Planning Areas to provide the City with the ability to support, 

encourage and achieve the community vision for specific areas of the 

downtown.  These areas have distinctive geographic characteristics that the 

City’s existing land use designations cannot adequately address. 
 

Discussion:  Special Planning Areas are used as a planning tool to create policies, 

regulations and criteria for development within defined geographic areas of the 

City that have special characteristics.  These characteristics could include special 

design elements, gateways, large-lot public or semi-public facilities, or master-

planned areas.  A Special Planning Area can be established when the City’s 

traditional Plan designations and zoning regulations are inadequate to address the 

development of an area.  Within Special Planning Areas, special regulations are 

designed to ensure that development supports and achieves the desired character 

and stated goals and policies for the area.  Special Planning Areas within the City 

of Burien are identified in Figure 2-SE1. 

When appropriate, designate Special Planning Areas to provide the 

City with the ability to support, encourage and achieve the 

community vision for specific areas of the city downtown.  These 

areas have distinctive geographic characteristics that the City’s 

existing land use designations cannot adequately address. 
 

Discussion:  Special Planning Areas are used as a planning tool to 

create policies, regulations and criteria for development within defined 

geographic areas of the City that have special characteristics.  These 

characteristics could include special design elements, gateways, large-

lot public or semi-public facilities, or master-planned areas.  A Special 

Planning Area can be established when the City’s traditional Plan 

designations and zoning regulations are inadequate to address the 

development of an area.  Within Special Planning Areas, special 

regulations are designed to ensure that development supports and 

achieves the desired character and stated goals and policies for the 

area.  Special Planning Areas within the City of Burien are identified 

in Figure 2-SE1. 

 

 

 

 

 

 

Move discussion to 

beginning of 

business/industrial section? 

Pol. SE 1.2 Special Planning Area 1 at the southwest entrance of downtown includes an area 

centered around SW 152nd Street between 8
th
 Avenue SW and the Ruth Dykeman 

Center, “Old Burien.”  The City should strive to help achieve the following 

objectives through administering Special Planning Area 1 design standards 

recognizing the area’s pedestrian orientation, historic character and location as a 

gateway to and from downtown.  Within Special Planning Area 1:  

 

a. The City should strengthen, preserve and enhance Old Burien as an 

active and economically viable place to shop, visit, conduct business and 

enjoy cultural events; 

b. The pedestrian orientation will be enhanced and maintained in a manner 

that is consistent with the City’s design guidelines; 

c. Any construction, improvements or demolition of structures should be 

Special Planning Area 1 at the southwest entrance of downtown 

includes an area centered around SW 152nd Street between 8
th
 Avenue 

SW and the Ruth Dykeman Center, is the area known as “Old Burien.”  

the City should strive to help achieve the following objectives through 

administering Special Planning Area 1 design standards recognizing 

The Special Planning Area designation recognizes the area’s 

pedestrian orientation, historic and design character, and location as a 

gateway to and from downtown.  Within Special Planning Area 1 the 

City should:  

 

a. The City should sStrengthen, preserve and enhance Old Burien 

as an active and economically viable place to shop, visit, 

conduct business and enjoy cultural events; 

Revised map will show 

location. 
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subject to special design review by the City; 

d. The City shall administer adopted design standards perpetuating the 

architecture within Old Burien for commercial, business and residential 

uses;  

e. Proposed developments should comply with the stated goals and policies 

for this area and enhance the character of the area.  A strong connection 

between Old Burien and the pedestrian oriented shopping area along SW 

152nd east of Ambaum Blvd. SW should be established and maintained; 

and, 

f. The residential neighborhood west of 10
th
 Avenue SW should be 

protected from the potential expansion of retail uses west of Old Burien. 

b. The pedestrian orientation will be eEnhanced and maintained the 

area’s pedestrian orientation and design character in a manner 

that is consistent with the City’s design guidelinesstandards; 

c. Any construction, improvements or demolition of structures 

should be subject to special design review by the City; 

d. The City shall administer adopted design standards perpetuating 

the architecture within Old Burien for commercial, business and 

residential uses;  

e. Proposed developments should comply with the stated goals and 

policies for this area and enhance the character of the area.  A 

Maintain the strong pedestrian connection between Old Burien 

and the pedestrian oriented shopping area along SW 152nd east 

of Ambaum Blvd. SW should be established and 

maintainedDowntown Burien; and, 

f. Protect Tthe residential neighborhood west of 10
th
 Avenue SW 

should be protected from the potential expansion of retail uses 

west of Old Burien. 

 

 

 

The city has adopted design 

standards for the area. 

 

 

Pol. SE 1.3 Special Planning Area 2 includes the existing Ruth Dykeman Children’s Center 

facilities on Lake Burien. While the City encourages and supports the continued 

operation of the Center, any proposed change in use in the future should be 

reviewed to ensure that: 

 

a.  Public access to the water is prohibited: and 

b. The development supports the historical link with Old Burien. 

 

While the Ruth Dykeman Children’s Center continues to operate a children’s 

center on the site, residential, office and accessory uses associated with the center 

should be allowed.  Minor expansion and/or modification of the children’s center 

uses and structures should be allowed, if consistent with a City-approved Master 

Plan for the property.  Major expansion and/or modification should be reviewed in 

conjunction with an amendment of the approved Master Plan.  

Special Planning Area 2 includes the existing Ruth Dykeman Children’s 

Center facilities on Lake Burien. The Special Planning Area designation 

recognizes the unique use, campus and location of the Ruth Dykeman’s 

Children’s Center.  While the City encourages and supports the 

continued operation of the Center, any proposed change in use in the 

future should be reviewed to ensure that aPublic access to the water is 

prohibited: and b. Tthe development supports the historical link with 

Old Burien. 

 

While the Ruth Dykeman Children’s Center continues to operate a 

children’s center on the site, residential, office and accessory uses 

associated with the center should be allowed.  Minor expansion and/or 

modification of the children’s center uses and structures should be 

allowed, if consistent with a City-approved Master Plan for the 

property.  Major expansion and/or modification should be reviewed in 

conjunction with an amendment of the approved Master Plan.  

 

 

 

 

 

Item “a” will need to be 

removed or modified in 

order to be consistent with 

the SMA and update 

guidelines. 
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Pol. SE 1.4 Special Planning Area 3 includes the eastern entrance into downtown near the 

vicinity of 1st Avenue South and SW 148th Street on the north and SW 150
th
 

Street on the south. This area is also referred to as the gateway area.  Special 

Planning Area 3 should develop as a quality environment that identifies a primary 

entrance to the City and downtown from major transportation corridors.  

Developments and improvements in the area (including land within the SR-509 

and SR-518 rights-of-way) should be consistent with the December, 1998 “Burien 

Gateway Design Report”, which is adopted as part of this Plan by reference.  

Within this Special Planning Area the City should: 

 

a. Encourage the type of well-designed, quality development that reinforces a 

positive image for the City and the adjacent downtown area, and promotes 

economic development; and 

b. Support and encourage site design, building design and landscaping that 

promotes pedestrian activity and establishes a strong pedestrian connection 

between the Special Planning Area 3 and the downtown; and  

c. Support and encourage the development of quality designed hotels with 

conference facilities and associated retail. 

Special Planning Area 3 includes the eastern entrance into downtown 

near the vicinity of 1st Avenue South and SW 148th Street on the north 

and SW 150
th
 Street on the south. This area is also referred to as the 

gateway area.  The Special Planning Area designation 3 should develop 

recognizes that the gateway area should be as a quality environment that 

identifies a primary entrance to the City and downtown from major 

transportation corridors.  Developments and improvements in the area 

(including land within the SR-509 and SR-518 rights-of-way) should be 

consistent with the December, 1998 “Burien Gateway Design Report”, 

which is adopted as part of this Plan by reference.  Within this Special 

Planning Area 3 the City should: 

 

a. Encourage the type of well-designed, quality development that 

reinforces a positive image for the City and the adjacent downtown 

area, and promotes economic development; and 

b. Support and encourage site design, building design and 

landscaping that promotes pedestrian activity and establishes a 

strong pedestrian connection between the Special Planning Area 3 

and the downtown; and  

c. Support and encourage the development of quality designed hotels 

with conference facilities and associated retail. 

No need to verbally describe 

if it is shown on a map. 

Pol. SE 1.5 The Northeast Redevelopment Area (NERA) is an approximately 158 acre area 

located in the northeastern part of Burien that has been affected by SeaTac 

International Airport operations (see Figure 2-SE1). The NERA provides near and 

long term opportunities for economic development.   

 

Allowed Uses and Description: The NERA has been divided into two land use 

designations: Airport Industrial (AI) and Professional Residential (PR).   

 

Airport Industrial: The purpose of this designation is to facilitate economic 

development and provide flexibility for airport-compatible uses in a campus-like 

setting with internal circulation to minimize the number of access points to Des 

The Northeast Redevelopment Area (NERA) is an approximately 158 

acre area located in the northeastern part of Burien that has been 

affected by SeaTac International Airport operations (see Figure 2-SE1). 

The NERA provides near and long term opportunities for economic 

development.   

 

Allowed Uses and Description: The NERA has been divided into two 

land use designations: Airport Industrial (AI) and Professional 

Residential (PR).   

 

Airport Industrial: The purpose of this designation is to facilitate 

Moved much of this to 

another policy above 
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Moines Memorial Drive.  Allowed uses include, but are not limited to flex-tech, 

professional offices, light manufacturing, production, processing and distribution-

related businesses; warehousing, utilities, retail, and new car auto sales developed 

in an auto mall configuration in designated locations. New residential uses are not 

allowed.  

 

Professional Residential: The purpose of this designation is to provide flexibility 

by allowing both single-family homes and small businesses in an area near but not 

directly under SeaTac International Airport’s third runway.  Allowed uses 

include, but are not limited to moderate density residential, small office, small 

scale retail, art studios, and other similar uses that would be compatible with 

single-family homes. (Amended, Ord. 528, 2009) 

economic development and provide flexibility for airport-compatible 

uses in a campus-like setting with internal circulation to minimize the 

number of access points to Des Moines Memorial Drive.  Allowed uses 

include, but are not limited to flex-tech, professional offices, light 

manufacturing, production, processing and distribution-related 

businesses; warehousing, utilities, retail, and new car auto sales 

developed in an auto mall configuration in designated locations. New 

residential uses are not allowed.  

 

Professional Residential: The purpose of this designation is to provide 

flexibility by allowing both single-family homes and small businesses 

in an area near but not directly under SeaTac International Airport’s 

third runway.  Allowed uses include, but are not limited to moderate 

density residential, small office, small scale retail, art studios, and other 

similar uses that would be compatible with single-family homes. 

(Amended, Ord. 528, 2009) 

 

Pol. IN 1.5 Prior to considering redesignation of land within the Northeast Special Planning 

Area to Special Planning Area 4, a Special Area Plan shall be prepared.  

 

This Special Area Plan should be in the form of an integrated Growth 

Management Act/State Environmental Policy Act integrated plan in order to 

provide advance environmental review and approval of specific development 

opportunities or plans. The Special Area Plan shall consider the appropriateness 

and feasibility of non-residential uses in this area and which areas should be 

converted to the Special Planning Area 4 designations. For those areas appropriate 

for conversion, the Plan shall address how such areas may be transitioned from 

existing residential uses, and how development will be supported by adequate 

facilities.  The Plan and resulting development regulations should address 

minimum parcel size for development to avoid piecemeal conversion of 

residential land uses.  The Special Planning Area may be included in one Special 

Area Plan or be divided into a number of smaller Special Area Plans particular to 

individual development plans prepared over time. 

 

Prior to considering redesignation of land within the Northeast Special 

Planning Area to Special Planning Area 4, a Special Area Plan shall be 

prepared.  

 

This Special Area Plan should be in the form of an integrated Growth 

Management Act/State Environmental Policy Act integrated plan in 

order to provide advance environmental review and approval of specific 

development opportunities or plans. The Special Area Plan shall 

consider the appropriateness and feasibility of non-residential uses in 

this area and which areas should be converted to the Special Planning 

Area 4 designations. For those areas appropriate for conversion, the 

Plan shall address how such areas may be transitioned from existing 

residential uses, and how development will be supported by adequate 

facilities.  The Plan and resulting development regulations should 

address minimum parcel size for development to avoid piecemeal 

conversion of residential land uses.  The Special Planning Area may be 

included in one Special Area Plan or be divided into a number of 

Moved to another policy(s) 

above. 
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Reference 

No. 

Current Goal/Policy Language Proposed Goal/Policy Language Comments 

Until completion of a Special Area Plan (or related sub-area plan), this area shall 

continue to be regulated under the provisions of the underlying land use 

designation  as shown on Map LU-1 and zoning as shown on the City’s Zoning 

Map. 

smaller Special Area Plans particular to individual development plans 

prepared over time. 

 

Until completion of a Special Area Plan (or related sub-area plan), this 

area shall continue to be regulated under the provisions of the 

underlying land use designation  as shown on Map LU-1 and zoning as 

shown on the City’s Zoning Map. 
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Business/Commercial Designation Criteria – DRAFT 
 

 Adjacent Land 

Uses and 

Densities 

Compatibility Public 

Facilities 

Non 

Motorized 

Transit 

Service 

Critical 

Areas 

Roadway access Pedestrian 

Amenities 

 

Neighborhood 

Center 

 

(EXISTING) 

The area must be 

adjacent to 

neighborhoods, of 

limited extent, and 

currently developed or 

partially developed as 

business, service or 

commercial uses.   

 

The area should 

have existing or 

planned pedestrian 

or other non-

motorized 

connections to the 

adjacent 

neighborhood. 

 

The existing or 

planned public 

facilities should 

be adequate to 

support small-

scale commercial 

development. 

 The area is 

served or will 

be served by 

transit. 

 The area should be 

located on an 

arterial, so that 

physical access does 

not result in adverse 

impacts on adjacent 

and nearby local 

access streets. 

 

 

 
Neighborhood 
Center 

 
(NEW) 

Areas are located at 
low intensity 
commercial nodes 
adjacent to residential 
neighborhood(s).    
 
Adjacent residential 
designations shall 
predominately be 
Moderate Density 
Residential. 

Development is 
generally smaller in 
scale and designed 
for compatibility 
with adjacent single 
family homes in a 
manner that is 
consistent with the 
City’s development 
regulations.  
 
 
Comment: This is 
more of a policy 
statement rather 
than a criteria. 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
Comment: There 
already is goal 
and policy 
language 
addressing the 
need for adequate 
public utilities. 
Goal UT.1 and 
Pol. UT 1.3. 
 
 
 

Areas shall be 
located on an 
identified 
general 
bikeway. 
 
 

Areas are 
located within 
1/8 mile of a 
transit route 
with a peak 
transit 
frequency of at 
least 21-30 
minutes. 
Comment:  1/8 
mile is used 
because it 
maintains the 
concentration 
of commercial 
to the corridor 
and reinforces 
the policy or 
goal of 
maintaining/pr
otecting well 
established 
residential 
neighborhoods. 

Areas do not 
contain 
critical areas. 

Areas are located 
adjacent to or have 
direct access to an 
arterial. 
 

The area is 
located in 
sections of 
the city that 
have or are 
planned to 
have 
pedestrian or 
other non-
motorized 
connections. 
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 Adjacent Land 

Uses and 

Densities 

Compatibility Public 

Facilities 

Non 

Motorized 

Transit 

Service 

Critical 

Areas 

Roadway access Pedestrian 

Amenities 

 

Intersection 

Commercial 

 

(EXISTING) 

 

 The existing or 

planned public 

facilities are adequate 

to support the 

proposed 

development. 

The design and 

capacity of the 

intersection are 

able to support the 

planned uses. 

 The area is 

served or 

planned to be 

served by 

transit. 

 The intersection of 

two arterials should 

be the preferred 

location for the 

designation. 

 

 
Intersection 
Commercial 

 
(NEW) 

 

Areas are located 
within 1/8 mile of Low 
and Moderate Density 
Multi-Family 
Neighborhood land 
use designations as 
measured along an 
arterial. Generally the 
designation is located 
outside of the urban 
center boundary and 
at low intensity 
commercial nodes. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Areas shall be 
located at or within 
1/8

th
 mile of the 

intersection of 
arterials. 

 
 
 
 
 
 
 
 
 
 
Comment: There 
already is goal 
and policy 
language 
addressing the 
need for adequate 
public utilities. 
Goal UT.1 and 
Pol. UT 1.3. 

 
 
 
 

Areas are 
located within 
1/8 mile of a 
transit route 
with a peak 
transit 
frequency of at 
least 21-30 
minutes. 
 
Comment:  1/8 
mile is used 
because it 
maintains the 
concentration 
of commercial 
to the corridor 
and reinforces 
the policy or 
goal of 
maintaining/pr
otecting well 
established 
residential 
neighborhoods. 
 
 
 
 
 

Areas are not 
constrained 
by critical 
areas. 
 
 
 
 
 
 
Comment: 
Aquifer 
recharge 
areas are 
present in the 
Manhattan 
node. 
 
 

Areas are located 
adjacent to or have 
adequate access to a 
primary or minor 
arterial.  
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 Adjacent Land 

Uses and 

Densities 

Compatibility Public 

Facilities 

Non 

Motorized 

Transit 

Service 

Critical 

Areas 

Roadway access Pedestrian 

Amenities 

 

Downtown 

Commercial 

 

(EXISTING) 

 

 Properties with the 

Downtown 

Commercial land use 

designation are 

appropriate for land 

within the area 

labeled “downtown 

area” as shown in 

Fig. 2-SE1. 

 

 
     

 
Downtown 
Commercial 
 
(NEW) 

 

 
 
 
 
 
 
 
 
 
 
 

The multifamily 
development is 
designed for 
compatibility with 
the surrounding 
development in a 
manner that is 
consistent with the 
City’s development 
regulations. 
 
 
Comment: This is 
more of a policy 
statement rather 
that a criteria. 
 
 
 
 
 
 
 
 
 
 
 

The area is 
located within the 
urban center 
boundary. 

 
 
 
 

The area is 
located within 
1/8 mile of a 
transit route 
with a peak 
transit 
frequency of at 
least every 10 
minutes. 
 
 
 
Comment: Is 
this needed if 
the urban 
center 
boundary 
criteria is used? 

The area does 
not contain 
critical areas. 

The area is located 
adjacent to or has 
adequate access to 
an arterial. 
 
 
 
 
 
 
 
 
Comment:  May not 
be needed if the 
urban center criteria 
are used. 
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 Adjacent Land 

Uses and 

Densities 

Compatibility Public 

Facilities 

Non 

Motorized 

Transit 

Service 

Critical 

Areas 

Roadway access Pedestrian 

Amenities 

 

Community 

Commercial 

 

(EXISTING) 

 

  The existing or 

planned public 

facilities are 

adequate to 

support small to 

moderate scale 

commercial 

development. 

 The area is 

served or 

planned to be 

served by 

transit. 

 

 The area is located 

on a principal 

arterial in close 

proximity to the 

downtown core. 

 

 
Community 
Commercial 
 
(NEW) 

 

Areas are located 
within 1/8 mile of the 
center of moderate 
and high commercial 
service nodes (see 
Map XX) as measured 
along an arterial or 
within the urban 
center boundary. 
 
 
 
 
 

Areas are generally 
adjacent to multi-
family residential 
and other 
commercial land use 
designations.  
 
 
 
 
Comment: Not sure 
if this is appropriate 
or needed, but it 
does capture the 
existing land use 
pattern. 
 
 
 
 
 
 
 
 
 
 
 
 

  
 
 
 
 
 
 
 
 
 
 
 
 

Areas are 
located within 
1/8 mile of a 
transit route 
with a peak 
transit 
frequency of at 
least 10-20 
minutes. 

Areas do not 
have 
significant 
amounts of 
geologically 
hazardous 
areas. 
 
 
 
Comment: 
Some areas 
have critical 
aquifer 
recharge 
areas and 
seismic 
hazard. 
 
 
Signficant? 

Areas have direct 
access to an 
Auto/Truck Priority 
Route. 
 
 
 
Areas are located 
adjacent to or have 
adequate access to 
an arterial. 
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 Adjacent Land 

Uses and 

Densities 

Compatibility Public 

Facilities 

Non 

Motorized 

Transit 

Service 

Critical 

Areas 

Roadway access Pedestrian 

Amenities 

 

Regional 

Commercial 

 

(EXISTING) 

 

The area should not 

economically compete 

with or detract from the 

downtown businesses. 

 

The area does not 

result in the creation 

or extension of a 

commercial strip. 

    The area is located 

along a principal 

arterial with adequate 

roadway capacity and 

easy access to 

highways. 

 

 
Regional 
Commercial 
 
(NEW) 

 

 Areas are adjacent 
to 1

st
 Avenue South 

and within ½ mile of 
the urban center 
boundary. 
 
 
 
 
 

Comment: Is this 
appropriate? It is the 
language in Pol. BU 
1.8 and it is 
definitive. ½ mile is 
used to recognize the 
auto oriented nature 
of 1

st
 Avenue and 

maintain a more 
concentrated area 
near the urban 
center. 
 
 
 
 
 

 
 
 

 
 
 
 
 
 
 
 
 
 
Comment: There 
already is goal 
and policy 
language 
addressing the 
need for adequate 
public utilities. 
Goal UT.1 and 
Pol. UT 1.3. 
 
 
 
 
 
 
 

 
 

Areas are 
located within 
1/8 mile of a 
transit route 
with a peak 
midday transit 
frequency of at 
least 10-20 
minutes  
 
Comment: may 
not be needed if 
1

st
 Ave. criteria 

are used. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Areas are not 
constrained 
by 
geologically 
hazardous 
areas. 
 
 
 
 

Areas have direct 
access to an 
auto/truck priority 
route. 
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 Adjacent Land 

Uses and 

Densities 

Compatibility Public 

Facilities 

Non 

Motorized 

Transit 

Service 

Critical 

Areas 

Roadway access Pedestrian 

Amenities 

 

Office 

 

(EXISTING) 

 

The area should be 

located along the edges 

of residential areas and 

not penetrate them. 

     The area should be 

located on or near 

arterials with 

adequate vehicular 

capacity. 

 

 
Office 
 
(NEW) 

 

Areas should be 
located along the 
edges of residential 
areas and may expand 
into non-residential 
areas. 
 
Comment: Kept 
existing criteria from 
above but modified 
language.  
 
 
 
Areas must be located 
within ¼ mile of a 
moderate or high 
intensity commercial 
node.  
 
 
 
 
 
 
 
 
 
 
 

Areas may serve as 
a transition from 
High Density and 
Moderate 
Residential Multi-
Family 
Neighborhoods 
and/or commercial 
designations to Low 
and Moderate 
Density Residential 
neighborhoods. 

 

  Areas are 
located within 
1/8 mile of a 
transit route 
with a peak 
midday transit 
frequency of at 
least 21-30 
minutes  

Areas should 
be free of or 
able to 
appropriately 
accommodate 
environmental
ly critical 
areas. 
 
Comment: 
seems 
appropriate 
since “office” 
is the least 
intensive of 
the 
“commercial” 
uses. 
 
 
 
 
 
 
 
 
 
 
 

Areas should have 
direct access to an 
arterial.  
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